CITY OF LEEDS, ALABAMA

CONSTRUCTION VARIANCE BOARD AGENDA
1412 9TH ST, LEEDS, AL 35094
October 08, 2024 @ 5:00 PM

CALL TO ORDER:

ROLL CALL:

DETERMINATION OF QUORUM:

APPROVAL OF MINUTES FROM PREVIOUS MEETING(S):
OLD BUSINESS:

OTHER BUSINESS:

1. CV24-00004 - To determine whether the construction of the clubhouse for the Unali
subdivision qualifies as residential and falls under the jurisdiction of the 2015 ICC International
Residential Code (IRC) rather than the 2015 ICC International Building Code (IBC), the
following considerations should be made: Definition of Residential Construction: According to
the 2015 ICC IRC, residential construction pertains to buildings used as single-family or two-
family dwellings, or townhouses, not more than three stories above grade in height. The IRC
is intended for buildings that are primarily used for living purposes. Use and Occupancy
Classification: The IBC typically governs commercial buildings, including those used for
assembly, business, or other non-residential purposes. A clubhouse, depending on its design
and intended use, may fall under the assembly occupancy (Group A) in the IBC if itis
intended for large gatherings or recreational use. However, if the clubhouse is designed
primarily to serve the residents of the subdivision and is considered an accessory structure to
the residential properties, it may be categorized under the IRC. Purpose and Functionality of
the Clubhouse: If the clubhouse serves as a communal space exclusively for the residents of
the Unali subdivision and its primary use is aligned with activities similar to residential living
(e.g., small gatherings, meetings, or recreational activities for the subdivision's residents), it
could reasonably be classified as residential under the IRC. Code Applicability Based on
Scope and Size: The size, scope, and intended usage of the structure are critical factors.
Smaller buildings or accessory structures that do not exceed the thresholds established in the
IBC for assembly occupancy may fall under the IRC if they are intended for private,
residential-related use rather than public access. Conclusion: If the clubhouse in question is
determined to be an accessory to the residential subdivision and its use is primarily for the
benefit of the residents, the 2015 ICC IRC would likely govern its construction. On the other
hand, if the building is intended for larger, public gatherings or activities that resemble
commercial use, the 2015 ICC IBC may apply. In summary, the classification of the
clubhouse as residential or non-residential depends on its primary function, occupancy, and
relation to the subdivision. To allow for a residential designation and regulation under the
2015 ICC IRC, the clubhouse must primarily serve the residents and be considered an
accessory to the residential properties at 9995 Unali Lane, Leeds, AL 35094, TPID:Part of 24
00 26 4 000 003.000, Zoned: PCD, Planned Community Development.

ADJOURNMENT:




In compliance with the Americans with Disabilities Act, those requiring accommodation for Council
meetings should notify the City Clerk’s Office at least 24 hours prior to the meeting at 205-699-2585.



File Attachments for ltem:

1. CV24-00004 - To determine whether the construction of the clubhouse for the Unali
subdivision qualifies as residential and falls under the jurisdiction of the 2015 ICC International
Residential Code (IRC) rather than the 2015 ICC International Building Code (IBC), the
following considerations should be made: Definition of Residential Construction: According to
the 2015 ICC IRC, residential construction pertains to buildings used as single-family or two-
family dwellings, or townhouses, not more than three stories above grade in height. The IRC is
intended for buildings that are primarily used for living purposes. Use and Occupancy
Classification: The IBC typically governs commercial buildings, including those used for
assembly, business, or other non-residential purposes. A clubhouse, depending on its design
and intended use, may fall under the assembly occupancy (Group A) in the IBC if it is intended
for large gatherings or recreational use. However, if the clubhouse is designed primarily to serve
the residents of the subdivision and is considered an accessory structure to the residential
properties, it may be categorized under the IRC. Purpose and Functionality of the Clubhouse: If
the clubhouse serves as a communal space exclusively for the residents of the Unali
subdivision and its primary use is aligned with activities similar to residential living (e.g., small
gatherings, meetings, or recreational activities for the subdivision's residents), it could
reasonably be classified as residential under the IRC. Code Applicability Based on Scope and
Size: The size, scope, and intended usage of the structure are critical factors. Smaller buildings
or accessory structures that do not exceed the thresholds established in the IBC for assembly
occupancy may fall under the IRC if they are intended for private, residential-related use rather
than public access. Conclusion: If the clubhouse in question is determined to be an accessory
to the residential subdivision and its use is primarily for the benefit of the residents, the 2015
ICC IRC would likely govern its construction. On the other hand, if the building is intended for
larger, public gatherings or activities that resemble commercial use, the 2015 ICC IBC may
apply. In summary, the classification of the clubhouse as residential or non-residential depends
on its primary function, occupancy, and relation to the subdivision. To allow for a residential
designation and regulation under the 2015 ICC IRC, the clubhouse must primarily serve the
residents and be considered an accessory to the residential properties at 9995 Unali Lane,
Leeds, AL 35094, TPID:Part of 24 00 26 4 000 003.000 , Zoned: PCD, Planned Community
Development.
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Unali Townes at Grand River Clubhouse

