#3,4& 5 HOLDOVER Revised SUB2013-0071, ZON2013-01613

& ZON2013-01614

ZONING AMENDMENT,
PLANNED UNIT DEVELOPMENT &

SUBDIVISION STAFF REPORT Date: August 5, 2013

NAME Stratford, L.L.C.

SUBDIVISION NAME

LOCATION

CITY COUNCIL
DISTRICT

PRESENT ZONING

PROPOSED ZONING

AREA OF PROPERTY

CONTEMPLATED USE

Grelot Office Park Subdivision

North side of Grelot Road, 475+ East of SomerbwBr

District 6

LB-2, Limited Business District
B-3, Community Business District
1 Lot/ 3.0+ Acres

Rezoning from LB-2, Limited Business District, to3

Community Business District, to allow a boat and RV
storage facility, Planned Unit Development Approval
amend a previously approved Planned Unit Developtoen
allow shared access between multiple building sitéesl
Subdivision to create one legal lot of record framo legal
lots of record.

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.

TIME SCHEDULE Immediately

ENGINEERING

COMMENTS Subdivision: The following comments should be addressed
prior to review, acceptance and signature by thg Engineer: 1. Provide all of the required
information on the Final Plat (i.e. signatures,uieed notes) including the Professional Land
Surveyor seal and signature. 2. Provide a sigedtom the Planning Commission, Owner(s)
(notarized), and the Traffic Engineering Departmeht Add a note to the Plat stating that storm
water detention will be required for any future gidd(s) and/or land disturbing activity in
accordance with the Storm Water Management anddRBmmtrol Ordinance (Mobile City Code,
Chapter 17 , Ordinance #65-007 & #65-045). 4. Adubte to the Plat that any work performed
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in the existing ROW (right-of-way) such as drivewagidewalks, utility connections, grading,
drainage, irrigation, or landscaping will require ROW permit from the City of Mobile
Engineering Department (208-6070) and must comptia the City of Mobile Right-of-Way
Construction and Administration Ordinance (MobiléyGCode, Chapter 57, Article VIII). 5.
Show and label the existing, interior Lot 1 & 2 limtes. The description under the proposed Lot
1 indicates that it is already a Lot of Record emach. 7. Sidewalk is required to be installed
along the Public ROW frontage, unless a sidewatianae is approved. 8. Show the Minimum
Finished Floor Elevation (MFFE) for Lot 1 that scated within the AE and X-shaded flood
zones. 9. Provide a drainage easement for thérexidilkhouse Creek. Size and location to be
approved by the City Engineer.

Planned Unit Development: 1. Add a note to the PUD drawing stating thay avork
performed in the existing Grelot Road ROW (rightwdy) such as grading, drainage,
driveways, sidewalks, utility connections, irrigatj or landscaping will require a ROW permit
from the City of Mobile Engineering Department (28870) and must comply with the City of
Mobile Right-of-Way Construction and Administrati@rdinance (Mobile City Code, Chapter
57, Article VIII). 2. Add a note to the PUD drawjiistating that a Land Disturbance Permit will
be required for any site improvements on the ptypefrhese improvements may require storm
water detention. The Permit submittal shall badoordance with the Storm Water Management
and Flood Control Ordinance (Mobile City Code, Ciead 7, Ordinance #65-007 & #65-045).
3. Add a note to the PUD drawing stating that amppsed dumpster pad(s) must be designed to
collect storm water in a separate surface draihisheonnected to the Sanitary Sewer system. 4.
Add a note to the PUD drawing stating that any woekformed within this development must
comply with all Engineering Department Policy Leste

