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                DEPARTMENT OF COMMUNITY DEVELOPMENT SERVICES 
 
 Planning Division 
 
 m e m o r a n d u m 
 
 
TO:   Mayor Laurel Lunt Prussing  
 
FROM:  Elizabeth H. Tyler, FAICP, Director 
 
DATE:  June 13, 2013 
 
SUBJECT: Country Side Second Subdivision Preliminary and Final Plats (Plan Case No. 2209-

S-13) 
 
 
Introduction  
 
Marcus Harris has submitted a Preliminary Plat and a Final Plat for the Country Side Second 
Subdivision, to be located east of Cottonwood Road and north of Anthony Drive. The proposed 
subdivision of 8.38 acres would contain seven rural residential lots and served by  a single cul-de-sac 
street.  
 
The current Country Side Subdivision was created in 1962 when the current eight small lots and a 
larger remainder piece were platted. The existing lots are substandard and essentially unbuildable 
because they are too small to comply with County and Health District standards for onsite septic 
fields and water wells. Replatting Country Side Subdivision would correct this deficiency.  
 
The site is currently used for agriculture, with only one of the existing lots developed for residential 
use.  The property is located just over one mile east of the Urbana city boundary and is currently 
zoned County AG-2, Agricultural, and CR, Conservation-Recreation. The subdivision complies with 
County zoning standards.    
 
The applicant is applying for a waiver from Section 21-36.A.1 of the Subdivision Ordinance in order 
to allow a street that is 28 feet wide instead of the required 31 feet. The applicant is also applying for 
a deferral to allow construction of the required sidewalks along Cottonwood Road and Anthony 
Drive after the adjacent parcels have been developed. 
 
According to the Urbana Subdivision and Land Development Code, Preliminary and Final plats may 
be submitted for concurrent approval. The Urbana City Council is requested to review the 
Preliminary Plat and Final Plat for approval or denial. At their June 6th, 2013 meeting the Urbana 
Plan Commission reviewed the proposed plats for conformance with the Urbana Subdivision and 
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Land Development Code. Plan Commission voted five ayes to zero nays to forward both the 
Preliminary and Final Plats to Council with a recommendation for approval, including the proposed 
pavement width waiver and sidewalk deferral. 
 
 
Background 
 
The site was recently purchased by the applicant, who intends to sell the lots for residential 
development. Because the applicant is not increasing the total number of lots, the County Zoning 
Administrator has determined that additional county approvals are unnecessary. The existing plat 
(Exhibit E), approved in 1962, consists of 8 lots, ranging from 18,000 to 27,000 square feet in area, 
along Cottonwood Road and Anthony Drive. The current plat application excludes the area originally 
platted as Lot 1. 
 
The subject property is located outside of the Urbana-Champaign Sanitary District service area, and 
therefore an annexation agreement is not necessary as a prerequisite for development. 
 
 
Discussion 
 
Zoning and Land Use 
The north 2.94 acres of the site is zoned County CR, Conservation-Recreation due to proximity to 
the Saline Ditch 600 feet to the north. The remainder of the site is zoned County AG-2, Agricultural 
Land uses are shown in Exhibit A. The east 130 feet of the property is wooded. There is a residence 
on what is currently Lot 7. The remainder of the site is used for agriculture, although it has been 
platted for residential use since 1962. The surrounding areas to the west and south are zoned County 
AG-2, Agricultural and are used for cropping or livestock. To the east is a wooded area, zoned 
County AG-2, Agricultural. To the north are residences zoned County CR, Conservation-Recreation. 
   
2005 Comprehensive Plan 
The 2005 Urbana Comprehensive Plan classifies the future land use of the subdivision as “Rural 
Residential”. This use would be consistent with the proposed rural residential lots shown on the 
subdivision plat. The Comprehensive Plan also contains a note stating that a future Interstate 74 
interchange may be located at High Cross Road, Cottonwood Road, or County Road 1800 E. The site 
is located just over 700 feet north of Interstate 74. 
 
Preliminary Plat  
The proposed Preliminary Plat contains all of the elements required by the Subdivision and Land 
Development Code, including topography, elevation, monuments, surrounding developments, streets, 
utilities, proposed developments, location of streets to be built and dedicated to the City, and zoning. 
It divides the site into seven lots, varying in size from 0.93 to 1.67 acres. Four lots will be accessed 
off of a new cul-de-sac street. The other three lots front on Anthony Drive, a minor collector street. 
The proposed lots will conform to County zoning requirements. 
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Final Plat 
The proposed Final Plat contains the required elements, and is consistent with the proposed 
preliminary plat. It shows lot boundaries, dimensions, and proposed rights-of-way, and contains the 
required surveyor’s and drainage statements. The plat depicts the new lot to be created and dedicates 
a new cul-de-sac street, Dolder Court, to Urbana Township. 
 
