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Introduction  
 
Plan Case No. 2098-T-09 is a request to amend Urbana Zoning Ordinance Section V-8, 
Additional Use Regulations in the MOR District. The proposed text amendment would place 
quantifiable limits on the type of projects allowed to undergo administrative review and would 
remove the Zoning Administrator’s ability to grant minor variances in order to provide for 
improved public input. 
 
The Plan Commission held a public hearing for this case at their February 19, 2009 meeting. The 
Plan Commission voted 7 ayes and 0 nays to forward the case to City Council with a 
recommendation for approval.    
 
 
Background 
 
The MOR zoning district was created as a result of the recommendations of the 1990 Downtown 
to Campus Plan. The Downtown to Campus Plan consisted of an area-wide zoning study for 
much of the West Urbana and campus neighborhoods.  It was concluded in the plan that a special 
office/residential zoning district was needed for much of the Green Street and Elm Street 
corridors.  The purpose of the new district would be to allow a variety of residential, office, and 
commercial uses in the district but to encourage the adaptive re-use of the existing structures.  
The plan stressed that as an incentive to adaptively re-use existing structures, a wider variety of 
uses should be permitted.  It was envisioned that Green Street and Elm Street could contain 
single-family and small-scale multi-family residential development along with small-scale 
boutique shops and offices intermixed and where buildings were designed with a residential 
character.   



 
The proposed amendment is an outcome of an administrative review of an adaptive reuse project 
in the MOR zoning district in Spring 2008. On February 28, 2008, the Urbana Zoning 
Administrator granted zoning approval for the renovation of an existing residence at 601 W. 
Green Street with two administrative variances for the proposed renovations. Two additional 
administrative variances were granted on April 10, 2008. Under Section V-8, public notice is not 
required for administrative review of adaptive re-use projects (as an incentive to re-use existing 
structures). As such, neighboring property owners were not notified of the site plan approval or 
of the granting of variances in this case. In order to provide for improved public notice of 
adaptive reuse projects in the MOR and in response to citizen concerns about the project at 601 
W. Green Street, both the Mayor and the Zoning Board of Appeals have requested an 
amendment to the Zoning Ordinance.  
 
Existing Regulations 
 
The regulations pertaining to the Mixed Office Residential (MOR) District were amended in 
2003 to promote adaptive reuse of existing structures in the District by allowing for 
administrative approval of site plans and granting of certain minor variances (ordinance attached 
as Exhibit D). The administrative approval mentioned above was the first such approval granted 
since the regulations were amended.  Zoning Ordinance regulations relevant to the administrative 
review of adaptive re-use projects in the MOR are contained within Section V-8, Additional Use 
Regulations in the MOR District.  Relevant sections are set forth below: 
 
Section V-8.B states: 
 

As an incentive to encourage the adaptive re-use of existing principal structures in the 
MOR District, any proposals for a change of use, building addition, or exterior 
remodeling that incorporates the adaptive re-use of an existing structure within the 
district shall not require review by the Design Review Board. Adaptive re-use proposals 
shall comply with the requirements of the Urbana Zoning Ordinance although the Zoning 
Administrator may authorize adjustments to existing codes and regulations as specified 
in Section V-8.D. Adaptive re-use proposals shall demonstrate consistency with the 
“M.O.R., Mixed-Office Residential Design Guidelines” specified in Section XI-12.J as 
determined by the Zoning Administrator. In cases where proposed addition(s) and/or 
remodeling efforts are so extensive as to result in substantial change to the appearance 
and/or scale of an existing building, the Zoning Administrator shall make this 
determination and shall then request Development Review Board review and approval of 
the project. The Development Review Board shall have the ability to make adjustments to 
existing codes and regulations for adaptive re-use projects for such projects as set forth 
in Section V-8.D. 

 
Allowable adjustments to existing codes and regulations for adaptive re-use projects are 
contained within Section V-8.D: 
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D. Adjustments to Existing Codes and Regulations for Adaptive Re-use Projects 
 
1. The Zoning Administrator or Development Review Board may authorize adjustments 

or modifications to the requirements of the Urbana Zoning Ordinance and Urbana 
City Code for adaptive re-use of existing structures in accordance with the purpose 
and objectives of the MOR District. When changes are proposed to the use of existing 
structures and/or when additions or exterior remodeling of existing principal 
structures is proposed. This incentive shall not apply to new construction that does not 
incorporate the adaptive re-use of an existing structure. Adjustments or modifications 
to the Urbana Zoning Ordinance and Urbana City Code in the MOR District for 
adaptive re-use projects may be authorized: 

 
a. Section VIII-3, Design and Specifications of Off-Street Parking; 
 
b. Section VIII-4, Location of Parking Facilities; 
 
c. Section VIII-5, Amount of Parking Required; except that no reduction in excess 

of 25% of the full parking requirements may be approved by the Zoning 
Administrator and no reduction of the parking requirements shall be approved 
for residential uses; residential use in the MOR District shall conform to the 
full parking requirements of Section VIII-5; 

 
d. Section VIII-6, Off-Street Loading Regulations; 
 
e. Article VI, Development Regulations; except that the Zoning Administrator 

shall only approve the adjustments listed in Section XI-3-C.2.b (i.e., for minor 
variations) and no others; and 

 
f. Chapter 7 of the City Code, Fences. 

