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RESOL UTION NO. 7475-11 

RESOLUTION ADOPTING "A POLICY PLAN FOR THE URBANA CENTRAL 
BUSINESS DISTRICT FOR DEVELOPMENT OR REDEVELOPMENT" 

WHEREAS the City Council of the City of Urbana, by Ordinance #7374-70, 

dated May 1, 1974, established a procedure whereby it could designate business 

districts within the City of Urbana for development and redevelopment; and 

WHEREAS the Urbana Plan Commission, pursuant to said Ordinance, did on 

June 13 and June 20, 1974, review the proposed boundaries of the Urbana Central 

Business District for Development or Redevelopment and the character of the 

structures and businesses located therein, and did on June 20, 1974, report to 

the City Council its findings and recommendations thereon, and on the need for 

development or redevelopment of the proposed district; and 

WHEREAS the Urbana City Council did on June 24, 1974, hold a public hearing, 

after giving the required notice, on the creation of the proposed business 

district, and thereafter on July 1, 1974, the Urbana City Council did adopt Ordi-

nance #7475-15, duly approved by the Mayor of the City of Urbana on July 2, 1974, 

which ordinance is now in full force and effect, and which ordinance did desig-

nate a business district for development and redevelopment, referred to as the 

Urbana Central Business District, and 

WHEREAS the aforementioned Ordinance #7374-70 authorized the Mayor of the 

City of Urbana to direct and request the Champaign County Regional Planning 

Commission to prepare and recommend to the City Council of the City of Urbana, 

a development or redevelopment plan for any business district in the City of 

Urbana created pursuant to said ordinance; and 

WHEREAS the Mayor of the City of Urbana did request the Champaign County 

Regional Planning Commission to prepare a plan for the development or redevelop-

ment of the Urbana Central Business District for Development or Redevelopment; 

and 

WHEREAS the Champaign County Regional Planning Commission staff prepared 

a plan for the Urbana Central Business District for Development or Redevelopment, 

in conformance with the provisions of the Champaign County Regional Planning 

Commission's participation agreement with the City of Urbana for the purpose of 

providing technical and advisory planning staff services to the City of Urbana, 

dated December 18, 1973; and 

--
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WHEREAS the Champaign county Regional Planning Commission did on July 10, 

1974, find the proposed plan for the Urbana Central Business District for De-

velopment or Redevelopment to be generally consistent with the areawide objec-

tives as stated in the Land Use Policy Plan adopted by the Champaign County 

Regional Planning Commission in 1973; and did also find the recommendation 

and adoption of said plan to be a local planning responsibility to achieve the 

objectives set forth in the Urbana City Comprehensive Plan Update as amended, 

as well as the ordinance adopted by the Urbana City Council relative to the 

creation of the Urbana Central Business District for Development and Redevelopment; 

and 

WHEREAS the Champaign County Regional Planning Commission, by the afore-

mentioned Resolution, recommended and forwarded said plan for the Urbana Central 

Business District for Development or Redevelopment to the Mayor and City Council 

of the City of Urbana, Illinois, for study, modification, if necessary, and 

adoption; and 

WHEREAS the Urbana Plan Commission did an July 11, 1974, review the pro-

posed plan, and transmit to the City Council its favorable findings and 

recommendations with respect thereto; and 

WHEREAS the Urbana City Council did on July 22, 1974, hold a public hear-

ing, after giving the required notice, on said proposed plan for the Urbana 

Central Business District for Development or Redevelopment; 

NOW, THEREFORE, BE IT RESOLVED, by the City Council of the City of Urbana, 

Champaign County, Illinois as follows: 

Section One: that the City Council of the City of Urbana does hereby 

find as facts the recitals hereinabove set forth. 

Section Two: that the City Council of the City of Urbana does hereby 

adopt "A Policy Plan for the Urbana Central Business District for 

Development or Redevelopment, " as forwarded by the Champaign County 

Regional Planning Commission and as modified and recommended by the 

Urbana Plan Commission, a copy of which document is attached to this 

Resolution as Exhibit A and made a part hereof by this reference. 
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Section Three: This Resolution shall be in full force and effect from 

and after its passage and approval in the manner provided by law. 

