
 

CITY OF URBANA 

ZONING BOARD OF APPEALS 
REGULAR MEETING 

DATE: Wednesday, February 21, 2024 

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 January 17, 2024 Regular Meeting 

D. Written Communications 

E. Continued Public Hearings 

F. New Public Hearings 

ZBA-2024-MIN-01 - A request by Daniel Gilbert and Amanda Ciafone for a Minor Variance to  
reduce the required front yard from 25 feet to 22 feet at 309 West  Michigan Avenue in the R-1 (Single 
Family Residential) 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@urbanaillinois.us.  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: 217.384.2455 

Email: hro@urbanaillinois.us  

 
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://urbanaillinois.us/uptv. 
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January 17, 2024 

 Page 1 

MINUTES OF A REGULAR MEETING 
         
URBANA ZONING BOARD OF APPEALS                      DRAFT 
         
DATE:  January 17, 2024 

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

Uchtmann, Charles Warmbrunn, Harvey Welch 
 
MEMBERS ABSENT: Matt Cho 
 
STAFF PRESENT: Kimberly Smith, Director of Community Development Services; 

Marcus Ricci, Planner II; Teri Andel, Planning Administrative 
Assistant II 

 
OTHERS PRESENT: Geoff Bant, Joanne Budde, Andrew Fell, Aaron Haunhorst, Tanner 

Shiley 
 
 

A. CALL TO ORDER and ROLL CALL 

Chair Welch called the meeting to order at 7:03 p.m. Roll call was taken, and he declared a quorum 
present. 
 
B. CHANGES TO THE AGENDA 

There were none. 
 
C. APPROVAL OF MINUTES OF PREVIOUS MEETING 
 
Minutes of the December 13, 2023 Special Meeting 
 
Mr. Warmbrunn recommended the following changes to the December 13, 2023 Special Meeting 
minutes: 
 

1. Page 5, First Paragraph, First Sentence should read as, “Ms. Trimble asked why they are not 
all here at this meeting.” 

2. Page 11, Paragraph 5, First Sentence should read as, “Mr. Warmbrunn asked if the reduced 
site plan, when it goes from 300 units to 270 units, would be reviewed by the City of Urbana 
for drainage.” 

 
There was discussion relating to the interpretation of what was said in the first sentence on Page 5.  
The recommendation stands.  Ms. McLaughlin moved that the Zoning Board of Appeals approve the 
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minutes of the December 13, 2023 special meeting as revised.  Mr. Rusch seconded the motion.  The 
motion was approved by unanimous voice vote. 
 
Minutes of the December 20, 2023 Regular Meeting 
 
Ms. McLaughlin moved that the Zoning Board of Appeals approve the minutes of the December 20, 
2023 regular meeting as written.  Mr. Warmbrunn seconded the motion.  The motion was approved 
by unanimous voice vote. 

 
D. WRITTEN COMMUNICATIONS 

 
There were none. 

 
E. CONTINUED PUBLIC HEARINGS 
 
There were none. 
 
NOTE:  Chair Welch swore in members of the audience who wished to speak on a case, and he 
reviewed the procedure for a public hearing. 
 
NOTE:  Ms. Uchtmann arrived at 7:09 p.m. 
 
E. NEW PUBLIC HEARINGS 

ZBA-2023-MAJ-05 – A request by Andrew Fell, on behalf of Yasmin Bobat, Trustee, for a 
Major Variance to reduce the required front yard along McCullough Street from 20 feet, 4 
inches to 5 feet at 408 West Main Street in the R-4 (Medium Density Multiple Family 
Residential) Zoning District. 
 
Chair Welch opened Case No. ZBA-2023-MAJ-05.  Marcus Ricci, Planner II, presented the case to 
the Zoning Board of Appeals by stating facts from the written staff report.  He gave a brief history 
of the proposed site.  He noted the land uses, zoning and future land use designations of the subject 
property and of the surrounding properties.  He showed a concept plan and building renderings of 
the proposed duplex.  He talked about the proposed development and the notification process for 
this public hearing.  He summarized staff findings and reviewed the options of the Board members.  
He presented staff’s recommendation for approval of Case No. ZBA-2023-MAJ-05 with the 
following condition: 
 

1. Construction must be in general conformance with the site plan titled “408 West Main – 
New Duplex”. 
 

He stated that the applicant is available to answer questions. 
 
