GLPC AGENDA ITEM# 7
JUNE 26, 2023

Planned Development approval by Machouse Investments
File #: VA-2023-09

*** This is a TABLED item from the 5/22 GLPC meeting and the 6/8 City Council meeting. It has been fully
readvertised for this month’s review cycle. The applicant’s proposed master plan has been revised under a
slightly different layout which featured one less lot than originally proposed..

Machouse Investments LLC is requesting a Planned Development Approval for a non-conventional single-family
Residential development on 2.20 acres that is split-zoned Single-Family Residential (R-6) (1.08 acres) and
Duplex Residential (DR-10) (1.12 acres). The subject property comprises a group of four (4) contiguous parcels
located at 212 — 216 West Alden Avenue as well as 207 - 209 West Cranford Avenue. These are all located
east of North Oak Street, between West Alden and West Cranford Avenues, and are located within the local
Historic District. Two of the existing parcels currently contain historic single-family residences, while the other
two are currently vacant. The applicant is proposing to collectively replat all of the properties into 10 individual
lots for single-family homes in accordance with an overall master plan. Two of the re-platted lots would contain
the existing historic houses. Each of the other lots would contain a new single-family residence ranging from
1,600 - 3,200-sf, and each will be individually reviewed and approved by the Historic Preservation Commission
(HPC) for historic compatibility. The overall layout plan calls for the 3 lots fronting West Alden Avenue to have
houses facing southward toward West Alden, while the remaining new houses will be oriented toward the interior
of the development, with access coming from a shared private drive (private 40’ right-of-way). Rear yards of
these new lots along North Oak Street and West Cranford Avenue would feature a 7’ high decorative garden
wall and fence combination (brick & wood) along the right-of-way lines. Please refer to the attached draft master
plan and Letter of Intent for additional development details.

The subject property is located within an Established Residential (ER) Character Area on the Future
Development Map of the Comprehensive Plan. All of the property is located within the local Historic District,
and the two existing houses are also both part of the Brookwood North National Register Historic District.

The applicant presented this Planned Development proposal to the Historic Preservation Commission (HPC)
on May 1%t and received approval of the overall concept plan, with the condition that the final design of each
new individual house be brought back to them for final approval before construction. The HPC did however,
approve the renovation of the historic McDonald house at 212 West Alden Avenue, as well as construction of
the new larger house (3,186-sf) on the lot to the east. The remainder of the proposed subdivision is the
non-conventional portion of the development, with a relatively short listing of proposed Deviations from the
standard development codes (see page 5).

Conventionally under the existing R-6 and DR-10 zonings, the property can be subdivided and developed with
either single-family dwellings on individual lots “or” residential duplexes on individual lots, utilizing a wide variety
of possible lot configurations. Based on the total lot area of the property, the total amount of street frontage
available, and the two existing residential buildings being retained, the MAXIMUM development scenario would
be eight (8) duplex lots, for a total of 16 dwelling units, each with their own driveway connecting to the abutting
street system. Minimum heated floor area for each of these units would be 800-sf in the R-6 portion, and
1,000-sf in the DR-10 portion. However, in lieu of all of this, the developer is instead proposing a creative
subdivision layout that consists of ten (10) single-family residences on individual lots. Each will have more than
twice the minimum allowable floor area, and will be arranged around a private internal shared private access
drive. Except for the 3 houses facing Alden, all of the houses would face the interior of the property. The
development would be governed by an HOA and appropriate deed restrictions, in addition to falling under the
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HPC’s purview for materials and design. This is less dense than what the existing conventional zoning would
allow, and certainly less dense than the existing multi-family development to the north. Staff believes that the
proposed quality of the development’s construction and design, generally exceeds that of much of the
surrounding area. With the appropriate level of Conditions of Approval, staff believes this would be a very
positive form of infill development for the area.

Staff Recommendation:  Find consistent with the Comprehensive Plan and the Planned Development

Review Criteria, and recommend approval to the City Council, subject to the following conditions.

