
DEPARTMENT OF COMMUNITY DEVELOPMENT SERVICES 

Planning Division 

m e m o r a n d u m 

TO: The Urbana Plan Commission 

FROM: Lily Wilcock, Planner I 

DATE: February 28, 2020 

SUBJECT: Plan Case No. 2396-PUD-20: A request by Union Development Holdings, LLC to 
amend the Melrose Apartments of Urbana Planned Unit Development to exclude the 
western 14.51 acres, at 1208 West Bradley Avenue. 

Introduction  
Union Development Holdings, LLC, requests an amendment to the Melrose Apartments of Urbana 
Planned Unit Development (PUD) to exclude the western 14.51 acres from the PUD; the request 
would allow the applicant to  build a by right apartment complex on the vacant lot to the west of the 
One North apartment complex, along Bradley Avenue. As the parcel is currently part of a PUD, 
without an amendment any new development would be required to generally conform to the site plan 
of the Melrose Apartments of Urbana PUD from 19961.  

For the PUD amendment request, the Plan Commission must review the application and make a 
recommendation to City Council. Staff recommends approval of the request to exclude the 14.4 acres 
from the original PUD, which will allow development of the site that meets all requirements of the R-
4, Medium-Density Multi-Family Residential zoning district.  

Background 
The 1982 Comprehensive Plan includes future aspirations for the North Lincoln Avenue area to be 
developed as a commercial corridor. By the mid-1990’s, the corridor had a several hotels, a new gas 
station, and retail developments. In 1996, Intergroup applied to the City for a Comprehensive Plan 
Amendment, Zoning Map Amendment (rezoning), Special Use Permit for a Planned Unit 
Development, and development agreement for the land that today includes One North, Capstone 
Quarters, and the vacant 14.51 acres at 1208 Bradley Avenue (“Phase II”). One North was the only 
part of the original Planned Unit Development that was constructed.  

The Phase II property has remained undeveloped since the approve PUD, 24 years ago. 

                                                 
1 Ordinance No. 9697-027.  



Description of the Site and Surrounding Properties 

The site is approximately 632,000 square feet, or 14.51 acres, and is located to the west of the One 
North Apartment complex. The property’s proposed main entrance and community center will be 
along Bradley Avenue. The property is currently vacant.  

The following chart identifies the current zoning and land use of the site and surrounding properties 
(see Exhibits A, B, and C). 

 
 
Direction  

 
Zoning 

 
Existing Land Use 

Site R-4, Medium Density Multi-Family 
Residential (PUD) Vacant 

North IN-1, Light Industrial/Office Warehouse 

East R-4, Medium Density Multi-Family 
Residential (PUD) Apartment Complex 

South B-2, Neighborhood Business, 
Arterial Vacant 

West R-4, Medium Density Multi-Family 
Residential 

Vacant, to be developed (Union 
Gardens) 

 

Discussion 
Minor changes are allowed to occur in approved Planned Unit Developments. This allows developers 
to respond to unexpected challenges in development without jeopardizing the whole project. Such 
challenges can occur in a project after zoning approvals are granted. The Zoning Administrator can 
approve specific minor changes that generally do not affect the impact of the development. Due to 
the relatively large size of the Phase II property in relation to the whole PUD, allowing it to be 
developed as proposed is too significant a change to be considered “minor.” 

 The table below compares the original plan for Phase II with today’s proposed development. Overall, 
the plans are quite similar, and would develop the site at around the same level of intensity. 

 

  Melrose PUD Proposed 
Development 

Percent Change 

No. Buildings 15 8 - 47%  
Building Floor Area 250,000 ft2 266,000 ft2 + 6% 
No. of Bedrooms 582 540 - 7% 
Units 180 220 + 22% 
Parking 495 302 - 39% 



 

While the plans are not substantially different in the number of units, parking, and style of housing, 
the changes are substantial enough to require either amending the PUD to reflect the current site plan, 
or amending the PUD to exclude the Phase II site at 1208 Bradley. As the proposed development 
would meet zoning requirements for the underlying R-4 zoning district, and the ownership for the 
Phase I (One North) and Phase II parcels will be separate entities, there is no reason to amend the 
existing PUD to include the proposed site plan. 

The applicant is seeking funding for this project from Urbana-allocated HOME funds and the State 
of Illinois’ Illinois Housing Development Authority (IHDA) this spring. HOME funds come from a 
Housing and Urban Development (HUD) program that seeks to address local housing needs. Urbana, 
Champaign, and Champaign County form the HOME Consortium, and receive funding each year 
through the HOME program. New construction of housing is one objective of the HOME program, 
and this project would help meet that objective.  

Additionally, the State of Illinois administers a tax credit program for affordable housing creation. The 
applicant plans to submit an application to IHDA for this project for a non-competitive 4% tax-credit 
program (LIHTEC) that funds the creation or renovation of affordable housing units.  

Comprehensive Plan Goals and Objectives 

The Comprehensive Plan identifies the site’s future land use as “Multi-Family”: 

“Multi-Family residential is for areas planned primarily for apartment complexes and other 
multi-family buildings.  Located close to major centers of activity such as business centers, 
downtown, and campus.  May include supporting business services for convenience needs of 
the residents.  Multi-family residential areas should allow for a density buffer when 
transitioning to a lower-density residential area.  These areas should incorporate provisions 
for transit service and pedestrian access.” 

 
The following goals and objectives of the Comprehensive relate to the proposed development of the 
site: 

Goals 40.0 Make affordable housing available for low-income and moderate-income 
households. 

Goals 41.0 Promote access to employment opportunities for all Urbana residents.  

The proposed development is well-served by transit, bike paths, sidewalks, and multi-use paths. 

