
 

 1

DEPARTMENT OF COMMUNITY DEVELOPMENT SERVICES 
 

Planning Division 
 

m e m o r a n d u m 
 
 
 

TO:   Urbana Zoning Board of Appeals 
 
FROM:  Robert Myers, AICP, Planning Manager 
 
DATE:  December 16, 2011 
 
SUBJECT: ZBA Case No. 2011-MAJ-04: Application by Mike Martin on behalf of 

the Stone Creek Homeowners Association and The Atkins Group for 
Major Variances to allow three subdivision signs (one 47 square feet in 
area) for the Stone Creek Subdivision along E. Windsor Road near its 
intersection with Stone Creek Boulevard  
 

 
Introduction & Background 
 
Mike Martin, on behalf of the Stone Creek Homeowners Association and the Atkins Group, has 
submitted a variance application to allow the installation of three subdivision signs along 
Windsor Road for the Stone Creek Subdivision. The area of sign installation is zoned R-2, Single 
Family Residential. Under Table IX-8 of the Zoning Ordinance (Standards for Subdivision 
Signs) subdivisions may display one sign per major road providing direct access to the 
subdivision with a maximum size of 25 square feet per sign. The application is to install three 
subdivision signs: two at the Stone Creek Boulevard entrance and a third west of Muirfield 
Place. Two signs would be approximately 12 square feet in area, and the third would be 47 
square feet in area.     
 
Pursuant to Section XI-3.C.2(d)(1) of the Urbana Zoning Ordinance, in order for a major 
variance to be approved, the Zoning Board of Appeals must recommend approval by a two-thirds 
majority and forward to City Council for final review and approval.  
 
 
Site Description 
 
The 480-acre Stone Creek Subdivision is located in southeast Urbana near the intersection of 
Windsor Road and High Cross Road. More specifically, the Subdivision fronts on three arterial 
roads -- Windsor Road, Route 130, and Florida Ave. – and additionally takes access from 
Colorado Ave. and Amber Lane.  A central feature of Stone Creek Subdivision is Stone Creek 
Golf Course, a public championship 18-hole golf course. The Golf Course is served by two 
ancillary facilities: the Stone Creek Golf Club and Kennedy’s Restaurant.  
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Stone Creek Golf Course sets the tone for the entire subdivision. The Subdivision is 
characterized by its well-landscaped open spaces with miles of paths for walking, jogging, and 
biking. 
 
In keeping with this established character, The Atkins Group, developers of Stone Creek 
Subdivision, and the Stone Creek Homeowners Association, are preparing to invest in and 
upgrade common improvements within the roadway corridors: landscaping and landscape 
features, outdoor lighting, street lighting, accent lighting, and subdivision signage. As much of 
these improvements would be located in City street rights-of-way, but maintained by the 
Homeowners Association, the Association applied for, and the Urbana City Council approved 
(Resolution No. 2011-10-035R) a License Agreement for Use of Right-of-Way. Per City Code 
the installation of such facilities within rights-of-way requires a license agreement. Specifically, 
the Association has been authorized to construct, reconstruct, use, operate, maintain, repair, 
inspect, and remove specific decorative entryway signage, landscaping and street lighting 
(facilities) within the rights-of-way of Stone Creek Boulevard, Smith Road and Colorado 
Avenue within the Stone Creek Subdivision. 
 
New subdivision identification signage will be installed along Windsor Road, Route 130, and 
Florida Avenue. As the subdivision signs at the last two locations will be installed within the 
right-of-way, approval has been granted for these through the License Agreement. However, the 
three subdivision signs along Windsor Road will be located on private property and must comply 
with the Urbana Zoning Ordinance.  
 
Under Table IX-8 of the Zoning Ordinance (Standards for Subdivision Signs) subdivisions may 
display one sign per major road providing direct access to the subdivision with a maximum size 
of 25 square feet per sign. The application is to install three subdivision signs: two at the Stone 
Creek Blvd. entrance and a third west of Muirfield Place. Two signs would be approximately 12 
square feet in area, and the third would be 47 square feet in area. 
 
Two subdivision signs currently existing at Windsor Road entrances would be replaced with two 
new subdivision signs. The third sign along Windsor, west of Muirfield Place, would be new. 
 
