DEPARTMENT OF COMMUNITY DEVELOPMENT SERVICES
Planning Division

memorandum

TO: Urbana Zoning Board of Appeals
FROM: Nick Olsen, Planner 1
DATE: October 13, 2023

SUBJECT: ZBA-2023-C-05: A request by Wes Taylor, on behalf of Taylor Construction and
Design, LLC, for a conditional use permit to allow a self-storage facility at 205 North
High Cross Road, in the B-3 (General Business) district.

Introduction

Taylor Construction and Design, LCC requests a conditional use permit to build a self-storage
facility at 205 North High Cross Road. Self-storage facilities are allowed by conditional use permit in
the B-3 (General Business) district.

The Zoning Board of Appeals must review the conditional use permit application and hold a public
hearing. The Board may vote to approve, approve with conditions, or deny the application. Staff
recommend the ZBA approve the conditional use permit, finding that the conditional use criteria have
been met.

Background

The property at the corner of University Avenue and High Cross Road was annexed into Urbana in
1991 as part of the Beringer Commons subdivision and was zoned B-1 (Neighborhood Business) at
that time. Aldi later purchased the lot, and in 2004 subdivided it into two lots: the south lot for the
Aldi grocery store, and the north lot (the subject property) to be sold for another business use.

In 2020, City Council approved a rezoning' of the patcel from B-1 to B-3 (General Business) and a
special use permit” for OSF Healthcare to build a clinic at the location. The plans for a clinic were
never realized, and Taylor Construction and Design, LL.C is now under contract to purchase the
property for a proposed self-storage use.

Description of Site and Area

The site is approximately 632,000 square feet, or 2.2 acres, and is located on High Cross Road, north
of University Avenue. There is existing access off High Cross Road at the northeast corner of the
property (see Exhibit D). The property is currently vacant.

The following chart identifies the current zoning, and existing and future land use of the site and
surrounding properties (see Exhibits A, B, and C).

1 Ordinance No. 2020-04-023
2 Ordinance No. 2020-04-025



Direction | Zoning Existing Land Use Future Land Use

Community

Site B-3 (General Business) Vacant Busi
usiness

R-4 (Medium Density

North Multi-Family Residential) Common-Lot-Line Dwellings | Residential
. Mobile Home Park and Community
East County AG-2 (Agriculture) Farmland Business
South B-1 KNClgththOOd Grocery Store Residential
Business)
West R-4 (Medium Density Common-Lot-Line Dwellings | Residential

Multi-Family Residential)

Table 1. Zoning and Land Use

Discussion

The applicant’s proposed self-storage facility would consist of five one-story warehouse buildings
containing a total of approximately 300 units with a mixture of climate-controlled and standard
options. The facility would be automated and have access hours similar to nearby businesses.” Off-
site staff would be available for assistance during business hours.

There is a six-foot, opaque wall between the site and adjacent residential properties to the north and
west, which was required by the 2004 Ordinance approving the Special Use Permit for the adjacent
Aldi grocety store, who also owned the subject property at the time." The applicant would construct
additional fencing along the south and east property lines, as shown on the preliminary site plan
(Exhibit D).

Prior to any construction, the applicant would be required by the Land Development Code to go
through the Minor Development process, due to the increase in impervious surface area. The Minor
Development process would require a plat and stormwater management plan to be submitted for
review by City staff. There is some existing stormwater infrastructure on the site in the form of a
drainage ditch running along the High Cross Road frontage. The Minor Development process would
also require the applicant to build a sidewalk along High Cross Road, connecting to existing sidewalks
to the north and south.

The preliminary site plan generally conforms to Urbana’s zoning regulations’, and, as no variances are
being requested, any issues would need to be addressed in the final site plans, which would be reviewed
for zoning and building code compliance prior to construction.

3 The applicant states that the facility would have operating hours between 7:00 a.m. and 10:00 p.m. A 2004 Special Use
Permit (Plan Case 1909-SU-04) limited the hours of the grocery store to the south to between 7:00 a.m. and 8:00 p.m.,
and prohibited deliveries between 12:00 a.m. and 6:00 a.m.

