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July 12,2017

Rock Island Board of Zoning Appeals
Council Chambers—Third Floor—City Hall
1528 — 3" Avenue
Regular Meeting Agenda
July 12, 2017
7:00 PM

Call to Order and Roll Call
Procedural Explanation

Public Hearing #2017-07: The applicant, Randy Dickson/U-Haul Company of lowa and
[llinois, has filed a request for a special exception for an authorized use (mini-warehousing

uses as identified in the Zoning Ordinance) in a B-4 (highway/intensive business) district at
3840 46™ Avenue (Blackhawk Road).

Public Hearing #2017-13: The applicant, Tia Edwards/Rock Island Academy, has filed a

request for a variance to replace an existing lighted freestanding sign (4’ x 6°) with a LED
lighted sign (3.5° x 6" and 6.5” in height) in an R-4 (one to six family residence) district at
930 14" Street.

Public Hearing #2017-14: The applicant, Lance Clark/Frances Willard School, has filed a
request for a variance to replace an existing lighted freestanding sign (4° x 8 in area and 7° 6”
in height) with a LED lighted sign (3.5’ x 6" in area and 11” x 8” in height) in an R-3 (one
and two family residential) district at 2503 9™ Street.

Public Hearing #2017-15: The applicant, Hodge Construction (for Augustana College), has
filed a request for a variance of 18 feet of the 25 foot front yard setback requirement in an
U-1 (university and college) district at approximately 3140 5™ Avenue.

Public Hearing #2017-16: The applicant, Elizabeth Behrens, has filed a request for a
variance of six-inches of the 3.5 foot maximum fence height in a front yard in an R-2 (one
family residence) district at 4403 40™ Avenue Court.

Other Business

Adjournment



REPORT

TO: Board of Zoning Appeals

FROM: Community and Economic Development Department
Planning and Redevelopment Division

DATE: July 5, 2017

SUBJECT:  Case #2017-07- Request for a special exception for an authorized use (mini-
warehouse) in a B-4 (highway/intensive business) district.

Applicant:
Randy Dickson/U-Haul Company of lowa and Illinois

Location:
3840 46" Avenue (Blackhawk Road)

Request:
To allow a special exception for an authorized use (mini-warehousing use as identified in the

Zoning Ordinance) and site plan review in a B-4 (highway/intensive business) district.

Size of Property:
The property measures 392.99° x 171.42° x 200° x 363° x 715° x 85.27" x 191.46 x 48.74" x 30’
x 130.10" x 60.42° x 95.13° x 41.27" (approximately 424,884 square feet, or 9.754 acres in area).

Zoning History:
No zoning files on record. The former K-Mart commercial retail use dates back to the late
1970’s.

Existing Land Use and Zoning:

The site is occupied by U-Haul truck renting and small sales area for boxes and other accessories,
zoned B-4. To the east and west are retail, banking and restaurant uses, zoned B-4. To the
northwest are restaurant, office and service uses, zoned B-4. Directly to the north is an
undeveloped property located in unincorporated Rock Island County, zoned R-1, (one family
residential). To the south is single family residential uses also located in unincorporated Rock
[sland County, also zoned R-1.

Topography:
The site slopes down from approximately five feet from 46™ Avenue Blackhawk Road). The

balance of the site is generally flat with a gentle slope south towards the Rock River..

Affected Requirements:
The zoning ordinance requires a special exception to authorize mini-warehousing uses in a B-4




zoning district (Section 28.4 of Zoning Ordinance). The applicant proposes to use the former
retail structure as an interior self storage facility (identified as a mini-warchousing use in Zoning
Ordinance).

Conditions for Authorized Use:

1. Reasonable Return: The proposed authorized use with its site improvements
(landscaping, building painting signage and parking lot resurfacing and interior access to
commercial property to east and out lot at the northwest corner) will improve the return
on the property and the commercial corridor.

2. Unique Circumstances: The site is a corner lot with two front yards.

3. Character Alteration: The proposed use with the proposed commercial out lot will not
alter the character of the neighborhood.

Analysis:

The former K-Mart building had been in retail commercial use for almost 40 years before its
closing in recent months. The City has been involved in promoting the building for retail use
since the announcement was made of its closing because of its importance as the largest
commercial building and site along the Blackhawk Road corridor, which is an important
commercial corridor for the City. The applicant has understood and responded to the City’s
interest in expanding commercial development along Blackhawk Road and has revised its
signage and site plan to accommodate a new out lot for an additional commercial use along with
the proposed interior self storage facility.

