Baldwin County Commission
Special Work Session Minutes

Thursday, November 14, 2024
9:00 AM

Baldwin County Administration Building, County Commission Meeting Chambers
322 Courthouse Square, Bay Minette, Alabama 36507

All supporting documentation for the minutes can be viewed here: https://baldwincountyal.legistar.com

Commissioners present: Commissioners absent:
District 1 — Commissioner James E. Ball None.

District 2 — Commissioner Matthew P. McKenzie

District 3 — Commissioner Billie Jo Underwood

District 4 — Commissioner Charles F. Gruber

Also present:

Roger Rendleman, County Administrator
Frank Lundy, County Engineer

Brad Hicks, County Attorney

The Baldwin County Commission met for a special work session on Thursday, November 14,
2024, at 9:00 a.m. in the Baldwin County Administration Building, County Commission Meeting
Chambers.

WELCOME, INVOCATION AND PLEDGE OF ALLEGIANCE

The Chairman called the meeting to order at 9:00 a.m. Following the Invocation by Chairman
McKenzie, the Pledge of Allegiance was led by Commissioner Gruber.

REVIEW AND DISCUSSION OF WRITTEN PUBLIC INPUT REGARDING PROPOSED
REVISIONS TO BALDWIN COUNTY SUBDIVISION REGULATIONS

Jay Dickson, Planning Director, discussed the public comments received during the public
comment period for the proposed revisions to the Baldwin County Subdivision Regulations. Mr.
Dickson gave a presentation Subdivision Regulation Amendments, which outlined the common
comments received and a proposed resolution for each issue.

Commissioner Ball left the meeting and the Chambers at 9:58 a.m.

Commissioner Ball returned to the Chambers and the meeting at 10:02 a.m.
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RECESS
The Chairman recessed the meeting at 10:07 a.m.

The meeting reconvened at 10:17 a.m.

REVIEW AND DISCUSSION OF WRITTEN PUBLIC INPUT REGARDING PROPOSED
REVISIONS TO BALDWIN COUNTY SUBDIVISION REGULATIONS - Cont.

Mr. Dickson continued his presentation. After the presentation, the following individuals expressed
their concerns regarding the proposed amendments:

Mr. Tommy Faust
Mr. Tucker Dorsey
Ms. Judy Smith
Ms. Andie Bills
Ms. Chloe Kelly
Mr. Justin Palmer
Ms. Cat Holladay
Ms. Lisa M. Burke
Mr. Michael Taylor
Mr. Reid Key

Primary concerns brought up were lack of affordable housing in Baldwin County, reducing
regulations, open space and common areas within subdivisions not being utilized, increases in
homeowners’ association fees associated with the landscaping and maintenance of common
areas, minor subdivisions, the economic impact of regulations to citizens of Baldwin County, and
the need for the revised amendments being circulated and additional feedback being allowed prior
to the public hearing.

Mr. Scott Jernigan with Jacobs Engineering discussed sewer requirements, the cost of installing
grinder pumps versus gravity fed sewer systems, and educating homeowners on the proper use
and maintenance of grinder pumps.

Mr. Dickson discussed the goal of the revised Subdivision Regulations is to provide clear and
consistent regulations easy to be interpreted by staff, developers and citizens, open space
requirements, and minimal landscaping requirements for buffering purposes. Mr. Dickson
recommended the comments received today be incorporated into the draft document with
clarifications and for the revised amendments to be brought back to the January 7, 2025, Baldwin
County Commission regular meeting as a public hearing for the Commission’s consideration.

Chairman McKenzie noted the Commissioners agree to have Planning and Zoning staff move
forward with the additional revisions.

PUBLIC COMMENTS

None.
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PRESS QUESTIONS

None.

COMMISSIONER COMMENTS
None.

ADJOURNMENT

Motion by Commissioner Ball to adjourn the November 14, 2024, Baldwin County Commission
Special Work Session meeting at 11:43 a.m.

The November 14, 2024, Baldwin County Commission Special Work Session meeting adjourned at
11:43 a.m.
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. Common Topics of Comments Received

. Discuss Comments & Potential Resolution to
Comments in Each Topic Area

. Receive Public Feedback on Proposed
Resolutions to Comments (3 Minutes per
Speaker)

. Discuss Timeframe to Complete & Adopt
Subdivision Regulation Amendments.



1. Comments related to previous
versions of the Subdivision

Reqgulations Open Space Requirements

2. Clarify items to reduce Stormwater/LID Requirements

iInconsistent interpretation Utility Requirements

N oo P

3. Establish required review
timeframes for each step of
permitting

Enforcement

Common Topics of Comments Received




Comment Received:
Definition of development should remain as currently defined.

Resolution:
Agree existing definition is consistent with the definition established in 11-24-1 of
the Code of Alabama.

ClariﬁcatiOnS Comment Received:

Update definition of flag lot to clarify that the narrow corridor (flagpole) may not
have any obstructions such as wetlands, dirt pits, etc.

Article 3 -
Definitions Agree

Resolution:

Comment Received:
Update definition of Setback lines to clarify parking pads are not allowed within
highway construction setback.

Resolution:
Agree.




Comment Received:
Update front yard setback definition to prevent parking in front yard.

Clarifications Resolution:

This cannot be modified in this way because parking is allowed in driveways which
are typically within the front yard setback.

Art|C|e 3 — Comment Received:
= g Add definition for Low Impact Development (LID)
Definitions

Resolution:
Agree




Clarifications

Section 4.2 —

Exceptions to
Required
Approvals

(a) Types of exemptions:

1. Family divisions. In accordance with and subject to the provisions of Alabama Code § 11-
24-2 (1975), as amended, the sale, deed, or transfer of land (including transfers made
pursuant to a will or the laws of intestate succession) by the owner to a person or
persons, all of whom are members of the owner’s immediate family (see definition of
Family Division in Section 3.2). Deeds for each new parcel must include a restriction that
prohibits the sale of the parcel to anyone who is not an immediate family member as
defined in these regulations for twenty-four (24) months after the approval of the
exemption.

Family division. A division in accordance with the Code of Alabama 1975, Chapter 11-24-2(d)
among the following designated legally related immediate family members: An owner’s spouse,

parent, grandparent, child, grandchild, and/or sibling. Adopted or step-related individuals of
the same status of an owner are also the owner’s immediate family members.

Comment Received:

Do not change family exemption language. It is unclear what authority the County
has to impose deed restrictions on an owner exercising rights granted by the State
law.

Resolution:
Agree to leave family exemption as currently adopted.



Clarifications

Section 4.4 —
Sketch Plan
Pre-
Application
Meeting

Comment Received:
Proposed restructuring of sketch plan fee:

Current fees: Base fee $250 + $40/lot
(Example cost for 250-lot subdivision at current rate: $10,250)

Proposed fee: $500 flat fee for 10 lots or less, $1,000 flat fee for any sketch plan over
10 lots.

Resolution:

Agree. This request is consistent with the strategic goals of streamlining permitting
process. Sketch plans should not overburden applicants as this is where the
framework of the application is developed.

Fee structure is not within the Subdivision Regulations but will be updated and
approved as a separate resolution concurrent with the Subdivision Regulation
Amendments.

Proposed fee: $500 flat fee for 25 lots or less, $1,000 flat fee for 26-100 lots, & $2,000
flat fee for greater than 100 lots.



2. A minimum 60-foot wide, unless otherwise approved by the County Engineer per
Baldwin County Design Standards for New Road Construction, private ingress and egress
easement.

(i) Lots shall front on the easement and not be bisected by it. The width of frontage
along the easement shall meet the requirements of Section 5.1.1 in unzoned
areas or the Zoning Ordinance where zoning has been adopted;

Clarifications

(ii) The existing or proposed easement must be in uplands; or, if wetland crossings
are required for access, the USACE permit must be submitted at the time of

lication. "
cppliation 4.5.8 - Special
(iii) No more than five (5) lots can be accessed by the same ingress and egress .
casement. Requirements for Large
(iv) If more than two (2) lots will be accessed by the same ingress and egress LI
easement, a commercial turnout permit may be required. When required, the AC re S U bd VI Slons

Applicant shall submit a Preliminary Plat application instead of a Concurrent
Preliminary/Final Plat application.

Comment Received:
If the large acre lots front on the 60’ wide easement and not bisect it, who
will own the easement? Are you requiring a POA to be set up?

