
DEPARTMENT OF COMMUNITY DEVELOPMENT SERVICES 

Planning Division 

m e m o r a n d u m 

TO: Mayor Laurel Lunt Prussing 

FROM: Elizabeth H. Tyler, FAICP, Community Development Director 

DATE: July 16, 2015 

SUBJECT: ZBA-2015-MAJ-01: A request by Tod Satterthwaite to grant a Major Variance to 
allow a duplex on a lot 50 feet wide and 4,737 square feet in area at 703 West 
High Street in the R-2, Single-Family Zoning District 

Introduction 

The petitioner, Tod Satterthwaite, has submitted a variance request to allow an existing duplex on an 
existing lot that is 16.7 percent narrower and has 21.1 percent less area than required by the Zoning 
Ordinance at 703 West High Street. Section VI-3.B of the Urbana Zoning Ordinance requires a 
minimum lot width of 60 feet and a minimum lot area of 6,000 square feet for duplexes on parcels in the 
R-2 district that were platted before December 21, 1970. The lot at 703 West High Street is 50 feet wide 
and has an area of 4,737 square feet.  

The property contains a single-family home which, according to the previous owner, was converted into 
a duplex in the late 1950s or early 1960s. While it is not clear exactly when the house was turned into a 
duplex, it is certain that it was a duplex in 1983, when the City conducted a land use survey in the West 
Urbana neighborhood. The applicant has owned the property since 1986. At the time of the purchase, the 
house had a temporary Certificate of Occupancy (C of O) to allow its use as a duplex for a limited 
period of time. The C of O stipulated that the house be converted back into a single-family home on or 
before March 1, 1988.1 According to the applicant, he was unaware of the temporary C of O or any 
other restrictions on the continued use of the property as a duplex when he purchased the property, and 
has thus used the property as a duplex since he took ownership. According to the applicant and City 
records, the City has treated the property as a duplex when issuing building permits, collecting recycling 
fees, and registering the property through the rental registration program. 

After this case was originally presented to the Zoning Board of Appeals at the April 15, 2015 meeting, 
two letters were received by City staff (see Exhibit F). The first was from Charlotte Hall, the owner of 
705 W. High Street. Ms. Hall’s letter supports the application to allow the continued use of 703 W. High 
Street as a duplex. She is concerned about the potential negative impacts that reconverting the house into 
a single-family rental unit may have. The second letter staff received was from the petitioner, and 

1 This was part of a larger zoning enforcement effort that the City initiated in 1983 in the West Urbana Neighborhood. 
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expresses his willingness to place a condition on the property that would restrict the occupancy of the 
duplex to what would be allowed for a single-family home.2 
 
This case, along with a request for a Conditional Use Permit to allow the continued use of the property 
as a duplex, was originally heard by the Zoning Board of Appeals at their meeting on April 15, 2015. At 
the meeting, one person – the petitioner – spoke in favor of the applications. No one spoke against them. 
On that date, the ZBA voted two to one, with one abstention, to deny the requests. Upon review, City 
staff determined that the votes to deny the requests could be called into question. Article 3 Section 6.1 of 
the ZBA bylaws states that all decisions “shall require at least a majority of a quorum”. At the April 15, 
2015 meeting, the quorum was four. Under this provision, a decision should therefore have required at 
least three votes either for or against the requests. Because the motion to deny the requests received only 
two votes, it was determined by the Zoning Administrator, in consultation with the City Attorney, that 
rehearing the cases to ensure the validity of the vote would be the most prudent course of action.  
 
On June 17, 2015, the Zoning Board of Appeals reheard both the Conditional Use Permit and Major 
Variation cases. At the meeting, two people – the petitioner and a neighboring property owner – spoke 
in favor of the applications. No one spoke against them. The ZBA voted five ayes to zero nays to 
forward the Major Variation case to the Urbana City Council with a recommendation to approve the 
request. The ZBA also voted five ayes to zero nays to grant a Conditional Use Permit to allow a duplex 
in the R-2 district with the condition that “the entire duplex building be subject to the same occupancy 
limitations that a single-family dwelling unit must adhere to, that no more than one household and three 
additional unrelated person may occupy the entire duplex” (ZBA-2015-C-01). This condition was added 
to address concerns, such as overcrowding and insufficient parking, by limiting the number of potential 
occupants than would otherwise be allowed in a duplex. 
 
