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TO:  The Urbana Plan Commission 
 
FROM: Robert Myers, AICP, Planning Division Manager 
 
DATE: July 13, 2011 
 
SUBJECT: Plan Case No. 2148-CW-11: 711 W. Western Ave., A request by the Central Illinois 

Mosque and Islamic Center for a Creekway Permit to construct a dormitory/gymnasium 
in the R-5, Medium High Density Multi-Family Residential Zoning District and the 
Boneyard Creek District. 

 
 
Introduction & Background 
 
The Central Illinois Mosque and Islamic Center has submitted an application (attached) for a Creekway 
Permit to construct a dormitory/gymnasium at 711 Western Avenue. The proposed mixed use building  
would serve as an annex of the Central Illinois Mosque and Islamic Center’s main facility located one 
block to the west at 106 South Lincoln Avenue. The proposed annex would be four stories in height and 
contain two floors of dormitory rooms, several classrooms, and a small gymnasium/multipurpose room.   
 
The parcel is about 0.32 acres in area and is zoned R-5, Medium High Density Multi-Family Residential 
Zoning District. The property is within the Boneyard Creek District due to the fact that Boneyard Creek 
borders the property to the south. The District standards (Section XIII-4 of the Zoning Ordinance) allow 
some flexibility in zoning standards to allow new construction outside the Boneyard Creek floodway, 
and the application would take advantage of several zoning bonus provisions allowed in this district. 
These bonus provisions include: 
 

• Construction 12 feet taller than what is allowed to be built by right in the R-5 district. 
• A reduction in the required front yard setback from the Western Avenue right-of-way from 25 

feet to no closer than 15 feet 2 inches.  
• Parking encroachment along Western Avenue in a required front yard.  
• Transfer of some required parking from the annex property across the street to the existing 

Mosque parking lot, which will be restriped to gain more spaces. 
 
Under Section XIII-4.J of the Urbana Zoning Ordinance, the Plan Commission may grant or deny the 
requested permit with or without requested development bonus provisions.  
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Boneyard Creekway 
 
On December 19, 1978, the Urbana City Council adopted the Boneyard Creek Master Plan (Ordinance 
7879-64) as an element of the Urbana Comprehensive Plan. The plan represented an intergovernmental 
effort, addressing management of the Boneyard Creek waterway in both Urbana and Champaign. The 
plan identifies strategies to effect improvements to coincide with development along the corridor. With 
adoption of the 2005 Comprehensive Plan, the 1978 Boneyard Creek Plan became a “stand alone” 
strategic plan.  
 
Section XIII-4 of the Urbana Zoning Ordinance (Special Procedures in the Boneyard Creek District) was 
subsequently adopted to implement the Boneyard Creek Master Plan. All construction in the Boneyard 
Creek District requires a Creekway Permit. Under the Boneyard Creek District standards, applications 
are subject to a preliminary review by an administrative Boneyard Creekway Commission. This 
Commission issues Creekway Permits for standard cases, and forwards the cases to Plan Commission 
when an applicant requests certain bonus provisions. The Zoning Administrator, Building Safety 
Division Manager, City Engineer, and a Boneyard Creek Commissioner take part in reviewing 
applications at this preliminary conference.   
 
At its June 23, 2011 meeting (see attached minutes), the Boneyard Creek Commissioner, Zoning 
Administrator, and Assistant City Engineer determined that the proposed project complied with the 
goals of the 1978 Boneyard Creek Master Plan and unanimously approved the following motion: 
 

“Ms. Tyler moved to recommend issuing Creekway Permit including granting of requested Transfer 
of Development Rights (TDR) and Zoning Lot provisions, height variance and to refer for Plan 
Commission review of the front yard setback and encroachment of the parking along Western [Ave.] 
into the required setback. The following conditions were included: 1) Submittal of a landscape plan 
providing useable open area along the creek, 2) Required bikeway easement that is coincidental 
with the maintenance easement of 25 feet, and 3) IDNR [Illinois Department of Natural Resource] 
permission.”  

 
Based on this recommendation, the Boneyard Creekway Permit is subject to Plan Commission review 
and approval.  
 
The 2008 Boneyard Creek Master Plan is not pertinent to this application because its scope only extends 
from Vine Street to Main Street. 
 
 
Land Use and Zoning  
 
The subject parcel is currently vacant. The Central Illinois Mosque and Islamic Center (and associated 
parking) is located directly across Busey Avenue at 106 South Lincoln Avenue. Both properties are 
considered one zoning lot for development purposes, as authorized by Section XIII-4.E.5 of the Zoning 
Ordinance. The lots have a combined area of 70,675 square feet. The surrounding properties are multi-
family residential in nature with several duplexes to the north of the proposed building site. The 
Boneyard Creek extends along the southern property line of the CIMIC properties. Please refer to the 
attached Exhibit A for a view of the site and surrounding uses.  
 