Planned Unit Development Goals and Applicability 

The PUD goals and applicability are not relevant in this case. The site is currently part of the Melrose 
Apartments of Urbana PUD. The applicant requests that the Phase II section of that PUD be removed 
so a by right development can be built instead.  

  



Criteria for Approval 
Section XIII-3, lists criteria for the creation of PUDs. No criteria are given to explicitly address the 
removal of land from an existing PUD, as in this case. However, the request can be evaluated using 
the PUD criteria, by considering the following:   

1. That the proposed development is conducive to the public convenience at that location; and 
When the existing PUD was approved, City Council found it to be conducive to the public 
convenience. The request at hand is to allow a development that is consistent with the underlying 
zoning district by removing the property from the existing PUD. The proposed development is 
consistent with the underlying zoning district and which is conducive to the public convenience. 
As the land is vacant, any proposed development will likely not match the approved PUD. 

2. That the proposed development is designed, located, and proposed to be operated so that it 
will not be unreasonably injurious or detrimental to the surrounding areas, or otherwise 
injurious or detrimental to the public welfare; and 

The proposed development would be allowed by right in the R-4, Medium Density Multi-Family 
Residential zoning district. Since the proposal will meet the requirements of the underlying zoning 
district, it will not be injurious or detrimental to the public welfare. 

3. That the proposed development is consistent with the goals, objectives, and future land uses of 
the Urbana Comprehensive Plan and other relevant plans and policies; and 

The proposed development is consistent with the goals, objectives, and future land uses of the 
2005 Comprehensive Plan. As the proposed development on the property is to be excluded from 
the existing PUD, in order to build housing units below market-rate rent at a location with excellent 
access to major employers. 

4. That the proposed development is consistent with the purpose and goals of Section XIII-3; and 
The existing PUD is consistent with the purpose and goals of Section XIII-3. The amendment 
would not affect this in any way. 

5. That the proposed development is responsive to the relevant recommended design features 
identified in Table XIII-2 of this Ordinance.  

The proposed development will be by right. This criterion is not relevant to a removal of land from 
a PUD. 

Summary of Staff Findings 

1.  Union Development Holdings, LLC requests an amendment to the Melrose Apartments of 
Urbana Planned Unit Development for a property at 1208 Bradley Avenue. The applicant requests 
to exclude this property from the existing PUD and develop the property to the R-4, Medium-
Density Multi-Family Residential zoning district. The property is undeveloped and 14.4 acres in 
size, or 37% of the existing PUD.  

2. The applicant will be asking for funding from the State of Illinois’s Department of Housing 
Development Authority and City of Urbana’s HOME Program to construct affordable apartments 
on the site. 



3.  The subject property is suitable for medium-density residential uses, like the proposed R-4, 
Medium Density Multi-Family Residential zoning district. The exclusion of this property from the 
existing PUD and development to the underlying zoning district, is conducive and convenient to 
the public. 

4. The request to develop the property to R-4, Medium Density Multi-Family Residential zoning 
district would allow the owner to build. This would be generally compatible with the “Multi-Family 
Residential” future land use designation of the 2005 Urbana Comprehensive Plan.  

5. The existing PUD is consistent with the purpose and goals of Section XIII-3 and the proposed 
exclusion of the subject property does not affect the existing PUD. 

Options 
The Plan Commission has the following options for recommendations to the City Council in Case 
No. 2396-PUD-20: 

1. Recommend approval of amending the existing Planned Unit Development to exclude the 
14.5-acre parcel at 1208 Bradley Avenue. 

2. Recommend approval of amending the existing Planned Unit Development to exclude the 
14.5-acre parcel at 1208 Bradley Avenue with conditions. 

3. Recommend denial of amending the existing Planned Unit Development to exclude the 14.5-
acre parcel at 1208 Bradley Avenue. 

Staff Recommendation 
Based on the evidence presented in the discussion above, and without the benefit of considering 
additional evidence that may be presented at the public hearing, staff recommends that the Plan 
Commission make a recommendation to City Council to APPROVE the Amendment to the Melrose 
Apartments of Urbana Planned Unit Development. 
 
Attachments: 
 
   Exhibit A:  Location and Existing Land Use Map 
   Exhibit B:   Zoning Map 
   Exhibit C:  Future Land Use Map 
   Exhibit D:  Proposed Site Plan and Building Elevations  
   Exhibit E: Approved Site Plan from the Melrose Apartments of Urbana PUD 
   Exhibit F: Application for Planned Unit Development Amendment 
 
CC:   Lori Edwards, Union Development Holdings, LLC 
  Emily Vaias, Ballard Spahr, LLP  



Exhibit A - Location & Land Use

Case:       2396-PUD-20
Subject:   Amendment to Melrose PUD
Location: 1208 Bradley Avenue
Owner:    Union Development Holdings, LLC

Subject PropertySubject Property

One North
(Phase I)

Phase II



Exhibit B - Current Zoning

Case:       2396-PUD-20
Subject:   Amendment to Melrose PUD
Location: 1208 Bradley Avenue
Owner:    Union Development Holdings, LLC

Subject Property
One North

B-2
B-3
IN-1

R-2
R-3
R-4

R-5Subject Property
One North

B-2
B-3
IN-1

R-2
R-3
R-4

R-5

One North
(Phase I)

Phase II



Exhibit C - Future Land Use Designation

Case:       2396-PUD-20
Subject:   Amendment to Melrose PUD
Location: 1208 Bradley Avenue
Owner:    Union Development Holdings, LLC

Subject Property
Community Business
Institutional
Light Industrial

Multifamily
Regional Business
Residential

Subject Property
Community Business
Institutional
Light Industrial

Multifamily
Regional Business
Residential

One North
(Phase I)

Phase II
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