#14

ZONING AMENDMENT,
PLANNING APPROVAL,

SUB2014-00138, ZONZ2014-02268,
Z0ON2014-02270 & ZON2014-02275

PLANNED UNIT DEVELOPMENT &

SUBDIVISION STAFF REPORT

Date: November 20, 2014

NAME

SUBDIVISION NAME

LOCATION

CITY COUNCIL
DISTRICT

PRESENT ZONING

PROPOSED ZONING

REASON FOR
REZONING

AREA OF PROPERTY

CONTEMPLATED USE

TIME SCHEDULE

Springhill Baptist Church
Springhill Baptist Church Subdivision

2 South McGregor Avenue

(East side of South McGregor Avenue, 100'+ SouffOld
Shell Road, and West side of South McGregor Avenue
295+ South of Old Shell Road)

District 7

R-1, Single-Family Residential and B-2, Neighborthoo
Business

R-1, Single-Family Residential

Eliminate split zoning
3 Lots/ 11.0 +Acres

Subdivision approval to create 3 lots, Rezoningnfri@-1,
Single-Family Residential District, and B-2, Neigibood
Business District, to R-1, Single-Family Residentia
District, to eliminate split zoning, Planned Unit
Development Approval to allow multiple buildings on
multiple building sites, and Planning Approval toa an
expansion of an existing church in a R-1, Singleiifa
Residential District.

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.

Improvements anticipated to begin in January oty
2015.
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ENGINEERING

COMMENTS

Subdivision: The following comments should be addressed pnosubmitting the FINAL
PLAT for acceptance and signature by the City E@gin

A.

Provide all of the required information on the SUBLSION PLAT (i.e. signature
blocks, signatures, certification statements, emitiegal description, required notes,
legend, scale, bearings and distances) that isreggny the current Alabama State Board
of Licensure for Professional Engineers and Land&yors.

Add a note to the SUBDIVISION PLAT stating that and Disturbance permit will be
required for any land disturbing activity in accande with Mobile City Code, Chapter
17, Storm Water Management and Flood Cointithle City of Mobile, Alabama Flood
Plain Management Plafi984); and, the Rules For Erosion and Sedimemigfiontrol
and Storm Water Runoff Control

. Add a note to the Plat stating that the approvallb&pplicable federal, state, and local

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

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

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

Add a note that sidewalk is required to be constidicand/or repaired, along the frontage
of each lot, or parcel, at time of developmentgeagsla sidewalk waiver is approved.

. Remove the County Engineer’s signature block fromPRlat. The County Engineer no

longer signs plats within the municipal limits betCity of Mobile.

. Provide a copy of the Final Plat along with thegoval when submitting for City

Engineer signature.

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

1.

4.

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 Departme&208-6070) and must comply
with the City of Mobile Right-of-Way Constructionnd Administration Ordinance
(Mobile City Code, Chapter 57, Article VIII).

A Land Disturbance Permit application shall be siited for any proposed land
disturbing activity with the property. A completet of construction plans including, but
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.

Any and all proposed land disturbing activity withthe property will need to be
submitted for review and be in conformance with MoICity Code, Chapter 17, Storm
Water Management and Flood Conjrolhe City of Mobile, Alabama Flood Plain
Management Plaif1984); and, the Rules For Erosion and Sedim@mafiontrol and
Storm Water Runoff Control

The proposed development must comply with all Eegimng Department Policy Letters.
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Planning Approval:

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
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 MoICity Code, Chapter 17, Storm
Water Management and Flood Conjrolhe City of Mobile, Alabama Flood Plain
Management Plaif1984); and, the Rules For Erosion and Sedime@miafiontrol and
Storm Water Runoff Control

Zoning: No comments.

TRAFFIC ENGINEERING

COMMENTS The site is limited to its existing curb cuts, witlize,
location and design to be approved by ALDOT andffitraéEngineering and conform to
AASHTO standards. Any new on-site parking, inchgdADA handicap spaces, shall meet the
minimum standards as defined in Section 64-6 ofditgs Zoning Ordinance. Any work in the
City right-of-way will require a Right-of-Way permi The permitting of the midblock crosswalk
will need to include any necessary signage angisgj as well as confirmation that a crossing
guard is on-site during high volume crossing pesiod

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).

