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DEPARTMENT OF COMMUNITY DEVELOPMENT SERVICES 

Planning Division 

m e m o r a n d u m 

 
 
TO:  Urbana Plan Commission  

FROM:  Kevin Garcia, Principal Planner 

DATE:  June 16, 2023 

SUBJECT:   Plan Case Nos. 2476-PUD-23: An application by Marty Smith, on behalf of Carle 
Foundation, for a residential Planned Unit Development located south of Federal 
Drive and north of Dorie Miller Drive and Carver Drive in the R-3 (Single and Two-
Family Residential) and R-4 (Medium Density Multiple Family Residential) Zoning 
Districts. 

 

Introduction 
Marty Smith, on behalf of the Carle Foundation, has submitted an application for preliminary approval 
of a residential Planned Unit Development on the farmland south of Federal Drive in Urbana, and north 
of Dorie Miller Drive and Carver Drive in Champaign. The property is zoned R-4, Medium Density 
Multiple-Family Residential and R-3, Single- and Two-Family Residential. 

The initial phase of development would include 30 small homes and a community center to provide 
permanent supportive housing for medically-fragile homeless people. The applicant requests a zoning 
waiver to build fewer parking spaces than the Zoning Ordinance requires, because they expect that most 
residents will not own their own car. 

Section XIII-3 of the Urbana Zoning Ordinance requires review and approval of both a Preliminary and 
a Final Planned Unit Development (PUD). This request is for preliminary approval only. 

Based on an analysis of the PUD criteria, staff recommends that the Plan Commission recommend 
APPROVAL of the preliminary PUD application to the City Council.  

Background 
Site Description 

The site occupies the southern half of an 11.5-acre site that is north of Carver Drive and Dorie Miller 
Drive in Champaign, and is south of Federal Drive in Urbana. The site is currently (and historically) 
used as farmland. To the south is the Carver Park neighborhood, which is Champaign-Urbana’s first 
subdivision financed and built by African Americans.1 To the north is a light industrial area.  
 
A summary of zoning and land uses for the site and surrounding properties is below. Exhibits A, B, and C further 
illustrate this information. 
  

                                                 
1 https://ccafricanamericanheritage.org/trail-stop/carver-park/ 

https://ccafricanamericanheritage.org/trail-stop/carver-park/
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 Zoning Existing Land Use  Future Land Use 

Site 

R-4, Medium-Density Muntiple-
Family Residential 
R-3, Single- and Two-Family 
Residential 

Farming Institutional 

North IN-1, Light Industrial / Office Religious, Offices, Light 
Industrial Light Industrial 

South SF1, Single-Family Residential 
(Champaign) Apartments, Fraternity N/A (outside City limits) 

East R-4, Medium-Density Multiple-
Family Residential Vacant Multifamily Residential 

West SF1, Single-Family Residential 
(Champaign) Religious N/A (outside City limits) 

Proposed Development 

The proposed development is a tiny home community for medically-fragile homeless people. It will 
provide permanent supportive housing for a group of people who are especially under-served in our area 
and have very limited housing options. The initial phase of development will include 30 homes and a 
community center. It will include walking paths, recreational space, and gardening plots for residents’ 
use. The development will be gated, with main access through the community center. There will also be 
emergency access points on the southwest and southeast, and paths for emergency vehicles to use within 
the site. Aside from emergency vehicles, there will be no other vehicles on site. 

Discussion 
The proposed development will help fill a much-needed gap in our community. It is a collaboration 
between the Carle Foundation, the University of Illinois, and Champaign County Health Care 
Consumers. The City of Urbana has also pledged $850,000 to the project from American Rescue Plan 
Act (ARPA) funds. 
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Comprehensive Plan 

The property is shown in the 2005 Comprehensive Plan on Future Land Use Map #3. As illustrated in 
Exhibit C, the parcels are listed as “Institutional”:  

Institutional uses generally include public, quasi-public, and private uses, such as governmental, 
educational, medical, religious, or university facilities as well as cemeteries. Institutional uses may range 
from single buildings to campuses. 

