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DEPARTMENT OF COMMUNITY DEVELOPMENT SERVICES 
 

Planning Division 
 

m e m o r a n d u m 
 

 
 
TO:  Laurel Lunt Prussing, Mayor 
 
FROM: Elizabeth H. Tyler, FAICP, Director 
 
DATE: March 29, 2012 
 
SUBJECT: A request by Verdant Prairies, LLC for approval of a Final Development Plan for the 

Verdant Prairies Condominiums Planned Unit Development. (Plan Case 2172-PUD-12) 
 
 
 
Introduction 
 
Gary Olsen has submitted an application on behalf of Verdant Prairies, LLC for a final development 
plan for the residential planned unit development (PUD) known as Verdant Prairies Condominiums. 
The subject property, located at 704 E. Windsor Road, is four acres in size and is zoned R-3, Single-
and Two-Family Residential.  It was the site of the Windsor Swim Club until 2009 when the swim club 
closed. Verdant Prairies, LLC is proposing a residential planned unit development with a maximum of 
48 condominiums, consisting of up to one single-family residence, three duplexes, four fourplexes, and 
two twelve-unit condominium buildings, as well as a club house.    
 
Per Section XIII-3 of the Urbana Zoning Ordinance, review of a proposed PUD occurs in two phases.  
First, a preliminary development plan is submitted and reviewed, and then a final development plan is 
submitted and reviewed.  The Plan Commission reviewed and recommended approval of a preliminary 
development plan for the Verdant Prairies Condominiums PUD on June 9, 2011.  The City Council 
subsequently approved the preliminary development plan on June 20, 2012 by Ordinance No. 2011-06-
057. (See Exhibit E)   Approval of the preliminary development plan included the approval of a waiver 
concerning maximum building height. The waiver allowed the two twelve-unit buildings along the 
southern property line to be approximately 41 feet eight inches in height. The petitioner is requesting 
consideration of a final development plan for the Verdant Prairies Condominiums PUD at this time.   
 
The Urbana Plan Commission held a public hearing regarding this application on March 8, 2012.  A 
revised site plan (Exhibit D) was distributed at the meeting. The revisions were made to better 
accommodate fire truck access. At the hearing, two neighboring property owners spoke to the Plan 
Commission regarding their concerns about stormwater management and privacy. Both property 
owners said they liked the proposed development and were not in opposition to it. The petitioner also 
addressed the Commission. For more information about the public hearing, please see attached 
minutes. Following consideration, the Plan Commission voted seven ayes to zero nays to forward the 
final development plan to City Council with a recommendation for approval. The Plan Commission 
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also recommended approval for a waiver concerning maximum building height as outlined in the 
Minimum Development Standards section of this memorandum.  
 
 
Background 
 
The subject property, site of the former Windsor Swim Club, is located northeast of the intersection of 
South Anderson Street and East Windsor Road and totals 174,691 square feet in area. The property 
was zoned CRE – Conservation / Recreation / Education when it was the swim club, but was rezoned 
R-3, Single- and Two-Family Residential on June 20, 2012 after Verdant Prairies LLC purchased the 
property (Ordinance No. 2011-06-056).  
 
Adjacent Land Uses, Zoning and Comprehensive Plan Designations 
 
The subject property has frontage on Windsor Road east of Anderson Street. The area to the north, 
east, and west of the property is residential in nature, with both single-family residences and duplexes. 
The zoning in the surrounding area is mainly R-3, Single- and Two-Family Residential, although 
directly north of the subject property are five lots zoned R-2, Single-Family Residential. The Urbana 
corporate limits run along the south side of Windsor Road, adjacent to the subject property. The parcel 
to the south of the subject property is zoned Champaign County AG-2, Agriculture and is used for 
agricultural purposes.  
 
Following is a summary of zoning and land uses for the subject site and surrounding property.  In 
addition, Exhibits A, B and C further illustrate this information. 
 

Location Existing Zoning Existing Land Use Comprehensive Plan 
Future Land Use 

Site R-3. Single & Two-Family Res. Vacant -  
former Swim Club 

Residential –  
Suburban Pattern 

North R-2, Single-Family Residential 
R-3, Single & Two-Family Res.  Single-Family Dwellings Residential –  

Suburban Pattern  

South Champaign County  
AG-2, Agriculture Agriculture Mixed Residential – 

Suburban Pattern 

East R-3, Single & Two-Family Res. Single-Family Dwellings 
Duplexes 

Residential –  
Suburban Pattern 

West R-3, Single & Two-Family Res. Duplexes Residential –  
Suburban Pattern 

 
Comprehensive Plan 
 
The Comprehensive Plan designates the subject site and adjacent developed residential areas as 
“Residential – Suburban Pattern” which the Comprehensive Plan defines as follows: 
 

Residential areas contain primarily single-family residential housing but may also include a 
variety of compatible land uses such as duplexes, town homes, civic uses, institutional uses, and 
parks where zoning is appropriate.  Residential areas can have different physical patterns of 
development:  
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Suburban Pattern of Development 
A pattern of development that is typically found in newer, developing neighborhoods.  The 
development pattern encourages a connected street network with pedestrian and bicycle 
facilities to serve adjoining neighborhoods, schools, parks and business centers.  Cul-de-sacs 
should be minimized but may be appropriate where physical features prohibit a connected 
street system.  Lots are typically larger than those found in the urban pattern of development. 