FIRE DEPARTMENT

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

REMARKS The applicant is requesting Subdivision approvalraate 3

lots, Rezoning from R-1, Single-Family Residentastrict, and B-2, Neighborhood Business
District, to R-1, Single-Family Residential Distiido eliminate split zoning, Planned Unit
Development Approval to allow multiple buildings enultiple building sites, and Planning
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Approval to allow an expansion of an existing clwuio a R-1, Single-Family Residential
District. Churches require Planning Approval whecated in R-1 districts.

The purpose of this application is to create ldgtd for all of the holdings of the Spring Hill
Baptist Church. As part of this process, a Planbei Development application has been
submitted to address the fact that the Church hasepties on both sides of McGregor Avenue,
and that multiple buildings occur on single lotsthancross access across multiple lots. The
rezoning request is to address a portion of theativproperty that appears to have been
commercially zoned prior to the adoption of thereat Zoning Ordinance in 1967. And finally,
Planning Approval is requested to encompass d@hefChurch’s operations and facilities within
an R-1 district.

The only new construction that is proposed is theiteon of several canopies to allow vehicles
to drop off and pick up parishioners under sheltasswell as covered walkways between the
sanctuary and the other buildings on the East ptppeOther site improvements include new
tree plantings in new parking islands, an ornamem&l and signage, a new crosswalk across
McGregor Avenue, a prayer garden, and the wideointhe sidewalk along the East side of
McGregor Avenue, north of the Moorer Library, to maalosely reflect the Village of Spring
Hill sidewalk design.

The site is bounded to the North and West by varlmusinesses located in a B-2 district, and to
the East and South by residences and the campysrioig Hill College, both of which are in an
R-1 district.

The site appears to be depicted as a mixture afenetsal, commercial and park/open space on
the General Land Use Component of the Compreher®®ae, which is meant to serve as a
general guide, not a detailed lot and district pparmandate for development. Moreover, the
General Land Use Component allows the Planning Cesiom and City Council to consider
individual cases based on additional informatiorchswas the classification request, the
surrounding development, the timing of the request, the appropriateness and compatibility of
the proposed use and zoning classification.

As stated in Section 64-9. of the Zoning Ordinantt®e 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 tltkn@nce are anticipated as the city grows,
the established public policy is to amend the adage 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 applicant is creating legal lots of record freamious parcels, and as part of the Subdivision
process will create a split-zoning condition. Thihe subdivision of the land makes the
reclassification necessary and desirable.
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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 comatd®. PUD review also examines the design of
the development to provide for adequate circulatuthin the development; to ensure adequate
access for emergency vehicles; and to considepeouide for protection from adverse effects of

adjacent properties as well as provide protecticadgacent properties from adverse effects from
the PUD.

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

PUD approval and Planning Approval asi¢e plan_specific, thus if any new construction is
anticipated that will change an approved site pdamapplication to amend an existing, approved
PUD and Planning Approval site plans must be mae o 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.

The changes proposed for the overall Church faesliwill not alter the existing 1,166 person
seating capacity of the sanctuary, nor will it fesu a parking deficit (292 parking spaces are
required, while 441 are provided). The numbereés on site will be increased, and signage for
the Church will be improved. As the changes wallrblatively minor, no impacts to the abutting
residential, educational or commercial developmargsanticipated.

Regarding access, no new curb-cuts or modificatiorike existing curb-cuts are proposed, thus
the site should be limited to the existing curbscult should be noted that access is also shared
with the Moorer Library and with Portier Place (Vaéand owned by Spring Hill College) on the
East side, and with the CVS site on the West sitlm changes to the shared accesses are
proposed, and it should be pointed out that théseed accesses have existed for several
decades.

South McGregor Avenue is a proposed Major Street,a this location should have a minimum
right-of-way width of 80 feet. The existing widit depicted on the preliminary plat as ranging
from 70 +to 76 +feet. Two recent subdivisions immediately to Nath of the site have been
required to dedicate right-of-way sufficient to yide 40 feet from centerline along McGregor,
and in this instance, it appears that the dedicdias occurred on the East side of the right-of-
way. In each of these previous Subdivision casasiplete site redevelopment occurred: as no
site redevelopment is proposed as part of thisiegmn, an increased minimum building
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setback should be required in lieu of dedicatiomjwng Section V.B.2. of the Subdivision
Regulations.