(1)

Approval shall be granted for a non-conventional single-family residential subdivision with a maximum of
10 detached dwelling units on individual lots, in general accordance with the layout of the submitted master
plan, including the depicted minimum building setback distances for each Lot without variance.. Permitted
uses in the development shall be limited to only single-family dwellings, private gardens, internal open
space, keeping of household pets, or Home Occupations which produce no customer or client traffic and
are in strict accordance with LDR Section 218-13(HH) without variance. There shall be no Home
Businesses, Home Daycares, Accessory Dwellings, Personal Care Homes, short-term rentals, nor any
other LDR defined permitted or conditional uses allowed.

All new dwellings within the development shall contain at least 1,400-sf heated GFA, with all architectural
designs and use of materials for any new construction or exterior physical alterations being specifically
approved by the Historic Preservation Commission (HPC). The two (2) existing historic single-family
dwellings within the site shall be fully renovated/relocated on Lots 9-10 as approved by the HPC. All
accessory buildings and structures within the development shall be approved by the HPC, with all buildings
or roofed structures observing the same minimum setback requirements as the principal buildings. All
other applicable development standards and permitting requirements shall be followed.

As depicted on the approved master plan, the development shall include an internal shared private
"Common Area" which provides vehicular and utilities access to the interior portions of the subdivision.
This Common Area shall include a shared private access roadway within a minimum 40' wide path that
includes a minimum 22' pavement width, and is built to City standards as approved by the City Engineer.
Shared access easements connecting individual shared residential drives to the Common Area, shall be
permitted as depicted on the approved master plan with additional shared access drive(s) being permitted
onto West Cranford Avenue. The Common Area shall also include a shared mailbox kiosk for the
development, guest parking for at least 4 vehicles, and one or more decorative internal streetlights at a
pedestrian scale. The use of decorative/pervious pavers for driveways and all parking areas is
encouraged. The Common Area shall also include privately maintained stormwater management facilities
for the development, with the final design and boundary layout of these facilities being approved by the
City Engineer. Internal walkways or sidewalks within the development shall be considered optional.

Parking shall only be allowed within the designated shared parking spaces of the Common Area, or within
the paved private driveways or carports/garages of the individual Lots. There shall be no parking within
the travel way of the shared internal private road, nor along the abutting external public streets, nor on
any unpaved surfaces. There shall be no outdoor parking or storage of any recreational vehicle or trailer,
nor any overnight parking of any commercial vehicle.
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Lots 1-7 shall be collectively enclosed by a minimum 7' high decorative opague wall/fence combination as
depicted on the submitted graphics. There shall be no direct access from these Lots to North Oak Street.
There shall be no more than two (2) shared/unshared driveways through this wall to West Cranford
Avenue via decorative gates. The exterior sides of this wall feature along North Oak Street and West
Cranford Avenue shall be landscaped with trees and shrubs, including the use of preserved existing trees
and transplanted Camelias or other existing shrubs from the property, as approved by the City Arborist
and City Engineer. Maintenance of the vegetation within these abutting public right-of-way portions shall
be borne by the individual lot owners or HOA in perpetuity.

All existing City "canopy trees" under the jurisdiction of the City Arborist (within or overhanging public
rights-of-way) shall be preserved and maintained at the discretion of the City Arborist. Specimen Trees
within the development shall be determined and designated by the City Arborist, with the preservation of
these being encouraged and given special consideration where feasible. Existing significant small trees
and large shrubs, including the site's historic camelias, shall also be preserved or relocated at the
discretion of the City Arborist.

