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Subject Property Information 
 

Planning District: 22 
General Location: The subject property is located west of County Rd 91 and north of State Hwy 98 
Physical Address: 13155 County Rd 91, Elberta AL 36530 
Parcel Numbers:  05-52-04-20-0-000-009.000 
PIN#:  27830 
Existing Zoning: RA, Rural Agricultural District  
Proposed Zoning: RV-1, Recreational Vehicle Park District 
Existing Land Uses: RV Park 
Proposed Land Use: Mixed Use for an RV Park and Manufactured housing 
Acreage: 10.93 A.C 
Applicant/Engineer: Chris Lieb, P.E., Lieb Engineering 
 P.O. Box 2266 
 Fairhope, AL 36533 
Owner: Alston’s Rentals LLC 
 264 Ridge Crest Dr. 
 Macon, GA 31210 
 
Lead Staff: Fabia Waters, Planner 
Attachments: Within Report 
 

 Adjacent Land Use Adjacent Zoning 

North Agricultural & Residential RA, Rural Agricultural & RSF-1,Single Family Disitrict 

South Commercial & Agricultural B-2, Local Business District & RA, Rural Agricultural  

East Commercial B-2, Local Business District & B-4, Major Commercial District 

West Agricultural   RA, Rural Agricultural  

 
 
 
 
 
 
 

 



 

Summary 

  
The subject property contains an existing recreational vehicle park previously approved for 36 RV sites. The 
applicant is requesting to rezone the property from RA, Rural Agricultural District, to RV-1, Recreational 
Vehicle Park District, in conjunction with a Planned Residential Development (PRD), to allow a mixture of 
recreational vehicle and manufactured home sites within the existing development. No increase in the total 
number of approved sites is proposed. 

Although the proposed modification does not increase the overall number of sites, the request would modify 
the use and character of the previously approved development by allowing manufactured homes on sites 
previously approved for recreational vehicle use 

Current Zoning Reuirements 

 
 



 

 



 

Proposed Zoning Reuirements 

 

 

 
 

 
 

Agency Comments 

  

ADEM, Scott Brown: Staff reached out 08/10/2026 but received no comments. 

 

Subdivisions, Fabia Waters:  A revised PUD Site Plan is required to be presented to the Planning Commission
 

Natural Resource Planner, Ashley Campbell: 2026-08--10 After reviewing the site plan, I do not have any 

comments. AC  

Permit Engineer, Josh Newman: No current comments for utilities associated with the PRD: Notes for designer 

for future submittal: - Applicant will need to show that the design vehicle can traverse the site in future 

submittals. - Any work in the ROW will need a driveway permit. - If offsite utility work is required, ensure that 

infrastructure (hydrants) are located in front of the property and does not block access to adjacent properties 



 

Staff Analysis and Findings 

 
The requirements and standards for review and approval of Planned Developments are found within Article 9 of 

the Baldwin County Zoning Ordinance. According to Section 9.1, “It is the purpose of this article to permit 

Planned Developments which are intended to encourage the development of land as planned communities, 

encourage flexible and creative concepts of site planning; preserve the natural amenities of the land by 

encouraging scenic and functional open areas; accomplish a more desirable environment than would be possible 

through the strict application of the minimum requirements of these ordinances; provide for an efficient use of 

land resulting in smaller networks of streets and utilities where access to regional systems is impractical and 

thereby lowering development and housing costs; and provide a stable environmental character compatible with 

surrounding areas.” Specific variations in off-street parking and loading requirements, sign requirements, 

landscaping requirements and area and dimensional requirements, including lot sizes, lot widths, setbacks and 

building height, may be approved by the County Commission and shall be shown on the approved Final Site Plan. 

 

The proposed 36-unit development, to be known as Highway 98 RV Park, will consist of a mix of uses 

encompassing RV Sites and Manufactured Homes. 

 

The proposal relies upon multiple deviations from otherwise applicable development standards, including 

roadway surfacing, landscaping and buffering, dimensional requirements, and permitted-use requirements. 

Additionally, the property is currently subject to an active code violation related to six manufactured homes that 

were placed on site without proper approval. Staff therefore finds that the proposed development, as 

submitted, does not provide sufficient justification for the requested deviations or demonstrate that the 

resulting development would provide a more desirable and compatible development pattern than would 

otherwise be achieved through compliance with the applicable regulations. 

 

According to the Master Plan, the area is designated primarily for Moderate Development Potential and 

Conservation Development Potential, which accommodates a range of single-family residences on large to 

medium-sized lots within amenity-oriented communities. Staff has reviewed the submitted materials and 

determined that the request does not complies with the requirements for rezoning to RV-1, Recreational Vehicle 

Park District in conjunction with a Planned Residential Development (PRD). 

 

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 is somewhat consistent with the factors specified within the 
Baldwin County Zoning Ordinance and is not 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 somewhat supports the request. 

 

 

 



 

Based upon the findings contained herein, staff recommends denial of Case PRD26-02.  

 
1. If the Final Site Plan and required submittals are approved by the County, the applicant(s) must then 

and in that event, submit Planned Unit Development for a Final Site Plan amendment to be considered 
by the Baldwin County Planning and Zoning Commission. 

