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DEPARTMENT OF COMMUNITY DEVELOPMENT SERVICES 

Planning Division 

m e m o r a n d u m 

 
TO:  Mayor Diane Wolfe Marlin and City Council Members 

FROM:  John A. Schneider, MPA, Director, Community Development Services Department 
  Kevin Garcia, AICP, Planner II 

DATE:  April 11, 2019 

SUBJECT:   An Ordinance Approving a Preliminary Development Plan for a Planned Unit 
Development (1007-1011 West University Avenue / Chris Saunders – Plan Case 
2373-PUD-19) 

  An Ordinance Approving a Final Development Plan for a Planned Unit 
Development (1007-1011 West University Avenue / Chris Saunders – Plan Case 
2374-PUD-19) 

 
Introduction 
Chris Saunders has submitted applications for preliminary and final approval of a mixed-use Planned 
Unit Development at 1007 and 1011 West University Avenue. The proposed development is located on 
two lots on the southeast corner of University Avenue and Harvey Street, directly across the street from 
the Campus Circle apartments. It is zoned B-3, General Business. The development would include first 
floor commercial space, and four stories of apartments above (76 units/124 bedrooms). The applicant 
seeks zoning flexibility to reduce the amount of parking required and reduce the required front and side 
yards, and in exchange has agreed to reconstruct the public alley to City standards on the south side of 
the lot. 
 
The Plan Commission unanimously recommended approval of the preliminary and final development 
plans, with conditions. Staff recommends the same. 

Background 

Prior Special Use Permit 

In 2018, Green Street Realty (which Mr. Saunders owns) received a Special Use Permit1 to establish a 
five-story (63-foot tall) mixed-use retail and multi-family residential building on the parcel at 1007 West 
University Avenue. At the time, the University of Illinois owned 1011 West University Avenue. Mr. 
Saunders has since purchased 1101 West University Avenue and would like to create a unified 
development across both lots (see Exhibit G for the previously approved site plan). 

Proposed Development 

The proposed development is a five-story commercial and residential mixed-use building, with 
approximately 4,000 square feet of commercial space and 76 apartments (124 bedrooms). There will be 
ground-floor commercial space and amenity space for residents near the sidewalk along University 

                                                 
1 Ord. No. 2018-05-036 / Plan Case No. 2343-SU-18 
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Avenue. The building will screen the parking area from view from University Avenue (see Exhibit E). 
The two existing driveways on University Avenue will be closed, which should improve traffic flow and 
increase safety on University Avenue. Automobile access will come from a new driveway on Harvey 
Street2 and from Mulberry Alley, which the applicant has agreed to reconstruct to City standards at their 
expense. The proposed development would be about 62 feet tall (five stories). It is directly across 
University Avenue from the Campus Circle apartments, which is also 62 feet tall and five stories. 

Adjacent Land Uses, Zoning and Comprehensive Plan Designations 

The site is on the southeast corner of University Avenue and Harvey Street. A summary of zoning and 
land uses for the subject site and surrounding properties is below. Exhibits A, B, and C further illustrate 
this information. 
 

 Zoning Existing Land Use  Future Land Use 

Site B-3, General Business Restaurant (Niro’s Gyros) 
Parking Lot Campus Mixed Use 

North B-3, General Business Apartments (Campus Circle) Community Business 

South B-3U, General Business - University Apartments Campus Mixed Use 

East B-3, General Business Restaurant (Taco Bell) Campus Mixed Use 

West B-3, General Business Parking Lot Institutional 

Plan Commission Hearing 

The Plan Commission held a public hearing on the requests at its April 4, 2019, regular meeting. No 
members of the public spoke about the requests. Several Plan Commissioners expressed that they like 
the project’s site design and architecture. Several commissioners also expressed a belief that the Zoning 
Ordinance requires too much parking. After a brief discussion the Plan Commission voted unanimously, 
with seven ayes and zero nays, to recommend approval of the project to City Council, with conditions 
(see Recommendation section). 

Discussion 

Comprehensive Plan 

The property is shown in the 2005 Comprehensive Plan on Future Land Use Map #8. As illustrated in 
Exhibit C, the parcels are listed as “Campus Mixed Use,” which is accompanied by the following note: 
 

“Urban designed mixed-use buildings which include business/office on the ground floor and 
residential on the upper floors; developments consisting of only multi-family [are] discouraged.” 

 
The proposed project fits the description in the note, with commercial uses on the first floor and 
residential uses on the upper floors. 
                                                 
2 The existing driveway on Harvey Street will be closed and a new driveway installed further south, which should 
improve traffic flow to and from the site. 
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The proposed planned unit development would help meet the following Comprehensive Plan Goals 
and Objectives: 

Goal 1.0 Preserve and enhance the character of Urbana’s established residential neighborhoods. 

Objectives 
1.4 Promote established neighborhoods close to campus and the downtown as attractive places 

for people to live. 

