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DEPARTMENT OF COMMUNITY DEVELOPMENT SERVICES 

     Planning Division 

     m e m o r a n d u m 

TO: The Urbana Plan Commission 

FROM: Kevin Garcia, AICP, Principal Planner and Zoning Administrator 
 Marcus Ricci, AICP, Planner II 

DATE:  November 9, 2023 

SUBJECT: Plan Case No. 2479-S-23: A request by Marty Smith, on behalf of Carle Foundation, 
for preliminary and final plat approval for the Hope Village Subdivision. 

Introduction 

Marty Smith, on behalf of The Carle Foundation, requests approval of preliminary and final plats for 
the Hope Village Subdivision. The applicant would like to subdivide two parcels totaling 11.78 acres 
into two lots. The property is zoned R-4 (Medium Density Multiple-Family Residential) and R-3 
(Single- and Two-Family Residential), and is undeveloped. 

According to the Urbana Land Development Code, preliminary and final plats may be submitted for 
concurrent approval. The Plan Commission must review the preliminary and final plats, and make a 
decision to approve or deny the preliminary plat, and make a recommendation to City Council to 
approve or deny the final plat. Staff recommends approval of both plats. 

Background 

The property has never been officially subdivided and has always been farmland. Adjacent farmland 
and the Pilgrim Missionary Baptist Church parcel to the west have also never been officially 
subdivided. 

The applicant requests approval of preliminary and final plats to subdivide this parcel into two lots. 
The larger lot, to the south, is being developed as Hope Village, a residential Planned Unit 
Development (PUD) of 30 small homes and a community center for medically-fragile homeless 
people. The smaller lot to the north is not part of the PUD application. 

The recently-updated Urbana Land Development Code regulates Preliminary, Final, and 
Concurrently-Submitted Plats in Sections 21-225, 21-230, and 21-235, respectively. Preliminary plats 
are required to show the locations of public utilities, paved roads and sidewalks, topographic lines, 
and other details required for establishment of a subdivision. Final plats are required to show the 
location of paved roads, property and lot lines, and easements. Required plat items are often shown 
on both plats. According to Section 21-230.C.2, if a final plat substantially conforms to the previously-
approved preliminary plat, the final plat shall be submitted directly to City Council for approval. Both 
of the submitted plats include all of the required items. The plats are out for review by external 
agencies; comments are due by November 6, 2023. Any comments from reviewers requiring revisions 
to the plats, e.g., contact information or a missing easement, will be addressed by the applicant prior 
to recording the plat. On August 23, 2023, the Administrative Review Committee determined that the 
proposed activity would be considered a Major Development.  
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Discussion 

Land Use, Zoning Regulation, and Comprehensive Plan Designation 

Land Use. The property is located south of Federal Drive in Urbana and north of Carver Drive and 
Dorie Miller Drive in Champaign (Exhibit A – Location Map; the Urbana city limits are along the 
west and south property lines. It is bordered by un-subdivided land to the west, Park 74 Industrial 
Development Number 2 Subdivision to the north, Replat of Lots 11 & 12 of a Replat of Lots 1 and 
2 of Melrose of Urbana First Subdivision to the east, and Oak Tree and Carver Park Subdivisions to 
the south. Surrounding the site are agricultural uses to the west, institutional uses to the west and 
north, light industrial uses to the north, undeveloped land to the east, and residential uses to the south. 
The proposed infill development has an overall density of one dwelling unit per 17,000 square feet, 
much less dense than the existing single-family residential uses to the south and east of the site (which 
range from one dwelling unit per 5,700 square feet and one dwelling unit per 7,700 square feet).  

Zoning Regulation. The property is undeveloped and is zoned R-4 (11.34 acres) and R-3 (0.44 acres). 
The proposed subdivision is consistent with this district’s development requirements (Exhibit B – 
Zoning Map). The site is bordered by City IN-1 (Light Industrial / Office) to the north, R-4 to the 
east, and SF1 (Single-Family Residential – City of Champaign) to the south and west.  

Comprehensive Plan Designation. The 2005 Comprehensive Plan designates this area’s future use as 
“Institutional,” bordered by “Light Industrial” to the north and “Multifamily Residential” to the east 
(Exhibit C – Future Land Use Map). The proposed development is consistent with this future land 
use designation.   

Land Development Code Regulation 

Section XI-2 of the Zoning Ordinance states the Plan Commission reviews subdivision plans and 
makes decisions for preliminary plats and makes recommendations to City Council for final plats, as 
provided in Chapter 21 entitled “Land Development Code.” All of the items below are shown on 
their required plat(s).  

