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Application for Downtown/Riverfront (D/R) Overlay Permit 
Staff Report 

 
CASE: D/R Overlay 02-19 
  
Applicant:    22nd Avenue Properties, LLC 
ARC Meeting Date:   May 1, 2019 (ARC) 
Received by:    Blake Deason, Senior Planner    
Submission Date:   March 6, 2019  
Property Address:  1411 22nd Avenue (Parcel ID: 31-05-22-4-039-001.001) 
Zoning:    BN (DROD)(TOD) 
Permits Required:   LDP and Building Permit 
Nature of Project:  New construction of townhomes 
 
Description of Proposed Work 
 
The applicants propose to construct six (6) new two-story townhomes. 
 
The materials will include: 
 

• Asphalt shingle roof 
• Metal roof 
• Horizontal cementitious siding, 

cementitious shake, and board and 
batten cementitious siding 

• Brick veneer, soldier, header and sill, 
and screen wall 

• Wood louver, columns, and beams 
• Vinyl windows 
• Prefinished metal downspouts and 

gutters 
 
The applicant plans to provide twenty (20) parking spaces that would be located behind the building 
with a common gated drive access from 22nd Avenue that will not be visible from the public right-of-way. 
Seven (7) of the ten (10) existing on-street parking spaces will remain. 
 

 
Subject Property 
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Staff Comments 
 
Overall, the development proposal meets the intent of the Downtown Riverfront Overlay standards and 
guidelines in accordance with Section 24-230(b). 
 
Development Standards and Guidelines 
 
Building 
Standards: 
The total calculated floor area ratio for the townhome development is 3.8 which is well above the 
minimum requirement of 1.0 and will reach two stories in height [Sec. 24-230(b)(1)(a.)]. Each townhome 
will be located within ten (10) feet of the front property line [Sec. 24-230(b)(1)(b.)]. Parking will be 
located behind the building with common gated drive access from 21st Avenue that will not be visible 
from 12th Street due to perimeter planting requirements for parking areas outlined in the landscape 
regulations [Sec. 24-230(b)(1)(d.)]. The building façade facing the public right-of-way will be composed 
of brick veneer, horizontal cementitious siding, and board and batten cementitious siding, all nonlimited 
materials [Sec. 24-230(b)(1)(e.)] The property will be free of outside storage [Sec. 24-230(b)(1)(f.)]. No 
awnings are proposed with this development [Sec. 24-230(b)(1)(g.)].  
 
Guidelines: 
No awnings are proposed with this development [Sec. 24-230(b)(1)(h.)]. The proposed structure is 
devoting approximately 31.1 percent transparency on the ground-level façade, above the 30 percent 
minimum [Sec. 24-2320(b)(1)(i.)]. The primary entrances facing 22nd Avenue are recessed from the front 
façade and accentuated with wood brackets, columns, and beams to provide entrances that are 
accentuated by preferred architectural features [Sec. 24-230(b)(1)(m.)]. Variations in the roof lines will 
divide the building wall facades into increments through physical and visual separations [Sec. 24-
230(b)(1)(n.)]. The townhomes’ elevations are void of blank walls at the street level [Sec. 24-
230(b)(1)(o.)]. The front elevation differentiates the lower floor from the second floor through material 
changes [Sec. 24-230(b)(1)(p.)]. 
 
Pedestrian-oriented development 
Standards: 
The design of the front façade includes over 30 percent transparency and provides a front stoup for 
gathering at each unit’s entry, thus providing a pedestrian-friendly environment and outside gathering 
space [Sec. 24-230(b)(2)(a.)]. The proposal will include a minimum width of 5’ for all sidewalks, meeting 
the minimum outlined in the standards and guidelines [Sec. 24-230(b)(2)(b.)].  
 
Roofs 
Standard: 
HVAC equipment will be shielded from the public view at ground level by the building itself [Sec. 24-
230(b)(3)(b.)]. 
 
Lighting 
Standard: 
All lighting will be designed to direct lumens towards the inward boundaries of the property [Sec. 24-
230(b)(4)(a.)]. 
 
