CITY OF CHELSEA

ADOPTED
FEBRUARY 19, 2019

HIGHWAY 280 +
OLD HIGHWAY 280
OVERLAY DISTRICT

THE REGIONAL PLANNING COMMISSION OF GREATER BIRMINGHAM

HIGHWAY 280
OVERLAY DISTRICT
This project was supported by funding from the Regional Planning Commission of
Greater Birmingham (RPCGB) and the Birmingham Metropolitan Planning Organization
(MPO) Building Communities Program. The contents of this document do not necessarily
reflect the official views or policies of the Birmingham MPO or the RPCGB. For more
information on this program, please visit http://www.rpcgb.org or call (205) 251-8139.
This plan was prepared as a cooperative effort of the U.S. Department of Transportation
(USDOT), Federal Highway Administration (FHWA), Federal Transit Administration (FTA), the
Alabama Department of Transportation (ALDOT), MPO and RPCGB as a requirement of Title 23
USC 134 and subsequent modification under Public Law 114-94 (FAST Act) December 2015.
The contents of the plan do not necessarily reflect the official views or policies of the USDOT.

ACKNOWLEDGMENTS

Tony Picklesimer, Mayor

Chelsea City Council
Tiffany Bittner
David Ingram
Casey Morris
Cody Sumners
Scott Weygand

Planning and Zoning Commission
Tony Picklesimer, Mayor
Scott Weygand, City Council
Crystal Etheredge, City Clerk
Mark Lindsey
David Calhoun
Tom Holcombe
Cole Williams
Chris Smith
Matt Lyons

Regional Planning Commission of Greater Birmingham
Charles Ball, AICP, Executive Director
Scott Tillman, Director of Planning and Operations
Lindsay S. Puckett, AICP, Principal Planner
Brett Isom, GIS Manager
Marshall Farmer, GIS Analyst
Maria Hines, Senior Planner, Project Manager
Hunter Garrison, Community Planner
Samuel Parsons, Transportation Planner

TABLE OF CONTENTS
INTRODUCTION......................................................................... 7
Background .................................................................................................................................. 8
What is the intent of the Highway 280 Overlay District?.............................................................. 8
What is an Overlay District?.......................................................................................................... 9
Design Standards and Guidelines.............................................................................................. 11
Establishment of Overlay District .............................................................................................. 11
Boundaries / Applicability.......................................................................................................... 11
How to Use this Document......................................................................................................... 12

CONTEXT.................................................................................... 13
Highway 280 Corridor Today...................................................................................................... 14
Existing Zoning............................................................................................................................ 16

DESIGN STANDARDS + GUIDELINES.............................19
Establishment of District Boundaries......................................................................................... 20
Intent........................................................................................................................................... 20
Applicability ................................................................................................................................ 20
Compliance ................................................................................................................................ 20
Development Plan ...................................................................................................................... 25
Permitted Uses ........................................................................................................................... 26
Supplemental Uses .................................................................................................................... 27
Prohibited Uses .......................................................................................................................... 27
Modifications............................................................................................................................... 28
Building Standards ..................................................................................................................... 28
Architectural Treatment Standards............................................................................................ 33
Access Standards......................................................................................................................... 36
Parking Standards....................................................................................................................... 37
Screening, Fence and Wall Standards ....................................................................................... 41
Grading and Drainage Standards............................................................................................... 43
Planting Standards ..................................................................................................................... 44
Additional Regulations............................................................................................................... 47
Glossary....................................................................................................................................... 48

FIGURES
Figure 1.1:
Figure 1.2:
Figure 1.3:
Figure 2.1:
Figure 2.2:
Figure 3.1:
Figure 3.2:
Figure 3.3:
Figure 3.4:
Figure 3.5:
Figure 3.6:
Figure 3.7:

Typical Site Design in the Highway 280 Corridor Today........................................... 8
Overlay District Diagram............................................................................................ 9
Highway 280 Overlay District Boundary Map......................................................... 10
Existing Land Use Map............................................................................................. 15
Existing Zoning Map................................................................................................. 17
Highway 280 Overlay District Boundary Map......................................................... 21
Highway 280 Overlay District Compliance Standards and Regulations................ 22
Setbacks Diagram .................................................................................................... 30
Cross and Joint Access Diagram.............................................................................. 37
Typical Parking Lot Configuration Diagram............................................................ 38
Preferred Parking Location Diagram....................................................................... 38
Preferred Interior Parking Lot Landscaping Diagram............................................. 39

TABLES
Table 2.1:
Table 2.2:
Table 3.1:
Table 3.2:
Table 3.3:
Table 3.4:
Table 3.5:

Existing Land Use Today............................................................................................ 14
Existing Zoning in the Highway 280 Corridor........................................................... 16
Existing Zoning Districts within the Highway 280 Overlay District ......................... 20
Compliance and Applicability .................................................................................. 23
Building Standards Table by Building Type.............................................................. 32
Building Material Standards ..................................................................................... 35
Highway 280 Overlay District - Approved Planting Materials List ........................... 44

CHAPTER 1:

CHAPTER

1

HIGHWAY 280 OVERLAY DISTRICT

7

p. 8

HIGHWAY 280 OVERLAY DISTRICT

01 INTRODUCTION

BACKGROUND

This Highway 280 and Old Highway 280 Overlay District,
which will be referred to hereafter as the Highway 280
Overlay District, is a tool available to the City of Chelsea
to improve the physical appearance and quality of
development along Highway 280 from Dunnavant Valley
Road (County Road 41) to County Road 51, and along
Old Highway 280 from its intersection at Highway 280 to
County Road 51. Together, these corridors are the most
well-traveled in the City of Chelsea and feature the eastwest gateways to the City. Recognizing the importance of
the appearance of these major corridors and their impact
on the local economy, the City decided that there was a
need to establish an overlay district with design guidelines
along Highway 280 and Old Highway 280 to coordinate the
physical improvements as properties are newly developed
or redeveloped in the years to come.
Figure 1.1: Typical Site Design in the Highway 280

Corridor Today

WHAT IS THE INTENT OF THE
HIGHWAY 280 OVERLAY
DISTRICT?

The intent of the Highway 280 Overlay District is to establish
economically feasible minimum development standards
and regulations for properties within the Highway 280
Overlay District regarding building development, building
design and orientation, land uses, site development,
landscaping, buffering and screening, access and parking.
In general, the Highway 280 Overlay District is intended
to improve the architectural and visual character of the
corridor.
The overlay district standards and regulations shall be so
applied as to accomplish the following purposes:
1. To ensure that Highway 280 and Old Highway
280, as two of Chelsea’s’ primary traffic corridors,
are developed and maintained in a harmonious
and compatible manner in order to promote the
economic development, general welfare and safety
of the community;
2. To ensure creativity and compatibility of the
planning and design among land uses in the
corridor, as well as to encourage a responsible land
ethic;
3. To minimize congestion by incorporating access
management principles into site design;
4. To guide the placement, size, arrangement and
articulation of buildings;
5. To encourage reuse and redevelopment of existing
buildings and building lots; and
6. To enhance property values through high-quality
design and cohesive placemaking.

1

Large setback to allow for parking in the front of
the building

2

Multiple driveway cuts

3

Limited vegetation

4

Little to no pedestrian access

5

Occasional cross access
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WHAT IS AN OVERLAY
DISTRICT?

An overlay district is a zoning tool that encourages a
more uniform and aesthetically-pleasing appearance by
establishing land development standards that vary from
the underlying base zone district standards. The overlay
zoning district is placed “over” the current base zoning
in the corridor in order allow for development standards
above and beyond those in the base zoning, and in effect,
it guides future development in a manner that would not
otherwise be ensured by the development standards in the
base zoning districts.
A more uniform and aesthetically-pleasing appearance
along the corridor will require numerous design decisions
by a wide range of people at different stages in the
permitting and development process. These decision
makers include property owners and tenants, developers,

architects, landscape architects, engineers, traffic planners,
and the Chelsea planning staff and the Chelsea Planning
and Zoning Commission, who are responsible for issuing
zoning and building permits. An overlay district will help to
coordinate the design decisions made by all participants to
achieve this vision.
While an overlay district establishes limits, its purpose is to
ensure that design decisions complement each other and
contribute to creating the quality of place envisioned in the
plan. An overlay district is not intended to stifle creativity,
or to limit a property owner’s opportunity to maximize the
value of his or her property. Rather, it recognizes the variety
and energy that different designers bring to corridors
like Highway 280 and Old Highway 280 and encourages
innovative and unique design solutions. By establishing
an overall standard of design quality, an overlay district
helps to avoid the visual chaos and functional inefficiencies
of development where design decisions are made
independently with little or no regard for how they affect a
neighboring property, or the perception of the area.

