DEPARTMENT OF COMMUNITY DEVELOPMENT SERVICES

Planning Division

UII{]%ANOK memorandum
TO: The Urbana Zoning Board of Appeals
FROM: Christopher Marx
DATE: November 19, 2014
SUBJECT: ZBA 2014-MAJ-06: Request for a Major Variance by Bendsen Signs to

allow a sign that is 11 feet high, and set back 8 feet from the right-of-way
at 505 North McCullough Street in the MIC, Medical Institution Campus
zoning district.

Introduction & Background

Bendsen Signs & Graphics, Inc. has filed a request on behalf of Carle Foundation Hospital to add
a freestanding-monument sign at the intersection of McCullough Street and University Avenue at
the address of 505 N. McCullough Street. The subject property serves as a parking lot for the
adjacent medical facility. The proposed sign would provide identification for hospital patrons on
a busy street and is part of a series of proposed signage designed to update and improve
wayfinding on the Carle campus. The sign would be 11 feet in height and set back eight feet
from the property line. The subject property is located in the MIC, Medical Institutional Campus
zoning district. Per Table 1X-1 of the Urbana Zoning Ordinance, freestanding-monument signs in
the MIC district may be up to eight feet tall if set back eight to 15 feet from the front property
line, and up to 16 feet tall if set back at least 15 feet from the property line. The height of the
proposed sign would be 37.5 percent taller than the ordinance allowance.

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

The site is located along University Avenue, a main East-West arterial through the center of the
City. The high-volume intersection of McCullough Street and University Avenue represents the
southeast gateway to the Carle Foundation Hospital campus. A single zoning lot makes up the
address and rectangular site which is a 1.53 acre parking lot supporting several of the
surrounding buildings of the campus. The surrounding land uses are consistent with the
boundaries of a commercial and medical institutional zoning district. The nearest southern and
eastern parcels are a gas station and fast food restaurant, respectively. The neighboring parcels to
the north and west are buildings or properties used for the medical campus.
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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 :v“tct I:{Iedlfil; Parking Lot Community Business
Property nstitutional Campus
North MIC, Medical Private Driveway, Parking, | Medical Institutional
Institutional Campus Medical Facility Building | Campus
South B-3, General Business Service Station Community Business
East B-3, General Business Fast Food Restaurant Community Business
MIC, Medical Main Hospital Building Medical Institutional
West -
Institutional Campus Campus
Discussion

The applicant wishes to install a freestanding monument sign to provide identification and
direction for the various destinations on the medical campus at the corner of the parking lot at
505 N. McCullough Street. The sign would be in compliance with every specification of the
zoning except for a three foot increase beyond the allowable height. According to City policy,
signs in the MIC district are allowed to obtain a maximum height of eight feet if located within
eight to 15 feet from a public right-of-way.

The applicant wishes to exceed the maximum height of the proposed sign by three feet which
will be located near the intersection of University Avenue and McCullough Street at the corner
of the parcel on 505 McCullough Street. According to the applicant, the sign will provide
important direction for oncoming traffic to better reach the portions of the medical campus. The
applicant states that the exceeding height is necessary to display all of the pertinent directional
information. The placement closer than 15 feet from the property line is necessary to provide
visibility at a high-volume intersection.

The main component to this variance is height. The height of the sign would be nonconforming,
as freestanding-monument signs in the MIC district can be up to eight feet tall if located eight to
15 feet from the property line, or 16 feet tall if located farther than 15 feet. The proposed sign, as
seen in Exhibit E, would require a 37.5% variance for the height. The sign would not exist in the
approach or departure visibility triangles for the intersection.

According to the petitioner, constructing a new sign in full conformance with zoning regulations
would not be practical on this site due to the location of parking and the amount of directional
information needed for display. The Zoning Ordinance allows for signs to be within eight feet of
the property line if they are less than eight feet tall. However, an eight-foot sign would not be
able to display all directional information. Locating the sign further from the property line where




a greater height is permissible would decrease visibility for drivers trying to locate portions of
the campus such as the emergency room.

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 the entry-way placement of the lot along a major thoroughfare for
a medical institution that spans several blocks. The need to provide directional information for
the multiple destinations of the institution necessitates the placement of a sign on the outmost
parcel closest to the street. The volume of traffic at the nearby intersection necessitates the
placement of the sign eight feet from the right-of-way. Meeting the requirements of the Zoning
Ordinance would result in a sign with poor visibility that does not display all the necessary
directional information.

Considering the importance of safe traffic flow at a high-volume intersection, allowing the
hospital to exceed the height limitation by three feet would satisfy that condition. The
components of the variance that allow for increased height are supported by these criteria.

3. The variance requested was not the result of a situation or condition having been
knowingly or deliberately created by the Petitioner.