The subject property is zoned R-5, Medium High Density Multi-Family Residential, which permits by 
right dormitories and religious/religious affiliated uses. The 2005 Comprehensive Plan’s future land use 
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designation for the site is “Multi-Family Residential.” Adjacent areas to the north and west are denoted 
as “Campus Mixed-Use.” 
 
The following is a summary of surrounding zoning and land uses for the subject site: 
 

Location Zoning Existing Land Use Comprehensive Plan 
Future Land Use

Subject 
Property 

R-5, Medium High Density Multi-Family 
Residential Vacant Multi-Family Residential 

(Urban Pattern) 

North B-2, Neighborhood Business - Arterial 
 

Duplex, Apartments 
 

Campus Mixed-Use 

South R-5, Medium High Density Multi-Family 
Residential 

Creek,  
Apartments 

Multi-Family Residential 
(Urban Pattern) 

East R-5, Medium High Density Multi-Family 
Residential 

 
Duplex, 

Apartments 
 

Multi-Family Residential 
(Urban Pattern) 

West R-5, Medium High Density Multi-Family 
Residential 

Mosque,  
Apartments Campus Mixed-Use 

 
 
Comprehensive Plan 
 
In the 2005 Comprehensive Plan, Future Land Use Map 8 identifies the future land use of this property 
as “Multifamily.” According to the Plan,  
 

“Multi-Family residential is for areas planned primarily for apartment complexes and other multi-
family buildings. Located close to major centers of activity such as business centers, downtown, and 
campus. May inlcud supporting business services for convenience needs of the residents. Multi-
family residential areas shall allow for a density buffer when transitioning to a lower-density 
residential area. These areas should incorporate provisions for transit service and pedestrian 
access.” 

 
Across Western Avenue to the north Map 8 identifies the future land use as “Campus Mixed-Use” with 
the notation “Urban designed mixed-use buildings, which include business/office on the ground floor 
and residential on upper floors; developments consisting of only multi-family is discouraged.” 
 
 
Western Avenue 
 
The subject property, 711 Western Avenue, is located at the southeast corner of Busey Avenue and 
Western Avenue. Western Avenue, although technically a street, functions more like an alley. The right-
of-way was once used for a trolley or interburan rail line but dedicated to the City of Urbana decades 
ago. Despite being a two-way street the pavement width is only 17 feet wide. Most properties in the 
block have parking either located in a required front yard, backing out onto the street, and/or extending 
into the public street right-of-way.  
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Discussion 
 
Development Standards 
 
Building Height. In this case, the applicant is asking for increased building height and reduced building 
setbacks. The proposed annex building would be 47 feet tall. The maximum height in the R-5 district is 
35 feet, however the Zoning Ordinance (Section XIII-4.F.4 ) allows for up to 12 feet of extra height with 
Plan Commission approval. The Plan Commission may want to consider existing building heights for 
adjacent properties. For instance a one-story duplex (zoned B-2) is located directly across Western 
Avenue.  
 
Building Setbacks. The proposed building will be set back 25 feet from the Boneyard Creek and outside 
the required creekway easement. The proposed building and parking does however encroach into the 
required front yard along Western Avenue and Busey Avenue. The building would be set back 15 feet, 
two inches from the property line along Western, and 15 feet, four inches along Busey. The required 
front yard is based on the average setback for the block face. Along Western Avenue the minimum 
required setback is 25 feet, resulting in a nine foot, ten inch encroachment. Along Busey Ave., the 
required yard is 16 feet, six inches, and the resulting encroachment would be one foot, two inches.  
 
Parking. New parking for the proposed building would be located along Western Avenue and encroach 
entirely into the required yard. This 100% encroachment is made necessary to keep the building outside 
the Boneyard Creek floodway and 25 foot Creekway easement. The Zoning Ordinance (Section XIII-
4.F.3) allows for site plan approval with a reduction of the required yard if approved by the Plan 
Commission. 
 
If 90 degree parking is installed along Western Avenue, 10 parking spaces (nine standard and one 
handicapped) would be provided onsite. A drawback of providing parking in this configuration is that it 
would introduce cars backing out onto Western Avenue, and parking spaces would encroach into the 
street right-of-way approximately 3 feet 4 inches. Normally, private parking is not allowed to encroach 
in the right-of-way, but for this particular block parking encroachment in the right-of-way already exists. 
From the applicant’s perspective this is necessary to allow the building to be constructed outside the 
floodway and still have the minimum amount of parking necessary. Parking below grade is not feasible 
in this instance due to periodic flooding. The City Engineer has indicated that parking encroachment 
could be acceptable if it will not encroach onto the pavement or create a conflict with service vehicles 
such as fire and trash trucks. 
 