The applicant has removed its request for a variance that would allow construction of a second
principal building on the site, which was proposed as an approximate 1,000 square toot outdoor
access “mini-warehouse” storage structure at the northwest corner of the site. Instead, the
applicant now proposes to create an approximate 31,525 square foot out lot that would be made
available for other commercial uses allowed within the B-4 zoning district. This corner location
at a major intersection would provide an opportunity to attract a retailer and/or restaurant to this
busy intersection site making up for some of the sales tax lost when K-mart closed.

The applicant has also revised its proposed freestanding sign to re-use the existing freestanding
sign used by K-mart (see freestanding sign drawing). The proposed sign area will be a reduction
from the previous UHaul proposal (148 total square feet in proposed signareato 6’ 97 x 12 57,
or approximately 84 square feet). The proposed 84 square feet total would be the same sign area
for the former K-mart freestanding sign as it will use the same “sign cabinet” space and support
standards. The freestanding sign change, along with the proposed reduction of attached signage
facing Blackhawk Road eliminates the need for a total sign area variance for the site. Proposed
attached signs facing north have been reduced from 260 square foot total sign area to 210 square
feet in sign area. Finally, attached signs are also proposed for the west fagade in a proposed
interior load/unload area for the inside climate controlled storage proposed for the authorized
use. This attached sign area is allowed by the Sign Ordinance without a variance because it faces
38" Street, rather than Blackhawk Road. The applicant has also agreed to paint the building new
colors to upgrade the site.



The applicant has also added a significant amount of landscaping to the perimeter and on
“islands”™ within the existing parking lot on the site. Currently there are approximately 6
perimeter canopy trees along Blackhawk Road and 38" Street. The applicant proposes to have
total of 16 canopy trees to this perimeter area. Currently there are 15 existing canopy tees
allocated at various islands within the parking lot. The applicant proposed a total of 27 island
trees. Finally, there are approximately 6 additional perimeter trees to the west of the structure
adjacent to a private drive that extends south from 38" Strect. The applicant proposes 11
additional canopy trees along with maintaining the 6 existing canopy trees. Landscaping along
the south and east property lines adjacent to an existing parking lot between the site and Rock
Valley Plaza will remain. This parking lot is not visible from Blackhawk Road and is unlikely to
be used by UHaul customers.

The applicant will resurface the existing parking lot to the north and west of the structure and
maintain existing access points on Blackhawk Road and 38™ Street. The applicant proposes a
new interior access from the interior drive along the east side of the site that would provide better
custormer access for businesses located in the commercial structure located to the east at 3850
Blackhawk Road. Currently, customers for businesses in this building (identified as Leveraged
Holdings Inc. on site plan) must access it via several turns from Rock Valley Plaza. This new
more visible access should increase the vitality for this adjacent commercial building.

The subject site is located in an area of the city that the Zoning Ordinance identifies as the
Riverfront Corridor Overlay District. This Overlay District evolved from the original Blackhawk
Road Overlay District that was developed following the adoption of the Blackhawk Road
Corridor Development Plan in December 1984. The Riverfront Corridor Overlay District was
adopted in 1988 and it extends along the Mississippi River and Rock River (see attached map).
Section 33.1 of the Ordinance identifies the intent of the Overlay District as the following:

e  To recognize, preserve, maintain and promote economically viable uses that are a
benefit to the City;

s To maximize public benefit for further development of the riverfront area;

s  To provide for improved scenic and aesthetic controls;

e  To recognize the riverfront area as a visual, environmental and recreational
resource that affects and benefits the City as a whole;

e To protect adjacent properties from the negative effects of incompatible
development,

e To establish a physically attractive pattern of development for the general welfare
of the City.

Section 33.6 of the Zoning Ordinance identifies “Development Incentives™ if the property owner
provides public pedestrian/bike easements “running continuously through the property”. There
are no current public easements for the site, or adjacent commercial sites, but the applicant has
agreed to be “open to finding an agreeable location in the future”



Section 33.9 identifies “Performance Standards for Site Development”, which include the
following:

e To screen incompatible land uses and protect residential area from negative
effects such as noise, glare and litter;

s To provide a visually attractive site design;

o To encourage the creative use of landscaping to frame or enhance views and vistas
and discourage the obstruction of existing views;

¢ To be sensitive to the environmental nature of the riverbank by limiting its
alteration except as necessary.

