DEPARTMENT OF COMMUNITY DEVELOPMENT SERVICES

Planming Division

memorandum

TO: Mayor Laure]l Lunt Prussing
FROM: Elizabeth H. Tyler, FAICP

DATE: March 3, 2016

SUBJECT: Plan Case 2268-M-16: A request by the Urbana Zoning Administrator to rezone
305 and 307 East Elm Street, 205 South Urbana Avenue, and 306 and 308 East
Green Street from R-5, Medium High Density Multiple-Family Residential
Zoning District and R-6, High Density Multiple-Family Residential Zoning
District to B-4, Central Business Zoning District

Introduction and Background

The Zoning Administrator has submitted an application for an amendment to the zoning map for
five properties as follows:

‘e To rezone 305 East Elm Street, and 306 and 308 East Green Street from R-5, Medium
High Density Multiple-Family Residential Zoning District to B-4, Central Business
Zoning District; and

e To rezone 307 East Elm Street and 205 South Urbana Avenue from R-6, High Density
Multiple-Family Residential Zoning District to B-4, Central Business Zoning District.

These five properties are owned by the City of Urbana and are currently vacant. The subject
properties comprise the eastern half of a complete city block proposed for redevelopment. The
entire block was assembled by the City between 1990 and 2011, and has since been marketed for
infill redevelopment by the City of Urbana. The combined lot area of the parcels proposed for
rezoning is 0.83 acres in area, while the entire redevelopment area 1s 1.7 acres in area. The five
subject properties, purchased by the City in 2010, previously contained eight single-family
homes which have since been demolished. The remainder of the block (west of the alley) is
already zoned B-4, Central Business, and contains a City parking lot on the southern portion
(purchased by the City in 1990) and the former Urbana Tire building on the northern portion
(purchased in 2011). '

The City of Urbana first issued a Request for Proposais (RFP) i 2011 seeking proposals for
public-private partnerships to redevelop the full block with an urban style mixed-use
development. That call resulted in the City accepting a proposal from Olsen & Associates for a
six-story mixed-use building on the site with below-grade parking. When that proposal did not

.....

come to Iruition, the City initiated a second RFP in 2014 with the assistance of commercial
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broker CBRE. The second RFP was issued in 2015 and resulted in the City accepting a proposal
from TWG Development, LLC, of Indianapolis. The proposed development is still in the
planning stage and 1s anticipated to consist of a four-story building with ground-floor retail,
upper story apartments, and below-grade parking. The current zoning of the parcels on the east
side of the redevelopment site would not allow for the full-block redevelopment to proceed and
are not consistent with the Future Land Use in the Comprehensive Plan. The proposed rezoning
would remedy the split zoning of the redevelopment site and allow for the TWG project to
proceed.

Pursuant to the Urbana Zoning Ordinance, City Council may either approve or deny the
proposed rezoning request. At their February 18, 2016 meeting, the Urbana Plan Commission
voted eight ayes to zero nays to recommend that City Council approve the proposed rezoning.
The Commission asked staff to clarity what would happen with the property should the rezomng
be approved and the development agreement subsequently fall through. Staff indicated that the
development agreement could be structured such that ownership of the property would revert to
the City should the developer fail to complete the project as specified in the agreement. Plan
Commission also provided comments that were not directly related to the proposed rezoning,
stating that this was their only chance to weigh in on the proposed redevelopment. Members
stated their preference to see more commercial space in the proposed infill development, use of
high-quality materials on the interior and exterior of the building, and to include improvements
to Urbana Avenue as part of a future TIF district.

Adjacent Land Uses, Zoning, and Comprehensive Plan Designations

The City-owned redevelopment arca consists of the entire 200 block of South Vine Street,

rezoned are on the eastern half of this block. These properties are currently zoned R-5 and R-6, -

and are proposed to be rezoned to B-4 as part of this application. The western half is currently
zoned B-4, Central Business, and contains a City parking lot and a vacant building.

The properties surrounding the subject site are all zoned for medium-high to high density
residential uses or for central business. To the north of the redevelopment area is an oil-change
service station (zoned B-4, Central Business), two vacant lots (zoned R-5 and R-6, Multiple
Family Residential), and a vacant single family house (zoned R-5). To the east are two single
family houses, a vacant lot, and a parking lot for an adjacent apartment building, all zoned R-5.
To the south are parking lots for the City Building, zoned R-5. The following table summarizes
the zoning, existing land uses, and future land use designations from thé Comprehensive Plan for
the parcels that make up the proposed development and surrounding properties. Exhibits A, B
and C illustrate these for the larger surrounding area.



Location Zoning Existing Land Use Comprehensive Plan
Future Land Use
Site R-5, R-6, Medium- Vacant Central Business
High and High
Density Multiple
Family Residential _
North R-5, Medium-High Vacant Single Family | Central Business
' Density Multiple Home; Vacant Lot
Family Residential
South R-5, Medium-High City Parking Lots Institutional
Density Multiple ,
Family Residential
East R-5, Medium-High Single Family Homes, | Residential — Urban
Density Multiple Vacant Lot, Pattern
Family Residential Apartment Parking
Lot
West B-4, Central Business | City Parking Lot, Central Business
Vacant

Comprehensive Plan

The 2005 Urbana Comprehensive Plan identifies the future land use for the site as “Central
Business,” supporting the current request to rezone the properties to the B-4, Central Business
District designation. The Comprehensive Plan defines “Central Business™ as follows:

The Central Business land use designation is exemplified by Downtown Urbana but also
includes other mixed-use areas. Contains a dense, highly intensive land use pattern focusing on
an urban stvle of development and architecture. Pedestrian, bicycle and transit access are
emphasized to ensure areas are walkable. Contains a mix of land uses ranging from
commercial, high-density residential, office, and well as institutional. Mixed-use developments
offer residential uses above first floor commercial and office space.

The following Comprehensive Plan Goals and Objectives also pertain to the rezoning:

Goal 2.0 New development in an established neighborhood will be compatible with the
overall urban design and fabric of that neighborhood.
Objectives

2.4  Promote development that residents and visitors recognize as being of high
quality and aesthetically pleasing.

Goal 4.0 Promote a balanced and compatible mix of land uses that will help create
long-term, viable neighborhoods.
Objectives

4.1 Encourage a variety of land uses to meet the needs of a diverse community.
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42 Promote the design of new neighborhoods that are convenient to transit and
reduce the need to travel long distances to fulfill basic needs.

43  Encourage development pattems that offer the efficiencies of density and a mix of
uses.

Goal 18.0 Promote infill development.
Objectives
18.1 Promote the redevelopment of underutilized property using techniques such as tax
increment financing, redevelopment loans/grants, enterprise zone benefits,
marketing strategies, zoning incentives, etc.

Goal 22.0 Increase the vitality of downtown Urbana as identified in the Downtown
Strategic Plan and Annual Action Plan.
Objectives
22.1  Promote the creation of housing in downtown Urbana.

224 Encourage public/private partnerships to foster new development in the
downtown area.

22.5 Use tax increment financing to promote new development and redevelopment
opportunities, mini-parks and plazas.

22.6  Continue to improve the public infrastructure of parking lots and streetscapes.

Goal 25.0 Create additional commercial areas to strengthen the city’s tax base and service
base.
Objectives
25.1 Provide a sufficient amount of land designated for various types of community
and regional commercial uses to serve the needs of the community.

25.2  Promote new commercial areas that are convenient to existing and future
neighborhoods.

The proposed rezoning would contribute toward several of these goals. It would allow for the
City to enter into a public-private partnership to redevelop an infill site in Urbana’s Downtown
with a mixed-use project. This redevelopment would improve utilities, streetscape and pedestrian
access to the site, and would bring as many as 300 new residents to the Downtown area. It would
also provide for additional retail use along Vine Street, helping to add to the vitality of this
portion of Downtown.



