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DEPARTMENT OF COMMUNITY DEVELOPMENT SERVICES 

 
Planning Division 

 

m e m o r a n d u m 
 

 

TO:  Laurel Lunt Prussing, Mayor 

 

FROM: Elizabeth H. Tyler, PhD, FAICP, Director 

 

DATE: November 23, 2011 

 

SUBJECT: Plan Case 2157-M-11: A request to rezone 4 parcels from R-2, Single-Family Residential 

to R-5, Medium High Density Multiple-Family Residential. 1410, 1412, and 1414 West 

Eads Street and 1206 North Wright Street. 

 
 

Introduction and Background  
 

On September 23, 2011, the Benoit Group, LLC submitted a petition on behalf of the Housing Authority 

of Champaign County (HACC) to rezone five parcels from R-2, Single-Family Residential to R-5, 

Medium High Density Multiple-Family Residential in order to allow for the redevelopment of Dunbar 

Court, a public housing complex located north of Eads Street and east of Wright Street. The Housing 

Authority subsequently revised the application to remove one parcel from the rezoning application and 

the redevelopment project. The revised application consists of the following parcels: 1410, 1412, and 

1414 West Eads Street and 1206 North Wright Street, Urbana (see Exhibit A). Two of the parcels 

contain vacant single-family houses and two are vacant lots. The parcels addressed as 1410 and 1412 W 

Eads Street and 1206 N Wright Street are owned by HACC and 1414 W Eads Street is owned by MD 

Pelmore. The three HACC parcels were acquired as part of a land swap with Champaign Unit 4 School 

District for the vacated North Wright Street which was then being utilized as a parking lot for the 

Dunbar Court public housing complex to allow the property to be used for the new Booker T 

Washington school site to the west. HACC has a contract to purchase the remaining parcel at 1414 W 

Eads Street, subject to approval by the HACC Board of Directors. If the proposed rezoning is approved, 

HACC intends to combine the four parcels with the Dunbar Court public housing complex located just 

north of the subject properties at 1208 N. Wright Street to allow construction of a new 36-unit mixed 

income housing complex. A prospective site plan and elevations are included with the application in 

Exhibit E.  

 

At their November 10, 2011 meeting, the Urbana Plan Commission voted 5 ayes and 0 nays to forward 

the rezoning application to City Council with a recommendation for approval. 

 
Description of Proposed Project 

 

The Housing Authority of Champaign County (HACC) is proposing to redevelop Dunbar Court, a 26-

unit public housing complex at 1208 N. Wright Street. The proposed redevelopment would provide 36 

rental units consisting of newly constructed, energy efficient, one- and two-story townhomes with four 

one-bedroom units, 12 two-bedroom units, 20 three-bedroom units and a community building. The 
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development would be a mixed-income development, providing a mix of both public housing and low 

income units. In order to accommodate the proposed 36-unit redevelopment, HACC is proposing to 

combine the four subject lots with the existing Dunbar Court lot. The applicant will be applying for 

Illinois Housing and Development Authority Low Income Housing Tax Credits (LIHTC) to help finance 

the development. One of the eligibility criteria for this program is that the entire project site conform 

with local zoning requirements.  

 

It should be noted that although rezoning would be necessary for project funding eligibility and 

development approval, rezoning the property would not in itself dictate a particular development. When 

considering this application, the City Council should keep in mind the entire range of potential uses and 

development scenarios under R-5 zoning standards.  

 
Adjacent Land Uses, Zoning, and Comprehensive Plan Designations 

 

Three of the subject properties have frontage on West Eads Street. The fourth parcel has frontage on 

North Wright Street. All of the subject properties are adjacent to the Dunbar Court site to the north. The 

Urbana corporate limits run along this section of Wright Street, with the City of Champaign located to 

the west. The subject properties are all zoned R-2, Single-Family Residential. The area surrounding the 

subject properties to the east and south is mainly a single-family residential neighborhood extending 

from Goodwin Avenue to the east, Bradley Avenue to the north, Beslin and Washington Streets to the 

south and Fourth Street in Champaign to the west. The neighborhood also includes the existing Dunbar 

Court development to the north, Booker T. Washington Elementary School in the City of Champaign to 

the west, and Douglass Park further west and north. (See Exhibit A, Location Map.) To the west of the 

school is a library and community center. 

 

Following is a summary of zoning, existing land uses and Comprehensive Plan future land use 

designations for the subject site and surrounding property.  Exhibits A, B and C further illustrate this. 

 

Location Zoning Existing Land Use Comprehensive Plan 

Future Land Use 

Sites R-2, Single-Family Residential Single-Family Homes, Vacant Residential 

North 
R-5, Medium High Density 

Multiple-Family Residential 
Dunbar Court Multi-Family Residential 

South R-2, Single-Family Residential Single-Family Homes, Vacant Residential 

East R-2, Single-Family Residential Church Residential 

West 
City of Champaign: 

SF1 Single Family 

Booker T Washington Elementary 

School 

City of Champaign:  

Civic Community Destination 

 
Comprehensive Plan 

 

The 2005 Urbana Comprehensive Plan identifies the future land use for the subject site as well as the 

surrounding property as “Residential – Urban Pattern”.  The Comprehensive Plan defines “Residential – 

Urban Pattern” as follows: 
 

Residential areas contain primarily single-family residential housing but may also include a variety of 

compatible land uses such as duplexes, town homes, civic uses, institutional uses, and parks where zoning 

is appropriate.  Residential areas can have different physical patterns of development. 
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Future Land Use Map #3 includes the following notations for this neighborhood: 

 

King Park Neighborhood Community Development Target Area; Improve existing housing stock 

and promote new infill development. 

 

Redevelopment as townhomes under R-5 zoning would be consistent with the designation of the site in 

the Comprehensive Plan, as townhomes are included as a compatible land use in the definition. In 

addition, the redevelopment of Dunbar Court would improve the existing housing stock in the 

neighborhood. The following Comprehensive Plan Goals and Objectives also support the rezoning: 

 
Goal 15.0 Encourage compact, contiguous and sustainable growth patterns. 

Objectives 
15.1 Plan for new growth and development to be contiguous to existing development where possible in 

order to avoid “leapfrog” development. 
 
Goal 18.0 Promote infill development. 

Objectives 
18.2 Promote rehabilitation and improvement of housing opportunities through the use of Block Grant 

and redevelopment programs. 
 
Goal 19.0 Provide a strong housing supply to meet the needs of a diverse and growing community. 

Objectives 
19.2 Encourage residential developments that offer a variety of housing types, prices and designs. 

 
Goal 20.0 Encourage the development of new “planned neighborhoods.” 

Objectives 
20.1 Promote a “traditional neighborhood development” style as an alternative to the conventional 

suburban development pattern. 
20.2 Encourage new neighborhoods to include a mix of residential types, with convenient access to 

schools, parks, shopping, work places, services, and transit. 
 
Goal 39.0 Seek to improve the quality of life for all residents through community development programs that 

emphasize social services, affordable housing and economic opportunity. 
      Objectives 

39.5 Work to improve public housing in Urbana through cooperative efforts with the Housing 
Authority of Champaign County. 

 
Goal 40.0 Make affordable housing available for low-income and moderate-income households. 

Objectives 
40.1 Promote strategies identified in the Consolidated Plan to provide additional affordable housing 

opportunities in Urbana-Champaign. 
40.5 Ensure the conservation and improvement of Urbana’s existing housing stock and to promote 

neighborhood stabilization.  
 