Staff believes that the improved site plan and proposed use meet the intent and performance
standards for the Riverfront Corridor Overlay District. The site plan identifies additional
landscaping for the large parking lot that will be used for customer parking for UHaul and the out
fot proposed at the corner. Adding significant landscaping in and around the existing parking lot
and resurfacing the parking lot will improve the appearance of the site. Also removing the
proposed outdoor mini-warehouses at the northwest corner will improve the appearance and
provide a space for a new commercial use at the intersection . Reducing the sign area and
painting the building will also improve the appearance of the site.

Recommendation:

Staff recommends that the special exception to authorize the interior self-storage facility (mini-
warehousing use as identified by the Zoning Ordinance) and submitted site plan with
landscaping, signage and other site improvements and proposed out lot at the northwest comer of
the site be approved because the proposed use and site plan will improve the return on the
property and commercial corridor, the lot is a corner lot with two front yards and it will not alter
the character of the neighborhood.
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REPORT

TO: Board of Zoning Appeals

FROM: Community and Economic Development Department
Planning and Redevelopment Division

DATE: July 3, 2017

SUBJECT: Case #2017-13- Request for a variance to replace an existing lighted freestanding
sign (4> x 6°) with a LED lighted sign (3.5’ x 6" and 6.5 * in height) in an R-4 (one
to six family residence) district.

Applicant:
Tia Edwards/Rock Island Academy

Location:
930 14™ Street

Request:
To allow a variance to replace an existing lighted freestanding sign (4’ x 6°) with a LED lighted

Sign (3.5” x 6 and 6.5° in height) in an R-4 (one to six family residence) district.

Size of Property:
The property measures 300° x 360” x 200 x 80” x 80” x 350” x330" x 290" x 90" x 350
(approximately 198,000 square feet in area).

Zoning History:
Board of Zoning Appeals Case #97-22- Request for variance to allow a lighted sign at the same
location was approved.

Existing Land Use and Zoning:

The site is occupied by a public elementary school. To the north are several single family
residences and vacant parcels, zoned B-3 and R-4. To the east, south and west are several single
family and duplex structures, zoned R-4.

Topography:
The site slopes up one to two feet from street level.

Affected Requirements:

The sign ordinance requires a variance to locate a lighted 6.5 freestanding sign for an
institutional use in a residential zoning district (Section 6 {a} {6}). The applicant proposes to
install the 21 square foot LED message board sign in the west front yard.




Conditions to Authorize Variances:
1. Reasonable Return: The proposed variance for the LED sign will improve and enhance
the school being able to provide information to parents and the community.
2. Unique Circumstances: None.
3. Character Alteration: The proposed variance will not alter the character of the
neighborhood.

Comments:

The proposed LED sign will be located at approximately the same location as the existing
freestanding sign. The applicant now desires to change the existing sign cabinet for a LED
lighted message board sign similar to other LED signs that have been approved for some
churches and schools in the city. LED signs are more economical to light and messages can be
quickly changed electronically inside the building rather than manually changing the lettering
outside. The height is requested to protect the sign better from vandalism.

Recommendation:

That the variance be approved because it will improve and enhance the school being able to
provide information to parents and the community and it will not alter the character of the
neighborhood.

Stipulation: Staff also recommends there be a stipulation to have the lighting of the sign seton a
timer to turn off at 9:00 p.m.
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REPORT

TO: Board of Zoning Appeals

FROM: Community and Economic Development Department
Planning and Redevelopment Division

DATE: July 3, 2017

SUBJECT:  Case #2017-14- Request for a variance to replace an existing lighted freestanding
sign (4’ x 8 in area and 7’ 6” in height’) with a LED lighted sign (3.5" x 6" in area
and 11° 8” in height) in an R-3 (one and two family residence) district.

Applicant:
Lance Clark/Francis Willard School

Location:
2503 9™ Street

Request:
To allow a variance to replace an existing lighted freestanding sign (4’ x 8’ inarea and 7° 6” in

height’) with a LED lighted sign (3.5° x 6" in area and 11’ 8” in height) in an R-3 (one and two
family residence) district.

Size of Property:
The property measures 305° x 661° (approximately 210,702 square feet in area, or approximately
4.6 acres).

Zoning History:
Board of Zoning Appeals Case #2008-56- Request to allow expansion to the authorized use
(school) was approved.