Resolution:

No, we are not requiring a POA to be set up for large acre subdivisions.
Access easements would follow common lot lines, and the easements would
still be owned by the property owners. Purpose is to not unduly impact
property owners by having their lots split by easements and to ensure
access is achievable and able to be maintained to all lots. Lots and
easements should be designed to allow the easements to follow common
lot lines.
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4.5.8 - Special
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Acre Subdivisions

< TR

1 o G " i
' .'."'- H T ) .. £ -
. i - " i = . = Rl = e
St T ' [ 03 oy, L
S .:. iy i |--\._ %
R % 5 = -, = i n i
.',\ 3 . o i o il o X 1 £ i i
Al g S ol $ T il
. e e L e 4 L W 3
1 - -:__ s =
) 4 AP LR !
[ -ﬁ-. Sl oy o L E =
\ g BT i B &
-



Lota

=iy,

Clarifications

4.5.8 - Special
Requirements for Large
Acre Subdivisions

< TR

1 ’ o G
' .'."'- H T ) .. £ -
. i - " i = . = Rl = e
St T ' [ 03 oy, L
S .:. iy i |--\._ %
R % 5 = -, = i n i
.',\ 3 . o i o il o X 1 £ i i
Al g S ol $ T il
. e e L e 4 L W 3
1 - -:__ s =
) 4 AP LR !
[ -ﬁ-. Sl oy o L E =
\ g BT i B &
-



/| Cdarifications

4.5.8 - Special
Requirements for Large
Acre Subdivisions



Clarification

Section 4.5.2 —

Preliminary
Plat
Requirements

Comment Received:

Add submission of phasing plan as Preliminary Plat submittal requirement. Access
and open space requirements are affected by project phasing so proposed phasing
will need to be established with the Preliminary Plat.

Resolution:
Agree.



Clarification

Section 4.5.4 —
Effective
Period of
Preliminary
Plat

Comment Received:
Clarify extensions must be for valid reason. Planning Commission should be provided
a letter from the applicant stating the “valid” reason of extension request.

Resolution:

We can add qualifiers. Must establish set parameters so that extension requests can
be objectively.

Possible solution: Development must have obtained subdivision construction permit
to qualify for extension.



Minimum Standards for Subdivisions
Building Building Building
. . . Road- | \grimum | curbana Broadband Front Rear Side
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Comment Received:
Add clarification that 60 feet wide lots must implement the “Alternative
5 1.1 — Street Section” shown in Figure 5.1.

M | N | mum Define what is considered “high density” and clarify when the “Alternative

: Street Section” is required.
Design
If a landowner has property that zoning allows 60’ lots does this table apply,
Sta nd d rd S or does this table only apply in unzoned areas?

Resolution:
Agree. Will add clarification. Alternative Street Section shall be applied to all
streets where lots widths are between 60 feet to 8o feet in width.

Will clarify that zoning ordinance will determine lots widths and sizes for
zoned areas.



Clarification

5.2.4 — Cluster/
Community
Mailbox Units

5.2.4 Cluster/Community Mailbox Units (CBU)

Cluster/Community mailbox units (CBU) shall comply with the USPS National Delivery Planning
Guide for Builders and Developers. The Developer shall coordinate the location of the CBU
within the boundaries of the development with the County Engineer as well as the L.5. Postal
Service. The CBU shall be located within a commeon area to be maintained by the residents of
the development and shall meet the following:

(a) Accessibility shall meet all A.D.A guidelines;

(b) The location of the CBU shall not impede the flow of traffic into or out of the development.

Comment Received:
Add required parking calculation to determine number of spaces required
for each CBU.

Resolution:
Agree. Will add clarification. Proposed parking calculation:
Number of Mailboxes Parking Spaces Required
0-20 1
21-60 2
61-80 3
81-100 4
101+ 4 plus 1 per each additional 5o mailboxes

or portion thereof above 100



Section 5.4 Lots
Lots shall comply with the following requirements:

{a) The minimum lot size and lot width for non-exempt subdivisions shall be as provided in
Table 5.1 in Section 5.1.1. The minimum lot size and width for exempt subdivisions are as
follows except in cases where additional lot area or width is required by the Baldwin County
Zoning Ordinance or County Health Depariment;

r-----------------
1. Where public water and centralized wastewater collection and treatment are not I

I provided, said lot shall be a minimum of 40,000 square feet in area with a minimum lot
width of 120 feet. Each lot shall provide a minimum of 40,000 SF of contiguous uplands I
I unless the purpose of the lot is for conservation and no development or building shall
oceur.
5 B N N N N B B N B B B B B B B N
2. Where a lot is served by either public water or a centralized wastewater collection and
treatment system, but not both, said lot shall be a minimum of 20,000 square feet in

area with a minimum lot width of 80 feet.
r-----------------

3. Where public water and centralized wastewater collection and treatment are provided, I a Lots
I said lot shall be a minimum of 7,500 square feet in area with a minimum lot width of 280 5 . [I.
feet,
N N N B N N &N BN &N _§ B BN B B §N N |

Clarification

Comment Received:

Why is 40,000 sf contiguous uplands required where public water and sewer
are not provided?

Resolution:

40,000 sf of contiguous uplands are required by health department
standards to accommodate on-site well and non-engineered septic sewer
system.

Comment Received:

5.4(a)3 add “except where LID techniques are being implemented, then
minimum lot width is 60 feet”

Resolution:

Agree




5.5.7 Frontage on improved Roads

(a) No subdivision shall be approved unless all resultant lots have frontage on, and continuous
access from:

1. an existing paved street, either publicly or privately maintained, with suitable asphalt
width and right-of-way as required by the Baldwin County Design Standards for New
Road Construction; or

2. a proposed paved street upon a plat approved by the Baldwin County Planning
Commission or municipal planning commission to be recordad in the Office of the
Probate Judge. Such street or highway shall be suitably improved as required by these

regulations or be secured by an improvement guarantee as provided for by Section 7.2 | 2 f. 1
of these regulations. a rl I Ca I O n

{b) Subdividers proposing subdivision developments that obtain access from existing publicly
maintained roads which do not have adequate asphalt and/or right-of-way widths will be
required to make improvements to the existing roadways and provide additional rights-of-
way to adhere to the standards of the Baldwin County Design Standards for New Road
Construction;

(c) For developments with 50 or more lots where lots will be adjacent to an unpaved road, the
unpaved road must be paved the length of the proposad lots that will abut the road;

5.5.7 —Minimum
{d) If a proposed subdivision is proposed to gain access from a privately maintained street, with D eve | O p l I I e n t
suitable asphalt width and right-of-way as required by the Baldwin County Commission

Design Stondards for New Rood Construction, the Applicant shall provide a letter from the St a n d a r' d S
entity responsible for maintaining the private street as evidence of the approval of such
owner. Also, see Section 5.5.1 for private street provisions.

(e) Any improvements to, or alterations of, an unimproved County right-of-way shall require a
license agreement approved by the Baldwin County Commission.

Comment Received:
Add clarification that paving is required when development is accessing a
public unpaved road.

Resolution:

Agree. Will clarify as requested. Will need to also increase landscape buffer
to 20 feet between lots and adjacent unpaved road to mitigate dust impacts
and complaints from the new homes.




(d) Multiple road accesses may be required by the Baldwin County Planning Director or County
Engineer, or designee, to improve traffic safety and circulation. Subdivisions or
developments with fifty (50) or more lots or units shall have a minimum of two accesses
with adequate right-of-way and pavement width as defined in the Baldwin County
Commission Design Standards for New Road Construction.

1. The accesses shall be on different roads where possible. C | a rlfl Cat|0 n

2. If two accesses are located on the same road, they shall be placed a minimum of 500 feet
apart unless a waiver for closer spacing is approved by the Planning Director or County
Engineer.

5.5.9— Minimum

Comments Received:

Add clarification that the 2"9 access does not have to be built by the 5ot" ot Development

Standards

but rather during some future phase of the project. Add clarification that
variance can be requested for sites that are unable to meet this
requirement. Additional comment received stating one access is sufficient
for developments containing up to 100 lots.

Resolution:

Agree. Will clarify that 2"? access needs to be shown on the phasing plan and
clearly indicate the phase in which the 2" access point will be constructed.
Will also clarify variance process in this section.

ISO guidelines state that developments over 30 lots require a 2" access
point for public safety. We are increasing the number of lots above ISO
guidelines by requiring at 5o lots. It would create safety issues to increase
the number of lots that require 2" access any further.




5.5.14 Traffic Study Requirements

For proposed subdivisions (a) containing 50 lots or more, (b) phases or additions that increase
the total number of lots within a subdivision to 50 or more, or (c) which in the opinion of the
County Engineer will generate Average Daily Traffic of 500 trips or more, the Applicant shall
have a traffic study performed for the proposed development.

(a) After consultation with the Planning Director, the County Engineer will define the scope of
the traffic study. The County Engineer shall determine the improvements required to be
made by the developer along with the other subdivision improvements.

(b) The Developer will perform the Traffic Study using the services of a qualified traffic engineer w

preapproved by the County Engineer. This study will be submitted simultaneously with the
subdivision application.

(c) All studies shall be in accordance with the Baldwin County Traffic Impact Study

Requirements and the Baldwin County Access Management Policy. All recommendations of 5 . 5 . 14 = Tra ffl C St U d y

the study will be considered as the minimum conditions required for the subdivision to be

approved. However, the County Engineer reserves the right to require improvements within R - t

the County right-of-way that the study indicates are not warranted. e q U I re l I I e n S
(d) At all times, the Applicant can choose to bypass the study and accept the improvements

required by the County as conditions of subdivision approval.

