
 

CITY OF URBANA 

ZONING BOARD OF APPEALS 
REGULAR MEETING 

DATE: Wednesday, January 15, 2025 

TIME: 7:00 PM 

PLACE: 400 South Vine Street, Urbana, IL  61801 

AGENDA 

A. Roll Call and Declaration of Quorum 

B. Changes to the Agenda 

C. Approval of Minutes 

Minutes of the September 18, 2024 Regular Meeting 

D. Written Communications 

E. Continued Public Hearings 

F. New Public Hearings 

Case No. ZBA-2024-MAJ-03 – A request by Andrew Fell, on behalf of Long Bao Bui, for a Major 
Variance to allow a porch stair to encroach 10 feet into the required 25-foot front yard at 501 West 
Washington Street in the R-2 (Single-Family Residential) Zoning District. 

Case No. ZBA-2024-C-01 – A request by Jonathan Thompson, on behalf of RSCC, LLC, for a 
Conditional Use Permit to allow a fast-food restaurant at 809 West Green Street in the B-1 
(Neighborhood Business) Zoning District. 

G. Old Business 

H. New Business 

I. Audience Participation 

J. Staff Report 

K. Study Session 

L. Adjournment 
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PUBLIC INPUT 

The City of Urbana welcomes Public Input during open meetings of the City Council, the City Council’s 
Committee of the Whole, City Boards and Commissions and other City-sponsored meetings. Our goal is to 
foster respect for the meeting process, and respect for all people participating as members of the public 
body, city staff, and general public. The City is required to conduct all business during public meetings. The 
presiding officer is responsible for conducting those meetings in an orderly and efficient manner.   

Public Input will be taken in the following ways:  

Email Input  

In order to be incorporated into the record, emailed public comments must be received prior to 5:00 pm on 
the day preceding the meeting and sent to the following email address: Planning@urbanail.gov.  The 
subject line of the email must include the words “ZONING BOARD OF APPEALS - PUBLIC INPUT” 
and the meeting date. Emailed public comments labeled as such will be incorporated into the public meeting 
record, with personal identifying information redacted. 

Written Input  

Any member of the public may submit their comments addressed to the members of the public body in 
writing. If a person wishes their written comments to be included in the record of Public Input for the 
meeting, the writing should so state. Written comments must be received prior to the closing of the meeting 
record (at the time of adjournment unless otherwise noted).  

Public Hearing 

Any person desiring to appear at the public hearing and present testimony may speak during each public 
hearing at the time they appear on the agenda.  This shall not count towards regular Public Input for the 
meeting.  The Public Hearing is an opportunity for comments and questions to be addressed specific to 
each case.  Board or Commission members are permitted to respond and engage during this time and/or 
the Chairperson may direct the applicant to respond during rebuttal.  Comments unrelated to any of the 
public hearings listed on an agenda should be shared during the Public Input portion of the meeting where 
Verbal Input guidelines shall apply. 

Verbal Input 

Protocol for Public Input is one of respect for the process of addressing the business of the City.  Obscene 
or profane language, or other conduct that threatens to impede the orderly progress of the business 
conducted at the meeting is unacceptable. 

Public comment shall be limited to no more than five (5) minutes per person. The Public Input portion of 
the meeting shall total no more than one (1) hour, unless otherwise shortened or extended by majority vote 
of the public body members present. The presiding officer or the city clerk or their designee, shall monitor 
each speaker's use of time and shall notify the speaker when the allotted time has expired. A person may 
participate and provide Public Input once during a meeting and may not cede time to another person, or 
split their time if Public Input is held at two (2) or more different times during a meeting. 

The presiding officer or public body members shall not enter into a dialogue with citizens. Questions from 
the public body members shall be for clarification purposes only. Public Input shall not be used as a time 
for problem solving or reacting to comments made but, rather, for hearing citizens for informational 
purposes only. 
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In order to maintain the efficient and orderly conduct and progress of the public meeting, the presiding 
officer of the meeting shall have the authority to raise a point of order and provide a verbal warning to a 
speaker who engages in the conduct or behavior proscribed under “Verbal Input”.  Any member of the 
public body participating in the meeting may also raise a point of order with the presiding officer and 
request that they provide a verbal warning to a speaker.  If the speaker refuses to cease such conduct or 
behavior after being warned by the presiding officer, the presiding officer shall have the authority to mute 
the speaker’s microphone and/or video presence at the meeting.  The presiding officer will inform the 
speaker that they may send the remainder of their remarks via e-mail to the public body for inclusion in the 
meeting record. 

