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REZONING, PUD &

SUBDIVISION STAFF REPORT Date: July 10, 2003

APPLICANT NAME

DEVELOPMENT NAME

SUBDIVISION NAME

LOCATION

PRESENT ZONING

PROPOSED ZONING

AREA OF PROPERTY

CONTEMPLATED USE

TIME SCHEDULE

Treasure Properties, Inc.
Richard Bisdi, Agent

Soringhill-Louisdle Subdivison
Soringhill-Louisdle Subdivison

Subdivison and PUD: 1753, 1759, and 1761
Spring Hill Avenue, and 125 and 133 Louisdle
Street (Southwest corner of Spring Hill Avenue and
Louisdle Street, extending 360'+ Westwardly adong
Spring  Hill  Avenue, and extending 620+
Southwardly dong Louisdle Street)

Rezoning: Southwest corner of Spring Hill Avenue
and Louisdle Street.

B-1, Buffer Business

Lot 1 — LB-2, Limited Neighborhood Business
Lots2 & 3 —B-1, Buffer Busness

Subdivison& PUD: 5.7+ Acres 3Lots
Rezoning: 1.5+ Acres

Lot 1 — Drug Store

Lot 2 — Bank

Lot 3 — Offices and Apartments

With shared access between multiple building Stes
and multiple buildings on asngle building ste.

It should be noted, however, that any use
permitted in the proposed district would be
allowed at this location if the zoning is changed.
Furthermore, the Planning Commisson may
consder zoning classfications other than that
sought by the applicant for this property.

Lots1 & 2 - Immediate
Lot 3 - Exiging
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ENGINEERING

COMMENTS Significant drainage issues need to be resolved prior
to Engineering gpproval of subdivison pla and devdopment permitting. Many
sormwater drainage features of the dte are not shown on the preliminary plat and should
be shown. Some noted during a Ste vist include: drainage onto lot 3 from the property
to the south, several sormwater inlets in parking lot of lot 3, ETC. Based on Engineering
Depatment information, the dormwater culvert conveying Little Stickney creek is
located beneath the parking lot of lot 3 and should be shown on the plat. Due to
extengve flooding in the aea Engineering will require sormwater detention for al
impervious area on the newly developed stes Must comply with dl sormweater and
flood control ordinances. Any work performed in the right of way will require a right of

way permit.

TRAFFIC ENGINEERING
COMMENTS Driveway number, sizes, location and design to be
gpproved by Traffic Engineering and conform to AASHTO standards.

URBAN FORESTRY

COMMENTS All work within the gitica root zone of the trees on
exiding right-of-way is to be permitted by the Mobile Tree Commisson; ingress and
egress to be coordinated with Urban Forestry; 60" Live Oak that is on developed property
is to be given presarvaion satus, dternative paving surfaces to be used on the South side
of the 60" Live Oak; dl work on exigting city owned trees or 24" and larger Live Oak
trees on developed Ste isto be coordinated with Urban Forestry.

REMARKS The applicant is proposing redevelopment of the
gte to include a drug dtore, a bank, as wel as mantaining portions of exising office
buildings and a portion of an exising gpatment complex. In order to accomplish the
proposed redevelopment, resubdivison is necessary to adlow the proposed new lot
configuration; rezoning of the proposed corner lot is required to dlow the drug store
development; and PUD gpprova is required to alow shared access and circulation
between dtes, as well as multiple buildings on a sngle building ste.  As a Sde note,
Panning Approvd will adso be required to alow the location of the proposed bank in a
B-1, Buffer Business Didtrict.

This area is shown on the Generd Land Use component of the Comprehensve Plan as
commercid. However, the Comprehensve Plan is meant to be a generd guide, not a
detailed lot and digrict plan or mandate for development. The Planning Commission and
City Council may congder individud cases based on additiond information such as the
classfication requested, the surrounding development, the timing of the request and the
appropriateness and compatibility of the proposed use and zoning classfication.

Spring Hill Avenue is a mgor dreet as shown on the Mgor Street Plan, and has an
exiding right-of-way of 100° in compliance with the Plan. As sarvice roads are not a
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viable option in the area, some dternative method of access management should be
considered.

While Louisdle Street is not shown as a mgor dreet on the Magor Street Plan,
prdiminary work on a dudy of the generd aea of the Mobile Infirmay and USA
Women's and Children's Hospital campuses and affilisted medicd offices has concluded
that utilizetion of the exiging Houston Street/Kenneth Street/Louisdle Street corridor
would be a more gppropriate route than the Mgor Street Plan route that runs from
Houston Street, between Gladys Avenue and Kenneth Street, then through the West sde
of Old Shell Road School property and continuing North — East of the Mobile Infirmary —
to Three Mile Creek Parkway.

The plan submitted indicaies tha Louisdle Street has an exiding right-of-way of 35
from centerline (on this Sde). While this is not mgor street standard, it is collector Street
standard.

Due to the complexity of the applications, each dement (rezoning, PUD, subdivison)
will be discussed separately.

With regard to the rezoning issue, the Zoning Ordinance dates that the locationd
guiddines for LB-2 digtricts are the same as for B2 didtricts — located on a mgjor street,
a or near the intersection of two mgor dreets.  Additiondly, like a B-2 didtrict, free-
danding LB-2 digricts should contain a minimum of two acres.  While the dte is less
than two acres, it is adjacent to an exigting B 1 digtrict, and is located on a mgjor stret.
The proximity to a mgor dreet intersection will be determined by the location, or
relocation of the Houston Street extenson. In ether case, the Ste would be a or near the
intersection.

