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DEPARTMENT OF COMMUNITY DEVELOPMENT SERVICES 

Planning Division 

m e m o r a n d u m 

TO: Mayor Laurel Lunt Prussing 

FROM: Elizabeth H. Tyler, Ph.D, FAICP 

DATE: November 26, 2014 

SUBJECT: ZBA 2014-MAJ-06: Request for a Major Variance by Bendsen Signs to 
allow a sign that is 11 feet high, and set back 8 feet from the right-of-way 
at 505 North McCullough Street in the MIC, Medical Institution Campus 
zoning district. 

Introduction & Background 

Bendsen Signs & Graphics, Inc. has filed a request on behalf of Carle Foundation Hospital to add 
a freestanding-monument sign at the intersection of McCullough Street and University Avenue at 
the address of 505 N. McCullough Street. The subject property serves as a parking lot for the 
adjacent medical facility. The proposed sign would provide identification for hospital patrons on 
a busy street and is part of a series of proposed signage designed to update and improve 
wayfinding on the Carle campus. The sign would be 11 feet in height and set back eight feet 
from the property line. The subject property is located in the MIC, Medical Institutional Campus 
zoning district. Per Table IX-1 of the Urbana Zoning Ordinance, freestanding-monument signs in 
the MIC district may be up to eight feet tall if set back eight to 15 feet from the front property 
line, and up to 16 feet tall if set back at least 15 feet from the property line. The height of the 
proposed sign would be 37.5 percent taller than the ordinance allowance. 

Pursuant to Section XI-3.C.2(d)(1) of the Urbana Zoning Ordinance, in order for a major 
variance to be approved, the Zoning Board of Appeals must recommend approval by a two-thirds 
majority and forward to City Council for final review and approval. At their meeting on 
November 17, 2014, the ZBA voted unanimously to forward the case to Council with a 
recommendation for approval. 

Description of the Site 

The site is located along University Avenue, a main East-West arterial through the center of the 
City. The high-volume intersection of McCullough Street and University Avenue represents the 
southeast gateway to the Carle Foundation Hospital campus. A single zoning lot makes up the 
address which is a 1.53 acre parking lot supporting several of the surrounding buildings of the 
campus. The surrounding land uses are consistent with the boundaries of a commercial and 
medical institutional zoning district. The nearest southern and eastern parcels are a gas station 
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and fast food restaurant, respectively. The neighboring parcels to the north and west are 
buildings or properties used for the medical campus.  
  
Zoning and Land Use Table  
 
The following is a summary of surrounding zoning and land uses for the subject site: 
 
 
Location 

 
Zoning Existing Land Use  Comprehensive Plan 

Future Land Use 
 
Subject 
Property 

MIC, Medical 
Institutional Campus 

Parking Lot Community Business 

 
North MIC, Medical 

Institutional Campus 
Private Driveway, Parking, 
Medical Facility Building  

Medical Institutional 
Campus 

South B-3, General Business Service Station Community Business 
 
East B-3, General Business 

 
Fast Food Restaurant Community Business 

 
West MIC, Medical 

Institutional Campus 
Main Hospital Building Medical Institutional 

Campus 
 
 
Discussion 
 
The applicant wishes to install a freestanding monument sign to provide identification and 
direction for the various destinations on the medical campus at the corner of the parking lot at 
505 N. McCullough Street. The sign would be in compliance with every specification of the 
zoning except for a three foot increase beyond the allowable height. According to the Zoning 
ordinance, signs in the MIC district are allowed to obtain a maximum height of eight feet if 
located within eight to 15 feet from a public right-of-way.  
 
The applicant wishes to exceed the maximum height of the proposed sign by three feet, the sign 
will be located near the intersection of University Avenue and McCullough Street at the corner 
of the parcel on 505 McCullough Street. According to the applicant, the sign will provide 
important direction for oncoming traffic to better reach the portions of the medical campus. The 
applicant states that the height exceedance is necessary to display all of the pertinent directional 
information. The placement closer than 15 feet from the property line is necessary to provide 
visibility at a high-volume intersection. 
 