# Ordinance No. 2004-12-152

> The preliminary site plan does not show 3 parking spaces that would be required for the proposed facility. The



Requirements for a Conditional Use Permit

According to § VII-2 of the Urbana Zoning Ordinance, an application for a conditional use permit
shall demonstrate the following requirements shown in italics.

1. That the proposed use is conducive to the public convenience at that location.

Without a formal market study, it is difficult to evaluate the general demand for self-storage in the
area. Earlier this year, the ZBA approved a conditional use permit for an expansion of a self-storage
facility on Philo Road’, where the owner reported operating at capacity prior to the expansion. The
area surrounding 205 North High Cross Road includes a variety of housing types, where residents
may find nearby storage useful.

There is currently one other self-storage facility located nearby, on Tatman Court to the south.
Urbana’s other self-storage options are farther away, with one business on East University Avenue
and multiple businesses located along South Philo Road and North Cunningham Avenue.

As the property is currently vacant, a self-storage business on the parcel would generate more tax
revenue for the City. As part of the Minor Development process, the owner would also be required
to build a sidewalk along High Cross Road, connecting to existing sidewalks to the north and south,
which would benefit people in the area, especially those walking from homes to north down to Aldi
or Walmart.

Staff find this criteria met.

2. That the proposed use is designed, located, and proposed to be operated so that it will not be unreasonably
injurions or detrimental to the district in which it shall be located, or otherwise injurions to the public
welfare.

The proposed self-storage facility would have business hours between 7:00 a.m. and 10:00 p.m. Due
to the nature of a self-storage business, where customers visit units relatively infrequently to deposit
or retrieve items, staff do not anticipate a significant increase in traffic relative to the existing grocery
store immediately to the south, other businesses on High Cross Road, or many of the business uses
permitted by right in the B-3 district. The existing curb cut at the northeast corner of the property is
already at an optimal location, being as far as possible from the intersection of High Cross Road and
University Avenue to the south.

The property has existing screening from adjacent residential properties. The proposed self-storage
buildings would all be a single story. Because the B-3 district has no explicit building height maximum,
the proposed building heights should be considered minimal when compared with other buildings
that could be built by right.

Stormwater, lighting, and building plans would all be reviewed for code compliance prior to a building
permit being issued.

Staff find this criteria met.

applicant has been informed of this, and spaces would be included on the final site plan. The preliminary plan conforms
with all other zoning regulations.
6 ZBA-2023-C-02



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 § 111-3.

The applicant has requested no additional special permits or variances, and the proposal will conform
to all other development requirements and regulations for the district.

Illinois Route 130 is a north-south state highway that turns into High Cross Road within Urbana’s
municipal boundary. The road and surrounding area contain a variety of business, office, and industrial
uses serving nearby residential areas. Tatman Court, a nearby IN-1 (Light Industrial) zoned office park
off High Cross Road to the south, contains an existing self-storage facility.

Staff find the proposed use to be generally compatible with the character of the surrounding land uses
and find this criteria met.

Consideration

According to Zoning Ordinance § XII-2, the Zoning Board of Appeals shall determine whether the
reasons set forth in the application, and the evidence adduced 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 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. Regulate vehicular access and volume;

4. Require conformance to health, safety, and sanitation requirements as necessary;

5. Any other conditions deemed necessary to affect the purposes of this Ordinance.
Summary of Findings

1. The proposal would be conducive to the public convenience because it would be located in
an area of Urbana that currently has limited self-storage options and would improve
connectivity and pedestrian infrastructure by installing a sidewalk along High Cross Road.

2. The proposal would not be a detriment to the district because it would be unlikely to generate
significantly more traffic than existing businesses in the area, operating hours would be similar
to existing area businesses, and screening would be provided in accordance with City
regulations.

3. The proposed use would be compatible with existing land uses in the area and comply with
regulations for B-3 properties as laid out in the Zoning Ordinance.