Figure 1.2: Overlay District Diagram

The overlay zoning district is placed “over” the
current base zoning in the corridor in order allow
for development standards above and beyond those
in the base zoning, and in effect, it guides future
development in a manner that would not otherwise
be ensured by the development standards in the base
zoning districts.
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Figure 1.3: Highway 280 Overlay District Boundary Map
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DESIGN STANDARDS AND
GUIDELINES

An overlay district typically includes both mandatory
(standards) and advisory (guidelines) design principles:
•

•

Standards are specific development controls
that govern quantitative and measurable design
objectives, such as the placement and height
of buildings or the dimensions and lighting of
signs. They are expressed with terms like “shall”
and “must” and are often described in tables and
diagrams that show precise dimensions or fixed
limits within which a proposed design must fall.
Guidelines provide direction on more subjective
or qualitative design objectives, such as the
architectural character of buildings, materials
and colors. Guidelines are open to interpretation
and admit a variety of solutions that support
the general design intent of the overlay district.
They are expressed with terms like “should” and
“encouraged” and are illustrated with examples from
other communities.

Implementation of some of the design standards and
guidelines in the overlay district are site specific or area
wide and are dependent upon infrastructure design,
construction, and operation, such as those impacting the
public right-of-way and stormwater. The City of Chelsea
will determine whether to implement these standards
and guidelines through the applicable laws, policies and
actions of various government departments and agencies.

ESTABLISHMENT OF
OVERLAY DISTRICT
BOUNDARIES /
APPLICABILITY

The Highway 280 Overlay District shall be defined as all
properties in the corporate limits of the City of Chelsea
located on lots, parcels and tracts that have frontage upon
the right-of-way along Highway 280 from Dunnavant Valley
Road (County Road 41) to County Road 51, and along Old
Highway 280 from its intersection at Highway 280 to County
Road 51. To determine whether the overlay district applies
to a property, please refer to the properties identified on
the Highway 280 Overlay District boundary map in Figure
1.3.
This document establishes the development standards
and regulations that vary from the underlying base zone
district standards for the properties within the Highway
280 Overlay District. All provisions described are regulatory
in nature and have the same force and effect as, but are
variations from, the standards set forth for the base zone
districts in the zoning ordinance of the City of Chelsea Code
of Ordinances. Any final development construction plans
submitted for approval under the Highway 280 Overlay
District will be reviewed for adherence to these provisions
and to the provisions of the base zoning that are not varied
by the Highway 280 Overlay District.

11
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HOW TO USE THIS
DOCUMENT

Government officials, property owners, developers, design
consultants, and other stakeholders will use this document
to prepare improvement plans that are consistent with the
City of Chelsea’s Zoning Map along both Highway 280 and
Old Highway 280. The standards and guidelines apply to all
new construction and redevelopment improvements in the
Highway 280 Overlay District that require building permits.
To prepare a development proposal for a specific property,
participants should first familiarize themselves with
the Zoning Map for the Highway 280 and Old Highway
280 corridors as described in the Chapter 2 (Figure
2.2). The chapter describes the various zoning districts
along Highway 280 and Old Highway 280. The Zoning
Map specifically identifies the appropriate location for
commercial and mixed-use uses along the corridor.
Chapter 3, Design Standards and Guidelines, begins by
describing the overlay district’s boundaries, the intent
and applicability of the overlay district, then goes on to
explain how compliance will be based on two trigger
mechanisms (the physical expansion /renovation or the
value of improvements to a property). The requirements for
the submittal of a development plan are listed, along with
a detail list of permitted, special exception and prohibited
land uses, and a description of criteria for modifications to
the overlay district standards.
Chapter 3 then organizes the overlay district standards and
guidelines into the following topics: Building Standards,
Architectural Treatment Standards, Access Standards,
Parking Standards, Screening, Fence and Wall Standards,
Grading and Drainage Standards, Planting Standards and
Additional Regulations. Again, the standards and guidelines
apply to all properties in the Highway 280 Overlay District
boundary map. Understanding the standards and
guidelines well, and adhering to them closely, is paramount
not only to the success of the application process but to the
future of the corridor itself.

12

Applicants are encouraged to work with City staff early
in the design and development process. City staff and
the City of Chelsea Planning and Zoning Commission are
responsible for approving plans and issuing the required
development permits in the overlay district area. Where
obvious physical constraints exist on a site within the
overlay district, City staff and the Planning and Zoning
Commission will review alternative design solutions relative
to the intent of the standards and guidelines.
The overlay district works in conjunction with the City’s
base zoning districts and other development regulations.
Anyone involved in the design or review of a development
proposal should consult this document in combination
with all other City laws, policies and standards governing
development and physical improvements along Highway
280 and Old Highway 280.

CHAPTER 2:

CHAPTER
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Today, the Highway 280 and Old Highway 280 corridors
features a typical suburban pattern of development.
While the general pattern of development is low density,
development density tends to be focused at intersections
with major roads, such as at the intersections with County
Road 39, Old Highway 280, County Road 47 and Chelsea
Road. Prominent existing developments along Highway
280 and Old Highway 280 include the Chelsea Public
Library, Wal-Mart Supercenter, Chelsea Corners Shopping
Center, and the Chelsea Crossroads Shopping Center.

HIGHWAY 280 CORRIDOR
TODAY

The Highway 280 Overlay District includes the following two
road segments: Highway 280 from Dunnavant Valley Road
(County Road 41) to County Road 51, which runs east – west
through the heart of the City; and Old Highway 280 from
its intersection at Highway 280 to County Road 51. Both
corridors serve as two of Chelsea’s main transportation
corridors.
The following is a range of 2015 average daily traffic counts
along the segment of Highway 280 (according to 2015
Alabama Department of Transportation traffic counts):

HIGHWAY 280
•

42,200 just north of Essex Dr

•

41,800 just northwest of County Road 43

•

36,670 just east of Stanley Drive

•

26,870 just west of County Road 440

•

24,890 just west of County Road 437

OLD HIGHWAY 280- NO DATA
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Figure 2.1 shows the existing land uses throughout
the corridor. Approximately 63.5% of the existing land
today consists of undeveloped or vacant land and an
additional 21.5% of the land is general commercial. As
an emerging corridor along one of the primary growth
axes of the city, Highway 280 and Old Highway 280 could
both face a number of changes in the coming years as
properties develop from vacant to general commercial or
planned mixed-use. The acreages of the existing land use
development categories are listed in Table 2.1.
Table 2.1: Existing Land Use Today
Existing Land Use Category
General Commercial
Residential
Undeveloped/Vacant
Utilities
Total

Acres
213.7
144.4
631.2
4.1
993.3

Total %
within
Overlay
District
21.5%
14.5%
63.5%
0.4%
100.0%

UNDEVELOPED/ VACANT LAND

0 0.125 0.25

0.5

0.75
Miles

1

"
)
39

280

£
¤

43

"
)

"
)
47

32

"
)

Shelby County

51

"
)

Figure 2.1: Existing Land Use Map

¯

"
)

11

41

"
)

Other City Parcels

Undeveloped/ Vacant

Utilities

General Commercial
Residential

HIGHWAY 280 OVERLAY DISTRICT
02 CONTEXT

15

p. 16

HIGHWAY 280 OVERLAY DISTRICT

02 CONTEXT
The uses in the corridor, for the most part, are stand-alone,
self-contained buildings that have little relationship to the
street or to each other. The existing commercial mix, the
distance between uses, and the deep setback of buildings
behind surface parking lots does little to encourage
pedestrian activity, and the jumble of architectural styles,
lighting and inconsistent landscaping creates a chaotic and
confusing environment.

GENERAL BUSINESS DISTRICT (B-2)

In general, individual developments along the corridor
are often not connected to adjacent developments by
either pedestrian or roadway connections. Thus, to access
virtually all developments, an automobile trip or a relatively
long and often dangerous pedestrian trip must be made.
Furthermore, to access an adjacent development, one
must often first exit the development, cross traffic onto
Highway 280 or Old Highway 280 and then enter the next
development, even though the developments are adjacent.

EXISTING ZONING

Figure 2.2 shows the Existing zoning for the corridors.
As shown in Table 2.2, the B-2 General Business zoning
district consists of 69.1% of the land in the overlay corridor,
AR Agricultural-Residential represents 19.1% of the land,
E-1 Single-Family Estate zoning represents 6.7% of the land,
PMD Planned Mixed-use zoning represents 4.6% of the land,
and RR Rural Residential represents 0.5% of the land.

SINGLE-FAMILY ESTATE
DISTRICT (E-1)

While 69.1% of the parcels in the overlay district are
currently zoned B-2 General Business District, the existing
land use shows that most of the parcels are vacant or
undeveloped. Each zoning category is broken down by
acreage in Table 2.2, and the intent of each zoning district
is listed below.
Table 2.2: Existing Zoning in the Highway 280

Corridor

Zoning Classification

Acres

Agricultural - Residential (AR)
Rural Residential (RR)
General Business District (B-2)
Single-Family Estate District (E-1)
Planned Mixed-use District (PMD)
Total

190.1
5.0
686.1
66.8
45.4
993.3
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% Within
Total
Overlay
District
19.1%
0.5%
69.1%
6.7%
4.6%
100.0%
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•

Agricultural-Residential (AR): A district intended for larger lot or land areas on which the primary use is
agricultural in nature and ordinarily used for generating profit. Residential is a permitted activity.