 
Background 
 
The property is located in the northwestern portion of the West Urbana Neighborhood, two blocks from 
the University of Illinois campus, in an area that contains a mix of rental properties used for student 
housing and owner-occupied single-family houses (see Exhibit A). The applicant has owned the house 
since 1986, when he purchased it as a rental duplex property. It has been used as a duplex the entire time 
the applicant has owned the house, and has been generally rented to graduate students and juniors or 
seniors at the University during that time. The previous owner of the property previously stated that the 
house was first converted into a duplex in 1959, and had been used as a duplex the entire time she 
owned the property. 
 
In 1983, the City of Urbana conducted the West Urbana Land Use Survey, which was an attempt to 
identify and correct any land use and/or zoning violations in the West Urbana Neighborhood, focusing 
on properties that may have been converted improperly into dwellings with more units than the 
underlying zoning allowed. For properties that were suspected of being in violation of the Zoning 
Ordinance, the City required that the property owner prove that the use in question had been established 
before 1950.3 If the owner could not provide such proof, their property was found to be non-conforming 

2 Section 12.5-40(a) of the Urbana City Code states that “no more than one (1) household …and three (3) additional 
unrelated persons…may legally occupy the rental unit...” 
3 In the 1950 Urbana Zoning Ordinance, the City first established minimum lot width and area requirements. These 
requirements were used as the basis to determine whether properties were suspected of being illegal uses in the 1983 West 
Urbana Residential Land Use Survey. 
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and the City required that the property be converted to an allowable use by August, 1984. Property 
owners could appeal for an extension of up to four years to lessen any hardship that could result from 
being forced to, in most cases, remove one or more income-producing units from their property. 

 
In the case of 703 West High Street, the property did not meet minimum lot width or area requirements 
for use as a duplex. The previous owner stated that the house had been converted to a duplex by a prior 
owner in 1959, and that the City issued building permits to her in 1961 to allow her to “properly 
convert” the house into a duplex. Later, in 1983, the City required owners to provide sworn affidavits 
attesting to the property’s use prior to 1950. However, the then owner did not furnish such affidavits, 
and without evidence to indicate that the property was a duplex prior to 1950, the City determined that 
the property was a non-conforming duplex. The owner then filed for an extension with the Zoning Board 
of Appeals, and was granted a temporary Certificate of Occupancy (C of O) to allow the use as a duplex 
until March 1, 1988. 
 
In April, 1986, the applicant purchased the property as a duplex, intending to use it as a rental property. 
He has used the property as a rental duplex since that time. According to the applicant, he was not made 
aware of the temporary C of O or of the non-conforming status of the property. The owner of 705 W. 
High Street, Charlotte Hall, purchased her property from Kathryn Webster in 1985. Ms. Webster also 
owned 703 West High Street at the time, before selling it to the applicant. According to Ms. Hall, in 
1985 Ms. Webster was offering 703 West High Street for sale as a duplex (see Exhibit F). The applicant 
is currently interested in selling the property and would like to resolve the issue regarding its use as 
duplex before selling the property. In the event that the property is sold, the Conditional Use Permit that 
was granted by the ZBA will be bound to the property and not to the applicant, so future owners will be 
able to use the property as a duplex if the variance request is granted as well. 
 
Existing Land Uses 
 
703 West High Street is located in the West Urbana neighborhood, and is surrounded by other 
residential uses.  To the west is a legally non-conforming, five-unit apartment building. To the north are 
two single-family rental homes; one of these homes had been a legally non-conforming apartment 
building, which was recently converted back into a single-family home. To the east are two legally non-
conforming duplexes. One of the duplexes contains an owner-occupied unit and a rental unit. The other 
contains two rental units. 
 
The following chart, along with the attached exhibits, offers a more detailed summary of the 
surrounding zoning and land uses. 
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*Legally Non-Conforming Use 
 

Comprehensive Plan 
 
In Urbana’s 2005 Comprehensive Plan, Future Land Use Map #8 identifies the 700 block of West High 
Street as an area appropriate for an urban pattern of residential use. The Plan defines “Residential 
(Urban Pattern)”, as areas containing… 
 

…primarily single-family residential housing but may also include a variety of compatible land uses such as 
duplexes, town homes, civic uses, institutional uses, and parks where zoning is appropriate.  Residential areas can 
have different physical patterns of development. 