Board of Zoning Appeals Case #98-37- Request for variances from the Sign Ordinance for a
school identification freestanding sign along 9" Street were approved.

Existing Land Use and Zoning:

The site is occupied by a public elementary school. To the north is a restaurant and single family
residences, zoned R-3. To the east are single family residences, zoned R-3. To the south are
communication antennas, zoned R-3 and offices, zoned B-3. To the west across 9" Sireet are
single family and duplex uses, zoned R-3.

Topography:
The site is flat and slightly above street level.



Affected Requirements:

The sign ordinance requires a variance to locate a lighted sign for an institutional use in a
residential zoning district (Section 6 {a} {6}). The applicant proposes to install the 21 square
foot and 11° 8” LED message board sign in the west front yard.

Conditions to Authorize Variances: '
1. Reasonable Return: The proposed variance for the LED sign will improve and enhance
the school being able to provide information to parents and the community,
2. Unique Circumstances: None.
3. Character Alteration: The proposed variance will not alter the character of the
neighborhood.

Comments:

The proposed LED sign will be located at approximately the same location as the existing
freestanding. The applicant is asking for the increased height to minimize vandalism. The
applicant now desires to change the existing sign cabinet for a LED lighted message board sign
similar to other LED signs that have been approved for some churches and schools in the city.
LED signs are more economical to light and messages can be quickly changed electronically
inside the building rather than manually changing the lettering outside.

Recommendation:

That the variance be approved because it will improve and enhance the school being able to
provide information to parents and the community and it will not alter the character of the
neighborhood.

Stipulation: Staff also recommends there be a stipulation to have the lighting of the sign set on a
timer to turn off at 9:00 p.m.



BOARD OF ZONING APPEALS

“R3

FNMA

| WILLIAM D

TCARPATHIAN ]
CAPITAL FUND

%

CASTANEDA

WARDELL
Al
GUTIERREZ
1SS MACEDONI
BRLY LAKE

9TH

£

PORTER
CHAEL D/NOLA/C
AYERS

PRI
HOUSING
IWUTH

CHS RI LPRI
HOUSING

CHS RIL
AUTH

MARK
SILVESTRI

STREET

J

\

o

1

\
B

Note: The information
presented is not survey accurate
i and is for illustrative purposes only.

CT.

|

J -
L
[ ]
]
L
' g
| o) 5
= g
L_ = :
= £ i
<0 a
E i
| = i
> B
l_ we X2 = E
MURPHY BERNICE 20 2z |EX i
JAMISON JR WHITE SHIRLEY S LuxQ 3T L |
SWAGGARD | |25 |20 | & H
CARMEN SOLIS s W H
a
L}
25TH AVENUE ;
0 o |[ROSAUAIME] &
Proposed LED Sign 0k soLs | =
—-= | SB3REAL | §
Wg ESTRENTALS §
JEFFREYE Y-
'+ MOWERY i
MICHAEL R TR
School et e
[ ]
5=
SULLIVAN H
D
l CRAIG J =
WILKINS u
] §
ROY E : g
MOWERY : : i
] B1 = H ]
i = H
] < foswssessssssgsy
] i = 4 8
] < Do .
3 < xZd
MCC IOWA LLC ok S =__B3
=E & E ]
> w T
= =
g 3 T
= il
h
| S =
27T —

BOARD OF
ZONING APPEALS

2017-14

| | Subject Property

pr.ey: K.G.D.

APPR. Bﬁ 4 s

200
L s— TS

0 50 100 300

City of Rock Island

COMMUNITY AND ECONOMIC
DEVELOPMENT DEPARTMENT
Planning and Redevelopment

Ry

ROCK ISLAND

ILLINOILS




BOARD OF ZONING APPEALS

BOARD OF
ZONING APPEALS

2017-14 Aerial

Subject Property

pr.ey: K.G.D.
appr.BY: R.B./A.F.

0 50 100 200 300
T — ee— TS

City of Rock Island

COMMUNITY AND ECONOMIC
DEVELOPMENT DEPARTMENT
Planning and Redevelopment

Ry

Note: The information : ; 2 SRl = ROCK ISLAND
presented is not survey accurate ILLINOIS

[l

H and is for illustrative purposes only.

|
| e
b T I P e —



this drawing is the sole property of Signs Now and cannot be reproduced in any manner without written permission

PROFPOSED
FRANCES WILLARD ELEM

FRANCES WILLARD ELEMENTARY

105"

LED SIZE
(30.2"X 70.5")
FULL COLOR 16 MM

2503

130 East 53rd Street
Davenport, iowa 52806
sngqc@mchsi.com

563.391.5632

PROPOSED
ROCK ISLAND ACADEMY

105"

ROCK ISLAND ACADEMY

LED SIZE
(30.2"X70.5)
FULL COLOR 16 MM

930

Please check all aspects of this layout; including but not limited to: color, size, materials, and spelling.