 
The area to the south of the subject site is designated as “Mixed Residential – Suburban Pattern” in the 
Comprehensive Plan. The notation for this area in Future Land Use Map #14 (Exhibit C) states the 
following: ‘Condos, Apartments, and Zero-lot line development designed around park and businesses; 
denser development along Windsor Road.’ 
 
The following Comprehensive Plan Goals and Objectives support the proposed residential planned unit 
development: 
 

Goal 2.0 New development in an established neighborhood will be compatible with the overall 
urban design and fabric of that neighborhood.  

Objectives 
2.1 Ensure that the site design for new development in established neighborhoods is compatible 

with the built fabric of that neighborhood. 
 
Goal 15.0 Encourage compact, contiguous and sustainable growth patterns. 

Objectives 
15.1 Plan for new growth and development to be contiguous to existing development where possible 

in order to avoid “leapfrog” development. 
 
Goal 16.0 Ensure that new land uses are compatible with and enhance the existing community. 

Objectives 
16.3 Encourage development in locations that can be served with existing or easily extended 

infrastructure and city services. 
 
Goal 18.0 Promote infill development. 
  
Goal 19.0 Provide a strong housing supply to meet the needs of a diverse and growing community. 

Objectives 
19.1 Ensure that new residential development has sufficient recreation and open space, public 

utilities, public services, and access to commercial and employment centers. 
19.2 Encourage residential developments that offer a variety of housing types, prices and designs. 

 
 
Discussion 
 
Development of the site will include elimination of the existing drive off of Windsor Road and 
construction of a new drive in the center of the property line along Windsor Road. The drive will enter 
the site as a divided roadway and then access a circular two-way street that will provide access to all 
buildings on the site. The street will be privately owned. A sidewalk will be provided all along the 
exterior of the site, connecting to public sidewalks in the northwest corner of the site and along 
Windsor Road. The sidewalk will also connect to the interior of the site at two points on the east and 
west property lines.  
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The proposal includes 136 parking spaces, provided in private garages, exterior covered spaces, and 
surface spaces. If all 48 units are built, this would allow two spaces per unit with an additional 40 
spaces for guests. Twenty-four bicycle parking spaces will be provided in two locations. The 
development will feature “green” site design and building construction, including rain garden basins 
and bioswales. There will be nine areas distributed throughout the site for either bioswales or rain 
gardens to help manage storm water. Lighting will primarily be low wattage with LEDs used for 
landscape lighting, and each entry door and garage. The project, if approved, would be developed in 
phases, based on buyer demand. 
 
For the Final Development Plan, the petitioner has made five changes to the approved Preliminary 
Development Plan for the Verdant Prairies Condominiums PUD: 
 

1. The preliminary proposal shows the entrances to the fourplexes on the sides of the buildings. 
Changes to the internal layout of the units have moved the entrances on the fourplexes from the 
side of the buildings to the front. 
 

2. The preliminary proposal includes permeable pavement for the circular access drive. The 
petitioner has stated that it is not feasible to use permeable pavement for the main access drive 
due to maintenance concerns. Permeable pavement will continue to be used for the exterior 
parking areas, the duplex and fourplex driveways, and the sidewalks.  
 

3. The preliminary proposal includes two large rain gardens in the southeast and southwest 
corners of the site, with a bioswale along the southern property line. Due to the natural drainage 
on the site, these have been reconfigured. There are now nine areas distributed throughout the 
site reserved for rain gardens and bioswales.  
 

4. The preliminary proposal states that the elevation at which the two 12-unit buildings begin is 
732 feet above sea level. Due to the natural drainage on the site, the petitioner has had to raise 
the buildings by three feet. The final development plan shows that the elevation at which the 
buildings begin is 735 feet above sea level.  
 

5. The revised site plan includes a wider access drive on Windsor Road as well as a shortened 
driveway median. Both revisions are to provide better fire truck access. 

  
Goals 
 
Section XIII-3.C of the Zoning Ordinance outlines nine general goals for planned unit developments as 
follows: 
 

1. To encourage high quality non-traditional, mixed use, and/or conservation development in 
areas identified in the Comprehensive Plan; 

2.  To promote infill development in a manner consistent with the surrounding area; 

3.  To promote flexibility in subdivision and development design where necessary; 

4. To provide public amenities not typically promoted by the Zoning Ordinance; 

5. To promote development that is significantly responsive to the goals, objectives, and future 
land uses of the Urbana Comprehensive Plan; 
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6.  To provide a higher level of street and pedestrian connectivity within the development and the 
surrounding neighborhood in accordance with the Urbana Comprehensive Plan. 

7.  To coordinate architectural styles, building forms, and building relationships within the 
development and the surrounding neighborhood; 

8.  To encourage the inclusion of a variety of public and private open space, recreational facilities, 
greenways and trails not typically promoted by the Zoning Ordinance; 

9. To conserve, to the greatest extent possible, unique natural and cultural features, 
environmentally sensitive areas, or historic resources, and to utilize such features in a 
harmonious fashion. 

