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                DEPARTMENT OF COMMUNITY DEVELOPMENT SERVICES 
 
 Planning Division 
 
 m e m o r a n d u m 
 
 
TO:   Design Review Board 
 
FROM:  Marcus Ricci, Planner II 
  
DATE:  April 7, 2017 
 
SUBJECT: 2017-LBDRB-01: A request by Chris Saunders, Vision Housing, LLC, for 

design review of a residential development at 802, 804, and 806 South 
Lincoln Avenue and 809 West Nevada Street. 

 
Introduction  
  
Vision Housing, LLC, owner of 802-804-806 South Lincoln Avenue and 809 West Nevada 
Street has requested that the Design Review Board (DRB) review the design of a proposed 18-
unit multi-family residential development at the subject property. The property is located in the 
Lincoln-Busey Corridor Design Review Overlay District. The proposed development meets all 
zoning requirements, including parking, building height, yard setbacks, buffer yards, screening, 
and landscaping, and appears to meet the intent of the Lincoln-Busey Corridor Design 
Guidelines.  
 
Background 
 
The site is located at the southeast corner of South Lincoln Avenue and West Nevada Street 
(Exhibit A), The subject property is composed of four separate parcels totaling 27,247 square 
feet (0.63 acres). Existing buildings include two duplexes, an apartment building, and a rooming 
house, each with its own off-street parking area and areas of open space (Exhibit D.2. – Subject 
Property Photos). The site is adjacent to other apartment buildings, rooming houses, and 
fraternities/sororities to the north, east, and south, and single-family residences to the northeast 
and east. The site is currently served by public water, sanitary sewer, storm sewer, roadways and 
public transit. The proposed development will not exceed the capacities of the public sanitary 
sewers, storm sewers, or roads. The majority of the subject property – the west three parcels 
encompassing 80% of the land area – is in the R-5, Medium-High Density Multiple-Family 
Residential zoning district; the northeastern parcel is in the R-4 Medium-Density Multiple-
Family Residential zoning district. Both districts permit Multifamily Dwellings by right. 
 
The proposed activities include construction of a multi-family residential structure composed of 
18 dwelling units of three- and four-bedroom configurations and a 33-space, off-street parking 
area (Exhibit B). The proposed structure would be three stories in height, with an L-shaped 
footprint of approximately 153 feet by 90 feet (21,993 square feet), facing South Lincoln Avenue 
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and West Nevada Street (Exhibit C, Sheet A1.G.). The primary entrance is located on West 
Nevada Street, secondary entrances are located on South Lincoln Avenue, and additional 
entrances are located on the south and east building faces.  
 
The parking area is also L-shaped, with two rows of spaces separated by an aisle running north-
south along the east side of the building and then continuing east-west along the south property 
line. The west row of the north-south parking area would be located under the upper building 
stories, providing nine covered parking spaces. The parking area also includes nine bicycle 
parking spaces, split between the southwest corner and northeast interior corner of the lot.  
 
The submitted site plan shows a six-foot wood fence which screens the west, east, north, and 
south parking area faces from adjacent properties and streets. In addition to preserving the 
mature pin oak tree in the northwest corner of the subject property, the site plan shows 
installation of the three required shade trees bordering the parking area. The required open space 
areas include turf grass lawn areas and landscaping plants on the perimeters of the building and 
the wood fence interior (89% of open space), plus some pavement areas (11% of open space). In 
addition to providing the required off-street parking and open space, all other zoning 
requirements are met.  
 
On January 20, 2009, the City of Urbana adopted Ordinance No. 2009-01-04 enabling design 
review and adopting design guidelines for a one block-wide area bounded by South Lincoln 
Avenue to the west, Illinois Street to the north, Busey Avenue to the east, and Pennsylvania 
Avenue to the south. The corridor is located between the eastern edge of the University of 
Illinois and the western edge of the single-family West Urbana Neighborhood. In terms of land 
uses and development, this area serves as the transition between the University and the West 
Urbana neighborhood, which is reflected by the variety of zoning districts present. Design 
review is intended to help ensure that future development is appropriate and to aid in the 
transition.   
 