Goal 2.0 New development in an established neighborhood will be compatible with the overall urban 
design and fabric of that neighborhood. 

Objectives 
2.1 Ensure that the site design for new development in established neighborhoods is 

compatible with the built fabric of that neighborhood. 
2.4 Promote development that residents and visitors recognize as being of high quality and 

aesthetically pleasing. 

Goal 3.0 New development should be consistent with Urbana’s unique character. 

Objectives 
3.1 Encourage an urban design for new development that will complement and enhance its 

surroundings. 
3.2 Promote new developments that are unique and capture a “sense of place.” 

Goal 4.0 Promote a balanced and compatible mix of land uses that will help create long-term, viable 
neighborhoods. 

Objectives 
4.1 Encourage a variety of land uses to meet the needs of a diverse community. 
4.2 Promote the design of new neighborhoods that are convenient to transit and reduce the 

need to travel long distances to fulfill basic needs. 
4.3 Encourage development patterns that offer the efficiencies of density and a mix of uses. 

Goal 5.0 Ensure that land use patterns conserve energy. 

Objectives 
5.1 Encourage development patterns that help reduce dependence on automobiles and promote 

different modes of transportation. 

Goal 16.0 Ensure that new land uses are compatible with and enhance the existing community. 

Objectives 
16.1 Encourage a mix of land use types to achieve a balanced growing community. 
16.3 Encourage development in locations that can be served with existing or easily extended 

infrastructure and city services. 
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Goal 18.0 Promote infill development. 

Objectives 
18.1 Promote the redevelopment of underutilized property using techniques such as tax 

increment financing, redevelopment loans/grants, enterprise zone benefits, marketing 
strategies, zoning incentives, etc. 

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

Goal 24.0 Enhance Urbana’s commercial areas. 

Objectives 
24.2 Encourage the beautification of entryway corridors and major transportation corridors in 

Urbana. 

Goal 25.0 Create additional commercial areas to strengthen the city’s tax base and service base. 

Goal 26.0 Improve the appearance of Urbana’s commercial and industrial areas. 

Goal 28.0 Develop a diversified and broad, stable tax base. 

Goal 34.0 Encourage development in areas where adequate infrastructure already exists. 

Goal 42.0 Promote accessibility in residential, commercial and public locations for disabled residents. 

Objectives 
42.1 Ensure that new developments are sensitive to the mobility and access needs of the 

disabled. 
42.3 Ensure that new developments include adequate access for the disabled through 

compliance with ADA requirements and adaptable units. 

Goal 49.0 Avoid development patterns that can potentially create an over-dependency on the 
automobile. 

Objectives 
49.2 Increase land use densities to promote availability of transit service and walkability. 

PUD Ordinance Goals 
Every proposed Planned Unit Development must be reviewed for consistency with nine general goals 
outlined in Section  XIII-3.C  of  the  Zoning  Ordinance.  
 
The proposed development is generally consistent with goals 1, 2, 3, 4, 5, 6, and 7, as follows: 
 

1. To encourage high quality non-traditional, mixed-use, and/or conservation 
development in areas identified in the Comprehensive Plan. 
The area is identified as “Campus Mixed Use” in the Comprehensive Plan. The proposed PUD 
aligns directly with this goal, as it is a student-oriented mixed-use development. 
The proposed PUD is generally consistent with this goal. 
 



5  

2. To promote infill development in a manner consistent with the surrounding area. 
The proposed development is directly across University Avenue from the Campus Circle 
apartments. It will be the same height (62 feet) and number of stories (5) as Campus Circle. 
The area is both commercial and residential, with commercial uses along University Avenue 
and high-density apartments south of the site. While the block west of the site is currently a 
large parking lot, the University of Illinois’ 2017 Campus Master Plan calls for the development 
of a five- or six-story “Medical Enterprise Center” on the site. 
The proposed PUD is generally consistent with this goal. 

3. To promote flexibility in subdivision and development design where necessary. 
As stated above, the project meets many goals of the Comprehensive Plan. In addition, it is 
identified as “Campus Mixed Use” in the plan; however, given parking requirements, it would 
be nearly impossible to develop the site as a mixed-use development, because there is not 
enough land to accommodate the parking that a mixed-use building would require. Therefore, 
it is necessary to be flexible and to reduce the parking requirements for the proposed 
development. In addition, the proposal requests flexibility to reduce the required yards. Since 
the proposal meets so many of the Comprehensive Plans goals and provides a mixed-use, 
campus-oriented building, such flexibility is warranted. 
The proposed PUD is generally consistent with this goal. 

4. To provide public amenities not typically promoted by the Zoning Ordinance. 
The applicant is willing to reconstruct the public alley from Harvey Street to the eastern 
property line of 1007 W. University Ave. (this is not typically a requirement of a developer). 
The alley will be reconstructed to City standards, with 8-inch thick concrete pavement. 
The proposed PUD is generally consistent with this goal. 

