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DEPARTMENT OF COMMUNITY DEVELOPMENT SERVICES 

Planning Division 

m e m o r a n d u m 

TO: MOR Development Review Board 

FROM: Kevin Garcia, AICP, Planner II 

DATE: January 19, 2018 

SUBJECT: DRB-2017-03: A request by Andrew Fell Architecture for site plan approval of a 
residential development in the MOR Zoning District at 408 West Green Street. 

Introduction 
On behalf of the property owner, Andrew Fell Architecture has submitted site plans for review for a 
five-unit apartment building at 408 West Green Street in the Mixed Office Residential (MOR) Zoning 
District. The proposed building would replace an existing single-family rental house. Apartment 
buildings are permitted by right in the MOR district, however, site plans for all new buildings in the 
MOR district must be reviewed and approved by the MOR Development Review Board before they 
can be built. 

Background 
In 2004, the City of Urbana adopted design guidelines for the Mixed Office Residential (MOR) 
District. The MOR Development Review Board (“the Board”) was created at that time to adminster 
the site plan review procedures for the MOR District. The Board must consider both the MOR Site 
Plan Review Criteria and a plan’s consistency with the MOR Residential Design Guidelines when 
making a decision on whether to approve a site plan. The criteria and design guidelines are discussed 
below, with staff’s analysis. 

Discussion 

Zoning Analysis 

All site plans must meet the land use and development standards of the Urbana Zoning Ordinance. 
The property at 408 West Green Street is in the Mixed Office Residential (MOR) Zoning District. 
The proposed use, an apartment building, is permitted by right in the MOR district.  
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The following chart contains a zoning analysis of the proposal, which meets all zoning requirements: 

 
 Required/Allowed Proposed 
Lot Size (min.) 6,000 sq.ft. 6,246 sq.ft. 
Lot Width (min.) 60 ft. 54 ft. (existing, non-conforming lot) 
Floor Area Ratio (max.)  0.7 0.7 
Open Space Ratio (min.) 0.3 0.35 
Building Height (max.) 35 ft. 35 ft. 
Front Yard Setback (min.) 15 ft. 21 ft. 
Side Yard Setback (min.) 10 ft. 10 ft. 
Rear Yard Setback (min.) 10 ft. 10 ft. 
Parking (min.) 5 spaces 5 spaces 
Surrounding Zoning MOR, R5 

 

Surrounding Land Uses 

The property is on a block of West Green Street that includes apartment buildings, houses (mostly 
rental), and a one-story commercial building (Timothy John Salon and Spa). The entire block is zoned 
MOR. 

MOR Site Plan Review Criteria and Analysis 

The Development Review Board must review the proposed site plan, including elevations and floor 
plans, according to the following criteria:1 

1.  Compatibility with Surrounding Neighborhood 
Proposals shall demonstrate consistency with the intent of the MOR, Mixed-Office Residential 
Zoning District as stated in Section IV-2-H: 

The MOR, Mixed-Office Residential District is intended to encourage a mixture of residential, 
office and small-scale business land uses that are limited in scale and intensity and designed 
and constructed to be compatible with existing structures in the district. The district is 
intended to encourage the adaptive re-use of existing older structures through incentives that 
will extend the useful life of such structures. New construction shall be designed and 
constructed in a manner that is consistent with the character of the district. The land uses 
permitted and the development regulations required in the MOR District are intended to 
protect nearby residential uses by limiting the scale and intensity of the uses and buildings 
that may locate in this district. The MOR District is appropriate for mixed uses on small sites 
which need a careful evaluation of use-to-use compatibility so that the stability and value of 
surrounding properties are best protected. (Ord. No. 2003-11-120, 11-25-03).   

 
In reviewing proposals the Development Review Board must consider the effects of the proposed 
structure and use on adjacent properties and the surrounding neighborhood.  The Board must 
consider the building’s location, orientation, setbacks, scale, bulk, massing, and architectural design. 

                                                 
1  Section XI-12.I of the Urbana Zoning Ordinance 
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 Analysis 
The neighborhood surrounding 408 West Green Street has a variety of building types and uses, 
with apartments, duplexes, single-family houses, and at least one commercial building. The 
apartment buildings in the area are either converted single-family homes or, as at 407 and 410 West 
Green Street, older three-story buildings. Buildings are close to the street, with parking areas off of 
alleys behind the buildings. Most buildings are 2 ½ to 3 stories tall, and are taller than they are wide. 
Main entrances face the street, and there is a mix of entrance types: at-grade, front stoops, and 
front porches are all common. 

