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Introduction and Background  
 
Plan Case No. 2098-T-09 is a request to amend Urbana Zoning Ordinance Section V-8, 
Additional Use Regulations in the MOR District. The proposed text amendment would place 
quantifiable limits on the type of projects allowed to undergo administrative review and would 
eliminate the Zoning Administrator’s ability to grant minor variances. 
 
The proposed amendment is an outcome of an administrative review of an adaptive reuse project 
in the MOR zoning district in Spring 2008. On February 28, 2008, the Urbana Zoning 
Administrator granted zoning approval for the renovation of an existing residence at 601 W. 
Green Street with two administrative variances for the proposed renovations. Two additional 
administrative variances were granted on April 10, 2008. Under Section V-8, public notice is not 
required for administrative review of adaptive re-use projects (as an incentive to re-use existing 
structures). As such, neighboring property owners were not notified of the site plan approval or 
of the granting of variances in this case. In order to provide for improved public notice of 
adaptive reuse projects in the MOR and in response to citizen concerns about the project at 601 
W. Green Street, both the Mayor and the Zoning Board of Appeals have requested an 
amendment to the Zoning Ordinance.  
 
The regulations pertaining to the Mixed Office Residential (MOR) District were amended in 
2003 to promote adaptive reuse of existing structures in the District by allowing for 
administrative approval of site plans and granting of certain minor variances (ordinance attached 
as Exhibit D). The administrative approval mentioned above was the first such approval granted 
since the regulations were amended.  Zoning Ordinance regulations relevant to the administrative 
review of adaptive re-use projects in the MOR are contained within Section V-8, Additional Use 
Regulations in the MOR District.  Relevant sections are set forth below: 



Section V-8.B states: 
 

As an incentive to encourage the adaptive re-use of existing principal structures in the 
MOR District, any proposals for a change of use, building addition, or exterior 
remodeling that incorporates the adaptive re-use of an existing structure within the 
district shall not require review by the Design Review Board. Adaptive re-use proposals 
shall comply with the requirements of the Urbana Zoning Ordinance although the Zoning 
Administrator may authorize adjustments to existing codes and regulations as specified 
in Section V-8.D. Adaptive re-use proposals shall demonstrate consistency with the 
“M.O.R., Mixed-Office Residential Design Guidelines” specified in Section XI-12.J as 
determined by the Zoning Administrator. In cases where proposed addition(s) and/or 
remodeling efforts are so extensive as to result in substantial change to the appearance 
and/or scale of an existing building, the Zoning Administrator shall make this 
determination and shall then request Development Review Board review and approval of 
the project. The Development Review Board shall have the ability to make adjustments to 
existing codes and regulations for adaptive re-use projects for such projects as set forth 
in Section V-8.D. 

 
Allowable adjustments to existing codes and regulations for adaptive re-use projects are 
contained within Section V-8.D: 
 

D. Adjustments to Existing Codes and Regulations for Adaptive Re-use Projects 
 
1. The Zoning Administrator or Development Review Board may authorize adjustments 

or modifications to the requirements of the Urbana Zoning Ordinance and Urbana 
City Code for adaptive re-use of existing structures in accordance with the purpose 
and objectives of the MOR District. When changes are proposed to the use of existing 
structures and/or when additions or exterior remodeling of existing principal 
structures is proposed. This incentive shall not apply to new construction that does not 
incorporate the adaptive re-use of an existing structure. Adjustments or modifications 
to the Urbana Zoning Ordinance and Urbana City Code in the MOR District for 
adaptive re-use projects may be authorized: 

 
a. Section VIII-3, Design and Specifications of Off-Street Parking; 
 
b. Section VIII-4, Location of Parking Facilities; 
 
c. Section VIII-5, Amount of Parking Required; except that no reduction in excess 

of 25% of the full parking requirements may be approved by the Zoning 
Administrator and no reduction of the parking requirements shall be approved 
for residential uses; residential use in the MOR District shall conform to the 
full parking requirements of Section VIII-5; 

 
d. Section VIII-6, Off-Street Loading Regulations; 
 

 2



e. Article VI, Development Regulations; except that the Zoning Administrator 
shall only approve the adjustments listed in Section XI-3-C.2.b (i.e., for minor 
variations) and no others; and 

 
f. Chapter 7 of the City Code, Fences. 