The main component to this variance is height. The height of the sign would be nonconforming, 
as freestanding-monument signs in the MIC district can be up to eight feet tall if located eight to 
15 feet from the property line, or 16 feet tall if located farther than 15 feet. The proposed sign, as 
seen in Exhibit E, would require a 37.5% variance for the height. The sign would not block the 
approach or departure visibility triangles for the intersection as confirmed by the City Engineer. 
 
According to the petitioner, constructing a new sign in full conformance with zoning regulations 
would not be practical on this site due to the location of parking and the amount of directional 
information needed for display. The Zoning Ordinance allows for signs to be within eight to 15 
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feet of the property line if they are less than eight feet tall. However, an eight-foot sign would not 
be able to display all of the necessary directional information. Locating the sign further from the 
property line where a greater height is permissible would decrease visibility for drivers trying to 
locate portions of the campus such as the emergency room.  
 
At the ZBA meeting on November 19th, the board asked questions about the sign’s exact location 
and potential legibility. They also inquired about the sign possibly directing people towards Park 
Street instead of the main campus down University Avenue. Jason Tompkins, representing 
Bendsen Signs & Graphics, responded that the planned sign represented the nearest possible 
location for the hospital to best provide directional information to oncoming traffic. He also 
stated that a nearby tree, raising questions about blockage of the sign, would be removed and the 
sign would be installed according to the site plan submitted.  
 
Variance Criteria  
 
Section XI-3 of the Urbana Zoning Ordinance requires the City Council to make findings based 
on variance criteria.  The following is a review of the criteria as they pertain to this case and the 
criteria outlined in the ordinance: 
 
1. Are there special circumstances or special practical difficulties with reference to the 

parcel concerned, in carrying out the strict application of the ordinance? 
 
2. The proposed variance will not serve as a special privilege because the variance 

requested is necessary due to special circumstances relating to the land or structure 
involved or to be used for occupancy thereof which is not generally applicable to other 
lands or structures in the same district. 

 
The special circumstances are the entry-way placement of the lot along a major thoroughfare for 
a medical institution that spans several blocks. The need to provide directional information for 
the multiple destinations of the institution necessitates the placement of a sign on the outmost 
parcel closest to the street. The volume of traffic at the nearby intersection necessitates the 
placement of the sign eight feet from the right-of-way. Meeting the requirements of the Zoning 
Ordinance would result in a sign with poor visibility that does not display all the necessary 
directional information. 
 
Considering the importance of safe traffic flow at a high-volume intersection, allowing the 
petitioner to exceed the height limitation by three feet would satisfy that condition. The 
components of the variance that allow for increased height are supported by these criteria. 
  
   
3. The variance requested was not the result of a situation or condition having been 

knowingly or deliberately created by the Petitioner. 
 
The volume of the intersection, requiring the closer sign placement, is beyond the control of the 
petitioner. The multiple destinations requiring a sign providing directions is a result of the 
comprehensive range of services offered on the medical campus.  
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4. The variance will not alter the essential character of the neighborhood. 
 
The character of the neighborhood is commercial and institutional, with several other businesses 
that have freestanding signs of similar height. The proposed sign would provide necessary 
information without changing any character of the surrounding neighborhood.   
 
 
 
 
 
5. The variance will not cause a nuisance to the adjacent property. 
 
The variance should not cause a nuisance to adjacent properties. The proposed sign would be 
similar in height to freestanding signs on adjacent properties such as the gas station and hotel 
across the street. It would not impede the visibility triangle of the intersection. 
 
6. The variance represents generally the minimum deviation from requirements of the 

Zoning Ordinance necessary to accommodate the request. 
 
The petitioner is requesting a height variance to provide all the necessary information for 
identification, safe traffic flow, and proper visibility.  All other aspects of the sign are without 
the need of a variance request.  
 