Subdivision: The following comments should be addressed prioretoew, acceptance and
signature by the City Engineer: a. Provide alltio¢ required information on the Final Plat (i.e.
signatures, required notes) including the ProfesaloLand Surveyor seal and signature. b.
Provide a signature from the Planning Commissionyn@r(s) (notarized), and the Traffic
Engineering Department. c. Add a note to the Btating that a Land Disturbance Permit will
be required for any site improvements on the prigpefrhese improvements may require storm
water detention. The Permit submittal shall be ancordance with the Storm Water
Management and Flood Control Ordinance (Mobile Gtyde, Chapter 17, Ordinance #65-007
& #65-045). d. Add a note to the Plat that any kvperformed in the existing ROW (right-of-
way) such as driveways, sidewalks, utility conmedj grading, drainage, irrigation, or
landscaping will require a ROW permit from the GiyMobile Engineering Department (208-
6070) and must comply with the City of Mobile RightVay Construction and Administration
Ordinance (Mobile City Code, Chapter 57, ArticldlYl e. Show and label the existing, interior
Lot 1 & 2 lot lines. The description under the posed Lot 1 indicates that it is already a Lot of
Record as drawn. f. Sidewalk is required to béailled along the Public ROW frontage, unless
a sidewalk variance is approved. g. Show the Mimmtinished Floor Elevation (MFFE) for
Lot 1 that is located within the AE and X-shadewdl zones. h. Provide a drainage easement
for the existing Milkhouse Creek. Size and locatmbe approved by the City Engineer. i. Add
a note to the Plat stating that the approval of @liplicable federal, state, and local agencies
(including all stormwater runoff, wetland and flg@din requirements) would be required prior
to the issuance of a permit for any land disturteactivity.
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Planned Unit Development: a. Add a note to the PUD drawing stating that awork performed

in the existing Grelot Road ROW (right-of-way) suabk grading, drainage, driveways,
sidewalks, utility connections, irrigation, or lasehping will require a ROW permit from the
City of Mobile Engineering Department (208-6070danust comply with the City of Mobile
Right-of-Way Construction and Administration Ordica (Mobile City Code, Chapter 57,
Article VIII). b. Add a note to the PUD drawingghg that a Land Disturbance Permit will be
required for any site improvements on the properfyjhese improvements may require storm
water detention. The Permit submittal shall be ancordance with the Storm Water
Management and Flood Control Ordinance (Mobile Gtyde, Chapter 17, Ordinance #65-007
& #65-045). c. Add a note to the PUD drawing stgtthat any proposed dumpster pad(s) must
be designed to collect storm water in a separatéasea drain that is connected to the Sanitary
Sewer system. d. Add a note to the PUD drawingngtahat any work performed within this
development must comply with all Engineering Daparit Policy Letters.

TRAFFIC ENGINEERING

COMMENTS Driveway number, size, location and design to heaped

by Traffic Engineering and conform to AASHTO starda Driving aisle south of proposed
building site is illustrated as 15’ in width andimadequate for two-way traffic. The design of
the driveway from the easement to Lot 3, while seaey given the proposed nature of the
development, may create a traffic issue in theréutvhen Lot 3 is developed. The larger/longer
vehicles may enter the driveway from Grelot Road aat be able to successfully stay on the
right side of the easement roadway and yield taomieg traffic from Lot 3 before turning left
into Lot 1.

URBAN FORESTRY

COMMENTS Property to be developed in compliance with statilacal
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 Jdliction
must comply with the requirements of the 2009 mational Fire Code, as adopted by the City
of Mobile.

MAWSS COMMENTS: No Comments

REMARKS The applicant is requesting rezoning from LB-2, ited
Business District, to B-3, Community Business Dastto allow a boat and RV storage facility,
Planned Unit Development Approval to allow sharedeas between multiple building sites, and
Subdivision to create one legal lot of record friovo legal lots of record.

The site, which is currently undeveloped, is bouhde the West by undeveloped land in a B-1,
Buffer Business District, to the North by a comnaea for an 18-lot residential subdivision in
an R-1, Single-Family Residential district, to thast by undeveloped land in a B-1, Buffer
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Business District, and to the South across GreloadRby an existing business office and
undeveloped land in a B-1, Buffer Business District

The proposed 3.0x acre, 1-lot subdivision frontsl@rRoad, a major street, which has right-of-
way illustrated as 100-feet. Since Grelot Roaal isajor street, which requires 100-feet of right-
of-way by the Major Street Component of the Compredive Plan, the current illustrated right-
of-way meets the minimum requirements.