Accommodation 

If an accommodation is needed to participate in a City meeting, please contact the City at least 48 hours in 
advance using one of the following methods: 

  Phone: 217.384.2440 

  Email: Planning@urbanail.gov 

Watching the Meeting via Streaming Services 

All City meetings are broadcast on Urbana Public Television and live-streamed on the web.  Details on how 
to watch are found on the UPTV webpage located at https://www.urbanail.gov/executive-
department/page/urbana-public-television. 
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MINUTES OF A REGULAR MEETING 
         
URBANA ZONING BOARD OF APPEALS                      DRAFT 
         
DATE:  September 18, 2024 

 
TIME:  7:00 P.M. 
  
 PLACE: Council Chambers, City Building, 400 South Vine Street, Urbana, Illinois 
 
 
MEMBERS ATTENDING: Ashlee McLaughlin, Adam Rusch, Charles Warmbrunn, Harvey 

Welch 
 
MEMBERS ABSENT:  Joanne Chester, Matt Cho, Nancy Uchtmann 
 
STAFF PRESENT: Marcus Ricci, Planner II; Teri Andel, Planning Administrative 

Assistant II 
 
OTHERS PRESENT: Brant Muncaster, Bridgett Wakefield 
 
 

A. CALL TO ORDER and ROLL CALL 

Chair Welch called the meeting to order at 7:01 p.m.  Roll call was taken and a quorum was declared 
present. 
 
B. CHANGES TO THE AGENDA 

There were none. 
 
C. APPROVAL OF PREVIOUS MINUTES 
 
Minutes of the June 26, 2024 Regular Meeting 
 
Mr. Warmbrunn noted a correction to the minutes.  Harvey Welch’s name should be removed from 
the names of members in attendance. 
 
Mr. Warmbrunn moved that the Zoning Board of Appeals approve the minutes of the June 26, 2024 
regular meeting as amended.  Mr. Rusch seconded the motion.  The motion was approved by 
unanimous voice vote. 
 
D. WRITTEN COMMUNICATIONS 

 
 Email from Sarah McEvoy and Huseyin Sehitoglu in opposition of Case No. ZBA-2024-MAJ-01 
 Email from Dave Schwenk in general support of Case No. ZBA-2024-MAJ-01 
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E. CONTINUED PUBLIC HEARINGS 
 
There were none. 
 
NOTE:  Chair Welch reviewed the procedure for a public hearing and swore in members of the 
audience who wished to speak on a case.  He reviewed the procedures for a public hearing. 
 
F. NEW PUBLIC HEARINGS 

ZBA-2024-MAJ-01 – A request by Brant Muncaster, on behalf of Gary Luth dba Illinois 
Farmhouse Alumni Association, for a Major Variance to increase the maximum Floor Area 
Ratio (FAR) from 0.50 to 0.73 at 809 West Pennsylvania Avenue in the R-7 (University 
Residential) Zoning District. 
 
Chair Welch opened Case No. ZBA-2024-MAJ-01.  Marcus Ricci, Planner II, presented the case to 
the Zoning Board of Appeals by stating facts from the written staff report.  He explained the 
purpose for the proposed major variance and gave a brief history of the proposed site.  He noted the 
land uses and zoning of the subject property and of the surrounding properties.  He showed an 
aerial photo and illustrations of the proposed site.  He also showed floor plans and renderings 
showing the proposed enclosed stair tower.  He talked about the effects of increasing the Floor Area 
Ratio and about lot coverage requirements throughout the lifespan of the existing building.  He 
reviewed the variance criteria from Section XI-3 of the Urbana Zoning Ordinance and the staff 
findings of how the proposed expansion would relate to each criterion.  He reviewed the 
notification process for this case.  He summarized staff findings and read the options of the Zoning 
Board of Appeals.  He presented City staff’s recommendation for approval with the following 
condition:  Construction must be in general conformance with the site plan, entitled “Farmhouse 
Fraternity – 809 West Pennsylvania Avenue – August 1, 2024”.  He pointed out that representatives 
of the applicant were present to answer questions. 
 
