DEPARTMENT OF COMMUNITY DEVELOPMENT SERVICES
Planning Division
memorandum
TO:

Mayor Diane Wolfe Marlin and City Council Members

FROM:

Lorrie Pearson, AICP, Community Development Services Director
Katherine Trotter, Associate Planner

DATE:

March 9, 2020

SUBJECT:

An Ordinance Approving a Major Variance (305 South Race Street / ZBA-2020-MAJ01)

Introduction
Celeste Choate, on behalf of the Urbana Free Library, requests a Major Variance to allow parking
spaces that are not as long as the Zoning Ordinance requires at the library’s parking lot at 305 South
Race Street. The request would allow repaving of the parking lot in its current, non-conforming
configuration. The parking lot has been a legal, non-conforming parking lot since before the library
acquired it in 2013.
The current parking lot provides 29 parking spaces in a 90-degree angle configuration. When the
parking angle is 90 degrees, the Zoning Ordinance requires a minimum space length of 18.5 feet. The
Major Variance requested would allow parking spaces to be 16 feet in length, maintaining the current
configuration.
At its February 19, 2020, meeting, the Zoning Board of Appeals (ZBA) held a public hearing on this
case. No members of the public spoke regarding the case. The ZBA voted unanimously, with four
ayes and zero nays, to recommend that City Council approve the variance, with the condition that the
parking lot generally conforms to the site plan in Exhibit C.

Background
In 2013, the Urbana Free Library (“the Library”) acquired the parking lot and has used it for staff
parking since then. The Library has made no improvements or alterations to the parking lot in that
time. The parking lot is in very poor condition and needs to be repaved. The applicant requests a
major variance to allow for the repaving and restriping of the existing parking lot in its current
configuration, which has parking spaces that do not meet the minimum required length of 18.5 feet.
Without the variance, the Urbana Free Library could repave the existing parking lot, but meeting the
requirements of the Zoning Ordinance would limit the number of usable parking spaces. The parking
lot as it exists includes two rows of parking, with 29 parking spaces at a 90-degree angle. The parking
spaces are each 10 feet wide and 16 feet long. The parking lot is 54 feet wide, with a two-way drive
aisle that is 22 feet wide. Without the variance, the parking lot could not be repaved to include two
rows of 90-degree parking and still meet the minimum requirements of the Zoning Ordinance. The
optimal configuration of the parking lot that would meet the minimum requirements of the Zoning
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Ordinance would yield 20 parking spaces at 18.5 feet long and at a 45-degree angle. This would result
in the loss of nine parking spaces.
Description of Site and Area
The property at 305 South Race Street is approximately 0.27 acres, and is located on the west side of
Race Street between Green Street and High Street. Nearby there is the Urbana Free Library, one- and
two-family residences, religious institutions, and businesses on Race and Green Streets.
The following table identifies the current zoning and existing land uses of the subject property and
surrounding properties (see Exhibits A and B).
Table 1. Zoning and Land Use
Location Zoning

Existing Land Use

Subject
Property

B-4, Central Business District

Parking Lot

North

B-4, Central Business District

Office & Retail

South

R-3, Single-Family and TwoFamily Residential District

Two-Family Home, and
Multiple-Family Residential
Building

East

B-4, Central Business District

Church

West

R-3, Single-Family and TwoFamily Residential District

Single-Family Homes

Discussion
Site History
Prior to 2013, the property at 305 South Race Street operated surface parking lot for various
properties. In 2013, the Urbana Free Library Foundation donated the property at 305 South Race
Street, as well as two other properties, to the Board of Library Trustees of the City of Urbana, Illinois.
The parking lot has since been used by the Urbana Free Library as a staff parking lot.
Approval of the variance would allow the Urbana Free Library to repave and restripe the existing
parking lot in the current configuration. Approval of the variance would also allow for removal of the
dying tree on the north side of the parking lot. Planning staff spoke to Kevin Sanderson, City of
Urbana Arborist, who acknowledged the tree is dying and should be removed.