 
 
Issues and Discussion 
 
The proposed text amendment would continue to encourage the adaptive reuse of existing 
buildings, but would better clarify the administrative review process and the roles of the MOR 
Development Review Board and the Zoning Administrator. The current language regarding 
projects that incorporate the adaptive re-use of an existing structure states that such a project may 
be reviewed by the Zoning Administrator unless a proposed addition and/or remodeling effort is 
so extensive as to result in a substantial change to the appearance and/or scale of an existing 
building.  
 
The first change in the proposed text amendment would add clearer, more quantifiable criteria to 
clarify what types of projects may be reviewed by the Zoning Administrator and which require 
review by the full Board. The criteria listed below are modeled after the recently-adopted criteria 
in Section XI-15, Design Review Board. The three additional criteria would ensure projects that 
would significantly impact the character of a neighborhood would undergo review by the full 
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MOR Development Review Board yet still allow minor projects to be reviewed administratively 
so as not to discourage property maintenance and improvements. Additionally, having 
consistency between the triggers for full Board review by the MOR DRB and by the newly 
created Design Review Board would allow for improved administration and create better 
consistency. 
 
Proposed changes to Section V-8.B (see Exhibit B for a clean copy of proposed text amendment 
and Exhibit C for a strike-out version): 
 

B. As an incentive to encourage the adaptive re-use of principal buildings, proposed 
changes to existing principal buildings which do not:

 
1. Increase the building footprint by more than 15 percent; or 
2. Increase the floor area ratio by more than 15 percent; or   
3. Include installing or enlarging a parking lot; or 
4. Substantially change the building’s appearance and/or scale, as determined 

by the Zoning Administrator in consultation with the chair of the MOR 
Development Review Board; 

 
may be reviewed administratively for compliance with MOR zoning ordinance 
requirements and design guidelines. Other site plans shall be reviewed by the Design 
Review Board, in accordance with the provisions of the Board as specified in Section XI-
12 and shall also demonstrate consistency with the “MOR,  Mixed-Office Residential 
Design Guidelines” as specified in Section XI-12.J. 

 
The proposed text amendment would also remove the Zoning Administrator’s ability to grant 
minor variances from the Zoning Ordinance for adaptive reuse projects in the MOR. The 
adaptive re-use case at 601 W. Green Street was the first time the Zoning Administrator had 
granted administrative variances. Under the existing regulations pertaining to the administrative 
approval of site plans and granting of minor variances in the MOR zoning district, there is no 
requirement to notify the public and no structured means to take public testimony. Several 
members of the public expressed concern about public notice and the opportunity to give 
testimony regarding the improvements to 601 W. Green Street. Due to practical difficulties with 
providing proper notice and hearing facilities for administratively granted variances, City staff 
recommends eliminating this provision. Variances may still be granted by the MOR 
Development Review Board as an incentive for adaptive reuse projects.  
 
Proposed changes to Section V-8.C: 
 

C. Adjustments to Existing Codes and Regulations for Adaptive Re-use Projects. 
 

1. For site plans incorporating the adaptive re-use of existing structures, the MOR 
Development Review Board is empowered to authorize modifications from the 
following Zoning Ordinance standards on a case-by-case basis in accordance with the 
purpose and objectives of the MOR District regulations:       
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a. Section VIII-3, Design and Specifications of Off-Street Parking; 
b. Section VIII-4, Location of Parking Facilities; 
c. Section VIII-5, Amount of Parking Required; except that no reduction of the 

parking requirements shall be approved for residential uses; residential use in the 
MOR District shall conform to the full parking requirements of Section VIII-4;

d. Section VIII-6, Off-Street Loading Regulations; 
e. Article VI, Development Regulations; and 
f. Chapter 7 of the City Code, Fences. 

 
One final addition in the proposed text amendment is to add a reference to the appeals process as 
outlined in Section XI-3.D. The other changes are to simplify and clarify the language and 
meaning in the section. 
  
