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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:  Rebecca Bird, Planner I 
 
DATE:  August 12, 2010 
 
SUBJECT: ZBA 2010-MAJ-03: Request for a Major Variance by Clark-Lindsey 

Village to install a monument sign at the Race Street entrance of Clark-
Lindsey Village, 101 W. Windsor Road in the R-3, Single and Two-
Family Residential zoning district. 
 

Introduction & Background 
 
Clark-Lindsey Village, Inc. has filed a request to allow the installation of a monument sign on 
their property at the corner of Windsor Road and Race Street. Clark-Lindsey Village is a 
retirement community with on-site healthcare facilities located on a 27.58-acre lot. They are 
requesting a new sign in order to better identify a new healthcare facility, the Renewal Therapy 
Center, as there is currently no sign to identify the facility from the street. The proposed sign 
would be 15 feet in area (5 feet wide by 3 feet tall) on a monument structure that is 4 feet wide 
and one foot tall. The main entrance to the healthcare facilities are on Windsor Road, but the 
main entrance for the Renewal Therapy Center is on Race Street. The subject property is located 
in the R-3, Single and Two-Family Residential zoning district. Per Section IX-4.B of the Urbana 
Zoning Ordinance, institutions located in residential zoning districts are allowed one wall or 
monument sign per street frontage, with a combined area of no more than 25 square feet. Clark-
Lindsey Village currently has two signs on their property, which has two street frontages. The 
area of the existing signs totals 59.8 square feet. The requested variance is to allow a new 15-
square foot monument sign which would increase the total area for all signs on the property up to 
74.8 square feet.  
 
Pursuant to Section XI-3.C.2(d)(1) of the Urbana Zoning Ordinance, in order for a major 
variance to be approved, the Zoning Board of Appeals must recommend approval by a two-thirds 
majority and forward to City Council for final review and approval.  
 
 
Description of the Site 
 
Clark-Lindsey Village is located on the southeast corner of the intersection of Race Street and 
Windsor Road, on a 27.58-acre parcel. The site contains the Meadowbrook Health Center (a 
nursing home), an apartment complex for retired people with an attached social center that 



 

 2

houses a dining hall, exercise room, billiards room, store, and beauty shop, various outdoor 
recreation facilities, several garages and parking lots for the apartment complex, and additional 
parking lots for the health center. The site contains extensive gardens. The Renewal Therapy 
Center will be located in the south wing of the health center. (See Exhibit D for site map.) The 
surrounding area contains a mix of uses including a park, single-family residences, a church, a 
farm field, and a tract of forested land owned by the University of Illinois. 
 
Zoning and Land Use Table  
 
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-3, Single and Two-
Family Residential 

Retirement Nursing Home Multi-Family Residential 

 
North R-2, Single-Family 

Residential  
          And 
R-3, Single and Two-
Family  

Single-Family Residences  
 
                  And 
Church  

 
Residential – Suburban 
Pattern 

South CRE, Conservation, 
Recreation, Education 

Park Park 

 
East CRE, Conservation, 

Recreation, Education 
Park Park 

 
West Ag-2, Agriculture 

(Champaign County 
Zoning Designation) 

University of Illinois 
Forest Tract 

Institutional  
(City Future Land Use 
Designation) 

 
 
 
Discussion 
 
Section IX-4.B of the Urbana Zoning Ordinance permits institutions located in residential zoning 
districts one wall or monument sign per street frontage, with a combined area for all signs of no 
more than 25 square feet. Clark-Lindsey Village currently has two signs on their property, which 
has two street frontages. There is a gateway wall sign located on Windsor Road, near the 
Windsor Road entrance to the site. The second sign is a monument sign located on the northwest 
corner of the property, at the intersection of Race Street and Windsor Road. Both signs received 
major variances in 2004 to increase the height of the sign letters from the then-allowed 6 inches 
to 12 inches (Ordinance Nos. 2004-09-118 and 2004-09-120). The area of the existing signs 
totals 59.8 square feet. Exhibit E shows photos of the existing signs on the site. 
 
