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SUBJECT: Plan Case 2202-PUD-13 & Plan Case 2203-PUD-13: 101 W. & 201 E. Windsor
Road, a request by Clark-Lindsey Village, Inc. for preliminary and final approval
for a residential mixed use Planned Unit Development.

Introduction

Clark-Lindsey Village, Inc. has submitted an application for preliminary and final approval for a
residential mixed use planned unit development (PUD). Application approval would allow
construction of 16 attached townhouse units, divided between four one-story buildings, on the
northeast portion of the property.

The subject property, located at 101 West and 201 East Windsor Road, comprises just under 27
acres and is located on the southeast quadrant of Windsor Road and Race Street. The entire
property is currently zoned R-3, Single- and Two-Family Residential and has been developed in
accordance with previous PUD approvals. Clark-Lindsey Village is a continuing care retirement
community with independent living units, licensed sheltered care units and a licensed skilled care
nursing facility on one campus under single ownership and management. It was developed as a
PUD with preliminary approval for the entire site in 1973 and final approval for the first phase in
1976. The first phase was subsequently built and opened in 1978. Because approval of the
preliminary PUD for this portion of the site has technically expired, both Preliminary and Final
approval is being requested at this time.

Per Section XII1-3 of the Urbana Zoning Ordinance, review of a proposed PUD requires review
and approval of both a Preliminary and Final PUD. Although not dictated by ordinance, review
is typically processed as separate applications considered sequentially by the Plan Commission
and City Council. In this case, the applicant is refreshing a previously approved Preliminary
PUD, meaning that the design concept is already well established. Based on the facts specific to
this case, City staff is comfortable with considering both the Preliminary and Final PUD
applications concurrently.



Background

Continuing Care Retirement Community Concept

Clark-Lindsey Retirement Village is a not-for-profit housing provider for the elderly which
follows the continuing care retirement community (CCRC) model. CCRCs offer a tiered
approach to senior housing, also known as “aging in place”. When an individual joins a CCRC,
they do not purchase or rent their housing but instead hold membership in a campus of housing
options based on the level of care necessary. Residents can choose to live in independent units
when less personal care is needed. When assistance with everyday activities becomes necessary,
residents can transition into assisted living or nursing care facilities, depending on need, on the
same campus. Clark-Lindsey currently has approximately 250 residents in 136 independent
living units (apartments), 19 licensed sheltered care (assisted living) beds, and 83 licensed skilled
care (nursing) beds. Onsite amenities for the residents include a restaurant-style dining room,
recreation areas, an exercise room, a small grocery store, a beauty shop, a library, and a crafts
room. Additional Clark-Lindsey Village services to residents include transportation to
supermarkets and other destinations, as well as on-site banking services. Residents of the
proposed townhouses would have full access to Clark-Lindsey's existing amenities. For more
information on Clark-Lindsey Retirement Village, see the attached brochure (Exhibit H) or visit
www.clark-lindsey.com.

Previous Approvals

Plan Case No. 914-PUD-73 (1973 Preliminary PUD approval)

This case is a preliminary PUD application. The preliminary development plan was approved by
City Council on August 6, 1973 by Resolution No. 7374-R13. The preliminary plan included two
phases. Phase | is located on what is now Lot 1 and appears to be what has been built to date,
with some minor changes from the original plan. Phase Il is located on what is now Lot 2 and
consisted of 84 townhouse units. See Exhibit F for a copy of the 1973 preliminary site plan.

Plan Case No. 959-PUD-75 (1976 Final PUD approval, Phase I)

This case consists of an annexation, a rezoning, and a final development plan for Phase 1.
Ordinance Nos. 7677-57, 7677-58, and 7677-59 were approved on December 6, 1976. The final
development plan for Phase | was amended twice. The first amendment reduced the number of
required parking spaces to allow for the addition of carports. The second amendment allowed a
temporary structure that was used as a model unit to become a permanent structure to house a
maintenance office and equipment storage.

