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PLANNED UNIT DEVELOPMENT
& SUBDIVISION STAFF REPORT Date: October 3, 2013

DEVELOPMENT NAME Longleaf Gates Subdivision, Phase Two

SUBDIVISION NAME Longleaf Gates Subdivision, Phase Two

North side of Girby Road extending to the East teus of
Whitebark Drive.

CITY COUNCIL
DISTRICT District 6

AREA OF PROPERTY 61 Lots / 42.2+ Acres

CONTEMPLATED USE Planned Unit Development Approval to allow a prévat
street subdivision, and Subdivision approval teaw@es1 legal lots of record from an existing
metes and bounds parcel.

TIME SCHEDULE
FOR DEVELOPMENT None given.

ENGINEERING

COMMENTS Subdivision:  The following comments should be
addressed prior to acceptance and signature b@ith€ngineer: a.) Provide all of the required
information on the Plat (i.e. signature blocksnsiires, certification statements, required notes,
legend). b.) Add a note to the Plat stating thatnd Disturbance Permit will be required for
any site improvements on the property. These ingrents may require storm water detention.
The Permit submittal shall be in accordance wite 8torm Water Management and Flood
Control Ordinance (Mobile City Code, Chapter 17di@ance #65-007 & #65-045). c.) Add a
signature for the Owner (notarized), Surveyor, Rilag Commission and Traffic Engineer.
d.) Add a note to the Plat stating that the apgdra¥aall applicable federal, state, and local
agencies (including all stormwater runoff, wetlaadd floodplain requirements) would be
required prior to the issuance of a permit for Emgd disturbance activity. e.) Add a note to the
Plat that any work performed in the existing ROVgH{t-of-way) such as driveways, sidewalks,
utility connections, grading, drainage, irrigatiam,landscaping will require a ROW permit from
the City of Mobile Engineering Department (208-6p&hd must comply with the City of
Mobile Right-of-Way Construction and Administrati@rdinance (Mobile City Code, Chapter
57, Article VIII).

Planned Unit Development: Any work performed in the existing ROW (right-of-wasuch as
driveways, sidewalks, utility connections, gradirdyainage, irrigation, or landscaping will
require a ROW permit from the City of Mobile Engemeg Department (208-6070) and must
comply with the City of Mobile Right-of-Way Constition and Administration Ordinance
(Mobile City Code, Chapter 57, Article VIII). Thapplicant must also contact ALDOT — Ninth
Division to see if any ALDOT Permits are requirent this proposed project. 1) Any and all
proposed development will need to be in conformanmitk the Storm Water Management and
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Flood Control Ordinance (Mobile City Code, Chapi&; Ordinance #65-007 & #65-045); the
City of Mobile, Alabama Flood Plain Management P(&884); and, the Rules For Erosion and
Sedimentation Control and Storm Water Runoff Cdnt# flood study will be required for the
proposed development. 2) A complete set of caostm plans for the site work — including,
but not limited to, drainage, utilities, gradingprsn water detention systems, paving, and all
above ground structures, will be required to benstibd with the Land Disturbance permit.
These plans are to be submitted and approved faribeginning any of the construction work.
3) Itis recommended that the applicant consideismg Lots 11-13, and any others, to keep the
Lots outside of the Special Flood Hazard Zoneshst the property is not encumbered by the
Flood Zone requirements. 4) Must comply with Bfigineering Department Policy Letters:
i.) 5-13-2009 Policy Letter(Car wash drains anangater pads to drain to Sanitary Sewer
System) ii) 8-4-2004 Policy Letter (Video inspent of new Storm Sewer System Piping)
iii.) 3-18-2004 Policy Letter (Additional subdives street requirements).

TRAFFIC ENGINEERING

COMMENTS Driveway number, size, location and design to heraped
by Traffic Engineering and conform to AASHTO stardfa

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.

MAWSS COMMENTS MAWSS has water and sewer serviceslablai but a
Capacity Assurance application for sewer service @ been applied for. MAWSS cannot
guarantee sewer service until the Capacity apphicas approved by Volkert Engineering, Inc.

REMARKS The applicant is seeking Planned Unit Developmeppraval to
allow a private street subdivision, and Subdivisipproval to create 61 legal lots of record from
an existing metes and bounds parcel. The sitecastéd in Council District 6, and according to
the applicant is served by public water and sangamwer services.

