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ZONING AMENDMENT,
PLANNED UNIT DEVELOPMENT &
PLANNING APPROVAL STAFF REPORT                        Date: MAY 18, 2006

NAME Lee Olander, Applicant

LOCATION South side of Overlook Road, 215’+ West of Moffett Road

CITY COUNCIL
DISTRICT District 7

PRESENT ZONING R-1, Single-Family Residential

PROPOSED ZONING B-2, Neighborhood Business District

AREA OF PROPERTY 3.24 acres

CONTEMPLATED USE Mini self-storage facility, utilizing multiple buildings on a
single site
It should be noted, however, that any use permitted in the
proposed district would be allowed at this location 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 Immediate

ENGINEERING
COMMENTS Probable outfall problem.  The property drains to the south
onto Bienville Woods residential subdivision.  If the stormwater discharge is concentrated and/or
increased and cannot be discharged into a COM maintained system, a Hold Harmless agreement
from the affected property owner(s) is required by the Stormwater Ordinance.

Must comply with all stormwater and flood control ordinances.  Any work performed in the right
of way will require a right of way permit.  The applicant is responsible for verifying if the site
contains wetlands.  The site can be checked against the National Wetlands Inventory on the
COM web site Environmental Viewer.  If the site is included on the NWI, it is the applicant’s
responsibility to confirm or deny the existence of regulatory wetlands.

TRAFFIC ENGINEERING 
COMMENTS Driveway number, size, location, and design to be
approved by Traffic Engineering and conform to AASHTO standards.
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URBAN FORESTRY
COMMENTS Property to be developed in compliance with state and local
laws that pertain to tree preservation and protection on both city and private properties (State Act
61-929 and City Code Chapters 57 and 64).

FIRE DEPARTMENT
COMMENTS This site will require addition of private fire hydrants.
Adequate turning radius shall be provided for fire apparatus.  Sprinkler system may be required.

REMARKS The applicant is requesting Rezoning, Planned Unit
Development, and Planning Approvals to allow a mini self-storage facility, utilizing multiple
buildings on a single site.  A mini self-storage facility requires Planning Approval in a B-2,
Neighborhood Business District.

The site fronts Overlook Road, a minor street with adequate right-of-way.  East of the site are a
variety of commercial uses (bank, retail, auto repair) in a B-2 District, while South and East of
the site are single-family homes in an R-1, Single-Family Residential District.  North, across the
street from the site, are commercial uses (retail, restaurant, cleaners) located in R-1 and B-2
districts.  A one lot B-2, Neighborhood Business District is located approximately 340 feet west
of the site, at the southeast corner of Overlook Road and Calascione Lane, and contains an
office.

The site was the subject of a use variance application to allow the currently proposed use in an
R-1 district.  The application was denied at the March 6, 2006 meeting of the Board of Zoning
Adjustment due to a lack of demonstrated hardship.

The site is depicted as residential and commercial on the General Land Use Component of the
Comprehensive Plan, which is meant to serve as a general guide, not a detailed lot and district
plan or mandate for development.  Moreover, the General Land Use Component allows the
Planning Commission and City Council to consider individual cases based on additional
information such as the classification request, the surrounding development, the timing of the
request, and the appropriateness and compatibility of the proposed use and zoning classification.

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

Planned Unit Development review examines the site with regard to its location to ensure that it is
generally compatible with neighboring uses; that adequate access is provided without generating
excess traffic along minor residential streets in residential districts outside the PUD; and that
natural features of the site are taken into consideration.  PUD review also examines the design of
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the development to provide for adequate circulation within the development; to ensure adequate
access for emergency vehicles; and to consider and provide for protection from adverse effects of
adjacent properties as well as provide protection of adjacent properties from adverse effects from
the PUD.

The review required for Planning Approval examines the applicant’s location and site plan with
regard to transportation, parking and access, public utilities and facilities, traffic congestion and
hazard, and to determine if the proposal is in harmony with the orderly and appropriate
development of the district.

It should be noted that PUD and Planning Approval are site plan specific, thus any changes to the
site plan must be approved by the Planning Commission.

