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PLANNED UNIT DEVELOPMENT
& SUBDIVISION STAFF REPORT Date: May 15, 2014

DEVELOPMENT NAME MLK Avenue Redevelopment Corporation Subdivision,
Resubdivision of Lot 1A

SUBDIVISION NAME MLK Avenue Redevelopment Corporation Subdivision,
Resubdivision of Lot 1A

LOCATION 320 North Broad Street
(Northeast corner of North Broad Street and Corggres
Street)

CITY COUNCIL
DISTRICT District 2

AREA OF PROPERTY 2 Lots/2.8 + Acres (Subdivision)
3 Lots/4.1 £ Acres (PUD)

CONTEMPLATED USE Planned Unit Development Approval to amend a
previously approved Planned Unit Development tovalshared access between two building
sites and Subdivision Approval to create 2 lotsblydividing an existing legal lot.

TIME SCHEDULE
FOR DEVELOPMENT Immediate.

ENGINEERING
COMMENTS

Subdivision

The following comments should be addressed pri@cimeptance and signature by the City

Engineer:

A. Add a note to the SUBDIVISION PLAT stating thed shown on the 1984 aerial photo
(FLIGHT 29 - # 75) each LOT will receive historicaledit of impervious area towards
storm water detention requirement per the StormewWsliianagement and Flood Control
Ordinance (Mobile City Code, Chapter 17, Ordina#68-007 & #65-045), latest edition.
Coordinate with City Engineering Department stafestablish the exact amount prior to
the submittal of the Land Disturbance Permit agpicn.

B. Provide the Surveyor's, Owner's (notarized), fiRilag Commission, and Traffic
Engineering signatures.

Planned Unit Development

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
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with the City of Mobile Right-of-Way Constructionnd Administration Ordinance
(Mobile City Code, Chapter 57, Article VIII).

2. 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.

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

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

i. 5-13-2009 Policy Letter(Car wash drains and dunmpséels to drain to
Sanitary Sewer System)

TRAFFIC ENGINEERING

COMMENTS Broad Street is an ALDOT maintained roadway. Broad
Street is limited to a maximum of two curb cutsthagize, location and design to be approved by
ALDOT and Traffic Engineering and conform to AASHBIandards. Congress Street is limited
to a maximum of two curb cuts, and Lyons Strediméed to one curb cut, with size, location
and design to be approved by Traffic Engineerindy@nform to AASHTO standards.

URBAN FORESTRY

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

FIRE DEPARTMENT

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

MAWSS COMMENTS MAWSS has water and sewer services available, but a
Capacity Assurance application for sewer service @ been applied for. MAWSS cannot
guarantee sewer service until the Capacity apphicas approved by Volkert Engineering Inc.

REMARKS The applicant is requesting Planned Unit Develogmen
Approval to amend a previously approved Planned Deivelopment to allow shared access
between two building sites and Subdivision Appraeatreate 2 lots by subdividing an existing
legal lot.

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
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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 any changes to the site plan / Subdivislah p
will require approval by the Planning Commission.

Subdivision review examines the site with regargromoting orderly development, protecting

general health, safety and welfare, and ensuriag development is correlated with adjacent
developments and public utilities and services, tmensure that the subdivision meets the
minimum standards set forth in the Subdivision Rafions for lot size, road frontage, lot

configuration, etc.

The purpose of the subdivision request for thig $ to create 2 legal lots of record by
subdividing an existing legal lot which was mostenetly approved by the Planning Commission
at its January 3, 2013 meeting.

The preliminary plat illustrates the proposed 2.&are subdivision which is located at the
Northeast corner of North Broad Street and Cong&isset. The site is located in Council
District 2 and the applicant states that the subidin is served by city water and sanitary sewer.

In accordance to the Subdivision Regulations, Ipotiposed lots appear to exceed the minimum
size requirements; however, the lot sizes in sqteseand acres differ on both the preliminary
plat and site plan. If approved, the preliminalgt @nd site plan should be revised to reflect the
correct lot size in both square feet and acres.