Summary of Findings 
 

1. Bendsen Signs and Graphics, Inc. is applying on behalf of Carle Foundation Hospital to 
install a freestanding monument sign 505 North McCullough Street that is three feet taller 
than allowed.  
 

2. The proposed sign would be 11 feet tall, set back eight feet from the property line, and be 
composed of an area of 63.58 square feet. 

 
3. The site is located in West Central Urbana and is zoned MIC-Medical Institution 

Campus. 
 
4. The Urbana Comprehensive Plan identifies the area as Medical Institutional Campus and 

Community Business.  
 

5. The proposed variance is desired due to special circumstances of limited availability for 
sign placement on an entryway parcel of a medical campus. The sign would provide 
important information for identification and traffic flow. 

 
6. The proposed variance will not alter the character of the neighborhood, nor cause a 

nuisance to adjacent properties. 
 
7. The proposed variance regarding sign height is the only deviation from Zoning Ordinance 

requirements to install a freestanding monument sign. 
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Options  
 
City Council has the following options in this case: 
 

a. Approve the variance as requested based on the findings outlined in this memo; or 
 

b. Approve the variance request along with certain terms and conditions; or 
 
c. Deny the variance request. 

 
Recommendation 
  
At their November 19, 2014 meeting, the Zoning Board of Appeals held a public hearing 
regarding this case. The board discussed and unanimously voted to forward the case to City 
Council with a RECOMMENDATION FOR APPROVAL of ZBA case ZBA-2014-MAJ-06, 
subject to the following condition: 
 

 That the sign area, height, and setback do not exceed the dimensions shown in the sign 
plan submitted with the application [Attached as Exhibit E].   

 
City staff concurs with the board’s recommendation.  
 
 
Prepared by: 
 
______________________________ 
Christopher Marx 
Planner I 
Community Development Services 
 
 
 
 
Attachments:  Exhibit A: Location & Aerial Map 
   Exhibit B: Zoning Map 
   Exhibit C: Future Land Use Map 
   Exhibit D: Site Photos    
   Exhibit E: Petition for Variance with Site Plan and Sign Rendering 
   Exhibit F: ZBA Minutes from 11/19/2014 
     
cc:  Jason Tompkins, Bendsen Signs & Graphics, Inc.  
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 ORDINANCE NO. 2014-12-111 

AN ORDINANCE APPROVING A MAJOR VARIANCE 

(To Allow a Sign 11 Feet in Height and Set Back 8 Feet From the Right-of-Way 

in the City’s MIC, Medical Institutional Campus, at 505 N. McCullough Street 

/ Case No. ZBA-2014-MAJ-06) 

WHEREAS, the Urbana Zoning Ordinance provides for a major variance 

procedure to permit the Zoning Board of Appeals and the Corporate Authorities 

to consider applications for major variances where there are special 

circumstances or conditions with a parcel of land or a structure; and 

WHEREAS, Bendsen Signs & Graphics, Inc. has submitted a petition for a 

major variance on behalf of Carle Hospital to install a freestanding monument 

sign that would be 11 feet tall and set back 8 feet from the property line in 

the MIC, Medical Institutional Campus to provide identification and 

direction; and   

WHEREAS, said petition was presented to the Urbana Zoning Board of 

Appeals in Case No. ZBA-2014-MAJ-06; and 

WHEREAS, after due publication in accordance with Section XI-10 of the 

Urbana Zoning Ordinance and with Chapter 65, Section 5/11-13-14 of the 

Illinois Compiled Statutes (65 ILCS 5/11-13-14), the Urbana Zoning Board of 

Appeals held a public hearing on the proposed major variance on November 19, 

2014 and voted 6 ayes and 0 nays to recommend to the Corporate Authorities 

approval of the requested variance; and 

WHEREAS, after due and proper consideration, the Corporate Authorities 

of the City of Urbana have determined that the major variance referenced 

herein conforms with the major variance procedures in accordance with Article 

XI, Section XI-4.B of the Urbana Zoning Ordinance; and 

WHEREAS, the Corporate Authorities have considered the variance 

criteria established in the Urbana Zoning Ordinance and have determined the 

following findings: 
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1. Bendsen Signs and Graphics, Inc. has applied on behalf of Carle 

Foundation Hospital to install a freestanding monument sign at 505 

North McCullough Street. 

