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DEPARTMENT OF COMMUNITY DEVELOPMENT SERVICES 
 

Planning Division 
 

m e m o r a n d u m 
 
 

TO:  The Urbana Plan Commission 
 
FROM: Kevin Garcia, AICP, Planner II 
 
DATE: January 18, 2019 
 
SUBJECT: Plan Cases 2361-M-18 & 2362-SU-18: A request by Rael Development Corporation 

to rezone approximately 1.5 acres from B-2, Neighborhood Business - Arterial, and 
R-4, Medium-Density Multiple-Family Residential, to B-3, General Business, and for 
a Special Use Permit to allow Multi-Family Residential use in the B-3, General Business 
District, at 802, 804, 806, 808, 810, 812, 814, and 816 Clark Street, 406, 406 ½, and 
408 North Lincoln Avenue. 

 
 

Introduction 
Rael Development Corporation requests a rezoning and Special Use Permit to allow a mixed use 
development for several properties on the southeast corner of Lincoln and University Avenues. The 
proposed development would include apartments, extended stay hotel rooms, and retail. The 
properties currently have mixed zoning: B-3, General Business; B-2, Neighborhood Business – 
Arterial; and R-4, Medium-Density Multiple Family Residential. The request would make all of the 
parcels consistently zoned as B-3, General Business. In the B-3 district, multifamily housing is only 
allowed with a Special Use Permit. Since the proposed development includes apartments, the applicant 
requests a Special Use Permit in addition to the rezoning. 
 
The applicant also plans to build townhomes on the south side of Clark Street in a “by right” 
development. Those townhomes are not subject to the Special Use Permit or rezoning requests. 
 
On January 15th, 2019, at Saint Patrick Catholic Church, the applicant held an open house about the 
project (including the “by right” townhome development south of Clark Street). More than 50 people 
attended. The developer answered questions about the project’s design, building height and 
orientation, screening, parking, and more. 
 
The Plan Commission must review the applications, hold a public hearing, and make 
recommendations to the Urbana City Council. The City Council must then approve, approve with 
certain conditions, or deny the applications. 
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Background 

Description of the Site and Surrounding Properties 

The property consists of several parcels totaling approximately 1 ½ acres. It is east of Lincoln Avenue, 
south of University Avenue, west of Busey Avenue, and north of Clark Street (see Exhibit A). The 
property contains a mix of smaller-scale commercial buildings at Lincoln/University and residential  
buildings along Clark Street. The commercial buildings have vehicle access from Lincoln Avenue and 
Clark Street. 
 
The surrounding area is commercial, residential, and medical- and university-related. To the west is a 
three-story commercial building (with Einstein’s Bagels on the corner); to the northwest is “The 
Retreat,” a townhome development that is under construction;  to the north, northeast, and east are 
Carle properties; and to the south are residential properties, most of which the applicant plans to 
develop with townhomes. 
 
The following chart identifies the current zoning, existing land uses, and Comprehensive Plan future 
land use designations of the site and surrounding properties (see Exhibits A, B, and C). 
 

 
Direction  

 
Zoning 

 
Existing Land Use 

 
Future Land Use 

Site 

B-3, General Business / 

B-2, Neighborhood Business-Arterial / 

R-4, Medium Density Multiple-Family 
Residential 

Commercial / Residential 
Community 
Business / 
“Gateway” 

North 
MIC, Medical Institutional Campus / 

B-3, General Business 
Hospital / Clinic Community 

Business 

East B-3, General Business Hospital Institutional 

South R-4, Medium Density Multiple-Family 
Residential Single-Family Residential Multifamily / 

Campus Mixed Use 

West 
B-3, General Business / 

B-3U, General Business - University 
Commercial Campus Mixed Use 

 

Proposed Use  

The proposed uses are apartments, an extended-stay hotel, and retail that is accessory to the hotel and 
apartments. The preliminary site plan (Exhibit E) indicates there will be approximately 15,000 sq. ft. 
of amenity space, 2,500 sq. ft. of accessory cafe space, 7,000 sq. ft. of  terraces, 40 extended stay units, 
212 apartments, and 187 parking spaces1 on the site. While the site plan is preliminary, the applicant 

                     
1 The Zoning Ordinance requires 222 parking spaces for the proposed development. The remaining 35 spaces 
will be accommodated on the townhome development proposed on the south side of Clark Street. 
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will be required to submit final plans that conform with all of the City of Urbana’s development 
regulations prior to construction. 