2. Approval of the rezoning request from RA to RV-1.  
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Overall Master Plan 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

Site Data  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Typical Detail 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 
 

Deviation Summary Table  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 

 



 

Active Code Case Violation  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

Pictures of the Manufactured Homes  

 

Manufactured housing. Single family detached housing that is built to the National Manufactured Housing 

Construction and Safety Standards Act of 1974, and shall include structures known as manufactured homes or 

mobile homes. 

Recreational vehicle. A self-propelled vehicle used for temporary housing of individuals and families during 

travel. This category also includes travel trailers, campers, camping trailers, motor homes, small mobile homes 

used for vacation purposes and similar transient residential vehicles. 

Active Code Case Violation  
 

 

 

 

 

 

 

 

 

AL Manufactures Housing Commission Sticker 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 



2 1 -1 -2

Is the property contiguous to a complementary use 
or zoning district to what is being proposed?

1

Does the density/intensity of the proposed use 
conform to the surrounding area or provide a use 
that would support the surrounding existing or 
permitted land uses?

1

Does the proposed land use provide a mix of uses 
or diversity of housing types in the area?

For single use projects evaluate the diversity of 
uses within 1/2 mile

-1

Does the proposed land use require building 
separation and buffers that fit the character of the 
surrounding area?

-1

Does the proposed land use promote development 
that fits the character of the surrounding area?

-1

Total Land Use Score (out of 10 points)

2 1 -1 -2
Does the location and proposed land use support 
the need identified in the Master Plan for the 
surrounding community?

1

SCORESMART GROWTH SCORECARD
Conformity with Surrounding Land Use

Conformity with Master Plan

-1



Is the request located in an area identified for 
development in the Master Plan?

Evaluate the uses identified for the area in the 
Master Plan not the "equivalent zoning"

-1

Does the size & scale of the proposal fit the 
recommendations in the Master Plan and the 
character of the surrounding community?

Evaluate the uses identified for the area in the 
Master Plan not the "equivalent zoning"

-1

Is the property located within 1/2 mile of a 
municipal boundary or node identified in the Master 
Plan?

Rate +2 if property is within 1/2 mile, +1 for 1/2 to 1 
mile, -1 for 1 to 1.5 mile, & +2 for outside of 1.5 
mile. For "downzoning" requests outside of 1 mile 
from municipal boundary or node, score +1.

-2

Does the proposed use provide housing or 
commercial uses that are consistent with the 
growth and demand projections for the surrounding 
area?

-1

Total Master Plan Score (out of 10 points)

2 1 -1 -2

Is the property located within 1/2 mile of an existing 
roadway that is classified appropriately to support 
the proposed use?

Major projects should be located near collector 
road or greater. Minor projects should be located 
near local street or greater.

2

Does the property allow access from at least two 
existing or planned streets?

Existing or planned streets located outside of the 
applicant property.

1

Are frequently visited uses within 1 mile of the 
proposed use?

For residential uses, schools/daycares, 
employment centers, grocery/convenience 
shopping. For commercial, housing & similar 
intensity commercial uses. Rate +2 for within 1/2 
mile, +1 for 1/2 to 1 mile, -1 for 1 to 1.5 mile, & -2 
for greater than 1.5 mile.

2

-4

Proximity to Transportation & Utility Infrastructure



Is the proposed use within the service boundary of 
existing water service?

Rate +2 if within service boundary and adjacent to 
water main sufficient to serve development, +1 if 
within service boundary but requires water main 
upgrade or extension to serve development, -1 for 
outside of service area but within 1/2 mile of 
service area, -2 for outside of service area and 
greater than 1/2 mile.

1

Is the proposed use within the service boundary of 
existing sewer service?

Rate +2 if within service boundary and adjacent to 
sewer main sufficient to serve development, +1 if 
within service boundary but requires sewer main 
upgrade or extension to serve development, -1 for 
outside of service area but within 1/2 mile of 
service area, -2 for outside of service area and 
greater than 1/2 mile.

1

Total Transportation & Utility Score (out of 10 points)

2 1 -1 -2
Can the property be reasonably developed without 
impacting jurisdictional wetlands/streams or 
buffers?

2

Can the property be reasonably developed without 
filling within the floodplain or contributing to a net 
loss of flood capacity?

2

7

Environmental Conditions & Historic Resources



Does the proposed use limit growth in 
environmentally sensitive or flood prone areas?

The more environmentally sensitive the area, the 
lower the overall density should be.   Rate +2 for 
non-sensitive area, +1 for somewhat sensitive area 
but density can be clustered to avoid impacts, -1 for 
moderate sensitive area that would be challenging 
to avoid impacts, -2 for significantly sensitive area 
that would be unable to avoid impacts.

2

Can the proposed use implement a stormwater 
facility that would aide regional stormwater 
management?

2

Would the proposed use have any impacts to 
historic or cultural resources in the area?

2

Total Environmental Score (out of 10 points)

SOMEWHAT SUPPORTS
0
0

RECOMMENDATION

10

TOTAL SMART GROWTH SCORE 12
0