 
The continued use of the property as a duplex is therefore an appropriate use as identified by the future 
land use designations in the Comprehensive Plan. 
 
 
Discussion 
 
The property at 703 West High Street has been in use as a duplex since at least 1983, and possibly since 
the late 1950s. The requested Major Variance would allow its continued use as a duplex.  
 
The property is located in an area where the prevailing use is rental housing for students. Its continued 
use as a duplex with two rental units would be compatible with the surrounding area in both use and 
character. Each building along the 700 West High Street block contains rental units. Ten out of 12 of 
these buildings are converted single-family homes and are currently used as rental properties. To allow 
the continued use of 703 West High Street as a duplex would not alter the character or otherwise be 
detrimental to the block or to the neighborhood. 
 
The property has three off-street parking spaces located behind the house. The 700 block of West High 
Street also has on-street permit parking. There are two permit parking spaces in front of the house. 
According to Table VIII-7 of the Urbana Zoning Ordinance, two-family uses (i.e. duplexes) require two 
off-street parking spaces per dwelling unit. The property contains two dwelling units – a three-bedroom 
apartment and a one-bedroom apartment – and would therefore require four off-street parking spaces. 
However, the Conditional Use Permit granted by the Zoning Board of Appeals limits the occupancy of 

 
Direction 

 
Zoning 

 
Existing Land Use 

 
Future Land Use 

  
Site  

 
R-2, Single-Family 
Residential 

 
Duplex (Rental) 

 
Residential 

 
North 

 
R-3, Single- and Two-
Family Residential  

 
Single Family Residential 
(Rental) 

 
Residential 

 
East 

 
R-2, Single-Family 
Residential 

 
Duplex* (One Unit Rental; 
One Unit Owner-Occupied); 
Duplex*(Rental) 

 
Residential 

 
South R-2, Single-Family 

Residential Duplex (Rental) 
 
Residential 

 
West 

 
R-2, Single-Family 
Residential 

 
Apartment* 

 
Residential 
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the duplex to what is allowable in a single-family home (i.e. no more than one household and three 
additional unrelated persons). It would be reasonable then to expect that the parking needs would be the 
same as that of a single-family home. The three existing spaces would therefore be sufficient to meet the 
parking requirement for a single-family home. It should also be noted that parking does not appear to 
have been a problem in the past, when the house was under less stringent occupancy restrictions than the 
Conditional Use Permit requires. Furthermore, this property has been traditionally rented to students and 
is within walking distance of campus. It is worth noting that student car ownership rates are less than the 
general population, and students will often walk and bike to destinations instead of driving. 
 
 
Variance Criteria  
 
Section XI-3 of the Urbana Zoning Ordinance requires the Zoning Board of Appeals to make findings 
based on variance criteria. The following is a review of the criteria outlined in the ordinance, followed 
by staff analysis for this case: 
 
1. 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. 

 
While there may be a number of other duplex properties in the West Urbana Neighborhood that are 
similar to 703 West High Street in lot area and width, this is the first variance request of this kind that 
the City has received. The granting of a variance is unlikely to serve as a special privilege due to the 
unusual – and possibly unique – circumstances of the property in question. Furthermore, the 700 block 
of West High Street and surrounding blocks contain a number of other duplexes on lots that do not 
conform to current standards. For example, of the four duplexes on lots adjacent to 703 West High 
Street, the lots range from 40 to 50 feet wide and the areas range from 2,857 to 4,710 square feet. 
Allowing this property to continue to be used as a duplex would not be a special privilege in the area. 
  
2. The variance requested was not the result of a situation or condition having been knowingly or 

deliberately created by the Petitioner. 
 
The petitioner purchased the house as a duplex in 1986, unaware that its use as a duplex was set to 
expire in 1988. Neither the petitioner nor the City recognized that the duplex use had expired at that 
time. The variance request is an attempt to remedy a situation that was not knowingly created by the 
petitioner. 
 
3. The variance will not alter the essential character of the neighborhood. 
 
The immediate neighborhood is predominantly characterized by older single family homes that have 
been converted into student rental housing. Allowing 703 W High Street to continue being used as a 
duplex will not alter the essential character of the immediate neighborhood. 
 
4. The variance will not cause a nuisance to the adjacent property. 
 
According to the applicant, and City records, there have been no nuisance complaints at 703 West High 
Street since he purchased it in 1986. Its continued use as a duplex is unlikely to create a nuisance at this 
time or in the future. The house is adequately set back from neighboring structures by at least ten feet on 
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each side (see Exhibit D), to the east by a side yard and to the west by a shared driveway on the 
neighboring property. To the back of the house is a parking area and small yard. 
 