Access 
Access to the property will be provided from Anthony Drive and the proposed Dolder Court. Access 
will not be allowed from Cottonwood Road, or from specific areas along Anthony Drive. The access 
drive for Lot 17 will be limited to the eastern portion of the lot because a low hill blocks the view of 
the west portion of the lot for vehicles approaching from the east. 
 
The Preliminary Plat specifies that sidewalks will be constructed along all public streets. The 
applicant is requesting that sidewalk construction be deferred (but not waived) for the east side of 
Cottonwood Road and the north side of Anthony Drive, as the adjacent sites are not yet developed, 
and there is no sidewalk to connect to. The requested sidewalk deferral would obligate future 
property owners to install the sidewalk, at the City Engineer’s request, when the adjacent area 
develops and sidewalk is extended to meet the subject property. Sidewalks along Dolder Court will 
be installed at the time the street is constructed. 
 
Drainage 
The applicant’s engineer has submitted a storm water management report which must be approved 
by the City Engineer as a condition for the City recording of the final plat. The new street, Dolder 
Court, will have a storm water system to convey water from the street to an existing 15-inch storm 
sewer west of Cottonwood Road.  
 
Utilities 
The site is currently not within the service area for sanitary sewer or public water services. The lots 
will be large enough to accommodate well water and septic tanks. The final plat contains covenants 
that require property owners to connect to the Urbana Champaign Sanitary District and to public 
water when those utilities become available to the site. Property owners are also required by 
covenant to form a Special Service Area (SSA) to raise the funds to pay for any future connection to 
the sanitary sewer. The final plat reserves the easements necessary for installation and repair of 
future public utilities extended along the east side of High Cross Road.  
 
Deferrals 
The applicant is requesting to defer installation of sidewalks along the east side of Cottonwood Road 
and the north side of Anthony Drive. Sidewalks would be installed when the adjacent area develops 
and a sidewalk is extended to meet the subject property. This is a commonly-granted deferral for 
areas that are not currently connected to a sidewalk network. The City Engineer is in agreement with 
this deferral.  
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Waivers 
The applicant is requesting a waiver from Section 21-36.A of the Urbana Subdivision and Land 
Development Code. This section references street width requirements for proposed streets, and states 
that residential streets must be 31 feet wide. The pavement width for Dolder Court is proposed to be 
28 feet wide. This is a commonly granted waiver for streets accessing a low number of residences. 
 
Urbana Subdivision and Land Development Ordinance Section 21-7.A “Intent” (of waivers) states:  
 

“It is the intent of this section, when appropriate and when a specific case of hardship is 
shown, to allow a waiver from the strict compliance with the provisions of this chapter. It is 
recognized that restrictions governing the development of land may not, under some specific 
circumstances, be fairly and equally applied to unusual or abnormal development conditions. 
Further it is the intent of this section to establish weighing criteria to determine the validity 
of a specific hardship upon which requests for waivers can be considered. Waivers are not 
intended to be used as a means of circumventing or evading the purposes of this chapter or 
any other requirement which regulates land developments.” 

 
Section 21-7.B “Criteria” (of waivers) states that City Council may grant waivers upon finding that 
all the conditions below apply: 
 
1) There are conditions of topography or other site specific reasons that make the application of any 

particular requirement of the land development code unnecessary or, in some cases perhaps, even 
useless; 

2) The granting of the requested waiver would not harm other nearby properties; 
3) The waiver would not negatively impact the public health, safety and welfare, including the 

objectives and goals set forth in the comprehensive plan. 
 
Section 21-7.C “Conditions” (of waivers) states that in granting a waiver, the Plan Commission and 
City Council may consider: 
 

• the proposed uses and plans for development of the property; 
• the nature of surrounding proposed or existing development;  
• any pertinent environmental factors; and  
• the property's designated use under the Urbana Official Comprehensive Plan.  
 

In granting waivers the City Council may impose any requirements or conditions and restrictions the 
Council deems essential to protect the public health, safety and welfare. The Council may require 
said conditions be included in a plat, owner's certificate, deed, lease or other document of 
conveyance. 
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Analysis of Waiver Request 
 
In the Country Side Second Subdivision the developer proposes a 28-foot wide pavement surface.  In 
the recent past the City has regularly supported a reduction in pavement width for local streets from 
31 feet to 28 feet, and is completing a text amendment to the Subdivision Ordinance to request this 
reduced width.  A 28-foot wide pavement offers sufficient pavement width for two-way traffic and 
parking on one side while reducing installation and long term pavement maintenance costs.  The 
condition necessitating this waiver is that the street will only serve four homes, and that modern 
street standards find 28-foot pavement widths sufficient for emergency and other access. The 
requested waiver would not harm nearby properties and would not negatively impact the public 
health, safety and welfare. Allowing a narrower street will also reduce the amount of impervious 
surface that causes storm water runoff. 
 
