DEPARTMENT OF COMMUNITY DEVELOPMENT SERVICES

Planning Division
ﬁkﬁf&l\?& memorandum
TO: Mayor Laurel Lunt Prussing
FROM: Elizabeth H. Tyler, FAICP, Community Development Director
DATE: July 9, 2015
SUBJECT: ZBA-2015-MAJ-07: A request by Geoffrey Merritt for a Major Variance to

decrease the required number of automobile parking spaces from between five
and seven to four spaces in the B-1, Neighborhood Business District at 303 W.
Griggs Street.

Introduction & Background

The petitioner, Geoff Merritt, has submitted a request to reduce the number of required off-street
parking spaces from between five and seven to four for his property at 303 W. Griggs Street in the B-1,
Neighborhood Business District. The building at 303 W. Griggs Street is currently classified as a “Mail
Order Business”. Approximately 40 percent of the building is used for mail order record sales, with a
small portion of this area devoted to mail order bicycle component sales. The rear 60 percent of the
building is used as warehousing space for the mail order businesses. Mail order businesses require a
Conditional Use Permit (CUP) to operate in the B-1, Neighborhood Business District. The petitioner
obtained a CUP in 2001 in ZBA Case No. ZBA-01-C-01.

The property at 303 W. Griggs Street is approximately 8,150 square feet in area. There is a one-story
building that covers between 85 and 90 percent of the lot and is roughly 7,100 square feet in area. The
front facade and roof of the building are in very poor condition and the petitioner would like to renovate
the building. There is a garage opening on the front fagade, which the applicant would like to remove as
part of the renovation and turn into a second storefront (see attached site plan in Exhibit D). In place of
the garage, the applicant plans to lease approximately 900 square feet of space to a low-intensity retail
use, such as a coffee roaster. There would be little to no on-site sales from the type of tenants the
petitioner seeks. Note: At the time the application was submitted, the applicant had planned to move his
existing video rental business to the site. This would have increased the amount of walk-in business and
the amount of off-street parking required. The legal notice for this case included a higher parking
requirement than the current proposal would need.

According to the existing Conditional Use Permit, the garage space was to be used to provide off-street
parking for the site. Removing the garage would remove the space designated for off-street parking,
which the applicant proposes to offset by leasing four spaces in nearby parking lots. The garage has been
used infrequently for parking and has mainly been used as a storage area for his record sales business.
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The applicant therefore feels that four spaces will be sufficient to meet the demand generated by the
existing mail order business and future retail space and does not anticipate the need for additional
parking spaces. Depending on the intensity of the future lessee of the retail space, the amount of off-
street parking required by the Zoning Ordinance would be between five and seven spaces. The applicant
therefore requests a Major Variance to allow the number of off-street parking to be reduced from
between five and seven spaces to four spaces, to be provided off-site. The applicant will also install up
to eight bicycle parking spaces in front of the new storefront to help offset the required amount of off-
street parking. In addition, the applicant will close an existing curb cut and driveway in front of the
garage, which would add one on-street parking space to West Griggs Street for public use.

At their June 17, 2015 meeting, the Urbana Zoning Board of Appeals heard the case. The ZBA voted
five ayes and zero nays to forward the Major Variance request to the City Council with a
recommendation for approval.

Existing Land Uses

The property is located on W. Griggs Street near Downtown Urbana, one block west of the Boneyard
Creek Park. It is surrounded by residential uses of varying densities, as well as a small pottery business
immediately to the west. The following chart, along with the attached exhibits, offers a more detailed
summary of the surrounding zoning and land uses.

Direction | Zoning Existing Land Use Future Land Use

Site B-1, Neighborhood Business Mail Order Business Residential

North B-3, General Business Apartments Central Business

East R-5, Medium High Density Multi- | Single-Family Home Residential
Family Residential

South R-5, Medium High Density Multi- Apartments Residential
Family Residential

West B-1, Neighborhood Business Pottery Business Residential

Comprehensive Plan

In Urbana’s 2005 Comprehensive Plan, Future Land Use Map #8 identifies the southern portion of the
300 block of W. Griggs Street as an area appropriate for an urban pattern of residential use. The northern
portion (across the street from 303 W. Griggs Street) is identified as “Central Business”. The Plan
defines “Residential (Urban Pattern)”, as areas containing...

...primarily single-family residential housing but may also include a variety of compatible land uses such as
duplexes, town homes, civic uses, institutional uses, and parks where zoning is appropriate. Residential areas
can have different physical patterns of development.

The Plan defines “Central Business” in part as...



