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301 N. Neil Street          

Suite 400 

Champaign, IL 61820 

217-621-3522 
 
January 13, 2017 

 

Ms. Lorrie Pearson 

Planning Manager 

City of Urbana 

400 South Vine Street 

Urbana, IL 61801 

 

Re: Revised Planned Unit Development Applications 

809 West Nevada, 802, 804, 806 South Lincoln 

Urbana, Illinois 

 

Dear Ms. Pearson, 

 

Included here are revised Preliminary and Final Planned Unit Development applications for 

the above mentioned properties. 

 

As you are aware, at a previous presentation of this project, several concerns were raised 

on the part of the neighborhood group regarding the design. Since that time, the 

developer, Green Street Realty, has been making a concerted effort to transform the 

project into one that is appropriate in its size, form and feature, in order to protect the 

character and legacy of the neighborhood. The developer has hired our firm to assist in this 

effort, and we want to assure you that the concerns voiced previously have figured 

prominently in the re-design of this project. 

 

The project has been greatly reduced in scale to match the “intensity level” desired in the 

transition between the University and the residential areas of the Lincoln-Busey Corridor in 

the following ways: a) the building area has been reduced by more than 50% [from 80,000 

sf to 38,000 sf] and the number of apartments has been reduced from 79 to 30; b) the 

building height has been lowered into alignment with the adjacent structure at 808 South 

Lincoln; and c) the number of stories has been reduced from 5 down to 3.5, with the lowest 

level partially submerged. 

 

The exterior of the building has now been transformed to better reflect the character of the 

surrounding neighborhood, with materials and forms that compliment the existing 

residential structures. Projecting bay windows and entrance stoops, with direct entrances 

to individual apartments, also enhance the appearance of the building and provide a more 

pedestrian appeal. The existing mature tree on the corner of Lincoln and Nevada will also 

be preserved, and the grounds around it will be landscaped to encourage outdoor leisure 

activity in its vicinity. The project also includes a community bike repair station within easy 

reach, facing Nevada Street. 
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In addition to these features, the parking ratio (both bicycle and vehicular) has been 

improved over the previous design, and the project has added some sustainability 

features, including the use of a rain collection system for landscape irrigation and the use 

of recycled material in exterior elements, such as fencing. 

 

We sincerely hope that the materials included here will help to identify how we, along with 

the developer, intend for this project to be a fitting and welcome addition to the Lincoln-

Busey corridor. We are very excited to present and discuss the design with you and your 

staff. In the mean-time, if there are any questions you have related to the project design, 

please feel free to contact us at any time. 

 

Best Regards, 

 

MODE 3 ARCHITECTURE INC. 

 

 

 

Josh N. Daly, AIA, NCARB 

President 

Mode 3 Architecture, Inc. 
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5. PLANNED UNIT DEVELOPMENT REQUIREMENTS 

Item b – Conservation. When laying out this development site, we took 

special care in trying to construct our building around the existing mature 

tree on the north side of the lot. The tree was in a location on the lot that 

would allow for additional building and unit space if we decided to remove 

the tree. In fact, we likely could have got anywhere from 4-8 additional 

bedrooms by removing the tree. We made the decision that conserving the 

tree and reducing the size of the north end of our building was the best 

decision for this development.  

Item c – Infill. We believe that this development is a great example of urban 

infill development. The current site and existing structures are underutilized 

and do not represent the highest and best use of land and were not the types 

of properties that were envisioned by the City in this location when the 

Comprehensive Plan was adopted in 2005. The current parking entrances on 

the 802, 804 and 806 S Lincoln buildings are not ideally situated and cause 

traffic congestion and require residents at the 802 S Lincoln building to back 

up into traffic right at the existing stop sign. Our new parking entrance and 

exit is shielded and allows residents in this new development easy and safe 

access in and out of the designated parking areas. The current site also has 

numerous above ground utility poles that are not visually attractive and are 

very difficult for the utility company to service. The new layout will eliminate 

all the poles and will allow the power company to set up service that will be 

both visually appealing and much easier to service.  