2012 Downtown Urbana Plan

The 2012 Downtown Urbana Plan shows the subject property as a “Key Redevelopment Site”. It
notes that the site should be built close fo the sidewalk along Vine Street and that the
development should relate to the neighborhood along Urbana Avenue. The plan contains the
following goals and strategies related to the proposed rezoning:

Goals

BI

B2

B3

B4

B5

B6

Strengthen economic activity in downtown Urbana. ,
Attract a greater number of and more diverse commercial uses downtown,
including businesses for everyday needs, food and beverage shops, and niche
apparel stores.

Promote context-appropriate urban-style infill development to extend
downtown’s core character.

Promote infill developments that relate to the street and are compatible with
surrounding buildings.

Promote compact, walkable development near the downtown core and transit
corridors.

Encourage public/private partnerships to foster new development in the
downfown area. .

Use tax increment financing to promote new development and redevelopment
opportunities and public spaces.

Encourage ground-floor retail and restaurant uses in new development,
especially in City-assisted projects.

Proactively identify underutilized properties and engage their owners to envision
and realize redevelopment opportunities.

Increase downtown’s vitality by attracting more residents and visitors.
Increase the quantity and variety of housing options downtown and encourage
upper-story residential uses, especially in City-supported developments.

Implementation Table

Goal B: Promote context-appropriate urban-style infill development to extend

Downtown’s core character.
Redevelop vacant and underutilized lots and parking lots

Redevelop Goodyear block



Discussion

The subject properties represent one half of the 200 block of South Vine Street (also known as
the “Goodyear Block™ or the “Block North of City Hall”). In 2011, and again in 2015, the City
issued a Request for Proposals (RFP) to seek a developer to redevelop this block with an urban
style, mixed-use development. The RFPs specified that the site would be rezoned to B-4, Central
Business District in accordance with the Comprehensive Plan. In 2011 the successful RFP
respondent was unable to secure funding for the project proposed at that time. Following a
second RFP issued in 2015, the City has been in negotiation with the selected developer, TWG
Development, LLC, of Indianapolis, to enter into a development agreement for the site. TWG
proposes to construct an urban, mixed-use developmerit that will consist of the following:

» Four stories above ground (approximately 45 to 50 feet tall at Vine Street)

e Up to 198 market rate residential units (in a combination of flats and, potentially, walk-up
townhomes)

o 5,000 square feet of commercial space, with outdoor seating

o 4,500 square feet of amenity space, including a swimming pool

e Interior courtyard

¢ 200 below-grade parking spaces, with access from Urbana Avenue

» Total floor area of 200,030 square feet

- These elements are preliminary at this point, but give an indication as to the potential scale and
configuration of the proposed development. As the site itself is 78,857 square feet in area, the
proposed project would have a floor area ratio just above 2.5. The exact configuration of the
building and open space have not yet been finalized. The developer has agreed to work with the
City to create an attractive, context-sensitive design and to seek input from interested residents.
On January 12, 2016, members of the Urbana City Council, City staff and two residents from the
adjacent Historic East Urbana Neighborhood Association (HEUNA) attended a tour of TWG
Development projects in Indianapolis, Indiana. Information on TWG Development and
information sheets on the three properties toured are included as Exhibit D.

The following table outlines the development regulations of the existing and proposed districts.
In addition, Zoning Description Sheets that outline permitted uses in the B-4, R-5 and R-6
districts can be found in Exhibit E. A rezoning to the B-4 District would also allow for a variety
of commercial uses to be included in the commercial component of the proposed mixed-use
development.



Zoning District | Minimu Minimum | Maximum | Maximum | Minimum | Required Yards {In
m Lot or Height of | FAR OSR Feet)
Size {In Average | Principal
square Lot Width | Structure
feet) (In feet) {In feet)
Front | Side | Rear
R-5 (Existing) 6,000 60 35 0.90 - 0.35 15 5 5
(3 lots, 26,951
sqft) .
R-6 (Existing) 6,000 80 2x Setback | 1.40 0.35 15 5 10
{2 lots, 9,216 from Street
sqgft) Centerline
B4 (Proposed) | 2,000 20 none 9.00 none p-15* [ 0™ | 0*
*The required front yard at this site will range from 0 to 15 feet, depending on the
zoning of the adjacent lots.
**Side and Rear yards are required based on building height (for residential uses only).

Under the existing zoning, the R-5 lots could contain a building up to 35 feet tall. The maximum
height for the R-6 lots is twice the building setback from the centerline of the street (up to 90 feet
in this location). Based on the maximum Floor Area Ratio, a development of 38,960 square feet
would be allowed on the subject properties (east of the alley) under the current zoning. These
development regulations would not allow the proposed project to be constructed.

The La Salle Criteria

/ .
In the case of La Salle National Bank v. County of Cook the “La Salle” case), the Illinois
Supreme Court developed a list of factors that are paramount in evaluating the legal validity of a
zoning classification for a particular property. Each of these factors will be discussed as they
pertain to a comparison of the existing zoning with that proposed by the Zoning Administrator.

1. The existing land uses and zoning of the nearby property.

This factor relates to the degree to which the existing and proposed zoning districts are
compatible with existing land uses and land use regulations in the immediate area.

The surrounding properties are zoned for central business and medium-high density residential
uses. The existing R-5 and R-6 districts allow for moderately dense multi-family residential uses.
The majority of the surrounding properties are vacant or used for parking. The proposed B-4
district would match the adjacent property to the west, and would be generally comnpatible with
the other surrounding properties. Nearby properties to the north, east, and south are separated
from the subject site by a public street. There are three single-family homes, zoned R-5, across
the street from the portion of the subject property currenily zoned R-6. The B-4 district is
generally coinpatible with these properties, as it takes on the same required front yard of adjacent
properties, and has requirements for additional side and rear yards in proportion to height above
what is allowed in the R-5 district.




2. The extent to which property values are diminished by the restrictions of the ordinance.

This is the difference in the value of the property as R-5, Medium-High Density Multiple-Family
Residential and R-6, High Density Multiple-Family Residential compared to the value it would
have if it were rezoned to B-4, Central Business.

A suitable zoning district is required to enable the development of the subject properties as
envisioned by the Downtown Plan and by the prospective developers who are interested in
building on the property. With this in mind, the property values of the subject properties would
increase following rezoning and eventual redevelopment of the site. The anticipated quality and
aesthetic appeal of the proposed redevelopment, along with a public engagement process to
review design concepts, would help to minimize detrimental effects on surrounding properties
and to yield an overall positive impact.

It should be noted that City Planning Division staff are not qualified as professional appraisers
and that a professional appraiser has not been consulted regarding the impact of zoning on the
value of the property. Therefore, any discussion pertaining to specific property values should be
considered speculative.

3. The extent to which the ordinance promotes the health, safety, morals or general welfare of
the public. (see No. 4 below)

4. The relative gain to the public as compared to the hardship imposed on the individual
property owner.

The questions here apply to the current zoning restrictions. do the restrictions promote the
public welfare in some significant way so as to offset any hardship imposed on the properiy
owner by the restrictions?

The proposed zoning would not harm the health, safety, morals, or general welfare of the public.
It would allow for the achicvement of one of the City’s key redevelopment priorities through
construction of an infill, mixed-use building within walking distance of Downtown Urbana’s
core, with access to bicycle lanes, MTD transit stops, restaurants, Market at the Square, and
several grocery stores. Customer and resident parking is proposed to be located below-ground
within the development, avoiding any on-street parking inipacts on nearby residents. Missing
sidewalks along Urbana Avenue and Elm Street would be installed as a part of the development,
further enhancing walkability for nearby residents. The addition of as many as 300 new residents
proximate to Urbana’s central business district is also anticipated to create a substantial
economic benefit for nearby businesses.

