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S-21047
Blackwater Farms 

Subdivision
Development Permit 

Approval Appeal 

Applicant is requesting 
Development Permit Approval 

for a 5-lot subdivision that 
was DENIED by the Baldwin 
County Planning and Zoning 
Commission on May 6, 2021
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• District 12, Zoned RA and RSF-1

The subject property is located on the 
east side of County Road 85 

approximately 0.25 miles south of US 
HWY 90 in the Elsanor Community near 

Robertsdale.
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• Approximately 19.06 Total Acres

• 5 Proposed Lots

• Smallest Lot Size – 1.6 acres

• Water – East Central Baldwin Water

Authority

• Sewer – On-site Septic

• Electricity – Baldwin EMC
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The legend has been removed from the 
map to more clearly show all 
surrounding properties and their zoning 
classifications  
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S-21047 Blackwater Farms Subdivision Plat
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S-21047 Planning and Zoning Commission 
Staff Recommendation

Recommendation to the Baldwin County Planning and 
Zoning Commission at its May 6, 2021 regular meeting: 
APPROVAL OF DEVELOPMENT PERMIT

No deficiencies with the application were identified by 
staff
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S-21047 County Commission Staff 
Recommendation
Discuss and allow public comments regarding Case No. S-21047, Blackwater 
Farms Subdivision, appeal from the Baldwin County Planning and Zoning 
Commission denial of a Development Permit for a proposed six lot subdivision 
in the Elsanor area and take one of the following actions (please select one):

1)  Affirm the decision of the Baldwin County Planning and Zoning 
Commission and deny the Development Permit for Case No. S-21047, 
Blackwater Farms Subdivision; or

2)  Reverse the decision of the Baldwin County Planning and Zoning 
Commission and approve the Development Permit for Case No. S-21047, 
Blackwater Farms Subdivision; or

3)  Modify the decision of the Baldwin County Planning and Zoning 
Commission as it relates to the Development Permit for Case No. S-21047, 
Blackwater Farms Subdivision.
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S-21047 Blackwater Farms Subdivision Additional 
Supporting Information: contours
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S-21047 Blackwater Farms Subdivision Additional 
Supporting Information
• The property contains a “ridge” in the center.  The drainage calculations account 

for the ridge and thus reflect “east” and “west” flow (C) and time of 
concentration (Tc) calculations

• The Baldwin County Board of Education provides the following student yield 
factors that would be generated by the subdivision:

Total 
Units 

Attendance Zone Student Yield 
Factor 

Expected 
Number of 
Students 

5 Elsanor Elementary forthcoming forthcoming

5 Central Baldwin Middle forthcoming forthcoming

5 Robertsdale High forthcoming forthcoming
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Document at left is an excerpt 
of the drainage report 
submitted by the Engineer of 
Record (EOR) 
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Document at left contains the 
review comments provided by 
Baldwin County Highway 
Department staff
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S-21047 Blackwater Farms Subdivision Additional 
Supporting Information Case # S-21005

S-21005 was a six-lot subdivision requested for the same 
property and considered by the Baldwin County Planning and 
Zoning Commission on January 7, 2021

• Staff found no deficiencies with that application and 
recommend approval of the Development Permit 

• S-21005 was denied by the Baldwin County Planning and 
Zoning Commission

• Though an appeal of the denial of S-21005 was submitted to 
the Baldwin County Commission, in lieu of consideration by 
the Commission the applicant submitted subject application S-
21047 and reduced the request from six (6) to five (5) lots and 
increased the lot sizes within the RSF-1 area. 
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S-21047 Blackwater Farms Subdivision Additional 
Supporting Information Land Use Certificates
Land Use Certificate Requirements 
• Required before the issuance of any building permit

• Includes Plumbing, electrical, and HVAC 
• Request for Land Use Certificate shall include

• an accurate site plan drawn to scale showing:
• the actual shape, dimensions and size of the lot to be built upon, 
• The size, shape, height, floor area and location of the buildings to be erected
• dimensions and locations of existing buildings 
• width of front side and rear yards
• existing and proposed parking
• ingress to and egress from the site
• such other information as may be reasonably requested to determine 

compliance with these zoning ordinances including but not limited to:
• landscaping plan
• erosion control plan
• stormwater management plan
• utilities plan.
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S-21047
Blackwater Farms 

Subdivision

RA to RSF-1 Automatic Rezoning 

Baldwin County Zoning 
Ordinance:
Section 19.17 Agricultural Land
In any planning district which has 
elected to come under the 
planning and zoning
jurisdiction of the Baldwin County 
Commission, undeveloped land 
or land zoned
or used for agricultural purposes 
or timber growing, shall 
automatically be
rezoned to the RSF-1 Single 
family District upon the 
submission of a complete
application by the owner.
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• Approximately 19.06 Total Acres

• 5 Proposed Lots

• Smallest Lot Size – 1.6 acres

• Water – East Central Baldwin Water

Authority

• Sewer – On-site Septic

• Electricity – Baldwin EMC
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S-21047
Blackwater Farms Subdivision
Development Permit Approval

LOT # ZONING PROPOSED 
LOT SIZE 

REQUIRED 
LOT SIZE 

COMPLIANT?

1 RSF-1 1.63 acres 30,000sf 
(0.67 acres)

YES

2 RSF-1 1.6 acres 30,000sf 
(0.67 acres)

YES

3 RSF-1 1.6 acres 30,000sf 
(0.67 acres)

YES

4 RSF-1 1.6 acres 30,000sf 
(0.67 acres)

YES

5 RA 12.62 acres 3 acres YES
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S-21047 Blackwater Farms Subdivision Additional 
Supporting Information RA Allowable Uses
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.
(f) 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.
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S-21047 Blackwater Farms Subdivision Additional 
Supporting Information RA Special Exception and 
Conditional Uses

3.2.3 Special exceptions (approved by Board of Adjustment). 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 (approved by Planning Commission). 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.
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S-21047 Blackwater Farms Subdivision Additional 
Supporting Information RA Dimensional Standards
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-Feet
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
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S-21047 Blackwater Farms Subdivision Additional 
Supporting Information RSF-1 Allowable Uses 
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.
(f) The following institutional use: church or similar religious facility.
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S-21047 Blackwater Farms Subdivision Additional Supporting 
Information RSF-1 Special Exceptions and Conditional Uses 
4.2.3 Conditional uses (approved by Planning Commission). 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 (approved by Board of Adjustment). 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).
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S-21047 Blackwater Farms Subdivision Additional Supporting 
Information RSF-1 Dimensional Standards 
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: 2 1/2
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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S-21047 Blackwater Farms Subdivision Additional 
Supporting Information Planning District 12 
Information
2.3.12 Planning District 12.
On June 20, 2006, a majority of qualified electors in Planning District 12 voted
to institute County Zoning. On November 7, 2006, the County Commission
adopted the Planning District 12 Zoning Map and Ordinances.

2.3.12.3 Local Provisions for Planning District 12
(a)Industrial uses shall not discharge into any river or natural surface
body of water including wetlands.
(b)No additional Landfills.
(c)All utilities for new subdivisions shall be placed underground.
(d) Accessory dwellings are permitted by right in residential districts
provided they do not exceed sixty (60) percent of the size, in
square feet, of the principal residence.
(e)Cemeteries shall be allowed by right in the RA, Rural Agriculture
District and the RSF-E, Residential Single Family Estate District.
(f) Adult Use Ordinance (excerpt)
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