Variance Criteria
Section XI-3 of the Urbana Zoning Ordinance requires the Zoning Board of Appeals to make findings
based on variance criteria.
1. Are there special circumstances or practical difficulties with reference to the parcel concerned,
in carrying out the strict application of the ordinance?
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The parking lot is used for staff parking, which is separate from the library’s main parking lot at
210 West Green Street. The lot width is 66 feet, including a 12-foot wide alley, which makes
establishing a conforming parking lot a practical difficulty. The lot cannot be repaved with two
rows of parking at a 90-degree angle and still meet the minimum requirements of the Zoning
Ordinance. Granting the variance would allow the Urbana Free Library staff to continue to use the
lot for parking – which they have done without difficulty since 2013 – and allow for necessary
repaving and restriping to take place. Granting the variance would also maximize the number of
spaces available without increasing impervious surface.
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
for occupancy thereof, which is not generally applicable to other lands or structures in the
same district.
Parking lots are allowed in the B-4 zoning district. The width of the lot limits the allowable
configuration of the parking spaces and width of the drive aisle, according to the minimum
requirements of the Zoning Ordinance. The Urbana Free Library could repave and restripe the
parking lot at 305 South Race Street without a variance, but it would result in the loss of nine
parking spaces, roughly one-third of the 29 existing parking spaces. The proposed variance will not
serve as a special privilege, because the variance is necessary due to the narrowness of the lot.
3. The variance request is not the result of a situation or condition having been knowingly or
deliberately created by the Petitioner.
The applicant did not deliberately create this situation. The parking lot at 305 South Race Street
has operated as a legal, non-conforming parking lot for at least 25 years. The existing parking lot
pavement has eroded and cracked over time, and needs to be replaced. Granting the variance would
allow for necessary repaving and restriping.
4. The variance will not alter the essential character of the neighborhood.
The parking lot has existed on the lot for at least 25 years. Granting the variance will not allow for
a new or additional use of the property. Repaving and restriping the existing parking lot will remain
consistent with the essential character of the neighborhood.
5. The variance will not cause a nuisance to the adjacent property.
The variance would allow the existing parking lot to be repaved and restriped as it exists now.
Under its current configuration, the parking lot has not caused a nuisance to the adjacent properties.
There is an existing fence on the west edge of the property that acts as screening. There is also an
alley on the north edge of the property that acts as a buffer. Wheel stops are in place on the north
and south edges of the parking lot, in accordance to Section VIII-3.G of the Urbana Zoning
Ordinance. There would be no change or additional use on the subject property. The footprint and
function of the existing parking lot will not change, so there will be no change to the site other than
the condition of the parking lot.
6. The variance generally represents the minimum deviation from requirements of the Zoning
Ordinance necessary to accommodate the request.
The variance represents the minimum deviation from the Zoning Ordinance by requesting a
reduction in the required parking space length. The variance will allow parking spaces to be striped
at 16.5 feet, rather than the required 18.5 feet. The Zoning Ordinance allows “compact car spaces”
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to be striped at 15.5 feet in length. The requested variance represents the minimum deviation from
the Zoning Ordinance, and the proposed length is longer than that of a compact car space. A
reduction in the required parking space length will allow the parking lot to be repaved and restriped
as it exists now.
Zoning Board of Appeals
On February 19, 2020, the Zoning Board of Appeals discussed the repaving and restring of the Library
parking lot. After hearing no public input for or against the case, the Zoning Board of Appeals voted
unanimously, with four ayes and zero nays, to forward this case to the Urbana City Council with
recommendation to APPROVE the request, with the condition that the parking lot generally
conforms to the site plan in Exhibit C.

Summary of Findings
1. The property is zoned B-4, Central Business Zoning District.
2. Celeste Choate, on behalf of the Urbana Free Library, requests a Major Variance to allow a
parking spaces that are less than the required length; and
3. The variance does not serve as a special privilege to the property owner; surface parking lots
are allowed in B-4 districts, but the proposed configuration for this parking lot is a variation
from the requirements of the Zoning Ordinance; and
4. The property owner did not deliberately create this situation, as the legal, non-conforming
parking lot has operated as such prior to the Urbana Free Library’s acquisition of the property;
and
5. The variance will not alter the essential character of the neighborhood, as the requested
variance is consistent with the property’s current use; and
6. The variance will not create a nuisance, as it will allow the parking lot to be repaved and
restriped as it exists now, under which no nuisances have been reported; and
7. The variance represent the minimum deviation necessary from the zoning ordinance, as the
variance would allow parking spaces that are less than the required length.
8. At the February 19, 2020, meeting, the Urbana Zoning Board of Appeals held a public hearing
and voted unanimously, with four ayes and zero nays, to forward the case to the City Council
with a recommendation to approve, with the condition that the parking lot generally conforms
to the site plan in Exhibit C.

Options
The Urbana City Council has the following options:
1. Approve the Ordinance; or
2. Approve the Ordinance with certain terms and conditions; or
3. Deny the Ordinance.
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Recommendation
At the February 19, 2020 meeting, the ZBA voted with four ayes and zero nays to forward this case
to the Urbana City Council with a recommendation to APPROVE the request, with the following
condition:
That the parking lot generally conforms to the site plan in Ordinance Attachment A.
Staff concurs.
Attachments:

Exhibit A: Location Map
Exhibit B: Zoning Map
Exhibit C: Site Plan for Urbana Free Library Parking Lot
Exhibit D: Application for a Major Variance

cc:

The Urbana Free Library, Celeste Choate, Owner/Applicant
Chad Osterberg, Fehr Graham, Consulting Engineer
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ORDINANCE NO.

