DEPARTMENT OF COMMUNITY DEVELOPMENT SERVICES
Planning Division

memorandum

TO: Utrbana Plan Commission
FROM: Kevin Garcia, Planner 11
DATE: October 6, 2017

SUBJECT: Plan Case Nos. 2314-PUD-17 and 2318-PUD-17: A request by Pierre Moulin for
preliminary and final approval of a residential Planned Unit Development at 1404 South
Lincoln Avenue under Section XIII-3 of the Urbana Zoning Ordinance.

Introduction

Pierre Moulin has submitted applications for preliminary and final approval of a proposed residential
Planned Unit Development, the Chateau Normand, at 1404 South Lincoln Avenue. The proposed
development is located on the northeast corner of Lincoln Avenue and Vermont Avenue. The parcel is
zoned R-7, University Residential, and is home to the Zeta Tau Alpha Sorority House (ZTA House), an
Urbana local historic landmark. The ZTA House has been vacant since 2010 and is in disrepair, especially
the interior. Mr. Moulin recently purchased the property with the intention to redevelop the house as a
multi-family residential building. In the R-7 District, multi-family residential is not allowed by right, so
Mr. Moulin is seeking approval for a Planned Unit Development to allow the proposed redevelopment
to occur. In a related case, Mr. Moulin is seeking approval of a Certificate of Appropriateness from the
Historic Preservation Commission for the exterior work that would occur as part of the redevelopment
proposal (HP-2017-COA-01).

Section XIII-3 of the Urbana Zoning Ordinance requires review and approval of both a Preliminary and
a Final Planned Unit Development (PUD). For phased developments with multiple buildings, or for
projects without a final design completed, these two applications would ordinarily be considered
sequentially by the Plan Commission and City Council. In this case, since the proposal is to redevelop
a single building, and the application contains the details required for a Final PUD, concurrent review of
both the Preliminary and Final PUD applications is possible.

Based on an analysis of the PUD criteria, staff recommends that the Plan Commission recommend
approval of the preliminary and final PUD applications to the City Council.

Background

Proposed Development

The proposed Chateau Normand PUD would take an existing, vacant, sorority house and convert it into
and 18-unit apartment building with around 40 residents. The original 1928 building and the 1963
addition would be restored, while a late 1980s sunroom addition would be removed. The exterior of the
building, including the roof, stucco, and brick, is mostly sound and would be repaired and restored. The
interior of the building is in poor condition and will require extensive repair and remodeling.



The first floor of the building would be handicap accessible, with access ramps leading to the two main
entrances to the building, on the south and west sides. An existing I.-shaped drive on the western side of
the building, which connects Lincoln Avenue and Vermont Avenue, would be replaced with a new
parking lot with 17 spaces (including 1 handicap space). The Lincoln Avenue driveway would be closed,
and the Vermont Avenue driveway moved slightly west. On the southeast corner of the building, a
parking area with 3 spaces (including 1 handicap space) would be installed, and the existing driveway
widened. Garbage and recycling would be placed on the north side of this area. A new fence and
landscaping would be installed on the east side of the property, to better screen the area from the
neighboring property. A walkway would be built around the north side of the building, to allow exterior
access to the existing rear patio (which would be repaired as needed). Parking for 20 bicycles would be
installed on the south side of the 1963 addition. Air conditioning condenser units would be installed in
various places along the exterior of the building. Extensive landscaping would be installed throughout
the site.

Adjacent Land Uses, Zoning and Comprehensive Plan Designations

The subject site has frontage on both Lincoln Avenue and Vermont Avenue Street. The site is surrounded
by residential and institutional uses and zoning districts. 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  |R-7 — University Residential Vacant . Residential — Urban Pattern
(former sorority house)
L . . Fraternity house
North X7 — University Residental (Farm House); Residential — Urban Pattern
R-1 — Single-Family Residential .
University Offices
South |R-1 — Single-Family Residential |Single-Family Homes Residential — Urban Pattern
East [R-1 — Single-Family Residential |Single-Family Homes Residential — Urban Pattern
West CRE - Conservation Recreation|University Residence Halls Institutional
Education (PAR) "
Discussion

Comprehensive Plan

The property is shown in the 2005 Comprehensive Plan on Future Land Use Map #9. As illustrated in
Exhibit C, the parcels in West Urbana are generally listed as “Residential — Urban Pattern”. Under the
heading “West Urbana — Strategies for Neighborhood Stability,” there is one note that also pertains to
the proposed project: “New development to respect traditional physical development pattern.” The
proposed project would reuse the existing building and does not include any building additions. It
respects the “traditional physical development pattern” of the neighborhood, which is the urban pattern
of residential development that the Comprehensive Plan identifies for the area.



