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PLANNED UNIT DEVELOPMENT (East),
PLANNED UNIT DEVELOPMENT (West)

STAFEF REPORT

Date: April 3, 2014

DEVELOPMENT NAME

LOCATION

CITY COUNCIL
DISTRICT

PRESENT ZONING

AREA OF PROPERTY

CONTEMPLATED USE

McGowin Park, LLC

SUBDIVISION

1250, 1400 and 1401 Satchel Paige Drive

(Northwest corner of Satchel Paige Drive and BgliBros
Boulevard extending to the East side of I-65 anéming
to the South side of Government Street and Sosthea
corner of Government Boulevard and Satchel PaigeeDr
270't West of McVay Drive extending to the Nortidan
South sides of Bolling Bros Boulevard).

PLANNED UNIT DEVELOPMENT (East)

1401 Satchel Paige Drive

Southeast corner of Government Boulevard and Satche
Paige Drive, 270'+ West of McVay Drive extendingthe
North and South sides of Bolling Bros Boulevard.

PLANNED UNIT DEVELOPMENT (West)

1250 and 1400 Satchel Paige Drive

(Northwest corner of Satchel Paige Drive and BgliBros
Boulevard extending to the East side of I-65 angmding
to the South side of Government Street)

District 4
B-3, Community Business District

Subdivision 89.6+Acres 19 Lots
Planned Unit Development (East) 41.82+Acres
Planned Unit Development (West) 47.76+Acres

Planned Unit Development (East) Planned Unit
Development Approval to amend a previously approved
PUD to allow multiple buildings on a single buildirsite
and allow shared access and parking; and to appaove
general sign package for the development.

Planned Unit Development (West) Planned Unit
Development Approval to amend a previously approved
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PUD to allow multiple buildings on a single buildirsite
and allow shared access and parking; and to appaove
general sign package for the development.

TIME SCHEDULE

FOR DEVELOPMENT Begin immediately

ENGINEERING

COMMENTS

Subdivision
The following comments should be addressed prioadceptance and signature by the City
Engineer:

A.

Provide a thicker line for the boundary of the megd subdivision for Parcel A and
Parcel B.

B. Add a note to the SUBDIVISION PLAT stating that arid Disturbance permit will be
required for any land disturbing activity in accande with the of the Storm Water
Management and Flood Control Ordinance (Mobile Ctde, Chapter 17 , Ordinance
#65-007 & #65-045), latest edition. Storm wateredébn will be required for any future
addition(s) and/or land disturbing activity.

C. Correct the name of Bolling Brothers Boulevard (f®nllings”) in the legal description
and on the 3 sheets.

D. Move the wetlands note or label for LOT 17 for lalifiy.

E. List the type of Survey on the Plat.

F. Revise the Plat so that the written legal desaniptinatches the bearing and distance
labels.

G. Show and label each and every existing and propRggu-Of-Way and easement.

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

I. Provide the Surveyor's, Owner’s (notarized), PlagniCommission, and Traffic
Engineering signatures.

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

K. Remove the County Engineer’s signature block fromRlat. The County Engineer no
longer signs plats within the municipal limits detCity of Mobile.

PUD (East)

1. Each Lot Owner shall be required to submit a Lamstubbance Permit application for
any proposed land disturbing activity with the prdp. A complete set of construction
plans including, but not limited to, drainage, ities, grading, storm water detention
systems, paving, and all above ground structurésneed to be included with the Land
Disturbance permit. This Permit must be submiti@oproved, and issued prior to
beginning any of the construction work.

2. Add a note to the PUD Plan stating that the progpakeyelopment must comply with all

Engineering Department Policy Letters:
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I. 5-13-2009 Policy Letter(Car wash drains and dunmgséels to drain to
Sanitary Sewer System)
ii. 8-4-2004 Policy Letter (Video inspection of new 1&toSewer System
Piping)
iii. 3-18-2004 Policy Letter (Additional subdivisionestt requirements)

PUD (West)

1. Each Lot Owner shall be required to submit a Lamstubbance Permit application for
any proposed land disturbing activity with the prdp. A complete set of construction
plans including, but not limited to, drainage, ities, grading, storm water detention
systems, paving, and all above ground structurglsneed to be included with the Land
Disturbance permit. This Permit must be submitt@oproved, and issued prior to
beginning any of the construction work.

