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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: Christopher Marx, Planner I 
 
DATE: December 17, 2014 
 
SUBJECT: ZBA Case 2014-C-06: A request by Kevin Modglin on the behalf of the 

Champaign Urbana Mass Transit District (CU-MTD) for a Conditional use Permit 
to allow a temporary second principal use (Motor Bus Station) on a single lot at 
1207 E. University Avenue in the IN-1 (Light Industrial/Office) Zoning District.  

 
 
Introduction  
 
This case is a request by Kevin Modglin on behalf of the Champaign Urbana Mass Transit 
District (CU-MTD) for a Conditional Use Permit to allow a temporary second principal use 
(Motor Bus Station) on a single lot at 1207 E. University Avenue in the IN-1 (Light 
Industrial/Office) Zoning District. The lot contains an existing principal use of Construction 
Yard and CU-MTD would like to store small transit vehicles and a mobile office for temporary 
functions. CU-MTD is preparing for renovation of its current facility directly nearby and the 
temporary site would allow its current operations to continue. 
 
Background 
 
The subject property is a construction yard on a 3.48 acre lot that serves as a storage area for 
Mid-Illinois Concrete, Inc., a local construction company. The company has agreed to lease 
approximately 15,000 square feet of space to CU-MTD for storage of rural transit vehicles and a 
temporary building that will serve as a dispatch center. The vehicles are part of the district’s 
administering of state and federal funds for service to rural residents unable to access the normal 
reach of transit in the Champaign County area.  If approved, the lot would be allowed to house 
the mobile office and vehicles for a period of 18 to 24 months. The temporary use of vehicle 
storage and a dispatch center would qualify as a permitted-by-right use, Motor Bus Station, in 
the IN-1, Light Industrial/Office zoning district.  Because the lot would continue to operate as a 
Construction Yard, a Conditional Use Permit would be required to operate with both uses 
pursuant to Section V-3C of the Urbana Zoning Ordinance.  
 
 
 
 
 

.

 

 



 2 

Survey of Comprehensive Plan Designation, Zoning, and Land Use 
 
Located in a transitional area of northeast Urbana, the subject property is in a corridor of 
industrial properties also zoned IN-1, Light Industrial/Office along University Avenue, a busy 
arterial and US Highway. The surrounding area contains a diverse range of zones from 
commercial and industrial to residential. Across the street, the north neighboring parcels is 
Ambucs Park zoned CRE, Conservation-Recreation-Education. The subject property is buffered 
by CU-MTD’s offices and a recycling company to the west which are zoned B-3, General 
Business and IN-1, Light Office/Commercial, respectively. Towards the east, the subject 
property is neighbored by another construction yard also zoned IN-1, Light Office/Commercial. 
Directly south is a 190 foot-wide stretch of railroad zoned IN-1, Light Office/Commercial. 
Further south, there are some residential homes, vacant industrial properties, and a nonprofit 
women’s shelter zoned B-3, General Business. 
 
 

Direction Zoning Existing Land Use Comprehensive Plan –  
Future Land Use Designation 

Subject 
Site 

IN-1, Light 
Office/Commercial 

Construction Yard Industrial 

North CRE, Conservation-
Recreation-Education 

Park Parks/Recreation 

South IN-1, Light 
Office/Commercial 

Railroad Industrial 

East IN-1, Light 
Office/Commercial 

Construction Yard Industrial 

West IN-1, Light 
Office/Commercial 

Recycling Company  Industrial 

 
 
Comprehensive Plan 
 
The 2005 Urbana Comprehensive Plan indicates the future land use for the surrounding area as 
“Heavy Industrial”.  The plan defines this land use as follows: 
 
 Heavy Industrial 

 
Heavy Industrial areas contain intensive land uses with a strong dependence on transportation 
facilities such as major roadways, rail or air. Typically require significant amounts of land 
and can often create conditions that are generally incompatible with residential uses. Heavy 
manufacturing, truck terminals, construction equipment and material storage are common 
uses in Heavy Industrial areas. 
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Discussion 
 
The applicant has submitted a proposal to allow a second principal use to allow the Champaign 
Urbana Mass Transit District (CU-MTD) to operate and store rural transit vehicles on his 
company’s site. The site currently serves as a construction yard for Mid-Illinois Concrete, Inc. 
and is used for storage of materials and equipment. Under the application, the company would 
continue to use the lot as a construction yard while CU-MTD would operate a dispatch center for 
rural transit vehicles. The 15,000 square foot portion on the Northeast corner of the lot would 
house incoming and departing vans used for transit in the more rural parts of Champaign County. 
According to CU-MTD, the lot will store 22 rural transit vans that are dispatched on a demand-
driven system. Their hours of operation would be slightly longer than traditional business hours, 
beginning early in the morning and concluding in the late evening. A few vehicles would be 
operating in the late evening hours during the weekend.  A temporary mobile office would serve 
as the office space for the dispatch center with connections for water, sanitary sewers, and 
electricity. The application seeks a time period of 18 to 24 months as the mobile office and van 
storage would be temporary while the permanent facilities are improved on CU-MTD’s nearby 
property. 
 