Plan Case No. 1252-PUD-87 (1987 Amendment to Final PUD approval, Phase I)

This case is a further amendment to the final development plan for Phase | to expand and
renovate the healthcare center. The amendment added 12 sheltered care (assisted living) beds and
4 skilled care (nursing) beds. The remodel included converting double rooms to private rooms
and adding a physical therapy room, an arts & crafts room, a laundry room, and a nurses’ lounge.
It was approved by Ordinance No. 8687-96 on June 15, 1987.


http://www.clark-lindsey.com/

According to a memorandum to the Plan Commission dated May 15, 1987 regarding Plan Case
No. 1252-PUD-87, the preliminary plan approval for Phase Il had lapsed by this time and further
development would require both preliminary and final plan approval. The current application is
to develop a portion of the original Phase Il plan, with some changes in the layout of the
buildings and the street.

Comparison with Previous Approvals

The current proposal is similar to the preliminary development plan approved in 1973 which
included 84 townhouse units accessed from an interior private street with a similar configuration
to the current applications. There are two primary differences between the current application
and the earlier approved preliminary development plan. The first is that the current application
states that the total number of units will be no greater than 80 in all three phases of current and
future development, a reduction of four units. The second is the arrangement of the townhouse
units. The earlier plan had them facing the interior winding private street, whereas the current
proposed site plan has access drives for the quadraplexes off of the private street. (See Exhibit E
for current proposed site plan and Exhibit F for 1973 preliminary site plan.)

Adjacent Land Uses, Zoning and Comprehensive Plan Designations

The subject property has frontage on both Windsor Road and Race Street. Meadowbrook Park is
directly south and east of the subject property. To the north across Windsor Road is a church and
single-family residences. The Urbana corporate limits run along the west side of Race Street,
adjacent to the subject property. The parcel to the west of the subject property, owned by the
University of Illinois, 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
. . . . . Mixed Use Residential Residential —
Site R-3, Single & Two-Family Residential Planned Unit Development Multi-Family
North R-2, Single-Family Residential Church Residential —
R-3, Single & Two-Family Residential Single-Family Dwellings Suburban Pattern
South CRE, Conservation-Recreation-Education Public Park Parks
East CRE, Conservation-Recreation-Education Public Park Parks
Champaign County . Institutional -
West AG-2, Agriculture Agriculture University Natural Resource




Comprehensive Plan

The Comprehensive Plan designations for the subject site and the surrounding properties are
consistent with the zoning and land use in this area. The subject site is designated as “Residential
— Multi-Family.” The Comprehensive Plan defines “Residential — Multi-Family” as follows:

Multi-Family residential is for areas planned primarily for apartment complexes and
other multi-family buildings. Located close to major centers of activity such as business
centers, downtown, and campus. May include supporting business services for
convenience needs of the residents. Multi-family residential areas should allow for a
density buffer when transitioning to a lower-density residential area. These areas should
incorporate provisions for transit service and pedestrian access.

Future Land Use Map #14 (Exhibit C) includes a notation for the subject site that identifies the
site as Clark-Lindsey Village.

The following Comprehensive Plan Goals and Objectives support the proposed residential mixed
use 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.
Obijectives
2.1 Ensure that the site design for new development in established neighborhoods is
compatible with the built fabric of that neighborhood.

Goal 4.0 Promote a balanced and compatible mix of land uses that will help create long-term,
viable neighborhoods.
Obijectives
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.

Goal 15.0 Encourage compact, contiguous and sustainable growth patterns.
Obijectives
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
16.1  Encourage a mix of land use types to achieve a balanced growing community.
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.
Obijectives
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.

Goal 20.0 Encourage the development of new “planned neighborhoods.”

Obijectives

20.1  Promote a “traditional neighborhood development” style as an alternative to the
conventional suburban development pattern.

20.2  Encourage new neighborhoods to include a mix of residential types, with convenient
access to schools, parks, shopping, work places, services, and transit.

20.3  Promote compact and contiguous development of new neighborhoods along the High
Cross Road, Windsor Road, and East Airport Road corridors.

Goal 29.0 Develop a focused approach to economic development.
Obijectives
29.1 Encourage supportive services and amenities that will benefit a strong civic, financial,
and professional business base in Urbana.
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.

