THE COMPREHENSIVE PLANNING PROCESS (EXCERPT)
PLANNING THE FUTURE DEVELOPMENT OF JEFFERSON COUNTY

When the time came to actually start mapping out where the compiled plans of all of the
assembled elements are expected to take the Jefferson County of the future, staff
determined that the best way to plan for such large-scale areas as the watersheds —
and in fact, ultimately on the scale of the County as a whole — was to take the approach
presented in the SmartCode (written by Andres Duany, William Wright, Sandy Sorlien,
et al, and published by New Urban Publications Inc.).

The basic approach is to start with a very general plan for larger segments of the study
area, and work down to smaller areas getting more specific and detailed as the process
continues. And the reason this is a good approach is that it does not require the end
product to be a detailed and specific plan for every parcel of land in the area; rather, it
allows the detailed study and planning work to be devoted to those specific locations
where it is necessary and justified to do so. Yet the parts of the area that are not
currently experiencing any significant development pressure will still be covered by the
general development plan map, as well as by the general development policies set forth
in the comprehensive plan itself. And at such time as development trends do begin to
affect any of those areas, the Planning & Zoning Commission will turn its attention to
preparing the detailed and specific plans for those areas as it becomes appropriate and
beneficial to do so. Thus, this approach provides the County with a natural prioritization
process for logically and systematically identifying and addressing the needs of the
most critical areas of the County first.

Very generally speaking, our planning approach starts on a regional scale by breaking
the target watershed down into six general categories: two types of open space sectors,
three future development sectors, and an infill development category. It should be
pointed out, however, that the SmartCode itself is not really designed, nor is it intended,
to encompass all of the zoning districts and land uses that can be found in Jefferson
County; rather, the main purpose of the SmartCode is to provide an alternative to
standard zoning codes that separate homes from offices, shops, churches, schools and
other uses that can — through proper design — be mixed together with residential uses to
achieve a mutually beneficial arrangement for all. In the words of the SmartCode,*

! This language is in no way intended to imply that Jefferson County will be discarding its existing zoning,
subdivision and/or construction regulations. This section is strictly a discussion of how the Plan itself, and
particularly the watershed development plan maps, were developed — and that is, by adapting the
principles set forth in the SmartCode to our situation here in Jefferson County. Furthermore, the
SmartCode is more than just a “code” — it is not a ‘glorified’ zoning ordinance or something like that; it is a
full planning and development program that has been used across the country, and even in several
communities here in Alabama. Thus, this section simply describes how the planning “framework” of the
SmartCode (e.g., sectors, transect/plansects, villages, etc.) was used in the development of this
Comprehensive Plan, as well as in the preparation of the watershed (and eventually village) plans
themselves. There is no intent to do away with any existing ordinance or other regulations, or to impose
any other “code” (be it the SmartCode or anything else) as a “mandatory” requirement in any way, shape
or form. To the contrary, and as stated in Section 1c (“General Implementation of the Comprehensive
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The SmartCode is a tool that guides the form of the built environment to resemble
that of traditional neighborhoods, towns and villages. This form is compact, walkable
and mixed-use, and is meant to be comfortable, safe and ecologically sustainable. It
allows a mix of uses within the neighborhood, so its residents don’t have to drive
everywhere. It simultaneously preserves the form of urbanism and open lands.

It is clear, then, that the SmartCode per se is really designed more to deal with
residential development, civic/institutional facilities, and office and commercial uses that
are primarily going to be oriented toward serving the residential development that is
located immediately around them. All other uses are left to be set up as “Special
Districts”. Thus, here in Jefferson County, where there are a number of zoning districts
and accompanying land uses that are not directly addressed by the SmartCode, the
Comprehensive Plan will map out areas that contain — or are projected to contain —
such unique or very large or specialized developments or land uses, and designate
them as “Special Districts” in their own right at the outset:

SD - Special Districts

These districts will typically be given distinctive labels so as to quickly reflect the nature
of the particular use/development that it designates. All of the County’s ten (10)
industrial zoning districts will fall into a Special District category, as will certain other
unusual or high-impact zones (such as the AIR-1 Airport District, and INSTITUTIONAL-
3 where penal facilities are permitted).