The existing zoning is mconsistent with the future land use called for in the Comprehensive Plan,
which shows the site as Central Business. The existing zoning is also a barrier to achieving the
catalytic, new infill construction that the City has proposed for this key redevelopment site as
identified in the Downtown Plan. The proposed rezoning would allow for urban style mixed-use
redevelopment consistent with the City’s request for public-private partnership for the site,
thereby benefiting both the public and the proposed future private property owner.



3. The suitability of the subject property for the zoned purposes.

The issue here is whether there are certain features of the property which favor the fype and
intensity of uses permitted in either the current or the proposed zoning district.

The property is located along a major corridor within Downtown Urbana, which would support
a mix of commercial and residential uses. The subject property is currently vacant, and nearby
residential uses are located across the streets from the site. The downtown location of the site,
along with its vacant condition indicate that the site is suitable for development as mixed-use,
which is called for in the Downtown Plan.

6. The length of time the property has been vacant as zoned, considered in the context of land
development, in the area, in the vicinity of the subject property.

Another test of the validity of the current zoning district is whether it can be shown that the
property has remained vacant for a significant period of time because of restrictions in that
zowning district.

The properties to be rezoned have been vacant since the City acquired them in 2010 and cleared
the land in anticipation of redevelopment.

Summary of Findings

1. The Zoning Administrator filed a petition to amend the Urbana Zoning Map for 305 and
307 East Elm Street, 205 South Urbana Avenue, and 306 and 308 East Green Street from
R-5, Medium High Density Multiple-Family Residential Zoning District and R-6, High
Density Multiple-Family Restdential Zoning District to B-4, Central Business Zoning
District.

2. The subject property is generally located on the west side of Urbana Avenue between Elm
Street and Green Street.

3. The 2005 Urbana Comprehensive Plan future land use map designates the future land use
of the property as “Central Business,” and the proposed rezoning is consistent with this

future land use type.

4. The zoning change would facilitate the proposed redevelopment of this infill site in
compliance with the Downtown Plan.

5. The proposed rezoning would generally conform to the LaSalle Criteria.

6. The subject property is appropriate for urban style, mixed use development due to its
location along a major corridor in Downtown Urbana.

7. The B-4 zoning district has development standards and allowable uses that are compatible
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with the B-4, R-5 and R-6 zoned properties which are adjacent to the subject parcels.

Options
The Urbana City Council has the following options regarding Plan Case 2268-M-16:
1. Approve the rezoning request as presented herein; or

2. Deny the requested rezoning.

Recommendation

At their February 18, 2016 meeting, the Urbana Plan Commission voted eight ayes to zero nays
to forward Case No. 2268-M-16 to the City Council with a recommendation to APPROVE the
proposed Zoning Map Amendment. Staff concurs with this recommendation.

Prepared By:

Joit Engstrom, AICP
Planner 11

Attachments: :

Exhibit A: Location and Existing Land Use Map

Exhibit B: Existing Zoning Map

Exhibit C: Future Land Use Map

Exhibit D: Proposed development Outline and Profiles of Similar Developments from TWG

Exhibit E: Zoning Description Sheets for R-5, R-6, and B-4 Districts

Exhibit F: Draft minutes and correspondence from the February 18, 2016 Plan Commission Meeting

cc:  City of Urbana Zoning Administrator
1.B. Curry, TWG Development, LLC

—
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ORDINANCE NO. 2016-03-016

AN ORDINANCE AMENDING THE ZONING MAP OF THE CITY OF URBANA, ILLINOIS
(To rezone 5 parcels from R-5, Medium High Density Multiple Family
Residential and R-6, High Density Multiple Family Residential to B-4, Central
Business Zoning District — Plan Case No. 2268-M-16 / 305 & 307 East ElIm

Street, 205 South Urbana Avenue, and 306 & 308 East Green Street)

WHEREAS, The Zoning Administrator has petitioned the City of Urbana to
amend the Urbana Zoning Map to rezone five parcels together comprising 0.83
acres, and located at 306 & 308 East Green Street from R-5, Medium High
Density Multiple Family Residential and R-6, High Density Multiple Family

Residential to B-4, Central Business Zoning District; and

WHEREAS, after due publication, a public hearing was held by the Urbana
Plan Commission on February 18, 2016 concerning the petition filed in Plan

Case No. 2268-M-16; and

WHEREAS, the 2005 Urbana Comprehensive Plan future land use map

designates the future land use of these properties as “Central Business”; and

WHEREAS, the 2012 Urbana Downtown Plan designates these properties as a

key redevelopment site; and

WHEREAS, the subject property was the topic of a request for proposals

released by the City in 2015, and TWG Development, LLC. was selected to

develop an urban-style, mixed-use development on the subject property; and

WHEREAS, the proposed rezoning generally conforms to the La Salle case



criteria, as the proposed use is appropriate to the surrounding area and the
B-4 Zoning District, and is appropriate due to its location in Downtown

Urbana, along Vine Street, with access to transit; and

WHEREAS, the Urbana Plan Commission voted 8 ayes and O nays to forward
the case to the Urbana City Council with a recommendation of approval of the
request to rezone the property herein described below from R-5, Medium High
Density Multiple Family Residential and R-6, High Density Multiple Family

Residential to B-4, Central Business Zoning District; and

WHEREAS, the findings of the Plan Commission indicate that approval of
the rezoning request would promote the general health, safety, morals, and

general welfare of the public.

NOW, THEREFORE, BE 1T ORDAINED BY THE CITY COUNCIL OF THE CITY OF

URBANA, ILLINOIS, as follows:

Section 1. The Official Zoning Map of Urbana, I1llinois, is herewith and
hereby amended to change the zoning classification of the following described
properties from R-5, Medium High Density Multiple-Family Residential to B-4,

Central Business Zoning District.

The subject properties are more accurately described as follows:

LEGAL DESCRIPTION:
Lots 10, 14 and 15 of William T. Webber’s Subdivision of Outlots 5, 6,
and 7 to the Town, now City of Urbana, as per plat recorded in Deed
Record “A” at page 357, in Champaign County, lllinois.

Commonly known as: 305 East EIm Street, and 306 and 308 East Green
Street

PINs: 91-21-17-233-002, 91-21-17-233-006, 91-21-17-233-007.



Section 2. The Official Zoning Map of Urbana, 1llinois, is herewith and
hereby amended to change the zoning classification of the following described
properties from R-6, High Density Multiple-Family Residential to B-4, Central

Business Zoning District.

The subject properties are more accurately described as follows:

LEGAL DESCRIPTION:
Lot 11 of William T. Webber’s Subdivision of Outlots 5, 6, and 7 to the
Town, now City of Urbana, as per plat recorded in Deed Record “A” at
page 357, in Champaign County, Illinois.

Commonly known as: 307 East EIm Street and 205 South Urbana Avenue

PINs: 91-21-17-233-003, 91-21-17-233-004.

Section 3. The City Clerk is directed to publish this Ordinance in pamphlet
form by authority of the corporate authorities. This Ordinance shall be in
full force and effect from and after its passage and publication in
accordance with the terms of Chapter 65, Section 1-2-4 of the Illinois

Compiled Statutes (65 ILCS 5/1-2-4).