(e) For subdivision developments containing less than 50 lots the Applicant may be required to
submit current (within 12 months) traffic counts of the links adjacent to the proposed

Comments Received: Why does this state a qualified traffic engineer and
not a professional traffic engineer?

Resolution: Will update to clarify it must be a PE with experience in traffic
impact studies and approved by the County Engineer or their designee.
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ALTERNATIVE RESIDENTIAL STREET SECTION

Comment Received:

Provide utility corridors and consider allowing some utilities to be below the
street and/or sidewalks. Add clarification for when the Alternative Street
Sectionis to be used.

Resolution:

Agree. Will revise to allow street trees outside of the ROW but no further
than 5 feet from ROW line. Alternative Street Section will be clarified to be
required on streets where lots are between 60 feet and 8o feet in width.




Section 5.7 Sidewalks

(a) Sidewalks shall be located within the right-of-way or within an easement of sufficient width
adjacent to the right-of-way.

{b) Construction of sidewalks shall be in accordance with County specifications and these
regulations. Sidewalks shall be a minimum of 5 feet wide and constructed with reinforced
concrete that has a minimum 28-day compressive strength of 3000 psi. Control joints shall
be installed every five (5) feet and expansion joints every twenty (20) feet and shall comply
with the latest ALDOT standard.

(c) New sidewalks shall connect to any adjacent sidewalks and/or bike paths and shall be ( | a r I fl C at I O n

intercennected within said development to allow for sufficient pedestrian access.

(d) The surety to be posted by the Developer pursuant to Sections 7.1 and 7.2 of these
regulations shall, in addition to all other anticipated construction expenses, cover the cost
of all proposed sidewalks.

(e} All sidewalks which are to be located within the subdivision shall be constructed prior to

Final Plat approval. No Certificate of Occupancy shall be issued for a structure situated upon 5 . g

a lot until the portion of any required sidewalk adjacent to such lot has been completed or
repaired and approved by the County Engineer or designee. St a n a r S
(f) All sidewalks shall be in accordance with current A.D.A. requirements.

(g) All sidewalk crossings shall be installed by the developer prior to Final Plat approval and
shall be inspected for compliance with A.D.A. reguirements.

Comment Received:
Add cross grades of sidewalks must comply with current ADA requirements.

Resolution:
Agree.




(f) Common Areas. Stormwater management facilities s reguired that ratention/datention
and open swales (ditches) along with access to those facilities shall always be in common
areas. Projects developed under these procedures shall establish {in the recorded plat)
common areas for the retention/detention facilities and include provisions for maintenance
in the Trustlndantures covenants and restrictions. All drainage swales, detention ponds,
ditches, or similar stormwater conveyances shall receive solid sod and shall be fully
established and stabilized before Final Plat approval. Common areas outside of the drainage
systermn that do not discharge offsite can be seeded and mulched with an ALDOT-approved

seeding mix. The seeds shall be germinating and the area moving towards permanent
stabilization.

Clarification

Comment Received:

Can we modify the solid sod of drainage features to allow for permanent
sold stand of vegetation?

5.12.2(f)

Add “"On wet ponds, sod should be placed on the slope to the water level.
On dry ponds, sod will be placed on the entire slope.” Also, clarify that only
disturbed common areas require seed and mulch.

Resolution:

Agree. We can amend and clarify that solid stand of vegetation is
acceptable.




Clarification

5.12.2(])

(i) Permanent Ponds/Lokes. Permanent ponds (wet ponds) or lakes with fluctuating volume
controls may be used as retention/detention areas provided that the limits of maximum
ponding elevations are no closer than 30 feet horizontally from any building and less than 2
feet below the lowest sill elevation of any building.

Baldwin County Subdivision Regulations 72

1. Maximum side slopes for the fluctuating area of permanent ponds/lakes shall be one (1)
foot vertical to three (3) feet horizontal (3:1) unless proper provisions are included for
safety, stability and ease of maintenance.

2. Special consideration is suggested to safety and accessibility for children in design of

permanent ponds/lakes in residential areas. The County Engineer reserves the right to
require fencing or other safety measures.

Comment Received:
Needs clarification on when fencing would be required.

Resolution:
Agree. Will remove this sentence



5.12.4 Mainteranee Stormwater Management Preliminary Application Plan Sheet
Requirements

A generalized drainage plan must be submitted at the time of Preliminary Plat application and
shall at a minimum:

(a) Be on a sheet the same size as that submitted at the time of Preliminary Plat application and
be at the same scale;

(b) Show the layout of the proposed lots and commaon areas;

(c) When applicable, show the Finish Floor Elevations for lots;

Clarification

5.12.4(C)

Comment Received:
Remove FFE requirement for Preliminary Plat requirements. At this stage,

only generalized drainage design is complete, and it would be nearly
impossible to accurately establish finished floor elevations.

Resolution:
Agree. Will remove this sentence




Section 5.13 Construction Best Management Practices (CEMPP) Erosion-and
Sedi taki

5.13.1 General

It is the purpose of this section of the Subdivision Regulations to further the maintenance of
safe and healthful conditions, prevent and control water pollution, prevent and control soil
erosion, protect spawning grounds, protect fish and aquatic life, control building sites, contral
placement of structures and land uses, preserve ground cover and scenic beauty, and promote
sound econemic growth. This will be done by minimizing the amount of sediment and other
pollutants carried by runoff or discharged from land disturbing construction activity.

Clarification

Comment Received: _
The Zoning Ordinance already has CBMP provisions. Some of the provisions 5.13.2— Construction
in the Subdivision Regulations appear to be duplicate of the Zonin
Ordinance while othegr areas arede;fferent but st)1are a common thegme. In BeSt Ma nagement
addition to requlating construction activity rather than the division of land, Practices

proposed Section 5.13 raises the concern that having two sets of CBMP
requirements creates the potential for inconsistent and possibly
contradicting provisions.

Resolution:

The Subdivision Regulations establishes construction standards for
development activities, and it is appropriate to include CBMPP standards
within the Subdivision Regulations. The intent of this revision is to have the
same CBMPP standards in both regulatory documents as not all areas of the
County are zoned. It is expected there would be duplication between the
Zoning Ordinance & Subdivision Regulations. We will update to ensure that
both regulations contain the same language.




5.13.2 General Requirements

(a) Construction Best Management Practices Plan

The Design Engineer shall submit an ADEM-approved Construction Best Management Practices
Plan. Said plan shall be prepared by a Professional Engineer licensed in the State of
Alabama. The CBMPP shall be in the form of the ADEM CEMPP Template. If the County
Engineer or his/her designee determines, upon review of such plan, that additional erosion
control items are required, the Applicant shall include such requested items on the erosion
control sheets in the Construction Plans.

Comment Received:
Insert "QCP” after Design Engineer. QCP is who ensures the stormwater
plan is administered properly.

Resolution:
Agree.

Clarification

5.13.2(a) —
Construction Best
Management

Practices




2. Design Criteria. All best management practices including but not limited to erosion and
sediment control measures, concrete washout, trash, ete. during and after construction,
etc. shall meet the design criteria, standards and specifications given in the most current
version of the Alabama Handbook for Erosion Control, Sediment Control and Stormwater
Management on Construction Sites and Urban Areas. The eseslonand cedlmantation
control-plan CBMPP shall be a part of the Construction Plans and shall meet the
requirements of ADEM General NPDES Permit prior to the commencement of any land-
disturbing activity including but not limited to tree cutting and root removal. In Priority
Construction Sites as determined by ADEM, the County Engineer, at his/her discretion,
may require stricter standards.

Comment Received:
Need to clarify if the ADEM General NPDES Permit need to be issued or
outline the requirements that need to be met.

Resolution:
Will clarify that the ADEM General NPDES Permit must be issued prior to
Subdivision Permit NTP and commencement of construction.

Clarification

5.13.2(a)2 —
Construction Best
Management

Practices




4, Site Stabilization. All drainage swales, detention and retention ponds, ditches, or similar
stormwater conveyances shall receive solid sod and shall be fully established and
stabilized before Final Plat approval. Common areas outside of the drainage system that
do not discharge offsite can be seeded and mulched with an ALDOT-approved seeding
mix. The seeds shall be germinating and the area moving towards permanent
stabilization. Temporary vegetation must be established on all areas to be built on within
six (6) months.

Comment Received:
Can we modify the solid sod of drainage features to allow for permanent
sold stand of vegetation?

Clarify that only disturbed common areas require seed and mulch.
What is required for areas that may not be built on within 6 months?
Resolution:

Agree. We can amend and clarify that solid stand of vegetation is

acceptable. Only disturbed areas require seed and mulch. Will delete the last
sentence as it is redundant.

