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Planning Division 
 

m e m o r a n d u m 
 

TO:  Urbana Plan Commission 

FROM: Lisa Karcher, AICP, Planner II 

DATE: April 16, 2009 

SUBJECT: Plan Case 2105-PUD-09: A request by Nabor House Fraternity for approval of a Final 
Development Plan for the Nabor House Fraternity Planned Unit Development (PUD).  

Introduction and Background 

Michael Kinate, Vice President of the Nabor House Fraternity, has submitted an application on behalf 
of the Fraternity for a final development plan for the residential planned unit development (PUD) 
known as the Nabor House Fraternity PUD. The subject property is located southeast of the 
intersection of South Lincoln Avenue and West Iowa Street and consists of two parcels totaling 24,840 
square feet in area.  The portion of the subject property known as 1002 South Lincoln Avenue is zoned 
R-7, University Residential.  The Nabor House Fraternity has occupied the structure on the property 
since 1965.  The fraternity house is considered certified housing by the University of Illinois and has 
an approved capacity of 37.  The property at 805 West Iowa Street is zoned R-3, Single and Two-
Family Residential and is currently a vacant lot.  The Nabor House fraternity has owned the property 
since 2000.  The PUD includes plans to replace the existing fraternity house and associated parking 
with a new fraternity house and associated parking. 

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 Nabor House Fraternity PUD on February 19, 2009.  The City Council 
subsequently approved the preliminary development plan on March 2, 2009. (See Exhibit H)   
Approval of the preliminary development plan included the approval of two requested waivers 
concerning maximum building height and floor area ratio.  The petitioner is requesting consideration 
of a final development plan for the Nabor House Fraternity PUD at this time.       

The subject property lies within the recently designated Lincoln-Busey Corridor Design Review 
Overlay District.  This District is bounded by Illinois Avenue on the north, Busey Avenue on the east, 
Pennsylvania Avenue on the south and Lincoln Avenue on the west.  Design guidelines have recently 
been adopted for the Lincoln-Busey Corridor Design Review Overlay District.  In addition to the PUD 
process, the proposed development must be reviewed by the Design Review Board for conformity with 
the Lincoln-Busey Corridor Design Guidelines.  The proposed Nabor House Fraternity building was 
reviewed and unanimously approved by the Design Review Board on April 16, 2009.
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Additional background information concerning adjacent land uses, zoning and comprehensive plan 
designations was provided in the staff memo to the Plan Commission dated February 12, 2009 
concerning the Nabor House PUD Preliminary Development Plan.   (See Exhibit I)  Exhibits A, B and 
C illustrate this information. 

Discussion

The petitioner has not made any changes to the approved Preliminary Development Plan for the Nabor 
House PUD.  The proposed Final Development Plan includes the demolition of the existing Nabor 
House Fraternity and the construction of a new fraternity house.  The impetus for this project is in part 
the need to either replace the existing structure or install a sprinkler system to meet new fire safety 
codes.  The fraternity undertook a cost analysis study of bringing the existing structure up to code and 
replacing much of the mechanical equipment which is nearing the end of its life cycle and found new 
construction to be less expensive.

The new fraternity house is proposed to be an approximately 16,370 square foot, three-story building 
that will accommodate 48 men.   A 24-space parking lot is proposed to serve the fraternity house.  A 
rain garden is proposed along the eastern portion of the site that will serve as a buffer between the 
proposed development and the adjacent single-family residences.  Development of the site will involve 
the elimination of one of the two existing drives on Iowa Street, and relocation of the other.  A fence is 
proposed to be constructed along the east and south perimeters of the site.  In addition, the 
development will incorporate bio-swales.  (See Exhibit E)  According to the petitioner, construction of 
the proposed development is anticipated to begin in May of 2011. 

An analysis of the PUD was completed as part of the review of the Preliminary Development Plan.  
Since the design of the development has not changed, the analysis provided herein either restates or 
summarizes the information provided in the staff memo concerning the Preliminary Development Plan 
(See Exhibit I).

Applicability

To be considered as a PUD, the proposed development plan must include a gross site area of one-half 
acre and meet at least one of four criteria outlined in Section XIII-3.D of the Zoning Ordinance.  The 
proposed PUD qualifies as a PUD because it consists of at least one-half acre in area and meets the 
criteria of an infill development. 

Permitted Uses 

The proposed PUD is considered a residential PUD consisting of a fraternity and related parking.  Per 
the Urbana Zoning Ordinance, a fraternity is a permitted use 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 for the Nabor House Fraternity 
PUD, the following two waivers were approved: 
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1) Maximum height of 37 feet for a principal structure. 
2) Floor area ratio of 0.66. 

