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                   DEPARTMENT OF COMMUNITY DEVELOPMENT 
SERVICES 

 
Planning Division 

 
m e m o r a n d u m 

 
 
TO:  The Urbana Plan Commission 
 
FROM: Christopher Marx, AICP, Planner I 
 
DATE: March 29, 2018 
 
SUBJECT: Plan Case 2341-SU-18: A request by Tatman Family L.L.C., on behalf of First Busey 

Trust & Investment Co., as Trustee under the provisions of a Trust Agreement dated 
the 6th day of August, 1985, known as Trust Number 1-2125, for a Special Use Permit 
to operate a Medical Clinic at 520 North Cunningham Avenue in the B-3, General 
Business Zoning District. 

 

Introduction 
Tatman Family L.L.C., on behalf of the owner, has requested a Special Use Permit to allow a Medical 
Clinic on the property at 520 North Cunningham Avenue. According to Table V-I, Table of Uses in 
the Urbana Zoning Ordinance, a Medical Clinic is permitted with a Special Use Permit in the B-3, 
General Business zoning district.   
 
The Plan Commission must review the Special Use Permit application, hold a public hearing, and 
make a recommendation to the Urbana City Council. The Urbana City Council must then approve, 
approve with certain conditions, or deny the application. 

Background 
Description of the Site and Surrounding Properties 

The subject property is a vacant parcel that is approximately 0.44 acres in size and is zoned B-3, 
General Business. It is located at the intersection of North Cunningham Avenue and East Park Street. 
To the north is a tavern that is also zoned B-3. To the east is a commercial strip mall that is also zoned 
B-3. To the south is a Walgreen’s Pharmacy that is also zoned B-3. To the west, across Cunningham 
Avenue, is an Arby’s fast food restaurant that is also zoned B-3. 
 
The following chart identifies the current zoning, existing land uses, and Comprehensive Plan future 
land use designations of the site and surrounding properties (see Exhibits A, B, and C). 
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Direction Zoning Existing Land Use Future Land Use 

Site B-3, General Business Vacant Land Regional Business 
North B-3, General Business Tavern Regional Business 

East B-3, General Business Commercial Strip Mall Regional Business 

South B-3, General Business Walgreens Pharmacy Regional Business 

West B-3, General Business Arby’s Fast Food Restaurant Regional Business 

 

Proposed Use  

The proposed use is a Medical Clinic that would provide primary care on an outpatient basis. The 
building for the clinic would be approximately 3,264 square feet. It would be located on the northeast 
portion of the property with its parking lot on the southern half of the property. The clinic would 
provide 13 off-street parking spaces as required in Table VIII-7 of the Zoning Ordinance. A small 
portion of the parking lot would encroach into the required front yard setback on Cunningham 
Avenue and would have landscaping along its street frontage as required in Section VIII-4.F.6 of the 
Zoning Ordinance. Vehicle access to the property would be made available through a private drive 
from Park Street and through an entrance from Walgreen’s parking lot. The clinic operator would also 
install a monument sign on the southwestern portion of the property that would be set back and sized 
in accordance with Zoning Ordinance requirements. The clinic would operate with normal business 
throughout the daytime and early evening.  

Discussion  
Requirements for a Special Use Permit 

According to Section VII-4.A of the Urbana Zoning Ordinance, an application for a Special Use 
Permit shall demonstrate the following: 
 
1. That the proposed use is conducive to the public convenience at that location. 
 

The proposed use is conducive to the public convenience at that location. A medical clinic is 
appropriate for a busy commercial corridor such as Cunningham Avenue. The public may find it 
convenient to have a clinic next to a pharmacy. The proposed use provides development for a 
parcel that is currently vacant.    

 
2. That the proposed use is designed, located, and proposed to be operated so that it will not be 
unreasonably injurious or detrimental to the district in which it shall be located, or otherwise 
injurious to the public welfare.  
 

The proposed use is designed, located, and proposed to be operated so that it will not be 
unreasonably injurious or detrimental to the district in which it shall be located, or otherwise 
injurious to the public welfare. The clinic would be surrounded by other B-3 zoned properties and 
commercial uses. The use is of similar scale than the surrounding uses of restaurants, bars, and 
retail. The subject property also has an entrance that encourages safe vehicle circulation among its 
patrons.  
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3. That the proposed use conforms to the applicable regulations and standards of, and preserves 
the essential character of, the district in which it shall be located, except where such regulations 
and standards are modified by Section VII-7. 
 