Consolidated Plan 

 

The following goals and activities in the City of Urbana and Urbana HOME Consortium 

(Champaign/Urbana/Champaign County) FY 2010-2014 Consolidated Plan support the redevelopment 

of Dunbar Court. The proposed rezoning is necessary for the redevelopment project.  
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Executive Summary:  Provide Decent Housing by promoting substantial upgrading of the living 

environment for residents of Urbana and Consortium public housing, particularly family units. 

(Redevelopment of Dunbar Court and Joann Dorsey Homes) 

 

Goal 1: Provide decent affordable housing opportunities for low- and moderate-income households 

Activity:  Support and provide guidance for for-profit developers building new affordable 

renter and owner units. 

Activity:  Support construction of new affordable rental units through LIHTC, in 

compatible areas. 

 

Goal 2: Address barriers to obtaining affordable housing 

Strategy:  Address issues faced by certain special populations, such as seniors and individuals 

in need of supportive service/ substance abuse treatment. 

Strategy:  Support efforts to increase accessible and visitable housing units for persons with 

disabilities. 

Activity:  Encourage housing developers to include visitability/accessibility measures in 

new construction efforts. 

 

Goal 4: Work with Housing Authority of Champaign County (HACC) to improve conditions for 

residents of public housing. 

Strategy:  Promote substantial upgrading of the living environment for residents of Urbana 

public housing, particularly family units. 

Strategy:  Encourage the Housing Authority of Champaign County to follow a similar process 

and design as the Burch Village and Lakeside Terrace redevelopment projects for the 

demolition or redevelopment of any other Public Housing units.  

 

Goal 9: Preserve and support Urbana’s neighborhoods as vibrant places to live. 

Strategy: Identify and encourage or assist in removal of blighting and deteriorated structures 

from neighborhoods. 

 
2010 Mayor and City Council Goals 

 

The 2010 Mayor and City Council Goals include a goal to work with the Housing Authority of 

Champaign County on plans for the redevelopment of Dunbar Court as part of the overall effort to 

promote and improve affordable housing opportunities in the City: 

 

6. Goal: Quality of Life 

G. Strategy: Continue to promote additional affordable housing opportunities  

 Work with Housing Authority of Champaign County on redevelopment plans for 

Dunbar Court.  

 
Comments from the Plan Commission 

 

On November 10, 2011, the Plan Commission held a public hearing for the rezoning application. A 

representative from both the Housing Authority of Champaign County and the developer, the Benoit 

Group, LLC, attended the meeting to answer questions. There was no public input. The Plan 

Commission discussed whether R-5 is the appropriate zoning district given the adjacent R-2 single-

family residential neighborhood. Torian Priestly of the Benoit Group explained that it is important for 

the low-income tax credit application that the entire project site be under the same zoning district. Given 

•
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the current R-5 zoning district for Dunbar Court, the HACC and developer thought it most appropriate 

to request a rezoning of the other properties from R-2 to R-5. For further information, please see the 

attached meeting minutes. Following the discussion, the Plan Commission voted to forward the 

application to City Council with a recommendation for approval by a vote of 5 ayes and 0 nays.  

 

 

Discussion 
 

According to the Urbana Zoning Ordinance, the intent of the R-2, Single-Family Residential Zoning 

District is “to provide areas for single-family detached dwellings at a low density, on lots smaller than 

the minimum for the R-1 District. The R-2 District is also intended to provide for a limited proportion of 

two-family dwellings.” The intent of the R-5, Medium High Density Multiple-Family Residential 

District, on the other hand, is “to provide areas for multiple-family dwellings at densities ranging up to 

medium high.” Zoning Description Sheets for both the R-2 and the R-5 Zoning Districts are attached in 

Exhibit D.   Although the subject properties are in a mainly single-family residential neighborhood, they 

are adjacent to the Dunbar Court site, which is zoned R-5. According to the applicant, the combination 

of the subject lots with the existing Dunbar Court site is necessary for the redevelopment. In October 

2010, the City provided a letter of support to HACC regarding the acquisition of 1410 and 1412 W Eads 

Street and 1206 N Wright Street in order to support the redevelopment effort (Exhibit F). In addition, the 

subject lots would need to be rezoned R-5 in order to qualify for the Illinois Housing and Development 

Authority Low Income Housing Tax Credit Program.  

 

The subject lots have good access to existing services including transit, Douglass Park, Douglass Branch 

Library, and are within walking distance to King Elementary School with its new community room. In 

addition, the subject lots will soon have Big Broadband infrastructure as they are in the first construction 

phase of the Urbana-Champaign Big Broadband project.  
 

The La Salle Criteria 

 

In the case of La Salle National Bank v. County of Cook (the “La Salle” case), the Illinois Supreme 

Court developed a list of factors that are paramount in evaluating the legal validity of a zoning 

classification for a particular property.  Each of these factors will be discussed as they pertain to a 

comparison of the existing zoning with that proposed by the Petitioner. 

 

1. The existing land uses and zoning of the nearby property. 

 

This factor relates to the degree to which the existing and proposed zoning districts are compatible with 

existing land uses and land use regulations in the immediate area. 

 

The subject parcels are adjacent to the Dunbar Court housing complex site which is zoned R-5 Medium 

High Density Multiple-Family Residential. The petitioner is proposing to combine the subject sites with 

the existing Dunbar Court site to create a zoning lot large enough to contain the proposed Dunbar Court 

redevelopment project consisting of 36 townhome rental units. The proposed zoning district would be 

consistent with the proposed use. The proposed development would be for one- and two-story attached 

townhomes, allowed by right in the R-5 zoning district, and compatible with the predominant pattern of 

smaller single-family detached homes in the area. The Housing Authority of Champaign County is 

proposing the redevelopment project. Residential construction for public housing developments has 

moved toward smaller scale buildings and mixed income developments. The development would blend 

well with the existing development pattern in the neighborhood. In addition, because the Dunbar Court 
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housing complex has existed at this location for sixty years, it is well established in the neighborhood. 

Consequently, potential land use conflicts between single-family residential and apartments would not 

be newly introduced as part of this rezoning except to the extent that Dunbar Court would be expanding.  

 

 

2. The extent to which property values are diminished by the restrictions of the ordinance. 

 

This is the difference in the value of the property as R-2 and the value it would have if it were rezoned to 

R-5. 

 

Under the current zoning, the proposed redevelopment of Dunbar Court would not be allowed, as a 

Multi-family Dwelling is not an allowed use in R-2 Single-Family. It is assumed that the proposed 

rezoning would increase the value of the property as the owner is proposing to construct such a 

development if it is successfully rezoned to R-5 Medium High Density Multiple-Family Residential.  In 

addition, the proposed rezoning would be consistent with the Comprehensive Plan and the Consolidated 

Plan. 

 

Because the Dunbar Court housing complex has existed at this location for sixty years, it is well 

established in the neighborhood. Consequently, potential land use conflicts between single-family 

residential and apartments would not be newly introduced as part of this rezoning. 

 

It should be noted that City Planning Division staff are not qualified as professional appraisers and that a 

professional appraiser has not been consulted regarding the impact of zoning on the value of the 

property.  Therefore, any discussion pertaining to specific property values should be considered 

speculative. 

 

 

3. The extent to which the ordinance promotes the health, safety, morals or general welfare of the 

public. (see No. 4 below) 

 

4. The relative gain to the public as compared to the hardship imposed on the individual property 

owner. 

