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TO:  Urbana Plan Commission 
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DATE: February 12, 2009 

SUBJECT: Plan Case 2100-PUD-09: A request by Nabor House Fraternity for approval of a 
Preliminary Development Plan for the Nabor House Fraternity Planned Unit 
Development (PUD).  

Introduction

Michael Kinate, Vice President of the Nabor House Fraternity, has submitted an application on behalf 
of the Fraternity for a preliminary development plan for a proposed planned unit development (PUD) 
to be named Nabor House Fraternity PUD.  The PUD includes property at 1002 South Lincoln Avenue 
and 805 West Iowa Street.  The existing Nabor House Fraternity and related parking occupies 1002 
South Lincoln Avenue, while 805 West Iowa Street is currently vacant. The proposed PUD includes 
plans to construct a new fraternity house and associated parking which will necessitate demolition of 
the existing fraternity house. 

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 by the Plan Commission.  The Plan 
Commission must hold a public hearing, after which they consider the proposed plan and make a 
recommendation to City Council for approval or disapproval of the preliminary development plan.    
The second step is to submit a final development plan.  As with the preliminary development plan, the 
final development plan must follow the same review process.   The petitioner is requesting 
consideration of a preliminary development plan for the Nabor House Fraternity PUD at this time.        

Background 

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 
vacant.  The Nabor House fraternity has owned the property since 2000.
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The subject property lies within the recently designated Lincoln-Busey Corridor 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 Overlay District.  In addition to the PUD process, the proposed development 
will be reviewed by the newly created Design Review Board in relation to the Lincoln-Busey Corridor 
Design Guidelines.  The proposed Nabor House Fraternity building is anticipated to be reviewed by the 
Design Review Board in April. 

Adjacent Land Uses, Zoning and Comprehensive Plan Designations 

Aside from the University of Illinois campus located west of Lincoln Avenue, the area surrounding the 
subject property contains a mix of residential uses including rooming houses, fraternities, sororities, 
multi-family apartments and single-family homes.  As a result of the varying land uses, there is also a 
range of corresponding zoning districts.  For the most part the properties along Lincoln Avenue or the 
west portion of the block between Lincoln Avenue and Busey Avenue are used and zoned for multi-
family purposes.  In contrast, the properties along Busey Avenue or the east portion of the block are 
used and zoned for single-family purposes.  The properties that lie in between are in some cases multi-
family in nature and in others single-family in nature.   The Comprehensive Plan designations are 
consistent with the zoning and land use in that the properties along Lincoln Avenue are designated as 
either “High Density Residential” or “University Residential” and the properties along Busey Avenue 
are designated as “Residential”.

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

Site
R-3, Single and Two-Family 

Residential
R-7, University Residential 

Fraternity and Vacant Lot University Residential
Residential

North

R-2, Single-Family Residential 
R-5, Medium High Density 
Multi-Family Residential 

R-7, University Residential 

Multi-Family Dwellings 
Single-Family Dwellings 

University Residential 
Residential

South R-7, University Residential Multi-Family Dwellings University Residential 

East R-2, Single-Family Residential 
R-7, University Residential 

Multi-Family Dwelling 
Single-Family Dwellings Residential

West CRE, Conservation-Recreation-
Education

Institutional - University 
of Illinois Institutional

Discussion

The proposed PUD includes the demolition of the existing Nabor House Fraternity and the 
construction of a new fraternity house.  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.  Development of the site will involve the elimination of one of 
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the two existing drives, and relocation of the other.  A fence is proposed to be constructed along the 
perimeter of the site with the exception of the Lincoln Avenue and Iowa Street frontages.  In addition, 
the development will incorporate bio-swales and a rain garden.  (See Exhibit E) 

Applicability

Section XIII-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.  The proposed Nabor House 
Fraternity PUD is a residential PUD.    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 development consists of 24,840 square feet and 
therefore is at least on-half acre in area.    The proposed Nabor House Fraternity PUD meets the 
following criteria as defined by the Urbana Zoning Ordinance: 