Zoning and Land Use Table  
 
The following is a summary of surrounding zoning and land uses for the subject site: 
 

 
Location 

 
Zoning Existing Land Use Future Land Use Map 

 
Subject 
Property 

 
R-2, Single Family Residential 

Residential (golf course and 
landscape features) 

 
Residential – Suburban Pattern 

 
North  

R-2, Single Family Residential 
Residential (golf course and 
residences) 

 
Residential – Suburban Pattern 

South (unincorporated area) Undeveloped/Agricultural Residential – Suburban Pattern 
 
East R-2, Single Family Residential 

and AG, Agriculture 
Residential (golf course) 
and Utility (electrical 
substation) 

Residential – Suburban Pattern 

 
West R-2, Single Family Residential 

and R-4, Medium Density 
Multiple Family Residential 

 Residential – Suburban Pattern 
and Multi-Family 
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2005 Comprehensive Plan 
 
Future Land Use Maps 7 & 13 of the 2005 Comprehensive Plan indicate the future land use of 
this site as “Residential: Suburban Pattern.” Map 13 is further annotated with “Windsor Road 
Improvement 2008: two lanes to four lanes. Consider design alternatives for Windsor Road to 
improve aesthetics and safety.” 
 
 
Discussion 
 
Table IX-8 of the Zoning Ordinance (Standards for Subdivision Signs) limits the number, size, 
height, and setback of subdivision signs on private property. The application is for variances 
from limits on the number and maximum size of subdivision signs. First, Table IX-8 allows one 
subdivision sign per major road providing direct access to the subdivision. The application is to 
install three signs along the Windsor Road frontage: two at the intersection of Stone Creek Blvd. 
and Windsor Road, and a third west of Muirfield Place. Second, Table IX-8 allows a maximum 
subdivision sign area of 25 square feet. Two signs would be approximately 12 square feet in area 
while the third, to be located approximately 240 feet north of Windsor Road would be 47 square 
feet in area.  
 
In terms of the number of signs, Stone Creek Subdivision is by far the largest subdivision in 
Urbana at 480 acres in area and a total perimeter distance of 4.0 miles. And yet transportation 
access controls limit street access points to no more than one street per quarter mile along both 
Windsor Road and Route 130. In terms of subdivision signage restrictions, the Urbana Sign 
Ordinance does not readily take into account such a large subdivision. 
 
In terms of the size of signage, one new entrance sign would be located at the southwest corner 
of Stone Creek Blvd. and Muirfield Place and oriented toward Windsor Road. Because most of 
this lot is taken up by a detention pond, this subdivision sign will be 240 feet away from Windsor 
Road. Thus the lettering size would need to be large enough to be legible to those seeing it from 
a distance. This sign area would be 47 square feet in area.   
 
 
Variance Criteria  
 
Section XI-3 of the Urbana Zoning Ordinance requires the Zoning Board of Appeals to make 
findings based on variance criteria.  The following is a review of the criteria as they pertain to 
this case and the criteria outlined in the ordinance: 
 
1. Are there special circumstances or special practical difficulties with reference to the 

parcel concerned, in carrying out the strict application of the ordinance? 
 
The special circumstances and special practical difficulties are that Stone Creek Subdivision is 
much larger than any other subdivision in Urbana. The total area is 480 acres, and with a total 
perimeter frontage of 4.0 liner miles. At the same time, transportation access controls limit 
streets along Windsor Road and Route 130 to no more than one street (and thus subdivision 
entrances) per quarter mile. The subdivision sign standards in Table IX-8 of the Urbana Zoning 
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Ordinance do not anticipate the needs to properly identify such a large subdivision with limits on 
the number of access points. 
 
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. 

 
The proposed variance will not serve as a special privilege because the subdivision sign 
standards in Table IX-8 of the Urbana Zoning Ordinance do not anticipate the needs to properly 
identify such a large subdivision. The Stone Creek Subdivision is much larger than any other 
subdivision in Urbana. The total area is 480 acres, and with a total perimeter frontage of 4.0 liner 
miles. At the same time, transportation access controls limit the number of streets (and thus 
subdivision entrances) to more than one per quarter mile along Windsor Road and Route 130.  
   