PASSED by the City Council this

AYES:

NAYS:

ABSTAINS:

APPROVED by the Mayor this

day of »

Phyllis D. Clark, City Clerk

day of ,

Laurel Lunt Prussing, Mayor



CERTIFICATE OF PUBLICATION IN PAMPHLET FORM

1, Phyllis D. Clark, certify that I am the duly elected and acting Municipal
Clerk of the City of Urbana, Champaign County, lllinois. 1 certify that on

the day of , , the corporate authorities of the City

of Urbana passed and approved Ordinance No. , entitled: “AN

ORDINANCE AMENDING THE ZONING MAP OF THE CITY OF URBANA, ILLINOIS

(To rezone 5 parcels from R-5, Medium High Density Multiple Family
Residential and R-6, High Density Multiple Family Residential to B-4, Central
Business Zoning District — Plan Case No. 2268-M-16 / 305 & 307 East Elm
Street, 205 South Urbana Avenue, and 306 & 308 East Green Street)” which
provided by its terms that it should be published in pamphlet form. The

pamphlet form of Ordinance No. was prepared, and a copy of

such Ordinance was posted in the Urbana City Building commencing on the

day of , , and continuing for at least ten (10) days

thereafter. Copies of such Ordinance were also available for public

inspection upon request at the Office of the City Clerk.

DATED at Urbana, Illinois, this day of ,

(SEAL)

Phyllis D. Clark, City Clerk



Exhibit A: Location and Existing Land Use
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S Vine St
Urbana Ave
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Case: Plan Case 2268-M-16 0 50 100 200 Feet
Subject: Rezoning to B-4
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Petitioner: Zoning Administrator
g E Redevelopment Site

Prepared 2/11/2016 by Community Development Services - Jeff Engstrom




Exhibit B: Zoning Map
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Exhibit C: Future Land Use Map
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TWG Development, LLC

333 N. Pennsylvania St., Suite 100
Indianapolis, IN 46204

T 317.264.1833

www.twgdev.com

Jeff Engstrom, AICP

Planner II, City of Urbana
400 S. Vine Street

Urbana, Illinois 61801
jmengstrom@urbanaillinois.us
(217) 384-2440

RE: Rezoning of 200 South Vine Street

Dear Jeff,

As you know, TWG Development (“TWG") has been working with the City of Urbana in the preliminary stages of
development for a proposed multi-family, mixed use project at 200 S. Vine Street. As requested, I am including
information in this letter regarding the proposed project, along with additional information on TWG. Currently, the
proposed project on the 1.76 acre site includes the following:

e 198 luxury apartment units
e 100% market rate rent
e 5,000 sf commercial space, with outdoor seating along Vine Street
e 4,500 sf lobby, leasing office, and amenity space, including a fitness center, coffee bar, and lounge area
e Approximately 200 underground parking spaces
0 Expected entrance to the underground parking along S. Urbana Avenue
e Approximate height of 45-50' from at-grade Vine Street (above the underground garage), consistent
throughout entire structure
e Interior courtyard space
e Key fob security access into the building
e Approximate floorplate square footages include:

o 70,500 sf Underground garage
o 48170 sf 1t floor
0 50,620 sf 2" — 4% floors

I look forward to further discussing this proposed project with the Planning Commission and please contact me with
any questions that arise.

1|Page



Sincerely,

J.B. Curry | VP of Market Rate Development
TWG Development, LLC

333 N. Pennsylvania St., Suite 100
Indianapolis, IN 46204

0317.653.3083
C 317.864.6349
E jcurry@twgdev.com

2|Page



TWG brings over twenty-five years of experience to the development and finance of real
estate transactions. The company was built on a foundation of providing quality projects
utilizing creative financing solutions to lower occupancy costs for tenants regardless of

product type. Based in Indianapolis, TWG is also heavily committed to reinvesting in the
downtown core of Midwestern cities and bringing people back to downtown areas. TWG
currently has projects in Indiana, and is planning to expand to other Midwestern states in

the near future.

Our development teams’ extensive experience makes it possible for us to see a development
from concept to lease-up. Our team allows us to navigate the complex development process
and find creative ways to finance affordable housing projects, projects funded with tax exempt

bonds and/or market rate housing.

MIXED-USE URBAN DEVELOPMENT
TWG is currently developing four mixed-
use projects in urban settings. The projects
are located in Indianapolis and Des Moines
totaling $111 million. These developments
have included new construction as well as
historic renovations of existing buildings.

MARKET RATE HOUSING

TWG is heavily invested in market rate housing
in several urban areas including Indianapolis
and Des Moines. To date TWG has developed
over 800 market rate apartments.

TAX EXEMPT BOND FINANCING
Company principals have financed several
developments utilizing tax-exempt bond
financing. The State of Indiana issues private
activity bonds through the Indiana Finance
Authority and the proceeds are utilized by
TWG to construct housing developments.
TWG has creatively used TIF financing as

a tool to make difficult urban development
projects viable.

HISTORIC REHABILITATIONS

TWG specializes in historic renovations. We
have compelted seven historic developments,
successfully bringing life back to historic
buildings.

AFFORDABLE HOUSING

TWG started our business with two affordable
housing projects in 2007. From the beginning,
we have been committed to working with local
cities, state agencies, neighborhood groups
and non-profit organizations to deliver the
highest quality of affordable housing to those
in need.

333 N. Pennsylvania Street, Suite 100 | Indianapolis, IN 46204 | 317-264-1833 | www.twgdev.com




A Twe
Aﬂ DEVELOPMENT, LLC

PULLIAM SQUARE PHASE |

Indianapolis, IN

DESCRIPTION: Pulliam Square Phase | is a 145 unit luxury apartment and townhouse development in
downtown Indianapolis. This project is the first phase of the redevelopment of the Indianapolis Star site. The
project will have 16,578 square feet of retail space on the first floor, a dog park, garage parking for tenants and
includes the redesign of Talbot Street into a pedestrian walkway.

PROJECT TYPE: Multifamily

ROLE: Developer, Property Manager and General Contractor
OWNER: TWG Development, LLC

ARCHITECT: Browning Day Mullins Dierdorf Architects
TOTAL CONSTRUCTION COST: $17,500,000

PROJECTIONS: Project completion April 2015

333 N. Pennsylvania St., Suite 100 | Indianapolis, IN 46204 | 317-264-1833 | twgdev.com




FlTwe
Aal DEVELOPMENT, LLC

PULLIAM SQUARE PHASE Il

Indianapolis, IN

DESCRIPTION: Pulliam Square Phase Il is a 335 unit, 9 story luxury apartment development. The units will
have unmatched views of the city and University Park, as well as the finest amenity package and features
available in the downtown Indianapolis market. When combined with Phase | the project includes a total of
480 apartments, a 525 space parking garage and 21,100 s.f. of retail space. The property encompasses an
entire city clock once occupied by the Indianapolis Star. The project features top of the market interior finishes
as well as resort style community amenities designed to cater to residents every need. The infill location of
Pulliam Square appeals to those looking for convenient access to all Indianapolis’s major employment centers
while maintaining a presence along Mass Avenue, one of Indianapolis’ most desirable neighborhoods.

PROJECT TYPE: Multifamily

ROLE: Developer, Property Manager
and General Contractor

OWNER: TWG Development, LLC
ARCHITECGT: Browning Day Dierdorf Architects

TOTAL CONSTRUCTION COST: $45,000,000

PROJECTIONS: Project Completion 2016

333 N. Pennsylvania St., Suite 100 | Indianapolis, IN 46204 | 317-264-1833 | twgdev.com
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Aal DEVELOPMENT, LLC

LOCKERBIE LOFTS

Indianapolis, IN

DESCRIPTION: Lockerbie Lofts is a four-story, 215-unit, urban in-fill multifamily project with 7,800 s.f. of ground
floor retail space over a 244-space, below-grade parking garage. The project is located in the heart of the Mass.
Avenue Arts District and adjacent to the historic Lockerbie neighborhood, in downtown Indianapolis. Unit features
include nine foot ceilings, balconies, walk-in closets, granite countertops, stainless steel appliances and in-unit
washer/dryers. Project amenities include a pool, sun deck, community patio, fithess center, dog wash area, Wi-Fi
equipped lounge, community room, bike storage, outdoor courtyard and on-site retail.

