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 7t 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: 13.62 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.

~ StaffAnalysisand 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 Requestforsv25-24

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.

Section 8.1 - Conditionsforvariance approval

“Where it is found that extraordinary hardships or practical difficulties may result from strict
compliance with these regulations and/or the purposes of these regulations may be servedto a
greater extent by an alternative proposal, the Baldwin County Planning Commission may approve
variancesto 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.”

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 commetrcial
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
notin 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
requestis 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. Asrequired 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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Site Plan

SITE DATA;
LOT SIZE: 3.62+ AC (157,678 SF)
ZONE: B-3

BUILDING SETBACKS:
CR—99: 40 FT (HCS 75 FT FROM CENTERLINE)

7% STREET: 40 FT (HCS 40 FT FROM CENTERLINE)
40 FT

: FRONT:
REAR: 25 FT
L Jg SIDE: 15 FT
L &y NATURAL WETLAND BUFFER: 30 FT
3

H 1! SITE_AREAS:

STRUCTURE AREA = 40,440 SF (26%)

Pl PAVEMENT AREA = 1,405 SF (1%)

; AGGREGATE AREA = 43,410 SF (28%)
| OPEN SPACE (GRASS/WETLAND /SETBACKS) = 72,423 SF (46%)
| VARIANCE REQUESTED FOR USABLE OPEN SPACE (SV25-0024)

‘Q

USE: SELF STORAGE (OUTSIDE BOAT/RV)
100 UNITS PROPOSED

PARKING:

MANAGERS OFFICE: N/A (NO MANAGERS OFFICE)
1 / 25 STORAGE SPACES = 4 EA

PARKING PROVIDED = 4 SPACES
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ding & Drainage Plan
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Erosion Control Plan

30' 60"

LEGEND
PROPERTY BOUNDARY
—_———— —  PROPERTY LINE
s T AR DELINEATED WETLANDS
— e — NATURAL WETLAND BUFFER LIMIT
————— EXISTING EDGE OF PAVEMENT
PROPOSED AGGREGATE

| PROPOSED ASHPALT

0 (%)

\l AW € 7B (0)

— —359— — EXISTING CONTOUR
—-— OVERLAND FLOW DIRECTION
—0O——0O— SILT FENCE
WATTLE DITCH CHECK

10%0%0%%% %% REMOVAL AREA

& REMOVAL ITEM

=X X -X -X = LNEAR REMOVAL




Landscape Plan

F—_—_——————————
PLANT SCHEDULE I I
SYMBOL QTY BOTANICAL NAME COMMON NAME ~ SIZE HEIGHT CONTAINER SIZE DETAIL REMARKS I I
TREES | |
O i R T TN e (BERL,  Fie T | |
g%;s - o rom mw enm - [ ol
oF
| al
7 Taxodium distichum Bald Cypress 2" Cal. Min. 30 Gal 8 He Min. No B&B I N l—l
X ]
SYMBOL QTY  BOTANICAL NAME COMMON NAME ~ SIZE CONTAINER SPACING DETAIL REMARKS Iu'_.l 1 %I
SHRUBS I'-‘I-'
% m Cortaderia pumila Pampas Grass gl 36 oc 36" Max Spacing I %)
2% Distylium *Vintage Jade Vintage Jade Distyliom 3 gal 36 oc 36" Max Spacing
GROUND COVERS

Contractor shallfeld verify

Eremochloa ophiuroides Centipede Sod sod quantiy.

NOTES:

I. LONG LEAF PINESTRAW ALL TREE RINGS & BEDS EXCEPT 4°& | GAL. POTS.

2. 4"& | GAL POTS TO BE PLANTED IN 3" OF PLANTING MIX AND TOP DRESSED WITH GROUND PINEBARK.
3. USE WOODACE FERTILIZER TABS IN ALL PLANTING PITS. SEE NOTES.

