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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:  Jeff Engstrom, AICP, Planner II 
 
DATE:  December 14, 2012 
 
SUBJECT: Plan Case 2196-SU-12: A request by B & H Real Estate Ventures, LLC, for a 

Special Use Permit to expand a Pawn Shop at 1004 West University Avenue in 
the B-3, General Business Zoning District.  

 
Introduction and Background 
 
This case is a request by B & H Real Estate Ventures, LLC. to allow an expansion of an existing 
pawn shop located at 1004 West University Avenue in the B-3, General Business Zoning 
District.  Pursuant to Plan Case No. 2192-T-12, the Urbana Zoning Ordinance Table V-1, “Table 
of Uses”, now requires a Special Use Permit for any new or expanded Pawn Shop in B-3 zoning 
districts. The applicant is in the process of purchasing the property, which is currently known as 
the Gold and Diamond Exchange. The applicant will renovate and expand the building and re-
open it as the Pawn King. The renovations include replacing the roof and adding a 1,600 square 
foot storage space on the northwest portion of the building. 
 
The subject property is a 0.43-acre tract located on the north side of University Avenue, the 
major east-west corridor in central Urbana-Champaign, between the intersections of Lincoln and 
Goodwin Avenues.  The area immediately surrounding the subject property is currently 
commercial in character, and the proposed Campus Circle mixed-use development is expected to 
add 197 dwelling units on the property immediately to the west.   
 
The existing pawn shop is a legally nonconforming use in the B-3 District, which can now 
expand only with a Special Use Permit. The applicant in September 2012 submitted a building 
permit application for expansion which has been held pending a Zoning Ordinance amendment 
and Special Use Permit. When initially submitted, a “Pawn or Consignment Shop” was allowed 
only in the B-4 and B-4E districts and permitted by right. A City-staff initiated Zoning 
Ordinance amendment (Plan Case No. 2192-T-12) has been reviewed by the Plan Commission 
and recommended for approval by the Urbana Committee of the Whole with a requirement that 
Pawn Shops be allowed in B-3, B-4, and B-4E Districts with a Special Use Permit. Council is set 
to vote on this text amendment on December 17, 2012. In anticipation of this Zoning Ordinance 
change, the prospective owners have submitted a Special Use Permit application to 
accommodate their purchase and expansion plans. In order to meet the petitioner’s request for 
final action by the end of this calendar year, the City Council will hold a special meeting on 
December 21 to take final action on this application.  
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Adjacent Land Uses and Zoning Descriptions 
 
The area immediately surrounding the subject property to the east, west and south is commercial 
in nature.  Businesses such as Tri-Color Locksmiths and LTJ3 VIP Tours are located to the east; 
and restaurants such as Niro's Gyros, Taco Bell and Dairy Queen are located along University 
Avenue south of the subject property.  To the west is the site of the future Campus Circle mixed-
use development Hot Wok, and the former Cocina Real. To the north of the subject property is a 
railroad spur and the Illinois American Water Company.  The property to the north is zoned IN-
1, Light Industrial-Office. 
      
The following is a summary of zoning and land uses for the subject site and surrounding 
property: 
 

Location Zoning Existing Land Use Comprehensive Plan 
Future Land Use 

Site B-3, General Business Gold & Diamond Exchange Pawn 
Shop Community Business 

North IN-1, Light Industrial-
Office  

Railway spur right-of-way 
Illinois American Water Co Institutional 

South B-3, General Business Commercial – Restaurants Campus Mixed-Use 

East B-3 General Business Commercial – Retail Community Business 

West B-3, General Business Vacant (Campus Circle Site) 
Commercial – Restaurants  Community Business 

 
Comprehensive Plan Goals, Objectives and Policies 
 
The City of Urbana’s 2005 Comprehensive Plan, Future Land Use Map 3, designates the future 
land use of this property as “Community Business”. The Comprehensive Plan defines 
“Community Business” as:  
 

“Community Business centers are designed to serve the overall community as well as the immediate 
neighborhood but are less intense than regional commercial centers. Located along principal arterial 
routes or at major intersections. Community Business centers contain a variety of business and 
service uses at scales and intensities that make them generally compatible with surrounding 
neighborhoods. Encourage planned-unit development to create a variety of uses, and to transition 
intensities to adjoining neighborhoods. Design facilities to permit pedestrian, bicycle, and transit 
access as well as automobile traffic.” 