 
 
Issues and Discussion 
 
The proposed text amendment would continue to encourage the adaptive reuse of existing 
buildings, but would better clarify the administrative review process and the roles of the MOR 
Development Review Board and the Zoning Administrator. The current language regarding 
projects that incorporate the adaptive re-use of an existing structure states that such a project may 
be reviewed by the Zoning Administrator unless a proposed addition and/or remodeling effort is 
so extensive as to result in a substantial change to the appearance and/or scale of an existing 
building.  
 
The first change in the proposed text amendment would add clearer, more quantifiable criteria to 
clarify what types of projects may be reviewed by the Zoning Administrator and which require 
review by the full Board. The criteria listed below are modeled after the recently-adopted criteria 
in Section XI-15, Design Review Board. The three additional criteria would ensure projects that 
would significantly impact the character of a neighborhood would undergo review by the full 
MOR Development Review Board yet still allow minor projects to be reviewed administratively 
so as not to discourage property maintenance and improvements. Additionally, having 
consistency between the triggers for full Board review by the MOR DRB and by the newly 
created Design Review Board would allow for improved administration and create better 
consistency. 
 
Proposed changes to Section V-8.B: 
 

B. As an incentive to encourage the adaptive re-use of principal buildings, proposed 
changes to existing principal buildings which do not:

 
1. Increase the building footprint by more than 15 percent; or 
2. Increase the floor area ratio by more than 15 percent; or   
3. Include installing or enlarging a parking lot; or 
4. Substantially change the building’s appearance and/or scale, as determined 

by the Zoning Administrator in consultation with the chair of the MOR 
Development Review Board; 

 
may be reviewed administratively for compliance with MOR zoning ordinance 
requirements and design guidelines. Other site plans shall be reviewed by the Design 
Review Board, in accordance with the provisions of the Board as specified in Section XI-
12 and shall also demonstrate consistency with the “MOR,  Mixed-Office Residential 
Design Guidelines” as specified in Section XI-12.J. 
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The proposed text amendment would also eliminate the Zoning Administrator’s ability to grant 
minor variances from the Zoning Ordinance. The adaptive re-use case at 601 W. Green Street 
was the first time the Zoning Administrator had granted administrative variances. Under the 
existing regulations pertaining to the administrative approval of site plans and granting of minor 
variances in the MOR zoning district, there is no requirement to notify the public and no 
practical means to take public testimony. Several members of the public expressed concern about 
public notice and the opportunity to give testimony regarding the improvements to 601 W. Green 
Street. Due to practical difficulties with providing proper notice and hearing facilities for 
administratively granted variances, City staff recommends eliminating this provision. Variances 
may still be granted by the MOR Development Review Board as an incentive for adaptive reuse 
projects.  
 
Proposed changes to Section V-8.C: 
 

C. Adjustments to Existing Codes and Regulations for Adaptive Re-use Projects. 
 

1. For site plans incorporating the adaptive re-use of existing structures, the MOR 
Development Review Board is empowered to authorize modifications from the 
following Zoning Ordinance standards on a case-by-case basis in accordance with the 
purpose and objectives of the MOR District regulations:       
 
a. Section VIII-3, Design and Specifications of Off-Street Parking; 
b. Section VIII-4, Location of Parking Facilities; 
c. Section VIII-5, Amount of Parking Required; except that no reduction of the 

parking requirements shall be approved for residential uses; residential use in the 
MOR District shall conform to the full parking requirements of Section VIII-4;

d. Section VIII-6, Off-Street Loading Regulations; 
e. Article VI, Development Regulations; and 
f. Chapter 7 of the City Code, Fences. 

 
One final addition in the proposed text amendment is to add a reference to the appeals process as 
outlined in Section XI-3.D. The other changes are to simplify and clarify the language and 
meaning in the section. 
  

Summary of Staff Findings 
 
1. Urbana’s Zoning Ordinance has been enacted by the corporate authorities of the City of 

Urbana pursuant to its home rule powers as provided for in the Constitution of the State of 
Illinois, 1970, and in conformance with the Illinois Municipal Code;  

 
2. Section V-8, Additional Use Regulations in the MOR District, was amended on September 7, 

2004, to allow for administrative review of adaptive reuse projects; 
 
3. On February 28, 2008, the Urbana Zoning Administrator granted zoning approval for the 

renovation of an existing residence at 601 W. Green Street along with two administrative 
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variances for the proposed renovations. Two additional administrative variances were 
granted on April 10, 2008.  

