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Introduction - 

  

The subject site is an unimproved parcel, which is currently zoned R1A & R2.  

This assessment contemplates and substantiates a development plan for this tract.  The 

parcel is significant in size and location, but the challenges likely will lie with the 

prescriptive ROW, which currently provides access to the site. 

This project will analyze all aspects of the property.  It will consider the subject 

parcel in light of the regional, and local real estate market.  The development plan will 

detail the required elements necessary to maximize value.  It will describe the steps to be 

taken with the County‟s Planning and Zoning Commission.  It will outline the specific 

development footprint, and detail the product to be achieved.  In addition, it will analyze 

the financial aspects of the project and explore the appropriate level of leverage to the 

project. 

This project will fully detail the subject property‟s development potential and 

describe the steps necessary to complete the development process. 

 

 

 

 

 

 

 

 



4 

 

Project Location/ Demographics – 

Baldwin County, Alabama has led the state in population gain for about the last 5 

to 10 years.  Several factors have been affecting the population growth, but the 

overarching driver seems to be the very high quality of life provided.  Baldwin County 

was historically an agriculturally oriented area, until late in the 21st Century, when its 

proximity to the Gulf of Mexico, and natural beauty caused the area to become a vacation 

destination for many across the southeast, and even the country. 

As this part of Alabama became “discovered,” the area developed first as a beach 

destination, and later as more of a full-time place of residence.  The U. S. Census Bureau 

indicates that in 1990, the total population of Baldwin County was 98,280 persons.  In 

2000, the population had risen to 140,415 persons, a 43% increase over ten years.  The 

4% annualized population growth rate over the course of this decade compares to a 

statewide average of 1% per year.  This is a significant difference in population growth 

and the trend is expected to continue at a 3% to 4% clip through 2010. 

As Baldwin County has seen significant growth, so too have the small towns 

located across the county.  In particular, Fairhope, Alabama has witnessed a 5% growth 

rate from 1990 to 2000 and this carried at a 3% growth rate through 2004.  As the 

population of this town in 1990 was 8,485, this growth rate has caused the town to nearly 

double in population over the 14 year period noted.  While the population gain can 

certainly be recognized as significant, it is not until these numbers are better understood 

that it provides insights into the specific changes. 

According to the U. S. Census Bureau, the number of households in Baldwin 

County increased from 37,044 in 1990, to 55,336 in 2000, an increase of 5% per year.  
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This is significant, considering the actual population growth for the county ran at 4% for 

the same period.  While the number of persons per household dropped from 2.6 to 2.5 

persons per household for the 10 year period, this in itself cannot account for the dramatic 

household changes. 

According to a May 1996 article released by The University of Alabama‟s 

Culverhouse College, Center for Business and Economics, “more than 40 percent of 

Alabama‟s population increase was due to net migration.”  This information is arrived 

directly from Census Bureau data and this is a point worth noting as it has impacted 

Baldwin County‟s growth through the 1990s and 2000s.  The article goes on to note that 

“Baldwin County had the highest net immigrants in the State, but its niche as a haven for 

retirees contributed to a slower rate of natural increase.”  This clearly indicates that the 

population growth is not due to births, but instead it is due to „new‟ residents moving into 

the county. 

The median age for all Alabama is 37.4 years, but in Baldwin County the median 

is 40.2 years.  This statistic indicates a slightly heavier weight toward the retirement age 

group.  This category of resident drives the local economy and the real estate demands in 

certain directions.   

  However, not only has Baldwin County become appealing for retirees in recent 

years, but it has also become appealing for residents in the next county to the west, 

Mobile County.  Many new residents to Baldwin County have moved from Mobile 

County for various reasons, but most of which are rooted in quality of life.  One major 

reason cited for moving from Mobile to Baldwin Counties is for stronger public schools.  
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Generally, this might be true, but statistics tend to indicate that the two counties are rather 

similar in caliber of public education. 

Nevertheless, the population for the county is increasing significantly for this 

particular state.  Further, the population of the town of Fairhope is in synch with the 

changes across the entire County.  Obviously, with increasing populations, come 

increasing housing demand.  While housing demand can be met through producing 

standard product en mass, this scenario eliminates options.  Clearly, the increasing 

populations vary across age ranges, and therefore, as to housing preference. 

 

Site Analysis - 

The subject site is an unimproved parcel, which is currently zoned R1(a) & R2(a).  