According to Section XI-15.I. of the Urbana Zoning Ordinance, the Design Review Board must 
use the following Application Review Criteria for reviewing: 
 

1. Applications must demonstrate conformance with the land use and development standards 
of the Urbana Zoning Ordinance. 

 
2. Applications shall be reviewed and considered by the Design Review Board according to 

the criteria listed in the design guidelines enacted by the Urbana City Council for the 
specific geographic area in which the subject parcel is located. In reviewing 
development proposals, the Design Review Board shall determine conformance with the 
intent of the design guidelines as contained in the adopted design guidelines manual, as 
well as the overall compatibility of the proposal with the character of the neighborhood. 

 
Following a public hearing, the Design Review Board shall vote on whether or not to approve 
the proposed application. Approval of an application shall require a majority vote of those 
members present and not abstaining, but in no case shall action be taken by fewer than four 
votes in total. According to Section XI-15.H.4. of the Zoning Ordinance, any person aggrieved 



3 
 

by an order, requirement, decision or condition of approval made by the Design Review Board 
may appeal to the Zoning Board of Appeals. 
 
Intent of the Design Guidelines 
 
The overall intent of the Lincoln-Busey Corridor Design Guidelines is to: 
 

• Help ensure that future growth in the Lincoln-Busey Corridor is compatible with the 
existing built environment in the corridor, and 

 
• Aid in the visual transition from the larger scale buildings of the University and related 

institutional uses fronting Lincoln Avenue to the single-family homes of the West 
Urbana Neighborhood to the east. 

 
Discussion 

Zone 1: Higher-Intensity Development Location 
 
In addition to the development requirements in the Zoning 
Ordinance, projects in the Lincoln-Busey Corridor must meet the 
intent of the adopted design guidelines for the district. The intent of 
the guidelines is to direct new construction and major renovations to 
incorporate design that is appropriate to the context of the proposed 
development and compatible with the adjacent neighborhood. These 
guidelines are recommendations which will help preserve the 
traditional architectural heritage of the Lincoln-Busey Corridor, but 
no single guideline is mandatory.  For each of the design guidelines 
listed below, recommendations are grouped together under 
Encouraged and Discouraged.   
 
Because much of the corridor is zoned for a higher urban intensity 
than single-family residential land use, the guidelines outline how a 
higher-intensity development can remain compatible in character 
with the single-family residential character of the neighborhood. To 
achieve compatibility, these guidelines address the façade zone, 
massing and scale, building orientation, patterns and rhythms, roof 
lines, window and door openings, outdoor living space, materials, landscaping, and parking. 
 
As described in the guidelines, the Lincoln-Busey Corridor naturally subdivides into two zones 
with Lincoln Avenue and the higher intensity northern part of the corridor differing from the 
remainder of the corridor (see Figure 1.): 
 

• Zone 1: Lincoln Avenue & Higher-Intensity Areas 
• Zone 2: Busey Avenue & Lower-Intensity Areas 

 

 
Figure 1.  Intensity Zones 

in the LBC. 
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The zoning districts along Lincoln Avenue are generally of a higher intensity than those along 
Busey Avenue. Land uses along South Lincoln Avenue primarily consist of multi-family 
apartment buildings and fraternities/sororities, and the building masses are generally larger. Due 
to the higher-intensity nature of Zone 1, the guidelines allow projects proposed in Zone 1 to be of 
a larger scale than those proposed in Zone 2. The neighborhood and building character along 
Lincoln Avenue are more urban than in the rest of the corridor. Additionally, Lincoln Avenue is 
one of the major entryway corridors into the City.  
 
The proposed project is located on Lincoln Avenue in the more-intensively developed Zone 1, 
abutting the lower-intensity Zone 2. When a project proposal is located on the east side of 
Lincoln Avenue, between Illinois Street and Pennsylvania Avenue, the guidelines require it be 
reviewed in the context of the other properties located in Zone 1. Specifically, when the 
guidelines call for compatibility with other structures on the block face, along a block, or on the 
block, proposals located in Zone 1will be reviewed with reference to all structures on the east 
side of Lincoln for the block the parcel is in and for one block to the north and one block to the 
south. Additionally, because it is located on a corner of Lincoln Avenue, the compatibility area 
includes the easterly adjacent property: 811 West Nevada Street (Exhibit D.1. – Area of 
Comparison, Exhibit D.3. – Comparable Property Photos).   
 
