
 

 

Baldwin County Planning & Zoning Department 
 

 

Baldwin County Commission Staff Report 
 

Case No. Z26-28 
Carlton Fine Properties LLC 

Rezone from RSF-E, Residential Single Family Estate District, to RSF-2, Residential Single Family District 
August 18, 2026 

 

Subject Property Information 
 

Planning District: 19 
General Location: Corner of Co. Rd. 32 and Antioch Church Rd 

Physical Address: 6485 Co. Rd. 32 
Parcel Number:  05-46-09-38-0-000-051.000  
Existing Zoning: RSF-E, Residential Single Family Estate District  
Proposed Zoning: RSF-2, Residential Single Family District 
Existing Land Use: Vacant 
Proposed Land Use: Residential  
Acreage: 4.6± acres 
Applicant: Lieb Engineering Company – Christopher Lieb 
 7671 Parker Rd. 
 Fairhope, AL 36532 
Owner: Carlton Fine Properties LLC 
 361 Summit N. 
 Fairhope, AL 36532 
Lead Staff: Dana Foster, Planner 
Attachments: Within Report 

 
 

 Adjacent Land Use Adjacent Zoning 

North Residential & Commercial 
RSF-2, RSF-3, & RSF-4, Residential Single Family; & 

LB, Limited Business 

South Commercial B-2, Local Business 

East Residential & Commercial 
RSF-E, Residential Single Family Estate; RSF-1, 

Residential Single Family; and LB, Limited Business 

West Residential RSF-1, Residential Single Family 

 

Summary 
 

The subject property encompasses approximately 4.6 acres and is currently zoned as RSF-E, Residential Single 
Family Estate District. A request has been made to change the designation to RSF-2, Residential Single Family 
District.  
 
 
 

 



 

Current Zoning Requirements 
 

 

 
 
 
 



 

 
 
 

Proposed Zoning Requirements 

 

 
 



 

 

 
 
 
 
 



 

Agency Comments 

ADEM, Scott Brown: Staff asked for comments on July 10, 2026, and no comments were received.  

ACE, James Buckelew: Staff asked for comments on July 10, 2026, and no comments were received. 

City of Fairhope, Hunter Simmons: Staff asked for comments on July 10, 2026, and no comments were 

received. 

City of Fairhope, Payton Rogers: Staff asked for comments on July 10, 2026, and no comments were received. 

Mayor Sullivan, City of Fairhope: Staff asked for comments on July 10, 2026, and no comments were received. 

Subdivisions, Fabia Waters: Should the rezoning request be approved, it is recommended that the applicant 

submit a conceptual subdivision plat for staff review to determine whether the proposed development will be 

processed as a minor or major subdivision and to identify the applicable subdivision requirements prior to 

submitting a formal application. 

Staff Analysis and Findings 

The criteria for reviewing zoning amendments are outlined in Section 19.6 of the Baldwin County Zoning 
Ordinance. Staff carefully considered all of the following factors during the application evaluation: 
 

(a) Degree of compatibility of the proposed rezoning with existing and allowable land uses in the vicinity.  
The subject property covers approximately 4.6 acres and is currently zoned as RSF-E, Residential Single Family Estate 

District. A request has been submitted to rezone the property to RSF-2, Residential Single Family District, for 

residential development. The property is less than one mile from the City of Fairhope. This area along County Road 

32 does not currently have any subdivisions and instead has single-family residences on various lot sizes ranging 

from 11,500 to 42,000 SF, and many heavily wooded, undeveloped lots with wetlands. There are several 

subdivisions within 0.5 mile of the lot – Polo Ridge (zoned RSF-2), Point Clear Woods (zoned RSF-1), Ponder’s (zoned 

RSF-2), and the Highland’s at Point Clear (RSF-1). Most of this planning district is zoned RSF-E, RSF-1 and RSF-2. 

(b) Degree of conformity of the proposed rezoning to the Master Plan. 
The Future Land Use Map (FLUM) represents a combination of development and environmental suitability factors, 

which direct growth and development patterns for the unincorporated areas of the County. The FLUM identifies the 

majority of the subject property as a Rural / Agriculture / LID (low impact development) potential area. This place 

type allows for RR, RA, and RSF-E zoning districts and encourages large lots, a large buffer space between buildings, 

and conservation-based subdivisions. 

 

(c) Proximity of the proposed rezoning to existing transportation network and utility infrastructure. 

The subject property is situated on three local roads and a minor arterial road. Antioch Church Road and Marlow 

Road function as local roads, providing access to residential properties and a church. Rather than moving traffic long 

distances, local roads prioritize property access and connect neighborhoods to the broader transportation network. 

County Road 32 is a minor arterial road, connecting local roads to other minor arterials roads (Scenic Highway 98 

and Section Street) and a principal arterial road (Highway 98). This road also facilitates traffic flow while providing 

direct access to residential and commercial properties.  

(d) Timing of the request and development trends in the area. 



 

Planning District 19 was established in 2021. Most of the surrounding area is characterized by residential 

development and undeveloped wetlands / densely forested areas. Several large parcels of land within this district 

are owned by the state (Employees Retirement System of Alabama) as part of the Grand Hotel Golf Resort & Spa. 

Larger subdivisions, such as Polo Ridge and Point Clear Woods, were developed in the 1990’s, with newer homes, 

including mobiles homes and tiny homes, recently constructed along County Road 32. Please note that Planning 

District 19 Local Provisions Sec. 2.3.19.3(b) prohibit higher density developments, which is relevant to the 

contiguous zoning just north of this property: 

 

      

 

(e) Impacts on environmental conditions of the vicinity or the historic resources of the County. 
There is a potential impact on “high value native trees”, as outlined in Sec. 2.3.19.3.(j) Planning District 19, Local 

Planning Provisions for Planning District 19, High Value Native Trees; and all major projects are required to perform 

and submit a tree survey. There are no potential wetlands within the property boundaries, but there are potential 

wetlands surrounding most sides of the property. No known historic or cultural resources will be impacted. 

(f) Impacts to the health, safety and welfare of the County and the vicinity. 
The proposed request should have no impact on the health, safety and welfare of the property or surrounding 

properties. If the subject property is developed, the applicant will need to supply “Will Serve Letters” for water and 

sewer. 

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 inconsistent 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. 
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