 
PUD’s are to be reviewed for their consistency with the above general goals.  The proposed Verdant 
Prairies PUD is consistent with goals 1, 2, 3, 5, 7, and 8.  The proposed PUD is a high quality, mixed 
use infill development that will utilize flexible zoning standards to provide a development that is 
consistent with the surrounding area.  The proposed development is also responsive to goals in the 
Comprehensive Plan listed above. A variety of compatible building designs, materials, colors, and 
architectural styles will unify the overall development. The proposal includes amenities and 
innovations such as a clubhouse, landscaped open areas, rain gardens, permeable pavement, and a 
recreational sidewalk.   
 
Applicability 
 
Section XIII-3 of the Urbana Zoning Ordinance outlines requirements for a PUD.  A PUD is defined as 
“ a large, integrated development adhering to a detailed site plan and located on a contiguous tract of 
land that may include a mixture of residential, commercial and/or industrial uses”.  Planned unit 
developments can be residential, commercial, mixed use, or industrial.  The proposed Verdant Prairies 
PUD is a residential PUD.  To be considered as a PUD, the proposed development plan must include a 
gross site area of at least one-half acre and meet at least one of four criteria outlined in Section XIII-
3.D of the Zoning Ordinance.  The proposed development consists of 4.01 acres and therefore meets 
the lot size criterion.    The proposed Verdant Prairies PUD also meets the criteria listed below as 
defined by the Urbana Zoning Ordinance. Following each criteria is analysis offered by City staff 
(provided in italics). 

 
a) Mixed Use – Either in the same building or with a “campus” layout, provide for a mixture of 

single-family, two-family, multi-family, commercial, office and/or recreational uses. 
 

The proposed Verdant Prairies PUD presents a plan that will provide a mixture of housing types, 
including single-family, duplexes, fourplexes, and multi-family in a “campus” approach. The 
development will include recreational facilities for the use of residents. 

 
b) Conservation – Protect natural, cultural and/or historical resources and harmoniously utilize 

such features as part of the development. This may include environmentally sensitive or 
“green” building and site design. 

 
The proposal is for an energy efficient “green” community. It incorporates “green” building and site 
design features, including “green” construction of the modular units, rain gardens, permeable 
pavement, low wattage lighting, and solar panels on the 12-unit buildings and the clubhouse. In 
addition, “green” upgrades will be offered to the owners such as geothermal heating and solar panels.   
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c) Infill - Redevelop properties within the urban area that are vacant or underutilized due to 

obstacles such as lot layout, utility configuration and road access. 
 

The proposal will provide for the redevelopment of a property within an urban area that is currently 
vacant. The proposed PUD provides for a redevelopment plan that is consistent with the surrounding 
neighborhood and will provide up to 48 new housing units for the community.  
 

d) Unique Development – Development that significantly responds to the goals and objectives of 
the Comprehensive Plan and other relevant plans and policies and/or addresses unique features 
of the site. 

 
The proposed Verdant Prairies PUD would provide a unique residential development with a mix of 
housing types, including a single-family residence, duplexes, fourplexes, and multi-family buildings. 
The residents will have access to a shared clubhouse and open space. A sidewalk around the perimeter 
of the lot will provide recreational opportunities.  
 
Permitted Uses  
 
The proposed PUD is considered a residential PUD consisting of a mixture of residential types, 
including a single-family residence, duplexes, and multi-family buildings.  Per the Urbana Zoning 
Ordinance, all of these residence types are permitted uses in a residential PUD.    
 
Minimum Development Standards 
 
Planned unit developments allow developers flexibility in applying zoning and development 
regulations.  As part of the approved Preliminary Development Plan, the following waiver was 
approved:   
 

1. Maximum height of 35 feet for a principal structure.     
   

Table VI-3 of the Zoning Ordinance allows for a maximum height of 35 feet for principal 
structures.  The two twelve-unit buildings along the southern property line are approximately 
41 feet eight inches in height. A maximum height for the two twelve-unit buildings is proposed 
as shown in the attached elevation drawing marked ‘3 Story 12 DU – Front (South) Elevation’ 
(Exhibit G).  

 
According to the petitioner, the twelve-unit buildings have had to be raised approximately three feet 
due to natural drainage patterns on the site. The buildings as shown in the final development plan are 
the same number of stories as those approved in the preliminary development plan, but they have been 
raised in elevation approximately two feet. The waiver is proposed to be amended accordingly. 

Criteria for Approval 
 
According to Section XIII-3 of the Urbana Zoning Ordinance, the City Council must determine 
whether reasons outlined in the submitted application and the evidence adduced during the public 
hearing, justify approval based on the following criteria.  (Please see Exhibit D for the petitioner’s 
specific response to each question.)  
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1. That the proposed development is conducive to the public convenience at that location. 

 
The proposed project would be an infill development surrounded on three sides by a mature residential 
neighborhood. The site currently has street access and full utilities. The proposal would provide a 
variety of housing choices for the condominium market in a mature residential neighborhood. The 
requirement that development plans be reviewed and approved for PUD’s provides an assurance of 
how the site will be developed and allows for flexibility in designing a development that will be more 
consistent with the surrounding residential uses.    
 