After delineating these Special Districts based primarily on where such zoning and/or
uses already exist, the focus of the planning process then turns back to the six Sectors
outlined in the SmartCode; and so the task of breaking each watershed study area
down into this “first cut” of general categorizations begins.

The first step is to identify lands where development should not occur, or where
development is already not permitted.

O1 - Preserved Open Space Sector

This category designates areas that have already been “protected” from development —
generally by entities other than Jefferson County — through a variety of legally-binding
methods, and includes areas under environmental protection by law or regulation, as
well as land acquired for conservation through purchase, by easement, or by a past
transfer of development rights. Thus, it can contain surface waterbodies (like Lake
Purdy), protected wetlands, protected habitat (e.g., National Wildlife Refuges),
purchased open space (such as those acquired by a land trust), conservation
easements, transportation corridors, areas residual to clustered developments (e.g.,
open space in planned unit developments (PUD’s)), and designated historical, cultural
or recreational facilities (such as Tannehill State Park and several historic homes and
buildings across the County).

Plan”), this Plan is premised on the idea that most, if not all of the County’s future development will
continue to be done under its “conventional” zoning, subdivision and construction regulations.
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02 — Reserved Open Space Sector

The other category of open space is for land that should be protected, but is not yet.
These are areas where no significant development is envisioned, but in this case it is
still possible because the land is not yet protected by any legally-binding method (nor
does this Plan, in and of itself, constitute such.) Yet, because this designation calls
attention to land that has some intrinsic value as open space, the Plan recommends
that these areas should be protected from development; and it is in these areas that the
Plan also calls for development and implementation of a mechanism that will allow a
landowner to ‘transfer out’ his/her development rights. And so this sector designation
can include floodplains and steep slopes, as well as open space, corridors and buffers
to be acquired.

It should be noted, however, that this Comprehensive Plan does not take away any
existing development rights of any landowner — including any owner of any land in the
O2-designated areas on the map. Thus, neither the Comprehensive Plan nor the
existing Land Use Plan affect any property owner’s right to develop and use his/her
property under its existing zoning classification. As is the current process (and aside
from the development of policies proposing regulatory amendments), the Plan comes
into consideration only when a rezoning or subdivision is being requested, and then that
proposed change is evaluated against the Plan. Furthermore, the Plan does not seek to
halt development in any area, but rather is calling for the exploration of alternatives to
the direct development of certain lands through such things as allowing development to
be “clustered” outside of certain areas, providing for the transferring of development
rights, and establishing certain incentives to encourage preservation of these areas.

The next step is to identify lands where development should occur, and the
corresponding density that new development should be allowed or encouraged to
reach.

G4 - Infill Growth Sector
This category is for areas that are already urbanized.

G3 - Intended Growth Sector
This category begins to “direct” new development by identifying high-capacity
intersection and lands with good proximity to transit.

G2 - Controlled Growth Sector

This category shows additional areas where new development will be encouraged,
though on a somewhat more limited basis than in a G3 sector. These are generally
lands that are adjacent to medium-capacity thoroughfares.

G1 - Restricted Growth Sector

Finally, aside from any “special districts” that will have already been identified in the
study area, all of the remaining land is assigned to this category.
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Notice also that this approach lends itself extremely well to the transfer of development
rights. When the Sector Plan is complete, the G1 (Restricted Growth) lands effectively
overlap with the O2 (Reserved Open Space) lands, providing both a natural transition
zone and a “bank” for the transfer of development rights; and the G3 (Intended Growth)
areas become the priority locations for new development and the prime receiving areas
for those transferred development rights. Then, whenever there is a transfer of
development rights within the watershed, the “sending” O2 land becomes additional O1
(Preserved Open Space) land, while O2 land that does not have its development rights
transferred can be developed be developed as a G1 sector.

