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BOARD OF ZONING ADJUSTMENT  

STAFF REPORT Date: February 4, 2019 
 

CASE NUMBER   6235 
 

APPLICANT NAME  Leslie Ridley (Child Day Care Association, Inc.)  

 

LOCATION 209 South Washington Avenue 

(Northeast corner of Canal Street and South Washington 

Avenue). 

 

VARIANCE REQUEST SETBACK: To allow the construction of a 10’ x 12’ 

playhouse with toy storage in the required building setback 

in a T-4, Sub District within the Downtown Development 

District. 

 

ZONING ORDINANCE 

REQUIREMENT SETBACK: Zoning Ordinance requires that any 

outbuilding have a setback to the rear of the façade in a T-4 

Sub District of the Downtown Development District. 

 

ZONING T-4 Sub District of the Downtown Development District 

 

AREA OF PROPERTY  0.9± Acres 

 

CITY COUNCIL 

DISTRICT District 2 

 

ENGINEERING   

COMMENTS   No Comments 

 

TRAFFIC ENGINEERING 

COMMENTS   No traffic impacts anticipated by this variance request. 
 

Revised for the March 11, 2019 meeting. Please see memo following the maps. 

 

ANALYSIS    The applicant has submitted a Setback Variance to allow 

the construction of a 10’ x 12’ playhouse with toy storage in the required building setback in a T-

4, Sub District of the Downtown Development District; the Zoning Ordinance requires that any 

outbuilding have a setback to the rear of the façade in a T-4 Sub District of the Downtown 

Development District. 

 

The Zoning Ordinance states no variance shall be granted unless the Board is presented with 

sufficient evidence to find that the variance will not be contrary to the public interest, and that 
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special conditions exist such that a literal enforcement of the Ordinance will result in an 

unnecessary hardship; and, no variance shall be granted where economics are the basis for the 

application.  The Ordinance also states that a variance should not be approved unless the spirit 

and intent of the Ordinance is observed and substantial justice done to the applicant and the 

surrounding neighborhood. 

 

Variances are not intended to be granted frequently.  The applicant must clearly show the Board 

that the request is due to very unusual characteristics of the property and that it satisfies the 

variance standards.  What constitutes unnecessary hardship and substantial justice is a matter to 

be determined from the facts and circumstances of each application. 

 

The site has been given a Downtown (DT) land use designation, per the Future Land Use Plan 

and Map, adopted on May 18, 2017 by the Planning Commission.  The Future Land Use Plan 

and Map complements and provides additional detail to the Development Framework Maps in 

the Map for Mobile, adopted by the Planning Commission at its November 5, 2015 meeting.   

 

Downtown is called out as a separate land use designation due to its distinct role, layout and 

fabric. 

 

As a land use district, Downtown (DT) is the ultimate mixed-use environment. Land 

development and redevelopment will emphasize variety, mixed uses, and unity of form within 

buildings or complexes. 

 

As the city’s and region’s center for commercial and service employment, Downtown supports 

intense development and a dynamic combination of uses: specialty and regional retail shopping 

and offices; business support services; urban housing at higher densities (starting at 10 dwelling 

units per acre); civic, educational and cultural destinations; entertainment options; and other 

public amenities including active and passive park space. The successful integration of a mix of 

housing types and densities will be critical to achieve a vibrant, 24/7-active Downtown Mobile. 

 

Development in the DT district will focus on new, redeveloped and adaptively reused buildings 

that frame attractive, human-scaled streetscapes, memorable public spaces, bicycle and 

pedestrian-friendly streets and convenient transit access to jobs, housing and entertainment. 

Accordingly, certain areas of Downtown will be more intensively developed to facilitate that 

pedestrian orientation. 

 

It should be noted that the Future Land Use Plan and Map components of the Map for Mobile 

Plan are meant to serve as a general guide, not a detailed lot and district plan.  In many cases the 

designation on the new Future Land Use Map may match the existing use of land, but in others 

the designated land use may differ from what is on the ground today.  As such, the Future Land 

Use Plan and Map allows the Planning Commission and City Council to consider individual 

cases based on additional information such as the classification request, the surrounding 

development, the timing of the request, and the appropriateness and compatibility of the 

proposed use and, where applicable, the zoning classification. 
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The applicant states:  

 

Our proposed improvements are for the continued addition of a play house for the 

children at our center. The play house will also include a small storage area for outdoor 

play equipment; tricycles, etc. This has proven necessary after unaffiliated 

children/families have been found trespassing during non-business hours. The storage 

area will help reduce stolen property, injuries that could occur upon trespassing, as well 

as an area to store items upon severe weather warnings, keeping neighbors and ourselves 

safe from debris. The play house has been requested to be built from our state funders, 

