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Case No. Z25-15 / PRD25-02 
Goodwyn Property / Long Bayou Preserve 

From RA to RSF-2 and a 48-site Planned Residential Development (PRD) 
June 24, 2025 

 

Subject Property Information 
 

Planning District: 30 
General Location: Located east of the Baldwin Beach Express and directly north of the City of Orange 

Beach  
Physical Address: No address provided  
Parcel Numbers:  05-61-07-36-0-000-001.000 (part of) 
                                        05-61-07-36-4-001-002.000 
Existing Zoning: RA, Rural Agricultural District  
Proposed Zoning: RSF-2, Residential Single-Family Disrict  
Existing Land Uses: Vacant  
Proposed Land Use: Residential  
Acreage: 36 ± acres 
Applicant: Richard Cobb 
 Sunbelt Consulting, LLC 
 PO Box 1775 
 Orange Beach, AL 36561 
Owner: Tyler Goodwyn 
 PO Box 1013 
 Gulf Shores, AL 36547 
Engineer:  Thomas Granger, PE 
 Pillar, LLC 
 14425 State Highway 181 
 Fairhope, AL 36532 
 
Lead Staff: Cory Rhodes, Planner 
Attachments: Within Report 
 

 Adjacent Land Use Adjacent Zoning 

North Vacant RA, Rural Agricultural District 

South Water N/A 

East Vacant RA, Rural Agricultural District 

West Vacant RA, Rural Agricultural District  
 
 

 



 
Summary 

 

The subject properties encompass +/- 36 acres and are zoned as RA, Rural Agricultural District. Rural 
Agricultural zoning allows for 0.33 units per acre while Residential Single-Family (RSF-2) zoning allows for 2.9 
units per acre. A request has been made for a Planned Residential Development (PRD) for all properties in 
question, with a composite density of 2.04 units per acre. A PRD allows for lot size, width, and setbacks to be 
adjusted while maintaining the underlying density of the current zoning. The adjacent parcels are designated 
for conservation purposes, and the applicant believes that the optimal use for these properties is residential at 
a density that is less than RSF-2 zoning. 
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Proposed Zoning Reuirements 

 

 
 
 

 
 
 
 
 
 
 



 

 
 

 

Agency Comments 
  

USACE, James Buckelew: Staff reached out 4/7/2025 but received no comments.  

ADEM, Scott Brown: Staff reached out 4/7/2025 but received no comments. 
 
Subdivisions, Shawn Mitchell: This site presents challenges for development due to wetlands and potential 
flooding.  Each lot must have adequate upland area for a primary dwelling and necessary ancillary facilities. 
Wetland fill cannot be used to create lots. All flood-prone areas should be set aside in common areas. All roads 
and buildings must comply with the Baldwin Co. Flood Damage Prevention Ordinance. 
 
Natural Resource Planner, Ashley Campbell: 2025-04-09 Comments 

The County's zoning ordinance does not allow jurisdictional wetlands (Coastal Wetlands) to be filled to create 
lots. 

Baldwin County Zoning Ordinance, Section 10.4.6: Lots may be plated only where sufficient upland areas exist 
to provide a building site for the principal structure and necessary ancillary facilities. Fill may be used where 
necessary to provide access to lots where approval for such fill has been received from the Army Corps of  
Engineers and other appropriate governmental agencies.  



 
The Baldwin County Zoning Ordinance requires a 30' natural buffer (Section 10.4.4) around all jurisdictional 
wetlands.  We have not let any other subdivision fill wetlands for lots.  The only one we have considered had a 
regional storm water benefit and recreated the impacted wetlands. 

The applicant has USACE/ADEM approval but does not have the permit.  The applicant has not purchased the 
mitigation credits to receive the permit. 

Permit Engineer, Josh Newman: The County will not take ownership/maintenance of any roads within this 
development. 

Planning and Zoning Staff: The property is subject to the Baldwin County Subdivision Regulations and the 
Baldwin County Zoning Ordinance. Any future development or subdivision of the property will be required to 
adhere to the adopted regulations that are current at the time of application for future development. A 
subdivision application may likely include, but not be limited to the following: a wetland delineation and/or 
wetland determination, a traffic study with the scope established by County staff, a subdivision preliminary 
plat to be considered by the Planning Commission, a subdivision permit depicting drainage and transportation 
improvements on subject property, a turnout or ROW permit depicting drainage improvements and 
transportation improvements in the public ROW, and any permits of other agencies such as the Alabama 
Department of Transportation (ALDOT), U.S. Army Corps of Engineers (USACE), U.S. Fish and Wildlife Service 
(USFWS), etc.  Approval of a zoning change does not necessarily guarantee a subdivision will be approved on 
subject property.  

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 48-unit development is to be known as Long Bayou Preserve. Of the 48 lots, 36 will be waterfront 
and the remaining 12 interior cottage lots. Eleven 90’ lots, thirteen 80’ lots, twelve 60’ lots, and twelve 50’ 
interior cottages are planned to be developed within a single phase.  The smallest lots include the cottage lots 
at 4,500 square feet. The largest lots measure 13,500 square feet. Setback variations of 20’ in the front, with 10’ 
rear and side setbacks are proposed. Approximately 28.87 acres of open space will be preserved, with 3.6 acres 
of this space usable for amenities including a sporting club, boat lift marina, and pier. 
 