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. 

 
The proposed development is a residential condominium development on a site that was formerly used 
as a swim and tennis club. The site is surrounded on three sides by single-family residences and 
duplexes. Concerns regarding privacy and stormwater management were raised by nearby property 
owners at a public hearing for the final development plan held on March 8, 2012. The petitioner has 
stated that he will work individually with adjacent property owners to determine whether they would 
prefer fencing or landscaping as a buffer when development adjacent to their property occurs and will 
accommodate owners whenever possible. The proposed PUD, if approved, will have to meet City 
regulations regarding stormwater management.  
 
The final development plan illustrates elimination of the existing drive off of Windsor Road and 
construction of a new drive in the center of the property line along Windsor Road. The drive will enter 
the site as a divided roadway and then access a privately-owned circular two-way street that will 
provide access to all buildings on the site.  
 
The PUD has been designed to maximize compatibility with the adjacent properties by providing a 
gradation of building heights, with one-story buildings on the northern portion of the site adjacent to 
existing single-family residences. The buildings would increase in height as you move through the site 
from north to south, with the tallest buildings along Windsor Road acting as a sound and visual barrier 
between the interior of the site and Windsor Road.  
 

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

 
The proposed PUD is responsive to the following goals of the 2005 Urbana Comprehensive Plan: 
 

Goal 2.0 New development in an established neighborhood will be compatible with the overall urban 
design and fabric of that neighborhood.  

Goal 15.0 Encourage compact, contiguous and sustainable growth patterns. 

Goal 16.0 Ensure that new land uses are compatible with and enhance the existing community. 

Goal 18.0 Promote infill development. 

Goal 19.0 Provide a strong housing supply to meet the needs of a diverse and growing community. 
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4. That the proposed development is consistent with the purpose and goals of Section XIII-3 of the 
Urbana Zoning Ordinance. 

 
The proposed Verdant Prairies PUD is consistent with goals 1, 2, 3, 5, 7, and 8 of Section XIII-3 of the 
Urbana Zoning Ordinance.  The proposed PUD is a high quality, mixed use infill development that will 
utilize flexible zoning standards to provide a development that is consistent with the surrounding area.  
The proposed development is responsive to the above-listed goals in Comprehensive Plan. A variety of 
compatible building designs, materials, colors, and architectural styles will unify the overall 
development. The proposal includes amenities and innovations such as a clubhouse, landscaped open 
areas, rain gardens, permeable pavement, and a recreational sidewalk.   
   

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

 
The following design features have been incorporated into the Final Development Plan for the Verdant 
Prairies Condominiums PUD: 
 
Recommended Design Features 
 
Table XIII-2 lists recommended design features for PUD’s.  One of the criteria for approval of a final 
development plan is to illustrate how a proposed PUD is responsive to recommended design features.  
The following design features have been noted by staff as being incorporated in the final development 
plan: 
 
Transition Area – the buildings on the northern portion of the site and adjacent to existing single-
family residences are one-story in height to maximize compatibility with the adjacent properties. The 
buildings would increase in height as you move through the site from north to south, with the tallest 
buildings along Windsor Road acting as a sound and visual barrier between the interior of the site and 
Windsor Road. In addition, rain gardens are proposed for both the southwest and the southeast portions 
of the site, as well as at other locations on the site. The rain gardens will not only provide 
environmental benefits, but will also serve as a transition between the residences and Windsor Road.    
 
Lighting – the plans specify low-wattage LED lighting. 
 
Street Lighting – street lighting will be coordinated with the City Engineer to maximize safety and 
visibility while minimizing intrusion into private areas. 
 
Access – there is currently an access drive on the western end of the Windsor Road frontage. The final 
development plan shows the elimination of this drive and the construction of a new drive in the central 
portion of the lot along Windsor Road. This will lead to an interior circular two-way street that will 
provide access to all buildings and parking areas. The street will be privately-owned. There is a public 
sidewalk on Windsor Road along the southern property line of the site. The final development plans 
include a sidewalk along the west, north, and east property lines, with two access points into the center 
of the site from both the west and the east sidewalks. Pedestrians can also access the site from the 
northwest corner of the property, where the proposed sidewalk with connect to an existing public 
sidewalk that leads from the site to Scovill Street. 
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Internal Connectivity – a five-foot wide sidewalk has been provided along the west, north, and east 
sides of the site, connecting to the public sidewalk along the south side, with access to the center of the 
site.  
  
Bicycle Parking – bicycle parking is included in two locations on the site, to the southeast and 
southwest of the clubhouse. Twenty-four spaces will be provided in total.  
 
Permeable Parking – the final development plan indicates that the surface of the parking areas will be 
of a permeable material.   
 
Tree Preservation – the plan indicates that healthy indigenous trees will be preserved when possible. 
 
Open Space Provision – the plan illustrates innovative storm water facilities such as rain gardens and 
includes landscaped open spaces.   
 
Passive Recreation – the perimeter sidewalk mentioned above will provide opportunities for passive 
recreation, as will the club house garden and patio. 
 
