DEPARTMENT OF COMMUNITY DEVELOPMENT SERVICES
Planning Division
memorandum
TO:

The Urbana Plan Commission

FROM:

Marcus Ricci, AICP, Planner II

DATE:

May 13, 2022

SUBJECT: Plan Case 2447-SU-22: A request by Andrew Fell on behalf of BWC Tundra LLC for
a Special Use Permit to allow operation and expansion of a Towing Service at 810 East
Perkins Road and 1002 East Perkins Road in the B-3, General Business, Zoning
District.

Introduction
BWC Tundra LLC, represented by Andrew Fell, requests a special use permit to construct a towing
service building, parking area, and access drive at its property at 810 and 1002 Perkins Road in the B3, General Business, Zoning District. The existing business – Tatman’s Towing – currently stores its
service vehicles outside on a gravel parking area. The proposed building would allow it to maintain
and store them inside, as well as pave much of the gravel parking area around the building. Section V1.A.3 and Table V-1 of the Urbana Zoning Ordinance allow a Towing Service in the B-3 district with
a special use permit.
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. Staff recommends that the Plan Commission forward the case to City
Council with a recommendation of approval, with the condition included in the staff report.

Background
Introduction
Tatman’s Towing has operated at this location since before the property’s annexation into the City of
Urbana in 1977. In 2005, Robert Myers, Urbana’s Planning Manager, issued a “Notice of Proper
Zoning” acknowledging that the existing towing service was a legally-conforming use, allowing it to
continue operation. 1 The requested special use permit would allow expansion of the existing special
use.
Description of the Site and Surrounding Properties
The towing service currently operates on the west side of the zoning lot comprised of 810 and 1002
Perkins Road, on the north side of Perkins Road, east of Cunningham Avenue (Exhibit A). Access to
the site is varied: one concrete access at the west end is shared with the adjacent Fifth Dimension
collision and repair facility. A second gravel access in the middle of the property is the primary access;
and a third unpaved/informal access is at the east end of the zoning lot. Other nearby uses include
Dust & Son Auto Supplies, Hickory River Smokehouse and StorQuest Economy Storage to the north,
1

Zoning Notice, Robert Myers (2005) with attached 7677-R57 Resolution and Annexation Agreement.
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Willow Springs Condo Subdivision to the east (unincorporated), and one residence (unincorporated)
and a multi-business contractor building to the south. Table 1 summarizes the current zoning, existing
land uses, and 2005 Comprehensive Plan future land use designations of the site and surrounding land
(Exhibits B and C).
Table 1. Zoning, Existing Land Use, Future Land Use Designation

Zoning
Site City B-3, General Business
North City B-3, General Business
East County R-3, Two-Family Residence

Existing Land Use

Future Land Use

Towing Service (legally nonconforming)

Community Business

Restaurant, Auto Supplies, Self-Storage

Community Business

Condominiums
County AG-1, Agriculture & City B-3, Single-Family Residence, Commercial
South General Business
Contractors
City
B-3,
General
Business
Auto Collision and Repair
West