The property is bisected by County maintained Calloway Drive, which is a paved road 

(over a prescriptive ROW).    As shown on the below survey, the subject property totals 

7.4 +/- acres and is noted as owned by Mary L. Faulkner.  As is apparent by the survey, 

parcel #1 is landlocked, without access across Parcel 2.  In addition, Parcel 3 is 

landlocked, except as access is provided via Jerry Brown Lane (off of Calloway Drive). 

According to a letter from the U. S. Army Corps of Engineers dated July 26, 

2001, a portion of the property was determined to be wetlands.  This letter notes that the 

western 1/3 of the property is considered to be jurisdictional wetlands.  The diagram by 

the Corps of Engineers shows that everything to the west of the manmade ditch running 

north to south across Parcel 2 is considered wetlands.  Therefore a permit is required 

before any disturbances may occur on this section of the property.  Further, in order to 

firmly establish the wetland area, a “wetland delineation” must be performed by a 
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qualified wetlands ecologist, and submitted to the Corps of Engineers for acceptance, 

prior to submission of a subdivision request.  This would add a cost of approximately 

$2,000 As quoted by Marc Foster of Gulf Environmental Management, LLC. 

The current zoning over the 7.4 acres is twofold, with R-2(a) zoning over Parcel 3 

(on survey), and R-1(a) zoning over parcels 1 and 2.  The R-2 zoning allows for 

“moderate density residential consisting of single family homes.”
1
  This zoning requires a 

20,000 sq. ft. minimum lot size, an overall maximum density of 2 Dwelling Units Per 

Acre.  The R-1 zoning allows for “low density residential, consisting of single family 

homes on large lots.”  This zoning requires a 40,000 square foot minimum lot size, or an 

overall maximum density of 1 dwelling unit per acre.  Therefore, under current zoning, 

the gross maximum number of units allowable on the subject 7.4 acres would be 8 units/ 

lots. 

The subject property has all city services running to the site, except sewer.  Water 

and electric are provided along Calloway Rd.  Therefore, the costs of providing water/ 

electric to the property will be minor.  The surrounding properties are on individual septic 

systems.  However, the city Sewer service runs along County Highway 32, and could be 

accessible to the subject property.  As a result, sewer service connection is priced to run 

the line from the service along County Road 32 into Calloway and to each unit.    

The access to this parcel via Calloway Drive is a prescriptive right of way only.  

After several discussions with the County Engineering office, it has been clearly 

established (albeit verbally) that the County has no legally recognized ROW enabling 

Calloway Drive.  While the County is interested in receiving a deeded ROW, they are not 

                                                 
1
 Baldwin County Zoning Regulations, Adopted April 6, 1999 & Amended November 7, 2006. 
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inclined to use eminent domain to remedy the issue.  Therefore, the burden falls to the 

local landowners to donate such a Right of Way, if additional development is desired. 

 

 

 

On first analysis, the limiting factor in developing this parcel appears to be with 

the current access on Calloway Drive.  According to the Baldwin County Subdivision 

Regulations, the Development Standards require frontage on “an existing publicly 

maintained paved street,” in order for a „Major Subdivision‟ (5 lots or greater) to occur.  

While this requirement could be interpreted to allow the subject property to become 

subdivided as a „Major Subdivision,‟ my verbal conversations with representatives from 

both Baldwin County Planning & Zoning, as well as the Subdivision Planning 

Department, have indicated differently.  The guidance received from Mr. Greg Smith, 
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Permit Engineer with the Baldwin County Highway Department, indicates that the fact 

that the Right of Way over which Calloway Drive sits is not deeded, will prevent the 

County from allowing a Major Subdivision of parcels along Calloway Drive.  While this 

seems inconsistent with the written Subdivision Regulations, it has been reiterated, by the 

Planning & Zoning Office. 

 As a result of our conversations with Baldwin County Planning and Zoning, we 

have had the survey revised to merge Parcel 3 and the eastern most portion of Parcel 2 

(east of Calloway Drive) into 1 new parcel (listed as Parcel “A” on the below survey).  

The resulting acreage of Parcel A is gross area of 0.92 acres, and a net area (after ROW 

areas are reflected) of 0.74 acres.  Further, the revised survey reflects Parcel “B” as 

totaling 2.42 acres (after wetlands are reflected) and 2.28 acres (after ROW is reflected).  