5. The variance represents generally the minimum deviation from requirements of the Zoning 

Ordinance necessary to accommodate the request. 
   
The requested variance will not alter the size of the structure or the property in any way. The request 
was made to allow the pre-existing duplex use to continue and to bring the property into conformity with 
the Zoning Ordinance. The lot width of 50 feet and area of 4,737 square feet will not change if the 
variance request is granted. 
 
 
Summary of Findings 
 
1. 703 West High Street is zoned R-2, Single-Family Residential. For duplex uses, Section VI-3.B of the 

Urbana Zoning Ordinance requires a minimum width of 60 feet and a minimum area of 6,000 square 
feet for lots platted before December 21, 1970. 703 West High Street is 50 feet wide and 4,737 square 
feet in area. 
 

2. On June 17, 2015, the Zoning Board of Appeals granted a Conditional Use Permit to the petitioner to 
allow the property to continue to be used as a duplex, subject to the following condition: that the 
entire duplex building be subject to the same occupancy limitations that a single-family dwelling unit 
must adhere to, that no more than one household and three additional unrelated person may occupy 
the entire duplex.  

 
3. The petitioner has applied for a Major Variance to allow a duplex on a lot that is 16.7 percent 

narrower and has 21.1 percent less area than is required by the Zoning Ordinance. 
 
4. The property has been occupied as a duplex use since at least 1984, and likely since 1959.  
 
5. The variance request will not serve as a special privilege to the property owner. 
 
6. The variance request was not the result of a situation knowingly created by the petitioner. 
 
7. The variance request will not alter the essential character of the neighborhood, and may help to 

preserve and enhance the neighborhood’s character. 
 
8. The variance request will not cause a nuisance to adjacent property owners. 
 
9. The variance request represents the minimum deviation necessary from the requirements of the 

Zoning Ordinance. 
 
10. The proposal is generally consistent with the 2005 Urbana Comprehensive Plan. 
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Options 
 
The Urbana City Council has the following options in this case: 
 
1. Approve the variance as requested based on the findings outlined in this memo; or 
 
2. Approve the variance with certain terms and conditions.  If conditions or findings differ from those 

recommended in the attached draft ordinance, they should be articulated accordingly; or 
 
3. Deny the variance. If the City Council elects to do so, the Council should articulate findings 

supporting its denial. 
 
 
Recommendation 
 
At their June 17, 2015 meeting, the Zoning Board of Appeals voted five ayes and zero nays to 
recommend APPROVAL of the request for a Major Variance in case ZBA-2015-MAJ-01 to the Urbana 
City Council with the following condition: 
 

1. That the entire duplex building be subject to the same occupancy limitations that a single-family 
dwelling unit must adhere to, that no more than one household and three additional unrelated 
person may occupy the entire duplex. 

 
City staff likewise recommends approval. 
 
 
Prepared by: 
 
 
______________________ 
Kevin Garcia, AICP 
Planner II 
 
 
 
Attachments:  Draft Ordinance 
   Exhibit A:    Location and Existing Land Use Map 

     Exhibit B:    Zoning Map  
     Exhibit C:    Future Land Use Map 
 Exhibit D: Site Photos 
 Exhibit E: Application  

Exhibit F: Communications 
Draft ZBA Minutes (June 17, 2015) 

 
Cc:  Tod Satterthwaite 
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ORDINANCE NO.  2015-07-080

AN ORDINANCE APPROVING A MAJOR VARIANCE 

(To allow a duplex on a lot 50 feet wide and 4,737 square feet in area in the 

City’s R-2, Single-Family Residential Zoning District, at 703 West High 

Street/ ZBA Case No. 2015-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 major variances where there are special 

circumstances or conditions with a parcel of land or a structure; and 

WHEREAS, Tod Satterthwaite has submitted a petition for a major 

variance to allow a duplex on a lot 50 feet wide and 4,737 square feet in area 

at 703 West High Street in the R-2, Single-Family Residential Zoning District; 