Item d – Unique Development. This development corresponds to the future 

land use that was adopted in the 2005 Comprehensive Plan.  The 802, 804 

and 806 S Lincoln lots are clearly identified on the land use maps as locations 

for future high density residential use. These lots are unique to the 

neighborhood and some of the only lots that are identified as high density 

residential that are not already developed as existing apartments in this 

corridor. Unless zoning changes are made to the neighborhood in the future, 

this development along Lincoln will be unique to the neighborhood as it will 

likely be the only opportunity for high density multifamily development on 

the East side of Lincoln Avenue in this part of the city. The design of the 



building is also unique, having blended some elements from existing 

historical buildings in the neighborhood, while being built with modern 

materials and adhering today’s stringent and energy efficient building codes.  

 

Provide a narrative explaining how the PUD is consistent with the 

following general goals of a PUD.  In doing so, please identify which goals 

are applicable to the PUD and why. 

a) To encourage high quality, non-traditional, mixed use, and/or 

conservation development in areas identified in the Comprehensive 

Plan. 

The project conforms to the future land use in the Comprehensive plan.  It 

contributes to the residential fabric serving the University and is in close 

proximity to the core campus area.  Additionally, a great deal of care went 

into the design and scale of the project to conform with surrounding 

historically significant properties, while using high quality modern materials 

and today’s building standards. 

b) To promote infill development in a manner consistent with the 

surrounding area. 

The 3.5 story building is in a scale and compatible with other structures on 

both the east and the west side of Lincoln Avenue.   It is also set back from 

residential areas to the east to lessen any impact on those areas and to 

provide a buffer to the single-family residents that are mostly further back in 

the West Urbana Neighborhood District.  The development replaces several 

buildings, some of converted uses, which are at the end of their useful life 

and underutilized in this higher density location.  While the density will be 

greater than what currently exists on the site, it is consistent with other 

recent nearby developments and the University fabric directly adjacent to 

the site. It is also exactly what the 2005 Comprehensive Plan spells out as the 

type of development that was envisioned for the future of the lots in this 

corridor, a plan that was developed over many years with input from the 

neighborhood and city.  



c) To promote flexibility in subdivision and development design 

where necessary. 

Some concessions to the current Zoning Ordinance are required to make this 

development financially viable, but those are relative to the scale of the 

development and not out of line with existing developments to the west and 

north of the site. In addition, the current zoning of R-4 and R-5 are not 

considered the highest density in the current Urbana zoning guidelines. In 

fact, the definition of R-5 zoning is Medium High Density, clearly not the 

High-Density land use defined in the Comprehensive Plan as the future use 

for this site. We have already determined that the current R-5 zoning will not 

support this development, and the reason that we are submitting a PUD 

application for this site. If one was going to compare this request with one of 

the current zoning classifications, the future land use of High Density 

Residential is most consistent with the City’s current R-6 zoning standards. 

R-6 zoning allows for a higher Floor Area Ratio (FAR) of 1.4 and the ability to 

build taller buildings than the current 35 feet that is allowed in the R-4, R-5 

zoning. We fit well within the R-6 High Density guidelines with this current 

design in respect to FAR and building height.  

d) To provide public amenities not typically promoted by the Zoning 

Ordinance. 

To understand the City of Urbana Planned Unit Development (PUD) process 

more clearly, we spent a great deal of time looking over the City of Urbana’s 

definition of a Planned Unit Development (PUD) and what types of public 

amenities a developer could provide to the city in exchange for more 

flexibility in the current zoning standards. After reviewing this, we best fit 

into the public amenity of HIGHER DENSITY as an allowed public amenity per 

the City of Urbana webpage for Planned Unit Developments. A copy of this 

language is below and taken directly from the Planned Unit Development 

page of the City of Urbana website 

(http://www.urbanaillinois.us/businesses/building-permits-and-

zoning/planning-zoning-forms/planned-unit-development-pud).  

 

http://www.urbanaillinois.us/businesses/building-permits-and-zoning/planning-zoning-forms/planned-unit-development-pud
http://www.urbanaillinois.us/businesses/building-permits-and-zoning/planning-zoning-forms/planned-unit-development-pud


The purpose of a planned unit development is to encourage 

development that goes beyond the minimum zoning and 

development standards in terms of design, public amenities, 

innovative "green" construction and implementation of the 

Comprehensive Plan and other official development plans and 

policies.  In exchange for public amenities, developers are granted 

flexibility in applying the typical zoning and development 

regulations.  These amenities may include bicycle trails, public art, 

unique architecture, protection of natural resources, "green" design 

and building, or higher density and mixed-use development.  For 

developers, flexibility allows more creative development that 

encourages infill development, provides a wider variety of housing 

choices, or meets a market niche.  

e) To promote development that is significantly responsive to the 

goals, objectives, and future land uses of the Urbana 

Comprehensive Plan. 