5. To promote development that is significantly responsive to the goals, objectives, 
and future land uses of the Urbana Comprehensive Plan. 
As stated above, the project is significantly responsive to many of the goals and objectives, and 
aligns with the “Campus Mixed Use” future land use designation of the Comprehensive Plan. 
The proposed PUD is generally consistent with this goal. 

6. To provide a higher level of street and pedestrian connectivity within the 
development and the surrounding neighborhood in accordance with the Urbana 
Comprehensive Plan. 
While sidewalks already exist along University Avenue and Harvey Street, closing the two 
existing driveways along University Avenue should make walking more pleasant and safer along 
this stretch of sidewalk. In addition, placing the building close to the sidewalk, rather than 
across a parking lot, will improve access to the site. 
The proposed PUD is generally consistent with this goal. 

7. To coordinate architectural styles, building forms, and building relationships within 
the development and the surrounding neighborhood. 
The architectural style, building form, and the relationship of the building to its surroundings 
is consistent with the surrounding neighborhood.  
The proposed PUD is generally consistent with this goal. 
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8. To encourage the inclusion of a variety of public and private open space, 
recreational facilities, greenways and trails not typically promoted by the Zoning 
Ordinance. 
This criterion pertains mainly to larger developments (e.g. residential subdivisions) and is not 
applicable in this case. 

9. To conserve, to the greatest extent possible, unique natural and cultural features, 
environmentally sensitive areas, or historic resources, and to utilize such features 
in a harmonious fashion. 
There are no cultural, environmentally sensitive, or historic resources on the site. This criterion 
is not applicable in this case. 

Applicability 
Section XIII-3 of the Urbana Zoning Ordinance outlines requirements for a PUD.  The purpose of a 
PUD is “to encourage development that goes beyond the minimum zoning and development standard 
in terms of design, public amenities, innovative ‘green’ construction and implementation of the 
Comprehensive Plan and other official development plans and policies. In exchange for public amenities, 
developers are granted flexibility in applying the typical zoning and development regulations.” 
 
Planned unit developments can be residential, commercial, mixed-use, or industrial. The proposed 
development is a mixed-use PUD as it contains commercial space and multi-family dwelling units. To be 
considered for a PUD, a proposed development must have a gross site area of at least one-half acre and 
meet one of the four criteria outlined in Section XIII-3.D of the Zoning Ordinance. The proposed 
development is on a lot of 0.61 acres and meets the lot size requirement. The proposed PUD meets three 
of the four criteria listed below as defined by the Urbana Zoning Ordinance.  
 
Mixed-Use – Either in the same building or with a “campus” approach, provide for a mixture of single-
family, two-family, multi-family, commercial, office, and/or recreational uses. 
 

The proposed development is a campus-oriented mixed-use commercial and multi-family residential 
building. 

 
Infill – Redevelop properties within the urban area that are vacant or underutilized due to obstacles such 
as lot layout, utility configuration, and road access. 
 

The proposed development would redevelop one vacant lot and one underdeveloped lot along 
University Avenue in an area close to the University of Illinois campus. 

 
Unique Development – Development that significantly responds to the goals and objectives of the 
Comprehensive Plan and other relevant plans and policies and/or addresses unique features of the site. 
 

The previously-approved Special Use Permit only covered one lot, leaving the corner lot at Harvey 
Street and University Avenue vacant (since the developer had not yet acquired that lot). The approved 
site plan placed the building at the back of the site, with parking in front of the building close to 
University Avenue. The proposed development is a much more cohesive development that 
incorporates the corner lot, hides the parking behind and under the building, and responds very well 
to the goals and objectives of the Comprehensive Plan. 
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Permitted Uses 

The proposed PUD is a mixed-use PUD as it contains residential and commercial uses. Per the Urbana 
Zoning Ordinance, the proposed multi-family dwelling units and commercial spaces are permitted uses 
in a mixed-use PUD. 

Minimum Development Standards 
Planned Unit Developments offer developers flexibility in applying zoning and development 
regulations. The applicant requests such flexibility in two areas of zoning regulations: reducing the 
number of required parking spaces and reducing minimum required yards. Each of these is discussed 
below.  

Required Proposed Complies Notes 
Lot Size (min.) 6,000 ft.2 26,972 ft.2 Yes  

Lot Width (min.) 60 ft. 133 ft. Yes  

Building Height (max.) None 62 ft. Yes  

Floor-Area-Ratio (max.) 4.0 3.16 Yes  

Open Space Ratio (min.) None N/A Yes  
Front Yard (min.) – 
University Ave. 15 ft. 5 ft. No Reduction requested 

Front Yard (min.) – 
Harvey Street 15 ft. 5 ft. No Reduction requested 

Side Yard (min.) – along 
alley 16.1 ft. 0.5 ft. No Reduction requested 

Rear Yard (min.) – along 
east property line 21.1 ft. 12.75 ft. No Reduction requested 

Car Parking 87 33 No Reduction requested 

Bike Parking 40 40+ Yes Majority covered, secure; 
Additional short-term 

Table 1 - Development Standards 

1. Required Parking 

The Zoning Ordinance requires one parking space for every 250 square feet of retail space, 0.7 parking 
spaces for every single-bedroom apartment, and 0.5 spaces per bedroom in multiple-bedroom 
apartments. The proposed development would require 87 parking spaces3 to meet the regulations of the 
Zoning Ordinance (17 for the retail space and 70 for the apartments). The proposal provides 33 parking 
spaces, a reduction of 53 spaces (62 percent). 
 
