Baldwin County Planning & Zoning Department

Baldwin County Planning Commission Staff Report

Case No. SPP25-38
Benjamins Run
September 3, 2026

Subject Property Information

Planning District: 22

Zoning: RMF6- Multiple Family District & B2, Local Business District

Location: The subject property is located north of State Highway 98 and east of the County Rd 95
Parcel Numbers: 05-53-06-23-0-000-011.000 PIN#: 18349

Lead Staff: Fabia Waters, Associate Planner

Applicant/Owner:  RC Holdings of Alabama LLC

Engineer/Surveyor: Todd Wheeler, PE, Mullins LLC

Online Case #: When searching online CitizenServe database, please use SPP25-000038
Attachments: Within Report

Subdivision Proposal

Request: Preliminary plat approval for a residential subdivision

Number of Lots: 91

Linear ft of streets: 2,852 LF of private roads that will not be accepted to Baldwin County for maintenance.
Lot setbacks:

B2 Setbacks RMF-6

MINIMUM FRONT YARD: 30-FEET MINIMUM FRONT YARD: 25-FEET

MINIMUM REAR YARD: 25-FEET MINIMUM REAR YARD: O5-FEET

MINIMUM SIDE YARDS 15-FEET MINIMUM SIDE YARDS: 10-FEET (EXTERIOR WALL SIDE YARDS)
Total acreage: 19.73AC
Smallest lot size: MINIMUM LOT AREA: 20,000 SF & MINIMUM LOT AREA/DWELLING UNIT: 2,500 SF
Density: 6 dwelling units per acre
Open space:
OPEN SPACE 1] USABLE OPEN SPACE X
REQUIRED: 91,000 SF REQUIRED: 54,600 SF
PROVIDED: 140,995 PROVIDED: 59,200 SF

Public Utilities and Site Considerations

Public Utilities: Water: Perdido Bay Letter dated October 1, 2025
Electrical: Riviera Utilities Letter dated October 16, 2025
Sewer: BCSS, Lillian treatment plant. Letter dated October 1, 2025
Broadband: Brightspeed Letter dated October 10, 2025

Fire flow: Adequate fire flow results were submitted for review and reflected a 1,780 gpm @20psi
which are appropriate for the proposed side setbacks



Traffic study: Study was conducted by Michael Smith, P.E., ALCO Engineering Services It was reviewed
and accepted by the P&Z Permit Engineer.

Flood zone: X zone, no special requirements

Drainage improve.: Drainage narrative prepared by Todd Wheeler, PE, Mullins LLC It is under review by the
P&Z Permit Engineer.

Wetlands Wetland reports prepared by Craig Martin, Wetland Science and David J. Knowels
Thompson Engineering. Both reports identified a non-jurisdictional wetland area and are
reflected with a 5" Natural Buffer that is not proposed to be filled or modified.

Staff Analysis and Comments

Staff has reviewed the proposed development for compliance with the Baldwin County Subdivision
Regulations and applicable zoning requirements. The proposed density is consistent with the underlying RMF-
6 zoning district, and the site plan provides the required open space areas and common areas necessary to
serve the development. The development utilizes private streets that are proposed to remain under private
ownership and maintenance and will require approval by the Baldwin County Commission prior to final plat
approval.

The access for the proposed development will be permitted through ALDOT.

_Staff Recommendation:

Staff recommend that the PRELIMINARY PLAT for Case No. SPP25-38 Benjamins Run be Approved with
conditions subject to compliance with the Baldwin County Subdivision Regulations

Specific conditions:

1. Approval of the Preliminary Plat does not constitute approval of the proposed private road system. The
applicant shall obtain County Commission approval of the private road request prior to Final Plat
approval.

2. Applicant shall construct all roadway improvements identified in the accepted traffic study, including
turn lanes and roadway widening improvements, prior to submitting a Final Plat application

General Conditions:

1. Compliance with the Baldwin County Subdivision Regulations, including but not limited to submission of a
Construction Plan Review and Commercial Turnout Permit to the Baldwin County Planning and Zoning
Department for all improvements and system upgrades (including, but not limited to, water main, sewer,
and traffic improvements) to be installed with the development.

As required by Sections 4.5.6 and 4.5.7, any and all local, state, and federal permits shall be submitted to
the County Engineer and Planning and Zoning staff as a component of the construction plans submittal.
3. Effective period is 2 years from approval of the Preliminary Plat.
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Traffic Study

Benjamin’s Run
Traffic Impact Study

Study Performed by:
ALCD ENGINEERING SERVICES

August 2025

BENJAMIN'S RUN AUGUST 2025

Section 1 Introduction

This study has been prepared for RC Holdings, LLC as part of the required submittals for the
Baldwin County approvals for Benjamin’s Run townhome subdivision development located
along US 98. This townhome subdivision is a single-phase development of 88 multi-family
housing units. Benjamin’s Run is projected to begin construction Spring of 2026. The horizon
year of Benjamin’s Run is anticipated for 2028. The developer has no plan to develop the
commercial parcels, instead they will be for sale, build to suit. Trip generation projections
have been included based on the concept site plan and applicable zoning. Figure 1.1 and
Figure 1.2 on the following pages present an aerial of the site location/ study intersection
and site plan.

The purpose of this study is to; analyze existing traffic across in the study area, project
background growth rate across the study area for each year of the development’s
construction to predict future traffic patterns, project site generated trip distribution, update
projected intersection counts with site trip assignments, recommend roadway
improvements as needed.
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Figure 1.1 Site Location/ Study Intersection
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Section 5 Recommendations and Conclusions
5.1 Leftand Right Turn Lane Warrants

The proposed access connections to U.S. 98 were analyzed to determine if right or left turn
lane warrants were met based on NCHRP 457.

Based on the projected 2028 PM Total Traffic volumes (which includes the residential and
commercial trips), both the east and west accesses satisfy the NCHRP 457 turn lane warrants
for the installation of a westbound right and eastbound left turn lanes into each access.

The NCHRP 457 warrant results are included in the Appendix of the report.
5.2  Conclusions

The analysis of the data presented in this report has been used as the basis for the following
conclusions.

This report analyzed the proposed access intersections as standard two-lane sections for
both the west and east accesses connecting to U.S. 98, These two proposed access
intersections are shown to operate at acceptable levels-of-service at full build out and are
shown to satisfy the NCHRP 457 warrants as discussed in the previous section)Based on this

analysis the recommended left turn lane will be a 180ft taper with 150ft full width storage
length. Based on the spacing of the two access points, [ would recommend construction of a
3-lane section between the two accesses to account for the left turn lane into the east access.
The westbound right turn lanes are suitable for the standard minimum right turn lane length
of 100ft taper plus 100ft full width, for a total turn lane length of 200ft.