Architectural Consistency – the final plan submitted includes a variety of compatible building designs, 
materials, colors, and architecture will unify the overall development. The buildings will be primarily 
brick on the front elevation, with hardi-board siding, a cement fiberboard that resembles wood 
clapboards, on the side and rear elevations. The trim will also be made of hardi-board. The twelve unit 
buildings will also use a stone trim at the corners to produce a quoin effect. Architectural details will 
be repeated in each of the buildings, unifying the development. 
 
Architectural Design – the proposal includes energy efficient design and building construction, as well 
as materials. The proposed development utilizes modular construction, which is inherently “green” 
because of its construction methods and exterior wall spray foam insulation. 
 
   
Summary of Findings  
 
1. The Plan Commission reviewed and recommended approval of a preliminary development plan for 

the Verdant Prairies Condominiums PUD on June 9, 2011.  The City Council subsequently 
approved the preliminary development plan on June 20, 2011 by Ordinance No. 2011-06-057. 
 

2. Verdant Prairies, LLC has submitted a final development plan for the proposed Verdant Prairies 
Condominiums PUD for 704 East Windsor Road. The proposed residential planned unit 
development allows for a maximum of 48 condominiums, to consist of one single family residence, 
three duplexes, four fourplexes, and two twelve-unit condominium buildings, as well as a club 
house. 

 
3. The Final Development Plan differs from the Preliminary Development Plan that was approved by 

the Urbana City Council on June 20, 2011 in the following ways: 1) the front entrances to the 
fourplexes have been re-configured from the side facades and are now located on the front facades; 
2) the circular drive will not use a permeable pavement as was originally planned due to 
maintenance concerns; 3) there will now be nine areas reserved for rain gardens and bioswales 
distributed throughout the site instead of just two; 4) the base elevation of the twelve-unit buildings 
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will be at or below 735 feet above sea level instead of the 732 feet stated in the preliminary plans 
due to the natural stormwater drainage routes on the site; and 5) the access drive on Windsor Road 
has been widened and the driveway median has been shortened to provide better fire truck access.  

 
4. The proposed development meets the definition of a PUD per Section XIII-3 of the Urbana Zoning 

Ordinance because it exceeds one-half acre in area and meets all four of the criteria outlined in 
Section XIII-3.D: a) Mixed Use - the proposed development provides a mix of housing types, 
including single-family, duplexes, fourplexes, and multi-family is a “campus” setting; b) 
Conservation – the proposal is for an energy efficient “green” community which incorporates 
“green” building and site design features including “green” construction of modular units, rain 
gardens, permeable pavement, low wattage lighting, and solar panels; c) Infill – the proposal will 
provide for the redevelopment of a property within an urban area that is currently vacant; and d) 
Unique Development – the proposed PUD would provide a unique residential development with a 
mix of housing types as well as a shared clubhouse and open space, providing recreational 
opportunities.  

 
5. The proposed development is consistent with the general goals of a PUD as listed in Section XIII-

3.C of the Urbana Zoning Ordinance and the goals, objectives, and future land use in the 2005 
Comprehensive Plan. 
 

6. The proposed Final Development Plan for the Verdant Prairies PUD includes zoning standards that 
vary from the standards established in the Urbana Zoning Ordinance pertaining to building height 
for the two twelve-unit buildings.  

 
7. The proposed Final Development Plan incorporates the following recommended design features: 

transition area, lighting, street lighting, access, internal connectivity, bicycle parking, permeable 
parking, tree preservation, open space, passive recreational facilities, architectural consistency and 
architectural design.  

 
8. At their March 8, 2012 meeting, the Urbana Plan Commission voted seven ayes and zero nays to 

forward the Final Development Plan for the Verdant Prairies PUD to the City Council with a 
recommendation for approval.  

 

Options 
 
The City Council has the following options regarding the proposed Final Development Plan for the 
Verdant Prairies PUD in Plan Case No. 2172-PUD-12: 
 

1. Approve as submitted; or 
 
2. Approve including any additional conditions as are deemed appropriate or necessary for the 

public health, safety, and welfare, and to carry out the purposes of the Zoning Ordinance; or 
 
3. Disapprove as submitted. 
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Recommendation 
 
Based on the analysis and findings presented herein, the Urbana Plan Commission and staff 
recommend that City Council APPROVE the proposed Final Development Plan for the Verdant 
Prairies PUD with the approval of the following waiver and conditions: 
 
Waiver: 

Maximum height for the two twelve-unit buildings as shown in the attached elevation drawing 
marked ‘South Elevation of West Building’ with the parking level elevation at or below 735 feet 
above sea level  (Exhibit D).  

 
Conditions: 

1. That the petitioner work individually with adjacent property owners to determine whether they 
would prefer fencing or landscaping as a buffer when development adjacent to their property 
occurs and to install the agreed upon buffer. 
 

