#15& 16 SUB2014-00039 & ZONZ2014-00758

PLANNED UNIT DEVELOPMENT
& SUBDIVISION STAFF REPORT Date: May 1, 2014

DEVELOPMENT NAME Battlehouse Parking Deck Two Subdivision

SUBDIVISION NAME Battlehouse Parking Deck Two Subdivision

LOCATION 10 North Royal Street
(Northeast corner of North Royal Street and Dau@tneet
extending to the Southwest corner of North Wateeet
and St Francis Street)

CITY COUNCIL
DISTRICT District 2

AREA OF PROPERTY 2 Lots / 3.5 + acres

CONTEMPLATED USE Planned Unit Development Approval to allow two
buildings on a single building site and to allowss access between two lots, and Subdivision
approval to create 2 lots.

TIME SCHEDULE
FOR DEVELOPMENT To commence upon approvals

ENGINEERING
COMMENTS

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

A. Provide all of the required information on the SUBISION PLAT (i.e. signature
blocks, signatures, certification statements, emitiegal description, required notes,
legend, scale, bearings and distances).

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 @tde, Chapter 17 , Ordinance
#65-007 & #65-045), latest edition. Storm wateredébn will be required for any
increase in impervious area on LOT 1A or LOT 1B.

C. Add a note to the Plat stating that the approvalbépplicable federal, state, and local
agencies (including all storm water runoff, wetlaar floodplain requirements) will be
required prior to the issuance of a Land Disturlegmermit.

D. Check the written legal description and/or beaand distance labels on lines 11, 16, 19,
and 35 of the written description.

E. Show and label all flood zones.

F. Show and label the MFFE (Minimum Finished Floorv&lgon) on each lot that contains
an AE, X (shaded) flood zone designation.
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G. Provide and label the monument set or found at sabHivision corner.

H. Add a signature block for the Owner, Notary PubRanning Commission, Traffic
Engineer, and City Engineer.

I. Provide the Surveyor's, Owner’s (notarized), PlagniCommission, 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, irrigatiar, landscaping will require a ROW permit
from the City of Mobile Engineering Department (20870) and must comply with the City
of Mobile Right-of-Way Construction and Adminisi@t Ordinance (Mobile City Code,
Chapter 57, Article VIII).

2) Any and all proposed land disturbing activity witithe property will need to be submitted
for review and be in conformance with the Storm &/d¥lanagement and Flood Control
Ordinance (Mobile City Code, Chapter 17, Ordina#&&-007 & #65-045); the City of
Mobile, Alabama Flood Plain Management Plan (1984jd, the Rules For Erosion and
Sedimentation Control and Storm Water Runoff Cdntro

3) According to the FEMA flood map information, thisoperty is located within a Special
Flood Hazard Area. You will need to show and lahel flood hazard area(s) on your plat
and plans. Also, you will need to list the Minimuamished Floor Elevation (MFFE) for
each LOT.

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

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

TRAFFIC ENGINEERING

COMMENTS All new on-site parking, including ADA handicap sps,
shall meet the minimum standards as defined ini@e&4-6 of the City’s Zoning Ordinance.
Driveway number, size, location and design to heaged by Traffic Engineering and conform
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.

REMARKS The applicant is seeking Planned Unit Development
Approval to allow two buildings on a single buildisite and to allow cross access between two
lots, and Subdivision approval to create 2 lotsThe site is located in Council District 2, and
according to the applicant is served by public watel sanitary sewer.
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The purpose of this application is two-fold: 1)deeate one legal lot from several metes and
bounds parcels, and as part of the new lot creatmmaify the common boundary on an existing
adjacent lot; and 2) create a PUD to allow two dingis on a single building site (the newly

created lot) and to allow cross access betweenldtgo The applicant proposes to build a 6
level, 375 +parking space parking deck with ground floor t&tstaurant uses, with a bank and

restaurant drive through.

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 comatd®. 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, thaog changes to the site plan / Subdivision plat
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 site is zoned B-4, General Business Distiticts tthe proposed uses are allowed by right.

The site fronts onto four streets: North Royal &trédauphin Street, St. Francis Street, and
North Water Street. All abutting streets, includigrth Water Street, a component of the Major
Street Plan, have compliant right-of-way widthsisimo dedication will be required.