Due to the location and size of the developmerntes& management is a concern. However,
since an application for a Planned Unit Developn{®uD) is included to allow shared access
between all (2) lots in this development, the psgubsingle curb cut providing one access point
to this multiple building site development would aeoositive aspect, limiting the number of

curb cuts to a major street. Planned Unit Develemimapprovals are site specific and any
change to the location, size and design of theqweq curb cut would require resubmission of
the Planned Unit Development.

As stated in Section 64-9. of the Zoning Ordinanttee intent of the Ordinance and
corresponding Zoning Map is to carry out the corhprsive 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 @dae 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 states that the reasoning behindettpgest for rezoning is to allow for a boat and
RV storage facility which is needed because there lbeen an increase in RVs in the area,
subdivision restrictions prohibiting the parking lmdats and RVs at primary residences, and a
lack of existing facilities of this type in the gitimits. It should be noted that this site was
previously rezoned from B-1, Buffer Business Dtrio its current zoning LB-2, Limited
Business District at the March 19, 2009 of the Rilagp Commission, which was subsequently
approved by the City Council. However, the size of 3.0+ acres does not meet the minimum
size requirement of 4.0 acres as set forth in 8ed&#-3.5. of the Zoning Ordinance for a new
zoning district. Also, if approved, any use all@izy right would be allowed to locate there.

The site is depicted as commercial on the GenaaatilUse Component of the Comprehensive
Plan, which is meant to serve as a general guiokea mletailed lot and district plan or mandate
for development. Moreover, the General Land Usen@anent allows the Planning Commission

and City Council to consider individual cases basadadditional information such as the

classification request, the surrounding developmehe timing of the request, and the

appropriateness and compatibility of the propossland zoning classification.

The site plan submitted provides two different esall” = 40’ and 1” = 50’. The 1” = 40’ scale
is accurate, and the 1” = 50’ scale should be reddvom the site plan, if approved, to avoid
confusion. The site plan also contains notesréfat to a non-existent zoning district, “LB-3”,
and misspell “Zoning Ordinance”. It should also mated that while the legal descriptions
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provided on the preliminary plat and the Plannedt Development site plan are accurate, the
legal description given on the Rezoning site plasctdbes both the proposed Lot 1 and the
adjacent Lot 3, when only the proposed Lot 1 shtwldiescribed. Furthermore, the preliminary
plat incorrectly identifies Lot 3 as “Lot 2”; hower, as the Subdivision application does not
involve this lot, references to it should be renthveThese errors should be corrected, if
approved.

At the Planning Commission’s September 15, 2011timgethe site obtained approval for a
15,764 square foot church for the adjacent Lot The site plan submitted by the applicant
illustrates a 5,200 square foot retail buildinghnvibur tenants on the proposed Lot 1, with no
improvements shown for Lot 3. The proposed rdétailLot 1 requires a minimum of 18 parking
spaces. The site plan illustrates a total of 8&kipg spaces with 59 marked as “RV/Boat
Storage”, leaving 26 parking spaces to serve ttel reenter. However, there are 11 parking
spaces provided between the building and the isgaed egress easement which only provide a
15’ wide access. A minimum of 24’ is required tlow two-way traffic. It should also be noted
that the 11 parking spaces do encroach into theng@éss and egress easement which provide
access to Lot 3, however, there is an adequatedmeessway of 24’ to accommodate two-way
traffic.

There is no fence or gate illustrated to acceshtis and RV storage area at the rear of the
property. If the site will provide fencing to seetthe storage area or a gate to access it, the sit
plan should be revised to illustrate such propotaisisure that the proper number of queuing
spaces will be provided between the gate and ogtay.

It should also be noted that when this site wassihigiect of a different subdivision at the

Planning Commission’s March 19, 2009 meeting, TedEhgineering recommended that the site
be denied access to the Grelot Service Road, \Wwi#hehtrance barricaded. The applicant is
currently proposing no access to the Service Rbadgver, there may be fire safety concerns
that may make emergency vehicle access to thecedRoad desirable.