3. The variance requested was not the result of a situation or condition having been 

knowingly or deliberately created by the Petitioner. 
 
The requested variances results from a combination of the size and frontage of Stone Creek 
Subdivision, the limitations of the Urbana Zoning Ordinance in terms of subdivision signs, and 
transportation access controls.  
 
4. The variance will not alter the essential character of the neighborhood. 
 
The variance will not alter the character of the neighborhood. Two existing subdivision signs 
will be replaced with three. The new subdivision sign located west of Muirfield Place will only 
be 12 square feet in area. All three subdivision signs will be located within well landscaped 
common areas.  
 
5. The variance will not cause a nuisance to the adjacent property. 
 
The variance will not cause a nuisance to adjacent properties. Two existing subdivision signs 
will be replaced with three. The new subdivision sign located west of Muirfield Place will only 
be 12 square feet in area. All three subdivision signs will be located within well landscaped 
common areas and oriented toward Windsor Road. All three signs are stone monument signs 
which viewing from behind will appear to be walls. Accent lighting for landscape features, 
including signage, will not shine toward residences.   
 
6. The variance represents generally the minimum deviation from requirements of the 

Zoning Ordinance necessary to accommodate the request. 
 
The requested variances do no excessively exceed the limitations of TableIX-8 of the Zoning 
Ordinance given the length of frontage along Windsor Road.  
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Recommended Findings 
 

1. Mike Martin, on behalf of Stone Creek Homeowners Association and The Atkins Group, 
has applied for Major Variances to exceed the number and size of subdivision signs 
limited by Table IX-8 (Standards for Subdivision Signs) of the Urbana Zoning 
Ordinance. Table IX-8 limits subdivisions to no more than one sign per major road 
providing direct access to the subdivision, and no larger than 25 square feet each. 

 
2. At 480 acres in area and with a perimeter of 4.0 linear miles, Stone Creek Subdivision is 

by far the largest residential subdivision in Urbana. 
 

3. Transportation access controls limit the number of street intersections, and thus 
subdivision entrances, along Windsor Road and Route 130 to no more than one per 
quarter mile.  

 
4. The Atkins Group and Stone Creek Homeowners Association are currently improving 

and beautifying the entrances to Stone Creek Subdivision through extensive landscaping 
and landscape features, street lights, identification signage, and accent lighting. In 
Resolution 2011-10-035R, the Urbana City Council approved an Agreement for the Use 
of Right-of-Way to install and maintain these improvements within City rights-of-way. 
The three subdivision signs in question are part of this larger project but located outside 
rights-of-way. 
 

5. The proposed variances for additional signage are necessary due to Stone Creek 
Subdivision’s size in conjunction with transportation access controls along Windsor Road 
and Route 130 which limit the number of subdivision entrances. 
 

6. The proposed variance for increased sign size from 25 to 47 square feet is necessary due 
to the 240-foot setback from Windsor Road necessitated by a retention pond.  

 
 
Options  
 
The Zoning Board of Appeals has the following options in this case: 
 

a. Recommend approval of the application based on the findings outlined in this memo; or 
 

b. Recommend approval of the application along with certain terms and conditions. If 
conditions or findings differ from those recommended in the City staff memo, these 
should be articulated accordingly; or 

 
c. Deny the application.  If the Zoning Board of Appeals elects to do so, the Board should 

articulate findings supporting its denial. 
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Staff Recommendation 
  
Based on the analysis and findings presented in the discussion above, and without the benefit of 
any additional evidence provided at the public hearing, staff recommends that the Zoning Board 
of Appeals recommend APPROVAL, subject to the following condition: 
 

1. That the number and size of subdivision signs along Windsor Road do not exceed those 
shown in the site plans submitted with the application. 

 
2. That the sign locations along Windsor Road substantially conform to those shown in the 

site plans submitted with the application. 
 

 
Attachments:  Exhibit A: Location & Land Use Map 
   Exhibit B: Zoning Map 
   Exhibit C: Future Land Use Map 
   Exhibit D:  Petition for Major Variances 
   Exhibit E: Site Plans    
 
     
cc: Mike Martin, The Atkins Group, mike@atkinsgroup.com  
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