Options
The Zoning Board of Appeals has the following options in Case No. ZBA-2023-C-05:

1. Approve the conditional use as submitted; or

2. Approve the conditional use along with any additional conditions and requirements as
are appropriate or necessary for the public health, safety, and welfare, and to carry out the
purposes of the Zoning Ordinance; or

3. Deny the conditional use as submitted.

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 APPROVE the proposed conditional use in case ZBA-2023-C-05, with the
following conditions:

1. The self-storage facility shall generally conform to the attached site plan.

2. The self-storage facility’s operating hours shall be between the hours of 7:00 a.m. and 10:00
p.m.

Attachments:  Exhibit A: Location Map
Exhibit B: Zoning Map
Exhibit C: Future Land Use Map
Exhibit D: Site Plan
Exhibit E: Building Rendering and Site Photos
Exhibit F: Conditional Use Permit Application
Exhibit G: Public Input

cc: Taylor Construction and Design, LLC, Applicant



Exhibit A - Location
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Exhibit B - Zoning
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Exhibit C - Future Land Use

A

Cages 7BA-2023-C-05 . Subject Property

Subject: Conditional Use Permit for Self-Storage Facility [ ] Community Business

Location: 205 North High Cross Road ; ;
Applicant: Taylor Construction and Design, LLC D Light Industrial
[ Regional Business

[ ] Residential
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Exhibit E — Building Rendering and Site Photos

Figure 1. Rendering of proposed self-storage building



Figure 3. Existing drainage ditch along High Cross Road.



Figure 4. Excisting screening along north and west sides of the property.

Wi

Figure 5. Excisting curb cut at northeast corner of property.




Exhibit F — Application

€ urnana

Home

E Make a payment

Request an
inspection

D Upload

documents

Q Leave message
Permit #:

CUP23-000005
Permit Type:

Conditional Use Permit

Sub Type:
Conditional Use
Issue Date:

Expiration Date:

The application fee must be paid when submitting the application. For the current fee amount, please refer to the most

Services Search My Account Contact

& VIEW PERMIT

Home / Services / Development Permits / View Permit

Permit #: CUP23-000005

Project #: 23-002766

Status: Online Application Received
Balance Due: $0.00

Address: 205 North High Cross Road @
Description: Self storage complex

Permit Reviews Documents Inspections

recent version of the City's

'Schedule of Fees - Excluding Liquor License Fees', which can be found at https://www.urbanaillinois.us/fees (https://
www.urbanaillinois.us/fees) . The applicant is also responsible for paying the cost of the legal ad publication fees. The
News-Gazette will bill the applicant directly. Legal ad publication fees vary from $75.00 and up. If you need assistance
completing this form, please contact the Planning Department at Planning@urbanaillinois.us or (217) 384-2440.

PROPOSED USE

Describe the proposed use and its activities. In other words, what do you plan to do? Are there existing buildings you will
use, change, or demolish? Will you build new buildings? What activities will take place on site, and where? If you are

planning a business, what will your hours of operation be?

Current Land Use:
Vacant

Proposed Use:

I would like to build an automated self storage complex

-

=

LOGOUT



PROPERTY LEGAL DESCRIPTION

Alegal description is the geographical description of a real estate property for the purpose of identifying the property
for legal transactions such as deeds, mortgages and other legal documents. A legal description will refer to the name
of the subdivision and the lot number.

If your legal description is long, please type "See Attached Legal Description," in the Legal Description Provided by
Applicant field and upload a separate document with legal description.

Legal Description Provided by Applicant:

Legal Description attachment:

PERMIT INFORMATION
Number of Applicants:

1

Applicant Name:

P.K elledge development LLC

OWNER INFORMATION
If the applicant is not the sole owner, please attach documentation for contact information including name, email and
phone numbers of every owner.:

CONSULTANT INFORMATION

If you are working with an architect, engineer, surveyor, site planner, or attorney, please fill in their information below.
Architect Name:

Mini systems inc.

Engineer Name:

Merle ingersoll Precision engineering
Surveyor Name:

Merle ingersoll Precision engineering
Site Planner Name:

Merle ingersoll Precision engineering
Attorney Name:

Kyle emkes Maatuka emkes al heeti



REASONS FOR CONDITIONAL USE PERMIT
Below are the criteria that the Zoning Board of Appeals will base their decision on. Your answers should be as detailed
as possible.