 
4. On October 15, 2009, the Zoning Board of Appeals requested City staff review the 

regulations in the Zoning Ordinance pertaining to the MOR District.  
 
5. Urbana Mayor requested City staff review the regulations in the Zoning Ordinance pertaining 

to the MOR District. 
 

6. The proposed amendment would continue to encourage the adaptive reuse of existing 
structures, but would include as well clearer, more quantifiable criteria to clarify what types 
of projects may be reviewed by the Zoning Administrator and which would require review by 
the full Board. 

 
7. The proposed amendment would eliminate the Zoning Administrator’s ability to grant minor 

variances, thus ensuring public notification and hearing of requests for all variances.   
 

Options 
 
The Plan Commission has the following options for recommendations to the City Council. In 
Plan Case 2098-T-09, the Plan Commission may: 
 

a) Forward this case to the City Council with a recommendation for approval; 

b) Forward this case to the City Council with a recommendation for approval, as 
modified by specific changes; or 

c) Forward this case to the City Council with a recommendation for denial. 
 

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 
Urbana Plan Commission recommend approval of the proposed text amendment to the Zoning 
Ordinance, as presented herein. 
       
          
Attachments: Exhibit A:  Location Map 
   Exhibit B:  Proposed draft of Section V-8, clean copy 
   Exhibit C:  Proposed draft of Section V-8, marked up 
   Exhibit D:  Ordinance No. 2003-11-120 
   
 
Cc:   FYI, email, ZBA 
   FYI, email, WUNA 
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EXHIBIT A:  MOR Zoning District Location Map

Prepared 1/30/2009 by Community Development Services - rlb
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EXHIBIT B 
Clean Copy 

Section V-8.  Additional Use Regulations in the MOR District 
 
A. Within MOR Zoning Districts, site plans for all changes of use, building additions, exterior 

building remodeling, new construction, and parking lot construction or expansion shall comply 
with the MOR zoning ordinance requirements and applicable design guidelines. Wherever 
this ordinance imposes greater restrictions on properties in the MOR, Mixed-Office 
Residential Zoning District than in other zoning districts, the greater restrictions shall govern. 

 
B. As an incentive to encourage the adaptive re-use of principal buildings, proposed changes to 

existing principal buildings which do not:   
 

1. Increase the building footprint by more than 15%; or 
2. Increase the floor area ratio by more than 15%; or  
3. Include installing or enlarging a parking lot; or 
4. Substantially change the building’s appearance and/or scale, as determined by the 

Zoning Administrator in consultation with the chair of the MOR Development Review 
Board; 

 
may be reviewed administratively for compliance with MOR zoning ordinance requirements 
and design guidelines. Other site plans shall be reviewed by the Design Review Board, in 
accordance with the provisions of the Board as specified in Section XI-12 and must 
demonstrate consistency with the “MOR,  Mixed-Office Residential Design Guidelines” as 
specified in Section XI-12.J. 

 
C. Adjustments to Existing Codes and Regulations for Adaptive Re-use Projects. 
 

1. For site plans incorporating the adaptive re-use of existing structures, the MOR 
Development Review Board is empowered to authorize modifications from the following 
Zoning Ordinance standards on a case-by-case basis in accordance with the purpose 
and objectives of the MOR District regulations:   

 
a. Section VIII-3, Design and Specifications of Off-Street Parking; 
 
b. Section VIII-4, Location of Parking Facilities; 
 
c. Section VIII-5, Amount of Parking Required; except that no reduction of the 

parking requirements shall be approved for residential uses; residential use in the 
MOR District shall conform to the full parking requirements of Section VIII-4; 

 
d. Section VIII-6, Off-Street Loading Regulations; 
 
e. Article VI, Development Regulations; and 
 
f. Chapter 7 of the City Code, Fences. 

 
 
D. Appeals.  See Section XI-3.D for information regarding the appeals process. All appeals must 

be filed within 45 days as prescribed by the State Zoning Act (65 ILCS 5\11-13-12). 



Section V-8.  Additional Use Regulations in the MOR District 
 
A. Within MOR Zoning Districts, site plans for all changes of use, building additions, exterior 

building remodeling, new construction, and parking lot construction or expansion shall comply 
with the MOR zoning ordinance requirements and applicable design guidelines. Wherever 
this ordinance imposes greater restrictions on properties in the MOR, Mixed-Office 
Residential Zoning District than in other zoning districts, the greater restrictions shall govern. 

