#10,11 & 12 HOLDOVER Revised ZON2013-02454 & ZON2013-02452
SUB2013-00137

PLANNED UNIT DEVELOPMENT,
SIDEWALK WAIVER REQUEST &

SUBDIVISION STAFF REPORT Date: November 7, 2013
NAME Audubon Properties, LLC.

SUBDIVISION NAME Dockside Marina Subdivision

LOCATION 4700 & 4960 Dauphin Island Parkway

West side of Dauphin Island Parkway, 580'+ North of
Marina Drive North).

CITY COUNCIL

DISTRICT District 3
PRESENT ZONING B-3, Community Business District
AREA OF PROPERTY 11.01 +Acres/ 1 Lot

CONTEMPLATED USE Planned Unit Development Approval to allow multiple
buildings on a single building site, and a Sidewal&iver
to waive construction of a sidewalk along Dauplstard
Parkway,and Subdivision approval to create one legal lot.

TIME SCHEDULE

FOR DEVELOPMENT Immediate
ENGINEERING
COMMENTS Planned Unit Development: 1.Any work performadthe

existing ROW (right-of-way) such as driveways, svdéks, utility connections, grading,
drainage, irrigation, or landscaping will require ROW permit from the City of Mobile
Engineering Department (208-6070) and must comptia he City of Mobile Right-of-Way
Construction and Administration Ordinance (MobiléyGCode, Chapter 57, Article VIII). 2. A
complete set of construction plans for any proposesl work — including, but not limited to,
drainage, utilities, grading, storm water detenti®ystems, paving, and all above ground
structures, will need to be included with the Ldbdturbance permit. This Permit must be
submitted, approved, and issued prior to beginamgof the construction work. 3. Any and all
proposed development will need to be in conformamitk the Storm Water Management and
Flood Control Ordinance (Mobile City Code, Chapit@; Ordinance #65-007 & #65-045); the
City of Mobile, Alabama Flood Plain Management P(&884); and, the Rules For Erosion and
Sedimentation Control and Storm Water Runoff Cdntiaclude storm water quality measures
in the site design. 4. According to the FEMA flootp information, this property is located
within a Special Flood Hazard Area. You will ngedshow and label the flood hazard area(s)
on your plat and plans. Also, you will need ta lise Minimum Finished Floor Elevation
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(MFFE) for each Lot. 5. Add a note to the PUD Pésaiting that the approval of all applicable
federal, state, and local agencies (including &brmwater runoff, wetland and floodplain
requirements) would be required prior to the isseanf a permit for any land disturbance
activity.

Sidewalk Waiver: Due to the location and the size of the existingdside
drainage ditch, a road edge without any curbing,asite use that is not conducive to pedestrian
traffic it is recommended that this request be apgd.

Subdivision: The following comments should be addressed poi@cteptance and signature by
the City Engineer: 1. Label the POC and show tldines to the POB. 2. Label the POB. 3.
Revise either the last bearing listed in the wnittegal description or the bearing label along the
front property line. 4. Provide witness monumenssraquired. 5. Provide the Surveyor’s,
Owner’s (notarized), Planning Commission, and TicaEngineering signatures. 6. Add a note
that sidewalk is required to be constructed along frontage, at time of development, unless a
sidewalk waiver is approved.

TRAFFIC ENGINEERING

COMMENTS Planned Unit DevelopmentDriveway number, size,
location and design to be approved by Traffic Eagning and ALDOT conform to AASHTO
standards. The current pavement width of the drayeis approximately 16’ at the gate opening.
This width is substandard and should be upgraded ALDOT permit will be required for this
work. There is approximately 30’ between the edfehe travel lane and the gate. This is
sufficient off-roadway storage for one vehicle topsto open the gate, but only a vehicle, not a
vehicle towing a boat. It appears that there malllonger be boat launching at this site, however
boat storage is a possibility. There is an 8 paskdulder along the edge of the roadway; it
could be possible for a vehicle/trailer combinatitun pull out of the travel lanes without
adversely affecting traffic. Aggregate surfacel welquire parking spaces to be delineated with
curb stops, as illustrated.

