
 

 

Baldwin County Planning & Zoning Department 
 

 

Baldwin County Planning Commission Staff Report 
 

Case No. CPD25-03 & SV25-24 
Lillian Boat Storage  

Commission/Planned Development (CPD) Approval  
January 8, 2026 

 

Subject Property Information 
 

Planning District: 33 
Zoning: B-3, General Business District  
Location: The subject property is located south of County Road 99 and west of 7th Street in the 

Lillian community  
Parcel Numbers:  05-52-07-26-0-002-055.000 PIN#:  29750 
Lead Staff: Cory Rhodes, Planner 
Applicant: Geographic Consulting, LLC – Catherine Clark, P.E. 
Owner: Tellus Lillian, LLC 
Engineer/Surveyor: Shumer Consulting, LLC 
Online Case #:  When searching online CitizenServe database, please use CPD25-000003 or SV25-000024 
Attachments: Within Report 

 

Subdivision Proposal 
 

Request:   The applicant is seeking a Commission Planned Development approval for open boat/RV 
storage that will include a proposed 100 units  

Number of Lots:   1 
Number of Units:  100 
Lot setbacks: 30’ Front’ 25’ Rear, 15’ Side Setback 
Wetland Setback: 30’ Natural Buffer 
Total acreage:  ±3.62 AC 
Open space:  Total required (20%): 31,537.44 SF  
 Total provided: 72,423 SF (46%) 
 Total usable (50% of required): subdivision variance requested (SV25-24)  

 

Public Utilities and Site Considerations 
 

Public Utilities:  Water: Perdido Bay Water, Sewer, & Fire Protection, Letter dated April 17, 2025 
 Sewer: N/A 
 Electrical: Riviera Utilities, Letter dated April 22, 2025 
 Broadband: N/A 

Fire flow: Signed letter from the Fire Chief stating adequate water volumes and pressures that 
meet ISO Fire Suppression Rating requirements provided 

 
Traffic study:  N/A 
 

 



 

Flood zone: X Flood Zone; appropriate notes are reflected on the site plan. 
 
Drainage: Drainage narrative prepared by David Shumer, PE, was reviewed and accepted by the 

P&Z Permit Engineer. 
 
Wetlands:  No wetland impacts are proposed, and the required buffers are shown on the plans. 

 

Staff Analysis and Comments 
 

The applicant is requesting Commission Plan Development approval for a commercial development consisting 
of 100 open boat/RV storage units. The subject property is approximately ±3.62 acres and is zoned B-3, 
General Business District. No wetland impacts are proposed as part of this project. A variance from the usable 
open space requirements of Section 6.1.4 of the Subdivision Regulations has been requested, as this is a 
commercial use. The request meets the requirements of the Baldwin County Subdivision Regulations and 
Zoning Ordinance. 
 

Subdivision Variance Request for SV25-24 

 
The applicant is requesting a variance from some of the requirements of a Planned Unit Development, which 
include the elimination of the usable open space requirement. Staff believe the granting of this variance 
request complies with Article 8, Section 8.1 of the Baldwin County Subdivision Regulations. 

 

Applicant’s Response to Variance Criteria 

 
1. The purpose of this Variance is to allow:   

 Applicant’s response: We request that the County grant a variance to permit the proposed boat storage 
facility (100 spaces) to be developed without meeting the minimum residential open/usable space 
standards as described in the Subdivision Regulations and Zoning Ordinance. Instead, we request 
approval of alternative standards and site improvements described below that are consistent with the 
commercial nature of the use. The use is non-residential and unlike the residential developments those 
provisions intend to regulate. The open/usable space requirements in the Subdivision Regulations / 
Zoning Ordinance are written and intended to ensure passive/active recreation areas for dwelling units 
and community residents; the proposed boat storage is a commercial storage and service use (no 
dwelling units). 
 
 
 
 
 



 

2. Where it is found that extraordinary hardships or practical difficulties may result from strict 
compliance with the subdivision regulations and/or the purposes of the subdivision regulations 
may be served to a greater extent by an alternative proposal, the Baldwin County Planning and 
Zoning Commission may approve variances to these subdivision regulations so that substantial 
justice may be done and the public interest secured, provided that such variance shall not have the 
effect of nullifying the intent and purpose of these regulations. The variance, if approved, shall be 
noted on the Final Plat. A variance shall not be approved unless found to be appropriate under the 
factors below.  
 

Applicant’s response: Requiring the full residential open space program (centrally located community 
gathering/play areas, minimum usable area percentages, etc.) would force a reduction in the number of 
boat storage spaces and would render the project economically infeasible for the intended commercial 
use while providing no commensurate public benefit because the use will not be residential. We believe 
this satisfies the common test for variance where strict application imposes unnecessary hardship and is 
not in harmony with the general purpose of the regulations. 
 

3. Please explain how the granting of the variance will not be detrimental to the public safety, 
health, or welfare or injurious to other property. 