and 

WHEREAS, the petitioner was granted a Conditional Use Permit to use 703 

West High Street as a duplex by the Urbana Zoning Board of Appeals on June 17, 

2015 in ZBA Case No. ZBA-2015-C-01; and 

WHEREAS, said petition was presented to the Urbana Zoning Board of 

Appeals in ZBA Case No. 2015-MAJ-01; and 

WHEREAS, after due publication in accordance with Section XI-10 of the 

Urbana Zoning Ordinance and with Chapter 65, Section 5/11-13-14 of the 

Illinois Compiled Statutes (65 ILCS 5/11-13-14), the Urbana Zoning Board of 

Appeals held a public hearing on the proposed major variance on June 17, 2015 

and voted 5  ayes and 0  nays to recommend that the Corporate Authorities 

approve the requested variance; and 

WHEREAS, after due and proper consideration, the Corporate Authorities 

of the City of Urbana have determined that the major variance referenced 

herein conforms with the major variance procedures in accordance with Article 

XI, Section XI-4.B of the Urbana Zoning Ordinance; and 

WHEREAS, the Corporate Authorities have considered the variance 

criteria established in the Urbana Zoning Ordinance and have determined the 



2

following findings: 

1. 703 West High Street is zoned R-2, Single-Family Residential. For duplex

uses, Section VI-3.B of the Urbana Zoning Ordinance requires a minimum

width of 60 feet and a minimum area of 6,000 square feet for lots platted

before December 21, 1970. 703 West High Street is 50 feet wide and 4,737

square feet in area.

2. On June 17, 2015, the Zoning Board of Appeals granted a Conditional Use

Permit to the petitioner to allow the property to continue to be used as a

duplex, subject to the following condition: that the entire duplex

building be subject to the same occupancy limitations that a single-family

dwelling unit must adhere to, that no more than one household and three

additional unrelated person may occupy the entire duplex.

3. The petitioner has applied for a Major Variance to allow a duplex on a lot

that is 16.7 percent narrower and has 21.1 percent less area than is

required by the Zoning Ordinance.

4. The property has been occupied as a duplex use since at least 1984, and

likely since 1959.

5. The variance request will not serve as a special privilege to the property

owner.

6. The variance request was not the result of a situation knowingly created

by the petitioner.

7. The variance request will not alter the essential character of the

neighborhood, and may help to preserve and enhance the neighborhood’s

character.

8. The variance request will not cause a nuisance to adjacent property

owners.

9. The variance request represents the minimum deviation necessary from the

requirements of the Zoning Ordinance.

10. The proposal is generally consistent with the 2005 Urbana Comprehensive
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 Plan. 

NOW, THEREFORE, BE IT ORDAINED BY THE CORPORATE AUTHORITIES OF THE CITY OF 

URBANA, ILLINOIS, as follows: 

Section 1. In ZBA Case No. 2015-MAJ-01, the major variance requested by 

Tod Satterthwaite is hereby approved in the manner proposed in the 

application and subject to the following condition: 

1. That the entire duplex building be subject to the same occupancy

limitations that a single-family dwelling unit must adhere to, that no

more than one household and three additional unrelated person may occupy

the entire duplex.

The major variance described above shall only apply to the property 

located at 703 West High Street, Urbana, Illinois, more particularly 

described as follows: 

LEGAL DESCRIPTION: 

The East Fifty (50) Feet Of The North Half (N 1/2) Of Lot Six (6) In 

Block One (1) Of Joseph W. Sim, Jr.'s Addition To The City Of Urbana. 

Parcel Identification Number: 92-21-17-108-007 
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Section 2. The Urbana City Clerk is directed to publish this Ordinance 

in pamphlet form by authority of the corporate authorities. This Ordinance 

shall be in full force and effect from and after its passage and publication 

in accordance with the terms of Chapter 65, Section 1-2-4 of the Illinois 

Compiled Statutes (65 ILCS 5/1-2-4). 

This Ordinance is hereby passed by the affirmative vote, the “ayes” and 

“nays” being called of a majority of the members of the City Council of the 

City of Urbana, Illinois, at a regular meeting of said Council on the   

day of , 2015 

PASSED by the City Council on this day of , 2015. 

AYES: 

NAYS: 

ABSTAINS: 

Phyllis D. Clark, City Clerk 

APPROVED by the Mayor this day of , 2015. 

