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DEPARTMENT OF COMMUNITY DEVELOPMENT SERVICES 

     Planning Division 

     m e m o r a n d u m 

TO: Urbana Zoning Board of Appeals 

FROM: Marcus Ricci, AICP Planner II 

DATE: August 5, 2022 

SUBJECT: ZBA-2022-MAJ-04: A request by Andrew Fell, on behalf of FLC 1009 W Stoughton, 
LLC, to reduce the minimum parking requirement by 60% to allow for construction 
of a multi-family residential apartment building at 1009 Stoughton Avenue in the B-
3U, General Business–University zoning district. 

Introduction 
Andrew Fell, on behalf of FLC 1009 W Stoughton, LLC, requests a major variance to reduce the 
minimum parking requirement by 60% to allow construction of a multi-family residential apartment 
building at 1009 Stoughton Avenue in the B-3U, General Business–University zoning district. Table 
VIII-7 of the Urbana Zoning Ordinance requires 10 parking spaces for the current building and would 
require 13 parking spaces for the proposed building. 

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.  

Background 
The original single-family residence on the site was built in 1889. In 1981, an addition with a ground-
level, rear-loading parking area was added, turning the original residence into an 8-unit apartment 
building with 17 bedrooms. The building’s parking area included only six parking spaces, with none 
designated as an accessible space. An access drive off Stoughton along the north side of the house 
provided one additional parking space, bringing the total to seven parking spaces. The building and 
parking areas were demolished in late July of 2022 in preparation to build a new apartment building. 

Description of Site and Area 
The property is 6,553 square feet in area and is located on the south side of Stoughton Street, west of 
Harvey Street (see Exhibit A). The site and adjacent properties to the north, east, south, and west are 
zoned B-3U, General Business – University. All of the apartment buildings on this block of West 
Stoughton Street have rear-loading parking areas, which are accessed by a mid-block alley.  

The following table identifies the current zoning, existing land uses, and future land use designations 
of the subject property and surrounding properties (see Exhibits B and C). 
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Table 1. Zoning and Land Use 
Location Zoning Existing Land Use  Future Land Use 

Site B-3U, General Business – University High-Density Multi-
Family Residential Campus Mixed-Use 

North B-3U, General Business – University High-Density Multi-
Family Residential Campus Mixed-Use 

South 
B-3U, General Business – University, then R-5 
Medium-High Density Multifamily Residential 
and CRE Conservation-Recreation-Education 

High-Density Multi-
Family Residential Campus Mixed-Use 

East B-3U, General Business – University High-Density Multi-
Family Residential 

Campus Mixed-Use, 
then Institutional 

West B-3U, General Business – University, then R-5 
Medium-High Density Multifamily Residential 

High-Density Multi-
Family Residential 

Campus Mixed-Use, 
then Institutional 

Discussion 
The applicant proposes to build a 3-story, 18-unit apartment building that meets all development 
regulations of the B-3U zoning district. The new building would add one bedroom compared to the 
old building. The new parking area would have seven parking spaces, or six when one must be marked 
to create an accessible space.1 One additional on-street parking space would be created when the 
curbcut for the old access drive would be closed: staff believe that this additional on-street parking 
space provides a greater benefit as it is available to the general public. The zoning ordinance requires 
13 spaces for the proposed building: the applicant proposes to have seven parking spaces (or six, with 
one accessible space), and therefore requests a 54 percent parking reduction. The ordinance required 
10 parking spaces for the previous building: it provided only seven parking spaces, or 30 percent fewer 
than required; it also had no accessible parking spaces. Table 2. summarizes this information. 