Chair Welch asked if any members of the Zoning Board of Appeals had questions for City staff. 
 
Ms. Chester inquired about parking for the site.  Mr. Ricci explained that the owner also owns the 
property next door at 406 West Main Street, which is a legally non-conforming triplex that did not 
have any parking on the lot.  When the owner renovated 406 West Main Street, they demolished a 
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garage with one dwelling unit and put in parking with the understanding that the parking would be 
made available to a newly constructed building at 408 West Main Street. 
 
Ms. Chester asked what would happen if the owner decided to sell one of the properties.  Mr. Ricci 
stated that the Zoning Ordinance allows a property owner to provide parking off-site within 600 
feet of their property.  He said that there would either need to be an agreement for the parking 
arrangement included with the sale of the property or the owner of 408 West Main Street would 
need to find and secure parking elsewhere within 600 feet. 
 
With there being no additional questions for City staff, Chair Welch opened the public hearing for 
public input.  He invited the applicant to speak. 
 
Andrew Fell, applicant, approached the Zoning Board of Appeals to speak.  He mentioned that both 
406 and 408 West Main Street have been tied together in their quest to renovate.  They worked with 
City staff to come to an agreement for keeping 406 West Main Street legally non-conforming while 
providing parking for 408 West Main Street.  He then clarified the reason for the proposed major 
variance is to extend the west setback out a little to allow them to bring the north side of the 
proposed building down in order to have room for the driveway so residents can access their 
parking spaces. 
 
Ms. Uchtmann asked who owns the 10-foot strip near the west property line.  Mr. Fell stated that it 
is part of the right-of-way along McCullough Street.  Mr. Ricci agreed. 
 
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). 
 
Mr. Rusch moved that the Zoning Board of Appeals forward Case No. ZBA-2023-MAJ-05 to the 
City Council with a recommendation for approval with the following condition:    
 

1. Construction must be in general conformance with the site plan titled “408 West Main – 
New Duplex”. 

 
He stated that he was in favor of the motion because he agrees with all 5 points elicited in staff’s 
Summary of Findings.  Ms. McLaughlin seconded the motion.  Roll call on the motion was as 
follows: 
 
 Ms. McLaughlin - Yes Mr. Rusch - Yes 
 Ms. Uchtmann - Yes Mr. Warmbrunn - Yes 
 Mr. Welch - Yes Ms. Chester - Yes 
 
The motion was passed by unanimous vote of 6-0.  Mr. Ricci noted that Case No. ZBA-2023-MAJ-
05 would be forwarded to the Committee of the Whole on February 19, 2024 and to City Council 
on February 26, 2024. 
 

ZBA-2023-MIN-04 - A request by Tanner Shiley, on behalf of Aaron Haunhorst dba ECI 
Holdings, LLC, for a Minor Variance to reduce the required rear yard from 10 feet to 7 feet, 
6 inches at 805 and 809 Perkins Road in the B-3 (General Business) Zoning District. 
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Chair Welch opened the public hearing for Case No. ZBA-2023-MIN-04.  Marcus Ricci, Planner II, 
presented the written staff report.  Mr. Ricci gave a brief history of the proposed site.  He noted the 
location and zoning of the site and of the surrounding properties.  He showed photos of the site and 
briefly talked about the notification process for the public hearing.  He reviewed the Summary of 
Findings, reviewed the options of the Zoning Board of Appeals, and presented staff’s 
recommendation for approval of Case No. ZBA-2023-MIN-04 as presented.  He mentioned that the 
applicant was available to answer questions. 
 
Chair Welch asked if any of the members of the Zoning Board of Appeals had questions for City 
staff.  There were none, so he opened the hearing for public input.  He offered the applicants the 
opportunity to speak.  Tanner Shiley and Aaron Haunhorst declined but stated that they were 
available if the Board had any questions for them. 
 
