#8,9& 10

ZONING AMENDMENT,

SUB2014-00080, ZON2014-01307 &
Z0ON2014-01306

PLANNED UNIT DEVELOPMENT &

SUBDIVISION STAFF REPORT

Date: Auqust 7, 2014

NAME

SUBDIVISION NAME

LOCATION

CITY COUNCIL
DISTRICT

CURRENT ZONING

PROPOSED ZONING

REASON FOR
REZONING

AREA OF PROPERTY

CONTEMPLATED USE

Don Williams
Scientist Subdivision

1151 Dauphin Street
(Southwest corner of Dauphin Street and Oaklanda€e)

District 2

R-1, Single-Family Residential District, and B-luftr
Business District

B-1, Buffer Business District

To eliminate split zoning in a proposed Subdivisio

1 Lot/ 1.4+ Acres

Subdivision approval to create 1 legal lot of regor
Planned Unit Development Approval to allow multiple
buildings on a single building site, and Rezonirapf R-1,
Single-Family Residential District, and B-1, Buffer
Business District, to B-1, Buffer Business Distritt
eliminate split zoning in a proposed Subdivision.

It should be noted, however, that any use permitted in
the proposed district would be allowed at thislocation if
the zoning is changed. Furthermore, the Planning
Commission may consider zoning classifications other
than that sought by the applicant for this property.

TIME SCHEDULE
FOR DEVELOPMENT

No timeframe provided.

ENGINEERING

COMMENTS Subdivision: The following comments should be addressed
prior to submitting the FINAL PLAT for acceptanaerd signature by the City Engineer:
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Provide all of the required information on the SUBLSION PLAT (i.e. signature blocks,
signatures, certification statements, written led@scription, required notes, legend, scale,
bearings and distances) that is required by theestiAlabama State Board of Licensure for
Professional Engineers and Land Surveyors.

. Add a note to the SUBDIVISION PLAT stating that and Disturbance permit will be

required for any land disturbing activity in accande with the of the Storm Water
Management and Flood Control Ordinance (Mobile ©itde, Chapter 17 , Ordinance #65-
007 & #65-045), latest edition.

. Add a note to the SUBDIVISION PLAT stating that sisown on the 1984 aerial photo

(FLIGHT 29 - #76) the Lot will receive historicatedit of impervious area towards storm
water detention requirement per the Storm Waterddament and Flood Control Ordinance
(Mobile City Code, Chapter 17, Ordinance #65-00#&b-045), latest edition. Coordinate
with City Engineering Department staff to establisé exact amount prior to the submittal of
the Land Disturbance Permit application.

. Add a note to the Plat stating that the approvablbfapplicable federal, state, and local

agencies (including all storm water runoff, wetlasad floodplain requirements) will be
required prior to the issuance of a Land Disturlegoermit.

Revision of the plat to label each lot with itsesim acres and square feet, or the furnishing of
a table on the Plat providing the same information.

Provide a written legal description for the progbseibdivision and matching bearing and
distance labels.

. Show and label each and every Right-Of-Way andrneese

Provide and label the monument set or found at eabHivision corner.

Add a signature block for the Owner, Notary Puldfilgnning Commission, Traffic Engineer,
and City Engineer.

Provide the Surveyor’s Certificate and Signature.

Provide the Surveyor’s, Owner’s (notarized), PlagnCommission, and Traffic Engineering
signatures.

Add a note that sidewalk is required to be constédi@along the frontage of each lot, or
parcel, at time of development, unless a sidewalivev is approved.

. Submit a request for the Vacation of the existingiile alley to the City Clerk’s office.

Provide a copy of the Final Plat along with thegoral when submitting for City Engineer
signature.

Planned Unit Development: ADD THE FOLLOWING NOTES TO THE PUD SITE PLAN:

1. Any work performed in the existing ROW (right-of-wasuch as driveways, sidewalks,
utility connections, grading, drainage, irrigatioor, landscaping will require a ROW
permit from the City of Mobile Engineering Departmg208-6070) and must comply
with the City of Mobile Right-of-Way Constructionnd Administration Ordinance
(Mobile City Code, Chapter 57, Article VIII).