PROJECT TYPE: Multifamily

ROLE: Developer, Property Manager and
General Contractor

OWNER: TWG Development, LLC
ARCHITECT: DkGr Architects
TOTAL CONSTRUCTION COST: $26,000,000

PROJECTIONS: Project Completion January 2016

333 N. Pennsylvania St., Suite 100 | Indianapolis, IN 46204 | 317-264-1833 | twgdev.com




I | DEVELOPMENT, LLC

THE HISTORIC PENN STREET TOWER

Indianapolis, IN

DESCRIPTION: The Historic Penn Street Tower development is
the revitalization of a 15-story downtown Indianapolis landmark.
Currently known as the Consolidated building, the development will
rehabilitate the historic building built in 1909 that has been vacant
for almost 20 years. Inside the historic building will be 98 modern
apartments designed to highlight the historic features of the building
including high ceilings and exposed columns. In addition, the adjacent
“annex” building is being redeveloped as a Home 2 Stay Hilton Hotel
by Good Hospitality in conjunction with TWG. When complete, the
development will have both market rate units and units rented at

the 60% AMI level, and commercial retail space on the first floor.

PROJECT TYPE: Multi-family project utilizing tax credits,
historic tax credits and tax-exempt bond financing

ROLE: Developer, Management Agent, General Contractor

OWNER:

General Partner: TWG Development, LLC
Limited Partner: BMO Harris Bank
Placement Agent: Regions Bank

ARCHITECT: Browning Day Dierdorf Architects

PROJECTIONS: Project completion April 2015

333 N. Pennsylvania St., Suite 100 | Indianapolis, IN 46204 | 317-264-1833 | twgdev.com




B-4 - CENTRAL BUSINESS
ZONING DISTRICT

CIT

URBANA

ZONING DESCRIPTION SHEET

According to Section V-2 of the Zoning Ordinance, the purpose and intent of the B-4 Zoning District is as

follows:

"The B-4, Central Business District is intended to provide an area for the focus of the city, in
which the full range of commercial and business uses may locate in a limited area of high
intensity uses, with the appropriate forms of physical development at a high density."”

Following is a list of the Permitted Uses, Special Uses, Planned Unit Development Uses and Conditional
Uses in the B-4 District. Permitted Uses are allowed by right. Special Uses and Planned Unit
Development Uses must be approved by the City Council. Conditional Uses must be approved by the

Zoning Board of Appeals.

PERMITTED USES:

Agriculture
Garden Shop

Plant Nursery or Greenhouse

Business - Adult Entertainment
Adult Entertainment Uses

Business - Food Sales and Services
Bakery (Less than 2,500 square feet)
Café or Deli

Confectionery Store

Convenience Store

Fast-Food Restaurant

Liquor Store

Meat and Fish Market

Restaurant

Supermarket or Grocery Store
Tavern or Night Club

Business - Miscellaneous

Auction Sales (Non-Animal)

Contractor Shop and Show Room (Carpentry,
Electrical, Exterminating, Upholstery, Sign
Painting, and Other Home Improvement Shops)

Lawn Care and Landscaping Service

Mail Order Business
(10,000 square feet of gross floor area or less)

Radio or TV Studio

Business - Transportation
Motor Bus Station

Business - Vehicular Sales and Service
Automobile Accessories (New)

B-4 Zoning District Description Sheet

Business - Personal Services
Ambulance Service

Barber/ Beauty Shop

Dry Cleaning or Laundry Establishment
Health Club/ Fitness

Laundry and/or Dry Cleaning Pick-up
Massage Therapist

Medical Carrier Service

Mortuary

Pet Care/ Grooming

Self-Service Laundry

Shoe Repair Shop

Tailor and Pressing Shop

Business - Professional and Financial Services
Bank/ Savings And Loan Association

Check Cashing Service

Copy and Printing Service

Packaging/ Mailing Services

Professional and Business Office

Vocational, Trade or Business School

Business - Recreation

Athletic Training Facility

Bait Sales

Bowling Alley

Dancing School

Lodge or Private Club

Outdoor Commercial Recreation Enterprise (Except
Amusement Park)

Pool Hall

Private Indoor Recreational Development

Theater, Indoor

Revised June, 2014 Page 1



PERMITTED USES CONTINUED:

Business - Retail Trade

Antique or Used Furniture Sales and Service

Appliance Sales and Service

Art and Craft Store and/or Studio

Bicycle Sales and Service

Building Material Sales (All Indoors Excluding
Concrete or Asphalt Mixing)

Clothing Store

Department Store

Drugstore

Electronic Sales and Services

Florist

Hardware Store

Heating, Ventilating, Air Conditioning Sales and
Service

Jewelry Store

Monument Sales (Excludes Stone Cutting)

Music Store

Office Supplies/ Equipment Sales and Service

Pawn or Consignment Shop

Pet Store

Photographic Studio and Equipment Sales and
Service

Shoe Store

Sporting Goods

Stationery, Gifts or Art Supplies

Tobacconist

Variety Store

Video Store

All Other Retail Stores

SPECIAL USES:

Business - Miscellaneous
Shopping Center — Convenience
Shopping Center — General

PLANNED UNIT DEVELOPMENT USES:

Business - Miscellaneous
Commercial Plan Unit Development
Mixed-Use Plan Unit Development

CONDITIONAL USES:

Agriculture
Feed and Grain (Sales Only)

Business — Miscellaneous
Day Care Facility (Non-Home Based)
Wholesale Business

B-4 Zoning District Description Sheet

Revised June, 2014

Public and Quasi-Public

Church, Temple or Mosque
Electrical Substation

Farmer’s Market

Institution of an Educational or Charitable Nature
Library, Museum or Gallery
Methadone Treatment Facility
Municipal or Government Building
Park

Police or Fire Station

Principle Use Parking Garage or Lot
University/ College

Utility Provider

Residential

Bed and Breakfast Inn

Bed and Breakfast, Owner Occupied

Boarding or Rooming House

Dwelling, Community Living Facility, Category Il
and Category Il

Dwelling, Home for Adjustment

Dwelling, Loft

Dwelling, Multi-family

Dwelling, Multiple-Unit Common-Lot-Line

Hotel or Motel

Public and Quasi-Public

Correctional Institution or Facility

Elementary, Junior High School or Senior High
School

Hospital or Clinic

Radio or Television Tower and Station

Business — Transportation
Taxi Service

Business — Vehicular Sales and Service
Automobile/Truck Repair
Gasoline Station

Page 2



CONDITIONAL USES CONTINUED:
Public and Quasi-Public

Nonprofit or Governmental, Educational and
Research Agencies

Residential

Assisted Living Facility

Dormitory

Nursing Home

Industrial

Bookbinding

Confectionery Products Manufacturing and Packaging

Electronics and Related Accessories - Applied Research
and Limited Manufacturing

Engineering, Laboratory, Scientific and Research
Instruments Manufacturing

Manufacturing and Processing of Athletic Equipment
and Related Products

Motion Picture Production Studio

Printing and Publishing Plants for Newspapers,
Periodicals, Books, Stationery and Commercial
Printing