Chair Welch asked if any members of the Zoning Board of Appeals had questions for City staff. 
 
Mr. Warmbrunn asked if the old fire escape is one person at time.  Mr. Ricci deferred this question 
to the applicant. 
 
Mr. Warmbrunn asked about the proposed fire escape.  Mr. Ricci deferred this question to the 
applicant.  He said that he knows they will meet the building code. 
 
With there being no further questions for City staff, Chair Welch opened the public hearing for 
public input.  He invited the applicants to speak. 
 
Brant Muncaster approached the Zoning Board of Appeals to speak.  He stated that fire escapes are 
allowed to be narrower than enclosed stairs.  So, the existing fire escape is a single passage stair.  The 
proposed new stair would be conforming to the new building code, and it would be wide enough for 
two people to go down it. 
 
With there being no further input from the audience, Chair Welch closed the public input portion of 
the hearing and opened it up for discussion and/or motion(s) by the Zoning Board of Appeals. 
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Mr. Rusch moved that the Zoning Board of Appeals forward Case No. ZBA-2024-MAJ-01 to the 
City Council with a recommendation for approval with the condition that construction must be in 
general conformance with the Site Plan that is attached in the written staff report based on the 
findings of the staff in the report.  Ms. McLaughlin seconded the motion. 
 
Roll call on the motion was as follows: 
 
 Ms. McLaughlin - Yes Mr. Rusch - Yes 
 Mr. Warmbrunn - Yes Mr. Welch - Yes 
 
The motion was approved by unanimous vote of 4-0. 
 
Mr. Ricci stated that Case No. ZBA-2024-MAJ-01 would be forwarded to Committee of the Whole 
on October 7, 2024 and tentatively to the City Council on October 14, 2024. 
 
G. OLD BUSINESS 

There was none. 
 
H. NEW BUSINESS 

There was none. 
 
I. AUDIENCE PARTICIPATION 

There was none. 
 
J. STAFF REPORT 

Mr. Ricci reported on the following: 

 408 West Main Street – A new duplex was constructed that had been approved for a 
reduction in the Floor Area Ratio and some setback variances. 

 312 West Illinois Street – City staff received a building permit application to build a duplex, 
which the use was approved by the Zoning Board of Appeals in a previous case along with 
setback and FAR variances. 

 
Mr. Warmbrunn asked if there is an update on the court case involving the storage units on the 
northwest corner of Route 150 (University Avenue) and Route 130 (High Cross Road).  Mr. Ricci 
said that he had not heard anything yet.  Staff will check on the status and let the Board know at a 
future meeting. 
 
Mr. Warmbrunn asked about updating the Board’s bylaws.  Mr. Ricci stated that he would ask Kevin 
Garcia, Principal Planner, what the timeline is for bringing the bylaws to the Board for update and 
approval.  He asked if there was anything specific that Mr. Warmbrunn would like to see changed or 
added.  Mr. Warmbrunn replied that there is an issue with nonattendance of Board members, so he 
believed a policy should be written about attendance.  Also, the Board is supposed to review the 
bylaws every two years.  Mr. Ricci stated that staff would make this an agenda item for the next 
meeting. 
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Mr. Warmbrunn asked if a new mayor could clear out the Board and start over with new members.  
Mr. Ricci said no because members are appointed on the Zoning Board of Appeals for five years.  
Mr. Rusch asked what each member’s term is, and Teri Andel, Planning Administrative Assistant II, 
stated each member’s term expiration.  Mr. Ricci said that the Zoning Board of Appeals members 
could send any suggested changes or additions to either himself or to Ms. Andel via email. 
 
K. STUDY SESSION 

There was none. 
 
L. ADJOURNMENT 

The meeting was adjourned at 7:32 p.m. 
 
Respectfully submitted, 
 
  
Kevin Garcia, Secretary 
Zoning Board of Appeals 
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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: Kevin Garcia, Principal Planner 

DATE: January 10, 2025 

SUBJECT: ZBA-2025-C-01: A request by Jonathon Thompson, on behalf of RSCC, LLC, for a 
Conditional Use Permit to allow a fast-food restaurant at 809 West Green Street in the 
B-1 (Neighborhood Business) Zoning District. 