The following staff analysis details how the proposed development meets or does not fulfill the 
primary guidelines.  

Design Guidelines 

Façade Zone: 
The proposed development fulfills the Façade Zone guideline by implementing several 
Encouraged guidelines while avoiding Discouraged guidelines in the following ways: 
 
Encouraged 

• Street frontage façades have a coherently-designed arrangement of window and door 
openings, as well as visually interesting design details including cornices, bands, sills and 
various colors of brick.  

• Street frontage façades use quality materials – brick and limestone – and the recessed 
doorways serve as focal points. 

• All building faces are broken up with bays and recesses. Street façades are further 
enhanced with ornamental balconies supported by pilasters. Other architectural details 
include the use of multiple material colors and roof cornice styles to give the illusion of 
individual buildings, and the inclusion of contrasting colors of limestone bands and 
window frames. 

 
Discouraged 

• Rather than locating mechanicals in the façade zone, they will be located on the rooftop 
out of sight. 

• Rather than locating parking in the façade zone, it is located behind the principal 
structure. 

 
City staff recommend the DRB finds that the proposal meets the design guidelines for 
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Façade Zone.   

Massing and Scale: 
The proposed development fulfills the Massing and Scale guideline by implementing several 
Encouraged guidelines while avoiding Discouraged guidelines in the following ways: 
 

Encouraged 
• Along South Lincoln Avenue, the proposed development’s overall height-to-width ratio 

(H:W) is 1:4, which is higher than those existing buildings to which the proposed 
development is to be compared; these comparables are listed in the table below. 
However, when viewed at the building section-level – based on the visual appearance of 
multiple buildings rather than as one unbroken building face – it drops to 1:¾, which is 
lower than the comparables’ H:W ratios. Along West Nevada Street, the proposed 
development’s overall H:W is 1:1⅓, which is lower than the comparables’ H:W; the 
visual segmentation further reduces this ratio to 1:1. 
 
South Lincoln Avenue Buildings Height-to-width Length 
Subject property 1:4 (overall)  

1: ¾ (sections) 
153’ (overall) 
21’, 24’, 43’, 43’ (sections) 

811 West Oregon 1:3 84’ 
704 South Lincoln 1:2 34’ 
812 West Nevada 1:2 70’ 
808 South Lincoln 1:1¼  46’ 
902 South Lincoln 1:1¾  61’ 
904 South Lincoln 1:1⅔ 80’ 
908 South Lincoln 1:1¼  36’ 
810 West Iowa 1:1 38’ 
   
West Nevada Street Buildings Height-to-width Length 
Subject property 1:1⅓ (overall) 

1:1 
90’ (overall) 
42’, 42’ (sections) 

807 West Nevada 1:1½  53’ 
 

• The proposed development’s overall size would make it the longest building along South 
Lincoln Avenue, amongst the comparables (see above table). However, the building’s 
articulation and the variations of materials and cornice styles would make it appear 
similar in scale to the much narrower buildings at 808 and 908 South Lincoln Avenue 
and 810 West Iowa (northeast corner of South Lincoln and West Iowa). 

• Similarly, along West Nevada Street, the proposed development is longer than the 
building at 807 West Nevada, but appears narrower due to the articulation and variation. 

• The proposed roof line is comparable in height to others on the neighboring block faces. 
The flat roof is similar to those at 811 West Oregon and 902 South Lincoln.  

 
Discouraged 
• Rather than presenting blank wall faces, the proposed development uses building 

articulation and variations in materials and colors to break up the wall faces. 
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• Rather than drastically altering the skyline with an overly tall roofline, the proposed 
development’s roofline aligns with the neighboring buildings. 

 
City staff recommend the DRB finds that the proposal meets the design guidelines for 
Massing and Scale.   