Urbana Plan Commission 
     
The Urbana Plan Commission held a public hearing concerning this case on February 19, 2009. 
Three members of the public spoke in support of the text amendment. During the Plan 
Commission discussion, some concern was expressed regarding the fourth criterion to determine 
what type of review a project would undergo:  Section V-8.B.4 states Substantially change the 
building’s appearance and/or scale, as determined by the Zoning Administrator in consultation 
with the chair of the MOR Development Review Board. The concern was that this criterion is too 
subjective and could lead to the difficulties encountered during the 601 W. Green Street case. 
The four criteria are consistent with those of the newly created Design Review Board. Staff 
recommended including this criteria to act as a “safety net” to catch proposals which do not 
come under the three new criteria (increasing building footprint, increasing floor area ratio, and 
installing or enlarging a parking lot), but may still be considered a significant change requiring 
full Design Review Board review. Additionally, the proposed text amendment adds a further 
safeguard of having the Zoning Administrator consult with the Chair of the Board in making this 
determination. Following discussion, the Plan Commission, in a vote of 7 ayes and 0 nays, 
recommended that Plan Case 2098-T-09 be forwarded to City Council with a recommendation 
for approval as presented.  Draft minutes of the Plan Commission public hearing can be found at 
the end of this packet.  
 

Summary of Staff Findings 
 
1. Urbana’s Zoning Ordinance has been enacted by the corporate authorities of the City of 

Urbana pursuant to its home rule powers as provided for in the Constitution of the State of 
Illinois, 1970, and in conformance with the Illinois Municipal Code;  

 
2. The Mixed Office Residential (MOR) Zoning District was established in 1991 to encourage 

the adaptive re-use of existing structures; 
 
3. Section V-8, Additional Use Regulations in the MOR District, was amended on September 7, 

2004, to allow for administrative review of adaptive reuse projects; 
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4. On February 28, 2008, the Urbana Zoning Administrator granted zoning approval for the 
renovation of an existing residence at 601 W. Green Street along with two administrative 
variances for the proposed renovations. Two additional administrative variances were 
granted on April 10, 2008.  

 
5. On October 15, 2009, the Zoning Board of Appeals requested City staff review the 

regulations in the Zoning Ordinance pertaining to the MOR District with regard to 
administrative review procedures.  

 
6. Urbana Mayor also requested City staff review the regulations in the Zoning Ordinance 

pertaining to the MOR District. 
 

7. The proposed amendment would continue to encourage the adaptive reuse of existing 
structures, but would include clearer, more quantifiable criteria to clarify what types of 
projects may be reviewed by the Zoning Administrator and which would require review by 
the full Design Review Board. 

 
8. The proposed amendment would remove the Zoning Administrator’s ability to grant minor 

variances, thus ensuring public notification and hearing of requests for all variances.  
 
9. At their February 19, 2009 meeting the Urbana Plan Commission in a vote of 7 ayes and 0 

nays recommended that City Council approve the proposed text amendment in Plan Case 
2098-T-09.  

 

Options 
 
The Urbana City Council has the following options regarding Plan Case No. 2098-T-09: 
 

1.        Approve the request as presented herein; or 
 
 2.        Deny the request. 
 

Staff Recommendation 
 
Based on the analysis and findings presented herein, the Urbana Plan Commission recommends 
that City Council APPROVE Plan Case No. 2098-T-09.  Staff recommends that City Council 
APPROVE Plan Case No. 2098-T-09. 
       
 
Prepared by: 
 
 
 
Rebecca Bird, Planner 
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Attachments: Draft Ordinance 
 
   Exhibit A:  Location Map 
   Exhibit B:  Proposed draft of Section V-8, clean copy 
   Exhibit C:  Proposed draft of Section V-8, marked up 
   Exhibit D:  Ordinance No. 2003-11-120 
   
 
Cc:   FYI, email, ZBA 
   FYI, email, WUNA 
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ORDINANCE NO.  
 

AN ORDINANCE APPROVING A TEXT AMENDMENT TO THE ZONING ORDINANCE 

OF THE CITY OF URBANA, ILLINOIS 

  
 

(Revisions to Section V-8, “Additional Use Regulations in the MOR District”, 

of the Urbana Zoning Ordinance – Plan Case No. 2098-T-09) 

 

WHEREAS, the City Council of the City of Urbana, Illinois, adopted 

Ordinance No. 9293-124 on June 21, 1993 consisting of a comprehensive 

amendment to the 1979 Zoning Ordinance of the City of Urbana, also known as 

the Urbana Zoning Ordinance; and 

 

 WHEREAS, Article IV of the Urbana Zoning Ordinance, District and 

Boundaries Thereof, establishes the M.O.R., Mixed-Office Residential Zoning 

District; and 

 