As the site is located within a B-4, General Buss®istrict, the Zoning Ordinance has no
required front yard setback within this Districtdatimerefore, it would seem appropriate to waive
Section V.D.9. of the Subdivision Regulations igaels to the minimum front yard setback.

The site fronts North Broad, Congress, and Lyoree€df. North Broad is a major street
according to the Major Street Plan component ofGbeprehensive Plan, with a compliant 120’
right-of-way. Lyons and Congress Streets are batior streets with compliant 70’ and 80’ of
right-of-way respectively, and, as such, no dedvcatvould be required.

As a means of access management, the site sholiiditesl to the curb-cuts as recommended in
the Traffic Engineering comments. Any changeshwdize, design, and location of the existing
curb-cuts should be approved by Traffic Engineeand ALDOT (as necessary), and conform
to AASHTO standards.

The overall PUD site is developed with a strip giing center on the existing Lot 1B, a
proposed 9,977 square-foot retail building on tmeppsed Lot 2 and vacant land on the
proposed Lot 1. It should be pointed out thahasRPUD request is for shared access and not for
shared parking between two lots, the proposedI|rktaiding for the proposed Lot 2 would
require 34 parking spaces and, as 48 are proppaeking for the proposed Lot 2 appears to be
compliant.
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All proposed parking areas for the proposed Lols® appear to be compliant in terms of travel
aisle width and parking stall dimensions; howeveshould be pointed out that the proposed
handicapped parking spaces appear to be substaaslardelates to City of Mobile standards,
and should comply with the minimum standards sethfon Section 64-6. of the Zoning
ordinance: all parking spaces should be a mininain®’ in width, with accessible spaces
additionally having an adjacent access aisle ofddhwapplicable for regular and van accessible
spaces.

Although the Planning Section does not enforce ssibke parking or ADA, certain aspects of
ADA do impact site design, and as PUDs are sita pfgecific, a revised PUD site plan should
depict design compliance with the requirement$iefADA for all proposed accessible parking.

The site plan also shows proposed development b& toossing the proposed lot line into Lot 1
with parking access aisle. The Lot line shouldbgisted to include this in Lot 2.

The site plan depicts an existing 13,750 square4fetail building divided into separate tenant

spaces located on the existing Lot 1B. Currelig,existing building would require 46 parking

spaces at a ratio of 1 parking space for everysgfiare feet. As there are 73 existing parking
spaces on the lot, parking appears compliant; heweparking could be an issue if any

restaurant uses are proposed in the future witiyreaisting suite.

It should be pointed out that there was no signafggmation provided for the proposed retail
building to be located on the proposed Lot 2. AlB® no plans or additional information was
provided regarding the building layout, Staff candetermine whether the proposed Lot 2 will
be a single or multi-tenant site.

The applicant should keep in mind that as PUDssaeeplan specific, the PUD site plan should
be revised to depict the location of any propogseédtanding sign structure and comply with
Section 64-11. of the Zoning Ordinance at the thpermitting.

Sidewalks are shown on the site plan as well apgs®d dumpster locations along with a note
acknowledging compliance with Section 64-4.D.9tled Zoning Ordinance. If approved, the
note and illustrations should be retained on amiseel PUD site plan.

Landscaping notes are included on the site plameker, no new trees or landscaping are
illustrated. The applicant has made referencebtaining tree credits for two existing trees on
the site, but the site plan does not depict anyitiaddl trees which may be required for

compliance with the Zoning Ordinance. It shouldnoéed that if there is a desire for credits for
existing trees, the applicant should refer to $&c€4-4.E.4. of the Zoning Ordinance. The site
plan should be revised to depict full tree and $maghing compliance and identify any trees
meeting the criteria which qualify for tree credits

Any new lighting on the site will have to complytlvithe requirements of Sections 64-4.A.2.,
64-6.A.3.c., and 64-6.A.8. of the Zoning Ordinand®.note reflecting this requirement should
appear on the site plan, and photometric plansbeillequired at the time of permitting.
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The PUD site plan and preliminary plat illustratel® Fiber Optics Easement near the
southwestern corner of the proposed Lot 2. If apged, a note should be placed on the PUD site
plan and Final Plat stating that no permanent s&tracan be constructed in any easement.

