
1 

DEPARTMENT OF COMMUNITY DEVELOPMENT SERVICES 
 

Planning Division 
 

m e m o r a n d u m 
 

TO:  The Urbana Plan Commission 
 

FROM:  Marcus Ricci, AICP, Planner II 
 

DATE:  February 26, 2021 
 

SUBJECT: Plan Case 2415-SU-21: A request by Trinity Lutheran Church for a Special Use Permit 
to allow operation and expansion of a Church at 701 East Florida Avenue in the R-2, 
Single-Family Residential, Zoning District.   

 
Introduction 
Trinity Lutheran Church, represented by Elsa Reifsteck, requests a special use permit to bring the 
church into legal conformity and to reconstruct a fellowship hall at its property at 701 East Florida 
Avenue in the R-2, Single-Family Residential, Zoning District.  The church has operated at this site 
since 1954, and must reconstruct its fellowship hall to address health and accessibility concerns. 
Section V-1.A.3. and Table V-1. of the Urbana Zoning Ordinance allow a Church in the R-2 district 
with a special use permit.  
 
The Plan Commission must review the special use permit application, hold a public hearing, and make 
a recommendation to the City Council. The City Council must then approve, approve with certain 
conditions, or deny the request. 

Background 
Introduction 

Trinity Lutheran Church has operated at this location since 1954, when it constructed the original 
fellowship hall. At that time, the area was outside the municipal boundary and under the zoning 
jurisdiction of Champaign County. Around 1960, the property and neighboring properties were 
annexed into the city with a zoning designation of R-1, Single- and Two-Family Residential. At that 
time, churches were permitted in all city residential zoning districts. In 1967, the church constructed 
the sanctuary and education wing. 
 
In 1979, the Urbana Zoning Ordinance was amended, separating the one “single- and two-family 
residential” zoning district into three zoning districts: two “single-family residential” districts – R-1 
and R-2 – and one “single- and two-family residential” district – R-3. This amendment also made 
Churches a Special Use in R-1, R-2, and R-3 zones, and a Permitted Use in R-4 and R-5 Multiple-
Family Residential Zones. This shift from permitted use to special use allowed existing churches to 
continue to operate as legally nonconforming uses.1 However, because they were now non-
conforming uses, these churches could not be expanded, or have extra-ordinary repairs conducted, or 
                                                 
1 Section X-1. Continuation of Nonconformities. Urbana Zoning Ordinance. 
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be reconstructed if damaged beyond a certain threshold.2 In 1997, the city issued a conditional use 
permit to the church to establish and operate a day care.3 This had no impact on the existing legally-
nonconforming status of the church use. To expand – for example, to replace the fellowship hall – or 
to repair significant damage, the church must be brought into legal conformity by obtaining a special 
use permit.  
 
Description of the Site and Surrounding Properties 

The church campus is owned by the applicant and is located on a zoning lot totaling 1.94 acres. It lies 
on the southeast corner of the intersection of East Florida Avenue and South Anderson Street 
(Exhibit A). The sanctuary is closest to the street intersection, with the attached education wing to the 
south and the fellowship hall to the east. The parking area lies east of the buildings, with a single egress 
to East Sunnycrest Drive. The northeast and southeast portions of the site are currently vacant. They 
previously contained homes that were purchased by the church and were demolished between 2014 
and 2020. Nearby uses include Wiley Elementary School to the north. Table 1. summarizes the current 
zoning, existing land uses, and 2005 Comprehensive Plan future land use designations of the site and 
surrounding land (Exhibits B and C). 
 
Table 1. Zoning, Existing Land Use, Future Land Use Designation 

 Zoning Existing Land Use Future Land Use 

Site R-2, Single-Family Residential Church (legally nonconforming); Day Care 
(conditional use permit) Residential 

North CRE, Conservation-Recreation-Education Elementary School Institutional 
East R-2, Single-Family Residential Single-Family Residences Residential 
South R-2, Single-Family Residential Single-Family Residences Residential 
West R-1, Single-Family Residential Single-Family Residences Residential 

 
Existing Use  

The existing campus is comprised of the 1954 fellowship hall (7,200 sq. ft.), the 1967 sanctuary and 
education wing (10,270 sq. ft.), and the 28-space parking lot, which was built between 1973 and 1988. 
Regular church activities include two weekend services (sanctuary), a one-week vacation bible school 
(sanctuary and fellowship hall), weekday pre-school/daycare (education wing), and an annual weekend 
rummage sale. The fellowship hall is split-level, and is accessed from the southeast side of the 
sanctuary; it is currently not fully-accessible to people with mobility issues. The existing kitchen does 
not meet Champaign-Urbana Public Health District (CUPHD) standards, and the hall has become 
unusable due to general decay and the recent discovery of mold. 
 
