
 

CITY OF URBANA 

PLAN COMMISSION REGULAR MEETING 

DATE: Thursday, May 18, 2023 

TIME: 7:00 PM 

PLACE: 400 South Vine Street, Urbana, IL  61801 

AGENDA 

A. Call to Order and Roll Call 

B. Changes to the Agenda 

C. Approval of Minutes of Previous Meeting 

Minutes of the April 20, 2023 Regular Meeting 

D. Continued Public Hearings 

Plan Case No. 2468-T-23 – An application by the Urbana Zoning Administrator to amend the 
Urbana Zoning Ordinance to allow more than one residential building on any lot zoned for 
multifamily use.  {Note:  This case will be continued to the July 6, 2023 meeting.} 

Plan Case No. 2469-SU-23 – An application by 1919 Architects, on behalf of the Housing 
Authority of Champaign County, for a special use permit to allow renovation of Steer Place 
apartments at 1202 East Harding Drive, a property in the Southeast Urbana Overlay District. 

E. Unfinished Business 

F. New Public Hearings 

G. New Business 

H. Public Input 

I. Staff Report 

J. Study Session 

K. Adjournment 
  

1



PUBLIC INPUT 

The City of Urbana welcomes Public Input during open meetings of the City Council, the City Council’s 

Committee of the Whole, City Boards and Commissions and other City-sponsored meetings. Our goal is to 

foster respect for the meeting process, and respect for all people participating as members of the public 

body, city staff, and general public. The City is required to conduct all business during public meetings. The 

presiding officer is responsible for conducting those meetings in an orderly and efficient manner.   

Public Input will be taken in the following ways:  

Email Input  
In order to be incorporated into the record, emailed public comments must be received prior to 5:00 pm on 

the day preceding the meeting and sent to the following email address: Planning@urbanaillinois.us.  The 

subject line of the email must include the words “PLAN COMMISSION - PUBLIC INPUT” and the 

meeting date. Emailed public comments labeled as such will be incorporated into the public meeting record, 

with personal identifying information redacted. 

Written Input  
Any member of the public may submit their comments addressed to the members of the public body in 

writing. If a person wishes their written comments to be included in the record of Public Input for the 

meeting, the writing should so state. Written comments must be received prior to the closing of the meeting 

record (at the time of adjournment unless otherwise noted).  

Public Hearing 
Any person desiring to appear at the public hearing and present testimony may speak during each public hearing at the 

time they appear on the agenda.  This shall not count towards regular Public Input for the meeting.  The Public 

Hearing is an opportunity for comments and questions to be addressed specific to each case.  Board or Commission 

members are permitted to respond and engage during this time and/or the Chairperson may direct the applicant to 

respond during rebuttal.  Comments unrelated to any of the public hearings listed on an agenda should be shared 

during the Public Input portion of the meeting where Verbal Input guidelines shall apply. 

Verbal Input 
Protocol for Public Input is one of respect for the process of addressing the business of the City.  Obscene 

or profane language, or other conduct that threatens to impede the orderly progress of the business 

conducted at the meeting is unacceptable. 

 
Public comment shall be limited to no more than five (5) minutes per person. The Public Input portion of 

the meeting shall total no more than one (1) hour, unless otherwise shortened or extended by majority vote 

of the public body members present. The presiding officer or the city clerk or their designee, shall monitor 

each speaker's use of time and shall notify the speaker when the allotted time has expired. A person may 

participate and provide Public Input once during a meeting and may not cede time to another person, or 

split their time if Public Input is held at two (2) or more different times during a meeting. 

 

The presiding officer or public body members shall not enter into a dialogue with citizens. Questions from 
the public body members shall be for clarification purposes only. Public Input shall not be used as a time for 
problem solving or reacting to comments made but, rather, for hearing citizens for informational purposes 
only. 
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In order to maintain the efficient and orderly conduct and progress of the public meeting, the presiding 
officer of the meeting shall have the authority to raise a point of order and provide a verbal warning to a 
speaker who engages in the conduct or behavior proscribed under “Verbal Input”.  Any member of the 
public body participating in the meeting may also raise a point of order with the presiding officer and 
request that they provide a verbal warning to a speaker.  If the speaker refuses to cease such conduct or 
behavior after being warned by the presiding officer, the presiding officer shall have the authority to mute 
the speaker’s microphone and/or video presence at the meeting.  The presiding officer will inform the 
speaker that they may send the remainder of their remarks via e-mail to the public body for inclusion in the 
meeting record. 
  