While the architectural style is more modern than most buildings in the area, the proposed building 
is compatible with the neighborhood’s character as described above in its use, scale, mass, height, 
orientation, and parking configuration. 

2.  Parking and Access 
Proposals shall demonstrate that required parking areas are provided in accordance with Article 
VIII of the Urbana Zoning Ordinance and that parking areas and access drives are designed to 
move traffic conveniently and safely in a manner that minimizes traffic conflicts, noise and visual 
impacts, while minimizing the area of asphalt or concrete.  Proposals shall demonstrate the safe 
and convenient movement of handicapped persons and that the location and design of 
handicapped parking is in conformance with the requirements of the State of Illinois. Parking areas 
shall be screened from adjacent residential uses. 

 Analysis 
The proposed parking would be placed behind the building, with access off of a public alley. It 
would be barely visible, if at all, from Green Street. A row of bushes would provide some screening 
of the parking area on the east side, and on the west side there is a fence that will provide screening. 
The proposed handicapped parking space is in the optimal location given the site layout. In 
addition, parking for six bicycles would be provided next to the parking area. 

3.  Screening and Landscaping 
Proposals shall demonstrate the preservation of existing natural features where practical.  The 
Development Review Board shall consider the effects that the proposal may have on the vegetative 
characteristics of the area and may require landscaping measures to mitigate any potential loss of 
character.  Proposals shall also demonstrate compliance with all landscape and screening 
requirements identified in the Urbana Zoning Ordinance.  The Development Review Board shall 
consider landscape and screening plans and their ability to effectively screen adjacent properties 
from possible negative influences that may be created by the proposed use.  Retention of street 
trees along the Green and Elm Street corridors shall be encouraged. 

 Analysis 
The proposed building is set back further than required to retain an existing tree along Green Street, 
at the front of the property, and four trees in the western side yard would also be preserved. New 
bushes and mulched planting areas are proposed for the front and the rear of the building. The 
bushes at the rear would provide both landscaping and screening of mechanical equipment and the 
garbage enclosure. 
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4.  Site Details 
Proposals shall address the provisions for site details including exterior trash dumpsters, storage 
areas, loading areas, exterior lighting and signs.  The Development Review Board shall determine 
if the site details will negatively impact adjacent properties and the character of the neighborhood.   

 Analysis 
The garbage area will be behind the building, next to the parking area, and will be enclosed 
according to the requirements of the Zoning Ordinance. No exterior storage areas, loading areas, 
lighting, or signs are proposed. 

 
The Urbana Zoning Ordinance includes required design criteria as specified in Section XI-12.J. 
These requirements state that the front entrance must face the street, building walls facing the street 
must contain window openings, and that parking areas shall be located behind the principal 
structure. The Urbana Zoning Ordinance also prohibits parking underneath any principal structure 
within the MOR. 

 Analysis 
The proposal meets all of the requirements of Section XI-12.J: the front entrance faces Green 
Street, there are many windows that face Green Street, and the parking is located behind the 
building. 

MOR Residential Design Guidelines and Analysis 

In addition to the requirements in the Zoning Ordinance, the MOR zoning district includes a number 
of design guidelines to be reviewed for general conformance by the Development Review Board.  The 
primary sections of the guidelines are listed below along with a staff analysis of compliance.  

Façade Zone: 
Strongly Encouraged 
• New building additions that complement the architectural style of the main structure. 
Strongly Discouraged 
• The location of mechanical equipment (such as air compressors, mechanical pumps, water 

softeners, utility meters and the like) in the façade zone. 

 Analysis 
Since this is a new construction project and not an addition, the first criterion does not apply. The 
proposal complies with the second criterion: the air conditioner units are behind the building and 
will be screened by bushes. The garbage will be enclosed with a fence and will also be screened by 
bushes from Green Street. The façade zone will be free of mechanical equipment. 

City staff recommends that the MOR DRB find that the proposal meets the design 
guidelines for the Façade Zone. 

Building Orientation & Patterns: 
Strongly Encouraged 
• Building placement and general orientation on a site that is compatible with other structures 

on the block. 
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Encouraged 
• New construction projects, including additions, that incorporate common patterns and 

architectural characteristics found throughout in the district. (e.g. porches, roof type, openings, 
etc.) 

• Use of architectural detailing and landscaping to help new construction "blend in" with the 
block. 