It is true, however, that as of the initial adoption of this Plan, Jefferson County has no
provision allowing for the transferring of development rights — and so, in order to
balance the development rights of a landowner with the value derived from preserving
certain areas as open space, this Plan is calling for the development of just such a
mechanism; and how such a provision would be implemented would be part of that
research and development effort. Furthermore, it is the intent of this Plan that the
mechanism for transferring development rights be developed at the same time, and in
conjunction with, the development of any policies dealing with stream buffers, slope
protection, etc. And there should be consideration of additional incentives as well, such
as density bonuses, when development is shifted out of an O2-designated area.

The second phase of the planning process focuses in on the Growth Sectors by first
defining the type of development that should take place in each:

SECTOR PREFERRED DEVELOPMENT/COMMUNITY TYPE

G1 - Restricted Growth ~ Clustered developments or hamlets

G2 — Controlled Growth  Traditional neighborhood development or villages, or
Clustered development

G3 — Intended Growth Regional development centers or
Traditional neighborhood development

G4 — Infill Growth Traditional neighborhoods or urban villages, Regional
development centers, Downtown or town centers

Once the preferred development/community type(s) is (are) determined within each
Sector, those areas are then divided into sub-sectors or land use zones called
“Plansects” which describe what the character of new development should be based on
a given property’s location within the Sector and its assigned community type.

PLANSECTS -
SECTOR ALLOWED DEVELOPMENT “CHARACTER” ZONES

01 & O2 Open Space Sectors  P1 Natural and P2 Rural
G1 — Restricted Growth P2 Rural, P3 Sub-Urban, P4 General Urban
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G2 — Controlled Growth P3 Sub-Urban, P4 General Urban, P5 Urban Center
G3 — Intended Growth P4 General Urban, P5 Urban Center, P6 Urban Core
G4 — Infill Growth
Neighborhoods/villages  P3 Sub-Urban, P4 General Urban, P5 Urban Center
Downtowns/town centers P4 General Urban, P5 Urban Center, P6 Urban Core

These “Plansects” parallel the “Transects” of the SmartCode, but with one significant
difference. Again, because of the sheer size of the areas we are dealing with, the
Plansects delineated in the Comprehensive Plan are a general categorization to be
used by the County to direct or evaluate the (proposed) location of land uses across the
watershed based not only on the type/nature of the use itself, but also on differences in
character, differing degrees of intensity, etc. A Transect, on the other hand, is a term
reserved for the use of these same “zones” in the preparation of a specific development
plan for a specific individual property or development.

Thus, even though these two sets of land use zones are essentially the same, the
Comprehensive Plan’s use of them strictly as a generality allows developers the
flexibility of building a range of (Transect) zones into their particular development — as
long as the overall impact/character of the development translates equivalently to the
Plan (Plansect) zone in which it is located. In other words, it would be reasonable to see
a developer propose a development containing T3, T4 and T5 Transect zones in an
area designated by the Comprehensive Plan as a P4 Plansect zone — and it would be
acceptable as long as the overall development equates to the P4 Plansect criteria.

The different Plansect zones delineated in the Comprehensive Plan are described as
follows:

P1 - Natural Zone

. open space that is mostly natural or untended, generally without buildings;

. consists of lands approximating or reverting to a wilderness condition, including lands
unsuitable for settlement due to topography, hydrology or vegetation;

. also includes surface waterbodies, protected wetlands/habitat, riparian corridors,
purchased open space, conservation easements, land trust, transportation corridors,
and CLD residual open space.

P2 — Rural Zone

. open space that is mostly cultivated, usually with a few scattered buildings;

. consists of lands in open or cultivated state or sparsely settled, including woodland,
agricultural lands, grasslands and irrigable deserts;

. also includes floodplains, open space/corridors/buffers to be acquired, legacy
woodland/farmland/viewsheds, and CLD residual open space.