Signs and Advertising Display Manufacturing

Surgical, Medical, Dental and Mortuary Instruments
and Supplies Manufacturing

DEVELOPMENT REGULATIONS IN THE B-4 DISTRICT

MIN MIN MIN MIN MIN

LOT SIZE | AVERAGE | MAX | MAX | MIN | FRONT | SIDE | REAR

ZONE (square WIDTH HEIGHT | FAR OSR YARD | YARD YARD
feet) (infeet) | (infeet) (in feet) | (in feet) | (in feet)

B-4 2,000 20 None® 9.00 None None None None

FAR= FLOOR AREA RATIO
OSR= OPEN SPACE RATIO

Footnote® — In the AG, CRE, B-1, B-2, MOR and IN-1 Zoning Districts, and for residential uses in the B-3 and B-
4 Districts, if the height of a building two stories or exceeds 25 feet, the minimum side and rear yards shall be
increased as specified in Section VI-5.F.3 and Section VI-5.G.1, respectively. Inthe AG and CRE Districts, the
maximum height specified in Table VI1-3 shall not apply to farm buildings. However, the increased setbacks
required in conjunction with additional height, as specified in Section VI-5, shall be required for all non-farm

buildings.

For more information on zoning in the City of Urbana call or visit:
City of Urbana

Community Development Services Department

400 South Vine Street, Urbana, Illinois 61801
(217) 384-2440 phone or (217) 384-2367 fax
www.urbanaillinois.us

B-4 Zoning District Description Sheet

Revised June, 2014

Page 3




R-5- MEDIUM HIGH DENSITY MULTIPLE
FAMILY RESIDENTIAL ZONING DISTRICT

CIT

URBANA

ZONING DESCRIPTION SHEET

According to Section 1V-2 of the Zoning Ordinance, the purpose and intent of the R-5 Zoning District is as
follows:

"The R-5, Medium High Density Multiple-Family Residential District is intended to provide
areas for multiple-family dwellings at densities ranging up to medium high.”

The following is a list of the Permitted Uses, Special Uses, Planned Unit Development Uses and Conditional
Uses in the R-5 District. Permitted Uses are allowed by right. Special Uses and Planned Unit Development
Uses must be approved by the City Council. Conditional Uses must be approved by the Zoning Board of

Appeals.

PERMITTED USES:

Agriculture
Agriculture, Cropping

Business - Recreation
Country Club or Golf Course
Lodge or Private Club

Public and Quasi-Public

Church, Temple or Mosque

Elementary, Junior High School or Senior High
School

Institution of an Educational or Charitable Nature

Library, Museum or Gallery

Municipal or Government Building

Park

SPECIAL USES:

Public and Quasi-Public

Hospital or Clinic

Methadone Treatment Facility
Police or Fire Station

Principal Use Parking Garage or Lot

PLANNED UNIT DEVELOPMENT USES:

Business — Miscellaneous
Mixed-Use Planned Unit Development

CONDITIONAL USES:

Agriculture
Artificial Lake of One (1) or More Acres

Business — Miscellaneous
Day Care Facility (Non-Home Based)

R-5 Zoning District Description Sheet

Residential

Assisted Living Facility

Boarding or Rooming House

Dormitory

Dwelling, Community Living Facility, Category I,
Category Il and Category I11

Dwelling, Duplex

Dwelling, Duplex (Extended Occupancy)
Dwelling, Home for Adjustment

Dwelling, Multifamily

Dwelling, Multiple-Unit Common-Lot-Line
Dwelling, Single Family

Dwelling, Single Family (Extended Occupancy)
Dwelling, Two-Unit Common-Lot-Line
Nursing Home

Residential
Residential PUD

Business — Personal Services
Mortuary

Business — Professional and Financial Services
Professional and Business Office
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CONDITIONAL USES CONTINUED:

Public and Quasi-Public
Electrical Substation

Residential
Bed and Breakfast, Owner Occupied

DEVELOPMENT REGULATIONS IN THE R-5 DISTRICT

MIN MIN MIN MIN MIN
LOT SIZE | AVERAGE MAX MAX | MIN | ERONT SIDE REAR
ZONE (square WIDTH HEIGHT | FAR | OSR | YARD YARD YARD
feet) (in feet) (in feet) (in feet) | (in feet) | (in feet)
R-5 6,000 60 35 0.90 | 0.30 15° 5 5

FAR=FLOOR AREA RATIO
OSR= OPEN SPACE RATIO

Footnote® — In the R-1 District, the required front yard shall be the average depth of the existing buildings on the
same block face, or 25 feet, whichever is greater, but no more than 60 feet, as required in Sec. VI-5.D.1. In the R-2,
R-3, R-4, R-5, R-7, and MOR Districts, the required front yard shall be the average depth of the existing buildings
on the same block face (including the subject property), or 15 feet, whichever is greater, but no more than 25 feet, as
required in Sec. VI-5.D.1. (Ord. No. 9596-58, 11-20-95)(Ord. No. 9697-154) (Ord. No. 2001-03-018, 03-05-01)

For more information on zoning in the City of Urbana call or visit:
City of Urbana
Community Development Services Department
400 South Vine Street, Urbana, Illinois 61801
(217) 384-2440 phone / (217) 384-2367 fax
www.urbanaillinois.us

R-5 Zoning District Description Sheet Revised June, 2014 Page 2



R-6 — HIGH DENSITY MULTIPLE FAMILY
RESIDENTIAL ZONING DISTRICT

ZONING DESCRIPTION SHEET

According to Section 1V-2 of the Zoning Ordinance, the purpose and intent of the R-6 Zoning District is as

follows:

"The R-6, High Density Multiple-Family Residential District is intended to provide areas
for multiple-family dwellings at densities ranging up to high.”

The following is a list of the Permitted Uses, Special Uses, Planned Unit Development Uses and
Conditional Uses in the R-6 District. Permitted Uses are allowed by right. Special Uses and Planned
Unit Development Uses must be approved by the City Council. Conditional Uses must be approved by

the Zoning Board of Appeals.

PERMITTED USES:

Agriculture
Agriculture, Cropping

Business - Recreation
Country Club or Golf Course
Lodge or Private Club

Public and Quasi-Public

Church, Temple or Mosque

Elementary, Junior High School or Senior High
School

Institution of an Educational or Charitable Nature

Library, Museum or Gallery

Methadone Treatment Facility

Municipal or Government Building

Park

SPECIAL USES:

Public and Quasi-Public

Hospital or Clinic

Police or Fire Station

Principal Use Parking Garage or Lot

PLANNED UNIT DEVELOPMENT USES:

Business — Miscellaneous
Mixed-Use Planned Unit Development

CONDITIONAL USES:

Agriculture
Artificial Lake of One (1) or More Acres

Business — Miscellaneous
Day Care Facility (Non-Home Based)

Business — Personal Services
Mortuary

R-6 Zoning District Description Sheet

Residential

Assisted Living Facility

Boarding or Rooming House

Dormitory

Dwelling, Community Living Facility, Category I,
Category Il and Category Il1

Dwelling, Duplex

Dwelling, Duplex (Extended Occupancy)

Dwelling, Home for Adjustment

Dwelling, Multifamily

Dwelling, Multiple-Unit Common-Lot-Line

Dwelling, Single Family

Dwelling, Single Family (Extended Occupancy)

Dwelling, Two-Unit Common-Lot-Line

Nursing Home

Residential
Residential Planned Unit Development

Business — Professional and Financial Services
Professional and Business Office

Public and Quasi-Public
Electrical Substation

Residential
Bed and Breakfast, Owner Occupied
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DEVELOPMENT REGULATIONS IN THE R-6 DISTRICT

MIN MIN MIN MIN MIN
LOT SIZE | AVERAGE MAX MAX | MIN | ERONT | SIDE REAR
ZONE (square WIDTH HEIGHT | FAR | OSR | YyARD | YARD | YARD
feet) (in feet) (in feet) (in feet) | (in feet) | (in feet)

R-6 6,000 60 See Note™ | 1.40 | 0.25 15 5 10

FAR=FLOOR AREA RATIO
OSR= OPEN SPACE RATIO

Footnote™ — In the R-6 and R-6B Districts, the maximum height is twice the distance from the street centerline to
the face of the building.