Revised for the December 5" meeting: Driveway has been noted to be upgraded as approved
by Traffic Engineering and ALDOT. Gate is note&orelocated to provide adequate queuing
from right-of-way. Handicap parking spaces, asuiegd, must be of appropriate surface
material to provide accessibility to the site antiest

Subdivision: Driveway number, size, location and design to fyeraved by ALDOT and Traffic
Engineering, and conform to AASHTO standards. Brtesscomments cover remarks regarding
PUD application.

URBAN FORESTRY

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

COMMENTS All projects within the City of Mobile Fire Jdliction
must comply with the requirements of the 2009 mational Fire Code, as adopted by the City
of Mobile.

REMARKS The applicant is requesting Planned Unit Develogmen
Approval to allow multiple buildings on a singleilding site and a Sidewalk Waiver to waive
construction of sidewalks along Dauphin Island Rak

The site in question has been used as a marinaaatd/ard since at least 1984. Within the past
several years several applications have been siggiid the Planning Commission. However,

the applications have not been completed afteravapior have been denied due to insufficient
information provided to the Commission.

At the Planning Commission’s November 16, 2006 mgeta PUD and Subdivision approval
was granted to allow four single-family resident@ndominium buildings on the site. No
construction of the project occurred, and the apgisoexpired. At the Planning Commission’s
August 21, 2008 meeting, a request for a PUD tonathultiple buildings on a single building
site was denied due to insufficient information \pded for the Commission to make an
informed decision.

It should be noted that the site is not a legabfatcord, as the previously approved subdivision
application from 2006 has expired. Therefore, ladstsion application will be required before
any approvals can be made.

The site is currently being used as a marina am@fiplicant is proposing to make improvements
to the site consisting of the reconstruction of @atecks and boat slips, construction of vinyl
bulkhead, a fish cleaning station, constructionaofvooden pier, future rock jetty, and an
enclosed dumpster pad. The applicant is also stiqgeapproval to allow aggregate surfacing
instead of pavement within the site due to the ls#ting adjacent to tidal waters. The applicant
states bccasional oil dripping from vehicles onto asphafitused, would wash into adjacent
tidal waters during the rain storms and excessiigh lides and create oil sheehsThe Zoning
Ordinance requires concrete, asphaltic concrephadts or alternative parking surface as defined
in section 64-2. in a B-3, Community Business Destr

North of the site is a single-family dwelling inBa3, district, East of the site (across Dauphin
Island Parkway) is an undeveloped area zoned RrnbleSFamily Residential District, while
West and South of the site are Perch Creek and_Day.

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 comatdm. 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
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change an approved site plan, an application tcndraa existing, approved PUD must be made
prior to any construction activities.

It appears, generally, that the number of parkipgces will be adequate for the proposed use
and the site plan depicts each parking space witiheel stop, however, there appear to be no
accessible parking spaces shown on the plan. pplecant should verify if accessible parking
will be required. If accessible parking is requiredrevised site plan depicting the revised
parking spaces will be required.

Regarding the required landscaping and trees,otiaé bt area provided is 122,145 square feet.
The total landscaping required is 14,657 square f&é the total landscape area, 60% of it must
occur between the street line and the building fe&ling the street: 8,794 square feet is required
and 11,178 square feet is provided. The site appwameet the requirements of the Zoning
Ordinance, for frontage trees and landscaping. é¥ew site plan states that there are 53 total
trees required for the site, whereas there are #hlirees illustrated on the plan. The site plan
should be revised to reflect compliance with tlee trequirements of the Zoning Ordinance.

The site currently has an existing iron fence aa@ ghat runs along the right-of-way frontage of
Dauphin Island Parkway. The gate should be matliteeprovide a 60’ queuing distance from
the right-of-way line. It appears the existingveway is not 24’ wide as required by the Zoning
Ordinance, thus modifications should be made toesddthis issue. The labeling of the right-of-
way width along Dauphin Island Parkway should &lsallustrated on the site plan.