The site is the Future Development area of Long@afes Subdivision, Phase One, Revised
Plat, which was approved by the Commission in A@009. That was a private street gated
subdivision with reduced lot sizes, reduced fraadyand side yard setbacks, and increased site
coverage. The current application is for a privatteet subdivision in which all lot sizes meet
the required minimum size, no reduced setbackgamgosed, and no increased site coverage
allowance is proposed. As access is strictly ki@ éxisting street stub of Whitebark Drive in
Phase One, the proposed phase would also be asydidivision, albeit the gates would be the
existing gates within Phase One. Since a privisigeisis proposed, Planned Unit Development
Approval is required.
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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 comatam. 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 protectioadgacent 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 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 Ratipns for lot size, road frontage, lot

configuration, etc.

It should first be noted that the site is stillispbned. Most of the site is zoned R-2, Two-
Family Residential. There is an area of R-3, Mitmily Residential, and B-2, Neighborhood
Business, along the Eastern boundary of the subdiyioutside of any proposed lots but within
a large common area. The 2009 subdivision appipetdifically required rezoning applications
to correct the split zoning within this area be mitbed in conjunction with other future
applications, but such was not submitted with #pplication. Since the subdivision is intended
as a single-family development, it is recommended the rezoning request be to R-1, Single-
Family Residential.

The proposed lots, as depicted, meet the minimae and frontage requirements as regulated
by the Subdivision Regulations. The proposed 2Biimum building setback line is depicted
and should also be shown on the Final Plat, if ayguat. Each lot is labeled with its size in
square feet and acres and this, too, should alsthéen on the Final Plat, or a table should be
furnished on the Final Plat providing the same rimi@ation, if approved. As the area containing
the proposed lots is zoned R-2, a note shouiedpgired on the Final Plat stating that each lot
is limited to 40% maximum site coverage by all staves.

A note on the plat indicates that a 10’ drainage atility easement is dedicated along the front
of all lots and along the side of lot lines abigtanright-of-way. Other lots are indicated to have
an easement crossing the lots. Although the 2&imum building setback line would negate

the construction of any structure within the det#idal0’ easement within the setback, a note
should be required on the Final Plat stating thatstructure may be constructed within any
easements.

The site has frontage on Girby Road, a componettieoMajor Street Plan with a planned 100’
right-of-way. As the plat indicates a current tigifirway width varying from 80’ to 90’ along
the Girby Road frontage, dedication would be resplito provide 50’ from the centerline of
Girby Road. Revision of the labeled size of thatSern common area may be necessary due to
the dedication. Proposed streets within the susidiv are indicated to have a compliant 50’
right-of-way, and cul-de-sacs to have a complidditr@dius as required by Section V.B.14. of
the Subdivision Regulations for closed-end stre@gthout a central median. As a means of
access control, a note should be required on tha Pilat stating that each lot and common area
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is limited to one curb cut, with the size, locatiand design to be approved by Traffic
Engineering and conform to AASHTO standards. Aersttould also be required on the Final
Plat stating that the Southern common area is detiect access to Girby Road.

As all streets within the subdivision are to bevate streets, the development of such should be
in compliance with Section VIII of the SubdivisidRegulations pertaining to private streets.
Section VIII.E.1.a. does not allow private streetserve adjacent properties, and it appears that
the street stub in the Northwest portion appearsetwe property not owned by the applicant.
The 2009 approval conditioned additional streeb-stannections will be required to adjacent
public streets and landlocked properties (for emecy access only). Therefore, this stub should
be replaced by a compliant 60’ radius cul-de-sath vei shortened street stub labeled as
“emergency access only” leading to the vacant ptgge the West. As on the plat, the streets
should be labeled as “Private Street” on the Hat. A note would be required on the Final
Plat stating that maintenance of the private sreethe responsibility of the property owners.
And a note should be required on the Final Platingtathat if the private streets are not
constructed and maintained to the appropriate €épdard, and ultimately dedicated for public
use and maintenance, 100 percent of the cost offhvements required to bring the street up
to the prevailing standards shall be assessectprtiperty owners at the time the private streets
are dedicated, with the assessment running withatigkto any subsequent property owners.

A large portion of the site is indicated to be coomareas. The area adjacent to the East side of
Lot 18 is not identified, but a telephone convaosatvith the engineer indicates this is to also be
a common area; therefore, the plat should be réwisdabel this area as such with its size in
square feet and acreage. A note should be reqoirélde Final Plat stating that the maintenance
of the common areas (detention areas) is the redmbity of the property owners.