Staff recommends granting a waiver from Section 21-36.A.1 of the Urbana Subdivision Ordinance to 
reduce pavement width to 28 feet in keeping with recent practice.  
 
 
Summary of Findings 
 
1. Country Side Subdivision was approved in 1962, creating eight residential lots (seven of 

which are located on the current project site). 
 

2. Seven of the eight existing lots for Country Side Subdivision are substandard in terms of meeting 
the minimum lot size necessary for onsite septic disposal and well water, meaning that the 
existing lots are essentially unbuildable.   
 

3. Developer Marcus Harris has submitted a Preliminary and Final Plat entitled Country Side 
Second Subdivision to create a seven-lot residential subdivision at the northeast corner of 
Cottonwood Road and Anthony Drive. 
 

4. The proposed Preliminary and Final Plats would be consistent with existing County CR, 
Conservation-Recreation and County AG-2, Agricultural zoning designations for the site. 

 
5. The proposed Preliminary and Final Plats are consistent with the 2005 Urbana Comprehensive 

Plan land use designation of “Rural Residential” for the site.  
 
6. The proposed Preliminary and Final Plats meet the technical requirements of the Urbana 

Subdivision and Land Development Code, with the exception of the proposed 28-foot pavement 
width on Dolder Court. 
 

7. The proposed waiver from Section 21-36.A.1 of the Subdivision Ordinance to reduce pavement 
width on Dolder Court from 31 to 28 feet will not harm nearby properties or negatively impact 
health, safety or welfare of the public. 
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8. The developer is proposing to defer construction of sidewalks along Cottonwood Road and 

Anthony Drive until sidewalks are installed on an adjacent property.  
 

9. The proposed subdivision plats will allow for development of an underutilized area for 
residential use, as shown in the Comprehensive Plan. 

 
Options 
 
City Council has the following options regarding the Preliminary Plat of Country Side Second 
Subdivision: 
 

a. Approve the proposed Preliminary Plat with the requested sidewalk deferral; or 
 

b. Deny approval of the proposed Preliminary Plat.  
 
City Council has the following options concerning the Final Plat of Country Side Second 
Subdivision: 
 

a. Approve the proposed Final Plat with the requested Subdivision Code waiver; or 
 

b. Deny approval of the Final Plat.   
 
 
Recommendations 
 
At their June 6, 2013 meeting the Urbana Plan Commission reviewed the proposed Preliminary and 
Final Plat and voted five ayes to zero nays for the following recommendations: 
 
• APPROVE the Preliminary Plat of Country Side Second Subdivision, including the proposed 

waiver from Section 21.36.A.1 to reduce the pavement width along Dolder Court from 31 to 28 
feet; and 
 

• APPROVE the Country Side Second Subdivision Final Plat, including the proposed deferral to 
allow construction of the sidewalks along Cottonwood Road and Anthony Drive when an 
adjacent sidewalk connects to the site. 

 
City staff likewise recommends approval with the requested deferral and waiver, subject to the 
following condition: 
 

• The developer submit a stormwater management plan that meets the approval of the City 
Engineer.  
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cc:    
Marcus Harris 
1780 CR 1650 North 
Urbana, IL 61802 

Roger Meyer, Berns Clancy 
& Associates 
405 E. Main St. 
Urbana, IL 61802 

 
 
 
 

 
 
Attachments: Exhibit A:  Proposed Preliminary Plat for Country Side Second Subdivision 

Exhibit B:  Proposed Final Plat for Country Side Second Subdivision 
   Exhibit C:  Location and Existing Land Use Map    
   Exhibit D:  Future Land Use Map  
   Exhibit E:  Country Side Subdivision (Recorded 1962) 
   Exhibit F:  Draft Minutes from the June 6, 2013 Plan Commission Meeting 
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 ORDINANCE NO.2013-06-053 
 

An Ordinance Approving a Preliminary and Final Subdivision Plat 

(Country Side Second Subdivision –  

Plan Case 2209-S-13) 

 

WHEREAS, The Corporate Authorities of the City of Urbana are empowered 

by Illinois Municipal Code Article 11 Divisions 12 and 15 (65/ILCS 5/11-12 

and 5/11-15) to approve subdivision plats; and,  

 

WHEREAS, The City of Urbana has subdivision plat jurisdiction within 

the Extra Territorial Jurisdiction (ETJ) area contiguous to and within one 

and one-half miles beyond the corporate limits; and, 

 

WHEREAS, Under Section 21-7 of the City’s Subdivision and Land 

Development Code the City Council is empowered to grant waivers from the 

requirements of the code; and, 

 