Any future development of the overall Church fd@bk, not depicted on the information
submitted, will require new applications for coresigtion by the Planning Commission.

Finally, the geographic area defined by the cityvi@bile and its planning jurisdiction, including
this site, may contain Federally-listed threateaedndangered 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.

RECOMMENDATION

Rezoning: The rezoning request is recommended for approsabject to the following
condition:

1)

Completion of the Subdivision process.

Planning Approval: The Planning Approval request is recommendedfroval, subject to
the following conditions:

1)
2)

3)

4)

5)

Limited to the site plan submitted, with revisidissed below;

Depiction of the minimum building setback line dretEast side, for Lots 1 and 3, to be
25-feet plus the distance required to provide 4-fBeom centerline from South
McGregor Avenue;

Depiction of the minimum building setback line dretWest side, for Lot 2, to be a
minimum of 25-feet from the South McGregor Avenight-of-way;

Compliance with Engineering comments @Any 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. A Land Disturbance Permit applicationahbe submitted for any proposed
land disturbing activity with the property. A colefg 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@gproved, and issued prior to
beginning any of the construction work. 3. Any atigoroposed land disturbing activity
within the property will need to be submitted fewiew and be in conformance with
Mobile City Code, Chapter 17, Storm Water Managdmed Flood Contrgt the City

of Mobile, Alabama Flood Plain Management PIdr®84); and, the Rules For Erosion
and Sedimentation Control and Storm Water Runofft©db);

Compliance with Traffic Engineering commenih¢ site is limited to its existing curb
cuts, with size, location and design to be appravedALDOT and Traffic Engineering
and conform to AASHTO standards. Any new on-sitkimg, including ADA handicap
spaces, shall meet the minimum standards as defin®dction 64-6 of the City’'s Zoning
Ordinance. Any work in the City right-of-way widquire a Right-of-Way permit. The
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6)

7)

8)

9)

permitting of the midblock crosswalk will need hxlude any necessary signage and
striping, as well as confirmation that a crossingagd is on-site during high volume
crossing periods;)

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;

Compliance with Urban Forestry commenBrdperty 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 69).

Placement of a note on the plat / site plan statiray the site must be developed in
compliance with all local, state and Federal retjuts regarding endangered, threatened
or otherwise protected species;

Completion of the Zoning process; and

10)Provision of 4 copies of the revised Planning Appicsite plan prior to or at time of

Subdivision plat signing.

Planned Unit Development: The Planned Unit Development request is recomegrfdr
approval, subject to the following conditions:

1)
2)

3)

4)

5)

Limited to the site plan submitted, with revisidissed below;

Depiction of the minimum building setback line dretEast side, for Lots 1 and 3, to be
25-feet plus the distance required to provide 49-fdeom centerline from South
McGregor Avenue;

Depiction of the minimum building setback line dretWest side, for Lot 2, to be a
minimum of 25-feet from the South McGregor Avenight-of-way;

Compliance with Engineering commen&DD THE FOLLOWING NOTES TO THE
PUD SITE PLAN: 1. Any work performed in the ergtROW (right-of-way) such as
driveways, sidewalks, utility connections, gradidgainage, irrigation, or landscaping
will require a ROW permit from the City of Mobiledineering Department (208-6070)
and must comply with the City of Mobile Right-ofyWzonstruction and Administration
Ordinance (Mobile City Code, Chapter 57, ArticldI)l 2. A Land Disturbance Permit
application shall be submitted for any proposeddladisturbing activity with the
property. A complete set of construction planduiding, but not limited to, drainage,
utilities, grading, storm water detention systenpgving, 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 land disturbing activity withthe property will need to be
submitted for review and be in conformance with NMo@ity Code, Chapter 17, Storm
Water Management and Flood Coniiothe City of Mobile, Alabama Flood Plain
Management Plarf1984); and, the Rules For Erosion and Sedimemtaontrol and
Storm Water Runoff Control 4. The proposed development must comply with all
Engineering Department Policy Lettexs.

