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                   DEPARTMENT OF COMMUNITY DEVELOPMENT 
SERVICES 

 
Planning Division 

 
m e m o r a n d u m 

 
 
TO:  The Urbana Zoning Board of Appeals 
 
FROM: Christopher Marx, AICP, Planner I 
 
DATE: March 16, 2018 
 
SUBJECT: ZBA Case ZBA-2018-C-02: A request by, Richard L. Thies, Individually and as 

Trustee of the Craig R. Webber Testamentary Trust and Carl M. Webber, on behalf 
of AMERCO Real Estate Company, for a Conditional Use Permit to expand a Self-
Storage Facility at 2010 South Philo Road by adding the properties at 1506 and 1510 
East Mumford Drive and 2028 South Philo Road, in the B-3, General Business Zoning 
District. 

 
 

Introduction 
Richard L. Thies, Individually and as Trustee of the Craig R. Webber Testamentary Trust and Carl M. 
Webber, on behalf of AMERCO Real Estate Company, have requested a Conditional Use Permit to 
expand a Self-Storage Facility at 2010 South Philo Road. The permit would allow the use of Self-
Storage Facility on properties at 1506 and 1510 East Mumford Drive and 2028 South Philo Road. The 
U-Haul truck rental and self-storage business at 2010 South Philo Road was granted a Conditional 
Use Permit to operate in 2016 in ZBA Case 2016-C-04. According to Table V-I, Table of Uses in the 
Urbana Zoning Ordinance, a Self-Storage Facility is permitted with a Conditional Use Permit in the 
B-3, General Business zoning district.  
 
The Urbana Zoning Board of Appeals must review the Conditional Use Permit application and hold 
a public hearing. It may vote to approve, approve with the conditions, or deny the application.    

Background 
Proposed Use  

The subject properties are three vacant lots comprising 1.8 acres and have only ever been used for 
off-street parking. The property to the north at 2010 South Philo Road has been a U-Haul truck rental 
and self-storage service business since 2016. AMERCO Real Estate Company, representing U-Haul 
and in cooperation with the applicant, is proposing to expand the truck rental and self-storage uses to 
the subject properties. Truck rental is a permitted use in the B-3 Zoning District, but self-storage 
requires a conditional use permit. 
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The applicant is proposing the addition of six self-storage unit buildings ranging from 1,650 square 
feet to 3,500 square feet in size for a total of 127 new units with 16,500 square feet of storage space. 
The buildings would be located parallel to Mumford Drive along an east-west alignment of three rows 
(See Exhibit D). The buildings would be similar in appearance to the existing self-storage unit 
buildings located at 2010 South Philo Road to the north. They would be mostly metal and painted 
white with orange doors. The storage units would be on 1506 and 1510 East Mumford Drive, while 
the property at 2028 South Philo Road would be used for parking of rental trucks. The additional self-
storage buildings would require eight parking spaces per Table VIII-7 of the Zoning Ordinance. The 
hours of operation for the business would remain the same: 7:00 AM - 8:00 PM throughout the week.  
 
At the public hearing for the previous case approving the Conditional Use Permit for the existing self-
storage use, nearby residents expressed a desire to screen the property from Mumford Drive. At that 
time, the properties along Mumford were not under the control of the current owner, therefore a 
screening condition could not be imposed. As these properties are now under the same ownership, 
the applicant has agreed to provide landscape screening at the south edge of the subject properties 
along Mumford Drive in response to those previous neighborhood concerns. An existing six-foot 
wooden fence on the east side of the subject properties provides screening for the neighboring 
residential uses as required in Section VI-6 of the Zoning Ordinance. For landscaping, the applicant 
plans to keep a dozen existing trees on the south and western edges of the subject property. The 
applicant also plans to supplement that landscaping with new trees and shrubs. The landscaping plan, 
with existing trees on the parkway, are meant to provide effective screening from the street (See 
Exhibit D).  
 
The property has an underground storm sewer that cuts laterally through the western portion of the 
subject properties, under the parking lot. In the proposed site plan, the applicant has kept the storm 
sewer area free of any structures to preserve access for maintenance and repairs to the sewer line.  
 
Description of the Site and Surrounding Properties 

The subject properties are three parcels that are approximately 1.8 acres in size. They are zoned B-3, 
General Business and are vacant. To the north is the existing U-Haul business, which offers truck 
rentals and self-storage space. The Conditional Use Permit would allow an expansion of these uses to 
the south. The property to the north is also zoned B-3. To the east is a single-family home that is 
zoned R-4, Medium Density Multiple-Family Residential. To the south is vacant farmland that is zoned 
B-3. To the west, across Philo Road, are a single family home and an apartment building zoned R-3, 
Single and Two-Family Residential and R-5, Medium High-Density Multiple-Family Residential, 
respectively.   
 