Development entrance signage shall be unlit and only consist of decorative mounted signs on the side
pillars of the decorative walls of Lots 6 & 7 where they immediately abut the Common Area roadway,

The development shall include Restrictive Covenants with architectural standards and a Property Owners
Association that is responsible for the ownership and proper maintenance of all Common Areas and
private drainage/utilities infrastructure in perpetuity. The City shall not be petitioned at any point in the
future by the Association nor any property owners within, for the acceptance or maintenance of any private
infrastructure. The development's proposed Covenants shall be reviewed for these compliances and
approved by the City Engineer, Planning Director and City Attorney before approval and recording of any
subdivision plats for the development.

From the date of final City Council approval, construction of the development shall commence within 2
years, with recording of the Covenants and recording of at least a designated Phase 1 final plat portion of
the development within 3 years. Otherwise, Planned Development approval shall automatically expire.
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Planning Analysis & Property Information

Applicant / Owner:

Machouse Investments LLC

Former Owners:

Ernest & Marjorie McDonald

Request:

Planned Development approval for a non-conventional single-family residential
subdivision development in an R-6 & DR-10 zoning district.

Property General Information

Size & Location:

Four (4) contiguous parcels totaling 2.20 acres located along the east side of North
Oak Street, between West Alden Avenue and West Cranford Avenue.

Street Address: 212 — 216 West Alden Avenue & 207 - 209 West Cranford Avenue
Tax Parcel ID: lg)r(clt\aﬂlzp1%81—1130% City Council District: | 6 Councilman Gibbs
Zoning & Land Use Patterns
Zoning Land Use
Subject Property: Existing: R-6 & DR-10 | Vacant residential lots (& rear yard behind houses)
Proposed: R-6 & DR-10 | Single-family residential lots (non-conventional)
Adjacent Property: North: R-P “The Timbers” multi-family residential
South: DR-10 Single-family residential neighborhood
East: DR-10 Residential, professional offices along W Cranford
West: R-15 Single-family residential

Zoning & Land Use
History

Approximately half (1.12 acres) of this property was rezoned from DR-10 to R-6
last fall (# VA-2022-19). The property has otherwise been zoned DR-10 for more
than 35 years. The property contains two (2) existing historic single-family
residences that were each built before the City’s adoption of zoning in 1966, and a
portion of the property had a long history being used as the McDonald plant
nursery with commercial greenhouses, etc..

Neighborhood Characteristics

Historic Resources:

Local Historic District. Both existing single-family residences are considered to be
“contributing resources” to both the local Distract as well as the Brookwood North
National Register District.

Natural Resources:

Vegetation: Urban forest

Wetlands: No wetlands on or near the subject property

Located well-outside the FEMA designated 100-year

Flood Hazards floodplain

Groundwater Recharge: | No significant recharge areas in the vicinity

Endangered Species: No known endangered species in the area.

Public Facilities

Water & Sewer:

Existing Valdosta water & sewer services along North Oak Street, West Alden
Avenue and West Cranford Avenue

Transportation:

North Oak Street (Major Collector)
West Cranford Avenue (local street)

West Alden Avenue (Major Collector)

4
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Fire Protection:

Fire Station # 4 (Gornto Road) = approximately 1.3 miles to the west
Nearest fire hydrants are along North Oak Street and West Cranford Avenue

Proposed Deviations from “standard development regulations”

LDR Section 212-2(A) Planned Developments shall meet the intent of all applicable development regulations of the City of Valdosta. Where such
regulations are in conflict, the Planned Development Approval’s plans, terms and conditions shall take precedence. All proposed deviations from the
City's development standards shall be itemized and depicted in the Planned Development’s proposal. City standards regarding emergency vehicle
access and utilities shall be met in all approved Planned Developments without deviation or variance.

Code Requirement

Applicant’s proposal

Street Design:
*  Local streets shall have a minimum right-of-way

width of 50°, and a sidewalk installed along the E side
of a north/south road. Private roads shall still be built
to City standards [ LDR Title 3]

A small PRIVATE internal street which accesses very few lots:
40’ private right-of-way as part of an overall Common Area,
stil meets minimum City pavement width and road
construction standards. Utilizes an approved “hammerhead”
turnaround in lieu of a conventional cul-de-sac. NO sidewalks
installed due to the very low traffic volume and shortness of
the street.

