# 18, 19, 20 & 21

Case # SUB2008-00169, ZON2008-01894, 



ZON2008-01895 and ZON2008-01896

SUBDIVISION, PLANNING APPROVAL, 

PLANNED UNIT DEVELOPMENT &
SIDEWALK WAIVER STAFF REPORT
Date:  August 21, 2008
NAME Alabama Bulk Terminal Subdivision
SUBDIVISION NAME

Alabama Bulk Terminal Subdivision
LOCATION 195 Cochrane Causeway 
(East and West sides of Cochrane Causeway, 585’± North of Dunlap Drive)
CITY COUNCIL 

DISTRICT
District 2
PRESENT ZONING I-2, Heavy Industry District 
AREA OF PROPERTY 1 lot / 0.5 acres +
CONTEMPLATED USE Planning Approval to allow the expansion of an existing petroleum oil bulk terminal and distribution facility in an I-2, Heavy Industry District, to include a 2,500± square-foot office building, Planned Unit Development Approval to allow multiple structures on two building sites, Subdivision approval to create two legal lots, and Sidewalk Waiver to waive construction of sidewalks along both sides of Cochrane Causeway.

FOR DEVELOPMENT Immediate

ENGINEERING

COMMENTS


Show Minimum FFE on plans and plat for all lots located within special flood hazard areas.  Need to submit a flood proofing plan if the FFE is proposed to be below Min FFE.  No fill allowed within a special flood hazard area without providing compensation or completing a flood study showing that there is no rise for the proposed fill within the special flood hazard area.  Must comply with all storm water and flood control ordinances.  Any work performed in the right of way will require a right of way permit.  
Sidewalk waiver is recommended for approval.
COMMENTS Driveway number, size, location, and design to be approved by Traffic Engineering and ALDOT and conform to AASHTO standards.  Final approval for all driveways, proposed and existing will be given upon submittal of final plans.  Traffic Engineering was unable to thoroughly review this application because no details were given on the drawing regarding the location of the building, access, or internal circulation.    
URBAN FORESTRY

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

FIRE DEPARTMENT 

COMMENTS


All projects must comply with the requirements of the 2003 International Fire Code, including Appendices B through D, as adopted by the City of Mobile, and the 2003 International Existing Building Code, as appropriate.
REMARKS The applicant is requesting Planning Approval to allow the expansion of an existing petroleum oil bulk terminal and distribution facility in an I-2, Heavy Industry District, to include a 2,500± square-foot office building, Planned Unit Development Approval to allow multiple structures on two building sites, Subdivision approval to create two legal lots, and Sidewalk Waiver to waive construction of sidewalks along both sides of Cochrane Causeway.  Bulk oil terminals require Planning Approval when located in I-2 districts.

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

Planned Unit Development review examines the site with regard to its location to ensure that it is generally compatible with neighboring uses; that adequate access is provided without generating excess traffic along minor residential streets in residential districts outside the PUD; and that natural features of the site are taken into consideration.  PUD review also examines the design of the development to provide for adequate circulation within the development; to ensure adequate access for emergency vehicles; and to consider and provide for protection from adverse effects of adjacent properties as well as provide protection of adjacent properties from adverse effects from the PUD.  

PUD approval and Planning Approval are site plan specific, thus any changes to the site plan must be approved by the Planning Commission.

The purpose of this application is, primarily, to allow for the construction of a new office building, replacing an office building that was significantly damaged by Hurricane Katrina and ultimately removed from the site.  The bulk oil facility has been at this location for many years, however, Planning Approval is required for the use, and Planned Unit Development approval is required due to the multiple structures and the multiple sites.
The site spans across Cochrane Causeway, a proposed major street and part of the US Highway system, with adequate right-of-way.  According to the submitted plat, proposed Lot 1 of the site also has frontage on Sixth Street, a minor street with adequate right-of-way (it should be noted that Sixth Street does not appear to be a public street on GIS data available to staff).
Two lots will be created by the Subdivision.  Proposed Lot 1 contains most of the facilities associated with the bulk oil terminal, however proposed Lot 2 contains two large tanks, a spoils area and a wetlands area.  A pipeline structure spans Cochcrane Causeway, linking the facility together.  Lot 1 is approximately 18 acres, while Lot 2 is approximately 67 acres.

Aerial photos from 2006 show that proposed Lot 1 has two existing curb-cuts onto Cochrane Causeway and no curb-cuts onto Sixth Street.  Proposed Lot 2 also has two existing curb-cuts onto Cochrane Causeway.  The site should be limited to these existing curb cuts, with any changes to the size, design and location to be approved by Traffic Engineering and ALDOT, and to conform to AASHTO standards.