Regarding access management, proposed Lot 1A @aped with the existing Battle House and
RSA Tower. Lot 1A has three existing curb-cutsoo&t. Francis Street, two onto North Water
Street, two onto Dauphin Street, and no curb-cate ®&lorth Royal Street: Lot 1A should be
limited to its existing curb-cuts. For proposed ld3, to contain the new parking deck, the
applicant proposes one curb-cut to North Royal ebtesd two curb-cuts to Dauphin Street.
Therefore, Lot 1B should be limited to the curbscas proposed, and as depicted on the PUD
site plan. The size, design and location of alt e modified curb-cuts are to be approved by
Traffic Engineering and comply with AASHTO standsrd

Typically a corner radius would be required forgwsed Lot 1B at the Dauphin/Royal Street
intersection; however, an existing building thatl wemain makes such dedication at this time
impracticable. It is recommended that the Comrrssvaive Section V.D.6. of the Subdivision
Regulations regarding the corner radius.

It should also be pointed out that the 25-foot aefbrequired by Section V.D.9. of the
Subdivision Regulations is superseded in this zpdistrict, as no setbacks are required in a B-4
district. Thus the setback requirement should bived.
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The proposed parking deck will not allow for mu€hny level of tree and landscape compliance
on proposed Lot 1B. As the site is located in @ Bistrict, which allows for a 100% site
coverage, the on-site compliance requirement ofi@eé4-4.E. of the Zoning Ordinance should
be waived. However, the applicant should coorairveith Urban Forestry to maintain existing
street trees that will remain and, if possible,vide new street trees if there is an opportunity
with the new construction.

Access to the main parking levels of the propose#ipg deck will be from an existing curb-cut
and driveway located on Lot 1A. The existing dweag will be modified to link to the second
level of the parking deck. It should be noted tihare will be no vehicular circulation between
the first level of the parking deck and the upeeels.

The proposed restaurant drive-through from the IN&byal Street entrance appears to only
have a queuing distance of approximately 36 féet:Zoning Ordinance requires a minimum of
51 feet. The proposed bank drive-through fromDlaeiphin Street entrance appears to exceed
the minimum queuing distance requirement. The C@sion may wish to consider waiving the
51 foot requirement of Section 64-4.F. of the Zgnidrdinance for the proposed restaurant
drive-through due to the unique urban nature o $iite, subject to Traffic Engineering approval.

Some tree and landscape modification on Lot 1A wdtur in order to accommodate the

connection between the second level of the pardlexk and the existing driveway. Any tree

removal or tree relocation on Lot 1A should be damated with Urban Forestry, and any

landscape plans submitted for driveway modificatstiould include a tree and landscape plan
for Urban Forestry review.

The entire site is located in an AE flood zone asded with the Mobile River. Any new
construction must comply with local, state and fatléaws regarding development within a
flood zone.

No dumpster is depicted on the site plan. If a plster is proposed, it should be depicted on the
site plan, or a statement should be provided inisigehow waste will be serviced for the new
retail/restaurant and bank uses.

Any new lighting on the site must comply with thequirements of the Zoning Ordinance,
including the photometric requirements of Sectidro6A.

Finally, it should be pointed out that Lot 1A ix#ted within the Lower Dauphin Street Historic

District. Any work on this lot will require appralby the Architectural Review Board / Mobile
Historic Development Commission.

RECOMMENDATION

Subdivision: Based upon the preceding, and with waivers ofi@edat.D.6. and V.D.9. of the
Subdivision Regulations, this application is recoamohed for tentative approval, subject to the
following conditions:
1) Compliance with Engineering commeni&hé following comments should be addressed
prior to acceptance and signature by the City Eegm A. Provide all of the required
information on the SUBDIVISION PLAT (i.e. signatimecks, signatures, certification
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2)

3)

4)

5)

6)

7)

8)

9)

statements, written legal description, required et legend, scale, bearings and
distances). B. Add a note to the SUBDIVISION Pk#ifing that a Land Disturbance
permit will be required for any land disturbing adty in accordance with the of the
Storm Water Management and Flood Control OrdinagMebile City Code, Chapter 17

, Ordinance #65-007 & #65-045), latest edition.rBtavater detention will be required
for any increase in impervious area on LOT 1A orfLEB. C. Add a note to the Plat
stating that the approval of all applicable federsiate, and local agencies (including all
storm water runoff, wetland and floodplain requirms) will be required prior to the
issuance of a Land Disturbance permit. D. Cheekwhitten legal description and/or
bearing and distance labels on lines 11, 16, 19] 86 of the written description. E.
Show and label all flood zones. F. Show and l#elMFFE (Minimum Finished Floor
Elevation) on each lot that contains an AE, X (sdijdflood zone designation. G.
Provide and label the monument set or found at eadbdivision corner. H. Add a
signature block for the Owner, Notary Public, Plamgy Commission, Traffic Engineer,
and City Engineer. |. Provide the Surveyor’s, Orse(notarized), Planning
Commission, and Traffic Engineering signatuyes.