2. A Land Disturbance Permit application shall be siitath for any proposed land
disturbing activity with the property. A completet of construction plans including, but
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not limited to, drainage, utilities, grading, stomater detention systems, paving, and all
above ground structures, will need to be includét the Land Disturbance permit. This
Permit must be submitted, approved, and issuedr gno beginning any of the
construction work.

3. Any and all proposed land disturbing activity withthe property will need to be
submitted for review and be in conformance with 8term Water Management and
Flood Control Ordinance (Mobile City Code, Chapigr, Ordinance #65-007 & #65-
045); the City of Mobile, Alabama Flood Plain Maeatwent Plan (1984); and, the Rules
For Erosion and Sedimentation Control and StormeéMaunoff Control.

4. The proposed development must comply with all Eegimg Department Policy Letters.

TRAFFIC ENGINEERING

COMMENTS Driveway number, size, location and design to heraped
by Traffic Engineering and conform to AASHTO stardta The minimum acceptable width is
20’, and any driveway or access aisle must mestdtandard. All on-site parking, including
ADA handicap spaces, shall meet the minimum stalsdas defined in Section 64-6 of the
City’s Zoning Ordinance.

URBAN FORESTRY

COMMENTS Property to be developed in compliance with statélacal
laws that pertain to tree preservation and praiaadn both city and private properties (State Act
61-929 and City Code Chapters 57 and 64).

Planned Unit Development: Preservation status is to be given to the 54" a?idldve Oak
Trees located near the proposed house #2. Anl woor under these trees is to be permitted
and coordinated with Urban Forestry; removal topeemitted only in the case of disease or
impending danger.

MAWSS COMMENTS MAWSS has water and sewer servicedabla, but a
Capacity Assurance application for additional sesewice has not been applied for. MAWSS
cannot guarantee additional sewer service untibpaCity application is approved by Volkert
Engineering, Inc.

FIRE DEPARTMENT

COMMENTS All projects within the City of Mobile Fire Jwdliction
must comply with the requirements of the 2009 ma¢ional Fire Code, as adopted by the City
of Mobile.

The applicant is requesting Subdivision approvatreate one legal lot of record, Planned Unit
Development Approval to allow multiple buildings arsingle building site, and Rezoning from
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R-1, Single-Family Residential District, and B-1luffer Business District, to B-1, Buffer
Business District, to eliminate split zoning inr@posed Subdivision.

The applicant proposes to create one legal loeoénd from three existing legal lots of record
and two existing metes-and-bounds parcels, andeutihe new lot for an office building (within
a vacated existing church) with five proposed srfgimily residential dwellings. Since the
over-all site currently contains R-1 and B-1 zonitige new lot is proposed to be B-1 zoning to
eliminate the split zoning and allow the proposesksu The associated Planned Unit
Development would allow for the multiple buildings the one lot and also allow for reduced
vehicle access and maneuvering areas.

Planned Unit Development review examines the sitle kggard to its location to ensure that it is
generally compatible with neighboring uses; thacate access is provided without generating
excess traffic along minor residential streetsasidential districts outside the PUD; and that
natural features of the site are taken into comatadm. PUD review also examines the design of
the development to provide for adequate circulatuithin the development; to ensure adequate
access for emergency vehicles; and to considepanlde for protection from adverse effects of
adjacent properties as well as provide protectfoadgacent properties from adverse effects from
the PUD. PUD approval is site plan specific, tHay new construction is anticipated that will
change an approved site plan, an application tondraa existing, approved PUD must be made
prior to any construction activities.

Subdivision review examines the site with regargrtomoting orderly development, protecting

general health, safety and welfare, and ensuriagj development is correlated with adjacent
developments and public utilities and services, ame@nsure that the subdivision meets the
minimum standards set forth in the Subdivision Raipns for lot size, road frontage, lot

configuration, etc.

