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P-19-02 
 

Petition Summary 
Request to rezone a parcel of land (Knesseth Israel) from Residence-A district to Professional 

district for an outpatient surgical practice. 

 

Recent Background 
On April 23, 2019, the city council adopted Ordinance 2044 (attached), amending the 

Professional district to include a conditional use process.  The subject rezoning 

application is in line with the adopted amendment to the Professional district, a 

conditional use for which will be taken up with the city council in tandem with any 

review of a rezoning case (for the Professional district) for the subject property. 

 

Given the previously pending zoning amendment to the Professional district, the 

applicant requested that the planning commission carry over this rezoning case until the 

city council had dispensed with any new changes to the professional district.  As such, 

the PC carried this case over at its regular meetings of February 2019, March 2019 and 

April 2019. 

 

At the January 7, 2019 meeting, the Planning Commission voted to carry this case over to 

the February 4, 2019 meeting and requested the following additional information: 

 

 Number of doctors at this proposed facility: 2 (see Proposed Floor Plan). 

 Number of examination rooms and procedure rooms: (see Proposed Floor Plan). 

 Current patient base as well as expected patient base: (see Interior Space Breakdown) 

 The applicant has also provided additional vehicular trip information and parking 

generation material (see Proposed Traffic Generation and Parking Analysis for 

Institutional Use) 

 

Legacy Background 
On August 3, 2006, the planning commission approved a development plan for the establishment 

of the Knesseth Israel Suynogoue (KI) on the subject property (Case 1670), as well as a resurvey 

of the same (PC Case 1669); meeting minutes are attached. 

 

The subject proposal involves the conversion of the existing KI facility to an outpatient plastic 

surgery practice; a professional office for physicians specializing in plastic surgery – not to be 

used as a clinic.  Proposed hours of operation are from 7:30a-5:00p M-F.  

 

Property Development Standards  

The proposed lot and improvements meet the development standards for the Professional District 

with respect to lot size, lot width, setbacks and height limit.  Two additional parking spaces are 

shown to be added in order to comply with parking requirements for said district and use. 

 

Landscape Plan 
The attached landscape plan indicates that additional landscaping is proposed in the front yard of 

the property in order to soften the view of the parking lot and give the property more of a 



residential character.  Landscape buffers exist along all property lines abutting residential 

properties, as was required by the master plan approval for Knesseth Israel. 

 

Traffic Impact 
Attached letter from Skipper Consulting indicates that there will be no significant increase in 

traffic impact associated with the proposed project. 

 

Parking Lot Lighting 
No change to the existing parking lot lighting is proposed; the existing lighting meets the code 

requirement of 14 feet high or less, and is directed to shine downward.  

 

Subject Property and Surrounding Land Uses 
The subject property is immediately surrounded by single family development.  In addition to the 

subject synagogue, the following uses exist along the north side of Overton Road between the 

west boundary of Overton Village and Locksley Drive: 

6 single family dwellings; 

The Park at Overton (gated single family homes) 

The Chabad of Alabama 

Overton Park 

City Fire Station 

 

Master Plan for Overton Village and the Subject Property 
As may be seen on the attached land use map from the Overton Village master plan, its west 

boundary terminates one block east of the subject property (intersection of Glass and Overton).  

The block between Glass and Poe (vacant lot and dentist office), while zoned Professional 

district, are actually designated by the master plan for “general commercial,” siting the Local 

Business district as the appropriate zoning for those two lots. 

  

Potential Master Plan Amendments 
The city’s master plan for the subject site, and all properties along Overton Road between Glass 

Drive and Overton Park, calls for low-density or medium density residential use.   

 

However, the master plan should probably have been updated (to institutional use) to reflect the 

establishment of the Chabad and Knesseth Israel.  Also, the Overton Village master plan could 

likewise use a clean-up amendment (to Village Residential) to reflect the Res-F and Res-G 

zoning approved for the condominium project on Fairhaven Drive.   

 

At some point in the near future it may be advisable to undertake a fresh look at the Overton 

Village master plan.   