Clarification

5.13.2(2)4 —
Construction Best
Management

Practices




(d) Non-compliance. Any permitted site that has continued compliance issues and/or offsite
impacts may be issued a Stop Work Order per Section 13.5.1, ceasing all activity except BMP
installation and maintenance. At that time the Permittee may be required to submit an
updated CBMP Plan prepared by a Qualified Credentialed Professional.

Comment Received:
Need to explicitly clarify what constitutes “continued compliance issues or
impacts” and what warrants a stop work order being issued.

Resolution:

Agree. We will clarify that “continued compliance issues” are sites that have
more than 3 CBMPP compliance violations within a 6o0-day period. Will add
clarification that stop work order can only be issued on sites that meet this
definition of continued compliance issues.

Clarification

5.13.3(d) —
Construction Best
Management

Practices




Clarification

5.16(b) —

Special
Requirements
for RV Parks/

Campgrounds

(b) Access. RV parks and campgrounds shall have direct access to a paved County, City, State or

Federal hlgh wa'i,r or roadway Lhat-haa-ammm%;ﬁdge—a#—p&u&;mﬂ-ta-&dg&-ﬂ-

Heach-directisn. The Appllcant shall adhere to Section 5.5.3 in regard to Exlstlng road wavs.
To ensure that adjacent roads are adequate for the proposed development, an approved
commercial turnout permit must be submitted with the PUD application.

Comment Received:

Commercial Turnout Permit would require roadway design and drainage
calculations to be complete. Why would this be needed prior to submitting a
PUD application? This wouldn’t be feasible unless an applicant pursued civil
design prior to submitting for PUD.

Resolution:

We need to be able to assess the roadway access for the vehicles that will be
accessing the RV park. We can revise to only require roadway assessment
that will verify existing roadway has proper geometry for the design vehicle.



Comment Received:
There needs to be additional clarity of what is included in the

4.6.1 Pre-Application Procedure and Requirements Engineer’s Cost Estimate and there should be an outlined
Before applying for Final Plat: timeline from review and approval of the Engineers Cost
Estimate

(a) Obtain and submit a No Deficiency Letter from the County Engineer or designee;

(b) The Design Engineer shall submit an ltemized Engineer’s Cost Estimate to the County Resolution:
Engineer or designee who will review the ltemized Engineer’s Cost Estimate. Once ’

approved, the Applicant may proceed with filing an application for approval of the Final Ag ree. Will cIarify No Deﬂciency Letter must be issued within 14

Plat. days of site inspection with no deficiencies found and Engineers
Cost Estimate must be reviewed and approved or comments
issued within 14 days of submittal.

Establish Review Timeframes

4.6.1—Final Platting Procedure




Comment Received:
4.6.5 Final Plat Review Engireering-PlansandTost-Results Timeline for review and notice of deficiencies need to be

If the Final Plat complies with these Subdivision Regulations, it shall be approved by the Baldwin eXp|icit|y outlined. Proposed timeline for review: 30 days
County Planning Director and County Engineer. Should the Final Plat be deficient in any regard,
the Applicant shall be notified of the deficiencies. A resubmitted Final Plat may be approved by

the Baldwin County Planning Director and County Engineer after all deficiencies have been Resolution:

corrected. Agree. Will clarify Final Plat must be reviewed and approved or
comments provided within 30 days of complete application.

Establish Review Timeframes

4.6.5—Final Plat Review




Section 5.15 Project Close-out Procedure Construction-Raguiramants

Final Inspection and Release of Final Plat for Signature
Procedure for requesting a final inspection

(a) All improevements shall be installed and the site fully stabilized with permanent vegetation .
as required by Sections 5.12 and 5.13. Comment Received:

(b) The Planning and Zoning Department will schedule a final walk through, and a municipal Propose to add d 14'day review perIOd once an Appllcant has
planning jurisdiction representative will participate if applicable. Once the site has obtained submitted a Final Plat App“cation_

Baldwin County Subdivision Regulations a5 Resolution:
Agree. Will clarify No Deficiency Letter must be issued within 14
e~ day's of site inspection with no deficiencies found and Final Plat
must be reviewed and approved or comments provided within
30 days of complete application.

a No Deficiency Letter from the Planning and Zoning Department regarding the Subdivision
Regulations and Zoning Ordinance (where applicable), the Applicant may submit a Final Plat
Application.

Establish Review Timeframes

5.15(b) — Final Plat Review




Article 6 lnstallation-of-Rermanent-Reference-Roints Open Space, Landscaping,
and Buffers

Section 6.1 Reservation of Land for Public Purposes

The FPlanning Director, County Engineer, or their designee may require that the Applicant

reserve open spaces for schools, fire stations, rights-of-way, or any other use the Planning O e n S a Ce

Commission deems essential to the welfare of the community. _LL
Comment Received: Remreents

How can the Planning Commission determine the necessity of schools or fire
stations. Let the BCBOE and Fire Departments their needs.

Section 6.1 —
Reservation of Land for

General comment to all of Article 6: Do not require landscaping as it will
increase cost and HOA fees.

Public Purposes

How can this be applied consistently? This is essentially giving the Planning
Director, County Engineer, or their designee the ability to unofficially
eminent domain private property.

Resolution:
Will remove Section 6.1. However, the ability to reserve right-of-way on
existing roads will need to be clarified in Section 5.5.9.

Open space and landscaping provide long term value and livability of the
neighborhoods being development. This has been acknowledged by
stakeholders. We are balancing open space and landscape requirements
carefully to minimize long term costs to HOAs.



Comment Received:
Remove “or new phases of existing development” under subsection

(a).
Reduce lot size requirement to 15,000SF or less
Remove subsection (b)

Resolution:
Agree to remove subsection (b)

Will clarify that this is for new phases of existing developments that
have not received Preliminary Plat approval.

Under the currently proposed method of calculating required open
space the lot size requirement should not be less than 30,000 SF to
properly balance public/private open space requirements. However,
if it is determined we should use the proposed method of calculating
required open space (will discuss on next slide) this statement would
be removed.

Open Space
Requirements

Section 6.2 —Open
Space

Section 6.2 Open Space
6.2.1 General Requirements

The following regulations are intended to create within new developments, private recreation
areas as illustrated in Figure 6.1, for the purpose of meeting the informal recreational needs of
its residents.

(a) All new developments, or new phases of existing developments, that meet the following
requirements shall provide open space consistent with these regulations: a total of twenty-
five (25) or more lots/units, and lot sizes of 30,000 SF or less.

(b) For developments having fewer than twenty-five (25) lots or units, the Planning Commission
may, at its discretion and if appropriate for a particular subdivision, require that open space
be provided in similar quantity and quality as herein referenced.

(c) All developments under Section 5.16, Section 5.17, and Section 5.18 of these regulations
shall meet the open space requirements, regardless of the number of sites/units.



Comment Received:

| do believe that Open Space is needed in developments once they have a
certain number of lots, and especially when the lots are smaller with not
much space in the yards. | have found that they encourage more density
and smaller lots, in order to make up for the cost of land lost. We need a way

to provide Open Space and encourage larger lots. My proposal is to base the Oen Sa ce
Requirements

Open Space on the number of units, as opposed to a flat percentage.

Open Space Requirement Flow Chart

<25 Lots | No Gpen Section 6.2 —Open
[ ots | Space Req'd S
l J pace
[> 25 Lots ]——[ > 90' Wide J—‘ 50 Lots
or Less
— 51 or
[< 90" Wide } More Lots *When Open Space is

Required, the Minimum
Area Shall Be 1/2 Acre

|

1/4 Acre / 1/2 Acre /
20 Lots 100 Lots *Lots 30,000 SF or

Greater are Exempt from
Open Space Requirements




Resolution:

This is a common approach that would provide a mechanism to tie
usable open space requirements to the context of the density being
proposed. Would be better to categorize the lot sizes by square
footage rather than width as area of open space is what is important

so all measures should be by area rather than width. Proposed Oen Sace
Requirements

changes:
Usable Open Space Requirement Flow Chart

1 No Open Section 6.2 —Open
[< 25 LOtSJ 1 0005 — Space Req'd S ace
30,000sf ‘ p
> 25 Lots ]——[-:-ge-vme J—~ Lo
e

]
) 1
<15,000sf [%‘5} [m}e@ *When Open Space is

Required, the Minimum Total Open

Area Shall Be 4/2-Aere-
—44Acre+ e 1,000sf/lot

600sf/ Lot | —pgtete— ~+90+ots—|  *Lots 30,000 SF or

Greater are Exempt from
Open Space Requirements

|

4oosf/ Lot



Example:

120 lot subdivision: 60 lots <15,000sf, 60 lots 15,000 to 30,000sf

36,000sf
24,000sf

Total usable open space required

120x1000sf/lot

6ox600sf/lot
60ox400sf/lot

60,000sf
120,000sf Total minimum open space required

Open Space
Requiremen
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6.2.2 Area and Use Requirements
(@) Minimum Area

1. Subdivisions. Subdivisions meeting the requirements specified above shall provide a
minimum of ten (10) percent of the gross land area of the subdivision as open space.
The land shall be labeled as open space on the plat, and adequate provision shall be
made for the ownership and maintenance of such areas.

