Baldwin County Planning & Zoning Commission
Agenda

Thursday, July 8, 2021
4:00 p.m.
Baldwin County Central Annex
Main Auditorium
22251 Palmer Street
Robertsdale, Alabama
www.planning.baldwincountyal.gov

1. Call to order.

2. Invocation and prayer.

3. Pledge of Allegiance.

4, Roll call.

5. Approval of meeting minutes:

June 3, 2021 meeting minutes

6. Announcements/Registration to address the Commission.

7. Consideration of Applications and Requests: Rezoning Cases

a.) Case Z-21019, Morris Property

Disclosure of Prior Outside Communication —Pursuant to Article VI,
Section 15(b), Planning Commission By-Laws
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Purpose: The applicant is requesting to rezone 54+/- acres from
RSF-1 to RA to allow an agricultural use of the property.

Location: Southwest corner of Archie Road and Shady Lane, in Planning
District 32.

b.) b.) Case Z-21020, SUHS Property

Disclosure of Prior Outside Communication —Pursuant to Article VI,
Section 15(b), Planning Commission By-Laws

Purpose: The applicant is requesting to rezone 3.07+/- acres from
B-1 to B-3 to allow an office/warehouse for an electrical
company.

Location: South side of County Road 64, east of Austin Road, in Planning
District 15.

c.) Case Z-21022, McDonald Property

Disclosure of Prior Outside Communication —Pursuant to Article VI,
Section 15(b), Planning Commission By-Laws

Purpose: The applicant is requesting to rezone 9.7+/- acres from
RSF-3 to CR to allow development of a nursing home on
the property.

Location: 27695 State Highway 181, in Planning District 15.

d.) Case P-21007, McDonald Property

Disclosure of Prior Outside Communication —Pursuant to Article VI,
Section 15(b), Planning Commission By-Laws

Purpose: The applicant is requesting Conditional Use Approval to
allow development of a nursing home on 9.7+/- acres
zoned CR.

Location: 27695 State Highway 181, in Planning District 15.

e.) Case Z-21023, Two Lakes LLC Property

Disclosure of Prior Outside Communication —Pursuant to Article VI,
Section 15(b), Planning Commission By-Laws
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Purpose: The applicant is requesting to rezone 39.97+/- acres from
B-3 to RV-2 to allow development of a RV Park
Subdivision.

Location: 5651 Roscoe Road, in Planning District 30.
f.) Case Z-21026, Two Lakes LLC Property (PRD Site Plan
Approval)

Disclosure of Prior Outside Communication —Pursuant to Article VI,
Section 15(b), Planning Commission By-Laws

Purpose: The applicant is requesting PRD Site Plan Approval for a
109 Unit RV Park Subdivision to be called Two Lakes
LLC.

Location: 5651 Roscoe Road, in Planning District 30.

g.) Case Z-21025 Middleton Property

Disclosure of Prior Outside Communication —Pursuant to Article VI,
Section 15(b), Planning Commission By-Laws

Purpose: The applicant is requesting to rezone 3.16+/- acres from
RA to RR to allow auto repair, masonry equipment and
office use on the property.

Location: 17702 Co Rd 64, in Planning District 12.

h.) Case TA-21002, Amendments to the Baldwin County Zoning
Ordinance, Article 3,4,5,6,7,8,10,12,13,19,21,22 and 23

Disclosure of Prior Outside Communication —Pursuant to Article VI,
Section 15(b), Planning Commission By-Laws

Purpose: A proposed Text Amendment to the Baldwin County
Zoning Ordinance as it pertains to incorporation of site
plan approvals for certain developments.

8. Consideration of Applications and Requests: Subdivision Cases

a.) Case S-21049 — Lillian Estates Subdivision, Development Permit
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Disclosure of Prior Outside Communication —Pursuant to Article VI,
Section15(b), Planning Commission By-Laws

Purpose: The applicant is requesting Development Permit Approval to allow
development of a 14-lot subdivision on 161.26 acres

Location: The subject property is located on the west side of County Road
91 approximately 1.5 miles north of US HWY 98.
b.) Case S-21051 — East Ninety Subdivision, Development Permit

Disclosure of Prior Outside Communication —Pursuant to Article VI,
Section15(b), Planning Commission By-Laws

Purpose: The applicant is requesting Development Permit Approval to allow
development of a 2-lot subdivision on 24.14 acres.

Location: The subject property is located on the south side of US Hwy 90,
west of Ard Road in the Elsanor area.
c.) Case S-21052 — Plantation RV Park Phase I, Final Site Plan Approval

Disclosure of Prior Outside Communication —Pursuant to Article VI,
Section15(b), Planning Commission By-Laws

Purpose: The applicant is requesting Final Site Plan Approval to allow
development of a 48-site RV Park on 13.02 acres.

Location: The subject property is located on the west side of County Road
65 approximately 1.2 miles north County Road 12.
d.) Case S-21059 — Beetree Creek Subdivision, Variance Approval

Disclosure of Prior Outside Communication —Pursuant to Article VI,
Section15(b), Planning Commission By-Laws

Purpose: The applicant is requesting a variance request from the Baldwin
County Subdivision Regulations to allow creation of proposed Lot
1 and allow the remaining property to be a “remnant parcel” not
located within a recorded-plat subdivision.

Location: The subject property is located on the west side of County Road
87 approximately 1.6 miles south of County Road 112.

e.) Case S-21059 — Beetree Creek Subdivision, Development Permit
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Disclosure of Prior Outside Communication —Pursuant to Article VI,
Section15(b), Planning Commission By-Laws

Purpose: The applicant is requesting Development Permit Approval to allow
development of a 1-lot subdivision on 208 acres

Location: The subject property is located on the west side of County Road
87 approximately 1.6 miles south of County Road 112.

f.) Case S-21060 Re-subdivision of Lot 14 Tensaw Estates, Development
Permit

Disclosure of Prior Outside Communication —Pursuant to Article VI,
Section15(b), Planning Commission By-Laws

Purpose: The applicant is requesting Development Permit Approval to allow
development of a 2-lot subdivision on 20.04 acres

Location: The subject property is located on the west side of Anglers Trail

approximately 0.26 miles west of State Highway 225 near Bay
Minette.

g.) Case S-21062 Archie Acres Subdivision, Development Permit

Disclosure of Prior Outside Communication —Pursuant to Article VI,
Section15(b), Planning Commission By-Laws

Purpose: The applicant is requesting Development Permit Approval to allow
development of a 2-lot subdivision on 6.1 acres.

Location: The subject property is located on the north side of Archie Road
approximately 0.25 miles east of John Bloch Road near Elberta.
h.) Case S-21064 Stucki Road Subdivision, Development Permit

Disclosure of Prior Outside Communication —Pursuant to Article VI,
Section15(b), Planning Commission By-Laws

Purpose: The applicant is requesting Development Permit Approval to allow
development of a 7-lot subdivision on 143.08 acres.

Location: The subject property is located on the south side of Fell Road and

on the west side of County Road 87 (Stucki Road) approximately
.25 miles north of County Road 20 near Elberta
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I) Case S-21066 Parkside Eastern Shore, Final Site Plan Approval

Disclosure of Prior Outside Communication —Pursuant to Article VI,
Section15(b), Planning Commission By-Laws

Purpose: The applicant is requesting Final Site Plan Approval to allow
development of a 288- unit apartment complex on 42.59 acres.

Location: The subject property is located on the north side of US 90 and
Immediately east of the Historic Malbis Subdivision.

9. Old Business:

10. New Business:

11. Public Comments:

12. Reports and Announcements:

Staff Reports
Legal Counsel Report

Next Regular Meeting: August 5, 2021

13. Adjournment.
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Baldwin County Planning & Zoning Department

Baldwin County Planning Commission Staff Report

Agenda Item 7.a
Case No. Z-21019
Morris Property
Rezone RSF-1, Residential Single-Family District to RA, Rural Agricultural District
July 8, 2021

__________________SubjectPropertyInformation

Planning District: 32
General Location:  South side of Archie Road, west of Shady Lane
Physical Address: 10655 Shady Lane
Parcel Number: 05-62-01-01-0-001-001.005
Existing Zoning: RSF-1, Residential Single-Family District
Proposed Zoning: RA, Rural Agricultural District
Existing Land Use:  Residential
Proposed Land Use: Agricultural Uses, truck farming.
Acreage: 54+ acres
Applicant: James Floyd Morris
10655 Shady Lane
Elberta, Al. 36530

Owner: Same
Lead Staff: DJ Hart, Planning Tech
Attachments: Within Report

Adjacent Land Use

Adjacent Zoning

Residential

RA, Rural Agricultural District

Residential RA, Rural Agricultural District
Residential RSF-1, Residential Single-Family District
Agricultural RA, Rural Agricultural District

The subject property is currently zoned RSF-1, Residential Single-Family District, and is currently occupied with
one dwelling and accessory structures. The property adjoins Archie Road to the north and Shady Lane to the
east. The adjoining properties are residential and agricultural. The requested zoning designation is RA, Rural
Agricultural District. According to the submitted information, the purpose of this request is to allow agricultural
use and truck farming.
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__________ CurrentZoningRequirements

Section 4.2 RSF-1, Single Family District

4.2.1 Generally. This zoning district is provided to afford the opportunity for the choice of a low-density
residential environment consisting of single-family homes on large lots.

4.2.2 Permitted uses. Except as provided by Section 2.3: Establishment of Zoning in Planning
Districts, the following uses and structures designed for such uses shall be permitted:

(a) The following general industrial uses: extraction or removal of natural resources on or
under land.

(b) The following transportation, communication, and utility uses: water well (public or
private).

(c) The following agricultural uses: Silviculture.

(d) Single family dwellings including manufactured housing and mobile homes.
(e) Accessory structures and uses.

() The following institutional use: church or similar religious facility.

4.2.3 Conditional uses. Except as provided by Section 2.3: Establishment of Zoning in Planning
Districts, the following uses and structures designed for such uses may be allowed as conditional uses:

(a) Outdoor recreation uses.
(b) The following institutional uses: day care home; fire station; school (public or private).
(c) The following general commercial uses: country club.

4.2.4 Special exception. Except as provided by Section 2.3: Establishment of Zoning in Planning
Districts, the following use and structures designed for such use may be allowed as a special exception:

The following local commercial use: bed and breakfast or tourist home (see Section 13.10: Bed
and Breakfast Establishments).

4.2.5 Area and dimensional ordinances. Except as provided by Section 2.3: Establishment of Zoning
in Planning Districts, Section 12.4: Height Modifications, Section 12.5: Yard Requirements, Section
12.6: Coastal Areas, Section 12.8: Highway Construction Setbacks, Section 18.6 Variances, and Article
20: Nonconformities, the area and dimensional ordinances set forth below shall be observed.

Maximum Height of Structure in Feet 35-Feet
Maximum Height in Habitable Stories 21/2
Minimum Front Yard 30-Feet
Minimum Rear Yard 30-Feet
Minimum Side Yards 10-Feet
Minimum Lot Area 30,000 Square Feet
Minimum Lot Width at Building Line 100-Feet
Minimum Lot Width at Street Line 50-Feet
Maximum Ground Coverage Ratio .35
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Proposed Zoning Requirements

Section 3.2 RA Rural Agricultural District

3.2.1 Generally. This zoning district provides for large, open, unsub divided land that is vacant or is
being used for agricultural, forest or other rural purposes.

3.2.2 Permitted uses. Except as provided by Section 2.3: Establishment of Zoning in Planning
Districts, the following uses and structures designed for such uses shall be permitted:

(a) The following general industrial uses: extraction or removal of natural resources on or
under land.

(b) The following transportation, communication, and utility uses: water well (public or
private).

(c) Outdoor recreation uses.

(d) The following general commercial uses: animal clinic and/or kennel; farm implement
sales; farmers market/truck crops; nursery; landscape sales; country club.

(e) The following local commercial uses: fruit and produce store.

() The following institutional uses: church or similar religious facility; school (public or
private).

(9) Agricultural uses.
(h) Single family dwellings including manufactured housing and mobile homes.
(i) Accessory structures and uses.

3.2.3 Special exceptions. Except as provided by Section 2.3: Establishment of Zoning in Planning
Districts, the following uses and structures designed for such uses may be allowed as special
exceptions:

(a) The following general commercial uses: recreational vehicle park (see Section 13.9:
Recreational Vehicle Parks).

(b) The following local commercial uses: bed and breakfast or tourist home (see Section
13.11: Bed and Breakfast Establishments).

3.2.4 Conditional uses. Except as provided by Section 2.3: Establishment of Zoning in Planning
Districts, the following uses and structures designed for such uses may be allowed as conditional uses:

(a) Transportation, communication, and utility uses not permitted by right.

(b) Institutional uses not permitted by right.

3.2.5 Area and dimensional ordinances. Except as provided by Section 2.3: Establishment of Zoning
in Planning Districts, Section 12.4: Height Modifications, Section 12.5: Yard Requirements, Section
12.6: Coastal Areas, Section 12.8: Highway Construction Setbacks, Section 18.6 Variances, and Article
20: Nonconformities, the area and dimensional ordinances set forth below shall be observed.

Maximum Height of Structure in Feet 35
Minimum Front Yard 40-Feet
Minimum Rear Yard 40-Feet
Minimum Side Yards 15-Feet
Minimum Lot Area 3 Acres
Minimum Lot Width at Building Line 210-Feet
Minimum Lot Width at Street Line 210-Feet
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3.2.6 Area and dimensional modifications. Within the RA district, area and dimensional requirements
may be reduced, as set forth below, where property is divided among the following legally related family
members: spouse, children, siblings, parents, grandparents, grandchildren, or step-related individuals
of the same status.

Minimum Front Yard 30-Feet
Minimum Rear Yard 30-Feet
Minimum Side Yards 10-Feet
Minimum Lot Area 40,000 Square Feet
Minimum Lot Width at Building Line 120-Feet
Minimum Lot Width at Street Line 120-Feet

Agency Comments

Baldwin County Highway Department, Alfreda Jeffords:
DJ,

Farm usage can access the existing driveway to Archie Rd.
Thanks,

Weesie

Baldwin County Subdivision: No Comments.

Staff Analysis and Findings \

The following factors for reviewing zoning amendments are found in Section 19.6 of the Baldwin County Zoning
Ordinance. These factors are to be considered when an application is being reviewed for rezoning.

1.) Is the requested change compatible with the existing development pattern and the zoning of nearby
properties?

The subject property is currently zoned RSF-1, Residential Single-Family District, and is occupied with one
dwelling and accessory structures. The requested zoning designation is RA, Rural Agricultural District. Most of
the surrounding properties are zoned RSF-1 and RA and are used for residential and agricultural purposes,
therefore the requested change is compatible with the existing development pattern and zoning of nearby
properties.

2.) Has there been a change in the conditions upon which the original zoning designation was based? Have
land uses or conditions changed since the zoning was established?

Planning District 32 was zoned in September 1994. The subject property was re-zoned to RSF-1, Single Family
District in 2007. The proposed purposed then was to match the subdivision adjacent to the east. The parcel was
never developed, so the parcel has remained intact as one large, 54-acre, parcel. The size of the parcel far
exceeds the RA zoning designation minimum lot area of 3 acres.

3.) Does the proposed zoning better conform to the Master Plan?

The Baldwin County Master Plan, 2013, provides future land use designations for properties located within the
zoned areas of the County. These categories represent the recommendations for the physical development of
the unincorporated areas of the County. They are intended for planning purposes only and do not represent
the adoption of zoning designations for areas which have not voted their desire to come under the zoning
authority of the Baldwin County Commission. Although not legally binding, the future land use designations
are evaluated in conjunction with criteria found in the Baldwin County Zoning Ordinance (Zoning Ordinance),
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the Baldwin County Subdivision Regulations, the Baldwin County Flood Damage Prevention Ordinance and any
other ordinances and regulations which the County Commission may adopt.