Explain how the proposed use is conducive to the public convenience at the location of the property. In other
words, why is this a good location for what you are proposing, for the overall good of the community and for people
coming to the property? Is it easy to get to? Does it fill a need that is missing in the neighborhood? Are there other

similar or complementary uses nearby?:

This is a good location for a self storage complex as it is tucked out of the way between aldis super market and the
condos at Beringer commons subdivision. The access is away from the main intersection and is already on the
property. The south east section of Urbana is serviced by mainly one storage complex, which is not large enough to
accommodate the demand. Also, The location in Urbana in which we wish to build is already made up of a mix of
supermarkets and warehouse type buildings.

Explain how 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 or
detrimental to the public welfare. In other words, how will the building and site design, and the operation of the
proposed use be done so they do not cause a nuisance to the neighborhood and the community in general? Will it
operate at hours similar to surrounding uses? Will it generate excessive noise, light, odor, waste, or traffic, and if so,
how do you plan to deal with it?:

Our plan is to construct a development of pre engineered steel warehouses, comprised of a mix of unit sizes, and
finished in an attractive color scheme that will be a compliment to the neighborhood. They will be automated, but will be
operated in a range of hours similar to the surrounding businesses. There will be enough lights to create security for
our users but will not be a nuisance to the surrounding areas. There will be no on-site staff, and no waste, or trash kept
on premises. In our estimation, we will generate much less traffic than the surrounding businesses. In addition to this,
there is already a privacy wall that segregates our property from the surrounding residential neighborhood.

Explain how 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. In other words, how well will the proposed use fit
into the neighborhood? Will buildings be similar in size and scale to others in the area? Does the site

layout (e.g. location of buildings and parking areas) fit in with surrounding properties?:

Yes. Our development fits in to the area as it is primarily comprised of commercial/ industrial type services
and buildings.

ATTACHMENTS
Please include any attachments relevant to your conditional use permit request: supporting documents, site
plans, photos, etc.:



fit into the neighborhood? Will buildings be similar in size and scale to others in the area? Does the site layout (e.g. location of buildings and parking
areas) fit in with surrounding properties?:
Yes. Our development fits in to the area as it is primarily comprised of commercial/ industrial type services and buildings.

ATTACHMENTS
Please include any attachments relevant to your conditional use permit request: supporting documents, site plans, photos, etc.:

CERTIFICATION

I am:

1. The property owner.

| 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.

Agree:

Yes

| further acknowledge that my electronic or digital signature on this application has the full legal effect as that of my written signature.

Agree:

Yes

| grant permission for City staff to post a temporary yard sign on the subject property announcing the public hearing to be held for my request.
Agree:

Yes

Applicant Signature Upload:

signature.png

Signer Name:

Wes Taylor

© 2003 - 2023 ONLINE SOLUTIONS, LLC

*® .~
Citi=zen
Terms of Use (TermsofUse.pdf)
Privacy Policy (PrivacyPolicy.pdf)



Exhibit G - Public Input

From: Jim Tucker

To: Olsen, Nicholas

Subject: ZBA-2023-C-05, 205 N High Cross Rd conditional use permit
Date: Thursday, October 5, 2023 1:51:31 PM

**%* Email From An External Source ***
Use caution when clicking on links or opening attachments.

Dear Mr. Olsen,

We strongly object to the issuance of a conditional use permit for the purpose of a self storage facility at 205 N High
Cross Rd. Although an Aldi store facing University Ave. occupies a parcel on that corner, the addition of a storage
facility next to it will greatly increase noise, traffic, and lighting activity virtually yards in front of our residence on

Rutherford Dr. It will without a doubt lower the value of our property, as well as all our neighbors.

Other than the neighborhood Aldi store, the entire northeast corner of High Cross Rd and University Ave. is a quiet
residential neighborhood. Please help us keep it that way!

