Eastern Valley/Pocahontas Road
URBAN VILLAGE PLAN

ADOPTED BY THE JEFFERSON COUNTY PLANNING & ZONING COMMISSION
IN A PUBLIC HEARING HELD DECEMBER 11, 2008




INTRODUCTION

BACKGROUND ON THE EASTERN VALLEY/POCAHONTAS ROAD URBAN VILLAGE

With the adoption of this Village Plan, the Planning & Zoning Commission
acknowledges that there were certain aspects of this Plan — and of the Village Plan Map
itself — that do not precisely conform to the concept for villages as outlined in the
Comprehensive Plan and its Community & Neighborhood Planning Element. This is due
largely in part to the existing conditions in and around this particular village location; the
current residents’ and property owners’ own vision of the future of their community; and
the limitations imposed by having to work within the County’s existing “conventional”
zoning and subdivision regulations. These details notwithstanding, however, this Plan —
and the process by which it was developed — is fully in keeping with the spirit and intent
of the village concept as outlined in the County’s Comprehensive Plan; and in fact, it
could be logically asserted that every village will be have some unique characteristics
like this on its own right — which itself is part of the Comprehensive Plan’s village
concept.

It is also a fact that this particular site was not was projected to become a village
pursuant to previous study, as the general plan for the Valley Creek Watershed had not
yet been completed. But upon review of a rezoning proposal for a mixed-use
development on a large developable tract that had remained at this location, in spite of
the extensive development that was taking place around it, the Planning & Zoning
Commission determined that the changes in the development pattern in this area
warranted re-evaluation of their original Land Use Plan — and exploration of the
possibility of making a village.

Therefore, in spite of the fact that the central intersection presently has only three
corners instead of four, and will require realignment to have a proper intersection angle;
the fact that the pre-existing arrangement of garden home subdivisions, larger-lot single
family residences and the other uses in and around the village area is not really
conducive to the development of a truly “traditional neighborhood” plan pattern; and the
fact that the necessary interconnectivity within the village will have to evolve along with
the development of the new land uses themselves; the Commission, after consulting
with area residents, set out to prepare a village plan that would give the current and
future property owners here an alternative way of using/developing their land — as
opposed to having to abide with what the original Land Use Plan called for.*

! The original Land Use Plan designated this entire area “single family”, thereby limiting future development to
precisely that, and at a density no greater than the garden home subdivisions already skirting the village perimeter.
(Note, too, that these developments were approved for a maximum density equivalent to the R-2 Single Family
District, which is why they are classified T-3 rather than the T-4 designation that would customarily be assigned to
the more typical — more dense — garden home subdivision.) But given the amount of this kind of development that
was already in place, plus the number of additional units that have already been approved but not yet actually built —
and yet another similar subdivision that was ultimately dropped by its prospective developer — it appeared that the
market for this kind of housing had become pretty much saturated. Thus, the Planning & Zoning Commission’s
determination to re-evaluate its original plan for this area.



There are also the inherent limitations of having to use the County’s existing zoning
districts to facilitate the evolution of this village, which means there are a number of
requirements to deal with that do not lend themselves well to creating a traditional
neighborhood or village environment. This hindrance is nowhere more evident than with
regard to trying to facilitate the mixing of different — but appropriately compatible — land
uses across the village. Although the County does currently have one district that allows
different uses in the same “zone” (the R-7 (PUD) District), even then there will be
setback/separation requirements that prevent development in a truly traditional mixed-
use pattern.

It is also an unfortunate consequence of the County’s conventional zoning regulations
that the commercial uses had to be geographically confined to a specified location on
the Plan Map; otherwise, the Commission’s grounds for denying zoning for commercial
uses elsewhere in the village would be substantially weakened, even when such
rezoning would directly conflict with policies and objectives in the Comprehensive Plan.
And so, to preserve and promote the overall goals of the Comprehensive Plan as well
as to protect the internal integrity of the Eastern Valley/Pocahontas Road Urban Village
itself (as it develops), at least an initial boundary had to be established for the
commercial area. The only real opportunity, then, for any kind of true mix of uses in the
other areas of the village is with “live-work units” — which would essentially translate to
“home occupations” under the County zoning ordinance. But even with those, as it will
be with many other aspects of this village’s eventual development and character, there
are likely going to be variances required in order for it to take on a truly traditional
neighborhood character.