 WHEREAS, Marcus Harris has submitted a Preliminary Plat and a Final 

Plat for an 8.38-acre subdivision called Country Side Second Subdivision, 

located at the northeast corner of Cottonwood Road and Anthony Drive; and 

 

 WHEREAS, the proposed Preliminary and Final Plats would allow for 

development of the site for Rural Residential use, in conformance with the 

City of Urbana’s 2005 Comprehensive Plan; and  

 

 WHEREAS, the existing Country Side Subdivision was approved by 

Champaign County on June 7, 1962; and  

 

WHEREAS, in Plan Case 2209-S-13, the Urbana Plan Commission, on June 6, 

2013, recommended approval (5-0) of the Preliminary and Final Plats for 

Country Side Second Subdivision along with certain deferrals and waivers; 

and, 

 

WHEREAS, The Preliminary and Final Plats for Country Side Second 

Subdivision meet the requirements of the Urbana Subdivision and Land 

Development Code with the exception of waivers stated herein; and 
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WHEREAS, The Preliminary and Final Plats for Country Side Second 

Subdivision are generally consistent with the City of Urbana’s 2005 

Comprehensive Plan; and, 

 

WHEREAS, the City Engineer has reviewed the requested waivers and has 

determined that those which are to be granted will not negatively affect the 

public benefit or general welfare; and, 

 

WHEREAS, The City Engineer has reviewed and approved the Preliminary 

and Final Plats for Country Side Second Subdivision with certain waivers and 

conditions as set forth herein; and, 

 

 WHEREAS, the proposed Preliminary and Final Plat would be consistent 

with existing County CR, Conservation Recreation and AG-2, Agriculture zoning 

designations for the site; and, 

 

 WHEREAS, the proposed Final Plat meets the technical requirements of 

the Urbana Subdivision and Land Development Code and is consistent with the 

proposed Preliminary Plat. 

 

NOW, THEREFORE, BE IT ORDAINED BY THE CORPORATE AUTHORITIES OF THE CITY 

OF URBANA, ILLINOIS, as follows: 

 

Section 1.  The Preliminary and Final Plats for Country Side Second 

Subdivision attached hereto are hereby approved, subject to the following 

condition: 

 

• The developer must submit a stormwater management plan that meets the 

approval of the City Engineer.  

 

Section 2. The Preliminary and Final Plats for Country Side Second 

Subdivision comply with the requirements of the Urbana Subdivision and Land 

Development Code with the exception of the following construction standard 

waivers and time deferrals which are hereby granted:  
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1. Waiver of the pavement width requirements of Section 21-36.A.1 and 

Table “A” entitled “Minimum Street and Alley Design Standards” to allow 

Dolder Court, a local residential street, to be constructed with pavement 

width of 28 feet, rather than the minimum required 31 feet.  

 

 

2. Deferral of construction of sidewalks along Cottonwood Road and Anthony 

Drive until such time as the City Engineer determines that increased 

development in the area justifies its construction.  

 

3. The developer / owner or subsequent owner(s) shall be required to 

construct sidewalks on the subject lots at the developer’s / owner’s or 

subsequent owner’s expense within six (6) months of written notice by the 

City Engineer that they are required to do so.  The governing authority 

(i.e the City or Urbana Township) shall have the authority to construct 

the sidewalk and charge the then owner(s) for the construction if the 

owner(s) does not install the sidewalks as requested. It is agreed by the 

developer that this obligation shall be a covenant running with the land. 

 

Said waivers from strict compliance with the provisions of the Urbana 

Subdivision and Land Development Code are appropriate due to unusual and 

abnormal development conditions, and furthermore are justified by conditions 

of topography and other site specific reasons, by the waivers granted herein 

not harming nearby properties, and by not negatively impacting the public 

health, safety and welfare, so long as the conditions required by Section 3. 

of this Ordinance are met. 

 

 

Section 3.  This Ordinance is hereby passed by the affirmative vote of 

a majority of the Urbana Corporate Authorities, the “ayes” and “nays” being 

called at a regular meeting of the City Council. 

 
 
PASSED by the Corporate Authorities this _____ day of ________, 2013. 
 
AYES: 

 
NAYS: 
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ABSTAINED: 
 
 
_____________________________ 
Phyllis D. Clark, City Clerk 

 
 
APPROVED by the Mayor this _________ day of _______________, 2013. 
 
 

______________________________ 
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 ____________________, 

2013, the corporate authorities of the City of Urbana passed and 

approved Ordinance No. ___________________, entitled An Ordinance 

Approving a Preliminary and Final Subdivision Plat (Country Side 

Second Subdivision – Plan Case 2209-S-13) 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 _____________________, 2013, 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 ____________________, 

2013. 
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