Table 2. Former and Proposed Building Configurations 

Item Former Building Proposed Building 
Dwelling Units 8 18 

Total Bedrooms 17 18 

Parking Spaces Required 10 13 

Parking Spaces Provided 7, with no accessible spaces Initially: 7, with no accessible spaces 

Parking Reduction 30% reduction 46% reduction, or 54% when accessible 
space is provided 

 

The applicant believes that the parking requirement should be reduced for two reasons. First, the 
previous building did not provide the minimum number of parking spaces. Second, the number of 
parking spaces required is more than is needed to meet the demand for parking spaces for their 
building. Parking spaces are rented to residents for an additional fee of $750 per year. The applicant 

                                                 
1 Accessible parking spaces must be added when employees or residents request an accessible space. The applicant 
proposes to provide seven parking spaces at the outset: if an accessibility request is made, two of these parking spaces 
would be restriped to one accessible space with its adjacent loading area, resulting in a six-space parking area, which 
would still meet the now-reduced parking requirement. 
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stated they typically have a surplus of parking spaces that are not rented by building residents: these 
spaces are then made available to residents in other buildings owned by the applicant for a higher rate, 
then to the general public. Reducing the number of parking spaces required would reduce the number 
of surplus parking spaces for which property owners must find renter. 

The applicant reported that, for the subject property, no parking spaces were rented to building 
residents for 2021-2022, four spaces were rented to non-residents, and two spaces remained vacant. 
For the eight campus area properties they manage, the average percent of the 170 total parking spaces 
rented to residents was 29%; 21% were rented to non-residents, and 50% remained vacant. 

City Planning staff performed a parking study of campus-area multifamily residential buildings in 
2016-2017. At that time, the current owner of the subject property reported that only two of the six 
spaces in the parking area were rented by building residents; the other four spaces were rented to non-
residents.  

In summary: the applicant would like to construct a new building with one additional bedroom and 
the same number of on-site parking spaces, and one additional on-street parking space available to the 
public. They assert their residential use has a lower parking demand than the minimum parking 
required by the zoning ordinance.  

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: 
 
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 special circumstance is that the property is very close to campus, where, according to the 
applicant, owning a car is discouraged and reduces the need for property owners to provide tenant 
parking spaces. The area is dense and walkable: there are three bus stops within a two-block radius, 
and both Stoughton Street and Main Street are designated “bicycle-friendly” streets. The practical 
difficulty is that, for this parcel, providing the amount of parking required many property owners in 
the past to provide ground-level parking underneath upper-story residential floors. These 
requirements frequently lead to surplus parking spaces for which property owners must then find 
renters. Staff feel that the pedestrian environment and high minimum parking requirements are special 
circumstances or practical difficulties that weigh in favor of granting the variance. 
 
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. 

 
These conditions are not necessarily a special circumstance related to only this property: several nearby 
properties are small in area, may be deficient in the parking they are currently providing, and may still 
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experience parking surpluses due to a parking supply greater than parking demand. To redevelop this 
property to its former or similar occupancy, it would be economically and/or physically difficult to 
provide the minimum parking required. It would likely result in a “building on stilts,” which is 
undesirable, especially in a walkable neighborhood. Future redevelopment of nearby sites would likely 
result in similar requests for variances from the minimum parking requirement. If those variances 
would also be warranted, staff feel that the requested variance would not serve as a special privilege 
to the property owner and weighs in favor of granting the variance. 

3. The variance requested is not the result of a situation or condition having been knowingly 
or deliberately created by the Petitioner. 

 
The applicant purchased the property with its former building and non-conforming parking that had 
been operating in this fashion for decades. They did not create the situation or condition, and may 
not even have realized that they were not providing the required number of parking spaces. They 
would like to replace the building with a new one that would have one more bedroom. Staff feel that 
the variance request is not a result of a situation created by the petitioner, and weighs in favor of 
granting the variance.  

4. The variance will not alter the essential character of the neighborhood. 
 
The proposed building would provide one additional bedroom. The parking would remain behind the 
building, where it will not affect the character of the street or the neighborhood. Staff feels that the 
variance would not alter the essential character of this high-density residential neighborhood, and 
weighs in favor of granting the variance. 

5. The variance will not cause a nuisance to the adjacent property. 
 
The most likely nuisance created by the variance is that a resident or visitor would park in a 
neighboring building’s parking area. These parking lots are posted as “private parking” and warn that 
unauthorized vehicles will be removed. In addition, in closing the curb cut along Stoughton Street, the 
new development would essentially trade a private off-street parking area for one on-street parking 
space, open to all. Staff believe that, faced with this choice, a reasonable person would park on the 
street rather than having their vehicle towed, negating the potential nuisance, and weighing in favor 
of granting the variance.  