  

https://library.municode.com/al/tuscaloosa/codes/code_of_ordinances?nodeId=CO_CH24ZO_ARTXVIIDORIDROVDI_S24-230DESTGU
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Guideline: 
Lighting will be provided that illuminates facades and entrances to enhance the aesthetic appeal of the 
building [Sec. 24-230(b)(4)(c.)]. 

Streetscape 
Guidelines: The streetscape will remain unchanged except for the proposed driveway. Paving, curbs, 
landscaping and other streetscape aspects will be compatible with adjacent areas [Sec. 24-230(b)(7)(a.-
c.)]. 

Utility and Mechanical Equipment Areas 
Standards: Garbage carts and mechanical equipment such as HVAC units will be screened from the 
public right-of-way [Sec. 24-230(b)(7)(f. and g.)]. 

Administrative Review Committee 

On April 1, 2019, the Administrative Review Committee (ARC) reviewed the proposal and voted to 
recommend the project to the Planning Commission. There were no conditions stated in the 
recommendation; however, comments were provided which included the following: 

Office of Urban Development, Planning Division: 
• Is it possible to extend the sidewalk around the southeastern portion of the property to allow

pedestrian-oriented development that would make it easier for tenants to dispose of their
trash? This would eliminate the need for the tenants to go through the gate located in the
driveway.

Office of Urban Development, Building and Inspections Division: 
• All utilities will need to come in individually. There should be nothing in the walls between the

units and no penetrations.

Infrastructure and Public Services, Engineering Division: 
• Seven (7) of the ten (10) existing on-street parking spaces will remain after the driveway is

constructed.

Tuscaloosa Fire and Rescue Service: 
• A Knox Gate & Key Switch will be required for the gate.

The Administrative Review Committee found the proposal to be substantially conforming to the 
Downtown Riverfront Overlay standards and guidelines in accordance with Section 24-230(b). 

https://library.municode.com/al/tuscaloosa/codes/code_of_ordinances?nodeId=CO_CH24ZO_ARTXVIIDORIDROVDI_S24-230DESTGU














 

 

 
 
 

22nd Avenue Townhomes 
D/R Overlay District Permit Application 

 

Development Narrative 
 

March 15, 2019 
 
22nd Avenue Townhomes is a proposed new residential development in Downtown Tuscaloosa.  The 0.45-
acre site is located on 1400 block of 22nd Avenue within the City of Tuscaloosa’s Downtown Riverfront 
(D/R) Overlay District.  The site is situated between 22nd Avenue on the West, office uses on the North and 
South and historic property to the East (Dearing-Swaim Home). The site is currently zoned BN 
(Neighborhood Business) and no rezoning is required for the construction of the project. 
 
22nd Avenue Townhomes will include six three-bedroom units and common areas. As the townhome units 
are proposed for sale, the project will be developed as a subdivision to create the individual “lots” and 
common areas. The building will front 22nd Avenue, with parking situated to the rear (East side) of the 
building, to minimize visibility. The proposed parking lot will be secured with gates along the North side 
of the building.  A small park/green space area is proposed for the Southeastern corner of the site. The 
townhomes proposed are approximately 1,667 square feet. A market study is currently being conducted to 
establish sales prices of the units. Common areas will be owned/maintained by the Homeowner’s 
Association in accordance with Restrictive Covenants. The Homeowner’s Association and Restrictive 
Covenants documents, are being developed consistent with similar townhome projects. 
  
The project is designed to meet the requirements of the D/R Development Standards and Guidelines of the 
Municipal Code (Sec. 24-230(b)) as discussed below.  Code portions are shown italicized with 
corresponding development conformance discussed with each item. 
 

(1)  Buildings.  
a.  Standard. Floor area ratio shall be a minimum of 1.0 with building heights for new 

construction a minimum of two (2) stories.  
The proposed development yields a floor area ratio of 3.8 and the building proposed is two 
stories in height. 

 
b.  Standard: Building line shall be located within ten (10) feet of the front property line. Where 

drive-thrus are permitted, the drive-thru shall be located on the interior portion of the lot 
and not between the building and any adjacent street right-of-way.  

