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BOARD OF ZONING ADJUSTMENT

STAFF REPORT

Date: April 7, 2014

CASE NUMBER

APPLICANT NAME

LOCATION

VARIANCE REQUEST

ZONING ORDINANCE

REQUIREMENT

ZONING

AREA OF PROPERTY

CITY COUNCIL
DISTRICT

ENGINEERING
COMMENTS

5889

Steven Damrich (M. Don Williams, Agent)

154 Texas Street
(North side of Texas Street, 100'+ East of South
Conception Street)

SITE: Site Variance to allow a continuous 52’ wide
property and alley curb cut; a 10° wide single lane
driveway access to a rear storage yard; nose-ik/taic
parking spaces with access and maneuvering witién t
public right-of-way; and no landscaping or treengpilag
compliance in an I-1, Light Industry District

SITE: The Zoning Ordinance requires site entrances and
exits located so as to minimize traffic congesti@ar yard
access drives to be two-way, 24’ wide; all parkagwress
and maneuvering to be on-site; and full compliandh

the landscaping and tree planting requirementsnin-A,
Light Industry District

I-1, Light Industry District

3,350 +square feet / 0.08 Acres

District 2

It is recommended that the access for the exisditey

should be separated from the access to the suybfmmerty.

The proposed plan shows that the proposed curlwitube constructed in front of adjacent
properties to the East and West; therefore, if apgut, the applicant would be required to submit
a letter along with the Right-of-Way permit apptioa, from the adjacent property owners, that
allows the applicant to place a portion of the smal driveway curb-cut in front of their
property (City of Mobile Right-of-Way Constructi@nd Administration Ordinance, Section 57-
124).
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TRAFFIC ENGINEERING

COMMENTS Backing into the right-of-way is not desirable, esiglly in
this location given the transition in the roadwéigranent of Texas Street. The continuous curb
cut across the front of the property and the altey give a false impression that the alley has
been incorporated into the subject property andoidonger public right-of-way. Driveway
improvements cannot extend beyond the property Wtbout the consent of the adjacent
property owner. As illustrated on the site plarnyould apply to the property owner on the east
side of the alley, as well as the adjacent propantiyer to the west.

URBAN FORESTRY

COMMENTS Property to be developed in compliance with statklacal
laws that pertain to tree preservation and praiaadn both city and private properties (State Act
61-929 and City Code Chapters 57 and 64).

FIRE DEPARTMENT

COMMENTS All projects within the City of Mobile Fire Jdliction
must comply with the requirements of the 2009 mational Fire Code, as adopted by the City
of Mobile.

ANALYSIS The applicant is requesting a Site Variance tovalm
continuous 52’ wide property and alley curb cutCawide single lane driveway access to a rear
storage yard; nose-in/back-out parking spaces agttess and maneuvering within the public
right-of-way; and no landscaping or tree plantimgngliance in an I-1, Light Industry District;
the Zoning Ordinance requires site entrances arnth déxcated so as to minimize traffic
congestion; rear yard access drives to be two-@éwvide; all parking access and maneuvering
to be on-site; and full compliance with the langsog and tree planting requirements in an I-1,
Light Industry District.

The applicant proposes to place a 12 x 40 foot taodeffice building, two paved parking
spaces and a gravel storage yard on the 3,35Quare foot site. The property has 40-feet of
frontage on Texas Street, a minor street with agegught-of-way.

The applicant’s explanation of the variance reqiseas follows:

The site is currently a graveled storage yard fanarine coatings company. There is no
activity on the site. The site is completely suneed by a 6' high wood privacy fence
with double car-wide gates. The front yard fencapproximately on the front property

line, with no setback. The site is zoned I-1. Avli@e dirt alley borders the site on the
east. There is no roadway sidewalk along this blufckexas Street.

We request the opportunity to place a 12'x 40' nrevdouilding on the site. The floor
level of the proposed building will be at least 35ove ground line, thus making us
compliant with the minimum required 13'-above-s&&l elevation within flood zone AE
(12). We shall comply with all FEMA regulations fanchorage of the structure. We
shall comply with all City Building Inspection Depaent regulations for a modular
building, including design and anchorage for 135hwind load. The modular building
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shall contain one accessible bathroom. We shalipi®an accessible ramp from the car
parking area to the building. The building shall lsed by one or two company
employees at irregular hours, mostly for distriloatiof weekly worker paychecks. We
shall place the front fence and building to compiyh front, side and rear required
setbacks. We shall use the remaining yard to semy@ipment for the company. No
coatings work shall be performed on the site. Wil gitace two asphalt parking spaces,
with maneuvering to occur within Texas Street rightvay. We shall place a driveway
entrance and roadway sidewalk for our entire 40htage and the 13" alley frontage.