Andrew Fell approached the Zoning Board of Appeals to speak in favor of the proposed request.  
He stated that he drives by the subject property every day multiple times.  He noticed that over the 
last year especially since the outdoor structure was getting built that they have cleaned up the entire 
space by neatly storing materials in the structure. 
 
With there being no further input from the audience, Chair Welch closed the public input portion of 
the hearing and opened it for discussion and/or motions by the Zoning Board of Appeals. 
 
Mr. Warmbrunn moved that the Zoning Board of Appeals approve Case No. ZBA-2023-MIN-04 
based on the Summary of Findings in the written staff report.  Ms. McLaughlin seconded the 
motion.  Roll call on the motion was as follows: 
 
 Mr. Rusch - Yes Ms. Uchtmann - Yes 
 Mr. Warmbrunn - Yes Mr. Welch - Yes 
 Ms. Chester - Yes Ms. McLaughlin - Yes 
 
The motion was approved by unanimous vote of 6-0. 
 
F. OLD BUSINESS 

There was none. 
 
G. NEW BUSINESS 

There was none. 
 
H. AUDIENCE PARTICIPATION 

There was none. 
 
I. STAFF REPORT 

There was none. 
 
J. STUDY SESSION 

There was none. 
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Ms. Uchtmann inquired if the staff was planning any study sessions on the topic of development of 
lots.  Mr. Ricci replied no.  Kimberly Smith, Director of Community Development Services, stated 
that staff is planning a study session to cover procedures in general and to review the Zoning Board 
of Appeals Bylaws to be held at a meeting in the near future. 
 
K. ADJOURNMENT 

The meeting was adjourned at 7:41 p.m. 
 
Respectfully submitted, 
 
  
Kevin Garcia, Secretary 
Zoning Board of Appeals 

8



 
 

1 

DEPARTMENT OF COMMUNITY DEVELOPMENT SERVICES 

     Planning Division 

     m e m o r a n d u m 

TO: Urbana Zoning Board of Appeals 

FROM: Marcus Ricci, AICP, Planner II 

DATE: February 21, 2024 

SUBJECT: ZBA-2024-MIN-01: A request by Daniel Gilbert and Amanda Ciafone for a Minor 
Variance to reduce the required front yard from 25 feet to 22 feet at 309 West Michigan 
Avenue in the R-1 (Single Family Residential) Zoning District. 

 

Introduction 

Daniel Gilbert and Amanda Ciafone request a minor variance to reduce the required front yard along 
Carle Avenue from 25 feet to 22 feet at 309 West Michigan Avenue in the R-1 (Single Family 
Residential) Zoning District, to allow construction of a garage.  

The Urbana Zoning Ordinance requires the Zoning Board of Appeals (“ZBA”) to review the variance 
application and hold a public hearing. The Board may approve the request, approve the request with 
conditions, or deny the request. The Board should either accept the specific staff findings or articulate 
their own specific findings based on the variance criteria.  

Staff recommend the ZBA approve the minor variance with one condition. 

Background 

The house  at 309 West Michigan Avenue was built in 1926. Its building footprint remained unchanged 
until recently, when a sunroom was added onto the south side of the house. It is known as the “Dr. 
H.A Hindman House,” according to a historic resource survey from 2002.1 The lot was platted in 
1914 as part of the Hubbard Trace Subdivision, which required a 75-foot front yard for the fourteen 
lots along Michigan and Pennsylvania Avenues.2 The Michigan Avenue lots also require a 7.5-foot 
utility easement along the rear (south) property line, requiring any accessory structure to be built closer 
to the house, and reducing the core area of the back yard. 

Description of Site and Area 

The property is located on the south side of Michigan Avenue between Carle Avenue and South Race 
Street.3 The following table identifies the current zoning, and existing and future land use of the site 
and surrounding properties.4 The future land use designation is Residential – Urban Pattern,” identifies 
the area as “West Urbana,” and lays out four strategies for neighborhood stability, including 
“preserving the existing zoning protections.” 