Criteria for Approval 

According to Section XIII-3 of the Urbana Zoning Ordinance, the Plan Commission shall 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 J for the petitioner’s 
specific response to each question.)

1. That the proposed development is conducive to the public convenience at that location. 

In 2002, the Nabor House Fraternity petitioned to rezone 805 West Iowa Street from R-3, Single and 
Two-Family Residential to R-7, University Residential to allow for the expansion of an existing 
parking lot.  At that time, multi-family uses were permitted in the R-7 Zoning District, and concerns 
were raised that if the property was rezoned, it could be developed with a multi-family use.  The 
rezoning petition was ultimately denied.  The Nabor House Fraternity is proposing a PUD in order to 
allow the fraternity to utilize their entire property for redevelopment of a fraternity house building and 
associated parking, while being responsive to the concerns raised.  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 
mix of 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 fraternity house and related parking that will replace a fraternity house 
and related parking. Concerns were raised by the public about pedestrian and vehicular safety related 
to the planned construction of the parking lot when the rezoning case was heard in 2002.  The Final 
Development Plan illustrates the reduction in the number driveways on Iowa Street to the subject 
property from two to one.  The proposed driveway will accommodate two-way traffic.  The driveway 
has been designed and located such that it is not anticipated to cause street traffic congestion and so 
that there is a good clear distance for motorists and pedestrians to see each other. Please see Exhibit K 
for the Traffic Safety Analysis completed by William Gray, Director of Public Works.  In addition, the 
PUD has been designed so that the fraternity building and associated parking are located with a buffer 
between the development and the eastern property line to minimize the development’s impact on the 
lower intensity uses to the east.  

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 goals and objectives of the 2005 Urbana Comprehensive Plan 
that were listed in the staff memo dated February 12, 2009 as outlined by the petitioner as follows: 

“The proposed PUD meets the objectives and goals of the comprehensive plan.  The development 
is aesthetically pleasing and is compatible with the built fabric of the neighborhood.  The proposed 
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plan incorporates masonry detailing on the Fraternity’s four facades and extensive street 
landscaping to improve the appearance of the building and to conceal the parking lot from 
neighbors on the east.  It protects the property from floodwater damage by incorporating two bio-
swales into the site to catch pollutants and silt from runoff water.  It also has a rain garden on the 
east side of the property to collect rainwater and prevent flood damage.”  

4. That the proposed development is consistent with the purpose and goals of Section XIII-3 of the 
Urbana Zoning Ordinance. 

The proposed Nabor House Fraternity PUD is consistent with goals 2, 3, 4, 5, 6 and 7 of the nine 
general goals for planned unit developments outlined in Section XIII-3.C of the Zoning Ordinance.  
The proposed PUD is an infill development that will utilize flexible zoning standards to provide a 
development that is consistent with the surrounding area.  The development will include amenities and 
sustainable building practices such as a rain garden, bio-swales and permeable parking.  In addition, 
the required review of the proposed development with the Lincoln-Busey Corridor Design Guidelines 
will ensure that the architectural styles, building forms, and building relationships will be coordinated 
within the development and surrounding neighborhood.   

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 Nabor 
House Fraternity PUD: 

Transition Area – a rain garden is proposed along the east property line.  The rain garden will not 
only provide environmental benefits, it will also serve as a transition between the fraternity and the 
lower intensity residential uses to the east of the proposed development.   

Access – each lot that comprises the development currently has a driveway on Iowa Street.  One of 
these driveways will be eliminated and the other will be relocated.  The proposed development will 
be served by one driveway to the parking area that will be located further from the intersection of 
Lincoln Avenue and Iowa Street than the current driveway for the existing parking area.  

Internal Connectivity – sidewalks have been provided throughout the site to provide appropriate 
surfaces for internal pedestrian circulation to building entrances, the patio, and vehicle parking. 

Permeable Parking – the surface of the parking area is proposed to be permeable concrete.   

Screening – a six-foot high privacy fence is proposed to be installed along the east and south 
perimeter of the property to screen the development from the lower intensity uses to the east.  The 
parking area will be concealed from view on Iowa Street by two bio-swales and four trees. 

Open Space Provision – the proposal contains landscaped green spaces and incorporates innovative 
storm water facilities such as a rain garden and bio-swales.