The following chart identifies the current zoning, existing land uses, and Comprehensive Plan future 
land use designations of the site and surrounding properties (see Exhibits A, B, and C). 
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Direction Zoning Existing Land Use Future Land Use 

Site B-3, General Business Vacant Property Community Business 

North B-3, General Business U-Haul Truck Rental 
and Self-Storage Facility Community Business 

East R-4, Medium Density 
Multiple-Family Residential Single-Family Home Residential 

South B-3, General Business Farmland Community Business 

West 

R-3, Single and Two-Family 
Residential; R-5, Medium 
High-Density Multiple-
Family Residential 

Single-Family Homes; 
Apartments Residential; Multifamily 

Discussion  
The applicant has requested a Conditional Use Permit to allow an expansion of an existing business. 
The Zoning Ordinance permits a self-storage business as a conditional use to ensure that its operations 
do not disrupt the surrounding neighborhood.  The major considerations for the application are the 
intensity of the use and screening. The business appears to be running smoothly and within the 
intentions of its existing Conditional Use Permit. The request for additional storage units is 
approximately 22% above the facility’s existing capacity.   
 
To address previous concerns over screening the use, the applicant has agreed to provide landscaping 
along the Mumford Drive frontage of the subject properties to provide screening for nearby residents 
in the neighborhood. There is also an existing fence between the subject properties and the residential 
uses to the east.  
 
The Conditional Use Permit would allow an established business to expand its operations and provide 
the highest and best use of a long-vacant set of properties. It would also provide a further economic 
boost to the Philo Road corridor, an area that could benefit from more economic development. It 
would also upgrade the site with physical improvements and landscaping, and would allow U-Haul to 
extend its truck rental and self-storage services, which are in demand in the community.  
 
Requirements for a Conditional Use Permit 

According to Section VII-2 of the Urbana Zoning Ordinance, an application for a Conditional Use 
Permit shall demonstrate the following: 
 
1. That the proposed use is conducive to the public convenience at that location. 

 
The proposed use is conducive to the public convenience at its location. The additional self-
storage units would provide a variety of rental options to the public at an accessible location 
along a main arterial street. The self-storage component would be complementary to the truck 
rental services offered at the site. It would also provide a use for a vacant commercial site.  

 
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 
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injurious to the public welfare. 
 

The use would not be unreasonably injurious or detrimental to the public welfare in the district 
in which it would be located. It would bring a scale and use intensity that is consistent with 
the existing uses to the north and the commercial corridor of Philo Road. The traffic flow and 
customer volume would likely not exceed the capacity of the site and its surrounding streets. 
Landscape screening would also be added along the southern portion of the site. 

 
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-6. 

 
The proposed use would conform to all applicable regulations and preserve the essential 
character of its zoning district. The proposed use is designed to meet all applicable zoning and 
building safety regulations within the City. The applicants have agreed to install landscape 
screening along the south edge of the property.  

According to Section VII-2, the Zoning Board of Appeals shall determine whether the reasons set 
forth in the application, and the evidence presented during the public hearing, justify the granting of 
the Conditional Use Permit, and whether the proposed use will be in harmony with the general 
purpose and intent of the Zoning Ordinance, and will not be unreasonably injurious or detrimental to 
the district in which it shall be located, or otherwise injurious or detrimental to the public welfare. 

In addition, the Zoning Board of Appeals may also impose such additional conditions and 
requirements on the operation of the proposed use as are appropriate or necessary for the public 
health, safety, and welfare, and to carry out the purposes of the Zoning Ordinance, including but not 
limited to the following: 

1. Regulate the location, extent, and intensity of such use; 
2. Require the screening of such use by means of fences walls or vegetation; 
3. Stipulate a required minimum lot size; 
4. Regulate vehicular access and volume; 
5. Require conformance to health, safety, and sanitation requirements as necessary; 
6. Increase the required yards; 
7. Any other conditions deemed necessary to affect the purposes of this Ordinance. 

 

 Summary of Findings 

1. Richard L. Thies, Individually and as Trustee of the Craig R. Webber Testamentary Trust and 
Carl M. Webber have applied for a Conditional Use Permit to expand a Self-Storage Facility 
at 2010 South Philo Road by adding the properties at 1506 and 1510 East Mumford Drive and 
2028 South Philo Road, in the B-3, General Business Zoning District. 

 
2. The proposed use would be the addition of 6 outdoor self-storage buildings with 127 units 

and 16,500 total square feet on properties that are vacant. 
 

3. The U-Haul facility at 2010 South Philo Road, in coordination with the applicant, was 
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granted a Conditional Use Permit for its current business in ZBA Case 2016-C-04. 
 

4. The proposed use is conducive to the public convenience at that location. 
 

5. The use would not be unreasonably injurious or detrimental to the public welfare in the 
district in which it would be located. 
 