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

1.2 Encourage investment in older properties to help maintain their appearance and long-term
potential.

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 12.0 Preserve the characteristics that make Urbana unique.
Goal 16.0 Ensure that new land uses are compatible with and enhance the existing community
Goal 18.0 Promote infill development.

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

19.1 Ensure that new residential development has sufficient recreation and open space, public
utilities, public services, and access to commercial and employment centers.

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.

PUD Ordinance Goals

Section XIII-3.C of the Zoning Ordinance outlines nine general goals for planned unit
developments as follows:

1. To encourage high quality non-traditional, mixed use, and/or conservation development in
areas identified in the Comprehensive Plan;

2. To promote infill development in a manner consistent with the surrounding area;

3. To promote flexibility in subdivision and development design where necessary;

To provide public amenities not typically promoted by the Zoning Ordinance;
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5. To promote development that is significantly responsive to the goals, objectives, and
future land uses of the Urbana Comprehensive Plan;

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.

7. To coordinate architectural styles, building forms, and building relationships within the
development and the surrounding neighborhood;

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;

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.

Planned Unit Developments must be reviewed for consistency with the above general goals. The
proposed Chateau Normand PUD is generally consistent with goals 1, 2, 3, 5,7, and 9.

For Goal 1: the proposed PUD represents a very high-quality conservation development. It would
preserve and protect the Zeta Tau Alpha Sorority House, a local historic landmark that was designed
by Urbana’s most prominent architect Joseph Royer. The house has fallen into disrepair, and its reuse
is essential if it is to be preserved.

For Goal 2: the reuse and redevelopment of the ZTA House as apartments is an infill project that is
consistent with the surrounding neighborhood. Conversion to apartments will result in fewer
occupants than what was allowed as its most recent use as a sorority.

For Goal 3: the proposed PUD secks flexibility in the number of parking spaces required and in
allowing some of those spaces in the required front yard. The proposal includes as many parking
spaces as would reasonably fit on site, while adding trees, shrubs, and green spaces to help offset any
negative aesthetic consequences of adding the parking areas.

For Goal 5: the proposed PUD is highly responsive to the goals, objectives, and future land uses of
the Comprehensive Plan, as detailed above under “Comprehensive Plan.”

For Goal 7: the proposed PUD will restore the architectural style and building forms to what they
were in 1963.

For Goal 9: the proposed PUD will conserve a unique historic resource, the Zeta Tau Alpha Sorority
House, and make it into a viable building once again.

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
Chateau Normand is a residential PUD as it contains only 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
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of the four criteria outlined in Section XIII-3.D of the Zoning Ordinance. The proposed development
is on a lot that is of 0.62 acres and therefore meets the lot size requirement. The proposed PUD meets
two of the four criteria listed below as defined by the Urbana Zoning Ordinance.

Conservation — Protect natural, cultural and/or historical tesources and harmoniously utilize such
features as part of the development. This may include environmentally sensitive, or “green” building and
site design.

The proposed development would restore, rehabilitate, and protect an Urbana local historic landmark,
the Zeta Tau Alpha Sorority House.

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 proposed development is a high-quality rehabilitation project in an infill location. The proposal
would restore a unique historic resource and allow it to be used for decades to come.

Permitted Uses

The proposed PUD is considered a residential PUD as it contains residential uses only. Per the Urbana
Zoning Ordinance, the proposed multi-family dwelling units are permitted uses in a residential 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: the number of
required parking spaces, and in allowing parking in a required yard. Each of these is discussed below.

1. Required Parking

The Zoning Ordinance requires one parking space for each studio, one-bedroom, or two-bedroom unit;
1.5 spaces for each three-bedroom unit. Based on the unit mix provided in Exhibit X, 23 parking spaces
would be required. The project proposes to construct 20 spaces, or 87% of the number required.