 

Questions 3 and 4 apply to the current zoning restrictions: do the restrictions promote the public 

welfare in some significant way so as to offset any hardship imposed on the property owner by the 

restrictions? 

 

The rezoning of the property should not jeopardize the health, safety, morals or general welfare of the 

public. Rezoning the subject property will allow for the redevelopment of a public housing complex that 

provides affordable housing units to the community. Improving existing affordable housing units in 

Urbana as well as promoting the provision of additional affordable housing units are goals of the 

Comprehensive Plan. The proposed redevelopment of Dunbar Court would replace the existing 26 

public housing units and provide an additional 10 units for low income tenants.  Should the rezoning be 

denied, there would be no relative gain to the public. 

 

The subject properties are well served by existing public services including transit, Douglass Park and 

the Douglass Branch Library, and are within walking distance of King Elementary School with its new 

community room. In addition, the subject lots will soon have Big Broadband infrastructure as they are in 

the first construction phase of the Urbana-Champaign Big Broadband project.  
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5.  The suitability of the subject property for the zoned purposes. 

 

The issue here is whether there are certain features of the property which favor the type and intensity of 

uses permitted in either the current or the proposed zoning district.   

 

The subject properties are well suited for the R-5 Zoning District as they are located adjacent to a parcel 

that is also zoned R-5. In addition, the R-5 Zoning District is consistent with the Residential – Urban 

Pattern land use designation for the area in the Comprehensive Plan and would promote affordable 

housing goals in both the Comprehensive Plan and the Consolidated Plan. The area is well served by 

utilities and other public services. 

 

 

6. The length of time the property has been vacant as zoned, considered in the context of land 

development, in the area, in the vicinity of the subject property. 

 

Another test of the validity of the current zoning district is whether it can be shown that the property has 

remained vacant for a significant period of time because of restrictions in that zoning district. 

 

Although two of the subject parcels are currently vacant lots and two contain vacant single-family 

homes, there is no evidence that the lots have been vacant for any period of time due to the zoning.  

 

 

Summary of Findings 
 

1. On September 13, 2010, the City of Urbana provided the Housing Authority of Champaign County a 

letter of support regarding the acquisition of 1410 and 1412 W Eads Street and 1206 N Wright Street 

to support the redevelopment of the Dunbar Court public housing complex. 

 

2. On September 23, 2011, the City of Urbana received a petition to amend the Urbana Zoning Map for 

the subject properties from R-2, Single-Family Residential to R-5, Medium High Density Multiple-

Family Residential to allow the redevelopment of the Dunbar Court public housing complex.   

 

3. On November 2, 2011, the Housing Authority of Champaign County revised their petition to remove 

1408 W Eads from the rezoning application. 

 

4. The subject properties are designated by the 2005 Urbana Comprehensive Plan as Residential – 

Urban Pattern.  

 

5. The proposed zoning map amendment to R-5, Medium High Density Multiple-Family Residential 

would be consistent with the proposed land use and with the existing multiple-family uses and 

zoning of the Dunbar Court site to the north.   

 

6. The proposed zoning map amendment is consistent with the 2005 Urbana Comprehensive Plan, the 

City of Urbana Consolidated Plan, and the 2010 Mayor and City Council Goals as it would further 

the City’s goals of improving existing affordable housing units in Urbana as well as promoting the 

provision of additional affordable housing units. 
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7. The proposed zoning map amendment appears to generally meet the LaSalle Case criteria as the 

properties are adjacent to the property in the proposed zoning district, the proposed rezoning would 

allow for an improvement of and an increase in the affordable housing stock in Urbana, and the 

proposed zoning district is generally consistent with the future land use designation in the 

Comprehensive Plan.  

 

8. At their November 10, 2011 meeting, the Urbana Plan Commission in a vote of 5 ayes and 0 nays 

recommended that City Council approve the proposed rezoning. 

 

 

Options 
 

The Urbana City Council has the following options regarding Plan Case 2157-M-11: 

 

1. Approve the Rezoning request; or 

 

2. Deny the Rezoning request 

 

 

Recommendation 
 

Based on the evidence presented in the discussion above, the Urbana Plan Commission and staff 

recommend that the City Council APPROVE the proposed rezoning.  

 

Prepared by: 

 

 

_____________________________________ 

Rebecca Bird, Planner II 
 

 

 

Attachments:    

   Draft Ordinance 

   Exhibit A: Location and Existing Land Use Map  

   Exhibit B: Existing Zoning Map 

   Exhibit C: Future Land Use Map 

   Exhibit D: Zoning Description Sheets 

   Exhibit E: Petition for Zoning Map Amendment 

   Exhibit F: Letter of support for Dunbar Court land swap 

   Minutes 

  

CC:  Torian Priestly, tpriestly@thebenoitgroup.com 

  Patty Smith, pattys@hacc.net 

  Tom Berns, tberns@bernsclancy.com  

mailto:tpriestly@thebenoitgroup.com
mailto:pattys@hacc.net
mailto:tberns@bernsclancy.com


ORDINANCE NO. 2011-11-125

 

AN ORDINANCE AMENDING THE ZONING MAP OF THE CITY OF URBANA, ILLINOIS 

 

(Rezoning of four parcels located north of Eads Street and east of Wright 

Street from R-2, Single-Family Residential to R-5, Medium High Density 

Multiple-Family Residential – Plan Case 2157-M-11 / 1410, 1412, and 1414 West 

Eads Street and 1206 North Wright Street) 

 

WHEREAS, the Benoit Group, LLC, on behalf of the Housing Authority of 

Champaign County, has petitioned the City for a Zoning Map Amendment to 

rezone four parcels located at 1410, 1412, and 1414 West Eads Street and 1206 

North Wright Street from R-2, Single-Family Residential to R-5, Medium High 

Density Multiple-Family Residential; and 

 

WHEREAS, after due publication, a public hearing was held by the Urbana 

Plan Commission on November 10, 2011 concerning the petition filed in Plan 

Case No. 2157-M-11; and  

 

WHEREAS, the requested rezoning is consistent with the goals, 

objectives, and generalized land use designations of the City of Urbana 2005 

Comprehensive Plan; and 

 

WHEREAS, the requested rezoning is consistent with the goals of the 

City of Urbana and Urbana HOME Consortium (Champaign/Urbana/Champaign County) 

FY 2010-2014 Consolidated Plan; and 

 



WHEREAS, the requested rezoning is consistent with the La Salle case 

criteria; and 

 

WHEREAS, the Urbana Plan Commission voted 5 ayes and 0 nays to forward 

the case to the Urbana City Council with a recommendation of approval of the 

request to rezone the property herein described below from R-2, Single-Family 

Residential to R-5, Medium High Density Multiple-Family Residential; and 

 

WHEREAS, the findings of the Plan Commission indicate that approval of 

the rezoning request would promote the general health, safety, morals, and 

general welfare of the public. 

 

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

URBANA, ILLINOIS, as follows: 

 

Section 1.  The Official Zoning Map of Urbana, Illinois, is herewith and 

hereby amended to change the zoning classification of the following described 

properties from R-2, Single-Family Residential to R-5, Medium High Density 

Multiple-Family Residential. 