2. That construction be in general conformance with the approved plans. 
 
 
 
Prepared by: 
 
 
____________________________ 
Rebecca Bird, AICP, Planner II 
  
  
Attachments:    Draft Ordinance Approving a Final Development Plan 
   Exhibit A: Location and Existing Land Use Map 
   Exhibit B:  Existing Zoning Map 
   Exhibit C: Future Land Use Map 
   Exhibit D: PUD Final Development Plan Application with site plan & elevations 
   Exhibit E:   Ordinance No. 2011-06-057 
   Minutes of March 8, 2012 Plan Commission Hearing 
    
cc:  Gary Olsen, olsenarchitects@gmail.com 
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ORDINANCE NO. 2012-04-035 
 

 
AN ORDINANCE APPROVING A FINAL DEVELOPMENT PLAN FOR A PLANNED UNIT 

DEVELOPMENT 
 

(704 E Windsor Road / Verdant Prairies Condominiums –  

Plan Case No. 2172-PUD-12) 

 

WHEREAS, Gary Olsen, on behalf of Verdant Prairies LLC, proposes to 

establish a residential planned unit development (PUD) for property known as 

704 E Windsor Road in the R-3, Single and Two-Family Residential Zoning 

District; and 

 

WHEREAS, a preliminary development plan for the proposed Verdant 

Prairies PUD was approved by the City Council on June 20, 2011 by Ordinance 

No. 2011-06-057 (Plan Case 2146-PUD-11) with the following waiver: 

Maximum height for the two twelve-unit buildings as shown in the 
attached elevation drawing marked ‘3 Story 12 DU – Front (South) 
Elevation’. 

 

WHEREAS, Section XIII-3 of the Urbana Zoning Ordinance requires the 

submission and approval of a final development plan for planned unit 

developments, and that all requested waivers from development standards be 

expressly written; and 

 

WHEREAS, Gary Olsen, on behalf of Verdant Prairies LLC, has submitted a 

final development plan that is consistent with the preliminary development 

plan, but includes the following changes: 1) relocation of the entrances to 

the fourplexes; 2) the main access drive will not use permeable pavement; 3) 

there will be nine areas reserved for rain gardens and bioswales; 4) the two 

12-unit buildings will begin at 735 feet above sea level; and 5) the access 

drive and the driveway median have been altered to provide better first truck 

access; and  

 

WHEREAS, the final development plan includes a request for the 

following waiver:  

Maximum height for the two twelve-unit buildings as shown in the 
attached elevation drawing marked ‘South Elevation of West 
Building’ with the parking level elevation at or below 735 feet 
above sea level  (Exhibit D). 
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WHEREAS, after due publication, the Urbana Plan Commission on March 8, 

2012 held a public hearing concerning the proposed final development plan and 

voted seven ayes and zero nays to forward the case to the Urbana City Council 

with a recommendation to approve the final development plan for the Verdant 

Prairies PUD with approval of one waiver; and  

 

 WHEREAS, the approval of the final development plan, with the waiver 

outlined herein, is consistent with the requirements of Section XIII-3 of the 

Urbana Zoning Ordinance, Planned Unit Developments, and with the definitions 

and goals of this Section of the Ordinance. 

 

 NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF 

URBANA, ILLINOIS, as follows: 

 

Section 1.  A final development plan for the Verdant Prairies PUD, as 

attached hereto in Exhibit 1, is hereby approved for property known as 704 E 

Windsor Road including the approval of the following waiver and conditions: 

 
Waiver: 
1. Maximum height for the two twelve-unit buildings as shown in the 

attached elevation drawing marked ‘South Elevation of West Building’ 
with the parking level elevation at or below 735 feet above sea level 
(Exhibit D).  

 
Conditions: 
1. That the petitioner work individually with adjacent property owners to 

determine whether they would prefer fencing or landscaping as a buffer 
when development adjacent to their property occurs and to install the 
agreed upon buffer. 
 

2. That construction be in general conformance with the approved plans. 
 

LEGAL DESCRIPTION: 
 
The South 384.305 feet of the East 453.39 feet of the West 758.39 feet of the 

southwest Quarter of Section 21, Township 19 North, Range 9 East of the 
Third Principal Meridian, in Champaign County, Illinois, and a part of 
the Southwest Quarter of Section 21, Township 19 North, Range 9 East of 
the Third Principal Meridian, in Champaign County, Illinois, described 
as follows: 

 
Beginning at the Northeast corner of Lot 362 in Ennis Ridge Fifteenth 

Subdivision, a subdivision in Champaign County, Illinois, as per plat 
recorded in Plat Book “U” at page 16 in the Recorder’s office of 
Champaign County, Illinois; thence East and parallel to the North line 
of said Lot 362, as extended to the northwest corner of Lot 369 in said 
Ennis Ridge Fifteenth Subdivision; then south along the West line of 
Lot 369, 370 and 371 in said Ennis Ridge Fifteenth Subdivision to the 
Northeast corner of the Windsor Swim club Co. property, as per deed 
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recorded in Book 807 at page 208 as document no. 738389 in the 
Recorder’s office of Champaign County, Illinois; thence West along the 
North line of said Windsor Swim Club Co. property to the East line of 
Lot 360 in Ennis Ridge fifteenth Subdivision, thence North along the 
East line of said Lot 360, and East line of Lots 361 and 362 in Ennis 
Ridge Fifteenth Subdivision, to the place of beginning, in Champaign 
County, Illinois, EXCEPT the following described real estate: 

 
Beginning at a steel pipe monument at the Northeast corner of Lot 362 of 

Ennis Ridge Fifteenth Subdivision; thence on a local bearing North 
89°30’30” East, along the South right-of-way of Scovill Street in the 
City of Urbana, Illinois, 453.38 feet to an iron pipe set in concrete 
at the northwest corner of Lot 369 of said Subdivision; thence South 
0°43’20” East, along a Westerly line of said Subdivision, 130.00 feet 
to a steel rod marker; thence South 89°30’30” West, 453.38 feet to a 
steel rod marker located on an Easterly line of said Subdivision; 
thence North 0°43’20” West, along said Easterly line, 130.0 feet to a 
point of beginning, in Champaign County, Illinois. 