PASSED by the City council this dJ.). Pt day of _:J--'-v....;.../.-+7_, 197 4. 

APPROVED by the Mayor this '2..3 day of --~-~___,,_ __ , 1974. 
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INTRODUCTION 

This document presents a pol icy for the Urbana Central Business 

District for Development or Redevelopment, which proceeds from an -

initial delineation of the district and statement of objectives to be 

accomplished. The plan for the district is a logical outgrowth of 

the City's past policies and land use plans. The Schei I ie plan of 

1967, the 1968 study revising it, and the 197 3 Comprehensive Plan 

Update al I cal led for redevelopment of the downtown area. The 

1968 study specifically spoke of the northward expa nsion of commercial 

uses in close relation to Lincoln Square, and the revitalization 

of Main Street; the 1973 Update anticipated th es e plans more directly. 

In addition, a feasibi I ity study of downtown development by Arthur 

Rubloff and Company in January, 197 4 confirmed the economic feasibility 

of one specific project in the redevelopment of downtown Urbana. 

Urbana City Counci I Ordinance #7 :.;/d- 70, "An Ordinance Creating the 

Urbana Business District Development and Redevelopment Commission 

and Citing Certain Findings and Powers of the City Counci I of Urbana, 

I I I inois with Respect to Dow ntown Development," which was adopted 

May I, 1974, es tab Ii shed the procedure for the deve I opment and re-

development project. It outlined the ba sic objectives of the public 

health, safety, and welfare, the prevention of abandoned , deteriorated, 

and blighted busines s and commercial structure s, and the enhancement 

of the tax base. The de lineation of the distr· i c t, carried out 

as directed by this Ordinance , is described verbally and shown 

graphically in maps. This report establishes in ge neral terms 

the basic policy objectives for land uses and circ ulation, and 
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the standards and design principles recommended to be observed in 

carrying out the plan. The next phase of the process is the sub

mission of project proposals, which wi I I be supported by physical 

plans as wel I as other basic materials required for a complete 

submission, as I isted herein. 

I I DESCRIPTION OF DISTRICT 

The area which was recommended by the Urbana Plan Commission and 

designated by the Urbana City Counci I as the "Urbana Central Business 

District for Development or Redevelop~ent" is shown on the map. 

The district includes and is coterminous with the central commercial 

area and adjoining governmental faci I ities as designated in the 

Comprehensive Plan Update of 19 73. 

A more specific description of t h ~ d istrict is as fol lows: 

Beginning at the intersection of Race and California, proceed north 

for two blocks on Race Street; then west on High Street for one 

~lock to Cedar; then no rth f o r two blo c ks on Cedar from High 

to Elm; then east on Elm f o r one-half block, to the midpoint be

tween Cedar and Race; th e n north for approx i mat e ly two blocks, to 

a point west of the sou th right-of-way I ine o f Water Street extended; 

then east to Race Stree t; then north on Race, continuing to the 

southern boundary o f the rai I road right-of-w ay ; then east along 

the southern boundary of the rai I I ines to the eastern edge of 

Vine Street; then s ou theast along the south and west rai I road 

right-of-way I ine of the Norfolk and Western Rai I road to its inter

section with East Main Street; then southwest along Main Street 
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to a point midway between Urbana and V ine Streets; then south five 

blocks to California; then west to the inters ec tion of California and 

Race, which is the point of beginning. 

I I I STATEMENT OF DEVELOPMEN T OBJECTIVES 

.. 
The general goals of th i s policy plan for development and redevelop-

ment are defined by the pub I ic purpo se of th e Cit y of Urba na relative 

to the Central Business D istrict. These goa l s a re the promotion of 

the health, safety, and welfa r e of th e p ubli c , the prevention of 

abandoned, deteriorated, and b li g hted business a nd comme rcial 

structures, and the e nh ancement of t he tax base o f the business 

district. These objectives can be acco mpli s h ed through the arrest 

and reversal of th e gradual phys i cal and eco nomic decline which have 

plagued Urbana's ce ntra l businesc district , in order both to main-

tain and increase th e economic ' , , i I ity of the downtown area, and 

to enhance its en vi 1- onme nt a I char0cter. 