Minimum Lot Area for Single-Family Dwellings:
*  Minimum lot area for a single-family dwelling in
DR-10 zoning is 10,000-sf

[2008 Valdosta Zoning Ord.]

Proposing a variety of lot sizes which range from a minimum
of about 6,100-sf to a maximum of about 11,700-sf. All of the
lots in the R-6 portion of the development meet the minimum
lot area requirement of 6,000-sf in R-6. Four (4) of the lots in
the DR-10 portion are below the minimum 10,000-sf
requirement for DR-10 (one of them is larger)

Minimum Lot Width:
* Minimum lot width in DR-10 zoning is 80 feet
[2008 Valdosta Zoning Ord.]

Only Lot 8 in the DR-10 portion fails to meet the minimum lot
width requirement of 80’ — when measured along the Alden
frontage — but will measure more than 100’ wide along the
private road frontage. All other lots meet the minimum lot
width requirements for their respective zoning districts.

Minimum Building Setbacks:
*  Depending on the zoning district area, minimum

setback requirements along Alden and Cranford range
from 20’ to 30’, and only 19’ along Oak. Internal side
yard setbacks range from 8’ to 10°. Rear yard setbacks
range from 20’ to 30°

[ LDR 214-1, Table 1] [2008 Valdosta Zoning Ord.]

Proposing a variety of setback distances as indicated on the
master plan... External setbacks along Cranford = 6’, along
Oak = 15, along Alden = 10’, along E boundary of Lot 8 = 10’
Internal setbacks along the Private Road system and interior
lot lines will range from 6’.to 10°.

Comprehensive Plan Issues

Character Area: Established Residential

Description:

Typically an older neighborhood having relatively well-maintained housing, possessing a distinct identity

through architectural styles, lot and street design, and having higher rates of home-ownership. These areas are typically
located closer to the core of the community and may be located next to areas facing intense development pressures....

Development Strategy: Focus should be on reinforcing stability by encouraging more homeownership and maintenance
or upgrade of existing properties. Vacant properties offer opportunity for infill development of new, architecturally
compatible housing. Strong pedestrian and bicycle connections should be provided to enable residents to walk/bike to

work, shopping, or other destinations in the area...

Goals and Policies:

GOAL 3: HOUSING — To ensure access to adequate and affordable housing options for all residents in all income levels.

5
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Objective 3.2.3 — Protect well established neighborhoods from incompatible uses.

GOAL 4: NATURAL AND CULTURAL RESOURCES — To provide for the continued protection of our natural and cultural
resources for current and future generations.

POLICY 4.4 —The continued protection and utilization of historic resources shall be encouraged and actively supported.

GOAL 7: LAND USE - To ensure the community’s anticipated growth occurs in a well-integrated yet organized fashion,
which protects our community resources, promotes efficient use of infrastructure and transportation facilities, and supports
quality economic development.

POLICY 7.4 — Positive impacts on the built and natural environment shall be anticipated through only the highest standard
of development throughout all parts of the community.

Planned Development Review Criteria

The following criteria shall be applied in evaluating and deciding any application for a Planned Development Approval. No
application for a Planned Development Approval shall be granted by the City Council unless satisfactory provisions and
arrangements have been made concerning each of the following criteria, all of which are applicable to each application:

(1) Is the proposed development consistent with all the requirements of the zoning district(s) in which it is
located, including required parking, loading areas, setbacks and transitional buffers.
Yes.

Applicant:

Staff: Mostly, but there are few Deviations being proposed from the standard/conventional development

’ codes (see above). Most of these pertain to street design and building setbacks
(2) Is the proposed development compatible with the land uses on adjacent properties, including the size,
scale and massing of buildings and lots.

Applicant:  Yes.