...Contain[ing] a dense, highly intensive land use pattern focusing on an urban style of development and
architecture. Pedestrian, bicycle, and transit access are emphasized to ensure areas are walkable. Contain[ing] a
mix of land uses ranging from commercial, high-density residential, office, and institutional.

The current and proposed uses of the building are compatible with the definition of Residential (Urban
Pattern). The property is zoned B-1, Neighborhood Business, and is a low-intensity use, with many
customers arriving by foot or by bike, which is compatible with the adjacent “Central Business”
designation identified in the Comprehensive Plan.

Discussion

Prior to its current use as a mail order record and bicycle parts store, the building at 303 W. Griggs
Street had been occupied by a laundry service, and before that, by a hardware store. It appears to have
been built as a commercial building and has never provided more off-street parking spaces than can be
accommodated in the garage (the driveway in front of the garage is not long enough to provide any off-
street parking). Under zoning regulations, any new commercial use of the building that is more intense
than a mail order business may require that additional off-street parking spaces be provided, which could
not be accommodated on site due to size and configuration restrictions. Therefore, any reuse of the site
would likely require a parking variance and/or measures to offset the off-street parking requirements.

The applicant has proposed several measures to help mitigate the effects of removing the garage and the
off-street parking spaces within it. First, the Urbana Zoning Ordinance® allows off-street parking to be
provided on another site within 600 feet of a property, and the applicant has indicated that they will
provide four parking spaces in one of two lots within 250 feet of their property (see Exhibit D). This
would essentially offset the parking spaces lost by removing the garage. Second, Section VII1-7.2(e) of
the Urbana Zoning Ordinance allows the installation of bicycle parking to be credited toward meeting
off-street parking requirements. The applicant proposes to install up to eight bicycle parking in the area
where the approach to the garage is currently located (see Exhibit D). Third, the applicant proposes to
close the existing curb cut and driveway, which would create one new on-street parking space in front of
the property.

Being mostly devoted to mail order business, the amount of walk-in customers will be minimal. The
applicant expects that most of the customers who do visit the site will arrive by foot or by bike. Adding
bike parking, renovating the facade, and closing the curb cut will make the site more convenient and
accessible to customers walking or biking to the site.

Variance Criteria

Section XI-3 of the Urbana Zoning Ordinance requires the Zoning Board of Appeals to make findings
based on variance criteria. The Zoning Board of Appeals must first determine, based on the evidence
presented, whether there are special circumstances or special practical difficulties with reference to the
parcel concerned, in carrying out the strict application of the ordinance. This criterion is intended to
serve as a minimum threshold that must be met before a variance request may be evaluated.

The following is a review of the criteria outlined in the ordinance, followed by staff analysis for this
case:

! See Section V-3.G



1. The proposed variance will not serve as a special privilege because the variance requested is
necessary due to special circumstances relating to the land or structure involved or to be used
for occupancy thereof which is not generally applicable to other lands or structures in the same
district.

The property was developed and the building was constructed long before current zoning regulations
were put into place. There is no practical way to add off-street parking to the site; as a result, any change
from the current use as a mail order business to a more intense commercial use would require a variance
and/or mitigation measures to reduce the amount of parking required. These are special circumstances of
this particular site which make a parking variance necessary.

2. The variance requested was not the result of a situation or condition having been knowingly or
deliberately created by the Petitioner.

The variance requested was not the result of a situation created by the petitioner as the site was
developed prior to the petitioner purchasing the property.

3. The variance will not alter the essential character of the neighborhood.

The building will be renovated and the facade improved, and the existing curb cut will be removed, all
of which will help to preserve and enhance the character of the neighborhood. Due to the nature of the
businesses on the site, it is likely that many of the customers who visit will walk or bike to the site.
Having more people walking and biking in the neighborhood will enhance, rather than detract, from the
character of the neighborhood.

4. The variance will not cause a nuisance to the adjacent property.

The petitioner does not expect to have more than four employees, and the site will continue to be a
neighborhood business with most customers arriving on foot or bicycle. Employees will be able to park
in one of the four spaces that the applicant proposes to lease from neighboring property owners. Overall,
the business should operate in a similar manner as it has for the past ten years. The business has not been
a nuisance during that time and no complaints have been received.

5. The variance represents generally the minimum deviation from requirements of the Zoning
Ordinance necessary to accommodate the request.