2. Add a note to the PUD Plan stating that the propayelopment must comply with all
Engineering Department Policy Letters:

i. 5-13-2009 Policy Letter (Car wash drains and duerpséds to drain to
Sanitary Sewer System)
ii. 8-4-2004 Policy Letter (Video inspection of new 1&toSewer System
Piping)
iii. 3-18-2004 Policy Letter (Additional subdivisionestt requirements)

TRAFFIC ENGINEERING

COMMENTS Driveway number, size, location and design to heaped

by ALDOT (where applicable) and Traffic Engineeriaugd conform to AASHTO standards. All

on-site parking, including ADA handicap spaces|Ism&et the minimum standards as defined
in Section 64-6 of the City’'s Zoning Ordinance. traffic impact study was completed for this
site and approved by both the City and ALDOT. Depment is contingent upon completion of
off-site improvements, as indicated in the study.

URBAN FORESTRY
COMMENTS Property to be developed in compliance with statlacal

laws that pertain to tree preservation and praiaadn both city and private properties (State Act
61-929 and City Code Chapters 57 and 64).

Preservation status is to be given to the 50” [O&k Tree located on the North East side of Lot
10. Any work on or under this tree is to be pd&teai and coordinated with Urban Forestry;
removal to be permitted only in the case of disemsmpending danger.

FIRE DEPARTMENT

COMMENTS All projects within the City of Mobile Fire Jdliction
must comply with the requirements of the 2009 ma¢ional Fire Code, as adopted by the City
of Mobile.
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COMMENTS MAWSS has water and sewer services availablé, abu

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.

REMARKS The applicant is requesting Subdivision and Plandai
Development Approval to develop the overall sitguestion as a retail and restaurant complex,
consisting of multiple buildings on multiple lotgtiv both public and private street access. To
simplify phasing and possible future amendments,averall site is being split into two PUD
Applications — McGowan Park West Development andSelein Park East Development, on
the West and East sides of Satchel Paige Bouleeapctively.

The site was the subject of PUD and Subdivisionliegions which were approved in
November and December 2013, respectively. Theicglis now seeking to amend those
applications, changing the number of lots from @A 9, and modifying the internal circulation
and sign package. While the proposed amendmentsigngicant enough to require new
approvals, they are not significant enough to hawegative impact on the previous approval or
the surrounding properties.

The McGowan Park East Development consists of 44d@s and is bordered by Government
Boulevard, Satchel Paige Dive, Bulling Brothers Beoard, and McKay Drive. The
development consists of a 251,410 sf retail shappenter, 5 restaurant pads, and 4.87 acres of
outparcels. The parking for the restaurant padlsoeiintegral with the shopping center and will
be constructed in the initial phase, however, thdédimgs will be developed individually. The
outparcels will also be developed individually amitl contain on-site parking for each use. The
shopping center and primary parking area will beettgped in the initial phase. A multi-tenant
pylon sign is proposed at the intersection of Satétaige and Government Boulevard. 1t is
requested that each outparcel and restaurant padlld®dsed to have a maximum of one
monument sign and three building signs. The infit@es will not have separate freestanding
signage but it is requested that each tenant beadl 2 wall signs.