•

Rural Residential (RR): A district intended exclusively for single lots of record that existed prior to the adoption
of the zoning ordinance. It is for single-family rural residential neighborhoods and homes that existed at the time
of Chelsea’s incorporation. The intent is to accommodate, facilitate, and maintain the existing rural residential
character.

•

General Business District (B-2): A district intended for automotive-related businesses and businesses offering
retail and services catering to the needs of, and in locations convenient to, commuters and long-distance travelers.

•

Single-Family Estate District (E-1): A district intended for single-family residential neighborhoods. Its intent is to
facilitate and maintain the development of a spacious neighborhood environment through larger lots and setbacks
and with approved accessory structures.

•

Planned Mixed-Use District (PMD): A district intended to provide flexibility of design and types and densities for
commercial mixed-use developments. The minimum acreage required to be considered for PMD zoning is 5 acres.
The base-zoning district shall determine which planned development district type is applicable. If the base-zoning
district is O-I, B-1, B-2, or M-1, then the PMD shall apply.

18
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ESTABLISHMENT OF
DISTRICT BOUNDARIES

The Highway 280 Overlay District shall be defined as all
properties in the corporate limits of the City of Chelsea
located on lots, parcels and tracts that have street frontage
upon the right-of-way of Highway 280, Old Highway 280,
or along a frontage road that abuts Highway 280 or Old
Highway 280, as established by the boundary map.
To determine whether the overlay district applies to a
parcel, please refer to the parcels identified on the Highway
280 Overlay District boundary map in Figure 3.1.

INTENT

The intent of the Highway 280 Overlay District is to improve
the architectural and visual appearance of the Highway 280
and Old Highway 280 corridors by establishing minimum
development standards and regulations for properties
within the overlay district.

APPLICABILITY

The Highway 280 Overlay District is intended to serve as an
overlay district to the established base zoning districts in
the City of Chelsea Zoning Ordinance. Base zoning districts
within the Highway 280 Overlay District are listed in Table
3.1. Except as modified by the Highway 280 Overlay District,
the provisions of the base zoning district shall apply to
all development within the boundary of the Highway 280
Overlay District. In cases where any of the Highway 280
Overlay District requirements conflict with base zoning
requirements, the applicable Highway 280 Overlay District
requirements shall apply.
Table 3.1: Existing Zoning Districts within the

Highway 280 Overlay District

Zoning Classification
Agricultural - Residential (AR)
Rural Residential (RR)
General Business District (B-2)
Single-Family Estate District (E-1)
Planned Mixed-use District (PMD)
Total

20

Acres
190.1
5.0
686.1
66.8
45.4
993.3

COMPLIANCE

The standards and guidelines apply to all new construction
and redevelopment improvements in the Highway 280
Overlay District that require building permits, as well as
any other parcel that is aggregated for development with a
parcel shown in Figure 3.1.
These provisions shall not apply to previously approved
projects regarding preliminary site development plans or
construction plans.
Overlay compliance will be based on two triggers- the
physical expansion /renovation of the building, and the
value of exterior building improvements:
• Physical expansion / renovation to the building:
the percentage of increase of the building(s) total
gross floor area in relation to the existing square
footage. A renovation is any structural alteration,
expansion, enlargement or remodeling to the
building; or
•

Value of building improvements: the percentage
of the value of exterior building improvements in
relation to the assessed value of the building.

•

NOTE: Repairs or reconstruction to existing
building components, including AC repairs, water/
wastewater/drainage repairs, and roof repairs do
not account to be considered as expansion/value of
improvements.

Compliance with the Highway 280 Overlay District
standards and regulations shall be required as follows (and
is outlined in Table 3.2):
1. Full compliance with the building, architectural
treatment, access, parking, screening, fence, wall,
grading and drainage, and planting standards shall
be required when:
•

New construction occurs on vacant property;

•

A new structure is built on a lot with existing
structures;

•

An existing building or structure is replaced after
damage by fire or other cause, when the cost of
the restoration is more than 50% of its current
replacement value;

•

Renovations/ expansions occur that increase the
existing building’s total gross floor area by more
than 50% (measured in square feet); or
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•

Renovations/ expansions where the value of the
exterior building improvements exceeds 50% of the
current assessed value of the building.

2. Compliance with the parking standards (except
parking location standards), the screening, fence
and wall standards and the planting standards shall
be required when:
•

•

Renovations/ expansions occur that increase the
existing building’s total gross floor area by 25% to
50% (measured in square feet)
Renovations/ expansions occur where the value of
the exterior building improvements equates to 25%
to 50% of the current assessed value of the building

*For example compliance scenarios, see page 24.

GRANDFATHERED DWELLING
UNITS

NONCONFORMING USES

All nonconforming existing developments and businesses
in the Highway 280 Overlay District on the effective date of
this ordinance shall be continued and approved provided
that:
• No change shall be permitted to allow any other
nonconforming business type, building, or new
business of a nonconforming use.
•

A nonconforming use shall be required to comply
with this ordinance if it has been abandoned for a
continuous period of more than 180 days, or if it has
been vacant and unleased for a continuous period
of more than 365 days.
Article Five, Section Four (5.4 Nonconforming Uses) of
the Chelsea City Code of Ordinances shall apply to this
overlay district.

The provisions of this overlay district shall not apply to any
single-family dwelling unit legally existing on the effective
date of this ordinance. Such a dwelling unit shall not be
deemed nonconforming because of its inability to meet the
requirements of this section.
Figure 3.2: Highway 280 Overlay District Compliance Standards and Regulations

(1) Physical expansion / renovation of a building: the
percentage of increase of the building(s) total gross
floor area in relation to the existing square footage.
A renovation is any structural alteration, expansion,
enlargement or remodeling to the building;

22

(2) Value of building improvements:
the percentage of the value of
exterior building improvements in
relation to the assessed value of
the building.
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Table 3.2: Compliance and Applicability

New
Construction
Minor repairs &
renovations
Moderate Redevelopment

Screening,
Fence,
& Wall
Standards

Grading &
Drainage
Standards

Planting
Standards

Applies

Applies

Applies

Applies

Applies

Applies

Applies

Applies

Applies

Applies

Applies

Applies

Applies

Does not
apply

Does not
apply

Does not
apply

Does not
apply

Does not
apply

Does not
apply

Does not
apply

Does not
apply

Applies

Applies

Does not
apply

Applies

Does not
apply

Does not
apply

Does not
apply

Applies

Applies

Does not
apply

Applies

Applies

Applies

Applies

Applies

Applies

Applies

Applies

Applies

Applies

Applies

Applies

Applies

Applies

Applies

Building
Standards

New construction on a
vacant parcel

Applies

New structure is built on a
lot with existing buildings

Project Type:

Major Redevelopment

Access
Standards

Parking
Standards
(except
parking
location)

Architectural
Treatment
Standards

Renovations/ expansions
that add less than 25% to
the building’s total gross
floor area or that increase
the building’s current
assessed value by less
than 25%
Renovations/ expansions
that increase the existing
building's total gross floor
area by 25% to 50% more
than its existing gross floor
area (measured in square
feet)
Renovations/ expansions
where the value of
the exterior building
improvements equates to
25% to 50% more than the
current assessed value of
the building
Renovations/ expansions
that increase the existing
building’s total gross floor
area by more than 50%
than its existing gross floor
area (measured in square
feet)
Renovations/ expansions
where the value of
the exterior building
improvements equates to
more than 50% than the
current assessed value of
the building

Does not Does not
apply
apply

23

p. 24

HIGHWAY 280 OVERLAY DISTRICT

03 DESIGN STANDARDS + GUIDELINES

Example Scenario 1: Minor Repairs & Renovations
COMMERCIAL BUILDING MAKES INTERIOR REPAIRS/RENOVATIONS
Current Conditions:
• Building value by property appraiser: $800,000
• Building size: 25,000 square feet
Proposed Value of Improvements / Renovation:
• Value of improvements: $80,000 (or 10% of the assessed value of the
building at the time of the proposed improvements)
•

No compliance standards are
triggered by the improvements

Additional floor area added to building: none

Example Scenario 2: Moderate Redevelopment
COMMERCIAL BUILDING WANTS TO EXPAND BUILDING SIZE
Current Conditions:
• Building value by property appraiser: $800,000
•

Needs to comply with the
following standards:

Building size: 25,000 square feet

Proposed Value of Improvements / Building Expansion (floor area):
• Value of exterior improvements: $225,000 (or 28% of the assessed
value of the building at the time of the proposed improvements)
•

•

Additional floor area added to building: 6,500 square feet (or
26% of the existing square footage at the time of the proposed
improvements)

•

Parking Standards (except
Parking Location)

•

Screening, Fence and Wall
Standards

•

Planting Standards

Total proposed building size: 31,500 square feet

Example Scenario 3: Major Redevelopment
COMMERCIAL BUILDING IS REDEVELOPED INTO A MIXED-USE DEVELOPMENT WITH OFFICE AND
RETAIL USES
Current Conditions:
• Building value by property appraiser: $800,000
•