UNIQUE CHARACTERISTICS
OF THE EASTERN VALLEY/POCAHONTAS ROAD URBAN VILLAGE PLAN

As clearly set forth in the Comprehensive Plan’s procedure for establishing a village, the
input of the people that would be most directly affected by such a plan was critical. And
it was taking into account the ideas, concerns and vision of the actual residents and
owners of property in and around the Eastern Valley/Pocahontas Road Urban Village
site that lead to some of the more unusual aspects of the Plan — and particularly of the
Plan Map itself.

For example, with a large new shopping center having just been completed within a mile
to the south (and another just across the interstate from that one), the consensus was to
separate and distinguish the village’s commercial as much as possible. Secondly, the
inclusion of a large civic area as part of the village center — but still with exposure to the
main (Eastern Valley) road — pushed one of the higher-density residential areas (T-4b) a
little further away from the main intersection than might normally be the case.



Meanwhile, providing an additional opportunity for higher-density development on the
south side of the village (along Pocahontas Road) seemed to be an appropriate buffer
and transition, starting a step-down in intensity from the large, regional commercial
center and the ‘spin-off’ commercial parcels there (just outside of the village boundary).

And lastly, with regard to the unusual configuration of the village center itself — more
specifically, the T-5 area — where conventional planning practices might have tended to
locate the most intense development wholly on the west/north side of Eastern Valley
Road, area residents were extremely concerned about protecting the creek that runs
along the east/south side of the road. Given that the distance between the road and that
creek is not adequate for a residential development of any significance, the best way to
protect the creek — while still allowing development that would be commensurate with
the intensity levels called for at a village center — would be to allow consideration of
certain types of commercial development with appropriate protective measures for the
creek (to be established by covenant through the rezoning process). This, however, in
no way precludes the possibility of creating a park or similar public facility focused on
the creek here, should anyone propose to do so.

Now, on to the Plan...




THE EASTERN VALLEY/POCAHONTAS ROAD URBAN VILLAGE PLAN

GOALS

This Village Plan has been prepared as part of the comprehensive planning program of
Jefferson County, and it is intended to accomplish specific goals that are set forth in the
Comprehensive Plan document itself.

Even more specific to village plans in general, Element 4 of Section 3 of the
Comprehensive Plan lays out the fundamentals of Community & Neighborhood
Planning, and spells out the purpose and intent — as well as the methodology and
desired results — of having these village plans. And, based on citizen feedback during
the development of the Comprehensive Plan, the Jefferson County Planning & Zoning
Commission intends for this Plan to:

- improve safety throughout communities;

- improve the environmental quality in and around developed areas;

- increase ways for people to be physically active in all new developments;

- preserve and revitalize existing neighborhoods;

- promote the development of neighborhoods and communities into attractive,
desirable and sustainable living environments;

- allow the neighborhood/community to be developed with unique characteristics in
order to offer a broad range of opportunities for developers as well as
prospective homeowners; and,

- provide for both horizontal and vertical mixing of (appropriately compatible) uses
within the community and neighborhoods that will help reduce the need for local
residents to go outside of their communities for everything.

APPLICABILITY

In addition to the overall goals identified above, the Jefferson County Planning & Zoning
Commission has developed this Village Plan with several more specific issues in mind,;
and therefore, in the implementation of this Plan, the Planning & Zoning Commission
shall evaluate all future rezoning, subdivision and development proposals within the
boundaries of this Village with regard to how well they help achieve the following
general objectives.