The off-street parking requirements could potentially be provided by leasing five to seven spaces in a
nearby parking lot. However, that would be unnecessary for the proposed use. Customers who arrive by
car will be able to use street parking, and the petitioner will lease four parking spaces that could be used
by employees who choose to drive to work. Given that the four current off-street parking spaces in the
garage are not currently being used, and that has not caused a nuisance to adjacent property owners, the
provision of four off-street spaces nearby should be sufficient to meet demand. In addition, closing the
driveway will add another on-street space for use by customers or anyone else, and the addition of
bicycle parking spaces at the front of the building will benefit people who choose to ride their bike to the
site. The request to reduce the amount of off-street parking from between five and seven spaces to four
is a reasonable and minimal deviation from the requirements of the Zoning Ordinance.



Summary of Findings

1. The property at 303 W. Griggs Street is zoned B-1, Neighborhood Business.

2. The use is currently classified as a “Mail Order Business”, a use that was granted via Conditional
Use Permit in Case No. ZBA-01-C-01. The building is currently used for mail order record and
bicycle-related sales.

3. The petitioner plans to renovate the existing building, remove the existing internal garage, and
rebuild the front fagade. The renovation plans would create a new space to be used for low-intensity
retail where the garage is currently located. The new building would require between five and seven
off-street parking spaces according to Table VII1-7 of the Urbana Zoning Ordinance.

4. The petitioner has applied for a Major Variance to decrease the required number of automobile
parking spaces from between five and seven spaces to four spaces.

5. The petitioner proposes to mitigate the impacts of the requested variance by providing four off-street
parking spaces in nearby lots, by installing bicycle parking on-site, and by removing the existing
curb cut and driveway at the front of the property, which would add one on-street parking space in
front of the building.

6. Existing on-street parking has been sufficient to meet the parking demands of the existing building
and current use.

7. The variance request will not serve as a special privilege to the property owner.

8. The variance request was not the result of a situation knowingly created by the petitioner.

9. The variance request will not alter the essential character of the neighborhood, and may help to
preserve and enhance the neighborhood’s character.

10. The variance request will not cause a nuisance to adjacent property owners.

11. The variance request represents a reasonable deviation from the requirements of the Zoning
Ordinance.

12. The proposal is generally consistent with the 2005 Urbana Comprehensive Plan.

Options

The Urbana City Council has the following options in Case No. ZBA-2015-MAJ-01:

1. Approve the variances based on the findings outlined in this memo; or

2. Approve the variances along with certain terms and conditions. If conditions or findings differ from

those recommended in the attached draft ordinance, these should be articulated accordingly; or



3. Deny the variance. If the City Council elects to do so, the Council should articulate findings
supporting its denial.

Recommendation

At their June 17, 2015 meeting, the Zoning Board of Appeals voted five ayes and zero nays to
recommend APPROVAL for the variance with the following conditions:

1. The applicant will remove the existing driveway and curb cut, install a new curb, and fill in
the right-of-way between the street and the sidewalk with grass or plants; and

2. The applicant will reach an agreement with a property owner or owners within 600 feet of 303
W. Griggs Street to secure four or more parking spaces for the use of the business at 303 W
Griggs Street.

Staff concurs with the ZBA recommendation.

Prepared by:

MM

Kevin Garcia, AICP

Planner Il

Attachments:  Draft Ordinance
Draft ZBA Meeting Minutes 6/17/2015
Exhibit A: Location and Existing Land Use Map
Exhibit B: Zoning Map

Exhibit C: Future Land Use Map
Exhibit D: Color Site Plan
Exhibit E: Application

cC: Geoff Merritt



ORDINANCE NO. 2015-07-065

AN ORDINANCE APPROVING A MAJOR VARIANCE

(To allow a reduction of the required number of automobile parking spaces
from between five and seven to four spaces in the City’s B-1, Neighborhood
Business District, at 303 West Griggs Street / ZBA Case No. 2015-MAJ-07)

WHEREAS, the Urbana Zoning Ordinance provides for a major variance
procedure to permit the Zoning Board of Appeals and the Corporate Authorities
to consider applications for major variances where there are special

circumstances or conditions with a parcel of land or a structure; and

WHEREAS, Geoffrey Merritt has submitted a petition Tfor a major
variance to allow a reduction in the number of automobile parking spaces from
between five and seven to four spaces at 303 West Griggs Street in the City’s
B-1, Neighborhood Business District; and

WHEREAS, said petition was presented to the Urbana Zoning Board of
Appeals in ZBA Case No. 2015-MAJ-07; and