 

The subject property is more accurately described as follows: 

 

LEGAL DESCRIPTION: 

 

PART OF THE NORTHWEST QUARTER OF THE NORTHEAST QUARTER OF SECTION 7, 

TOWNSHIP 19 NORTH, RANGE 9 EAST OF THE THIRD PRINCIPAL MERIDIAN, 

CHAMPAIGN COUNTY, ILLINOIS DESCRIBED AS FOLLOWS:  

 

LOTS 4, 5, AND 6 IN PAUL’S REPLAT OF LOTS 2, 3, 4, 5 AND 6 IN BLOCK 3 

OF SEMINARY ADDITION TO URBANA, AS PER PLAT RECORDED IN BOOK “B” AT 

PAGE 273, IN CHAMPAIGN COUNT, ILLINOIS; AND 

 

THE SOUTH HALF OF THE VACATED ALLEY LYING DIRECTLY NORTH OF AND 

ADJACENT TO SAID LOTS 4, 5, AND 6, SAID VACATED ALLEY HAVING BEEN 

VACATED BY ORDINANCE NO. 9788-3, RECORDED AUGUST 22, 1997 AS DOCUMENT 

NO. 97R 20363. 

 



AND ALSO: 

 

LOT 7, EXCEPT THE SOUTH 98 FEET THEREOF, IN APUL’S REPLAT OF LOTS 2, 3, 

4, 5 AND 6 IN BLOCK 3 OF SEMINARY ADDITION TO URBANA, AS PER PLAY 

RECORDED IN BOOK “B” AT PAGE 273, IN CHAMPAIGN COUNTY, ILLINOIS; AND 

 

THE SOUTH HALF OF THE VACATED ALLEY LYING DIRECTLY NORTH OF AND 

ADHACENT TO LOT 7, SAID VACATED ALLEY LYING DIRECTLY NORTH OF AND 

ADJACENT TO LOT 7, SAID VACATED ALLEY HAVING BEEN VACATED BY ORDINANCE 

NO. 9788-3, RECORDED AUGUST 22, 1997 AS DOCUMENT NO. 97R 20363. 

 

ALL OF THE ABOVE DESCRIBED TRACTS ARE SITUATED IN THE CITY OF URBANA, 

CHAMPAIGN COUNTY, ILLINOIS. 

 

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). 

  

PASSED by the City Council this ________ day of ________________, _____. 

 

 AYES: 

 

 NAYS: 

 

 ABSTAINS: 

       ___________________________________ 

       Phyllis D. Clark, City Clerk 

 

 

 

APPROVED by the Mayor this ________ day of __________________, _____. 

 

 

 

       ___________________________________ 

       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 _____________,  _____, the corporate authorities of the City 

of Urbana passed and approved Ordinance No. ______________, entitled: “AN 

ORDINANCE AMENDING THE ZONING MAP OF THE CITY OF URBANA, ILLINOIS” 

(Rezoning of four parcels located north of Eads Street and east of Wright 

Street from R-2, Single-Family Residential to R-5, Medium High Density 

Multiple-Family Residential – Plan Case 2157-M-11 / 1410, 1412, and 1414 West 

Eads Street and 1206 North Wright Street), 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 ___________________, 

_____, 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 ____________________,  _____. 

 

 

 (SEAL)       

        Phyllis D. Clark, City Clerk  
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R-2 Zoning District Description Sheet Revised December, 2008 Page 1 

R-2 – SINGLE FAMILY RESIDENTIAL 

ZONING DISTRICT 

 
ZONING DESCRIPTION SHEET 

 

According to Section IV-2 of the Zoning Ordinance, the purpose and intent of the R-2 Zoning District is as 

follows: 

 

"The R-2, Single-Family Residential District is intended to provide areas for single-family detached dwellings 

at a low density, on lots smaller than the minimum for the R-1 District.  The R-2 District is also intended to 

provide for a limited proportion of two-family dwellings. 

 

Following is a list of the Permitted Uses, Special Uses, Planned Unit Development Uses and Conditional Uses 

in the R-2 District.  Permitted Uses are allowed by right.  Special Uses and Planned Unit Development Uses 

must be approved by the City Council.  Conditional Uses must be approved by the Zoning Board of Appeals. 

 

PERMITTED USES: 
 

Agriculture  

Agriculture, Cropping 
 

Business - Recreation 

Country Club or Golf Course 
 

Public and Quasi-Public 

Elementary, Junior High School or Senior High 

School 

Park 

Residential 

Dwelling, Community Living Facility, Category I 

Dwelling, Single Family 

Dwelling, Single Family (Extended Occupancy) 

 

SPECIAL USES: 
 

Public and Quasi-Public 

Church, Temple or Mosque 

Electrical Substation 

Institution of an Educational or Charitable Nature 

Library, Museum or Gallery 

 

PLANNED UNIT DEVELOPMENT USES: 
 

Residential 

Residential Planned Unit Development 

 

CONDITIONAL USES: 
 

Agriculture 

Artificial Lake of One (1) or More Acres 
 

Business – Miscellaneous 

Day Care Facility (Non-Home Based) 
 

 

Business - Recreation 

Lodge or Private Club 
 

Public and Quasi-Public 

Municipal or Government Building
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CONDITIONAL USES continued: 
 

Residential 
Bed and Breakfast, Owner Occupied 
Dwelling, Community Living Facility, Category II 
Dwelling, Duplex 
Dwelling, Duplex (Extended Occupancy) 
Dwelling, Two-Unit Common-Lot-Line

 

 

DEVELOPMENT REGULATIONS IN THE R-2 DISTRICT 
 

 

 

 

ZONE 

 

MIN 

LOT SIZE 

(square 

feet) 

 

MIN 

AVERAGE 

WIDTH 

(in feet) 

 

 

MAX 

HEIGHT 

(in feet) 

 

 

MAX 

FAR 

 

 

MIN 

OSR 

 

MIN 

FRONT 

YARD 

(in feet) 

 

MIN 

SIDE 

YARD 

(in feet) 

 

MIN 

REAR 

YARD 

(in feet) 

 
R-2 

 
6,000

13 
 

60
13 

 
35

17 
 
0.40 

 
0.40 

 
15

9 
 

5 
 

10 

 

 

FAR= FLOOR AREA RATIO 

OSR= OPEN SPACE RATIO 

 

Footnote
9 – In the R-1 District, the required front yard shall be the average depth of the existing buildings 

on the same block face, or 25 feet, whichever is greater, but no more than 60 feet, as required in Sec. VI-

5.D.1.  In the R-2, R-3, R-4, R-5, R-7 and MOR Districts, the required front yard shall be the average 

depth of the existing buildings on the same block face (including the subject property), or 15 feet, 

whichever is greater, but no more than 25 feet, as required in Sec. VI-5.D.1.  (Ord. No. 9596-58, 11-20-

95) (Ord. No. 9697-154) (Ord. No. 2001-03-018, 03-05-01) 

 

Footnote
13 – In the R-2 and R-3 Districts, any lot platted and recorded after December 21, 1970, on 

which there is proposed to be erected or established a duplex, shall contain an area of not less than 9,000 

square feet, and have an average width of not less than 80 feet.  A lot platted and recorded before 

December 21, 1970, on which there is proposed to be erected or established a duplex, shall contain an 

area of not less than 6,000 square feet, and have an average width of not less than 60 feet. 
 

 
 

For more information on zoning in the City of Urbana call or visit: 

 

City of Urbana 

Community Development Services Department 

400 South Vine Street 

Urbana, IL 61801 

(217) 384-2440 

(217) 384-2367 fax 

www.city.urbana.il.us 
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R-5 – MEDIUM HIGH DENSITY MULTIPLE 

FAMILY RESIDENTIAL ZONING DISTRICT 

 
ZONING DESCRIPTION SHEET 

 

According to Section IV-2 of the Zoning Ordinance, the purpose and intent of the R-5 Zoning District is as 

follows: 

 

"The R-5, Medium High Density Multiple-Family Residential District is intended to provide areas for 

multiple-family dwellings at densities ranging up to medium high.” 