Accommodation  

If an accommodation is needed to participate in a City meeting, please contact the City at least 48 hours in 

advance using one of the following methods: 

 

Phone: 217.384.2440 

Email: tmandel@urbanaillinois.us  

 
Watching the Meeting via Streaming Services 
All City meetings are broadcast on Urbana Public Television and live-streamed on the web.  Details on how 

to watch are found on the UPTV webpage located at https://urbanaillinois.us/uptv. 
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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:  Nick Olsen, Planner I 
 

DATE:  May 12, 2023 
 

SUBJECT: Plan Case 2469-SU-23: An application by 1919 Architects, on behalf of the Housing 
Authority of Champaign County, for a special use permit to allow renovations of Steer 
Place apartments at 1202 East Harding Drive, a property in the Southeast Urbana 
Overlay District. 

 
Introduction 
The Housing Authority of Champaign County (HACC) is planning extensive renovations to Steer 
Place apartments, located at 1202 East Harding Drive. Section XIII-8.D. of the Zoning Ordinance 
requires a special use permit for renovations of multifamily buildings within the Southeast Urbana 
Overlay District for which estimated construction costs total more than 50% of the building’s 
estimated market value. The majority of the proposed renovations at Steer Place are interior 
renovations, with some additional lighting and landscaping being added to the building exterior. Due 
to the scale of the proposed renovations and the location within the Southeast Urbana Overlay 
District, a special use permit is required.  
 
The Southeast Urbana Overlay District was established in 2017. Its intent is to improve quality of life 
in the district through design guidelines that promote safety, maintenance, and accessibility.   
 
The Plan Commission must review the special use permit application, hold a public hearing, and make 
a recommendation to the City Council. The City Council must then approve, approve with certain 
conditions, or deny the request. 

Background 
Description of the Site and Surrounding Properties 

The 1.83-acre parcel lies between Colorado Avenue and Harding Drive (Exhibit A). The property has 
been the site of Steer Place apartments, an affordable, age-restricted1 apartment building owned by 
HACC, originally constructed in 1972. Steer Place is 6 stories tall and contains 104 units. Other nearby 
uses include multifamily housing (west and northwest), a church (northwest), a dentist (southwest), 
duplexes (south), and a grocery and thrift store (north). The table below shows 2005 Comprehensive 
Plan future land use designations of the site and surrounding land (Exhibits B and C). 
 
  

                                                 
1 Steer Place serves individuals age 55 and older.  
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Table 1. Zoning, Existing Land Use, Future Land Use Designation 

 Zoning Existing Land Use Future Land Use 

Site R-6, High Density Multiple Family 
Residential Multifamily Multifamily 

North B-3, General Business Multifamily/Grocery Multifamily/Comm
unity Business 

East B-3, General Business Dentist Multifamily 

South R-3, Single and Two-Family Residential  Duplex Residential 
(Suburban Pattern) 

West R-5, Medium Density Multiple Family 
Residential Multifamily/Church Multifamily 

 

Proposed Use/Activities  

The Housing Authority of Champaign County is proposing renovations to the existing multifamily 
apartment building at 1202 East Harding Drive. Due to the location within the Southeast Urbana 
Overlay District, the renovations require a special use permit.  
 
In February 2023, the City Council awarded ARPA funding to HACC for the proposed renovation 
project. An application for additional funding with the Illinois Housing Development Authority is 
pending.  
 
The applicant has provided a project scope summary and site plan and for the proposed renovations 
(Exhibits E and F). A majority of the planned renovations are interior renovations outside of the 
purview of the Southeast Urbana Overlay guidelines, which primarily concern exterior work. 
Accordingly, this memo will focus only on the proposed renovation work for which the guidelines for 
construction in Section XIII-8.E. of the Zoning Ordinance (Exhibit G) are applicable.  
 
Southeast Urbana Overlay Guidelines for Construction 

An overview of how the proposed work adheres to overlay guidelines is below: 
 

• Repairing the existing sidewalks and handrails would improve the site’s pedestrian network.  
• Existing exterior and common area lighting would be replaced with new LED fixtures 

equipped with sensors and timers, in compliance with overlay recommendations for adjusting 
appropriate lighting levels throughout the day. Placement of lights throughout the parking lot 
and pedestrian network is shown on the site plan. This will improve lighting around existing 
exits and entrances, in accordance with guidelines.  

• Landscaping work will largely consist of trimming, removing, and maintaining existing 
landscaping, improving sightlines on the property, and bringing the site into greater 
conformance with overlay guidelines. 