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

   
A parking variance would be required to simply replace the previous building, let alone add bedrooms 
or change apartment configurations. The most practical way to accommodate replacing the building 
– and making the reasonable changes proposed – is to acknowledge the reduced parking that has been 
in place for decades, and grant the smallest variance in parking that will suffice. Staff believe that the 
requested reduction in parking spaces – from 13 spaces to 6 spaces (including one accessible space) – 
is the minimum deviation from the Zoning Ordinance, and weighs in favor of granting the variance. 

Summary of Findings 

1. Andrew Fell, on behalf of FLC 1009 W Stoughton, LLC, requests a major variance to reduce 
the minimum parking requirement by 54 percent to allow for construction of a multi-family 
residential apartment building at 1009 Stoughton Avenue in the B-3U, General Business–
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University zoning district. 

2. The variance addresses the pedestrian environment and high minimum parking requirements, 
which are special circumstances and practical difficulties to the strict application of the zoning 
ordinance to this site. 

3. The variance addresses the small lot size and high minimum parking requirement that applies 
to many properties in this area, the future redevelopment of which would likely result in similar 
requests for variances. 

4. The variance addresses the parking deficiency that this apartment complex has been operating 
with for decades, which was not the result of a situation or condition created by the applicant. 

5. The variance would not change the location of the rear-loading parking area and would not 
alter the essential character of the street or neighborhood. 

6. The variance is unlikely to cause a nuisance from shifting parking onto other parking lots, and 
may actually reduce parking congestion by creating one public on-street parking space. 

7. The variance represents the minimum deviation necessary from the requirements of the 
Zoning Ordinance, and legalizes the parking deficiency that has been in effect for decades. 

Options 

The Zoning Board of Appeals has the following options in Case No. ZBA-2022-MAJ-04: 

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. If the Urbana Zoning Board of Appeals elects to deny the 
variance, they should articulate findings accordingly. 

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-2022-MAJ-
04 to the Urbana City Council. 

Attachments:  Exhibit A: Location Map 
 Exhibit B: Zoning Map 
 Exhibit C: Future Land Use Map 
 Exhibit D: Variance Application  
 Exhibit E: Site Photos 
 
cc: Andrew Fell, Applicant 
 FLC 1009 W Stoughton, LLC 



Exhibit A - Location & Land UseExhibit A - Location & Land Use

SUBJECT PROPERTY

LegendLegend

Case:         ZBA-2022-MAJ-04
Subject:     Major Variance - Parking Reduction
Location:   1009 Stoughton Street
Applicant:  FLC 1009 W. Stoughton, LLC   



Exhibit B - Current ZoningExhibit B - Current Zoning

Case:         ZBA-2022-MAJ-04
Subject:     Major Variance - Parking Reduction
Location:   1009 Stoughton Street
Applicant:  FLC 1009 W. Stoughton, LLC   

Zoning
B-1

B-3U

CRE

R-5

R-6SUBJECT PROPERTY

LegendLegend



Exhibit C - Future Land UseExhibit C - Future Land Use

Case:         ZBA-2022-MAJ-04
Subject:     Major Variance - Parking Reduction
Location:   1009 Stoughton Street
Applicant:  FLC 1009 W. Stoughton, LLC   

SUBJECT PROPERTY

LegendLegend
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Application for Variance 
ZONING BOARD 
OF APPEALS 

URBANA 

The application fee must accompany the application when submitted for processing. Please 
refer to the City's website at http:/www.urbanaillinois.us/fees for the current fee associated with 
this application. The Applicant is also responsible for paying the cost of legal publication 
fees. Estimated costs for these fees usually run between $75.00 and $225.00. The applicant will 
be billed separately by the News-Gazette. 

DO NOT WRITE IN THIS SPACE - FOR OFFICE USE ONLY 

Date Request Filed 

Fee Paid - Check No. 

05-25-2022 ZBACaseNo. r..8A--2022-MI/-J-()I/-, 
7/30 Amount it200. C:0 Date 05-25-2022 

PLEASE PRINT OR TYPE THE FOLLOWING INFORMATION 

A VARIATION is requested in conformity with the powers vested in the Zoning Board of 

Appeals to permit the following variation (Describe the extent of the Variation Requested) 

________________________________ on the 

property described below, and in conformity with the plans described on this variance request. 

