SEC. 15.9-1
DIVISION 9 - PLANNED UNIT DEVELOPMENT REGULATIONS
SEC. 15.9-1 INTENT. The purpose of the Planned Unit Development Regulations is to
encourage and allow more creative and imaginative design for land development than is possible
under the more conventional zoning regulations. The Planned Unit Development also provides for
more efficient use of the land and thus may result in more economical land development.
Preservation of natural site qualities, better urban amenities, more open spaces, and a higher quality
project are also intended results of the Planned Unit Development process.
The process is intended to be an alternative to the conventional subdivision of land and lot
by lot development contemplated by the subdivision regulations of Chapter 16 of the Municipal
Code of the Town of Normal and the district regulations of this Chapter. The following objectives
may be attained through the use of the Planned Unit Development process:
A.

A maximum choice in the types of environment available to the public by allowing a
development that would not be possible under the strict application of the other
sections of this and the Subdivision Code.

B.

Permanent preservation of common open space and recreation areas and facilities.

C.

A pattern of development to preserve natural vegetation, topographic and geologic
features.

D.

The prevention and/or control of soil erosion and surface flooding.

E.

A creative approach to the use of land and related physical facilities that results in
better development and design and the construction of aesthetic amenities.

F.

An efficient use of the land resulting in more economic networks of utilities, streets,
schools, public grounds and buildings and other facilities.

G.

A land use which promotes the public health, safety, comfort, morals and welfare.

H.

A combination and coordination of architectural styles, building forms, and building
relationships with a possible mixing of different urban uses in an innovative overall
design.

I.

Innovations in residential, commercial and industrial development so that growing
demands of the population may be met by greater variety in type, design and layout
of buildings and by the conservation and more efficient use of open space ancillary
to said buildings.

J.

The combination of a number of review and approval procedures into a single plan
review and approval process.
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K.

The use of public input and participation in the design and development of
innovative and creative land use proposals.

The Planned Unit Development is intended to provide for projects incorporating a single
type of a variety of related uses which are planned, developed and maintained as a unit. The
Planned Unit Development should provide amenities not otherwise required by law and often
establishes facilities and open space greater than the minimum required by law. Such development
may consist of conventionally subdivided lots, provided that the requirements of the Town’s
subdivision ordinance are met with respect to each lot included and provided further that the platted
lots are maintained in unified control, unsubdivided property maintained in separate ownership but
unified control.
The Planned Unit Development may permit the transfer of dwelling units from one portion
of the tract to another and will permit the clustering of dwelling units in one or more locations upon
the tract. The uses permitted within the Planned Unit Development shall be the same as those
authorized in the zoning district in which it is located unless otherwise provided by the allowable
exceptions with provisions of this Code.
The unique and substantially different character of Planned Unit Developments requires that
they be processed under a special plan review procedure. Planned Unit Developments are of a
different character than conventional subdivisions or other projects requiring site plan review,
requiring the establishment herein of specific and additional procedures, standards and exceptions to
govern the recommendations of the Planning Commission and the action by the Town Council.
A person, by choosing to develop property as a planned unit development, elects to submit a
contemplated development proposal to a legislative and discretionary review by the Planning
Commission and Town Council.
SEC. 15.9-2 DESIGNATION. It is the intent of this Code that the Planned Unit
Development review procedure be conducted as a substitute for subdivision review as under
Chapter 16, Subdivision Regulation of the Municipal Code of the Town of Normal, and as a
substitute for administrative staff site plan review, legislative public hearing site plan review, site
plan review required under the Special Use Permit procedure, or procedure for obtaining a zoning
variation.
SEC. 15.9-3 CONFORMANCE WITH TOWN PLANS. All planned unit developments
shall be designed in such a manner as to conform to the provisions of the Town of Normal major
street plans, trunk sewer extension plans, water distribution system plans, and storm drainage plans.
SEC. 15.9-4 PLANNED UNIT DEVELOPMENT REVIEW PROCESS.
A.

Procedure. Before developing a tract of land within the corporate limits of the Town
as a planned unit development, the owner or developer shall comply with the
following Planned Unit Development Review Process consisting of: the PreApplication Conference, the Preliminary Development Plan, and the Final
Development Plan.

SEC. 15.9-4(Cont.1)
B.

Pre-Application Conference. Prior to the submission of a Preliminary Development
Plan, the owner or developer of a Planned Unit Development shall request and
participate in a Pre-Application Conference with representatives of the Town
Council, Planning Commission and Town staff. At or before the Pre-Application
Conference, the owner shall prepare and submit to the Town staff a sketch plan
drawn to scale of the proposed planned development.
The general outline of the proposed Planned Unit Development, as evidenced
schematically by the sketch plan, is to be considered at this meeting. Thereafter, the
Zoning Administrator shall furnish the applicant with written comments regarding
the proposed development including recommendations to inform or assist the
applicant prior to the preparation and submission of an application for approval of a
Preliminary Development Plan. Additional Pre-Application Conferences may be
held with the mutual consent of the applicant and the Zoning Administrator. It is
intended that the proposal submitted will be in preliminary conceptual form and that
following the anticipated review and comments, the developer will proceed with
preparing detailed plans for all or a portion of the site for submission as a
Preliminary Development Plan.
There are not particular requirements for submission of materials, other than the
sketch plan at a pre-application conference. However, the more information - sketch
plans, site information, adjacent land uses, proposed density - the developer has, the
more feedback he may get from the conference. In addition, the more formalized
the nature of the information the Town staff has available to them at such a
conference, the further both parties can proceed at this stage.