The requested variance is to allow a new 15-square foot monument sign on Race Street, at the 
entrance to the Renewal Therapy Center. The Renewal Therapy Center will be located in the 
south wing of the health center, with its main entrance off of Race Street. The site has two 
entrances on Race Street that are currently used to access residents’ garages and parking spaces. 
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Currently, there are no signs on the site along the Race Street frontage. The proposed sign will 
help motorists finding parking for the Renewal Therapy Center. The proposed sign would 
increase the total area for all signs on the property up to 74.8 square feet, 299% greater than the 
allowed 25 square feet. 
 
The Urbana Zoning Ordinance sign regulations largely focus on signs for businesses in 
commercial and industrial districts. Larger signs are allowed in those districts in order to identify 
various enterprises, mostly located along commercial corridors. Institutions such as nursing 
homes, churches, and schools must comply with the regulations for the district in which they are 
located. However, sign allowances are not listed for institutions in residential districts.  Instead, 
institutional signs in residential districts are allowed under Section IX-4 of the Urbana Zoning 
Ordinance. This section allows for either one monument or one wall sign per street frontage, 
with the combined area for all signs not to exceed 25 square feet. The site currently has one wall 
sign and one monument sign with a combined area of 59.8 square feet.  A major variance is 
needed to allow the proposed sign, which would increase the total area for all signs on the 
property up to 74.8 square feet in area and the total number of signs to three on a lot with two 
frontages.  
 
Removing the existing monument sign on the corner of the property would allow for installation 
of the proposed sign without a variance, but this is not a feasible alternative.  The current 
monument sign is the only sign that identifies the retirement community complex as a whole 
from the intersection of Race Street and Windsor Avenue. The new sign is needed to identify a 
specific building on the site, the Renewal Therapy Center, accessed from Race Street and to 
allow for appropriate wayfinding for visitors.   
 
 
Variance Criteria  
 
Section XI-3 of the Urbana Zoning Ordinance requires the Zoning Board of Appeals to make 
findings based on variance criteria.  The following is a review of the criteria as they pertain to 
this case and the criteria outlined in the ordinance: 
 
1. Are there special circumstances or special practical difficulties with reference to the 

parcel concerned, in carrying out the strict application of the ordinance? 
 
2. The proposed variance will not serve as a special privilege because the variance 

requested is necessary due to special circumstances relating to the land or structure 
involved or to be used for occupancy thereof which is not generally applicable to other 
lands or structures in the same district. 

 
The special circumstances are that the sign regulations do not account for larger institutional 
properties in residential zoning districts. The Zoning Ordinance allowances for institutional signs 
in residential districts are geared toward a single building on a small lot on a neighborhood street 
rather than a multi-acre complex on a major collector street. Clark-Lindsey Village is located on 
a 27.58-acre parcel at the intersection of Windsor Road, a Minor Arterial, and Race Street, a 
Major Collector. The site has two street frontages, but may only have up to 25 square feet of 
signage. Most institutions in residential districts are on smaller properties, which allows for more 
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sign area per linear foot of street frontage.  In this case the signage allotment is not sufficient to 
properly identify the retirement community complex.  
 
Over the last ten years there have been six major variances approved to increase the area of signs 
for institutions on large properties in residential zoning districts: 
 

• Grace United Methodist Church,  2003 (36 square feet) 
• Philo Road Church of Christ, 2000 (42 square feet) 
• Clark-Lindsey Village, 2004 (to allow a 100% increase in size of lettering on two 

separate signs, each over 30 square feet in area) 
• Vineyard Church, 2007 (56.6 square feet) 
• St. Patrick’s Church, 2010 (27.6 square feet) 

 
This pattern of variance requests suggests that a text amendment might be warranted. 
   
3. The variance requested was not the result of a situation or condition having been 

knowingly or deliberately created by the Petitioner. 
 
The variance is not due to a situation created by the petitioner.  The retirement community has 
been located on the property since 1975.  The existing signage is not sufficient to direct visitors 
to the new health clinic on Race Street.  
 
4. The variance will not alter the essential character of the neighborhood. 
 
The variance will not alter the character of the neighborhood. The proposed sign will be in a 
landscaped bed, under a mature tree. It will be located in the middle of the property along Race 
Street. On the other side of Race is a forestry tract owned by the University of Illinois. The area 
of the proposed sign will not be excessively large. 
 