 
B. As an incentive to encourage the adaptive re-use of principal buildings, proposed changes to 

existing principal buildings which do not:   
 

1. Increase the building footprint by more than 15%; or 
2. Increase the floor area ratio by more than 15%; or  
3. Include installing or enlarging a parking lot; or 
4. Substantially change the building’s appearance and/or scale, as determined by the 

Zoning Administrator in consultation with the chair of the MOR Development Review 
Board, 

 
may be reviewed administratively for compliance with MOR zoning ordinance requirements 
and design guidelines. Other site plans shall be reviewed by the Design Review Board, in 
accordance with the provisions of the Board as specified in Section XI-12 and must 
demonstrate consistency with the “MOR,  Mixed-Office Residential Design Guidelines” as 
specified in Section XI-12.J. 

 
B.   As an incentive to encourage the adaptive re-use of existing principal structures in the MOR 

District, any proposals for a change of use, building addition, or exterior remodeling that 
incorporates the adaptive re-use of an existing structure within the district shall not require 
review by the Design Review Board.  Adaptive re-use proposals shall comply with the 
requirements of the Urbana Zoning Ordinance although the Zoning Administrator may 
authorize adjustments to existing codes and regulations as specified in Section V-8.D.  
Adaptive re-use proposals shall demonstrate consistency with the “M.O.R., Mixed-Office 
Residential Design Guidelines” specified in Section XI-12.J as determined by the Zoning 
Administrator.  In cases where proposed addition(s) and/or remodeling efforts are so 
extensive as to result in substantial change to the appearance and/or scale of an existing 
building, the Zoning Administrator shall make this determination and shall then request MOR 
Development Review Board review and approval of the project.  The MOR Development 
Review Board shall have the ability to make adjustments to existing codes and regulations for 
adaptive re-use projects for such projects as set forth in Section V-8.D.

 
C.  Proposals not incorporating the adaptive re-use of an existing structure in the MOR District 

must receive site plan approval from the MOR Development Review Board in accordance 
with the provisions of the Board as specified in Section XI-12 and must demonstrate 
consistency with the “M.O.R.,  Mixed-Office Residential Design Guidelines” as specified in 
Section XI-12.J. 

 
C. Adjustments to Existing Codes and Regulations for Adaptive Re-use Projects. 
 

1. For site plans incorporating the adaptive re-use of existing structures, the MOR 
Development Review Board is empowered to authorize modifications from the following 
Zoning Ordinance standards on a case-by-case basis in accordance with the purpose 
and objectives of the MOR District regulations:   

 
1. The Zoning Administrator or MOR Development Review Board may authorize 

adjustments or modifications to the requirements of the Urbana Zoning Ordinance and 
Urbana City Code for adaptive re-use of existing structures in accordance with the 
purpose and objectives of the MOR District.  When changes are proposed to the use of 

EXHIBIT C 
Marked Up Copy 



existing structures and/or when additions or exterior remodeling of existing principal 
structures is proposed. This incentive shall not apply to new construction that does not 
incorporate the adaptive re-use of an existing structure.  Adjustments or modifications to 
the Urbana Zoning Ordinance and Urbana City Code in the MOR District for adaptive re-
use projects may be authorized: 

 
a. Section VIII-3, Design and Specifications of Off-Street Parking; 
 
b. Section VIII-4, Location of Parking Facilities; 
 
c. Section VIII-5, Amount of Parking Required; except that no reduction in excess of 

25% of the full parking requirements may be approved by the Zoning 
Administrator and no reduction of the parking requirements shall be approved for 
residential uses; residential use in the MOR District shall conform to the full 
parking requirements of Section VIII-4; 

 
d. Section VIII-6, Off-Street Loading Regulations; 
 
e. Article VI, Development Regulations; except that the Zoning Administrator shall 

only approve the adjustments listed in Section XI-3-C.2.b (i.e., for minor 
variations) and no others; and 

 
f. Chapter 7 of the City Code, Fences. 

 
 
D. Appeals.  See Section XI-3.D for information regarding the appeals process. All appeals must 

be filed within 45 days as prescribed by the State Zoning Act (65 ILCS 5\11-13-12). 
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