A future land use designation of Residential has been provided for the subject property. This category is
provided for residential dwelling units including single family dwellings, two family (duplex) dwellings, multiple
family dwellings, manufactured homes, manufactured housing parks and Planned Residential Developments.
Institutional uses, recreational uses and limited neighborhood commercial uses may be included subject to the
provisions of the Zoning Ordinance. To the greatest extent possible, residential areas should be accessible to
major thoroughfares connecting with work areas, shopping areas and recreational areas. Zoning designations
may include RR, RA, CR, RSF-E, RSF-1, RSF-2, RSF-3, RSF-4, RSF-6, RTF-4, RTF-6, RMF-6, RMH and PRD.

Approval of the rezoning will result in an amendment of the Future Land Use Map to agricultural. Agriculture,
forestry, and similar activities are included with this future land use category. Single family dwellings,
institutional uses, recreational uses, limited commercial uses which are intended to serve a rural area and
transportation, communication and utility uses are also included subject to the requirements found within the
Zoning Ordinance. This category is designed to protect the essential open character of rural areas until it is
timely to reclassify the land to appropriate residential, commercial, or industrial categories. Zoning designations
may include RR, CR, RA, and RSF-E.

4.) Will the proposed change conflict with existing or planned public improvements?

Staff is unaware of any planned public improvements.

5.) Will the proposed change adversely affect traffic patterns or congestion?

Archie Road is a county maintained paved road. Shady Lane is a private road. Staff does not anticipate any
adverse effect to traffic patterns or congestion.
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6.) Is the proposed amendment consistent with the development patterns in the area and appropriate for
orderly development of the community? The cost of land or other economic considerations pertaining to
the applicant shall not be a consideration in reviewing the request.

Yes, much of surrounding land uses in this area are rural. The established residential use will remain.
7.) Is the proposed amendment the logical expansion of adjacent zoning districts?

This area of Planning District 32 consists of both residential and agricultural zoning districts. The surrounding
properties zoned RA are used for agricultural purposes, therefore the requested change is a logical expansion
of adjacent zoning districts.

8.) Is the timing of the request appropriate given the development trends in the area?
Timing is not a factor with this request.

9.) Will the proposed change adversely impact the environmental conditions of the vicinity or the historic
resources of the County?

Staff is not aware of any environmental conditions or historic resources which would be impacted by this
request.

10.) Will the proposed change adversely affect the health, safety and welfare of the County and the vicinity?
Staff anticipates no adverse impacts.

11.) Other matters which may be appropriate.

Staff Comments and Recommendation |

As stated previously, the subject property is currently zoned RSF-1, Residential Single-Family District, and is
currently occupied with one dwelling and accessory structures. The property adjoins Archie Road to the north
and Shady Lane to the east. The adjoining properties are residential and agricultural. The requested zoning
designation is RA, Rural Agricultural District. According to the submitted information, the purpose of this
request is to allow for agricultural use of the property.

Unless information to the contrary is revealed at the public hearing, staff feels this rezoning application should
be recommended for APPROVAL. *

*On rezoning applications, the Planning Commission will be making a recommendation to the County
Commission.
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Property Images

Subject property

Adjoining property to the north across Archie Rd
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Adjoining property to the west

Adjoining property to the east
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Locator Map

Baldwin County Planning and Zoning Commission July 8, 2021 agenda Page 16 of 345



Baldwin County Planning & Zoning Department

Baldwin County Planning Commission Staff Report

Agenda Item 7.b
Case No. Z-21020
SUHS Properties LLC Property

Rezone B-1, Professional Business District to B-3, General Business District

July 8, 2021

__________________SubjectPropertyInformation

Planning District:
General Location:
Physical Address:
Parcel Number:
Existing Zoning:
Proposed Zoning:
Existing Land Use:
Proposed Land Use:
Acreage:

Applicant:

Owner:

Lead Staff:
Attachments:

15

South side of County Road 64 east of Austin Road
10580 County Road 64

05-43-06-23-0-000-005.000

B-1, Professional Business District

B-3, General Business District

Swimming Pool (Previously Southern Waters Aquatic Team)
Office/Warehouse for Electrical Contracting Company
3.07+ acres

Thomas Larry Smith

880 Holcomb Boulevard, Suite 2F

Fairhope, AL 36532

SUHS Properties LLC

24050 Trowbridge Court

Daphne, AL 36526

Linda Lee, Planner

Within Report

Adjacent Land Use Adjacent Zoning

Residential/Agricultural RA, Rural Agricultural District

Vacant RSF-E, Single Family Estate District
Residential RSF-E, Single Family Estate District
Commercial B-2, Neighborhood Business District

The subject property is currently zoned B-1, Professional Business District, and occupied with one accessory
structure. The property adjoins County Road 64 to the north. The adjoining properties are zoned residential,
agricultural, and commercial. The requested zoning designation is B-3, General Business District. According to
the submitted information, the purpose of this request is to allow for an office/warehouse facility for an
electrical contracting company.
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__________ CurrentZoningRequirements

Section 5.1 B-1, Professional Business District

5.1.1 Purpose and intent. The B-1, Professional Business and Office District, is intended to allow a
concentration of office type buildings and land uses that are most compatible with, and located near,
residential areas. Most B-1 commercial, professional and business office districts will be placed in close
proximity to residential areas, and therefore serve as a transitional zoning district between residential
areas and higher intensity commercial zoning districts. The types of office uses permitted are those
that do not have high traffic volumes throughout the day, which extend into the evening hours. They
will have morning and evening short-term peak conditions. The market support for these office uses
should be those with a localized basis of market support as opposed to office functions requiring inter-
jurisdictional and regional market support. Because office functions have significant employment
characteristics, which are compounded when aggregations occur, certain personal service uses shall
be permitted, to provide a convenience to office-based employment. Such convenience commercial
uses shall be made an integral part of an office building as opposed to the singular use of a building.

5.1.2 Permitted uses. The following uses are permitted as of right, or as uses accessory to permitted
uses in the B-1, Professional Business and Office District:

(a) Accessory structures and uses (k) Laboratory (scientific, medical or

(b) Bank dental)

(c) Barber shop or beauty parlor () Library

(d) Child care center (m)Office

(e) Child care institution (n) Optician

(f) Church or similar religious facility (o) Police station

(g) Clinic or dentist office (medical, (p) Post office
dental, psychiatric) (q) School (public or private)

(h) Club or lodge (r) Silviculture

() Extraction or removal of natural (s) Studio for dance, music, photography,
resources on or under land painting, etc.

(j) Fire station (t) Water well (public or private)

5.1.3 Conditional uses. The following uses are permissible as conditional uses in the B-1 Commercial
Professional and Business Office District, subject to the standards and procedures established in
Section 18.11: Conditional Uses:

(a) Arboretum

(b) Ball field

(c) Golf course

(d) Park or playground

(e) Riding academy

() Swimming pool (outdoor)

(g) Tennis court (outdoor)

(h) Wildlife sanctuary

(i) Dwellings, in combination with commercial uses, subject to the standards listed under Section
5.1.4: Mixed uses

5.1.4 Mixed uses. Mixed residential and commercial uses may be permissible as conditional uses in
the (B-1) commercial professional and Business office district, subject to the standards and procedures
established in Section 18.11: Conditional Uses, and subject to the following criteria:

(a) The commercial uses in the development may be limited in hours of operation, size of
delivery trucks, and type of equipment;
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(b) The residential uses shall be designed so that they are compatible with the commercial
uses;

(c) Residential and commercial uses shall not occupy the same floor of a building;
(d) Residential and commercial uses shall not share the same entrances;

(e) The number of residential dwelling units shall be controlled by the dimensional standards
of the B-1 district. A dwelling unit density of .5 (1/2) dwelling units per 1,000 square feet of
the gross floor area devoted to commercial uses, may be allowed (structures with less than
2,000 square feet devoted to commercial uses shall be allowed one dwelling unit). In no case,
however, shall the overall dwelling unit density for a mixed use project exceed 4 dwelling
units per acre;

(H Building height shall not exceed three stories;

(g) A minimum of 30 percent of the mixed use development shall be maintained as open
space. The following may be used to satisfy the open space requirements: areas used to
satisfy water management requirements, landscaped areas, recreation areas, or setback
areas not covered with impervious surface or used for parking (parking lot islands may not
be used unless existing native vegetation is maintained);

(h) The mixed commercial/residential structure shall be designed to enhance compatibility of
the commercial and residential uses through such measures as, but not limited to, minimizing
noise associated with commercial uses; directing commercial lighting away from residential
units; and separating pedestrian and vehicular access ways and parking areas from
residential units, to the greatest extent possible, and;

(i) Off-street parking spaces for the mixed residential and commercial uses shall be the sum
total of the residential and commercial uses computed separately (See Article 15: Parking
and Loading Requirements).

5.1.5 Area and dimensional ordinances.

Maximum Height of Structure in Feet 35
Maximum Height of Structure in Habitable Stories2 1/2
Minimum Front Yard 30-Feet
Minimum Rear Yard 25-Feet
Minimum Side Yards 15-Feet
Minimum Lot Area 20,000 Square Feet
Maximum Impervious Surface Ratio .60
Minimum Lot Width at Building Line 80-Feet
Minimum Lot Width at Street Line 60-Feet

5.1.6 Lighting standards. The maximum height of exterior lights shall be 25-feet. The intensity,
location, and design of lighting shall be such that not more than one foot candle of light is cast upon
adjacent property or public rights-of-way. Light fixtures shall be designed to cast light downward. Where
necessary, cut-off devices shall be used to minimize glare off premises. No light shall be aimed directly
toward a property designated residential, which is located within 200-feet of the source of the light.

5.1.7 Distance between structures. If there is a separation between any two principal structures on
the same parcel, said separation shall be a minimum of 15-feet or a distance equal to one-half the sum
of their heights, whichever is the greater.

5.1.8 Landscaping and buffering. All B-1, Professional Business and Office District, uses shall
meet the requirements of Article 17: Landscaping and Buffers.

Baldwin County Planning and Zoning Commission July 8, 2021 agenda Page 19 of 345



Proposed Zoning Requirements

Section 5.3 B-3, General Business District

5.3.1 Purpose and intent. The purpose of this district is to provide for a variety of retail uses and
services in free-standing parcels or shopping centers to serve the community's general commercial
needs. This district shall only be applied at appropriate locations: to conveniently meet these needs; in
conformance with the goals, objectives and policies and location criteria of the Comprehensive Plan;
compatible with the surrounding land uses and zoning districts; where it will not adversely impact the
facilities and services of the County; where it will not set a precedent for the introduction of inappropriate
uses into an area; and so as not to encourage non-residential strip development along streets

5.3.2 Permitted uses. The following uses are permitted as of right, or as uses accessory to permitted
uses in the B-3, General Business District:

(@) All uses permitted by right under the B-2 (cc) Funeral home

zoning designation (dd) Golf course

(b)  Air conditioning sales and service (ee) Golf driving range

(c) Amusement arcade (ff)  Grocery store

(d)  Animal clinic/kennel (gg) Landscape sales

(e) Arboretum (hh) Marine store and supplies

(f)  Auto convenience market (i)  Miniature golf

(g) Automobile service station (i  Mini-warehouse

(h) Bakery, wholesale (kk) Night club, bar, tavern

() Ballfield () Nursery

()  Bicycle sales and service (mm) Office equipment and supplies sales
(k) Bowling alley (nn) Park or playground

(D  Business machine sales and service (00) Pawn shop

(m) Business school or college (pp) Pet shop

(n) Butane gas sales (qq) Plumbing shop

(o) Cemetery (rr)  Printing/publishing establishment
(p) City hall or courthouse (ss) Restaurant sales and supplies
(@) Country club (tt) Riding academy

( Department store

(s) Discount/variety store

(t) Drug store

(u) Elevator maintenance service
(v) Exterminator service office
(w) Farmer’s market/truck crops
(x) Firing range

(y) Fitness center or gym

(z) Florist

(aa) Fraternity or sorority house
(bb) Fruit and produce store

(uu) Rug and/or drapery cleaning service
(vv) Seafood store

(ww) Sign shop

(xx) Skating rink

(yy) Stone monument sales
(zz) Swimming pool (outdoor)
(aaa) Taxidermy

(bbb) Teen club or youth center
(ccc) Tennis court (outdoor)
(ddd) Wildlife sanctuary

(eee) YMCA, YWCA

5.3.3 Conditional uses. The following uses are permissible as conditional uses in the B-3:
General Commercial District, subject to the standards and procedures established in
Section 18.11: Conditional Use:

(a) Airport

(b) Ambulance/EMS service

(c) Amusement park

(d) Armory

(e) Auditorium, stadium, coliseum
() Automobile parts sales

Baldwin County Planning and Zoning Commission July 8, 2021 agenda

(g) Automobile repair (mechanical
and body)

(h) Automobile storage (parking lot,

parking garage)

(i) Barge docking

() Boat sales and service

(k) Broadcasting station
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(I) Building materials

(m)Bus and railroad terminal facility

(n) College or university

(o) Convalescent or nursing home

(p) Correctional or penal institution

(q) Dog pound

(r) Electric power substations

(s) Farm implements

(t) Flea market

(u) Freight depot, rail or truck

(v) Home improvement center

(w) Hotel or motel

(x) Hospital

(y) Landfill

(z) Maintenance facility/storage yard

for schools, government  agencies,

and telephone and cable companies

(aa) Manufactured housing sales,
service and repair

5.3.4 Area and dimensional ordinances.

(bb) Marina

(cc) Motorcycle sales service and
repair

(dd) Movie theatre

(ee) Radio/television tower

(fH Railroad facility

(gg) Recreational vehicle park

(hh) Recreational vehicle sales
service, and repair

(i) Restaurant, drive-in

(i) Restaurant, fast-food

(kk) Sewage treatment plat

(Il) Taxi dispatching station

(mm) Taxi terminal

(nn) Telephone exchange

(00) Water or sewage pumping station

(pp) Water storage tank

(qq) Wireless telecommunication facility

(rr) Zoo

Maximum Height of Structure in Feet 40
Maximum Height of Structure in Habitable Stories 3
Minimum Front Yard 40-Feet
Minimum Rear Yard 25-Feet
Minimum Side Yards 15-Feet

Minimum Lot Area

20,000 Square Feet

Maximum Impervious Surface Ratio .70
Minimum Lot Width at Building Line 80-Feet
Minimum Lot Width at Street Line 60-Feet

5.3.5 Lighting standards. The maximum height of exterior lights shall be 25-feet. The intensity,
location, and design of lighting shall be such that not more than one foot candle of light is cast upon
adjacent property or public rights-of-way. Light fixtures shall be designed to cast light downward. Where
necessary, cut-off devices shall be used to minimize glare off premises. No light shall be aimed directly
toward a property designated residential, which is located within 200-feet of the source of the light.

5.3.6 Distance between structures. If there is a separation between any two principal structures on
the same parcel, said separation shall be a minimum of 15-feet or a distance equal to one-half the sum

of their heights, whichever is the greater.