Introduction 

Jonathan Thompson, on behalf of RSCC, LLC, requests a conditional use permit to allow a “Fast 
Food Restaurant” at 809 West Green Street. The Zoning Ordinance requires a conditional use permit 
for fast food restaurants in the B-1, Neighborhood Business, Zoning District.  

Restaurant, Fast-food, is defined as:  

“Any establishment, whose principal business is the sale, at retail, of ready-to-consume 
servings of packaged foods and/or beverages, including frozen desserts, for 
consumption within the building, or at tables on the premises, or for carry-out; or any 
establishment which includes a drive-in or drive-through service facility or offers curb 
service.” 

Since the proposed restaurant includes a drive-through, it is considered a fast food restaurant, and fast 
food restaurants require a conditional use permit in the B-1 district. In addition, drive-throughs require 
a special use permit in the B-1 district. The applicant has applied for a special use permit, and there 
will be a public hearing regarding that request at the Plan Commission meeting on Thursday, January 
16, 2025. 

The site was most recently a gas station and convenience store, but that closed in 2021 and the site 
has been vacant since then. The property is currently owned by Mac’s Convenience Stores, LLC, 
which also owns the Circle K directly north of the site, across Green Street, as well as the other Circle 
K stores in the Champaign-Urbana area. The applicant plans to purchase the property if their requests 
for conditional and special use permits are approved.  

The Zoning Board of Appeals (“ZBA”) must review the conditional use permit application and hold 
a public hearing. The ZBA 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.  
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Background 

Description of Site and Area 

The site is approximately 27,000 square feet (0.62 acres); it is located at the southeast corner of Green 
Street and Lincoln Avenue. It is directly east of the University of Illinois campus, and sits kitty-corner 
to Hendrick House. For around 30 years, from the early 1990s to 2021, the site held a gas station and 
convenience store, most recently a Circle K.  

Nearby uses include housing (northwest, northeast, east, and southeast), a gas station/convenience 
store (north), a church (south), and the University of Illinois (west). The table below shows 2005 
Comprehensive Plan future land use designations of the site and surrounding land (Exhibits B and C). 

Direction  Zoning Existing Land Use Future Land Use 

Site 
B-1, Neighborhood Business Vacant (former Gas 

Station/Convenience Store) 
Campus Mixed-
Use 

North 
B-1, Neighborhood Business Gas Station/Convenience 

Store 
Campus Mixed-
Use 

East 
R-5, Medium High Density 
Multiple-Family Housing 

Apartments Multifamily 

South 
R-5, Medium High Density 
Multiple-Family Housing 

Church Campus Mixed-
Use 

West 
R-5, Medium High Density 
Multiple-Family Housing 

Parking / University of 
Illinois 

Institutional 

Table 1. Zoning and Land Use 

Proposed Use/Activities  

The proposed use is for a Dutch Bros coffee shop, which would have walk-up and drive-through 
service. There will be no interior seating; however, the applicant has stated that there will be exterior 
seating, and restrooms in the building will be available for customers.  According to the application 
(see Exhibit D), Dutch Bros1 is the fastest-growing quick-service restaurant in America. They sell 
coffee and coffee drinks, other soft drinks, and a few snacks.2  

Typically, Dutch Bros sites are auto-oriented in their design. In preliminary discussions with the 
applicant, City staff expressed a desire for a more “pedestrian-oriented” and “urban” site plan, given 
that the location is both zoned for neighborhood business and is in a neighborhood and location 
where many people walk, bike, ride scooters, and take transit. The proposed site plan is responsive to 
staff’s desires, with the building placed near the corner of Lincoln Avenue and Green Street, with 
direct connections between the building and the sidewalk, with parking at the eastern edge of the site, 
and with the drive-through to the south of the building. While there is no bike parking shown on the 
plans (which are preliminary), staff recommend that bike parking for at least six bicycles be provided 
as a condition of approval. 3 Staff also recommend that the Zoning Board of Appeals consider 
reducing the amount of automobile parking. 