It should also be pointed out that the site plapiade a small 8 x 8 shed, also within
southwestern portion of the proposed Lot 2. Phajalgjc data confirms the portable shed was
removed from the site between 2011 and 2013 andu@ls, the site plan should be revised to
reflect the removal of the structure.

The applicant should also be aware of the prop&eeth Based Code which is planned for the
downtown area. Although not adopted at the tim#hisf report, the adoption of this code would
add additional site and building-related requiretador any proposed development or future
renovations of this site.

GIS data indicates the entire site to be withinXkh8haded Flood Zone and partially within the
AE Flood Zone associated with Mobile River and Enkéile Creek. The proximity of the site to

water may mean that the site is environmentallysisier, thus approvals from local, state and
federal agencies for floodplain issues may be reguprior to development.

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.

RECOMMENDATION Subdivision: With a waiver of Section V.D.9. of
the Subdivision Regulations, the application isoremended for tentative approval, subject to
the following conditions:

1) Adjustment of the lot line between Lot 1 and Lat®that all proposed development will
occur entirely on Lot 2, and not cross over to 1ot

2) Revision of the Final Plat to depict the correttdize in square feet and acres to coincide
with the lot size on the PUD site plan;

3) Retention of the right-of-way widths for all stregt

4) Placement of a note on the Final Plat stating tteeis limited to curb-cuts defined by
Traffic Engineering Comments, with any changeshm gize, design, and location to be
approved by Traffic Engineering and ALDOT (as nesegeg), and conform to AASHTO
standards;

5) Placement of a note on the Final Plat stating thmtpermanent structures can be
constructed in any easement;

6) Placement of a note on the Final Plat stating®development of the site must be
undertaken in compliance with all local, state aReéderal regulations regarding
endangered, threatened or otherwise protected spgci

7) Placement of a note on the Final Plat statirgevelopment of the site must comply with
local, state and federal regulations regarding fiamones;

8) Compliance with Traffic Engineering Comments andcpment of a note on the Final
Plat stating: Broad Street is an ALDOT maintained roadway. Br&acket is limited to
a maximum of two curb cuts, with size, location dedign to be approved by ALDOT
and Traffic Engineering and conform to AASHTO stadd. Congress Street is limited
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9)

to a maximum of two curb cuts, and Lyons Streditriged to one curb cut, with size,
location and design to be approved by Traffic Eeghing and conform to AASHTO
standardy);

Compliance with Engineering Comment&:hé following comments should be addressed
prior to acceptance and signature by the City Eegin A. Add a note to the
SUBDIVISION PLAT stating that as shown on the 1884al photo (FLIGHT 29 - # 75)
each LOT will receive historical credit of imperu®area towards storm water detention
requirement per the Storm Water Management and d~IGontrol Ordinance (Mobile
City Code, Chapter 17, Ordinance #65-007 & #65-04&test edition. Coordinate with
City Engineering Department staff to establish élxact amount prior to the submittal of
the Land Disturbance Permit application. B. Providee Surveyor’'s, Owner’s
(notarized), Planning Commission, and Traffic Emginng signatures,

10)Compliance with Urban Forestry Commentd$rdperty 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 CGthapters 57 and 64)

11)Compliance with Fire Department Commentdll projects within the City of Mobile

Fire Jurisdiction must comply with the requiremeotshe 2009 International Fire Code,
as adopted by the City of Mohilgand

12)Submission of a revised PUD site plan prior todigming of the Final Plat.

