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DEPARTMENT OF COMMUNITY DEVELOPMENT SERVICES 

     Planning Division 

     m e m o r a n d u m 

TO: Urbana Zoning Board of Appeals 

FROM: Lily Wilcock, Planner I 

DATE: January 10, 2020 

SUBJECT: ZBA-2019-MAJ-12: A request by Stough Real Estate Holdings, LLC for a Major Variance 
to allow a freestanding commercial sign in a zoning district that does not allow freestanding 
commercial signs at 907 North Lincoln Avenue in the R-5, Medium-High Multiple-Family 
residential zoning district. 

Introduction  
Stough Real Estate Holdings, LLC (“Stough”) requests a Major Variance to construct a freestanding 
commercial sign for their new plasma collection facility at 907 North Lincoln Avenue. Freestanding 
commercial signs are not allowed in the R-5, Medium-High Multiple-Family Residential zoning district, per 
the Zoning Ordinance. Stough requests the sign to help people find their building.  

Stough was recently granted a Special Use Permit (SUP) by City Council on December 2, 2019, to allow a 
plasma collection facility in the R-5, Medium-High Multiple-Family Residential zoning district.  

Background 
Stough Real Estate Holdings, LLC is a developer of plasma collection facilities and has been approved to 
develop 907 North Lincoln Avenue for the company KEDPLASMA. KEDPLASMA will collect plasma 
from paid donors, and will use the plasma to produce medical products. 

Without the variance, Stough will not be able to construct a freestanding sign for the new facility. Stough 
has stated that it will be difficult to find the plasma center without a freestanding sign. The application shows 
examples of KEDPLASMA buildings. Many of them have freestanding signs and wall signs, while a few 
have only a freestanding sign. 

In residential zoning districts, including the R-5 district, only institutional signs are permitted (such as signs 
for churches or schools). In some of these districts, a limited number of business and professional uses are 
allowed with Conditional or Special Use Permits. Given that business and professional uses are allowed with 
special permission in some residential districts, and that these uses generally have signs, it seems reasonable 
to conclude that some non-institutional signs are acceptable in the residential zones that allow these uses. 

Description of Site and Area 

The site is approximately 2.6 acres, and is located on the west side of Lincoln Avenue between Fairlawn 
Avenue and King Park. Nearby there are two area hospitals, newer and older apartment buildings, many 
one- and two-family residences, and businesses on University and North Lincoln Avenues.  

The following chart identifies the current zoning and existing land uses of the site and surrounding properties 
(see Exhibits A and B). 
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Location Zoning Existing Land Use Future Land Use 

Site R-5, Medium-High Multiple-
Family Residential Vacant Community 

Business 

North CRE, Conservation-Recreation-
Education King Park Residential 

South R-5, Medium-High Multiple-
Family Residential 

Multiple-Family Residential 
Building 

Community 
Business 

East R-2, Single-Family Residential Single-Family Homes Residential 

West R-2, Single-Family Residential Single-Family Homes Residential 

 

Exhibit F shows all of the freestanding signs along Lincoln Avenue between University Avenue and Bradley 
Avenue. The speed limit on Lincoln Avenue is 35 miles-per-hour, and it is easy to exceed the speed limit 
along this stretch. Perhaps due to the speed of traffic, freestanding signs appear to be a popular choice for 
advertising businesses and residential location. (Real estate or leasing signs are not included on Exhibit F as 
they are signs authorized without a permit and change frequently.) 

Discussion 
Site History 

From the 1960’s to 2011, the site was used as a senior care facility. In 2012, the facility was closed and was 
reportedly sold to be renovated as a care facility. The facility never reopened, and in 2017 was bought by the 
current owner with the intention of demolishing the vacant senior care center and selling the site to a 
developer. Stough Group, the applicant, is a developer.  

On December 2, 2019, City Council unanimously approved a Special Use Permit1 for a Medical Clinic in the 
R-5 zoning district, subject to the following conditions:  

1. That the applicant submits a landscape plan prior to issuance of any building permit to ensure that 
proposed landscaping and screening conforms to the City of Urbana Zoning Ordinance standards 
for screening and required landscape buffers. 