Subdivision Layout and Access. The 11.78-acre tract would be subdivided into 2 lots: 7.90 acres and 
3.88 acres. Post-construction roadway access to the subdivision will be provided by Carver Drive from 
the south; construction access will be provided by Federal Drive from the north. The plat proposes 
no roadway expansion: the existing stub of Carver Drive will be developed into the private access 
drive for the residential development. Major collectors in the vicinity of the site include Bradley Road  
Avenue to the south. 

Traffic Impact Analysis: The proposed subdivision does not require a Traffic Impact Analysis (TIA) 
under the criteria set forth in the Land Development Code. City staff do not anticipate any traffic 
access or congestion due to the proposed development or its layout. 

Drainage. Stormwater will be handled via a series of inlets and pipes that will feed into a stormwater 
retention basin in the southwest corner, approximately 20,000 sf in area. Water in the stormwater 
basin will drain to the north, and will not go through the Carver Park neighborhood to the south. 

Sidewalks.  While sidewalks are not required in private developments, the existing sidewalk on the 
west side of Carver Drive will be extended north along the new access drive to the new community 
center. The access drive will lead into the parking lot which ends in a circular turnaround. A one-way 
emergency access drive will loop north from this turnaround, westward, turn south and connect back 
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at the access drive. Walking paths will provide access for residents and staff throughout the 
development. 

Utilities. Utilities are available adjacent to the site and will be extended to the site to serve the proposed 
development. 

Street Trees. Street trees are not required, as there will be no public streets in the development. 

Deferrals, Waivers, and Variances. City Council granted a waiver of required parking on July 31, 2023 
(Ord. No. 2023-07-023). No other waivers, deferrals, or variances have been requested from the 
requirements of the Land Development Code or Zoning Ordinance. 

Summary of Findings 

1. The proposed preliminary and final plats are consistent with the R-3 (Single- and Two-Family 
Residential) and R-4 (Medium Density Multiple-Family Residential) zoning designations for 
the subject property. 

2. The proposed preliminary and final plats are consistent with the Comprehensive Plan land use 
and roadway designations for the site.  

3. The proposed preliminary and final plats meet the requirements of the Urbana Land 
Development Code. 

Options 

The Plan Commission has the following options for recommendations to the City Council in Plan 
Case 2479-S-23: 

A. For the Preliminary Plat: 

1. Approve the preliminary plat as presented; or 

2. Deny the preliminary plat. 

B.   For the Final Plat: 

1. Approve the final plat and forward it to the City Council with a recommendation to 
approve the plat as presented; or 

2. Deny the final plat and forward it to the City Council with a recommendation of denial. 

Recommendation 

Based on the analysis and findings presented herein, staff recommends that the Plan Commission 
APPROVE the Preliminary Plat of Hope Village Subdivision, and forward the Final Plat of Hope 
Village Subdivision to City Council with a recommendation to APPROVE it as presented. 

 
Attachments:   Exhibit A: Location Map 
   Exhibit B: Zoning Map 
   Exhibit C: Future Land Use Map 
   Exhibit D: Preliminary Plat 
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   Exhibit E: Final Plat 
   Exhibit F: Site Photos 
 

cc: Marty Smith, The Carle Foundation, Applicant 
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Subject Property2479-S-23
Preliminary & Final Plats for Hope Village Subdivision

Exhibit A - Location & Land Use 

lJ Case: 
Subject: 
Location: 

ClTYOF 

URBANA Applicant: 

North of Carver Drive and Dorie Miller Drive 
Carle Hospital Foundation 12



Subject Property

Exhibit B - Zoning 

IN-1 

Bra~ley Ave : 

B-2 

lJ Case: 
Subject: 

2476-PUD-23 
Hope Village Planned Unit Development 

Location: North of Carver Drive and Dorie Miller Drive 
C lT YOF 

URBANA Applicant: Carle Hospital Foundation 

2479-S-23
Preliminary & Final Plats for Hope Village Subdivision
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Subject Property

Exhibit C - Future Land Use 

lJ Case: 
Subject: 

2476-PUD-23 
Hope Village Planned Unit Development 

Location: North of Carver Drive and Dorie Miller Drive 
C lT YOF 

URBANA Applicant: Carle Hospital Foundation 

2479-S-23
Preliminary & Final Plats for Hope Village Subdivision
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