 

Affected Regulation 
Article X, Professional District 

 

Appends 
LOCATION: 3100 Overton Road  

 

ZONING DISTRICT:  Res-A   OWNER:  F&B Holdings, LLC    
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Existing Floor Plan
3100 Overton Road

Assembly Hall
seats 228 at tables
seats 320 in chairs

Sanctuary 
seats 152

Classrooms 
seats 50

Commercial 
Kitchen

Covered 
Drop-off

Exterior 
Courtyard



Conceptual Floor Plan
3100 Overton Road

OR Suite

Offices

4 Exam Rooms

2 Physician 
Offices

2 Consult Rooms
Esthetician

Covered Entrance 
Walkway

Covered 
Drop-Off

Exterior 
Courtyard



Space Program – Grotting & Cohn Plastic Surgery
3100 Overton Road

• 1 Operating Room Suite 

• 4 Exam Rooms

• 2 Consultant Rooms

• 2 Physician Office 

• Staff Office Space (nurse/admin)

• Esthetician 

• Staff Break Area

• Waiting / Reception

• Procedure Rooms
• Photography Room
• Storage / Equipment
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Church / Synagogue Use

Worship Assembly/Events Classes Staff Total

OCCUPANTS (per building code occupant load)

152 228 - 320 50 5 435 – 527 people

CARS (1/3 seats for assembly/sanctuary spaces)

50 60 parking spaces

Professional Office Use
62 Parking Spaces required  (1 space per 250 SF)



Grotting & Cohn Traffic Analysis  

Day Patient Visits Patient Cars / 
Hour

Office Staff Total Cars  / Hour

Monday (Cohn hospital / Grotting office) 16 2 30 32

Tuesday   (Grotting office/Cohn hospital) 28 3.5 30 34

Wednesday   (Grotting OR/Cohn patients) 50 6.25 30 37

Thursday   (Cohn OR /Grotting patients) 31 3.8 30 34

Friday   ( closed half day limited patients) 5 .62 30 31

Saturday (closed) 0 0 0 0

Sunday  (closed) 0 0 0 0

Total 62 parking spaces in existing parking lot 
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3.0 OVERTON VILLAGE 
MASTER PLAN  

 
The Overton Village Master Plan is based primarily on 
the Vision, Value and Goals established through the 
public participation process.  To achieve this Vision, all 
future development should be arranged and evaluated 
based upon three key plan components – (1) a future 
Land Use Policy Map (a plan for regulating use of land 
and buildings); (2) a Building and Development 
Regulating Plan (a plan for regulating building types and 
designs); and a Circulation and Urban Design Plan (a 
plan to guide coordinated public improvements and 
private site and building designs).  Together these three 
components reflect a comprehensive approach to 
development in the Village, and guide the many private 
and public decisions that occur with new development 
in the Village. 

 
3.1 VISION 
 
Vision 
Gateway and gathering place in Mountain Brook’s 
southern neighborhoods. 
 
Overton Village is a neighborhood village that provides 
essential services to the nearby residents.  Overton 
Village presents an opportunity to become a modern 
version of Mountain Brook’s traditional village patterns, 
where  neighbors and businesses support one another 
in building a unique identity for this area.  
 
Values 
 Neighborhood businesses that offer key services 

and meet daily needs for surrounding 
neighborhoods. 

 Gathering spaces that introduce a civic presence to 
the village. 

 A strong community – a good demographic base 
with the ability to support improvement and 
change. 

 The opportunity to create a unique identity and 
gateway. 

 Convenience and accessibility. 
 
Goals 
 Create a village pattern – either at the intersection 

(node) or through small-scale side streets. 
 Promote traffic calming along streets to strengthen 

pedestrian connections at key intersections. 
 Improve connections to adjacent neighborhoods – 

both enhancing current on-street connections and 
developing secondary off-street pathways. 

 Promote street-front buildings rather than strip 
centers, including opportunities for mixed-use 
buildings. 

 Improve gateways and civic or green areas 
throughout the village. 

 Explore municipal cooperation with Vestavia Hills– 
potentially expanding the village pattern and 
increasing opportunities. 

 Create a neighborhood focal point within the 
village. 