The attraction of businesses to newer shopping cen ters and other 

decentralized commercial u re as has result ed in vac ancies in the 

central busines s district. 'I a c a n c i e s a n d r h e p h y s i c a I d e t e r i o r a t i o n 

and obsolescen ce of many bu i I d i ngs cause fire hczard s and other 

conditions endang e ri ng the pub I ic hea lt h, s~fety , and welfare of 

the residents of th q City of Ur bana. In add i tio n, these physical 

probl e ms cause ec onom ic prob l ems in the f o r m of a declin ing sales 

volume in th e dovrntown commerc ial area, du e to its competitive dis-

advantage with other comme rcial areas. There wou ld be a ·concomitant 
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reduction in sales and property tax revenues. This impairs the ability 

of the C i t y to p r o v i de es sent i a· I p u b I i c s e r v i c es , s u ch a s p o I i c e 

and fire protection, throughout the City without increases in 

the property tax rate. At the same time, there would be an increased 

demand for public services in the downtown commercial area, and 

an increase in the proportionate burden on the residential tax base. 

Development and red eve lopment in the central business district wi I I 

provide increased t ax revenue, through both enhanced property values 

and increased sales volumes. The provision of additional retail 

and office space wi I I enable Urbana to maintain its proportional 

share of these activities within the nietropoli ·ra n area. A sub

stantial commercial tax base in turn in c r6ases the City's residential 

des i rab i Ii ty, by reducing the need for disproportion ate taxes 

derived from residential prop e rties. 

Redevelopment wi I I also make more in tensive use of the downtown area, 

as the central area in which faci I ities for work, shopping, govern

mental and other public and quasi- public activities, and recreation 

complement on another. Without such redevelopment, vacancies 

and deterioration wi I I persist and increase to suc h a degree that 

they wi I I further delet erio usly affect the pu b I ic health, safety, 

and welfare, and discourage private activity and investment in 

the downtown area. 

IV DEVELOPMENT POLI CY PLAN 

A. General Land Use Policies 

·-
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The Land Use map shows existing predominant land uses in the 

redevelopment district, including both pub I ic and private uses and 

major circulation routes and the boundaries of the designated 

development and redevelopment district. The predominant land use 

in a central commercial district is, obviously, commercial. Retai 

and wholesale sales, offices, and services faci I ities are the major 

categories within this general land use type. These uses can also 

be distinguished as primary uses, supporting or secondary uses, 

and anci 1 lary uses. The distinction is not clearcut, but, generally, 

primary uses offer the major attractions to the downtown area, 

to people carrying out business and to shoppers, whi le supporting 

uses, subordinate both in physical and eco nomic impact , serve the 

cl ientele drawn to the down-rovrn area by the primary uses. Secondary 

uses depend largely on their loc ation in intense ly used central 

areas, although they may to some g ree·attract cus tomers independent 

of this. Anci I lary uses ere rnore clear ly accessory and a function 

of their location, and are often of the important but somewhat 

uti I itarian type such as parking, bus or other transit "loop" 

~reas, and newsstand s . 

In a downtown area, r e tai I sales range from de partment stores with 

a broad range of merchandise, to smal I spe c ialty shops featuring 

a narrow I ine of good s . A wide var·iety of service faci I ities such 

as restaurants, trar.sient lodging, service stations, churches, 

fraternal lodges, and personal services such as barber and beauty 

shops and dry clean e rs complement these, and serve both those who 

work and shop downtown. 
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Offices include professional and general business offices, financial 

institutions , and the administrative offices of stores and other 

businesses . Federal, state and loca l government offices are common 

in commercia l areas. The land use implications o f most governme ntal 

offices are simil ar to those of private busin ess : in additio n, 

there are many unique governmenta l functions character istic of down-

town areas , inclu ding courts, legislation, police and fire departments, 

I ibraries, post office, civic centers , and pub I ic recreation faci I ities. 