2. That the development shall be constructed in general conformance with the attached Preliminary 
Site Plan and an approved landscape plan. 

Dedicated Right of Way for Existing Sidewalk 

The site plan (Exhibit D) shows a sidewalk on the property. As the new plasma center may bring more foot 
traffic along this stretch, and the City will need access to the sidewalk for repair and maintenance work, staff 
recommends a condition that the applicant dedicate right-of-way to the City for the existing sidewalk. 
Exhibit G provides a legal description and map of the proposed dedication for the sidewalk. The sidewalk 
is currently owned and maintained by the City of Urbana. Without dedicating right-of-way for the sidewalk, 

                                                 
1 Ordinance Number 2019-12-069 
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the City would have to negotiate temporary easements with the property owner to perform maintenance on 
the sidewalk, which will take additional staff time and will slow the process of regular maintenance. 

Signs in the R-5 Zoning District 

Freestanding signs are not allowed in the R-5 zoning district, except for institutional signs. Since some 
business and office uses are allowed in the R-5 district with Special or Conditional Use Permits, it appears 
to be an oversight of the Zoning Ordinance to not allow signs for those uses. The table below illustrates this 
point well: a business or office in the R-5 district is not allowed to have any type of sign that a typical business 
or office would be expected to have (refer to Section IX of the Zoning Ordinance for definitions for specific 
types of signs.)  

R-5 Signs Allowances 

Freestanding Signs Not Allowed Subdivision Signs Allowed 

Wall Signs Not Allowed Shopping Center Sign Not Allowed 

Projecting Signs Not Allowed Multi-Family Residential 
Identification Allowed 

Roof Signs Not Allowed Institutional Monument Signs Allowed 

Canopies and Entrance 
Structures Not Allowed Property Sale and Rental Signs Allowed 

 

It is important to note that unless a sign is explicitly allowed by the Zoning Ordinance, it is prohibited. 
Section IX-4.A.2 states that, “Any sign not expressly permitted by or in compliance with this Article is prohibited by the 
City of Urbana.” In this case, since freestanding (and many other) signs for non-institutional uses are not 
explicitly allowed in the R-5 district, they are prohibited. 

If the request is denied, no signs will be allowed for the new business.  

Since non-institutional freestanding signs are not allowed in the R-5 district, there are no minimum setbacks, 
size, or height requirements. There are minimum requirements for freestanding institutional signs in 
residential districts, which could be used as a guide. In this case, that would mean a maximum area of 50 
square feet, maximum height of 8 feet, and a setback of at least 8 feet from the property line. 

The applicant has submitted sign plans from another plasma facility they have built, and has indicated that 
they would like to build the same sign at 907 North Lincoln Avenue (Exhibit E). The sign would need to be 
built at least eight feet from the property line, and the dimensions need to be less than 5 feet tall, no more 
than 6 feet wide. The materials must be the same as Exhibit E, including a brick base and aluminum 
construction. 
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Major Variance Criteria 

Section XI-3 of the Urbana Zoning Ordinance requires the Zoning Board of Appeals to make findings based 
on variance criteria.   

1. Are there special circumstances or practical difficulties with reference to the parcel concerned, in 
carrying out the strict application of the ordinance? 

Though the intent of the R-5 zoning district is to allow mostly residential uses, some non-residential uses, 
often with Special or Conditional Use Permits. However, no commercial freestanding  signs are allowed 
in the R-5 district, which seems to contradict the intent to allow some non-residential uses in the district. 
While Stough has permission to build a plasma facility, they are not allowed to have any signs. This is a 
special circumstance and a practical difficulty in applying the zoning ordinance. 

2. The proposed variance will not serve as a special privilege because the variance requested is necessary 
due to special circumstances relating to the land or structure involved or to be used for occupancy 
thereof, which is not generally applicable to other lands or structures in the same district. 

