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TO:   The Urbana Zoning Board of Appeals 
 
FROM:  Jeff Engstrom, Planner II 
 
DATE:  April 11, 2014 
 
SUBJECT: ZBA Case No. 2014-MAJ-01: A request by Gary Frick for a Major Variance to 

allow an increase in Floor Area Ratio from 0.30 to 0.47 at 907 West Fairview 
Avenue in the B-1, Neighborhood Business District.  

 
Introduction and Background 
 
Gary Frick of Olympic Construction has submitted a petition for a major variance to construct an 
addition at 907 West Fairview Avenue. The subject property is a commercial lot in the B-1, 
Neighborhood Business Zoning District. Per Table VI-3 and Section VI-5.B.6 of the Urbana Zoning 
Ordinance, the maximum allowed floor area ratio in the B-1 district is 0.30. The proposed addition 
would increase the floor area ratio of the site to 0.47. 
 
The property is owned by and home to Olympic Construction’s warehouse/contractor shop and office. A 
Conditional Use Permit was issued in order to allow this use in the B-1 district in 2006 under ZBA Case 
2006-C-01. 
 
Section XI-3.C.2.b.1 of the Zoning Ordinance permits the Zoning Board of Appeals to approve a floor 
area ratio variance of up to 5% as a minor variance by a majority vote of its members. Increases of over 
5% are considered major variances, for which the Zoning Board of Appeals must recommend approval 
by a two-thirds majority for the variance to be forwarded to City Council for a final decision. Since this 
petition is for a Major Variance, the Zoning Board of Appeals must make a recommendation to the City 
Council. 
 
 
Description of the Site 
 
The variance is requested to allow an addition to the building at 907 West Fairview Avenue. This 
property is a 7,705 square-foot lot with an existing 2,304 square-foot building. The building is used 
primarily for storage, but also contains some office space. The existing use is considered a contractor 
shop by the Zoning Ordinance, and there was a Conditional Use Permit issued to allow the use in the B-
1, Neighborhood Business District.  
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The site is accessed off of Fairview Avenue. There are access easements that provide access to the site 
through the Family Video parking lot from Fairview Avenue and Lincoln Avenue. 
 
 
The subject property is located near Lincoln Avenue in a neighborhood business district. The 
surrounding land uses are residential and business in nature. To the south and west of the site are single-
family homes. Northwest of the site are more single-family homes. Northeast of the site is an apartment 
building and the former nursing home. Directly east of the site along Lincoln Avenue is Family Video 
and Hanger Prosthetics and Orthotics. 
 
The following is a summary of surrounding zoning and land uses for the subject site. Exhibits A, B, and 
C further illustrate this information. 
 
 
Location 

 
Zoning 

 
Existing Land Use  

 
Comprehensive Plan 
Future Land Use  

 
Subject 
Property 

B-1, Neighborhood 
Business 

Contractor Shop Community Business 

 
North R-2, Single-Family 

Residential 
 
R-5, Medium High 
Density Multifamily 
Residential 

Single-family Homes 
 
 
Apartments  

 
 
 
Community Business 

South R-2, Single-Family 
Residential 

Single-family Homes 
 

Community Business 

 
East B-1, Neighborhood 

Business 
Retail Businesses 
 

Community Business 

 
West R-2, Single-Family 

Residential 
Single-family Homes 
 

Residential 

 
 
Comprehensive Plan 
 
The 2005 Urbana Comprehensive Plan indicates the future land use for the surrounding area as 
“Community Business”.  The plan defines the Regional Business as follows: 
 

Community Business centers are designed to serve the overall community as well as the immediate 
neighborhood but are less intense than regional commercial centers.  Located along principal arterial 
routes or at major intersections.  Community Business centers contain a variety of business and service 
uses at scales and intensities that make them generally compatible with surrounding neighborhoods.  
Encourage planned-unit developments to create a variety of uses, and to transition intensities to 
adjoining neighborhoods.  Design facilities to permit pedestrian, bicycle, and transit access as well as 
automobile traffic. 

There is a note on the Future Land Use Map for this area that says “Promote Community Businesses that 
can serve the University Population and immediate neighborhood” 
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Discussion 
 
The corner of Fairview and Lincoln has historically been used as a commercial area serving the King 
Park neighborhood.  The 1989 King Park Plan identified the site as suitable for commercial uses, as does 
the 2005 Urbana Comprehensive Plan. Olympic Construction was granted a Conditional Use Permit to 
operate a Contractor Shop at 907 Fairview Avenue in 2006. Since then, the business has become more 
successful and is in need of additional warehouse space. The applicant proposes to construct a 1,296 
square-foot addition to the existing 2,304 square-foot building. This addition would contain additional 
warehouse space for Olympic Construction. The existing building contains warehouse space and a small 
office. 
 
The applicant has submitted a site plan showing the lot, the existing building, and the proposed addition. 
The site plan also shows required parking and access easements. The proposed addition would be 
directly north of the existing building. It would be 36 feet wide and would extend 36 feet north. The 
addition would be of similar materials to the existing building. The proposed site plan conforms to all 
development regulations except for floor area ratio. The addition would be set back 19 feet from the 
front property line, beyond the required 15-foot front yard. There is no required minimum open space 
ratio in the B-1 district.  
 