Thank you.
Jim & Marla Tucker

Urbana IL 61802

Sent from my iPad



Olsen, Nicholas

From: Adam Martinse

Sent: Friday, October 6, 2023 10:53 AM

To: Olsen, Nicholas

Subject: Comments on proposed self-storage facility at 205 N High Cross Rd

*** Email From An External Source ***
Use caution when clicking on links or opening attachments.

We write to oppose the granting of a conditional use permit for a self-storage facility at 205 North High Cross Road.

We live on Rutherford Drive, adjacent to the proposed site. The proposed facility would bring extra traffic and noise to
our neighborhood at all hours of the day and night, disrupting the peace and quiet that we now enjoy. It would also
potentially increase the crime rate in the area. The mere presence of such a facility would likely have an adverse effect
on the property values of nearby homes.

Please do not grant the conditional use permit.

Sincerely,
Adam and Lori Martinsek



From: Deb Newell

To: Olsen, Nicholas
Subject: Self-storage facility
Date: Monday, October 9, 2023 5:59:57 PM

*#* Email From An External Source ***
Use caution when clicking on links or opening attachments.

Mr. Olsen-

I wish to go on record that I am adamantly opposed to a company receiving a conditional variance in order for them
to construct a self-storage facility at 205 North High Cross Road.

Debra Newell
Beringer Commons

Urbana, IL

Sent from my iPhone



Olsen, Nicholas

From: Gwain Zarbuck—

Sent: Tuesday, October 10, 2023 12:44 PM
To: Olsen, Nicholas
Subject: Board Of Review Meeting 10/18/23

*** Email From An External Source ***
Use caution when clicking on links or opening attachments.

Dear Mr. Olsen

We are residents/property owners at—Our property backs up to High Cross Road and are concerned
about the proposed development at 205 N. High Cross Rd. We and multiple fellow senior citizens, who are also nearby
condo owners, are opposed to granting approval to the development of self storage units at that location. My wife and |
feel that this type of commercial business proximal to us would not fit into the ascetics of the Berringer community.
Looking at other self-storage sites in the city of Urbana, none are found on the same block, let alone adjacent, to
residential housing. Since we have one nearby (across from the post office) there isn’t a lack of availability in our area of
town. Touring the streets of Urbana shows many available sites.

If the High Cross Road location is chosen, against our best wishes, there are several concerns which we would like
addressed:

Hours of operation to be limited to 8:00AM to 8:00PM

Security cameras monitoring 24/7 the entire site

Locked gate into development when it is closed which renters can’t unlock

Sidewalk that ends north of 205 N. High Cross to be completed up to intersection with University/150

B W R
= = — —

Thank You for your consideration of our concerns
Dr. Gwain and Cindy Zarbuck

Urbana IL 61802

Sent from Mail for Windows



Olsen, Nicholas

From: Sandra Meie

Sent: Wednesday, October 11, 2023 3:39 PM

To: Olsen, Nicholas

Subject: 205 N. High Cross Rd property up for a conditional use permit for a self-storage facility

*** Email From An External Source ***
Use caution when clicking on links or opening attachments.

We live at in Beringer Subdivision and are opposed to this property being given a
permit to build a self-storage facility. Thank you for your consideration for our request.

Derald and Sandra Meier

Urbana, IL 61802
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Olsen, Nicholas

From: Kent Brown

Sent: Wednesday, October 11, 2023 6:46 PM
To: Olsen, Nicholas

Subject: Against Storage Facility on High Cross Rd

*** Email From An External Source ***
Use caution when clicking on links or opening attachments.

Hello, Nick. | am Kent Brown, homeowner at_ Urbana, in the Beringer Commons subdivision. It has
come to our attention that a submission has been made to construct a self-storage facility on High Cross Road, just north
of Aldi’s and adjacent to Beringer Commons. We are vehemently against the possible construction so close to one of the
highest paying property tax areas in Urbana. If this were approved, we would expect a major drop in our tax bill since
this would clearly drive down the value of the homes and property in this area. We would certainly hope there are other
properties inside the city limits where this would be a better fit. Please feel free to contact me if you want to discuss
further. Thank you.