- integration of the components of modern life — housing, workplace, shopping,
and recreation — into a compact, pedestrian-friendly, mixed-use neighborhood
through proper design techniques and development patterns;

- provision of home choices for all stages of life and family;

- incorporation of health and safety factors into the design of new developments;

- provision of the adequate lighting in neighborhoods, on main roads, and
particularly in public/civic areas;



- protection of sensitive land areas (such a wetlands, floodplains, steep slopes,
etc.) adjacent to as well as within the village;

- provision of pedestrian-oriented elements, such as sidewalks and other
opportunities for residents to walk or ride bicycles throughout the community;

- inclusion and strategic placement of civic facilities, such as parks, playgrounds,
schools, community centers, child care facilities, churches, etc., that are
“walkable” from within the community;

- retrofitting of older neighborhoods according to the objectives of the
Comprehensive Plan? (particularly Section 3, Element 4, Community &
Neighborhood Planning);

- preservation of natural vegetation, over and above any supplemental
landscaping, in order to enhance both the attractiveness and the environmental
harmony of new development;

- development of streetscapes which are safe for pedestrians, bicyclists, motorists
and bus riders of all ages and abilities — including but not limited to design
elements that slow down vehicular traffic (even on existing streets and
thoroughfares);

- incorporation of architectural and other design features that are appropriate in a
village setting, and are at least compatible if not consistent with the character of
this particular village; and,

- incorporation of possible future transit routes to provide a viable alternative
means of travel between this village and other neighborhoods and communities.

SPECIFIC PROVISIONS REGARDING COMMERCIAL USES

Every non-residential use proposed to be located at a designated “village” site will be
closely evaluated with regard to its relationship to the (existing and future) surrounding
community. Not only must these uses be compatible in scope and scale with the
surrounding residential development, but these uses — particularly commercial
businesses — should rely primarily on the residents living in that village and its
immediately surrounding area for the majority of their business. Large (“big box”)
commercial retailers, and commercial ventures whose nature is to ‘draw in’ the majority
of their customers from more distant locations — i.e., from outside the community —
should be located in the larger regional retail centers, malls, shopping centers, etc.,
which have already been established in the larger surrounding area. It is also
characteristic of these regional kinds of shopping areas that they are generally located
where a constant flow of “non-local” traffic is better accommodated without imposing
unnecessary adverse impacts on residential development (by such things as having
direct interstate access). Thus, these types of businesses would not fit in this village
concept.

2 This does not mean that all (or even any) of the existing development — including established subdivisions —
will be “replaced”. To the contrary, the Commission’s planning process has been specifically designed to
harmonize new development with existing development, with the ultimate goal of integrating the entire area
into a consolidated, functional, attractive and “livable” community in its own right.



Another indicator of whether or not a particular business would be appropriate in a
village setting is the frequency of repeat customers — which is often related to the
type, size and/or expense of the items being sold, or the service being rendered. Thus,
a business that could reasonably be expected to be patronized by the same people at
least two or three times a month (if not two or three times a week or more), would be
more appropriate for a village than a business whose customers would be expected to
visit once or twice a year (or less). And so a neighborhood-oriented business would
generally be an establishment primarily engaged in the provision of frequently or
recurrently needed goods for household consumption (such as food, beverages, limited
household supplies and hardware); a personal service establishment, such as a fitness
center, nail and hair salon, etc.; professional offices with a local clientele; or a specialty-
type restaurant, coffee shop or market whose menus are suited to the tastes of the local
residents and draw as much — if not more — walk-up patrons as drive-up. (Noting here,
too, that “drive-up” is specifically not intended to be interpreted to include “drive-
through”, as drive-through windows would not be appropriate in a village setting.)

And this repeat patronage is not only an indicator of how well a business would fit in
with the surrounding community — in the sense of being a desirable and attractive
addition to the local neighborhood — but it would also likely be an indicator as to the
viability of the business itself at that particular location.