Planned Unit Development: The application is recommended for approval, subje the
following conditions:

1)
2)

3)

4)

5)

6)
7)
8)

9)

Adjustment of the lot line between Lot 1 and Lat®that all proposed development will
occur entirely on Lot 2, and not cross over to 1ot

Revision of the site plan to depict the correa sihd lot sizes in square feet and acres to
coincide with the lot sizes on the Final Plat;

Revision of the site plan to illustrate compliardcessible parking spaces for the
proposed Lot 2 and design compliance with the reguents of the applicable building
code section 1106 (and 2010 ADA Standards for AstbesDesign);

Revision of the site plan to identify any treesidsfor tree credits and to reflect full
compliance with Section 64-4.E. of the Zoning Oattice regarding tree and landscaping
compliance;

Revision of the site plan to depict any proposetiting along with a note stating any
new lighting on the site will have to comply withet requirements of Sections 64-4.A.2.,
64-6.A.3.c., and 64-6.A.8. of the Zoning Ordinance,;

Revision of the site plan to depict the locatiorany proposed freestanding sign structure
and comply with Section 64-11. of the Zoning Ordica at the time of permitting;
Revision of the site plan to reflect the removaltlué 8’ x 8’ shed near the southwest
corner of Lot 2;

Retention of sidewalks, proposed dumpster locat@md associated notes on the site
plan;

Placement of a note on the site plan stating thatparmanent structure can be
constructed in any easement;

10)Compliance with Traffic Engineering Comments anacpiment of a note on the site plan

stating: Broad Street is an ALDOT maintained roadway. Br&dcket is limited to a
maximum of two curb cuts, with size, location aedigh to be approved by ALDOT and
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Traffic Engineering and conform to AASHTO standar@ongress Street is limited to a
maximum of two curb cuts, and Lyons Street isdithib one curb cut, with size, location
and design to be approved by Traffic Engineerind eonform to AASHTO standarlls

11)Compliance with Engineering Comments: Ahy work performed in the existing ROW
(right-of-way) such as driveways, sidewalks, wtiltonnections, grading, drainage,
irrigation, or landscaping will require a ROW permirom the City of Mobile
Engineering Department (208-6070) and must comjilly the City of Mobile Right-of-
Way Construction and Administration Ordinance (Meltity Code, Chapter 57, Article
VIII). 2. Any and all proposed land disturbing aaty within the property will need to be
submitted for review and be in conformance with $term Water Management and
Flood Control Ordinance (Mobile City Code, ChaptEf, Ordinance #65-007 & #65-
045); the City of Mobile, Alabama Flood Plain Marmggent Plan (1984); and, the Rules
For Erosion and Sedimentation Control and Storm avd&unoff Control. 3. Each Lot
Owner shall be required to submit a Land Disturbareermit application for any
proposed land disturbing activity with the propert% complete set of construction plans
including, but not limited to, drainage, utilitiegrading, storm water detention systems,
paving, and all above ground structures, will netd be included with the Land
Disturbance permit. This Permit must be submitt@dproved, and issued prior to
beginning any of the construction work. 4. Add #&erno the PUD Plan stating that the
proposed development must comply with all Engingelbepartment Policy Letters: i. 5-
13-2009 Policy Letter(Car wash drains and dumpgtads to drain to Sanitary Sewer
System);

12)Compliance with Urban Forestry Comment$rdperty 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 CGthapters 57 and 64)

13)Compliance with Fire Department Commentsll projects within the City of Mobile
Fire Jurisdiction must comply with the requiremeotshe 2009 International Fire Code,
as adopted by the City of Mohilgand

14)Completion of the Subdivision process prior to aeyuest for building-related permits;

15)Submission of a revised PUD site plan prior todigming of the Final Plat; and

16) Full compliance with all other municipal codes amdinances.
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FLUNERAL HOME

A community college 1s located to the west of the site.
Offices are located to the east and south of the site.
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A community college 1s located to the west of the site.
Offices are located to the east and south of the site.
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SITE PLAN

LOT 1B MLK AVENUE REDEVELOPMENT
CORP SUBDIVISICN MBK 12850

The site plan illustrates the proposed building. parking, and drives.
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