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 proposed Nabor House PUD presents a plan that will provide for the redevelopment of two 
properties within an urban area, one of which is vacant.  Development of the vacant lot for higher 
intensity purposes, than what it is zoned, is contrary to the Comprehensive Plan notation concerning 
the Lincoln/Busey Corridor which states: “preserve these uses as they now exist while precluding 
further encroachment of higher density buildings into this unique residential area”.   The proposed 
PUD provides for a redevelopment plan that maintains the present fraternity use and eliminates the 
possibility of the existing vacant lot being developed with a multi-family use.  The PUD will create an 
improved facility for the fraternity and provide for its future growth while at the same time creating a 
transition/buffer of the fraternity from surrounding low intensity residential uses.

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; 

2.  To promote infill development in a manner consistent with the surrounding area; 
3.  To promote flexibility in subdivision and development design where necessary; 
4. To provide public amenities not typically promoted by the Zoning Ordinance; 
5. To promote development that is significantly responsive to the goals, objectives, and future 

land uses of the Urbana Comprehensive Plan; 
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. 
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; 
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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. 

PUD’s are to be reviewed for their consistency with the above general goals.  The proposed Nabor 
House Fraternity PUD is consistent with goals 2, 3, 4, 5, and 7.  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 innovations such as a rain garden, 
bio-swales and permeable parking.  The proposed development is responsive to the Comprehensive 
Plan as outlined in the following section.  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.

Comprehensive Plan

In all PUD’s, the final built form shall be generally consistent with the goals, objectives and future 
land uses of the Comprehensive Plan.  The following goals and objectives of the 2005 Urbana 
Comprehensive Plan relate to this case: 

Goal 2.0  New development in an established neighborhood will be compatible with the overall urban 
design and fabric of that neighborhood. 

Objectives
2.1 Ensure that the site design for new development in established neighborhoods is compatible with 

the built fabric of that neighborhood. 
2.2 Encourage the use of landscape materials and ornamentation to improve the appearance and 

functionality of new developments. 
2.3 Use development and planning controls to minimize environmental and property damage from 

flooding and erosion. 
2.4 Promote development that residents and visitors recognize as being of high quality and 

aesthetically pleasing. 
 

Goal 3.0  New development should be consistent with Urbana’s unique character. 
Objectives

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.” 

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

Objectives
4.1 Encourage a variety of land uses to meet the needs of a diverse community. 
4.3 Encourage development patterns that offer the efficiencies of density and a mix of uses. 

Goal 5.0  Ensure that land use patterns conserve energy. 
Objectives

5.2 Promote building construction and site design that incorporates innovative and effective 
techniques in energy conservation. 
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Goal 6.0  Preserve natural resources (including air, water, and land) and environmentally sensitive 
areas in the community. 

Objectives
6.1 Protect groundwater and surface water sources from flood and storm-related pollution. 

Goal 12.0  Preserve the characteristics that make Urbana unique. 
Objectives
 12.1 Identify and protect neighborhoods and areas that contain significant historical and cultural 
   resources. 

Goal 17.0 Minimize incompatible land uses. 
Objectives

 17.1 Establish logical locations for land use types and mixes, minimizing potentially incompatible 
interfaces, such as industrial uses near residential areas. 

 17.2  Where land use incompatibilities exist, promote development and design controls to minimize      
concerns.

Goal 18.0 Promote infill development. 
Objectives

 18.1  Promote the redevelopment of underutilized property using techniques such as tax increment 
financing, redevelopment loans/grants, enterprise zone benefits, marketing strategies, zoning 
incentives, etc. 

Goal 36.0 Protect both developed and undeveloped areas from increases in runoff and localized flooding. 
Objectives

36.1  Protect life and property from storm and floodwater damage. 
36.2  Reduce the impacts of development on stormwater conditions through regulations, including 

appropriate provisions for detention and conveyance. 