The project conforms to the Comprehensive Plan and is exactly what the City 

of Urbana and the citizens of Urbana envisioned for this site when they 

adopted the Comprehensive Plan in 2005 after many years of discussions, 

staff meetings and numerous public input sessions.  

f) To provide a higher level of street and pedestrian connectivity 

within the development and the surrounding neighborhood in 

accordance with the Urbana Comprehensive Plan. 

The project promotes pedestrian use of the area and will increase use of the 

public areas in the vicinity of the project.  The building helps anchor the 

division between the University (or at least the perceived boundary of the 

University) from the residential areas of Urbana.  It helps provide a transition 

between these two in a scale appropriate with this purpose. 

g) To coordinate architectural styles, building forms, and building 

relationships within the development and surrounding 

neighborhood. 



The area has a wide variety of architectural styles and building massing.  

While this design may not conform to any one style of a neighboring building, 

we have taken special care to try and incorporate elements from several 

surrounding buildings to make this building fit well into the neighborhood 

and the many historical buildings that are located throughout the 

neighborhood. We also paid special attention to the design standards that 

are laid out in the Lincoln-Busey Design Corridor. We feel that we have met 

the standards that are expressed in the corridor guidelines.  

h) To encourage the inclusion of a variety of public and private open 

space, recreational facilities, greenways and trails not typically 

promoted by the Urbana Zoning Ordinance. 

This building is located within walking distance to the University of Illinois 

and is a targeted student housing development. The location may not 

provide many onsite amenities, it does provides easy access for students 

within blocks to visit numerous public amenities on the University of Illinois 

campus including recreational facilities, cultural centers for the arts like 

Krannert Art Museum and to visit surrounding local businesses such as the 

Gregory Place development just a few blocks away that provide dining 

options for residents.  

i) To conserve, to the greatest extent possible, unique natural and 

cultural features, environmentally sensitive areas or historic 

resources, and to utilize such features in a harmonious fashion. 

The structures displaced by this project are not historically noteworthy or 

significant architecturally in any relative way.  The housing stock is older, has 

outlived its usefulness as student housing, and are not reasonable candidates 

for rehabilitation. 

 

 

 

 

 



TABLE XIII-3 
REQUESTED WAIVERS 
 
A. Floor Area Ratio 

Floor Area Ratio of R5 Zoning = 0.90 maximum 
Building as currently designed totals 37,996 sf 
Lot Area = 27,067 sf 
 
Floor Area Ratio = 37,996 / 27,067 = 1.40 
Requested Maximum Floor Area Ratio = 1.40 
 
This request for an FAR of 1.40 places the proposed project in line with the FAR requirements of the 
R6 District. 
 

B. Building Maximum Height 
Maximum Height R5 Zoning = 35’-0” 
Proposed Height = 41’-0” 
Requested Maximum Building Height = 43’-0” 
 
The requested maximum height places the proposed building on equal terms with the existing 
building immediately south of the project at 808 South Lincoln Avenue (approximately 43’-0” 
height). 
 

C. Parking Requirements 
Building as currently designed: 
16 – Two Bedroom Units (no less than 1 space per unit) 
5 – Three Bedroom Units (no less than 1.5 spaces per unit) 
9 – Four Bedroom Units (no less 2 spaces per unit) 
 
Required Parking = (16 x 1) + (5 x 1.5) + (9 x 2) = 41.5 spaces 
Total Proposed Parking = 25 spaces 
 
The proposed number of vehicular spaces for the project represents a 0.30 ratio of spaces to 
bedrooms, which is similar to experienced demand for vehicular parking at other developments 
around campus in more recent years. This project site is within easy walking and biking distance of 
much of the eastern portion of campus, and it is not anticipated that a lower parking ratio at this 
location will be cause for particular concern. In addition, the required amount of bicycle parking has 
been exceeded dramatically by the proposed project. Where the required number of bicycle spaces 
would be 15 (1 space per 2 dwelling units), the proposed project provides 40 spaces. Considering 
the required amount of both vehicular and bicycle parking, the aggregate ratio of spaces to 
bedrooms for this project would be 41.5 vehicular spaces + 15 bicycle spaces = 56.5 spaces / 83 beds 
= 0.68. The actual aggregate ratio including vehicular and bicycle parking for the proposed project is 
25 vehicular spaces + 40 bicycle spaces = 65 spaces / 83 beds = 0.78. 
 