4. PREP. PLANTING PITS & GROUNDCOVER AREAS WITH PLANTING MIX. SEE NOTES,

5. THIS PLANT LIST IS FOR CONVENIENCE ONLY. CONTRACTOR TO VERIFY.

6. SEE LANDSCAPE NOTES.

4 |7 THsTREET

APPROVED NURSERIES:

1. GREEN FOREST NURSERY

2. FLOWERWOOD NURSERY

3. WATERS NURSERY

4. CHERRY LAKE NURSERY

Other nurseries may he approved at the discretion of the landscape architect.
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INSTALLATION NOTE
These plans shall nok be changed or modiied withost
spproval from the lindhcape wrchasct

Changes made wihous sppeovl may revt  denial
of certeate of occupancy.

Persom mabing changes withou appromal shall be
responsibie for promdng a il 13-t drawing
required by Bukdwin County.

NOTE SOD ALL AREAS DISTURBED BY
CONSTRUCTION UNLESS OTHERWISE NOTED.
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IDEAL CONSERVATION/
PRESERVATION AREAS

Ideal Conservation or Preservation Areas
would include land that is undeveloped,
or minimally developed, and protected
by local, state, and federal agencies
or by public, private, and nonprofit
organizations. This could include areas
conserved for the protection of critical
habitat, clean water, open space, or
cultural heritage.

PRIMARY LAND USES
+ Natural areas that are publicly and
privately owned and managed

+ Permanently protected
lands such as conservation
easements, parks, cemeteries

+ Parks and open spaces
devoted primarily to passive
recreation and trails

+ Lands with important cultural
landmarks or assets

+ Scenic view corridors
RELATED ZONING DISTRICTS

+ Environmental Conservation
CONNECTIVITY NETWORK

+ Greenways and trails

RURAL/AGRICULTURE/LOW
IMPACT DEVELOPMENT
POTENTIAL AREAS

Rural Development Potential Areas
include large lots, open space views,
and a large buffer distance between
buildings. Residential homes may be on
large tracts and could include estate
homes and working farmland. The
development pattern may also inciude
conservation-based subdivisions  to
allow for the clustering of residential
dwellings to protect open space that is
valued for natural resource protection—
such as stream buffers, mature forest
habitat, or wetlands—working farmland,
or recreational amenities. Lands within
these areas should be developed with
additional Low Impact Development
(LID) standards and buffers to limit the
impact to adjacentcritical environments.
Atkey rural crossroads, rural centers or
nodes could allow for a combination
f retall and service uses to meet the
needs of the community.

PRIMARY LAND USES

Single-family detached homes
Hobby farms
Agri-hoods

Cultivated farmiand, timber/
managed forest, pastureland

Clustered manufactured
housing communities
Rural crossroads center/node

RELATED ZONING DISTRICTS

RR Rural District

RA Rural Agricultural District
RSF-E Residential Single
Family Estate

CONNECTIVITY NETWORK

Rural streets with sidewalks
paved shoulders, bike lanes,
and/or side paths based on
local character and context
Rural greenways and trails
along environmental buffers




Permit Requirements

RIVIERA UTILITIES

4222008
Catherine Clark .

Geographic Consuting. LLC

11111 US Highway 31, Suite On Tép! PERDIDO BAY

Spanish Fort, AL 36527

RE PIN 2975012494 ¢
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Upon final design, Riviera
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James Wallace

WATER, SEWER AND FIRE PROTECTION DISTRICT

28171 FRESHWATER LANE @ ELBERTA, AL 36530
Phone (251) 987-5816 ® Fax: (251) 987-5836

April 17,2025

Catherine Clark, P.E.
Geographic Consulting. LLC

RE: Boat Storage Facilities

To Whom It May Concern:

1 am providing this letter in response to your request for Perdido Bay Water, Sewer and
Fire Protection District to supply water to your proposed Boat Storage facilities located
on County Road 99 and 7® Street in Lillian, Alabama. Based on the site plan/plat

received, the District has the capacity and ability to provide for the water needs that this
project would require.