                                                 
1 See: https://www.dutchbros.com/ 
2 See: https://www.dutchbros.com/menu 
3 Only one bicycle parking space would be required based on the requirements of the Zoning Ordinance. 
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Discussion 

Comprehensive Plan  

The 2005 Comprehensive Plan designates this property for “Campus Mixed Use” future land use: 

The Campus Mixed-Use classification is intended for limited areas that are close to campus. These 
areas promote urban-style private development with a mix of uses that commonly include commercial, 
office and residential. Design Guidelines shall ensure that developments contain a strong urban design 
that emphasizes a pedestrian scale with buildings close to the street, wide sidewalks, and parking 
under and behind structures. The design and density of development should capitalize on existing and 
future transit routes in the area. Large-scale developments containing only single uses are discouraged 
within this classification.  

The proposal aligns to some extent with the future land use description. It provides a commercial use 
in close proximity to residential uses (i.e., a “horizontal” rather than “vertical” mix). While the 
proposed building is relatively small with respect to size of the lot, and does not provide the density 
of development envisioned by the future land use description, its placement on the site and the overall 
site design are responsive to the desire for pedestrian-scale buildings close to the street. The parking 
is not behind or under the building, but it is placed to the eastern edge and to the interior of the site, 
rather than adjacent to the street. The amount of parking proposed is 60 percent higher than required; 
this could be reduced to the minimum to better match the intent of the Comprehensive Plan and the 
B-1 district (see “Parking” section below). 

Furthermore, given the development regulations of the B-1 district and minimum parking 
requirements, it would be difficult to build a vertical mixed-use building, or anything else that is very 
dense, on the site. 

Site Plans 

The preliminary site plans generally conform to Urbana’s zoning regulations. Any potential 
discrepancies would be addressed in the final site plans, which would be reviewed by City staff for 
zoning and building code compliance during the building permit process. Specific aspects of the site 
plan that are relevant to the conditional use permit request are detailed below. 

Access 

Currently, the site is designed almost exclusively for access by car. The frontages along Green Street 
and Lincoln Avenue are, to a large extent, very wide driveways, so there are many potential conflict 
points between people driving and people walking on the sidewalk, or biking in the bike lane along 
Green Street, and between people pulling out of the site onto Lincoln Avenue. The proposed site plan 
would eliminate many of those conflict points by consolidating automobile access to one point along 
Green Street. This should make it safer to walk, bike, and drive to the site, and past the site, and would 
entirely eliminate any conflict points along Lincoln Avenue. Furthermore, by placing the building close 
to the corner of Lincoln Avenue and Green Street, it will make walking and biking to the site more 
convenient. 

Drive-Through 

The proposed drive-through has two lanes, which is typical for Dutch Bros locations. Dutch Bros 
uses two lanes to reduce wait times for customers, with the setup allowing employees to take orders 
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from both lanes before merging into a single line for order pickup.4 This is similar to other fast-food 
chains, including the 7Brew location at University Avenue and Broadway Avenue in Urbana. 

While a two-lane drive-through may appear to be less desirable than a single-lane drive-through when 
first considered, two lanes will allow more queueing of cars on-site and will reduce the likelihood that 
cars queue so much that the driveway, sidewalk, bike lanes, or travel lanes along Green Street are 
blocked. In Urbana, the single-lane drive-throughs at Starbucks (at Schnucks) and Jimmy John’s (at 
Broadway and University Avenues) have consistently had such stacking issues over the years. In this 
case, a two-lane drive-through is preferable, given the amount of traffic (i.e., people) that pass by the 
site. 

Parking 

The proposed site plan includes 16 parking spaces, which is six more than the 10 that are required for 
a 950-square-foot restaurant.5 Most of the parking is along the east side of the lot, and would need to 
be screened with a fence or landscaping since there are apartments on the lot to the east.6  

Urbana’s parking requirements for restaurants are the same regardless of whether a restaurant is a “sit-
down” or “fast-food” restaurant, which has historically resulted in fast-food restaurants being required 
to provide more parking than they need.7 In addition, the proposed fast-food restaurant will not have 
any indoor seating, so the need for parking would likely be even less than for a fast-food restaurant 
with indoor seating. Providing 10 parking spaces would likely be adequate; providing 16 spaces, as 
proposed, does not appear to be justified. 