Staff Yes. The higher density portion of the development is along the Cranford frontage with the lowest

’ density (largest lots) is along the Alden frontage.
(3) Is the ingress and egress to the subject property, and all proposed buildings, structures, and uses
thereon adequate ? Are the public streets providing access to the property adequate to safely handle the
traffic generated by the proposed development ?.

Applicant:  Yes.

Staff: Yes. The proposed ingress/egress is adequate to serve the proposed development.

(4) How will the proposed development impact other public facilities and services, including stormwater
management, schools, parks, sidewalks, and utilities ? Are these facilities and services adequate to
support the proposed development ?

Applicant:  Facilities and services are adequate.

Staff: Yes. Other public facilities will remain adequate to serve the proposed development.

(5) Will the proposed development create adverse impacts upon any adjacent or nearby properties by
reason of noise, smoke, odor, dust, or vibration, or by the character and volume of traffic generated by the
proposed development ?

Applicant:  No.

Staff: No adverse impacts.

(6) Will the proposed development adversely affect adjoining land properties by reason of the manner of
use or the hours of operation of the proposed use(s) ?




VA-2023-09

Applicant:  No.
Staff: No adverse impacts.

(7) Will the proposed use create adverse impacts on any environmentally sensitive areas or natural
resources (wetlands, floodplains, etc..) ?

Applicant:  No.
Staff: No impact.

Supplemental Requlations in the LDR Applicable to the Proposal

Chapter 212 Planned Development Approval Section 212-1  Purpose and Intent.

Planned Development Approvals are intended to provide an alternative method of land development and redevelopment
not available within the framework of the City’s standard zoning districts. The standards and procedures of Planned
Development Approvals are intended to promote flexibility of design and allow for planned diversification and integration
of uses and structures while at the same time, retaining in the Mayor/Council the absolute authority to establish such
conditions, limitations and regulations as it deems necessary to maintain community aesthetics and to protect the public
health, safety and general welfare. In doing so, Planned Development Approvals are designed to achieve the following
objectives:

(A)  Accomplish a more desirable development pattern than would be possible through strict adherence of standard
development regulations.

(B) Accommodate a mixture of uses and/or development patterns which are compatible both internally and externally
through limitations on building orientation, architecture, site layout, buffering, signage control, or other techniques
which may be appropriate to a particular development proposal.

(C) Encourage flexible and creative concepts of site development design which meet changing needs, technologies,
market economics and consumer preferences.

(D) Permit the combining and coordinating of architectural styles, building forms and building relationships within a
Planned Development.

(E) Preserve natural amenities of the land by encouraging scenic and functional open areas.

(F) Encourage an efficient use of land, where appropriate and beneficial to the City, resulting in smaller networks of
streets and utilities thereby lowering development and housing costs.

(G) Maintain consistency with the Goals, Policies, Future Development Character Areas, and related Community Agenda
elements of the Comprehensive Plan.

(H) Maintain general integrity and compatibility with the underlying zoning districts and their prescribed standards of use
and development density.

Development Review Comments

The following comments are provided by the reviewing departments and are only intended to provide the
developer with useful information for planning purposes. This list should not be considered all inclusive as
additional items may appear during the plan review process.

Building Plan Review: No comments or concerns Utilities: Suggested relocation of proposed utilities.
Fire: No comments at this time. Landscape: No comments
Public Works: No issues or concerns Police: < No comments received >

Engineering: Private road and onsite stormwater facilities shall be approved by Engineering staff and maintained in
perpetuity by the Developer or an HOA.