The volume of the intersection, requiring the closer sign placement, is beyond the control of the
hospital. The multiple destinations requiring a sign providing directions is a result of the
comprehensive range of services offered on the medical campus.

4, The variance will not alter the essential character of the neighborhood.
The character of the neighborhood is commercial and institutional, with several other businesses

that have freestanding signs of similar height. The proposed sign would provide necessary
information without changing any character of the surrounding neighborhood.



5.

The variance will not cause a nuisance to the adjacent property.

The variance should not cause a nuisance to adjacent properties. The proposed sign would be
similar in height to freestanding signs on adjacent properties such as the gas station and hotel
across the street.

6.

The variance represents generally the minimum deviation from requirements of the
Zoning Ordinance necessary to accommodate the request.

The petitioner is requesting a height variance to provide all the necessary information for
identification, safe traffic flow, and proper visibility. All other aspects of the sign are without
the need of a variance request.

Summary of Staff Findings

1.

Bendsen Signs and Graphics, Inc. is applying on behalf of Carle Foundation Hospital to
install a freestanding monument sign 505 North McCullough Street that is 3 feet taller
than allowed.

The proposed sign would be 11 feet tall, set back eight feet from the property line, and be
composed of an area of 63.58 square feet.

The site is located in West Central Urbana and is zoned MIC-Medical Institution
Campus.

The Urbana Comprehensive Plan identifies the area as Medical Institutional Campus and
Community Business.

The proposed variance is desired due to special circumstances of limited availability for
sign placement on an entryway parcel of a medical campus. The sign would provide
important information for identification and traffic flow.

The proposed variance will not alter the character of the neighborhood, nor cause a
nuisance to adjacent properties.

The proposed variance regarding sign height is the only deviation from Zoning Ordinance
requirements to install a freestanding monument sign.

Options

The Zoning Board of Appeals has the following options in this case:

a.

The Urbana Zoning Board of Appeals may forward the case to City Council with a
recommendation to approve the variance as requested based on the findings outlined in
this memo; or



b. The Urbana Zoning Board of Appeals may forward the case to City Council with a
recommendation to 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.

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 forward ZBA-2014-MAJ-06 to City Council with a
RECOMMENDATION FOR APPROVAL for the major variance to allow a sign that is 11
feet tall and set back eight feet from the property line.

Attachments: Exhibit A: Location & Aerial Map
Exhibit B: Zoning Map
Exhibit C: Future Land Use Map
Exhibit D: Site Photos
Exhibit E: Petition for Variance with Site Plan and Sign Rendering

cc: Jason Tompkins, Bendsen Signs & Graphics, Inc.



Exhibit A: Location and |
Existing Land Use Map | swectProveny

]

Case: 2014-ZBA-MAJ-06

Subject: Application for Major Variance to Install Freestanding Monument Sign
That Will Encroach 3 Feet Beyond Allowance.

Location: 505 N. McCullough Avenue

Petitioner: Bendsen Signs and Graphics, Inc.

Prepared 11/13/2014 by Community Development Services Department




Exhibit B: Existing Zoning Map
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Case: 2014-ZBA-MAJ-06 I:I IN-1, Light Industrial/Office
Subject: Application For Major Variance to Install Freestanding I &-3, General Business
Monument Sign 3 Feet Above Allowance [ ] cRE - Conservation Recreation Education
Location: 505 N. McCullough Avenue I MiC - Medical Institutional Campus
Petitioner: Bendsen Signs and Graphics, Inc. [ ] R4 - Medium Density Multiple Family Residential

R5 - Medium High Density Multiple Family Residential

Prepared by Community Services Department 11/13/2014



Exhibit C: Future Land Use Map

Case: 2014-ZBA-MAJ-06
Subject: Application for Major Variance to

Install Freestanding Monument Sign 3 Feet Over Allowance
Location: 505 North McCullough Avenue

Petitione : Bendsen Signs and Graphics, Inc.
Prepared 11/13/2014 by Community Development Services Department




Close Up of Proposed Sign Location



View From Southern Side of University Avenue




Neighboring Parcels on Across University Avenue








































Lot 11 of S. H. Busey’s Third Addition, as recorded in Deed Record Book 35 at page 128 in the Office of
the Recorder of Deeds, Champaign County, lllinois and the south half of the public alley vacated by City
of Urbana Ordinance Number 2007-09-095, recorded as Document Number 2008R07554 in the Office of

the Recorder of Deeds, Champaign County, lllinois;
except;

The westerly 45 feet thereof.

and further excepting;

That portion of said Lot 11 dedicated to the People of the State of lllinois in a dedication recorded as
Document Number 1997R14484 in the Office of the Recorder of Deeds, Champaign County, lllinois.
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