 

The following is a list of the Permitted Uses, Special Uses, Planned Unit Development Uses and Conditional 

Uses in the R-5 District.  Permitted Uses are allowed by right.  Special Uses and Planned Unit Development 

Uses must be approved by the City Council.  Conditional Uses must be approved by the Zoning Board of 

Appeals. 

 

PERMITTED USES: 
 

Agriculture  

Agriculture, Cropping 
 

Business - Recreation 

Country Club or Golf Course 

Lodge or Private Club 
 

Public and Quasi-Public 

Church, Temple or Mosque 

Elementary, Junior High School or Senior High 

School 

Institution of an Educational or Charitable Nature 

Library, Museum or Gallery 

Municipal or Government Building 

Park 

Residential 

Boarding or Rooming House 

Dormitory 

Dwelling, Community Living Facility, Category I, 

Category II and Category III 

Dwelling, Duplex 

Dwelling, Duplex (Extended Occupancy) 

Dwelling, Home for Adjustment 

Dwelling, Multifamily 

Dwelling, Multiple-Unit Common-Lot-Line 

Dwelling, Single Family 

Dwelling, Single Family (Extended Occupancy) 

Dwelling, Two-Unit Common-Lot-Line 
Home for the Aged 
Nursing Home

 

 

SPECIAL USES: 
 

Public and Quasi-Public 

Hospital or Clinic 

Methadone Treatment Facility 

Police or Fire Station 

Principal Use Parking Garage or Lot 

 

 

PLANNED UNIT DEVELOPMENT USES: 
 

Business – Miscellaneous 

Mixed-Use Planned Unit Development 

 

Residential 

Residential PUD 

 

CONDITIONAL USES: 
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Agriculture 

Artificial Lake of One (1) or More Acres 
 

Business – Miscellaneous 

Day Care Facility (Non-Home Based) 

 

Business – Personal Services 

Mortuary 
 

 

Business – Professional and Financial Services 

Professional and Business Office 

 

Public and Quasi-Public 

Electrical Substation 

 

Residential 

Bed and Breakfast, Owner Occupied

 

 

DEVELOPMENT REGULATIONS IN THE R-5 DISTRICT 
 

 

 

 

ZONE 

 

MIN 

LOT SIZE 

(square 

feet) 

 

MIN 

AVERAGE 

WIDTH 

(in feet) 

 

 

MAX 

HEIGHT 

(in feet) 

 

 

MAX 

FAR 

 

 

MIN 

OSR 

 

MIN 

FRONT 

YARD 

(in feet) 

 

MIN 

SIDE 

YARD 

(in feet) 

 

MIN 

REAR 

YARD 

(in feet) 

 
R-5 

 
6,000

 
 

60 
 

35
 

 
0.90 

 
0.30 

 
15

9 
 

5 
 

5 

 

 

FAR= FLOOR AREA RATIO 

OSR= OPEN SPACE RATIO 
 

Footnote
9
 – In the R-1 District, the required front yard shall be the average depth of the existing buildings 

on the same block face, or 25 feet, whichever is greater, but no more than 60 feet, as required in Sec. VI-

5.D.1.  In the R-2, R-3, R-4, R-5, R-7 and MOR Districts, the required front yard shall be the average 

depth of the existing buildings on the same block face (including the subject property), or 15 feet, 

whichever is greater, but no more than 25 feet, as required in Sec. VI-5.D.1.  (Ord. No. 9596-58, 11-20-

95) (Ord. No. 9697-154) (Ord. No. 2001-03-018, 03-05-01) 

 
 

For more information on zoning in the City of Urbana call or visit: 

 

City of Urbana 

Community Development Services Department 

400 South Vine Street 

Urbana, IL 61801 

(217) 384-2440 

(217) 384-2367 fax 

www.city.urbana.il.us 
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EXHIBIT E

Application for Zoning
Map Amendment Plan Commission

____-' Amount Date--'- _

APPUCATION FEE - $175.00

The Applicants are responsible for paying the cost of legal publication fees as well. The fees
usually run from $75.00 to $125.00. The applicant is billed separately by the News-Gazette.

DO NOT WRITE IN TillS SPACE - FOR OFFICE USE ONLY

Date Request Filed Plan Case No. _

Fee Paid - Check No.

PLEASE PRINT OR TYPE THE FOLLOWING INFORMATION

1. APPLICANT CONTACT INFORMATION

Name of APPlicant(s):--rt4e. ~etJ~r\~f>I L....'" Phone: 404 -2.13 - ~S'2.{
Address (streetlcitylstatelzip code): "':1"0" c.s. N1"'fLAc\- ~'&.\G."'" A,,'t, SMI16. It (10

Em~IAddress' I AT\,.A1JT., ~ 303'Z.!. ..-"p...,e.s.,-(. y~~c.'-el'Uh~Sr"ClWr· ~~ (TOli-,...f.J ff2.l£STt..Y)
Property interest ofApplicant(s) (Owner, Contract Buyer, etc.): ...,

2. OWNER INFORMATION

Name ofOwner(s): {.\o\aS ,,,e. Ac.\Tt.loa.llY 9f' ~f,f,"-'N.Phone: 21; ".118 - ~IOO
e::.O't~T'"( .

Address (streetlcitylstate/zip code): 200S w. fA"W:AVe.~14 G' I ~~pAtI.6MI I" (,t &ZO
Emai1Add=" r".u.ys ;;;)~-""'. "...1- (~ S:M!I.ll)
Is this property owned by a Land Trust? DYes 0 .

gyes, please attach a list ofall individuals holding an interest in said Trust.

3. PROPERTY INFORMATION.· t- .-f CU - r,;t- d _,..J...

Location of Subject Site: 5" lo-k. no-rl'v,.D-F Sad 5 5t..r-uJ-} ~ 5 ~ '{"If? .?'/Vt'M

PIN # ofLocation: q I-Zl- 07-205"·- 02."3 ~ 025"'t02~<!'6272628

Lot Size: loTal of all Lob.: "3 If, 500sq. _1fT.. 0::: D,"7908 /i-c rts
Current Zoning Designation: \~ 'Si~~ i..tL. f=q.yn dY
Proposed Zoning Designation: R·s- N.v (i:--i' h:t.m" t'l
Current Land Use (vacant, residence, grocery, factory, etc: 5 f'il <:; 1.Q. ~ rt/l'{Y ~S
Proposed Land Use: kc be.- C01'Ylf!){~ ~(~ Cfn E?-1-{s'f-t h9 '(Pvlft'--£ YY1ltt

+- yt:{et -ror 4 fa~ri YLe..1;'·J d-e~{ep rn.lJ,.n tJ .
Application for Zoning Map Amendment - Updated June, 2010 Page 1



EXHIBIT E

Present Comprehensive Plan Designation: l.oGv 'DArl9- ( '1-/ ~S(J2...fl.n':/-( d /
How does this request conform to the Comprehensive Plan? T V>1 r~v-t--s. r-e-!>I~.i I nCVsf;;;' ch,l&u
Legal Description: lois 3,4,;-, rc. OVId- C{ Pa..c't a-f- Lat 7 0";

Paul IS 'Re.~ '(if of· La {.5 [,2. Sf 1./ .£,e>.Ylpl to 0+ Block:.

