
DEPARTMENT OF COMMUNITY DEVELOPMENT SERVICES 
 

Planning Division 
 

m e m o r a n d u m 
 

 
TO:  The Urbana Zoning Board of Appeals 
 
FROM: Robert Myers, AICP, Planning Manager 
 
DATE: March 13, 2009 
 
SUBJECT: Case Nos. ZBA-2009-MAJ-01:  Request by the Atkins Group, Inc. to revise 

approved major variances allowing an electronic message board display to change 
no more than once every ten seconds, and for the display to be multi-colored, at 
2710 and 2810 South Philo Road in the B-3, General Business Zoning District. 

______________________________________________________________________________   
 
Introduction and Background 
 
The Atkins Group is applying to revise two major variances approved by the Zoning Board of 
Appeals and City Council in 2008.   The petitioner applied for and received two major variances 
(2008-MAJ-01 and 2008-MAJ-02) concerning a freestanding shopping center sign. The 
shopping center, named The Pines at Stone Creek Commons, is located on the southeast corner 
of Philo and Windsor Roads in Urbana, across Windsor Road from Meijer supermarket. At its 
March 12, 2008 meeting, the Zoning Board of Appeals, following a public hearing, voted 6 ayes 
and 0 nays to recommend approval of the requested variances. The City Council subsequently 
approved the requested variances on April 7, 2008.  The ordinances approving the variances (see 
attached ordinance Nos. 2008-03-017 and 2008-03-018) specify several conditions, including 
that the sign be constructed in substantial conformity with attached plans illustrating the sign and 
its location. Specifically, the conditions of the variance stipulate that the sign be no more than 
78.7 square feet in area and only one freestanding shopping center sign be installed on the 
property.   
 
For further background on this case, please refer to the attached March 7, 2008 staff 
memorandum to the Zoning Board of Appeals, as well as attached March 12, 2008 ZBA minutes.  
 
 
Issues and Discussion 
 
The applicants have proceeded with plans to fabricate and erect their approved signage. Two 
unforeseen issues have arisen. Atkins is seeking to redress these problems by having the terms of 
their approved variances revised.  
 
First, now that commercial establishments have opened in the shopping center, it has become 
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evident that one free-standing shopping center sign will be inadequate to direct and instruct 
patrons. The applicants report, for instance, that customers have difficulty locating Milo’s 
Restaurant. Milo’s is situated in the back of the shopping center off Philo Road. The applicants 
are requesting that the condition limiting the Pines to one freestanding sign be removed to allow 
for a second freestanding sign at their Philo Road entrance. 
  
Second, the illustration submitted and approved last year showed dimensions that differed from 
the applicant’s stated intent. The correct drawing, attached within Exhibit “E”, illustrates a sign 
113.33 square feet in area as opposed to the 78.7 square feet as approved.  
 
The applicants are not requesting any changes from how their shopping center sign conforms to 
Zoning Ordinance standards. For the electronic display portion of their shopping center sign 
(which comprises 29% of the overall sign area), Ordinance Nos. 2008-03-017 and 2008-03-018 
allow a ten-second delay between displays and a multi-colored display. The applicants will 
conform to these approved variations. Additionally, the second free-standing sign would 
conform to all Zoning Ordinance requirements. A necessary point of clarification is whether or 
not the second freestanding sign on Philo Road would include electronic LED display.  
 
 
Variance Criteria 
  
The variance criteria and analysis have not changed from the attached March 7, 2008 staff 
memorandum to the Zoning Board of Appeals. In City staff’s view, modifying the size of the 
approved sign from 78.7 to 113 square feet, and allowing a second free-standing sign at their 
Philo Road entryway, does not appreciably change the rationale for the approved variances.  
 
 
Options 
 
In Major Variance cases 2009-MAJ-01 and 2009-MAJ-02, the Zoning Board of Appeals may: 
 

a. Recommend approval of one or both variances based on the findings outlined in this 
memo; 

 
b. Recommend approval of one or both variances with certain terms and conditions.  If the 

Zoning Board of Appeals elects to add conditions they should articulate findings 
accordingly; or 

 
c. Recommend denial of one or both of the variance requests.  If the Zoning Board of 

Appeals elects to do so, the Board should articulate findings supporting denial. 
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Recommendation – ZBA 2008-MAJ-01 

Based on the findings outlined herein, and without the benefit of considering additional evidence 
that may be presented at the public hearing, staff recommends that the Zoning Board of Appeals 
forward major variance case ZBA 2008-MAJ-01 (display frequency) to the Urbana City Council 
with a recommendation of APPROVAL with the following conditions: 

1.  That the monument sign with LED Electronic Message Board be constructed in 
substantial conformity with the submitted plans illustrating the design and location.  