WHEREAS, after due publication in accordance with Section XI1-10 of the
Urbana Zoning Ordinance and with Chapter 65, Section 5/11-13-14 of the
Il1linois Compiled Statutes (65 ILCS 5/11-13-14), the Urbana Zoning Board of
Appeals held a public hearing on the proposed major variance on June 17, 2015
and voted 5 ayes and O nays to recommend that the Corporate Authorities

approve the requested variance; and

WHEREAS, after due and proper consideration, the Corporate Authorities
of the City of Urbana have determined that the major variance referenced
herein conforms with the major variance procedures in accordance with Article
X1, Section X1-4_.B of the Urbana Zoning Ordinance; and

WHEREAS, the Corporate Authorities have considered the variance
criteria established in the Urbana Zoning Ordinance and have determined the

following findings:



1. Geoffrey Merritt is applying for a variance to allow a reduction in the
number of automobile parking spaces from between five and seven to four
spaces at 303 West Griggs Street.

2. The use is currently classified as a “Mail Order Business”, a use that was
granted via Conditional Use Permit in Case No. ZBA-01-C-01. The building
is currently used for mail order record and bicycle-related sales.

3. The petitioner plans to renovate the existing building, remove the
existing internal garage, and rebuild the front facade. The renovation
plans would create a new space to be used for low-intensity retail where
the garage is currently located. The new building would require between
five and seven off-street parking spaces according to Table VII11-7 of the
Urbana Zoning Ordinance.

4. The petitioner has applied for a Major Variance to decrease the required
number of automobile parking spaces from between five and seven spaces to
four spaces.

5. The petitioner proposes to mitigate the impacts of the requested variance
by providing four off-street parking spaces in nearby lots, by installing
bicycle parking on-site, and by removing the existing curb cut and
driveway at the front of the property, which would add one on-street
parking space in front of the building.

6. Existing on-street parking has been sufficient to meet the parking demands
of the existing building and current use.

7. The variance request will not serve as a special privilege to the property
owner .

8. The variance request was not the result of a situation knowingly created
by the petitioner.

9. The variance request will not alter the essential character of the
neighborhood, and may help to preserve and enhance the neighborhood’s
character.

10. The variance request will not cause a nuisance to adjacent property
owners.

11. The variance request represents a reasonable deviation from the
requirements of the Zoning Ordinance.

12. The proposal is generally consistent with the 2005 Urbana Comprehensive
Plan.

NOW, THEREFORE, BE IT ORDAINED BY THE CORPORATE AUTHORITIES OF THE CITY OF
URBANA, ILLINOIS, as follows:

Section 1. In ZBA Case No. 2015-MAJ-07, the major variance requested by
Geoffrey Merritt is hereby approved 1iIn the manner proposed in the
application and subject to the following conditions:



1. The applicant will remove the existing driveway and curb cut, install a
new curb, and fill in the right-of-way between the street and the sidewalk
with grass or plants; and

2. The applicant will reach an agreement with a property owner or owners
within 600 feet of 303 W. Griggs Street to secure four or more parking
spaces for the use of the business at 303 W Griggs Street.

The major variance described above shall only apply to the property
located at 303 West Griggs Street, Urbana, I1llinois, more particularly

described as follows:

LEGAL DESCRIPTION:

Parts of Lots 11 (as Plat Record recorded in Deed Record 19 at Page
285) and 12 (as Plat Record recorded in Deed Record 19 at Page 285) in
S.T. Busey’s Addition to Urbana, in Champaign County, Illinois.

Parcel ldentification Number: 91-21-08-383-004

Section 2. The Urbana City Clerk is directed to publish this Ordinance
in pamphlet form by authority of the corporate authorities. This Ordinance
shall be in full force and effect from and after its passage and publication
in accordance with the terms of Chapter 65, Section 1-2-4 of the Illinois
Compiled Statutes (65 ILCS 5/1-2-4).

This Ordinance is hereby passed by the affirmative vote, the *“ayes” and
“nays” being called of a majority of the members of the City Council of the
City of Urbana, Illinois, at a regular meeting of said Council on the
day of , 2015

PASSED by the City Council on this day of , 2015.

AYES:

NAYS:

ABSTAINS:

Phyllis D. Clark, City Clerk

APPROVED by the Mayor this day of , 2015.