P3 — Sub-Urban Zone
. the most natural, least dense, most residential of the urbanized areas;
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. consists of low-density suburban residential areas, differing by allowing home
occupations; planting is naturalistic with relatively deep setbacks; blocks may be large
and the roads irregular to accommodate natural conditions;

. includes areas of medium slopes and woodlands.

P4 — General Urban Zone

. the most varied residential area, with mixed uses allowed;

. consists of a mixed-use but primarily residential urban fabric; wide range of building
types, including single family, side-yard and rowhouses; setbacks and landscaping are
variable; streets typically define medium-sized blocks;

. generally occurs on dry flat and rolling land.

P5 — Urban Center Zone

. the more dense, primarily mixed-use area typically located near the center of a
pedestrian shed or at an important crossroads;

. consists of the highest density mixed-use building types that accommodate retail,
offices, rowhouses and apartments; has a tight network of streets, with wide sidewalks,
steady street tree planting and buildings set close to the frontages;

. this will generally be areas that are already developed as such.

P6 — Urban Core Zone

. the most dense business, cultural and entertainment area of a city/town;

. consists of the highest density with the greatest variety of uses, plus civic buildings of
regional importance; may have larger blocks; streets have steady street tree planting
and buildings set close to the frontages.

But now, in addition to defining the type of development that will be promoted in the
various parts of a given watershed, these Plansects also play a second critical role in
the comprehensive planning process — because they are the connection between the
Watershed Development Plan map and the County’s zoning and subdivision
regulations. Using the County’s existing zoning classifications, the following table
defines the various land uses — and, accordingly, the various zoning districts — that
would be considered appropriate on any given property located in each of the
respective Plansect zones.

However, it should be noted that the listing of a particular use or zoning district
as “permitted” in a given Plansect is NOT in any way to be construed as an
“entitlement”. As described in detail in the following section (General Implementation
of the Plan), the appropriateness of a particular use/zoning on a particular parcel or at a
particular location — and/or even at a particular time — will still be determined by the
Jefferson County Planning & Zoning Commission and the Jefferson County
Commission on a case-by-case basis. Here again, this chart deals in generalities, and it
will be incumbent upon the County’s Commissions to deny any application for a
rezoning, use or development that they determine, for whatever reasons, to be
inappropriate — regardless of whether such zoning, use or development is listed as
“‘permitted” in the Plansect in which the property is located.
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TRANSLATION OF JEFFERSON COUNTY ZONING DISTRICTS/PERMITTED USES INTO COMPREHENSIVE PLAN LAND USE PLANSECTS