According to Table V-1: "Table of Uses" of the Urbana Zoning Ordinance, a "Motor Bus 
Station" is a permitted-by-right use and a “Construction Yard” is conditionally permitted use in 
the IN-1, Light Office/Commercial Zoning District.  The Zoning Ordinance defines Construction 
Yard as follows:  
 

Construction Yard: A construction yard is an area for the storage of building material 
and equipment which is required to be enclosed by other sections of this ordinance. 
Temporary or on-site construction storage or staging area shall not be considered a 
construction yard. 

 
According to Section V-3.C of the Urbana Zoning Ordinance, any additional principal use 
building requires a Conditional Use Permit. A Conditional Use Permit is being sought because of 
the lot’s continued use as a Construction Yard, while a temporary Motor Bus Station is 
established.  
 
Currently, the proposed portion of the lot is mostly open space used for parking trailers. The 
temporary mobile office with tie-down anchors has already been installed at the site. 
 
Staff has received one comment of concern from a resident to the south of the parcel. This 
resident expressed concerns over existing conditions of both the nearby CU-MTD headquarters 
area and subject property. The concerns included light pollution, disruptive noise, and reports of 
CU-MTD employee parking in residential neighborhoods. He was concerned about additional 
activity potentially affecting the current problems he observed.  Having referred these concerns 
to the CU-MTD, City Staff do not anticipate the use generating any impact on residents south of 
the railroad tracks. .  
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Development Regulations and Parking 
 
The building plans for the lot were reviewed by the Building Safety Division. The proposed 
mobile office would be connected with the required electrical, water, and sewer connections and 
be set back appropriately 15 feet from the property line. There are no specifications for the 
temporary parking or storage of vehicles, due to the difficulty of striping on a gravel surface. The 
existing gravel surface required been approved by the City Engineer. 
 
Requirements for a Conditional Use Permit 
 
According to Section VII-2 of the Urbana Zoning Ordinance, an application for a Conditional 
Use Permit shall demonstrate the following requirements shown in italics.  City Staff analysis 
follows each criteria. 
 

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

 
The proposed use is conducive to the public convenience at this location. It is located directly 
near CU-MTD’s current operations and is located along a main arterial of University Avenue. 
The lot also provides quick access to Interstate 74 and the County Highway system for the rural 
transit purpose of the use. A mobile office and vehicle storage would also be consistent with the 
existing principal use and industrial nature of neighboring lots. 
 

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 will not be detrimental to the district in which it is located or injurious to the 
public welfare. The dispatching of transit vehicles does not differ greatly from the traditional 
traffic associated with a construction yard. A mobile office is consistent with other types of 
buildings found on the property. The additional volume of traffic might range from 10 to 13 
vehicles dispatched at any time with usually only one departure and arrival per vehicle per day, 
according to CU-MTD. The addition of 22 vehicles would not greatly stress the capacity of the 
site. 
 
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-3. 

 

The proposed use is potentially consistent with the general purpose and intent of the IN-1, Light 
Office/Commercial Zoning District.  The Zoning Ordinances Sec. IV-2. J states: 
 

“The IN-1, Light Industrial/Office District is intended to provide land for employment 
centers related to research and development, engineering and testing, office uses, 
warehousing, and limited manufacturing and industrial activities that will not have an 
adverse effect upon the district in which it is located. In addition, some low intensity 
commercial uses may be permitted in this district to provide convenient goods and services 
for employees and patrons in the zoning district. Higher intensity commercial uses are 
generally prohibited. Low intensity industrial uses are permitted by right or as a special use, 
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depending on the attributes of the proposed land use.” 
 
The proposed mobile office would meet the setback requirements and not exceed the maximum 
floor area ratio for the site as required by Table VI-3 of the Zoning Ordinance.  The proposed use 
is compatible with the industrial uses on adjacent properties. The increased traffic volume would 
not alter the character of the district as it is already located along a busy arterial with adjacent 
being used in a similar regard for light industrial purposes. This use should not create any new 
disturbances to the neighborhood. 
 