Most uses allowed in the R-5 zoning district are residential, with only a small number of non-residential 
uses allowed by Special or Condition Use Permit. Allowing a non-residential development in the R-5 
zoning district, while  not allowing any signs for that development is a special circumstance that would 
make having a business or medical clinic in the R-5 zoning district impractical. 

3. The variance request is not the result of a situation or condition having been knowingly or 
deliberately created by the Petitioner. 

The applicant did not deliberately create this situation. The situation was created by an inconsistency in 
the Zoning Ordinance, which allows some non-residential, non-institutional uses in residential districts, 
but does not allow those uses to have signs. 

4. The variance will not alter the essential character of the neighborhood. 

The variance will not alter the essential character of the neighborhood or Lincoln Avenue businesses and 
residential developments. Carle Hospital is a quarter mile away from the subject property and has multiple 
freestanding and wall signs. The former Family Video site, King Park, and the multi-family building 
adjacent to this property have freestanding signers. The former senior care center that was abandoned in 
2012 had a freestanding sign. (See Exhibit F for sign locations on this corridor.) 

5. The variance will not cause a nuisance to the adjacent property. 

The variance would allow a sign that is facing Lincoln Avenue. The sign will not be visible from the 
homes along Gregory Street that are adjacent to the property, which will be hidden by the new building 
and landscaping. The residential properties on the east side of Lincoln Avenue will be approximately 75 
feet from the front door of the house to the sign across the street. The multi-family building to the south 
and park visitors will be able to see the sign from the adjacent properties, but the sign should not be a 
nuisance. Finally, the sign’s illumination must conform to limits in Article VI of the Urbana Zoning 
Ordinance.  The variance will not cause a nuisance to adjacent property.  

6. The variance generally represent the minimum deviation from requirements of the Zoning 
Ordinance necessary to accommodate the request. 

The variance represents the minimum deviation from the Zoning Ordinance by requesting a freestanding 
commercial sign in a district that does not allow freestanding signs.  
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Case Summary 

1. The property is zoned R-5, Medium-High Multiple-Family Residential.  

2. Stough Real Estate Holdings, LLC requests a Major Variance to allow a freestanding commercial 
sign in the R-5, Medium-High Multiple-Family Residential zoning district; and 

3. City Council approved a Special Use Permit on December 2, 2019 (Ordinance No. 2019-12-069) 
with the following conditions: provide a landscape plan with any building permit; to build to general 
conformance with the proposed site plan; and, to provide a MTD bus shelter along Lincoln Avenue; 
and 

4. The variance does not serve as a special privilege to the property owner, as there are non-residential 
and non-institutional uses allowed in the R-5 zone, but signs for those non-residential and non-
institutional uses are not allowed; and 

5. The property owner did not deliberately create this situation, as the Zoning Ordinance allows non-
residential and non-institutional uses, and not signs for non-residential and non-institutional uses; 
and 

6. The variance will not alter the essential character of the neighborhood, as the proposed use is located 
near two medical campuses and commercial, institutional, and residential properties with 
freestanding signs; and 

7. The variance will not create a nuisance, as it will be difficult to see the sign from many adjacent 
property owners and will conform to light level limitations specified by the Zoning Ordinance;  and 

8. The variance represent the minimum deviation necessary from the zoning ordinance, as the variance 
would only allow a freestanding commercial sign in a district that does not allow a freestanding 
commercial sign. 

Options 
The Zoning Board of Appeals has the following options in case ZBA-2019-MAJ-12: 

1. Forward the Major Variance request to City Council with a recommendation to approve the variance 
as requested, based on the findings outlined in this memorandum; or 

2. Forward the Major Variance to City Council with a recommendation to approve the variance with 
certain terms and conditions, and if so, articulate all terms, conditions, and findings; or 

3. Deny the Major Variance request, and if so, articulate findings supporting the denial. 

Staff Recommendation 
Staff recommends that the Zoning Board of Appeals recommend APPROVAL of a Major Variance to City 
Council with the following conditions: 

1. That the petitioner dedicates right-of-way as illustrated in Exhibit G. 

2. That the sign generally conforms to the sign plan in Exhibit E, and that it is set back at least eight 
(8) feet from the property line.  

