Waterway Wines – Site Plan/CUP
Staff Report: Andy Bauer
Application #:ZA22-000027
STAFF RECOMMENDATION:

COW Meeting Date: June 6, 2022
Applicant: Chris Lieb
Property Location: 2301 E. 2nd St.
APPROVE WITH CONDITIONS

SUMMARY OF REQUEST
Applicant seeks Site Plan/CUP approval for a mixed use development consisting of a retail wine store,
wine tasting room and limited restaurant, and 4 multifamily dwelling units. In accordance with Article 10-2
B., Deviations, of the Zoning Ordinance, the applicant seeks to deviate from strict compliance with
underlying zoning and overlay district standards, therefore a CUP is required.
EXISTING CONDITIONS
The property is located at 2301 East 2nd Street and contains a vacant building. The building was originally
constructed in 1955 and has contained numerous businesses in the past. The site is zoned BG General
Business District and is within the Waterway Village Overlay District.
SURROUNDING CONTEXT
The following are the surrounding zoning districts and land uses:
 North –General Business District (BG), Waterway Village Overlay District / McElroy Salon &
Heron Valuation Group
 South – General Business District (BG), Waterway Village Overlay District / Gulf Shores Inn
 East – Residential/High-Density Multiple-family District (R-4), Waterway Village Overlay
District / Our Lady of the Gulf Catholic Church
 West – Residential/High-Density Multiple-family District (R-4), Waterway Village Overlay
District / Single Family House
BACKGROUND
 In 2012 the City Council amended the Zoning Ordinance to create the Waterway Village Overlay
District. Waterway Village is a specific neighborhood plan utilizing a Form-Based Code (FBC) for
the East Gulf Shores/ ICW area. The purpose of the overlay is to:
1. Encourage the East Gulf Shores area to develop into a walkable, mixed-use downtown,
commercial entertainment district; and
2. Create a district that will strengthen the ties between the eastern and western residential
areas of the city.
Form-Based Codes are a method of regulating development to achieve a specific urban form.
FBC’s create a predictable public realm primarily by controlling physical form, with a lesser focus
on land use.


May 24, 2022 Planning Commission Meeting. The Commission unanimously voted, 7-0, to
recommend approval of Waterway Wines Site Plan/CUP to the City Council.

EXISTING ZONING
Underlying – BG General Business. This district is intended to provide locations for a specified range of
retail businesses and services, offices, hotels, motels and other compatible uses serving community
needs, where an attractive appearance of buildings and their premises is important to the successful
conduct of business.
Waterway Village Overlay – T5 Neighborhood Commercial. The purpose of this zone is to preserve and
enhance the existing character of locally serving retail and commercial uses along East 2nd Street. The
physical form varies to represent the mixed commercial use of the area with buildings broken down into

separate volumes, designed to form part of a larger composition of the area. Shared on-street parking,
thoroughfare landscape plantings and pedestrian and bicycle paths are used to re-enforce the pedestrian
scale of this neighborhood.
FUTURE LAND USE PLAN
The Land Use Plan indicates Waterway Village is envisioned to become a dense, compact, walkable,
mixed use, neighborhood downtown district that encourages an active working waterfront with a network
of waterfront and neighborhood greenways and open spaces. Waterway Village is envisioned to become
a secondary tourist destination to the beachfront which will geographically diversify the economy of Gulf
Shores.
The Land Use Plan designates this parcel’s future land use as Commercial/Mixed Use. Mixed use
development is encouraged by the City of Gulf Shores. This is a development type in which various
primary uses—for example, Office, Civic, Institutional, Retail and Residential—may be combined
(horizontally and/or vertically)in the same building or within separate buildings on the same site or nearby
sites.
PROPOSED SITE PLAN
Specifics of the Waterway Wines plan are as follows:
 Lot Size: 8,548sf (.20ac)
 Dwelling Units (4 Max.): 4
 Building Height (Max. 4 stories): 2 stories
 Maximum Building Coverage (Max. 65%): 52%
 Maximum Impervious Surface Coverage (Max. 85%): 39%
 Minimum Front Setback (0ft min/5ft max): 12ft
 Minimum Rear Setback (5ft min): 77ft
 Minimum Side Setback Interior (0ft min/0ft max): 0ft
 Minimum Side Setback Street (0ft min/5ft max): 8ft
 Minimum Landscape (20%): 60%
 Parking (13 required): 20 spaces provided (4 on site, 6 existing within E. 2nd St. ROW, 6 new
Parking Spaces within East 22nd Ave, and 4 shared parking spaces)
ANALYSIS
Future Land Use Plan Compliance
An implementation opportunity listed in the Land Use Plan is, “continue to promote and attract
investment and partners, both public and private for Waterway Village.” The city’s main goals are the
creation of an Intracoastal waterfront pedestrian promenade, recruitment of waterfront seafood
restaurants and shops, the development of a waterfront seafood market and a mix of uses. There is a
need for mixed use developments to provide for additional commercial needs of the district and for
residential units to support the current and future commercial uses of the Waterway Village District.
The proposed development achieves the stated goals of the Future Land Use Plan by providing
mixed use development within Waterway Village.
Zoning Compliance
Use – Uses within the Waterway Village Overlay District are typically governed by the underlying
zoning, but mixed use developments are specifically allowed by “Right” in the overlay district. The
proposed mixed use development of the property preserves and will enhance the existing building on
the property, provide new on-street parking and will provide locally serving retail uses all of which are
stated goals of the T5 Neighborhood Commercial transect zone
BG Zoning – The mixed use building, featuring a retail wine store, wine tasting room/limited
restaurant and four multifamily units, is allowed by “Right” in the BG zoning district. The development
provides an opportunity for reinvestment in the Waterway Village District and furthers a goal of
developing this area into a compact, pedestrian friendly neighborhood downtown district.