2020-03-013

AN ORDINANCE APPROVING A MAJOR VARIANCE
(The Urbana Free Library Parking Lot at 305 S. Race St. / ZBA Case No. 2020-MAJ-01)
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 a
major variance where there is a special circumstance or condition with a parcel of land or a structure;
and
WHEREAS, Celeste Choate, on behalf of the Urbana Free Library, has submitted a petition
for a major variance to allow parking spaces that are less than the required length; and
WHEREAS, the Zoning Board of Appeals held a public hearing on such petition at 7:00 p.m.
on February 19, 2020, in ZBA Case No. 2020-MAJ-01; and
WHEREAS, in accordance with Urbana Zoning Ordinance Section XI-10, due and proper
notice of such public hearing was given by publication in The News-Gazette, a newspaper having a
general circulation within the City, on a date at least 15 days but no more than 30 days before the time
of the public hearing, and by posting a sign containing such notice on the real property identified
herein; and
WHEREAS, the Zoning Board of Appeals voted four (4) ayes and zero (0) nays to forward
the case to the Urbana City Council with a recommendation to approve the requested variance with
two conditions; and
WHEREAS, the City Council finds that the requested variance conforms with the major
variance procedures in Article XI, Section XI-3(C)(2)(d), of the Urbana Zoning Ordinance; and
WHEREAS, the City Council has considered the variance criteria established in the Urbana
Zoning Ordinance and has made the following findings of fact:

Page 1 of 3

1. The property is zoned B-4, Central Business Zoning District.
2. Celeste Choate, on behalf of the Urbana Free Library, requests a Major Variance to allow a
parking spaces that are less than the required length; and
3. The variance does not serve as a special privilege to the property owner; surface parking lots
are allowed in B-4 districts, but the proposed configuration for this parking lot is a variation
from the requirements of the Zoning Ordinance; and
4. The property owner did not deliberately create this situation, as the legal, non-conforming
parking lot has operated as such prior to the Urbana Free Library’s acquisition of the property;
and
5. The variance will not alter the essential character of the neighborhood, as the requested
variance is consistent with the property’s current use; and
6. The variance will not create a nuisance, as it will allow the parking lot to be repaved and
restriped as it exists now, under which no nuisances have been reported; and
7. The variance represent the minimum deviation necessary from the zoning ordinance, as the
variance would allow parking spaces that are less than the required length.
NOW, THEREFORE, BE IT ORDAINED by the City Council of the City of Urbana,
Illinois, as follows:
Section 1.
In ZBA Case No. 2020-MAJ-01, the major variance requested by Celeste Choate, on behalf of the
Urbana Free Library, to allow parking spaces that are less than the required length at 305 South Race
Street in the B-4, Central Business Zoning District, is hereby approved in the manner proposed in the
application with the following conditions: that the parking lot generally conforms to the site plan in
Attachment A. Such attachments are attached hereto and incorporated herein by reference.
The major variance described above shall only apply to the property located at 305 South Race Street,
more particularly described as follows:
Lot 12 and the North 10 feet of Lot 13 of James T. Roe’s Addition to the City of
Urbana, as per Plat recorded in Plat Book “D” at Page 111, together with the East
Half of that park of the vacated alley lying immediately West thereof, EXCEPT that
part dedicated to the People of the City of Urbana as Document 702829 filed
October 7, 1963 in Book 739 at Page 552, situated in the City of Urbana, Champaign
County, Illinois.
Commonly known as 305 South Race Street
P.I.N.: 92-21-17-211-005
Section 2.
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The City Clerk is directed to publish this Ordinance in pamphlet form by authority of the corporate
authorities, and this Ordinance shall be in full force and effect from and after its passage and
publication in accordance with Section 1-2-4 of the Illinois Municipal Code. Upon approval of this
Ordinance, the City Clerk is directed to record a certified copy with the Champaign County Office of
the Recorder of Deeds and transmit one copy of the recorded Ordinance to the petitioner.
This Ordinance is hereby passed by the affirmative vote, the “ayes” and “nays” being called of a
majority of the members of the Council of the City of Urbana, Illinois, at a meeting of said Council.
PASSED BY THE CITY COUNCIL this ____ day of ___________, 2020.
AYES:
NAYS:
ABSTENTIONS:

________________________________
Charles A. Smyth, City Clerk

APPROVED BY THE MAYOR this ____ day of ___________, 2020.
________________________________
Diane Wolfe Marlin, Mayor
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CERTIFICATE OF PUBLICATION IN PAMPHLET FORM

I, Charles A. Smyth, certify that I am the duly elected and acting Municipal Clerk of the City of Urbana, Champaign
County, Illinois. I certify that on the _____ day of ____________________, 2020, the corporate authorities of the
City of Urbana passed and approved Ordinance No. ______________, entitled “An Ordinance Approving a Major
Variance (The Urbana Free Library Parking Lot at 305 S. Race St. / ZBA-2020-MAJ-01)” 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 _____________________, 2020, and continuing for at least ten (10) days thereafter. Copies of such
Ordinance were also available for public inspection upon request at the Office of the City Clerk.

DATED at Urbana, Illinois, this _______ day of ____________________, 2020.

ATTACHMENT A
Site Plan

ENGINEERING & ENVIRONMENTAL
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