CItY OF GAUTIER

STAFF MEMORANDUM
To: Sidney Runnels, City Manager
From: Babs Logan, Planning Technician
Thru: Samantha D. Abell, Planning and Economic Development Director
Date: September 12, 2011
Subject: GPC Case #11-11-SD. Consideration of Subdivision Preliminary Plat Approval

for Cypress Landing, a Subdivision Comprising =17 Acres. Bob Diamond, P.E.
Agent for Owner, Silvergirl LLC.

REQUEST:

The applicant, Silvergirl LLC, is proposing to divide two parcels into a 30-lot subdivision. The
application was submitted on April 4, 2011 and application fee on April 7, 2011.

The application was determined to be a Major Development Plan and as such was processed in
accordance with UDO Section 4.1.8 for major developments, Section 4.6. and 4.7 for
preliminary approval, and Article X for required utilities and improvement for subdivisions.

The site will be served by public water and sewer, and is comprised of two parcels containing

15.67 acres and 1.62 acres, located east of Ferry Point Road and north of Fairway Drive. The
property is zoned R-1 Single Family Residential.

BACKGROUND:

The Planning Commission continued this request from their June 16 2011 special meeting until
their regular meeting on September 1% 2011. The Planning Commission requested the applicant
provide a traffic study for consideration with their application. The applicant provided the traffic
study to Staff on August 26, 2011 and the study is attached.

The City Council granted approval of the proposed subdivision November 2008. Subsequently,
the original developer, Trinity Development, absconded and the owner pursued litigation so that
Silvergirl LLC now owns all of Cypress Landing Subdivision. Due to the time incurred for the
litigation, the infrastructure was not completed subsequent to preliminary plat approval, the 2-
year timeframe expired, and no final plat was submitted for approval.
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Silvergirl LLC desires to continue with subdivision development and therefore, has submitted
the attached preliminary plat for approval, which is substantially unchanged from the original
submittal approved by City Council November 2008.

DISCUSSION:

The Technical Review Committee met to review the proposed preliminary plat on April 28" and
May 16", Attached to the Staff Report are memos from TRC staff members submitted to the ED
Director. All comments from TRC members have been satisfied by the owner’s engineer at this

time. The TRC deems the request technically sufficient for Planning Commission review.

Section 4.1.8 Major Developments, established that the Technical Review Committee (TRC)
shall review the proposal and submit comments, if any, in writing to the Chairman of the
Committee. Once the TRC has come to the conclusion that the proposal can be approved,
approved with conditions, approved with modifications or denied, the Chairman shall forward
each TRC members written recommendation through the City Manager to the Planning
Commission and City Council. In addition to the written recommendations of each TRC
member, information provided to the Planning Commission and City Council shall include, but
not be limited to, the following:

1. Characteristics of the site and surrounding area, including important natural and
manmade features, the size and accessibility of the site and surrounding land uses.

Analysis:
Current Land Use Zoning District
North | Single Family Residential | R-1 Low Density
and pond, (possible | Residential,
wetlands)

South | Single Family Residential | R-1 Low Density Residential
East | Vacant (possible wetlands) | R-1 Low Density Residential
West | Ferry Point Road, Single | R-1 Low Density Residential
Family Residential, and a
pond

Total area of developable lots: 15 acres. Estimated total maximum impervious service:
5.2 acres—from paved road plus 25% of developable lots.

The majority of the land is upland pine plantation. The northern portions of lots 17, 18
and 19 are wetlands and are clearly identified as such on the subdivision plat.

2. Impact on concurrency requirements and level of service standards (LOS).

Analysis:



The City has adequate levels of service for the proposed subdivision, including fire and
police. The value and desirability of the subdivision will be protected by Covenants and
Restrictions and Architectural Standards (see attached).

Initial utility construction will require only the clearing of Lot A (0.06 acres) which is
designated to be released to the City of Gautier as part of the utility Right of Way. All
other utility Rights of way have been cleared as part of prior development.

. The nature of the proposed development, including land use types and densities; the
placement of proposed buildings and other improvements on the site; the location, type
and method of maintenance of open space and public use areas, if any; the preservation of
natural features or protection of sensitive lands, if any; proposed parking areas; internal
traffic circulation systems, if any; the approximate total ground coverage of paved areas
and structures; stormwater management, and water and sewage distribution, collection
and treatment systems.

Analysis:

The existing property is wooded. The applicant proposes to build a road in the center of
the “L” shaped property and create 30 new R-1 residential lots on both sides of the new
road. The owner has an agreement with an adjacent property owner to provide access to
the property to the east of this parcel. (4 gravel drive was completed subsequent to the
2008 preliminary plat approval). An existing 30-ft wide drainage easement will be
maintained from the Magnolia Bluff Subdivision through this property. No recreational
facilities are proposed at this time.

The south section of this land adjacent to the Magnolia Bluff Subdivision is level and the
lots will accommodate construction of new homes. At the north section of the property
there are wetlands. The lots have been made larger at the north end to provide areas for
the house to be built outside the wetlands area. There are no protected trees on the land.
However, the owner plans to save as many of the trees as possible to provide a buffer
with the adjacent properties.

. Conformity of the proposed development with the Comprehensive Plan, this Code and
other applicable regulations.