 
The proposed project appears to fit well within the Community Business category in that it is a 
community-serving business located along an arterial roadway and provides access to pedestrian 
and transit facilities.   
 
Additionally, the proposed Special Use Permit has been reviewed under the goals and objectives 
contained in the 2005 Urbana Comprehensive Plan.  The following goals and objectives relate to 
this case: 
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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 25.0  Create additional commercial areas to strengthen the city’s tax base and 

service base. 
Objectives 
25.2  Promote new commercial areas that are convenient to existing and future 

neighborhoods. 
25.4  Find new locations for commercial uses and enhance existing locations so Urbana 

residents can fulfill their commercial and service needs locally. 
 
The proposed Special Use Permit appears to comply with the Urbana’s 2005 Comprehensive 
Plan in terms of future land uses, goals, and objectives.  
 
 
Discussion 
 
B & H Real Estate Ventures, LLC, has a contract to purchase the existing Gold & Diamond 
Exchange pawn shop and convert it into a Pawn King pawn shop. Gold & Diamond Exchange 
has been operating successfully at this location for 25 years. The petitioner is proposing to 
renovate the existing pawn shop and to add a storage room for the business. Renovations would 
include a new roof, new exterior siding, and new signs. The storage room addition will require 
some interior walls to be removed. The proposed site plan is included as Exhibit E. 
 
Pawn shops are anticipated to be allowed as a Special Use in the B-3, General Business district. 
In order to expand the pawn shop, City Council must approve a Special Use Permit. The 
petitioner and the current owner would like to complete the sale of the pawn shop by the end of 
the year. The project was submitted for building permit review in September of this year. Since 
the expansion of a pawn shop was not allowed in the B-3 district, the Zoning Administrator 
applied for a Zoning Ordinance text amendment to allow “Pawn or Consignment Shop” in the B-
3 district, permitted by right. City Council requested a change to the text amendment which 
would require a Special Use Permit for a pawn shop in the B-3 zoning district, and the 
amendment is scheduled to be approved on December 17th, 2012. In order to meet the 
petitioner’s request for final action by the end of the year, this application will be heard at a Plan 
Commission public hearing on December 20th, and then will be heard before a special meeting of 
City Council on December 21st.  
 
In addition to the City’s Special Use Permit requirements, a pawn shop must conform to state 
law. Pawnshops in Illinois are regulated by the State of Illinois Department of Financial and 
Professional Regulation under 205 ILCS 510 (the Pawnbroker Regulation Act). This act imposes 
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requirements designed to protect consumers and to provide a reporting system to insure that 
transactions are communicated daily to local police. Pawn shops must obtain identification from 
anyone wishing to pawn or sell items, and must send the County Sheriff and Urbana Police 
Department a list of all items that have been bought or pawned. As part of this Special Use 
Permit, the Urbana Police Department reviewed the application and does not have any comments 
or concerns with the proposed expansion. 
  
 
Requirements for a Special Use Permit 
 
Special Use Permit applications generally must demonstrate that they meet the following three 
criteria as provided in italics. (Please see the attached Petition for Special Use Permit for the 
applicant’s specific response to each question.)  
 
1. That the proposed use is conducive to the public convenience at that location. 
 
The proposed use is conducive to the public convenience in terms of its location. The subject 
property is located along University Avenue, the main east-west commercial corridor in central 
Urbana-Champaign. The site has contained a pawn shop for several years. The applicant is 
simply seeking to improve and expand the building. 
 
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 or detrimental to the public welfare. 

 
The proposed use would not be unreasonably injurious or detrimental to the district in which it is 
located. A pawn shop is a retail and financial service use, both of which are common uses in the 
B-3, General Business District. The proposed addition of a storage room to the pawn shop would 
have no impact to the district or the public welfare. There may be more customers and traffic 
visiting the site, but as the site is on an arterial road with sidewalk access, it should not impact 
the area. In the future, the property immediately to the west will become a mixed-use 
development, with businesses on the ground floor and residential above. The proposed pawn 
shop expansion will not negatively impact the adjacent residents, as it is a generally quiet use 
with a smaller amount of traffic than most of the other businesses in the area. 
 
3. That the proposed use conforms to the applicable regulations and standards and preserves 

the essential character of the district in which it shall be located.   
 