Open spaces , both pub I ic and priva t e , can be inco rpor·ated into the 

des i g n of do w n tow n s t r Gets , w a I kw a y s , a n d o t t1 0 r· a re a s ope n to th e 

public, as well as in lc:r ger , more defined pla za s , malls, and "vest-

pocket" parks. Both types have recrea tional potential for speci al 

events, as we I I as on a constant , i nfor-ma I basis , a nd the se may 

be supplemented by the recreational asp_ects of some businesses. 

Redevelopment projects offer th o o portun ity to provide or enhanc e 

open spaces so that they can exer c is e their ful I potential. The 

designation of recreation in the Comprehensive P lan is relative 

to the scale of total Ciiy land use planning. S inc e th e Comprehensive 

Plan is an advisory document, an a djustment of the location of 

recreation and open space shou ld become a 1unct ion of ·the design 

. ~ of any specific prc ject . 

Residential uses ar c not necessarily Inco mpatib le in a commerc ial 

district, and may mee t th~ housing des ires and requirements of many 

people, to whom the high density is not a disadvantage. A resident 

population of th e do wntovin area adds vitality, especially during 
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business off-peak hours . !r1 tr.e he21·t ;...> f ;-he c <Jv:ntovin area, apartments 

are usually either on the upper floor s of c o mm e r c ial bui ldings, 

or in freestandi n g bui l d in gs ot relatively hi gh do n s ity. Lower 

densities are ~ore ofte n found on the p e riphery o f the downtown area. 

Urbana's pre se nt R-4 High Dens ity Multiple Family Re sidential zoning 

district al low s a ma x i murr. c·f cpp r oxima t e ly 85 units per acre, whil e 

th e B- 2 Ce n t r a I Co ir: n: '" r c i a I zone a II ow s a max i mu rn o f c p p r ox i mate I y 

40 units per acre, as do the R- 2 and R- 3 Mu lti p l e Fami ly Residential 

zones. Seven s in :,i l e farri l y ur.its per acre, a nd n ine duplex units 

per acre, are the m2ximum dens ities es tc:bl ishe~ by zoning for these 

housing types. 

As an anci I lary usE f or 3 11 9f the above, par k in g for employees, 

custorr.ers, a nd r'2sidents i :; n c: c0ssci1· y in thr~ d,) 1.vnt o wn area, in 

adequate quantit y v n d at a conv · i <?nt l ocation 21 r~d acceptable price. 

Loading faci I itie s a l so are ne eGoJ f o r s t o r es ~nd other businesses 

re ce iving fr eq uen t s h ip me n ts i n bulk . 

B • P I a n n i n g C r· i t c r i a , ~, t c n d a r· d s , a n d C r:;J s i c_: n 0 b j e c t i v e s 

I. Type, L oc<~ tion, a n d Other Cr,a r,Jci s ri ::, tics of the Internal 

C ircul at i on System 

A r· t e r i a I s t r· e e t s a r e rJ o s i g n o d t o p r o v i d "-" f o r i n ·t e r - a n d i n t r a -

city travel, pro v idin~] for rr . ::i~o r t h r o cgh m0'/8 rn fH1 t s of large volumes 

of traffic betw e e n r e gio n 2 l ci rcul<Jti c n fa c i I i i i>...-:,; . Majo r streets 

s e rve as prin c i i:;,a i 8 l cmE' nt s for !oci:J I and thr-ough traff ic flow, 

with unlimit ed ac cess to cibl.! tri ng rrcpe r· ti es . ~hese routes are 

located to connect e r eas 0f traffic 0e~e r a ti on . Co I I ector streets 

. .. 



-';)-

a re des i g n e d p r i ma r i I y to s e r v e as i n t e rm e d i a r i es , to con d .u ct 

traffic between minor local streets and major arterial streets. 

They also accommo date local through traffic movements, and provide 

access to abutting property . Mino r streets provide access to abutting 

property and conn ect it with collector and larger streets. They 

.· 
generally carry only neighborhood traffic. 