While the requested parking reduction is significant, there appears to be an overall reduced demand for 
parking in student developments in recent years, especially those close to the university. The project site 
is the closest developable property along University Avenue to the planned University of Illinois “Medical 
Enterprise Center.” It is also well-served by transit and is an easy walk or bike ride to the main University 
campus, to Downtown Urbana, and to Campustown, which limits the need for residents to have a car. 
The proposal also includes a secure, covered bike parking area, which will encourage residents to bike 
rather than drive. 

                                                 
3 87 parking spaces are required if the space is only used for retail. If a restaurant occupied the commercial area, 
the maximum parking required could be as high as 112 spaces (42 for the restaurant, 70 for the apartments). 
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The applicant has provided parking 
data for 14 student-oriented 
apartment buildings owned by 
Green Street Realty. Most of the 
projects are in Champaign and are 
subject to different parking 
requirements than in Urbana, and 
one of the buildings was built when 
older parking regulations were in 
place. However, it is useful to 
compare all of the buildings using 
Urbana’s current parking 
requirements. The results indicate 
that for student-oriented apartment 
buildings, significantly less parking 
is needed than what is required by 
the Zoning Ordinance. 

 
Of all the buildings that parking data was supplied for, only 809 West Nevada Street in Urbana provides 
the amount of parking required by the Urbana Zoning Ordinance (see Exhibit F). That building was built 
“by right” in 2017-2018. It is interesting to note that while parking was provided at a rate of 0.5 spaces 
per bedroom, the parking supplied exceeds demand, and 12 spaces are now leased out to the nearby 
Jimmy John’s; otherwise, they would remain vacant.  
 
All of the other buildings provide parking at a lower rate, ranging from zero to 0.34 spaces per bedroom. 
The average rate is 0.18 spaces per bedroom, and the median rate is 0.2 spaces per bedroom. These data 
suggest that the parking demand for student-oriented housing is often well below what the Zoning 
Ordinance requires. Furthermore, in a recent survey of apartment buildings relatively close to campus 
and within Urbana (presented to the Plan Commission on June 8, 2017), the demand for parking was 
found to be less than the 0.5 spaces per bedroom. The proposal would provide parking at a rate of 0.15 
spaces per bedroom, plus 15 spaces for the commercial space. It is reasonable to assume that the 
proposed parking supply will be adequate for the proposed development. 

2.  Reduced Required Yards 

Since the proposal includes residential uses in the B-3 district, additional side and rear yard setbacks are 
required beyond the standard minimum yards.4 The minimum front yard is 15 feet, the minimum side 
yard is 11.1 feet, and the minimum rear yard 21.1 feet. As proposed, the PUD would therefore require a 
reduction in each of the required yards. Since the lot is on a corner, it has front yards along University 
Avenue and Harvey Street, and the side yard is along Mulberry Alley. The request would reduce both 
front yards from 15 feet to five feet, would reduce the side yard from 11.1 feet to six inches, and reduce 
the rear yard from 21.1 feet to 12 feet, nine inches. The reduced yards should have no negative effects 
on the surrounding properties. It should also be noted that the Illinois Department of Transportation 
recently acquired a strip of land approximately 1.5 feet wide in the northern front yard for a project along 
University Avenue. 

                                                 
4 Section VI-2.D of the Urbana Zoning Ordinance. 
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Criteria for Approval 
According to Section XIII-3 of the Urbana Zoning Ordinance, the Plan Commission shall determine 
whether reasons outlined in the submitted application and the evidence presented during the public 
hearing, justify approval based on the following criteria. (Please see Exhibit D for the petitioner’s 
specific response to each question.) 
 

1. That the proposed development is conducive to the public convenience at that location. 
 
The proposed project would be a mixed-use infill development on currently underused parcels on a 
key commercial corridor near the University of Illinois campus, across the street from a University 
parking lot planned as the future site of a “Medical Enterprise Center.” The project would provide 
housing choices for people who would like to live close to the University, and provide more commercial 
space on an important commercial street. The site is convenient for walking, biking, and taking transit. 
 

2. That the proposed development is designed, located, and proposed to be operated so that it will not be unreasonably 
injurious or detrimental to the surrounding areas, or otherwise injurious or detrimental to the public welfare. 
 