Multifamily
Multifamily &
Community Business
Community Business

Existing Use
The business dispatches tow service vehicles to relocate clients’ vehicles back to the property or to
other sites. Dispatch and tow service maintenance activities are conducted in the existing 4,723-squarefoot building in the northwest corner of the property (Exhibit D – Site Plan). Both tow service vehicles
and relocated (towed) vehicles are stored outside in the north and east portions of the property, inside
a partially-screened chain-link fence. All parking areas are currently gravel, with the access drives being
concrete (west), gravel (middle), and unimproved (east).
Proposed Use
The proposed 8,593-square-foot building (80 feet by 108 feet) would provide additional space to
service the towing vehicles and to store them indoors (Exhibit E – Building Plans, Sheet A1). The
main vehicle service area (80 feet by73 feet) has six bay doors and is two stories. The main floor
includes a second garage (39 feet x 73 feet), entry room, break room, restrooms, and storage. The
second floor over the support areas provides light storage space.
The existing six-foot-high chain-link fence around the relocated vehicle storage area would be
removed. Most of the existing gravel parking area on three sides of the building (155 feet x 160 feet)
would be topped with asphalt millings. The paved area would continue onto an access lane leading
east to a new concrete access drive out to Perkins Road. The new parking area includes 15 new parking
spaces, augmenting the existing 19 parking spaces to fulfill the minimum parking requirement. A new
six-foot high chain-link fence is proposed to be installed east of the new access drive, also enclosing
a large unpaved area: parking would not be permitted on this area.
Screening would be required for several reasons. First: the County R-3 residential district to the east
and the residential use to the south of the B-3-zoned subject property requires the applicant to install
a six-foot-high solid wood or masonry fence. 2 Second: the areas of off-street parking of tow service,
visitor, and employee vehicles must be screened from the residential districts and uses to the south
and east with either landscaping or a solid fence or wall four to six feet in height. 3 Third: the
requirement to screen outdoor storage from all public rights‐of‐way and adjacent residential uses or
2
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Urbana Zoning Ordinance: Section VI-6.A.2.b – Buffer & Landscape Yards – Landscaping Buffer.
Urbana Zoning Ordinance: Section VI-6.B.1.a – Screening of Off-Street Parking and Storage Areas.

2

districts applies to the towed vehicles of a Towing Service. 4 Screening can be a six-to-eight-foot-high
solid fence, berm, or wall. Walls and fences longer than 40 feet require additional landscaping of one
tree and three shrubs every forty feet. This screening would be required along the south and east sides
of the property around the storage area.
The proposed six‐foot‐high solid wood fence and boxwood shrubs along the south property line
would fulfill all three requirements for this side of the property. Changing the six-foot-high chain-link
fence proposed along the east property line to a six-foot-high solid wood or masonry fence with added
landscaping would fulfill the requirement for the south property line. Existing landscaping on the
subject property may be used to fulfill screening requirements that allow landscaping as an option;
landscaping must be replaced when it no longer provides screening. Only the Off-Street Parking
requirement allows landscaping as an option; both Landscaping Buffer and Outdoor Storage screening
require a solid fence or wall, and the latter requires additional landscaping if longer than 40 feet. Staff
have determined that changing the proposed six-foot-high chain-link fence to a six-foot-high solid
wood or masonry fence and filling the gaps along the east side of the property in accordance with
Section VI-6.E would fulfill all three screening requirements for that side of the property.
Public Input
Operators of two neighboring businesses have submitted letters of support for the request: Dust and
Son Auto Supplies and Hickory River Smokehouse (Exhibit G – Communications).

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 towing service has operated at this location since at least 1977, which is when the property was
annexed into the city: it is an established piece of the fabric of the neighborhood. The property is
convenient to the public because of its location near Cunningham Avenue – a five-lane state route –
and Interstate 74, allowing tow service vehicles to use main roads designed for heavy-duty vehicles, as
well as for customers and employees to reach the facility. There are sidewalks up to the property and
across the street and CUMTD bus stops just west of the property.
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 towing service would continue to be operated so as not to be injurious or detrimental to the B-3
zoning district, or injurious to the general public. This development is intended to house existing
business vehicles and provide better facilities to maintain those vehicles: it is not intended to expand
the business or its hours or scope of operations. No expansions to vehicle feet or staff are planned.
The proposed asphalt milling parking area and concrete access drive will eliminate gravel parking and
4
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access areas, reducing gravel migration and dust. (Exhibit D – Site Plan, Sheet A2). The added
screening will make the outdoor parking and storage areas less visible from the adjacent residential
areas.
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 special use permit would allow the existing towing service to expand and maintain legal
conformity. The proposed building and parking area are being reviewed by City staff through building
and engineering review, including zoning compliance. The preliminary site plan has been proposed
for review by Plan Commission: minimal changes are likely to be needed to meet full compliance with
City and other regulations. The project would conform to the regulations and standards of, and
preserve the essential character of, the B-3, General Business, zoning district.
Overview
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
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.
2.
3.
4.
5.