The McGowan Park West Development consists of 4ad@s and lies between 1-65 and
Satchel Paige Boulevard. The development consista 148,000 sf anchor store with an
associated gas station, an 89,600 sf shoppingrceme 7.41 acres of outparcel area for future
development. The parking lot for the existing teed being reconstructed to allow for a more
efficient design. The theater is included in theerall PUD acreage. The theater parking lot
relocation, shopping center, and large anchor stdide constructed in the initial phase and the
outparcels will be developed individually. A mtigénant pylon sign is proposed along the
interstate. It is requested that each outparcelllogved to have a maximum of one monument
sign along Satchel Paige Drive and three buildiggss Anchor B-1 will not have a monument
sign but requests a maximum of three wall signsaanohformational sign for the main building,
and three wall signs for the freestanding gasatatiA conceptual sign package is included for
anchor B-1 showing the proposed locations and sifzélsese signs. The inline stores will not
have separate freestanding signage but it is reggiélsat each tenant be allowed 2 wall signs
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and Anchor B-2 be allowed 3 wall signs. Please ttwethe elevations illustrating the wall signs
may be a bit confusing in that the North and E&stagions both show the Entry Sign as if it is
on those walls and the same plane. The Entryisigatually on an angled wall.

While the sign packages as described above maytaubinically comply with the strict
provisions of the sign regulations, given the if¢he development and comprehensive nature
of the proposed sign packages, allowance of themagkage as proposed would be appropriate.

Due to the size of this development, the City ofbilm and ALDOT required a Traffic Impact
Analysis to be performed. The study assumed fuildbout of the development, including the
outparcels and restaurant pads. The scope ofullg mcluded Government Boulevard between
the 1-65 interchange and McKay Drive, Satchel P&tyel between Government Boulevard and
Halls Mills Road, and McKay Drive between GoverniBaulevard and Halls Mills Road. The
study has been reviewed and approved by the Ciiatfile and ALDOT and a diagram of the
recommended improvements are included with each Rigplication. The off-site road
improvements, including the widening of SatchelgeaBoulevard, will be constructed in the
initial phase of each PUD. Upon completion of thetial phase of construction, ALL
recommended improvements — both on and off sitdl-hawve been completed

The developer has worked closely with ALDOT and @i¢y of Mobile during the design
process to ensure that the development compli¢sagitess management programs. In addition,
a meeting was held between the applicant, sevetaemearby businesses most impacted by the
required changes to Government Boulevard, ALDOT @ity staff from Engineering, Traffic
Engineering, and the Planning Section of Urban gmeent to discuss the impact of the
changes and the development.

Wetlands are present on the site. The presencgetdénds indicates that the area may be
environmentally sensitive; therefore, the approgélall applicable federal, state and local
agencies would be required prior to the issuancangf permits or land disturbance activities
(other than clearing). The developer has receamatoval from the Corps of Engineers for their
mitigation plan.

The geographic area defined by the City of Mobite &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@d® in compliance with all local, state
and Federal regulations regarding endangered,témee or otherwise protected species.

As stated above, the site has frontage on McKaye@uwnent Boulevard, Satchel Paige Drive
and Bolling Brothers Boulevard — all public street¥he development also proposes internal
streets for access and circulation. During a preldgwnent meeting it was discussed that all
access streets are to be built to city standardaddition, the construction of sidewalks along al
street frontages, including private streets wasusised. It was noted that in some instances due
to right-of-way alignment, sidewalks would havebi® constructed on private property and that
no easement would be required. The PUD plans haee revised to reflect the provision of
sidewalks as discussed and required on the preajgu®oval(s).

-5-



#10, 11,12 SUB2014-00024
Z0ON2014-00500
Z0ONZ2014-00501

With regard to landscaping and tree planting remuents, the landscape and tree plan submitted
meet or exceed the minimum requirements.

The site plan depicts the location of some dumpstercompactors. The Zoning Ordinance
requires that they be screened and that they beected to the Sanitary Sewer. If locations
change or dumpsters not shown on the PUD plans {laadimpact traffic circulation) are
proposed or there are significant changes to atmr when plans are submitted for permitting,
new PUD application(s) will be required.

The dimensions of the individual drive-through lsrfer the gas station are not indicated;
however, they are shown to be striped for one-waffi¢ and provide 28’ from island curb to
island curb. This striping and width is more tlzmlequate too allow proper circulation.