Laurel Lunt Prussing, Mayor



CERTIFICATE OF PUBLICATION IN PAMPHLET FORM

1, Phyllis D. Clark, certify that 1 am the duly elected and acting Municipal
Clerk of the City of Urbana, Champaign County, Illinois. | certify that on
the day of , 2015, the corporate authorities of the

City of Urbana passed and approved Ordinance No. , entitled AN
ORDINANCE APPROVING A MAJOR VARIANCE (To allow a reduction of the required
number of automobile parking spaces from between five and seven to four
spaces in the City’s B-1, Neighborhood Business District, at 303 West Griggs
Street / ZBA Case No. 2015-MAJ-07) which provided by its terms that it should
be published in pamphlet form. The pamphlet form of Ordinance No. was
prepared, and a copy of such Ordinance was posted in the Urbana City Building

commencing on the day of , 2015, and continuing for

at least ten (10) days thereafter. Copies of such Ordinance were also
available for public inspection upon request at the OfFfice of the City Clerk.

DATED at Urbana, 1llinois, this day of , 2015.




June 17, 2015
MINUTES OF A REGULAR MEETING

URBANA ZONING BOARD OF APPEALS

DATE: June 17, 2015 DRAFT

TIME: 7:30 p.m.

PLACE: City Council Chambers, 400 South Vine Street, Urbana, IL 61801

MEMBERS PRESENT Paul Armstrong, Joanne Chester, Ashlee McLaughlin, Nancy
Uchtmann, Harvey Welch

MEMBERS EXCUSED Charles Warmbrunn

STAFF PRESENT Lorrie Pearson, Planning Manager; Kevin Garcia, Planner II;
Christopher Marx, Planner I; Teri Andel, Administrative Assistant |

OTHERS PRESENT Amy Ando, Jane Billman, Susan Braxton, Clif Carey, Gregory
Danner, Chris Dietrich, Conner Gray, Emma Gray, Theodore
Gray, Charlotte Hall, Aleeah King, Bridget McGill, Jean Paley,
Nina Paley, Richard Palmer, Stephanie Record, Tod
Satterthwaite, Michael Stone, Gale Walden, Alexander Wolfram,
Jeff Yockey

COMMUNICATIONS
= Email from Carolyn Baxley regarding Case No. ZBA-2015-MAJ-07

NOTE: Chair Armstrong swore in the members of the audience who indicated that they may
give testimony during the public hearing.

NEW PUBLIC HEARINGS

ZBA-2015-MAJ-07 — A request by Geoffrey Merritt for a Major Variance to decrease the
required number of automobile parking spaces from twelve to four spaces at 303 West
Griggs Street in the B-1, Neighborhood Business Zoning District.

Chair Armstrong opened the public hearing for this case.

Kevin Garcia, Planner 11, presented this case to the Zoning Board of Appeals. He explained the
purpose for the proposed variance request, which is to reduce the number of required off-street
parking spaces from between five and seven to four. He gave a brief description of the subject
property as well as for the surrounding adjacent properties. He reviewed how the proposed
major variance relates to the variance criteria in Section XI-3 of the Urbana Zoning Ordinance.
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June 17, 2015

He read the options of the Zoning Board of Appeals and presented City staff’s recommendation
for approval.

Mr. Garcia stated that he received an email from Carolyn Baxley expressing her concern about
the intensity of the uses that would be going into the new space. He also received a phone call
from the property owner of the adjacent pottery business expressing concern about the amount of
traffic generated by the new uses.

Chair Armstrong asked if the Zoning Board of Appeals members had any questions for City
staff.

Ms. Uchtmann wondered if it would be possible to allow parking in front of the garage door.
Mr. Garcia replied that there is not enough space to allow parking in front of the door.

Ms. McLaughlin asked what the parking requirements are for the adjacent Central Business
Zoning District. Mr. Garcia replied that there are not any off-street parking requirements for that
district.

Ms. McLaughlin wondered if there had been any complaints about parking in the area. Mr.
Garcia answered that there have not been any complaints to his knowledge.

With no further questions for City staff, Chair Armstrong opened the hearing for public input.

Geoffrey Merritt, owner, approached the Zoning Board of Appeals to speak. He stated that he
did not have any additional comments. City staff had presented his case well. He would answer
any guestions that the Board members may have.

With no further input from the audience, Chair Armstrong closed the public input portion of the
hearing. He, then, opened the hearing for Zoning Board of Appeals discussion and/or motion(s).

Ms. McLaughlin moved that the Zoning Board of Appeals forward Case No. ZBA-2015-MAJ-07
to the Urbana City Council with a recommendation for approval with the conditions
recommended by City staff. Ms. Uchtmann seconded the motion. Roll call was as follows:

Ms. Uchtmann - Yes Mr. Welch - Yes
Mr. Armstrong - Yes Ms. Chester - Yes
Ms. McLaughlin - Yes

The motion passed by unanimous vote.



Exhibit A: Location & Existing Land Use Map
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Exhibit B: Zoning Map
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Exhibit C: Future Land Use Map
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