
 
 
 

1 

 

DEPARTMENT OF COMMUNITY DEVELOPMENT SERVICES 
 

Planning Division 
 

m e m o r a n d u m 
 
 

TO:  The Urbana Plan Commission 
 
FROM: Jeff Engstrom, AICP, Planner II 
 
DATE: September 13, 2013 
 
SUBJECT: Plan Case No. 2213-SU-13: Request by Saint Patrick Church for a Special Use 

Permit to establish an accessory parking lot at 701, 703, 705, 707, and 709 W. 
Clark Street; and 310 N. Busey Avenue in the R-5, Medium High Density 
Residential Zoning District 

 
 
 
Introduction 
 
Saint Patrick Catholic Church has submitted a Special Use Permit application to construct an 
accessory parking lot at 701, 703, 705, 707, and 709 W. Clark Street; and 310 N. Busey Avenue. 
The property is zoned R-5, Medium High Density Residential Zoning District. This application 
is part of the Church’s master plan to build an addition to the existing sanctuary and expand their 
parking lot from 122 to 235 spaces, and will include all of the properties on the north side of 
Sassafrass Alley. The Church has undergone a fundraising campaign and is now ready to 
proceed with design approvals for the expansion. The expansion area north of the alley is 
currently occupied by low-rise apartment buildings, a parking lot, and a house, all owned by the 
Church. Concurrent with this request, the Church is requesting that the City vacate the alley as 
the entire block would be owned and used by a single entity. 
 
Although the Zoning Ordinance permits a “church, temple, or mosque” by right, enlargement of 
the Church’s existing parking lot toward the north will require a Special Use Permit. Per Section 
VIII-2.A of the Urbana Zoning Ordinance, a Special Use Permit is required as the proposed 
parking lot will exceed the minimum required for the expansion of the sanctuary and be located 
within 600 feet of a property zoned R-1, R-2, or R-3.  
 
The Plan Commission must review the Special Use Permit application, hold a public hearing, 
and make a recommendation to the Urbana City Council. The Urbana City Council will approve, 
approve with certain conditions, or deny the application.  
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Background 
 
Description of the Site and Surrounding Properties 
 
The subject properties comprise six parcels totaling approximately 1.2 acres, located on the south 
side of Clark Street between Busey and Coler Avenues. The subject properties are owned by 
Saint Patrick Catholic Church, which is located on the southern half of this block. The Church 
and Parish Center are zoned R-4, Medium Density Residential Zoning District. The subject 
properties contain a parking lot, four apartment buildings, and a house used for storage by the 
Church. The apartment buildings contain 30 units in total, and many of those units are no longer 
occupied, as the Church has not renewed leases in anticipation of their upcoming expansion. The 
site is zoned R-5, Medium High Density Residential Zoning District. The 2005 Comprehensive 
Plan designates the future land use for this site as Institutional, but the Church itself is designated 
Residential. 
 
The site is located on the northwest edge of the West Urbana neighborhood, in an area of historic 
homes and apartments. To the west are an apartment building and some single family homes. To 
the east is a Carle Hospital parking lot. To the north is a Carle parking lot and garage. 
Immediately south is the Saint Patrick Church parking lot, along with the Church and parish 
center, which front on Main Street. South of Main Street are apartment buildings, a duplex, and 
two single-family homes. 
 
The following chart identifies the current zoning, current land use, and Comprehensive Plan 
future land use designations of the site and surrounding properties. 
 