Goal 31.0 Retain and expand existing businesses and industries.

Discussion

The proposed PUD consists of construction of 16 townhouses in four one-story quadraplexes.
The townhouse exteriors would have a combination of wood and composite siding with exterior
masonry chimneys. Elevations are included in the application (Exhibit D).

Concerning access, vehicular access will be accommodated by constructing a private street that
would extend off of the existing circular drive off Windsor Road. The original application
included an additional access drive on Windsor Road for the new townhouses. Windsor Road is
classified as an arterial road and adopted CUUATS Access Management Guidelines limit access
to arterials to cross streets spaced at least a quarter mile apart. A new driveway or street
connecting to Windsor Road is therefore not possible. The applicant revised the site plan to
remove the additional access drive. The proposed private street will only be built as far as the
southern end of the townhouses as part of this phase of construction, although the site plan shows
where the street will eventually continue through to Race Street, at the time future development
phases are completed. The City Engineer and the Fire Department have reviewed and find
acceptable the proposed layout of the proposed private street. The plans include a sidewalk along
the east side of the street. An existing residential garage will need to be removed to construct the
new street. The new street will be 28 feet wide, which will allow parking on one side. According
to the applicant, this will replace the spaces lost by removing the garages. The application states



future development phases will include a maximum of 64 additional dwelling units accessed
from the extension of the private street.

PUD Ordinance 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;

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

To promote flexibility in subdivision and development design where necessary;

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

To promote development that is significantly responsive to the goals, objectives, and

future land uses of the Urbana Comprehensive Plan;

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.
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PUD’s are to be reviewed for their consistency with the above general goals. The proposed
expansion of the Clark-Lindsey Village PUD is consistent with goals 1, 2, 3, 5, 7, and 8. The
proposed PUD is a high quality residential mixed use infill development that will utilize flexible
zoning standards to provide a development that is consistent with the surrounding area. In
particular, the extensive landscaping on the site will complement the landscaping at the adjacent
Meadowbrook Park. The proposed development is also responsive to goals in the
Comprehensive Plan as listed above.

Applicability

Section XI11-3 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.
Clark-Lindsey Village is an existing residential mixed use PUD. The current application will
allow a further phase in the development of Clark-Lindsey Village. 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 XI11-3.D of the Zoning Ordinance. The proposed
development consists of 26.89 acres and therefore meets the lot size criterion. The proposed
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 existing Clark-Lindsey Village PUD offers a mixture of housing types, including
independent living apartments and assisted living and nursing care facilities. The proposed
expansion will add an additional housing type to those already offered—townhouses. The
different housing types are in a ““campus” setting, with a range of residential, recreational, and
low-intensity retail and personal services provided for the use of all residents. The continuing
care retirement community model followed by this not-for-profit facility works on a membership
basis rather than fee simple ownership or tenancy. This model dictates that Clark-Lindsey
Village be operated as a campus with multiple buildings on single lots and a variety of
complimentary uses on one property.

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.

According to the application, ““green’” building designs and techniques are incorporated into the
proposed development. The property borders Meadowbrook Park and is landscaped such that it
can be seen as a visual extension of the park for use by its residents. The grounds are
impressively landscaped and include professionally designed gardens, focal points, and mature
trees signed with botanical identification markers. This phase will preserve the landscaped areas
surrounding the existing buildings.

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 allow for development within an urban area that is currently undeveloped. The
proposed PUD provides for a development plan that is consistent with the surrounding
neighborhood and will provide 16 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 existing PUD provides a unique residential development for seniors, allowing them to ““age
in place”. If the proposal is approved, Clark-Lindsey Village will be able to offer residents
independent townhouses and apartments as well as an assisted living facility and a nursing
home. All residents have access to shared recreational facilities and landscaped open space. A
network of sidewalks will provide additional recreational opportunities.