The proposed development would not be detrimental to the surrounding area. It would remove two 
driveways along University Avenue, which will improve safety. The building’s location and architecture 
would improve the environment for people walking to and past the site. The reconstruction of the 
public alley behind the site would improve conditions for new residents and people living in the 
apartments across the alley. 

RETAIL 

Figure 1 Site Layout, with Setbacks 
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3. That the proposed development is consistent with goals, objectives and future land uses of the Urbana 
Comprehensive Plan and other relevant plans and polices. 
 
The proposed PUD is consistent with many goals and objectives, and is consistent with the “Campus 
Mixed Use” future land use identified in Future Land Use Map #8 of the 2005 Urbana Comprehensive 
Plan. 
 

4. That the proposed development is consistent with the purpose and goals of Section XIII-3 of the Urbana Zoning 
Ordinance. 
 
The proposed PUD is consistent with goals 1, 2, 3, 4, 5, 6 and 7 of Section XIII-3 of the Urbana 
Zoning Ordinance. 
 

5. That  the  proposed  development  is  responsive  to  the  relevant  recommended  design features identified in Table 
XIII-2 of the Zoning Ordinance. 

 
The proposed development incorporates a number of recommended design features suggested in the 
PUD standards, including: 

 

1. Architectural Design – The building’s design features reflect the following PUD goals: 
architectural consistency, architectural identity, articulated design, openings, exterior surfaces, 
building-street relationship, garages, and materials. 

2. Access – Removing both driveways on University Avenue, and moving the driveway on Harvey 
Street further south, away from the Harvey/University Avenue intersection. Reconstructing the 
alley will also improve access to the apartment building on the south side of the alley. 

3. Bicycle Parking – Providing at least 40 secure, covered parking spaces. Providing other “short-
term” bike parking for visitors and business patrons. 

4. Maximum Parking – Providing an amount of parking based on observed data from similar 
student-oriented housing projects in Urbana and Champaign (see Exhibit F). 

5. Rear Parking – Parking areas are located behind the principal building, which will improve the 
pedestrian environment along University Avenue. 

Summary of Findings 
1. Chris Saunders has submitted an application on behalf of 1007 W University, LLC, for a preliminary 

and final development plan to construct a mixed-use multi-family and commercial building at 1007-
1011 West University Avenue in the B-3, General Business district. 

 
2. The proposed development qualifies for PUD approval per Section XIII-3 of the Urbana 

Zoning Ordinance because it exceeds one-half acre in area and meets three of the four criteria 
outlined in Section XIII-3.D (Mixed-Use/Infill). 

 
3. The proposed development is generally consistent with several of the goals of a PUD as listed 

in Section XIII-3.C of the Urbana Zoning Ordinance. 
 
4. The application is generally consistent with several of the goals, objectives, and future land use 

map in the 2005 Comprehensive Plan. 
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5. The proposed final development plan includes waiver requests to decrease the required parking
spaces to 33 and to reduce the required front yards from 15 feet to five feet, the required side yard
from 11.1 feet to six inches, and the rear yard from 21.1 feet to 12 feet, nine inches.

6. The proposed preliminary and final development plans incorporate a number of recommended
design features, including architectural design, access, bicycle parking, maximum parking, and rear
parking.

Options 
The City Council has the following options regarding the Ordinance Approving a Preliminary 
Development Plan for a Planned Unit Development (Plan Case 2373-PUD-19): 

1. Approve the ordinance, which includes conditions; or

2. Approve the ordinance without any conditions, or with revised conditions; or

3. Deny the ordinance.

The City Council has the following options regarding the Ordinance Approving a Final Development 
Plan for a Planned Unit Development (Plan Case 2374-PUD-19): 

1. Approve the ordinance, which includes conditions; or

2. Approve the ordinance without any conditions, or with revised conditions; or

3. Deny the ordinance.

Recommendation 
At its April 4, 2019, meeting, the Plan Commission voted with seven ayes and zero nays to forward both 
requests to the City Council with a recommendation for APPROVAL, with the following conditions5: 

1. That construction be in general conformance with the site plan and elevations in Ordinance
Attachment A5; and

2. That the applicant will reconstruct the alley on the south side of the parcels to City standards;
and

3. That the bicycle parking area under the building will be fenced and secured.

Attachments: Exhibit A: Location and Existing Land Use Map 
Exhibit B: Zoning Map 
Exhibit C: Future Land Use Map 
Exhibit D: Preliminary and Final PUD Applications 
Exhibit E: Parking Supply Table 
Exhibit F: Site Plan, Floor Plans, and Renderings 
Exhibit G: Previously-Approved Site Plan from Special Use Permit Case 

cc: Chris Saunders 

5 The Plan Commission recommended additional language for the first condition to give the applicant flexibility 
to use the area identified as “amenity space” on the site plan as commercial space in the future. Rather than add 
the suggested language to the condition, the site plan has been revised to identify that area as “Amenity/Retail/ 
Office/Restaurant”. This meets the intent of the Plan Commission’s recommendation in a more direct way. 
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ORDINANCE NO.  2019-04-024