WHEREAS, in 2003, the Urbana City Council revised Sections IV-2.I, V-8, 

and XI-12 of the Urbana Zoning Ordinance as they pertain to the requirements 

of the M.O.R. District to promote adaptive reuse of existing structures in 

the District by allowing for administrative approval of site plans and 

granting of certain minor variances (Ordinance No. 2003-11-120); and 

 

WHEREAS, the Mayor and the Urbana Zoning Board of Appeals requested 

City Staff to amend Section V-8; and 

 

WHEREAS, the Urbana Zoning Administrator has requested to amend Section 

V-8 of the Urbana Zoning Ordinance regarding administrative review in the 

M.O.R., Mixed-Office Residential Zoning District to place quantifiable limits 



on the type of projects allowed to undergo administrative review and remove 

the Zoning Administrator’s ability to grant minor variances; and 

 

WHEREAS, said text amendment was presented to the Urbana Plan 

Commission as Plan Case No. 2098-T-09; and 

 

WHEREAS, after due publication in accordance with Section XI-7 of the 

Urbana Zoning Ordinance and with Chapter 24, Section 11-13-14 of the Illinois 

Revised Statutes, the Urbana Plan Commission held a public hearing to 

consider the case on February 19, 2009; and  

 

WHEREAS, the Urbana Plan Commission voted 7 ayes to 0 nays on February 

19, 2009 to forward the proposed text amendment set forth in Plan Case No. 

2098-T-09 to the Urbana City Council with a recommendation for approval; and 

 

WHEREAS, on March 2, 2009, the Urbana City Council passed an Ordinance 

No. ________________ to amend the zoning ordinance of the City of Urbana; and 

 

NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF 

URBANA, ILLINOIS, that the Urbana Zoning Ordinance shall be amended as 

follows: 

 
Section 1.  Section V-8, Additional Use Regulations in the MOR District 

is hereby amended to read as follows:  

 



Section V-8.  Additional Use Regulations in the MOR District 
 

A. Within MOR Zoning Districts, site plans for all changes of use, building 
additions, exterior building remodeling, new construction, and parking lot 
construction or expansion shall comply with the MOR zoning ordinance 
requirements and applicable design guidelines. Wherever this ordinance 
imposes greater restrictions on properties in the MOR, Mixed-Office 
Residential Zoning District than in other zoning districts, the greater 
restrictions shall govern. 

 
B. As an incentive to encourage the adaptive re-use of principal buildings, 

proposed changes to existing principal buildings which do not:   
 

A. Increase the building footprint by more than 15 percent; or 
B. Increase the floor area ratio by more than 15 percent; or  
C. Include installing or enlarging a parking lot; or 
D. Substantially change the building’s appearance and/or scale, as 

determined by the Zoning Administrator in consultation with the Chair 
of the MOR Development Review Board; 

 
may be reviewed administratively for compliance with MOR zoning ordinance 
requirements and design guidelines. Other site plans shall be reviewed by 
the Design Review Board, in accordance with the provisions of the Board as 
specified in Section XI-12 and shall also demonstrate consistency with the 
“MOR,  Mixed-Office Residential Design Guidelines” as specified in Section 
XI-12.J. 

 
C. Adjustments to Existing Codes and Regulations for Adaptive Re-use 

Projects. 
 

1. For site plans incorporating the adaptive re-use of existing 
structures, the MOR Development Review Board is empowered to authorize 
modifications from the following Zoning Ordinance standards on a case-
by-case basis in accordance with the purpose and objectives of the MOR 
District regulations:   

 
a. Section VIII-3, Design and Specifications of Off-Street Parking; 
 
b. Section VIII-4, Location of Parking Facilities; 
 
c. Section VIII-5, Amount of Parking Required; except that no 

reduction of the parking requirements shall be approved for 
residential uses; residential use in the MOR District shall 
conform to the full parking requirements of Section VIII-4; 

 
d. Section VIII-6, Off-Street Loading Regulations; 
 
e. Article VI, Development Regulations; and 
 
f. Chapter 7 of the City Code, Fences. 

 
 

D. Appeals.  See Section XI-3.D for information regarding the appeals 
process. All appeals must be filed within 45 days as prescribed by the 
State Zoning Act (65 ILCS 5\11-13-12). 

 



Section 2.  The City Clerk is directed to publish this Ordinance in 

pamphlet form by authority of the corporate authorities.  This Ordinance 

shall be in full force and effect from and after its passage and publication 

in accordance with the terms of Chapter 65, Section 1-2-4 of the Illinois 

Compiled Statutes (65 ILCS 5/1-2-4). 

 

This Ordinance is hereby passed by the affirmative vote, the “ayes” and 

“nays” being called of a majority of the members of the City Council of the 

City of Urbana, Illinois, at a regular meeting of said Council on the ____ 

day of _____________, 2009. 