 

 

 

 

Site Use/ Subdivision Options - 

 With the consideration of all the information noted above, it would appear that 

“By Right,” the net density (after consideration of the wetland area) would only allow for 
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subdividing Parcel “A” into two 20,000 square foot lots, and subdividing Parcel “B” into 

two 40,000 square foot lots.  While this seems to be what the Planning & Zoning Office 

would be willing to accept, it would likely provide a modest return on investment (6% 

when annualized). 

 However, the second option/ alternative would be to request for a rezoning of 

Parcel B, to match the R-2(a) zoning over Parcel A.  With such a rezoning, Parcel B 

could be subdivided into 4 parcels at 20,000 square feet each.  In total, this scenario 

would provide 6 parcels, each being 20,000 square feet.  After speaking with the 

Planning & Zoning office, this scenario is certainly doable within a short timeframe, and 

would provide a reasonable return. 

 The third alternative for this tract would be to attempt to secure a full legal 50‟ 

foot right-of-way, to be deeded to the county.  In order for this to occur, negotiations 

must commence with at least two other landowners.  Under these negotiations, the 

objective would be to explore the donation from the current owners, to the County.  Or, 

the next best option would be for our purchase and subsequent donation of this acreage.  

Once a full 50‟ ROW was secured, an application for a Rezoning, and Major Subdivision 

could be submitted.  If this scenario were pursued, maximum density would be desired.  

However, being that there are no other multi-family developments within the immediate 

vicinity, the most likely density would be a compact single-family density.  An upzoning 

of this property, to R-3, would allow for three units per acre.  An increase to R-4 would 

allow for four units per acre.  From the perspective of maximum zoning, the R-4 

upzoning would enable the subdivision into a total of 17 units, without considering the 

portion of the property, which would be absorbed by internal roads, stormwater retention, 
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and other needs associated with a Major Subdivision.  

 However, this assumption does not account for the areas noted as wetlands.  

Factoring this area (based upon the Corps of Engineers letter dated July 26, 2001), the net 

usable area comes to approximately 3.02 acres.  This equates to 12 units, or less.  

Assuming 10 units could be achieved, the financial analysis shows a smaller return that 

the second alternative. 

As noted earlier, city water service, and electric, is currently available along 

Calloway Rd.  However, the sewer service is provided along County Highway 32, but not 

directly along Calloway Rd.  Therefore, the sewer service would have to be pulled in 

along Calloway Road, and into the property.  This would be an approximate distance of 

900 feet, at a cost of $20 per foot, or a total of $18,000.
2
 

 

Subdivision Process - 

As a further complicating factor for completing the subdivision process, the 

Baldwin County Subdivision Regulations require that the local municipality provide 

oversight/ guidance to any subdivision requests, which are proximate to the city/ town 

limits.  This is noted within Section 4.3 of the Baldwin County Subdivision Regulations, 

under Municipal Extraterritorial Jurisdictions, and states that “Whenever any subdivision 

of land is proposed within the extraterritorial jurisdiction of a municipal planning 

commission having exercised said extraterritorial jurisdiction the subdivider shall be 

required to submit the subdivision to the minicipal planning commission and County 

Engineer or his/ her designee in accordance with §11-52-30(b) Code of Alabama, 1975.”  

                                                 
2
 Engineering Development Services, LLC. Joseph Bullock, Manager, 27154 Pollard Rd., Daphne, AL  

36526. 
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Based upon this requirement, the subdivision will be reviewed and either accepted, or 

rejected, by the more stringent of the two (Baldwin County, or City of Fairhope) 

subdivision guidelines.  However, the lots achieved are to be based on the overarching 

Baldwin County Zoning.  

  This being so, the City of Fairhope has jurisdiction over this particular 

subdivision request.  As such, the zoning process is guided by the City of Fairhope‟s 

subdivision procedures.  According to the Fairhope Subdivision Regulations, the 

procedure consists of three steps:  

1) Pre-application and sketch consultations – Informal consultation with the 

Planning Director prior to preparation of the preliminary plat.  A sketch plat may be pre 

discussed at this time, if the applicant chooses. 