Proposed Value of Improvements / Building
Expansion (floor area):
• Value of exterior improvements: $225,000 (or 28%
of the assessed value of the building at the time of
the proposed improvements)
•

•
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Needs to comply with all of the standards:

Building size: 25,000 square feet

Additional floor area added to building: 6,500
square feet (or 26% of the existing square footage
at the time of the proposed improvements)
Total proposed building size: 31,500 square feet

•

Building Standards

•

Architectural Treatment Standards

•

Access Standards

•

Parking Standards (except Parking Location)

•

Screening, Fence and Wall Standards

•

Grading and Drainage Standards

•

Planting Standards
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DEVELOPMENT PLAN

An applicant should meet with City staff to discuss a
proposed site plan for general conformance with the
Highway 280 Overlay District prior to preparation and
submission of a site plan.
Prior to issue of a building permit, business license, or any
subdivision or resurvey of existing property, each person,
business, applicant or property owner desiring to locate a
business, build or alter a structure, or subdivide or develop
land within the Highway 280 Overlay District must submit to
the city clerk for approval a development and/or site plan
for each parcel or tract of land proposed to be developed
or utilized. The site plan should be drawn to scale, and no
smaller than one (1) inch equals fifty (50) feet.
A development plan containing the following information
and the following additional items and information shall
be filed with each application for conformance to the
Highway 280 Overlay District. The following requirements
are in addition to, and not in lieu of, the requirements
of Article Five (5 General Regulations) in the City of
Chelsea Zoning Ordinance and Article Ten (10 Site
Plan Review) of the City of Chelsea’s Design and
Construction Specifications. In case of conflict, the most
restrictive provisions shall govern expect as may otherwise
be provided in this Article.
• All locations, dimensions and distances of all
indicated features. Indicate property lines,
easements, public and private rights-of-way and
setbacks.
•

Names and addresses of all landowners whose
property adjoins said parcel or tract, as shown in the
tax assessor’s records of Shelby County, Alabama.

•

The location of all buildings proposed to be
constructed within the tract, or the existing
structures intended to be utilized.

•

The location, building height, number of floors, and
floor area of all buildings.

•

The distance between each building and the front
and rear building setbacks.

•

Existing and proposed access ways and roads,
including means of vehicular ingress and egress
from the public or private roads.

•

The number of parking spaces and dimensions of
functional open spaces, buffers and landscaping.

•

Location and dimensions of all off-street parking
spaces and loading facilities.

•

Location of proposed screening, walls, fences and
garbage storage facilities.

•

Location of all existing and proposed easements

•

Location of all sidewalks (if applicable).

•

Parking, driveway and sidewalk paving materials.

•

Location, height, size, materials, color and lighting
of all signs; which shall also be submitted for sign
permit approval.

•

Exterior lighting, fire hydrants and storm-water
retention and detention facilities

•

Location of all existing and proposed public utilities
as the same relates to the development of the
property.

•

Sufficient information and detail to clearly
demonstrate that all applicable requirements and
standards of the Highway 280 Overlay District are
fully satisfied.

The development/ site plan shall be accompanied by
additional items and information:
• A grading plan indicating all areas of cut and fill, and
the grade of all finished floor elevations in relation
to the elevation of the Highway 280 pavement or Old
Highway 280 pavement which adjoins the property.
•

An access management plan indicating compliance
with Article Two (2 Access Management) of
the City of Chelsea Design and Construction
Specifications. Proposed median access cuts
must be approved by the Alabama Department of
Transportation prior to submission of the site plan
and access management plan.

•

When required by the city, a comprehensive traffic
analysis indicating the probable effect of the
proposed development on traffic patterns and
capacities of adjacent streets in the immediate area,
prepared by a registered professional engineer.

•

A facade elevation plan indicating building
orientation, materials, color scheme, and structural
design in compliance with the requirements
of Article Five, Section Seven (5.7 Building
Material Standards) of the City of Chelsea
Zoning Ordinance.

•

An exterior lighting plan illustrating the existing and
proposed foot-candles of artificial light on and off
premises in compliance with the requirements of
Article Eleven, Section Four (11.4 Lighting) of
the City of Chelsea’s Design and Construction
Specifications.
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•

Proposed sign regulations and a signage plan that
shows the type, size and location of all building
wall and freestanding signs proposed for the
development.

•

A fire protection plan, showing the location of all
proposed fire hydrants and fire access lanes, as well
as a description of all fire protection measures and
devices for structures.

•

A landscape plan including a list of plan material
to be utilized, keyed to a Planting Schedule, and
specifying the botanical names, common names,
cultivar (if any), quantity of materials, size of material
at time of planting/ landscaping.

•

•

An erosion and sedimentation plan which meets or
exceeds the Alabama Department of Environmental
Management’s Best Management Practices for
erosion and sedimentation control and storm water
management.
Other plans or specifications necessary indicating
compliance with this Article, and other information
as may be required for review and approval
within the provisions of Article Ten (10 Site Plan
Review), of the City of Chelsea’s Design and
Construction Specifications.

Prior to the issuance of a building permit for improvements
and/or structures in the Highway 280 Overlay District, the
plans and specifications for the improvements and/or
structures shall be submitted to the Planning Commission
and approved by the City Council for the Highway 280
Overlay District in the zoning application.

PERMITTED USES

In addition to the requirements set forth by the base zoning
district of the individual parcel, within the Highway 280
Overlay District no business license shall be issued, nor
shall any building, structure, or land be used or structure
shall be erected, structurally altered, or enlarged except for
one or more of the permitted uses herein cited and subject
to the conditions stated herein:
1. Clinic
2. Club, Private
3. Public Facility
4. Business/Professional Office
5. Car Wash, Stand Alone
6. Convenience Store and Mechanical Car Wash
7. Chartered Bank or Financial Service
8. Entertainment, Indoor
9. Entertainment, Outdoor
10. Garage, Public
11. Garage, Storage or Parking
12. Garden Center or Nursery
13. General Retail, Enclosed
14. Home Improvement Center
15. Hotel
16. Office
17. Recreation, Indoor
18. Recreation, Outdoor
19. Restaurant, Fast Food
20. Restaurant, Standard
21. Service Station
22. Shopping Center
23. Warehousing, Distribution
24. Mixed-Use Development
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SUPPLEMENTAL USES

PROHIBITED USES

Prohibited uses in the Highway 280 Overlay District include
the following:
1. Dwelling, Accessory

1. Dwelling, Upper Story
2. Child Care Center
3. Child Care Institution

2. Dwelling, Duplex

4. Public Utility Facility

3. Dwelling, Fourplex

5. Theater, Drive-In

4. Dwelling, Garden Homes, Patio Homes

6. Vehicle Sales or Rental

5. Dwelling, Manufactured Home Residence

7. Veterinary Clinic/Hospital (No Kennel)

6. Dwelling, Multifamily

8. Wireless Communication Structures

7. Dwelling, Single Family

9. Kennel/Animal Shelters

8. Dwelling, Townhomes/Attached

10. Big Box Retail (see page 28 )

9. Manufactured Home Park

11. Industrial Uses

10. Manufactured Home/Trailer as Office Space

12. Manufacturing

11. Mini-Warehouse

13. Temporary Outdoor Sales

12. Motel
13. Subdivision, Conservation
14. Cemetery
15. Community Center
16. Day Care, Home
17. Group Home, Communal
18. Living Facility, Independent

X

19. Living Facility, Assisted
20. School
21. Auto Dismantling & Salvage Yards
22. Bed & Breakfast Inn
23. Boarding House
24. Camper Park
25. Home Occupation
26. Non-Chartered Bank or Financial Service
27. Pawn Shop
28. Farm
29. Greenhouse, No Sales

X

30. Home Gardens, No Sales
31. Temporary Structure
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MODIFICATIONS

The natural landscape and man-made environment may
present difficulties in compliance with some standards of
the Highway 280 Overlay District. Based on site-specific
issues, modifications to the standards may be necessary.
Modifications may be permitted because of the exceptional
narrowness, shallowness or shape of a specific piece of
property, exceptional topographic condition, or other
extraordinary and exceptional condition of a property.
The condition shall be unique to the subject property and
generally not prevalent to other properties in the general
area or have been created by the previous actions of any
person having an interest in the property after the effective
date of this ordinance.
Any standard within the Highway 280 Overlay District may
be modified, insofar as the intent of the standard is being
met, the modification results in better urban design for the
corridor as a whole, and the modification does not impede
or burden existing or future development of adjacent
properties. Any standards that shall not be modified are
explicitly noted as such in the code.
Modifications shall be approved by the Planning
Commission or the city engineer.
• Minor modifications – Minor modifications in the
location, siting, elevation or character of buildings
and structures shown on the final development
plan may be authorized by the city engineer. No
change authorized by the city engineer under
this section may increase the size of any building
or structure by more than ten percent (10%), nor
change the location of any building or structure by
more than ten feet (10’) in any direction; provided
that, notwithstanding anything in the foregoing, the
city engineer may not permit changes beyond the
minimum or maximum requirements set forth in the
Highway 280 Overlay District.
•
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Major modifications – Major modifications, or
deviations of ten percent (10%) or more from that
what was shown on the final development plan may
be approved by the Planning Commission.