As stated in Section 64-9. of the Zoning Ordinanttee intent of the Ordinance and
corresponding Zoning Map is to carry out the corhpresive planning objective of sound, stable
and desirable development. While changes to tltgn@nce are anticipated as the city grows,
the established public policy is to amend the adag only when one or more of the following
conditions prevail: 1) there is a manifest errorthie Ordinance; 2) changing conditions in a
particular area make a change in the Ordinancessacg and desirable; 3) there is a need to
increase the number of sites available to busioessdustry; or 4) the subdivision of land into
building sites makes reclassification of the laedessary and desirable.

The current B-1 portion of the site appears to bpicded as commercial on the General Land
Use Component of the Comprehensive Plan, whichdaninto serve as a general guide, not a
detailed lot and district plan or mandate for depetent. Moreover, the General Land Use
Component allows the Planning Commission and Ciour@il to consider individual cases

based on additional information such as the classibn request, the surrounding development,
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the timing of the request, and the appropriateraesk compatibility of the proposed use and
zoning classification. The R-1 portion of the sitas originally designated R-3, Multi-Family
Residential District, with the adoption of the ZogiOrdinance in 1967. In 1994, a large area of
the Old Dauphin Way area was rezoned from R-3 tbv&iich included the now-R-1 portion of
this site. This portion is depicted as residerdiathe General Land Use Component. The entire
site is within the Old Dauphin Way Historic Distric

The applicant states that the desire is to elimirthe split zoning for the existing church

property. The change would be B-1 for the entitenthich would enable the construction of the
five houses by right. The applicant also states ithis believed there is a manifest error in the
Zoning Ordinance.

The site is bounded to the North by Dauphin Stwa#t mixed uses of single-family residential,
multi-family residential and offices; to the Easy Dakland Terrace with single-family and
multi-family residential uses; to the South by $mfamily residential use and a dormitory
associated with the Alabama School of Math andri®eipand to the West by offices.

As a one-lot Subdivision of the property is proghdbe rezoning to one classification would be
required and the predominant B-1 zoning would h@e@priate for the proposed uses. Also, the
1994 rezoning from R-3 to R-1 for the Southerniparbf the church site could be considered as
done in error. Since the church buildings sparthezk lots, the lower two of which were zoned
R-3, a rezoning to B-1 would have seemed more g@pate for the use as a church by right.

The site has frontage on Dauphin Street, a propos®gdr street, and Oakland Terrace, a minor
street. Dauphin Street has an existing right-of~wf60’, which is less than the 100’ required
by the Major Street Plan component of the ComprsiverPlan. As no new road construction is
currently planned or anticipated, it is recommentted no right-of-way dedication be required.
However, the plat should be revised to indicatataré right-of-way line 50’ from the centerline
of Dauphin Street, with a 25’ minimum building s&tk line as measured from the future right-
of-way line. Oakland Terrace has a compliantright-of-way; therefore, no dedication would
be required. However, the plat should be revisedustrate the 25’ minimum building setback
line along Oakland Terrace as measured from thaiegiright-of-way line. A 25’-radius curve
should be dedicated at the intersection of Dauftieet and Oakland Terrace to coincide with
the existing rights-of-way of both streets.

As a means of access management, a note shouddjlnead on the Final Plat stating that the lot
is limited to the existing curb cuts on DauphineBtrand Oakland Terrace, with the size, location
and design to be approved by Traffic Engineerindy@nform to AASHTO standards.

The plat does not indicate the lot size. Thereftre plat should be revised to label the lot size
in square feet and acres, after any required deaiicand after the vacation of the unopened
public alley, or a table should be furnished onRimal Plat providing the same information.
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There is an existing unopened and unnamed 8'-wigdi@ alley extending Southward from
Dauphin Street generally through the center ofsiteeand which completely separates the three
existing lots on the East of the site from the Bxesting metes-and-bounds parcels on the West
of the site. This alley is indicated as to be wdan the plat. Thus, the Vacation of Right-of-
Way process should be completed prior to signinthefFinal Plat. It should be noted that the
first house fronting Oakland Terrace, abutting &lley, does use the alley for its only point of
vehicular access.