There appears to be an overall reduced demand for parking in student developments in recent years,
especially those close to the university. The site is well-served by transit, and it is easy to walk and bike
to campus and to downtown Urbana from the site, which limits the need for residents to have a car.
When it was an active sorority house, upwards of 50 or 60 students lived there in any given year, and
there was no dedicated parking lot. Residents parked along the L-shaped drive, which could (according
to evidence from aerial photos) accommodate about 18 vehicles at most. The proposed development,
with 20 spaces, would have fewer residents (around 40) than when the house was an active sorority.
Twenty spaces is likely enough to meet the demands of the future residents. In addition, if the residents
are students, they would be allowed to store vehicles at several nearby lots on the University of Illinois
campus with an annual permit.

The proposed development would also help to offset the requested reduction in automobile parking by
providing twice the number of bicycle parking spaces than are required. Ten bicycle parking spaces are
required, while the project proposes 20 spaces. The additional bicycle parking would help encourage
more bicycle use and less car use, and ensure bicycles are stored in appropriate areas.



As the Zoning Ordinance requires one automobile parking space for every unit (regardless of whether
the unit has one or two bedrooms), projects that include studio and one-bedroom units have a higher
parking requirement than projects with only two-, three-, and four-bedroom units. Given the challenges
of fitting units into an existing 90-year old building, and recognizing that there is a dearth of studio and
one-bedroom units near campus, the developer has included such units in the unit mix. If the building
had the same number of bedrooms (40) with only two- and three-bedroom units, the parking required
would be 20 parking spaces, which is what the proposal calls for. Furthermore, in a recent survey of
apartment buildings near campus (the results of which were presented to the Plan Commission on June
8, 2017), it was discovered that the demand for parking is about 0.42 spaces per bedroom, less than the
0.5 spaces per bedroom being proposed. It is therefore reasonable to assume that the parking supply will
be adequate for the proposed development.

At the neighborhood meeting on September 25, there was some discussion about parking. Most of the
discussion was about how parking used to be when the house was an active sorority, and residents would
park haphazardly on the site or on the street. The meeting attendees seemed pleased that the number of
residents would be reduced from around 60, the capacity as a sorority, to around 40. No one at the
meeting expressed strong concerns over the proposal to provide 20 spaces instead of 23 as required by
the Zoning Ordinance.

2. Front Yard Setback

Being a corner lot, the site has required front yards along both Lincoln Avenue and Vermont Avenue.
The depth of the required yards are “75 feet or the average of the sethack along the block, whichever is greater, but
no more than 25 feet.” Along Vermont Avenue, there are just two other buildings on the block, and each is
set back more than 25 feet, as is the ZT'A House. The required front yard is therefore 25 feet. The
proposal includes parking that is set back 15 feet, and the developer therefore requests flexibility to allow
parking within the 25 foot required front yard.

The purpose of the 15-25 foot average setback requirement in the R-7 Zoning District is to ensure that
there is a consistent “street wall” of buildings on a block. The street wall along this block was established
long ago, and the proposed PUD will not change it. Since the average setback requirement was not
created to address parking concerns, it is unlikely that allowing parking in the required yard would be
detrimental in any way. In addition, the parking will be set back 15 feet, which will allow space for a
landscaped buffer to screen the parking.

In addition, the proposed development includes as many parking spaces as possible, given the footprint
of the existing building. To move the proposed parking out of the required front yard would reduce the
parking available by five to six spaces, leaving the site with 14 or 15 spaces instead of 20. It would also
require moving the handicap parking space on the southeastern part of the site, which would move the
space out of alighment with the proposed accessible sidewalk, making access from the parking space less
convenient,

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 E for the petitionet’s
specific response to each question.)



That the proposed development is conducive to the public convenience at that location.

The proposed project would infill/reuse a vacant building and site that is adjacent to the University of
Illinois campus. It would provide housing choices for people who would like to live close to the
University, and is located along several bus routes.

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 reuse a long-vacant, yet important historic resource. It will house
10-20 fewer residents than it historically did, and will add parking and landscaping to the site to
minimize any negative impacts on the surrounding neighborhood. The new use should be less
impactful to the surrounding neighborhood than it was when a sorority/fraternity house.

That the proposed development is consistent with goals, objectives and future land uses of the Urbana Comprebensive
Plan and other relevant plans and polices.

The proposed PUD is consistent with goals 1, 2, 12, 16, 18, 19, and 42, and is consistent with the
future land uses identified in Future Land Use Map #9 of the 2005 Urbana Comprehensive Plan.