G1
SECTORS G2
------------- Ol and 02 ------------ | G3
G4
PLANSECTS P1 P2 P3 P4 P5 P6 Special Districts
ZONING/USES
A-1 agricultural uses, min 10 acres -- farms, ermitted
greenhouse, stables, kennels, livestock -- P . .
. - . except river A-1 river camps
with accompanying residence (m.h. or
camps
house)
U-1 warrant warrant warrant warrant warrant
U-2 permitted warrant
. permitted . . .
INSTITUTIONAL-1 permitted except permnte:d (no permltte_d (no permltte_d (no
except schools schools exceptions) exceptions) exceptions)
A-1 agricultural uses, max 10 acres -- farms, .
greenhouse, stables, kennels, livestock -- permlttgd
. ' ! N warrant except river
with accompanying residence (m.h. or
camps
house)
A-1 subdivisions warrant permitted
A-1 individual uses (house or mobile home) warrant permitted
E-MF permitted permitted
E-1 warrant permitted warrant
R-R permitted warrant
CEM and PC-1 warrant permitted warrant
residential B&B warrant permitted permitted permitted
home occupations permitted permitted
E-2 warrant permitted
R-1 permitted warrant
INSTITUTIONAL-2 warrant permitted permitted permitted
per LQPIan, per LUPIlan, per LUPlan, per LUPlan,
C-P restricted 2 . -
restricted unrestricted unrestricted
warrant
C-N per LUPlan, permitted per
warrant LUPIan
A-1 recreational camps and C-2 warrant warrant warrant warrant warrant
c-3 per Ll._JPIan, per Ll_JPIan, per LUPIan,
restricted restricted unrestricted
live-work units permitted permitted permitted
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R-2 warrant permitted
R-3 (single family & duplex) permitted warrant
R-G warrant permitted permitted
R-T permitted permitted
houses by
R-6 right, m.h. by warrant
criteria
R-5(A) mobile/modular home subdivisions warrant permitted
R-5(B) mobile home parks warrant warrant
commercial B&B warrant permitted permitted
per LUPIlan,
unrestricted
except C-1 shopping centers,
C-1 p?ésliggé%n’ shopping large theatres, other
centers, large complexes
large
theatres
R-4 restricted unrestricted
per LUPIlan, per LUPlan,
C-5
warrant warrant
in G-2 and in G-2 and .
SmartCode overlay development higher higher permitted R-7
INST-3
AIR-1
HAMLET CC-1
General Distribution of Neighborhood and VILLAGE I-1
Community Types URBAN VILLAGE 1-2/1-2(A)
TOWN 1-3/1-3(S)
Individual local neighborhood- and community-oriented non-residential uses may also be deemed I-4
“warranted” if determined to be consistent with the Land Use Plan’s Rural Development policies. I-5/1-5(A)
TERMINOLOGY: I-O/HW-1

permitted = the specified zoning district, and any use allowed therein, will generally be allowed by right (unless there are some unusual mitigating circumstances)

restricted = only certain uses from the specified zoning district, or uses of a limited size, scale and/or scope, will be considered, rezoning to carry such restrictions

per LUPlan = the uses/zoning in question will be considered, but only at the locations where the Land Use Plan maps and/or policies has designated such

warrant = identifies zoning classifications/uses which, though not consistent with the specific provisions of the Plansect, Land Use Plan maps and/or Comprehensive Plan
policies, but which are justified -- in the determination of the Planning & Zoning Commission -- by the intent of the Comprehensive Plan and its components, and may be
approved by P&Z through the public hearing process without a Plan amendment.
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Now, returning to the discussion of how the watershed plan maps themselves are
actually developed, the chart below shows how the process begins with the larger, more
general Sectors and Plansects just discussed, and gradually works down to the more
specific community and neighborhood levels.

Developing the
Watershed Development Plan Map

Six broad categories oft development intensity levels:

- Preserved Open Space - Controlled Growih
[(SETPNEED) (Medium Density)

- Reserved Open Space - Intended Growth
(Recommended Areas) (Highest Density)

- Restricted| Growth - Infill Development
(Lowest Density Of New Growth) (Commensurate With Surroundings)

Five sub-categories “translating” the permitted uses) of the County’s existing
zoning districts inte the different types or “character” of: development proposed
to oceur at the different locations around a watershed:

- Natural - Suburban - Urban Center
- Rural - General Urban

Pinpoint locations of concentrated development, where any nhew proposed zoning
and/or use, and especially any new commercial zoning, must “fit” the existing
and/or projected community or neighborhood type at that location:

- Hamlet - Urban Village
- Village - Town

For each projected community/neighborhood, there will be a specific, detailed
development “sub-plan” within the Plan.

And everything basically starts with simply identifying the land areas where growth
should, or should not, take place; and then determining the corresponding intensity the
new growth should be allowed to reach.

1. Sectors

So the Plan first identifies land areas that are, or perhaps should be, set aside as open
space, for reasons such as environmental sensitivity, or historical or cultural significance
(the O1 and O2 Open Space Sectors).