Due to the extreme small size of our site (0.8 Jacke are bordering on inability to
utilize our site for a building. We request therfttems, listed on the attached site plan,
for consideration by the Board. We will develop #ite within 90 days of approval for
building permit, if our requests are approved bg Board

We can not meet the full requirements of the ZoRingjnance due to our limited size.
The lot was platted when this area of town was @nm@dately residential. We have
several abandoned and neglected houses around ei®eléve our presence in the area
during the day will benefit neighborhood safety aedurity.

The applicant requests the following:

1) Allow 52’ wide curb cut for our site and adjaceties.

2) Allow 10’ wide, single car, driveway access to retrage yard.

3) Allow two parking space (2 required for 480 sf dir) with back-up maneuvering into
Texas Street right of way.

4) Allow no compliance with landscaping and tree piagtrequirements.

The Zoning Ordinance states that no variance blea§iranted where economics are the basis for
the application; and, unless the Board is presemtighl sufficient evidence to find that the
variance will not be contrary to the public intdreend that special conditions exist such that a
literal enforcement of the Ordinance will resultan unnecessary hardship. The Ordinance also
states that a variance should not be approved sutihes spirit and intent of the Ordinance is
observed and substantial justice done to the apyliend the surrounding neighborhood.

Variances are not intended to be granted frequerthe applicant must clearly show the Board
that the request is due to very unusual charatiterisf the property and that it satisfies the
variance standards. What constitutes unnecessadghip and substantial justice is a matter to
be determined from the facts and circumstancesdf application.

As proposed, the applicant appears to be overdewvejdhe site, as evidenced by the numerous
variance requests. Additionally, only frontageetreare required in I-1 districts, thus the
applicant is only required to provide 1 frontageetin order to be in compliance.

The property, located in an I-1, Light Industrytdid, abuts residences at the Northwest corner
of the property. Amendments to Section 64-4.Dfthe Zoning Ordinance in 2012 require that
commercial uses next to residential uses (even whéme same zoning district) must provide a
10-foot protection buffer: the site plan depictmare than adequate buffer, and in fact the buffer
depicted on the site plan could be reduced, whigtlgdvallow the proposed modular building to
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be placed further North and West on the site. Bying the location of the modular building,
additional area for parking and the proposed drasewould be available. It appears, in fact,
that a redesign to allow two parking spaces on-feng West, would thus allow a 22feot
wide driveway and eliminate the backing into Tesdeet. This redesign would also provide
enough room to allow sufficient landscape arealémtpone overstory tree, and provide some
level of landscape area compliance.

While use of the site as an office is allowed, @pplicant’s statement that the office would also
be used for distribution of weekly worker paycheckisidicates to staff that there may be a much
larger number of people coming to the site thandite can accommodate via the proposed
parking. Staff is concerned that Texas Street) Wit site’s close proximity to the interchange
with 1-10, will become congested on pay days duertstreet parking of employees.

RECOMMENDATION:

Based on the preceding, staff recommends thatetpgest be heldover to the May meeting to
allow the applicant to make the following revisidnghe site plan, due by April 14, and possibly
revise the variances requested:

1) Revision of the site plan to reflect the absoluteimum setback required by Section 64-
4.D.1. of the Zoning Ordinance;

2) Repositioning of the proposed modular buildingdflect the setbacks of condition #1,

3) Realignment of the two parking spaces, access, aisteaccessible area to show the two
parking spaces facing West;

4) Depiction of one frontage tree and calculationawdilable landscape area;

5) Revision of the requested variances, if necessamgflect site layout changes; and

6) Clarification of how employees will park if they m@ to this location to receive their
checks.
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APPLICANT Steven Damrich (M. Don Williams, A gent)
Site Variance
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Vacant structures and residential units are located to the north of the site.
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Vacant structures and residential units are located to the north of the site.
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SITE PLAN
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The site plan illustrates the proposed bwmlding and parking.
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