Energy Efficient Construction – the petitioner has indicated that geothermal wells for heating and 
cooling will be utilized. 
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Consideration

The Plan Commission shall make a recommendation to the City Council for or against the Final PUD 
Development Plan, and may also recommend such 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, including but not limited to the following: 

1. Regulate the location, extent, and intensity of such uses; 
2. Require the screening of such uses by means of fences, walls or vegetation; 
3. Stipulate required minimum lot sizes, minimum yards, and maximum height of buildings and 

structures;
4. Regulate vehicular access and volume, and the design and location of parking and loading areas 

and structures; 
5. Require conformance to health, safety, and sanitation requirements, as necessary; 
6. Regulate signs and outdoor lighting; 
7. Any other provisions deemed necessary to effect the purposes of the Zoning Ordinance. 

Summary of Staff Findings 

1. The Nabor House Fraternity has submitted a final development plan for the proposed Nabor 
House Fraternity PUD for property known as 1002 South Lincoln Avenue and 805 West Iowa 
Street.  The PUD consists of a 48-person fraternity house and related parking.

2. The Final Development Plan is identical to the Preliminary Development Plan that was 
approved by the Urbana City Council on March 2, 2009.

3. 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 the infill criteria. 

4. The proposed development is consistent with the general goals of a PUD and the 
Comprehensive Plan. 

5. The proposed final development plan incorporates the following recommended design features: 
transition area, access, internal connectivity, permeable parking, screening, open space 
provision and energy efficient construction. 

6. The subject property is located in the Lincoln-Busey Corridor Design Review Overlay District 
and requires review of the proposed PUD by the Design Review Board in relation to the 
Lincoln-Busey Corridor Design Guidelines.  The proposed Nabor House Fraternity building 
was reviewed and approved by the Design Review Board on April 16, 2009. 

Options

The Plan Commission has the following options for recommendations to the City Council regarding 
the proposed Final Development Plan for the Nabor House Fraternity PUD in Plan Case No. 2105-
PUD-09:
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1. Recommend approval as submitted; or 

2. Recommend approval 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. Recommend disapproval as submitted. 

Staff Recommendation 

Based on the analysis and findings presented herein, and without the benefit of considering additional 
evidence that may be presented at the public hearing, staff recommends that the Plan Commission 
recommend APPROVAL of the proposed Final Development Plan for the Nabor House Fraternity 
PUD with the following conditions: 

1. Construction be in conformance with the approved plans. 

2. The development be completed in full conformity with the conditions approved by the Design 
Review Board on April 16, 2009. 

Attachments:   Exhibit A: Location and Existing Land Use Map 
   Exhibit B:  Existing Zoning Map 
   Exhibit C: Future Land Use Map 
   Exhibit D: Existing Site Plan 
   Exhibit E: Proposed Site Plan  
   Exhibit F:  Southwest Perspective for Proposed Nabor House Fraternity 
   Exhibit G: Building Elevations 
   Exhibit H: Ordinance Approving Preliminary PUD Development Plan 

 Exhibit I:   February 12, 2009 City staff memo to the Plan Commission 
   Exhibit J: Final Development Plan Application for a Planned Unit Development 
   Exhibit K: Traffic Safety Analysis Memo – Nabor House Parking Lot 

      
cc: Michael Kinate, Nabor House Fraternity, 32 Briarwood Avenue, Apt. 3, Normal, IL  61761 
 Gary Olsen, AIA, Olsen + Associates Architects, 115 West Church Street, Champaign, IL  61820 
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Plan Case: 2105-PUD-09
Description: A request for approval of a final development plan

for a proposed residential planned unit development.
Petitioner: Michael Kinate, Nabor House Fraternity
Location: 1002 South Lincoln Ave. and 805 West Iowa St.
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Exhibit A: Location and Existing Land Use Map

Land Use

SF - Single-Family
DUP - Duplex
MF - Multi-Family
F/S - Fraternity/

Sorority

SF

SF SF

SF

SF

SF

SF

SF

SF MF

MF

SF

SF

MF

MF DUP

SF

SF

DUP SF

SF

SF

MF

MF

F/S

F/S

F/S

F/S

DUP

F/S SF



Prepared 4/09 by Community Development Services - lkk

Plan Case: 2105-PUD-09
Description: A request for approval of a final development plan

for a proposed residential planned unit development.
Petitioner: Michael Kinate, Nabor House Fraternity
Location: 1002 South Lincoln Ave. and 805 West Iowa St.

Exhibit B: Existing Zoning Map
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Exhibit C: Future Land Use Map
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