 

Permanent Parcel No.:  93-21-21-357-024 

 

Section 2.  The City Clerk is directed to publish this Ordinance in 

pamphlet form by authority of the Corporate Authorities.  This Ordinance 

shall be in full force and effect from and after its passage and publication 

in accordance with the terms of Chapter 65, Section 1-2-4 of the Illinois 

Compiled Statutes (65 ILCS 5/1-2-4).   

 

PASSED by the City Council this _____ day of __________________, 2012. 

 
 AYES: 
 
 NAYS: 
 
 ABSTAINS: 
  
 
      ________________________________ 
       Phyllis D. Clark, City Clerk 
 

 

 

APPROVED by the Mayor this ______ day of _____________________, 2012. 

 
 
       ________________________________ 
       Laurel Lunt Prussing, Mayor 
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CERTIFICATE OF PUBLICATION IN PAMPHLET FORM 

 

I, Phyllis D. Clark, certify that I am the duly elected and acting Municipal 

Clerk of the City of Urbana, Champaign County, Illinois. I certify that on the 

_____ day of ______________, 2012 the Corporate Authorities of the City of 

Urbana passed and approved Ordinance No. ______________, entitled AN ORDINANCE 

APPROVING A FINAL DEVELOPMENT PLAN FOR A PLANNED UNIT DEVELOPMENT (704 E 

Windsor Road / Verdant Prairies Condominiums – Plan Case No. 2172-PUD-12) which 

provided by its terms that it should be published in pamphlet form.  The 

pamphlet form of Ordinance No. _____________ was prepared, and a copy of such 

Ordinance was posted in the Urbana City Building commencing on the _______ day 

of _____________________, 2012 and continuing for at least ten (10) days 

thereafter.  Copies of such Ordinance were also available for public inspection 

upon request at the Office of the City Clerk. 

 

DATED at Urbana, Illinois, this _______ day of ____________________, 2012 

 

 (SEAL)       

        Phyllis D. Clark, City Clerk  
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Exhibit B: Zoning Map
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Exhibit C: Future Land Use Map
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Source: 2005 Comprehensive Plan, Future Land Use Maps 13 & 14
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MINUTES OF A REGULAR MEETING 
                
URBANA PLAN COMMISSION                          DRAFT 
         
DATE:  March 8, 2012 
 
TIME:  7:30 P.M. 
 
 PLACE: Urbana City Building – City Council Chambers 
 400 South Vine Street 
 Urbana, IL  61801 
 
 
MEMBERS PRESENT:  Carey Hawkins Ash, Andrew Fell, Tyler Fitch, Michael Pollock, 

Bernadine Stake, Mary Tompkins, Marilyn Upah-Bant 
 
MEMBERS EXCUSED: Lew Hopkins, Dannie Otto 
 
STAFF PRESENT: Robert Myers, Planning Manager; Jeff Engstrom, Planner II; Teri 

Andel, Planning Secretary 
      
OTHERS PRESENT: Linda Bauer, Elaine Bottomley, Bryan Bradshaw, Caitlin Case, 

Rachel Cook, Alexandra Cuervas, Andrew Graumlich, HyeYeoun 
Ji, Darrel King, Dave Monk, Marco Munllo, Gary Olsen, Ethan 
Tabakin, Susan Taylor, Sarah Turubaugh 

 
 
 
NEW PUBLIC HEARINGS 
 
Plan Case No. 2172-PUD-12:  A request by Verdant Prairies, LLC for approval of a Final 
Development Plan for the Verdant Prairies Condominiums Planned Unit Development at 
704 East Windsor Road. 
 
Robert Myers, Planning Manager, presented this case to the Plan Commission.  He began by 
pointing out that the proposed final plan is in conformance with the previously approved 
preliminary plan.  He stated the zoning, current land uses and future land use designations of the 
proposed site and of the surrounding adjacent properties.  He referred to the Site Plan (Exhibit D 
in the written staff report) to show that the residential project provides multi-story buildings 
along Windsor Road and scales back to smaller buildings along the rear of the property. 
 
He pointed out that the applicant made a change to the underground parking by raising it to be at 
ground level to keep it from flooding.  He showed photographs of the proposed site and 
discussed the minor changes shown on the revised Site Development Plan that was handed out 
prior to the start of the meeting.  The first change provides wider access drives, and the second 
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change is to shorten the length of the driveway median.  Both changes are proposed to better 
accommodate for fire truck access.  He presented staff’s recommendations and reviewed the 
three conditions and waivers that are being suggested by City staff. 
 