2. Planned Unit Developments. Planned Unit Developments (PUDs) meeting the O e n S a Ce

requirements specified above shall provide a minimum of twenty (20) percent of the

gross land area of the development as open space. The land shall be labeled as open Re U I re m e ntS

space on the site plan and adequate provision shall be made for the ownership and
maintenance of such areas.

Section 6.2 —Open

Comment Received: Space
For PUDs the usable open space should not include landscape and/or LID
facility areas. PUD allow for unique planning with smaller lots but
specifically for the reason to have usable open space for the residents when
the lots & yards are smaller

Resolution:
Agree. Will clarify that PUDs cannot calculate landscape areas or LID
facilities in the usable open space calculation.




Comment Received: 6.2.3(a) is inconsistent with the Zoning Ordinance.
Subdivision Regulations state “open space shall be held in common
ownership” while Zoning Ordinance states “open space may be owned in
common by residents”.

Who is responsible for maintaining landscaping? County or Oen Sa CE
HOA/Homeowners? ReUirementS

Response: The Zoning Ordinance will be updated to clarify that open space
shall be held in common ownership. .
The HOA or homeowners are currently responsible for maintaining the SECthn 6 .2 3
common areas and stormwater facilities. The required landscaping would be Owner5h|p &
maintained as part of the common areas. Landscaping requirements are -
minimal and promote native vegetation that requires minimal maintenance. Ma Intenance

Comment Received: How long can Planning Staff determine dead or dying
trees and require them to be replaced?

Resolution: This would only occur during the maintenance bond period (2
years). All required improvements are required to be covered by a 2-year
maintenance bond and prior to releasing the bond all required
improvements must be inspected and accepted. Replacing trees would be a
requirements of the developer in order to get their bond released for the
project.




Comment Received:
1. “To the extent practicable, be centrally located and designed as an
integral part of the Development” This is open to interpretation. Define

[ )EnN [ )dCE what “the extent practicable” means. How will it be ensured this is applied
Requirements

consistently when it is open to discretion and ambiguous?

Proposed Change: “ Shall provide centrally located community gathering
areas and play spaces that are integral to the livability of the Development.”

2.4(a)—

6 4 d 2. Be of appropriate dimensions accommodate active and passive

DeS | g N recreational activities. This is also open to interpretation. Define what
“appropriate dimensions” means. How will it be ensured this is applied

Req uirements consistently when it is open to discretion and ambiguous?

Proposed Change: "Be of appropriate size as described in Figure 6.1 to
accommodate active and passive recreational activities.”




Open Space
Requirements

6.2.4(a)-
Design
Requirements

Comment Received:

3. Be accessible to the largest practicable number of lots or units within the
development. Define what "Be accessible to the largest practicable number
of lots or units within the development” means. How will it be ensured this is
applied consistently when it is open to discretion and ambiguous? It would
be clearer to state "open space must have at minimum one access point or
area”.

Proposed Change: “Be accessible to all lots or units within the
Development and shall not be isolated to the rear of lots in a manner that
limits accessibility within the Development.”

Lots or units should face or be adjacent to open space. Non-adjoining lots or
units shall be provided with safe and convenient pedestrian access to open
space in the form of sidewalks within the street right-of-way and pedestrian
paths or sidewalks within open space areas. Are roads and or sidewalks
considered “safe and convenient pedestrian access”? How will it be ensured
this is applied consistently when it is open to discretion and ambiguous?

Proposed Change: “Lots or units should face or be adjacent to open space.
Non-adjoining lots or units shall be connected by safe and convenient
pedestrian access to open space in the form of sidewalks within the street
right-of-way, or pedestrian paths and/or sidewalks within open space areas.



Open Space
Requirements

6.2.4(a)-
Design
Requirements

Comment Received:

... Depending on the size of the development, provide sidewalks and/or
trails through the open space area. Depending on what size of
development? How will it be ensured this is applied consistently when it is
open to discretion and ambiguous? If this provision will only be applicable to
certain size subdivisions, it needs to be clearly stated.

Proposed Change: "Developments with greater than 8o cumulative acres
within all phases, provide sidewalks and/or trails throughout the open space
area.”

5. Connect to adjacent open space areas to provide a network of open space
throughout the community. This isn’t always feasible and could
unintentionally limit the areas of proposed open space. Define what is
considered “adjacent”. Will be there certain distance limitations in order to
be considered adjacent or not?

Proposed Change: "Usable Open Spaces within the Development shall be
connected through sidewalks or pedestrian trails to provide a network of
Open Space throughout the Development. Sidewalks constructed along the
streets within the Development can be utilized to safely connect usable
Open Spaces.”



Comment Received: There needs to be clear guidelines about what
is approvable or not as it relates to natural areas being considered
open space.

Resolution: Will clarify that all areas that include jurisdictional
wetlands, natural wetland buffers, other undisturbed natural areas,
and landscape buffers will be considered open space but not
calculated towards usable open space requirements.

Comment Received: Define what are considered “steep slopes” or
“other areas considered unusable”.

Resolution: Will clarify steep slopes would be any slope greater than
8%. Will remove “other areas considered unusable.

Comment Received: 6.2.4(b) 50% of the required open space must
be “usable open space”. This term need to be defined

Resolution: Agree. Will add definition of usable open space.

Open Space
Requirements

Section 6.2.4(b) —
Usable Open Space

(b) Usable Open Space. A minimum of fifty (50) percent of the required open space shall be
usable and accessible for passive or active recreation purposes such as parks, recreational
facilities, or pedestrian ways. The remainder may be approved as natural areas such as
jurisdictional wetlands, natural wetland buffers, and other undisturbed natural areas.

1. The following shall not be counted as open space: Steep slopes, internal street rights-of-
way, driveways, off-street parking areas, off-street loading areas, or other areas
considered “unusable.”

2. Land utilized for drainage and stormwater management shall not be counted as open
space unless the Applicant demonstrates, to the satisfaction of Planning Commission
staff, that such land can be utilized as an amenity. Areas where LID stormwater
management techniques are utilized may count as open space.

3. Landscaped buffers shall be counted as open space, but not usable open space unless the
Applicant demonstrates, to the satisfaction of Planning Commission staff, that such land
can be utilized for recreation.



(b) Usable Open Space. A minimum of fifty (50) percent of the required open space shall be
usable and accessible for passive or active recreation purposes such as parks, recreational
facilities, or pedestrian ways. The remainder may be approved as natural areas such as
jurisdictional wetlands, natural wetland buffers, and other undisturbed natural areas.

1. The following shall not be counted as open space: Steep slopes, internal street rights-of-
way, driveways, off-street parking areas, off-street loading areas, or other areas
considered “unusable.”

2. Land utilized for drainage and stormwater management shall not be counted as open

space unless the Applicant demonstrates, to the satisfaction of Planning Commission I I

staff, that such land can be utilized as an amenity. Areas where LID stormwater R " t

management techniques are utilized may count as open space. e g U I re l I l e n S
3. Landscaped buffers shall be counted as open space, but not usable open space unless the

Applicant demonstrates, to the satisfaction of Planning Commission staff, that such land
can be utilized for recreation.

| | - Section 6.2.4(b) —
Comment Received: Applicant must "demonstrate to the satisfaction of
Planning Commission staff” that land can be used as an amenity. How can it Usable Open Space
be ensured it will be applied consistently?

Proposed Change: "Land utilized for drainage and stormwater
management shall not be counted as open space unless the stormwater
facility is a wet pond and contains amenities such as walking paths that will
safely activate the area.”

Comment Received: Areas where LID techniques are used "may qualify” —
this needs to be changed to will qualify.

Resolution: Will update to will qualify as usable open space within
developments that meet LID Standards established in Section 5.11.3.



Section 6.3 Landscaping and Buffers

These regulations establish minimum standards for the provision, protection, installation, and
maintenance of landscape plantings. Minor deviations from the requirements of these
provisions may be permitted if approved by the Planning Commission.

Open Space
Requirements

Comment Received: General comment: Remove landscaping requirements
it will be additional costs to the homeowners and HOA.

Section 6.3—
Landscaping &

Response: Landscaping & buffering is an important component of
preserving property values and buffering adjacent uses from the new
development. This topic is highlighted each Planning Commission meeting Buffers
from the public and the Planning Commission members and is important to
incorporate to promote smart and sustainable growth. Landscaping
requirements are minimal compared to other jurisdictions to minimize long
term maintenance costs.

Comment Received: Define what is considered “minor deviations from the
requirements”.

Resolution: Will remove this sentence.



2. Street trees. Canopy trees (as defined in Section 6.3.3) shall be planted on both sides of
new streets in an alternating pattern approximately one hundred (100) feet apart in the
locations shown in the residential street typical section (Figure 5.2).