Kent Brown

Sent from Kent
Brown's iPhone
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Olsen, Nicholas

From: Lori Choquette

Sent: Wednesday, October 11, 2023 10:09 PM
To: Olsen, Nicholas

Subject: Zoning change ZBA-2023-C-05

*** Email From An External Source ***
Use caution when clicking on links or opening attachments.
Hi

We were notified about an upcoming zoning change for the plot next to Aldi in Urbana. This request ZBA-2023-C-05
from Wes Taylor to build a storage facility should not be approved. This really isn’t the right area for that and there is
currently a storage facility only quarter mile south of here next to the Urbana Post Office. This kind of facility should not
be built next to Beringer Commons, a higher end housing neighborhood, but rather next to other commercial areas.
There is plenty of land near the Walmart or even near the other storage facility that is already located off of Tatman Dr
and High Cross Rd.

Please do not approve the request for a zoning change for this location at 205 N High Cross Road in Urbana.
Thank you — Kent & Lori Choquette

Urbana, IL 61802
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Olsen, Nicholas

From: Jo Ann Jackson

Sent: Wednesday, October 11, 2023 10:39 PM
To: Olsen, Nicholas

Cc: Marlin, Diane

Subject: Opinion for the Zoning Board of Appeals

*** Email From An External Source ***
Use caution when clicking on links or opening attachments.

Dear Mr. Olsen,

My husband and I lived in the Beringer Commons development in Urbana for six years before moving away to New
Jersey for work reasons. After almost twenty years and the death of my husband, | decided to return to this area
because | remember the lovely neighborhoods and friendly atmosphere of Beringer Commons. Change has happened to
this community and this is a good thing. | now live in one of the condominiums in this development. Beringer Commons
still has the charm and well-planned neighborhoods that | remember.

| am opposed to the proposed construction of self-storage units being considered on the land beside the Aldi’s grocery
store. There are self-storage units across from the local post office in our area. Adding more of the same in this location
may not help the continued increase in the quality of our neighborhood development. | am concerned for our
neighborhood safety and security as well as increased traffic in our area that might come with this building venture.

Again, | vote NO on the construction of self-storage units on the lot beside Aldi’s grocery store.

Ms. Jo Ann Jackson

Urbana, IL 61802
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Olsen, Nicholas

From: Andrea Turne

Sent: Wednesday, October 11, 2023 7:09 PM

To: Olsen, Nicholas

Subject: Please do not allow Conditional use permit

*** Email From An External Source ***
Use caution when clicking on links or opening attachments.

Mr. Olsen,

Please do not allow the conditional use permit for self-storage near the Aldi near Beringer Commons subdivision (letters with details
attached). There is already a lot of commercial space nearby where this could be built and this project does not fit with or enhance
the neighborhood residential feel. This will result in decreased character of the area and impact my property value. Also, the
additional concrete of these types of places will make more run off of storm water for the overflowing ditches and increased
lightning and will which is bad for the environment. This will increase traffic, noise and security problems. | believe that this
contractor has an unfinished (abandoned?) house project in our neighborhood that looks terrible. Furthermore, we live at

and experience a lot of mice after harvest of the farm across the street and the mice will definitely invade any self
storage units. This is not in the best interest of this area of Urbana.

Thank you,

Andrea Turner

Urbana, IL 61802
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Olsen, Nicholas

From: Ted Turne

Sent: Thursday, October 12, 2023 8:00 AM
To: Olsen, Nicholas

Subject: ZBA-2023-C-05

*** Email From An External Source ***
Use caution when clicking on links or opening attachments.

Nick,

I am not certain | would be available to be at the Oct - 18th meeting regarding the ZBA-2023-C-05 proposal for Self-Storage
near Beringer Commons and the Aldi so | am submitting an email.

| live at_ Urbana, IL 61802 and would be opposed to allowing the self-storage unit from being set up next to

Aldi. It is not an attractive business and would not improve the aesthetics of the neighborhood. It would likely decrease in property
value and cause an excess of random people coming and going near the neighborhood at any hour of the day. There are already self-
storage units almost across the street and a location around that more commercial space would be more appropriate.

Again, | am opposed to allowing the zoning of the area next to Aldi for self-storage.

Ted Turner

Ted
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