 

2. The proposed sign would be 11 feet tall and set back 8 feet. 

 

3. The site is located in West-Central Urbana and is zoned MIC, Medical 

Institutional Campus. 

 

4. The Urbana Comprehensive Plan identifies the area as Community 

Business. 

 

5. The proposed variance is desired due to special circumstances of the 

parcel being located at a high volume intersection and serving as a 

southeast entry point for the medical campus. 

 

6. The proposed variance is not due to a situation created by the 

petitioner. 

 

7. The proposed variance will not alter the character of the neighborhood, 

nor cause a nuisance to adjacent properties. 

 

8. The proposed variance regarding sign height and setback represents the 

minimum possible derivation from Zoning Ordinance requirements to re-

use the existing sign structure. 

   

NOW, THEREFORE, BE IT ORDAINED BY THE CORPORATE AUTHORITIES OF THE CITY OF 

URBANA, ILLINOIS, as follows: 

 

Section 1. The major variance request by Bendsen Signs and Graphics, 

Inc., in Case No. ZBA-2014-MAJ-06, is hereby approved to allow installation 

of a freestanding monument sign that would be 11 feet tall and be set back 8 

feet from the property line in the MIC, Medical Institutional Campus to 

provide visible identification and wayfinding on the site, in the manner 

proposed in the application and subject to the following conditions: 

 

 1. That the sign area, height, and setback do not exceed the 

dimensions shown in the sign plan submitted with the application;  
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The major variance described above shall only apply to the property 

located at 505 North McCullough Street, Urbana, Illinois, more particularly 

described as follows: 

 

LEGAL DESCRIPTION:  

Lot 11 of S. H. Busey’s Third Addition, as recorded in Deed Record Book 

35 at page 128 in the Office ofthe Recorder of Deeds, Champaign County, 

Illinois and the south half of the public alley vacated by City of 

Urbana Ordinance Number 2007-09-095, recorded as Document Number 

2008R07554 in the Office of the Recorder of Deeds, Champaign County, 

Illinois; 

EXCEPT the westerly 45 feet thereof. and further excepting that portion 

of said Lot 11 dedicated to the People of the State of Illinois in a 

dedication recorded as Document Number 1997R14484 in the Office of the 

Recorder of Deeds, Champaign County, Illinois. 

 

Parcel Identification Numbers: 91-21-08-327-012  

 

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). 
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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 ____________________, 2014 

 

 PASSED by the City Council on this ____ day of ___________, ______. 
 
 AYES: 
 
 NAYS: 
 
 ABSTAINS: 
 
 
 
       ________________________________ 
       Phyllis D. Clark, City Clerk 
 
 
 
 
APPROVED by the Mayor this ________ day of _________________________, ______. 
 
 
 
 
       ________________________________ 
       Laurel Lunt Prussing, Mayor 
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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 ____________________, 2014, the corporate authorities of the 

City of Urbana passed and approved Ordinance No. _____________ entitled AN 

ORDINANCE APPROVING A MAJOR VARIANCE (Allow a Sign 11 Feet in Height Set Back 

8 Feet From the Right-of-Way in the City’s MIC, Medical Institutional Campus 

Zoning District at 505 N. McCullough Street/ Case No. ZBA-2014-MAJ-06) 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 _____________________, 2014, 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 ____________________, 2014. 
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Lot 11 of S. H. Busey’s Third Addition, as recorded in Deed Record Book 35 at page 128 in the Office of 
the Recorder of Deeds, Champaign County, Illinois and the south half of the public alley vacated by City 
of Urbana Ordinance Number 2007-09-095, recorded as Document Number 2008R07554 in the Office of 
the Recorder of Deeds, Champaign County, Illinois; 

except; 