• Existing fencing would be repaired. Staff find the existing, 6-foot tall, transparent, aluminum 
fence to generally conform to guidelines for visibility, security, and separation of public and 
private spaces.  

• Guidelines encourage the use of “appropriate, durable, and low-maintenance building 
materials.” A full list of material replacements and repairs is listed in the submitted Project 
Scope. All work will be subsequently reviewed for code compliance by the City of Urbana 
Building Safety Division. 
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• The “natural imperatives” guidelines suggest measures to “promote healthy behaviors and 
reduce mental fatigue.” Plans for outdoor and indoor recreation/entertainment spaces are in 
conformance with these guidelines.  

• Replacement of existing exterior security cameras with a new, high-definition system, as well 
as landscaping work that should improve sightlines through the property, are in conformance 
with district security guidelines.  

• Overlay façade guidelines are not applicable to the scope of the proposed renovations 
 

Discussion  
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 City of Urbana and Urbana HOME Consortium 2020-2024 Consolidated Plan documents a local 
shortage of housing that is affordable to low-income households. The proposed renovations would 
maintain the viability of the existing building—which is over 50 years old—as an affordable housing 
resource, while the exterior renovations should have a positive effect on building residents and the 
surrounding area. Staff find this criteria met.  
  
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 changes to the site’s existing lighting, landscaping, security systems, and pedestrian 
infrastructure should have a positive effect on the surrounding district by improving safety, sightlines, 
and accessibility. Prolonging the site’s viability as an affordable housing resource—and in doing so, 
improving living conditions for current and future tenants—should have a positive effect on the public 
welfare. Staff find this criteria met.  
 
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 renovations would conform to the regulations and standards of, and preserve the essential 
character of, the R-6 zoning district. Multifamily dwellings are a permitted use in the district, and the 
proposed alterations would result in no change to the existing building footprint. Staff find this criteria 
met.  
 
Southeast Urbana Overlay Additional Criteria 

In addition to the criteria above, the Plan Commission shall also find that the following criteria are 
met if the special use permit is to be granted (Section XIII-8.F): 
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1. That the proposed use is consistent with the 2005 Comprehensive Plan, as amended, as it 
pertains to the protection and preservation of Urbana’s Neighborhoods. 
 
The proposed renovations would increase the long-term viability of Steer Place as an affordable 
housing resource by addressing needed structural upgrades, while improving accessibility, security, and 
common areas. Staff find that this meets Comprehensive Plan  Objective 1.2, “Encourage investment 
in older properties to help maintain their appearance and long-term potential,” and Objective 40.5 
“Ensure the conservation and improvement of Urbana’s existing housing stock to promote 
neighborhood stabilization,” both of which concern protection and preservation of Urbana 
Neighborhoods.   
 
2. That the location, size, and type of proposed development is appropriate to and compatible with 
the area in which it is to be located. 
 
This criteria is not applicable, as the proposal concerns renovations for an existing structure and would 
not expand the building.  
 
3. That the proposed use is designed and located so that it is in conformance with the intent of the 
guidelines for construction as contained herein. 
 
As detailed above, the proposed renovations would generally conform to the Southeast Urbana Design 
Overlay guidelines for pedestrian access networks, lighting, landscaping, entrances/exits, thoughtful 
public and private space separation, materials, natural imperatives, and security. Overlay façade 
guidelines are not applicable to the scope of the proposed renovations. Relevant work includes 
sidewalk repairs, handrail repairs, lighting replacements in exterior and common areas, parking and 
access drive repairs, fence repairs, landscaping, creation of an outdoor entertainment area, and the 
replacement and installation of new security cameras in the building exterior and common areas.  
 
 
4. That the proposed development meets the standards contained herein without creating an unreasonable burden on the 
property owners. 
 
The proposed renovations would generally bring the existing site and use into further conformance 
with the overlay standards. None of the planned renovations would move the site further from 
conformance with those guidelines. Most renovations will consist of replacement, repair, and 
maintenance of existing site infrastructure, which will improve living conditions, security, and 
accessibility. Staff feel that a more substantial redesign of the site layout is beyond the scope of the 
proposed renovation project and review process.  
 
Overview 

Staff find that the proposed renovations of the Steer Place apartment building at 1202 East Harding 
comply with the guidelines laid out by the Zoning Ordinance for a special use permit in the Southeast 
Urbana Overlay District. The renovations should have a positive impact on building residents, the 
surrounding area, and the City of Urbana more broadly.  
 