.3 of 5ernl~4C';1 Acfd>t-IJn to U....ba : tt" Chumpal'ilJ t:OO>1y.y

4. CONSULTANT INFORMATION

Name ofArchitect(s): Tt:>ClN ANt> ~l\.l '( ~rliit~TS Phone: S,'5 - 2.\..<; - ~a.~ ~

Address (street/city/state/zip code): ~Dot> ~1Uo-Ar"1" S>~ \JE ( P.O~ k.pdLP , I.... ~ II 0 =I
EmailAddress:W.."QlI\Q+y.sd...~...J..-dl y. l:.d"" ( ~QI\' adly)
NameofEngineers(s): gerns jC[CiYlC( a.J) Iker;,DC/~ Phone: 217 -3811-/1'1-1{

40 5"""' F u\ ~ --'
Address (street/city/state/zip code): V L - 1~ICE I YI ~1 ~

-r Ott:! iA.q I '::FL c..e ~o2.
Email Address:Chi(/l).g@..berrtSclancy ... Com

Name ofSurveyor(s): 13@Y-17'3/ QLa Yt 0/ OYlJ A-~~at::<'Q.:itsPhone:2. if -"38; Ci -t{4C(
Address (street/city/state/zip code): 4ot;"" i:.. yvta In S"f-

VoC' va i'tlt ( IL b 1f!XJZ-
ElnailAddress: e cla.ncy@. fp·€....Vf'lS C La.Y1 c.y , CC'J'Y1.

Name ofProfessional Site Planner(s): Phone:

Address (street/city/state/zip code): .

Email Address:

Name ofAttorney(s): \)\..A rIfe,., \...L.~ Phone: 3la -3"& -4oJ() .
Address (street/city/state/zip code): 2003 N.W~u." STI S'\f'T~ ,'tlO; ~'c.A60 (U.. ~ObD(

5. =~=:~=~~~i4 ,-~.-trt~'4+wJ l..hl'....,..ca..(~:~

What en-or in the existing Zoning Map would be con-ected by the Proposed Amendment?

No ey{C7 v:

What changed or changing conditions warrant the approval ofthis Map Amendment?

. 0m b{;, I~ 0/ ~uy lois tv li-h t:t'h C(J.J/q wi- prJb.-{IC, ~til.h r-;;Cj

i-vctc:* INtO 1?n hqna.. tkpko nJ2eQ. ~ve1p~ o+~~ ~;-fe.. i-~'Tk.. .
Explain why the subject property is suitable for the proposed zoning. b-eYlR./-I"t 0+ +J,e !)J)"7hbc<·~
~-ec{\jl5Q acRJo 0H7t {6 ±hL {~V"j0C ..f2"'1-is"f.-,n9
-rub-liC h,us (~Cj ±~d-

/

Application/or Zoning Map Amendment - Updated June, 2010 Page 2
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What other circumstances justify the zoning map amendment? C'o YY7 b(n {h<;;; ~ s-e.-
S- (oU Wt'th±~ 1dJ'-?(~ rJ:,I,~ hOlJ2/~ +vqd wi'l!
a lfouJ q -dev-elopmJent- +bwtlVl cre4~.es k QrnrA./Ylt a YltR C[Uq.!,'fy _

. of. locU i ncC4rll.-Ucus lno.
Time schedule for development (ifapplicable).~ ELT Way. ~\,I8M,r TAX c:.P.EO, r /'

~!~+r~:k-.lliPA= 1M ])6c..e:wze.m, ~ro~Av¥rrt.-D Of:- .
JAx Ccz..€blTs.. I wtJIu? &e'P/1i1 ~SIRAA.c..T/C>,..J. A~IfP S€(ffcmA€7L -UI"Z.

\

Additional exhibits sUbmitt~d by the petitioner. StT£ rt..4H., {;U;JIA-IleJl\S,"

~Ittb J:..Me, ., <?1ld4"O LE."S1i t..JI~ ~ QO&'C""lf211d1\

~ Ac...L. r::u..fdL<;B~;;;;i...!:II!lL.t.~-------,-----------

NOTE: Ifadditional space is needed to accuratery answer any question, please attach extra
pages to the application.

By submitting this application, you are granting permission for City staffto post on the
property a temporary yard sign announcing the public hearing to be heldforyour request.

CERTIFICATION BY THE APPLICANT
. .

I certify all the information contained in this application form or any attachment(s), document(s) or
planes) submitted herewith are true to·the best ofmy knowledge and belief, and that I am either the
propertyowner r authorized to make this application on the owner's behalf.

Date

PLEASE RETURN TIllS FORM ONCE COMPLETED TO:

City ofUrbana
Community Development Department Services
Planning Division
400 South Vine Street, Urbana, IL 61801
Phone: (217) 384-2440
Fax: (217) 384-2367

Applicationfor Zoning Map Amendment- Updated June, 2010 Page 3
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PRELIMINARY SI1E PLAN

Vi. EADS STREET

HAGG - !2IJNBA8 GOIJRT
~ t I II I' 56 TOI"INHOUSE APARTMENTSI \I. i ~ 1--="""''''"'''"""T_....:.;UREl....:..:A...:NA-r,...:ILL...:.....IN_O;..I,;.S--:;:::T""__-:o==:+-__-.-_+---j
• PIl-2Q40 ~v _,_,_

'''-'--

I

I 0

Tyeon <:mc:I 6J11y Ar~hlt:e~te, P.C;.
4OOO~I:'rlvCII

Rcx~Of'd. IL. 611,"
(1)IS)22''{~222

FAX (als) 2:2Q·a:::Zle
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EXHIBIT E

EXHIBIT A

LEGAL DESCRIPTION OF DEVELOPMENT SITE

PART OF THE NORTHWEST QUARTER OF THE NORTHEAST QUARTER OF SECTION
7, TOWNSHIP 19 NORTH, RANGE 9 EAST OF THE THIRD PRINCIPAL MERIDIAN,
CHAMPAIGN COUNTY, ILLINOIS DESCRIBED AS FOLLOWS:

BEGINNING AT A POINT 16.5 FEET WEST OF THE SOUTHWEST CORNER OF THE
NORTHWEST QUARTER OF THE NORTHEAST QUARTER OF SECTION 7, TOWNSHIP
19 NORTH, RANGE 9 EAST OF THE THIRD PRINCIPAL MERIDIAN IN CHAMPAIGN
COUNTY, ILLINOIS, THENCE NORTH 327 FEET, THENCE EAST 301.5 FEET, THENCE
SOUTH 327 FEET TO THE So.UTH LINE OF THE SAID NORTHWEST QUARTER
OF THE NORTHEAST QUARTER, THENCE WEST 301.5 FEET TO THE PLACE OF
BEGINNING, SITUATED IN CHAMPAIGN COUNTY, ILLINOIS.