BUILDING STANDARDS
GOALS
•

Regulate the placement, size, arrangement, and
articulation of buildings in the Highway 280 Overlay
District.

•

Encourage a walkable and welcoming pedestrian
friendly environment.

BUILDING TYPES

To establish bulk building standards, the following building
types have been identified as appropriate for the Highway
280 Overlay District:

COMMERCIAL BUILDING TYPE

The Highway 280 Overlay District intends to create more
aesthetically-pleasing and marketable commercial
buildings for prospective tenants by building new
commercial structures to front Highway 280 or Old Highway
280. New or redeveloped commercial buildings should
occupy nearly all of the street frontage within a limited
setback range (forty to eighty feet (40’-80’) from Highway
280 or Old Highway 280). Moreover, facades are encouraged
to be updated to reflect improvements with new
architectural elements, substantial glazing, and awnings.

MIXED-USE BUILDING TYPE

Mixed-use building types are intended to provide a vertical
mix of uses with ground-floor non-residential uses (i.e. retail
or commercial). The second story and beyond is designed
for office and/or residential. The residential portion may
include housing types such as condos or lofts. Mixed-use
buildings can also take the form of live/work buildings,
which consist of one dwelling unit above and/or behind
a flexible ground floor space that can be used for either
residential or non-residential uses. Both the ground-floor
flex space and residential units are owned by one entity.

BIG BOX RETAIL BUILDING TYPE

It is not the intent of the Highway 280 Overlay District to
discourage big box retail from locating along Highway 280,
or Old Highway 280. Instead, the Overlay District seeks to
improve the appearance of future big box retail stores by
encouraging them to create a continuous public edge and
streetscape on all frontages by using a combination of the
following:
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•

Buildings shall face Highway 280 or Old Highway
280.

•

Blank facades shall not be exposed to public streets.
Buildings with long facades (greater than thirty
feet (30’)) shall be massed and articulated with
architectural elements.

•

Access points shall be consolidated, organized and
clearly marked to minimize auto, pedestrian and
bicycle conflicts.

•

Parking lots should have sufficient interior and
exterior landscaping.

•

Loading docks, trash receptacles, and utility
equipment shall be screened.

COMMERCIAL BUILDING TYPE

Within the Highway 280 Overlay District, big box retail is
defined as a single or multiple tenant building designed for
or devoted to retail use that is more than 35,000 square feet
measured from inside the exterior walls. New big box retail
uses are required to comply with all design standards and
guidelines presented in this document (except for parking
lot location, see page 37).

Grandfathered Big Box Retail Building Types

The provisions of this overlay district shall not apply to any
big box retail building types legally existing on the effective date of this ordinance. Such uses shall not be deemed
nonconforming because of its inability to meet the requirements of this section.

MIXED-USE BUILDING TYPE

CIVIC OR INSTITUTIONAL BUILDING TYPE

The civic or institutional building type includes both public
and privately owned or operated community and public
facilities. Civic and institutional buildings should act as
community landmarks, should utilize key sites, and be
designed to provide an architectural emphasis through
materials, massing, and other details.

BIG BOX RETAIL BUILDING TYPE

INSTITUTIONAL BUILDING TYPE
29
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Figure 3.3: Setbacks Diagram

PUBLIC RIGHT OF WAY

SETBACKS

Setbacks are determined by the ground floor use of the building type - commercial, mixed use,
or civic/ institutional.
A setback range (minimum and maximum) is indicated for front setbacks. The setback should
be measured from the edge of the public right-of-way. See Table 3.3 for setback standards.
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BUILDING HEIGHT

Building height should be measured from the average grade
at the building setback. In the Highway 280 Overlay District,
buildings should not exceed the height of fifty feet (50’),
with a minimum first floor height (floor to ceiling) of twelve
feet (12’) for buildings that exceed one story.

GLAZING

Glazing refers to the amount of glass or transparency on a
facade. Glazing enables pedestrians to see activity on the
inside of the building, and patrons to see the activity on the
street. Reflective and tinted glass is prohibited.
Minimum glazing requirements shall be calculated
based on the facade area (see Table 3.3). The first-floor
glazed area calculation shall be based on the facade area
measured to a height of twelve feet (12’) from grade.

Buildings should not exceed fifty feet (50’) in height, and should have
a minimum first floor height of twelve feet (12’) measured from floor to
ceiling.

Window treatment - not
blank walls

On corner lots with frontage on Highway 280 or Old
Highway 280, the glazing shall turn the corner facing the
secondary street a minimum of twenty feet (20’) in length
along the property frontage.

LOT OCCUPATION

All front facades of the principal building and entrances
should face and be parallel to the street.

MINIMUM FACADE PERCENT AT FRONT
SETBACK LINE

The facade width is the length of the front exterior of the
building that is built within the minimum and maximum
front setback lines. The facade width standard applies
to the predominant street frontage (properties fronting
Highway 280 or properties fronting Old Highway 280), and
no minimum shall be required along a secondary frontage
if the property is located at the intersection of two streets.
See Table 3.3 for lot occupation requirements.

P
Avoid large blank walls
facing the street.

X
Glazing enables pedestrians to see activity on the street, and pedestrians
to see what’s going on inside of a building, store, or institution. This
permeability is essential to creating a pedestrian oriented environment
and a unique sense of place.
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Table 3.3: Building Standards Table by Building Type
Building Type

Commercial or Mixed-use

Big Box Retail

Civic or Institutional Use

Forty feet (40’)

Forty feet (40’)

Twenty feet (20’)

Eighty feet (80’)
N/A

N/A
N/A

Seventy feet (70’)
According to base zoning

Twenty feet (20’)
Five feet (5’)

Twenty feet (20’)
Five feet (5’)

According to base zoning
Five feet (5’)

Fifty feet (50’)
Twelve feet (12’)

Fifty feet (50’)
Twelve feet (12’)

Fifty feet (50’)
Twelve feet (12’)

65-85%

N/A

40%

35-65%

N/A

25%

Setbacks:
Minimum building front setback line 1
Maximum building front setback line
Minimum building side setback line 2
Minimum rear building setback line 3 :
Adjacent to residential
Adjacent to non-residential
Building Configuration:
Maximum building height
Minimum first floor height

4

Minimum % glazing of street wall 5:
First floor 6
Additional floors
Lot Occupation:

45% of the building must be located within the front set back and be parallel to
the street
1
Exceptions to front setback: exceptions may be made for recesses up to 5 feet (5’) for articulation of the building facade
and up to 20 feet (20’) for seating areas.
2
Exceptions to side setbacks: side setbacks with street frontage, on corner lots, shall follow front setbacks.
3
Exception to rear setbacks: development abutting property with an existing residential use shall comply with the
applicable landscaping and buffer standards of Article Six, Section Eight (6.8 Buffer Requirements) of the City of
Chelsea Zoning Ordinance.
4
First floor height is measured from floor to ceiling; mixed-use development types should have retail or commercial uses
on the ground floor.
5
Corner lot glazing: On corner lots with frontage on Highway 280 or frontage on Old Highway 280, the glazing shall turn the
corner facing the secondary street a minimum of 20 feet (20’) in length along the property frontage.
6
Glazed area calculations: the first-floor glazed area calculation shall be based on the facade area measured to a height of
twelve feet (12’) from grade.
7
Exceptions to facade width: exceptions may be made for automobile convenience uses.
Minimum facade % at front setback 7
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ARCHITECTURAL TREATMENT
STANDARDS

Stringcourses
Cornice
Lines

Building broken down
into bays

GOALS
•

Encourage high quality buildings that are well
designed, visually interesting and compatible with
surrounding structures.

•

Create facades that are varied and articulated with
large windows to improve visibility and engage the
pedestrian.

Awning/canopy
Windows engage
passing pedestrians

P

Change in Material / Color
Building fronts street

BUILDING MASSING

Buildings should relate in mass and scale to existing
development along Highway 280 and Old Highway 280. For
development with long frontages, monotonous facades
should be avoided. The following shall apply to the Highway
280 Overlay District:
• Blank walls facing streets shall be prohibited. All
buildings fronting Highway 280 and Old Highway
280 should incorporate architectural treatments to
suitably articulate and break up building mass along
the building’s facade and along the sides of the
building that are clearly visible from Highway 280 or
Old Highway 280.
•

The maximum length of an uninterrupted (or blank)
facade plane shall not exceed thirty feet (30’) in
length.

•

Widths of buildings are encouraged to consist of three
(3) or four (4) structural bays ( sections divided by
architectural vertical elements). Building wall offsets,
windows, projections and recesses up to 4 feet (4’),
pilasters, or a change in material or color shall be
used to break up the mass of a single building into
bays.

Avoid monotonous
building materials
and walls to improve
aesthetic appeal.

Fenstration of windows
@ pedestrian level

Stringcourses
Building Materials (1)

Awning/canopy

P
Unpainted concrete
block

BUILDING FACADES AND
WINDOW TREATMENTS

The facade, or the front exterior of the building, shall be
clearly delineated by cornice lines, stringcourses, canopies,
awnings, fenestration, and other architectural elements
(defined below) to create a recognizable base, middle, and
top of buildings.