(i} Street trees shall not be of a low, bush species that might obstruct vision. They

shall be pruned to remove foliage, limbs, or other obstructions between existing
grade and a height of eight (8) feet at maturity;

(i} At planting, be a minimurn height of eight (8) feet and a minimum two (2) inch
caliper measured at six (6) inches above grade level;

(iii) Tree planting wells shall be as large as possible to allow ample growing space
and prevent damage, and shall not impede access to utilities, sidewalks, or
streets;

(iv) Variations in the placement of street trees may be necessary due to the location

of driveways, street corners, sidewalks, topography, and planting conditions.
I ! n I ! Ce Minimum distances between street trees and other improvements are as

follows:

« 5 feet from a street intersection

= 30 feet from a stop sign or other traffic signs
» 5 feetfrom a fire hydrant

= 2 feet from property lines

63 2(a)2_ Comment Received:

Where does the Street Trees need to be planted. If planted within the ROW
Street Trees they could conflict with utility corridors. Does the County want irrigation
within the ROW?

Resolution: We will update the text to allow street trees within the front
yard of the lots within 5 feet of the ROW line. We do not want to encourage
utility conflicts or irrigation within the ROW.




Inflow Hydrograph Bottom of Pond

Overflow Weir

Underdrain
(Optional)

Stormwater Require

Example Stormwater Techniques
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Sto rm W ate r' ! (b) Securing Drainage Rights. When a proposed new drainage system will divert water into an

unnatural water system or onto private land adjacent to the subdivision, drainage rights
L I D must be secured by the Applicant and indicated on the Final Plat.

Requirements

Fp— R T il s e BEA T e b e W o A e e WV e ol HR L

Comment Received:

This should not be required if the drainage study accurately takes into
account the predevelopment drainage conditions, and discharge is returned
to the natural sheet flow drainage pattern.

5.11.2(b) —
General
Req U | rements Resolution: Agree. Will revise to clarify.




(f) Effect on Downstream Drainage Areas. The Design Engineer shall review the effect of each
subdivision on existing downstream drainage facilities outside the area of the subdivision.
Where it is anticipated that the additional runoff incident to the development of the
subdivision will overload an existing downstream drainage facility, the County Engineer or
designee may withhold approval of the subdivision until provision has heen made for the
necessary downstream improvements.

The layout shall include an appropriate conveyance of offsite flows that does not pass

through required detention areas. Stormwater discharges from a developed site must be

routed to an existing natural or manmade stormwater channel with adequate capacity.
Calculations must be submitted that show the capacity of the receiving stormwater channel

Sto rm Wate l to handle the required design storms. The routing calculations must extend, at a minimum,

as far as the second downstream street crossing or to a named water body. Routing

L I D calculations must extend further downstream if the County Engineer has reasonable

concerns about the capacity of a downstream stormwater channel based on scientific or
engineering evidence. Analysis of the downstream system shall include flow capacity and

- velocity for existing and proposed flow conditions.
Re ulreme ntS Comment Received: Do not agree that upstream flows cannot pass through

required detention area. When done correctly this should be encouraged to
reqgulate downstream impacts.

5.11.(f) —
General
Requirements

Resolution: Agree. Will revise to remove this sentence.

Comment Received: Requirements of this section should be the discretion
of the PE for the proposed development.

Resolution: The remainder of this section is necessary to clearly define what
the stormwater calculations must consider in order to protect downstream
public stormwater facilities and downstream properties. This will clarify
these requirements that are unclear in the current regulations.




Stormwater/
LID

Requirements

5.11.3—LID &
Green
Infrastructure

5.11.3 Low Impact Development Techniques (LID) and Green Infrastructure Brainage-Systems

The use of Low Impact Development Techniques (LID) and Green Infrastructure (Gl) is
encouraged for new developments and shall be designed by the Engineer of Record for the
project. Where implemented, the design and integration of LID techniques shall promote the
health, safety, and general welfare of the community and shall be designed to work in a
complementary fashion with the proposed development drainage plan.

(a) When LID techniques are used in conjunction with the requirements of Section 5.1.1 of
these regulations, a Developer may qualify for reduced lot widths of 60 feet.

(b) The use of LID techniques is encouraged and, if implemented, is to be designed from an
entire site development perspective by the Engineer of Record for the project. The design
and integration of LID techniques shall promote the health, safety and general welfare of
the community and shall be designed to work in a complementary fashion with the drainage
plan for the proposed development. Practices shall be designed in accordance with the
Alabama LID Handbook (www.aces.edu/lid) and certified by a credentialed professional in

Comment Received: On what basis will the County determine if LID
Standards are met to achieve 60’ minimum lot width?

Resolution: Will clarify that LID standards will be met when the
development provides documentation that LID techniques established in
the Alabama LID Handbook are being utilized to achieve a run-off rate
reduction of 1” from pre-development conditions, sediment reduction of
80% is achieved, and nutrient reduction of 5o% is achieved.

The Alabama LID Handbook provides guidance for the sediment and
nutrient reduction that each LID technique provides.
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Stormwater/
LID

Requirements

5.11.3—LID &
Green
Infrastructure

overwinter.

Pollutant Removal

Table 4.1.10
Pollutant Removal Table
Sediment Nutrients Metals Pathogens
N P
a.85% 40% 45% No Data No Data
b.80% 50% 60% MOD No Data
c.80% 50% 60% MOD No Data
a. NCDENR, 2007*
b. City of Auburn, 2011
c. Georgia Manual, 2001
*PIRgsearch has demonstrated pollutant removal efficiencies of 60% for both N and P in the Coastal
ains.

Bioretention pollutant removal is dependent on the presence of plants, microorganisms, specialized cell media,
and mulch; the absence of one of these components decreases the pollutant removal efficiency associated
with the BRC. Bioretention shows greater than 35% reduction in nutrients and a minimum of 80% reduction in total
suspended solids (TSS). Nutrient removal is more variable compared to TSS, which is likely due to the complexities
of chemical breakdown processes and the behavior of nutrients.

Total Suspended Solids: Although most TSS is removed through sedimentation, some suspended fine particles
are removed via filtration through the top layer of media and muich.

Total Nitrogen: An IWS layer creates anaerobic conditions to a facilitate reduction in nitrogen through denitrification.
Nitrogen is removed 30" below the media surface. Nitrogen uptake by plants is increased when plant tissue is
harvested frequently.

Total Phosphorus: It is critical to soil test cell media prior to installation to determine that the extractable phosphorus
is low to very low, especially if phosphorus reduction is a primary concern. Research has shown phosphorus removal
depends on the phosphorus content originally found in the BRC media. Media with high extractable phosphorus is
likely to leach phosphorus from the BRC. Two-thirds of phosphorus is bound to sediment and is deposited on the
mulch layer and surface layer of media as stormwater enters the BRC; thus, mulch can be removed and replaced
to assist in phosphorus reduction. The remaining third is soluble phosphorus, which is removed at a depth of 12" or
more below the media surface. Phosphorus has the most variable range of pollutant reduction.



Stormwater/
LID

Requirements

5.11.3—LID &
Green
Infrastructure

5.11.3 Low Impact Development Techniques (LID) and Green Infrastructure Brainage-Systenis

The use of Low Impact Development Techniques (LID) and Green Infrastructure (Gl) is
encouraged for new developments and shall be designed by the Engineer of Record for the
project. Where implemented, the design and integration of LID techniques shall promote the
health, safety, and general welfare of the community and shall be designed to work in a
complementary fashion with the proposed development drainage plan.

(a) When LID techniques are used in conjunction with the requirements of Section 5.1.1 of
these regulations, a Developer may qualify for reduced lot widths of 60 feet.

(b) The use of LID techniques is encouraged and, if implemented, is to be designed from an
entire site development perspective by the Engineer of Record for the project. The design
and integration of LID techniques shall promote the health, safety and general welfare of
the community and shall be designed to work in a complementary fashion with the drainage

plan for the proposed development. Practices shall be designed in accordance with the
Alabama LID Handbook (www.aces.edu/lid) and certified by a credentialed professional in

Comment Received: LID facilities are smaller in nature and need to be
installed at the source of the runoff and often will need to be installed in the
ROW. Can we add this allowance in this section?

Resolution: LID facilities should be placed outside of the County ROW to
eliminate conflicts with other infrastructure within the County ROW.
Additionally, development incentives are associated with the use of LID
techniques, therefore public ROWSs should not be used to achieve
development incentives.

Comment Received: Clarify that if LID standards are met the developer
qualifies for reduced lot width of 60 feet.

Resolution: Agree. Will clarify that if LID standards are met and gravity
sewer is provided within the development, the development shall be
allowed 60-foot minimum lot width.



