
                DEPARTMENT OF COMMUNITY DEVELOPMENT SERVICES 
 
 Planning Division 
 
 m e m o r a n d u m 

TO:   The Urbana Plan Commission 

FROM:  Lisa Karcher, Planner II 

DATE:  August 29, 2008 

SUBJECT: Plan Case No. 2086-S-08, Combination Preliminary and Final Plat of the 
Second Replat of Lots 1 and 2 of Meijer Urbana Subdivision

Introduction

The petitioner, Meijer Stores Limited Partnership, is requesting approval of a combination 
preliminary and final plat for the Second Replat of Lots 1 and 2 of Meijer Urbana Subdivision.  
The proposed subdivision consists of 30.946 acres located northeast of the intersection of 
Windsor Road and Philo Road.  The property is proposed to be subdivided into 9 lots, 2 of which 
are being developed by the petitioner.  A Meijer retail store occupies the proposed Lot 1 and a 
Meijer gas station occupies the proposed Lot 2.  The subject property is zoned B-3, General 
Business.

Section 21-16 of the Urbana Subdivision and Land Development Code allows for developers to 
submit combination preliminary and final plats.  The preliminary plat is the document that shows 
locations of public utilities, paved roads and sidewalks, topographic lines, and other details 
required for analysis of the subdivision.  The final plat, which is the document recorded with the 
Champaign County Recorder of Deeds, shows the location of property lines and easements.  The 
submission requirements and applicable standards for a combination preliminary/final plat are 
the same as those for preliminary and finals plats that are submitted separately.   

Background

The subject property was once a part of a larger tract of land known as the Douglas Farm.  In 
July of 1995 the City entered into and annexation agreement with Clinton C. Atkins, the Meijer 
Realty Company, Edwin I. Douglas, and Edwin I. Douglas as trustee for the Robert Douglas 
Trust for the annexation and development of the Douglas Farm (Ordinance No. 9495-65).  At 
that time, Meijer Realty Company held an option to purchase the 30.946 acres that is now 
proposed to be subdivided.  The annexation agreement addressed such items as rezoning of the 
property; infrastructure improvements; right-of-way dedication; and general site layout and 
development issues.  Specific items as they pertain to the proposed preliminary and final plats 
are discussed in the following section of this memo. 
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In February of 2007 Meijer Stores Limited Partnership submitted a minor plat for a two lot 
subdivision for the subject 30.946 acres.  The two lots were created for the development of the 
Meijer store and gas station.  In October of 2007, Meijer Stores Limited Partnership submitted a 
minor replat of the two lots to adjust the lot boundaries for the lot to be occupied by the gas 
station.

Discussion

Land Use, Zoning, and Comprehensive Plan Designations 

There is a mix of residential, commercial and institutional uses surrounding the proposed 
subdivision.  The property to the north of Amber Lane is zoned R-4, Medium Density Multiple 
Family Residential and is occupied by St. Matthew Lutheran Church.  The property to the west 
of Philo Road is zoned R-3, Single and Two-Family Residential.  The area to the west consists 
primarily of residential uses with the exception of the Philo Road Church of Christ and the 
Meadow Brook and Woodland Park Jehovah’s Witness Congregation, both of which front along 
the west side of Philo Road. The property to the south of Windsor Road is zoned B-3 General 
Business and encompasses the Pines development and the Stone Creek Commons Office Park.  
The property to the east is zoned both R-4 and B-3.  The portion zoned R-4 has been developed 
with common-lot line residential dwellings known as the Ridge Subdivision.  The portion zoned 
B-3 is occupied by the Little Hearts and Hands Daycare Facility and the Christie Clinic.

The following table indicates zoning, land use and the comprehensive plan designations for 
properties adjacent to the subject site:   

Location Zoning Existing Land Use Comprehensive Plan 
Future Land Use

Site B-3, General Business Commercial Regional Business 

North R-4, Medium Density 
Multiple Family Residential Institutional Institutional

South B-3, General Business Community Business and 
Office Park Community Business 

East
R-4, Medium Density 

Multiple Family Residential 
and B-3, General Business 

Residential, Community 
Business and Institutional 

Multi-Family 
and Regional Business 

West R-3, Single and Two-Family 
Residential

Residential and 
Institutional

Residential
(Suburban Pattern) 

The subject site was zoned B-3, General Business upon annexation to the City.  The 2005 
Urbana Comprehensive Plan designates the future land use of the site as “Regional Business”. 
The proposed subdivision includes a Meijer retail store and gas station as well as outlots 
intended for commercial development.  The proposed development of the site is consistent with 
both the Comprehensive Plan and the existing zoning designation for the property.  In addition 
the proposed subdivision is consistent with the requirements of the Urbana Zoning Ordinance, 
which require a minimum of 6,000 square foot lots with a minimum width of 60 feet.  All 
proposed development will be required to meet all of the specific development regulations in the 
Zoning Ordinance.
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Subdivision Layout and Access

The subject property is bounded by Amber Lane on the North, Philo Road on the west and 
Windsor Road on the South.  There are two access points from each of these roadways to the 
subdivision.  One of the access points on Philo Road is aligned with Scovill Street and one of the 
access points on Windsor Road is aligned with Boulder Drive.  The layout for the subject 
property approved in the 1995 annexation agreement illustrated three access points on Windsor 
Road and three access points on Amber Lane.  From what was allowed in the annexation 
agreement, one access point on Amber Lane and one access point on Windsor Road have been 
eliminated with the proposed subdivision.   