For more information on zoning in the City of Urbana call or visit:
City of Urbana
Community Development Services Department
400 South Vine Street, Urbana, Illinois 61801
(217) 384-2440 phone / (217) 384-2367 fax
www.urbanaillinois.us

R-6 Zoning District Description Sheet Revised June, 2014 Page 2



February 18, 2016

MINUTES OF A REGULAR MEETING
URBANA PLAN COMMISSION DRAFT

DATE: February 18, 2016
TIME: 7:30 P.M.

PLACE: Urbana City Building
Council Chambers
400 South Vine Street
Urbana, IL 61801

MEMBERS PRESENT:  Barry Ackerson, Maria Byndom, Andrew Fell, Lew Hopkins,
Dannie Otto, Christopher Stohr, David Trail, Daniel Turner

MEMBERS EXCUSED:  Tyler Fitch

STAFF PRESENT: Lorrie Pearson, Planning Manager; Jeff Engstrom, Planner 11; Kevin
Garcia, Planner 1I; Christopher Marx, Planner I; Teri Andel,
Administrative Assistant Il; Brandon Boys, Economic Development
Manager; Craig Shonkwiler, Assistant City Engineer

OTHERS PRESENT: Rita Black, J.B. Curry, Laura Huth, Gabe Lewis, Margaret Miller,
Dennis Roberts, Nancy Uchtmann, Jeff Yockey

COMMUNICATIONS

Regarding Plan Case No. 2268-M-16
= Email from Laura Huth

NEW PUBLIC HEARINGS

Plan Case No. 2268-M-16: A request by the Urbana Zoning Administrator to rezone 305
and 307 East Elm Street, 205 South Urbana Avenue, and 306 and 308 East Green Street
from R-5, Medium High Density Multiple-Family Residential Zoning District, to B-4,
Central Business Zoning District.

Acting Chair Hopkins opened the case. He reviewed the procedure for a public hearing. Jeff
Engstrom, Planner 11, presented this case to the Plan Commission. He began by explaining the
purpose of the proposed rezoning request and by describing the subject properties noting the
current zoning, current land uses and the future land use designations of each subject property as
well as for the surrounding properties. He reviewed how the proposed zoning relates to the goals
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and objectives of the 2005 Comprehensive Plan and to the goals and strategies of the 2012
Downtown Urbana Plan. He discussed a preliminary idea for the construction of a mixed-use
development on the subject block. He reviewed the development regulations in the B-4 Zoning
District.

Mr. Engstrom introduced Brandon Boys, Economic Development Manager, to the Plan
Commission. Mr. Boys outlined the process for redeveloping the proposed site and stated that
the City of Urbana would need to create a new Tax Increment Financing (TIF) District.

Mr. Engstrom resumed his presentation by reviewing how the proposed rezoning pertained to the
La Salle National Bank criteria. He read the options of the Plan Commission and presented City
staff’s recommendation for approval. He noted the email that City staff received from Laura
Huth regarding the case.

Acting Chair Hopkins asked the Plan Commission members if they had any questions for City
staff.

Mr. Hopkins questioned if the proposed rezoning request was the only item for the potential
future development that would be brought to the Plan Commission for review. The creation of a
potential new TIF District and a redevelopment agreement with a perspective developer would
not be the purview of the Plan Commission, correct? Mr. Engstrom said that is correct.

Mr. Hopkins asked for clarification about the individual properties and the required front yard
setbacks. Mr. Engstrom explained that once the individual properties are all rezoned to B-4, the
entire block would be considered one zoning lot because the Zoning Ordinance allows adjacent
properties with the same zoning to be combined if under the same ownership without being
replatted. Once the individual properties are combined into one zoning lot, there would be four
front yards. According to the Section VI-5.C of the Urbana Zoning Ordinance, any yard in the
B-1, B-2, B-3, B-4, B-4E, IN-1 and IN-2 District that adjoins, abuts, or is situated across a
dedicated right-of-way of 100 feet or less in width the R-1, R-2, R-3, R-4, R-5, R-6, R-6B or R-7
District shall be the same as that required in the latter District.

Mr. Hopkins wondered if the alley on the block would be vacated. Mr. Engstrom replied yes.

Mr. Hopkins pointed out that Urbana Avenue is currently unimproved. He wondered if it was
listed in the Capital Improvement Plan. Craig Shonkwiler, Assistant City Engineer, stated that it
is not currently in the five-year CIP. However, they have talked about potentially making
improvements to Urbana Avenue as a TIF project in conjunction with the redevelopment of the
block.

Mr. Fell inquired if the intent of rezoning to B-4 was to allow a developer to build by right rather
than requiring a Planned Unit Development (PUD). Mr. Engstrom said yes. Mr. Fell asked if it
was to streamline the development process and avoid a few public hearings. Ms. Pearson replied
that the 2005 Comprehensive Plan envisioned developing this block with something that was
consistent with the B-4 Zoning District.
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Mr. Stohr expressed concern with the underground parking. He asked what depth the storm
sewer is for this area. Mr. Engstrom stated that he was not sure but that the developer would
have a professional engineer who would make the parking work.

Mr. Trail inquired about the parking requirements for the potential 198-unit building. Mr.
Engstrom stated that there are no required parking spaces in the B-4 Zoning District.

Mr. Trail questioned how wide the sidewalks would be for a development like this. Mr.
Engstrom answered by saying that the development had not been designed as of yet. The
minimum required width of a sidewalk pavement is five feet.

Mr. Stohr asked if there was a traffic plan to accommodate increased traffic from the potential
development. Mr. Engstrom noted that they were not that far in the process of redeveloping the
block, so he was unsure if there were any plans to improve the infrastructure at this time.

Mr. Trail questioned if the entrance/access to the proposed block would be negotiable with
regards to what street it is located on. Mr. Engstrom replied that everything was negotiable at
this stage in the redevelopment process; however, the developer mentioned a possible entrance to
the underground parking being along South Urbana Avenue due to the topography of the site.

Mr. Trail wondered if the City would make improvements to Vine Street to make it more
pedestrian friendly. Mr. Engstrom said yes; however, no details have been worked out at this
time.

With no further questions for City staff, Acting Chair Hopkins opened the hearing up for public
input.

J. B. Curry, representative of TWG Development, approached the Plan Commission. He talked
about the company. He explained the process they had followed in submitting a proposal for
development. He talked about the company’s ideas for a potential new development and stated
that everything is negotiable at this point. Further questions pertaining to the potential new
development were raised and some concerns were shared by the Plan Commission members.

Laura Huth approached the Plan Commission. She stated that she is enthused about the proposed
rezoning and future development of the block. This was envisioned back when she sat on the
City Council. The developer is open to talk to and share ideas and seems committed to our
community. If the City does this project right, then we could see potentially see more projects
happening in the future. So, she urged the Plan Commission members to vote in favor of the
proposed rezoning.