5.3.7 Landscaping and buffering. All B-3, General Business District, uses shall meet the requirements

of Article 17: Landscaping and Buffers.
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Survey Submitted

Agency Comments

Baldwin County Highway Department:

From: Alfreda Jeffords <Weesie.leffords@baldwincountyal.gov>

Sent: Monday, June 21, 2021 5:31 PM

To: D Hart <DHart@baldwincountyal.gov>

Cc: Joey Nunnally <JNunnally@baldwincountyal.gov>; Frank Lundy <FLundy@baldwincountyal.gov>; Buford King
<Buford.King@baldwincountyal.gov>; Mary Booth <MBOOTH@baldwincountyal.gov>; Tyler W. Mitchell

<TMITCHELL@baldwincountyal.gov>; Seth L. Peterson <SPETERSON@baldwincountyal.gov>
Subject: RE: Z-21020

DJ,

| have the following comments for this case:

1. Additional commercial development on this property will require a drainage review and commercial turnout
permit application review.

2. The site was most recently a community pool (Eastern Shore Aquatic Center) as stated in the letter from the

project engineer and change. | have not located an approved permit for the driveway that should have met
commercial turnout requirements.

3. This section of CR 64 is classified as a minor arterial, so highway construction setback is 100ft from the

centerline of ROW, and the roadway is maintained by Baldwin County Highway Department. CR 64 in this
location is being considered for capacity improvements.

Let me know if you need anything else for this case.

Thanks,
Weesie
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Staff Analysis and Findings

The following factors for reviewing zoning amendments are found in Section 19.6 of the Baldwin County Zoning
Ordinance. These factors are to be considered when an application is being reviewed for rezoning.

1.) Is the requested change compatible with the existing development pattern and the zoning of nearby
properties?

The subject property is currently zoned B-1, Professional Business District, and occupied with one accessory
structure. The property adjoins County Road 64 to the north. The adjoining properties are zoned residential,
agricultural, and commercial. The requested zoning designation is B-3, General Business District. The requested
change is compatible with the existing zoning designations in the area.

2.) Has there been a change in the conditions upon which the original zoning designation was based? Have
land uses or conditions changed since the zoning was established?

The current zoning is the property’s original designation since Planning District 15 was zoned in August 2006.
Since that time, several parcels in the area have been rezoned from RSF-E to B-3 and one parcel from B-3 to B-
4.

2007 Zoning Map 2021 Zoning Map

5l E

~—RUARRENFONRR
3.) Does the proposed zoning better conform to the Master Plan?

The Baldwin County Master Plan, 2013, provides future land use designations for properties located within the
zoned areas of the County. These categories represent the recommendations for the physical development of
the unincorporated areas of the County. They are intended for planning purposes only and do not represent
the adoption of zoning designations for areas which have not voted their desire to come under the zoning
authority of the Baldwin County Commission. Although not legally binding, the future land use designations
are evaluated in conjunction with criteria found in the Baldwin County Zoning Ordinance (Zoning Ordinance),
the Baldwin County Subdivision Regulations, the Baldwin County Flood Damage Prevention Ordinance and any
other ordinances and regulations which the County Commission may adopt.

The Baldwin County Master Plan, 2013, provides a future land use designation of Commercial for the subject
property. This category is provided for retail and wholesale trade facilities which offer convenience and other
types of goods and services. Institutional uses, recreational uses, mixed-use developments and transportation,
communication and utility uses may be included in accordance with the Zoning Ordinance. Multiple family
developments may also be included. Commercial uses should be located on major streets so as to be accessible
to the residential population. Zoning designations may include RR, B-1, B-2, B-3, B-4, MR and TR.
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4.) Will the proposed change conflict with existing or planned public improvements?

County Road 64 in this location is being considered for capacity improvements. Staff does not believe the
proposed change would conflict with any planned public improvements.

5.) Will the proposed change adversely affect traffic patterns or congestion?

Per the Federal Highway Administration, the functional classification of County Road 64 is major arterial.
Arterials provide a high level of mobility and a greater degree of access control. Access to this site from
County Road 64 would require approval from the Baldwin County Highway Department. Please see comments
from the Highway Department and comments from applicant.

6.) Is the proposed amendment consistent with the development patterns in the area and appropriate for
orderly development of the community? The cost of land or other economic considerations pertaining to
the applicant shall not be a consideration in reviewing the request.

Several parcels in the area have been rezoned from RSF-E to B-3 and one parcel from B-3 to B-4. Staff believes
the proposed amendment is consistent with the development patterns in the area.

7.) Is the proposed amendment the logical expansion of adjacent zoning districts?

The proposed amendment is the logical expansion of adjacent zoning districts as several parcels in this area
have been rezoned to B-3 in recent years.

8.) Is the timing of the request appropriate given the development trends in the area?
Timing is not a factor with this request.

9.) Will the proposed change adversely impact the environmental conditions of the vicinity or the historic
resources of the County?

Staff is unaware of any environmental conditions or historic resources that would be adversely impacted by
this request. The Alabama Department of Environmental Management (ADEM) provided no comments.

10.) Will the proposed change adversely affect the health, safety and welfare of the County and the vicinity?
Staff anticipates no adverse impacts.
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11.) Other matters which may be appropriate.
The following landscaped buffers will be required.

Section 17.1 Landscaping Plan

A landscaping plan is required for all major projects. Such plan shall be submitted in conjunction with
an application for a land use certificate as herein provided. The plan shall clearly show what existing
trees, shrubbery, and other vegetation will be retained, and what trees, shrubbery, and other vegetation
will be added to complete the landscaping of the property. The developers shall attempt to retain as
many trees as possible on the property unless the trees are a safety hazard to pedestrians, property,
or vehicular traffic, or that their removal is necessary to construct the proposed improvements. In such
case, the landscape plan shall indicate replacement trees at least 6 feet tall and one inch in diameter
for each indigenous tree of at least three (3) inches in diameter removed, unless the property already
has a tree density which does not allow adequate space or light for additional trees. The landscape
plan shall show the locations of the proper number of replacement trees. Replacement trees and other
vegetation to be installed shall be native species or noninvasive exotics which are not likely to out-
compete native vegetation and do not require excessive pesticides, fertilizer, or water to maintain
growth.

(a) A major project which abuts a freeway/expressway, arterial or collector shall maintain a
minimum of ten (10) feet of the required setback as a buffer along the entire width of the
property which abuts said freeway/expressway, arterial or collector except where curb cuts
provide ingress and egress. Said buffer shall be planted with trees, shrubs and grass or other
ground cover so that an attractive appearance is presented as detailed in the required
landscape plan.

Section 17.2 Buffers of Unlike Land Uses and Zoning Designations

17.2.1 Purpose and intent. Where unlike land uses or zoning designations occur, a buffer shall be
required along the entire length of all such common boundaries. Said buffer shall be of the width
specified below and shall be planted with canopy trees, understory trees and shrubs of sufficient density
and of sufficient height (but in no case less than 8-feet high at the time of planting for canopy trees and
4-feet high at the time of planting for understory trees) to afford adequate sight, sound and debris
protection. All screen planting shall be maintained in a clean and healthy condition.

17.2.2 Buffer Requirements. Landscaped buffers shall be located at the perimeter of the building site
for any given use, and shall not be located in any portion of a public right-of-way. The required buffer
widths are listed below. Additional information may be found at Appendix B:

(a) Multiple Family uses (RMF-6) when adjacent to a Rural District (RR, RA and CR), Residential
Single Family Estate District (RSF-E) or Single Family District (RSF-1, RSF-2, RSF-3, RSF-4
and RSF-6) shall require a minimum buffer of 25-feet.

(b) Multiple Family uses (RMF-6) when adjacent to a Two Family District (RTF-4 and RTF-6) or
Professional Business District (B-1) shall require a minimum buffer of 10-feet.

(c) Institutional uses, Professional Business uses (B-1), Neighborhood Business uses (B-2),
General Business uses (B-3), Major Commercial uses (B-4) and Marine Recreation (MR) uses
when adjacent to a Rural District (RR, RA and CR), Residential Single Family Estate District
(RSF-E) or Single Family District (RSF-1, RSF-2, RSF-3, RSF-4 and RSF-6) shall require a
minimum buffer of 25-feet.
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Staff Comments and Recommendation |

As stated previously, the subject property is currently zoned B-1, Professional Business District, and occupied
with one accessory structure. The property adjoins County Road 64 to the north. The adjoining properties are
zoned residential, agricultural, and commercial. The requested zoning designation is B-3, General Business
District. According to the submitted information, the purpose of this request is to allow for an office/warehouse
facility for an electrical contracting company.

Staff feels this rezoning application should be recommended for APPROVAL.*

*On rezoning applications, the Planning Commission will be making a recommendation to the County
Commission.

Property Images
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Locator Map
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Comments from Applicant
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pertaining to the applicant shall not be a consideration in reviewing the request. Yes, as
demonstrated in item (b) this proposed amendment is consistent with the development patterns in
this area.

&) Is the proposed amendment the logical expansion of adjacent zoning districts? Yes, the adjacent
property is zoned B-2. to the east properties are zoned B-3 and B-4.

K Ts the timing of the request appropriate given the development trerds in the area? Yes, this use
will be similar to the Baldwin Heating and Air to the west and the Sexton Landscaping recently
developed to the east.

il Will the proposed change adversely fmpact the environmental conditions of the vicinity or the
Ristoric resources of the County? There are no known environmental conditions in the vicinity,
At the time of development, the project will go through the land use certificate process along with
the land disturbance process where stormwater run-off will be addressed. There are no know
historic resources of the county,

A W the proposed change adversely affect the health, safely and welfare of the Couniy and the
vicinity? 1 do not foresee how this development would have an adverse effect.

kl - Other matters which may be appropriate. T do not have any additional matters.

If vou have any questions, please let me know.

Sincerely,

Larry Smith, PE
larryisecivil.pro

280 Holeomb Blvd., Suite 2F Fairhope, Alabama 36532 251-990-6566
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Baldwin County Planning & Zoning Department

Baldwin County Planning Commission Staff Report

Agenda Item 7.c
Case No. Z-21022
McDonald Property

Rezone RSF-3, Single Family District to CR, Conservation Resource District

July 8, 2021

__________________SubjectPropertyInformation

Planning District:
General Location:
Physical Address:
Parcel Number:
Existing Zoning:
Proposed Zoning:
Existing Land Use:
Proposed Land Use:
Acreage:

Applicant:

Owner:

Lead Staff:
Attachments:

15

West side of State Hwy 181 south of Sommerset Drive
27695 State Hwy 181
05-43-02-10-0-000-006.000

RSF-3, Single Family District

CR, Conservation Resource District
Residential

Convalescent or Nursing Home
9.70% acres

Carillon Oaks Baldwin, LLC

5450 Rangeline Road

Mobile, AL 36619

Michael McDonald

10155 Rosewood Lane

Daphne, AL 36526

Linda Lee, Planner

Within Report

Adjacent Land Use

Adjacent Zoning

Residential RSF-2, Single Family District

Agricultural B-2, Neighborhood Business District
Residential Unzoned
Residential City of Daphne (R3)

The subject property is currently zoned RSF-3, Single Family District, and is currently developed with a single-
family dwelling and accessory structure. The property adjoins State Hwy 181 to the east. The adjoining
properties are residential, timberland and agriculture. The requested zoning designation is CR, Conservation
Resource District. According to the submitted information, the purpose of this request is to accommodate a
convalescent or nursing home. The proposed use will also require Conditional Use approval from the Planning
Commission.
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Current Zoning Requirements

Section 4.4 RSF-3, Single Family District

4.4.1 Generally. This zoning district is provided to afford the opportunity for the choice of a moderate
density residential environment consisting of single family homes.

4.4.2 Permitted uses. Except as provided by Section 2.3: Establishment of Zoning in Planning
Districts, the following uses and structures designed for such uses shall be permitted:

(a) The following general industrial uses: extraction or removal of natural resources on or
under land.

(b) The following transportation, communication, and utility uses: water well (public or
private).

(c) The following agricultural uses: Silviculture.

(d) Single family dwellings including manufactured housing and mobile homes.
(e) Accessory structures and uses.

() The following institutional use: church or similar religious facility.

4.4.3 Conditional uses. Except as provided by Section 2.3: Establishment of Zoning in Planning
Districts, the following uses and structures designed for such uses may be allowed as conditional uses:

(a) Outdoor recreation uses.
(b) The following institutional uses: day care home; fire station; school (public or private).
(c) The following general commercial uses: country club.

4.4.4 Special exception. Except as provided by Section 2.3: Establishment of Zoning in Planning
Districts, the following use and structures designed for such use may be allowed as a special exception:

The following local commercial use: bed and breakfast or tourist home (see Section 13.11: Bed
and Breakfast Establishments).

4.4.5 Area and dimensional ordinances. Except as provided by Section 2.3: Establishment of Zoning
in Planning Districts, Section 12.4: Height Modifications, Section 12.5: Yard Requirements, Section
12.6: Coastal Areas, Section 12.8: Highway Construction Setbacks, Section 18.6 Variances, and Article
20: Nonconformities, the area and dimensional ordinances set forth below shall be observed.

Maximum Height of Structure in Feet 35-Feet
Maximum Height in Habitable Stories 21/2
Minimum Front Yard 30-Feet
Minimum Rear Yard 30-Feet
Minimum Side Yards 10-Feet
Minimum Lot Area 10,000 Square Feet
Minimum Lot Width at Building Line 80-Feet
Minimum Lot Width at Street Line 40-Feet
Maximum Ground Coverage Ratio .35
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~_______ ProposedZoning Requirements

Section 3.3 CR Conservation Resource District

3.3.1 Generally. This zoning district provides for large, open, unsubdivided land which is
environmentally constrained and that is vacant or is being used for agricultural, forest or other rural
purposes.

3.3.2 Permitted uses. Except as provided by Section 2.3: Establishment of Zoning in Planning
Districts, the following uses and structures designed for such uses shall be permitted:

(a) The following general industrial uses: extraction or removal of natural resources on or
under land.

(b) The following transportation, communication, and utility uses: water well (public or
private).

(c) Outdoor recreation uses.
(d) The following local commercial uses: fruit and produce store.

(e) The following institutional uses: church or similar religious facility; school (public or
private).

() Agricultural uses.
(g) Single family dwellings including manufactured housing and mobile homes.
(h) Accessory structures and uses.

3.3.3 Special exceptions. Except as provided by Section 2.3: Establishment of Zoning in Planning
Districts, the following uses and structures designed for such uses may be allowed as special
exceptions:

(a) The following general commercial uses: recreational vehicle park (see Section 13.9:
Recreational Vehicle Parks).

(b) The following local commercial uses: bed and breakfast or tourist home (see Section
13.11: Bed and Breakfast Establishments).

3.3.4 Conditional uses. Except as provided by Section 2.3: Establishment of Zoning in Planning
Districts, the following uses and structures designed for such uses may be allowed as conditional uses:
Institutional uses not permitted by right.

3.3.5 Area and dimensional regulations. Except as provided by Section 2.3: Establishment of Zoning
in Planning Districts, Section 12.4: Height Modifications, Section 12.5: Yard Requirements, Section
12.6: Coastal Areas, Section 12.8: Highway Construction Setbacks, Section 18.6 Variances, and Article
20: Nonconformities, the area and dimensional regulations set forth below shall be observed.