I WLl 11aLdial 1mcaLddl o,

(c) The Design Engineer shall work closely with the Baldwin County Planning & Zoning and
Highway Departments for consideration of site constraints and LID technique selection to

achieve a “best-fit” solution. The Countz Engineer or designee has the authnritz to exemet
these reguirements for develuements with extenuating circumstances based on site

constraints. Economic constraints shall not be considered. Water quality and quantity shall

Sto I’m Wate l still be addressed to the maximum extent Eracticable.

LID

. Comment Received: The County Engineer or designee has the authority to
Re ulreme ntS exempt requirements. How can this be guaranteed to be applied
consistently if application is at the discretion of the County Engineer or
designee?

5.11.3(c)— LID
& Green

I nfra StrU CtU e County has clearly outline the proposed reqgulations, techniques, and
manner in which they will be applied consistently and equitably.

Resolution: Will remove this sentence as requested.

Comment Received: Request LID techniques be removed until Baldwin

Resolution: We have now clarified how LID techniques will be reviewed and
what metrics must be achieved to gain LID bonuses. There is no need to
remove.




(d) Method of Calculation. The SCS Method will be the only accepted method used to
determine the sizing of stormwater detention/retention areas for stormwater runoff from S
drainage areas of 288 20 acres or greater. The Rational Method will aet be permitted for tO rmwate l

such use for stormwater runoff from drainage areas up to 260 20 acres. See Figure 5.3 for Ll D R .
equirements

an example of a Discharge Hydrograph.

5.12.3(d) — Minimum

Comment Received: Proposed re-write: The method of determining ReqU|rementS for
stormwater runoff shall be as follows: the Engineer may use the Rational '
Method for determining inlet spacing, roadway spread, and the sizing of Storm_watelt Fa.CI | ities
opened and closed pipe network and collection basins. For areas greater & DeS|g N Cr|te I
than 200 acres, the Engineer may use Regression Equations (rural or urban)
or SCS Method only.

Resolution: Agree. Will clarify “the Engineer shall use the Rational Method
for determining inlet spacing, roadway spread, and the sizing of opened and
closed pipe network and collection basins.”




(h) The hydraulic elevations resulting from channel retention/detention shall not adversely
affect adjoining properties.

(i) All stormwater culverts within Baldwin County right-of-way shall not be permanently Sto rmwate Z

surcharged (submerged).

| | | LID Requirements
(j) Permanent Ponds/Lakes. Permanent ponds (wet ponds) or lakes with fluctuating volume

rantrale raau e ead e ratantian ldatantian araac arauidad Fhat tha limite AfF ravieaom

5.12.3(1) — Minimum

Comment Received: Can we modify to say “existing stormwater culverts in ReqU irements for

existing County ROW"? Given the flat topography in many parts of Baldwin T
County a pressured stormwater system is sometimes necessary. | StOrmwater FaCI l Ities

understand we do not want to surcharge culverts that were not designed to & De5ig N Crite ria

be submerged but properly designed pressure systems in new projects
needs to be allowed.

Resolution: Agree. Will clarify that existing culverts cannot be surcharged.
Will also clarify that new systems that are designed to be pressurized would
be allowed with the approval of the County Engineer.




Comment Received:

Proposed strike through below, some of the proposed required information is not necessarily
available at the time of construction plans:

\Master Lot Grading Plan kwhen required) - A plan drawn to a scale not less than 1:100
showing the proposed overall drainage and grading-—heuse-typeete: in a plan of subdivision.

This plan must also show the directions of the minerand-majer storm flows within the limits of S
the development. Master lot grading plans shall show existing and/or proposed roadway to rm Wate r
LID Requirements

centerlines and grade elevations, the proposed minimum elevation of the lowest floor, propesed

driveway-material-and-location, proposed drainage culvert size and location if applicable, swale
locations and an-indication of the proposed drainage flow directions of the site including outfall

locations from the property. Elevations must be based on the NAVD 88 datum. I#ree#gu#e.ts

folapmnelinn o For DFOJeCtS that I|e W|th|n a demgnated floodplaln the Iot gradlng plan 12 (I) _

must depict the location and zoned designation of the special flood hazard area(s), the 5 . . 5

elevation of the proposed minimum lowest floor in AE zones, or the elevation of the proposed

lowest horizontal structural member and V zone certification in VE zones. Additional information StO l I Wate r
may be required, such as topographic and wetland information as warranted by specific site

conditions and project characteristics; M a n a g e m e nt
Construction Plan
Requirements

Resolution: Agree. Will revise with these proposed changes.

Comment Received: Do the subdivision regulations identify when a master
lot grading plan is required?

Resolution: Yes. 5.12.5(h) requires that subdivisions with lots less than
40,000 sf must set FFE and provide master lot grading plan. Will clarify
5.12.5(h) to make this clearer.




Comment Receiveds.12.5(i): If the lot grading plan is a part of the approved
construction plans County staff can require the lots be built exactly to those Sto rmwater

plans. Will the homebuilder be able to use another engineering firm to :
produce lot grading plants? Due to this, if a lot grading plan is required in LID REU|rementS
construction plans, it should include proposed minimum FFEs, direction of
stormwater flow and lot grading detail only. This gives the contractor and :
homebuilder enough information to grade the lots to match the engineer’s 5_12 . 5(|) & (E) —
intent for stormwater management. The detail could look something like

this graphic. Stormwater

Management
information that the future homebuilder (and their engineer) could grade Construction Pla n

Resolution: This is what we would expect for lot grading plan. Enough

the lot to work with the intent of the engineer of record of the development.
We will add a graphic similar to this to clearly describe that this is what is
required.

Comment Receiveds.12.5(e): Change “cross section” to “typical section”

Requirements

Resolution: Agree
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Management
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Requirements




Comment Received: The utility willingness and capabilities letter is a communication tool used to confirm/document the
understanding between the developer and utility provider that utility service is available and will be provided to the
development, subject to certain terms and conditions the developer must meet as referenced in the letter. The willingness
and capabilities letter also serves as notice to the County Commission and Planning and Zoning Department that the utility is
willing and able to provide service to the development, subject to certain terms and conditions being met

Response: During prior communications with utility companies, it was requested that we clearly specify what is needed in
the written report with the ability to serve the development. The added text is the clarification that was requested. It is
standard planning and engineering practice to evaluate the level of service for all infrastructure impacted by new
development to ensure development approvals are consistent with available capacities and capabilities of expansion to
accommodate the proposed development.

Utility Requirements

4.5.1—Preliminary Plat Application Procedure & Requirements




Comment Received: The Alabama Department of Environmental Management is responsible for permitting and oversight
of wastewater treatment facilities.

Response: Agree. We are not attempting to regulate any wastewater treatment facility. We are evaluating the level of
service available to serve proposed developments which is within our requlatory authority and standard planning and
engineering practice. The information regarding the receiving wastewater treatment plant ADEM permit number, permitted
capacity, and peak flows is being requested to evaluate the level of service and ability of the utility provider to serve the
development which is within the authority of the County to evaluate.

Comment Received: BCSS respectfully asserts that some of the proposed amendments seeking to regulate the provisions
of service by utilities is beyond the authority of the county to regulate the subdivision of land. For example, the permitting,
capacity, operation, and maintenance of wastewater treatment facilities are under the jurisdiction of ADEM.

Response: The proposed revisions are within the legal authority given to the County to regulate the subdivision of property
and establish development standards. We are not attempting to reqgulate wastewater treatment facilities. We are evaluating
the level of service of all required infrastructure, including utilities, to ensure the public infrastructure has the ability to
serve the proposed development. We will discuss this in detail on the following slides.

Utility Requirements

4.5.1—Preliminary Plat Application Procedure & Requirements




(h) Be accompanied by documentation that the proposed plat was submitted to each utility
company providing a required utility (see Table 5.1 in Section 5.1.1 for required utilities)
along with a written report from each documenting its ability and willingness to serve said
development. Documentation of the following will be required in the written report to
verify the ability to serve said development. For specific utility requirements, see Section
5.2.5. Applicant will supply any additional information that may be required by Baldwin
County Design Standards.

1. Sewer:

(i) Location, type, and size of sanitary sewer main adjacent to the proposed
development;

(i) Receiving wastewater treatment facility information including: ADEM Permit
Number, permitted capacity, and previous 12 months of Daily Discharge Flows as
reported to ADEM;

(iii) If sewer is not currently adjacent to the site, provide engineered plans showing
the proposed sewer main extension required to serve the proposed
development;

(iv) If this information is not sufficient to determine the provider’s ability to serve
the proposed development, the Planning Director, County Engineer, or designee

reserves the right to require a detailed engineering study to evaluate the ability
to adequately serve the proposed development.

2. Water:

(i) Location, type, and size of water main adjacent to the proposed development.

(i) Hydrant flow test at the nearest existing fire hydrant that includes Flow (GPM),
Static Pressure, Residual Pressure, and Calculated Fire Flow at 20PSI.

(iii) For subdivisions with more than 25 lots, provide design calculations that show
projected pressure and flow of the most interior proposed hydrant within the
development.

(iv) If water is not currently adjacent to the site, provide engineered plans showing
the proposed water main extension required to serve the proposed
development.