2) Preliminary Plat submission – This step consists of the preliminary plat and all 

associated (specifically requested) information for Staff Review, Planning Commission 

Hearing and Review, and the Planning Commission Decision.  Under the Planning 

Commission‟s consideration, they may a) approve the preliminary plat, b) approve the 

preliminary plat with conditions, c) deny the preliminary plat with stated reason(s) for 

denial, d) table the application for further study and additional information.  In addition, 

under this step, a Pre-construction conference is held if the Planning Commission 

approves the preliminary plat.  

3) Final Plat submission – Prior to the expiration of preliminary plat approval, the 

applicant is to submit for final approval, to the Planning Department Director for 

determination on whether the submittal meets all of the requirements within the 

Regulations.  Next, the applicant will submit a letter of verification prepared by the 
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project engineer, certifying that all punch list items from the final inspection have been 

satisfactorily completed.  Upon verification, the complete application is placed on the 

next available Planning Commission meeting agenda.  Upon the decision rendered by the 

planning commission, Planning Department will issue a letter to the applicant regarding 

the official decision.  Lastly, the final plat is recorded. 

The Site Plan is also submitted through the subdivision process.  The site plan 

must provide detailed information on the developed site, including architectural details, 

covenants, landscaping plans, and building footprints/ dimensions.  Following the review 

and approval of a Preliminary or Final Plat associated with a Site Plan, the Site Plan shall 

be valid for the period of the Preliminary or Final Plats validity. 

 The storm water considerations are consistent between the Baldwin County and 

City of Fairhope regulations.  The County regulations stipulate that the stormwater 

detention design should be based on a 25 year 24 hour storm.  The City of Fairhope 

requirements specify the same.  Consultation with Joseph Bullock with Engineering 

Development Services, LLC indicate that the storm water retention design will likely 

require a small impoundment/ retention pond, and we may be able to simply berm the 

landscape to act as a retention buffer.  The cost estimate provided by Engineering 

Development Services is $1,250 for the design and $3,500 for construction of this 

stormwater retention system, or a rounded total of $5,000. 
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Project Area/ Market Assessment –  

As has been noted, Baldwin County, Alabama has been growing at a strong rate 

for about two decades.  With the population growth, as well as the real estate frenzy 

through 2005, single-family residential properties have been overbuilt.  This is clear with 

the assessment of the current housing inventory numbers. 

According to the Alabama Center for Real Estate
3
, the number of single-family 

residential sales in Baldwin County during the month of February 2008 was 192.  This 

reflects a drop from 233 units sold in February of 2007, 261 units sold in February of 

2006, and 339 units sold in February of 2005.  The total number of properties for sale in 

February 2008 was 5,636 units, versus 6,236 in February 2007, and 5,012 units available 

in February 2006.  While the trend reflects a soft market, it also shows that inventories 

may have peaked and will equalize moving forward. 

As also shown in these statistics, the time it will take to clear the available 

inventory is 28 +/- months.  This compares to 25 months of inventory reflected in 

February 2007.  While this number is of concern, it does not even reflect the additional 

inventory that is likely to come online over the course of the next six to twelve months.  

Clearly, the local market remains shaky. 

In neighboring Mobile County, we find that the inventory is tighter and seems 

more steady.  As of February 2005, 465 units were sold and the time to absorb the 

available units was 5.4 months.  This compares to 364 units sold in February of 2007, 

with absorption of the current inventory forecast at 6.3 months; and 328 units sold in 

February ‟08 with absorption of inventory at 9.4 months. 

                                                 
3
 Culverhouse College, University of Alabama. 
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Further helping to frame the current market status, the Baldwin Market Watch 

notes that for 2007, 597 building permits were approved by Baldwin County for single 

family structures.  This compares to 950 single family building permits for all of 2006 

and 4,017 in 2005.  The trend is similar for Single Family Building Permits within the 

City of Fairhope.  For 2007, the number approved was 266, compared to 375 in 2006, and 

520 in 2005. 

 Recent consultation with local Coldwell Banker agent, Bill Ray indicates that 

there are 93 single family lots available for sale, within a ½ mile radius of the subject, at 

an average asking price of $89,000.  Assuming an (currently aggressive) absorption of 12 

lots sold per year, this indicates nearly 8 years worth of inventory.  This fact simply 

reestablishes that the current market is poor and these lots may require discounting in 

order to spark stronger demand. 

The Meadows at Point Clear was developed in 2005, and into 2006.  This is the 

most recent large subdivision within 1 mile of the subject property.  It represents a mid to 

high end track home subdivision with significant open space surrounding the subdivision.  