 
In total, approximately 3.57 acres of delineated wetlands will be impacted for development. The planned single-
family homes located within wetland-designated areas will be pile-supported and wetland fill is proposed for 
parking and road access. The fill request has been approved by the U.S. Army Corps of Engineers (USACE) and 
the Alabama Department of Environmental Management (ADEM). While a Public Notice from USACE has been 
provided, no approval letter has been presented. Per the applicant, the purchase of wetland credits will occur if 
the PRD is approved. 
 
Due to the presence of wetlands and abundance of timberland, the subject properties and surrounding areas 
have been zoned Rural Agricultural and have remained as such since zoning was adopted for the district in 
February 1995. Rural Agricultural zoning provides for large, open, unsubdivided land that is vacant or being used 
for agricultural, forest, or other rural purposes. Likewise, the future land use for the subject properties consists 
primarily of Ideal Conservation/Preservation, which includes land that is undeveloped or minimally developed 
and protected by local, state, and federal agencies or by public, private, and nonprofit organizations. The subject 
properties consist of a small pocket of Conservation Development, which allows for limited development based 
on low-impact design principles. The proposed zoning request to Residential Single Family (RSF-2) allows for a 
moderate development density, which would not conform to the future land use proposed for the properties. 
 
Additionally, while General Business uses such as The Wharf and proposed Margaritaville Resort within the City 
of Orange Beach are less than a mile from the subject properties, a clear development pattern is not evident to 
support the rezoning request. The undeveloped properties adjacent to The Wharf and Margaritaville present a 
likely natural barrier against expansion of these developments, and it may be argued that the subject request is 
a “leapfrog” development from a developed area of the City into an undeveloped area of Baldwin County. Staff 
further notes that access to the site will be problematic, including construction of private roads to a County (and 
City of Orange Beach, as appliable) standard as a function of the Construction Plans Review (CPR). In addition, 
standalone County Commission approval is required for construction of private roads. If the zoning change and 
PRD are approved by the County Commission, staff will likely require as a condition of approval that any 
subdivision application shall include verification of approval by the City of Orange Beach of the roadway 
traversing properties within the corporate limits of the City of Orange Beach.    
 
Staff has reviewed the submitted documentation and has found that the request does not meet the 
requirements of rezoning to Residential Single Family (RSF-2) along with a Planned Residential Development 
(PRD). The reasonings include the lack of a development pattern in the area, incompatibility with the adjacent 
land uses and nonconformity with the Master Plan.   
 

Staff Comments and Recommendation 
 
Unless information to the contrary is revealed at the public hearing, staff feels the rezoning and PRD applications 
should be recommended for DENIAL due to incompatibility with the adjacent land use as well as nonconformity 
with the Master Plan.  
 
If it is the pleasure of the County Commission to approve the site plan, the following conditions would apply: 

1. Approval of the rezoning request from RA to RSF-2. 
2. Standalone County Commission approval for construction of private roads.  



 
a. Any subdivision application shall include verification of approval by the City of Orange Beach of 

the roadway traversing properties within the corporate limits of the City of Orange Beach.    
3. Staff requests the Building Permit 180-day deadline required by section 18.3.4 be increased to one 

(1) calendar year from the date of Planning Commission approval. 
a. The CSP approval letter shall be obtained by the applicant prior to approval of any building 

permits  
4. The closeout requirements of section 18.10.7 of the zoning ordinance are a prerequisite to 

obtaining a Certificate of Occupancy (CO) for the proposed new buildings. 
a. Staff reserves the right to issue NOVs, if required, for deficiencies to the site plan occurring 

after final closeout.  
b. No substitutions or alterations to the landscape plan may be carried out without staff 

and/or Planning Commission approval, as applicable. 
c. The project site shall be fully stabilized to the satisfaction of staff prior to issuance of a CO 

for any structures comprising the site plan approval.  
5. Any signage installed on the site shall require separate review and approval as required by Article 

16. 
a. Further memorialize that section 16.4 prohibits a variety of signage types including but not 

limited to wind signs consisting of one or more banners, flags, pennants, ribbons, spinners, 
streamers or captive balloons, or other objects or material fastened in such a manner as to 
move freely upon being subjected to pressure by wind. 

6. Any expansion of the proposed structures or facility above and beyond what is depicted on the 
sheets included with the PUD Approval letter shall necessitate additional review by the Planning 
Commission. 

7. Per section 18.10.1 the Planning Commission may revoke approval at any time, upon finding that 
the permitted use will or has become unsuitable and incompatible in its location as a result of any 
nuisance or activity generated by the use. 
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Neighboring Properties  

 

Flood Zone 
 

 



 
Locator Map 

 
Site Map 
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Wetland Delineation   
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Support for Wetland Fill & Setback Deviation  
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Site Plan & Data  

 
 
 
 

 

 

 

 

 

 

 

 

 

 



 
 

Entry Road Access Plan  

 

 

 

 

 

 

 

 

 

 

 

 

 



 
Open Space 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

PRD Deviations from Regulations  



 

 



 

 



 

 

Proposed Amenities 

 