1. APPLICANT CONTACT INFORMATION 

Name of Applicant(s): Andrew Fell Architecture and Design (Adrienne Kim) Phone: 217-363-2890 

Address (street/city/state/zip code): 515 North Hickory, Suite 101, Champaign, IL 61820 

Email Address: permits@andrewfell.com 

Property interest of Applicant(s) (Owner, Contract Buyer, etc.): Architect 

2. OWNER INFORMATION 

Name of Owner(s): FLC 1009 w Stoughton, LLC Phone: 217-239-0911 

Address (street/city/state/zip code): 220 N Green St., Chicago, 1160607 

Email Address: wthompson@fairlawnre.com 

Is this property owned by a Land Trust? □ Yes lvl No 
If yes, please attach a list of all individuals holding an interest in said Trust. 

3. PROPERTY INFORMATION 

Location of Subject Site: 1009 West Stoughton 

PIN # of Location: 91-21-07-483-002 

Lot Size: 66' x 100· = 6,000 s.f. 

Application for Variance - Revised July 201 7 Page 1 



Current Zoning Designation: B3-U 

Current Land Use (vacant, residence, grocery, factory, etc: small apartment building - converted house 

Proposed Land Use: three story apartment building 

Legal Description (If additional space is needed, please submit on separate sheet of paper): 

See Attached 

4. CONSULT ANT INFORMATION 

Name of Architect(s): Andrew Fell Architecture and Design {Adrienne Kim) Phone: 217-363-2890 

Address (street/city/state/zip code) : 515 N Hickory, Suite 101, Champaign, IL 61820 

Email Address: permits@andrewfell.com 

Name of Engineers(s): Phone: 

Address (street/city/state/zip code): 

Email Address: 

Name of Surveyor(s): BKB Engineering (Bryan Bradshaw) Phone: 217-531-2971 

Address (street/city/state/zip code): 301 N Neil, Suite 400, Champaign, IL 61820 

Email Address: bbradshaw@bkbeng.com 

Name of Professional Site Planner(s): BKB Engineering 

Address (street/city/state/zip code): 

Email Address: 

Name of Attorney(s): 

Address (street/city/state/zip code) : 

Email Address: 

5. REASONS FOR VARIATION 

Phone: 

Phone: 

Identify and explain any special circumstances or practical difficulties in carrying out the 
strict application of the Zoning Ordinance with respect to the subject parcel. 

See Attached 
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Explain how the variance is necessary due to special conditions relating to the land or 
structure involved which are not generally applicable to other property in the same district. 
See Attached 

Explain how the variance is not the result of a situation or condition that was knowingly or 
deliberately created by you (the Petitioner). 

See Attached 

Explain why the variance will not alter the essential character of the neighborhood. 

See Attached 

Explain why the variance will not cause a nuisance to adjacent property. 

See Attached 

Does the variance represent the minimum deviation necessary from the requirements of the 
Zoning Ordinance? Explain. 

See Attached 

NOTE: If additional space is needed to accurately answer any question, please attach extra 
pages to the application. 

By submitting this application, you are granting permission for City staff to post on the 
property a temporary yard sign announcing the public hearing to be held for your request. 

Application for Variance - Revised July 201 7 Page3 



CERTIFICATION BY THE APPLICANT 
I certify all the information contained in this application form or any attachment(s), document(s) 
or plan(s) submitted herewith are true to the best of my knowledge and belief, and that I am 
either the roperty owner or authorized to make this application on the owner's behalf. 

PLEASE RETURN THIS FORM ONCE COMPLETED TO: 

City of Urbana 
Community Development Department Services 
Planning Division 
400 South Vine Street, Urbana, IL 61801 
Phone: (217) 3 84-2440 
Fax: (217) 384-2367 

Application for Variance - Revised July 201 7 
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Exhibit A-2 to Deed 

1009 W STOUGHTON PROPER TY LEGAL DESCRIPTION 

APN/Parcel ID(s): 91-21-07-483-002 

LOT 5 IN BLOCK 57 IN SEMINARY ADDITION TO THE CITY OF URBANA, AS PER PLAT 
RECORDED IN DEED RECORD "Y" AT PAGE 208, SITUATED IN CHAMPAIGN COUNTY, 
ILLINOIS. 