Eight of the nine lots proposed range in size from 1.11 acres to 1.98 acres and are located along 
the Philo Road and Windsor Road frontages.  The Meijer retail store is located on the remaining 
lot that consists of 19.48 acres. The Meijer gas station is located on the lot immediately northeast 
of the intersection of Windsor and Philo Roads. Access through the subdivision and to the 
individual lots will be via an access easement as illustrated in Exhibit F.  No additional access 
points will be permitted to individual lots along Amber Lane, Philo Road or Windsor Road.  
Access in and out of the subdivision will be facilitated by three traffic signals.  There are 
currently traffic signals at the Windsor Road/Philo Road intersection, the Philo Road/Scovill 
Street intersection and the Windsor Road/Boulder Drive intersection.

Drainage

Stormwater runoff for the subdivision will be directed to a regional detention basin designed to 
serve the Eastgate Subdivision, the Ridge Subdivision, Stone Creek Commons Office Park and 
the proposed subdivision.  The existing detention basin is located behind the common-lot line 
units that have developed to the southeast of the intersection of Amber Lane and Myra Ridge 
Drive and along Lydia Court East.  Runoff will be collected in storm sewers located throughout 
the subdivision and directed to the north to a storm sewer on Amber Lane as illustrated in 
Exhibit F.  As with all preliminary and final subdivision plats, final stormwater management 
plans must be approved by the City Engineer.  The final stormwater management plan has been 
approved by the City Engineer. 

Sidewalks

Section 21-37 of the Urbana Subdivision and Land Development Code requires the installation 
of sidewalks in commercial developments.  There is currently a sidewalk in the public right-of-
way along the south side of Amber Lane for the length of the subject property.  In addition there 
is an existing shared use path along the east side of Philo Road for the length of the property.  An 
easement will be granted for the portion of the path that falls within the boundaries of the subject 
property.  This easement is illustrated on Exhibit E by an orange hatch pattern.  There is also an 
existing shared use path in the public right-of-way along the north side of Windsor Road from 
Philo Road to the eastern most access drive to the proposed subdivision.  A shared use path will 
be constructed along the north side of Windsor Road for the remaining length of the subject 
property as part of the Windsor Road Improvements that are to be completed in 2009.  This 
portion of the shared use path will be located within the boundaries of the proposed subdivision.  
An easement will be granted for this purpose.    
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Utilities  

As is customary with proposed subdivisions, copies of the preliminary and final plats have been 
sent to various utility agencies for their review and comment.  There are no concerns with 
providing utilities to the site.  The site is located in an area that is currently served by sanitary 
sewer, water, power, phone, cable, etc.  Exhibit E illustrates the proposed utility easements.  
Sheet Two of the Final Plat also illustrates the proposed utility easements and indicates which 
utilities will be provided in the easements.  It should be noted that not all of the required 
easements are illustrated on Sheet Two of the Final Plat.   All easements will be required to be 
illustrated on the Final Plat before it is recorded. 

Deferrals and Waivers 

The petitioner is not requesting any waivers or deferrals from the Urbana Subdivision and Land 
Development Code.

Summary of Findings

1. Meijer Stores Limited Partnership has submitted a petition for approval of a combination 
Preliminary and Final Plat for a nine lot subdivision consisting of 30.946 acres located 
northeast of the intersection of Philo Road and Windsor Road. 

2. The proposed Preliminary and Final Plats are consistent with the approved annexation 
agreement adopted under City Council Ordinance No. 9495-65. 

3. The proposed Preliminary and Final Plats create a development that is consistent with both 
the 2005 Urbana Comprehensive Plan future land use designation and with the existing 
zoning designation for the subject property. 

4. The proposed Preliminary and Final Plats meet the requirements of the Urbana Subdivision 
and Land Development Code. 

Options

The Plan Commission has the following options for recommendation to the City Council 
regarding Plan Case No. 2086-S-08: 

1. Approve the proposed preliminary and final plats; or 

2. Deny the proposed preliminary and final plats. 
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Staff Recommendation 

Staff recommends that the Plan Commission forward Plan Case 2086-S-08 to the City Council 
with a recommendation for APPROVAL of the Preliminary and Final Plats for the Second 
Replat of Lots 1 and 2 of the Meijer Urbana Subdivision 

Attachments: Exhibit A:   Location and Existing Land Use Map 
   Exhibit B: Zoning Map 
   Exhibit C:   Future Land Use Map 
   Exhibit D:   Proposed Preliminary Plat 
   Exhibit E: Proposed Final Plat 
   Exhibit F: Easement Exhibit (EXH-1) – Site Improvement Plans 
        

cc: Attn: Glen VanderKooi 
Meijer Stores Limited 
2929 Walker Avenue N.W. 
Grand Rapids, MI  49544 

Attn.: Paul MacCallum 
Horizon Surveying, Inc. 
507 Jackson Lane 
Middletown, OH   45044 
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Exhibit A: Location and Existing Land Use Map

Plan Case: 2086-S-08
Subject: Combination Preliminary and Final Plat of the Second

Replat of Lots 1 and 2 of Meijer Urbana Subdivision
Location: NW of the Intersection of Windsor Rd. and Philo Rd.
Petitioner: Meijer Stores Limited Partnership
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Plan Case: 2086-S-08
Subject: Combination Preliminary and Final Plat of the Second

Replat of Lots 1 and 2 of Meijer Urbana Subdivision
Location: NW of the Intersection of Windsor Rd. and Philo Rd.
Petitioner: Meijer Stores Limited Partnership
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Exhibit B: Existing Zoning Map
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Plan Case: 2086-S-08
Subject: Combination Preliminary and Final Plat of the Second

Replat of Lots 1 and 2 of Meijer Urbana Subdivision
Location: NW of the Intersection of Windsor Rd. and Philo Rd.
Petitioner: Meijer Stores Limited Partnership

Exhibit C: Future Land Use Map
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