A screened enclosed dumpster is noted and depariethe site plan. However, there is no
indication that the dumpster will be connecteddnitary sewer. The site plan should be revised
to indicate if the dumpster will be connected toitay sewer. All other notes displayed on the
site plan should be retained on any revised plans.

The site is located in an AE flood zone, and weltaassociated with Dog River appear to be
part of the site. The presence of wetlands anddfiains indicate that the area may be
environmentally sensitive; therefore, the approwgalall applicable federal, state and local
agencies would be required prior to the issuan@ngfpermits or land disturbance activities.

The geographic area defined by the city of Mobile &s planning jurisdiction, including this
site, may contain Federally-listed threatened ataegered species as well as protected non-
game species. Development of the site must bertak@® in compliance with all local, state
and Federal regulations regarding endangered,témes or otherwise protected species.

Finally, the applicant is requesting a waiver o #idewalk requirements for Dauphin Island
Parkway. The applicant states that there at#itfes above and below ground that exist along
the West side of Dauphin Island ParkwayThe applicant also states that power poles, guy
wires, a sanitary sewer manhole, fire hydrant, gredexisting storm water drainage ditch with
side slopes limits space, which would make the ttoagon of sidewalks along the West of
Dauphin Island Parkway very difficult. The Enginag Department recommends approval of
the sidewalk waiver due to various issues withritjlet-of-way.
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RECOMMENDATION

Planned Unit Development: Based upon the preceding, the application is recemad®d for
Holdover until the December 5, 2013 meeting, withigions due by November 18, 2013 to
address the following:

1)
2)
3)
4)
5)
6)
7)

8)

9)

submission of a subdivision application;

revision of the site plan to illustrate accesspmeking spaces;

revision of the site plan to depict correct caltiolas of trees or the number of tress
illustrated on the site plan;

revision of the site plan to show the relocationtlué existing gate to provide a 60’

queuing distance from the right-of-way line;

labeling of right-of-way width of Dauphin Island fRRevay on site plan;

revision of the site plan to indicate a drivewaylthiof 24",

placement of a note on the site plan stating dpatoval of all applicable Federal, state
and local agencies is required for endangeredatiined or otherwise protected species;

placement of a note on the site plan stating tpptaval of all applicable Federal, state
and local agencies is required for wetland anddidain issues, if any, prior to the

issuance of any permits or land disturbance arsit

revision of the site plan to indicate the dumpst#rbe connected to sanitary sewer;

10)retention of all other existing notes on any redip&ans;
11)subject to Traffic Engineering comment8riveway number, size, location and design to

be approved by Traffic Engineering and ALDOT comfdo AASHTO standards. The
current pavement width of the driveway is approxehyal6’ at the gate opening. This
width is substandard and should be upgraded. AB®@L permit will be required for
this work. There is approximately 30’ between ¢dge of the travel lane and the gate.
This is sufficient off-roadway storage for one elhio stop to open the gate, but only a
vehicle, not a vehicle towing a boat. It appednattthere will no longer be boat
launching at this site, however boat storage is asgibility. There is an 8 paved
shoulder along the edge of the roadway; it could dussible for a vehicle/trailer
combination to pull out of the travel lanes withauglversely affecting traffic. Aggregate
surface will require parking spaces to be delindatgth curb stops, as illustratéd

12)subject to Engineering commentg&ny work performed in the existing ROW (right-of-