EXCEPT THE FOLLOWING DESCRIBED TRACT:

A PORTION OF THE WRIGHT STREET RIGHT OF WAY IN THE NORTHEAST
QUARTER OF SECTION 7, TOWNSHIP 19 NORTH, RANGE 9 EAST OF THE THIRD
PRINCIPAL MERIDIAN, IN CHAMPAIGN COUNTY, ILLINOIS, MORE PARTICULARLY
DESCRIBED AS FOLLOWS:

ALL THAT PART OF THE WRIGHT STREET RIGHT OF WAY, LYING NORTHERLY
OF THE SOUTH LINE· OF THE NORTHWEST QUARTER OF THE NORTHEAST
QUARTER OF SECTION 7, TOWNSHIP 19 NORTH, RANGE 9 EAST OF THE THIRD
PRINCIPAL MERIDIAN, AS SHOWN ON A PLAT OF SURVEY PREPARED BY M. H.
KINCH, ILLINOIS REGISTERED LAND SURVEYOR NUMBER 358, AND RECORDED IN
PLAT BOOK "J" AT PAGE 98 IN THE OFFICE OF THE RECORDER OF DEEDS,
CHAMPAIGN COUNTY, ILLINOIS.

ALSO EXCEPT THE FOLLOWING DESCRIBED TRACT:

THAT PART OF THE FOLLOWING DESCRIBED PARCEL THAT LIES WEST OF THE
WEST RIGHT-OF-WAY LINE OF NORTH WRIGHT STREET, EXTENDED:

BEGINNING AT A POINT 16SFEET WEST OF THE SOUTHWEST CORNER OF THE
NORTHWEST QUARTER OF THE NORTHEAST QUARTER OF SECTION 7,
6030-15
TOWNSHIP 19 NORTH, RANGE 9 EAST OF THE THIRD PRINCIPAL MERIDIAN, IN
CHAMPAIGN COUNTY, ILLINOIS, THENCE NORTH 327 FEET; THENCE EAST 301.5
FEET, THENCE SOUTH 327 FEET TO THE SOUTH LINE OF THE SAID
NORTHWEST QUARTER OF THE NORTHEAST QUARTER, THENCE WEST 301.5
FEET TO THE POINT OF BEGINNING, IN CHAMPAIGN COUNTY, ILLINOIS.

Exhibit A - 1
EAST\467773033 9/13/11 DRAFT



EXHIBIT E

AND ALSO:

THE NORTH HALF OF THE VACATED ALLEY LYING DIRECTLY SOUTH OF AND
ADJACENT TO THE ABOVE DESCRIBED TRACT, SAID VACATED ALLEY HAVING
BEEN VACATED BY ORDINANCE NO. 9788-3, RECORDED AUGUST 22, 1997 AS
DOCUMENT NO. 97R20363.-

AND ALSO:

LOTS 3, 4, 5 AND 6 IN PAUL'S REPLAT OF LOTS 2, 3, 4, 5 AND 6 IN BLOCK 3 OF
SEMINARY ADDITION TO URBANA, AS PER PLAT RECORDED IN BOOK "B" AT
PAGE 273, IN CHAMPAIGN COUNTY, ILLINOIS; AND

\

THE SOUTH HALF OF THE VACATED ALLEY LYING DIRECTLY NORTH OF AND
ADJACENT TO LOT 3, 4, 5 AND 6, SAID VACATED ALLEY HAVING BEEN VACATED
BY ORDINANCE NO. 9788-3, RECORDED AUGUST 22, 1997 AS DOCUMENT NO.
97R 20363.

AND ALSO:

LOT 7, EXCEPT THE SOUTH 98 FEET THEREOF, IN PAUL'S REPLAT OF LOTS 2, 3, 4,5
AND 6 IN BLOCK 3 OF SEMINARY ADDITION TO URBANA, AS PER PLAT
RECORDED IN BOOK "B" AT PAGE 273, IN CHAMPAIGN COUNTY, ILLINOIS; AND

THE SOUTH HALF OF THE VACATED ALLEY LYING DIRECTLY NORTH OF AND
ADJACENT TO LOT 7~ SAID VACATED ALLEY HAVING BEEN VACATED BY
ORDINANCE NO. 9788-3, RECORDED AUGUST 22, 1997 AS DOCUMENT NO. 97R
20363.

Housing Authority of Champaign County

EAST\46777303.3 9/13/11 DRAFT
Exhibit A - 2

Option to Lease - Dunbar
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EXHIBIT E

JOB: 6487

DATE: 092011
SHEET:

1 OF 1

DUNBAR COURT
HOUSING AUTHORITY SITE

CITY OF URBANA,
CHAMPAIGN COUNTY, ILLINOIS

Housing Authority of Champaign. County
205 lV: ParkA venue - Champaign, IL 61820
Phone: (217) 378-7100 Fax: (217) 363-2348

"Champaign CountyBelieves in QualityPublic Housing"
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ENGINEERS • SURVEYORS • PLANNERS
405 EAST MAIN STREET - POST OFFICE BOX 755

URBANA. ILLINOIS 61803-0755
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EXHIBIT F

CITY OF

URBANA

Office of the Mayor
Laurel Lunt Prussing

October 26, 2010

400 S. Vine Street
Urbana, IL 61801

(217) 384-2456
Fax (217) 384-2426

llprussing@city.urbana.il.us

Mr. Edward P. Bland
Executive Director
Housing Authority of Champaign County
205 West Park Avenue

RE: Proposed Land Swap between Housing Authority of Champaign County (HACC) and
Champaign Unit 4 School District (Unit 4)

Dear Mr. Bland:

This letter is to express the City of Urbana's support for the HACC's plan to trade the vacated
North Wright Street now utilized as a parking lot for Dunbar Court public housing community in
Urbana for properties located at 1206 North Wright Street, 1412 and 1410 West Eads Street,
Urbana. The City fully supports this trade as evidenced by its agreement to sell the City-owned
lot at 1410 West Eads Street to Unit 4 upon approval of the land swap by the Department of
Housing and Urban Development (HUD) (Ordinance 2010-03-019).

The City of Urbana has been working closely with the HACC over the past several years to
support the redevelopment of public housing in Urbana. As you are aware, the 2010 Mayor and
City Council Goals include an adopted goal to work with the HACC on plans for the
redevelopment of Dunbar Court as part of the overall effort to promote and improve affordable
housing opportunities in the City. An important element of the subject land trade is that Unit 4
will provide parking on the existing lot for residents of Dunbar Court until the residents have
been relocated prior to the redevelopment of Dunbar Court.

The City will continue to work with the HACC to complete this important, much needed project
in our community. Therefore, we fully support of the HACC's request for HUD approval of the
disposition of the vacated North Wright Street necessary for the land swap between the HACC
and Unit 4.

Should you have any questions regarding the City of Urbana's involvement in the redevelopment
of Dunbar Court, please feel free to contact John Schneider, Grants Management Division
Manager at (217) 384-2447 or jasclmeider@UrbanaIllinois.us.

o www.city.urbana.il.us Home of the University of Iflinois
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MINUTES OF A REGULAR MEETING 
                
URBANA PLAN COMMISSION                          DRAFT 
         
DATE:  November 10, 2011 
 
TIME:  7:30 P.M. 
 
 PLACE: Urbana City Building – City Council Chambers 
 400 South Vine Street 
 Urbana, IL  61801 
 
 
MEMBERS PRESENT:  Tyler Fitch, Lew Hopkins, Michael Pollock, Mary Tompkins, 

Marilyn Upah-Bant 
 
MEMBERS EXCUSED: Carey Hawkins Ash, Andrew Fell, Dannie Otto, Bernadine Stake 
 
STAFF PRESENT: Robert Myers, Planning Manager; Teri Andel, Planning Secretary 

     
OTHERS PRESENT: Tom Berns, Torian Priestly, Susan Taylor 
 
 
COMMUNICATIONS 
 

 Written staff report updating the rezoning request boundaries for Plan Case No. 2157-M-11.  
 