The character of the B-3, General Business zoning district would be preserved with the proposed 
use. A medical clinic is consistent with the commercial nature of the B-3 district and the proposed 
use conforms to the applicable regulations and standards of the B-3 district.   

 
Overview 
 
The development of the subject property, with the proposed use of a Medical Clinic, would be 
beneficial to the City and meet the criteria for a Special Use Permit approval. The proposed clinic 
would be an infill development on a vacant property along a commercial corridor with high traffic 
volume. The clinic would provide an in-demand service of medical care that would complement 
nearby businesses such as the neighboring pharmacy. The clinic would be compatible with the 
surrounding neighborhood and consistent with the other uses found in the B-3 district. The clinic 
would be a benefit to the community if it were granted a Special Use Permit. 
 
In addition to the requirements in Section VII-4.A of the Zoning Ordinance, the Plan Commission 
shall make a recommendation to the City Council for or against the proposed special uses, and may 
also recommend such additional conditions and requirements on the operation of the proposed uses 
as are appropriate or necessary for the public health, safety, and welfare, and to carry out the purposes 
of this Ordinance, including but not limited to conditions that: 
 

1. Regulate the location, extent, and intensity of such uses; 
2. Require adherence to an approved site plan; 
3. Require landscaping and the screening of such use by means of fences, walls, or vegetation; 
4. Stipulate a required minimum lot size, minimum yards, and maximum height of buildings 

and structures; 
5. Regulate vehicular access and volume, and the design and location of parking and loading 

areas and structures; 
6. Require conformance to health, safety, and sanitation requirements as necessary; 
7. Regulate signs and outdoor lighting; 
8. Any other conditions deemed necessary to affect the purposes of the Zoning Ordinance. 
 

Summary of Findings 
1. Tatman Family L.L.C., on behalf of First Busey Trust & Investment Co., as Trustee under 

the provisions of a Trust Agreement dated the 6th day of August, 1985, known as Trust 
Number 1-2125, has requested a Special Use Permit to allow a Medical Clinic on the 
property at 520 North Cunningham Avenue. 

 
2. The proposal calls for a 3,264 square foot medical clinic to provide primary-care, outpatient 

services. The use of a Medical Clinic is permitted in the B-3, General Business zoning district 
with a Special Use Permit. 

 
3. The proposed use is conducive to the public convenience at that location. 
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4. The proposed use is designed, located, and prepared to be operated so that it will not be 
unreasonably injurious or detrimental to the district in which it shall be located, or otherwise 
injurious to the public welfare. 

 
5. The character of the B-3, General Business zoning district would be preserved with the 

proposed use. 

Options 
The Plan Commission has the following options in Plan Case 2341-SU-18: 
 

1. Recommend approval of the Special Use Permit without any additional conditions. 
 

2. Recommend approval of the Special Use Permit with any conditions deemed appropriate or 
necessary for the public health, safety, and welfare, and to carry out the purposes of the City’s 
municipal code. 

 
3. Recommend denial of the Special Use Permit. If the Plan Commission elects to do so, it should 

articulate the findings supporting its denial.  

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 Plan 
Commission recommend APPROVAL of the proposed Special Use Permit in Plan Case No. 2341-
SU-18 for the reasons articulated above and with the following conditions: 
 

1. The use generally conforms to the site plan submitted in this application as shown in Exhibit 
D, except where modified to meet City regulations. 

 
Attachments:   Exhibit A:  Location and Existing Land Use Map 
   Exhibit B:   Zoning Map 
   Exhibit C:  Future Land Use Map 
   Exhibit D: Site Plan  
   Exhibit E:  Site Photos 
   Exhibit F: Special Use Permit Application 
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Exhibit A: Location & Existing Land Use Map
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Exhibit B: Zoning Map
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Exhibit C: Future Land Use Map
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Exhibit D: Site Plan



Exhibit E: Site Photos 

 
Northwest corner of property, intersection of Park St. and Cunningham Ave., facing southeast. 

 
Northeast corner of property, facing southwest. 

 
Southwest corner of property, facing northeast. 
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