 
 
 
 



D. Front Yard Encroachment 
Zoning prohibits encroachment of uncovered stairways, stairway landings and stoops which are at 
or below the plane of the ground floor of a building constructed prior to November 6, 1950. 
 
The proposed project provides a more residential and pedestrian scale by introducing walk-up 
stoops to the “Ground Floor” apartment units facing Lincoln Avenue. Though these units are 
technically different from ground floor units, they give the appearance of being on an elevated 
ground floor. The project requests that the prohibited encroachment provision be waived for the 
stoops because of their contribution to the aesthetic strategy being used to help the structure blend 
with its surrounding context. 

 
E. Open Space Ratio 

Open Space Ratio of R5 zoning = 0.30 
Lot Area of the Site = 27,355 sf 
Open Space = 6,277 sf 
 
Open Space Ratio = 6,277 / 27,355 = 0.23 
 
In order to provide parking in the rear of the building away from view, the building is required to be 
situated closer to the street side property line along Lincoln Avenue, directly at the required 
setback. In order to provide adequate floor area within the footprint, bay window projections are 
being utilized in the building design. These projections are permitted by right, but also reduce the 
dimension of the yard they project into. In addition, walk-up entrances have been incorporated into 
the building design as mentioned above, to help blend the project’s scale and style with the 
surrounding context. These elements cannot normally be included as Open Space. The effect of the 
bay window projections and walk-up elements eliminates almost the entire Lincoln Avenue frontage 
from being considered for Open Space, due to the narrower dimension (to be considered as Open 
Space, open areas on the site must have a minimum dimension of 15 feet). However, these areas 
would still be landscaped to provide an attractive natural ornamentation along the Lincoln Avenue 
frontage. In addition, exterior natural areas at the northwest corner of the property (where the 
existing large tree will be preserved), and at the southeast corner of the property, will provide a 
generous amount of open space in larger groupings, to provide more of an Open Space destination 
than simply a linear strip. 



TABLE XIII-2 
RECOMMENDED DESIGN FEATURES 
 
The project has been created to accomplish the following important Design Features:   

1. Overall building height and massing:   The project uses 3 story height construction, 

generous setbacks from adjacent properties, sloped roofing, and a rhythm of gabled 

roof bay window projections to add interest and variation of form to the street facades.   

The height and massing align with same features of adjacent structures in the 

neighborhood streetscape.  The height and massing; in conjunction with yards and 

setbacks, will reduce shadows cast on adjacent properties and keep that effect in line 

with what currently exists. 

 

2.  Architectural Design and Character:   While not outright mimicking or copying any 

older existing structure exactly, the new project is intended to fit the streetscape and 

neighborhood in a tactful and tasteful way.   The adjacent neighborhood and Lincoln 

avenue streetscape offer a diverse and eclectic mix of English Tudor, Craftsman, Cape 

Cod, and other various design styles of the past; all of which have been taken into 

consideration in the design of the new building.   The new building compliments and 

borrows the character from its neighbors and existing streetscape features where 

possible or appropriate.  This is important because the building design will blend well 

with its surroundings and create a pleasant experience at the street level and appear as 

if it’s always been a part of the neighborhood fabric.   As mentioned in item #1 above, 

the building scale coupled with the size of doors and windows, the walk-up entrance 

steps/stoops and railings, all mimic and respect adjacent properties’ similar features.    

In order to reduce height, but increase dwelling unit count density, the finish 

floor of the first level of dwelling units, is half below grade, with generous window wells 

for light and air to enter the units.    This feature, coupled with the sloped roof design, 

further reduces the building height, to keep it aligned with adjacent structures in the 

neighborhood streetscape.   All mechanical equipment needed for the dwelling units will 

be placed on the roof, hidden behind sloped roof elements to eliminate noise and 

visibility from streets and neighboring properties. 

Exterior material palette will include long lasting and durable materials such as 

brick and other masonry such as a rusticated stone base.   Traditional residential 

materials will be used for the remainder of the façade such as fiber cement panels and 

siding products, aluminum roof edges and downspouts, quality roofing shingle 

materials.  The windows and doors appearance and scale, also compliment and borrow 

some features from adjacent structures to further integrate and blend with the 

streetscape.   Respectful colors and textures for these materials will be used to further 

accentuate the character of the building and replicate the flavor of the existing adjacent 

structures mentioned.  