If parallel parking is installed along Western Avenue, five parking spaces (half as many) could be 
installed onsite, but the benefits would include elimination of backing onto the street, elimination of 
parking encroachment in the right-of-way, and provision of a sidewalk on the north side of the building.  
 
In either scenario, parking space requirements for the entire campus (711 Western and 106 South 
Lincoln Ave.) will be met between the two properties. A total of 63 spaces would be required as a 
minimum, and 64 spaces are proposed to be provided with 90 degree parking along Western Avenue. 
Parallel parking on Western Avenue would place the campus four spaces short meaning the applicants 
would need to provide these additional spaces.  
 
Floor Area and Open Space Ratios. Requirements for Open Space Ratio (OSR) and Floor Area Ratio 
(FAR) will be met. The maximum allowed FAR for the R-5 district is 0.90. The proposed FAR for the 
CIMIC campus will be 0.473. The minimum required OSR in the R-5 district is 0.30, and the proposed 
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OSR is 0.402. 
 
Plan Commission Consideration 
  
The Plan Commission must determine whether the reasons set forth in the application justify the 
granting of the Creekway Permit based on the Criteria specified in Section XIII-4.C.   
 

1. Whether the Creekway Permit is compatible with the Boneyard Creek Master Plan as it may be 
amended from time to time in a manner consistent with the Urbana Comprehensive Plan. 

 
2. Whether the location, size, and type of the proposed use is appropriate to the objectives of the 

Boneyard Creek District. 
 

3. Whether the proposed use is compatible with the character of the area in which it is located. 
 

4. Whether the proposed use would be compatible with the spirit of the underlying zoning district. 
 

5. Whether there are adequate community services to support the proposed use, such as, but not 

6. Whether the design of the proposal as to size, height, and open space allows adequate access to 

t its June 23, 2011 preliminary conference the Boneyard Creek Commission found that all of these 

taff Findings 

1. Central Illinois Mosque and Islamic Center has applied for a Creekway Permit to construct a 

2. he proposed Creekway Permit is compatible with the Boneyard Creek Master Plan and the 

3. he location, size, and type of the proposed use is appropriate to the objectives of the Boneyard 

4. he proposed use is compatible with the character of the area in which it is located and the 

5. There are adequate public services to support the proposed use. 

6. The design of the proposal as to size, height, and open space allows adequate access to light and 

limited to, streets, water, sewer, recreational, and public school facilities. 
 

light and air and to surrounding streets, parkways, and properties.  
 
A
factors will be met. The Plan Commission should either accept or reject the Creekway Commission’s 
determination and conditions, and furthermore grant or deny the site plan including proposed building 
setbacks and parking. 
 
 
S
 

four-story dormitory/gymnasium at 711 Western Avenue; 
 
T
2005 Urbana Comprehensive Plan; 
 
T
Creek District; 
 
T
underlying R-5 Zoning District. Both a dormitory and a religious institution with related uses are 
allowed by right in R-5 zoning districts;  

 

 

air and to surrounding streets, parkways, and properties.  
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ptions 

e Plan Commission has the following options regarding Plan Case No. 2148-CW-11: 

1. Approve the Creekway Permit, with or without conditions; or 

2. Deny the Creekway Permit for a failure to meet specified plans, ordinances, and/or 

. Forward the case to the Urbana City Council with any recommendations. The Plan 
ensity, 

 
taff Recommendation 

ity Staff recommends that the Plan Commission APPROVE the Creekway Permit with the Boneyard 

1. Construction of parallel rather than 90 degree parking along Western Avenue. All other 

2. bmittal of a landscape plan providing useable open area along the creek;  

3. edicating a bikeway easement coincidental with the creek maintenance easement of 25 feet; 

4. Approval from the Illinois Department of Natural Resources. 

xhibits: 
Location & Land Use Map  

se Map 
sed site plan 

ting of the Boneyard Creek Commission 

c: Central Illinois Mosque and Islamic Center 

k Commission 

O
 
Th
  

 

regulations; or 
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Commission should only do so if it is determined that the modifications of the use, d
and other requirements of the underlying Zoning Ordinance are beyond those authorized by 
Section XIII-4. 

 

S
 
C
Creek Commission’s determinations and the following conditions: 
 

necessary parking is to be provided at the Mosque parking lot across Busey Avenue with a total 
of 63 spaces provided at a minimum for the campus. 
  
Su
 
D
and 

 

 
 
E

A. 
B. Zoning Map 
C. Future Land U
D. Application with propo
E. Minutes from the June 23, 2011 mee
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 Boneyard Cree
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EXHIBIT B:  Zoning Map
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