Discussion  

Rezoning 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 used to evaluate the legal validity of a zoning classification 
for a particular property. In addition to the six La Salle Criteria, the court developed two more 
factors in the case of Sinclair Pipe Line Co. v. Village of Richton Park. Together, all eight factors are 
discussed below to compare the current zoning to the proposed zoning. 

1. The existing land uses and zoning of the nearby property. 
Rezoning to the B-3 district would be compatible with the zoning and land uses of the areas 
surrounding all of the parcels in this request (see Exhibit A). To the north and east are Carle hospital 
properties, to the west are commercial properties zoned B-3 and B-3U, and to the south residential 
properties that are zoned for medium density multifamily residential. 

This criterion weighs in favor of the proposed rezoning. 

2. The extent to which property values are diminished by the restrictions of the ordinance.2  
(This is the difference in the value of the neighboring properties with the current zoning of the subject 
properties, compared to the value of the neighboring properties if the subject properties are zoned B-3, 
Central Business.) 
Rezoning the parcels to B-3 would allow more business uses on the properties, and would allow 
the proposed apartments to be built. Currently, as zoned (B-2 and R-4), the properties are 
underdeveloped and probably do not enhance the value of surrounding properties. 

It is also unlikely that the rezoning would diminish the value of surrounding properties. If anything, 
the rezoning would make it more likely that the parcels are redeveloped in a way that could increase 
nearby property values. 

This criterion weighs in favor of the proposed rezoning. 

3. The extent to which the ordinance promotes the health, safety, morals or general welfare of the public. 
The proposed rezoning would not harm the health, safety, morals, or general welfare of the public. 
The current zoning already allows business and multi-family uses, though not in a unified 
development as is proposed. It is unlikely the rezoning would affect the general welfare of the 
public in any way beyond what is currently allowed. 

This criterion weighs in favor of the proposed rezoning. 

  

                     
2 Please note that the Urbana City Planning Division staff are not professional appraisers and that a 
professional appraiser has not been consulted regarding the impact on the value of the property. Any 
discussion pertaining to property values must be considered speculative and inconclusive. 
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4. The relative gain to the public as compared to the hardship imposed on the individual property owner. 
The rezoning would allow the redevelopment of an underutilized block at one of the most 
significant street intersections in the City. The redevelopment of the site could be very beneficial 
to the public, especially if the proposed development is built. 

This criterion weighs in favor of the proposed rezoning. 

5. The suitability of the subject property for the zoned purposes. 
The properties are well-suited for commercial uses, which the B-3 district allows. The site is on the 
important (but underdeveloped) corner of Lincoln and University Avenues. University Avenue is 
one of the major commercial corridors in Urbana, and rezoning the parcels along the north side of 
Clark Street would allow the entire site to be redeveloped as a cohesive development, which is 
difficult given the mixed zoning that currently exists. 

This criterion weighs in favor of the proposed rezoning.  

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. 

The parcels are not vacant, but they are underdeveloped given the importance of the location they 
occupy at corner of Lincoln and University Avenues. Several earlier attempts to rezone the parcels 
failed due in part to a lack of a development plan for the site (i.e. the rezoning requests were 
speculative). The proposed development would ensure that if rezoned, the parcels could be put to 
better use than at present. 

This criterion weighs in favor of the proposed rezoning. 