Proposed Use 

The proposed fellowship hall would be a single story of approximately 6,540 sq. ft. This would have 
a larger footprint than the existing fellowship hall, but would have less total floor area. It would also 
correct both the accessibility and decay issues (Exhibit D – Site Plan). It would provide the same 
functional spaces as the current hall: multipurpose room; classrooms; storage; and would have a 
                                                 
2 Section X-2. Extension or Expansion of Nonconformities. Section X-5. Repair of a Building or Structure Occupied by 
a Nonconforming Use. Section X-8. Reconstruction of Nonconformities. Urbana Zoning Ordinance. 
3 Plan Case ZBA-1997-C-04; “Wee Disciples Preschool.”. Day Cares require a Conditional Use Permit in all residential 
zones (except Mixed-Office Residential). 
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CUPHD-approved kitchen. The parking lot would approximately double in capacity, to 55 spaces, 
which is the minimum parking required for a 273-seat sanctuary. No changes are proposed to the 
sanctuary or education wing, and no expansion of church activities is planned. 
 
Public Input 

One neighbor contacted the city when they learned of the proposed plans from friends. Staff 
contacted them and informed them of the forthcoming required public notice process and of an 
upcoming neighborhood meeting. On February 18, 2021, church staff hosted a virtual neighborhood 
meeting via Zoom4; the church staff mailed invitations to all surrounding property owners. Thirteen 
people attended, including at least five associated with the church, a city planner, and at least five who 
identified themselves as neighbors. Pastor Boylan explained how the church interacts with the 
community and how it benefits congregants and residents. Chuck Reifsteck, architect, described the 
proposed project and answered questions. Marcus Ricci, an Urbana city planner, explained the special 
use permit process and answered questions. Neighbors expressed concerns including:  screening of 
the expanded parking lot from east and south neighbors; people using the parking lot as a cut-through; 
dumpster screening; and parking lot lighting. Design staff made revisions to the site plan to address 
these concerns as well as to meet zoning requirements. 

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. 
 
The church has operated at this location since 1954, and in its current configuration since 1967: it is 
an established piece of the fabric of the neighborhood. The church campus is convenient to the public 
because of its location at the intersection of two collector streets, the bicycle lanes along East Florida 
Avenue, and bike-friendly-designated South Anderson Street. There are also sidewalks along East 
Florida Avenue and South Anderson Street, and CUMTD busses stop at the nearby intersection 
 
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 church would continue to be operated so as not to be injurious or detrimental to the R-2 zoning 
district, or injurious to the general public. No changes are proposed to weekly services or daycare/pre-
school activities, nor is any increase in congregation or school enrollment expected. The more 
expansive fellowship hall is actually smaller in area than the existing hall (Exhibit E – Renderings).  
 
The proposed larger parking lot would likely reduce on-street parking on nearby residential streets 
during church services and other high-attendance times (Exhibit D – Site Plan). The addition of an 
egress on the north side of the parking lot would likely distribute traffic better than having just one 
                                                 
4 The recording of the Zoom meeting is available to view at 
https://us02web.zoom.us/rec/share/3Ceu0Q1xiVnq6Bzb0FMT4Zorig_Kr5MsWDKhc-dqxNaDZ4LBRwOJLpYLNXKi4y3t.aCnba_Di0AOhkQyz. 
Use passcode: 7yv9M#0i 

https://us02web.zoom.us/rec/share/3Ceu0Q1xiVnq6Bzb0FMT4Zorig_Kr5MsWDKhc-dqxNaDZ4LBRwOJLpYLNXKi4y3t.aCnba_Di0AOhkQyz
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access point, result in fewer cars on Sunnycrest Drive, and improve internal circulation on the site. 
The Fire Department and the Police Department are in favor of the additional egress as well. The 
parking lot’s circulation pattern has been offset to reduce the likelihood of cut-through traffic, and the 
existing Sunnycrest egress would be moved east to buffer it from the daycare/pre-school drop-off 
zone. Screening of the parking lot will also be provided along the east property line and south parking 
lot line, as required by the Zoning Ordinance (Exhibit D – Site Plan). 
 