This categorization is less clear i n a downtown area , where 

relatively heavy traf fic vo l umes are characterist ic of segments of 

many streets, and where the function of streets in the metropolitan 

co n t e x t ca n co n f I i c i· o r b e co n f u s e d w i t h th e i r r· o I e i n t h e mo re 

immediat e setting. The interruption of the gr id layout of streets 

by the location of Lincoln Square a l so weakens the distinction of 

street functions, although the grouping of streets acco rding to 

their physical characteristics an : purposes is sti ll valid. In 

the Urbana centra l business distr c t , Un iversity Ave nue, Vine Street 

and Ma in St reet are the arterials. Gr ee n Sireet with its jo~ 

to Elm at Race, Race .St r eet, Broadway, and 111 inois are major 

streets. Other streets in the downtown area ure co 11 ector or mi nor 

streets. 

Th e potential closing of streets in conjunction with rede velopment 

.. projects within the business d i strict , and changes in traffic 

generating and attr acting ~oints as a result of such projects, 

wi I I inevitably alter present traffic pa tterns. For instance, 

although the official comprehens i ve plan designates Main Street as 

the east-west art eria l through the downtown area, an alternative 

which was also ser- iously cons idered was the proposal to establish 

Main and Water Streets as a pair of one-way streets. Major 
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alterations such as this require additional extensive study, both 

as a part of the site planning in conjunction with particular 

redevelopment projects, and in the larger scale of the City's 

transportation plans. 

2 . Need, Type, Location, and Other Characteristics of 

Public Improvements and Faciliti es not Identified on 

the Land Use Plan 

Uti I ity and street improvements, pub I ic open space, pedestrian 

walkways, and landscapin g wi I I be needed to serve and enhance the 

downtown area, and wi I I be provided at appropriate locations. 

3. Design Objectives 

Overa 11 design objectives est ab Ii shed for the downtown area are 

intended to achieve sound and attractive development and wi I I 

supplement the basic c riteria established in the zoning and sub

division ordinance s . 

a.) Bui I ding Design Objectives 

Each building or building unit, whether as existing or as proposed 

for construction or r enovat ion, shal I be an integral element of the 

overall site design, and shall reflect and complement the character 

of the surrounding area. The basic design objective is the creation 

of an environment which is conducive to an improved urban central 

place with its commercial and civic related uses. Developers shal 

provide adequate open space and landscaping in combination with the 

proper siting of buildings and location of parking areas and other 

.. 
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accessory tac i Ii ti es . 

b.) Parking Design Obj ec tive s 

{1n; 1'-11.5"- /(II 

~ 't 1 

Parking areas shall be designed with careful regard for orderly 

arrangement, lan dscaping , amenity of view, ease of access, and as 

an integral part of the site cesign . Vehicu lar access to the 

parking areas shall be direct and sha ll avoid conflict with 

pedestrians, with street tra ff ic , or wi th other off-s treet vehicular 

traffic. Ingress and egress points s hal I be wel I distanced from 

intersections and designed to avoid congestion a nd interference 

from traffic. 

c.) Loading Design Objectives 

Loading space and faci I iti es , and the access to them , shal I be 

provided insofar as possible in conveniently and safe ly located 

separate faci I I ties to serve b us iness e s in t he dis trict. 

d.) St reet, Pedestrian Wa l kwa y , and Open Space Objectives 

Streets, pedestri an walkways and sidewalks , and open spaces shal I 

be designed as an integral part of the overall si te design, 

properly related to adjacent e x isting and proposed b~ildings. 

e.) Landscap e Des i gn Objec t Ives 

A coordinated landscap e program appropriate to a central commercial 
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area shal I be developed for the entire area, to incorporate the 

landscaping treatment for open space, streets, parking areas, 

and building site plans. 

V. IMPLEMENTATION OF DEVELOPMENT OR REDEVELOPMENT POLICY PLAN 

A. Genera I Procecures 

Implementation of the policy plan for the Urbana Central Business 

District for Development or Redevelopment should be initiated on the 

basis of specific project proposals by the Urbana Business District 

Development and Redevelopment Commission with tho aid of potential 

developers for specified areas within the desi~nated district. 