way) such as driveways, sidewalks, utility conmmedj grading, drainage, irrigation, or
landscaping will require a ROW permit from the GifyMobile Engineering Department
(208-6070) and must comply with the City of Molilight-of-Way Construction and
Administration Ordinance (Mobile City Code, Chaptet, Article VIII). 2. A complete
set of construction plans for any proposed site kwerincluding, but not limited to,
drainage, utilities, grading, storm water detentigystems, paving, and all above ground
structures, will need to be included with the Ldhdturbance permit. This Permit must
be submitted, approved, and issued prior to begmrany of the construction work. 3.
Any and all proposed development will need to beoimformance with the Storm Water
Management and Flood Control Ordinance (Mobile Gityde, Chapter 17, Ordinance
#65-007 & #65-045); the City of Mobile, Alabama &tb Plain Management Plan
(1984); and, the Rules For Erosion and Sedimenta@ontrol and Storm Water Runoff
Control. Include storm water quality measures he site design. 4. According to the
FEMA flood map information, this property is locateithin a Special Flood Hazard
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Area. You will need to show and label the flooddand area(s) on your plat and plans.
Also, you will need to list the Minimum Finishea®&il Elevation (MFFE) for each Lot.
5. Add a note to the PUD Plan stating that the appi of all applicable federal, state,
and local agencies (including all stormwater runofivetland and floodplain
requirements) would be required prior to the isstmnof a permit for any land
disturbance activity.”

13)subject to Urban Forestry commentBréperty to be developed in compliance with state
and local laws that pertain to tree preservatiordgrrotection on both city and private
properties (State Act 61-929 and City Code Cha@&rand 64);

14)add a note to the PUD site plan stating that thgraval of all applicable federal, state,
and local agencies (including all stormwater runeitland and floodplain requirements)
would be required prior to the issuance of a pefaniainy land disturbance activity; and

15)full compliance with all other municipal codes amrdinances.

Sidewalk Waiver: The request is recommended for Holdover to cdmevith PUD.
Revised for the December 5, 2013 meeting:

This application was heldover from the NovemB&nigeting to allow the applicant to submit a
subdivision application and a revised PUD site plaA revised PUD has been submitted and it
appears that all of the previous conditions haverbeneet with the exception of the tree and
landscaping condition.

On the previous PUD site plan the total numbetreés provided did not coincide with the total

number of tress required for the site and no jicsttfon was provided. The revised PUD site

plan addresses the applicants rationale for notvmling the required amount of trees. The

applicant states, “landscape requirements totalaare based on all non marsh areas because
planted trees would not survive in marsh areas. Du¢he fact the site is adjacent to marsh

areas and tidal waters and also containing boapsliwhere tress would create leaves and
debris falling into the boats, the total numbertiifes provided is below the required amount.
Proposed landscaping areas meet or exceed minimeomirements as does the proposed
parking spaces”.

It should be noted the Subdivision application hasn submitted and is on the agenda for the
December 192013 meeting. Due to the fact the Subdivisioniegpbn will be heard at the
December 19 meeting it would seem appropriate for the PUD aS8ilewalk Waiver
applications to be heard in conjunction with théd&wision.

It should also be noted PUD approval sge plan specific, thus if any new construction is
anticipated that will change an approved site plam application to amend an existing,
approved PUD must be made prior to any construcéictivities.

RECOMMENDATIONS
Planned Unit Development: Based on the proceeding, this application is recemsed for
Holdover until the December T9meeting for the following reason:

1) to allow the PUD to be heard with the associgsedbdivision application.

-6 -
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Sidewalk Waiver: The request is recommended for Holdover to coineidd Subdivision
application.

Revised for the December 19, 2013 meeting:

The purpose of this application is to create ongaldot of record from a metes-and-bounds
parcel, to create a PUD to allow multiple buildings a single building site, and to waive
construction of a sidewalk along Dauphin Island Raay. The PUD and Sidewalk Waiver
aspect of this application were heldover from thec&@nber 5, 2013 meeting. Thus, this report
will primarily address the subdivision applicatiothat has recently been submitted in
conjunction with the previous applications.

Regarding the PUD, in the pervious application @sanoted that the site does not illustrate an
adequate amount of trees on site to meet Tree amddcaping requirements. The applicant
states that “landscape requirements total areaasdd on all non marsh areas because planted
trees would not survive in marsh areas. Due tof#loe the site is adjacent to marsh areas and
tidal waters and also containing boat slips, wh&ess would create leaves and debris falling
into the boats, the total number of trees providedelow the required amount”. The site
depicts 38 trees. It appears the site would needrées total to meet full compliance. Due to
the fact a PUD application was submitted, the Cossion can consider a reduction of the Tree
and Landscaping requirements or decide to require site to meet full compliance. If the
applicant can prove the planting of 15 additionaés is not feasible, the Commission may wish
to consider requiring the applicant to donate tfeatlditional trees to the Tree Bank.