Permitted Uses

The proposed PUD is considered a residential mixed use PUD consisting of a mixture of
residential types. 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. The applicant is not requesting any waivers at this time. The subject site is in the R-
3 zoning district. The maximum allowable building height for R-3 is 35 feet. The proposed
townhouses have a maximum height of less than 21 feet. The maximum floor area ratio (FAR)
allowed is 0.40. The existing FAR is approximately 0.25. With the expansion proposed in this
application, the FAR would be approximately 0.29. With the future expansion phases Il and IlI,
the FAR would be approximately 0.40. The minimum open space ratio (OSR) allowed is 0.40.
The existing OSR is approximately 0.71. With the expansion proposed in this application, the
OSR would be approximately 0.68. With the future expansion phases Il and 111, the OSR would
continue to be well above the minimum required. The proposed site plans meets all minimum
setback requirements.

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 Exhibits
D and E for the petitioner’s specific response to each question.)

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

The proposed development would be an expansion of the existing Clark-Lindsey Village, a
continuing care retirement community (CCRC). When Clark-Lindsey Village was first
conceived in the early 1970s, it was always intended that the community would expand at a later
time. The preliminary PUD application was approved with a site plan that included construction
of townhouses similar to those proposed in this application. Although the approval has since
lapsed, the current application reflects the next phase in Clark-Lindsey Village’s original plan.
The proposal is conducive to the public convenience at this location as it will expand the housing
types Clark-Lindsey is able to offer the community and will take advantage of all of the existing
amenities.

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 an expansion of an existing CCRC. The existing buildings were
designed and located with additional expansion in mind. The subject property is adjacent to
Meadowbrook Park to the east. The proposed townhouses would be located in the northeast
portion of the property, adjacent to the park. At their closest point, the townhouses would be a
minimum of 20 feet 7 inches from the property line and a minimum of over 40 feet from the
multi-use path in Meadowbrook Park. The proposed development is designed to have a minimal
impact on the neighboring park by having one-story buildings and the street to the west of the
buildings. The proposed development will not be injurious or detrimental to the surrounding area
or to the public welfare. The proposed PUD, if approved, will have to meet City regulations
regarding lighting, stormwater management, and traffic design and flow.



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 4.0 Promote a balanced and compatible mix of land uses that will help create long-term,
viable neighborhoods.

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.
Goal 20.0 Encourage the development of new “planned neighborhoods.”

Goal 29.0 Develop a focused approach to economic development.

Goal 31.0 Retain and expand existing businesses and industries.

4. That the proposed development is consistent with the purpose and goals of Section XI11-3
of the Urbana Zoning Ordinance.

The proposed expansion to the Clark-Lindsey Village PUD is consistent with goals 1, 2, 3, 5, 7,
and 8 of Section XI1I-3 of the Urbana Zoning Ordinance. The proposed PUD is a high quality
residential mixed use infill development that will utilize flexible zoning standards to provide a
development that is consistent with the surrounding area. In particular, the extensive landscaping
on the site will complement the landscaping at the adjacent Meadowbrook Park.

5. That the proposed development is responsive to the relevant recommended design
features identified in Table XI11-2 of the Zoning Ordinance.

The following design features have been incorporated into the Final Development Plan:

Transition Area — the proposed buildings would be located on the eastern portion of the site and
adjacent to Meadowbrook Park. The buildings would be one-story in height to maximize
compatibility with the adjacent property. The private street would be located to the west of the
buildings to locate it in such a way as to have a minimal impact on the adjacent park.

Lighting — the plans specify lighting that will be focused downwards.

Street Lighting — street lighting will be coordinated with the City Engineer to maximize safety
and visibility while minimizing intrusion into private areas.

Access — Clark-Lindsey Village has two existing full access points—one on Windsor Road and
one of Race Street. Although the application forms discuss a request for an additional access on



Windsor Road, this request has been withdrawn and the site plan revised to reflect this change.
The new townhouses will be accessed from a new drive that will be built off of the existing
circular drive and will eventually extend through to Race Street. For the current proposal, the
drive will only extend to the townhouses. The drive will be privately-owned.

Internal Connectivity — a sidewalk has been provided along one side of the new drive. There is
an extensive interior sidewalk network already existing on the site. The new sidewalk will
further enhance recreational opportunities on the site.