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 special use permit would bring the existing church use into full legal conformity. The existing 
sanctuary and education wing conform to, and the proposed fellowship hall and parking lot would 
conform to, the regulations and standards of, and preserve the essential character of, the R-2 zoning 
district. The preliminary site plan has been reviewed by city staff, and the design team has made minor 
revisions to the parking lot design to make it fully compliant with the Zoning Ordinance. 
 
Overview 

In response to the requirements in Section VII-4.A. of the Zoning Ordinance, the Plan Commission 
shall make a recommendation to the City Council for or against the proposed special use, and may 
also recommend 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 this Ordinance, including but not limited to conditions that: 
 
1. Regulate the location, extent, and intensity of such use; 
2. Require adherence to an approved site plan; 
3. Require landscaping and the screening of such use by means of fences, walls, or vegetation; 
4. Stipulate a required minimum lot size or yards, and maximum height of buildings and structures; 
5. Regulate vehicular access and volume, and the design and location of parking and loading areas 

and structures; 
6. Require conformance to health, safety, and sanitation requirements as necessary; 
7. Regulate signs and outdoor lighting; and 
8. Any other conditions deemed necessary to affect the purposes of the Zoning Ordinance. 

Summary of Findings 
1. Trinity Lutheran Church, represented by Elsa Reifsteck, requests a special use permit to bring 

the church into legal conformity and to reconstruct a fellowship hall at its property at 701 East 
Florida Avenue in the R-2, Single-Family Residential, Zoning District. Section V-1.A.3. and 
Table V-1. of the Urbana Zoning Ordinance allow a Church in the R-2 district with a special 
use permit.   

 
2. The church opened in 1954 outside City of Urbana corporation limits, and later annexed into 

the city as a permitted use in the R-1, Single- and Two-Family Residential Zoning District. 
Zoning amendments adopted in 1979 changed the zoning to R-2, Single-Family Residential, 
and made Church a special use in this district, rendering it a legally-nonconforming use, unable 
to be expanded, repaired beyond ordinary maintenance, or reconstructed. 
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3. The proposed expansion would continue to be conducive to the public at this location, where
it has operated since 1954. The church is accessed easily by car, bicycle, mass transit, or by
walking.

4. The proposed expansion would not be injurious or detrimental to the R-2 zoning district, or
injurious to the general public, as the building expansion is reasonable and the parking lot
expansion fulfills the minimum parking requirement for the existing church and will reduce
on-street parking demand.

5. The requested special use permit would bring the existing legally-nonconforming church into
full legal conformity, and the proposed expansion would conform to the regulations and
standards of, and preserve the essential character of, the R-2 zoning district.

Options 
The Plan Commission has the following options in Plan Case 2415-SU-21: 

1. Recommend approval of the special use permit to City Council without any additional
conditions.

2. Recommend approval of the special use permit to City Council with any conditions deemed
appropriate or necessary for the public health, safety, and welfare, and to carry out the
purposes of the City’s municipal code.

3. Recommend denial of the special use permit to City Council. If the Plan Commission elects
to do so, it 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 Plan 
Commission recommend APPROVAL of the proposed special use permit in Plan Case No. 2415-
SU-21, with the following condition: 

• Construction must be in general conformance with the attached site plan entitled “Trinity
Lutheran Church, 701 East Florida Avenue, Urbana, IL, 61801, Preliminary Site Plan,” dated
2/22/21 (Exhibit D).

Attachments:  Exhibit A:   Location & Land Use Map 
Exhibit B:   Zoning Map 
Exhibit C:   Future Land Use Map 
Exhibit D: Application for Special Use Permit 
Exhibit E:     Photos

cc: Elsa and Charles Reifsteck, Applicants 
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Case:          2415-SU-21
Subject:     Special Use Permit
Location:   701 East Florida Avenue
Applicant:  Trinity Lutheran Church   
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Case:          2415-SU-21
Subject:     Special Use Permit
Location:   701 East Florida Avenue
Applicant:  Trinity Lutheran Church   
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Exhibit D - Application for Special Use Permit
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Exhibit D - Application for Special Use Permit



NORTH

TRINITY LUTHERAN CHURCH
AERIAL SITE PLAN
NOT TO SCALE EDITED 2/22/21

Exhibit D - Application for Special Use Permit



 

 
Figure 1. Looking north across parking lot from

 East Sunnycrest D
rive (panoram

a – m
inor distortion). 

 
Figure 2. Looking south across north law

n from
 East Florida Avenue (panoram

a – m
ajor distortion). 

Exhibit F – Site Photos
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Exhibit F – Site Photos
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