                                                 
1 Exhibit E – Historic Resources Survey Form. The property is not a local Historic Landmark. 
2 Exhibit G – Plat of Hubbard’s Trace (1914) 
3 Exhibit A – Location and Land Use; Exhibit F – Site Photos & Aerials. 
4 Exhibits A, B – Zoning, and C – Future Land Use. 
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Direction  Zoning Existing Land Use Future Land Use 

Site R-1 (Single Family Residential) Single-family home Residential 

North R-2 (Single Family Residential) Single-family homes; one duplex Residential 

East R-1 (Single Family Residential) Single-family homes Residential 

South R-1 (Single Family Residential) Single-family homes Residential 

West R-1 (Single Family Residential) Single-family homes Residential 

Table 1. Zoning and Land Use 

Discussion 

The applicants want to build a 528 sq ft garage (22 feet by 24 feet), and request a minor variance to 
locate it three feet closer to Carle Avenue.5 They purchased the home in 2019, and have been 
renovating it in a style to maintain and reflect the character and historic values of the almost 200-year-
old home. The renovations include an addition on the south side of the house, facing the rear yard.6 
The west room of the house is only 17 feet from the west property line, encroaching eight feet into 
the required 25-foot front yard. The new south addition is 28 feet from the property line.  

The proposed garage would be 22 feet from the property line, encroaching 3 feet into the required 
yard. This location would provide enough clear sky for the garage’s planned roof-mounted solar panels 
to function reasonably.7 The configuration would maintain the house’s historic view of the rear yard 
and align a proposed sidewalk from the garage to the stoop on the new addition. The applicants have 
already coordinated tree removal and right-of-way activities with Public Works. 

Accessory structures are permitted by right in the R-1 zoning district, and must meet the development 
regulations required by Table VI-3, including a minimum 25-foot front yard along Carle Avenue and 
minimum 18-inch setback for accessory structures along the south property line. The garage would 
meet all other development regulations for the R-1 district. 

Variance Criteria  

Section XI-3.C.2 of the Zoning Ordinance requires the Zoning Board of Appeals to make findings 
based on variance criteria. The Zoning Board of Appeals must first determine, based on the evidence 
presented, whether there are special circumstances or special practical difficulties with reference to the property 
concerned, in carrying out the strict application of the ordinance and why, if granted, the variance will 
serve the public interest, or will not unreasonably hinder and impair the public interest. This criterion 
is intended to serve as a minimum threshold that must be met before a variance request may be 
evaluated. Other than meeting Criterion 1, there are no other requirements, such as meeting a certain 
number of criteria.  

The following is a review of the criteria outlined in the ordinance, followed by staff analysis: 

1. Are there special circumstances or special practical difficulties with reference to the parcel concerned, in 
carrying out the strict application of the ordinance? 

The special circumstances of this parcel are the three conditions that together, but not individually, 
significantly reduce the parcel’s gross area of 16,348 sq ft area to its buildable area of 6,000 sf: the 

                                                 
5 Exhibit D – Variance Application – Site Plan. 
6 Exhibit F – Site Photos & Aerials. 
7 Exhibit D – Variance Application – Solar Rendering. 
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75-foot front yard along Michigan, the 25-foot front yard along Carle, and the 7.5-foot rear utility 
easement. 

Staff find this criterion met. 

2. The proposed variance will not serve as a special privilege because the variance requested is necessary due to 
special circumstances relating to the land or structure involved or to be used for occupancy thereof which is 
not generally applicable to other lands or structures in the same district. 

The requested variance will not serve as a special privilege because there are only four parcels in 
the city that exhibit  the three existing conditions that together create the special circumstances to 
be addressed by the variance: these are the four corner lots in Hubbard’s Trace along Michigan 
Avenue. There are an additional ten corner parcels that have a 75-foot front yard and 25-foot front 
yard – two in Hubbard’s Trace and eight in the University Heights subdivision to the west – but 
none of these also require a 7.5-foot rear yard easement.  

Staff find this criterion met.   

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

The applicants did not create the existing conditions, including the rear yard utility easement. 

Staff find this criterion met.   

4. The variance will not alter the essential character of the neighborhood. 

The garage would be consistent with the essential character of the neighborhood, which includes 
other nonconforming homes and garages that encroach into their front yards.8 The garage would 
still be set back further from Carle Avenue than the house and would be smaller than the maximum 
size allowed for accessory structures (528 sq ft versus 750 sq ft). 