  The proposed building is situated within ten feet of the front property line. 
 

c.  Standard. Buildings exceeding three (3) stories in height shall devote the street-facing 
ground floor area to commercial or office uses. 

  The proposed building is two stories in height. 
     

d.  Standard. Townhouse buildings shall limit parking garage access to an alleyway or interior 
courtyard. The proposed parking lot access is limited to the driveway/alleyway proposed 
along the Northern boundary of the site. 
 



 

 

e.  Standard. Buildings facades facing a public right-of-way (not alley) shall limit the use of the 
following materials to a total of no more than fifteen (15) per cent of the respective facades:  
1.  Concrete block or concrete masonry units.  
2.  Steel, aluminum, vinyl, wood or fiberglass siding.  
3.  Materials that attempt to look like traditional materials such a fiberglass molded panel.  
4.  Exterior insulation and finish systems (EIFS) building materials.  
The proposed street facing façade of the building is composed of Brick veneer, horizontal 
cementitious siding and board and batten cementitious siding. 
 

f.  Standard. Exterior area of building shall be free of outside storage.  
The exterior area of the proposed building does not include outside storage areas. 
 

g.  Standard. Awnings shall not be lit from the interior.  
No awnings are provided on the development. 
 

h.  Guideline. Design awnings to project a minimum of thirty-six (36) inches from the building 
but not to extend across multiple storefronts or multiple buildings; divide awnings into 
segments that reflect the door or window openings beneath them and construct them of 
durable and protective material that is not plastic or fiberglass. 
No awnings are provided on the development. 
 

i.  Guideline. Devote a minimum of thirty (30) per cent of the ground-level building facade 
adjacent to the public rights-of-way to transparent windows or doors, but limit the total 
facade area devoted to transparent windows or doors to no more than fifty (50) per cent.  
The ground level building facade consists of 1,505 square feet requiring 452 square feet of 
windows and doors to have a minimum of 30 percent transparent windows and doors. 
468 square feet of windows and doors have been provided on the ground level building 
facade. 
 

j.  Guideline. Design building facades to form a cohesive building line traditionally associated 
with downtown areas (not applicable to riverfront district).  
The front facade is designed to have a cohesive building line working with the traditional 
downtown areas. 
 

k.  Guideline. Make a reasonable effort to return contributing historic buildings to their original 
character.  
The project does not include redevelopment of any existing buildings. 
 

l.  Guideline. Consider designing new or renovated buildings located within the BC district with 
architectural character reflective of existing historic buildings present within the Downtown.  
The project is not located within the BC district. 
 

m.  Guideline. Provide primary building entrances that are accentuated by architectural 
features such as arches or recesses.  
The primary entrances facing 22nd Ave. are recessed from the front facade and accentuated 
with wood brackets, columns and beams. 
 

n.  Guideline. Divide building wall facades into increments through separation or breaks in 
materials, window bays, separate entrances or entry treatments, or variations in roof lines.  
The front facade is designed in increments with physical separations and visual separations, 
creating variations in the roof lines. 
 



 

 

 
o.  Guideline. Avoid use of blank walls at the street level.  

The elevations are void of blank walls. 
 

p.  Guideline. Differentiate lower floors by use of design treatments.  
The front elevation differentiates the lower floor from the second floor with changes in 
materials. 
 

q.  Guideline. Avoid painting previously unpainted brick.  
Previous unpainted brick will not be painted. 
 

r.  Guideline. Avoid false fronts, false stories or pent eaves to the roofs of commercial buildings 
(does not include parapets).  
No false fronts are provided on this project. 
 

s.  Guideline. Design galleries and balconies, when provided, as an integral part of the 
building's facade improvements.  
All design elements will be an integral part of the building facade. 
 