2.  That the variance for message frequency is approved for the proposed monument sign 
with LED Electronic Message Board located in the application site diagram at the corner 
of Philo and Windsor Roads and does not extend to any other signs located at The Pines 
at Stone Creek Commons property. 

3.  That the sign will conform to the other requirements of Urbana Zoning Ordinance Section 
IX.4.D.3 that prohibits Electronic Message Board (LED) signs from being animated, 
flashing, or scrolling.  

4. That no other freestanding shopping center signs shall be allowed for the property. 
 

Recommendation – ZBA 2008-MAJ-02 

Based on the findings outlined herein, and without the benefit of considering additional evidence 
that may be presented at the public hearing, staff recommends that the Zoning Board of Appeals 
forward major variance case ZBA 2008-MAJ-02 (display color) to the Urbana City Council with 
a recommendation of APPROVAL with the following conditions: 

1.  That the monument sign with LED Electronic Message Board be constructed in 
substantial conformity with the submitted plans illustrating the design and location.  

2.  That the variance for message color is approved for the proposed monument sign with 
LED Electronic Message Board located in the application site diagram at the corner of 
Philo and Windsor Roads and does not extend to any other signs located at The Pines at 
Stone Creek Commons property. 

3.  That the sign conform to the other requirements of Urbana Zoning Ordinance Section 
IX.4.D.3 that prohibits Electronic Message Board (LED) signs from being animated, 
flashing, or scrolling.  

4.   That no other freestanding shopping center signs shall be allowed for the property. 
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Attachments:  
 

Exhibit A:    Location Map  
Exhibit B:    Zoning Map  
Exhibit C:    Existing Land Use Map w/ Aerial Photo 
Exhibit D:    Future Land Use Map 
Exhibit E:    Application with sign illustrations 
Exhibit F:  March 7, 2008 City staff memo to ZBA 
Exhibit G:  Minutes from the March 12, 2008 ZBA meeting 
Exhibit H:  Approved Ordinance Nos. 2008-03-017 and 2008-03-018 
Exhibit I:  Site Photos 
 

 
c: 
 
The Atkins Group, Inc. 
Attn: Jane Solon 
2805 S. Boulder Drive 
Urbana, IL 61802 
 

 
 

 

 



EXHIBIT "A"Location Map

Prepared 3/06/09 by Community Development Services -jme
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ZBA Case: 2009-MAJ-01, and 2009-MAJ-02
Subject: A request for a Major Variance to allow an Electronic 
Message Board Sign to increase the frequency of message
 changes from once per three minutes to once every ten seconds, 
and allow the electronic display to be multi-colored.
Location: 2710 S. Philo Road
Zoning District: B-3, General Business
Petitioner: The Atkins Group
PIN: 93-21-28-201-001

Approximate
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EXHIBIT "B"Zoning Map

Prepared 3/06/09 by Community Development Services -jme
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ZBA Case: 2009-MAJ-01, and 2009-MAJ-02
Subject: A request for a Major Variance to allow an Electronic 
Message Board Sign to increase the frequency of message
 changes from once per three minutes to once every ten seconds, 
and allow the electronic display to be multi-colored.
Location: 2710 S. Philo Road
Zoning District: B-3, General Business
Petitioner: The Atkins Group
PIN: 93-21-28-201-001

Approximate
Sign 
Location
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EXHIBIT "C"
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ZBA Case: 2009-MAJ-01, and 2009-MAJ-02
Subject: A request for a Major Variance to allow an Electronic
Message Board Sign to increase the frequency of message
changes from once per three minutes to once every ten seconds,
and allow the electronic display to be multi-colored.
Location: 2710 S. Philo Road
Zoning District: B-3, General Business
Petitioner: The Atkins Group
PIN: 93-21-28-201-001
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EXHIBIT "D"Future Land Use Map
Source: Comprehensive Plan Future Land Use
Text Adapted from Maps # 13 and 14, pp. 84-85
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ZBA Case: 2009-MAJ-01, and 2009-MAJ-02
Subject: A request for a Major Variance to allow an Electronic
Message Board Sign to increase the frequency of message
changes from once per three minutes to once every ten seconds,
and allow the electronic display to be multi-colored.
Location: 2710 S. Philo Road
Zoning District: B-3, General Business
Petitioner: The Atkins Group
PIN: 93-21-28-201-001
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Exhibit I: Site Photos 
 

 
Fig. 1: Looking east along Windsor Road  
 

 
Fig. 2: Looking south along Philo Road 
 

 
Fig. 3: Looking north along Philo Road 
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