The proposed 2,500 square foot office building (according to the site plan – the provided narrative states that the building will be 50,000 square feet) will be approximately 100-feet from the “property line” along Cochrane Highway: between the site and the road right-of-way is the current or former right-of-way for railroad facility that used to serve the industries on the island.  A total of 9 parking spaces will be required for the new 2,500 square foot office building, however, they do not appear to be delineated on the site plan.  Adequate room exists on the site to accommodate the required parking, and the existing gravel paving on the site (allowed in I-2 districts) does not facilitate parking delineation.  The parking area should, however, be identified on a revised site plan (and will be required on any plan submitted for a building permit).
No other changes to the 8 existing oil tanks (ranging in footprint size from 3,523 square feet to approximately 55,000 square feet) or other structures, such as the trailers, metal storage buildings, oil conveyance structures, and the spoil area and marsh/wetlands areas are proposed.  All oil tanks are surrounded by earthern berm containment structures.
No dumpster is depicted on the site plan.  If a dumpster is used, it must be depicted on the site plan, or a statement must be placed on the site plan indicating that no dumpster is used (and will be required on any plan submitted for a building permit).
The 25-foot minimum building setback line is not depicted along the right-of-way of Sixth Street, but is shown along Cochcrane Causeway.  The plat and site plans should be revised to depict the 25-foot minimum building setback line from Sixth Street (if the surveyor verifies that it is not public right-of-way, depiction of the setback is not required).
As the proposed new construction will not expand the site coverage or building area by more than 50%, compliance with the tree and landscape requirements of the Zoning Ordinance should not be required at this time.   

The site is bounded by the Mobile River and portions of Mobile Bay, and wetlands and floodplains associated with the water features may occur on a portion of the site.  The presence of wetlands and floodplains indicate that the area may be environmentally sensitive; therefore, the approval of all applicable federal, state and local agencies would be required prior to the issuance of any permits or land disturbance activities.

The geographic area defined by the city of Mobile and its planning jurisdiction, including this site, may contain Federally-listed threatened or endangered species as well as protected non-game species.  Development of the site must be undertaken in compliance with all local, state and Federal regulations regarding endangered, threatened or otherwise protected species.
Finally, the applicant has requested the waiver of the sidewalk requirement along both sides of Cochrane Causeway.  The applicant states that both sides of the roadway have open ditches, and that there is very little pedestrian traffic in the vicinity.
Planning Approval: The request is recommended for Approval, subject to the following conditions:

1) Revision of the site plan to show the 25-foot minimum building setback line along Sixth Street (if determined to be a public right-of-way);

2) Revision of the site plan to depict the location of any required parking for a 2,500 square foot office building;  
3) Revision of the site plan to depict and label a dumpster, if provided, or to include a note stating that garbage is disposed of via a private service;
4) Compliance with Engineering comments (Show Minimum FFE on plans and plat for all lots located within special flood hazard areas.  Need to submit a flood proofing plan if the FFE is proposed to be below Min FFE.  No fill allowed within a special flood hazard area without providing compensation or completing a flood study showing that there is no rise for the proposed fill within the special flood hazard area.  Must comply with all storm water and flood control ordinances.  Any work performed in the right of way will require a right of way permit.  );

5) Placement of a note on the site plan stating that a new Planning Approval application will be required for any additional development on the site;
6) Provision of a revised site plan (overall, East side and West side) to the Planning Section of Urban Development prior to the signing of the Subdivision plat, and prior to the application for building permits.
Planned Unit Development:  The request is recommended for Approval, subject to the following conditions:
1) Revision of the site plan to show the 25-foot minimum building setback line along Sixth Street (if determined to be a public right-of-way);

2) Revision of the site plan to depict the location of any required parking for a 2,500 square foot office building;  

3) Revision of the site plan to depict and label a dumpster, if provided, or to include a note stating that garbage is disposed of via a private service;
4) Compliance with Engineering comments (Show Minimum FFE on plans and plat for all lots located within special flood hazard areas.  Need to submit a flood proofing plan if the FFE is proposed to be below Min FFE.  No fill allowed within a special flood hazard area without providing compensation or completing a flood study showing that there is no rise for the proposed fill within the special flood hazard area.  Must comply with all storm water and flood control ordinances.  Any work performed in the right of way will require a right of way permit.);
5) Placement of a note on the site plan stating that a new PUD application will be required for any additional development on the site
6) Provision of a revised site plan (overall, East side and West side) to the Planning Section of Urban Development prior to the signing of the Subdivision plat, and prior to the application for building permits.
Subdivision:  The request is recommended for Tentative Approval:
1) Revision of the plat to depict the 25-foot minimum building setback line along the Sixth Street right-of-way (if determined to be a public right-of-way);
2) Placement of a note on the plat stating that Lots 1 and 2 are limited to the two (2) respective existing curb-cuts onto Cochcrane Causeway, and denied access to Sixth Street, and that any changes to the size, design and location of the curb-cuts are to be approved by Traffic Engineering and ALDOT, and conform to AASHTO standards; 
3) Compliance with Engineering comments (Show Minimum FFE on plans and plat for all lots located within special flood hazard areas.  Need to submit a flood proofing plan if the FFE is proposed to be below Min FFE.  No fill allowed within a special flood hazard area without providing compensation or completing a flood study showing that there is no rise for the proposed fill within the special flood hazard area.  Must comply with all storm water and flood control ordinances.  Any work performed in the right of way will require a right of way permit.); 
4) Placement of a note on the plat stating that approval of all applicable Federal, state and local agencies is required for endangered, threatened or otherwise protected species, if any, prior to the issuance of any permits or land disturbance activities;

5) Placement of a note on the plat stating that approval of all applicable Federal, state and local agencies is required for floodplain and wetland issues, if any, prior to the issuance of any permits or land disturbance activities. and
6) Submittal of revised PUD and Planning Approval site plans prior to the signing of the Subdivision plat or application for building permits.
Sidewalk Waiver:  The request is recommended for Approval. 
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