Analysis:

The UDO requires the following setbacks and density for the R-1 zoning district:
Minimum lot area of 9,600 square feet. Front setbacks 25°, Side setbacks 10°, Rear
setbacks 25°, and minimum living area 1,325 S.F. The development conforms with the
requirements of the UDO and zoning district, and furthermore proposes to build to a
minimum of 1600 S.F. (See 12 attached building plans in applicant’s application.)



The existing zoning district does not comply with the City’s Comprehensive Plan. The
Comprehensive Plan, adopted September 2009, reflects a new land designation called RE
Residential Estate on the Future Land Use Map. The RE designation would require a
minimum of one acre per single family dwelling, and a minimum living area of 1,800
square feet.

5. Other applicable factors, rules, regulations or criteria prescribed by the Comprehensive
Plan, this Code or other law.

Further Analysis of the Comprehensive Plan:

In order to identify specific needs and appropriate intervention strategy, residential
neighborhoods in Gautier have been placed in 4 categories within the Comprehensive
Plan. The proposed subdivision is located within a category of “Reserve”. The Plan
states: “Reserve: Areas which are natural habitat, wetlands, or areas which are to be
preserved in their natural state and are primarily without manmade buildings.

The proposed subdivision would develop approximately 30% of the total 17+ acres, or
5.2 acres.

Page 53-57 addresses New Neighborhoods and encourages using alternative site layout
including a variety of housing styles and types. Infill housing and development is also
encouraged. Page 55 states: “Existing large lots in desirable areas may be further
subdivided into smaller lots if development regulations permit. Some types of infill
development are desired; however, care must be taken to insure the new development fits
in contextually with surrounding development.

REVIEW CRITERIA:

The Technical Review Committee has reviewed each of the technical items required on the
preliminary subdivision plan as established by Section 4.6 and found that the engineer has
satisfied all items as necessary for approval. Section 4.6 and the applicants’ response are attached
in the GPC Staff Report.

CONCLUSION AND RECOMMENDATION:

At the September 1* Planning Commission meeting, a motion was made to recommend approval
of the subdivision based on the review criteria by the TRC, the engineer and Staff findings. Staff
recommends approval of the preliminary plan as appropriate for new residential infill. To ensure
compatibility, the owner proposes to leave a wooded buffer zone around the entire development.
Covenants and Restrictions will protect the value and desirability of the development. Lastly,
5.2+ acres will be developed with impervious surface, including streets and homes, from a total
of 17+ acres in an area zoned for residential use.



The motion did not receive a majority vote.

A motion was then made to recommend denial of the subdivision based on the following
findings:

Unified Development Ordinance

Article 1 Section 4.2 of the UDO states that the UDO has been formulated
following a Comprehensive Plan for the future of the community and
contains regulations designed to:

(A) to implement the adopted Comprehensive Plan;
(H) to examine the most appropriate use of land,;

(I) to conserve the value of buildings;

(J) to protect existing neighborhoods;

This development will negatively effect the existing property, is not the

most appropriate use of land, and it does not protect existing
neighborhoods.

Comprehensive Plan
Chapter 4 Section 3 of the Comprehensive Plan shows the following:

» Neighborhood character and condition must be included as an integral
part of any long-range planning strategy. The existing lots are large
acreage lots.

» The subject area is classified as reserve neighborhood. Reserve
neighborhoods are areas which are natural habitat or areas which are to be
preserved in their natural state and are primarily without manmade
buildings. All other areas in the neighborhood respect that classification.
They have large lots small house footprint on lots.

« Care must be taken to insure that new infill development “fits-in”
contextually with existing development. This development does not fit in
regarding lot size and home size.

Chapter 4 Section 4 states that as new homes are being built, a
concentrated and sustained effort must be made to preserve the integrity of
existing neighborhoods. This development has no consideration of the
context of those neighborhoods.

In Chapter 7 of the Comprehensive Plan the future land use of the
development area is identified as a very low residential district. The
Planning Commission has reviewed, accepted and taken action so that
that occurs.



The Comprehensive Plan and the UDO must be used as a directive as the
Planning Commission makes decisions.

The motion did not receive a majority vote.

Based on the Technical Review Committee’s review, the analysis of the site data, zoning,
existing and future land use maps, impact on the availability of infrastructure, consistency with
the Comprehensive Plan, and the appropriateness of the request relevant to the criteria

established by Section 4.17 of the Unified Development Ordinance, the City Council may:

1. Approve the Preliminary Plat; or

2. Deny the Preliminary Plat.

ATTACHMENTS:

Development Order

Staff Report and backup

Exhibits submitted at June 16, 2011 GPC meeting
Exhibits submitted at September 1, 2011 GPC meeting



Gautier Planning Commission
Regular Meeting Agenda
September 1, 2011

VIl.  NEW BUSINESS

A QUASI JUDICIAL

3. REQUEST FOR A PRELIMINARY PLAT APPROVAL FOR CYPRESS
LANDING SUBDIVISION, FERRY POINT ROAD, (SILVERGIRL, LLC,
OWNER) (GPC CASE #11-11-SD)

THE GPC CONTINUED THIS ITEM FROM THEIR JUNE MEETING,
REQUESTING THE ATTACHED TRAFFIC STUDY.