Attachments:

Zoning Location Map

Character Area Map

Aerial Location Map

Boundary Survey

Letter of Intent

Conceptual master layout plan

Proposed housing design schematics (3+ pages)
Existing tree survey (depicting old proposed layout)
Neighborhood petition & location map (3 pages)
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VA-2023-09 Zoning Location Map

212 - 216 West Alden Avenue &

Machouse Investments LLC
207 — 209 West Cranford Avenue

Current Zoning = R-6 & DR-10:

Planned Development Request Tax Map # 0113D Parcels #: 100 - 103

Map Data Source: VALOR GIS May 2023
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VA-2023-09 Future Development Map

212 - 216 West Alden Avenue &
207 — 209 West Cranford Avenue

Machouse Investments LLC
Character Area = ER:

Planned Development Request Tax Map # 0113D Parcels #: 100 - 103
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Machouse Investments LLC
Planned Development Request
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Letter of Intent from Machouse Development, for a

Planned Development located at 212 West Alden Avenue

The following is a narrative of a proposed project now commonly known as a single family
residential development called 212 West.

The project will consist of remodeling two existing historic homes currently on the property. For
the purposes of this letter, the homes will be referred to as the Gulliver House which is on the
corner of Oak Street and West Alden Avenue and the McDonald house immediately adjacent to
it. The McDonald house will be relocated on the property to allow for a road entrance to be
constructed accessing the interior of the 2.2 acres.

The interior of the development will be enclosed via brick and wood fencing. As the layout
shows, primary access to the dwellings will be from West Alden Avenue. Four dwellings will
have a private gate access off of Cranford Avenue.

Unified control will be administered via Covenants which will be developed by Machouse
Development, LLC. All construction activity will be contracted through Machouse Development,
LLC. Strict design guidelines with regard to community cohesiveness will be followed through
the entire project buildout.

The dwelling unit sizes will range from 2,000 SF to 3,000 SF heated. The configuration of the
units will include three bedroom, 2-1/2 bath minimum, a flex room, carport or garage. The
development timeline is 24-36 months.
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# VA -2033-09

TO: Valdosta-Lowndes Planning Commission 23 May 2023
City of Valdosta Mayor and Council - ”,
-0
Planning Staff A& )S’ecuch & 7#-223

We, the undersigned homeowners residing in and adjacent to the Brookwood North Historic District,
ask that the following concerns and requests of ours be carefully considered and be read into the record at
each public meeting in consideration of the proposed Machouse planned development bounded by N. Oak
St., W. Alden Ave., and W. Cranford Ave. This property has for many decades been a rare example of an urban
greenspace surrounded by a historic neighborhood, and it has many tall canopy trees that are important to

the character of our neighborhood.

We ask that sensitivity be shown toward the goal of preserving as many of these specimen canopy
trees as possible during both planning and construction. Exact placement and alignment of buildings,
driveways, etc. should be decided after the locations of specimen canopy trees are precisely determined, so
that whatever adjustments might be made in footprints will be made in preservation of important trees. We

believe this will constitute added value to many prospective homeowners and future neighbors, just as many
of us bought our homes, in part, because they were in a wooded neighborhood. We also urge the owner and

developer to meet with us to discuss this issue more specifically.
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# VA-7033-09

TO: Valdosta-Lowndes Planning Commission 23 May 2023
City of Valdosta Mayor and Council * Receiv od 6-14-2033
Planning Staff

We, the undersigned homeowners residing in and adjacent to the Brookwood North Historic District,
ask that the following concerns and requests of ours be carefully considered and be read into the record at
each public meeting in consideration of the proposed Machouse planned development bounded by N. Oak
St., W. Alden Ave., and W. Cranford Ave. This property has for many decades been a rare example of an urban
greenspace surrounded by a historic neighborhood, and it has many tall canopy trees that are important to

the character of our neighborhood.

We ask that sensitivity be shown toward the goal of preserving as many of these specimen canopy
trees as possible during both planning and construction. Exact placement and alignment of buildings,
driveways, etc. should be decided after the locations of specimen canopy trees are precisely determined, so
that whatever adjustments might be made in footprints will be made in preservation of important trees. We
believe this will constitute added value to many prospective homeowners and future neighbors, just as many
of us bought our homes, in part, because they were in a wooded neighborhood. We also urge the owner and

developer to meet with us to discuss this issue more specifically.

Name Signature Address
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