By Newcastle Homes
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1\ FLOOR PLAN

DOOR SCHEDULE

SYMBOL LEGEND

DOOR
SIZE
NUMBER | WIDTH | HEIGHT FINISH COMMENTS
100 6 - 0" 6 - 8"
101 10'- 11" 6 - 8"
102 3-0" 6 - 8"
103 3-0 6-8"
104 3-0" 6 - 8"
105 3-0 6-8"
106 2-8" 6 - 8"
107 3-0 6-8"
107a 3-0" 6 - 8"
107b 3-0 6-8"
108 3-0" 6 - 8"
108a 3-0 6-8"
108b 3-0" 6 - 8"

NOTES: ALL PAINTS AND FINISHES TO BE APPROVED BY OWNER

GENERAL NOTES

1. ALL CONSTRUCTION SHALL CONFORM TO THE INTERNATIONAL BUILDING CODE 2015 EDITION.

REFERENCE TO OTHER STANDARD SPECIFICATIONS OR CODES SHALL MEAN THE LATEST
STANDARD OR CODE ADOPTED AND PUBLISHED.

2. CONTRACTOR SHALL BE RESPONSIBLE TO VERIFY THAT WORK OF ALL TRADES COMPLIES
WITH THE 2015 INTERNATIONAL BUILDING CODE.

3. CONTRACTOR SHALL VERIFY ALL CONDITIONS AND DIMENSIONS IN THE FIELD AND SHALL
IMMEDIATELY NOTIFY THE ARCHITECT OF ANY THAT DIFFER OR INTERFERE WITH THOSE
SHOWN ON THIS PLAN BEFORE PROCEEDING WITH THE WORK. ALL DIMENSIONS SUPECEDE
SCALE DRAWINGS.

4. CONTRACTOR SHALL BE RESPONSIBLE FOR SEEING THAT THE WORK OF ALL COMPLIES TO
THE DRAWINGS AND DETAILS IN THESE PLANS.

5. CONTRACTOR IS TO COORDINATE THE WORK OF ALL OTHER CONTRACTORS AND TRADES,
WHETHER HIS OWN, OR THOSE OF ANY SEPARATE CONTRACT WITH THE OWNER.

6. CONTRACTOR SHALL BE RESPONSIBLE FOR IMMEDIATE CLEANING AND REMOVAL OF ALL
DEBRIS UNTIL PREMISES ARE ACCEPTED IN A CLEAN HABITABLE CONDITION BY THE OWNER.

7. CONTRACTOR SHALL PROVIDE PROTECTION OF THE PREMISES DURING ALL PHASES OF
CONSTRUCTION FOLLOWING BEST MANAGEMENT PRACTICES FOR PREVENTION OF EROSION
AND PROTECTION OF TREES IN ACCORDANCE WITH THE ALABAMA HANDBOOK FOR EROSION
CONTROL, SEDIMENT CONTROL, AND STORMWATER MANAGEMENT ON CONSTRUCTION SITES
AND URBAN AREAS, JULY 2018.