But in determining whether or not a particular business is acceptable within the village
concept of the Comprehensive Plan, it will also be assessed in terms of its “disruption
potential” —i.e., activities that would detract from the residents’ safe and peaceful
enjoyment of their neighborhood’s living environment. Thus, non-residential operations
and facilities should not only be in keeping with the character of the neighborhood, but
they should not be disruptive in terms of such things as the generation of dust, noise,
light or traffic in excess of that otherwise normal to such neighborhood.

Finally, design — whether architectural or overall site design — will also be considered in
the evaluation of whether or not a particular business or facility would be in keeping with
the character of a particular neighborhood, and this includes keeping the overall size of
the commercial area (as a whole) proportionately appropriate to the other uses within
the village community. Nevertheless, in the final analysis, these commercial areas — and
the individual businesses and facilities contained therein — should be envisioned as
providing limited retail goods and services primarily for nearby residential
customers.

Some examples of businesses that would likely be considered appropriate within the
commercial area of this village would be antique, art, or other specialty stores; bakery,
markets or other specialty foods; professional offices as described above; small clothing
stores; specialty item stores; fitness centers or day spas; banks (with no drive-through);
and music, dance or other specialty instruction. It is also possible that many such uses
could be “live-work units” —i.e., businesses with a dwelling unit attached.



However, this is not, nor is it intended to be, an all-inclusive list of possible allowable
uses; nor is it necessarily an exclusive list, in that there may very well be other
businesses that would “fit” the village concept here. And it is also possible that even a
business that is listed here might be determined to be inappropriate because of certain
specific or unique circumstances.

CONSIDERATIONS PERTAINING TO CIVIC AND INSTITUTIONAL USES

The criteria set forth above for evaluating the appropriateness of commercial uses shall
also, in fact, be applied (as relevant) to all non-residential uses in a village. And for the
purposes of this Plan, “civic” uses shall generally refer to public facilities while
“institutional” uses shall refer primarily to semi-public and private facilities.

Furthermore, it should be noted that the categorical inclusion of civic and institutional
uses as allowable uses in the various Transects in the chart at the end of this document
does not indicate that any such use is going to be automatically permitted in any
Transect. To the contrary, while it has already been stated that the considerations of
size, scale, the nature of the particular use — and its potential disruptiveness to
neighboring uses — will be taken into account, the policies of the parallel-running
Plansects of the general Comprehensive Plan shall also be applied using the Zoning
Translation Chart. Thus, it will explicitly not be the case that any civic or institutional
use will automatically be allowed in any Transect in the village.

Some examples, then, of civic and institutional uses that would be considered
appropriate in this village are listed below, along with the Transects within which they
could actually be considered:

Church -T2, 3, 4a, 4b, 5

School — T3, 4a, 4b, 5

Playground/Park — T2, 3, 4a, 4b, 5 (in accordance with size and function standards)
Retirement, Independent Living, Assisted Care — T4a, 4b, 5

Day Nursery, Kindergarten — T3, 4a, 4b, 5

Fire Station — T3, 4a, 4b, 5

Police Station — T4a, 5

Post Office — T5

Library — T4a, 5

Community Center — T4a, 5

In addition, just as with some commercial businesses, there are certain institutional
uses that are simply not appropriate — and which therefore will not be permitted — within
a village. And in a later section of this document, there is a listing of specifically
“Prohibited Uses” that will not be allowed in this village.



THE VILLAGE PLAN MAP

The Village Plan Map (on the following page) consists of two layers of information:
colors that represent the use or development type that would be the primary
consideration for the property, and numbered sections that correspond to specific lists
of secondary uses that may also be considered in the respectively-labeled areas.

The key to the color codes are included on the Village Plan map itself, where the colors
indicate the primary projected uses. The secondary uses that can also be considered in
these areas are listed by Transect code in the chart that follows the Plan Map — on
which it should also be noted that the Transect lines do not necessarily correspond
directly to the different colors on the map.

Furthermore, the allowable uses listed under each Transect category do not necessarily
include all of the uses that could be considered in the corresponding Plansect (P-zone)
category on the General Development Plan map for the watershed as a whole. The
uses listed here are those deemed appropriate for consideration specifically in the
Eastern Valley/Pocahontas Road Urban Village, based on existing conditions combined
with the current residents’ and property owners’ vision of the future of this community.