Building Orientation:  
The proposed development fulfills the Building Orientation guideline by implementing several 
Encouraged guidelines while avoiding Discouraged guidelines in the following ways: 

 
Encouraged 
• The proposed development orients its primary entrance towards West Nevada Street and 

its secondary entrances towards South Lincoln Avenue. The primary entrance is 
distinguished by an address sign of wrought-iron construction or appearance while its 
secondary entrances are distinguished by their architecturally-detailed doors. 
 

Discouraged 
• Rather than creating “blank walls” on the front façade, the proposed development has a 

coherent pattern of window and door openings and uses building articulation and 
variation in materials and colors to create a detailed and visually interesting façade. 

• The front façade incorporates an outdoor courtyard living space to help conceal the wide 
entryway to two ground-level private balconies, in order to reduce the appearance of a 
faux entry. 

 
City staff recommend the DRB finds that the proposal meets the design guidelines for 
Building Orientation.   

Patterns & Rhythms: 
The proposed development fulfills the Patterns & Rhythms guideline by implementing several 
Encouraged guidelines in the following ways; these same practices also avoided the 
Discouraged guidelines: 
 

Encouraged 
• The proposed development’s orientation and placement reflect those of the buildings on 

the adjacent blocks: square within their lots with front yard setbacks equal or greater than 
the average of those of buildings on the block face.  

• The inclusion of recesses for entrance doors and patios mirrors the similar pattern of bays 
and recesses of adjacent buildings (808 South Lincoln), while the southern open space 
reinforces the existing rhythm of solids-to-voids created by the existing buildings and 
open spaces along the block faces.  

• The preservation of the mature pin oak at the street corner and the addition of shrubs and 
live landscape elements on the perimeters of the building and the wood fence interior 
break up the hard lines of the building, helping it blend into the block.   

• The contrasting colors of brick and trim break up the mass of the building into visually 
smaller, more compatible pieces, while the use of high-quality materials – brick and 
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limestone – and the classic lines and architectural details of cornices, bands and sills are 
similar to those of the neighboring building at 808 South Lincoln. 

 
City staff recommend the DRB finds that the proposal meets the design guidelines for 
Patterns & Rhythms.   

Roof Lines:  
The proposed development fulfills the Roof Lines guideline by implementing several 
Encouraged guidelines while avoiding Discouraged guidelines in the following ways: 
 

Encouraged 
• The proposed roof line is comparable in height to the relevant comparable buildings. It 

would be three feet shorter than the adjacent three-story 808 South Lincoln Avenue 
building and nine feet taller than the adjacent two-story 811 West Nevada Street building.  
 

Discouraged 
• Although the roof pitch is zero and the ratio of front wall surface to visible roof surface is 

greater than 3:2, the flat roof’s pitch is similar to those at 811 West Oregon and 902 
South Lincoln and is in character with the classic lines of the proposed building’s 
architectural style. 

• Rather than having a single, unbroken roofline, the articulation of the building and the 
mix of cornice styles help break it into smaller segments. 

 
City staff recommend the DRB finds that the proposal meets the design guidelines for Roof 
Lines.  

Window & Door Openings: 
The proposed development fulfills the Window & Door Openings guideline by implementing  
several Encouraged guidelines while avoiding Discouraged  guidelines in the following ways: 
 

Encouraged 
• The façades have a consistent rhythm of window and door openings which is very similar 

to adjacent buildings, in addition to being generally compatible with other buildings on 
the adjacent block faces. 

• The building faces, including the façade zones, are designed with a balanced, rhythmic 
pattern of vertically-oriented windows, which is compatible with that of the existing 
architecture on the block. 

• The window openings reflect the building’s architectural style and are in proportion in 
size and scale to other openings in the facade. 

• Windows and doors are in character with the proposed building’s character and style. 
 

Discouraged 
• Rather than using sliding patio doors in the façade zone, the proposed development uses 

insulated, paneled doors,  
• Although the windows are not “true divided-light” units, they are double-glazed, 

insulated units with between-glazing framing. 
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City staff recommend the DRB finds that the proposal meets the design guidelines for 
Window & Door Openings. 