Maximum Height of Structure in Feet 35
Minimum Front Yard 100-Feet
Minimum Rear Yard 100-Feet
Minimum Side Yards 50-Feet
Minimum Lot Area 5 Acres
Minimum Lot Width at Building Line 250-Feet
Minimum Lot Width at Street Line 250-Feet
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Agency Comments

Baldwin County Highway Department:

From: Alfreda Jeffords <Weesie.Jeffords@baldwincountyal.gov>

Sent: Tuesday, June 22, 2021 12:46 PM

To: D Hart <DHart@baldwincountyal.gov>

Cc: Joey Nunnally <JNunnally@baldwincountyal.gov>; Frank Lundy <FLundy@baldwincountyal.gov>; Buford King
<Buford.King@baldwincountyal.gov>; Mary Booth <MBOOTH@baldwincountyal.gov>; Tyler W. Mitchell
<TMITCHELL@baldwincountyal.gov>

Subject: RE: Z-21022 and P-21007

DJ,
| have the following comments for the Rezoning and conditional use case:

1. Connection permit for the site will be through ALDOT. Traffic impact study may be required by the State.

2. Drainage improvements would be needed for the proposed building and additional pavement. The existing pond
could be expanded or an additional retention or detention area could be constructed to mitigate the additional
runoff onsite. Some area of the property appears to contain wetlands on the southern property line

3. The proposed front building setback is greater than the required highway construction setback of 100ft from
HWY 181 ROW centerline.

Let me know if you need anything else for these cases.

Thank you,

Weesie Jefforoy
Baldwin County Commission
Highway Department
Subdivision/Permit Manager

Alabama Department of Transportation:

From: Smith, Michael <smithmi@dot.state.al.us>
Sent: Wednesday, June 16, 2021 1:56 PM

To: D Hart <DHart@baldwincountyal.gov>

Cc: Denton, Samantha H. <dentons@dot.state.al.us>
Subject: RE: Z-21022 and P-21007

Good after DJ,
Thank you for the notice. | have the following comments, if they can be conveyed to the applicant and directed to
ALDOT for permitting it would be appreciated. Thanks.

e The existing access cannot be used for this proposal and it must be removed from the ROW.

e A new commercial access would be required to be permitted and constructed that aligns with Landsdown Drive
across SR 181.

e There would be work within the median required to construct a NB left turn lane into the new access as the area
is currently hatched out for no use.

MICHAEL SMITH
AREA PERMIT MNGR.
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Staff Analysis and Findings

The following factors for reviewing zoning amendments are found in Section 19.6 of the Baldwin County Zoning
Ordinance. These factors are to be considered when an application is being reviewed for rezoning.

1.) Is the requested change compatible with the existing development pattern and the zoning of nearby
properties?

The subject property is currently zoned RSF-3, Single Family District, and is developed with a single-family
dwelling and accessory structures. The adjacent properties are zoned RSF-2, B-2, R-3 (Daphne). The property
to the east is un-zoned. The adjacent uses are residential, timberland and agriculture. The requested change is
a rural designation which allows institutional uses subject to conditional use approval. Staff believes the
requested change is an acceptable transition between the residential subdivision to the north and the
commercial zoning designations to the south.

2.) Has there been a change in the conditions upon which the original zoning designation was based? Have
land uses or conditions changed since the zoning was established?

Planning District 15 zoning map was adopted in August 2006. Since that time several properties have been
rezoned to B-4, Major Commercial District (Z-15013), HDR, High Density Residential (Z-20012) and RSF-1, Single-
Family District (Z-10027). The Palladian at Daphne apartment complex was re-zoned from RSF-1 to RMF-6 in
2015. The apartments were built in 2016 and subsequently annexed into the city of Daphne. The Exchange at
Daphne apartment complex is proposed for property zoned HDR.

2007 Zoning Map 2021 Zoning Map

A .-:-" PTM 1

%
R u

$

TRGA'STGAL &0
&L

OMME

LI -

3 ﬂ-l‘-'." :

Baldwin County Planning and Zoning Commission July 8, 2021 agenda Page 36 of 345



3.) Does the proposed zoning better conform to the Master Plan?

The Baldwin County Master Plan, 2013, provides future land use designations for properties located within the
zoned areas of the County. These categories represent the recommendations for the physical development of
the unincorporated areas of the County. They are intended for planning purposes only and do not represent
the adoption of zoning designations for areas which have not voted their desire to come under the zoning
authority of the Baldwin County Commission. Although not legally binding, the future land use designations
are evaluated in conjunction with criteria found in the Baldwin County Zoning Ordinance (Zoning Ordinance),
the Baldwin County Subdivision Regulations, the Baldwin County Flood Damage Prevention Ordinance and any
other ordinances and regulations which the County Commission may adopt.

A future land use designation of Residential has been provided for the subject property. The residential category
is provided for residential dwelling units including single family dwellings, two family (duplex) dwellings, multiple
family dwellings, manufactured homes, manufactured housing parks and Planned Residential Developments.
Institutional uses, recreational uses and limited neighborhood commercial uses may be included subject to the
provisions of the Zoning Ordinance. To the greatest extent possible, residential areas should be accessible to
major thoroughfares connecting with work areas, shopping areas and recreational areas. Zoning designations
may include RR, RA, CR, RSF-E, RSF-1, RSF-2, RSF-3, RSF-4, RSF-6, RTF-4, RTF-6, RMF-6, RMH and PRD.

Approval of the rezoning will result in an amendment of the Future Land Use Map to agriculture. This category
is provided for agriculture, forestry and similar activities. Single family dwellings, institutional uses, recreational
uses, limited commercial uses which are intended to serve a rural area and transportation, communication and
utility uses are also included subject to the requirements found within the Zoning Ordinance. This category is
designed to protect the essential open character of rural areas until it is timely to reclassify the land to
appropriate residential, commercial or industrial categories. Zoning designations may include RR, CR, RA and
RSF-E.

Subject Properties
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4.) Will the proposed change conflict with existing or planned public improvements?
Staff is unaware of any planned public improvements.
5.) Will the proposed change adversely affect traffic patterns or congestion?

Per the Federal Highway Administration, the functional classification of State Highway 181 is major arterial.
Arterials provide a high level of mobility and a greater degree of access control. According to the information
provided, the proposed use is not a high traffic use. Access to this site from State Hwy 181 would require
approval from ALDOT. Please see comments above from ALDOT. The applicant has submitted a revised site
plan which addresses the access concern. ALDOT will also require a northbound left turn lane.

6.) Is the proposed amendment consistent with the development patterns in the area and appropriate for
orderly development of the community? The cost of land or other economic considerations pertaining to
the applicant shall not be a consideration in reviewing the request.

The CR zoning designation allows for residential and agricultural uses by right. The proposed
convalescent/nursing home is an institutional use allowed with conditional use approval. Staff believes the
proposed use is appropriate for orderly development of the community as it should not generate excessive
noise or traffic.

7.) Is the proposed amendment the logical expansion of adjacent zoning districts?

This area of Planning District 15 consists mostly of residential and commercial zoning districts. Adjacent
properties are zoned for residential and commercial uses. The properties to the north consist of residential
uses and an apartment complex. Therefore, staff believes the proposed rezoning is an acceptable expansion
of adjacent zoning districts to allow for the proposed institutional use.

8.) Is the timing of the request appropriate given the development trends in the area?
Staff believes that timing is appropriate given development trends in the area.

9.) Will the proposed change adversely impact the environmental conditions of the vicinity or the historic
resources of the County?

Staff is unaware of any environmental conditions or historic resources that would be adversely impacted by
this request. The Alabama Department of Environmental Management (ADEM) provided no comments.

10.) Will the proposed change adversely affect the health, safety and welfare of the County and the vicinity?

Staff anticipates no adverse impacts. Access to this site would require approval from the Alabama Department
of Transportation.

11.) Other matters which may be appropriate.

The Highway Construction Setback for State Highway 181 is 100 feet from the centerline of the right-of-way.

Staff Comments and Recommendation \

As stated previously, the subject property is currently zoned RSF-3, Single Family District, and is currently
developed with a single-family dwelling and accessory structure. The property adjoins State Hwy 181 to the
east. The adjoining properties are residential, timberland and agriculture. The requested zoning designation
is CR, Conservation Resource District. According to the submitted information, the purpose of this request is
to accommodate a convalescent or nursing home.
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Unless information to the contrary is revealed at the public hearing, staff feels this rezoning application should
be recommended for APPROVAL.*

*On rezoning applications, the Planning Commission will be making a recommendation to the County
Commission.

Property Images
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Baldwin County Planning & Zoning Department

__________________ Baldwin County Planning Commission StaffReport

Agenda Item 7.d
Case No. P-21007
Conditional Use Approval
July 8, 2021

Subject Property Information

Planning District: 15

General Location: =~ West side of State Hwy 181 south of Sommerset Drive

Physical Address: 27695 State Hwy 181

Parcel Number: 05-43-02-10-0-000-006.000

Current Zoning: RSF-3, Single Family District

Existing Land Use:  Residential

Proposed Land Use: Convalescent/Nursing Home

Acreage: 9.70 acres

Applicant: Carillon Oaks Baldwin, LLC
5450 Rangeline Road
Mobile, AL 36619

Owner: Michael McDonald
10155 Rosewood Lane
Daphne, AL 36526

Lead Staff: Linda Lee, Planner

Attachments: Within Report

Adjacent Land Use

Adjacent Zoning

Residential RSF-2, Single Family District

Agricultural B-2, Neighborhood Business District
Residential Unzoned
Residential City of Daphne (R3)

Summary and Recommendation

The applicant is requesting Conditional Use approval to allow for a Convalescent/Nursing Home. On property
zoned Conservation Resource District, a Convalescent/Nursing Home may be allowed through the Conditional
Use process, subject to the approval of the Planning Commission.

Staff recommends that Case P-21007, McDonald Property be APPROVED* subject to the conditions outlined at
the end of this staff report.
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Current Zoning Requirements

Section 4.4 RSF-3, Single Family District

4.4.1 Generally. This zoning district is provided to afford the opportunity for the choice of a moderate
density residential environment consisting of single family homes.

4.4.2 Permitted uses. Except as provided by Section 2.3: Establishment of Zoning in Planning
Districts, the following uses and structures designed for such uses shall be permitted:

(a) The following general industrial uses: extraction or removal of natural resources on or
under land.

(b) The following transportation, communication, and utility uses: water well (public or
private).

(c) The following agricultural uses: Silviculture.

(d) Single family dwellings including manufactured housing and mobile homes.
(e) Accessory structures and uses.

() The following institutional use: church or similar religious facility.

4.4.3 Conditional uses. Except as provided by Section 2.3: Establishment of Zoning in Planning
Districts, the following uses and structures designed for such uses may be allowed as conditional uses:

(a) Outdoor recreation uses.
(b) The following institutional uses: day care home; fire station; school (public or private).
(c) The following general commercial uses: country club.

4.4.4 Special exception. Except as provided by Section 2.3: Establishment of Zoning in Planning
Districts, the following use and structures designed for such use may be allowed as a special exception:

The following local commercial use: bed and breakfast or tourist home (see Section 13.11: Bed
and Breakfast Establishments).

4.4.5 Area and dimensional ordinances. Except as provided by Section 2.3: Establishment of Zoning
in Planning Districts, Section 12.4: Height Modifications, Section 12.5: Yard Requirements, Section
12.6: Coastal Areas, Section 12.8: Highway Construction Setbacks, Section 18.6 Variances, and Article
20: Nonconformities, the area and dimensional ordinances set forth below shall be observed.

Maximum Height of Structure in Feet 35-Feet
Maximum Height in Habitable Stories 21/2
Minimum Front Yard 30-Feet
Minimum Rear Yard 30-Feet
Minimum Side Yards 10-Feet
Minimum Lot Area 10,000 Square Feet
Minimum Lot Width at Building Line 80-Feet
Minimum Lot Width at Street Line 40-Feet
Maximum Ground Coverage Ratio .35
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Proposed Zoning Requirements

Section 3.3 CR Conservation Resource District

3.3.1 Generally. This zoning district provides for large, open, unsubdivided land which is
environmentally constrained and that is vacant or is being used for agricultural, forest or other rural
purposes.

3.3.2 Permitted uses. Except as provided by Section 2.3: Establishment of Zoning in Planning
Districts, the following uses and structures designed for such uses shall be permitted:

(a) The following general industrial uses: extraction or removal of natural resources on or
under land.

(b) The following transportation, communication, and utility uses: water well (public or
private).

(c) Outdoor recreation uses.
(d) The following local commercial uses: fruit and produce store.

(e) The following institutional uses: church or similar religious facility; school (public or
private).

(H) Agricultural uses.
(9) Single family dwellings including manufactured housing and mobile homes.
(h) Accessory structures and uses.

3.3.3 Special exceptions. Except as provided by Section 2.3: Establishment of Zoning in Planning
Districts, the following uses and structures designed for such uses may be allowed as special
exceptions:

(a) The following general commercial uses: recreational vehicle park (see Section 13.9:
Recreational Vehicle Parks).

(b) The following local commercial uses: bed and breakfast or tourist home (see Section
13.11: Bed and Breakfast Establishments).

3.3.4 Conditional uses. Except as provided by Section 2.3: Establishment of Zoning in Planning
Districts, the following uses and structures designed for such uses may be allowed as conditional uses:
Institutional uses not permitted by right.

3.3.5 Area and dimensional regulations. Except as provided by Section 2.3: Establishment of Zoning
in Planning Districts, Section 12.4: Height Modifications, Section 12.5: Yard Requirements, Section
12.6: Coastal Areas, Section 12.8: Highway Construction Setbacks, Section 18.6 Variances, and Article
20: Nonconformities, the area and dimensional regulations set forth below shall be observed.

Maximum Height of Structure in Feet 35
Minimum Front Yard 100-Feet
Minimum Rear Yard 100-Feet
Minimum Side Yards 50-Feet
Minimum Lot Area 5 Acres
Minimum Lot Width at Building Line 250-Feet
Minimum Lot Width at Street Line 250-Feet
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Institutional uses. This group of uses includes: educational facilities (public or private); pre school and
child care facilities; churches, temples, and similar religious facilities; nursing homes, residential care
facilities, and halfway housing; cemeteries with or without funeral homes; hospitals; clubs; libraries;
museums; emergency service activities such as buildings, garages, parking, and/or dispatch centers
for ambulances, fire, police and rescue; and all other similar institutional uses.

Agency Comments

Baldwin County Highway Department:

From: Alfreda Jeffords <Weesie.Jeffords@baldwincountyal.gov>

Sent: Tuesday, June 22, 2021 12:46 PM

To: D Hart <DHart@baldwincountyal.gov>

Cc: Joey Nunnally <JNunnally@baldwincountyal.gov>; Frank Lundy <FLundy@baldwincountyal.gov>; Buford King
<Buford.King@baldwincountyal.gov>; Mary Booth <MBOOTH@baldwincountyal.gov>; Tyler W. Mitchell
<TMITCHELL@baldwincountyal.gov>

Subject: RE: Z-21022 and P-21007

DJ,
| have the following comments for the Rezoning and conditional use case:

1. Connection permit for the site will be through ALDOT. Traffic impact study may be required by the State.

2. Drainage improvements would be needed for the proposed building and additional pavement. The existing pond
could be expanded or an additional retention or detention area could be constructed to mitigate the additional
runoff onsite. Some area of the property appears to contain wetlands on the southern property line

3. The proposed front building setback is greater than the required highway construction setback of 100ft from
HWY 181 ROW centerline.

Let me know if you need anything else for these cases.

Thank you,
Weesie Jeffords

Baldwin County Commission
Highway Department
Subdivision/Permit Manager

Alabama Department of Transportation:

From: Smith, Michael <smithmi@dot.state.al.us>
Sent: Wednesday, June 16, 2021 1:56 PM

To: D Hart <DHart@baldwincountyal.gov>

Cc: Denton, Samantha H. <dentons@dot.state.al.us>
Subject: RE: Z-21022 and P-21007

Good after DJ,
Thank you for the notice. | have the following comments, if they can be conveyed to the applicant and directed to
ALDOT for permitting it would be appreciated. Thanks.

e The existing access cannot be used for this proposal and it must be removed from the ROW.

e A new commercial access would be required to be permitted and constructed that aligns with Landsdown Drive
across SR 181.

e There would be work within the median required to construct a NB left turn lane into the new access as the area
is currently hatched out for no use.