Sincerely,

L. W/L

Mark D. Bohlin

General Manager
Perdido Bay Water, Sewer and Fire Protection District

Robertdate O
Fatves Street

Rebartsdat, AL 36567
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Operations and Maintenance Plan ftom
Project Lilkan Boat Storage Faclity Graval Surface
Location: 12484 CR-O9
Prapared For: Tallus Lilian, LLC Drainage Dilches |
Dave Gordan Swaina
Prepared By: Geographic Consulting, LLC
Catnering Clark “igotatud Buffars
Date: Novembar 4, 2025
Trash | Dubrs
Purpose
The purpese of ihis Operations and {O&M) Plan s for the
proper upkesp and cperation of system and g aced Cotarion P
slorage area ol the boat siorage facikty. The goal is to ensure thal ine site continues i functon
a5 dusignad, minimizing runaff, srcsicn, and sediment transpar o downstream areas.
2. Site Description
The afagr 5 used for boat and trailer storage. The
gravel surface senves a3 a semi-permoable area 1o reduce runall and promote limited
infiliration. Cirainage Is directed toward designated swales andior sheot flow areas ta maintain
stable conditions and prevent erosion
3. Routine Operations Pord Embarkments
and Sicpos
3.1 St Use and Access
- Oy boats, raders, and related storage items are allowed on the gravel ara.
- Mo maintenance of boats (ol changes., lselng) shall occur on the gravel surface 1o prevent
palution.
- Acoess should be limited to designaled aneas % prevent rutting and erosicn, Control Structure

3.2 Stormwatar Conirols

- Ensure dramage patiwarys remasin unobstncled.

- Vagatsted buflers shoukd remain wel-vegetated snd free of bare spots.
- Inspact and clean out any accumulated sediment or debris quarary.

111

5. Recordieeping

- Daie of inspection

ghway 31, Suite A, §
(251) 458-5

ish Fort, AL 36527

OGRAPHIC
sULTIN

1

4. Maintenance Procedures.

GEOGRAPHIC
CONSULTING, LLC

. Ohsenralions(eg erosion, sediment buldup, drainage issues)

Maintenance Fragquency ¥ aclions parformad
Activity = Name of inspector
Regade or sddgravel  Annually of a5 Maintenanca Procad
@ il s, pothcles, & npaded Persanne 8. Emergency ures
low arens = In case of erosion or flooding, stabilize affected arcas immaediately with temparary gravel or
Ispect for erosion, Quartardy andafter  Maintenance erasion cotrel
sadiment i wkor my B el = I pollutants (od, fuel, eic.) are spilled, contain the spil using absorben! materials and dispose
blockages of property. o
o ) 2-3tmes poryosr  Maintenance - Notify appropriate authorities if a spill reaches surface walar.
roseed bam arsas Permonnel 7. Pran Review and Updates
Resmoren limer of large Monthly Maintenance This O&M Plan should be reviewed annually and updated &s necessary if site conditions or
e from graved ana Parsannel management practices change,
drainage seas
Fapectforstanding  Semi-annually and  Maintenance
e, emsion. afler major storms Personnal
sudinon accumulation, Froparad By:
and rogalation grow. Catherine Clark, PE.
Nﬁmm”;‘ndmw Alabama License £33207-E
ol Geographic Cvnsunmq. I.I.C
p— 11111 US Hwy 31, Suite
reduces capacity by Spanish For, AL :9652?
Ee
Mow roguiary Cuariery Maintenance
reainain grass v, Persannel
roseed bam of eendod
aroas. Inspect for
Errowing animals. or
slopa instavary.
Fmpect for blockages,  Cuartedy and after  Maintenance
ki, of Aamage 1o major storms Persannel
weir, crifice, and
variow Bume.
e dabeis as
needed to mantain
fow.

Muainlain inspection and maintenance logs lar & minimum of hree (3) years. Records shoud
include.

jish Fort, AL 36527