Staff find this criterion met.   

5. The variance will not cause a nuisance to the adjacent property. 

The garage will not create a nuisance because its distance from adjacent intersections and access 
drives conforms with current access guidelines.9 The 7.5-foot utility easement requires it to be 
further from the rear property line than the typical 18-inch setback for a garage. 

Staff find this criterion met.   

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

The applicants are requesting the variance to improve the view of their rear yard and reduce 
impervious area and stormwater runoff. The variance is less than the existing encroachment of the 
house into the front yard. Staff find that the applicants would be able to build a garage without the 
requested variance that would meet all development requirements, with a roof-mounted solar 
energy system, and leave a usable back yard. 

                                                 
8 Exhibit D – Variance Application – Comparable Setbacks. Staff found examples of nearby lots whose houses 
encroached into required front yards, and one where a detached garage encroaches 11 feet into the required front yard. 
9 Access Management Guidelines for the Urbanized Area (CUUATS, 2013); Utility and Right-Of-Way Permit Standard 
Details (Urbana Public Works Department, 2022). 
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Staff find this criterion not met. 

Overall, staff find that five of the six criteria weigh in favor of granting the minor variance. 

Public Notice and Input 

Staff published a legal ad in The News-Gazette to notify the public of the request and public hearing 
15 days prior to the Zoning Board of Appeals meeting. Staff sent letters to 44 neighboring property 
owners (within 250 feet of the subject property) notifying them of the request, and posted a public 
hearing sign on the property. Staff received two letters of support.10 In addition, the applicants 
distributed letters to the neighbors and received one letter of support.11 

Summary of Findings 

Daniel Gilbert and Amanda Ciafone request a minor variance to reduce the required front yard along 
Carle Avenue from 25 feet to 22 feet at 309 West Michigan Avenue in the R-1 (Single Family 
Residential) Zoning District, to allow construction of a garage.  

1. The special circumstances of this parcel are the three conditions that together, but not 
individually, significantly reduce the parcel’s buildable area: the 75-foot front yard along 
Michigan, the 25-foot front yard along Carle, and the 7.5-foot rear utility easement. 

2. The requested variance will not serve as a special privilege because only four parcels in the city 
exhibit these three conditions. 

3. The requested variance would remedy an existing condition of the rear yard utility easement 
that was not created by the applicants. 

4. The accessory structure would be consistent with the essential character of the neighborhood, 
which includes other garages that encroach into their front yard. 

5. The accessory structure will not create a nuisance, as it will conform with current access 
guidelines and be further from the rear property line than typically required,. 

6. The variance is not required to build a functional garage with a roof-mounted solar system 
and still have a usable back yard. 

Options 

The Zoning Board of Appeals has the following options in Case No. ZBA-2024-MIN-01: a minor 
variance to reduce a required front yard: 

1. Approve the variance as requested based on the findings outlined in this memo; or 

1. Approve the variance with certain terms and conditions; or 

2. Deny the variance request. 

If the Zoning Board of Appeals elects to recommend conditions or recommend approval of the 
variances on findings other than those articulated herein, they should articulate findings accordingly.  

                                                 
10 Exhibit H – Communications 
11 Exhibit D – Variance Application – Neighbor Communications 
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Recommendation 

Based on the evidence presented in the discussion above, staff recommends that the Zoning Board 
of Appeals APPROVE the proposed Minor Variance in case ZBA-2024-MIN-01, with one condition: 

1. Construction must be in general conformance with the attached site plan. 

Attachments:  Exhibit A – Location Map 
 Exhibit B – Zoning Map 
 Exhibit C – Future Land Use Map 
 Exhibit D – Variance Application 
 Exhibit E – Historic Resources Survey Form 
 Exhibit F – Site Photos & Aerials 
 Exhibit G – Plat of Hubbard’s Trace (1914) 
 Exhibit H – Communications 
  

cc: Dan Gilbert & Amanda Ciafone, Applicants/Owners 
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R-1 Address Detached
garage
setback

Photo

1506 (corner
w/ )