 

PASSED by the City Council this ____ day of ___________, 2009. 

 

AYES: 

 

NAYS: 

 

ABSTAINED: 

 

_____________________________ 

Phyllis D. Clark, City Clerk 

 

 

 

 

APPROVED by the Mayor this _________ day of _______________,2009. 

 

 

 

______________________________ 

Laurel Lunt Prussing, Mayor 

 

 

 

 



CERTIFICATE OF PUBLICATION IN PAMPHLET FORM 

 

 

I, Phyllis D. Clark, certify that I am the duly elected and acting Municipal 

Clerk of the City of Urbana, Champaign County, Illinois.  I certify that on 

the ____ day of ___________, 2009, the corporate authorities of the City of 

Urbana passed and approved “AN ORDINANCE APPROVING A TEXT AMENDMENT TO THE 

ZONING ORDINANCE OF THE CITY OF URBANA, ILLINOIS (Revisions to Section V-8, 

“Additional Use Regulations in the MOR District”, to the Urbana Zoning 

Ordinance – Plan Case No. 2098-T-09) which provided by its terms that it 

should be published in pamphlet form.  The pamphlet form of Ordinance No. 

_______________ was prepared, and a copy of such Ordinance was posted in the 

Urbana City Building commencing on the _______ day of _____________________, 

2009, and continuing for at least ten (10) days thereafter.  Copies of such 

Ordinance were also available for public inspection upon request at the 

Office of the City Clerk. 

 

DATED at Urbana, Illinois, this _______ day of ____________________, 2009. 

 

 



EXHIBIT A:  MOR Zoning District Location Map

Prepared 1/30/2009 by Community Development Services - rlb

Urbana
Free

Library

W Elm St

S
 R

ac
e 

S
t

W Green St

Busey
Bank

O
rc

ha
rd

 S
t

C
ol

er
 A

ve

W High St

M
cC

ul
lo

ug
h 

S
t

B
irc

h 
S

t

W Springfield Ave

S
  B

us
ey

 A
ve

200 0 200 400 600100
Feet

Plan Case: 2098-T-09 
Subject: Proposed Text Amendment to Section V-8, 
               Additional Use Regulations in the MOR District.
Zoning District: MOR
Petitioner: Zoning Administrator

F

MOR B2

B4

CRE

R2

R3

R4

R5



EXHIBIT B 
Clean Copy 

Section V-8.  Additional Use Regulations in the MOR District 
 
A. Within MOR Zoning Districts, site plans for all changes of use, building additions, exterior 

building remodeling, new construction, and parking lot construction or expansion shall comply 
with the MOR zoning ordinance requirements and applicable design guidelines. Wherever 
this ordinance imposes greater restrictions on properties in the MOR, Mixed-Office 
Residential Zoning District than in other zoning districts, the greater restrictions shall govern. 

 
B. As an incentive to encourage the adaptive re-use of principal buildings, proposed changes to 

existing principal buildings which do not:   
 

1. Increase the building footprint by more than 15%; or 
2. Increase the floor area ratio by more than 15%; or  
3. Include installing or enlarging a parking lot; or 
4. Substantially change the building’s appearance and/or scale, as determined by the 

Zoning Administrator in consultation with the chair of the MOR Development Review 
Board; 

 
may be reviewed administratively for compliance with MOR zoning ordinance requirements 
and design guidelines. Other site plans shall be reviewed by the Design Review Board, in 
accordance with the provisions of the Board as specified in Section XI-12 and must 
demonstrate consistency with the “MOR,  Mixed-Office Residential Design Guidelines” as 
specified in Section XI-12.J. 

 
C. Adjustments to Existing Codes and Regulations for Adaptive Re-use Projects. 
 

1. For site plans incorporating the adaptive re-use of existing structures, the MOR 
Development Review Board is empowered to authorize modifications from the following 
Zoning Ordinance standards on a case-by-case basis in accordance with the purpose 
and objectives of the MOR District regulations:   

 
a. Section VIII-3, Design and Specifications of Off-Street Parking; 
 
b. Section VIII-4, Location of Parking Facilities; 
 
c. Section VIII-5, Amount of Parking Required; except that no reduction of the 

parking requirements shall be approved for residential uses; residential use in the 
MOR District shall conform to the full parking requirements of Section VIII-4; 

 
d. Section VIII-6, Off-Street Loading Regulations; 
 
e. Article VI, Development Regulations; and 
 
f. Chapter 7 of the City Code, Fences. 

 
 
D. Appeals.  See Section XI-3.D for information regarding the appeals process. All appeals must 

be filed within 45 days as prescribed by the State Zoning Act (65 ILCS 5\11-13-12). 



