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Baldwin County Commission Staff Report 
 

Case No. Z25-58 

Bertolla Property 

Rezone from RA, Rural Agriculture District to RSF-2, Residential Single Family District  

February 19, 2026 
 

Subject Property Information 
 

Planning District: 37 

General Location: North of State Hwy 104 and east of State Hwy 181 

Physical Address: NA 

Parcel Number:  05-46-01-02-0-000-001.505 

Existing Zoning: RA, Rural Agriculture District  

Proposed Zoning: RSF-2, Residential Single Family District  

Existing Land Use: Agriculture  

Proposed Land Use: Residential   

Acreage: 148.5 ± acres 

Applicant: Jade Consulting 

 Post Office Box 1929  

 Fairhope, AL 36533  

Owner: Bertolla Properties, LLC 

 Post Office Box 1527 

 Daphne, AL 36526 

Lead Staff: Celena Boykin, Senior Planner 

Attachments: Within Report 
 

 Adjacent Land Use Adjacent Zoning 

North Residential and Institutional City of Fairhope (PUD) and RA,  Rural Agriculture  

South Residential   RSF-E, Residential Single Family Estate 

East Agriculture RA,  Rural Agriculture 

West Multi-Family and Commercial 
HDR, High Density Residential, B2, Neighborhood 

Business, RA, Rural Agriculture District 

 

Summary 
 

The subject property encompasses approximately 148.5  acres and is currently zoned as RA, Rural Agriculture. 

A request has been made to change the designation to RSF-2, Residential Single Family District, for residential 

development.  

 

 

 

 

 



 

Current Zoning Requirements 
 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

Proposed Zoning Requirements 

 

 

 

 



 

 

 

 

Agency Comments 

 

USACE, James Buckelew:  Staff reached out but received no comments. 

ADEM, Scott Brown: Staff reached out but received no comments. 

Subdivisions, Fabia Waters: A preliminary plat application will be required to be submitted for review of the 

proposed development following zoning approval. 

Civil Engineer, Tyler Austin: No development proposed at this time. Any future development will require 

construction & drainage review and permitting from Baldwin County Planning & Zoning Department. Any 

access/improvements along AL Highway 104 will require permit from ALDOT. 

Staff Analysis and Findings 

The criteria for reviewing zoning amendments are outlined in Section 19.6 of the Baldwin County Zoning 

Ordinance. Staff carefully considered all of these factors during the evaluation of the application. 

 

(a) Degree of compatibility of the proposed rezoning with existing and allowable land uses in the vicinity.  

The subject property encompasses approximately 148.5  acres and is currently zoned as RA, Rural 

Agriculture. A request has been made to change the designation to RSF-2, Residential Single Family District, 

for residential development. The surrounding area includes a mix of residential, commercial and agriculture 

land use, with adjacent parcels that are in the County are zoned HRD, RA, B2 and RSF-E. The parcels to the 

north that are in the City of Fairhope are PUD with the average lost size of 10,450 sq ft.   

(b) Degree of conformity of the proposed rezoning to the Master Plan. 

The FLUM has identified the subject property and surrounding area as having Mid-Density Development 

Potential. Mid-density Development Potential Areas are suitable for all of the land uses described in 

the previous place types but may also include more traditional neighborhoods with a mix of housing 

and price points with smaller lot sizes to include patio homes, cottage homes, townhouses and 



 

multifamily.   The related zoning districts include RSF-3, RSF-4, RTF-4, RSF-6, RTF-6, LB, B-1 and B-2.  

The subject property is also located in a Urban Mixed-Use Center.  The primary land uses include;  

High-density mixed use—lofts and studio units above commercial space; Multi-family homes—

apartments, condominiums;  Regional and small scaled retail shops and sit-down restaurants;  

Commercial centers, office and other employment uses;  Civic uses—government offices, courthouses, 

libraries, schools, etc.; Churches and Hotel. 

(c) Proximity of the proposed rezoning to existing transportation network and utility infrastructure. 

The subject property is located on a Minor Arterial Road.  A minor arterial road is a type of roadway in urban 

and suburban transportation networks designed to move moderate volumes of traffic efficiently across a 

city, connecting major roads while still providing some access to surrounding areas.  

(d) Timing of the request and development trends in the area. 

The areas surrounding the intersection of 181 and 104 are transitioning toward mid- to high-density 

residential development, complemented by a mix of commercial uses that support the residential 

communities. The RSF-2 zoning is classified as moderate density and will facilitate a gradual transition from 

the high-density and commercial uses at the intersection to the lower-density residential neighborhoods. 

(e) Impacts on environmental conditions of the vicinity or the historic resources of the County. 

There are areas of potential wetlands on the subject property. If it is determined that wetlands exist, any future 

development shall make every effort to mitigate impacts within these areas. No historic or cultural resources should 

be affected, as the property is not within a Historic district.  

(f) Impacts to the health, safety and welfare of the County and the vicinity. 

The proposed request should have no impact to the health, safety and welfare of the property or surrounding 

properties.  

 

Staff Comments and Recommendation 
 

Upon review of the Factors for Reviewing Proposed Zoning Map Amendments specified within Section 19.6 of 

the Baldwin County Zoning Ordinance and themes of the Baldwin County Master Plan, staff has determined that 

the requested Zoning Map Amendment would be consistent with the factors specified within the Baldwin 

County Zoning Ordinance and is consistent with the Baldwin County Master Plan Future Land Use Map.  

The requested Zoning Map Amendment was also evaluated using the Smart Growth Scorecard (attached) which 

strongly supports the request. 
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