By carrying over the original criteria used in developing the existing adopted policies of
the Land Use Plan, the open space areas on the map identify steep slopes (grades of
25% or greater based on topographic maps of the area); floodplains/floodways (based
on FEMA maps); wetlands (from the USGS/Corp of Engineers); and established
parks/preserved areas, historic properties, etc. (such as Tannehill State Park). This
information is then corroborated by comparison back to the data produced by other
“‘independent studies”, such as the Upper Cahaba Watershed Study completed in 2005.

And of course, the main reason these areas are identified on the map is to show the
areas that would likely be affected by any subsequent policies — pertaining to their
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protection and/or development — that may be considered in later phases of this planning
program.

Then, in beginning to look at the land that should be developed, County staff
superimposed things like planned road improvements and sewer service area in order
to show infrastructure availability. And, based on existing land use information and
established development patterns, the Plan then identifies the areas where the future
will pretty much consistent of just “infill” development (G4, Infill Sector) — including those
areas where the predominate land use is industrial (SD, Special Districts).

Finally, to complete the Sector delineations, the Plan lays out the areas where the
County’s significant new development is projected to take place — either at a low (G1),
medium (G2) or high-intensity level (G3) — based on the level of infrastructure that will
be there (and including the possibilities for access to transportation).

2. Plansects

The second step involves the overlaying of the Plansects to further define the future
development across the watershed, and across the Sectors — only this time more
specifically in terms of character or density.

Thus, the whole process of developing the watershed plan map is premised on the
appropriate allocation of differing densities across the watershed (i.e., the G1, G2 and
G3 Sectors used in conjunction with the Plansects). And so the Plan will not only serve
to direct development of various intensities to their respectively appropriate locations
within a watershed, but it should also work to prevent a “premature halt” in development
in a given area — by having already considered the appropriate density for each sub-
area. Thus, by its allocating of the different levels of density across the watershed — in
other words, mapping out the areas where higher densities are more appropriate and
where lesser densities are more appropriate — the Plan “automatically” generates the
overall density for the watershed as a whole (through the balancing-out of the densities
of all of the different Sectors). And because the appropriateness of the densities that are
allowable in each respectively-designated area was calculated in to the development of
the plan map itself, there is no need to establish a numerical “cap” on the actual number
of units that will be allowed in any given watershed.

And, as stated earlier, it is this set of classifications that serves as the primary
framework that the Plan uses to identify which of our existing zoning districts can be
considered at any particular location: using the zoning Translation Table (on the
preceding two pages), each land use listed in our existing zoning districts is classified
into one or more of these sub-categories of development types, ranging from ‘natural’ to
‘rural’ to ‘urban’ development patterns.

3. Concentrations of Development (e.g., Villages)

Now, in the final steps of the map development process, because this Plan does focus
in on building neighborhoods and communities in the County, the map projects
appropriate locations for these more specific centers of concentration of development
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(which have been generically labeled “village centers” on the map, although they may
denote a hamlet or town as well).

However, to avoid being repetitive, the more detailed description of these last two steps
(3 and 4) is contained in the following section (1c, “General Implementation...”) — along
with an equally detailed account of how the zoning Translation Table will be used. And
that section also provides an overview of the four community/neighborhood types —
which, again, range in size and intensity, and are located primarily according to where
the infrastructure is — or will be there — to support it and maintain them.

4. Individual Village Plans

But here, the last step of the map development process calls for the evaluation of new
commercial uses to be done within the context of the neighborhood or community
surrounding the property in question — which, again, is discussed in detail in the
following Section (1c), as well as in Element 4 of Section 3 (“Community and
Neighborhood Planning”). And this last step will ultimately include preparation of a far
more detailed development plan specifically for each such community or village
identified on the general plan map, following direct notification and input from the
owners of property at each location.

And it bears restating, having outlined the map development process, that every
phase of a watershed plan’s development will be openly available to the public for
review and comment throughout the process. Plus, as indicated in Step 4 above, the
County’s requests for public input will become even more intense during the latter
stages of each watershed’s plan development, as the more specific/localized planning
begins to get underway. And this, too, is described in more detail in the following
section.
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