Section V-8.  Additional Use Regulations in the MOR District 
 
A. Within MOR Zoning Districts, site plans for all changes of use, building additions, exterior 

building remodeling, new construction, and parking lot construction or expansion shall comply 
with the MOR zoning ordinance requirements and applicable design guidelines. Wherever 
this ordinance imposes greater restrictions on properties in the MOR, Mixed-Office 
Residential Zoning District than in other zoning districts, the greater restrictions shall govern. 

 
B. As an incentive to encourage the adaptive re-use of principal buildings, proposed changes to 

existing principal buildings which do not:   
 

1. Increase the building footprint by more than 15%; or 
2. Increase the floor area ratio by more than 15%; or  
3. Include installing or enlarging a parking lot; or 
4. Substantially change the building’s appearance and/or scale, as determined by the 

Zoning Administrator in consultation with the chair of the MOR Development Review 
Board, 

 
may be reviewed administratively for compliance with MOR zoning ordinance requirements 
and design guidelines. Other site plans shall be reviewed by the Design Review Board, in 
accordance with the provisions of the Board as specified in Section XI-12 and must 
demonstrate consistency with the “MOR,  Mixed-Office Residential Design Guidelines” as 
specified in Section XI-12.J. 

 
B.   As an incentive to encourage the adaptive re-use of existing principal structures in the MOR 

District, any proposals for a change of use, building addition, or exterior remodeling that 
incorporates the adaptive re-use of an existing structure within the district shall not require 
review by the Design Review Board.  Adaptive re-use proposals shall comply with the 
requirements of the Urbana Zoning Ordinance although the Zoning Administrator may 
authorize adjustments to existing codes and regulations as specified in Section V-8.D.  
Adaptive re-use proposals shall demonstrate consistency with the “M.O.R., Mixed-Office 
Residential Design Guidelines” specified in Section XI-12.J as determined by the Zoning 
Administrator.  In cases where proposed addition(s) and/or remodeling efforts are so 
extensive as to result in substantial change to the appearance and/or scale of an existing 
building, the Zoning Administrator shall make this determination and shall then request MOR 
Development Review Board review and approval of the project.  The MOR Development 
Review Board shall have the ability to make adjustments to existing codes and regulations for 
adaptive re-use projects for such projects as set forth in Section V-8.D.

 
C.  Proposals not incorporating the adaptive re-use of an existing structure in the MOR District 

must receive site plan approval from the MOR Development Review Board in accordance 
with the provisions of the Board as specified in Section XI-12 and must demonstrate 
consistency with the “M.O.R.,  Mixed-Office Residential Design Guidelines” as specified in 
Section XI-12.J. 

 
C. Adjustments to Existing Codes and Regulations for Adaptive Re-use Projects. 
 

1. For site plans incorporating the adaptive re-use of existing structures, the MOR 
Development Review Board is empowered to authorize modifications from the following 
Zoning Ordinance standards on a case-by-case basis in accordance with the purpose 
and objectives of the MOR District regulations:   

 
1. The Zoning Administrator or MOR Development Review Board may authorize 

adjustments or modifications to the requirements of the Urbana Zoning Ordinance and 
Urbana City Code for adaptive re-use of existing structures in accordance with the 
purpose and objectives of the MOR District.  When changes are proposed to the use of 

EXHIBIT C 
Marked Up Copy 



existing structures and/or when additions or exterior remodeling of existing principal 
structures is proposed. This incentive shall not apply to new construction that does not 
incorporate the adaptive re-use of an existing structure.  Adjustments or modifications to 
the Urbana Zoning Ordinance and Urbana City Code in the MOR District for adaptive re-
use projects may be authorized: 

 
a. Section VIII-3, Design and Specifications of Off-Street Parking; 
 
b. Section VIII-4, Location of Parking Facilities; 
 
c. Section VIII-5, Amount of Parking Required; except that no reduction in excess of 

25% of the full parking requirements may be approved by the Zoning 
Administrator and no reduction of the parking requirements shall be approved for 
residential uses; residential use in the MOR District shall conform to the full 
parking requirements of Section VIII-4; 

 
d. Section VIII-6, Off-Street Loading Regulations; 
 
e. Article VI, Development Regulations; except that the Zoning Administrator shall 

only approve the adjustments listed in Section XI-3-C.2.b (i.e., for minor 
variations) and no others; and 

 
f. Chapter 7 of the City Code, Fences. 

 
 
D. Appeals.  See Section XI-3.D for information regarding the appeals process. All appeals must 

be filed within 45 days as prescribed by the State Zoning Act (65 ILCS 5\11-13-12). 
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MINUTES OF A REGULAR MEETING 
                
URBANA PLAN COMMISSION                          DRAFT    
             
DATE:         February 19, 2009   
 
TIME: 7:30 P.M. 
 
