DEPARTMENT OF COMMUNITY DEVELOPMENT SERVICES
Planning Division
memorandum
TO:

Urbana Zoning Board of Appeals

FROM:

Nick Olsen, Planner I

DATE:

February 11, 2022

SUBJECT:

ZBA-2022-C-01: A request by Joy Owen for a conditional use permit to allow an
accessory dwelling unit in the R-2, Single-Family Residential zoning district.

Introduction
Joy Owen requests a conditional use permit to allow an accessory dwelling unit at 2504 Fieldcrest
Drive. The property is zoned R-2, Single-Family Residential. The proposed 585 square foot (15 by 39
feet) addition would contain a bedroom, kitchen, and bathroom, and would have entrances in the
attached garage and on the northern exterior. A suite of rooms containing kitchen, bathroom,
bedroom space and an exterior door is defined as a dwelling unit. 1 A building with two dwelling units
is considered a duplex, and duplexes are permitted in the R-2 zoning district with a conditional use
permit. 2
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
recommends the ZBA approve the conditional use permit, after finding that the conditional use
criteria have been met.

Background
The applicant owns and lives in the home at 2504 Fieldcrest Drive. She would like to build a 585
square-foot addition to provide additional living space for her daughter, who resides at the property.
The addition would be built on the east side of the garage, on the north side of the house. It would
have an exterior entrance, which would make it a second dwelling unit, per the Zoning Ordinance. 3
Since the house will have two separate dwelling units, it would be considered a duplex, so a conditional
use permit is required.

Description of Site and Area
The home is approximately 2,200 square feet on a 15,000 square-foot lot. It is located in the Somerset
subdivision, south of Airport Road, on the northeast corner of the intersection of Fieldcrest Drive
and Somerset Drive. Adjacent properties to the north, south, and west are zoned R-2, Single-Family
Residential. The adjacent property to the east is zoned R-1, Single-Family Residential.

Zoning Ordinance Section II-3
Zoning Ordinance Table V-1
3 If the proposed addition did not have an exterior entrance, it would not be considered a second dwelling unit, and a
conditional use permit would not be required.
1
2

1

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

Site

R-2, Single-Family Residential

Residential

North

R-2, Single-Family Residential

Residential

South

R-2, Single-Family Residential

Residential

East

R-1, Single-Family Residential

Residential

West

R-2, Single-Family Residential

Residential

Discussion
The applicant requests a conditional use permit to allow the addition of an accessory dwelling unit to
her property. The conditional use permit procedures are meant to ensure that the proposed use is
consistent with the R-2 zoning district.
The proposed addition is intended for the applicant’s daughter, who already lives in the house. If the
proposed addition did not include an exterior entrance, it would not require a conditional use permit.
Since the addition would have an exterior entrance, it would be considered a second dwelling unit,
which would make the building a duplex. Duplexes are permitted in the R-2 zoning district with a
conditional use permit.
The lot is 15,000 square feet and 107 feet wide, which meets the minimum area and width requirements
for a duplex in the R-2 zoning district. 4 The addition would be built on the north side of the property,
at least five feet from the side property line. 5 Additionally, four parking spaces are required for a
duplex. 6 There is a three-car garage and additional space to park in the access drive, thus meeting this
requirement.
The applicant has been in communication with a professional architect and site planner, who will be
contracted if the conditional use permit is granted. The applicant has also been in communication
with Urbana building officials to ensure compliance with building safety requirements. Fire separation
will be required between the house and the proposed addition. As dwelling units under the same
ownership, separate utilities would not be required. A building permit will be required for the proposed
addition.

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.
Zoning Ordinance Section VI-3 requires lots platted after 1970 to be at least 9,000 square feet and 80 feet wide, if a
duplex is proposed.
5 Zoning Ordinance Table VI-3 requires five-foot side yards in the R-2 zoning district.
6 Zoning Ordinance Table VIII-7 requires four parking spaces for a duplex.
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The proposed use is a second dwelling unit. If the proposed addition did not include an exterior
entrance, it would not require a conditional use permit. The proposed use would be residential and
would be conducive to the public convenience in this residential area.

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 proposed dwelling unit would be a residential living space, and would comply with all
zoning requirements for a duplex. Its location on the eastern half of the property will make it
inconspicuous as seen from the street. For these reasons, the proposed use would not be
unreasonably injurious or detrimental to the surrounding district or public welfare.
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 § VII-3.
Duplexes are permitted in the R-2 zoning district with a conditional use permit. All other properties
on Fieldcrest Drive are also zoned R-2. The proposed addition would comply with the lot size, lot
width, side yard setback, and parking requirements laid out in the Zoning Ordinance. The proposed
use would not alter the character of the district.

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. Joy Owen requests a conditional use permit to allow an accessory dwelling unit addition at
2504 Fieldcrest Drive in the R-2, Single-Family Residential zoning district. Duplexes are
permitted in the R-2 district with a conditional use permit.
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2. The proposed addition would be residential, would not require a conditional use permit if it
did not have an exterior door, and would be conducive to the public convenience in the
surrounding residential area.
3. The proposed use would not be a detriment to the R-2 district because the second unit would
be residential in nature and inconspicuous as seen from the street.
4. The proposed use is consistent with the applicable regulations and standards of, and preserves
the essential character of, the R-2 zoning district in which it shall be located. The proposed
addition would comply with requirements for R-2 properties and duplexes as laid out in the
Zoning Ordinance.

Options
The Zoning Board of Appeals has the following options in Case No. ZBA-2022-C-01:
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-2022-C-01.
Attachments:

Exhibit A: Location Map
Exhibit B: Zoning Map
Exhibit C: Site Plan
Exhibit D: Site Photos
Exhibit E: Conditional Use Permit Application
Exhibit F: Public Input

cc:

Joy Owen, Property Owner/Applicant
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Exhibit A: Location Map

Case No.

ZBA-2022-C-01

Subject

Conditional Use Permit

Location

2504 Fieldcrest Drive

Petitioner

Joy Owen

Legend
Subject Property

Nick Olsen, Community Development Services 02/11/2022
Urbana 2020 Aerial

Exhibit B: Zoning Map

Case No.

ZBA-2022-C-01

Subject

Conditional Use Permit

Location

2504 Fieldcrest Drive

Legend
Subject Property
R-1
Petitioner

Joy Owen

R-2

Nick Olsen, Community Development Services 02/11/2022
Urbana 2020 Aerial

Exhibit C: Site Plan

Exhibit D: Site Photos

Exhibit E: Conditional Use Permit Application

ZBA-2022-C-01

01-14-2022
1164

$175.00

01-14-2022

Exhibit F: Public Input
From:
Sent:
To:
Subject:

[REDACTED]
Friday, February 4, 2022 6:35 AM
Olsen, Nicholas
ZBA-2022-C-01 (2504 Fieldcrest Dr)

*** Email From An External Source ***
Regarding this request for a permit to allow an additional dwelling at this address:

As home owners and residents in this neighborhood, even on this street, we request this allowance IS NOT
APPROVED.
We love our neighborhood as it is and feel by allowing this addition it would open requests for
additional "multifamily" residences when new plats in this subdivision are open for development. How could
you deny those requests if you allow this one?!
Please DO NOT allow this conditional use permit.
Sincerely,
[REDACTED]
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