An ADA accessible route from the public sidewalks, and the parking areas on site, 

are provided to a main lobby with an elevator to each dwelling unit floor.  All dwelling 

units are adaptable for ADA use using the Illinois Accessibility Code and Fair Housing Act 

Guidelines.   

Exterior building, parking, and pedestrian way lighting will be a residential style 

fixture chosen to enhance the character of the building, and provide safe lighting levels 

for tenants, while being respectful of lighting levels on adjacent properties.  All existing 

street lighting, and traffic lighting poles are to remain. 

 

3. Important Site Design Features:   The building placement and orientation on the site 

conceals the parking bay behind all street facing facades to eliminate views of vehicles 

from streets. A screening fence and landscaping feature will be included along the east 

inner property lines to buffer parking from the adjacent properties.      

The Northwest corner of the building is pulled back to allow a pedestrian and 

bicycle entry from the corner of Lincoln and Nevada. This feature will allow good 

visibility through the corner area for pedestrians and vehicles negotiating the turn from 

Nevada onto Lincoln Avenue; being respectful of its existing state.    The open space 

created by this feature, will allow sidewalk access from both Nevada and Lincoln to the 

main entrance.  It will allow additional landscaping features including walking path with 

pavers respecting the old existing brick paver pathway and benches, to be included 

around the base of the existing tree, which is intended to be saved.   The sidewalk from 

Nevada Street, leads to a public bicycle repair station, adjacent to the main building 

entrance.   

The south and far eastern portions of the property are set back generously from 

neighboring properties to allow open space between new and existing structures.  The 

south yard will also accommodate an Ameren Electrical line feeding this project and 

adjacent properties to the east better.  The east yard will allow for small outdoor 

landscaping, raised bed gardening boxes, and small space for other quiet outdoor 

activity to better buffer the east end of the building from adjacent properties.   

In addition to the emphasis for a main pedestrian entry on the northwest corner, 

another feature to connect the dwelling units to the sidewalk for pedestrian access, will 

be walk up steps and stoops that accomplish convenient dwelling unit access to streets; 

and give the building a character reminiscent of adjacent existing structures.  These 

entrances will be secondary, and another accessible entry to the same dwelling units 

will be accomplished on the back side of the units.      

Bicycle, and vehicle access will be accomplished from the Nevada street side via 

sidewalk and driveway.  Automobile and bicycle parking is placed conveniently behind 

the street facades, hidden from view.  The bicycle parking count is much more than 

required by code at 40 spaces; only 15 were required.     Vehicle parking spaces are 

assigned, and tenant parking only.   No searching or maneuvering needed to find a 

parking space.  Typically, because of the proximity to campus, cars are parked long term 



and a low volume of ingress-egress is expected.  Because of the assigned parking spaces, 

and number of spaces coupled with an emphasis on bicycle parking, the vehicle impact 

on the street traffic will be negligible.   

Open space contained in yards, will be landscaped with native species of shrubs, 

trees and plantings typical of this area.  Areas not landscaped, will be open grass yards.   



Lincoln+Nevada_AREA_SUMMARY

AREA SUMMARY

floor

Type baths L G 2 3 unit total bed total unit area aggregate

2 A 2 4 4 4 4 16 32 816 13056

3 A 3 1 1 1 1 4 12 1201 4804

3 B 3 1 1 3 1257 1257

4 A 3 1 1 2 2 6 24 1374 8244

4 B 4 1 1 1 3 12 1485 4455

30 83 31816

Common Areas

Lower Level 1476

Ground Level 1752

Second Floor 1476

Third Floor 1476

subtotal, common areas 6180

Total Area, Entire Building 37996

Page 1







Lincoln/Busey 
Anticipated Development Schedule 

 
 
December 2016/January 2017 – Submittal of Applications 
 
January 2017 – Design Presentation to Planning Commission + Study Session 
 
February/March 2017 – Plan Commission + City Council Meeting and Approval 
 
May 2017 – Demolition of 802, 804 and 806 South Lincoln 
 
August 2017 – Demolition of 809 West Nevada 
 
August/September 2017 – Construction Begins 
 
August 2018 – Occupancy 
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 SITE VICINITY PLAN
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 OPEN AREA PLAN

SCALE: 1/32" = 1'-0"
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 GROUND FLOOR PLAN
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 SECOND FLOOR PLAN
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 THIRD FLOOR PLAN
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