STAFF REPORT
Decatur Zoning Board of Appeals
Hearing Date
June 13, 2019
Case No.
19-04
Property Location 111/135 East Main Street
Request
A variance to reduce the minimum front yard parking setback from five (5)
feet to zero (0) feet along East Main Street and South Water Street, and to
reduce the minimum parking aisle width required of the one-way, 60-degree
angled parking spaces from eighteen (18) feet to sixteen (16) feet for the
redesign and reconstruction of an existing parking lot at 111/135 East Main
Street in the B-4 Central Business District.
Petitioner
Main Place Properties LLC
Representative
Mary Cave and Jonas Ozier, Chastain & Associates, LLC

BACKGROUND
The subject site is located at the southeast corner of East Main St. and South Water Street within
downtown. Currently, there is an existing parking lot on the property. The petitioner’s intent is to
expand the number of stalls from 43 existing parking stalls to 67 by redesigning and
reconstructing the parking layout. The existing parking lot currently serves a two-story office
building to the west. This building used to be a bank with a drive-through facility between the
building and the parking lot. The drive-through lane has remained to date.
Surrounding Land Use and Zoning
Direction
Subject Property
North
South
East
West

Existing Land Use
Parking lot
Mixed Use
Office
Office
Office

Zoning
B-4
B-4
B-4
B-4
B-4

Comprehensive Plan
Retail
Retail
Retail
Retail
Retail

REQUEST
As a result of the proposed redesign of the parking lot layout, the petitioner is requesting a
variance to reduce the minimum front yard parking setback from five (5) feet to zero (0) feet
along East Main Street and South Water Street, and to reduce the minimum parking aisle width
required of the one-way, 60-degree angled parking spaces from eighteen (18) feet to sixteen (16)
feet in order to gain twenty-four (24) extra parking stalls from forty-three (43) to sixty-seven
(67).
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STAFF ANALYSIS
According to the City of Decatur Zoning Ordinance, a variance must meet three standards in order
to be granted. The first standard requires the applicant to show that the property in question is in
harmony with the general purpose and intent of both City of Decatur Comprehensive Plan and
regulations of the Zoning Ordinance. Per the City of Decatur Comprehensive Plan, the Future
Land Use: Planning District 6 identifies the property in question as “Retail.” Key development
strategies #4 and #5 are for properties within the downtown near this project, but do not translate
well into the implementation for this project. Key development strategy #4, for property closest
to this project, reads, “Redevelop underutilized downtown parking area to accommodate a major
hotel and event center bounded on the south by a reconstructed road which connects Williams
and Prairie.” This project is one block south of this area, and the petitioner does not intend to
redevelop the parking lot into a hotel. Key development strategy #5 is to construct a greenway on
Jackson Street, which does not apply to this project.
Currently, there are 43 parking stalls in the existing parking lot, serving the adjacent office
building, which is two stories with 19,900 total square feet. The Zoning Ordinance requires
professional offices to have a one (1) parking space for every 300 square feet. Thus, 67 parking
stalls are required. The parking lot currently is not meeting this ordinance requirement, because
the building was built before the adoption of the current Zoning Ordinance.
As shown on the proposed site plan, on the east side of the property line, a continuous curb is to
be constructed instead of using parking blocks. Constructing a curb at the eastern property line
would diminish the required eighteen (18) feet for the depth of angled parking spaces. While
sixteen and three-quarters (16.75) feet is shown for the depth of the parking stalls to the east, the
request is for sixteen (16) feet which, if approved, the redesign would be in compliance of this
ordinance. This extra three quarters of a foot gives room to place parking blocks, a curb and
fence along the parking limits. The petitioner has agreed to constructing a fence along north and
east with openings at the property lines. This would provide a physical barrier to prevent vehicles
from overhanging into the right-of-way or sidewalk. The petitioner’s request for a front yard
parking setback of zero (0) feet in lieu of the feet (5) feet will be in harmony with the general
purpose and intent of the Zoning Ordinance.
The second standard requires the applicant to demonstrate the existence of practical difficulties
or a non-economic hardship. The representative mentioned it is difficult to find off-street parking
during business hours. They also mentioned that the reduced front yard parking setback and a
reduced parking aisle would allow maximum number of parking stalls be provided. Staff
recognizes the representative that this area of downtown is very busy and parking availability is
limited at peak hours. In staff’s opinion, a practical difficulty does exist as far as parking is
concerned. As a result, the second standard can be met.
The third standard requires the applicant to show that the variance, if granted, would not alter the
essential character of the locality or have a negative impact on the surrounding properties. Also,
this variance, if granted, should not impair the supply of light or air to adjacent properties.
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Staff believes granting a variance for reduced front yard parking setback and a reduced parking
aisle width should not alter the essential character of the locality. The proposed sixteen (16) feet
in lieu of the required eighteen (18) feet parking aisle width would narrow the aisle for
traffic circulation within the parking lot. Nevertheless, the Institute of Transportation Engineers
(ITE) recommends a minimum aisle width of sixteen (16) feet at a 60-degree angled parking
stall. Other cities such as Bloomington, IL, Urbana, IL and Forsyth, IL allow the same minimum
width. City of Decatur Engineering staff agree that sixteen (16) feet is a sufficient aisle width for
a one-way circulation parking layout. Given review feedback from Engineering and Planning
staff, research result of other cities, and the ITE support an aisle width of sixteen (16) feet
between parking stalls on a 60-degree angle, therefore staff believes that the third standard can
be met.
STAFF RECOMMENDATION
Staff recommends approval of the reduction of the front yard parking setback from five (5) feet to
zero (0) feet, and the reduction of the minimum parking aisle width required of the one-way,
60-degree angled parking spaces from eighteen (18) feet to sixteen (16) feet subject to the
following conditions:
1. Construct a continuous curb of minimum six (6) inch in width and height along the
eastern property line and install parking blocks.
2. Install a rod-iron fence at minimum two and half (2.5) feet in height along the north and
east property lines with openings for pedestrians.
ZBA ACTION
The Zoning Board can approve the variance request as presented, deny the variance request or
modify the request as deemed appropriate.
This report constitutes the testimony and recommendation of the Planning and Sustainability
Division, Economic and Community Development Department.

Scott Dedert
Senior Planner

ATTACHMENTS
1. Petition
2. Site Plan
3. Location Map
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