Lighting of the site must comply with Sections 6442., 64-6.A.3.c. and 64-6.A.8. of the
Zoning Ordinance.

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 streetsesidential 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 ste plan specific, thus if any new construction is anticipated it
change an approved site plan, an application fob Rigproval must be made prior to any
construction activities.

RECOMMENDATION Based upon the preceding, and with a waiver of Section
V.D.4. of the Subdivison Regulations, the application is recommended for Tentative
Approval, subject to the following conditions:

1) completion of the subdivision process prior to igmiance of permits for actual building
construction (Land Disturbing and Right-of-Way pésrior road construction would be
appropriate during this time frame);

2) placement of a note on the final plat stating thatnumber, size, design and location of
any new curb-cuts or modification of existing catits are subject to compliance with
the approved PUD site plans, Traffic Engineeringrapal, ALDOT approval where
required, and to conform with AASHTO standards.;

3) revision of the plat to depict the 25-foot minimdmilding setback line for all lots with
frontage on a public street, as required by Sedti@n9. of the Subdivision Regulations;

4) labeling of all common areas and detention aread,pdacement of a note on the final
plat stating that maintenance of the detention Mdesmmon areas, and any other
common areas, are the responsibility of the submdiris property owners;
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5)

6)

7)

8)

9)

labeling of all drainage and utility easements lom $ite, and placement of a note on the
final plat stating that buildings and other perman®abitable structures are not allowed
in easements;

retention of the labeling of each lot with its simesquare feet and acres, as depicted on
the preliminary plat;

compliance with Engineering commeii#s Provide a thicker line for the boundary of the
proposed subdivision for Parcel A and Parcel B.

B. Add a note to the SUBDIVISION PLAT stating thaand Disturbance permit will be
required for any land disturbing activity in acca@mce with the of the Storm Water
Management and Flood Control Ordinance (Mobile Cityde, Chapter 17 , Ordinance
#65-007 & #65-045), latest edition. Storm wateretipn will be required for any future
addition(s) and/or land disturbing activity.

C. Correct the name of Bulling Brothers Boulevambt( “Bollings”) in the legal
description and on the 3 sheets.

D. Move the wetlands note or label for LOT 17 tygibility.

E. List the type of Survey on the Plat.

F. Revise the Plat so that the written legal dg#tin matches the bearing and distance
labels.

G. Show and label each and every existing and mepd&ight-Of-Way and easement.

H. Provide and label the monument set or foundaahesubdivision corner.

I. Provide the Surveyor's, Owner’'s (notarized), miang Commission, and Traffic
Engineering signatures.

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

K. Remove the County Engineer’s signature blocknftbe Plat. The County Engineer
no longer signs plats within the municipal limifstioe City of Mobile.)

compliance with Traffic Engineering commen@rigeway number, size, location and
design to be approved by ALDOT (where applicabledl &raffic Engineering and
conform to AASHTO standards. All on-site parkimgjuding ADA handicap spaces,
shall meet the minimum standards as defined ini@e&4-6 of the City’s Zoning
Ordinance. A traffic impact study was completeadtiiis site and approved by both the
City and ALDOT. Development is contingent uponpetion of off-site improvements,
as indicated in the stugty

compliance with Urban Forestry comme(®soperty to be developed in compliance with
state and local laws that pertain to tree preseimatand protection on both city and
private properties (State Act 61-929 and City C&@lepters 57 and 64). Preservation
status is to be given to the 50” Live Oak Tree tedaon the North East side of Lot 10.
Any work on or under this tree is to be permitted @oordinated with Urban Forestry;
removal to be permitted only in the case of disemsmpending dangetr,.)

compliance with Fire commental{ projects within the City of Mobile Fire Juristtion
must comply with the requirements of the 2009 hatonal Fire Code, as adopted by
the City of Mobilg;

10)approval of all applicable federal, state and l@agncies for wetland issues prior to the

issuance of any permits or land disturbance a@#/{other than clearing); and



#10, 11,12 SUB2014-00024

Z0ON2014-00500
Z0ONZ2014-00501

11)placement of a note on the plat stating that amdrof/all applicable Federal, state and

local agencies is required for endangered, thredtem otherwise protected species, if
any, prior to the issuance of any permits or laistudoance activities.