Regulate the location, extent, and intensity of such use;
Require adherence to an approved site plan;
Require landscaping and the screening of such use by means of fences, walls, or vegetation;
Stipulate a required minimum lot size or yards, and maximum height of buildings and structures;
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. BWC Tundra LLC, represented by Andrew Fell, requests a special use permit to construct a
towing service building, parking area, and access drive at its property at 810 and 1002 Perkins
Road in the B-3, General Business, Zoning District. Section V-1.A.3 and Table V-1 of the
Urbana Zoning Ordinance allow a Towing Service in the B-3 district with a special use permit.
2. Tatman’s Towing has operated at this site since before the property’s annexation into the City
of Urbana in 1977. The towing service stores its service vehicles outside on a gravel parking
area and the proposed building would allow it to maintain and store them inside, as well as
improve most of the gravel parking area around the building.
3. The proposed expansion would continue to be conducive to the public at this location, where
it has operated since 1977, as the towing service is accessed easily by car and mass transit.
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4. The proposed expansion would not be injurious or detrimental to the B-3 zoning district, or
injurious to the general public, as the proposed project would reduce the amount of outdoor
parking, and gravel parking and access.
5. The requested special use permit would allow the existing towing service to expand and
maintain legal conformity with the standards and regulations of, while preserving the essential
character of, the B-3 zoning district.

Options
The Plan Commission has the following options in Plan Case 2447-SU-22:
1. Recommend approval of the special use permit to City Council without any additional
conditions.
2. Recommend approval of the special use permit to City Council 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 to City Council. 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. 2447SU-22, with the following condition:
•

Construction must be in general conformance with the attached site plan entitled “Tatman’s
Towing, New Construction, 810 East Perkins Road, Urbana, IL, Sheet A2 – Site Plan”
dated 4/21/2022 (Exhibit D).

Attachments:

Exhibit A:
Exhibit B:
Exhibit C:
Exhibit D:
Exhibit E:
Exhibit F:
Exhibit G:

Location & Land Use Map
Zoning Map
Future Land Use Map
Application for Special Use Permit
Building Plans (Excerpt)
Photos
Communications

cc: Andrew Fell, Applicant
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Exhibit A - Location & Land Use

Case:
Subject:
Location:
Applicant:

2447-SU-22
Special Use Permit - Towing Service
810 & 1002 Perkins Road
Andrew Fell for BWC Tundra, LLC

Legend
SUBJECT PROPERTY

Exhibit B - Current Zoning

Case:
Subject:
Location:
Applicant:

SUBJECT PROPERTY
2447-SU-22
Special Use Permit - Towing Service
City Zoning County Zoning
810 & 1002 Perkins Road
B-3
AG-1
Andrew Fell for BWC Tundra, LLC
R-3

Exhibit C - Future Land Use

Case:
Subject:
Location:
Applicant:

2447-SU-22
Special Use Permit - Towing Service
810 & 1002 Perkins Road
Andrew Fell for BWC Tundra, LLC

Legend
SUBJECT PROPERTY

Exhibit D - Application for Special Use Permit
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1002 E. Perkins Rd., Urbana, IL
Parcel Number 91-21-04-352-024
Lot 4 Sarah's 1st Sub
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Exhibit D - Application for Special Use Permit
SPECIAL USE PERMIT APPLICATION
810 East Perkins Road
Urbana, Illinois 61802
4.

