DEPARTMENT OF COMMUNITY DEVELOPMENT SERVICES
Planning Division
memorandum
TO:

Urbana Zoning Board of Appeals

FROM:

Kat Trotter, Planner I

DATE:

October 15, 2021

SUBJECT:

ZBA-2021-MAJ-07: A request by Robert Wease for a major variance to allow an
accessory parking space in the required 25-foot front yard at 1005 Philo Road in the
R-3, Single and Two-Family Residential Zoning District.

Introduction
Robert Wease requests a variance to allow for an accessory parking space to be paved in the required
front yard at 1005 Philo Road, in the R-3, Single and Two-Family Residential zoning district. He would
like to pave the existing access drive and an additional 18-foot wide accessory parking area. The access
drive and parking space would be a combined 27 feet wide, measured from the southeast edge of the
existing access drive. Section VIII-4 of the Urbana Zoning Ordinance prohibits parking in required
front yards, so a variance is necessary to allow the request.
The Zoning Board of Appeals must review the variance application and hold a public hearing. The
Board may recommend approval, approval with conditions, or denial to City Council. Staff
recommends the Zoning Board of Appeals make a recommendation to City Council to approve the
variance request with two conditions.

Background
The applicant purchased the property in April 2017; however, the house has been on the property
since 1961. The house spans the width of the lot, with narrow side yards of roughly five feet on the
southeast side, and six feet on the northwest side. There is an attached one-car garage and a nine-footwide access drive that provide a maximum two parking spaces for Mr. and Mrs. Wease and any guests
they have. The applicant would like to pave an accessory parking area in the required front yard, to
create space for additional parking and to create a turn-around space, so he can turn around before
pulling out onto Philo Road.

Description of Site and Area
1005 Philo Road is 6,300 square feet in area and is located in the Champaign-Urbana AMVETS
Homestead Association subdivision, south of Washington Street, on the west side of Philo Road.
Nearby are other residences. Family Dollar and Boomerang’s Bar & Grill are across the street. The
adjacent properties to the west and south are zoned R-3, Single and Two-Family Residential, and the
adjacent properties to the north and east are zoned B-3, General Business.
The following table identifies the current zoning and the existing land uses of the subject property and
surrounding properties (see Exhibits A and B).
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Table 1. Zoning and Land Use

Location

Zoning

Existing Land Use

Site

R-3, Single and Two-Family Residential

Residential

North

B-3, General Business

Commercial

South

R-3, Single and Two-Family Residential

Residential

East

B-3, General Business

Commercial

West

R-3, Single and Two-Family Residential

Residential

Discussion
The applicant requests the variance to add additional parking and a turn-around area on his property.
The existing access drive is nine feet wide and runs from Philo Road southwest to his one-car garage.
Between the one-car garage and the access drive, there is space to park two cars, at most. There is no
space to turn around on the narrow access drive, so drivers have to back out onto Philo Road; this is
a safety concern for the applicant, as he has difficulty turning his head when backing out. Additionally,
the high traffic volumes and number of access drives on Philo Road make it difficult for drivers to
back out. There are 23 access drives on Philo Road, between Washington Street and Fairlawn Drive.
Philo Road, between Washington Street and Florida Avenue, sees an average 7,300 trips per day. This
traffic volume can be compared to East Main Street, between Race Street and Vine Street, which sees
an average 6,700 trips per day, or East Windsor Road, between Race Street and Philo Road, which
sees an average 9,000 trips per day1. The applicant would like to pave his existing access drive and an
additional 18-foot wide accessory parking area. The paved area would provide additional parking and
an area for drivers to turn around, so that they are able to pull out headfirst onto Philo Road. Since
accessory parking spaces are not permitted in required front yards, a variance is required. 2
The accessory parking area would be paved to the front property line and encroach 25 feet into the
required 25-foot front yard. The access drive will not be widened at Philo Road or in the right-of-way.
The right-of-way in between the front property line and Philo Road is approximately 16 feet 9 inches,
so the accessory parking area should not cause visibility issues for drivers. The access drive and parking
area would be approximately five feet from the south property line, and 26 feet 6 inches from the
northwest property line; it should not cause a nuisance to either of the adjacent neighbors.
Additionally, both adjacent neighbors have access to their rear and side yards, where there is room for
accessory parking. Eleven of the 16 properties on this block of Philo Road have access to either the
rear or side yard. Of those eleven properties, ten of them have parking in the rear or side yard. Three
properties on the block have legally non-conforming accessory parking in the required front yard.
1005 Philo Road is one of only five properties along the block that does not have access to the rear
or side yard; this significantly limits the possible locations for accessory parking on the lot. The

Illinois Department of Transportation – Traffic Count (2021)
https://www.arcgis.com/apps/webappviewer/index.html?id=3bea9453ab3d41b18eb5691e6084f9e5
2 Section VIII-4.J prohibits accessory parking in required front yards.
1

2

variance to allow for the accessory parking area in the required front yard would not alter the essential
character of the neighborhood.
The variance request meets most, if not all, variance criteria, as discussed below. Additionally,
Engineering and Building Safety have reviewed the request and have no objections to the accessory
parking area. As a condition of approval, the access drive, apron and driveway would be required to
be paved with an approved surface and meet the City of Urbana right-of-way standards

Variance Criteria
Section XI-3 of the Urbana Zoning Ordinance requires the Zoning Board of Appeals to make findings
based on variance criteria. The Zoning Board of Appeals must first determine, based on the evidence
presented, whether there are special circumstances or special practical difficulties with reference to the
parcel concerned, in carrying out the strict application of the ordinance. This criterion is intended to
serve as a minimum threshold that must be met before a variance request may be evaluated.
The following is a review of the criteria outlined in the ordinance, followed by staff analysis for this
case:
1.