X

Lack of windows/
openings to street

X
33
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•

Cornice Lines: a horizontal decorative molding, or
ledge that crowns a building. Cornice lines can also
be found over a door or window.

•

Stringcourse: a raised horizontal band or course
of bricks on a building. Often stringcourses are
used as a line of demarcation between stories of a
multistoried building.

•

Awning/Canopy: the awning is a structural,
cantilevered, shed roof attached to the exterior of
a building. While the canopy is canvas or a similar
material hung up over doorways and entrances of a
building.

•

Fenestration: the arrangement of windows and
doors on the facade of the building – usually in a
horizontal line.

storefront.
•

Awnings shape shall relate to the windows or door
opening.

•

Awnings over sidewalks shall overhang the sidewalk
a maximum of five feet (5’) and provide a vertical
clearance of eight feet (8’).
Awning made of canvas,
colors complement building
facade

P

PERMITTED ATTACHMENTS

In addition to requirements placed on awnings by the City
of Chelsea sign regulations, awnings shall comply with the
following requirements:

Avoid awning materials made of plastic,
vinyl or glossy material.

PROHIBITED ELEMENTS:
•

Awnings shall not be made of shiny, high-gloss, or
translucent materials. The use of vinyl or plastic as
the primary awning materials is prohibited.

•

Awnings shall not cover distinctive architectural
features of the building face or damage the building.

•

Awnings shall not be illuminated.

PERMITTED ELEMENTS:
•

Awnings should be a solid color, with the underside
of an awning matching the face.

•
•

•
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Permitted Building Material Checklist:
•

Brick

Cloth or canvas awnings are encouraged.

•

Natural Stone

Awnings should complement the color of the
building facade- no neon colors permitted.

•

Cultured or Cast Stone

•

Wood clapboard

•

Wood shingles

•

Stucco

•

Architecturally finished block (burnished
block, split faced concrete masonry units or
architecturally finished tilt wall

•

Glass Curtain Wall Systems

•

Exterior Insulation and Finishing System (EIFS)

•

Fiber cement siding

•

Fiber cement shingles

APPROPRIATE FORMS:
•

X

When the facade of a commercial or mixed-use
building is divided into distinct structural bays
(sections defined by architectural vertical elements),
awnings shall be placed within the vertical elements
instead of overlapping them.
No single awnings shall exceed the length of twentyfive feet (25’); the scale of the awning (height, length,
depth, and bulk) shall complement the building
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BUILDING MATERIALS

In addition to requirements for building materials in Article Five, Section Seven (5.7 Building Material Standards) of
the City of Chelsea Zoning Ordinance, the following building facade material regulations apply:
• The number of exterior building materials shall be minimized to three (3), with one serving as the dominant cladding.
•

Material changes shall happen along a horizontal line or where two forms intersect.

•

Primary exterior building materials shall not change at outside corners and shall wrap the corner a minimum of 10
feet (10’).

•

All buildings shall incorporate the building materials listed below in Table 3.4 with the allowable percentages of
such materials. One hundred percent (100%) masonry is required on the facade and adjacent exterior walls with the
exception of the permitted secondary and accent materials. The percent calculations shall be based on the total
exterior walls, excluding openings for windows and doors.

Table 3.4: Building Material Standards
Permitted Building Materials

PRIMARY MASONRY
•

Clay brick

•

Natural stone

•

Cultured or cast stone with a natural appearance (does not include concrete
masonry unit (CMU))

Allowable Percentage1
100% (unless secondary or
accent materials are utilized
then the primary masonry
materials may be reduced
to a minimum of 40%)

SECONDARY MASONRY
•

Concrete panels2

•

Stucco (Exterior Portland cement plaster with three (3) coats over metal lath or wire
fabric lath)

•

Glass Curtain Wall Systems

Maximum 60%

ACCENT MATERIALS
•

Architectural concrete block/concrete masonry unit (CMU)

•

Exterior Insulation and Finish Systems (EIFS) – High Impact3

•

Cementitious material (approved by the City Engineer) installed as horizontal lap
siding

•

Metal panels as approved by the City Engineer

•

Metal (for beams, lintels, trim elements, and ornaments)

•

Glass block

•

Tile

•

Other materials approved by the Engineer in keeping with the architectural style of
the structure

Maximum 15%

The percentages indicate the maximum material allocations for building materials.
Tilt-wall, poured-in-place, or pre-cast concrete panels shall have integrated color and have varied textures and patterns
at least every 100 linear feet along primary facades. Tilt-wall, poured-in-place, or pre-cast concrete structures shall
incorporate other permitted primary masonry materials. Tilt-wall, poured-in-place, or pre-cast concrete structures shall
have reveals, punch-outs, patterns, textures or other similar surface characteristics to enhance the facade on at least ten
percent (10%) of each facade.
3
EIFS shall not be permitted below nine feet (9’) above finished grade unless utilized for decorative architectural accent.
1
2
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BUILDING PRESENTATION AT
CORNER LOTS

Buildings located at the intersection of Highway 280 and
a secondary street, or Old Highway 280 and a secondary
street, shall address both streets with architectural and/or
massing elements. Such elements may include porches,
windows, bay windows or other facade projections and
features. For the purpose of this standard, a service lane is
not a street.

ACCESS STANDARDS
GOALS
•

•

•

Driveways, parking lots, and access routes should
be consolidated whenever possible to limit curb
cuts, minimize development costs, and reduce
automobile-pedestrian conflicts.
The number and location of access points
to Highway 280 or Old Highway 280 shall be
determined as part of the site plan review process
and shall be coordinated with ALDOT standards.
Create inter-parcel access between adjacent lots
to increase mobility options for vehicles and
pedestrians.

SPACING BETWEEN
DRIVEWAYS

ALDOT requires minimum driveway spacing criteria based
on the posted speed/classification of the roadway. Section
4.3 of the ALDOT 2014 Access Management Manual
should be referenced to determine the number of allowable
commercial/industrial driveways and their spacing
requirements.
Commercial/industrial driveways often present challenges
to spacing criteria based on the amount of roadway
frontage and the size of the parcels. The authorization
of multiple driveways will be considered based on the
amount of continuous parcel frontage. ALDOT will consider
additional driveways only for parcels with frontage
exceeding 660 feet (660’).

36

Windows face the street,
and are on both streets.

Signage is visible from
the intersection and cross
streets.

P

Architectural awnings
address the street.

DRIVEWAY ACCESS

For the purpose of preserving efficient and effective traffic
flow, the following driveway access standards shall apply:
• One driveway, or curb cut, is allowed per property;
although two (2) curb cuts are allowed for parcels
with 660 feet (660’) or more of frontage.
•

Developments may be allowed more than one
driveway cut if a traffic report verifies the justification
for an additional access point.

•

Access to Highway 280 or Old Highway 280 may
be prohibited from any parcel having access to a
street intersecting the highway or any parcel with
frontage on the highway, which has access through
an existing cross access easement or joint access
driveway.

Access
Management
Manual
February 2014

Alabama Department of Transportation
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CROSS ACCESS

Cross access, which allows for vehicles to pass between
properties without entering the public-right-of-way,
prevents unnecessary vehicular conflicts and preserves
steady traffic flow on the highway (see Figure 3.4). Cross
access shall be required for all properties fronting Highway
280, unless:
• Access is deemed infeasible or inappropriate due
to topography or physical constraints by the City
Engineer.
•

JOINT ACCESS

Joint access, which is a shared driveway that provides
access to multiple properties via the one driveway, is
encouraged (See Figure 3.4).
An easement agreement that provides for the mutual right
of ingress and egress for both property owners shall be
recorded with the Register of Deeds and be referenced on a
final plat and any restrictive covenants shall be referenced
on the site plan.

Access may not be successfully achieved due to
conflicts with the neighboring property or property
owner. In such cases, installing a driveway to
the adjacent property and providing a recorded
easement that will allow access to the adjacent
property in the future is sufficient.

NOTE: While not required of properties fronting Old
Highway 280, cross access is highly encouraged.
Figure 3.4: Cross and Joint Access Diagram

1 Cross Access
2 Joint Access

PARKING STANDARDS
GOALS

To limit the negative effects of vast amounts of visible
parking lots, which take up valuable real estate and make
travel less pleasant for pedestrians.
• To encourage cooperation among local businesses
to promote and developed shared parking.
•

To ensure that parking lot lighting considers safety,
function and aesthetics.

PARKING LOCATION

Parking shall be located behind or beside the buildings on
all properties except as follows (see Figure 3.6):
• One module of parking (two rows of stalls and
a two-way drive aisle) is permitted between the
building and the street.
•

Big box retail* building types are excluded from
this requirement.