6. The proposed use would conform to all applicable regulations and preserve the essential 
character of its zoning district. 

Options 
The Zoning Board of Appeals has the following options in Case No. ZBA-2018-C-02: 
  
1. Grant the conditional use as requested based on the findings outlined in this memo; or  
 
2. Grant the conditional use with conditions. If the Urbana Zoning Board of Appeals elects to 

add conditions they should articulate findings accordingly; or 
 
3. Deny the conditional use. If the Zoning Board of Appeals elects to do so, the Board should 

articulate the findings supporting its denial.  

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 Zoning 
Board of Appeals GRANT the proposed Conditional Use Permit in Case No. ZBA-2018-C-02 for 
the reasons articulated above and with the following conditions: 
 

1. The applicant submits a site plan that contains any adjustments deemed necessary for 
compliance with the City’s municipal codes 

 
2. The use generally conforms to the site plan submitted in this application in Exhibit D that 

shows the outdoor storage units located outside of the storm sewer line. 
 
3. An easement for the storm sewer line is created between the property owner and the City’s 

Public Works Department.  
 

4. There is landscaping installed along Mumford Drive and Philo Road that provides screening 
which is consistent with the landscape plan submitted in this application in Exhibit D. 
 

Attachments:   Exhibit A:  Location and Existing Land Use Map 
   Exhibit B:   Zoning Map 
   Exhibit C:  Future Land Use Map 
   Exhibit D:  Site Plan and Landscaping Plan 
   Exhibit E:  Site Photos 
   Exhibit F:  Conditional Use Permit for ZBA Case 2016-C-04   
   Exhibit G: Conditional Use Permit Application 
   Exhibit H: Communications 
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PROJECT NAME: U-HAUL MOVING & STORAGE AT SOUTHGATE

MUNICIPALITY: CITY OF URBANA

PROJECT ADDRESS: 3 BARE LAND PARCELS ABUTTING
210 S PHILO RD. URBANA, IL 

APN /ACRE / AREA: 93-21-21-202-007/ .46 ACRES / 20,167.77 SF
93-21-21-202-078/ .67 ACRES / 29,373.75 SF
93-21-21-22-079/ .67 ACRES/ 29,341.52 SF

ZONE: B-3 GENERAL BUSINESS

ADJACENT ZONING:
N- B3 GENERAL COMMERCIAL
E- R-4 MEDIUM DENSITY MULTIPLE-FAMILY RESIDENTIAL
S- B3 GENERAL COMMERCIAL
W- R-3 SINGLE & TWO FAMILY RESIDENTIAL / R-5 MEDIUM HIGH

DENSITY MULTIPLE-FAMILY RESIDENTIAL

PERMITTED USES:    RETAIL AUTO, TRUCK, TRAILER, OR BOAR SALES/RENTAL

CONDITIONAL USES: SELF-STORAGE

BULK REQUIREMENTS

SETBACKS:
FRONT YARD: 15’
SIDE YARD:  5’ OR 10’ IF ABUTTING RESIDENTIAL
REAR YARD: 10’

FAR:  4.0

HEIGHT LIMIT: NO LIMITS ON PRINCIPAL STRUCTURES;

MAX LOT COVERAGE: NO REQUIREMENT

MAX IMPERVIOUS: NO REQUIREMENT

OPEN SPACE: NO REQUIREMENT

PARKING:
GENERAL RETAIL = 1SP/ 250SF OF FLOOR AREA
MINI-WAREHOUSE = 1SP/ 100 STORAGE UNITS

MINIMUM 2SP LOCATED NEXT TO MAIN OFFICE

SCREENING: OFF STREET PARKING ADJOINING A RESIDENTIAL ZONE DISTRICT/USE
SCREENED WITH LANDSCAPE OR SOLID FENCE/WALL 4-6’ TALL

LANDSCAPE BUFFER FOR NON-MATCHING ADJACENT ZONES - 5’ MIN

75% OF LANDSCAPED YARD REQUIRES A GROUND COVER W/ LIVING GRASS OR OTHER
TYPE OF PLANT MATERIAL; 25% MAY BE NON-LIVING LANDSCAPE MATERIAL.

Exhibit D - Site Plan
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Exhibit D - Landscaping Plan



Exhibit E – Site Photos 

 

 

 





















Exhibit H – Communications 
1. Thank you for the notice. We will be out of town. I would also suggest for minimal lighting on 
that stretch of property. We don’t want the added traffic and noise on Mumford and push for 
LARGE pine trees or something that blocks the view from Mumford. I hope they will listen and 
grant our requests.  
 

- Debbie Tamimie 
March 3, 2018 at 9:13 A.M. 
Tamimie1@comcast.net 
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