Permitted Uses  

Any agriculture, residential, public/quasi-public, or business use identified in the Zoning Ordinance by 
Table V-1: Table of Uses, may be permitted in a residential PUD with the exception of those uses 
listed in the Section XIII-3.M.  The proposed PUD involves a fraternity and related parking.  Fraternal 
chapters are considered a typical form of a dormitory by the Zoning Ordinance.  A dormitory is listed 
as a residential use in Table V-1; therefore, the proposed use is permitted.   

Minimum Development Standards 

Planned unit developments allow developers flexibility in applying zoning and development 
regulations.  Preliminary development plan review typically involves review and approval of a general 
concept to provide the petitioner with feedback concerning the proposed PUD prior to making a large 
financial investment in the development.  The final development plan in turn is a detail development 
plan that would include a statement of specific development standards for the PUD.  Due to the size 
and nature of the proposed Nabor House Fraternity PUD, it is necessary to analyze the proposed 
development in relation to zoning standards, because they ultimately affect the viability of the project.   

The Zoning Ordinance requires that a waiver of any requirement needs to be expressly written.  The 
petitioner is proposing the following zoning standards.    Aside from the items listed below, all other 
applicable zoning requirements per the Urbana Zoning Ordinance apply. 
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1. Maximum height of 36 feet for a principal structure.
   

Table VI-3 of the Zoning Ordinance allows for a maximum height of 35 feet for principal 
structures.  The proposed fraternity house is 37 feet in height so that a roof pitch of 5.5/12 can 
be maintained.  A maximum height of 37 feet for a principal structure is therefore proposed for 
the PUD. 

2. Floor area ratio of 0.66

Table VI-3 of the Zoning Ordinance allows for a maximum floor area ratio of 0.50.   A floor 
area ratio is proposed for the PUD to accommodate a three story building with a basement 
totaling 16,370 square feet in area.  The size of the building will provide for growth of the 
fraternity in the future.  

Recommended Design Features 

Table XIII-2 lists recommended design features for PUD’s.  One of the criteria for approval of a final 
development plan is to illustrate how a proposed PUD is responsive to recommended design features.  
Although this is not required until the final development plan review phase, the following design 
features have been noted by staff as being incorporated in the preliminary development plan: 

Transition Area – a rain garden is proposed west of 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 – there is currently an access point for each of the lots that comprise the development.  The 
preliminary development plan shows the elimination of the one of the access points.  In addition, 
the proposed access point to the parking area will be moved further from the intersection of 
Lincoln Avenue and Iowa Street than the current access point 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 preliminary development plan indicates that the surface of the parking 
area will be permeable concrete.   

Screening – a six foot high privacy fence is proposed to be installed along the perimeter of the site 
with the exception of the Lincoln Avenue and Iowa Street frontages. 

Open Space Provision – the preliminary development plan illustrates innovative storm water 
facilities such as a rain garden and bio-swales.

Staff Findings 

1. The Nabor House Fraternity has submitted a preliminary 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. 
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2. 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. 

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

4. The proposed preliminary Development Plan for the Nabor House Fraternity PUD includes 
zoning standards that vary from the standards established in the Urbana Zoning Ordinance 
pertaining to building height and floor area ratio.

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

Options

The Plan Commission has the following options for recommendations to the City Council regarding 
the proposed Preliminary Development Plan for the Nabor House Fraternity PUD in Plan Case No. 
2100-PUD-09:

1. Recommend approval as submitted; or 

2. Recommend approval including revisions, additions, or deletions; or 

3. Recommend disapproval 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 that the Plan 
Commission recommend APPROVAL of the proposed Preliminary Development Plan to the City 
Council with the approval of the following waivers: 

1. Maximum height of 37 feet for a principal structure. 

 2. Floor area ratio of 0.66   

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: Preliminary Application for a Planned Unit Development 
      
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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