 Analysis 
Nine out of ten buildings in the 400 block of West Green Street have a primary entrance facing 
Green Street (the one exception is the existing building at 408 West Green Street, which has its 
front entrance on the east side of the building). The proposed building would match the orientation 
of the existing buildings by having its primary entrance along Green Street. 

On the north side of Green Street, four of the five buildings are very close to the sidewalk (less 
than 10 feet). The proposed building would be set back further, at 21 feet, to preserve the existing 
tree along Green Street. While the setback pattern will be broken slightly by setting the building 
back 21 feet, meeting the minimum setback of 15 feet would break the pattern as well. Given that 
an existing tree will be saved, the proposed setback is reasonable. 

While the overall design is noticeably different than most of the buildings in the surrounding area, 
the proposed building includes certain elements that reflect features found elsewhere in the district. 
The apartment buildings at 407 and 410 West Green Street (directly across from and adjacent to 
the site) are both three stories tall with façades separated into three distinct, vertical segments. The 
proposed building similarly is separated into three segments, though its design is distinct and 
asymmetrical, with its center mass being more prominent than the sides. The front entrance is 
similar to many buildings on the block; it is nearly at grade, with no porch, and with a small series 
of steps leading up to it. The windows in the center of the building, while distinct, reflect a common 
type in the surrounding buildings, with three panes in a series. The landscaping at the front of the 
building, coupled with the larger setback, should help the building “blend in” with the block. 

City staff recommends that the MOR DRB find that the proposal meets the design 
guidelines for Building Orientation and Patterns.     

Massing and Scale: 
Strongly Encouraged 
• The "height to width ratio" of a structure is compatible with that of other structures on the 

block face. For example, if existing structures on a block face have a height to width ratios of 
2:1 (2.00), then a height to width ratio of 1:3 (0.33) for new construction may not be 
appropriate. 

Encouraged 
• The use of various decorative details and exterior materials to add interest, scale, and 

dimension to a building. 
• Height and rooflines on new construction that are compatible with other buildings found on 

the block face. 
• A combination of rooflines with varying roof heights and pitches used to break up the mass 

of a structure. 
• Roof pitch and shape on new construction compatible with other forms found in the district. 
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 Analysis 
The massing (height-to-width ratio) of the proposed building is around 1:1 and is generally 
compatible with the surrounding area. With the exception of the Timothy John building, which is 
an outlier in the district at ~1:3 height-to-width ratio, the remaining buildings on the block range 
from about 1:1.25 to 1.5:1. The proposed building falls in the middle of that range. Also, since the 
tallest part of the building is set back from the front façade, the building will appear less massive 
when viewed from the front. 

While the design includes few decorative details, the variation in color and texture of the exterior 
materials, and the use of varying depths to the building add interest, scale, and dimension to the 
building.  

The building uses a “shed” roof, which may be unique to the district. Shed roofs can give the feeling 
that a building is taller than surrounding structures, and that may be the case here. As described 
above, the shed-roofed portion of the building is set back (it begins roughly in the middle of the 
building), which helps to break up the mass of the structure. In addition, a second shed roof adds 
to the variation of the roofline, as does the flat, yet varied, roofline at the front façade. The pitch 
of the shed roof appears to be compatible with other buildings in the area. While flat roofs are not 
prevalent, they do exist on other buildings within the district, such as the northern addition of the 
First Presbyterian Church at 602 W. Green Street and the eastern addition to the Unitarian 
Universalist Church at 309 W. Green Street. 

City staff recommends that the MOR DRB find that the proposal meets the design 
guidelines for Massing and Scale.      

Openings:  
Strongly Encouraged 
• An adequate amount of openings on a facade. 
• Large wall expanses on a facade that are interrupted by windows. 
• Openings that reflect the building's architectural style. 
Encouraged 
• Openings that are in proportion to others on the facade and are similar in size and scale. 
• A consistent rhythm of openings on the facade. 
• True divided-light windows. 

 Analysis 
The front façade has adequate openings that break up the large expanses of the façade, and also 
reflect the architectural style of the building. The windows are in proportion to the façade and 
provide a consistent rhythm of openings. They are also true divided light windows. 

City staff recommends that the MOR DRB find that the proposal meets the design 
guidelines for Openings.   

Outdoor Living Space: 
Strongly Encouraged 
• Front porches and balconies with rooflines that are compatible with the main roof of the 

structure. 
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• Outdoor living spaces that use a variety of styles and materials in order to complement the 
overall composition of the building. 