Outdoor Living Space: 
The proposed development fulfills the Outdoor Living Space guideline by implementing  
several Encouraged guidelines while avoiding Discouraged guidelines in the following ways: 
 

Encouraged 
• The proposed building’s South Lincoln Avenue façade will have an outdoor courtyard 

living area as its focal point and will be equipped with benches and landscaping to act as 
a common space for residents and guests (Exhibit C, Sheet A1.3.).  

• The proposed private balconies do not dominate the façade zone, and are oriented or 
screened so that they are not visible to passersby.  

• There are no sliding glass doors on the ground floor that are visible in the façade zones. 
• There are two large landscaped lawns areas on the west and north sides of the building 

and smaller landscaped areas adjacent to the parking area. Some areas are visible to the 
public while others are set back in the rear yard. 

 
Discouraged 
• Rather than facing single-family residences, all stairways are internal. 
• Rather than using sliding glass doors on the ground floor, the proposed development uses 

insulated, paneled doors,  
• Rather than abutting single-family residences, balconies face the street in order to protect 

the privacy of future occupants and neighbors. 
 
City staff recommend the DRB finds that the proposal meets the design guidelines for 
Outdoor Living Space. 

Materials: 
The proposed development fulfills the Materials guideline by implementing several Encouraged 
guidelines in the following ways; these same practices also avoided all of the Discouraged  
guidelines: 
 

Encouraged 
• The proposed development will be clad in long-lasting and durable exterior materials, 

including brick and limestone on the south, west and north faces and fiber cement lap 
siding on the east face. These materials  are similar in quality and durability to the brick 
found in the neighboring building at 808 South Lincoln Avenue, as well as to the stucco 
exterior  found on the easterly adjacent 811West Nevada Street. 

• Variation in brick color will be coordinated with and enhance the variations in roof 
cornice styles. 

• Pairing of upper brick cladding with lower limestone cladding and bands will provide 
ample detail to break up the building faces. 

• The six-foot opaque fence screening the east, north and south faces of the parking area 
will be made of wood. 



9 
 

• Address signage over the West Nevada Street entrance door will be wrought iron in 
construction or appearance. 

 
City staff recommend the DRB finds that the proposal meets the design guidelines for 
Materials. 

Landscaping: 
The proposed development fulfills the Landscaping guideline by implementing several 
Encouraged guidelines while avoiding Discouraged  guidelines in the following ways: 
 

Encouraged 
• The mature pin oak tree at the Lincoln-Nevada corner of the proposed developments will 

be preserved (Exhibit C, Sheet A1.G). 
• Three shade trees will be planted around the parking lot; some may serve as shade for 

outdoor living spaces. 
• Building faces and portions of the fence line will be enhanced with a variety of shrubs 

and herbaceous species, while maintaining safe pedestrian and automobile traffic 
circulation on and off private property. 

 
Discouraged 
• Rather than being visible to passersby, mechanical equipment will be located on the 

rooftop and not require screening. 
• Rather than using excessive amounts of pavement, the proposed development will install 

a mix of turf areas, border shrubbery and plants, and keep pedestrian-oriented pavement 
to less than 12% of the total open space, much less than the 50% permitted. 

 
City staff recommend the DRB finds that the proposal meets the design guidelines for 
Landscaping. 

Parking Areas: 
The proposed development fulfills the Parking Areas guideline by implementing several 
Encouraged guidelines while avoiding Discouraged guidelines in the following ways: 
 

Encouraged 
• The on-site, off-street automobile parking area will be located behind the main structure 

in the southeast portion of the subject property. Two bicycle parking areas totaling nine 
spaces will be located at the rear of the building and on the south side of the building. 

• The automobile parking area and the eastern bicycle parking area will be screened from 
adjacent properties and the street by a six-foot wood fence. 

 
      Discouraged 

• Rather than elevating the building to allow visible parking at grade, the first floor 
apartments would conceal the parking area, while the upper building stories overhang the 
western row of parking, providing some cover for and concealment of that row of cars. 
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• Rather than installing extensive parking or excessive pavement, the proposed 
development provides the minimum amount of required parking in a compact pattern 
which minimizes its expanse. 