VARIANCE DESCRIPTION 

This Variance request at 1009 West Stoughton, Urbana, Illinois is for a reduction in parking of 60%. * * 

** The existing building on the site is a three story converted house with Eight Units, Seventeen Beds, and 

six parking spaces, with no accessible space. 

The intended building for the site is a three story, eighteen unit building. Every unit within the building is 

an Efficiency or a One Bedroom unit. As such, 13 parking spaces are required (18 Units x .7 spaces per 

unit= 12.6 ~ 13 spaces), with one of these space being able to be adapted to an accessible space when 

required . Our proposed Building and Site Plan contains six parking spaces (when one is an accessible 

space). Th is represents a 54% reduction. The request is made for a 60% reduction as a 'safeguard' 

against any unforeseen circumstances. 

The anticipated Building to be constructed ADDS one bed to the site and actually ADDS one parking space 

(until the accessible space is adapted). 



5. REASONS FOR VARIATION 

Identify and explain any special circumstances or practical difficulties in carrying out the strict 
application of the Zoning Ordnance with respect to the subject parcel. 

There are several special circumstances at this particular development. The site is close to 
campus, in an area where keeping an automobile is actually discouraged, and tenants in this 
location are primarily without vehicles - which is why they rent close to campus. 

The use of the existing building has changed drastically from the time it was first constructed 
to present day. It was built as a single-family home, but it has been divided over the years into 
8 very small units with a total of 17 beds. It no longer bares any resemblance to a single-family 
home, or even lower density duplex or townhome. This is an increasingly dense and 
intentionally walkable environment. 

The existing building already does not meet current standards for the required amount of 
parking. The building would need 10 spaces, but it only provides 6 - none of which are 
handicap accessible spaces either. 

Explain how the variance is necessary due to special conditions relating to the land or structure 
involved which are not generally applicable to other properties in the same district. 

It is difficult to say that this condition does not exist in some of the other surrounding 
properties - or at least the ones that have not already been redeveloped. The condition is not 
really "special to this property" as it is "special to the neighborhood." I suspect every site 
anticipated to be redeveloped in this area will submit similar requests. Should we be engaged 
for a similar project, we will request a similar variance. 

Explain how the variance is not the result of a situation or condition that was knowingly or deliberately 
created by you (the petitioner). 

The situation at this site has been caused by several factors. The main ones seem to be time 
and growth. Over the past years, the entire area has become more and more intensively 
developed and this trend will only continue. The increasing expense of construction, the 
university enrollment and demographics all play a supporting role to some degree in the issue. 

Explain how the variance will not alter the essential character of the neighborhood. 

The existing building on the site is a converted two-story multifamily structure. The building 
anticipated to replace it is a three story, 18 unit building which contains only one-bedroom and 
efficiency units. Therefore, there is ultimately only one additional bed being added. The 
character of the building is essentially unchanged. It is simply new and modern instead of a 
chopped-up and compromised old house. 

Explain why the variance will not cause a nuisance to adjacent property. 



The use of the property is not changed and is identical to essentially all the properties around 
it. This project adds only an additional bed to the neighborhood, and simply carries on with the 
current surrounding development. The area is intended to be, and is, primarily a neighborhood 
convenient for residents without personal motorized transportation. 

Does the variance represent the minimum deviation necessary from the requirements of the Zoning 
Ordinance? Explain. 

This request represents the minimum deviation necessary to produce an economically viable 
project. A smaller variance could certainly be requested, but this represents the minimum 
practical compromise to construct a building that meets any financial institutional model for 
viability. Without this, no loan can be secured to construct the building. 



Exhibit D - Application - Preliminary Site Footprint



Fig. 1: Looking south 

Fig. 2: Looking northwest: note extent of parking spaces 

Exhibit E - Photos



Fig. 3: Looking east (note extent of parking) 

Fig. 4: Looking west (note extent of parking) 

Exhibit E - Photos



Fig. 5: Former building (note access drive with parking space) 

Fig. 6: Two different photos of former building  
(note parking area with only one parked car, or no parked cars) 

Exhibit E - Photos
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