It should be noted that the site in question wavijmusly approved by the Planning Commission
at its November 16, 2006 meeting. The previousiegtmn was for a two lot subdivision. The
application has since expired, and the applicantresubmitting a new one lot subdivision
application to receive approval by the Planning Quission.

Subdivision review examines the site with regar@ramoting orderly development, protecting
general health, safety and welfare, and ensurirag thkevelopment is correlated with adjacent
developments and public utilities and services, &mdnsure that the subdivision meets the
minimum standards set forth in the Subdivision Reguns for lot size, road frontage, lot
configuration, etc.

The preliminary plat illustrates the proposed oog [11.01 * acre subdivision which is located
on the west side of Dauphin Island Parkway, 5808latth of Marina Drive North.

The site fronts Dauphin Island Parkway, a majorestrwith variable right-of-way. However,
the Major Street Plan requires that the right-ofynMae 100-feet. The plat depicts the right-of-
way width to be 125’ along Dauphin Island Parkwayo dedication is then required.

The preliminary plat also depicts the 25 minimumilding setback line. If approved, this
information should be retained on the Final Plat.
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The lot size in square feet and acres is not listd on the preliminary plat. If approved,
revisions should be made to illustrate the lot sizequare feet and acres on the Final Plat, or a
table should be furnished on the Final Plat prorglthe same information.

If approved, a note should be placed on the Firlat Btating that the site is limited to one curb-
cut onto Dauphin Island Parkway with size, designd location to be approved by Traffic
Engineering and conform to AASHTO standards.

It should be noted that a neighbor of the adjagemiperty to the East has written a letter of
opposition concerning the proposed layout of theetbtpment for the Dockside Marina. The
neighbor is concerned that the Marina’s future behlps with piers and future wood deck will

deny access to the water from their property. maghbor states, “The site plan illustration

shows a future 5 Ft. wood deck pier that will dctgdbe marina canal to facilitate access to the
pier located on the north side of the marina. Timeposed pier along with finger piers and

mooring pilings that would be located on the noest end of this project will completely

restrict access to our waterfront property locatatithe extreme east end of this site”. The
Zoning Ordinance does not have jurisdiction ovetexnaights however, the Corps of Engineers
does. The applicant should provide a letter frtwem €Corps stating the application, as proposed,
will be allowed prior to the issuing of City persiit If the Corps will not approve the

development as proposed, changes to the site p&nmnmacessitate a new application to the
Planning Commission. Thus, the applications shaaldheldover until the January éneeting

to allow the applicant to provide documentatiorapproval by the Corps of Engineers.

The site is located in an AE flood zone, and wedaassociated with Dog River appear to be
part of the site. The presence of wetlands anddfiains indicate that the area may be
environmentally sensitive; therefore, the approweélall applicable federal, state and local
agencies for wetland and flood zone issues wouldebeired prior to the issuance of any
permits or land disturbance activities.

The geographic area defined by the city of Mobi@ &s planning jurisdiction, including this
site, may contain Federally-listed threatened odamgered species as well as protected non-
game species. Development of the site must betakee in compliance with all local, state
and Federal regulations regarding endangered, theaad or otherwise protected species.

RECOMMENDATION

Planned Unit Development: Based upon the preceding, the application isoremended for
Holdover until the January fBmeeting to allow a letter of approval regarding thlocking of
water access from the Corps of Engineers.

Sidewalk Waiver: Based upon the preceding, the application is recenmtad for Holdover
until the January 18 meeting to allow a letter of approval regardingetblocking of water
access from the Corps of Engineers.
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Subdivision: Based upon the preceding, the application is renemded for Holdover until the
January 16' meeting to allow a letter of approval regardingthlocking of water access from
the Corps of Engineers.
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The site plan illustrates the approximate marsh area. existing buildings, future decks and piers,
future boat slips, setback. and proposed shoreline restoration sand beach.
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