5. The variance will not cause a nuisance to the adjacent property. 
 
The variance should not cause a nuisance to adjacent properties. There will be no increase in 
intensity of use on the property. The proposed sign will only be visible from the forestry tract 
across Race Street.   
 
6. The variance represents generally the minimum deviation from requirements of the 

Zoning Ordinance necessary to accommodate the request. 
 
The petitioner is requesting the level of variance necessary to install a sign that would be 
readable by traffic on Race Street to direct visitors to the new health clinic located off Race 
Street in the retirement community complex. 
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Summary of Staff Findings 
 

1. Clark-Lindsey Village, Inc. is requesting a variance to install a monument sign along 
Race Street to identify the entrance to the Renewal Therapy Center which would increase 
the site’s combined sign area to 74.8 square feet. 
 

2. The proposed sign would be 15 feet in area (5 feet wide by 3 feet tall) on a monument 
structure that is 4 feet wide and one foot tall. 

 
3. The site is located in south Urbana and is zoned R-3, Single and Two-Family Residential. 
 
4. The Urbana Comprehensive Plan identifies the area as Multi-Family Residential. 

 
5. The retirement community’s current signage is not sufficient for drivers on Race Street.  

 
6. The proposed variance is desired due to special circumstances of a large site that is only 

allowed a total of 25 square feet of signage. 
 
7. The proposed variance is not due to a situation created by the petitioner. 
 
8. The proposed variance will not alter the character of the neighborhood, nor cause a 

nuisance to adjacent properties. 
 
9. The proposed variance represents the minimum possible derivation from Zoning 

Ordinance requirements to install a sign that is visible from the Race Street. 
 
 
Options  
 
The Zoning Board of Appeals has the following options in this case: 
 

a. The Urbana Zoning Board of Appeals may approve the variance as requested based on 
the findings outlined in this memo; or 

 
b. The Urbana Zoning Board of Appeals may approve the variance along with certain terms 

and conditions.  If the Urbana Zoning Board of Appeals elects to recommend conditions 
or recommend approval of the variances on findings other than those articulated herein, 
they should articulate findings accordingly; or 

 
c. The Zoning Board of Appeals may deny the variance request.  If the Zoning Board of 

Appeals elects to do so, the Board should articulate findings supporting its denial. 
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Staff Recommendation 
  
Based on the analysis and findings 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 Zoning Board of Appeals APPROVE Case ZBA-2010-MAJ-03, subject to the following 
condition: 
 

1. That the sign area, height and monument size do not exceed the dimensions shown in 
the sign plan submitted with the application. 
 

2. That the sign is located on the property as shown in the site plan submitted with the 
application. 

 
 
 
Attachments:  Exhibit A: Location & Aerial Map 
   Exhibit B: Zoning Map 
   Exhibit C: Future Land Use Map 
   Exhibit D:  Site Map 
   Exhibit E: Site Photos    
   Exhibit F: Petition for Variance with Site Plan and Sign Plan 
     
cc:  Clark-Lindsey Village, dreardanz@clark-lindsey.com  
  CLV, landscape architect, bjohns@clark-lindsey.com  
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EXHIBIT A: Location Map & Aerial
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EXHIBIT B: Zoning Map
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EXHIBIT C: Future Land Use Map
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EXHIBIT D: SiteMap

200 0 200 400 600100
Feet

Meadow
Brook 
Park

Apartment Complex
for Retired Persons

Social Center for Apartment Complex
  dining hall, exercise facilities, billiards room
  store, beauty shop, etc.

Meadowbrook Health Center
  assisted living units
  skilled care units
  Renewal Therapy Center

Garages

Garages

Renewal Therapy Center



 
Figure 1: View of existing gateway wall sign on Windsor Road.  
 

 
Figure 2: View of existing monument sign at intersection of Windsor Road and Race Street.  

Exhibit E: Site Photos



 
Figure 3: View of location of new sign on Race Street, to the left of the tree. 
 
 

Exhibit E: Site Photos



Exhibit F: Petition
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