(v) If this information is not sufficient to determine the provider’s ability to serve the
proposed development, the Planning Director, County Engineer, or designee
reserves the right to require a detailed engineering study to evaluate the ability
to adequately serve the proposed development.

Utility Requirements

4.5.1—Preliminary Plat Application Procedure & Requirements




Comment Received: At the time of Preliminary Plat application, the development design has not been finalized.
Information pertaining to the number of lots, size of lots, lot layout, infrastructure design, infrastructure type, street layout,
utility easements, etc. are not in final form and are subject to conditions or changes required by Planning Commission.
Therefore, the current Baldwin County Subdivision regulations regarding the provisions of utility services are sufficient to
establish the availability of utility service. Final utility design for improvements outside of the proposed development are
completed after preliminary plat approval and should be included in the construction plan review.

Response: Preliminary Plat application does establish lot & street layout, lot size, and number of lots so this is the stage
where the level of service of the required utilities must be evaluated. Will clarify that the required information for necessary
upgrades and/or extensions do not have to be engineered plans. However, we must require enough information be provided
for the required upgrades to properly condition the approval of the preliminary plat to ensure the necessary upgrades are
included. Final engineering design of the utility upgrades will only be required with the construction plan submittal and
review.

Utility Requirements

4.5.1—Preliminary Plat Application Procedure & Requirements




Comment Received: State law gives the County the authority to requlate the subdivision of land, but the grant of authority

to regulate subdivisions does not give the county the authority to dictate and/or control the operation, management and
construction outside of the land which is being subdivided.

Response: State law gives the County authority to require standards for roadway, drainage, and utilities within the boundary
of the subdivision of property. We are not dictating or controlling the operation, management and construction of utilities
outside of the boundaries of the subdivision. If improvements are needed for roadway, drainage, or utilities outside of the
boundary of the subdivision, it is the responsibility of the design engineer and/or utility provider to provide the necessary
studies and plan for improvements to provide the level of service needed to serve the subdivision.

Utility Requirements

4.5.1—Preliminary Plat Application Procedure & Requirements




(b) Sanitary Sewer System.

1. Connection to a sanitary sewer system is required when necessary to meet the lot size
requirements of Section 5.4{a) and when necessary to comply with the utility
requirements as specified in Toble 5.1, Section 5.1.1 of these regulations. When sanitary e :
sewer is installed, sewer stub-outs shall be provided for each lot and shall extend to the Ut| I M Re I ulreme ntS
property line of the said lot.

2. Sanitary sewer collection systems for developments containing more than 50 units
should be gravity systems. Low pressure systems, i.e. multiple grinder pumps, are
discouraged. Where gravity sewer is impractical, the Design Engineer will submit a

statement justifying the need for a low pressure system. A waiver must be approved b
Sewer System

the Planning Commission.

5.2.5 (b) —Sanitary

3. Where subdivisions meet the lot size requirements of Secfion 5.4{a) and comply with the
utility requirements as specified in Table 5.1 in Section 5.1.1 of these regulations, and
are served by gravity systems and LID techniques, the minimum lot width may be

reduced to 60 feet.

4. If no sanitary sewer system is provided, on-site disposal systems may be used after
approval is received from the Health Department. Where neither public water nor public
sewer is available, lots may be platted only where a minimum of 40,000 5F of contiguous
uplands exist, unless the purpose of the lot is for conservation and no development or

building shall occur.




Comment Received: This provision is internally inconsistent in that the first two sentences suggest that the use of gravity
systems is preferred but not required, while the last two sentences suggest that using gravity system is a requirement that
can only be waived if the engineer can justify.

Resolution: Agree. Will correct this section to clearly state it is a requirement unless waiver is granted.

Comment Received: Waiver should be granted by the County Engineer instead of the Planning Commission

Resolution: Agree. Will correct this to indicate waiver must be granted by the County Engineer.

Utility Requirements

5.2.5(b) — Sanitary Sewer System




Comment Received: The proposed amendments to the subdivision regulations purport to limit the use of low-pressure
sewer collection systems and the use of grinder pumps, which is a viable and proven system for the collection and
transmission of wastewater for treatment along with gravity systems. In addition, in many areas that are subject to high
levels of rain, wetland areas, and areas subject to flooding and/or significant surface drainage, gravity systems, which are
open systems which utilize manholes and other components which are not completely enclosed, allow the inundation of
stormwater into the wastewater collection system resulting in significant increases of water in the system, which can result
in sewer overflows. The design of the system should be left to the utility provider (and the engineer of record) which will be
ultimately responsible for its construction, operation, and maintenance in accordance with ADEM requirements.

Response: The ability to obtain a waiver from this requirement will allow the utility provider, engineer of record, and County
Engineer to evaluate if the site is not feasible for gravity sewer should the conditions described be present with the proposed
development. These sites will be the minority so the regulation must be written to require gravity for all sites unlessiit is
proven to be unfeasible from an engineering perspective. The use of gravity systems is standard engineering practice as it is
more reliable and maintained by the utility provider while also reducing the short-term and long-term costs to the
homeowners.

Utility Requirements

5.2.5(b) — Sanitary Sewer System
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Utility Requirements

5.2.5—Sanitary
Sewer System
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(c) Provision of Broadband Service,

If required in Table 5.1 in Section 5.1.1 of these regulations, the Applicant shall ensure that
reliable, high-speed broadband connectivity (minimum 25 megabits per second download
speed and 25 megabits per second upload speed) is made available at each lotin the
development.

1. The requirements of this section can be accomplished during the Preliminary Plat
approval by provision of a letter from a broadband provider certifying that they are
willing and able to provide marketable service at the minimum required speeds to each
lot in the subdivision. Upen a showing by tha Annlicant that 1) na heagdhand provide

R e ._ 2 unreasonahle the Dlanning Comm

2. In the event broadband cannot be installed, the Developer shall install conduit for future
installation of broadband prior to issuance of Final Plat approval.

Utility Requirements

5.2.5(c) — Provisions
of Broadband Service

Comment Received: There are satellite options for service and different
providers can have different conduit requirements so installing conduit
without know who the future provider could be potentially a waste.

Resolution: This requirement was added in response to the large number of
complaints that the County Commissioners have been receiving from
neighborhoods where broadband companies are coming in after
development is complete to install fiber which is damaging homeowner’s
yards and streets within the development. If this requirement is
problematic, it can be removed, however, this will lead to additional
complaints from homeowners and residents after the development is
complete.




(d) Easements

An easement, a minimum of 15 feet wide on the rear and/or side lot lines shall be provided for
utilities as required by the utility providers and/or the Baldwin County Planning Commission.
Proper coordination shall be established between the Applicant and the applicable utility
companies for the establishment of utility easements. Utility and drainage easements should
generally be indicated on Preliminary Plats and Final Plats exclusively with a note like the
following:

Baldwin County Subdivision Regulations 50

Utility Requirements

5.2.5(d) — Easements

DRAINAGE/UTILITY EASEMENTS
EXTERNAL REAR AND SIDE BOUNDARY LOT LINES: 15 FEET
INTERIOR REAR AND SIDE LOT LINES: 5 10 FEET

Unless requested by a utility company or by Planning and Zoning staff for clarity purposes,
drainage and utility easement boundary lines generally should not be displayed in the plan view
on Preliminary Plats and Final Plats.

Comment Received: Conflicting easement width requirement. The
paragraph does not differentiate between external and internal rear and
side easement requirements.

Resolution: Agree. Will update and clarify required easement width 15 feet
on rear and side lot lines on the exterior boundary of the development and
10 feet easements along the rear and side lot lines internal to the
development.




Comment Received: There were numerous comments questioning the policing powers that the proposed amendments to
Article 13 would give the County. Specific comments questioned that why an alleged violation would initiate enforcement
activities prior to being confirmed by County staff.

Response: The proposed amendments are an attempt to unify our enforcement language across all requlatory documents
to ensure there is consistent enforcement in all areas and remove as much interpretation as possible.

If the County Commission feels this is unnecessary, the current enforcement section of the Subdivision Regulations can
remain as currently adopted. However, if the County Commission choses to update this section and create unified
enforcement language within the development regulations, the draft will be updated to clarify that enforcement actions can
only begin once a violation has been verified by County staff. The updates will also clarify the additional clarification
comments that were received.

Enforcement

Article 13




1. Staff recommends the comments be addressed as outlined today and
incorporated into the Subdivision Regulation Amendments

2. Staff recommends that the revised amendments be advertised as required
by the Code of Alabama and Article 12 of the Baldwin County Subdivision
Requlations. The advertisement timeline will be scheduled to allow the
required public hearing to be held on January 7, 2025. The Baldwin County
Commission can consider adopting the proposed amendments at the
January 7, 2025 regular meeting.

Recommendation & Timeframe to Complete

Proposed Amendments




QUESTIONS?

Email: planning@baldwincountyal.gov
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