Ideally, each proposal should involve one or more blocks of land, 

depending on clearance potential and design considerations. An 

example of this approach would be the proposals of the Broadway 

Development Corporation, and the feasibi I ity study and recommendations 

of Arthur Rubloff and Company. As with al I proposals using this 

~pproach, the Redevelopment Commission may request developer parti

cipation in a specific project in designated clearance areas, under 

the purview of the Redevelopment Commission. 

Redevelopment proposals must include elements which indicate 

planning, analysis, and execution activities demonstrating both 

substantive and pro cedura l aspects of the prcposal. The following 

statements are ele~ents that wi I I need to be considered by the 

Redevelopment Commission as it proceeds to carry out its mandate 

to evaluate particular projects. The Redevelopment Commission sets 

. ' 
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up criteria a nd t ests a deve l o per ' s proposa ls aga inst the criteria 

of these elements. 

I. Stateme nt o f Deve l opme n t or Redeve l o pm e nt P r oposa l -- This 

statement wi I I i dent i f y t he p r ojec t ar e a, t he subs t a nc e of the 

proposal, a n d how the proposa l wi I I r e late t o and mee t de velopment 

objectives. 

2 . Statement of the Ex ist i ng Econ o mi c an d Physic al Conditions of 

th e Proj ec t Area -- This stateme nt sha l I prov i de a bas i s for determination 

of clearanc e a nd redeve l opme n t e l i g i b i I i ty . 

3. Stateme nt of Ma r ket Absorp t io n Capac i ty -- Th i s statement shal I 

demonstrat e the econom i c f eas i bi I i ty of p r oposed r e use; for example, 

the Rubl o ff f e asi bi I i ty study o f Ja n uary , 1974 . 

4. Design Plan -- The des i g n pl a n s ha ll i nc l ude plans for site 

improvements, buil d i ng i rrprov e men t s , and requ i re d public improve-

men ts as we I as a sta t ement r e latin g des i g n pro po sals to the design 

objectives. 

>• 5 . Finan c ial Plan -- The f in a nc ial p lan sha ll i nc lud e a schedule of 

.. financing whi c h i dentifies p r o j ec t costs , sou r c es o f financing, and 

cash flow. 

6. Schedul e of Developmen t a n d/ o r Redevelo pmen t Ac tivity -- This 

statement shal I i ncl~de a desc ripti on of th e ti mi ng o f activities, 

presented, to the exte nt pos sible, in units of ac tivity. The 
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activities to be described includ e rehabi I itation, acquisition, 

relocation, clearance, disposition, construction, and maintenance. 

B. City Actions 

It remains for the C i ty of Urbana and the Redevelopment Commission 

to select the approach or approaches de lin ea t ed above and develop the 

administrative proced'Jr es necessary to acco rr.p li :~ h the objectives 

of the development or redevelopment plan. 

Upon adoption of the Pol ic y ~1 lan for the Urbana Central Business 

District for Development or Redevelopment , the C ity may take the 

following directions: 

I. The City may direct the Redevelopment Commission to prepare 

guide! ines for th e review of site pl a ns, deve lo pme nt and redevelop

ment proposals, finsncing p lans, etc., as wel I as criteria for the 

selection of develop ers . 

2. The City may direct th e Redevelopment CoMmission and legal 

counsel to adopt pro cedu re s and guidelines for redevelopment 

activities, including acqu i sit i on , relocatio n , and l a nd disposition. 

3. At the City's option, it may request the Urbana Plan Commission 

o r p I a n n i n g co n s u I ta n i· t c p re p a re d a ta c e I i n e a t i n g a re c s e I i g i b I e 

for clearance and redevelopment. 

4. At the City's option , it may direct the Redeve l opmen t Commission 

to select a consultant to prepare a lan e use ~a rk et absorption 

' ( 
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capacity study for the entire des i gnat8d business district within 

the framework of t hose primary and suppo rtin g uses designated by 

this development or redevelopment pol icy plan. 

~ 5. At the City's option, it may request the Urbana Plan Commission 

J 

,. 

'' 
' 

or a planning consultant t o prepare a detailed l and re-use alternative 

p I an. 
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