Dennis Roberts approached the Plan Commission. He stated that he did not have an issue with
rezoning the properties and the lots being combined into one zoning lot. He expressed his
concerns for future development of the block including the following: erosion of residential
neighborhood, setback requirements for all sides of the block, grass and tree plantings in setback
areas, crosswalk on Vine Street at Green Street, quality of construction materials and review of
site plans.
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Margaret Miller approached the Plan Commission. She pointed out that the vacant lots on the
block were once all full of single-family homes. She stated that the developer met with the
neighborhood and although they have a lot of positive ideas about green space and setbacks, she
still had concerns about there being no minimum open space requirements and setbacks. If the
proposed lots are rezoned and something happens and for some reason TWG Development
cannot build, then another developer might come in and not follow what TWG Development has
said they would do.

With no further comments or questions from the audience, Acting Chair Hopkins closed the
public input portion of the hearing. He, then, opened the hearing for Plan Commission
discussion and/or motion(s).

Ms. Byndom questioned if the City would have any recourse if for some reason TWG
Development could not develop the block. Ms. Pearson replied that the City of Urbana would
still own the block. In order for anyone to develop on the block, it would require a public
process.

Mr. Hopkins wondered at what point in the process ownership would transfer to the developer.
Mr. Boys explained that ownership would occur after the execution of a redevelopment
agreement. It is unlikely that the developer would not develop the property after taking
ownership; development will be required in the agreement for the developer to maintain
ownership. The deed would automatically revert back to the City in the event that the
development could not proceed.

Mr. Otto moved that the Plan Commission forward Plan Case No. 2268-M-16 to the City
Council with a recommendation for approval of the rezoning request as presented. Mr. Turner
seconded the maotion.

Mr. Trail expressed concern about the lack of commercial being proposed in the potential
development, especially with it being a downtown development. Mr. Otto commented that if
there were a stronger market for commercial, then the developer would surely devote more space
for it. We cannot create the demand for commercial space in a rezoning request. He believed
that the developer would be happier if there were more of a demand for commercial space,
because it generally brings more money per square foot.

Mr. Hopkins wanted to emphasize on record the discussion because this would be the only
opportunity for the Plan Commission to give input on the potential development project. He will
vote in favor of the proposed rezoning, but very unhappy about doing so. The B-4 Zoning
District is problematic because it has no height restriction and a 9.0 Floor Area Ratio (FAR).
There could potentially be an 18-story building on half the site; however, he does not feel that
this would happen because the City of Urbana owns the property and can negotiate with the
developer. It is essential that the negotiated development agreement has the transfer of
ownership contingent on the development actually being built.

The second issue is that a new TIF District should be designed in particular to improve Urbana

Avenue from Main Street to Washington Street. A new TIF District should also include the
improving pedestrian crossing of Vine Street to Lincoln Square.
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A potential development of the block should be 4 stories, not 18. The setbacks should be
appropriate to the surrounding neighborhood.

Mr. Stohr inquired what the actual setbacks would be. Mr. Engstrom stated that along most of
East EIm Street, all of Urbana Avenue and all of East Green Street, the required setbacks would
be 15 feet. There would be no setback required for along Vine Street.

Roll call was taken on the motion and was as follows:

Ms. Byndom - Yes Mr. Fell - Yes
Mr. Hopkins - Yes Mr. Otto - Yes
Mr. Stohr - Yes Mr. Trail - Yes
Mr. Turner - Yes Mr. Ackerson - Yes

The motion passed by unanimous vote. Mr. Engstrom noted that Plan Case No. 2268-M-16
would be forwarded to the City Council as recommended by the Urbana Plan Commission on
March 7, 2016.
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From: Laura Huth [mailto:laurahuth@dogoodconsulting.org]

Sent: Wednesday, February 17, 2016 11:42 AM

To: PLAN COMMISSION MEMBERS

Subject: TWG project at 200 S. Vine :: letter of support for project and rezoning

Good day Urbana Plan Commissioners:

| am writing in support of the proposed project at 200 S. Vine by TWG Development and the zoning
request before the Commission. Let me be clear that | am writing as a private citizen and in no way have
any ties whatsoever to the developer of this project, paid or otherwise.

As most of you know, | served on the city council representing the area this project is slated for. At that
time, the homes that once stood on this block had long lost their luster — and in some cases even their
livability. Dilapidated, dark, and in some cases abandoned, it came a time to mourn the loss while
looking to the future.

Discussions about what would happen to this block and area actually began before my days on council.
In my time, and since then, downtown and comprehensive planning discussions targeted this specific
area for growth and opportunity — it was even labeled a “Key Redevelopment Site”.

In my view, it took longer than it should have to finally have a full city block arranged to envision and
execute our future, our vision. It took three attempts, but we now finally have a developer willing to
enter into a bold public-private partnership to begin crafting the vision we had for that region so many
years ago: a higher density mixed use development that transitions downtown to the Historic East
Urbana area appropriately, and one that affords opportunities for living, working, and shopping.

This is an important infill development project for Urbana — and important addition to our downtown.
It's also an important project that sits at the gateway between our commercial core and the old town
neighborhood that sits just to its east.

This project represents an opportunity to infuse vital new blood into our downtown region, bringing
important foot traffic (and wallets) to a commercial sector that still so badly needs it. This project
represents an important opportunity to create critical new tax revenue for our struggling city — tax
revenue that is a move in the right direction to diversify our tax base. This project represents a chance to
form an important relationship with a developer: one that could have long-lasting and growing impacts
on our city — if handled well. And this project, too, represents an opportunity to build a collaborative
relationship between our community’s need to grow and diversify revenues and one that needs to
develop stronger relationships and confidences with both developers and its residents.

The rezoning request in front of you today creates a parcel of land that matches with the vision set out
so many years ago, and one that is dictated by our vision of Future Land Use in the Comprehensive Plan.
It calls for an urban style of development and architecture that emphasizes and capitalizes on multi-
modal transit options (bike, bus, walking, and of course, cars).

There are details that | want to see emerge from this project certainly: | want to be sure the there is an
affordability for tenants that allows for both a successful project as well as the diversity that our city is
so proud of and that Historic East Urbana is known for. I'd also like to see a sensible approach to the
ingress/egress of autos on the site: the entrance should both be easy to see and access from Vine and
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keep traffic in the Historic neighborhood to the east at a minimum. An entrance off Green or EIm makes
much more sense in both regards. Outdoor amenities like patios and landscaping and an overall visual
aesthetic that pairs with Urbana’s values is something we should strive for without compromising
project success. In conversation with company executives, these are details they are open to
embracing, and details that can come as we move forward with a partnership. And to do that, we need
this rezoning.

And so, | write in support of the rezoning. | strongly support that we as a community move forward
crafting this long-awaited partnership. Let’s work with TWG to create a project that at once gives a nod
to our historic values, but one that acknowledges that our sights must to set on the future. One that
appropriately bridges the greener areas of the neighborhood with the more concrete ones of our
downtown. One that invites people to live, work, and shop right here in Urbana, helping us collectively
build a stronger, more diverse community. And one that acknowledges that we are still a car-centric
country, but one that now knows that trends are changing and that we can —and should — make
decisions differently than we did even during the time | was on council —and that we can help drive
trends with our decisions. And one that in the end builds a stronger, more cohesive, more thriving
community that we are all proud of.

| welcome any questions you might have. My contact information is below. | plan to attend the
Commission’s meeting on Thursday to speak to this as well.

Sincerely,
Laura Huth
Former Urbana City Council member, Ward 5

Laura Huth, President & CEO

do good Consulting

Fundraising, Communications, Planning, Marketing & More

506 S. Webber, Urbana, IL 61801

217-778-1687

laurahuth@dogoodconsulting.org

www.dogoodconsulting.org << Check out our all new website!

Sign up for do good’s e-newsletter, Doing Good!
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