For example, even though mobile homes and mobile home parks are allowable uses in
areas designated P3 and P4 on the General Development Plan, they are not listed as
uses that can be considered in the T3 and T4 Transects in the Eastern
Valley/Pocahontas Road Urban Village.

Finally, while the general kinds of uses that can be considered in each of the Transects
in this particular Village are listed in the chart following the Map — which listing includes
the primary projected use shown by color on the map — it may be the case that, as this
Village develops, the Planning & Zoning Commission may determine that one or more
of the secondary uses listed there would be more appropriate than the primary use
projected on the (colored) Village Plan Map itself. And in those cases, the Commission
may recommend certain modifications to, or outright disapproval of, any given
development that might otherwise be considered a primary use.
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Categorically-Allowable Uses/Developments By Transect

11
None — this designation is for the preservation of specific natural features

12

Utilities

Civic uses except schools

Single-family development of ¥2-acre lots and larger
Restricted* institutional uses

Home occupations

I3

Utilities

Civic uses including schools

Home occupations including residential bed-and-breakfast
Single-family development of 10,000 to 20,000-square foot lots
Institutional uses

T4a

Utilities

Civic uses including schools

Single-family development of less than 10,000-square foot lots
Townhomes and rowhouses

Duplexes

Restricted* multi-family development

Institutional uses

Commercial bed-and-breakfast

Live-work units

T4b 15

Utilities Utilities

Civic uses including schools Civic uses including schools

Townhomes and rowhouses Townhomes and rowhouses

Multi-family developments Multi-family developments

Institutional uses Institutional uses

Commercial bed-and-breakfast Neighborhood-oriented office and commercial uses
Live-work units Commercial bed-and-breakfast

Live-work units

*The use of the term “Restricted” in conjunction with certain uses in certain transects parallels
its application in the Zoning Translation Chart of the main Comprehensive Plan document,
where limitations on the size, scale and/or scope should be applied when considering the type
of development in question. For example, “multi-family development” would allow consideration
of anything up to, and including, large concentrated complexes containing hundreds of units;
“restricted multi-family development”, on the other hand, would restrict such uses to much
smaller clusters of units to be dispersed strategically throughout the Transect (rather than all
concentrated at one location), and with no building or structure to contain more than eight (8)
units (e.g., duplexes, triplexes, quadplexes, etc.). Institutional uses were discussed eatrlier.
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Prohibited Uses

In order to provide further clarification and guidance to prospective developers of land within this
Village, there are certain specific land uses that will not be permitted under this Village Plan —
and those uses shall include, but not necessarily be limited to, the following:

any kind of drive-through facilities; mobile homes and mobile home parks; non-
camouflaged communication towers; package liquor stores; sexually-oriented
businesses; parking lots as a primary use; mental health care or treatment
facilities; penal and correctional institutions; criminal treatment centers, drug or
alcohol treatment centers; group homes operated as a criminal, alcohol, or drug-
treatment center or halfway house; gas stations; auto service centers; and any
establishment selling vehicles of any kind including, but not limited to new or
used automobiles, new or used trucks, new or used recreational vehicles or new
and used boats.

IMPLEMENTATION OF THE URBAN VILLAGE PLAN:
REVIEW AND PERMITTING OF INDIVIDUAL USES AND DEVELOPMENTS

Every use or development proposed to be established within this village, residential and
non-residential alike, shall be subject to the standard construction plan review and
permitting procedures conducted through the office of the Department of Land
Development. But in addition, new uses and development will also be evaluated in
terms of its compatibility and appropriateness within not only the village concept, but
within the context of this specific village — and with regard to the specific location of the
proposed development as it relates to adjoining uses and the overall village
development plan.