*See the glossary (page 48) for an applicable definition.
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Figure 3.5: Typical Parking Lot Configuration Diagram

1

Large setback to allow for parking
in the front of the building

2

Multiple driveway cuts

3

Limited vegetation

4

Little to no pedestrian access

5

Occasional cross access

Figure 3.6: Preferred Parking Location Diagram

PUBLIC RIGHT OF WAY
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1

One module of parking in
the front of building

2

Reduced setback to enable
better pedestrian access
and a sense of place

3

Side parking

4

Rear parking, behind
building

5

Shared driveway cut (joint
access)

6

Shared driveway cut (joint
access)
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SHARED PARKING

Shared parking between uses that require peak parking
capacity at different times of the day, week, or season is
encouraged. Properties that enter into a shared parking
agreement (access easement) with adjacent uses shall
receive a ten percent (10%) reduction in the required
number of parking spaces.

PARKING LOTS

Surface parking lots should have sufficient interior (to
the lot) and exterior (between the lot and adjacent rightof- way or property) landscaping to visually break up their
appearance and to reduce the amount of runoff and sheet
flow. In addition to base zoning district landscaping
requirements, the following interior landscape standards
shall apply to parking lots within the Highway 280 Overlay
District:

•

Parking lots must include curbing and/or gutters and
be landscaped in accordance with Article Thirteen
(13 Parking Lot Design) of the City of Chelsea’s
Design and Construction Specifications.

•

Planting materials are required to come from the
Approved Planting Materials list, in Article
Fifteen (15) of the City of Chelsea’s Design and
Construction Standards. Native plant materials
are encouraged.

•

Each vehicular area shall have interior landscaping
covering not less than ten percent (10%) of the
total vehicular area, or the vehicular area shall have
landscape islands of at least seven feet (7’) in width
required between every twelve (12) contiguous
parking spaces, whichever is greater.

•

Parking islands including shade trees, flowers,
ground cover, and shrub shall be provided at
vehicular access points to external streets.

Figure 3.7: Preferred Interior Parking Lot Landscaping Diagram

PUBLIC RIGHT OF WAY
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•

An additional five percent (5%) reduction in parking
requirements will be allowed for developments that
include bio-retention techniques as a part of the
design.

PARKING LOT LIGHTING

Lighting fixture height shall compliment and be
compatible with the building design. In addition to lighting
requirements as set forth in Article Eleven, Section
Four (11.4 Lighting) of the City of Chelsea Design and
Construction Specifications, the following regulations
shall apply to the Highway 280 Overlay District:
• Lighting fixtures in parking areas shall be a
minimum of fourteen feet (14’) and shall not exceed
twenty (20’) in height. They are encouraged to be at
pedestrian-scale height.

Bioretention areas are landscaped depressions or shallow basins used
to treat and slow on-site stormwater runoff. Bioretention techniques can
include: rain gardens, dry swales, and wet swales.

Parking Lot Landscaping Checklist:

( 6.8 Buffering of the Zoning Ordinance and
Article 13 of the City of Chelsea’s Design and
Construction Standards - Parking Lot Design)
• A landscaping plan is required as a part of
every zoning application
•

Parking lots must include curbs and gutters

•

Interior landscaping must cover no less
than 10% of the parking lot, or landscaped
islands must be between every 12 contiguous
parking spaces, which ever is greater

•

A landscape strip (10’ min) must be planted
between the parking lot and public right -of
-way

•

All landscaping must come from the
approved planting list (Table 3.5, page 44)

•

40

•

One shade tree is required every 40’
within each landscape strip

•

Flowers, ground cover, and shrubs may
supplement shade trees

The property owner shall ensure the upkeep,
health, and aesthetics of the landscaping
using proper irrigation and maintenance

•

Lighting attached to building exteriors or mounted
on the ground to reflect upon building exteriors
shall be consistent with the architectural style of the
building.

•

Each light fixture shall be designed and installed so
as to direct its beam of light below the horizontal
plane of such lighting fixture.

•

Exterior lighting shall be arranged so as to shine and
reflect away from any adjacent residential areas and
away from any adjacent streets.

BOX

X
P
COBRA

X
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PROHIBITED LIGHTING STYLES:
•

Cobra

•

Box

•

Flashing, blinking, or intermittent lights, and neon
tubing

appurtenances shall be located to the side or rear of
the building so as to minimize visibility from public
property and shall be visually screened from view
from public property.
•

SCREENING, FENCE AND
WALL STANDARDS
GOALS
•

To screen large trash containers and mechanical
equipment from public view.

•

To ensure that the design and materials chosen
for fences and walls are compatible with the
architectural style and materials of the buildings on
site.

SCREENING OF LOADING
DOCKS AND TRASH
RECEPTACLES

Trash receptacles shall be located within a foursided structure that completely conceals the trash
receptacle. The enclosure shall be a minimum
height of two feet (2’) taller than the highest point of
the waste/grease container, compactor or dumpster.
The color and architecture of the screening structure
shall be compatible with that of the building which
it serves.

PROHIBITED SCREENING MATERIALS FOR
TRASH RECEPTACLES:
•

The use of chain link fencing

•

Transparent/see-thru fencing

•

Barbed and razor wire

SCREENING OF ACCESSORY
AND UTILITY EQUIPMENT

The following screening standards shall apply in the
Highway 280 Overlay District:
• Service and loading areas, outdoor storage areas,
trash receptacles, grease containers, and similar
Locate trash receptacles within a four-sided
structure to completely conceal it.

The following screening techniques for accessory and utility
equipment shall apply in the Highway 280 Overlay District:
• All outdoor equipment, such as heating, cooling,
and ventilation systems, utility meters and panels,
shall be placed on the roof, in the rear or side of
buildings, or be located so as to minimize visibility
Locate the HVAC system at the side of the
property and screen it with fencing and
evergreen shrubs.

P

P

X

X
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from public property and shall be visually screened
from view from off the premises on all sides by
fencing or an evergreen landscape screen.
•

Mechanical equipment shall not be allowed along
the frontage of a public way. Mechanical equipment
on the roof shall be screened from abutting streets
with parapets or other types of visual screening.

MATERIALS FOR FENCES AND
WALLS

The following screening techniques for fences and privacy
walls shall apply in the Highway 280 Overlay District:
• Except for retaining walls, fences and walls
constructed between the principal building and the
street (excluding alleys) shall not exceed four feet (4’)
in height.
•

42

Design materials chosen for fences and walls
should be compatible with the architectural style
and buildings on site. See below for permitted and
prohibited materials for walls and fences in the
Highway 280 Overlay District.

PERMITTED MATERIALS:

Fences and walls within the front setback, in front of
buildings, or on side property lines facing public streets
shall be constructed of the following materials:
• Wood, if treated, stained, or painted
•

Brick

•

Masonry

•

Ornamental iron or aluminum

PROHIBITED MATERIALS:

The following materials are inappropriate for fences and
walls within the front setback, in front of buildings, or on
side property lines facing public streets:
• Chain-link or similar wired fencing
•

Barbed and razor wire fencing

•

Unpainted wood, unless stained

•

Plastic

•

Vinyl

BARBED WIRE

CHAIN-LINK FENCE

VINYL / PLASTIC

X

X

X

ORNAMENTAL IRON

WOOD

BRICK / MASONRY

P

P

P
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GRADING AND DRAINAGE
STANDARDS
GOALS
•

To establish environmentally sensitive and
aesthetically-pleasing slopes and ditches.

GRADING AND DRAINAGE

The following grading and drainage standards shall apply in
the Highway 280 Overlay District:
• Prior to issue of certificate of occupancy, all slopes
shall be stabilized with grass or other evergreen
groundcover or other vegetation.
•

The use of crushed stone or rock for slope
stabilization and storm drainage is prohibited in
areas visible from the street.

•

In areas that are visible from public property,
subsurface drainage structures or grassed swales
are encouraged to manage storm water (rather than
open ditches).

P

X

RETAINING WALLS

The following standards shall apply to retaining walls in the
Highway 280 Overlay District:
• The exterior surface of retaining walls shall be
compatible with the architecture and site design of
the property.
•

Retaining walls which exceed eight feet (8’) in height
and are visible from public property shall be visually
screened with vegetation.

P

PERMITTED MATERIALS FOR
RETAINING WALLS:
•

Natural or artificial stone

•

Brick

•

Concrete, if stamped or textured

X
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•

PLANTING STANDARDS

To enhance the Highway 280 and Old Highway 280
corridors, a consistent tree canopy is encouraged. Street
trees help to manage excess stormwater, reduce the heat
island effect, provide shade, buffer land uses from traffic,
and improve the aesthetic of the corridors. In addition to
the landscaping requirements for parking lots (see pages
37-40), the base zoning requirements in the Chelsea
Zoning Ordinance (6.8 Buffering) and the requirements
listed in the City of Chelsea Design and Construction
Specifications (Parking Lot Design), the following
planting standards shall apply in the Highway 280 Overlay
District:
• Wherever the parking area abuts the Highway 280 or
Old Highway 280 right-of-way, a ten foot (10’) wide
perimeter planting strip shall be provided.
•

Shade producing shade trees must be provided in
a planting strip in the public-right-of-way along the
entire frontage.
•

Street trees shall be planted every forty feet
(40’) on center.

•

Trees shall be a minimum of two inches (2”)
in caliper and twelve feet high (12’) at time of
planting.