Consideration 
 

According to Section XII-2, the Zoning Board of Appeals shall determine whether the reasons 
set forth in the application, and the evidence adduced during the public hearing, justify the 
granting of the conditional use permit, and whether the proposed use will be in harmony with the 
general purpose and intent of the Zoning Ordinance, and will not be unreasonably injurious or 
detrimental to the district in which it shall be located, or otherwise injurious or detrimental to the 
public welfare. 
 
In addition, the Zoning Board of Appeals may also impose such additional conditions and 
requirements on the operation of the proposed use as are appropriate or necessary for the public 
health, safety, and welfare, and to carry out the purposes of the Zoning Ordinance, including but 
not limited to the following: 
 

1. Regulate the location, extent, and intensity of such use; 
2. Require the screening of such use by means of fences walls or vegetation; 
3. Stipulate a required minimum lot size; 
4. Regulate vehicular access and volume; 
5. Require conformance to health, safety, and sanitation requirements as necessary; 
6. Increase the required yards; 
7. Any other conditions deemed necessary to affect the purposes of this Ordinance. 

  
Summary of Findings 

 
1. Kevin Modglin has applied for a Conditional Use Permit for a second principal use at 1207 

E. University Avenue. 
 
2. The subject property at 1207 E. University Avenue is zoned IN-1, Light Office/Commercial.   

 
3. The Urbana Zoning Ordinance allows “Construction Yard” and “Motor Bus Station” as 

conditional and permitted uses in the IN-1 Zoning District, respectively. 
 

4. The proposed second principal use would allow the Champaign-Urbana Metropolitan Transit 
District (CU-MTD) to store rural transit vehicles while using a mobile office to serve as a 
dispatch center. The proposed use is characterized as a “Motor Bus Station” under Table V-I 
of the Zoning Ordinance. 

 
5. The petitioner is currently operating a Construction Yard at the subject property.  
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6. The secondary use is temporary and the petitioner requests a time period of 24 months on the 
application. 

 
7. The proposed use is conducive to the public convenience at this location due to its 

congruency with the current uses of the property and nearby properties. 
 
8. The proposed use does not pose a detriment to the zoning district in which it is proposed to 

be located due to the similarly zoned properties in the area. 
 
9. The proposed use conforms to all of the applicable regulations of the zoning district in which 

it is located.  
 

10. The proposed use would preserve the essential character of the zoning district in which it is 
located, if operated properly. Allowing the mobile office and vehicle storage will not greatly 
increase the intensity of the use and impact on the neighborhood. 

 
Options 
 
The Zoning Board of Appeals has the following options in Case No. ZBA-2014-C-06: 
 

1. Grant the conditional use as submitted; or   
 

2. Deny the conditional use as submitted; or 
 

3. Grant the conditional use along with any additional conditions and requirements as are 
appropriate or necessary for the public health, safety, and welfare, and to carry out the 
purposes of the Zoning Ordinance. 

 
 
Staff 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 
Zoning Board of Appeals APPROVE the proposed conditional use in case ZBA-2014-C-06, 
subject to the following conditions: 

1. The Conditional Use Permit shall expire after 24 months.  

2. The temporary mobile office is installed with all the appropriate electrical, sanitary, 
water connections, and property line setbacks as indicated in the application.  

3. The use must conform to all applicable building codes and obtain a Certificate of 
Occupancy from the Building Safety Division. 

4. The permit shall conform to site plan as shown in the application. 
 
Attachments:  Exhibit A: Location and Existing Land Use Map 
   Exhibit B: Existing Zoning Map 
   Exhibit C: Future Land Use Map 
   Exhibit D: Application for Conditional Use Permit  



 7 

   Exhibit E: Site Photos  
 
cc: Kevin Modglin  
 CU-MTD 
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Case:        ZBA-2014-C-06
Subject:    Application for CUP to allow 2nd Principle Use 
Location:  1207 E. University Avenue
Petitioner: Kevin Modglin

Subject Property

Exhibit A: Location and Existing Land Use Map
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Case:        ZBA-2014-C-06
Subject:    Application for CUP to allow 2nd Principle Use 
Location:  1207 E. University Avenue
Petitioner: Kevin Modglin

Exhibit B:  Current Zoning Map

Zoning Districts
Subject Property

B3 B2
R3 R4

IN-1 IN-2
CRE

Prepared 12/10/2014 by Community Development Services - cdm



Case:        ZBA-2014-C-02
Subject:    Application for CUP to allow Bed and Breakfast 
Location:  2402 Provine Cir
Petitioner: Andrea and Bernard Coffer

EXHIBIT C: FUTURE LAND USE MAP

Prepared03/03/2014 by Community Development Services - jme

Subject Property

Park

Residential
Community Business
Light Industrial/Office ¯





















Exhibit E: Site PPhotos 
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