Area & Dimensional Deviations – Article 10-2, B., Deviations, of the Zoning Ordinance, allows for
deviations to the underlying and overlay zoning standards if such deviations are found to comply with
the goals and standards of the Future Land Use Plan. Requests for deviations are processed through
the CUP application process. Waterway Wines request a deviation from Article13-5, Alteration of
Nonconforming Structures. The current building is classified as a nonconforming structure, this article
does not allow any alteration or enlargement of a nonconforming structure unless such modification
conforms to the area and dimensional requirements for the applicable zoning district. A deviation to
this article will allow the applicant to adaptively reuse the existing building and premises. Adaptive
reuse is defined as the repurposing of an existing structure for new use. For example, converting an
old church into a restaurant, an old train station into an office space, or an old windmill into a home.
Adaptive reuse breathes new life into historic structures by converting them into something useful for
the surrounding area.
City staff supports the applicant’s deviation request. One of the five purposes of the Waterway Village
Overlay District is to regulate building form in a manner that preserves and advances the existing
architectural character of the area. The existing building was constructed in 1955 and is one of the
older commercial buildings in Gulf Shores. The building form regulations within Waterway Village
Overlay District were based on the existing architectural form of the area. By preserving the existing
building, the applicant is maintaining and enhancing the cultural heritage of the Waterway Way
Village District, and adding a mixed use component to the neighborhood. This furthers a goal of the
Land Use Plan by developing the Waterway Village District into an active, vibrant, pedestrian friendly
neighborhood downtown district. Additionally, adaptive reuse of the building is a more efficient use of
City infrastructure and resources.
Plan Review
Access
Vehicular. One driveway connects the four parking spaces in the rear of the building with East
22nd Avenue. The access drive is paved in the East 22nd Avenue right-of-way and utilizes gravel
inside the site. The Waterway Village Overlay District encourages the use of porous pavement
such as gravel parking. These four parking spaces will be used for the four multi-family units.
Twenty-four feet of the existing fence between the subject property and the property to the north
will be removed for the purpose of sharing the parking between the two sites.
Pedestrian & Bicycle. A new 10ft sidewalk is provided the length of the property within the East
22nd Avenue right-of-way. A planter and 8ft sidewalk will be constructed on the site adjacent to
the East 2nd Street right-of-way. The City Engineer recommends construction of the on-site
sidewalk as opposed to constructing the sidewalk within the right-of-way since sidewalks will be
constructed along both sides of East 2nd Street from East 20th Avenue to the new pedestrian
bridge as a component of the Build Grant Multi-modal Project. These sidewalks are designed to
connect to future sidewalks to the south and west of the property. A bike rack is located near the
entrance of the building.
Parking
In an effort to promote compact pedestrian development, the Waterway Village regulations allow
a combination of reduced parking standards, on-street parking and shared parking between uses
which allow a smaller parking supply to meet the peak parking demands of the district. Waterway
Wines utilizes each of these standards to comply with the parking requirements. Waterway Wines
provides 4 on-site parking spaces, proposes 6 new parking spaces in the East 22nd Avenue
public right-of-way, and will use 6 existing spaces in the East 2nd Street public right-of-way for a
total of 16 spaces. The site is required a minimum of 13 parking spaces.
Additionally, the applicant has secured a shared parking agreement with the property owner
(Frank Reed) to the north to share 4 parking spaces on his property. This will provide a total of 20
available parking spaces for Waterway Wines. Mr. Reed’s building is currently used as an office

for Heron Valuation Group and K McElroy Hair Salon. Both businesses maintain 8am-5pm
business hours weekdays and are closed on the weekends. Waterway Wines plans to close at
8pm with the peak use being between the hours of 5-8pm. Differing hours of operation and peak
hours of use are ideal for shared parking.
Building Architecture
The existing building is two-stories and will undergo a complete interior and exterior remodel. The
exterior will be stucco and painted “Oyster Shell” with dark bronze trim and a galvalume metal
roof. New windows and balconies will be added to the second floor to add visual interest. The
architecture complies with the Zoning Ordinance regulations.
Landscaping & Open Space
The landscape, screening, and buffering provisions of Article 12 of the Zoning Ordinance do not
apply in the Waterway Village Overlay District with the exception of the parking lot landscaping
provisions. The Landscape Plan shows 2 Natchez Crepe Myrtles being added to the parking lot
and sod within the open areas of the site. The applicant is also providing 2 Live Oak Trees and 2
Allee Lacebark Elm trees within the on-street parking area along East 22nd Avenue. The
Landscape Plans comply with the requirements of the Zoning Ordinance.
Tree Protection
There is one, 43 inch Heritage Live Oak Tree located on the southwest corner of the property.
The tree is being saved and has been incorporated into the site landscaping. The Live Oak Tree
qualifies for 7 tree credits.
Grading & Drainage
The Grading and Drainage plan has been reviewed and approved by the City Engineer.
Exterior Lighting
The Lighting Plan has been reviewed and approved by the City of Gulf Shores. One, 20ft tall light
is provided to light the 4 parking spaces behind the building. The light fixtures is full cut-off as
required by the Zoning Ordinance.
Trash Collection
The applicant provided a letter from Republic Services indicating the site can be serviced with
roll-out trash containers. The roll out trash containers are located at the rear of the site and are
screened in accordance with the Zoning Ordinance.
Department and Agency Reviews
The Fire Marshal and Engineering Department have reviewed and approved the Site Plan.

RECOMMENDATION
Staff and the Planning Commission recommend approval of the Site Plan/CUP with the following
conditions:
1. Grant a deviation from Article13-5, Alteration of Nonconforming Structures, to allow the applicant
to adaptively reuse the existing building and premises.
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