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Planning Commission
June 9, 2022

Z22-18
Root 18 CrossFit Parking
Property Owner:

Van-Park Properties LLC

Applicant:

Carlin Vandendriessche

Location:

600 West Liberty Street

Zoning:

C-1 (Local Commercial)

Request:

Area Variance to Section 1145.04(g) and 1145.09(b) to allow parking within the front
setback and without a visual barrier

LOCATION AND SURROUNDING USES

The subject site is composed of 0.70 acres located on the south side of West Liberty Street and the west side of
Medina Street. Adjacent properties include the following uses and zoning:
•
•
•

North – Parking and Railroad
South – Railroad
West – Retail (C-1) and Railroad

BACKGROUND & PROPOSED APPLICATION

•

East – Restaurants (C-1 and C-3),
parking (C-3), Museum (P-F) and
Single-Family Residential (R-3)

The site currently contains Root 18 CrossFit which incorporates small gravel parking lots in the front and rear
of the building. The applicant is proposing a 1,840 sq. ft. (40 ft. x 46 ft.) front addition and the improvement
and expansion of the parking area to the rear of the building.
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PARKING SETBACK REQUIREMENTS (SECTION 1145.04(g))

Section 1145.04(g) states that there shall be a 10 ft. wide landscaped strip between the parking area and the
street right-of-way. The proposed rear parking lot is located at a 2 ft. setback from the Medina Street right-ofway and is not landscaped.

PARKING SCREENING REQUIREMENTS (SECTION 1145.09(b))

Section 1145.04(g) states that a visual barrier shall be incorporated between parking areas and a street rightof-way. The proposed rear parking lot does not have a visual barrier from Medina Street.

STANDARDS FOR VARIANCES AND APPEALS (SECTION 1107.08(i))

Factors applicable to area or size-type variances ("practical difficulty"). The applicant shall show by a
preponderance of the evidence that the variance is justified, as determined by the Board. The Board shall weigh
the following factors to determine whether a practical difficulty exists and an area or size-type variance should
be granted:
A.
B.
C.
D.
E.
F.
G.

Whether the property in question will yield a reasonable return or whether there can be any beneficial
use of the property without the variance;
Whether the variance is substantial;
Whether the essential character of the neighborhood would be substantially altered or whether
adjoining properties would suffer substantial detriment as a result of the variance;
Whether the variance would adversely affect the delivery of governmental services (e.g., water, sewer,
garbage);
Whether the property owner purchased the property with knowledge of the zoning restrictions;
Whether the property owner's predicament feasibly can be obviated through some method other than
a variance; and/or
Whether the spirit and intent behind the zoning requirement would be observed and substantial
justice done by granting a variance.

The subject lot is only 50 ft. wide and currently contains a small gravel parking lot. The rear of the site can only
feasibly be utilized for parking with the proposed narrow configuration.
The proposed parking area would not alter the character of the area as the majority of parking lots in the
vicinity do not meet the required front setback or screening requirements. In addition, the project will
improve vehicular and pedestrian safety as vehicles will no longer need to backup directly onto Medina Street
to exit the rear parking lot.

Board of Zoning Appeals
June 9, 2022

The reduced setback for the trash enclosure is similar to enclosures in the area, many of which are located at
nearly a 0 ft. side or rear setback including the existing site, Twisted, and Dairy Queen. The trash enclosure is
located in a reasonable location in the southwest corner of the site. In addition, the required 20 ft. setback
does not appear to be practical for the use, which necessitated a drive around the building.