The Zoning Ordinance requires one bike parking space for the site, based on the size of the building. 
While not shown on the plans, which are preliminary, staff recommend parking for at least six bicycles, 
given the location and amount of bike traffic in the surrounding area. 

Open Space and Landscaping 

The site currently has no usable open space. While the B-1 district does not require any open space, 
the proposed site plan would add some usable open space to the northwest corner of the site, which 
is the most desirable location for it, being near the intersection of two important streets. 

Staff recommend that, as a condition of approval, a landscaping plan be required prior to construction. 
The Zoning Board of Appeals may suggest elements that the plan should include, at a minimum, some 
combination of bushes and shrubbery should be provided on the western side of the lot, between the 
right-of-way and the drive-through. 

  

                                                 
4 See “Site Plan w/Cars” in Exhibit E for how this would work on the site. 
5 All restaurants require one parking space per 100 ft2 of floor area within the building (exterior seating areas are 
excluded). 
6 There is currently a fence along that property line that could be retained to provide the required screening. 
7 More parking spaces tend to be used, and for a longer period of time, at “sit-down” versus “fast-food” restaurants, due 
to the nature of the businesses. 
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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. 

The proposed use is conducive to the public convenience. The site location, at the corner of two 
prominent streets, and the site design make it easily accessible by people walking, biking, driving, or 
taking the bus. The placement of the building near the corner of Lincoln Avenue and Green Street 
and connecting the outdoor seating and walk-up ordering area to the sidewalk along Green Street, will 
make it especially convenient for people walking or biking to the site. The two-lane drive-through, 
and the closing of access from Lincoln Avenue, should also minimize inconvenience to the public. 

Staff find this criterion met.  

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 drive-through use is designed so that it will not be unreasonably injurious or detrimental 
to the public. First, it is a two-lane drive-through, which will minimize the chances that cars will queue 
in a detrimental way (e.g., by blocking the sidewalk). Second, it has been designed to eliminate 
automobile access on Lincoln Avenue, which has more traffic (and thus, more potential for public 
harm) than Green Street. Finally, it has been designed so that automobile access to the drive-through 
is from the northeastern corner of the site, which is the least-problematic place to put it. 

Staff find this criterion met.  

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. 

The B-1 district “…is intended to provide commercial areas of limited size…for the convenience of 
adjacent residential areas, for needs occurring regularly of frequently.” For those who drink them, 
coffee and other caffeinated beverages are frequent needs (daily, sometimes multiple times daily). 
While a drive-through would certainly serve customers who do not necessarily live adjacent to the site, 
the site had been designed in such a way that nearby residents who walk or bike to the site will have 
the most convenient access to it.  

In addition, the site is located on a prominent street corner where many people pass by every day who 
do not live in the immediate area; that should not preclude a use that serves those people in addition 
to the immediate neighborhood, despite the intent of the district being focused on serving nearby 
residents. 

The accessory use drive-through (and principal use fast-food restaurant) both meet the applicable 
regulations and standards of the district. 

Staff find this criterion met.   
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Consideration 

According to Section XII-2 of the Zoning Ordinance, 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. Regulation of the location, extent, and intensity of such uses; 
2. Requirement of the screening of such uses by means of fences, walls, or vegetation; 
3. Stipulation of required minimum lot sizes; 
4. Regulation of vehicular access and volume; 
5. Conformance to health, safety, and sanitation requirements, as necessary; 
6. Increases to the required yards; and 
7. Any other conditions deemed necessary to effect the purposes of this Ordinance (see 
Section VII-6). 

Summary of Findings 

1. The proposed use would be conducive to the public convenience, as the site design and 
placement of the drive-through would make it easily accessible by people walking, biking, 
driving, or taking the bus. 

2. The proposed use would not be injurious or detrimental to the B-1 zoning district, or injurious 
to the general public, as it will minimize the chances that cars will queue in a detrimental way, 
will eliminate automobile access on Lincoln Avenue, and has been designed so that automobile 
access to the drive-through is from the northeastern corner of the site, which is the least-
problematic place for access. 