Laurel Lunt Prussing, Mayor 
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CERTIFICATE OF PUBLICATION IN PAMPHLET FORM 

I, Phyllis D. Clark, 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 , 2015, the corporate authorities of the 

City of Urbana passed and approved Ordinance No.  , entitled AN 

ORDINANCE APPROVING A MAJOR VARIANCE (To allow a duplex on a lot 50 feet wide 

and 4,737 square feet in area in the City’s R-2, Single-Family Residential 

Zoning District, at 703 West High Street / ZBA Case No. 2015-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 , 2015, 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 , 2015. 
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Buildings not drawn to scale.

Prepared 6/12/2015 by Community Development Services - Kevin Garcia

Exhibit B: Zoning Map
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Prepared 6/12/2015 by Community Development Services - Kevin Garcia

Exhibit C: Future Land Use Map
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Dear Ms. McLaughlin, 

Can you please forward this to other members of the Board? I didn't find  
email addresses for them. I can't be at the meeting tomorrow due to  prior 
commitments. 

I am writing re the variance requests for 703 W. High. First of all, I  
disagree that just because surrounding properties are mainly  
non-conforming uses in R-2, this variance should be allowed. This is how  
we lost a good portion of the West Urbana neighborhood in the first  
place. I thought lines were drawn in 1983 and that the purpose of the  
survey was to identify properties which could not be proven to have been  
converted (illegally, however) prior to 1950. This was one which was to  
have been converted back to single family, but it somehow slipped  
through the review process. 

I was at Thornburn Grade School between 1958 and 1960. One of my  
classmates lived at 703 W. High, and I was there a number of times 
during those years. It was not a duplex at that time. 

Lastly, I would like to point out that it is the responsibility of any  
buyer to check on the zoning status of a property before purchasing.  
Apparently the current owner, Tod Satterthwaite, never bothered to do  
this. Although he was a resident of the West Urbana neighborhood, and  
also the mayor of Urbana from 1993 through 2007, Mr. Satterthwaite says  
he was unaware  that the duplex which he bought in 1986was non-
conforming. 

Sincerely,

Kate Hunter 
510 W. Oregon St.
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TOD SATTERTHWAITE 
502 S. ELM ST. 

CHAMPAIGN, IL 61820 

June 11, 2015 

Kevin Garcia 
City of Urbana 
Community Development Dept. 
400 S. Vine St. 
Urbana, IL 61801 

Dear Kevin, 

This letter is to indicate my support of a condition that could be added to the Conditional Use Permit 
that I have requested for the property at 703 W. High St.  While the house has operated as a duplex for 
well over 30 years, it has always had a total of 4 bedrooms in the two units combined.  In the time that I 
have had it as a rental property, it has never been rented to more than 4 unrelated tenants in the two 
units combined.   

I would support a condition on the Conditional Use Permit restricting the occupancy of the entire house 
to no more than 4 unrelated tenants.  This condition would allow no more tenants in the house as a 
duplex than it would have as a single-family property and would be consistent with the use of the house 
over the last 30 years.  

Respectfully yours, 

Tod Satterthwaite 
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MINUTES OF A REGULAR MEETING 

URBANA ZONING BOARD OF APPEALS 

DATE: June 17, 2015 DRAFT
TIME:  7:30 p.m. 

PLACE: City Council Chambers, 400 South Vine Street, Urbana, IL 61801 
_______________________________________________________________________________ 

MEMBERS PRESENT Paul Armstrong, Joanne Chester, Ashlee McLaughlin, Nancy 
Uchtmann, Harvey Welch 

MEMBERS EXCUSED Charles Warmbrunn 

STAFF PRESENT Lorrie Pearson, Planning Manager; Kevin Garcia, Planner II; 
Christopher Marx, Planner I; Teri Andel, Administrative Assistant I 

OTHERS PRESENT Amy Ando, Jane Billman, Susan Braxton, Clif Carey, Gregory 
Danner, Chris Dietrich, Conner Gray, Emma Gray, Theodore 
Gray, Charlotte Hall, Aleeah King, Bridget McGill, Jean Paley, 
Nina Paley, Richard Palmer, Stephanie Record, Tod 
Satterthwaite, Michael Stone, Gale Walden, Alexander Wolfram, 
Jeff Yockey 

COMMUNICATIONS 

 Email from Kate Hunter regarding Case Nos. ZBA-2015-C-01 and ZBA-2015-MAJ-01

NOTE:  Chair Armstrong swore in the members of the audience who indicated that they may 
give testimony during the public hearing. 