 
 

3.2 LAND USE POLICY MAP 
 
The Land Use Policy Map is a plan that recommends 
future uses of land and buildings.  It guides future 
zoning decisions and assists in considering a variety of 
future regulatory strategies that could implement the 
physical and policy recommendations of the Master 
Plan.   
 
The map reflects some of the following general 
categories which are part of the City’s overall land use 
policy framework.  Not all categories are currently 
represented or recommended in the Village planning 
area. Where these categories and descriptions differ 
from the City’s overall master plan, the master plan is 
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specifically amended to include these updated 
categories and descriptions. 
 

General Commercial – The majority of the city’s 
commercial uses fall into this category.  There is an 
extensive list of uses in the Zoning Regulations.  The 
appropriate building type in or adjacent to the 
Villages for this category is a low-scale (1 to 3 story) 
buildings, with street-level storefront designs.  The 
appropriate implementation of this category is the 
Local Business District as modified by any specific 
applicable planning and design recommendations for 
buildings in the village. 

 
General Commercial – Retail Dominant -  Land uses 
in this category are the same as the General 
Commercial category, except due to the location on 
key sites and/or streets in the Village, ground-level 
uses that present a high degree of pedestrian activity 
are preferred.  These are generally retail/restaurant-
type uses.  The appropriate building type for this 
category is a low-scale (1 to 3 story) buildings, with 
street-level storefront designs.  The appropriate 
implementation of this category is the Local Business 
District as modified by any specific applicable 
planning and design recommendations for buildings 
in the Village, and further modified to incorporate 
policies or regulations to discourage, limit or prohibit 
ground level service and office uses at these key 
retail locations. 

 
Office – Land uses in this category include any 
professional or business office use, regardless if it 
has a single office on a lot, multiple offices in a single 
building or multiple buildings in an office park.  
These uses may range in size depending on location 
and a variety of building types may be appropriate 
depending on context.  Other compatible uses in this 
group include municipal buildings, fitness centers, 
gymnasiums, daycares, restaurants, and laboratories 
or any other business or service that primarily 
supports the employment focus.  The appropriate 
implementation of this category is Professional 
District or Office Park District.  

 
Heavy Commercial – There are only a few 
occurrences of these kinds of uses in Mountain 
Brook.  This category includes the more intense 

commercial uses, such as hotels, large restaurants 
and fast-food restaurants, which generate a high 
amount of traffic and rely on a predominantly 
automobile oriented site design and infrastructure.  
The appropriate implementation of this category is 
through the Community Shopping District. 

 
 

Multi-Use – Land uses in this category utilize 
buildings designed for a variety of uses – specifically 
general commercial uses on the ground level, and 
retail, office or residential uses on the upper levels.  
This category is generally only appropriate at defined 
locations in the Village, where the potential for upper 
level residential uses will not disrupt the primary 
retail function of the area, and can provide a broader 
public benefit to the Village as a whole.  Multi-story 
buildings with street-level storefront designs are the 
appropriate building type for this category.  The 
appropriate implementation of this category is the 
Local Business District, as modified by any specific 
applicable planning and design recommendations for 
buildings in the Village. 

 
Multi-Use – Retail Dominant – Land uses, 
applicability, and building types in this category are 
the same as the Multi-Use category, except due to 
the location on key sites and/or streets in the Village, 
ground-level uses that present a high degree of 
pedestrian activity are preferred.  These are 
generally retail/restaurant uses.  Multi-story buildings 
with street-level storefront designs are the 
appropriate building type for this category.  The 
appropriate implementation of this category is Local 
Business District, as modified by any specific 
applicable planning and design recommendations for 
buildings in the Village, and further modified to 
incorporate policies or regulations to discourage, 
limit or prohibit ground level service and office uses. 

 
Low Density Residential – Land uses in this category 
are primarily intended to be average-size residential 
lots and/or developments.  These lots range from 
10,000 square feet up to two acres in size.  The 
majority of lots in this classification are zoned 
Residence A, Residence B, and Cluster Residential, 
although this also includes Estate lots that are less 
than two acres and are adjacent to Residence A 
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