PLACE: Urbana City Building – City Council Chambers 
 400 South Vine Street 
 Urbana, IL  61801 
 
 
MEMBERS PRESENT:  Jane Burris, Ben Grosser, Lew Hopkins, Michael Pollock, 

Bernadine Stake, Marilyn Upah-Bant, Don White 
 
MEMBERS EXCUSED: Tyler Fitch 
 
STAFF PRESENT: Robert Myers, Planning Manager; Lisa Karcher, Planner II; 

Rebecca Bird, Planner I; Teri Andel, Planning Secretary 
      
OTHERS PRESENT: Liila Bagby, Brian Craine, Justin Gholson, Andrew Fulton, Victor 

Johnson, Michael Kinate, Georgia Morgan, Phillip Newmark, 
Danielle Ross, Steve Ross, Bob Stewart, Susan Taylor, Janet 
Torres, Joshua Vonk, Jack Washington, Trars Wilkinson 

 
 
COMMUNICATIONS 
 

 Comments from Dannie Otto regarding Plan Case No. 2097-T-09 (Garage Setback) and Plan 
Case No. 2098-T-09 (MOR Design Review) 

 
NEW PUBLIC HEARINGS 
 
Plan Case No. 2098-T-09:  A request by the Zoning Administrator to amend Section V-8 of 
the Urbana Zoning Ordinance regarding administrative review in the MOR, Mixed-Office 
Residential Zoning District. 
 
Rebecca Bird, Planner I, presented the proposed text amendment to the Plan Commission.  She 
explained that the proposed text amendment was requested by both the Zoning Board of Appeals 
and the Mayor following administrative approvals of a project in the MOR, Mixed-Office 
Residential Zoning District last spring.  She reviewed the proposed changes to Section V-8.B and 
Section V-8.C of the Urbana Zoning Ordinance.  She read the options of the Plan Commission 
and presented staff’s recommendation, which is as follows: 
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Based on the evidence presented in the written staff report, and without the 
benefit of considering additional evidence that may be presented during the 
public hearing, staff recommends that the Urbana Plan Commission recommend 
approval of the proposed text amendment to the Urbana Zoning Ordinance. 

 
Mr. Grosser asked for clarification on Section V-8.B.3 regarding installing or enlarging a parking 
lot.  This is only considered in the case of a change in the principle structure on the lot, correct?  
Ms. Bird said yes. 
 
Ms. Stake is concerned that there is not a definition for “minor” or “major” work.  Ms. Bird 
stated that the existing criteria to determine whether or not a project goes to the Zoning 
Administrator or to the Board for review is whether or not the project would substantially change 
the building’s appearance and/or scale.  This is being clarified by adding three concrete criteria, 
any one of which would trigger design review by the MOR DRB. For the fourth (current) 
criteria, staff added in language that the Chair of the Board and the Zoning Administrator 
together will make the determination as to whether there would be a substantial change or not. 
 
With no further questions from the Plan Commission for City staff, Chair Pollock opened the 
hearing to listen to public input. 
 
Georgia Morgan, 804 West Nevada Street, urged the Plan Commission to strengthen the Zoning 
Ordinance by approving the proposed text amendment. 
 
Steve Ross, 609 West Green Street, felt the proposed changes are definite improvements in 
making projects more quantitative rather than qualitative.  The criteria listed in Section V-8.B.1-
3 would have caught the project at 601 West Green Street and will catch most of the future 
adaptive reuse projects. 
 
Chair Pollock summarized comments provided in writing by Danny Otto. 
 
With no further questions or comments from members of the audience, Chair Pollock closed the 
public input portion of the hearing.  He then opened the hearing for Plan Commission discussion 
and/or motion(s). 
 
Ms. Stake commented that she still does not feel that the proposed text amendment will do the 
job that they want to achieve.  We still need definitions for “major” and “minor”.  Also, the 
proposed text amendment does not say how many variances a property owner could have.  It is 
not written as clearly as it should be.  She asked if the neighbors would be notified when a 
redevelopment case goes before the MOR Development Review Board.  Ms. Bird said yes.  Any 
public hearing has to follow the notification process, so any case that goes before the MOR 
Development Review Board will be required to notify the neighbors. 
 
Ms. Stake inquired as to whether there would be conditions included in the proposed text 
amendment that requires shade tree planting.  Ms. Bird explained that the language in Section 
VIII-3. Design and Specifications of Off-Street Parking already exists and that City staff is not 
proposing any changes to it.   
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Robert Myers, Planning Manager, noted that under the current ordinance, the Zoning 
Administrator is allowed to grant some minor variances. Under the proposed ordinance, the 
Zoning Administrator could no longer do this. Only the MOR Development Review Board could 
do so. That’s a major difference between the existing and proposed ordinances. 
 