LB-2 was recently created as a result of comments from the Mayor, Council Members and
Panning Commisson Members expressng a desire for a zoning classification that alowed
some retail uses, but excluded many that were considered “offensive’. By eiminating the
“offensve’ uses, it was intended that the classification would be more compatible with
neighboring residential aress.

The PUD portion of the request is the most complex.

Planned Unit Development review examines the site with regard to its location to ensure that
it is generaly compatible with neighboring uses, that adequate access is provided without
generating excess traffic dong minor residential streets in residentid districts outside the
PUD; and that natural features of the site are taken into consideration. PUD review aso
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.

The plan illustrates the construction of the proposed drug store and new bank facility, which
have shared access and circulation. The PUD aso encompasses existing developments, part
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of which will have access via the bank site, and the remainder of which will be accessed by
exiging drives to Louisdle Street. In addition, the exising developments will be
incorporated into one lot — thereby having multiple buildings on asingle lot.

Generally, the proposa appears to meet the standards for PUD approval. However, there are
a few points which should be addressed. The fird is that of buffering. While the entire site is
zoned B-1, a portion of proposed Lot 3 is developed with multi-family dwellings. Buffering
between the new development and the multi-family development would be appropriate.

The plan submitted illustrates a “sign easement” for the bank property on the Louisdle Street
frontage. This would not only be an off-premise sign, but would aso be a second sign for the
bank — both of which would be in violation of the sgn regulaions. The applicant(s) should
be made aware that if the PUD is approved, the approva would not automaticaly permit the
second €ign; a variance from the Board of Zoning Adjustment would be needed for any
signage that does not comply with the sign regulations.

As stated previoudy, Lot 3 incorporates multiple existing developments (office buildings and
a multi-family complex) into one lot. The development(s) located on this lot should not have
a significant impact on the new development. However, any future redevelopment of Lot 3
will require an amendment to the PUD.

With regard to the proposed subdivison, the plat meets the minimum requirements of the
Subdivison Regulations.

RECOMMENDATION Rezoning: based on the preceding, it is
recommended that this application be approved, subject to the following conditions 1)
development limited to the accompanying PUD; 2) provison of buffering where the dte
abuts resdentidly developed propety; 3) full compliance with Urban Forestry
Comments (All work within the critical root zone of the trees on existing right-of-way is
to be permitted by the Mobile Tree Commission; ingress and egress to be coordinated
with Urban Forestry; 60" Live Oak that is on developed property is to be given
preservation datus, dternative paving surfaces to be used on the South side of the 60"
Live Oak; al work on exigting city owned trees or 24” and larger Live Oak trees on
developed ste is to be coordinated with Urban Forestry) and 4) full compliance with dl
municipa codes and ordinances.

Planned Unit Development: based on the
preceding, it is recommended that this gpplication be approved, subject to the following
conditions. 1) driveway number, Szes, location and desgn to be approved by Traffic
Engineering and conform to AASHTO dandards, 2) completion of the accompanying
rezoning and subdivison gpplications, 3) full compliance with Urban Forestry Comments
(All work within the criticadl root zone of the trees on exising right-of-way is to be
permitted by the Mobile Tree Commisson; ingress and egress to be coordinated with
Urban Forestry; 60" Live Oak that is on developed property is to be given preservation
daus dternative paving surfaces to be used on the South side d the 60" Live Oak; dl
work on exigting city owned trees or 24" and larger Live Oak trees on developed sSte isto
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be coordinated with Urban Forestry); 4) future redevelopment of Lot 3 will require
amendment to the PUD; 5) dosure (including removd and inddlaion of curbing and
landscaping) of “abandoned” exiding curb cuts 6) full compliance with dl municipa
codes and ordinances.

As a gde note, it is dso recommended that the
gpplicant(s) be advised that PUD gpprova does not sanction or permit the off-premise,
second sign for Lot 2 — variances from the Board of Zoning Adjustment will be required.

Subdivison: the pla megs the minimum
requirements of the Subdivison Regulaions and is recommended for Tentaive
Approvd, subject to the following conditions 1) placement of a note on the find plat
stating that driveway number, Szes, location and desgn to be gpproved by Traffic
Engineering and conform to AASHTO gandards, and 2) placement of a note on the find
plat stating that the 60° oak located on Lot 2 has preservation status, and 3) provison of
buffering dong propety lines between commecid and resdentidly developed
properties, including property lines within the subdivison.
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APPLICANT  Lreasure Properties, Inc. (Richard Biseli, Agent)

REQUEST Rezoning, Planned Unit Development, Subdivision
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Located to the North of the site is a nursing home/rehabilitation facility; to the
East is a medical office, single family residential dwelling, and a daycare.
Located to the South and West of the site are single family residential dwellings,
with a church to the West.
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SITE PLAN

5PRING HILL AVENUE
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LOUISELLE STREET

The site 15 located on the Southwest corner of Spring Hill Avenue and Louiselle Street.

The plan illustrates the existing buildings and parking, along with the proposed bl dings
and parking.
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SPRINGHILL - LOUISELLE SUBDIVISION
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APPLICATION NUMBER 8 & 9& 10 pareg _ July 10, 2003

sppLicant Lreasure Properties, Inc. (Richard Biseli, Agent)

USE/REQUEST Rezoning, Planned Unit Development, Subdivision