MICHAEL SMITH
AREA PERMIT MNGR.
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Staff Analysis and Findings

The applicant is requesting Conditional Use approval to allow for a Convalescent/Nursing Home. On property
zoned Conservation Resource District, a Convalescent/Nursing Home may be allowed through the Conditional
Use process, subject to the approval of the Planning Commission.

The following factors for reviewing Conditional Use approvals are found in Section 18.11.1 of the Baldwin County
Zoning Ordinance.

Section 18.11.1 Authorization. The Planning Commission may, under the prescribed standards and procedures
contained herein, authorize the construction or initiation of any use that is expressly permitted as a Conditional
Use in a particular zoning district; however, the county reserves full authority to deny any request for
Conditional Use, to impose conditions on the use, or to revoke approval at any time, upon finding that the
permitted use will or has become unsuitable and incompatible in its location as a result of any nuisance or
activity generated by the use.

Section 18.11.4 Standards for approval. A Conditional Use may be approved by the Planning Commission only
upon determination that the application and evidence presented clearly indicate that all of the following
standards have been met:

(a) The proposed use shall be in harmony with the general purpose, goals, objectives and standards of
the Baldwin County Master Plan, these ordinances, or any other official plan, program, map or
ordinance of Baldwin County.

The Baldwin County Master Plan — 2013 indicates a future land use designation of Residential for the
subject property. If the proposed rezoning to CR-Conservation Resource District is approved by the
County Commission, the future land use designation would be changed to agriculture. This category is
provided for agriculture, forestry and similar activities. Single family dwellings, institutional uses,
recreational uses, limited commercial uses which are intended to serve a rural area and transportation,
communication and utility uses are also included subject to the requirements found within the Zoning

Ordinance
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(b) The proposed use shall be consistent with the community welfare and not detract from the public’s
convenience at the specific location.

The subject property is currently occupied with a single-family dwelling and accessory structures. The
adjoining properties are residential, and agricultural. The applicant is required to provide an access
permit from ALDOT.

(c) The proposed use shall not unduly decrease the value of neighboring property.

The proposed convalescent/nursing home should not unduly decrease the value of neighboring
property.

(d) The use shall be compatible with the surrounding area and not impose an excessive burden or have
substantial negative impact on surrounding or adjacent uses or on community facilities or services.

Staff knows of no excessive burdens or negative impacts which would result from approval of this
conditional use application.

Section 18.11.5 Conditions and restrictions on approval. In approving a Conditional Use, the Planning
Commission may impose conditions and restrictions upon the property benefited by the Conditional Use
approval as may be necessary to comply with the standards set out above, to reduce or minimize any potentially
injurious effect of such conditional use upon the property in the neighborhood, and to carry out the general
purpose and intent of the ordinances. In approving any Conditional Use, the Planning Commission may specify
the period of time for which such approval is valid for the commencement of the proposed Conditional Use.
The Planning Commission may, upon written request, grant extensions to such time allotments not exceeding 6
months each without written notice or hearing. Failure to comply with any such condition or restriction imposed
by the Planning Commission shall constitute a violation of these ordinances. Those Conditional Uses which the
Planning Commission approves subject to conditions shall have specified by the Planning Commission the time
allotted to satisfy such conditions.

Staff Comments and Recommendation

Staff recommends that Case P-21006 be APPROVED, subject to the following conditions:

Approval is contingent on the approval of the proposed rezoning to CR.

Approval shall be for this applicant and this location only.

The Applicant will be required to submit a subsequent land-use certificate application to the planning
and zoning department, which must include a site plan that substantially conforms with the site plan
that is part of this approval and meets all the requirements of the Zoning Ordinance, including
landscape buffer requirements, setbacks, parking requirements, etc.

A land use certificate shall be obtained within six (6) months from the date of approval.

Any major changes and/or additions shall result in further review and approval by the Planning
Commission.

X/ X/ X/
R X X X4

X/ X/
R X X4

*On Conditional Use applications, the Planning Commission makes the final decision.
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Baldwin County Planning & Zoning Department

Baldwin County Planning Commission Staff Report

Agenda Item 7.e
Case No. Z-21023
Two Lakes, LLC Property

Rezone B3, General Commercial Business District to RV-2, Recreational Vehicle Park District

July 8, 2021

__________________SubjectPropertyInformation

Planning Districts:
General Location:
Physical Address:

Parcel Numbers:
Existing Zoning:
Existing Land Use:

Proposed Land Use:

Acreage:
Applicant:

Owners:
Lead Staff:
Attachments:

Forested Timberland

Residential and Agriculture

Forested Timberland

30

West of Roscoe Rd.

5651 Roscoe Rd

Gulf Shores, AL 36542
05-61-07-35-0-000-007.000
B-3, General Business District (Asking to Rezone to RV-2)
Vacant

RV Park Subdivision

39.97 acres, more or less
Raymond Lee

7883 Delta Woods

Daphne, Alabama 36507
Same

Celena Boykin, Senior Planner
Within Report

Adjacent Zoning

Adjacent Land Use

RA, Rural Agriculture District
Residential RA, Rural Agriculture District

Roscoe Rd., RA, Rural Agriculture District, City od Orange Beach

RA, Rural Agriculture District, RSF-1 Residential Single Family
District

The subject property is currently zoned B-3, General Business District, and is vacant. The requested designation
is RV-2, Recreational Vehicle Park District. According to the submitted information, the purpose of this request
is to allow for a RV park subdivision . Each lot would be sold and the lots would be around 3,200 square feet.
This property received conditional use approval in June of 2019 for a 118 lot RV park (phase 1 only).
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________ CurrentZoningRequirements

Section 5.3 B-3, General Business District

5.3.1 Purpose and intent. The purpose of this district is to provide for a variety of retail uses and
services in free-standing parcels or shopping centers to serve the community's general commercial
needs. This district shall only be applied at appropriate locations: to conveniently meet these needs; in
conformance with the goals, objectives and policies and location criteria of the Comprehensive Plan;
compatible with the surrounding land uses and zoning districts; where it will not adversely impact the
facilities and services of the County; where it will not set a precedent for the introduction of inappropriate
uses into an area; and so as not to encourage non-residential strip development along streets

5.3.2 Permitted uses. The following uses are permitted as of right, or as uses accessory to permitted
uses in the B-3, General Business District:

(@ All uses permitted by right under
the B-2 zoning designation

(b) Air conditioning sales and service

(c) Amusement arcade

(d) Animal clinic/kennel

(e) Arboretum

()  Auto convenience market

(g) Automobile service station

(h) Bakery, wholesale

(i) Ballfield

() Bicycle sales and service

(k) Bowling alley

() Business machine sales and
service

(m) Business school or college

(n) Butane gas sales

(o) Cemetery

(p) City hall or courthouse

(q) Country club

(r) Department store

(s) Discount/variety store

(t) Drug store

(u) Elevator maintenance service

(v) Exterminator service office

(w) Farmer’s market/truck crops

(x) Firing range

(y) Fitness center or gym

(z) Florist

(aa) Fraternity or sorority house

(bb) Fruit and produce store

(cc) Funeral home

(dd) Golf course

(ee) Golf driving range

(ff) Grocery store

(gg) Landscape sales

(hh) Marine store and supplies
(i)  Miniature golf

(i) Mini-warehouse

(kk) Night club, bar, tavern

(I)  Nursery
(mm) Office equipment and supplies
sales

(nn) Park or playground

(00) Pawn shop

(pp) Pet shop

(qq) Plumbing shop

(rr) Printing/publishing establishment

(ss) Restaurant sales and supplies

(tt) Riding academy

(uu) Rug and/or  drapery  cleaning
service

(vv) Seafood store

(ww) Sign shop

(xx) Skating rink

(yy) Stone monument sales

(zz) Swimming pool (outdoor)

(aaa) Taxidermy

(bbb) Teen club or youth center

(ccc) Tennis court (outdoor)

(ddd) Wildlife sanctuary

(eee) YMCA, YWCA

5.3.3 Conditional uses. The following uses are permissible as conditional uses in the B-3:
General Commercial District, subject to the standards and procedures established in Section
18.11: Conditional Use:

(a) Airport (c) Amusement park
(b) Ambulance/EMS service (d) Armory
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(e) Auditorium, stadium, coliseum

() Automobile parts sales

(g) Automobile  repair
and body)

(h) Automobile storage (parking lot,

parking garage)

(i) Barge docking

() Boat sales and service

(k) Broadcasting station

() Building materials

(m)Bus and railroad terminal

(n) College or university

(o) Convalescent or nursing home

(p) Correctional or penal institution

(q) Dog pound

(r) Electric power substations

(s) Farm implements

(t) Flea market

(u) Freight depot, rail or truck

(v) Home improvement center

(w) Hotel or motel

(x) Hospital

(y) Landfill

(mechanical

facility

5.3.4 Area and dimensional ordinances.

(z) Maintenance facility/storage yard
for schools, government  agencies,
and telephone and cable companies

(aa) Manufactured housing sales,
service and repair

(bb) Marina

(cc) Motorcycle sales service and
repair

(dd) Movie theatre

(ee) Radio/television tower

(f Railroad facility

(gg) Recreational vehicle park

(hh) Recreational vehicle sales

service, and repair
(i) Restaurant, drive-in
() Restaurant, fast-food
(kk) Sewage treatment plat
(Il) Taxi dispatching station
(mm) Taxi terminal
(nn) Telephone exchange
(00) Water or sewage pumping station
(pp) Water storage tank
(qq) Wireless telecommunication facility
(rr) Zoo

Maximum Height of Structure in Feet 40
Maximum Height of Structure in Habitable Stories 3
Minimum Front Yard 40-Feet
Minimum Rear Yard 25-Feet
Minimum Side Yards 15-Feet

Minimum Lot Area

20,000 Square Feet

Maximum Impervious Surface Ratio .70
Minimum Lot Width at Building Line 80-Feet
Minimum Lot Width at Street Line 60-Feet

5.3.5 Lighting standards. The maximum height of exterior lights shall be 25-feet. The intensity,
location, and design of lighting shall be such that not more than one foot candle of light is cast upon
adjacent property or public rights-of-way. Light fixtures shall be designed to cast light downward. Where
necessary, cut-off devices shall be used to minimize glare off premises. No light shall be aimed directly
toward a property designated residential, which is located within 200-feet of the source of the light.

5.3.6 Distance between structures. If there is a separation between any two principal structures on
the same parcel, said separation shall be a minimum of 15-feet or a distance equal to one-half the sum
of their heights, whichever is the greater.

5.3.7 Landscaping and buffering. All B-3, General Business District, uses shall meet the requirements
of Article 17: Landscaping and Buffers.
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~_______ ProposedZoning Requirements

Section 5.6 RV-2, Recreational Vehicle Park District

5.6.1 Purpose and intent. The purpose of this section is to establish a zoning designation for lower
density recreational vehicle parks.

5.6.2 Permitted uses. The following uses are permitted as of right, or as uses accessory to permitted
uses in the RV-2, Recreational Vehicle Park District:

(a) Extraction or removal of natural resources on or under the land.
(b) Water well (public or private).

(c) Silviculture.

(d) Recreational Vehicle Park.

(e) Accessory structures and uses.

(f) Church or similar religious facility.

5.6.3 Density. The maximum number of recreational vehicle sites developed under RV-2 shall be 6
sites per acre.

5.6.4 Land Area. The minimum land area shall be three (3) acres.

5.6.5 Standards. Recreational vehicle parks developed under the RV-2 designation shall meet all
standards, procedures and requirements found in Section 13.8 of the zoning ordinance.

Section 13.8 Recreational Vehicle (RV) Parks

13.8.1 Purpose. The purpose of this section is to establish minimum standards for recreational vehicle
parks.

13.8.2 Procedures and standards.

(a) Land use certificate required. All recreational vehicle parks are subject to the standards
contained in this section and will be required to obtain a land use certificate prior to being
granted a building permit.

(b) Where permitted. Except as provided in Section 2.3.26.4(b) and Section 2.3.31.4,
recreational vehicle parks are permitted as follows:

1. High Density

A. RV-1, B-4, M-1 and M-2 by right.
B. B-3 by conditional use approval.
C. RR, RA and CR by special exception approval.

2. Low Density
A. RV-1, RV-2, B-4, M-1 and M-2 by right.
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B. B-2, B-3 and OR by conditional use approval.
C. RR, RA and CR by special exception approval.

(c) Occupancy. A recreational vehicle shall not be occupied as a living quarter unless it is
located in a recreational vehicle park as herein provided or as provided in Section 12.2.2.
No recreational vehicle shall be used as a permanent dwelling. Continuous occupancy
extending beyond 4 months in any 12 month period shall be considered permanent
occupancy.

(d) Storage and parking. Recreational vehicles may be parked or stored in residential districts
as provided in Section 15.3.9: Storage and parking of trailers and commercial vehicles.

(e) Maximum density.

1. High Density: 15 campsites per acre
2. Low Density: 6 campsites per acre

() Land area. The minimum land area of a recreational vehicle park shall be three (3) acres.
(g) Use. Use of spaces in recreational vehicle parks is limited to recreational vehicles.
(h) Water and sewer facilities.

1. Water. Each recreational vehicle park shall be served with a public/private water supply
system capable of providing domestic water use and fire protection.

2. Sewer. Each recreational vehicle park shall be served with sanitary sewer facilities
meeting all requirements of the Baldwin County Health Department.

(i) Setbacks.

1. No space shall be so located that any part intended for occupancy for sleeping
purposes shall be within 30-feet of any property line.

2. Recreational vehicles must be separated from each other and from other structures by
at least 10-feet.

(j) Access.

1. No recreational vehicle park shall be located except with direct access to a paved
county, state or federal highway, with a minimum lot width of not less than 50-feet for the
portion used for entrance and exit.

2. No entrance or exit shall be through an existing residential subdivision.

3. Access drives must be a minimum of 24-feet wide for a two-way street and 12-feet wide
for a one-way street and must be improved with a suitable hard surface permanent type
of pavement such as asphalt, concrete, limestone or other similar surface approved by
the Planning Commission.

(k) Accessory uses. Management headquarters, recreational facilities, toilets, showers,
laundry facilities and other uses and structures customarily incidental to the operation of a
recreational vehicle park are permitted as accessory uses.

(I) Sites.

1. Each recreational vehicle site must be at least 1,600 square feet in area.
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2. Each recreational vehicle site must contain a parking pad improved with a suitable all-
weather surface.

3. Each recreational vehicle site must contain at least one (1) off-street parking space
improved with a suitable all-weather surface.

(m) Buffering. In the event a recreational vehicle park is located adjacent to residentially zoned
property, a landscaped buffer with a minimum width of 30-feet shall be provided. Said buffer shall
consist of a combination of canopy trees, understory trees and shrubs which shall be of sufficient
height to create a visual barrier. No buffer will be required if the recreational vehicle park is located
adjacent to agricultural, commercial, industrial or recreational property.

(n) Existing recreational vehicle parks. Recreational vehicle parks which exist at the time of
zoning adoption or amendment are grandfathered and may continue to operate lawfully provided
that the operation is not discontinued for more than one (1) calendar year or 365 consecutive days
The owner of an existing RV park may conduct maintenance and repairs which may include the
replacement of accessory structures, hook-ups and utilities subject to the following conditions:

1. The cost of replacement shall not exceed 50 percent of the value of the park.
2. The recreational vehicle park shall not be expanded.