The site plan does have notes relating to requretiprovided landscaped area, however, these
notes state that the proposed Lot 1 is 112,8294arsqieet, whereas the site plan itself has the
size of the lot as 129,804+ square feet. Accordlinipe recorded Subdivision that was approved
at the Planning Commission’s September 15, 2011tinggethe proposed Lot 1 is 120,105+
square feet. If approved, the site plan and tiedimppary plat should be revised to accurately
depict the size of the proposed Lot 1 as well gsiired and provided landscape calculations so
that staff can verify that minimum requirements auet. The site plan does no illustrate or note
any proposed tree plantings. The site plan shbaldevised to show full compliance with the
minimum tree planting requirements. As the Planbmit Development is proposed with a
common interior property line, staff has in thetpawed these interior property lines not be
counted as perimeter lot lines, but rather lodthatoverall Planned Unit Development (PUD).

There are no dumpsters illustrated on the site. plEme applicant should revise the site plan to
provide a dumpster, screened from view and in c@npé with Section 64-4.D.9 of the Zoning
Ordinance, or place a note that curb side pick-iipbe utilized.
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The site abuts R-1, Single-Family Residential to Bast and North. The site plan illustrates a
20-foot landscape buffer/utility easement alongHBast. It should be noted that a minimum 10’
limited use buffer should be depicted along thetNas well as a 6’ high privacy fence along the
East and North. A note on the proposed site diating this requirement should be retained on
the site plan and would be required on the Finat.Pl The site plan also depicts utility and
drainage easements along the East of Lot 3. Ifosepl, a note should be placed on the site plan
stating that no structures are allowed in any eas¢sn

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.

Regarding the Subdivision, the proposed lots exteedninimum size requirements of Section
V.D.2. of the Subdivision Regulations. The lotgesi are provided in acres and square feet, and
should remain on the Final Plat, if approved.

The proposed subdivision includes a common aréaapproved, the common area should be
labeled as such, and the note should be retainddedrinal Plat stating that the property owners
are responsible for the maintenance of all comnieasa

The preliminary plat depicts a 25" minimum buildisgtback line for Lots 1 and 3 as required by
Section V.D.9. of the Subdivision Regulations. sTketback should be depicted on the Final
Plat, if approved.

A portion of the proposed Lot 1 appears to confl@modplains associated with Milkhouse Creek.

The presence of floodplains indicate that the ameg be environmentally sensitive; therefore,

the approval of all applicable federal, state awhl agencies for wetland and floodplain issues
will be required prior to the issuance of any pesmor land disturbance activities. A note should
be placed on the Final Plat stating this requirdmen

RECOMMENDATION
Rezoning: The rezoning request is recommended for Denrathfe following reasons:
1) the subject site does not meet the minimum sizeiregent of 4.0 acres as set forth in
Section 64-3.5. of the Zoning Ordinance for a newirzg district;
2) the proposed rezoning district is out of charaetgh the surrounding zoning districts;
and
3) the applicant does not provide adequate justificatito approve the Rezoning request as
required by Section 64-9 of the Zoning Ordinance.

Planned Unit Development: The PUD request is recommended for Denial forfthiewing
reasons:
1) denial of the Rezoning makes the Planned Unit Dpraknt unnecessary;

Subdivision: The Subdivision request is recommended for Ddarahe following reasons:
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1) denial of the Rezoning and Planned Unit Developmerdkes the Subdivision
unnecessary;

Revised for the October 3" meeting:

The application was heldover from the August 8,32fieeting at the applicant’s request to
allow time to submit revised documentation. Theliapnt has not submitted any revised
information, therefore the original recommendatiemains.

Rezoning: The rezoning request is recommended for Denrathie following reasons:
1) the subject site does not meet the minimum siagresgent of 4.0 acres as set forth in
Section 64-3.5. of the Zoning Ordinance for a newirgy district;
2) the proposed rezoning district is out of charaateth the surrounding zoning districts;
and
3) the applicant does not provide adequate justifmadito approve the Rezoning request as
required by Section 64-9 of the Zoning Ordinance.

Planned Unit Development: The PUD request is recommended for Denial for ftiilowing
reasons:

1) denial of the Rezoning makes the Planned Unit Deweént unnecessary;

Subdivision: The Subdivision request is recommended for Déorahe following reasons:
1) denial of the Rezoning and Planned Unit Developmergkes the Subdivision
unnecessary;
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The site plan illustrates the proposed bwlding and RV / boat storage area.
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