15’ 6”

1506 S. Orchard (on
corner w/ Delaware,
off Orchard)

21’

308 W. Florida (corner
w / Carle, off Carle)

23’

Exhibit D - Variance Application

26



511 W. Pennsylvania
(corner w/ Orchard,
off Orchard)

23’ 6”

R-2 Address Detached
garage
setback

Photo

501 W. Illinois (corner
w/ McCullough, off
McCullough)

18’ 5”

412 W. Washington
Ave. (corner with
McCullough, off
McCullough)

19’

Exhibit D - Variance Application

27



806 S. McCullough St. 19’ 2”

713 W. Oregon Ave.
(on corner with Busey,
off Busey)

20’

502 W. Nevada Ave
(corner with
McCullough, off
McCullough)

23’ 9”
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Dear future neighbors,

Thank you for putting up with all the construction commotion at 309 W. Michigan (the brick house on
the SE corner of Michigan and Carle). We expect that work on the house will be complete in late
spring. We can’t wait to be able to move in, and we look forward to properly introducing ourselves to
those of you we haven’t yet met.

We wanted to let you know about a request we will be filing with the City of Urbana for a minor
variance from the Zoning Ordinance in order to locate our garage 3 feet closer to Carle Avenue than
otherwise allowed on a corner lot’s second front yard. Instead of a 25’ driveway we would like to have
a 22’ driveway.

We are planning to build a one-story, two-car garage, with solar panels installed on the south slope of
the roof. The 22’ x 24’ structure will be located at the southern end of our property. Whereas garages
are allowed to be 18” from a property line, due to a city easement for a storm sewer that runs
east-west at the south of the property, we must leave 7.5’ of clear space between the garage and the
southern property line. By placing the garage 22 feet east of Carle Avenue we will be able to:

maximize the continuous green space in our yard
limit pavement and stormwater runoff
achieve optimal location for solar panels
ensure a clear sidewalk
maintain a setback consistent with the home and several garages in the neighborhood

Feel free to be in touch with us (Amanda Ciafone 203-988-4687 and Dan Gilbert 203-988-4797) with
questions or comments.
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From:
To:
Subject:
Date:

Amanda Ciafone
Ricci, Marcus
Fwd: 09 Michigan
Thursday, February 1, 2024 3:37:45 PM

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

---------- Forwarded message ---------
From: < >
Date: Tue, Jan 9, 2024 at 8:23 AM
Subject: 09 Michigan
To: < >, < >

Hi Amanda and Dan:

Thanks for your informative flyer about your garage plans.  I’m happy to support these.  If it
matters, you can say that the 402 W. Pennsylvania homeowner is in favor of granting this
variance.

Looking forward to having you all as neighbors.

Best,

Andy Gewirth
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     Exhibit  – Site Photos & Aerials 

Figure 1. W Michigan & Carle Avenue, facing south. 

Figure 2. Carle Avenue, facing southeast (note extensive trees). 
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     Exhibit  – Site Photos & Aerials 

Figure 3. West yard, facing south (note flag at NW point of garage location). 

Figure 4. Carle Avenue, facing east (note flag at NW point of garage location and extensive trees). 
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     Exhibit  – Site Photos & Aerials 

Figure 5. Proposed location of garage. 

17’

22' 

7.5’ 
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1

Ricci, Marcus

From: Andrew Haglund <XX>
Sent: Thursday, February 8, 2024 5:36 PM
To: Ricci, Marcus
Subject: Support for ZBA-2024-MIN-01

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

I support ZBA‐2024‐MIN‐01 

I live at <redacted>. 

Thanks, 
Andrew Haglund 
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1

Ricci, Marcus

From: DFairchild Ruggles <XX>
Sent: Tuesday, February 13, 2024 11:34 AM
To: Ricci, Marcus
Cc: Dan Gilbert
Subject: 309 West Michigan Avenue - ZBA-2024-MIN-01 - Support Letter

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

I am writing to express support for the variance requested by Dan Gilbert and 
Amanda Ciafone at their residence, 309 W Michigan Avenue. 

D. Fairchild Ruggles
<address redacted>
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