The applicant proposes to re-use the existing thimagildings as general offices with no
proposed expansion, and construct five single-familellings on the Western portion of the
site. The existing curb cuts to Dauphin Street @a#tland Terrace are proposed to remain, but
new asphalt paving and parking areas will be predidCompliant parking stalls are proposed
throughout; however, access and maneuvering agsfrom a 20’-width along the South of
the existing buildings, to 22’ along the West salehe buildings. As Traffic Engineering has
indicated that 20’ is the minimum acceptable widtich can be allowed via the PUD. The new
parking area to the West is proposed to have a tamj24’-wide access and maneuvering area.

With regard to the proposed mixed-use of the #ie existing 7,200 square-foot church building
will remain, to be used as offices, and five 1,460are-foot-minimum, 1-1/2-story single-family
dwellings are proposed. As all structures areet@ib the one lot, adequate green space must be
provided. The site plan indicates that the regideportion of the site comprises 32,500 square
feet. With 700 square feet of common area per ldwgelinit required, a total of 3,500 square
feet of common area are required, and 21,000 sdeateare indicated to be provided. For the
commercial portion, no landscaping calculationspmided, but if the total site consists of 1.4
acres (60,984 square feet), and the residentiaioporconsists of 32,500 square feet, the
commercial portion would then consist of 28,48dasq feet. Of that, 12%, or 3,418 square feet
of total landscaping would be required, and of ,tf&1%, or 2,051 square feet of frontage
landscaping would be required. Staff calculatiomdicate landscaping compliance for the
commercial portion also, but the site plan shoutdrévised to also provide full landscaping
calculations for the commercial portion. Landsogpcalculations should be based upon the
entire site as a whole and not broken down intmlessial use or commercial use.

The existing 42" and 54” Live Oak trees within t&estern portion of the site are proposed to
remain and , as per the Urban Forestry commergsioabe given Preservation status. The 36”
Live Oak along Dauphin Street and the 54” Live @édng Oakland Avenue are also proposed
to remain. No tree planting plan is provided; heere if approved, the site plan should be
revised to indicate a tree planting plan. As therexisting residential zoning adjacent to the
South of the site, a 6’ high wooden privacy fenaailad be required wherever the site is adjacent
to residential zoning.
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There is no indication of a dumpster on the sienphor is there any note stating alternative
refuse collection provisions. Therefore, the pi@n should be revised to indicate a compliant
dumpster and pad, or a note should be furnishadesite plan stating that refuse collection will
be either by curb-side pickup or private collectsamvices.

Finally, the site will have 32 parking spaces. kitey areas with more than 10 spaces and that
are used at night must be illuminated. Any exgtmd any new lighting must comply with the
Zoning Ordinance requirements, including the provisthat “lighting facilities used to
illuminate signs, parking areas, or for other pggmshall be so arranged that the source of light
does not shine directly into adjacent residencegntges or into traffic.” As the site will have
more than 25 parking spaces, the applicant mushubformation regarding new parking area
lighting fixtures (including photometrics), indieathe locations on the site plan, and submit
information regarding how any existing site liglgtivill be modified to comply with the
requirements of Sections 64-4.A.2. and 64-6.A&ncl 64-6.A.8. of the Zoning Ordinance.

RECOMMENDATION

Rezoning: Based on the preceding, this application is revenmded for approval, subject to the
following conditions:

1) completion of the Subdivision process prior to tfeewarding of the Rezoning
amendment to the City Council;

2) limited to an approved Planned Unit Developmentt an

3) full compliance with all municipal codes and ordinas.