3. The footprints of accessory structures shall not be enlarged or moved.

4. The number of recreational vehicle spaces shall not be increased.

If the owner of an existing recreational vehicle park wishes to expand the recreational vehicle
park, construct additional spaces and facilities or re- arrange spaces and facilities, the park shall at
that time be broughtinto  conformity with all requirements of this section.

Agency Comments

Baldwin County Highway Department, Weesie Jeffords:
| have the following comments for the Zoning PRD and Re-Zoning cases:

1. The plans submitted to receive the nationwide permit differ from the ones submitted for the proposed
site layout.

2. A traffic impact study will be needed for the site and a commercial turnout with the Highway
Department will be required for the access onto Roscoe Road.

3. The roadway infrastructure is not compliant with the County’s Design standards. Inverted roads are not
an acceptable design for roads to access individual subdivision lots.

4. No proposed sidewalks are on the site plans although the proposed plan has smaller lots and amenities in
common areas.

5. The drainage report and infrastructure would be reviewed at the time of construction plan review of the
subdivision. One item not in the provided report is a routing map of the site to show which areas are
being described and calculated.

Army Corps of Engineers: No comments received.

ADEM: No comments received.

Subdivision: No comments received.
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Staff Analysis and Findings ‘

The following factors for reviewing zoning amendments are found in Section 19.6 of the Baldwin County Zoning
Ordinance. These factors are to be considered when an application is being reviewed for rezoning.

1.) Is the requested change compatible with the existing development pattern and the zoning of nearby
properties?

The subject property is currently zoned B-3, General Business District. The requested designation is RV-2,
Recreational Vehicle Park District. The subject property is currently vacant. The property adjoins Roscoe Rd to
the east. The adjoining properties are residential, timberland, and agricultural.

2.) Has there been a change in the conditions upon which the original zoning designation was based? Have
land uses or conditions changed since the zoning was established?

Planning District 30 was zoned in February 1995 and subject property was original zoned RA, Rural Agriculure
District. In December of 2000 the property was rezoned to B-3. Since this time, more property is now within
the municipal limits of Gulf Shores and Orange Beach and the Foley Beach Express was built. See the current
zoning map below for all the rezonings in the immediate area.

Original Planning District 30

Zoning Map

Subject

Propert \
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3.) Does the proposed zoning better conform to the Master Plan?

The Baldwin County Master Plan, 2013, provides future land use designations for properties located within the
zoned areas of the County. These categories represent the recommendations for the physical development of
the unincorporated areas of the County. They are intended for planning purposes only and do not represent the
adoption of zoning designations for areas which have not voted their desire to come under the zoning authority
of the Baldwin County Commission. Although not legally binding, the future land use designations are evaluated
in conjunction with criteria found in the Baldwin County Zoning Ordinance (Zoning Ordinance), the Baldwin
County Subdivision Regulations, the Baldwin County Flood Damage Prevention Ordinance and any other
ordinances and regulations which the County Commission may adopt.

A future land use designation of Commercial is provided for the subject property.If the rezoning is approved,
the Future Land Use Map will remain as the designation of Commercial. This category provides for retail and
wholesale trade facilities which offer convenience and other types of goods and services. Institutional uses,

recreational uses, mixed-use developments and transportation, communication and utility uses may be included
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in accordance with the Zoning Ordinance. Multiple family developments may also be included. Commercial uses
should be located on major streets so as to be accessible to the residential population. Zoning designations may
include RR, B-1, B-2, B-3, B-4, LB, RV-1, RV-2, MR and TR.

4.) Will the proposed change conflict with existing or planned public improvements?
Staff is unaware of any planned public improvements along Roscoe Road.
5.) Will the proposed change adversely affect traffic patterns or congestion?

Roscoe Road is not classified by ALDOT and is by default a Local Road with a 40-foot Highway Construction
Setback. Local roads are designed specifically to have high accessibility and to connect to collector and arterial
roads and are typically not used for through traffic. A commercial access to this site would will be required
from the Baldwin County Highway Department. A traffic impact study will be required when the development
submits to Subdivisions.

6.) Is the proposed amendment consistent with the development patterns in the area and appropriate for
orderly development of the community? The cost of land or other economic considerations pertaining to
the applicant shall not be a consideration in reviewing the request.

There are a varity of land uses in this area; forested timberland, agricultural, residential, and commercial. Sugar
Sands RV Resort that is about 700 ft south and is a similar development.

7.) Is the proposed amendment the logical expansion of adjacent zoning districts?

As Stated above, since zoning was implemented there have been multiple annexations and rezonings. A few
parcels to the south is a similar development, a RV Park this is a subdivision, Sugar Sands.

8.) Is the timing of the request appropriate given the development trends in the area?

Timing is not a factor with this request.
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9.) Will the proposed change adversely impact the environmental conditions of the vicinity or the historic
resources of the County?

Staff does not anticipate any adverse impacts. The applicant has received an ADEM permit and a NWP from
CORPS to fill a small amount of wetlands, 0.09 acres.

10.) Will the proposed change adversely affect the health, safety and welfare of the County and the vicinity?

Staff will evaluate all submitted materials, including building plans, drainage plans, landscaping plans and site
plans in order to ensure complete compliance with the requirements of the Zoning Ordinance and Subdivision
Regulations.

Required landscaped buffers will help to mitigate the potential for adverse impacts (See below required
buffering for RV Parks):

(m) Buffering. In the event a recreational vehicle park is located adjacent to residentially zoned property, a
landscaped buffer with a minimum width of 30-feet shall be provided. Said buffer shall consist of a combination
of canopy trees, understory trees and shrubs which shall be of sufficient height to create a visual barrier. No
buffer will be required if the recreational vehicle park is located adjacent to agricultural, commercial, industrial
or recreational property.

11.) Other matters which may be appropriate.

If the rezoning is approved the applicant will need to submit an application for Final Site Plan approval in
accordance with the Baldwin County Subdivision Regulations. This application, when submitted, will be reviewed
in-house by staff and by Gulf Shores.

Below in red are comments from the engineer addressing Highway Department’s comments:

1. The plans submitted to receive the nationwide permit differ from the ones submitted for the proposed
site layout. Agreed. The updated plan (subdivision) has less impacts on the wetlands. | have added the
new wetlands buffer line to the drawings attached.

2. A traffic impact study will be needed for the site and a commercial turnout with the Highway
Department will be required for the access onto Roscoe Road. We will perform a traffic study when we
pursue approval for Phase 2. Phase 1 is only 45 lots. We are obtaining a PRD for Phase 1 only.

3. The roadway infrastructure is not compliant with the County’s Design standards. Inverted roads are not
an acceptable design for roads to access individual subdivision lots. We will modify the drainage to
meet the county standards with inlets in the gutters and a normal crown road. We will issue the updated
drawings during the subdivision review.

4. No proposed sidewalks are on the site plans although the proposed plan has smaller lots and amenities in
common areas. We are asking for no sidewalks as part of the PRD.

5. The drainage report and infrastructure would be reviewed at the time of construction plan review of the
subdivision. One item not in the provided report is a routing map of the site to show which areas are
being described and calculated. Noted. These areas will be in the report during the subdivision review.
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Staff Comments and Recommendation

As stated previously, the subject property is currently zoned B-3, General Business District, and is vacant. The
requested designation is RV-2, Recreational Vehicle Park District. According to the submitted information, the
purpose of this request is to allow for a RV park subdivision . Each lot would be sold and the lots would be
around 3,200 square feet. This property received conditional use approval in June of 2019 for a 118 lot RV park
(phase 1 only).

Unless information to the contrary is revealed at the public hearing, staff feels this rezoning application should
be recommended for APPROVAL*.

*On rezoning applications, the Planning Commission will be making a recommendation to the County
Commission.
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Property Images

Subject property

Subject property
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Subject property

Adjoining property to the
south
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Adjoining property to the north

Property across the street
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Baldwin County Planning & Zoning Department

Baldwin County Planning Commission Staff Report \

Agenda Item 7.f
Case Z2-2106
Two Lakes LLC Property
Approve Planned Residential Development (PRD) Site Plan for Two Lakes LLC Phase 1
July 8, 2021

_________________SubjectPropertyInformation

Planning Districts: 30
General Location: West of Roscoe Rd.
Physical Address: 5651 Roscoe Rd

Gulf Shores, AL 36542
Parcel Numbers: 05-61-07-35-0-000-007.000
Existing Zoning: B-3, General Business District (Asking to Rezone to RV-2)

Existing Land Use:  Vacant
Proposed Land Use: RV Park Subdivision
Acreage: 39.97 acres, more or less
Applicant: Raymond Lee
7883 Delta Woods
Daphne, Alabama 36507

Owners: Same
Lead Staff: Celena Boykin, Senior Planner
Attachments: Within Report

Adjacent Land Use

Adjacent Zoning

Timberland RA, Rural Agriculture District
Residential RA, Rural Agriculture District

Residential and Agriculture Roscoe Rd., RA, Rural Agriculture District, City od Orange Beach

Timberland RA, Rural Agriculture District, RSF-1 Residential Single Family
District

The proposed Planned Residential Development (PRD) is to be known as Two Lakes, LLC. The subject property
is currently undeveloped and is zoned B-3, General Business District, but has been requested to be rezoned to
RV-2 (Z-21023). It adjoins Roscoe Road to the east. If approved, the development would include 45 lots (Phase
1 only), for a density of 1.93 units per acre. The largest lot would be 3,613 square feet, and the smallest would
be 3,200 square feet. The proposed open space would be 794,402 square feet (18.24 +/- acres).
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Proposed Zoning Requirements

Section 5.6 RV-2, Recreational Vehicle Park District

5.6.1 Purpose and intent. The purpose of this section is to establish a zoning designation for lower density
recreational vehicle parks.

5.6.2 Permitted uses. The following uses are permitted as of right, or as uses accessory to permitted uses in
the RV-2, Recreational Vehicle Park District:

(a) Extraction or removal of natural resources on or under the land.
(b) Water well (public or private).
(c) Silviculture.

(d) Recreational Vehicle Park.

(e) Accessory structures and uses.
() Church or similar religious facility.

5.6.3 Density. The maximum number of recreational vehicle sites developed under RV-2 shall be 6 sites per
acre.

5.6.4 Land Area. The minimum land area shall be three (3) acres.

5.6.5 Standards. Recreational vehicle parks developed under the RV-2 designation shall meet all standards,
procedures and requirements found in Section 13.8 of the zoning ordinance.

PRD Requirements

Article 9 Planned Development Districts

Section 9.1 Purpose

It is the purpose of this article to permit Planned Developments which are intended to encourage the
development of land as planned communities, encourage flexible and creative concepts of site
planning; preserve the natural amenities of the land by encouraging scenic and functional open areas;
accomplish a more desirable environment than would be possible through the strict application of the
minimum requirements of these ordinances; provide for an efficient use of land resulting in smaller
networks of streets and utilities where access to regional systems is impractical and thereby lowering
development and housing costs; and provide a stable environmental character compatible with
surrounding areas.
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Section 9.2 Planned Developments, Generally

9.2.1 Unified control. The parcel or parcels of land for a Planned Development shall be in unified
control, and shall be owned or controlled by a single person, corporation, agency, or like organization.
The applicant shall provide the county appropriate and necessary documents to indicate ownership.
No application shall be considered until this section is fully complied with. An application must be filed
by the owner or authorized agent of all property included in the project. In the case of multiple
ownerships, the approved final development plan shall be binding on all owners and any successors.
The developer shall maintain and provide for unified control of the Planned Development until the
project is complete. The entity designated to provide unified control shall ensure that all conditions of
development are met. Individual properties may be sold after appropriate approvals and recordings
have been completed and that proper recordings have been made which insures the continuance of
the Planned Development as approved. Responsibility for unified control may be assigned to an
individual or entity such as a homeowner’s association that will provide for the maintenance of any
common property and improvements.

9.2.2 Specific variations in off-street parking and loading requirements, sign requirements,
landscaping requirements and area and dimensional requirements, including lot sizes, lot widths,
setbacks and building height, may be approved by the County Commission, upon recommendation by
the Planning Commission, and shall be shown on the approved Final Site Plan.

9.2.3 Where a planned development involves the subdivision of land, a subdivision plat shall be
approved in accordance with the procedures established in the Baldwin County Subdivision
Regulations.

9.2.4 Approval of a planned development. Approval of a large scale Planned Residential
Development conceptual plan, small scale Planned Residential Development and Planned Industrial
Development final site plan shall constitute a zoning map amendment for the subject property. The
zoning designation “PRD” or “PID” shall be assigned on the official zoning map for the respective
planning district.

Section 9.3 Planned Residential Developments

9.3.1 Permitted uses. Within the “Planned Residential Development” districts, the following uses and
structures designed for such uses may be permitted as shown on the approved site plan:

(a) Single family dwellings including manufactured housing and mobile homes.

(b) Two family dwellings.

(c) Multiple family dwellings including townhouses.

(d) Non-residential land uses in accordance with limitations and restrictions contained herein.
(e) Maintenance facilities and utility facilities.

() Accessory structures and uses.

9.3.2 Required zoning districts. A Planned Residential District may be established under the following
zoning designations:
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RA: Rural Agricultural District

RSF-E: Residential Single Family Estate District
RSF-1: Single Family District

RSF-2: Single Family District

RSF-3: Single Family District

RSF-4: Single Family District

RTF-4: Two Family District

RSF-6: Single Family District

RTF-6: Two Family District

RMF-6: Multiple Family District

RMH: Residential Manufactured Housing Park District
HDR: High Density Residential District

RV-1: Recreational Vehicle Park District

RV-2: Recreational Vehicle Park District

9.3.4 Open space and common area reservation. A minimum of 20% of the gross land area of the
planned development shall be set aside for permanent open space for passive and/or active recreation
such as parks, recreational facilities, pedestrian ways, and/or for conserving sensitive elements of the
site.

(a) Unless constructed as an amenity, stormwater detention ponds, retention ponds, or
similar holding basins for stormwater shall not be counted in determining open space. Steep
slopes, internal street rights-of-way, driveways, off-street parking areas, and off-street
loading areas or similar uses shall not be counted in determining open space.

(b) All jurisdictional wetlands located within the development shall be set aside in the required
open space.

(c) A minimum of fifty (50) percent of the required open space must be usable for passive or
active recreation purposes. The usable open space shall not include steep slopes, streams,
ponds, watercourses, wetlands, floodways and/or floodplains.

9.3.4.1 The required open space may be owned in common by the residents of the development.
Any open space set aside for conservation shall be subjected to a conservation easement granted
to a qualified land trust, conservation organization or government agency. Such conservation
easement shall be in legal form satisfactory to the County.

9.3.4.2 Open space, common area or recreational facilities shall be provided in a manner which
coincides with each development phase of a project. The amount and type shall be adequate to
serve the needs of the residents or users within each phase.

9.3.5 Development density. All provisions concerning maximum density permitted in the underlying
zoning district are applicable to Planned Residential Developments therein and shall not be exceeded.
Land reserved for non-residential uses shall not be included in the allowable development density.
Land set aside for open space shall be included in the allowable development density. For mixed use
buildings where the gross floor area used for non-residential uses exceeds ten (10) percent of the total
gross floor area, the entire footprint shall be considered as land reserved for non-residential uses.
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Agency Comments

Baldwin County Highway Department, Weesie Jeffords:
| have the following comments for the Zoning PRD and Re-Zoning cases:

1. The plans submitted to receive the nationwide permit differ from the ones submitted for the proposed
site layout.

2. A traffic impact study will be needed for the site and a commercial turnout with the Highway
Department will be required for the access onto Roscoe Road.