NEW PUBLIC HEARINGS 

ZBA-2015-C-01 – A request by Tod Satterthwaite for a Conditional Use Permit to allow a 
duplex at 703 West High Street in the R-2, Single-Family Zoning District. 

ZBA-2015-MAJ-01 – A request by Tod Satterthwaite to grant a Major Variance to allow a 
duplex on a lot 50 feet wide and 4,737 square feet in area at 703 West High Street in the R-
2, Single-Family Zoning District. 

Chair Armstrong opened the public hearing for this case. 

Kevin Garcia, Planner II, presented these two cases to the Zoning Board of Appeals.  He 
explained the reason why these two cases were brought back to the Zoning Board of Appeals.  
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City Legal staff determined after the original meeting on April 15, 2015 that there had not been a 
valid number of votes to deny or approve the request.  He presented a brief history of the subject 
property.  He described the proposed site as well as the adjacent properties by noting their 
zoning, current land uses, and the future land designation of each.  He reviewed the criteria for a 
Conditional Use Permit according to Section VII-2 of the Urbana Zoning Ordinance.  He also 
reviewed the criteria for a variance request from Section XI-3 of the Urbana Zoning Ordinance.  
He read the options of the Zoning Board of Appeals and presented City staff’s recommendation 
for approval of each case. 
 
Chair Armstrong asked if the Zoning Board of Appeals members had any questions for City 
staff. 
 
Ms. McLaughlin asked if no major nuisance complaints meant there were no complaints at all or 
that there were no complaints that were considered major.  Mr. Garcia answered that when he 
spoke with Public Works staff there were only complaints about the grass not being mowed.   
 
There were no further questions for City staff.  Chair Armstrong opened the hearing for public 
input. 
 
Tod Satterthwaite, applicant, stated that he has owned the property since 1986.  He did not recall 
ever getting a nuisance complaint.  He stated that they should think about what is best for the 
neighborhood.  The house has been used as a duplex and fit into the neighborhood since before 
he purchased the property.  He believed that changing it from a duplex would present a higher 
risk and detriment to neighboring properties.  The problem properties in the neighborhood are 
the single-family houses in which the tenants have access to and are able to use the entire house 
to hold parties; whereas duplexes do not have enough space to hold parties.  To protect the 
neighborhood, he encouraged the Zoning Board of Appeals to approve the Conditional Use 
Permit and to recommend approval of the Major Variance request. 
 
Charlotte Hall, owner of 705 West High Street, commented that the neighborhood had been quiet 
until lately.  There have been more houses turned into group homes in the last two years, and the 
neighborhood is becoming pretty noisy.  Tenants renting group houses generally have a lot of 
parties.  Also, she shares a driveway with the tenants at 703 West High Street, so she preferred 
703 West High Street to remain a duplex.  As a result, she encouraged the Zoning Board of 
Appeals to approve the applicant’s requests. 
 
She mentioned that when she purchased the property at 705 West High Street in 1985, she was 
also showed the property at 703 West High Street and was informed that it was a duplex.  She 
has never thought of it any differently. 
 
With no further comments from the audience, Chair Armstrong closed the public input portion of 
the hearing.  He, then, opened the hearing for discussion and/or motion(s) by the Zoning Board. 
 
Ms. Uchtmann moved that the Zoning Board of Appeals grant the request for a Conditional Use 
Permit in Case No. ZBA-2015-C-01with the condition that The entire duplex building be subject 
to the same occupancy limitations that a single-family dwelling unit must adhere to, that no more 
than one household and three additional unrelated person may occupy the entire duplex.  Mr. 
Welch seconded the motion.  Roll call on the motion was as follows: 
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 Ms. Chester - Yes Ms. McLaughlin - Yes 
 Ms. Uchtmann - Yes Mr. Welch - Yes 
 Mr. Armstrong - Yes 
 
The motion was passed by unanimous vote. 
 
Ms. McLaughlin moved that the Zoning Board of Appeals forward Case No. ZBA-2015-MAJ-01 
to the Urbana City Council with a recommendation to approve the major variance request based 
on the Summary of Findings in the written staff report.  Ms. Uchtmann seconded the motion.  
Roll call on the motion was as follows: 
 

Ms. McLaughlin - Yes Ms. Uchtmann - Yes 
Mr. Welch - Yes Mr. Armstrong - Yes 
Ms. Chester - Yes 

 
The motion was approved by unanimous vote. 
 