Are there any special circumstances or practical difficulties with reference to the parcel
concerned, in carrying out the strict application of the zoning ordinance?

The house was built in 1961, spanning nearly the entire lot width, so there is no access to the rear or
side yards. The one-car garage and narrow driveway limit on-site parking, and there is no on-street
parking along Philo Road. There is no space to turn a car around on the property, so backing out onto
Philo Road is necessary. The high traffic volume (7,300 ADT) and number of access drives (23) along
this block of Philo Road make it difficult to safely back out of the applicant’s driveway. Allowing an
accessory parking space in the front yard will provide more on-site parking for when the applicant has
guests, and would create a turn-around space so that backing out onto the street will not be necessary.
If there were access to the rear or side yard, the accessory parking could be paved there, and no
variance would be required.
2.

The proposed variances 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.

The house has been on the property since 1961, and the edges of the house are approximately five
feet from the side property lines. There is no access to the rear or side yards to pave accessory parking
without a variance. Several other properties on the block have access to the rear or side yards, and
accessory parking has been paved on nearly all of those lots. The variance would allow for an accessory
parking space to be paved in the required front yard; there is no other area on the property where
additional parking could go.
3.

The variances requested were not the result of a situation or condition having been
knowingly or deliberately created by the Petitioner.

Prior to speaking with City staff, the applicant was unaware that the Zoning Ordinance prohibits
accessory parking in a required front yard. The accessory parking space would be paved in the front
yard, but all other Zoning Ordinance requirements would be complied with. Since the house and
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access drive were built in 1961, and the petitioner bought the property in 2017, the situation was not
created by the petitioner.
4.

The variances will not alter the essential character of the neighborhood.

The accessory parking space will not alter the essential character of the neighborhood. Eleven of the
16 properties on this block of Philo Road have access to either their rear or side yard, and ten of those
properties have parking in the rear or side yard, including both neighbors on either side of the
applicant’s property. Three properties along Philo Road have non-conforming accessory parking in
the required front yard, so the additional parking on this property will not be out of place in the
neighborhood.
5.

The variances will not cause a nuisance to the adjacent property.

The variance would allow an accessory parking space to be paved on the northwest side of the existing
driveway. The access drive and accessory parking space will be roughly five feet from the southeast
property line, and 26 feet, six inches from the northwest property line. The pavement will not encroach
into either side yard and should not create a nuisance for the neighboring properties. Additionally, one
neighbor of the property submitted a letter of public input in favor of the requested variance.
6.

The variance represents generally the minimum deviation from requirements of the Zoning
Ordinance necessary to accommodate the request.

The accessory parking area will be 18 feet wide, which generally represents the minimum deviation
from the Zoning Ordinance requirements to meet the desires of the applicant: to provide an additional
parking area for occasional guests, and to provide a turnaround area for everyday use. There are no
other possible locations for the accessory parking space, and there is no other feasible spot for a
turnaround area.

Summary of Findings
1. Robert Wease requests a major variance to allow an accessory parking space in the required
25-foot front yard at 1005 Philo Road in the R-3, Single and Two-Family Residential Zoning
District.
2. The variance will not serve as a special privilege to the property owner, as there is no access
to the rear or side yards to pave accessory parking without a variance; there is no other area
on the property where additional parking could go.
3. The variance was not the result of a situation knowingly created by the applicant, as the
applicant was unaware that the Zoning Ordinance prohibits accessory parking in a required
front yard, and the house and existing access drive have been on the property since 1961.
4. The variance will not alter the essential character of the neighborhood as several properties
along Philo Road have more than the required amount of parking, and three properties have
legally non-conforming accessory parking in the required front yard, so the accessory parking
space will not be out of place.
5. The variance will not cause a nuisance to adjacent property owners, as the accessory parking
space will not encroach into either side yard, and one neighbor has submitted a letter of public
input in favor of the requested variance.
4

6. The variance represents the minimum deviation necessary from the requirements of the
Zoning Ordinance, as there are no other possible locations for the accessory parking space,
and there is no other feasible spot for a turnaround area.

Options
The Zoning Board of Appeals has the following options in Case No. ZBA-2021-MAJ-07:
1.

Forward the case to City Council with a recommendation to approve the variance as
requested based on the findings outlined in this memo; or

2.

Forward the case to City Council with a recommendation to approve the variance with
certain terms and conditions. If the Urbana Zoning Board of Appeals elects to recommend
conditions or recommend approval of the variance on findings other than those articulated
herein, they should articulate findings accordingly; or

3.

Deny the variance request; or

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 recommend APPROVAL of the proposed Major Variance in case ZBA-2021-MAJ07 to the Urbana City Council with the following condition:
1. The accessory parking space will generally conform to the submitted site plan, as shown in
Exhibit C.
2. The access drive, apron and driveway will be paved with an approved surface and meet the
City of Urbana right-of-way standards, subject to Public Works approval.
Attachments:

Exhibit A: Location Map
Exhibit B: Zoning Map
Exhibit C: Proposed Site Plan
Exhibit D: Site Photos
Exhibit E: Letter of Public Input
Exhibit F: Variance Application

cc:

Robert Wease, Property Owner/Applicant
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EXHIBIT D – SITE PHOTOS