Planned Unit Development (East): Based upon the preceding, this applicationésmamended
for APPROVAL subject to the following conditions:

1.

completion of the subdivision process prior to igsiance of permits for actual building
construction (Land Disturbing and Right-of-Way pésrior road construction would be
appropriate during this time frame);

compliance with Engineering Department Commeii{s) Each Lot Owner shall be
required to submit a Land Disturbance Permit apaiion for any proposed land
disturbing activity with the property. A complestet of construction plans including, but
not limited to, drainage, utilities, grading, stonvater detention systems, paving, and all
above ground structures, will need to be includdth ihe Land Disturbance permit.
This Permit must be submitted, approved, and issueat to beginning any of the
construction work. (2) Add a note to the PUD Pl#atiag that the proposed development
must comply with all Engineering Department Poliejters: (i.) 5-13-2009 Policy Letter
(Car wash drains and dumpster pads to drain to GapiSewer System) (ii.) 8-4-2004
Policy Letter (Video inspection of new Storm SeSyestem Piping) (iii) 3-18-2004 Policy
Letter (Additional subdivision street requiremeits)

compliance with traffic engineering commer{8riveway number, size, location and
design to be approved by ALDOT (where applicabledl &raffic Engineering and
conform to AASHTO standards. All on-site parkimgjuding ADA handicap spaces,
shall meet the minimum standards as defined ini@e&4-6 of the City’s Zoning
Ordinance. A traffic impact study was completeadtiis site and approved by both the
City and ALDOT. Development is contingent uponpetion of off-site improvements,
as indicated in the study);

compliance with Fire Department commer{sii projects within the City of Mobile Fire
Jurisdiction must comply with the requirementshaf 2009 International Fire Code, as
adopted by the City of Mobile.);

compliance with Urban Forestry Commen{Broperty to be developed in compliance
with state and local laws that pertain to tree mestion and protection on both city and
private properties (State Act 61-929 and City C&@lepters 57 and 64). Preservation
status is to be given to the 50” Live Oak Tree tedaon the South West corner of
proposed development along McKay Drive. Any workoorunder this tree is to be
permitted and coordinated with Urban Forestry; rarabto be permitted only in the case
of disease or impending danger.);

approval of all applicable federal, state and la@gncies required prior to the issuance
of any permits or land disturbance activities (otivan clearing);

development of the site must be undertaken in camg® with all local, state and
Federal regulations regarding endangered, thredi@netherwise protected species;

ALL recommended traffic and access improvement®oth lon and off site — are to be
completed simultaneous or before completion ofiniiteal phase of construction;

all internal road construction (public and privaie)e to City standards;
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10. construction of sidewalks along all road frontagasblic and private) as shown on the
PUD Plan, due to right-of-way alignment, some sidka may have to be constructed on
private property (easements shall not be required);

11.limited to the sign package as described in thdicgimpn (A multi-tenant pylon sign is
proposed at the intersection of Satchel Paige amte®Gment Boulevard. It is requested
that each outparcel and restaurant pad be allowéave a maximum of one monument
sign and three building signs. The inline storad mot have separate freestanding
signage but it is requested that each tenant bevadl 2 wall signs.);

12.compliance with landscaping and tree planting nesqoents;

13.retention of dumpster and/or compactor locationsggening, and notation of connection
to sanitary sewer on the final PUD site plan, ab ageon all site plans for permitting;

14.lighting of the site must comply with Sections 6442., 64-6.A.3.c. and 64-6.A.8. of the
Zoning Ordinance;

15.submission of a revised PUD site plan depicting gicance with all conditions prior to
the issuance of permits for building constructimelding but not limited to photometric
plan for parking lot lighting); and

16. full compliance with all other municipal codes arrdinances.