REASONS FOR SPECIAL USE PERMIT

Explain how the proposed use is conducive to the public convenience at the location of the property.
This is a continuation of an existing use. The success of the business is a cause for expansion.
Currently the commercial vehicles used in the business are parked outside, as are some vehicles
that are temporarily located at the property due to being towed, or because of an accident, etc.
As a result there are now always vehicles visible outside in some quantity, with many of them in
states of disrepair or unsalvageable. There are occasionally damaged trucks, busses, cars, etc. in
the tow yard that are used by local emergency responders for training purposes.
Currently all of these vehicles are parked on either gravel or grass, and all of them are easily seen
(cannot be missed) from Perkins Road. There is an area of opaque fencing to conceal a large area
of the existing yard, but much of it is visually open to the public
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.
This project it to gain space to store the business vehicles inside, out of the weather, and to
provide a screened area to store vehicles temporarily on site. The purpose is to protect the
investment into their machinery, and to screen the sometimes unsightly assemblage of
automobiles from the public.
The main intent of this project is to secure expensive machinery and to screen the lot area.
Please note that the building itself is not a vehicle repair garage, or anything associated with the
maintenance or repair of any non-business owned vehicle. In other words, no outside cars or
trucks are worked on in the facility. The primary purpose of the building is to store tow trucks
when no in use, wash those trucks, and occasionally do very minimal work on them – such as
changing the oil or rotating tires.
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.
The neighborhood is a mixture of businesses with some multi-family to the east(which is to be
heavily screened) and a mixture of commercial and one single residential property south, across
Perkins Road, with the house being on the east edge of the subject property.
This work will not enlarge, or change, any aspects of the uses in the neighborhood. This simply
continues the existing uses and activities, but screens them much more appropriately from the
general public.

Exhibit D - Application for Special Use Permit
LOCATION PLAN
SHEET

TATMAN'S TOWING
NEW CONSTRUCTION

A1

810 E PERKINS RD
URBANA, ILLINOIS

These drawings and specifications
are the property and copyright
of Andrew Fell, Architecture and
Design and shall not be used on
any other work except by written
agreement with the Architect.
Only written dimensions shall be
used. Do not scale drawings.
Dimensions shall be verified on
the job site. Any discrepancy
shall be brought to the notice of
the Architect prior to the
commencement of any work..

A N D R E W

F E L L

PROJECT # 21042
DATE : 2022.APRIL.21
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SITE PLAN
SHEET

TATMAN'S TOWING
NEW CONSTRUCTION

A2

810 E PERKINS RD
URBANA, ILLINOIS

These drawings and specifications
are the property and copyright
of Andrew Fell, Architecture and
Design and shall not be used on
any other work except by written
agreement with the Architect.
Only written dimensions shall be
used. Do not scale drawings.
Dimensions shall be verified on
the job site. Any discrepancy
shall be brought to the notice of
the Architect prior to the
commencement of any work..
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PROJECT # 21042
DATE : 2022.APRIL.21
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Exhibit E - Building Plans (Excerpt)

TATMAN'S TOWING

NEW CONSTRUCTION

GENERAL NOTES

STATEMENT OF COMPLIANCE

CODE REVIEW

F E L L

810 E PERKINS RD
URBANA, ILLINOIS 61802

INDEX OF DRAWINGS

ZONING REVIEW
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LOCATION PLAN

SITE PLAN
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TATMAN'S TOWING
NEW CONSTRUCTION

T1

810 E PERKINS RD
URBANA, IL 61802

These drawings and specifications
are the property and copyright
of Andrew Fell, Architecture and
Design and shall not be used on
any other work except by written
agreement with the Architect.
Only written dimensions shall be
used. Do not scale drawings.
Dimensions shall be verified on
the job site. Any discrepancy
shall be brought to the notice of
the Architect prior to the
commencement of any work..
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Exhibit E - Building Plans (Excerpt)

EAST PERKINS ROAD

Exhibit E - Building Plans (Excerpt)

EAST PERKINS ROAD

Exhibit E - Building Plans (Excerpt)

EAST PERKINS ROAD

Exhibit E - Building Plans (Excerpt)
FIRST FLOOR PLAN
MEZZANINE PLAN
SHEET

TATMAN'S TOWING
NEW CONSTRUCTION

A1

810 E PERKINS RD
URBANA, IL 61802

These drawings and specifications
are the property and copyright
of Andrew Fell, Architecture and
Design and shall not be used on
any other work except by written
agreement with the Architect.
Only written dimensions shall be
used. Do not scale drawings.
Dimensions shall be verified on
the job site. Any discrepancy
shall be brought to the notice of
the Architect prior to the
commencement of any work..
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Exhibit E - Building Plans (Excerpt)