3. The roadway infrastructure is not compliant with the County’s Design standards. Inverted roads are not
an acceptable design for roads to access individual subdivision lots.

4. No proposed sidewalks are on the site plans although the proposed plan has smaller lots and amenities in
common areas.

5. The drainage report and infrastructure would be reviewed at the time of construction plan review of the
subdivision. One item not in the provided report is a routing map of the site to show which areas are
being described and calculated.

Army Corps of Engineers: No comments received.
ADEM: No comments received.

Subdivision: No comments received.

Staff Analysis and Findings \

The requirements and standards for review and approval of Planned Developments are found at Article 9 in the
Baldwin County Zoning Ordinance. According to Section 9.1, It is the purpose of this article to permit Planned
Developments which are intended to encourage the development of land as planned communities, encourage
flexible and creative concepts of site planning; preserve the natural amenities of the land by encouraging scenic
and functional open areas; accomplish a more desirable environment than would be possible through the strict
application of the minimum requirements of these ordinances; provide for an efficient use of land resulting in
smaller networks of streets and utilities where access to regional systems is impractical and thereby lowering
development and housing costs; and provide a stable environmental character compatible with surrounding
areas. Specific variations in off-street parking and loading requirements, sign requirements, landscaping
requirements and area and dimensional requirements, including lot sizes, lot widths, setbacks and building
height, may be approved by the County Commission, upon recommendation by the Planning Commission, and
shall be shown on the approved Final Site Plan.

Planned Residential Development (PRD) approval requires the submission of a final site plan. The process works
in much the same way as a rezoning, and the Planning Commission will make a recommendation to the County

Commission as to whether or not the PRD site plan should be approved.

A PRD final site plan shall be prepared by a licensed engineer, architect or land surveyor. The requirements for
the site plan are found at Section 9.5.5.2 of the zoning ordinance and are listed as follows:

(a) Name and address of owner(s) of record.

(b) Proposed name of the planned development, date, north point, scale, and location.
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(c) Name of licensed engineer, architect or land surveyor.
(d) Vicinity map showing the location of the planned development.
(e) Exact boundaries of the site shown with bearings and distances.
(f) Names and addresses of the owners of land immediately adjoining the site as their names appear
upon the plats in the office of the county tax assessor and their addresses appear in the directory of
the county or on the tax records of the county.
(g) Wooded areas, wetlands and any other conditions affecting the site.
(h) The location of existing streets, buildings, water courses, railroads, transmission lines, drainage
structures, public utilities, jurisdiction lines, and any public utility easements on the site and on
adjacent land within 100-feet of the site.
(i) Proposed rights-of-way or easements including location, widths, purposes, and street names.
(j) The location and size of all lots.
(k) Proposed minimum building setback lines shown and labeled on each lot.
(I) Proposed parks, school sites, or other public open spaces, if any.
(m) Site data:
1. Acreage in total tract.
2. Smallest lot size.
3. Total number of lots.
4. Linear feet in streets.
5. Amount of impervious surface.
6. Density.
(n) Any area within or adjacent within 100-feet of the proposed planned development subject to
inundation by the base flood as defined herein, or subject to periodic inundation by storm drainage

overflow or ponding, shall be clearly shown and identified on the site plan.

(o) Special flood hazard areas and/or coastal high hazard areas as indicated on the latest Flood
Insurance Rate Map (FIRM) for the area, along with a statement to that effect.

(p) An acceptable wetlands jurisdictional determination from a certified environmental consultant if
the proposed planned development contains wetlands or if the Zoning Administrator or his/her
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designee determines potential wetlands from the Generalized Wetland map as defined herein, or
through a site visit by County Staff.

(q) The name of each utility company proposed to provide water, sewer, electrical, and telephone
service.

(r) Proposed land uses and the location of proposed buildings and other structures including walls
and fences (when appropriate).

(s) Number and location of parking spaces.

(t) The method proposed to maintain private common open areas, buildings or other facilities,
including copies of all legal documents necessary to accomplish this.

(u) A schedule of development (when appropriate).
(v) Topography, including existing contours at intervals of 2-feet.

(w) When the final site plan is part of a large scale PRD, the phase of the project and its location shall
be given on the final development site plan.

As stated previously, the proposed development is to be known as Two Lakes, LLC Phase 1. The project
narrative states that the general purpose of the proposed development is to build a recreational vehicle park
community with a club house and a pool. The general character of the proposed development is recreational
vehicle park with lots surrounding two lakes. A vast majority of the wetlands on the property will be preserved
in its natural condition. The lots will be clustered on the North East side of the development to leave over 1/3
of the property in its natural condition. A POA will be created and the covenants and restrictions and
maintenance requirements given to the POA will be recorded with the subdivision plat to ensure all common
elements are maintained.

The Baldwin County Master Plan, 2013, provides a future land use designation of Commercial for the subject
property. If the rezoning is approved, the Future Land Use Map will remain as the designation of Commercial.
This category provides for retail and wholesale trade facilities which offer convenience and other types of goods
and services. Institutional uses, recreational uses, mixed-use developments and transportation, communication
and utility uses may be included in accordance with the Zoning Ordinance. Multiple family developments may
also be included. Commercial uses should be located on major streets so as to be accessible to the residential
population. Zoning designations may include RR, B-1, B-2, B-3, B-4, LB, RV-1, RV-2, MR and TR. Furthermore, a
development of the size would be classified as a small scale planned development due to the fact it occupies at
least five acres but less than 1000 acres.

This development consists of 39.97 acres but the applicant is asking for PRD approval for phase 1 only. Phase 1
consist of 45 lots with the largest lot being 3,613 square feet and the smallest being 3,200 square feet. Copies
of the site plan and supporting documents are included as attachments to this staff report. Copies of the site
plan and supporting documents are included as attachments to this staff report.

Staff has reviewed the submittals and has found that the request meets the requirements as setout above.
Please note that PRD site plan approval does not represent subdivision approval. Where a planned development
involves the subdivision of land, a subdivision plat shall be approved in accordance with the procedures

established in the Baldwin County Subdivision Regulations. Subdivision review will come at a later.
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Below in red are comments from the engineer addressing Highway Department’s comments:

1. The plans submitted to receive the nationwide permit differ from the ones submitted for the proposed
site layout. Agreed. The updated plan (subdivision) has less impacts on the wetlands. | have added the
new wetlands buffer line to the drawings attached.

2. A traffic impact study will be needed for the site and a commercial turnout with the Highway
Department will be required for the access onto Roscoe Road. We will perform a traffic study when we
pursue approval for Phase 2. Phase 1 is only 45 lots. We are obtaining a PRD for Phase 1 only.

3. The roadway infrastructure is not compliant with the County’s Design standards. Inverted roads are not
an acceptable design for roads to access individual subdivision lots. We will modify the drainage to
meet the county standards with inlets in the gutters and a normal crown road. We will issue the updated
drawings during the subdivision review.

4. No proposed sidewalks are on the site plans although the proposed plan has smaller lots and amenities in
common areas. We are asking for no sidewalks as part of the PRD.

5. The drainage report and infrastructure would be reviewed at the time of construction plan review of the
subdivision. One item not in the provided report is a routing map of the site to show which areas are
being described and calculated. Noted. These areas will be in the report during the subdivision review.

Staff Comments and Recommendation

In conclusion, the proposed Planned Residential Development (PRD) is to be known as Two Lakes, LLC. The
subject property is currently undeveloped and is zoned B-3, General Business District, but is asking the property
to be rezoned to RV-2 (Z-21023). It adjoins Roscoe Road to the east. If approved, the development would
include 45 lots (Phase 1 only), for a density of 1.93 units per acre. The largest lot would be 3,613 square feet,
and the smallest would be 3,200 square feet. The proposed open space would be 794,402 square feet (18.24
+/- acres).

If the rezoning from B-3, General Business District to RV-2, Recreational Vehicle Park District is approved and
unless information to the contrary is revealed at the public hearing, staff recommends APPROVAL of Case Z-
21026, Two Lakes, LLC Phase 1 Planned Residential Development (PRD) Site Plan, to the Baldwin County

Commission. *

* On PRD site plan requests, the Planning Commission will be making a recommendation to the County Commission.

Baldwin County Planning and Zoning Commission July 8, 2021 agenda Page 73 of 345



Two Lakes, LLLC

NARRATIVE
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Locator Map
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Baldwin County Planning & Zoning Department

Baldwin County Planning Commission Staff Report

Agenda ltem 7.g
Case No. Z-21025
Middleton Property
Rezone RA, Rural Agricultural District to RR, Rural District
July 8, 2021

___________________SubjectPropertyInformation

Planning District:
General Location:
Physical Address:
Parcel Number:
Existing Zoning:
Proposed Zoning:
Existing Land Use:
Proposed Land Use:
Acreage:

Applicant:

Owner:

Lead Staff:
Attachments:

12

Northwest Corner of County Road 64 and WD Gardner Road
17702 County Road 64

05-42-01-12-0-000-021.001

RA, Rural Agricultural District

RR, Rural District

Residential and Accessory Structure

Auto Repair, Masonry Equipment (Contractor’s Yard) and Office Uses
3.16%* acres

Chris Dean - Landmark

82 Plantation Pointe #191

Fairhope, AL 36532

Mary Janice Middleton

PO Box 690

Loxley, AL 36551

Linda Lee, Planner

Within Report

Adjacent Land Use

Adjacent Zoning

Residential RA, Rural Agricultural District

Agricultural RA, Rural Agricultural District

Residential and Commercial RA, Rural Agricultural District

Residential RA, Rural Agricultural District

The subject property is currently zoned RA, Rural Agricultural District, and is currently occupied with a single-
family dwelling and accessory structure. The property adjoins County Road 64 to the south and WD Gardner
Road to the east. The adjoining properties are residential, commercial, and agricultural. The requested zoning
designation is RR, Rural District. According to the submitted information, the purpose of this request is to allow
for the existing accessory structure to be used for auto repair, masonry equipment (contractor’s yard) and office.
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Current Zoning Requirements

Section 3.2 RA Rural Agricultural District

3.2.1 Generally. This zoning district provides for large, open, unsubdivided land that is vacant or is
being used for agricultural, forest or other rural purposes.

3.2.2 Permitted uses. Except as provided by Section 2.3: Establishment of Zoning in Planning
Districts, the following uses and structures designed for such uses shall be permitted:

(a) The following general industrial uses: extraction or removal of natural resources on or
under land.

(b) The following transportation, communication, and utility uses: water well (public or
private).

(c) Outdoor recreation uses.

(d) The following general commercial uses: animal clinic and/or kennel; farm implement
sales; farmers market/truck crops; nursery; landscape sales; country club.

(e) The following local commercial uses: fruit and produce store.

() The following institutional uses: church or similar religious facility; school (public or
private).

(g) Agricultural uses.

(h) Single family dwellings including manufactured housing and mobile homes.

(i) Accessory structures and uses.
3.2.3 Special exceptions. Except as provided by Section 2.3: Establishment of Zoning in Planning
Districts, the following uses and structures designed for such uses may be allowed as special

exceptions:

(a) The following general commercial uses: recreational vehicle park (see Section 13.9:
Recreational Vehicle Parks).

(b) The following local commercial uses: bed and breakfast or tourist home (see Section
13.11: Bed and Breakfast Establishments).

3.2.4 Conditional uses. Except as provided by Section 2.3: Establishment of Zoning in Planning
Districts, the following uses and structures designed for such uses may be allowed as conditional uses:

(a) Transportation, communication, and utility uses not permitted by right.
(b) Institutional uses not permitted by right.

3.2.5 Area and dimensional ordinances. Except as provided by Section 2.3: Establishment of Zoning
in Planning Districts, Section 12.4: Height Modifications, Section 12.5: Yard Requirements, Section
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12.6: Coastal Areas, Section 12.8: Highway Construction Setbacks, Section 18.6 Variances, and Article
20: Nonconformities, the area and dimensional ordinances set forth below shall be observed.

Maximum Height of Structure in Feet 35
Minimum Front Yard 40-Feet
Minimum Rear Yard 40-Feet
Minimum Side Yards 15-Feet
Minimum Lot Area 3 Acres
Minimum Lot Width at Building Line 210-Feet
Minimum Lot Width at Street Line 210-Feet

3.2.6 Area and dimensional modifications. Within the RA district, area and dimensional requirements
may be reduced, as set forth below, where property is divided among the following legally related family
members: spouse, children, siblings, parents, grandparents, grandchildren, or step-related individuals
of the same status.

Minimum Front Yard 30-Feet
Minimum Rear Yard 30-Feet
Minimum Side Yards 10-Feet
Minimum Lot Area 40,000 Square Feet
Minimum Lot Width at Building Line 120-Feet
Minimum Lot Width at Street Line 120-Feet

Proposed Zoning Requirements

Section 3.1 RR, Rural District

3.1.1 Generally. This zoning district is provided to accommodate the rural areas of Baldwin County.
Rural District ordinances are designed to protect the rural character of the area.

3.1.2 Permitted uses. Except as provided by Section 2.3: Establishment of Zoning in Planning
Districts, the following uses and structures designed for such uses shall be permitted:

(a) The following general industrial uses: extraction or removal of natural resources on or
under land.

(b) The following transportation, communication, and utility uses: water well (public or
private).

(c) Marine recreation uses.
(d) Outdoor recreation uses.

(e) The following general commercial uses: animal clinic and/or kennels; farm implement
sales; farmer’s market/truck crops; nursery; landscape sales.

() Local commercial uses.
(g) Professional service and office uses.

(h) The following institutional uses: church or similar religious facility; child care center; child
care institution; day care home; fire station; library; post office; school (public or private).

(i) Agricultural uses.
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() Single family dwellings including manufactured housing and mobile homes.

(k) Accessory structures and uses.
3.1.3 Special exceptions. Except as provided by Section 2.3: Establishment of Zoning in Planning
Districts, the following uses and structures designed for such uses may be allowed as special
exceptions:

(a) Light industrial uses.

(b) General commercial uses not permitted by right, except race track.

(c) Institutional uses not permitted by right, except correctional, detention, or penal institution
and sanitarium.

(d) Boarding house, rooming house, lodging house, or dormitory.
(e) Fraternity or sorority house.

3.1.4 Conditional use. Except as provided by Section 2.3: Establishment of Zoning in Planning
Districts, the following uses and structures designed for such uses may be allowed as conditional uses:

Transportation, communication, and utility uses not permitted by right.

3.1.5 Area and dimensional ordinances. Except as provided by Section 2.3: Establishment of Zoning
in Planning Districts, Section 12.4: Height Modifications, Section 12.5: Yard Requirements, Section
12.6: Coastal Areas, Section 12.8: Highway Construction Setbacks, Section 18.6 Variances, and Article
20: Nonconformities, the area and dimensional ordinances set forth below shall be observed.

Maximum Height of Structure in Feet 35
Minimum Front Yard 30-feet
Minimum Rear Yard 30-feet
Minimum Side Yards 10-feet
Minimum Lot Area 40,000 Square Feet
Minimum Lot Width at Building Line 120-feet
Minimum Lot Width at Street Line 120-feet

3.1.6 Area and dimensional modifications. Within the RR district, area and dimensional requirements
may be reduced, as set forth below, where property is divided among the following legally related family
members: spouse, children, siblings, parents, grandparents, grandchildren, or step-related individuals
of the same status.