That the proposed development is consistent with the purpose and goals of Section XIII-3 of the Urbana Zoning

Ordinance.

The proposed Chateau Normand PUD is consistent with goals 1, 2, 3, 5, 7, and 9 of Section XIII-3
of the Urbana Zoning Ordinance.

That the proposed development is responsive to the relevant recommended design features identified in Table
XI1II-2 of the Zoning Ordinance.

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

1. Screening — installing a fence and shrubs along the east side of the property, and in parking areas.
Parking area landscaping — adding trees and shrubs to screen the parking and bicycle parking
areas.

3. Access — removing the driveway from Lincoln Avenue, reducing the number of access points to
the site.

4. Bicycle parking — providing twice the amount required.

5. Materials — repairing existing materials to maintain the high aesthetic qualities of the building.

6. Accessibility/Visitability — providing accessible entrances to the original and 1960s addition, and
making all first floor units accessible.

7. Architectural design (existing) — preserving the building’s features with respect to the following
PUD goals: architectural consistency, architectural identity, articulated design, openings, exterior
surfaces, and building-street relationship.

8. Tree preservation — preserving four of the five existing trees on site.



Public Input

At least 15 people attended an informational meeting for the proposed project on September 25, 2017,
at the Unitarian Universalist Church in West Urbana. After an introduction from City staff, Mr. Moulin
and Kim Smith, of Smith/Burgett Architects, presented the project and answered questions from the
audience. There were questions about the project timeline, the level of renovation/rehabilitation needed,
handicap accessibility, parking, public transit access to the site, projected rent prices, unit mix, and zoning.
Overall, the attendees were positive about the project, and no one voiced opposition to it.

Summary of Findings

1. Pierre Moulin has submitted an application for a preliminary and final development plan to allow the
rehabilitation and reuse of the Zeta Tau Alpha Sorority House, an Urbana historic landmark, at
1404 South Lincoln Avenue.

2. On September 25, 2017, a neighborhood meeting was held by the applicant to explain and to answer
questions about the proposed redevelopment.

3. The proposed development qualifies for PUD approval per Section XIII-3 of the Utbana
Zoning Ordinance because it exceeds one-half acre in area and meets two of the four criteria
outlined in Section XIII-3.D.

4. 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.

5. The application is generally consistent with several of the goals, objectives, and future land use
map in the 2005 Comprehensive Plan.

6. The proposed Final Development Plan includes waiver requests to decrease the required parking
spaces from 23 to 20 and to allow parking in a required front yard.

7. The proposed preliminary and final development plans incorporate a number of recommended
design features, including screening, parking area landscaping, access, bicycle parking, materials,
accessibility, and architectural design.



Options
The Plan Commission has the following options for recommendations to the City Council regarding
Plan Case 2314-PUD-17:

1. Recommend approval of the Preliminary Development Plan as attached; or

2. Recommend approval of the Preliminary Development Plan as attached, including any
conditions; or

3. Recommend disapproval of the Preliminary Development Plan as attached.

The Plan Commission has the following options for recommendations to the City Council regarding
Plan Case 2318-PUD-17:

1. Recommend approval of the Preliminary Development Plan as attached; or

2. Recommend approval of the Preliminary Development Plan as attached, including any
conditions; or

3. Recommend disapproval of the Preliminary Development Plan as attached.

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 the Plan
Commission forward Plan Case Nos. 2314-PUD-17 & 2318-PUD-17 to the City Council with a
recommendation for APPROVAL with the following conditions:

1. That construction be in general conformance with the attached Site Plan and Elevations; and,

2. That a Certificate of Appropriateness is obtained from the Historic Preservation Commission for any
exterior work that requires it.

Attachments: Exhibit A: Location and Existing Land Use Map
Exhibit B: Existing Zoning Map
Exhibit C: Future Land Use Map
Exhibit D: Site Plan and Elevations
Exhibit E: PUD Preliminary Plan Application
Exhibit F: PUD Final Plan Application

cc: Pierre Moulin
Smith/Burgett Architects
Kennedy Hutson Associates



Exhibit A: Location & Existing Land Use Map
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Exhibit B: Zoning Map
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Exhibit D - Site Plans and Elevations
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Exhibit E - PUD Preliminary Plan Application
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Exhibit F - PUD Final Plan Application
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