Encouraged 
• Porches on new residential construction.  Flat porch roofs that serve as covered balconies for 

the second floor. 
• Balconies on multi-family residences located above the first floor only. 
Discouraged 
• Terrace-like patios located in the façade zone (for residential uses) 
Strongly Discouraged 
• Balconies directly abutting single-family residences 

 Analysis 
The front porch and balconies are compatible with the main roof of the structure, and complement 
the overall composition of the building. 

City staff recommends that the MOR DRB find that the proposal meets the design 
guidelines for the Outdoor Living Space.   

Materials:  
Strongly Encouraged 
• Long-lasting and durable exterior materials such as brick and wood clapboard. 
• Exterior treatment or siding that protects the integrity of the structure and provides an 

enhanced visual aesthetic to the block. 
• Recognition of the diversity of materials used throughout the district and the importance of 

material quality. 
Encouraged 
• Roof materials that are compatible with those found within the district. In the case of new 

additions, roof materials that complement those found on the main structure. 

 Analysis 
The proposed building materials include wood cladding, metal siding, and exterior insulation 
finishing systems (EIFS). Wood and metal siding are long-lasting, durable materials. EIFS has not 
always been considered durable or long-lasting, or aesthetically pleasing. Like all technology, 
building technology can improve over time. The applicant will provide a sample of the proposed 
material to the Board for their consideration. It does not appear that other buildings in the 
surrounding area use EIFS. Some buildings in the area use stucco, which is somewhat similar to 
EIFS, but EIFS may be out of character. The roof will be metal, which would complement the 
materials on the main structure. 

City staff recommends that the MOR DRB make a determination on the suitability of EIFS 
as a building material in the district, and if it is not suitable, the Board should determine 
alternative materials that could be used instead. 

Parking Areas: 
Strongly Encouraged 
• Utilization of existing alleyways for the purpose of access to parking areas 
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• Fencing and other screening elements that are architecturally compatible with the principal 
building in terms of material quality and detail. 

Encouraged 
• Screening to reduce visual impact from adjacent properties 
• Use of hedges, wood fences or masonry walls used to screen parking areas from adjacent 

properties 

 Analysis 
The parking area would be behind the building and would use the existing alley. The area is already 
screened to the west, and to the east it is adjacent to a parking lot, where screening is not needed. 
The proposed landscaping will help to screen the parking from Green Street as well. 

City staff recommends that the MOR DRB find that the proposal meets the design 
guidelines for Parking Areas. 

Landscaping: 
Strongly Encouraged 
• Retention of mature trees on private property and within the parkways and other City right-

of-way areas. (Green and Elm Street corridors are particularly important) 
Encouraged 
• New tree plantings on private and public property to replenish the urban canopy. 
• Protect mature trees from root damage during construction, both on the subject property and 

on any adjacent properties. 
• Use of evergreens, dense deciduous shrubs, masonry walls and berms for screening. 
• Design landscaping to ensure safe pedestrian and automobile traffic circulation on and off 

private property. 

 Analysis 
The four mature trees on site, including one tree along Green Street, will be retained. Additional 
landscaping will be added to provide screening and enhance the site. 

City staff recommends that the MOR DRB find that the proposal meets the design 
guidelines for Landscaping.   

Commercial Site Design: 
 

The proposed building is not a commercial structure, this section therefore does not apply. 

Public Input 
The applicant held an informational meeting about the proposed project at the Urbana Free Library 
on December 14, 2017. Six people attended the meeting (not including City staff and the design team). 
Overall the meeting was positive and no one objected to the proposed development. 
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Options 
The MOR Development Review Board has the following options in this case: 

1. Approve the proposal as presented; 

2. Approve the proposal as modified by any specific changes; or 

3. Deny the proposal. 

Recommendation 
City staff recommends that the MOR Development Review Board APPROVE DRB-2017-03, 
including any conditions regarding building materials that the Board may deem necessary. 

Prepared by: 
 
 
______________________ 
Kevin Garcia, AICP 
Planner II 
 
 
Attachments:   A: Location and Land Use Map 
 B: Zoning Map 
 C: Photos of Neighboring Properties 
 D: Renderings 
 E: Application 
 F: Site Plans and Elevations 
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Exhibit B: Zoning Map
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Photo Map of Properties in the MOR District as of July 2004

E
xhibit C

kjgarcia
Text Box
Note: While these images are from 2004, all of the buildings in the 400 block of Green Street are the same. #1 and #2 have been rehabbed, but otherwise look the same.
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