Compliance with Traffic Engineering commenihé site is limited to its existing curb
cuts, with size, location and design to be appravedALDOT and Traffic Engineering
and conform to AASHTO standards. Any new on-sitkimg, including ADA handicap
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6)

7)

8)

9)

spaces, shall meet the minimum standards as defin®dction 64-6 of the City’'s Zoning
Ordinance. Any work in the City right-of-way widquire a Right-of-Way permit. The
permitting of the midblock crosswalk will need hxlude any necessary signage and
striping, as well as confirmation that a crossingagd is on-site during high volume
crossing periods;)

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;

Compliance with Urban Forestry commenBrdperty 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 69).

Placement of a note on the plat / site plan stativay the site must be developed in
compliance with all local, state and Federal retjuts regarding endangered, threatened
or otherwise protected species;

Completion of the Zoning process; and

10)Provision of 4 copies of the revised PUD site ghaior to or at time of Subdivision plat

signing.

Subdivision: With a waiver of Section V.B.2., the Subdivisicggquest is recommended for
Tentative Approval, subject to the following conaoiits:

1)

2)

3)

Depiction of the minimum building setback line dretEast side, for Lots 1 and 3, to be
25-feet plus the distance required to provide 49-feom centerline from South
McGregor Avenue;

Depiction of the minimum building setback line dretWest side, for Lot 2, to be a
minimum of 25-feet from the South McGregor Avenight-of-way;

Compliance with Engineering commeni&hé following comments should be addressed
prior to submitting the FINAL PLAT for acceptanagdasignature by the City Engineer:
A. Provide all of the required information on th&JBDIVISION 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 aaad. Surveyors. B. Add a note to the
SUBDIVISION PLAT stating that a Land Disturbancenpié will be required for any
land disturbing activity in accordance with Mobi&ty Code, Chapter 17, Storm Water
Management and Flood Contjpthe City of Mobile, Alabama Flood Plain Managerhe
Plan (1984); and, the Rules For Erosion and Sedimemtatontrol and Storm Water
Runoff Contral C. Add a note to the Plat stating that the ampatoof all applicable
federal, state, and local agencies (including albren water runoff, wetland and
floodplain requirements) will be required prior the issuance of a Land Disturbance
permit. D. Provide and label the monument setoontl at each subdivision corner. E.
Provide the Surveyor's, Owner's (notarized), Plamgni Commission, and Traffic
Engineering signatures. F. Add a note that sidé&wial required to be constructed,
and/or repaired, along the frontage of each lotparcel, at time of development, unless
a sidewalk waiver is approved. G. Remove the Golngineer’s signature block from
the Plat. The County Engineer no longer signsspiaithin the municipal limits of the
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4)

5)

6)

7)

8)

City of Mobile. H. Provide a copy of the Final Plalong with the original when
submitting for City Engineer signatujg.

Compliance with Traffic Engineering commentsh€Tsite is limited to its existing curb
cuts, with size, location and design to be appravedALDOT and Traffic Engineering
and conform to AASHTO standards. Any new on-sitkimg, including ADA handicap
spaces, shall meet the minimum standards as defin®dction 64-6 of the City’s Zoning
Ordinance. Any work in the City right-of-way widquire a Right-of-Way permit. The
permitting of the midblock crosswalk will need twlude any necessary signage and
striping, as well as confirmation that a crossingagd is on-site during high volume
crossing periods;

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;

Compliance with Urban Forestry commenBrdperty 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 CGdapters 57 and 69).

Placement of a note on the plat / site plan statirag the site must be developed in
compliance with all local, state and Federal retjutes regarding endangered, threatened
or otherwise protected species; and

Provision of 4 copies of the revised PUD and Plagmpproval site plans prior to or at
time of Subdivision plat signing.
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REQUEST Subdivision, PUD, PA, Rezoning from R-1 & B-2 to R-1
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The site 1s surrounded by commercial units to the north and west, and
residential units to the south.
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The site 1s surrounded by commercial units to the north and west, and
residential units to the south.
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SITE PLAN
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The site plan illustrates the proposed lots, existing buildings, parking, and vegegation.
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