Furthermore, as stated earlier, this evaluation will not only take into account the Village
Plan Map and the Transects on the Village Plan, but it will also include the Plansects
and Zoning Translation Chart of the Comprehensive Plan; the goals and objectives of
the Community & Neighborhood Planning Element (Element 4 of the Comprehensive
Plan); the overall development policies contained within the Comprehensive Plan; and
the more localized policies and criteria set forth in this Village Plan itself.

It is going to be critical to the proper evolution and on-going integrity of this Village,
however, that there be a mechanism for ensuring that every aspect of its development
be confirmed as being compliant with the purpose and intent, as well as the goals,
objectives and policies, of this Plan and the Comprehensive Plan. Procedurally, then,
the approval of all new development/uses in this Village will be similar to the procedure
for reviewing development plans in the R-7 (PUD) zoning district: since rezoning will be
necessary to allow any new use or development under this Village Plan, each such new
zoning shall carry a covenant requiring prior approval of every incoming use — whether it
be an individual business or civic use, or some larger component of the overall village
development pattern. It is also important to note that this review and approval
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requirement will apply to all subsequent uses that might arise as well, for which actual
construction plans might not be required — such as would be the case with the vacation
of a lease space by an original business tenant and its proposed occupancy by another
business.

That “Use Review” covenant, to be attached to all rezonings that would or could allow
for any kind of non-residential use, will read as follows:

No use, business or operation of any kind shall be established on this
property without prior issuance of a Zoning Approval duly and specifically
permitting each such individual use, business or operation — with any
additional requirements or conditions that might apply — by the
Department of Land Development. It is further provided, however, that
where any proposed use or development cannot be definitively
determined to be consistent with the applicable Village Plan (in
accordance with the criteria set forth therein), the Director of Land
Development may refer the proposal to the Planning Committee for a
ruling; and that the Planning Committee shall have the authority to refer
the proposal to the full Planning & Zoning Commission, and/or to require a
public hearing before the full Planning & Zoning Commission in cases
where it is deemed warranted by the specific circumstances of the
proposal.®

In this way, the Planning & Zoning Commission — and even the Village’s residents and
property owners — can be afforded the opportunity to review and evaluate a proposed
use or development whenever there is any question as to its compliance with the
criteria, polices, goals and objectives of the Village Plan and the Comprehensive Plan
itself.

Rezonings that are strictly for residential uses may also include covenants, regarding
such things as maximum densities, open space requirements, site plan approval, etc.,
as deemed appropriate during the rezoning process; and these uses/developments will
generally be reviewed and approved through the County’s standard subdivision and
construction plan review and permitting processes. The Planning & Zoning Commission
would also use the rezoning and subdivision approval processes, as development
proposals come forward, to help facilitate the pedestrian accessibility that is such a
critical component of the village concept.

FUTURE PLANNING POSSIBILITIES

As called for in the Comprehensive Plan, the Planning & Zoning Commission will
continue work toward developing a calibrated version of Andres Duany’s SmartCode

® On properties zoned R-7 (PUD), the Director’s referral will be to the PUD Committee rather than the Planning
Committee, and the subsequent procedure set forth in 615.06 of the Zoning Resolution shall be followed.
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that is specifically tailored for use here in Jefferson County, Alabama. Once that
FlexZone Floating Overlay District is established, it will be possible to put this (strictly
optional) district in place as an alternative zoning and development map for this village,
thereby allowing even greater development and alterative-use options for property
owners in this village.

For example, because the development of this Village will initially be subject to the
County’s conventional zoning districts, it was necessary to geographically limit the
location of future commercial uses (to the T-5 area) at this time (in order to comply with
the policies of the Community & Neighborhood Planning Element of the Comprehensive
Plan regarding the prevention of sprawl along major roadways). However,
implementation of the FlexZone District would allow the opportunity for the more broad
mixing of uses normally found in a village — such as the consideration of certain smaller-
scale, more restricted commercial uses in the T-4 areas as well as the T-5.

To establish the FlexZone over this Village, of course, would constitute an amendment

to this Village Plan, and would accordingly be processed through the same public
comment and review procedures used in the adoption of this Plan.
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