Applicant’s response: The site design includes stormwater management consistent with Baldwin County 
standards, ensuring that runoff is properly contained and that no increase in downstream flow or flooding 
will occur. Landscape buffers will minimize visual impacts and maintain compatibility with surrounding 
properties. Additionally, the use will not generate noise, odors, or lighting levels that would adversely 
affect adjacent landowners. The proposed variance merely adjusts the open/usable space requirement 
to reflect the non-residential nature of the use; it does not reduce or compromise safety, health, or 
welfare protections established by County regulations. The project will remain fully compliant with all 
zoning, drainage, and access standards designed to protect the public interest. 
 
 
4. Please explain how the conditions upon which the request for a variance is based are unique to 
the property for which the variance is sought.  

Applicant’s response: The conditions upon which this variance request is based are unique to this 
property and its intended use as a commercial boat storage facility, and are not generally applicable to 
other properties in the area. The site is designed to accommodate approximately 100 boat storage 
spaces, requiring gravel storage areas, wide internal drive aisles, and designated maneuvering space for 
trailers and towing vehicles. These design characteristics differ substantially from those of a typical 
residential subdivision, which the County’s usable open space standards were primarily intended to 
regulate. 
 

Because the property will not contain residential lots, dwelling units, or shared recreational areas, the 
requirement for “open/usable space” cannot be reasonably or practically applied in the same manner as 
it would be for a residential development. The layout needed to provide safe and efficient access for boat 
trailers, along with the necessary drainage infrastructure, limits the ability to designate traditional open-
space areas without impairing the project’s core function. 
 

Furthermore, the property’s configuration and topography further constrain the placement of open-space 
areas that would meet the definition of “usable” under the County regulations. These characteristics are 
not typical of surrounding parcels and create a practical hardship unique to this site and use type. 



 

 

For these reasons, strict enforcement of the open/usable space requirement would impose an 
unnecessary hardship that is not shared by other properties or developments of a different character, 
thereby justifying the requested variance. 
 
5. Please explain how, because of the particular physical surroundings, shape, or topographical 
conditions of the specific property involved, a particular hardship to the owner would result, as 
distinguished from a mere inconvenience, if the strict letter of these regulations is carried out.  

Applicant’s response: Because of the particular physical surroundings, shape, and topographical 
conditions of this property, strict application of the County’s open/usable space requirement would 
create a practical hardship for the owner that goes beyond mere inconvenience. Being directly across the 
street from an existing and operational boat launch, the site is specifically suited for a boat storage 
facility, which requires large, contiguous areas for maneuvering and storing boats and trailers. The 
geometry and layout of the parcel necessitate efficient use of the available land area to provide safe 
internal circulation, adequate stormwater management, and access spacing consistent with County 
requirements. 
 

If the strict letter of the usable open space regulations were enforced, the owner would be required to 
reserve a percentage of the site as “open/usable space” intended for residential or recreational use, even 
though no residential activity will occur on the property. Meeting that standard would eliminate a 
significant portion of the functional storage area, reducing the capacity and economic viability of the 
facility and defeating the very purpose for which the property is being developed. 
 

This hardship is directly tied to the unique physical characteristics of the site and the nature of the 
intended commercial use—not to any personal or financial preference of the owner. Therefore, relief 
through a variance is justified to allow reasonable and appropriate use of the property while still 
maintaining compliance with all health, safety, and environmental requirements. 
 
 
6. Please explain whether the variance will not in any manner vary the provisions of other adopted 
policies and regulations of the Baldwin County Commission.   

Applicant’s response: The granting of this variance will not in any manner vary, alter, or conflict with the 
provisions of other adopted policies, ordinances, or regulations of the Baldwin County Commission. The 
request is limited solely to relief from the open/usable space requirement that was written primarily for 
residential subdivisions. All other applicable County standards will be fully observed and incorporated 
into the site design. 
 

The proposed variance does not seek to modify or waive any environmental, safety, or infrastructure 
requirements established by Baldwin County. The project will remain consistent with the intent and spirit 
of the Baldwin County Subdivision Regulations and Zoning Ordinance, ensuring orderly development, 
protection of neighboring properties, and compliance with the County’s comprehensive plan. 
 

In summary, the variance serves only to recognize the unique non-residential character of the project and 
to apply the County’s development regulations in a practical and equitable manner. All other adopted 
policies and regulations will remain fully in effect and adhered to during design, permitting, and 
construction. 
 



 

 
 

Staff Recommendation: 
 

Staff recommends that the Commission Planned Development for Case No. CPD25-03 be Approved with 
conditions subject to compliance with the Baldwin County Subdivision Regulations and Zoning Ordinance. 
 
Specific conditions: 

1. Approval of SV25-24 
 
General Conditions: 

1. Compliance with the Baldwin County Subdivision Regulations, including but not limited to submission 
of a Construction Plan Review and Commercial Turnout Permit to the Baldwin County Planning and 
Zoning Department for all improvements and system upgrades to be installed with the development.  

2. As required by Sections 4.5.6 and 4.5.7, any and all local, state, and federal permits shall be submitted 
to the County Engineer and Planning and Zoning staff as a component of the construction plans 
submittal. 

3. Effective period is 2 years from approval of the Commission Planned Development 
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Grading & Drainage Plan 

 

 

 

 

 

 

 



 

Erosion Control Plan 

 

 



 

 

Landscape Plan 
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Permit Requirements 

    

  