Date

Approved

your job will be produced as shown
Date

Changes are needed
proof wili be re-submitted







REPORT

TO: Board of Zoning Appeals

FROM: Community and Economic Development Department
Planning and Redevelopment Division

DATE: July 3, 2017

SUBJECT:  Case #2017-15- Request for a variance from the front yard setback requirements
in a U-1 (university and college) district.

Applicant:
Hodge Construction for Augustana College

Location:
3140 5™ Avenue

Request:
To allow a variance of 18 feet of the 25-foot front yard setback requirement in a U-1 (university
and college) district.

Size of Property:
The entire property measures 1,100° x 976 x 605” x 890° x 444’ x 170” x 130 x 605°
(approximately 991,000 square fect, or 23 acres).

Zoning History:
BZA Case #2012-34- Request for a front yard setback requirement along 5" Avenue for new
seating area for the football field was approved.

Existing Land Use and Zoning:

The site is occupied by the college softball playing field and other college facilities. To the north
is the Quad City Industrial Center and railroad tracks, zoned I-1. To the east are industrial uses
and college facilities, zoned I-1 and U-1. To the south are college facilities, zoned U-1. To the
west are college facilities and single-family residential uses, zoned U-1 and R-3,

Topography:
The site slopes up approximately six feet from street level.

Affected Requirements:

The zoning ordinance requires a 25 foot front yard setback in a U-1 (university and college)
district (Section 21.7). The applicant proposes to construct a press box and adjacent stairs for the
softball facility behind the existing seating area (15” x 8 and 14’ in height) located in the north
front yard.




Conditions to Authorize Variances:

1. Reasonable Return: The proposed softball facility expansion will provide a roof over area for
press and other officials that will improve the softball diamond facility.

2. Unique Circumstances: There are ball diamond and seating bleachers are already located at the
on the property and cannot be relocated on the site.

3. Character Alteration: The proposed softball facility expansion will not alter the characier of
the neighborhood.

Comments:
The proposed site is also the only feasible location for the press box due to underground utilities
in the area and the close proximity to home plate.

Recommendation:

That the variance be approved because the softball facility expansion will provide a improvement
to the athletic facility, there are existing bleacher seating located at the site and it will not alter
the character of the neighborhood.
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REPORT

TO: Board of Zoning Appeals

FROM: Community and Economic Development Department
Planning and Redevelopment Division

DATE: July 3, 2017

SUBJECT: Case #2017-16- Request for a variance for a 4 foot ornamental fence in the west
front yard in an R-2 (one family residence) district.

Applicant:
Elizabeth Behrends

Location:
4403 40™ Avenue Court

Request:
To allow a variance of six-inches of the 3.5 foot maximum front yard fence height requirement in

an R-2 (one family residence) district.

Size of Property:
The property measures 47.5” x 173’ (approximately 8,217 square feet in area).

Zoning History:
None.

Existing Land Use and Zoning:
The site is occupied by a single family residence, zoned R-2. The neighborhood is a single
family residential area, zoned R-1 and R-2.

Topography:
The site slopes up approximately one foot from street level.

Affected Requirements:
The zoning ordinance requires a maximum fence height of 3.5 feet in a front yard (Section 8.5A).
The applicant proposes to install a four foot tall ornamental fence in the west front yard.

Conditions to Authorize Variance:
1. Reasonable Return: The proposed fence will improve the return on the property.
2. Unique Circumstances: The site is a corner lot with two front yards.
3. Character Alteration: The proposed variance will alter the character of the neighborhood.




Comments:

Currently there is not a fence in the west yard. The front yard fence will be located to the east of
the landscaping identified in the site photo. The location will be approximately 96 feet from the
corner of the property, so there will not be any visibility obstruction. The proposed ornamental
style fence will be an attractive addition to the property and is needed because the applicant has
two large dogs.

Recommendation:
That the variance be approved because it will improve the return on the property, the lot is a
corner lot with two front yards and it will not alter character of the neighborhood.
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