Planned Unit Development: Based upon the preceding, this application i®menended for
approval, subject to the following conditions:

1) revision of the site plan to indicate a future tigfrway line 50’ from the centerline of
Dauphin Street;

2) revision of the site plan to illustrate the 25’ immum building setback line as measured
from the future right-of-way line of Dauphin Street

3) revision of the site plan to illustrate the 25 mmum building setback line along
Oakland Terrace as measured from the existing-ofiatay line;

4) revision of the site plan to provide landscapinipgafor both the residential portion and
the commercial portion of the site;

5) revision of the site plan to provide tree plantoadculations and a tree planting schedule;

6) placement of a note on the site plan stating thesd?vation status is to be provided for
the 42" and 54” Live Oak trees on the Western parif the site and any work on or
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under these trees is to be permitted and coordinaign Urban Forestry; removal to be
permitted only in the case of disease or impendamper;

7) revision of the site plan to provide a tree plagtohan;

8) revision of the site plan to provide a 6’ high weadprivacy fence wherever the site is
adjacent to residential zoning;

9) revision of the site plan to indicate a compliantrgbster and pad, or the placement of a
note on the site plan stating that refuse collectial be either by curb-side pickup or
private collection services;

10)submittal of a lighting plan for the site regardingw parking area lighting fixtures
(including photometrics), indicating the locatioasd submittal of information regarding
how any existing site lighting will be modified twomply with the requirements of
Sections 64-4.A.2. and 64-6.A.3.c. and 64-6.A.8hefZoning Ordinance,;

11)subject to the Engineering commen{&DD THE FOLLOWING NOTES TO THE PUD
SITE PLAN: 1. Any work performed in the existR@QW (right-of-way) such as
driveways, sidewalks, utility connections, gradidgainage, irrigation, or landscaping
will require a ROW permit from the City of Mobiledgineering Department (208-6070)
and must comply with the City of Mobile Right-ofy\\@onstruction and Administration
Ordinance (Mobile City Code, Chapter 57, ArticldI)YI 2. A Land Disturbance Permit
application shall be submitted for any proposeddadisturbing activity with the
property. A complete set of construction planduiding, butnot limited to, drainage,
utilities, grading, storm water detention systenpgving, and all above ground
structures, will need to be included with the Lddidturbance permit. This Permit must
be submitted, approved, and issued prior to begmrany of the construction work. 3.
Any and all proposed land disturbing activity withthe property will need to be
submitted for review and be in conformance with 8term Water Management and
Flood Control Ordinance (Mobile City Code, Chaptef, Ordinance #65-007 & #65-
045); the City of Mobile, Alabama Flood Plain Marmegent Plan (1984); and, the Rules
For Erosion and Sedimentation Control and Storm ava&unoff Control. 4. The
proposed development must comply with all Engingelbepartment Policy Letters.]

12)subject to the Traffic Engineering comment¢Driveway number, size, location and
design to be approved by Traffic Engineering andfoon to AASHTO standards. The
minimum acceptable width is 20’, and any drivewayaocess aisle must meet this
standard. All on-site parking, including ADA hacalp spaces, shall meet the minimum
standards as defined in Section 64-6 of the Cifgsing Ordinance;)

13)subject to the Urban Forestry commen{®reservation status is to be given to the 54”
and 42" Live Oak Trees located near the proposedsko#2. Any work on or under
these trees is to be permitted and coordinated withan Forestry; removal to be
permitted only in the case of disease or impendenger.)

14)subject to the Fire Department commentall projects within the City of Mobile Fire
Jurisdiction must comply with the requirementshaf 2009 International Fire Code, as
adopted by the City of Mobileand
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15)submittal of two (2) copies of a revised site piadicating compliance with these

approval conditions prior to signing the Final Ffiat the Subdivision; or submittal for
building permits.

Subdivision: The plat meets the minimum requirements of the &igdn Regulations and is
recommended for tentative approval, subject tdahewing conditions:

1)
2)
3)
4)

5)

6)

7)

8)

9)

revision of the plat to indicate a future rightse&y line 50’ from the centerline of
Dauphin Street;

revision of the plat to illustrate the 25’ minimumilding setback line as measured from
the future right-of-way line of Dauphin Street;

revision of the plat to illustrate the 25 minimuinuilding setback line along Oakland
Terrace as measured from the existing right-of-inag;

dedication to provide a 25’-radius curve at theeriséction of Dauphin Street and
Oakland Terrace, to coincide with the existing tagbf-way of both streets;

placement of a note on the Final Plat statingtitadot is limited to the existing curb cuts
along Dauphin Street and Oakland Terrace, with dilze, location and design to be
approved by Traffic Engineering and conform to AABBIstandards;