3. The proposed use would conform to the regulations and standards of, and preserve the 
essential character of, the B-1 zoning district.  

4. The proposed use is generally consistent with the 2005 Comprehensive Plan and the future 
land use designation of Campus Mixed-Use.    

Options 

The Zoning Board of Appeals has the following options in Case No. ZBA-2025-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.  
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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-2025-C-01, with the 
following conditions: 

1. The development shall generally conform to the submitted site plans. 

2. The number of automobile parking spaces shall be reduced to 10. 

3. At least six bicycle parking spaces be provided. 

4. A landscaping plan is required prior to construction. At a minimum, the plan should include 
some combination of bushes and shrubbery on the western side of the lot, between the right-
of-way and the drive-through lanes. 

Attachments:   Exhibit A: Location Map 
  Exhibit B: Zoning Map 
  Exhibit C: Future Land Use Map 
  Exhibit D: Application for Special Use Permit 
  Exhibit E: Site Plans 
  Exhibit F: Elevations 
  Exhibit G: Site Photos 
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Dutch Bros. Coffee
12/6/2024

N

100'

OVERALL SITE PLAN

200'50'0'

IL0301_Urbana (809 W Green St)

SITE INFORMATION
BUILDING SQ. FT.:

PARKING STALLS:

PROTECTED QUEUING:

SITE ACREAGE±:

SITE SQ. FT.±:

950 S.F.

16 SPACES

21 CARS

±.61 AC.

±26,696.92 S.F.

DEVELOPER
COMPANY:

NAME:

PHONE:

DUTCH BROS COFFEE

CODY HERBSTER

312.859.8328

DESIGNER
COMPANY:

NAME:

PHONE:

CORALIC, LLC

EDIN CORALIC

314.578.4953

ARCHITECT

DISCLAIMER
SITE PLAN PREPARED WITHOUT BENEFIT OF TITLE
OPINION, DEED RESTRICTION, OR SURVEY. SITE
SUBJECT TO CHANGE PENDING ALL STATE AND CITY
ORDINANCES OR DEED RESTRICTIONS. BUILDING AND
SITE SIGN LOCATION, SQUARE FOOTAGE, AND TYPE
SUBJECT TO CHANGE PENDING ALL STATE AND CITY
ORDINANCES OR DEED RESTRICTIONS.

COMPANY:

NAME:

PHONE:

CORALIC, LLC

EDIN CORALIC

314.578.4953
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950 S.F.
A1 PROTO

D
O
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R

S
TO

P

EXIT ONLY/ THANK
YOU SIGNAGE

ORDER-AHEAD
PARKING SIGN

DB DIRECTIONAL
SIGNAGE

1

21

S
TO

P

PYLON OR
MONUMENT SIGN

EXISTING
TRAFFIC LIGHT
CONCRETE PAD

2

14

50' 100'25'0'

N

Dutch Bros. Coffee
SITE PLAN 
W/ CARS

SITE INFORMATION
BUILDING SQ. FT.:

PARKING STALLS:

PROTECTED QUEUING:

SITE ACREAGE±:

SITE SQ. FT.±:

DEVELOPER
COMPANY:

NAME:

PHONE:

DESIGNER
COMPANY:

NAME:

PHONE:

CORALIC, LLC

EDIN CORALIC

314.578.4953

ARCHITECT

DISCLAIMER
SITE PLAN PREPARED WITHOUT BENEFIT OF TITLE
OPINION, DEED RESTRICTION, OR SURVEY. SITE
SUBJECT TO CHANGE PENDING ALL STATE AND CITY
ORDINANCES OR DEED RESTRICTIONS. BUILDING AND
SITE SIGN LOCATION, SQUARE FOOTAGE, AND TYPE
SUBJECT TO CHANGE PENDING ALL STATE AND CITY
ORDINANCES OR DEED RESTRICTIONS.

COMPANY:

NAME:

PHONE:

CORALIC, LLC

EDIN CORALIC

314.578.4953

IL0301_Urbana (809 W Green St)

DUTCH BROS COFFEE

CODY HERBSTER

312.859.8328

950 S.F.

16 SPACES

21 CARS

±.61 AC.

±26,696.92 S.F.

12/6/2024
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