(2)  Pedestrian-oriented development.  
a.  Standard. Buildings shall provide street-level facades fronting public walkways that are 

pedestrian-friendly by the inclusion of transparency in windows or doors or by providing 
outside gathering places or landscaping (not applicable to riverfront district).  
The current front facade is designed to be pedestrian-friendly with the integral of over 30 
percent transparency, as well as, providing a front stoup for gathering at each unit entry. 
 

b.  Standard. Sidewalks within the BC zoning district shall be a minimum width of fifteen (15) 
feet with an unobstructed walkway width of five (5) feet; all other districts shall have a 
minimum sidewalk width of five (5) feet.  
The proposed sidewalks have a minimum width of 5’. 
 

c.  Guideline. Maintain commercial continuity along the downtown's pedestrian-oriented 
frontages by preventing unnecessary interruption by parking lots, blank walls or uses that 
do not contribute vitality to the area.  
The frontage of the site is interrupted by only one driveway/alleyway, which serves the rear 
parking area. 
 

d.  Guideline. Design driveways to limit the expanse of driveway area crossing pedestrian 
walkways and including tighter turning radii to slow turning movements. 
The proposed driveway is designed to meet the minimum regulatory width, with radii 
minimized to accommodate vehicle turning movements. 

 
(3)  Roofs.  

a.  Guideline. Design roofs within the BC district with parapets reflective of historic downtown 
buildings or alternative roof design based upon compatibility with adjacent buildings.  
The roof design reflects both residential and commercial design currently established on 
22nd Avenue. 
 

b.  Guideline. Shield HVAC equipment from public view at ground level with screening that 
permits appropriate ventilation.  
HVAC equipment is located on the rear of the building and will be screened from view. 
 



 

 

(4)  Lighting.  
a.  Standard. Building lighting fixtures shall be designed to direct lumens toward the inward 

boundaries of the property.  
All lighting will be designed to direct lumens towards the inward boundaries of the 
property. 
 

b.  Standard. Exterior neon lighting shall only be used as an architectural accent.  
If neon lighting is provided on this project it will be only used as an architectural accent. 
 

c.  Guideline. Provide lighting that illuminates facades, entrances, and signage to enhance the 
aesthetic appeal of the building.  
Exterior building lighting will be provided to enhance the aesthetic appeal of the building 
and illuminate facades and entries. 
 

(5)  Signage.  
a.  Standard. Channel letter or logo signs may be internally lit or back lit. Neon letters or logo 

signs may be permitted. All other types of signs, if lighted, shall be externally lit. Internally 
lit, translucent box-type signs and electronic message boards are strictly prohibited.  
Exterior signage will comply with the listed requirements above. 
 

b.  Standard. Painted window signs, backlit or illuminated awnings shall not be permitted.  
Painted window signs, backlit and illuminated awnings will not be provided. 
 

c.  Guideline. Design signs that are architecturally compatible with the style, composition, 
materials, colors and details of the building.  
Any signage provided will complement the building design. 
 

d.  Guideline. Design projecting signs not to extend beyond the height of the first floor, contain 
no more than twelve (12) square feet, have a maximum width of three (3) feet, be located no 
less than ten (10) feet from the sidewalk ground elevation, and have a maximum distance 
between the sign and building facade of one foot.  
If sign is provided, design will comply with listed guidelines. 
 

e.  Guideline. Locate signs to avoid blocking or obliterating building design details, windows 
or cornices.  
If building sign is provided it will avoid blocking building design details. 
 

(6)  Off-street parking and loading (new parking facility).  
a.  Standard. Parking lots shall be located to the rear of the buildings or to the side if the rear 

lot area is not useable.  
The proposed parking lot is situated at the rear of the building. 
 

b.  Guideline. Provide for opportunities to negotiate parking requirements between the 
developer and the city to increase development potential.  
Only the minimum required number of parking spaces are proposed with the project in 
order to maximize building size and green space opportunities. 
 

c.  Guideline. Provide forty (40) per cent ground-level commercial or office uses in structured 
parking facilities.  
The project does not include any structured parking facilities. 
 

d.  Guideline. Screen automobiles in parking structures from public view.  