CONTINUED PUBLIC HEARINGS 
 
Plan Case No. 2157-M-11: A request from the Benoit Group, LLC to rezone 5 parcels 
located at 1408, 1410, 1412 and 1414 W. Eads St., and 1206 N. Wright St., from R-2, Single 
Family Residential Zoning District, to R-5, Medium-High Density Multiple Family 
Residential Zoning District. 
 
Chair Pollock reopened this case. Robert Myers, Planning Manager, explained that the area to be 
rezoned has been amended to remove 1408 West Eads Street, and the Plan Commission should 
refer to the map included in the written staff report distributed at the beginning of the meeting.  
He gave a brief background on the proposed redevelopment project.  He described the proposed 
sites and adjacent properties noting the zoning designations and existing land uses of each.  He 
showed how the proposed rezoning request related to the future land use designated for the area 
in the 2005 Comprehensive Plan.  He stated that the proposed redevelopment project conforms to  
the goals and activities in the City of Urbana’s HOME Consortium Consolidated Plan as well as 
the Mayor and City Council Goals. 
 
Mr. Myers talked about the proposed redevelopment project and explained the difference 
between the plans that were originally submitted and the revised written staff report.  He 
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discussed how the La Salle National Bank criteria pertain to the proposed rezoning.  He read the 
options of the Plan Commission and presented City staff’s recommendation. 
 
Mr. Myers responded to the following questions from Plan Commissioners. 
 
Would R-4 rather than R-5 zoning be sufficient for the proposed project?  Mr. Myers responded 
that he could research this for the Plan Commission. 
 
What is the definition of “residential urban pattern”?  Mr. Myers answered that the 
Comprehensive Plan defines “residential urban pattern” as an area that primarily contains single-
family residential housing, but also includes a variety of compatible land uses such as duplexes, 
town homes, civic uses, institutional uses and parks where zoning is appropriate.  It is typically 
found in older, established neighborhoods and includes a grid network of streets with, in some 
cases, vehicular access from rear alleys. 
 
If the properties are rezoned to the R-5 Zoning District and the proposed development project is 
not constructed, then could another developer build a project to the maximum standards of the 
R-5 Zoning District?  Mr. Myers replied that state housing tax credits will be necessary to make 
the proposed project work financially.  When the Housing Authority applies for these credits, 
they have to show that they control and have proper zoning for the project properties.  He added 
that even if the tax credits are not approved for the proposed project, the Housing Authority will 
still own the properties and will use them for public housing purposes of some sort. 
 
With no further questions for City staff from the Plan Commission, Chair Pollock opened the 
hearing up for public input. 
 
Torian Priestly, the Benoit Group, LLC, approached the Plan Commission.  In response to the 
question about whether the R-4 Zoning District would be sufficient, he stated that the 
consistency of one single zoning designation for the entire parcel is important to the tax credit 
application.  Since the existing Dunbar Court public housing complex is already zoned R-5, they 
decided to request rezoning of the additional properties to R-5. Although they originally 
designed a combination of one-story and two-story buildings, without 1408 West Eads Street as 
part of the project, they can still make the project work by making some units two stories. 
 
Concerning the Benoit Group’s long-term involvement, they will be the developer and co-
owners of the property and will hire a third party to manage the buildings.  The Housing 
Authority will continue to own the land and will provide a ground lease to the Benoit Group.  
Together the Housing Authority and the Benoit Group will form an entity to be able to submit 
for the tax credit application. 
 
Mr. Priestly pointed out that approval and acceptance of the tax credits would impose a 30-year 
land use restrictive covenant. So for the next 30 years, the properties would remain affordable 
housing.  And their management of the properties would be overseen by the state agency. 
 
Mr. Myers was asked how far north the Wright Street public right-of-way extends. The former 
Dunbar Court parking lot has now been traded to the Champaign School District as parking for 
Booker T. Washington School, the Wright Street public right-of-way now terminates at the south 
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end of that parking lot. Without the Eads Street properties, the Dunbar Court site would 
technically be landlocked.  
 
Mr. Priestly added that access to Dunbar Court would be moved from North Wright Street to 
West Eads Street.  The proposed community building would be along West Eads Street next to 
the new access drive.  They plan to provide pedestrian access from the north end of the 
development to the adjoining Douglas Park.   
 
Tom Berns, Berns Clancy and Associates, confirmed that the parking lot has been transferred to  
the Champaign School District and will be upgraded as part of the new Booker T. Washington 
School. The city boundary line extends down the middle of North Wright Street, so the west half 
of the street is within the City of Champaign, and the east half of the street is located within the 
City of Urbana.  Mr. Myers added that the two cities have an agreement in place of which party 
actually maintains the street. 
 
With no further input from the audience, Chair Pollock closed the public input portion of the 
hearing and opened it up for Plan Commission to discuss and/or make a motion(s). 
 
Mr. Hopkins expressed concern about rezoning the proposed properties to the R-5 Zoning 
District.  Every property around the proposed site is zoned R-2, Single Family Residential.  The 
R-5 Zoning District allows some uses and development regulations that are difficult to imagine 
being there.  He wondered if there is a better solution. He also expressed concern about the 
access drive being relocated to Eads Street.  They would essentially be developing an R-5 parcel 
with a narrow entry into a lot that expands behind it.  This would be done in an R-2 zoning 
context. He feels that they need to be careful with how they deal with the development’s 
entryway. 
 
Mr. Fitch stated that he has some of the same concerns.  He reviewed the differences between the 
R-4 Zoning District and the R-5 Zoning Districts.  He even thought about a planned unit 
development.  He is concerned about raising the zoning so high and what uses would be allowed. 
 
Chair Pollock commented that the Plan Commission is asking the right questions of what are the 
potential uses with approval of the proposed rezoning over and above the proposed project. 
However, R-5 Zoning District is not much different than R-2 in terms of height. He feels 
comfortable that the rezoning would not be detrimental to the surrounding properties. 
 
If the Plan Commission members feel that a lower rezoning or a planned unit development 
would be better than rezoning the proposed properties to R-5, then they could make that 
recommendation to the City Council.  If the City Council would agree, then it would mean 
sending the proposed project back to the petitioner to reconfigure the development.  Given that 
the proposed properties are currently adjacent to an existing R-5 public housing development, he 
is not willing to support sending it back to the petitioner. 
 
Mr. Fitch asked what the zoning is for the Lakeside Terrace development.  Mr. Myers replied it 
is zoned R-5. 
 



  November 10, 2011 

 Page 4

Mr. Myers elaborated that R-4 and R-5 development standards are practically the same except 
for Floor Area Ratio (FAR) – a maximum of 0.5 in R-4 but 0.9 in R-5.  Chair Pollock reminded 
the Plan Commission that the proposal is not an R-4 development. 
 
Mr. Hopkins moved that the Plan Commission forward Plan Case No. 2157-M-11 to the City 
Council with a recommendation for approval.  Mr. Fitch seconded the motion. 
 
Chair Pollock stated that he is comfortable that it will be developed as proposed.  There is a 
small possibility that something will go awry with the plans.  Even so, under the R-5 Zoning 
District, he did not see a development being constructed that it would be a terrible disadvantage.  
The project as proposed will be a great advantage to the City of Urbana. 
 
Roll call was as follows: 
 
 Mr. Fitch - Yes Mr. Hopkins - Yes 
 Mr. Pollock - Yes Ms. Tompkins - Yes 
 Ms. Upah-Bant - Yes 
 
The motion was passed by unanimous vote. 
 