In response to the requirements in Section VII-4.A. of the Zoning Ordinance, the Plan Commission 
shall make a recommendation to the City Council for or against the proposed special use, and may 

7



 
 
 
 

5 

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 this Ordinance, including but not limited to conditions that: 
 
1. Regulate the location, extent, and intensity of such use; 
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 or 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; and 
8. Any other conditions deemed necessary to affect the purposes of the Zoning Ordinance. 

Summary of Findings 
1. 1919 Architects, on behalf of the Housing Authority of Champaign County, for a special use 

permit to allow renovations of Steer Place apartments at 1202 East Harding Drive, a property 
in the Southeast Urbana Overlay District 
 

2. The proposed renovations would be conducive to the public convenience, as they would allow 
Steer Place apartments to continue serving as an affordable housing resource for the Urbana 
Community.  

 
3. The proposed renovations would not be injurious or detrimental to the R-6 zoning district, or 

injurious to the general public, as they would improve conditions at an existing site. 
 

4. The proposed renovations would conform to the regulations and standards of, and preserve 
the essential character of, the R-6 zoning district.  
 

5. The proposed renovations are consistent with the 2005 Comprehensive Plan as it pertains to 
protection and preservation of Urbana Neighborhoods.   
 

6. The location, size, and type of development on the site would be unchanged by the proposed 
renovations.  
 

7. The proposed renovations generally conform to Southeast Urbana Overlay guidelines.  
 

8. Guidelines for renovations have been met without creating an unreasonable burden on the 
property owners. 

Options 
The Plan Commission has the following options in Plan Case 2469-SU-23: 
 

1. Recommend approval of the special use permit without any conditions. 
 

8



6 

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 City’s
municipal code.

3. Recommend denial of the special use permit. If the Plan Commission elects to do so, it should
articulate the findings supporting its denial.

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 recommend APPROVAL of the proposed special use permit in Plan Case No. 2469-
SU-23, with the following condition: 

1. The renovations shall generally conform to the submitted project scope and site plan.

Attachments:  Exhibit A:   Location Map 
Exhibit B:   Zoning Map 
Exhibit C:   Future Land Use Map 
Exhibit D: Application for Special Use Permit 
Exhibit E: Project Scope Summary 
Exhibit F:  Site Plans 
Exhibit G: Southeast Urbana Overlay Guidelines for Construction 
Exhibit H: Site Photos
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xhibit A - Location Map
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Application for Special Use Permit – Revised July 201 Page 1 

DO NOT WRITE IN THIS SPACE - FOR OFFICE USE ONLY
Date Request Filed Plan Case No.  

Fee Paid - Check No. Amount Date

PLEASE PRINT OR TYPE THE FOLLOWING INFORMATION
A SPECIAL USE PERMIT is requested in conformity with the powers vested in the Plan 

Commission to recommend to the City Council under Section of the Urbana Zoning 

Ordinance to allow (Insert proposed use)       on the property described 

below. 

1. APPLICANT CONTACT INFORMATION

Name of Applicant(s): Phone:

Address (street/city/state/zip code):

Email Address:

2. PROPERTY INFORMATION

Address/Location of Subject Site:

PIN # of Location:

Lot Size:

Current Zoning Designation:

Current Land Use (vacant, residence, grocery, factory, etc:

Proposed Land Use:

Legal Description (If additional space is needed, please submit on separate sheet of paper):

Application for 
Special Use Permit 

PLAN 
COMMISSION 

XIII-8

Multifamily

Ronald Billy 815-229-8222

4000 Morsay Dr, Rockford, IL 61107

ron@1919architects.com

1202 E. Harding Dr., Urbana, IL 61801

93-21-21-176-017

1.83 Acres

R-6 High Density Multifamily Residential

Multifamily Residential

Multifamily Residential

Lots 544 and 545 in Ennis Ridge Seventh Subdivision, as per Plat Recorded Book "O" at Page
36, Situated in Champaign County, Illinois and Lots 626-629 in Ennis Ridge Eighth
Subdivision, as per Plat Recorded in Plat Book "P" at Page 9, situated in Champaign County,
Illinois

xhibit D - Application
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Application for Special Use Permit – Revised July 201 Page 2 

3. CONSULTANT INFORMATION

Name of Architect(s): Phone:  

Address (street/city/state/zip code):

Email Address:

Name of Engineers(s): Phone:  

Address (street/city/state/zip code):

Email Address:

Name of Surveyor(s): Phone:  

Address (street/city/state/zip code):

Email Address:

Name of Professional Site Planner(s): Phone:  

Address (street/city/state/zip code):

Email Address:

Name of Attorney(s): Phone:  

Address (street/city/state/zip code):

Email Address:

4. REASONS FOR SPECIAL USE PERMIT
Explain how the proposed use is conducive to the public convenience at the location of the
property.