 
Direction  

 
Zoning 

 
Existing Land Use 

 
Future Land Use 

  
Site 
 

 
R-5, Medium High Density Residential 

Apartments, Parking, Church 
Storage  

 
Institutional 

 
North 

 
B-3, General Business 

 
Parking (Carle) Institutional 

 
East 

 
R-5, Medium High Density Residential 

 
Parking (Carle) Institutional 

 
South 

 
R-4, Medium Density Residential Church Residential 

 
West 

 
R-4, Medium Density Residential 
R-2, Single Family Residential 

 
Apartments, Single-Family 
Homes 

Multi-Family 

 
Expansion  
 
Saint Patrick Church is planning to build an addition to their main church building. A site plan 
showing the expanded church and parking lot is attached to the Special Use Permit Application 
(Exhibit E). This sanctuary addition will double the church’s seating capacity from 300 to 600. 
According to the applicant, the expansion will preserve the architectural style of the church, 
provide an accessible choir area, connect the church to parish center, and provide additional 
meeting space. There will be a new lobby area that connects the Church to the Parish Center, and 
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a new outdoor plaza and entrance to be accessed from the north. The expansion of the church is 
allowed by right in the R-4 district. As a part of this expansion, the church plans on demolishing 
the apartment buildings it owns to the north of the Church in order to expand parking for Church 
users. These apartments will soon be vacant, with the leases expiring in this month. The Church 
is concurrently requesting that the City vacate Sassafrass Alley which is wholly surrounded by 
church properties. If the alley vacation is approved by City Council, the alley will be 
incorporated into the expanded parking lot. Additionally, the site plan shows a maintenance 
garage located within the expanded parking area and 20 new shade trees. 
 
According to the Urbana Zoning Ordinance, a church use requires a minimum of one parking 
space for every five seats in the main assembly area. For the existing seating capacity of 300, 
there are only 60 spaces currently required. The Church currently has 122 spaces on their 
campus, and at times parking may spill onto adjacent streets. With the sanctuary expansion, the 
Church will be required to provide a minimum of 120 parking spaces. The Church proposes to 
expand the parking lot to a total of 235 spaces. Section VIII-2 of the Urbana Zoning Ordinance 
states that a Special Use Permit is required for accessory parking lot expansions within 600 feet 
of the R-1, R-2, or R-3 district. There are 49 such parcels within 600 feet of the proposed parking 
lot expansion. However, a Special Use Permit is not required for the minimum required parking 
spaces. Because some existing parking spaces will be lost during the expansion project, this 
Special Use Permit is needed to allow the 113 parking spaces to be constructed beyond the 
minimum required. 
 
The applicant states that the proposed parking lot will conform to all Zoning Ordinance 
development regulations, including setbacks, screening, shade trees, lighting, drainage, and 
access drive standards. A preliminary site plan has been submitted and will be revised to respond 
to internal review prior to the September 19, 2013 Plan Commission meeting. 
 
According to Table VI-3 of the Zoning Ordinance, the minimum required front yard setback in 
the R-5 District is 15 feet. Screening is required between parking lots and residential uses in the 
form of a fence or hedge. The site plan shows 20 new shade trees, in addition to existing shade 
trees located on the perimeter of the site. Regarding access drives, the applicant states that no 
additional access points will be added. The existing access points are located at the entrances to 
Sassafrass Alley, on Coler Avenue (across from 308 N. Coler) and at Clark Street (at 701 W. 
Clark). These access points will become more active for Sunday services after expansion of the 
sanctuary. 
 
 
Discussion  
 
Requirements for a Special Use Permit 
 
According to Section VII-4.A of the Urbana Zoning Ordinance, an application for a Special Use 
Permit shall demonstrate the following: 
 
1. That the proposed use is conducive to the public convenience at that location. 
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The existing Church site has been established since 1901 and is centrally located with the St. 
Patrick Church Parish. There is a benefit to accommodating expansion of existing institutions 
within fully-developed neighborhoods. Without the possibility of expansion, such institutions 
often look to relocate to greenfield sites on the edges of the City. Parking lot expansion will 
facilitate expansion of the sanctuary and will be conducive to the public convenience at this 
location. The proposed use would be located on a block that is currently occupied with Church 
uses, accessory parking, storage, and Church-owned apartments. One of the subject properties 
(701 West Clark Street) already contains a parking lot. The other properties have some parking 
areas accessed from the alley. The proposed use would replace four soon-to-be vacant apartment 
buildings and a house used for storage. These would be replaced with an enlarged parking lot for 
Saint Patrick Church. Additionally, providing off-street parking for church members would 
reduce the impact of on-street parking on Sunday mornings and at other busy times. 
 
 
2. That the proposed use is designed, located, and proposed to be operated so that it will not be 

unreasonably injurious or detrimental to the district in which it shall be located, or otherwise 
injurious to the public welfare. 

 
The applicant states that the proposed parking lot expansion is necessitated by future expansion 
of the Church sanctuary without impacting on-street parking in the neighborhood. This 
expansion will allow them to hold fewer services each week, which will mean less neighborhood 
impact overall. Vehicular access to the parking lot will remain at the existing alley so as to not to 
introduce driveways at new points along the perimeter of the lot. The applicant notes that traffic 
for Sunday services will be higher but will take place fewer times. The proposed parking lot will 
be screened and lit in such a manner so as not to impact surrounding properties or the public 
welfare. Existing mature street trees along Clark Street would remain.  
 