With approximately 130 lots included within this subdivision, it has seen fewer than five 

houses actually come out of the ground.  A single lot, with 77.2 frontage feet and 141 

foot depth is listed for $115,000.  One of the spec houses that has been built within this 

subdivision is listed for $695,000.   Assuming the lot to be a ¼ of the overall value of this 

offering, the lot value would be in the $175,000 range.  While these lots seem to be 

relatively stagnant, the asking prices can give at least some indication of expected sale 

prices. 
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 As an additional representation of pricing of single family lots, there is a listing 

for 2 lots fronting on Highway 32 , only ¼ mile from the Calloway Road parcel, with 100 

frontage feet  and 200‟ width, for $99,000 each.  Further, there are several lots along  

Provencher Road (runs parallel to Calloway Road) which had been listed for $105,000, 

but have recently been reduced to $60,000 and quickly sold for the same.  These sales 

certainly substantiate a price at the $60,000 level.  In addition, it could be expected that 

the pricing may push north of $60,000. 

 

 

 

Site Plan Considerations/ Land Use Regulation and Public Policy Issues – 

According to the current county zoning, the subject tract could support a 

maximum of 8 lots.  However, based upon conversations with the County Permit 

Engineer, under current County Zoning, a “County Maintained” Right of Way (of at least 

50 feet) must provide access to the property in order to perform a major subdivision (5 

lots or greater).  Further, the current Baldwin County Subdivision guidelines describe 

access to Minor Subdivisions (4 lots or less) as served by a Common Driveway “Where 

lots will access an existing off-site publicly maintained street, common driveways shall 

be used where appropriate to minimize the number of curb cuts required.”
4
  Nevertheless, 

additional conversations with the County Permit Engineer indicate that the Prescribed 

Right of Way (in this case) would effectively replace a privately owned “Common 

Driveway.” 

                                                 
4
 Baldwin County Subdivision Regulations, Baldwin County Commission, Baldwin County Planning & 

Zoning Commission, January 1, 2007. 
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In consideration of the „Major Subdivision‟ alternative, a 50‟ ROW would need to 

be acquired, and deeded to the County, in order to pursue the same.  This being so, it is 

estimated that we would need to acquire 479 linear feet at a 50 foot width, for a total of 

23,950 square feet.  Just to assume a per square foot cost of $3.00, the cost to acquire the 

ROW becomes $72,000.  This estimate could be high, but using this number, the all in 

costs for a „Major Subdivision‟ rise to $325,250, compared to a gross revenue amount of 

$450,000.  These two numbers provide a Return on the original land/ equity investment 

of only 5.5%.  This return compares to a 16% ROI under the „Minor Subdivision‟ 

scenario achieving 6 lots in total.  Based on these return ratios, it is clear that pursuit of 

the „Major Subdivision‟ scenario is not preferable. 

This subdivision presents an opportunity to create custom home lots.  This 

outcome will likely allow the subdivision to achieve better values for these lots.  The 

analysis does not look at the possibility of building spec homes on these lots, as this is 

more risk than the partnership would prefer to take on.  In addition, it would not be out of 

the question to find a builder who might purchase these lots in anticipation of creating a 

custom home offering in this market. 

Based on the above assumptions, site plan is designed according to zoning 

requirements and to enhance the “rural” feel of standalone home sites.  As these lots are 

anticipated to feed from a „Common Driveway,‟ this gives the location a relatively rural 

feel, while still being within the single family home zoning, just on the outskirts of the 

City of Fairhope.  Therefore the building/ home design will be left to the purchaser.  

While we anticipate presenting a simple board and batton style, the concept again is as 

“custom home” sites, so ultimately our design concepts will be discretionary.  In addition, 
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the construction of homes on these lots will be managed by the purchaser.  So, there is no 

construction management anticipated as part of the development of this project, with 

exception of the installation of utilities and other infrastructure.  