The applicant proposes to expand an existing B-2 district.  The applicant states that the character
of the area has changed over the past several years, making the parcel undesirable for residential
use.  The applicant also states: “Due to recent hurricanes, storage facilities are desperately
needed in our area.  Most of the local facilities are full and renters are turned away almost every
day.  As a commercial business, there is no quieter operation than a storage facility.”  The
applicant has not indicated what changes in character have occurred, however, that make the site
undesirable for residential use.

Approval of this rezoning application would “sandwich” existing single-family residences
between the site in question and the existing one lot B-2 district to the west of the site.
Therefore, approval of this request may increase the pressure for the existing residences that
front Overlook Road to be converted to commercial uses.

Although the proposed 53,300 square foot storage facility may be compatible with adjacent
residential uses, other uses permitted within a B-2 district may be less desirable for location next
to residences, including high traffic-generating uses such as: convenience stores, gas stations,
daycares, drug stores, liquor stores, restaurants with drive-thrus, and video stores.  A B-1, Buffer
Business District designation may be more appropriate for this location.

It should also be noted that the site could support a minimum of 8 single-family homes with a
cul-de-sac, under its current R-1 zoning.

Internal circulation appears adequate for normal vehicles, however, it appears inadequate for
emergency vehicles such as fire trucks, and for citizens driving larger rental moving trucks.  It is
recommended that the primary access route be a minimum of 24 feet in width from the entrance
at Overlook Road to the building at the rear of the property, and that a return route to the primary
access route be provided that is also a minimum of 24 feet in width.  The applicant should
consult with the Mobile Fire and Rescue Department to ensure that the on-site circulation and
fire suppression system complies with their requirements, which may be in excess of the above
recommendations.

Access management is also concern due to the fact that the site fronts Overlook Road near its
intersection with Moffett Road.  Because of the location and limited frontage width, the site
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should be limited to one curb cut onto Overlook Road, with the size, design and location to be
approved by Traffic Engineering.

The applicant is proposing a 50-foot building setback from Overlook Road, and a 10 to 15-foot
wide landscape buffer around the remaining perimeter of the property, which will also include a
privacy fence.  The applicant is also proposing to retain many of the larger existing trees along
the perimeter of the site.  The provision of additional trees along the South and West property
lines, to supplement the existing trees, is recommended in order to minimize possible visual or
auditory conflicts between the proposed use and adjacent residential properties.  The provision of
a wider buffer along the South property line, rather than the East property line, would be more
beneficial to existing residential uses.

In order for the site to fully comply with Section 64-4.A.2. of the Zoning Ordinance, lighting for
the site should be designed and placed so that it does not shine onto residential properties (use of
“full cut-off” fixtures).  The site plan should be revised to depict the location of proposed
exterior light fixtures, and specification sheets should be provided regarding the proposed
lighting fixtures.

The site plan does not indicate the location of a stormwater detention basin, which may be
required for the site due to the new construction.  A stormwater detention basin, sized to meet the
requirements of the City’s Storm Water Drainage Ordinance, must be indicated on the site plan if
it is required.

Finally, there is no indication on the site plan as to the proposed location of any dumpster or
other waste storage facility.  If the applicant utilizes a dumpster, the location of the storage area
for the dumpster must be indicated on the site plan, and the location and required screening must
comply Section 64-4.D.9. of the Zoning Ordinance, as well as with all other applicable
regulations.

RECOMMENDATION   Rezoning: The rezoning request is recommended for
Denial for the following reasons: 1) the range of uses permitted within the B-2 zoning category
are not compatible with the existing residential fabric; 2) the rezoning would increase the
rezoning and redevelopment pressure for the single-family residences located between the site
and the one lot B-2 district to the West; and 3) changing conditions within the area have not been
identified to justify a change in the Ordinance.

Planned Unit Development:  The PUD request is
recommended for Denial based upon the rezoning request.

Planning Approval:  Based upon the preceding, this
request is recommended for Denial for the following reasons:  1) the rezoning of the site to B-2
would allow other uses less compatible with residential uses to the West and South of the site.
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