7. The community’s need for more of the proposed use. 
Urbana has few extended stay hotel options, especially so close to the University, OSF, and Carle 
campuses, which are all likely to be served by that use. While there have been many new apartment 
developments in Urbana (and Champaign) in the recent past, the proposed development is very 
close to the University and both hospitals. It is likely to be attractive to people who want to live 
near one (or more) of those. At such a prominent corner (Lincoln and University Avenue), more 
cafe/retail space is desirable. 

This criterion weighs in favor of the proposed rezoning. 

8. The care with which the community has planned its land use development. 
In the 2005 Comprehensive Plan, the parcels are identified as “Community Business.” They are 
further identified by a note stating “Promote as ‘gateway’ to University District through architecture and 
urban design of mixed-use redevelopment.” The existing uses on the site do not provide such a gateway. 
The proposed rezoning would allow the redevelopment of the site, which could help to realize the 
goal of the Comprehensive Plan: to have a mixed-use “gateway” at the corner of Lincoln and 
University Avenue. 

This criterion weighs in favor of the proposed rezoning. 
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Requirements for a Special Use Permit 

According to Section VII-4.A of the Urbana Zoning Ordinance, an application for a Special Use 
Permit shall demonstrate the following: 
 
1. That the proposed use is conducive to the public convenience at that location. 
 

The property is located at a very important intersection in Urbana. Adding a mix of apartments, 
retail, and extended stay hotel units to this corner would be beneficial to the public. The site is 
along University Avenue, a commercial corridor. The retail space will add to the commercial mix 
along University Avenue and the apartments and extended stay units will add more customers for 
the nearby businesses. 
 
The Urbana Comprehensive Plan designates this area of the City for Community Business uses, 
and further highlights the site as a mixed-use “gateway” to the University District. The proposed 
building is designed to complement the commercial building across Lincoln Avenue to provide 
an identifiable gateway to the corridor to the south. 

 
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 injurious to the public at this location. The area is highly suitable for 
commercial and residential uses, and the addition of 40 extended stay hotel units so close to Carle 
Foundation Hospital, OSF HealthCare, and the University of Illinois’ campus would be beneficial 
to the public. 
 

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-7. 

 
The character of the B-3, General Business District would be preserved and enhanced with the 
proposed use. The proposed development must meet all requirements for setbacks, screening, 
parking, drainage, and all other applicable development requirements prior to construction.  

 
The Plan Commission shall determine whether the reasons set forth in the applications, and the 
evidence adduced during the public hearing, justify the granting of the Special Use Permits, and 
whether the proposed uses 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 Plan Commission shall make a recommendation to the City Council for or against the 
proposed special uses, and may also recommend such additional conditions and requirements on the 
operation of the proposed uses as are appropriate or necessary for the public health, safety, and 
welfare, and to carry out the purposes of this Ordinance, including but not limited to conditions that: 
 

1. Regulate the location, extent, and intensity of such uses; 
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2. Require adherence to an approved site plan; 
3. Require landscaping and the screening of such use by means of fences, walls, or 

vegetation; 
4. Stipulate a required minimum lot size, minimum yards, and maximum height of buildings 

and structures; 
5. Regulate vehicular access and volume, and the design and location of parking and 

loading areas and structures; 
6. Require conformance to health, safety, and sanitation requirements as necessary; 
7. Regulate signs and outdoor lighting; 
8. Any other conditions deemed necessary to effect the purposes of the Zoning Ordinance. 
 

Summary of Findings 
1. Rael Development, Inc. requests a rezoning to B-3, General Business, and a Special Use Permit 

to allow Multi-Family Residential use in the B-3, General Business District, at 802, 804, 806, 
808, 810, 812, 814, and 816 Clark Street and 406, 406 ½, and 408 North Lincoln Avenue 

2. The properties would be rezoned from their current designations to B-3, General Business to 
provide consistent zoning for a unified development.  

 
3. The proposed zoning map amendment would correct inconsistencies in the Zoning Map. 

 
4. The proposed zoning map amendment is consistent with the 2005 Urbana Comprehensive 

Plan. 
 