The westerly 45 feet thereof. 

and further excepting; 

That portion of said Lot 11 dedicated to the People of the State of Illinois in a dedication recorded as 
Document Number 1997R14484 in the Office of the Recorder of Deeds, Champaign County, Illinois. 
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MINUTES OF A REGULAR MEETING 
  
URBANA ZONING BOARD OF APPEALS    
 

DATE: November 19, 2014                          DRAFT 
 
TIME:  7:30 p.m.  
 
PLACE: City Council Chambers, 400 South Vine Street, Urbana, IL 61801  
_______________________________________________________________________________ 
 

MEMBERS PRESENT Paul Armstrong, Joanne Chester, Ashlee McLaughlin, Nancy 
Uchtmann, Charles Warmbrunn, Harvey Welch 

 
MEMBERS EXCUSED There were none. 
 
STAFF PRESENT Jeff Engstrom, Interim Planning Manager; Christopher Marx, 

Planner I; Teri Andel, Planning Secretary 
        
OTHERS PRESENT Jason Tompkins  
 
 
NOTE:  Chair Armstrong swore in the one member of the audience who indicated that he may 
give testimony during the public hearing.  He asked that anyone who speaks to sign in and state 
their name. 
 
NEW PUBLIC HEARINGS 
 
Case No. ZBA-2014-MAJ-06:  A request for a Major Variance by Bendsen Signs & 
Graphics to allow a sign that is 11 feet high, and setback 8 feet from the right-of-way at 505 
North McCullough Street in the MIC, Medical Institution Campus Zoning District. 
 
Chair Armstrong opened the public hearing.  Jeff Engstrom, Interim Planning Manager, 
introduced Christopher Marx, Planner I, as the newest member on the Planning Division staff.  
Mr. Marx, then, presented the case to the Zoning Board of Appeals.  He began by talking about 
where the sign would be located.  He described the subject property as well as the surrounding 
adjacent properties noting their zoning, current uses and future land use designations.  He 
discussed the purpose and importance of the proposed sign.  He reviewed the variance criteria 
according to Section XI-3 of the Urbana Zoning Ordinance.  He summarized staff findings, 
reviewed the options of the Plan Commission and presented City staff’s recommendation for 
approval.  He stated that he would answer any questions and pointed out that there was a 
representative for the petitioner in the audience. 
 
Chair Armstrong asked if there were any questions for City staff. 
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Mr. Warmbrunn wondered where the sign would actually be located.  One photo illustrates that 
the sign would be on the west side of the pine tree and another photo indicates it would be on the 
east side.  Also, are they measuring eight feet from the sidewalk for the setback?  Mr. Marx 
responded stating that the sign would be setback eight feet from where the property line and the 
right-of-way meet.  Mr. Engstrom added that the Site Plan, which shows the setback distances, is 
more accurate in illustrating the location of the proposed sign than the other photo. 
 
Mr. Warmbrunn wondered how people would see the sign if it is located behind the pine tree.  
Would they remove the tree?  Mr. Engstrom said that would be a question for the applicant.   
 
Mr. Warmbrunn asked if the applicant moved the sign back to 15 feet from the property line in 
order to have a larger sign, would they then be able to use larger letters as well.  Mr. Marx 
answered that it might be possible but it would depend on the visibility from the street. 
 
There were no further questions for City Staff.  Chair Armstrong, then, opened the hearing up for 
public input. 
 
Jason Tompkins, General Manager of Bendsen Signs & Graphics, thanked City staff for their 
help throughout this process and thanked the Zoning Board of Appeals for reviewing the 
proposed major variance request.  He mentioned that his company has the privilege of working 
with Carle on all of their signage needs.  Over the last two to three years, they have been 
working with Carle on a two-fold project.  First, Carle changed their logo, so Bendsen Signs has 
been implementing the new logo into news signs on Carle’s campuses.  The second part of the 
project is trying to improve wayfinding on their campuses.  Directing people efficiently and 
safely is a big challenge.  One solution is through signage.  They have been installing 
replacement signs which so far have only required regular sign permits.  However, the proposed 
sign is the last sign, and it requires approval of a major variance request. 
 