The proposed PUD would help meet the following Goals and Objectives of the Comprehensive Plan: 

2.4  Promote development that residents and visitors recognize as being of high quality and 
aesthetically pleasing. 

3.0  New development should be consistent with Urbana’s unique character. 
3.1  Encourage an urban design for new development that will complement and enhance its 

surroundings. 
3.2  Promote new developments that are unique and capture a “sense of place.” 
4.1 Encourage a variety of land uses to meet the needs of a diverse community. 
4.2 Promote the design of new neighborhoods that are convenient to transit and reduce the need to 

travel long distances to fulfill basic needs. 
4.3 Encourage development patterns that offer the efficiencies of density and a mix of uses. 
5.0  Ensure that land use patterns conserve energy. 
5.1  Encourage development patterns that help reduce dependence on automobiles and promote 

different modes of transportation. 
11.1 Encourage the inclusion of open spaces and recreational facilities in new residential and mixed-use 

developments. 
15.1 Plan for new growth and development to be contiguous to existing development where possible in 

order to avoid “leapfrog” development. 
16.0 Ensure that new land uses are compatible with and enhance the existing community. 
16.3 Encourage development in locations that can be served with existing or easily extended 

infrastructure and city services. 
19.0 Provide a strong housing supply to meet the needs of a diverse and growing community. 
19.1 Ensure that new residential development has sufficient recreation and open space, public utilities, 

public services, and access to commercial and employment centers. 
28.5 Encourage University efforts to promote public-private partnerships that can benefit multiple 

parties. 
29.2 Strengthen Urbana’s standing as a regional health-care center by supporting appropriately sited 

development opportunities and encouraging supportive services and amenities to benefit the 
sector. 

34.0 Encourage development in areas where adequate infrastructure already exists. 
39.1 Make social services available to residents in need. 
39.2 Implement strategies to address social issues related to housing, disabilities, poverty and 

community development infrastructure. 
39.3 Implement strategies to address chronic homelessness and to provide permanent shelter. 
40.3 Work to distribute affordable housing opportunities throughout the community to avoid the 

effects of concentrated poverty. 
42.0 Promote accessibility in residential, commercial and public locations for disabled residents. 
42.1 Ensure that new developments are sensitive to the mobility and access needs of the disabled. 
42.3 Ensure that new developments include adequate access for the disabled through compliance with 

ADA requirements and adaptable units. 
49.0 Avoid development patterns that can potentially create an over-dependency on the automobile. 
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PUD Ordinance Goals 
Every proposed Planned Unit Development must be reviewed for consistency with nine general goals 
outlined in Section  XIII-3.C  of  the  Zoning  Ordinance.  

The proposed development is generally consistent with goals  2, 3, 4, 5, 6, 7, and 8, as follows: 

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

The project is not identified in the Comprehensive Plan as an area for any of these types of development.  

This goal is not applicable to this proposal. 

2. To promote infill development in a manner consistent with the surrounding area; 
While gated communities are typically not encouraged for Planned Unit Developments, in this case it is 
appropriate. Having a secure, limited-access community is considered a best practice for developments 
that serve the targeted population. In addition, the Carle Mobile Clinic and grocery bus will regularly visit 
the site, and will be available for people from Carver Park and other neighborhoods. 

The proposed PUD is generally consistent with this goal. 

3. To promote flexibility in subdivision and development design where necessary; 
The residents of Hope Village will not own cars. As such, removing the minimum parking requirement 
is warranted. 

The proposed PUD is generally consistent with this goal. 

4. To provide public amenities not typically promoted by the Zoning Ordinance; 
Building 30 homes and providing on-site services for some of our most vulnerable residents is a huge 
benefit to the public. In addition, the Mobile Clinic and grocery bus will be open to anyone. 

The proposed PUD is generally consistent with this goal. 

5. To promote development that is significantly responsive to the goals, objectives, and future land uses of 
the Urbana Comprehensive Plan; 

The project is significantly responsive to many of the goals and objectives, and aligns with the future land 
use designation in the Comprehensive Plan. 

The proposed PUD is generally consistent with this goal. 

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. 

The development will have walking paths throughout, and aside from emergency vehicles, there will be 
no vehicles traveling through the site. It will be, essentially, a pedestrian-only development. 

The development will connect to Carver Drive, and while the site plan does not show sidewalks 
connecting from Carver Drive to the site, staff recommend they be included in the final PUD. In addition, 
if the southeast portion of the site is developed in the future, street and sidewalk connections should be 
made to Dorie Miller Drive. 
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The proposed PUD is generally consistent with this goal. 

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

The architectural style and building form of the homes will be consistent. They will be placed throughout 
the site on walking paths, which should give the development a consistent, specific aesthetic. 