Compliance with Traffic Engineering commen#dl (new on-site parking, including ADA
handicap spaces, shall meet the minimum standasddeéined in Section 64-6 of the
City’s Zoning Ordinance. Driveway number, sizeglmon and design to be approved by
Traffic Engineering and conform to AASHTO standgrds

Compliance with Urban Forestry commenBrdperty to be developed in compliance
with state and local laws that pertain to tree metion and protection on both city and
private properties (State Act 61-929 and City CGthapters 57 and 69).

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;

Placement of a note on the final plat stating thatt 1A is limited to its existing curb-
cuts, and that Lot 1B is limited to one curb-cutNorth Royal Street, and two curb-cuts
to Dauphin Street, with the size, design and locatf all curb-cuts to be approved by
Traffic Engineering, and to comply with AASHTO stiands;

Placement of a note on the final plat stating thew construction must comply with
local, state and federal laws regarding developmthin a flood zone;

Coordination of any tree removal or tree relocatoriLot 1A with Urban Forestry;
Provision of a tree and landscape plan, with ssteetbpment permit applications, for that
portion of Lot 1A that will be impacted by the poged driveway modifications for
Urban Forestry review;

Coordination with Urban Forestry to maintain stréeges that will remain and, if
possible, provide new street trees if there is ppodunity with the new construction;
and

10)Provision of a revised PUD site plan prior to tignsg of the final plat.

Planned Unit Development: Based upon the preceding, and with a waiver ofi@e64-4.E. of
the Zoning Ordinance, this application is recomneehtbr approval, subject to the following
conditions:

1)

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
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2)

3)

4)

5)

6)

7)

8)

9)

Engineering Department (208-6070) and must comjilly the City of Mobile Right-of-
Way Construction and Administration Ordinance (Meltity Code, Chapter 57, Article
VIIl). 2) Any and all proposed land disturbing &dty 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 &v&unoff Control. 3) According
to the FEMA flood map information, this propertylacated within a Special Flood
Hazard Area. You will need to show and label thed hazard area(s) on your plat and
plans. Also, you will need to list the Minimum iBived Floor Elevation (MFFE) for
each LOT. 4) Add a note to the PUD Plan statirgf the proposed development must
comply with all Engineering Department Policy Ledte a.5-13-2009 Policy Letter(Car
wash drains and dumpster pads to drain to Sani&ewer Systern)

Compliance with Traffic Engineering commen#dl (new on-site parking, including ADA
handicap spaces, shall meet the minimum standasddeéfined in Section 64-6 of the
City’s Zoning Ordinance. Driveway number, sizealbon and design to be approved by
Traffic Engineering and conform to AASHTO standgrds

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).

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;

Placement of a note on the site plan stating tbatliA is limited to its existing curb-cuts,
and that Lot 1B is limited to one curb-cut to NoRloyal Street, and two curb-cuts to
Dauphin Street, with the size, design and locabbrall curb-cuts to be approved by
Traffic Engineering, and to comply with AASHTO stiands;

Placement of a note on the final plat stating thew construction must comply with
local, state and federal laws regarding developmahin a flood zone;

Depiction of a dumpster on the site plan, or prioviof a statement indicating how waste
will be serviced for the new retail/restaurant dagk uses;

Compliance with Section 64-6.A.of the Zoning Ordioe, including the photometric
requirements;

Waiver of Section 64-4.F. of the Zoning Ordinanegarding the minimum drive through
gueuing distance for the restaurant use only, stibjeTraffic Engineering approval;

10)Provision of a revised PUD site plan prior to tignsg of the final plat;
11)Any proposed work on Lot 1A will require approval the Architectural Review Board /

Mobile Historic Development Commission; and

12)Full compliance with all other municipal codes amdinances.
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