Landscape Identity — the landscaping at Clark-Lindsey Village is compatible with yet distinct
from the neighboring Meadowbrook Park. The plans include additional landscaping which will
only enhance Clark-Lindsey Village and the surrounding area.

Tree Preservation — the proposal includes preserving existing trees and landscaping where
possible.

Street Trees — the plan includes street trees along the new private street.

Open Space Provision — the plan includes new landscaped open spaces.

Passive & Active Recreation — Clark-Lindsey Village currently provides extensive opportunities
for both passive and active recreation.

Architectural Design — the proposal includes buildings with good articulation including varying
roof heights and pitches, forward and back progressions, and other decorative details. The
window and door openings are in scale and proportionate with each other. Much of the siding
will be natural wood, which will be compatible with the neighboring park.

Summary of Staff Findings

1. Clark-Lindsey Village, Inc. has submitted a preliminary and a final development plan for the
proposed expansion to the Clark-Lindsey Village PUD for 101 West & 201 East Windsor
Road. The proposed development allows for 16 townhouses in 4 quadraplexes and a private
street to access the townhouses. The private street will be accessed from the existing circular
drive off of Windsor Road. During later phases of development, the private street will extend
through to Race Street.

2. The proposed development qualifies for PUD approval per Section XIII-3 of the Urbana
Zoning Ordinance because it exceeds one-half acre in area and meets at least three of the four
criteria outlined in Section XI111-3.D.

3. The proposed development is consistent with the general goals of a PUD as listed in Section
XI11-3.C of the Urbana Zoning Ordinance.
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4. The application is consistent with the goals, objectives, and future land use in the 2005
Comprehensive Plan.

5. The proposed Final Development Plan does not include any waivers from zoning standards
established in the Urbana Zoning Ordinance.

6. The proposed preliminary and final development plans incorporate the following
recommended design features: transition area, lighting, access, internal connectivity,
landscape identity, tree preservation, street trees, open space, passive & active recreational
facilities, and architectural design.

Options

The Plan Commission has the following options for recommendations to the City Council
regarding Plan Case 2202-PUD-13:

1. Recommend approval of the Preliminary Development Plan as submitted; or
2. Recommend approval of the Preliminary Development Plan, including any conditions; or
3. Recommend disapproval of the Preliminary Development Plan as submitted.

The Plan Commission has the following options for recommendations to the City Council
regarding Plan Case 2203-PUD-13:

1. Recommend approval of the Final Development Plan as submitted; or
2. Recommend approval of the Final Development Plan, including any conditions; or
3. Recommend disapproval of the Final Development Plan as submitted.

Staff 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. 2202-PUD-13 & 2203-PUD-13 to the City Council with a
recommendation for APPROVAL with the following condition:

1. That construction be in general conformance with the site plan as attached in Exhibit E.

Attachments: Exhibit A: Location and Existing Land Use Map
Exhibit B: Existing Zoning Map
Exhibit C: Future Land Use Map
Exhibit D: PUD Preliminary Plan Application
Exhibit E: PUD Final Plan Application with site plan & elevations
Exhibit F: Preliminary PUD Application site plan, approved 1973
Exhibit G: Phase | Final Development Plan site plan, 1976
Exhibit H: Clark-Lindsey Village Brochure
cc: Carl Webber
Ramu Ramachandran
Debra Reardanz
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EXHIBIT A: Location & Existing Land Use Map
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EXHIBIT B: Existing Zoning Map
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EXHIBIT C: Future Land Use Map

Source: 2005 Urbana Comprehensive Plan Future Land Use Map #12 & 14

Case:  2202-PUD-13 & 2203-PUD-13 Subject Properties
Subject:  Preliminary & Final Approval for a

Residential Mixed Use PUD
Location: 101 West & 201 East Windsor Rd
Petitioner: Clark-Lindsey Village

Prepared 2/15/2013 by Community Development Services - rlb
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EXHIBIT G

This site plan appears to be the approved site plan for the Phase | Final Development Plan which was

approved in 1976. Phase | was built and opened in 1978.
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