Minimum Front Yard 30-Feet
Minimum Rear Yard 30-Feet
Minimum Side Yards 10-Feet
Minimum Lot Area 20,000 Square Feet
Minimum Lot Width at Building Line 80-Feet
Minimum Lot Width at Street Line 80-Feet
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Agency Comments

Baldwin County Highway Department:

From: Alfreda Jeffords <Weesie.Jeffords@baldwincountyal.gov>

Sent: Thursday, June 24, 2021 3:41 PM

To: D Hart <DHart@baldwincountyal.gov>

Cc: Frank Lundy <FLundy@baldwincountyal.gov>; Joey Nunnally <JNunnally@baldwincountyal.gov>; Buford King
<Buford.King@baldwincountyal.gov>; Mary Booth <MBOOTH@baldwincountyal.gov>; Tyler W. Mitchell
<TMITCHELL@baldwincountyal.gov>

Subject: RE: Z-21025

DJ,

The site has existing driveway access via the private ingress/egress easement of WD Gardner Road.
Any new direct access to CR 64 will need a commercial turnout permit through the Highway Department Permit Section.

Thanks,
Weesie
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Survey
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Staff Analysis and Findings

The following factors for reviewing zoning amendments are found in Section 19.6 of the Baldwin County Zoning
Ordinance. These factors are to be considered when an application is being reviewed for rezoning.

1.) Is the requested change compatible with the existing development pattern and the zoning of nearby
properties?

The subject property is currently zoned RA, Rural Agricultural District, and is occupied with a single-family
dwelling and accessory structure. The adjacent properties are zoned RA. The adjacent uses are residential,
commercial, and agricultural. The requested change is a rural designation which allows the proposed auto repair
and contractor’s yard with Special Exception approval from the Board of Adjustment. While staff believes the
requested change is compatible with the existing development pattern and zoning of nearby properties, staff
recognizes that the RR designation is almost like a rural light industrial designation providing significant latitude
in use of the property.

2.) Has there been a change in the conditions upon which the original zoning designation was based? Have
land uses or conditions changed since the zoning was established?

Planning District 12 zoning map was adopted in November 2006. The subject property was zoned RA, Rural
Agricultural District at that time. The zoning designations in this area have remained RA since zoning was
implemented.

3.) Does the proposed zoning better conform to the Master Plan?

The Baldwin County Master Plan, 2013, provides future land use designations for properties located within the
zoned areas of the County. These categories represent the recommendations for the physical development of
the unincorporated areas of the County. They are intended for planning purposes only and do not represent
the adoption of zoning designations for areas which have not voted their desire to come under the zoning
authority of the Baldwin County Commission. Although not legally binding, the future land use designations
are evaluated in conjunction with criteria found in the Baldwin County Zoning Ordinance (Zoning Ordinance),
the Baldwin County Subdivision Regulations, the Baldwin County Flood Damage Prevention Ordinance and any
other ordinances and regulations which the County Commission may adopt.

The master plan provides a future land use designation of Agricultural for the subject property. Agriculture,
forestry and similar activities are included with this future land use category. Single family dwellings,
institutional uses, recreational uses, limited commercial uses which are intended to serve a rural area and
transportation, communication and utility uses are also included subject to the requirements found within the
Zoning Ordinance. This category is designed to protect the essential open character of rural areas until it is
timely to reclassify the land to appropriate residential, commercial or industrial categories. Zoning designations
may include RR, CR, RA and RSF-E. Approval of this request will not require an amendment to the Future Land
Use Map.

The proposed zoning change conforms to the Master Plan.
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Subject Properties

4.) Will the proposed change conflict with existing or planned public improvements?
Staff is unaware of any planned public improvements.
5.) Will the proposed change adversely affect traffic patterns or congestion?

Per the Federal Highway Administration, the functional classification of County Road 64 is major collector. In
the rural environment, Collectors generally serve primarily intra-county travel (rather than statewide) and
constitute those routes on which (independent of traffic volume) predominant travel distances are shorter
than on Arterial routes. Consequently, more moderate speeds may be posted. WD Gardner Road is a private
ingress/egress easement. Access to this site from County Road 64 would require approval from the Baldwin
County Highway Department. If the applicant proposes to access the auto repair business from the private
road, this could potentially adversely affect traffic patterns on said road.

6.) Is the proposed amendment consistent with the development patterns in the area and appropriate for
orderly development of the community? The cost of land or other economic considerations pertaining to
the applicant shall not be a consideration in reviewing the request.

The RR zoning designation allows for residential and agricultural uses which would be consistent with the
development patterns in the area and appropriate for orderly development of the community. The proposed
use would be allowed with Special Exception approval from the Board of Adjustment. There is currently a
commercial use on the east side of WD Gardner Road.

7.) Is the proposed amendment the logical expansion of adjacent zoning districts?

This area of Planning District 12 consists mostly of rural zoning districts. Adjacent properties are zoned for
agricultural uses. The proposed zoning designation is a rural designation which allows some commercial uses.
Therefore, staff believes the proposed rezoning is a logical expansion of adjacent zoning districts.

8.) Is the timing of the request appropriate given the development trends in the area?
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Staff believes that timing is not a factor.

9.) Will the proposed change adversely impact the environmental conditions of the vicinity or the historic
resources of the County?

Staff is unaware of any environmental conditions or historic resources that would be adversely impacted by
this request. The Alabama Department of Environmental Management (ADEM) provided no comments.
However, automotive workshops carry out a range of activities which can lead to the pollution of waterways.
Pollutants such as oil, dust, detergents, sediment, or other substances should not leave the site.

10.) Will the proposed change adversely affect the health, safety and welfare of the County and the vicinity?
Staff anticipates no adverse impacts.
11.) Other matters which may be appropriate.

Per the applicant, the existing accessory structure was previously used as a truck repair and service shop.

Staff Comments and Recommendation \

As stated previously, the subject property is currently zoned RA, Rural Agricultural District, and is currently
occupied with a single-family dwelling and accessory structure. The property adjoins County Road 64 to the
south and WD Gardner Road to the east. The adjoining properties are residential, commercial, and
agricultural. The requested zoning designation is RR, Rural District. According to the submitted information,
the purpose of this request is to allow for the existing accessory structure to be used for auto repair, masonry
equipment (contractor’s yard) and office.

Unless information to the contrary is revealed at the public hearing, staff feels this rezoning application should
be recommended for APPROVAL.*

*On rezoning applications, the Planning Commission will be making a recommendation to the County
Commission.

Property Images
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Locator Map
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Baldwin County Planning & Zoning
Department

Baldwin County Planning Commission Staff Report
Agenda Item 8.h
Case No. TA-21002

Amendments to the Baldwin County Zoning Ordinance
Article 3, 4,5, 6, 7, 8,10, 12, 13, 18, 19, 21, 22, and 23
Site Plan Approval
July 8, 2021

Proposed Amendment Information

General Information: Amendments to Article 3, 4, 5, 6, 7, 8, 10, 12, 13, 18, 19, 21,
22, and 23 of the Baldwin County Zoning Ordinance, pertaining to Site Plan Approval.

Lead Staff: Matthew Brown, Interim Planning Director
Attachments: Text of Proposed Amendments
Summary and Recommendation
l. DISCUSSION:

Planning Commission Site Plan Approval
The purpose of Commission site plan approval is to allow the proper integration of uses into a

community and zoning district. It is envisioned that the additional Planning Commission Site Plan
Approval would not create an extra step for the applicant, as it would replace the Land Use Certificate
approval process. The public hearing at the Planning Commission meeting would provide the
community with an opportunity to work with the developer to modify the site in a manner that meets
the community’s needs. The Commission site plan approval process recognizes that certain uses, though
technically permitted by zoning, are only suitable under certain conditions and at appropriate locations.
Certain uses require special consideration so that the use may be properly located with respect to the
objectives of this chapter and their effect on surrounding properties.

A Commission site plan approval must be heard by the Planning Commission. The Planning
Commission, after a public hearing, will make the final decision to approve or deny the application. The
Planning Commission shall have the authority to impose such reasonable conditions and restrictions as
are directly related to and incidental to the proposed site plan approval. Upon its granting of the site
plan approval, any such conditions must be met in connection with the issuance of County
permits. These conditions may include but are not limited to increasing the required lot size or yard
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dimensions; controlling the location and number of vehicle access points; increasing the number of off-
street parking and loading spaces required; limiting the number, size and location of signs; and required
fencing, screening, lighting, landscaping or other facilities to protect adjacent or nearby property.

The following uses are subject to the Commission site plan approval:

(a) All multiple unit developments.

(b) Non-residential projects involving a combined total building square footage of 5,000
square feet or more;

(c) Non-residential development within 200 feet of property that is either zoned or used as
residential;

(d) Non-residential development where more than 30% of the lot (excluding the building) is
impervious;

(e) All changes to existing structures, other than single family residences, that increase the
gross floor area by thirty percent (30%) or more;

(f) All changes of use on non-residential properties, unless proposed use would be permitted

with an administrative approval.

The Planning Commission review of an application for site plan approval shall include, but is not limited
to, the following considerations:

1.

The proposed use shall comply with all applicable regulations of the Zoning Ordinance or
Subdivision Regulations or other applicable regulations.

The physical characteristics, topography and other features of the lot and the scale and physical
design and other features of any new or existing buildings to be occupied by the use are suitable
and adaptable for the proposed use without any modifications which would change the
established character of the street or neighborhood setting.

The nature and intensity of operations of the use will not be objectionable to surrounding
properties.

The use is not in such proximity to a religious facility, school, community center, recreation place,
or other prominent place of community activity and public assembly so as to regularly conflict
with such other activity and thereby constitute a danger to health, safety or general welfare.

The use will not unreasonably increase or introduce traffic congestion or safety hazards or impose
traffic volumes on streets and street patterns which are deficient in width, design, sight distance,
intersection configuration, or other typical standards necessary to accommodate such traffic
changes. Adequate measures shall be taken to provide ingress and egress designed to minimize
traffic congestion.

Adequate utilities exist or will be extended to adequately serve the site.

The use makes adequate provision for off-street parking in accordance with these regulations.
The use and the proposed design of building and other structure and site facilities for the use are
appropriate in the proposed location and have incorporated reasonable efforts to harmonize with

surrounding uses and mitigate any adverse impacts on surrounding uses, including but not limited
to traffic congestion and hazards, untimely scheduling of activities, removal of trees and other
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established natural features, and excessive stormwater runoff, noise, nuisance, odors, glare or
vibration.

9. The cumulative impacts of the use in the proposed location will not unreasonably interfere with
or diminish the continued use, preservation, stability, value, enjoyment, prosperity or growth of
the neighborhood or community.

10. The effect of the proposed use on the other properties in the community and the enjoyment by
the inhabitants of their properties, and whether it will materially affect the value of such
properties and the use and enjoyment of such properties by the occupants and any other effect

of such use on the health, welfare and safety of the occupants of such properties.

11. The use will not conflict in any way with the Master Plan.

. Overview of Changes:

e Change the term “Land Use Certificate” to “Site Plan Approval”

e Create a Commission Site Plan Approval that would Replace All Conditional Uses and include
some other categories.

e All other site plan approvals required by the zoning ordinance will be processed
administratively.

e Special Exception categories would all be moved to the Commission Site Plan Approval.

II. RECOMMENDATION:

Staff recommends APPROVAL of Case TA-21002 and any additional administrative
changes necessary to carry out the intent of this text change. *

*On text amendments to the zoning ordinance, the Planning Commission will make a
recommendation to the County Commission.

PROPOSED AMENDMENTS : See attachment
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Article 3 Rural Districts

Section 3.1 RR, Rural District

3.1.1 Generally. This zoning district is provided to accommodate the rural areas
of Baldwin County. Rural District ordinances are designed to protect the rural
character of the area.

3.1.2 Permitted uses. Except as provided by Section 2.3: Establishment of
Zoning in Planning Districts, the following uses and structures designed for such
uses shall be permitted:

() The following general industrial uses: extraction or removal of
natural resources on or under land.

(b) The following transportation, communication, and utility uses: water
well (public or private).

(c) Marine recreation uses.

(d) Outdoor recreation uses.

(e) The following general commercial uses: animal clinic and/or
kennels; farm implement sales; farmer’s market/truck crops; nursery;
landscape sales.

(f) Local commercial uses.

(g) Professional service and office uses.

(h) The following institutional uses: church or similar religious facility;
child care center; child care institution; day care home; fire station;
library; post office; school (public or private).

(i) Agricultural uses.

() Single family dwellings including manufactured housing and mobile
homes.

(k) Accessory structures and uses.
3.1.3 Special exceptions. Except as provided by Section 2.3: Establishment of

Zoning in Planning Districts, the following uses and structures designed for such
uses may be allowed as special exceptions: Not applicable
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3.1.4 Cenditienal-use Commission Site Plan Approval. Except as provided by
Section 2.3: Establishment of Zoning in Planning Districts, the following uses and
structures designed for such uses may be allowed as—cenditional-uses by the
Commission site plan approval process:

(a) Transportation, communication, and utility uses not permitted by
right.

(b) Light industrial uses.
(c) General commercial uses not permitted by right, except race track.

(d) Institutional uses not permitted by right, except correctional,
detention, or penal institution and sanitarium.

(e) Boarding house, rooming house, lodging house, or dormitory.

() Fraternity or sorority house.

3.1.5 Area and dimensional ordinances. Except as provided by Section 2.3:
Establishment of Zoning in Planning Districts, Section 12.4: Height Modifications,
Section 12.5: Yard Requirements, Section 12.6: Coastal Areas, Section 12.8:
Highway Construction Setbacks, Section 18.6 Variances, and Article 20:
Nonconformities, the area and dimensional ordinances set forth below shall be
observed.

Maximum Height of Structure in Feet 35
Minimum Front Yard 30-feet
Minimum Rear Yard 30-feet
Minimum Side Yards 10-feet
Minimum Lot Area 40,000 Square Feet
Minimum Lot Width at Building Line 120-feet
Minimum Lot Width at Street Line 120-feet
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3.1.6 Area and dimensional modifications. Within the RR district, area and
dimensional requirements may be reduced, as set forth below, where property is
divided among the following legally related family members: spouse, children,
siblings, parents, grandparents, grandchildren, or step-related individuals of the

same status.

Minimum Front Yard
Minimum Rear Yard
Minimum Side Yards

Minimum Lot Area 20,000 Square Feet

Minimum Lot Width at Building Line
Minimum Lot Width at Street Line

Baldwin County Planning and Zoning Commission July 8, 2021 agenda

Page 100 of 345



Section 3.2 RA Rural Agricultural District

3.2.1 Generally. This zoning district provides for large, open, unsubdivided land
that is vacant or is being used for agricultural, forest or other rural purposes.

3.2.2 Permitted uses. Except as provided by Section 2.3: Establishment of
Zoning in Planning Districts, the following uses and structures designed for such
uses shall be permitted:

() The following general industrial uses: extraction or removal of
natural resources on or under land.

(b) The following transportation, communication, and utility uses: water
well (public or private).

(c) Outdoor recreation uses.

(d) The following general commercial uses: animal clinic and/or kennel;
farm implement sales; farmers market/truck crops; nursery; landscape
sales; country club.

(e) The following local commercial uses: fruit and produce store.

() The following institutional uses: church or similar religious facility;
school (public or private).

(9) Agricultural uses.

(h) Single family dwellings including manufactured housing and mobile
homes.

(i) Accessory structures and uses.
3.2.3 Special exceptions. Except as provided by Section 2.3: Establishment of

Zoning in Planning Districts, the following uses and structures designed for such
uses may be allowed as special exceptions: Not Applicable