 



 6 

Exhibits:   A: Land Use Map 
 B: Current Zoning Map 
 C: Future Land Use Map 
 D: Site Plan for Plasma Collection Facility 
 E: Freestanding Sign from KEDPLASMA (Atlanta, GA) 
 F: Freestanding Signs of the Lincoln Avenue Corridor 
 G: Legal Description of ROW and Dedication Map 
 H: Application for a Major Variance 
  
cc: Stough Real Estate Holdings, LLC, Owner/Applicant 
 Matt Deering, Meyer-Capel, a Professional Corporation 
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                                      STATE OF ILLINOIS 
                                 COUNTY OF CHAMPAIGN 
                                       CITY OF URBANA 
 
 
   DEDICATION OF RIGHT OF WAY FOR PUBLIC ROAD PURPOSES 
 
 
 
   THIS INDENTURE WITNESSETH, that the Grantor(s), Kelly D. Dillard, 
for and in consideration of the benefits resulting from the construction and 
maintenance of the public roadway herein referred to, and other good and 
valuable consideration, does by these presents, hereby grant, convey and 
dedicate to The City of Urbana, Illinois, a municipal corporation, for the 
purpose of a public right of way for public road purposes, a tract of land 
situated in the County of Champaign and State of Illinois, and described as 
follows: 
 
A part of the Northeast Quarter of Section 7, Township 19 North, Range 9 East 
of the Third Principal Meridian, Champaign County, Illinois, being more 
particularly described as follows: 
 

The East 7.00 feet of even width of the following described tract: 
 

Beginning at a point on the West line of Lincoln Avenue 
which is 33 feet West and 835 feet South of the Northeast 
corner of the Southeast ¼ of the Northeast 1/4 of Section 7, 
Township 19 North, Range 9 East of the Third Principal 
Meridian in the City of Urbana, County of Champaign and 
State of Illinois, thence Westerly 302.6 feet to the Northeast 
corner of Lot 1 of O.S. Carman's Third Subdivision, thence South along the East line of Lots 1 through 7 of said 
Subdivision, a distance of 368.05 feet to the Northwest corner of Lot 8 of said Subdivision, thence East 302.6 feet to 
the West line of Lincoln Avenue, thence North 369.05 feet to the point of beginning, all situated in the City of 
Urbana, County of Champaign, and State of Illinois. 

 
EXCEPT: 
 
The South 191.00 feet thereof. 

 
Said dedication containing 1,246.28 square feet (0.029 acres), more or less, all situated in the City of Urbana, Champaign County, 
Illinois, and being as shown by a plat hereto attached and considered a part hereof. 
 
 And the Grantor(s) and Grantee further, as a part of this dedication, agree that any City officials having authority as to public 
roadways, and its representatives, engineers, agents, contractors and employees are hereby authorized to enter into and take full and 
complete possession of the said tract; 
 
 IN WITNESS WHEREOF, the Grantor has hereunto set its hand and seal this _______ day of _____________, 2020. 
 
        
________________________________________   _________________________________________ 
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STATE OF ILLINOIS ) 
)  SS. 

COUNTY OF CHAMPAIGN ) 

I, the undersigned, a Notary Public, in and for said County, in the State aforesaid, DO HEREBY CERTIFY that 
_________________________________ and _______________________________________________ personally known to 
me to be the same person(s) whose name(s) are subscribed to the foregoing instrument, appeared before me this day in person 
and severally acknowledged that as ___________________and ______________________, they signed and delivered the said 
instrument as their free and voluntary act, for the uses and purposes therein set forth. 

Given under my hand and Notarial Seal this _____ day of _____________________, 2020 

____________________________________ 
Notary Public 

Dedication prepared by & return to: 

Dan Rothermel 
706 S. Glover Avenue 
Urbana, IL 61802 

Accepted on behalf of the City of Urbana 

BY:  ________________________________________________ 
Carol J. Mitten 

    Interim Public Works Director 

DATE: _________________ 
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