An Ordinance Approving a Preliminary Development Plan for a Planned Unit Development 

(1007-1011 West University Avenue / Chris Saunders – Plan Case 2373-PUD-19) 

WHEREAS, Chris Saunders has applied for a mixed use planned unit development (PUD) 

for property known as 1007 and 1011 West University Avenue in the B-3, General Business Zoning 

District; and 

WHEREAS, Section XIII-3 of the Urbana Zoning Ordinance requires the submission and 

approval of a preliminary and a final development plan for planned unit developments, and that all 

requested waivers from development standards be expressly written; and 

WHEREAS, the applicant has submitted a preliminary and a final development plan with 

requested waivers to reduce the amount of parking required and to reduce the required front, side, 

and rear yards for the PUD; and  

WHEREAS, after due publication, the Urbana Plan Commission held a public hearing on 

April 4, 2019 concerning the proposed preliminary and final development plans and voted 7 ayes 

and 0 nays to forward the applications to the Urbana City Council with recommendations to 

approve the preliminary and final development plans for the PUD; and  

WHEREAS, the approval of the preliminary and final development plans are consistent 

with the requirements of Section XIII-3 of the Urbana Zoning Ordinance, Planned Unit 

Developments, and with the definitions and goals of this Section of the Ordinance. 
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NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE 

CITY OF URBANA, ILLINOIS, as follows: 

 

Section 1.  A preliminary development plan for the PUD, as attached hereto in Ordinance 

Attachment A, is hereby approved for property known as 1007 and 1011 West University Avenue 

with the following conditions: 

 

1. That construction be in general conformance with the site plan and elevations in 

Ordinance Attachment A; and 

2. That the applicant will reconstruct the alley on the south side of the parcels to City 

standards; and 

3. That the bicycle parking area under the building will be fenced and secured.  

 

LEGAL DESCRIPTION: 
 

Tract 1: Lot 6 of Jonathan N Howser’s Heirs Subdivision of Lot 24 and the East 251 feet of 

Lot 25 of M.W. Busey’s Heirs’ Addition to Urbana and Lots 1, 2 and 3 of Block 44 and Lot 6 

in Block 45 of Seminary Addition to Urbana, as per plat recorded in Plat Book “A” at page 

340, situated in Champaign County, Illinois. 

 

P.I.N.  91-21-07-480-001, Address: 1011 West University Avenue 

 

Tract 2: Lot 4 and Lot 5 of Jonathan N Howser’s Heirs Subdivision of Lot 24 and the East 

251 feet of Lot 25 of M.W. Busey’s Heirs’ Addition to Urbana and Lots 1, 2 and 3 of Block 

44 and Lot 6 in Block 45 of Seminary Addition to Urbana, as per plat recorded in Plat Book 

“A” at page 340, situated in Champaign County, Illinois. 

 

P.I.N.  91-21-07-480-017, Address: 1007 West University Avenue 
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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 __________________, 2019. 
 
 AYES: 
 
 NAYS: 
 
 ABSTAINS: 
       ________________________________ 
       Charles A. Smyth, City Clerk 
 

APPROVED by the Mayor this ______ day of _____________________, 2019. 

 
 
       ________________________________ 
       Diane Wolfe Marlin, Mayor 
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CERTIFICATE OF PUBLICATION IN PAMPHLET FORM 

 

I, Charles A. Smyth, 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 ______________, 2019 the Corporate 

Authorities of the City of Urbana passed and approved Ordinance No. ______________, entitled AN 

ORDINANCE APPROVING A PRELIMINARY DEVELOPMENT PLAN FOR A PLANNED 

UNIT DEVELOPMENT (1007-1011 West University Avenue / Chris Saunders – Plan Case 2373-

PUD-19) 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 _____________________, 2019 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 ____________________, 2019 

 

 (SEAL)       

        Charles A. Smyth, City Clerk  
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ORDINANCE NO.  2019-04-025

An Ordinance Approving a Final Development Plan for a Planned Unit Development 

(1007-1011 West University Avenue / Chris Saunders – Plan Case 2374-PUD-19) 

WHEREAS, Chris Saunders has applied for a mixed use planned unit development (PUD) 

for property known as 1007 and 1011 West University Avenue in the B-3, General Business Zoning 

District; and 

WHEREAS, Section XIII-3 of the Urbana Zoning Ordinance requires the submission and 

approval of a preliminary and a final development plan for planned unit developments, and that all 

requested waivers from development standards be expressly written; and 

WHEREAS, the applicant has submitted a preliminary and a final development plan with 

requested waivers to reduce the amount of parking required and to reduce the required front, side, 

and rear yards for the PUD; and  

WHEREAS, after due publication, the Urbana Plan Commission held a public hearing on 