Wetlands and a floodplain associated with CampgtoGreek are present on the site. The
presence of floodplains and wetlands indicate thatarea may be environmentally sensitive;
therefore, the approval of all applicable fedesédte and local agencies would be required prior
to the issuance of any permits or land disturbauteities.

The geographic area defined by the City of Mobild &s planning jurisdiction, including this
site, may contain Federally-listed threatened ataegered species as well as protected non-
game species. Development of the site must bertak#® in compliance with all local, state
and Federal regulations regarding endangered,témed or otherwise protected species.

Two copies of a revised site plan incorporatingcalhditions of approval for the PUD should be
furnished to Planning prior to signing the FinatHbr the Subdivision.

With minor revisions, the Subdivision and PUD cohbé&lconsidered for approval. However, due
to the fact that the correction of the split zonmgs a condition of the approval for Phase One
and no rezoning application was ever submittedh lagplications should be heldover to the
November 2% meeting to allow the applicant to submit such nézg application, and to make
revisions to the plat and site plan. The rezorapglication, revised plat and revised site plan
should be submitted no later than Octobet. 21
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RECOMMENDATION

Subdivision: Based on the preceding, the subdivision is recomiee for holdover to the
meeting of November 2'in order to allow the applicant to submit a rengnapplication to
eliminate the split zoning within the Eastern pamtof the site, and to revise the plat to address
the following items:

1)
2)
3)

4)

illustration of the required dedication along GirlRoad to provide 50’ from the
centerline;

revision of the labeled size of the Southern comnamea following the required
dedication along Girby Road;

revision of the plat to label the area adjacertheoEast of Lot 18 as a common area and
also labeled with its size in square feet and @@ea

revision of the plat to indicate a compliant 6Qdites cul-de-sac instead of a street-stub at
the West terminus of Magpie Drive, with a shortesrdet-sub off it labeled “emergency
access only” leading to the vacant property tovfest.

Planned Unit Development: Based upon the preceding, the PUD applicationdsmenended
for holdover to the meeting of November'2a order to allow the applicant to submit a renoni
application to eliminate the split zoning withiretlEastern portion of the site, and to revise the
site plan to address the following items:

1)
2)
3)

4)

illustration of the required dedication along GirlRoad to provide 50' from the
centerline;

revision of the labeled size of the Southern comnamea following the required
dedication along Girby Road;

revision of the site plan to label the area adjatemhe East of Lot 18 as a common area
and also labeled with its size in square feet andagye;

revision of the site plan to indicate a complia@it &dius cul-de-sac instead of a street-
stub at the West terminus of Magpie Drive, withhersened street-sub off it labeled
“emergency access only” leading to the vacant ptgpe the West.



LOCATOR MAP

L, - FALOMING DREN———, L — \"“-—H-‘H#D.ﬂ- DH—
t
: {
i;|NDHDLy'DH_Eﬁ) \ E UE F{ID,_A: r‘ﬂ-N
= T
S ()
2 %
AFPALOOSADR— S,
&
o
SCEMIG-WEST
LINDHOLW-DR-
\E
7
:  SITE
WHITE BARK- "."‘.«1-||ITE SR DR 1
= o
EY §
— FOTAIL D fs}» _ i §
%-F}--‘}: %.‘: {‘- """-F
L 2
=
RUE-BIENVILLE:
GIREER §E§E
| LLt
-
\
¢ g
i 7\
s
=
2
%
Les 5
APPLICATION NUMBER _ 46 & 47 DATE _October 3. 2013 N
APPLICANT Longleaf Gates Subdivision, Phase Two

REQUEST

Subdivision, Planned Unit Development
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PLANNING COMMISSION
VICINITY MAP - EXISTING ZONING
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The site is surrounded by residential land use units.
APPLICATION NUMBER 46 & 47 DATE October 3, 2013 "
APPLICANT Longleaf Gates Subdivision, Phase Two !
REQUEST Subdivision, Planned Unit Development
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PLANNING COMMISSION
VICINITY MAP - EXISTING ZONING
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The site is surrounded by residential land use units.

APPLICATION NUMBER 46 & 47 DATE August 5. 2013

APPLICANT Longleaf Gates Subdivision, Phase Two

REQUEST Subdivision, Planned Unit Development
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SITE PLAN
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