 
City staff recommend the DRB finds that the proposal meets the design guidelines for 
Parking Areas. 
 

Sustainability 
 
In pursuit of its commitment to reducing its environmental footprint, the City of Urbana includes 
a sustainability component in the guidelines. This section should be considered as direction for 
“best practices,” rather than being considered as integral to the evaluation of a proposed project’s 
design. The proposed development incorporates Sustainability by implementing several 
Encouraged guidelines while avoiding Discouraged practices: 

Encouraged 
• LED parking lot lighting fixtures will be equipped with full cut-off and bollard 

lighting will be downward-facing to reduce light pollution. 
• Bicycle parking will be provided in multiple locations for ease of access. 
• The mature pin oak tree will be conserved. 

 
Discouraged 

• Although the estimated parking demand may be lower due to the projected occupant 
demographic, the provision of bicycle parking, and the proximity of transit service, 
the proposed development provides the minimum amount of required parking and 
keeps open space pavement to well below the permitted amount. 

 
City staff recommend the DRB finds that the proposal incorporates several best practices for 
Sustainability. 

 

Options 
 
In LBDRB-2017-01, the Design Review Board has the following options: 
 

a. Approve the application;  
 

b. Approve the application along with conditions related to meeting the standards and 
design guidelines of the Lincoln-Busey Corridor Design Guidelines; 
 

c. Invite the applicant to revise the plans, giving recommendations to the applicant on ways 
to improve the design of the proposal and achieve conformity with the Design Review 
Ordinance and the intent of the LBC Design Guidelines; or  

 
d. Deny the application. If the Board elects to do so, the Board should articulate findings 

supporting the denial and make recommendations to the applicant on how to bring the 
proposal into compliance. 
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Staff Recommendation 
 
Based on the evidence presented in the discussion above, and without the benefit of considering 
additional evidence that may be presented at the public hearing, staff recommends that the 
Design Review Board APPROVE Case LBDRB-2017-01 with the following conditions: 

1. Construction of the proposed building and parking area shall be in general compliance 
with the attached site plan, elevations, and architectural renderings entitled “Lincoln + 
Nevada Development Design Review Application” and dated April 4, 2017. Any 
significant deviation from these plans and renderings shall require consideration by the 
Design Review Board.  

 
2. A landscape plan shall be submitted providing a list of number and general location of 

trees, shrubs, and other plants, subject to approval of the Zoning Administrator. This 
landscape plan shall include the methods for tree protection during construction for the 
northwest corner pin oak, determined in consultation with the City Arborist.  

 
Prepared by: 

 
Marcus Ricci, Planner II 
 
 
Att:   Exhibit A: Location Map 
  Exhibit B: Application  
  Exhibit C: Site Plan and Architectural Renderings 
  Exhibit D: Area of Comparison; Subject Property and Comparable Property Photos 

     
 
cc: Chris Saunders, Owner, Vision Housing, LLC 
 Jacob Unzicker, Vice President, Mode3 Architects 
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Design Review Board Site Plan Checklist for Applicant – Revised October, 2015 Page 1 

Date of Application:  

Name of Development: 

Location:   

Please complete the following checklist by checking all appropriate spaces to indicate the 
requested information is shown on the attached Site Plan in compliance with the Urbana Zoning 
Ordinance.  In some cases, all of the requested information may not need to be shown.  Please 
check with the City Planner at 217-384-2440 if you have questions about what should be shown. 
The City also recommends the use of two pages for the Site Plan, one to show the existing site 
and another to show the proposed site. 

Applicant Information Requested 
Completed application form with Site Plan. 

Site Plan shall be at a graphic scale of no less than one inch per ten feet and must contain the 
following information: 

 Size and dimensions of the parcel to be developed, drawn to scale; 
 Location and widths of adjacent rights-of-way, sidewalks, and street pavement;
 Identification of neighboring property owners listed on the application; 
 Location of all existing structures on the parcel; 
 Location of adjacent parcels and structures; 
 Location and size of proposed structures or additions to be built on the parcel 
including proposed setbacks from the property lines;
 Floor plans; 

 Location and layout of any proposed access drives, parking area and walkways; 

 Location of existing trees and shrubs and proposed landscaping; 

 Relevant site details including lighting, dumpster locations, signage, and other features; 

Elevation renderings of the proposed structures or additions indication the proposed materials 
to be used in construction; 

Detail view drawings as necessary to show key design elements; and  

Site data, including lot area, building square footage, floor area ration, open space ratio, 
height, number of parking spaces and number of apartment units (if multi-family). 