revision of the plat to label the lot with its simesquare feet and acres, after any required
dedication and after the vacation of the unopenaddigpalley, or the furnishing of a table
on the Final Plat providing the same information;

placement of a note on the Final Plat stating Braservation status is to be provided for
the 42” and 54” Live Oak trees on the Western parif the site and any work on or
under these trees is to be permitted and coordinain Urban Forestry; removal to be
permitted only in the case of disease or impendamper;

completion of the Vacation process for the unopenéddlic alley in the middle of the site
prior to signing the Final Plat;

subject to the Engineering commentffhe following comments should be addressed
prior to submitting the FINAL PLAT for acceptanaadasignature by the City Engineer:
A. Provide all of the required information on tB&BDIVISION PLAT (i.e. signature
blocks, signatures, certification statements, wnttlegal description, required notes,
legend, scale, bearings and distances) that is irequby the current Alabama State
Board of Licensure for Professional Engineers amahd. Surveyors. B. Add a note to
the SUBDIVISION PLAT stating that a Land Disturbaupermit will be required for any
land disturbing activity in accordance with the thie Storm Water Management and
Flood Control Ordinance (Mobile City Code, Chaptef , Ordinance #65-007 & #65-
045), latest edition. C. Add a note to the SUBBI®WN PLAT stating that as shown on
the 1984 aerial photo (FLIGHT 29 - #76) the Lot Iwikceive historical credit of
impervious area towards storm water detention regjaent per the Storm Water
Management and Flood Control Ordinance (Mobile Gtgde, Chapter 17, Ordinance
#65-007 & #65-045), latest edition. Coordinatehwi@ity Engineering Department staff
to establish the exact amount prior to the subritfathe Land Disturbance Permit
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application. D. Add a note to the Plat statingttkhe approval of all applicable federal,
state, and local agencies (including all storm watanoff, wetland and floodplain
requirements) will be required prior to the issuanof a Land Disturbance permit.
E. Revision of the plat to label each lot with sige in acres and square feet, or the
furnishing of a table on the Plat providing the samformation. F. Provide a written
legal description for the proposed subdivision amakching bearing and distance labels.
G. Show and label each and every Right-Of-Wayesas&ment. H. Provide and label
the monument set or found at each subdivision corhe Add a signature block for the
Owner, Notary Public, Planning Commission, Traffimgineer, and City Engineer.
J. Provide the Surveyor's Certificate and Signatur K. Provide the Surveyor’s,
Owner’s (notarized), Planning Commission, and TicaEngineering signatures. L. Add
a note that sidewalk is required to be construcséohg the frontage of each lot, or
parcel, at time of development, unless a sidewalkav is approved. M. Submit a
request for the Vacation of the existing 8 widéewlto the City Clerk’s office. N.
Provide a copy of the Final Plat along with the ginal when submitting for City
Engineer signature;]

10)subject to the Traffic Engineering commentgDriveway number, size, location and
design to be approved by Traffic Engineering andfoon to AASHTO standards. The
minimum acceptable width is 20’, and any drivewayaocess aisle must meet this
standard. All on-site parking, including ADA hacap spaces, shall meet the minimum
standards as defined in Section 64-6 of the Cifgsing Ordinance;)

11)subject to the Urban Forestry commen{Broperty to be developed in compliance with
state and local laws that pertain to tree preseiwatand protection on both city and
private properties (State Act 61-929 and City CGdapters 57 and 64)

12)subject to the Fire Department commen{&ll projects within the City of Mobile Fire
Jurisdiction must comply with the requirementshe&f 2009 International Fire Code, as
adopted by the City of Mobileand

13) submittal of two (2) copies of a revised PUD sitanpindicating compliance with the
PUD approval prior to signing the Final Plat.
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PLANNING COMMISSION

VICINITY MAP - EXISTING ZONING

This site 1s surrounded by residential and commercial zoning.
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This site 1s surrounded by residential and commercial zoning.
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The site plan illustrates existing building, proposed houses. and proposed parking
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