The proposed PUD is generally consistent with this goal. 

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; 

The preliminary plans include recreational facilities, trails, outdoor gathering spaces and other open space, 
and community gardening plots. 

The proposed PUD is generally consistent with this goal. 

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. 

There are no known cultural features, environmentally sensitive areas, or historic resources on the site.  

This goal is not applicable to this proposal. 

Applicability 
Section XIII-3 of the Urbana Zoning Ordinance outlines requirements for a PUD.  The purpose of a 
PUD is “to encourage development that goes beyond the minimum zoning and development standard 
in terms of design, public amenities, innovative ‘green’ construction and implementation of the 
Comprehensive Plan and other official development plans and policies. In exchange for public amenities, 
developers are granted flexibility in applying the typical zoning and development regulations.” 

Planned Unit Developments can be residential, commercial, mixed-use, or industrial. The proposed 
development is a residential PUD. To be considered for a PUD, a proposed development must have a 
gross site area of at least a half-acre and meet one of the four criteria outlined in Section XIII-3.D of the 
Zoning Ordinance. The proposed development is on a lot that is over one acre and therefore meets the 
lot size requirement. The proposed PUD meets one of the four criteria listed below as defined by the 
Urbana Zoning Ordinance.  

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. 

Parking Waiver 
Planned Unit Developments offer developers flexibility in applying zoning and development 
regulations. The Zoning Ordinance requires two parking spaces for every house, so even a “tiny home” 
requires two parking spaces. In this case, the Zoning Ordinance would require 60 parking spaces for the 
30 proposed homes, plus additional parking for the community center. Since residents will not have 
vehicles, the applicant requests a waiver to reduce the amount of parking provided.  

Staff recommend a simple waiver to eliminate parking requirements altogether, which will allow the 
applicant to build the amount they feel they need. 
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Summary of Findings 

1. Marty Smith, on behalf of the Carle Foundation, has submitted an application for preliminary 
approval of a residential Planned Unit Development on the farmland south of Federal Drive in 
Urbana, and north of Dorie Miller Drive and Carver Drive in Champaign. The property is zoned 
R-4, Medium Density Multiple-Family Residential and R-3, Single- and Two-Family Residential. 

2. The proposed development qualifies for PUD approval per Section XIII-3 of the Urbana 
Zoning Ordinance because it exceeds one-half acre and meets one of the four criteria outlined 
in Section XIII-3.D (Unique Development). 

3. The proposed development is generally consistent with several of the goals of a PUD as listed 
in Section XIII-3.C of the Urbana Zoning Ordinance. 

4. The application is generally consistent with many of the goals, objectives, and future land 
use map in the 2005 Comprehensive Plan. 

5. The proposal includes a waiver to reduce the amount of parking required. Staff recommend 
eliminating the parking requirement altogether.  

6. The proposed preliminary development plan incorporates a number of recommended design 
features, including general site design, architectural design, pedestrian connectivity, vehicular 
connectivity, maximum parking, parking area landscaping, landscaping and screening, and open 
space design. 

Options 
The Plan Commission has the following options for recommendations to the City Council regarding 
Plan Case 2476-PUD-23: 

1. Recommend approval of the Preliminary Development Plan as attached; or 

2. Recommend approval of the Preliminary Development Plan as attached, including any 
conditions; or 

3. Recommend denial of the Preliminary Development Plan as attached. 

Recommendation 
Based on the evidence presented in the discussion above, and without the benefit of considering 
additional evidence that may be presented at the public hearing, staff recommends the Plan 
Commission forward Plan Case Nos. 2476-PUD-23 to the City Council with a recommendation for 
APPROVAL with the following conditions: 

1. That the final development plans be in general conformance with the attached Site Plan. 

Attachments: Exhibit A: Location and Existing Land Use Map 
   Exhibit B: Existing Zoning Map 
   Exhibit C: Future Land Use Map 
   Exhibit D: Preliminary PUD Application 
   Exhibit E: Site Plan 
 
cc: Marty Smith, Nick Crompton 
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VP of Facilities and Constr.

6/13/2023

Exhibit D: PUD Application



DocuSign Envelope ID: 087F870A-519C-4EA0-ADE8-C8A555C86678

(PAGE 6 RESPONSES RE: TABLE XIII-2)

Exhibit D: PUD Application
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EXHIBIT E: Site Plan
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