STAIR HANDRAIL ELEVATION

STAIR FRAMING DETAIL

H/A SIGNAGE

EXIT SIGN DETAIL

EAST ELEVATION

WEST ELEVATION

STAIR FRAMING DETAIL

HANDRAIL DETAIL
SHEET

A2

810 E PERKINS RD
URBANA, IL 61802

RESTROOM DOOR SIGNAGE

MEZZANINE SIGNAGE

NEW CONSTRUCTION

SOUTH ELEVATION, NORTH SIMILAR

RIGHT OF WAY

TATMAN'S TOWING

These drawings and specifications
are the property and copyright
of Andrew Fell, Architecture and
Design and shall not be used on
any other work except by written
agreement with the Architect.
Only written dimensions shall be
used. Do not scale drawings.
Dimensions shall be verified on
the job site. Any discrepancy
shall be brought to the notice of
the Architect prior to the
commencement of any work..
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Exhibit E - Building Plans (Excerpt)
BUILDING SECTION

BUILDING SECTION

PIPE BOLLARD

SHEET

TATMAN'S TOWING
NEW CONSTRUCTION

A3

810 E PERKINS RD
URBANA, IL 61802

These drawings and specifications
are the property and copyright
of Andrew Fell, Architecture and
Design and shall not be used on
any other work except by written
agreement with the Architect.
Only written dimensions shall be
used. Do not scale drawings.
Dimensions shall be verified on
the job site. Any discrepancy
shall be brought to the notice of
the Architect prior to the
commencement of any work..
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Exhibit F - Photos

Figure 1. Looking northeast from Perkins Road toward project area.

Figure 2. Looking north from Perkins Road toward project areat.

Figure 3. Looking east down Perkins Road towards project area.

Exhibit F - Photos

Figure 4. Aerial looking north.

Exhibit F - Photos

Gap in landscaping;
fence along property
li

Figure 5. Aerial of east side of zoning lot looking east.

Exhibit F - Photos

Gap in landscaping in
front of fence along
property line.

Figure 6. Google Earth looking east, showing screening and gaps.

Landscaping along
road adding
screening

Exhibit F - Photos

Proposed asphalt parking area

Proposed
building area

Gaps in landscaping to be screened by fence and landscaping

Landscaping along road adding screening
Figure 7. CCGIS Aerial map looking north, showing building and parking areas, screening and gaps.

Exhibit G - Communications
From:
To:
Subject:
Date:

Mike Madigan
Ricci, Marcus
2447-SU-22 Tatman"s Towing
Monday, May 9, 2022 5:00:21 PM

*** Email From An External Source ***
Use caution when clicking on links or opening attachments.
Hi,
My wife and I own Hickory River Smokehouse adjacent to the subject property, Tatman's
Towing. We have had a very good relationship over the years with owner Jim Hampton as we
both have worked to improve our businesses. Jim is a great neighbor and we appreciate his
efforts to expand and improve the area. We are in strong support of this request.
Sincerely,
Michael Madigan, Co-owner
Hickory River Smokehouse - Urbana

Exhibit G - Communications
From:
To:
Cc:
Subject:
Date:

Cynthia Vogel
Ricci, Marcus
Angie Bierman; Jeffrey Dust
Public Hearing on May 19
Wednesday, May 11, 2022 12:19:48 PM

*** Email From An External Source ***
Use caution when clicking on links or opening attachments.
Marcus,
After review of the "Notice of Public Hearing For a Proposed Special Use Permit",
Dust and Son does not have any issues with the proposed special use permit and
would support the petition for the expansion of the towing business.
Thanks,
Cynthia Vogel
Dust and Son Auto Supplies, Inc
PH: (217) 342-2147
FAX: (217) 347-7373
CELL: (217) 240-2143
http://www.dustandson.com