The proposed development will preserve the general character of the University Avenue corridor 
as well as contribute to the economic vibrancy of the area. The properties surrounding the subject 
property on University Avenue are all community-serving, automobile-oriented commercial 
uses. The project would meet height, floor area ratio, parking, and front yard setback 
requirements. The only development regulations that will be impacted are parking and floor area 
ratio, which will increase from 0.24 to 0.33. The maximum floor area ratio in the B-3 district is 
4.00. The expansion of storage space will increase the required off-street parking for the pawn 
shop from 15 to 16 spaces. Staff has requested an updated site plan to show a parking lot striping 
plan that provides all of the required parking. The petitioner has agreed and will provide an 
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updated site plan prior to the Plan Commission public hearing. The petitioner has not yet applied 
for a sign permit. Any signs will meet Zoning Ordinance requirements or will be approved by 
variance if necessary. 
 
In summary, City staff finds that the application meets the specific criteria for Special Use 
Permits provided in Section VII-4 of the Zoning Ordinance.  
  
Consideration 
 
The Plan Commission shall determine whether the reasons set forth in the application, and the 
evidence adduced during the public hearing, justify the granting of the Special Use Permit, and 
whether the proposed use will be in harmony with the general purpose and intent of the Zoning 
Ordinance, and will not be unreasonably injurious or detrimental to the district in which it shall 
be located, or otherwise injurious or detrimental to the public welfare. 
 
In addition, the Plan Commission shall make a recommendation to the City Council for or 
against the proposed special use, and may also recommend such additional conditions and 
requirements on the operation of the proposed use as are appropriate or necessary for the public 
health, safety, and welfare, and to carry out the purposes of the Zoning Ordinance, including but 
not limited to the following: 
 

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

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

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

loading areas and structures; 
6. Requiring conformance to health, safety, and sanitation requirements as necessary; 
7. Regulating signs and outdoor lighting; 
8. Imposing any other conditions deemed necessary to affect the purposes of this Ordinance. 

 
 
Summary of Staff Findings 
 
In Plan Case No. 2196-SU-12, the following Summary of Findings is proposed:  
 
1. City Council will vote on December 17th, 2012 to approve a Zoning Ordinance text 

amendment to allow pawn shops in the B-3, General Business Zoning District with a Special 
Use Permit. 
 

2. The petitioner has applied to renovate the exterior and add a 1,600 square foot storage room 
to the existing pawn shop at 1004 West University Avenue. 
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3. The proposed Special Use is conductive to the public convenience as the property is currently 
in use as a pawn shop, and the University Avenue corridor contains several other 
community-serving businesses. 

 
4. The proposed use will not be unreasonably injurious or detrimental to the district in which it 

will be located, or otherwise injurious or detrimental to the public welfare because it is a low-
impact retail use. 

 
5. The proposed development is consistent with the development regulations for properties in 

the B-3 Zoning District and similar to other uses in the area and therefore preserves the 
essential character of the district in which it shall be located.  

 
6. The Urbana Police Department has reviewed the proposed Special Use and does not have any 

objections or comments on the application. 
 
7. The proposed development is consistent with the 2005 Urbana Comprehensive Plan in terms 

of its goals and objectives as well as the future land use designation of the subject property as 
“Community Business”.   

 
 
Options 
 
In Plan Case No. 2196-SU-12 the Urbana Plan Commission has the following options: 
 

1. Recommend approval to the Urbana City Council of the Special Use Permit application; 
 

2. Recommend approval of the Special Use Permit request with any additional 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 request for the Special Use Permit. 

 
 
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 the Urbana 
Plan Commission recommend APPROVAL of the Special Use Permit to the Urbana City 
Council, subject to the following conditions:  
 

1. The development shall be constructed in general conformance with the attached site plan.  
The Zoning Administrator shall have the authority to approve minor changes 
substantially in compliance with the approved site plan necessary for the project to 
comply with City regulations including building, fire, and site development codes. 

2. The applicant shall provide a parking lot striping plan that meets the satisfaction of the 
Zoning Administrator and City Engineer. 
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This Special Use Permit application will be heard at a special meeting of City Council on 
Friday, December 21st, 2012. 
 
 
cc:   Bruce Hunter, B & H Real Estate Ventures, LLC. 
  Bob Rigdon, Gold and Diamond Exchange 

  
 
 
Attachments:  
   Exhibit A:  Location & Existing Land Use Map 

Exhibit B:  Zoning Map 
Exhibit C:  Future Land Use Map 
Exhibit D:  Application 
Exhibit E:  Site Plan and Conceptual Elevations   
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Exhibit C: Future Land Use Map
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