5. The proposed zoning map amendment generally meets the rezoning criteria. 
 

6. The proposed use is conducive to the public convenience at this location, as the retail space 
will add to the commercial mix along University Avenue and the apartments and extended 
stay units will add more customers for the nearby businesses. 

 
7. The proposed use would not be unreasonably injurious or detrimental to the district in which 

it shall be located, as the area is highly suitable for commercial and residential uses, and the 
addition of 40 extended stay hotel units will be beneficial to the public. 

 
8. The proposed use meets the regulations and standards of, and preserves the essential character 

of the B-3 district in which it shall be located, as it will meet setbacks, screening, drainage, and 
other requirements of the district.   
 

9. The proposed use is consistent with the Community Business designation, and the “gateway” 
notation as identified in the 2005 Urbana Comprehensive Plan Future Land Use Map. 
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Options 
The Plan Commission has the following options for recommendations to the City Council in Case 
No. 2361-M-18: 
 

1. Recommend approval of the rezoning request as presented; or 
 

2. Recommend denial of the rezoning request. 
 
 
The Plan Commission has the following options for recommendations to the City Council in Case 
No. 2362-SU-18: 
  

1. Recommend approval of the special use permit without any additional conditions. 
 
2. Recommend approval of the special use permit with any conditions deemed appropriate or 

necessary for the public health, safety, and welfare, and to carry out the purposes of the Zoning 
Ordinance 

 
3. Recommend denial of the special use permit. 

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 Plan 
Commission forward Plan Case No. 2361-M-18 to the Urbana City Council with a recommendation 
for APPROVAL, and that the Plan Commission forward Plan Case No. 2362-SU-18 to the Urbana 
City Council with a recommendation for APPROVAL with the following condition: 
 

- The development shall be constructed in general conformance with the attached site plans 
and renderings. 

 
 
 
Attachments:    Exhibit A: Location and Existing Land Use Map 
    Exhibit B:   Zoning Map 
    Exhibit C:  Future Land Use Map 
    Exhibit D: Application for Zoning Map Amendment and Special Use Permit 
    Exhibit E: Preliminary Site Plans, Floor Plans, and Renderings 
  
CC:  Graeme Rael, Rael Development Corporation 
  Jarrett Cooper, Rosemann & Associates Architects 
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URBANA, ILLINOIS

PROPOSED SITE PLAN

01/15/19

SGATHER URBANA
15'

30'

0' 60'

NORTH SIDE OF SITE:
APPROX 15,000 SF AMENITY SPACE
2,500 SF CAFE
7,000 SF TERRACES
40 EXTENDED STAY RESIDENCES +      
   CIRCULATION (APPROX 25,000 SF)
212 RESIDENCES + CIRCULATION          
   (APPROX 189,500 SF)

187 PARKING SPACES

SOUTH SIDE OF SITE:
(16) 4 BEDROOM TOWNHOUSES

65 SURFACE PARKING SPACES

252 TOTAL PARKING SPACES

+11 STREET PARKING SPACES

Exhibit E: Site Plan
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7,059 SF TERRACE 

LEGEND

NORTH OF CLARK STREET (5 STORY)

EXTENDED STAY RESIDENCE (1 BED)

2 BED 2 BATH

4 BED 4 BATH

2 BED 1 BATH

CORRIDOR/ PUBLIC SPACE

EXTENDED STAY RESIDENCE (STUDIO)

SOUTH OF CLARK STREET

4 BED TOWNHOMES (3 STORY)

1 BED 1 BATH

UNITS       BEDS
FIRST FLOOR
EXTENDED STAY STUDIO: 21 21
EXTENDED STAY 1 BED   : 19 19

SECOND-FIFTH FLOOR
STUDIO 54 54
1 BED 62 62
2 BED/ 1 BATH 32 64
2 BED/ 2 BATH 60 120
4 BED/ 4 BATH 4 16
TOTAL NORTH SIDE         252 356

4 BED/4 BATH TH 16 64
TOTAL 268 420

Exhibit E: Floor Plan
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