The required amount of parking spaces for a Contractor Shop is one space for every 400 square feet of 
floor area. After the proposed addition, the building would have 3,600 square feet of floor area, 
requiring nine parking spaces. These spaces can be provided along the eastern edge of the property, 
adjacent to the Family Video parking lot. There is a 18.3-foot wide access easement directly east of the 
property that goes through the Family Video parking lot. There is also an 11-foot wide easement that 
runs east from the southern portion of the site, providing access to Lincoln Avenue.  
 
The proposed addition would result in a floor area ratio of 0.47. Floor area is calculated by dividing the 
useable building area by the lot area. The maximum floor area ratio in the B-1, Neighborhood Business 
district is 0.30, therefore the requested variance is 57% beyond what is permitted by right. Because the 
applicant is asking for more than a 5% variance, this request is regarded as a major variance, which must 
be approved by a two-thirds majority of the Zoning Board of Appeals in order to be forwarded to City 
Council for final approval. 
 
 
Variance Criteria  
 
Section XI-3 of the Urbana Zoning Ordinance requires the Zoning Board of Appeals to make findings 
based on variance criteria.  The following is a review of the criteria specified in the ordinance as they 
pertain to this case, followed by staff analysis for this case: 
 
1. Based on evidence presented, determine whether there are special circumstances or special 

practical difficulties with reference to the parcel concerned, in carrying out the strict application 
of the ordinance. 

 
2. 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 
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for occupancy thereof which is not generally applicable to other lands or structures in the same 
district. 

 
The special circumstances requiring the variance are the location and size of the lot, and the fact that the 
maximum floor area ratio on the B-1 district is 0.30. This maximum FAR is lower than all other zoning 
districts except for the AG and R-1 districts. The adjacent R-2, Single Family Residential district 
permits a higher FAR of 0.40. The existing lot is undersized for a business that requires warehouse 
space. However, this lot is located in a convenient location for Olympic Construction, as they often 
work on construction projects for Carle Hospital and the University of Illinois. 
 
3. The variance requested was not the result of a situation or condition having been knowingly or 

deliberately created by the Petitioner. 
 
The variance is not due to a situation created by the petitioner.  The lot contained a warehouse building 
prior to the applicant moving into the site. 
  
4. The variance will not alter the essential character of the neighborhood. 
 
Granting the variance would not alter the essential character of the neighborhood. The property north of 
the subject site contains an apartment building with a floor area ratio of approximately 0.8. The 
proposed addition will bring the front yard setback for the property down to 19 feet, which is similar to 
the setback of nearby residences. The two mature trees in the parkway in front of the building largely 
obscure views of the site, and these trees will remain. 
  
5. The variance will not cause a nuisance to the adjacent property. 
 
The proposed addition will not cause a nuisance to adjacent property. The addition will be used for 
storage of building materials. This is the same use that is currently on the lot. 
 
6. The variance represents generally the minimum deviation from requirements of the Zoning 

Ordinance necessary to accommodate the request. 
   
The variance requests represent the minimum area necessary to provide the required warehouse space 
for Olympic Construction to continue to operate at this location. 
 
 
Summary of Staff Findings 
 
In determining whether a variance should be granted, findings of fact that are specific to the property or 
variance in question must be made. The findings of fact are based on the evidence presented above.  
 
1. The petitioner is requesting a major variance to increase the allowed Floor Area Ratio from 0.30 to 

0.47 at 907 West Fairview Avenue.  
 
2. The proposed variance would allow for an addition to the existing warehouse/office, as shown in the 

attached site plan. 
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3. The subject property is located in the B-1, Neighborhood Business Zoning District. 

 
4. The proposed variance would allow for the business to expand and to remain at this location.  

 
5. Per Table VI-3 of the Urbana Zoning Ordinance, the maximum Floor Area Ratio for the B-1 District 

is 0.30. 
 

6. The variance is necessary due to the configuration of the existing warehouse building on the lot and 
the fact that the maximum Floor Area Ratio in the B-1 district is lower than almost all other zoning 
districts. 

 
7. Granting the requested variance would not have a significant impact on the character of the 

neighborhood and would not cause a nuisance to adjacent properties. There are existing buildings 
nearby that have a much higher Floor Area Ratio, and the building setback would become more in 
harmony with the surrounding properties. 

 
8. The requested variance represents the minimum deviation from the Zoning Ordinance needed to 

allow the business to expand and remain on this lot. 
 
 
Options 
 
The Zoning Board of Appeals has the following options for recommendation to the City Council in 
Major Variance Case No. ZBA-2014-MAJ-01: 
 

a. Recommend approval, by two-thirds majority, of the variance as requested based on applicable 
findings outlined in this memo; 

 
a. Recommend approval, by two-thirds majority, of the variance as requested along with certain 

terms and conditions.  If the Urbana Zoning Board of Appeals elects to add conditions they 
should articulate findings accordingly; or 

 
c. Deny the variance as requested.  If the Zoning Board of Appeals elects to do so, the Board 

should articulate findings supporting their denial. 
 
Staff Recommendation 
 
Based on the analysis and findings 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 
Zoning Board of Appeals forward Major Variance Case No. ZBA-2014-MAJ-01 with a 
recommendation for APPROVAL.   
 
Attachments:  
Exhibit A: Location and Existing Land Use Map  Exhibit B: Existing Zoning Map 
Exhibit C: Future Land Use Map   Exhibit D: Application & Site Plan 
Exhibit E: 2006-C-01 Decision Sheet   Exhibit F:   Photos 
Cc:   Gary Frick, Olympic Construction 
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EXHIBIT F: SITE PHOTOS
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