When you look at Carle’s campus on University Avenue and the way it lays out, to the west of 
McCullough there is a lot of activity with the main entrance into the hospital as well as the 
entrance to the Emergency Room.  Traffic is not only vehicular but also foot traffic.  The goal 
behind the proposed sign is to catch the traffic going from the east to the west.  If they miss the 
turn at McCullough, then it sends more traffic to the west.  The sign is intended to get people to 
turn right or left depending on where they need to go and to reduce the amount of traffic going 
into the heart of Carle’s campus.  This can only be done if the lettering is visible enough to 
traffic.  They feel that a smaller sign may create safety hazards because the lettering would be 
too small for traffic to read. 
 
He talked about the construction of the sign.  He pointed out that only the lettering would light 
up at night.  This minimizes the amount of light being emitted from the sign. 
 
To answer the question about the location of the proposed sign, he reiterated what Mr. Engstrom 
said in that the sign would be located where it is indicated on the Site Plan.  Carle Hospital plans 
to relocate the pine tree to another location.  He talked about the effects of moving the sign back 
further to allow them to have a bigger sign, but the sign would then be located in the parking lot 
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and the extensions that hold the street lights would hamper the visibility of the sign.  He pointed 
out that the proposed sign meets the requirements for the square footage allowed. 
 
Mr. Warmbrunn asked how far away Mr. Tompkins expected people to be able to read the sign 
when approaching the intersection.  Mr. Tompkins said that people should be able to read it from 
100-150 feet away.  The letter height will be approximately 6 inches tall.  He does not expect the 
sign to catch all of the traffic, but it should catch most. 
 
Ms. Chester inquired about the location of the sign.  Usually wayfinding signs are located a 
block before.  By the time a person sees the sign, they will almost be at the intersection and 
won’t be able to do much.  Mr. Tompkins replied that if Carle owned the property a block away, 
then it would be ideal to have the proposed sign a block away.  They feel it is better to have the 
proposed sign than nothing at all directing traffic. 
 
Carle has tried to direct people with some temporary wayfinding signage.  It has helped a little so 
they are hoping a permanent larger wayfinding sign will catch more people.  Carle is starting to 
bring in people from outside of the Champaign-Urbana area, so hopefully the proposed sign will 
be able to direct those people that are not familiar with the campus. 
 
Ms. Uchtmann wondered if the proposed sign would also direct traffic to the parking garage 
entrance along Park Street.  Mr. Tompkins responded saying that there is secondary signage 
planned for Park Street that will direct traffic to the parking garage on the Park Street side.  Ms. 
Uchtmann commented that if Carle directed traffic to turn on McCullough to the Park Street 
entrance of the parking garage, then there would not be as much congested traffic at the main 
entrance of the hospital.  Mr. Tompkins stated that this may be something Carle looks into 
further in the future. 
 
There were no further comments or questions from the audience, so Chair Armstrong closed the 
public input portion of the hearing.  He, then, opened the hearing up for discussion and/or 
motion(s) by the Zoning Board of Appeals. 
 
Ms. Uchtmann moved that the Zoning Board of Appeals forward Case No. ZBA-2014-MAJ-06 
to the City Council with a recommendation for approval for the major variance to allow a sign 
that is 11 feet tall and setback 8 feet from the property line.  Mr. Welch seconded the motion.  
Roll call was as follows: 
 
 Ms. Chester - Yes Ms. McLaughlin - Yes 
 Ms. Uchtmann - Yes Mr. Warmbrunn - Yes 
 Mr. Welch - Yes Mr. Armstrong - Yes 
 
The motion was approved by unanimous vote. 
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