Explain how 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.

Explain how 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.

1919 Architects 815-229-8222

4000 Morsay Dr., Rockford, IL 61107

ron@1919architects.com

TRC Worldwide Engineering 317-691-4241

7202 Shadeland Ave, Suite 217, Indianapolis, IN 46250

RBoellner@trcww.com

BKB Engineering 217-840-3546

301 N. Neil Street, Champaign, IL 61820

bbradshaw@bkbeng.com

N/A

Eric P. Hansen 815-30-9500 x 109

822 Infantry Drive, Suite 100 Joliet, Illinois 60435

ehanson@msclawfirm.com

This affordable housing is strategically located and in close proximity to amenities for the
residents and within walking distance and or public transportation.

This is an existing multifamily residential apartment building which remain in the same
use as it has for decades. The interior renovation proposed and site improvements will
help make the building viable for another 20+ years.

Existing building currently meets the applicable regulations and standards of and
preserves the essential character of the district. No planned changes to the exterior of
the building other than increased site lighting and landscaping.
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Application for Special Use Permit – Revised July 201 Page 3 

NOTE:  If additional space is needed to accurately answer any question, please attach extra pages to the 
application.

By submitting this application, you are granting permission for City staff to post on the property a 
temporary yard sign announcing the public hearing to be held for your request. 

CERTIFICATION BY THE APPLICANT
I certify all the information contained in this application form or any attachment(s), document(s) or 
plan(s) submitted herewith are true to the best of my knowledge and belief, and that I am either the 
property owner or authorized to make this application on the owner’s behalf. 

Applicant’s Signature Date

PLEASE RETURN THIS FORM ONCE COMPLETED TO:

City of Urbana
Community Development Department Services
Planning Division
400 South Vine Street, Urbana, IL  61801
Phone:  (217) 384-2440
Fax:  (217) 384-2367

p ( )
property owner or authorized to make this appl

Appllllllllllllllllllllllllicicicicicciciicicciiiciiiccicicicicicicciiiiciciiiiciiciiciciciiciiiccicciciicicccccccccccccccccccccccccccccccccccccccccccccccccccccccccccccccccccant’s Signature 

February 3, 2023
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xhibit E - Project Scope Summary
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1919 Architects
4000 Morsay Drive
Rockford, IL  61107

(815) 229-8222

www.1919architects.com
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xhibit F - Site Plan
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1919 Architects
4000 Morsay Drive
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Article XIII. Special Development Provisions 276 Section XIII-8 Southeast Urbana Overlay District

5. To encourage the incorporation of design elements in new developments and
redevelopments that contributes to and improves the functionality and appearance of the
area.

6. To protect property owners’ investments in the area by encouraging the timely and
appropriate maintenance of property within the District.

7. To preserve and enhance the overall quality and condition of the neighborhood.

8. To prevent and ameliorate any evidence of blight within the area.

Applicability to Urbana Zoning Ordinance and Zoning Map 

1. Definitions and requirements of the Urbana Zoning Ordinance are applicable within the
District unless specifically modified pursuant to this section; however, no lawful existing use
or building shall be made nonconforming by virtue by the provisions of this section so long as
the existing use or building is not modified and remains in compliance with Article X.
Nonconformities in Zoning Ordinance.

2. The provisions of this section are applicable to all properties within the Southeast Urbana
Overlay District, the boundaries of which are shown in Figure XIII-1 and which shall be shown
as an overlay district on the Official Zoning Map of the City.

3. This section establishes new standards for the development of property within the District and
may require the obtainment of a Special Use Permit for such development as identified in
Section XIII-8.D.

Special Use Permits Required 

1. No building permits within the Southeast Urbana District shall be granted except in
compliance with the provisions of this section.

2. A special use permit shall be required for any development which involves:

a) Construction of a new principal use multiple-family residential structure; or

b) Increasing the building footprint or the floor area ratio of an existing multiple-family
residential structure by more than 15%; or

c) Renovations of a multiple-family residential structure that would result in an estimated
construction cost of more than 50% of the current estimated market value of the
improvements on the property, as calculated by the Champaign County Assessor.