 
3.  That the proposed use conforms to the applicable regulations and standards of, and preserves 

the essential character of, the district in which it shall be located, except where such 
regulations and standards are modified by Section VII-7. 

 
The proposed use would conform to applicable regulations for the R-5, Medium High Density 
Multifamily Residential District. The Zoning Ordinance standards for the R-5 district include 
uses and development standards for institutions and accessory parking. Screening, lighting, and 
drainage will be improved by the proposed use. The proposed use will serve as a transition from 
the residential portion of the neighborhood to Carle Hospital to the north. 
 
 
Summary of Findings 
 
1. Saint Patrick Catholic Church is requesting a Special Use Permit to install an accessory 

parking lot at 701, 703, 705, 707, and 709 W. Clark Street; and 310 N. Busey Avenue in the 
R-5, Medium High Density Residential Zoning District. 
 

2. The proposed use requires a Special Use Permit because it would add accessory parking 
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spaces beyond the minimum required by the Zoning Ordinance and would be located within 
600 feet of properties zoned R-2 and R-3, Single and Two-Family Residential District. 
 

3. The proposed use will allow for expansion of the adjacent Saint Patrick Church sanctuary. 
 

4. The proposed use is conducive to the public convenience at this location.  It would allow the 
church to expand their sanctuary and would reduce on-street parking impacts for the 
neighborhood.   

 
5. The proposed use would not be unreasonably injurious or detrimental to the district in which 

it shall be located.  Parking impacts will be reduced overall.   
 

6. The proposed use meets the regulations and standards of, and preserves the essential 
character of the R-5 district and neighborhood in which it shall be located.   

 
7. The proposed church facility is generally compatible with the existing land use pattern of the 

subject site and surrounding area.  A church is an appropriate use, and is allowed by right in 
the R-5 district. 

 
8. The proposed church is consistent with the Institutional designation, as identified in the 2005 

Urbana Comprehensive Plan Future Land Use Map. 
 
 

Options 
 
The Plan Commission has the following options for recommendations to the City Council. In 
Plan Case 2213-SU-13, the Plan Commission may: 
  
1. Recommend approval of the special use permit without any additional conditions. 
 
2. Recommend approval of the special use permit with any conditions deemed appropriate or 

necessary for the public health, safety, and welfare, and to carry out the purposes of the 
Zoning Ordinance 

 
3. Recommend denial of the special use permit. 
 
 
Recommendation 
 
Based on the evidence presented in the discussion above, and without the benefit of considering 
additional evidence that may be presented at the public hearing, staff recommends that the Plan 
Commission forward Plan Case No. 2213-SU-13 to the Urbana City Council with a recommendation 
for APPROVAL with the following CONDITIONS: 
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1. That a revised site plan is submitted, reflecting conformance with Zoning Ordinance 
standards for parking lot geometric standards, landscaping requirements, lighting, and parking lot 
setback requirements.  
 

2. That adjacent residential uses will be protected from impacts of the expanded parking area 
through an adequate landscape buffer to be approved by the Zoning Administrator.  
 

 
Attachments:   Exhibit A:  Location and Existing Land Use Map 
   Exhibit B:  Existing Zoning Map 
   Exhibit C:  Future Land Use Map 
   Exhibit D:  Site Photos  
   Exhibit E:  Application for a Special Use Permit with Site Plan 
  
CC:  Saint Patrick Catholic Church 



Case:        2213-SU-13
Subject:    Application to expand parking lot
                 within 600 feet of R-1, R-2, R-3 zone
Location:  701, 703, 705, 707 W Clark Street &
                 310 N Busey Ave
Petitioner: St. Patrick Church

Prepared 9/4/13 by Community Development Services - jme

EXHIBIT A: LOCATION & LAND USE MAP
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EXHIBIT B: ZONING MAP
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EXHIBIT C: FUTURE LAND USE MAP

Subject Properties
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Exhibit D: Site Photos       

 

701 W. Clark St – Parking Lot 

 

 

703 W. Clark St. 
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705 W. Clark St. 

 

 

707 W. Clark St. 
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709 W. Clark St. - Storage 

 

310 N. Busey Ave. 
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