8. GENERAL CONTRACTOR SHALL PATCH AS REQUIRED AFTER ALL TRADES.

FLOOR PLAN KEYNOTES

101 FLOOR MOUNTED WASH/ MOP SINK, SEE PLUMBING.
103 HIGH-LOW WATER FOUNTAIN, SEE PLUMBING.

/ 1/4" — 1I_0II

All designs, illustrations, plans, specifications, and other documents (including all electronic files) prepared by SquareArc Architecture are the exclusive property of SquareArc Architecture and may not reproduced or copied without prior written consent.
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PROJECT CODE ANALYSIS

DESCRIPTION PROJECT INFORMATION
EGRESS WIDTH NET OPENING
PROJECT LOCATION Leeds, Alabama
APPLICABLE CODES 2015 International Building Code
C—— PARTITION WALL 2015 International Plumbing Code
2015 National Electrical Code
C——1 RATED WALL 2015 International Mechanical Code
2015 International Energy Conservation Code
—= — — = TRAVEL PATH/DISTANCE
\ LIFE SAFETY LEGEND OCCUPANCY CLASSIFICATION ASSEMBLY A-3
j 1/4" —_ 1I_0II
FUNCTION OF SPACE OCCUPANT LOAD
Standing space (Rec room and Kitchen) 122
TOTAL OCCUPANT LOAD 122
MAXI M U M FLOO R AR EA CONSTRUCTION TYPE V, not sprinklered (per IBC 903.2.1.3)
ALLOWANCES PER OCCUPANT R ot
9015 IBC - Table 1004.1.2 BUILDING HEIGHT 24 feet
FLOOR AREA IN SQ. MAXIMUM NUMBER OF STORIES 1
FALTOIOL U et FT. PER OCCUPANT NUMBER OF BUILDING STORIES 1
ALLOWABLE AREA 6,000 square feet
ASSEMBLY 5 NET (STANDING SPACE, CONCENTRATED) TOTAL BUILDING AREA 1,390 square fest
SUPPORT AREAS N/A FIRE RESISTANCE REQUIREMENTS IBC TABLES 601 & 602 Type Il B