Include a space for the signature of the Chairman of the Design Review Board 
indicating approval of the proposed Site Plan. 

Site	Plan	Checklist 	for	
Applicant		

DESIGN
REVIEW
BOARD

Exhibit B. Application



Design Review Board Site Plan Checklist for Applicant – Revised October, 2015 Page 2 

I understand that the information shown on the application and accompanying documents as 
requested in this Checklist is correct to the best of my knowledge and that any incomplete or 
incorrect information may cause a delay in the review of my application. 

Applicant Date 

Exhibit B. Application
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EXHIBIT 'B'

Lincoln and Nevada Development Project
Setback Calculation (by weighted average of existing setbacks)

Address Factor

Subject Property 195.67 ft 15.00 ft 0.32 4.83 ft

808 S. Lincoln 112.33 ft 32.51 ft 0.18 6.01 ft

902 S. Lincoln 70.00 ft 19.55 ft 0.12 2.25 ft

904 S. Lincoln 113.00 ft 76.90 ft 0.19 14.29 ft

908 S. Lincoln 58.00 ft 32.76 ft 0.10 3.13 ft

810 W. Iowa 59.00 ft 20.14 ft 0.10 1.95 ft

All 608.00 ft 1.00 32.46 ft

Use: 25.00 ft.

Address Factor

Subject Property 122.00 ft 15.00 ft 0.33 4.96 ft

807 W. Nevada 61.00 ft 23.78 ft 0.17 3.93 ft

805 W. Nevada 61.00 ft 24.00 ft 0.17 3.97 ft

803 W. Nevada 61.00 ft 33.53 ft 0.17 5.54 ft

801 W. Nevada 64.17 ft 23.71 ft 0.17 4.12 ft

All 369.17 ft 1.00 22.51 ft

Use: 22.51 ft.

Lot Width Setback Factored Setback

Lincoln Avenue Setbacks (Lincoln Avenue, from Nevada St. to Iowa St., east only)

Lot Width Setback Factored Setback

Nevada Street Setbacks (Nevada Street, from Lincoln to Busey Ave., north and south)

Exhibit B. Application



EXHIBIT C 
 

Lincoln and Nevada Project 
Anticipated Development Schedule 

 
 
April 2017 – Design Review Board Meeting and Approval 
 
May 2017 – Demolition of 802, 804 and 806 South Lincoln 
 
August 2017 – Demolition of 809 West Nevada 
 
August/September 2017 – Construction Begins 
 
August 2018 – Occupancy 

Exhibit B. Application
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Exhibit C. Site Plans and Architectural Renderings



 

Exhibit D.1. Area of Comparison 

 



Exhibit D.2. – Subject Property Photos 
 

* Photos are from 2009 Lincoln-Busey Corridor Guidelines; buildings have aged accordingly. 

 
802 S. Lincoln  

804 S. Lincoln 

 
806 S. Lincoln  

809 West Nevada 



Exhibit D.3. – Comparable Property Photos 
 
 

* Photos are from 2009 Lincoln-Busey Corridor Guidelines; buildings have aged accordingly. 
 

 
811 W. Oregon (SE corner of S. Lincoln)  

704 S. Lincoln 

 
812 W. Nevada (NE corner of S. Lincoln)  

808 S. Lincoln 

 
902. S. Lincoln 

 
904 S. Lincoln 



Exhibit D.3. – Comparable Property Photos 
 
 

* Photos are from 2009 Lincoln-Busey Corridor Guidelines; buildings have aged accordingly. 
 

 

 

 

 
 

 

 

 
908 S. Lincoln  

810 W. Iowa (NE corner of S. Lincoln) 

 

 
807 W. Nevada 
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