The Alabama Department of Early Childhood Education. To continue to be grantees of 

the First Class Pre-K program that we have hosted for over 20 years we will have to 

meet certain requirements of equipment and materials requested of them, with this play 

house being one of them. Unfortunately, as we were trying to meet requirements and 

qualifications of our different funders we were not aware of the CRC and what the 

requirements were for this type of structure to be built on our property. If so, of course 

we would have approached this with those standards in mind and remained in 

compliance. If we could alter our current build to meet CRC approval that is what we 

would do. However, concrete was poured for this structure in the area that it is currently 

placed and a bike path was created to run through a section of the playhouse. Pouring 

another slab several feet from the current location would result in too much 

concrete/hard surfacing ground cover to be in our play space. This could cause us to not 

meet the soft surfacing requirements of the Mobile County Health Department. The build 

was started in compliance with all other requirements of the city, zoning, and the 

historical society without our knowledge of the CRC committee. If approved, the 

structure will be very appealing to look at and will match surrounding residential looks, 

in line with the historical charm that our unique community has to offer, not to mention 

all of the unique learning experience that the play house will offer hundreds/thousands of 

children in our community. Thank you so much for your consideration on the continued 

improvement of our facility's new, high quality, outdoor learning environment. 

 

The site was initially brought to the attention of Planning & Zoning staff when a complaint was 

received through the 311 system regarding the location of the structure.  It was determined that 

although the structure did not meet the size minimum to require a building permit, that it must 

still comply with the standards set forth in the Zoning Ordinance, as well as regulations for local 

historic districts.    

 

The applicant appeared before the Consolidated Review Committee (CRC) on November 29, 

2018 to discuss the proposed project at hand, after receiving several notices of violation.  The 

CRC gave the applicant the following choices: 

1. Bring a site plan showing the playhouse relocated beyond the front façade of the 

accessory structure located at 201 S. Washington Avenue; or, 

2. Apply for a Variance from the Board of Zoning Adjustment. 
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While staff does not wish to be the cause of the child care center to lose its funding, no 

documentation was submitted to verify the requirements stated above.  Furthermore, in light of 

the complaints filed on the structure, it would appear that even though the structure may be 

appreciated by “hundreds/thousands of children in our community”, that the residents who live 

near the site feel that the structure is problematic.  

 

 

RECOMMENDATION:   Staff recommends to the Board the following findings of 

fact for denial:  

 

1) The variance  will be contrary to the public interest in that the playhouse could be 

relocated on the site to comply with setback standards; 

2) These special conditions do not exist such that a literal enforcement of the provisions of 

the chapter will result in unnecessary hardship in that the site has sufficient room for the 

playhouse structure to be relocated; and 

3) the spirit of the chapter shall not be observed and substantial justice shall not be done to 

the surrounding neighborhood by granting the variance because complaints have been 

received regarding the current location of structure.  

 

Revised for the March 11, 2019 meeting: 

 

The application was heldover at the Board of Zoning Adjustment’s February 4, 2018 meeting to 

allow the following: “1) submission of a report from Traffic Engineering regarding line of sight 

and possible safety issues associated with the location of the structure, and 2) the submission of 

a letter from the Consolidated Review Committee as it pertains to compliance with the 

requirement of the Downtown Development District standards.”. 

 

Traffic Engineering has provided the attached memo (after the maps) regarding the line of sight 

and possible safety issues,  

 

The letter provided from the Consolidated Review Committee is provided in an index with other 

associated documents such as the application for CRC, Notice of Violations, a Stop Work Order 

as well as a before and after picture of the playhouse. This information can be found 

immediately following the Traffic Engineering memo.  

 

Based upon the proceeding, staff would suggest that the Board consider all of the previous 

information and relevant facts and findings.  

 

 

RECOMMENDATION:   Staff recommends to the Board the following findings of 

fact for denial:  

 

1) The variance  will be contrary to the public interest in that the playhouse could be 

relocated on the site to comply with setback standards; 
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2) These special conditions do not exist such that a literal enforcement of the provisions of 

the chapter will result in unnecessary hardship in that the site has sufficient room for the 

playhouse structure to be relocated; and 

3) the spirit of the chapter shall not be observed and substantial justice shall not be done to 

the surrounding neighborhood by granting the variance because complaints have been 

received regarding the current location of structure.  

 

 



 

 



 

 



 

 



 

 



 

 



 

 



 

 

 



Traffic Engineering 
852 Gayle Street 

Mobile, Alabama 36604 

Phone: (251) 208-2960 

Fax: (251) 208-2967 

 

 

Reviewer: Marybeth Bergin, P.E., PTOE 

Assistant Traffic Engineering Director  

 

Date:  February 28, 2019 

 

RE:  Board of Zoning Adjustment 

Line of Sight Review for Case No. BOA-000807-2019 

209 South Washington Avenue 
  

 

An field review of the line of sight was conducted by Traffic Engineering for the above referenced 

application on Wednesday February 27, 2019.  This review was at the request of the Board due the 

visibility concerns raised by the adjacent property owner during the public hearing.  The adjacent 

property is identified as 201 South Washington Avenue and immediately north of the subject site 

at the corner of South Washington Avenue and Monroe Street.  The 201 property has a single 

driveway on Washington Avenue and no additional driveways on Monroe Street.  The driveway 

does not appear to be used often.  The grass immediately behind the sidewalk and east up to the 

fence does not appear worn and there are no obvious tire tracks.  The crowd control barricades 

were “locked” across the driveway indicating that it is not used daily. 