Building Element Rating (hours
Primary Structural Frame 0
Bearing walls, interior 0
Bearing walls, exterior 0
Non-bearing walls & partitions, interior 0
LlFE SAFE I Y NOTES Non-bearing walls & partitions, exterior 0
Floor construction 0
Roof construction 0
1. FIRE EXTINGUISHER LOCATIONS AND TYPE SHALL BE VERIFIED WITH FIRE MARSHALL Exterior walls based 0
2. EXIT SIGNS SHALL BE ILLUMINATED AND CLEARLY VISIBLE ABOVE EXIT DOORS on fire separation distance
x<5' 1
5'<x<10' 1
| 10<x<30' 0
LI REF. >30' 0
|
AN
= EXITS
REQUIRED / PROVIDED 2/2
EXIT ACCESS TRAVEL DISTANCE 200 feet
MAXIMUM ALLOWED
1\ LIFE SAFETY PLAN
/ 1/8" = 1'-0"
7I - 8II 24I - 5II 13I - 8II
— ?E e — T
_ | [fejf S ﬂoiﬂ |
FOUNDATION NOTES: : (i ) il
. Rt anil
T i — | ‘
1. SITE SHALL BE PREPARED BY CLEARING ALL VEGETATION, ROOTS, SOIL, AND DEBRIS. ‘ a) ‘ _
— - ‘ ‘ g
412 2. SOIL FILL SHALL BE FREE OF ORGANIC MATTER AND DELETERIOUS MATERIAL, HAVE A LIQUID LIMIT OF LESS THAN 45, A - -
PLASTICITY INDEX OF LESS THAN 20, AND A MINIMUM DRY DENSITY OF 105PCF Y = Wi m s
= | ’
3. FILL SHALL BE PLACED IN 6 INCH LOOSE LIFTS WITHIN +/-2 PERCENT OF OPTIMUM MOISTURE CONTENT AND COMPACTED | - i | 44
T0O 98 PERCENT OF THE MAXIMUM DRY DENSITY VERIFIED BY STANDARD PROCTOR COMPACTION TESTS. | | | il
o~ o~ ]
{5 % 4. ALL FOUNDATIONS SHALL BEAR ON UNDISTURBED ORIGINAL SOIL WITH A BEARING CAPACITY OF NOT LESS THAN 2,500 ol “~ \ | | 2
i PSF.
312 1 0 (] | F _
5. ALL REINFORCING SHALL BE PLACED ACCORDING TO THE FOLLOWING CODES AND STANDARDS: ACI 315 DETAILS AND = ‘
DETAILING OF CONCRETE REINFORCING, CRSI MANUAL OF STANDARD PRACTICE. - \ — — — — — 11l
6. PRODUCTS AND MATERIALS SHALL CONFORM TO THE FOLLOWING STANDARDS: ASTM A615, GRADE 60 REINFORCING i S 1N L
BARS, ASTM A951 MASONRY JOINT REINFORCING, ASTM A153 JOINT REINFORCING GALVANIZING, ASTM C1116 3 1l 1N il
FIBRILLATED MICROSYTHETIC FIBER
1| 4" CONC. SLAB W/6X6-10X10 WWM OR 'R 4" THICK CONCRETE 10
7. ALL CONCRETE WORK SHALL CONFORM TO THE FOLLOWING CODES AND STANDARDS: ACI 301, 304, 305R, 306.1, 318 | FIBER REINFORCED TYP. OVER 6 MIL POLY SLAB OVER MINIMUM 2
- VAPOR BARRIER & 4" POROUS FILL '] | 4'THICKPOROUSFILL | pdf| =
' 1012 8. ALL CONCRETE SHALL BE NORMAL WEIGHT WITH A MINIMUM 28 DAY COMPRESSIVE STRENGTH OF 4,000 PSI. Ml 'R 1l
9. CONCRETE SHALL HAVE A MAXIMUM SLUMP OF 4 INCHES. ! H / M
b 5012 g-111/2"  1L81p"
1012 10. ALL MASONRY WORK SHALL CONFORM TO TMS 602/ACI 530.1/ASCE 6, BUILDING CODE REQUIREMENTS FOR MASONRY Ty -7 _ _ _ - L - — — — 1
1012 4 STRUCTURES, AND THE RECOMMENDATIONS CONTAINED IN THE TECHNICAL NOTES ON BRICK CONSTRUCTION PUBLISHED | L=E== ! ]
BY THE BRICK INDUSTRY ASSOCIATION. - M \ — — 9=
11. PRODUCTS AND MATERIALS SHALL CONFORM TO THE FOLLOWING STANDARDS: CONCRETE MASONRY UNITS ASTM C90, ([1] 4 THICK M | o
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10/6/24, 11:25 AM Letter View

~JOTICE OF PUBLIC HEARING

City of Leeds, Alabama
Zoning Board of Adjustments

APPLICATION

An application

To determine whether the construction of the clubhouse for the Unali subdivision qualifies as residential and falls
under the jurisdiction of the 2015 ICC International Residential Code (IRC) rather than the 2015 ICC
International Building Code (IBC), the following considerations should be made:

1. Definition of Residential Construction: According to the 2015 ICC IRC, residential construction pertains
to buildings used as single-family or two-family dwellings, or townhouses, not more than three stories
above grade in height. The IRC is intended for buildings that are primarily used for living purposes.

2. Use and Occupancy Classification: The IBC typically governs commercial buildings, including those
used for assembly, business, or other non-residential purposes. A clubhouse, depending on its design and
intended use, may fall under the assembly occupancy (Group A) in the IBC if it is intended for large
gatherings or recreational use. However, if the clubhouse is designed primarily to serve the residents of the
subdivision and is considered an accessory structure to the residential properties, it may be categorized
under the IRC.

3. Purpose and Functionality of the Clubhouse: If the clubhouse serves as a communal space exclusively
for the residents of the Unali subdivision and its primary use is aligned with activities similar to residential
living (e.g., small gatherings, meetings, or recreational activities for the subdivision's residents), it could
reasonably be classified as residential under the IRC.

4. Code Applicability Based on Scope and Size: The size, scope, and intended usage of the structure are
critical factors. Smaller buildings or accessory structures that do not exceed the thresholds established in
the IBC for assembly occupancy may fall under the IRC if they are intended for private, residential-related
use rather than public access.

5. Conclusion: If the clubhouse in question is determined to be an accessory to the residential subdivision
and its use is primarily for the benefit of the residents, the 2015 ICC IRC would likely govern its
construction. On the other hand, if the building is intended for larger, public gatherings or activities that
resemble commercial use, the 2015 ICC IBC may apply.