April 4, 2019 concerning the proposed preliminary and final development plans and voted 7 ayes 

and 0 nays to forward the applications to the Urbana City Council with recommendations to 

approve the preliminary and final development plans for the PUD; and  

WHEREAS, the approval of the preliminary and final development plans are consistent 

with the requirements of Section XIII-3 of the Urbana Zoning Ordinance, Planned Unit 

Developments, and with the definitions and goals of this Section of the Ordinance. 
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NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE 

CITY OF URBANA, ILLINOIS, as follows: 

 

Section 1.  A final development plan for the PUD, as attached hereto in Ordinance 

Attachment A, is hereby approved for property known as 1007 and 1011 West University Avenue 

with the following conditions: 

 

1. That construction be in general conformance with the site plan and elevations in 

Ordinance Attachment A; and 

2. That the applicant will reconstruct the alley on the south side of the parcels to City 

standards; and 

3. That the bicycle parking area under the building will be fenced and secured.  

 

LEGAL DESCRIPTION: 
 

Tract 1: Lot 6 of Jonathan N Howser’s Heirs Subdivision of Lot 24 and the East 251 feet of 

Lot 25 of M.W. Busey’s Heirs’ Addition to Urbana and Lots 1, 2 and 3 of Block 44 and Lot 6 

in Block 45 of Seminary Addition to Urbana, as per plat recorded in Plat Book “A” at page 

340, situated in Champaign County, Illinois. 

 

P.I.N.  91-21-07-480-001, Address: 1011 West University Avenue 

 

Tract 2: Lot 4 and Lot 5 of Jonathan N Howser’s Heirs Subdivision of Lot 24 and the East 

251 feet of Lot 25 of M.W. Busey’s Heirs’ Addition to Urbana and Lots 1, 2 and 3 of Block 

44 and Lot 6 in Block 45 of Seminary Addition to Urbana, as per plat recorded in Plat Book 

“A” at page 340, situated in Champaign County, Illinois. 

 

P.I.N.  91-21-07-480-017, Address: 1007 West University Avenue 
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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 __________________, 2019. 
 
 AYES: 
 
 NAYS: 
 
 ABSTAINS: 
       ________________________________ 
       Charles A. Smyth, City Clerk 
 

APPROVED by the Mayor this ______ day of _____________________, 2019. 

 
 
       ________________________________ 
       Diane Wolfe Marlin, Mayor 
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CERTIFICATE OF PUBLICATION IN PAMPHLET FORM 

 

I, Charles A. Smyth, 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 ______________, 2019 the Corporate 

Authorities of the City of Urbana passed and approved Ordinance No. ______________, entitled AN 

ORDINANCE APPROVING A FINAL DEVELOPMENT PLAN FOR A PLANNED UNIT 

DEVELOPMENT (1007-1011 West University Avenue / Chris Saunders – Plan Case 2373-PUD-19) 

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 _____________________, 2019 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 ____________________, 2019 

 

 (SEAL)       

        Charles A. Smyth, City Clerk  



PROPOSED GROUND FLOOR PLAN

PRIVATE PARKING

PROJECT INFORMATION:

• (5)FIVE TOTAL FLOORS
• (4) RESIDENTIAL FLOORS

ABOVE AMENITY AND RETAIL.

UNIT MIX:
19 UNITS PER FLOOR
ONE (4 BED / 4 BATH)
NINE (2 BED / 2 BATH)
NINE (1 BED / 1 BATH)

20% OF UNITS  IAC ADAPTABLE
2% OF UNITS - TYPE “A” ADAPT-
ABLE

BLDG. TOTAL = 76 UNITS / 124 
BEDS

PARKING REQ’D .5/BED =  62 
SPACES
PARKING PROVIDED = 33 
SPACES

AMENITY /
RETAIL / OFFICE /

RESTAURANT SPACE

RETAIL / OFFICE /
RESTAURANT SPACE

(Covered, Secure)

= Potential Short-Term Bike Parking Areas

ORDINANCE ATTACHMENT A
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ORDINANCE ATTACHMENT A



Buildings not drawn to scale.

Case:
Subject:
Location:
Petitioner:

Prepared 2/25/2019 by Community Development Services - William Andresen

Exhibit A: Location & Existing Land Use Map
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Buildings not drawn to scale.

Case:
Subject:
Location:
Petitioner:

Prepared 2/25/2019 by Community Development Services - William Andresen

Exhibit B: Zoning Map

2373-PUD-19 and 2374-PUD-19
Green Street Realty Rezoning
1007 & 1011 West University Avenue 
Chris Saunders
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Buildings not drawn to scale.