Where there exists a physical restriction,
spacing of trees can be adjusted, provided that
the adjustment is the minimum needed to
avoid the obstruction, including the operation
of traffic signals, utilities, existing signage,
awnings, or other public infrastructure
•

Understory trees can be utilized in areas in
conflict with overhead utility lines.

•

Landscaping plans should show all
obstructions that may affect plant
placement and installation limitations.

•

All exposed dirt areas shall be covered with bark,
mulch, or other weed control measures and should
be included as a part of the final landscape plan.

•

The property owner shall ensure the upkeep, health
and aesthetics of the landscape using proper
irrigation and maintenance.

•

Planting materials are required to come from
the Approved Planting Materials list in
Article Fifteen (15) of the Chelsea Design and
Construction Specifications, or Table 3.5 below.

Table 3.5: Highway 280 Overlay District - Approved Planting Materials List
Common Name
Beech, American
Hackberry, Common
Hickory, Mockernut
Hickory, Shagbark
Kentucky Coffeetree
Oak, Black
Oak, Northern Red
Oak, Overcup
Oak, Post
Oak, Scarlet
Oak, Southern Red
Oak, Water
Oak, White
Tulip, Poplar
Sweetgum, American
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Scientific Name
(Large) Overstory trees, 1,600+ SQFT Canopy
Fagus grandifiola
Celtis occidentalis
Carya tomentosa
Carya ovata
Gymnocladus dioicus
Quercus velutina
Quercus rubra
Quercus lyrata
Quercus stellata
Quercus coccinea
Quercus falcata
Quercus nigra
Quercus alba
Liriodendron tulipifera
Liquidambar styraciflua
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Common Name

Scientific Name

(Medium) Mid-story/Mid-canopy trees, 900 SQFT Canopy
Baldcypress
Taxodium distichum
Blackgum (Tupelo)
Nyssa sylvatica
Buckeye, Red
Aesculus pavia
Elm, Princeton
Ulmus americana 'Princeton'
Hornbeam, American
Ostrya virginiana
Maple, Chalkbark
Acer leucoderme
Maple, Red
Acer rubrum
Maple, Southern Sugar
Acer floridanum
Mulberry, Red
Morus rubra
Persimmon, Common
Diospyros virginiana
Pine, Loblolly
Pinus taeda
Pine, Shortleaf
Pinus echinata
Pine, Virginia
Pinus virginiana
Redcedar, Eastern
Juniperus virginiana
River Birch
Betula nigra
(Small) Understory and Ornamental Trees, 400 SQFT Canopy
Crabapple, Southern
Malus angustifolia
Dogwood, Flowering
Cornus florida
Redbud, Eastern
Cercis canadensis
Sourwood
Oxydendrum arboreum
Serviceberry
Amelanchier arborea
Sugarberry
Celtis laevigata
Witchhazel
Hamamelis virginiana
Evergreen Screening Trees
Holly, American
Ilex opaca
Holly, Yaupon
Ilex vomitoria
Magnolia, Southern 'Little Gem' or 'Alta'
Magnolia grandiflora 'Little Gem'
Pine, Virginia
Pinus virginiana
Sweetbay Magnolia
Magnolia virginiana
Redcedar, Eastern
Juniperus virginiana
Columnar Trees for Narrow Spaces
Baldcypress
Taxodium distichum
Red Maple
Acer rubrum
Sweetbay Magnolia
Magnolia virginiana
Trees Suitable for Road Frontage and Parking Lots
Oak, Overcup
Quercus lyrata
Oak, Willow
Quercus phellos
Sweetgum, American
Liquidambar styraciflua
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Common Name

Scientific Name
Shrubs

Alabama Azalea
American Holly
Butterfly Weed
Button Weed
Hearts a Bustin'
Mountain Laurel
Oakleaf Hydrangea
Wax Myrtle
Witchhazel

Rhododendron alabamense
Ilex opaca
Asciepias tuberosa
Cephalanthus occidentalis
Euonum Americana
Kalmia latifolia
Hydrangea quercifolia
Myrica cerifera
Hamamelis virginiana
Ornamental Grasses

Indian Grass
Little Bluestem
Muley Grass
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Sorghastrum nutans
Schizachyrium scoparium
Muhlengerbia capillaris
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ADDITIONAL REGULATIONS

In addition to the standards set forth within this section/document, additional regulations in the Highway 280 Overlay
District shall meet the following regulations:
• Underground wiring requirement:
•

All power, communication and other wiring hereafter installed to service structures in the Highway 280
Overlay District shall be placed underground, unless deemed infeasible or inappropriate due to topography
or physical constraints by the City Engineer.

•

Wireless telecommunications facilities regulations as set forth in Article Nine, Section Thirty-seven (9.37
Wireless Telecommunications Services and Facilities) of the City of Chelsea Zoning Ordinance

•

Off-street parking and loading regulations as set forth in Article Five (5 General Regulations) of the City of
Chelsea Zoning Ordinance
•

•

Sign regulations as set forth in Article Eleven (11 Sign Regulations) of the City of Chelsea Zoning
Ordinance
•

•

Except for mixed-use development, where the requirements will be established for each mixed-use
development as part of the development plan review process

Except for mixed-use development, where the requirements will be established for each mixed-use
development as part of the development plan review process

Landscaping and buffering regulations as set forth in Article Six (6 Regulations by District) of the City
of Chelsea Zoning Ordinance, regulations set forth in the City of Chelsea’s Design and Construction
Specifications including Article Ten, Section Three, Subsection Eleven (10.3.11 Landscaping), and
Article Thirteen (13 Parking Lot Design).
•

Except for mixed-use development, where the requirements will be established for each mixed-use
development as part of the development plan review process
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GLOSSARY
•

•

•

Big Box Retail: a single or multiple tenant building
designed for or devoted to retail use that is more
than 35,000 square feet measured from inside the
exterior walls.

•

Fenestration: the arrangement of windows and
doors on the elevations of a building.

Certificate of Occupancy: a document issued by
the City of Chelsea certifying a building’s compliance
with applicable building codes and other laws. The
Certificate of Occupancy indicates the structure is in
a condition suitable for occupancy.

•

Street Frontage: properties fronting (facing)
Highway 280.

•

Frontage: the area between a building facade and
the public right-of-way, inclusive of its built and
planted components.

•

Frontage, building: the side or face of the building
which is parallel to or is at an angle of 45 degrees or
less to a public street or a public parking area.

•

Frontage, street or highway: the portion of a
lot that borders and has access to a public street,
highway or frontage road. The frontage shall be
measured along the common lot line separating the
lot from the public street, highway or frontage road.

•

Front Setback Zone: this area is described as the
structure or development’s setback from the public
right-of-way.

•

Glazing: the amount of glass or transparency on a
facade. Glazing enables pedestrians to see activity
on the inside of the building, and patrons to see the
activity on the street.

•

Grassed swale: a linear vegetated ditch used
to treat and reduce flow velocities of storm
water runoff. Grass swales are applicable nearly
everywhere and they are especially effective at
receiving runoff from highways and residential areas,
due to their linear nature.

Cladding: a covering or coating on the structure.
Prohibited cladding materials in the Highway 280
Overlay District include: Brick, natural or artificial
stone, concrete, brick veneer, glass curtain wall
systems, hardy board.

•

Cornice Line: a horizontal decorative molding, or
ledge that crowns a building. Cornice lines can also
be found over a door or window.

•

Stringcourse: a raised horizontal band or course
of bricks on a building. Often stringcourses are
used as a line of demarcation between stories of a
multistoried building.

•

Awning/Canopy: the awning is a structural,
cantilevered, shed roof attached to the exterior of
a building. While the canopy is canvas or a similar
material hung up over doorways and entrances of a
building.

maximum front setback lines.

•

Fenestration: the arrangement of windows and
doors on the facade of the building – usually in a
horizontal line.

•

Cross Access: properties utilize a connection
between parking lots to allow for traffic flow on-site
on off the major road.

•

•

Curb Cut: or ramp or driveway leading down from a
development/ sidewalk to the street.

Joint access: properties share an access point
creating a unified entrance/ exit for multiple
properties.

•

•

Easement: a legal term used to grant the right to
cross or otherwise use another’s land for a specific
purpose. Easements can be granted for a number
of things including: sidewalk easements, utilities
easements, cross and joint access easements.
Easements are often granted for sidewalks, cross
access, and joint access.

Overhang: a projecting upper portion of a building,
such as a roof or balcony.

•

Public Right-of-way or Street: A public
thoroughfare, avenue, road, highway, frontage road,
or private easement providing any access to and
egress from the property abutting thereon, such as
Highway 280.

•

Setback: the distance which a building or
other structure is set back from a street or road,
a floodplain, or other place deemed to need
protection.

•

Facade: the front exterior of the building.

•

Facade Width: the length of the front exterior of
the building that is built within the minimum and
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•

Structural Bays: a section of the structure divided
by architectural vertical elements

•

Subsurface Drainage Structure: is a perforated
conduit, such as tile, pipe or tubing, installed below
the ground surface to intercept, collect, and/or
convey drainage water.
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