In summary, the classification of the clubhouse as residential or non-residential depends on its primary function,
occupancy, and relation to the subdivision. For a residential designation and regulation under the 2015 ICC IRC,
the clubhouse must primarily serve the residents and be considered an accessory to the residential properties.
Zoning Board of Adjustments

The Zoning Board of Adjustments is vested with the responsibility and authority of authorizing variances which will not be
contrary to the public interest and where owing to special conditions, a literal enforcement of the provisions of this
ordinance would result in unnecessary hardship.

CASE #: CV24-000004

APPLICANT NAME: NEWCASTLE DEVLEOPMENT LLC
PROPERTY OWNER: NEWCASTLE DEVLEOPMENT LLC
TAX PARCEL ID#S: Part of 24 00 26 4 000 003.000
PROPERTY ADDRESS: 9995 Unali LN; Leeds, AL 35094
PROPERTY ZONING: [PermitVA:::10609:::102623]

NOTICE IS HEREBY GIVEN that the Board of Zoning Adjustments will hold a public hearing on the proposed preliminary
plat. The hearing is scheduled on:

Date: October 08, 2024

Time: 5:00 p.m.

Place: Leeds Annex Meeting Room
1412 9th St

Leeds, AL 35094

file:///Users/bradwatson/Downloads/Notice of Public Hearing - Variance (45).htm 172



10/6/24, 11:25 AM Letter View

g [plic Information: Any interested persons or their representative may appear at the meeting and comment on the
lication. Written comments may also be mailed to the Commission.
For more information about the application and related issues or to schedule an appointment:

Phone: 205-699-0943

E-mail: development@leedsalabama.gov

Mailing Address:

Leeds Zoning Board of Adjustments
c/o Development Services

1404 9th Street

Leeds, AL 35094

file:///Users/bradwatson/Downloads/Notice of Public Hearing - Variance (45).htm 2/2
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	1.	CV24-00004 - To determine whether the construction of the clubhouse for the Unali subdivision qualifies as residential and falls under the jurisdiction of the 2015 ICC International Residential Code (IRC) rather than the 2015 ICC International Building Code (IBC), the following considerations should be made:  Definition of Residential Construction: According to the 2015 ICC IRC, residential construction pertains to buildings used as single-family or two-family dwellings, or townhouses, not more than three stories above grade in height. The IRC is intended for buildings that are primarily used for living purposes.  Use and Occupancy Classification: The IBC typically governs commercial buildings, including those used for assembly, business, or other non-residential purposes. A clubhouse, depending on its design and intended use, may fall under the assembly occupancy (Group A) in the IBC if it is intended for large gatherings or recreational use. However, if the clubhouse is designed primarily to serve the residents of the subdivision and is considered an accessory structure to the residential properties, it may be categorized under the IRC.  Purpose and Functionality of the Clubhouse: If the clubhouse serves as a communal space exclusively for the residents of the Unali subdivision and its primary use is aligned with activities similar to residential living (e.g., small gatherings, meetings, or recreational activities for the subdivision's residents), it could reasonably be classified as residential under the IRC.  Code Applicability Based on Scope and Size: The size, scope, and intended usage of the structure are critical factors. Smaller buildings or accessory structures that do not exceed the thresholds established in the IBC for assembly occupancy may fall under the IRC if they are intended for private, residential-related use rather than public access.  Conclusion: If the clubhouse in question is determined to be an accessory to the residential subdivision and its use is primarily for the benefit of the residents, the 2015 ICC IRC would likely govern its construction. On the other hand, if the building is intended for larger, public gatherings or activities that resemble commercial use, the 2015 ICC IBC may apply.  In summary, the classification of the clubhouse as residential or non-residential depends on its primary function, occupancy, and relation to the subdivision. To allow for a residential designation and regulation under the 2015 ICC IRC, the clubhouse must primarily serve the residents and be considered an accessory to the residential properties at 9995 Unali Lane, Leeds, AL 35094, TPID:Part of 24 00 26 4 000 003.000 , Zoned: PCD, Planned Community Development.
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