
          
    

 #2011-43 
Uteg Apartments 

           Project Review for Planning and Zoning Commission 
     
 

Meeting Dates:  October 5, 2011 
 
Request: The construction of a new parking area off Uteg Street, which 

requires variations to: 
A. Article 4-200 C Arrangement to allow the maneuvering 

incidental to parking and unparking on the public street and 
right-of-way, and 

B. Article 4-200 E. 1 a. to allow a 0 foot setback, a 20 foot 
variation. 

 
Location: Uteg Street (223-225 Uteg Street) 
 
Acreage: Approximately 2 acres  
 
Existing Zoning: R-3B Multi-Family Residential 
 
Surrounding Properties: North: R-3A Two Family Residential 

South: B-2 General Commercial 
 East: R-3B Multi-Family Residential 
 West: R-3A Two Family Residential 

  
Staff Contact:   Elizabeth Maxwell (815.356.3615) 
________________________________________________________________________ 
 

Background:    
The City does not have a building permit file on when this complex was constructed.  The first 
permit record we have is for a re-roof in 1977.  It is assumed that the buildings were constructed 
15-25 years before that.  The parking requirement in 1949 required 1 space per each unit.  The 
parking requirement in 1959 through the 1970’s was 1.5 spaces per each unit.  Utilizing 1.5 
spaces per unit this complex was required to have 72 parking spaces, it has 73.  Since more 
working families have multiple vehicles, parking requirements have increased.  The current 
UDO requires 1.5 spaces per 1 bedroom unit, 2 spaces per 2 bedroom unit and 0.25 spaces guest 
parking per unit, for a total of 96 spaces required.  The petitioner is proposing to add these 
additional 23 spaces in the parkway area of Uteg Street.   
 
Land Use Analysis:  
SITE 

• Site is zoned R-3B allowing multi-family. 
• Six existing two-story buildings. 
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• Each building contains 4 one-bedroom and 4 two-bedroom units for a total of 48 units. 
• Residents were utilizing an adjacent parking lot to park their vehicles.  This property was 

redeveloped into O’Reilly’s and can no longer be used by the residents.   
• The owner has not explored leasing spaces from other adjacent property owners. 
• Temporary parking was created with caution tape and gravel in front of the units creating a 

tandem parking situation.  This is in violation to the ordinance for doing work without a 
permit, an unacceptable surface (gravel), no ADA compliance, and tandem parking.  A 
letter to correct the situation was sent to the property owner.  

 

     
 

    
 
 
PARKING 

• The site provides 73 parking spaces. 
• Current standards require 96 parking spaces. 
• Proposed improvements will bring the site into compliance with the parking quantity 

requirements, but not parking lot standards. 
• The on-street parking could compromise snow plowing and street cleaning efforts if 

vehicles were to overhang into the travel lane. 



Uteg Apartments  October 5, 2011 
Variation 
 
 

 

 
3

LANDSCAPE 
• Existing street trees will be retained in parking lot islands in the proposed parking lot 

configuration. 
• The landscape islands will likely be used to pile snow from the adjacent parking spaces 

so no additional shrubs are recommended in these islands. 
 
 
Findings of fact: 
Zoning Ordinance Variation 
The petitioner is requesting zoning variations from Article 4-200 C and Article 4-200 E. 1 a. to 
allow the maneuvering incidental to parking and unparking on the public street and right-of-way, 
with no parking lot setback.  The granting of a variation rests upon the applicant proving 
practical difficulty or hardship caused by the Zoning Ordinance requirements as they relate to the 
property.  To be considered a zoning hardship, the specific zoning requirements; setbacks, lot 
width and lot area must create a unique situation on this property.  It is the responsibility of the 
petitioner to prove hardship at the Planning and Zoning Commission public hearing.  At the time 
the apartment complex was constructed it was in compliance with the parking requirements.  The 
petitioner has looked at ways to add additional parking on-site and it is not feasible.   
 
Before recommending any variation, the Planning and Zoning Commission and the City Council shall 
first determine and record its findings that the evidence justifies the conclusions that the variation: 
 
1. Will not impair an adequate amount of light and air to adjacent properties; 
2. Will not unreasonably diminish the value of adjacent property; 
3. Will not unreasonably increase the congestion in the public streets or otherwise endanger 

public safety; and 
4. Is in harmony with the general purpose and intents of the Zoning Ordinance. 
 
Where the evidence is not found to justify such conditions, that fact shall be reported to the City 
Council with a recommendation that the variations be denied.   
 
 
Recommended Conditions:  
If a motion to recommend approval of the petitioner’s request is made, the following conditions 
are recommended: 
 
1. Approved plans, reflecting staff and advisory board recommendations, as approved by the 

City Council: 
A. Application (George Ieremcuic, received 08/31/11) 
B. Request letter (True North Properties, dated 08/25/11, received 09/27/11) 
C. Plans (Terra Architects, dated 08/25/11, received 09/27/11) 
 

2. Parking Plan 
A. Parking stalls shall be increased in depth to at least 19 feet and allowing for a 1.5 foot 

overhang onto the sidewalk.   
B. The sidewalk shall be a minimum of 5 ½ feet to accommodate the vehicle’s overhang. 
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C. The existing north end of the parking lot illustrates striping for partial parking spaces, this 
striping shall be removed and hatched or this area should be converted to turf. 

D. In operable vehicles shall not be parking in this new parking area. 
E. The roadway curb line shall continue as a depressed curb between the roadway travel 

lanes and this parking area to differentiate the public verses private responsibility. 
F. Vehicles parked in this parking area shall not overhang the curb line into the travel lane. 
G. Increase the driveway width of the main parking area to 24 feet. 

 
3. Per the letter from the Building Commissioner on June 24, 2011, the gravel shall be removed 

and restored with turf grass. 
 

4. Complete engineering plans are required to illustrate how stormwater will be retained on site 
from the additional impervious surface. 

 
5. It is highly likely that city snow removal on Uteg Street will trap cars in this parking area.  

Snow removal by vehicle owners shall not be placed in the travel lanes of Uteg Street.  Snow 
will need to be removed and located on the subject property only.  Shoveling snow into the 
street is a violation of the City Code. 

 
6. A Plat of Dedication shall be provided for review and recordation for Uteg Street. 

 
7. If approved, and prior to construction, the owner must provide proof that adjacent property 

owners were contacted about these residents utilizing their commercial lots. 
 

8. In all future leases, including lease renewals, the number of vehicles per unit shall be limited 
to two vehicles per unit.   

 
9. As an alternative to the new parking area, the owner should explore a variation for tandem 

parking in locations closer to the building.  A review would need to be completed to ensure 
life safety codes, ADA accessibility, and engineering stormwater requirements could be met. 

 
10. The following Variation is hereby granted: 

A. Article 4-200 C Arrangement to allow the maneuvering incidental to parking and 
unparking on the public street and right-of-way, and 

B. Article 4-200 E. 1 a. Parking Lot Setbacks to allow a 0 foot setback, a 20 foot variation..  
 
11. The petitioner shall address all of the review comments and requirements of the Engineering 

and Building, Fire Rescue, Police, Public Works, and Planning and Economic Development 
Departments. 
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