 

 

Financial Analysis – 

The financial analysis considers the Proforma if the unbuilt lots are sold upon 

subdivision of the property.  The following outlines the expectations resulting from this 

strategy: 

Proforma 1 - Calloway Drive  

Assuming 4 lots   

   

Expenses :   

land cost  $     100,000   

Wetlands Delination  $        2,000   

Engineering  $        5,000   

Subdivision Approval  $        5,000   

Water  $        5,000   

Sewer/ Septic  $      12,000  run sewer line 600' 

Electrical  $        5,000   

Land Clearing  $        5,000   

Road Building  $             -     

Fencing/ landscaping  $        5,000   

Legal/ Closing Costs  $      10,000   

RE Agent  $      12,000   

Total  $     166,000   

   

Revenues:   

Sale of lots @ $60k/ each  $     240,000   

   

Net Proceeds  $      74,000   

   

ROI 6.37%  
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Proforma 2 - Calloway Drive  

Assuming 6 lots   

   

Expenses :   

land cost  $     100,000   

Wetlands Delineation  $        2,000   

Engineering  $        5,000   

Rezone/ Subdivision Approval  $        5,000   

Water  $        5,000   

Sewer/ Septic  $      12,000  run sewer line 600' 

Electrical  $        5,000   

Land Clearing  $        5,000   

Road Building  $             -     

Fencing/ landscaping  $        5,000   

Legal/ Closing Costs  $      10,000   

RE Agent  $      15,000   

Total  $     169,000   

   

Revenues:   

Sale of lots @ $60k/ each  $     360,000   

   

Net Proceeds  $     191,000   

   

ROI 16.15%  

   

 

 

Proforma 3 - Calloway Drive  

Assuming 10 lots   

   

Expenses :   

initial land cost  $     100,000   

Wetlands Delineation  $        2,000   

ROW acqusition  $      72,000   

Engineering  $      15,000   

Rezone/ Subdivision Approval  $      15,000   

Water  $        5,000   

Sewer/ Septic  $      18,000  run sewer line 900' 

Electrical  $      10,000   

Land Clearing  $      10,000   

Road Building  $      20,000   

Fencing/ landscaping  $      10,000   

Legal/ Closing Costs  $      10,000   

RE Agent  $      38,250   

Total  $     325,250   
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Revenues:   

Sale of lots @ $45k/ each  $     450,000   

   

Net Proceeds  $     124,750   

   

ROI 5.48%  

   

 

Assumptions: 

1) Land costs are in fact $100,000 for the purchase in July of 2001.  This 

respresents $97,000 purchase price and approximately $3,000 in 

closing/ filing costs 

2) Engineering costs as estimated by Engineering Development Services, 

LLC of $5,000 for stormwater management design, site plan and other 

necessary landscaping design for the Minor Subdivision scenario, and 

another $5,000 for road design/ site design for the Major Subdivision 

scenario 

3) Subdivision Approval – as estimated by Engineering Development 

Services, LLC of $5,000 for Minor Subdivision scenario and another 

$5,000 for Rezone/ subdivision of the Major Subdivision scenario.  

This includes overall site plan/ engineering 

4) Water & Electrical will service the lots directly from Calloway Drive at 

approximately $1,000 per lot, according to Engineering Development 

Services, LLC.  This includes tap fees and running the lines to the 

actual building site 

5) Engineering Devlopement Services, LLC has estimated that the sewer 

line will cost $20 per foot (as an all in cost, including tap fees and 

pulling the sewer line) 

6) The land clearing/ fencing/ landscaping is estimated in verbal 

conversations with Jamie Smith of Double D Dozer Service.  He has 

indicated that the lot clearing costs would total approximately $850 per 

lot, and the fencing/ landscaping is an estimate provided by Robin Luce 

of Jubilee Landscape Management, Inc. in Daphne, Alabama 

7) The legal costs and the real estate agent costs are both estimates at 3- 

5% for legal/ closing costs and 5% for real estate agent representation 

 

Conclusion -   

 Through the above considerations, it is evident that many factors are contributing 

to a challenging residential real estate market, at present.  However, the demographic 

trends have moved in one direction (upward), and most recent population numbers/ 
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information seem to indicate that the population increase across Baldwin County is likely 

to continue to increase at a 3 to 4% annual rate.  Of the three subdivision options outlined 

herein, the obvious alternative is scenario 2, which will result in 6 lots across the subject 

acreage.  This option not only maximizes return on investment, but it also is more 

realistic from the standpoint of subdivision approval by the County, City of Fairhope.  

The firm recommendation is to pursue the subdivision of the subject parcel into 6 lots, 

with 2 lots to be located on the east side of Calloway Drive, and four lots to be located on 

the west side of Calloway Drive, but access to each directly from Calloway.  This 

represents the most efficient outcome for the subject parcel.  

 