Planned Unit Development (West): Based upon the preceding, this application is
recommended foAPPROVAL subject to the following conditions:

1. completion of the subdivision process prior to igmiance of permits for actual building
construction (Land Disturbing and Right-of-Way pésrior road construction would be
appropriate during this time frame);

2. compliance with Engineering Department Commeiljts) Each Lot Owner shall be
required to submit a Land Disturbance Permit apaiion for any proposed land
disturbing activity with the property. A complestet of construction plans including, but
not limited to, drainage, utilities, grading, stonvater detention systems, paving, and all
above ground structures, will need to be includdth ihe Land Disturbance permit.
This Permit must be submitted, approved, and issueat to beginning any of the
construction work. (2) Add a note to the PUD Pl#atiag that the proposed development
must comply with all Engineering Department Poliejters: (i.) 5-13-2009 Policy Letter
(Car wash drains and dumpster pads to drain to GapiSewer System) (ii.) 8-4-2004
Policy Letter (Video inspection of new Storm SeSyestem Piping) (iii) 3-18-2004 Policy
Letter (Additional subdivision street requiremeits)

3. compliance with traffic engineering commer{@riveway number, size, location and
design to be approved by ALDOT (where applicabledl &raffic Engineering and
conform to AASHTO standards. All on-site parkimgluding ADA handicap spaces,
shall meet the minimum standards as defined ini@e&4-6 of the City’s Zoning
Ordinance. A traffic impact study was completeadtiis site and approved by both the
City and ALDOT. Development is contingent uponpetion of off-site improvements,
as indicated in the study);
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11.

12.
13.

14.

15.

16.

compliance with Fire Department commer{sii projects within the City of Mobile Fire
Jurisdiction must comply with the requirementshaf 2009 International Fire Code, as
adopted by the City of Mobile.);

compliance with Urban Forestry Commen{Broperty to be developed in compliance
with state and local laws that pertain to tree mestion and protection on both city and
private properties (State Act 61-929 and City C@lepters 57 and 64). Preservation
status is to be given to the 50” Live Oak Tree tedaon the South West corner of
proposed development along McKay Drive. Any workoorunder this tree is to be
permitted and coordinated with Urban Forestry; rarabto be permitted only in the case
of disease or impending danger.);

approval of all applicable federal, state and Ia@gncies required prior to the issuance
of any permits or land disturbance activities (otian clearing);

. development of the site must be undertaken in ciamgd with all local, state and

Federal regulations regarding endangered, thredi@netherwise protected species;
ALL recommended traffic and access improvement®oth lon and off site — are to be
completed simultaneous or before completion ofiniiteal phase of construction;

all internal road construction (public and privaie)e to City standards;

.construction of sidewalks along all road frontagesblic and private) as shown on the

PUD Plan, due to right-of-way alignment, some siaka may have to be constructed on
private property (easements shall not be required);

limited to the sign package as described in thdiamwn (Anchor B-1 will not have a
monument sign but requests a maximum of three sigiis and an informational sign for
the main building, and three wall signs for theeftanding gas station. A conceptual
sign package is included for anchor B-1 showing pgheposed locations and sizes of
these signs. The inline stores will not have sapafreestanding signage but it is
requested that each tenant be allowed 2 wall sigasAnchor B-2 be allowed 3 wall
signs.);

compliance with landscaping and tree planting nesments;

retention of dumpster and/or compactor locationsgening, and notation of connection
to sanitary sewer on the final PUD site plan, ab ageon all site plans for permitting;
lighting of the site must comply with Sections 642., 64-6.A.3.c. and 64-6.A.8. of the
Zoning Ordinance;

submission of a revised PUD site plan depicting gieance with all conditions prior to
the issuance of permits for building constructimelding but not limited to photometric
plan for parking lot lighting); and

full compliance with all other municipal codes asrdinances.
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McGowin Park Subdivision

REQUEST

Subdivision, Planned Unit Development
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