Mr. Fell asked questions about the screening of the proposed project for surrounding properties.  
Mr. Myers referred to the applicant. 
 
With no further questions for City staff, Chair Pollock opened the hearing for public input. 
 
Gary Olsen, applicant, and Andrew Graumlich, of Olsen & Associates Architects, gave a brief 
PowerPoint presentation on the following:  1) one entrance into multiple level buildings and 
stairs going up to the upper levels; 2) third floor has mezzanine; 3) south facing roofs; 4) raise 
south end of buildings to keep underground parking from flooding; 5) planning to construct a 
club house; and 6) added 24 parking spaces for bicycles.  He stated that they plan to survey the 
neighbors to find what buffering/screening they prefer.  He does not plan to remove any of the 
existing trees unless they interfere with the construction of the buildings.  They do intend to plant 
additional trees throughout the property. 
 
Bryan Bradshaw, of Phoenix Consulting Engineers, Ltd., clarified that they only plan to raise the 
front buildings two feet over approved preliminary plans rather than three as stated by Mr. 
Myers. He talked about proposed green solutions for the site falling under the following 
components:  1) stormwater best management practices; 2) bioswale/bioretention; 3) proper 
maintenance of pervious concrete, and 4) education of the condominium residents. 
 
Mr. Fell questioned if an oil separator was required for the parking areas under the buildings.  
Mr. Bradshaw explained that the parking areas would drain to a trench drain outside of the 
buildings and that by raising the elevation of the parking, they will have a gravity feed to a storm 
sewer system along Windsor Road. They will only install an oil separator if necessary to meet 
City codes and regulations. 
 
Ms. Upah-Bant inquired about the maintenance of the native plants.  Mr. Bradshaw said that it 
would similar to landscape type plantings that will not require mowing or burning of prairie 
grass. 
 
Ms. Tompkins wondered how they planned to vent the underground parking.  Mr. Olsen stated 
that there will be vents on the sides of each building. 
 
Linda Bauer, of 709 Scovill Street, lives directly north of the proposed development.  She is 
encouraged by the plans and believe this will be a positive development. However, she expressed 
concern with the drainage.  She looks forward to talking with the applicant about the screening. 
 
Darrel King, of 705 Scovill Street, stated that he has concerns with the drainage.  Drainage is 
already an issue for the neighbors.  He mentioned that he did not see any fire hydrants located on 
the plans.  He would also like to see the landscape plans.  He and some of his neighbors are 
concerned about a sidewalk being located close to their backyards allowing pedestrians to look 
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onto their properties.  He hoped the applicant would take precautions to insure their privacy. He 
likes the development overall but these are several concerns to be addressed. 
 
Mr. Bradshaw and Mr. Olsen re-approached the Plan Commission to address the concerns 
expressed by the neighbors in the audience.  Mr. Bradshaw indicated on the overhead screen 
where the three fire hydrants would be located throughout the proposed development.  He 
mentioned that the City’s Fire Chief approved these locations. He then talked more about the 
drainage plan.  He pointed out that the drainage plan is set up so that the flow of stormwater 
would go into the proposed site and not away from it.  The stormwater will stay within their 
boundaries and be filtered through their stormwater system. 
 
Mr. Olsen addressed the issues of screening.  He stated that the proposed development will not 
be a gated community.  He does not plan to close off the sidewalk to the west of the property.   
 
With no further comments, Chair Pollock closed the public input portion of the hearing and 
opened it for Plan Commission discussion and/or motion(s). 
 
Chair Pollock asked about the development process.  If the City Council approved the proposed 
final plan what are the next steps?  Mr. Myers replied that the applicant would submit 
construction plans that would be reviewed and approved administratively so long as plans 
conform with the City Council-approved Planned Unit Development.  Any major changes would 
require further Plan Commission and City Council review. 
 
The Plan Commission discussed screening and privacy for the neighbors.  Mr. Fell expressed 
concern that obligating the applicant to negotiate with each neighboring property owner and 
install the screening that each prefers could become a real burden for the applicant. What if each 
adjoining home wants a different screening treatment?  The City should only require that the 
applicant provides screening that will conform to the requirements of the Zoning Ordinance. 
Other members said that if the applicant is the one who is asking for flexibility to provide what 
each neighbor prefers, within reason, as screening, then Condition 2 is intended to provide that 
flexibility.  
 
Following discussion, Mr. Ash moved that the Plan Commission forward Plan Case No. 2172-
PUD-12 to the Urbana City Council with a recommendation for approval including the approval 
of the waiver and conditions as recommended by City staff.  Ms. Stake seconded the motion.  
Roll call was as follows: 
 
 Mr. Fell - Yes Mr. Fitch - Yes 
 Mr. Pollock - Yes Ms. Stake - Yes 
 Ms. Tompkins - Yes Ms. Upah-Bant - Yes 
 Mr. Ash - Yes 
 
The motion was approved by unanimous vote.  Mr. Myers pointed out that this case would be 
forwarded to the Urbana City Council on April 2, 2012. 
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