3. Construction of single family homes, duplexes, and structures used solely for commercial
purposes shall be exempt from the provisions in this section.

Guidelines for Construction 

1. Generally. The provisions of the City of Urbana Zoning Ordinance, as amended, apply to all
new construction, major additions, and major renovations of multiple-family residential
structures in the Southeast Urbana District, except as otherwise stated or modified in this
section. The following are Guidelines for Construction:

a) Pedestrian Access Networks and Points. Development patterns that are appropriate and
of human scale for pedestrians shall be promoted. Access provisions that are connected
and continuous without the need to cross barriers to and from sidewalks, carports,
parking lots, bus stops, entrances and exits of buildings shall be ensured.

xhibit G - Southeast Urbana Overlay Guidelines 
for Construction (Highlighted Text)
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Section XIII-8 Southeast Urbana Overlay District 277 Article XIII. Special Development Provisions

b) Landscaping and Screening. Each Special Use Permit application shall include a
landscape plan indicating the type, number, size and location of trees, shrubs and any
other landscaping features to be retained or provided. The use of low maintenance
landscaping is encouraged. Placement of landscape materials should be such that it
does not interfere with sight lines. For example, shrubs should be no higher than three (3)
feet tall and tree canopies shall be no lower than eight (8) feet, especially around
entryways and windows.

c) Facades.  Blank facades should be avoided in order to encourage natural surveillance of
the area. As a general guideline, no more than one third of a façade should be blank. In
addition, windows that look out on streets and alleys should not be blocked by
landscaping.

d) Lighting. Lighting shall be appropriately placed and oriented and should not result in
excessive shadow or glare. For example, pedestrian access networks should not have
unnecessarily tall, upwards-facing lighting. Lighting fixtures should be well spaced and
kept in good working order. Alleys, walkways, and parking lots should be well lit. Lighting
should be placed in outdoor common spaces and apartment lobbies and should reflect
the intended hours of operation. Motion sensing lights are optimal for these common
areas. (Refer to Section VI-8 Outdoor Lighting Requirements for more detailed lighting
standards.)

e) Entrances/ Exits. Entrances and exits should be clearly visible and well-lit both internally
and externally, without excessive shadow or glare. Entrances and exits should be located
such that they can be clearly legible from the street. Signage should be clearly legible
from the street, with lobbies that are visible from the outside. Recessed doorways should
be avoided.

f) Public versus Private Spaces.  A thoughtful separation between public and private
property should be created, taking into consideration fencing, landscaping, screening and
sight lines. These distinctions may be made using features such as low walls, fencing,
seating, landscape features, and changes of material and texture. Unnecessarily high
fences and “keep out” signs should be avoided.

g) Materials. The use of context appropriate, durable and low-maintenance building
materials are encouraged. Materials should also be graffiti and vandalism-resistant.

h) Natural Imperatives. Additional items not listed herein should be considered to promote
healthy behaviors and reduce mental fatigue. These can include such measures as
providing adequate natural lighting, ventilation for fresh air, additional, landscaping, and
access to water features. In addition, proximity to bus stop locations, provision of tenant
amenities, and access to exercise equipment can improve health outcomes.

i) Security. The installation of appropriately placed security cameras is encouraged, such
as in stairwells and elevators and other locations where sight lines may be blocked or
which may feel isolated. Elements should be employed which help to clearly define
private property from the public domain. When considering fencing, medium to low
heights and use of transparent durable materials should be considered.

Approval Criteria 

In addition to the criteria of approval for Special Use Permits set forth in Section VII-4. A, the Plan 
Commission shall also find that the following criteria are met: 

1. That the proposed use is consistent with the 2005 Comprehensive Plan, as amended, as it
pertains to the protection and preservation of Urbana’s Neighborhoods.
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Fig. 1: Subject Property, from Harding Drive 

Fig. 2: Existing landscaping in west yard area 

Exhibit H - Site Photos 
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Fig. 3: Existing property fence 

Fig. 4: View of property from Colorado Ave 
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Fig. 5:Existing walkway on North Side of the subject property 

Fig. 6: Handrail at North property entrance 
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Fig. 7: North property entrance and lighting 

Fig. 8 West yard area 
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Fig. 9: Recreational area in west yard 

Fig. 10: Fence and lighting along Harding Drive 

45



 
Fig. 11: Security camera at Harding entrance 

 
Fig. 12: Fence and landscaping along Harding 
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Fig. 13: Walkway and east yard of subject property 
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