 

The attached sketch shows the approximate locations of the objects in and near the right-of-way 

in the proximity of the driveway.  There are 2 large oak trees between the sidewalk and the 

roadway south of the driveway and 1 large oak tree north of the driveway.  The 209 property has 

an iron fence approximately 4 ⅓’ above the sidewalk.  It is anchored with 5’ tall 16” square 

columns typically 100” apart and setback 6” from the sidewalk.  The 201 property has a 4 ½’ picket 

fence 1 ½’ from the sidewalk.  There is also an evergreen shrub the extends 6’ above the sidewalk 

along the property side of the fence. 

 

The typical standards for line of sight do not translate precisely for this application.  Per AASHTO 

standards, line of sight applies to vehicles on the roadway approaching an intersection.  There is 

no specific standard to measure line of sight from a driveway primarily because a vehicle could be 

backing into the roadway or pulling forward into a roadway.  Line of sight is intended for a driver 

looking out the front driver and passenger windows.  Backing requires a driver to look through the 

car over their shoulder out a rear window which varies greatly depending on the type of vehicle.  

Observations were made from the approximate center of the driveway and not from a vehicle.  

The photo was taken approximately 5’ above grade. 

 



The first photo attached hereto is an overall view of the driveway from the opposite side of the 

street to note the proximity to the objects surrounding the driveway.  The first photos from the 

driveway were taken approximately 9’ from the back of the sidewalk and appeared to be the first 

point approaching the right-of-way where the outbuilding in question appeared to obstruct the 

view.  The pictures following were taken at 12” intervals moving closer towards the street.  Each 

picture to the south has a corresponding picture to the north.   

 

Looking to the south the view is clearer over the iron fence/columns.  There is minimal visibility 

through the fence/columns because of the alignment of the columns.  When the driver eye is at 

the sidewalk (6A), visibility to the south is clear to the intersection of Canal Street. 

 

Looking to the north, the view is only clear when the driver eye is at the sidewalk (6B).  Any further 

back on the property, the shrub obstructs the view.  The only advanced look is through the porch, 

but it is not clear enough to make a decision about oncoming traffic. 

 

Based on observations, the outbuilding in question does not appear to negatively impact the line 

of sight from this driveway.  The existing objects in and near the right-of-way to both the north 

and south create a limited visibility from the driveway as they currently exist.  Removal of the 

trees in the right of way will not improve the line of sight at this location.  The limitations are the 

fences, columns and shrubbery installed on private property. 
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Planning & Zoning Department 
Consolidated Review Committee 
 

December 3, 2018 

 

 

Leslie Ridley 

209 S. Washington Avenue 

Mobile, AL 36526 

 
RE: 209 S. Washington Avenue 

Construction of a playhouse  

CRC-000780-2018  

 

Dear Ms. Ridley: 

 

The CRC reviewed the above referenced request on November 29
th

. After discussion, the CRC 

has determined you have two options: 

1. Bring a site plan showing the playhouse relocated beyond the front façade of the 

accessory structure located at 201 S. Washington Avenue; or, 

2. Apply for a Variance from the Board of Zoning Adjustment. 

 

The playhouse will also require your obtaining a revised Certificate of Appropriateness from the 

Architectural Review Board. 

 

If you have any questions, please do not hesitate to contact me. 

 

Thank you, 

 
Marie Cross York 

Planner II 

 

marie.cross@cityofmobile.org  

251.208.5895 

 

C: CRC File   

Via Email: 
Leslie.fuller@childdaycare.org  
 
 

mailto:marie.cross@cityofmobile.org
mailto:Leslie.fuller@childdaycare.org














City of Mobile

Planning and 
Zoning Department

251.208.5895

Name

Address

Date

Tel. 
No.

Investigation/inspection of the premises located at:

Reveals that a possible violation of the following codes  may exist

Description of possible violation

Rechecks _____________________________________________________________

Date Corrected ______________

Inspector Signature __________________________

* Repeat violations will result in a citation

All construction must be permitted and performed by a
licensed and bonded contractor

Complaint # 

Notice of Violation

* Comply By:

City of Mobile Planning and Zoning Department PO Box 1827  Mobile, Alabama  36633
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Zoning Department
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Name

Address

Date

Tel. 
No.

Investigation/inspection of the premises located at:

Reveals that a possible violation of the following codes  may exist

Description of possible violation

Rechecks _____________________________________________________________

Date Corrected ______________

Inspector Signature __________________________

* Continued work will result in a citation

Stop Work Order

* Cease work immediately and until the problem/violation has been
corrected and this Stop Work Order has been lifted  

City of Mobile Planning and Zoning Department PO Box 1827  Mobile, Alabama  36633
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