Ms. Stake wondered if there were a maximum number of variances.  Mr. Myers replied that, for 
example, there are no limits on the maximum number of variances for projects going before the 
Zoning Board of Appeals.  A petitioner has to justify approval of any variance requests.   
 
Mr. Myers commented that everyone says they want infill development, but actually it can be 
quite difficult. There are layers of rules and approvals needed.  The idea behind allowing the 
MOR Development Review Board to review variance requests pertaining to infill development is 
to combine the two processes into one and to prevent a petitioner from having to go before both 
the Zoning Board of Appeals for small variances and before the MOR Development Review 
Board for design review approval.  The City is trying to strike a balance assurances for what will 
be built and being so burdensome that we drive infill development away.  Ms. Stake stated that 
she is mainly concerned with the preservation of neighborhoods.  One of the problems we have 
is with the neighbors.  The City is not considering the neighborhoods in some of the 
developments that are being proposed. 
 
Mr. Hopkins asked for clarification about who can grant variances.  Ms. Bird explained that the 
MOR Development Review Board will be able to grant variances pertaining to future 
developments in the MOR Zoning District.  The Zoning Administrator will no longer be 
permitted to grant variances if the proposed text amendment is approved.  Mr. Myers pointed out 
that the triggers in Section V-8.B. are really about who determines if a redevelopment plan meets 
the design review standards.  Both the Zoning Administrator and the MOR Development Review 
Board will use the same design guidelines to review projects. 
 
Ms. Burris expressed her concern about what would constitute a maintenance repair that would 
need to be brought before the Board versus what the Zoning Administrator would review.  It 
currently sounds like everything would go before the Board.  As a result she is trying to 
understand what the Zoning Administrator’s responsibility would be.  Ms. Bird gave the example 
of someone wanting to replace a window.  If the repair required a building permit, then the 
Zoning Administrator would determine whether under any of the criteria listed in Section V-8.B. 
the MOR Board would need to review the application. Just a replacement window would 
probably only need to be reviewed by the Zoning Administrator.  Actually if no structural 
changes were made in a repair, then a building permit would not be required and there would be 
no review process. 
 
Ms. Stake inquired about the difference between the MOR Development Review Board and the 
Design Review Board.  Ms. Bird explained that the Design Review Board reviews designs of 
development in the Lincoln-Busey Corridor and perhaps other future overlay districts.  The 
MOR Development Review Board reviews designs of development only in the MOR Zoning 
District. 
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Mr. White moved that the Plan Commission forward Plan Case No. 2098-T-09 to the City 
Council with a recommendation for approval.  Mr. Hopkins seconded the motion. 
 
Mr. Grosser remarked that he appreciates the changes and the work that City staff has done on 
this.  In some cases, it is a little treacherous territory to try to create conditions based on a single 
case, but he feels the addition of the fourth criteria will serve as a catch all. 
 
Ms. Upah-Bant wondered whether the ordinance shouldn’t just state outright that the Zoning 
Administrator doesn’t have the power grant variances.  Why does the language need to be so 
oblique?  Ms. Bird responded that the Zoning Administrator was only able to grant variances 
because of a special permission allowed by the Zoning Ordinance.  By removing that language, 
the Zoning Administrator will no longer have that authority. 
 
Chair Pollock noted that there was a comment made that in looking at the proposed text 
amendment, they are not considering the well being of the neighborhoods.  He feels this 
comment is completely wrong.  In fact, they are considering the neighborhoods first and 
foremost because there was a case where things did not go as the City thought they would have 
because there were holes in what the City had created.  It had not been tested and never been 
used.  City staff did a great job in identifying the problems with the previous text amendment and 
bringing forth another text amendment to fill those holes to make sure the neighborhoods are 
protected without being onerous in terms of homeowners do small jobs and maintenance on their 
homes.  The proposed text amendment does substantial limit the ability of the Zoning 
Administrator to make some of these decisions. 
 
Ms. Stake still felt concern about the ambiguity of the proposed text amendment.  15% is a rather 
big change.  However, she will vote in favor of the proposed text amendment. 
 
Roll call on the motion was taken and was as follows: 
 
 Mr. White - Yes Ms. Upah-Bant - Yes 
 Ms. Stake - Yes Chair Pollock - Yes 
 Mr. Hopkins - Yes Mr. Grosser - Yes 
 Ms. Burris - Yes 
 
The motion was approved by unanimous vote.  Mr. Myers pointed out that this case would go 
before City Council on March 2nd. 
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