Case:
Subject:
Location:
Petitioner:

Prepared 2/25/2019 by Community Development Services - William Andresen

Exhibit C: Future Land Use Map

2373-PUD-19 and 2374-PUD-19
Green Street Realty Rezoning
1007 & 1011 West University Avenue 
Chris Saunders
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Exhibit D - Application
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Exhibit D - Application



Development City Bedrooms
Parking 
Spaces

Spaces Leased 
to Residents

Spaces Leased 
Per Bedroom

Urbana 
Requirement*

Reduction 
(%)**

Parking space 
cost/year

305 E White St Champaign 23 7 7 0.30 12 42% $300

1011 W Stougthon St Urbana 24 6 6 0.25 12 50% $450 

505 S First St Champaign 42 9 9 0.21 21 57% $700 

106 E Armory Ave Champaign 45 9 9 0.20 23 61% $840

108 E Daniel St Champaign 45 9 9 0.20 23 61% $840

104 E John St Champaign 45 0 0 0.00 24 100% N/A

901 S Fourth St Champaign 50 0 0 0.00 26 100% N/A

501 E University Champaign 52 7 7 0.13 26 73% $720

807/811 W Oregon St Urbana 64 22 22 0.34 32 31% $480

809 W Nevada St Urbana 65 33 21 0.32 33 0% $700 

55 E Green St Champaign 78 9 9 0.12 42 79% $840

202 E John St Champaign 115 10 10 0.09 61 84% $720

209 E University Ave Champaign 129 33 28 0.22 69 52% $720

102 E Gregory Dr Champaign 129 22 22 0.17 66 67% $700 
Proposed PUD Urbana 124 33 18 0.15 87 62% TBD

*Spaces  required if built today in Urbana
**Difference between spaces provided and Urbana's requirement

Exhibit E - Parking Supply Table



1007 UNIVERSITY STREET - PUD REVIEW PACKAGE
02.20.2019

DEVELOPMENT SITE
ZONED B-3 GEN. BUSINESS

B-3 SETBACKS

EXISTING SITE PLAN

Exhibit F: Site Plan and Elevations



1007 UNIVERSITY STREET - PUD REVIEW PACKAGE
02.20.2019

PROPOSED BUILDING WILL BE SET BACK 
5’-0” FROM THE EXISTING SIDEWALK AT 
IT’S TIGHTEST LOCATIONS.

PROPOSED SITE PLAN

Exhibit F: Site Plan and Elevations
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Public alley to be reconstructed by applicant to City standards.



1007 UNIVERSITY STREET - PUD REVIEW PACKAGE
02.20.2019

PROPERTY LINE

PROPOSED GROUND FLOOR PLAN

PROPOSED CURB CUT

PROPOSED 
CURB CUT

PRIVATE PARKING

PROJECT INFORMATION:

• (5)FIVE TOTAL FLOORS
• (4) RESIDENTIAL FLOORS

ABOVE AMENITY AND RETAIL.

UNIT MIX:
19 UNITS PER FLOOR
ONE (4 BED / 4 BATH)
NINE (2 BED / 2 BATH)
NINE (1 BED / 1 BATH)

20% OF UNITS  IAC ADAPTABLE
2% OF UNITS - TYPE “A” ADAPT-
ABLE

BLDG. TOTAL = 76 UNITS / 124 
BEDS

PARKING REQ’D .5/BED =  62 
SPACES
PARKING PROVIDED = 33 
SPACES

AMENITY /
RETAIL / OFFICE /

RESTAURANT SPACE

RETAIL / OFFICE /
RESTAURANT SPACE

(Covered, Secure)

= Potential Short-Term Bike Parking Areas

Exhibit F: Site Plan and Elevations
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1007 UNIVERSITY STREET - PUD REVIEW PACKAGE
02.20.2019

LEVEL 2-4 FLOOR PLAN

Exhibit F: Site Plan and Elevations



1007 UNIVERSITY STREET - PUD REVIEW PACKAGE
02.20.2019

BUILDING SECTION DIAGRAM

NO HEIGHT RESTRICTIONS

Exhibit F: Site Plan and Elevations



1007 UNIVERSITY STREET - PUD REVIEW PACKAGE
02.20.2019

EXTERIOR OPTION TWO

Exhibit F: Site Plan and Elevations
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SCALE: 1" = 10'-0"

SITE PLAN + GROUND FLOOR PLANA
A1.0
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Exhibit G - Previously-Approved Site Plan
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SCALE: 1" = 10'-0"

SECOND - FIFTH FLOOR PLANA
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Exhibit G - Previously-Approved Site Plan
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EXTERIOR
PERSPECTIVES
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Exhibit G - Previously-Approved Site Plan
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PERSPECTIVE VIEW LOOKING SOUTHEAST ALONG UNIVERSITYC
A1.3

EXTERIOR
PERSPECTIVES

A1.3

PERSPECTIVE VIEW LOOKING SOUTHWEST ALONG UNIVERSITYB
A1.3

AERIAL VIEW LOOKING SOUTHWEST ABOVE UNIVERSITYA
A1.3

Exhibit G - Previously-Approved Site Plan
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