 

 

The proposed parking lot is situated to the rear (East side) of the building, thereby 
minimizing visibility of the area. 
 

e.  Guideline. Screen surface parking facilities from view of the street rights-of-way by 
landscaping or three- to four-foot masonry walls.  
The proposed parking lot is situated to the rear (East side) of the building, thereby 
minimizing visibility of the area. 
 

f.  Guideline. Provide planted islands in surface parking facilities to create breaks in parking 
rows every ten (10) or twelve (12) spaces.  
The proposed does not include rows of parking that exceed twelve spaces. 
 

g.  Guideline. Site loading facilities in a manner to screen them from view of the public rights-
of-way.  
There are no loading facilities proposed with this project. 
 

(7)  Streetscape.  
a.  Guideline. Provide a streetscape that is compatible and continuous with existing streetscape 

plans in adjacent areas.  
The 22nd Avenue frontage will remain unchanged with the exception of the proposed 
driveway/alleyway connection. Accessible curb ramps will be included at the existing 
sidewalk connections. 
 

b.  Guideline. Design paving, lighting fixtures, fences/walls, curbs, benches and signs 
appropriate for their location, easily maintained and indicative of their function.  
The proposed paving, fences and curbs have been designed as indicated above. 
 

c.  Guideline. Design landscape treatment for plazas, roads, paths, parking and service areas 
as an integral part of a coordinated landscape design appropriate for its location.  
The landscaping is being designed as indicated above. 
 

d.  Guideline. Provide planters at intervals adjacent to the building or as edge treatments for 
outdoor dining.  
There are no outdoor dining areas proposed with this project. 
 

e.  Utility and mechanical equipment areas.  
Mechanical equipment is shown on the attached site and architectural plans. 
 

f.  Standard. Trash dumpsters and mechanical equipment shall be screened when visible from 
the street.  
Trash collection for the units will be accomplished with individual carts and no common 
dumpster is proposed. Mechanical equipment will be screened from public view. 
 

g.  Standard. Screening materials for dumpsters and mechanical equipment shall be the same 
materials as the primary structure or another appropriate building material as approved by 
the planning director.  
Trash collection for the units will be accomplished with individual carts and no common 
dumpster is proposed. Mechanical equipment will be screened from public view. 
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August 7, 2018 
 
 
22nd Avenue Properties, LLC 
1419 22nd Avenue 
Tuscaloosa, AL 35401 
 
 
RE: D/R Overlay 04-19, 22nd Avenue Townhomes at 1411 22nd Avenue, Tuscaloosa, AL 35401 

(Parcel ID: 31-05-22-4-039-001.001) 
  
 
To Whom It May Concern, 
  
The work associated with the above-referenced project was considered by the D/R Overlay 
Administrative Review Committee on April 1, 2019. The Administrative Review Committee 
found your application to be consistent with the standards and guidelines of the 
Downtown/Riverfront Overlay District. They voted to recommend your application to the 
Planning and Zoning Commission with the following comments: 
 
Office of Urban Development, Planning Division: 

• Is it possible to extend the sidewalk around the southeastern portion of the property to 
allow pedestrian-oriented development that would make it easier for tenants to dispose 
of their trash? This would eliminate the need for the tenants to go through the gate 
located in the driveway. 

 
Office of Urban Development, Building and Inspections Division: 

• All utilities will need to come in individually. There should be nothing in the walls 
between the units and no penetrations. 

 
Infrastructure and Public Services, Engineering Division: 

• Seven (7) of the ten (10) existing on-street parking spaces will remain after the driveway 
is constructed. 

  



Tuscaloosa Fire and Rescue Service: 
• A Knox Gate & Key Switch will be required for the gate. 

 
If you have questions about a comment, please be sure to address them with the entity 
commenting. 
 
You may contact me at (205) 248-5133 or bdeason@tuscaloosa.com if you have any questions 
regarding this application. 
 
 
Sincerely, 
 
 
 
Blake Deason 
Senior Planner 
 
 

mailto:bdeason@tuscaloosa.com
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