C.

Preliminary Development Plan.
1.

Submission. The owner or developer shall submit to the Town Clerk, 25
copies of a Preliminary Development Plan in the form and content required
in SEC. 15.9-9. The filing fee established in SEC. 15.12-6 shall accompany
the application.

2.

Scheduling and Notification of Public Hearing. Upon receipt of a
Preliminary Development Plan and required filing fee, the Town Clerk shall
schedule and give notice of a legislative public hearing before the Planning
Commission in the manner prescribed by SEC. 15.13-1. The legislative
public hearing shall be scheduled not later than at the first regularly
scheduled Planning Commission meeting occurring more than 24 days after
the filing date of the Preliminary Development Plan.

3.

Distribution of Preliminary Development Plan for Review and Comment.
The Town Clerk shall route one or more copies of the Preliminary
Development Plan to various Town staff members for review and comment.
One copy of the plan shall be provided to each member of the Planning
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Commission and each member of the Town Council prior to their respective
consideration and review of the plan.

D.

4.

Legislative Public Hearing and Recommendation.
The Planning
Commission shall conduct a legislative public hearing on the Preliminary
Development Plan during which it shall determine the extent to which the
plan conforms or fails to conform with the standards of this Division and
shall, not later than ninety (90) days after the adjournment of the legislative
public hearing, transmit its recommendation on the plan to the Town
Council. The Planning Commission may recommend approval of a
Preliminary Development Plan with an approval recommendation
conditioned upon the making of one or more changes in the proposal, which
such changes shall be enumerated in the Commission's transmittal to the
Town Council or may transmit the plan to the Council without
recommendation. Should the Planning Commission fail to act within ninety
(90) days from the adjournment of the public hearing or fail to adjourn the
public hearing within 120 days of its commencement, the plan shall be
submitted to the Council without recommendation.

5.

Council Approval or Rejection of a Proposed Preliminary Development
Plan. Within thirty (30) days after receipt of the Planning Commission
recommendation or within 180 days from the filing date of the Preliminary
Development Plan, whichever occurs first, the Town Council shall approve
or reject the proposed Preliminary Development Plan. Failure of the Council
to act within the prescribed time period shall constitute approval of the
Preliminary Plan.

6.

Extension of Time Period by Mutual Consent. Time periods for review by
the Planning Commission or Council may be extended by mutual consent of
the owner or developer and the Planning Commission or Council. Any such
extension shall stay the running of all subsequent time periods.

7.

Extension of Preliminary Development Plans. Approved Preliminary
Development Plans or portions thereof on which no Final Development Plan
has been submitted for review and approval shall expire and be of no force
or effect two (2) years after this approval, except:
a.

The filing of a Final Development Plan and necessary supporting
documents pursuant to SEC. 15.9-11 shall extend the life of a
remaining valid preliminary development plan for one year; or

b.

If the life of a Preliminary Development Plan is extended by action
of the Corporate authorities.

Utility Plat - Submission and Review Procedure. Before developing any land
subject to the planned unit development regulations of this Code, an owner or
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developer shall comply with the following utility plat submission, review and
approval procedures:

E.

1.

Pre-requisites.
Approval and continuing validity of a Preliminary
Development Plan;

2.

Submission. Within two (2) years from the approval of a Preliminary
Development Plan, or within one (1) year after the extension of a
Preliminary Development Plan pursuant to SEC. 15.9-4(C)(7)(a) or (b), the
owner or developer shall submit three (3) sets utility plans containing
engineering plans and specifications for all public improvements proposed in
or necessary to serve lots and structures depicted in an approved preliminary
development plan or portion thereof, which plans and specifications shall be
in the form and include the content required by Sec. 1.05 of A Manual Of
Practice For The Design Of Public Improvements In The Town Of Normal.

3.

Review and Approval.
a.

The utility plat shall be reviewed and approved or disapproved by the
Town Engineer.

b.

The Town Engineer may require the owner or developer to submit
such additional data, plans, specifications or materials as may be
necessary to completely and accurately determine the extent of
compliance or non-compliance with the Town's public improvement
design standards and accepted engineering practice and to
demonstrate that the proposed manner of construction and
installation will meet or exceed all Town Public Improvement
Construction standards.

c.

The utility plat shall be approved by the Town Engineer if it meets or
exceeds the Town's subdivision, public improvement design
standards and otherwise demonstrates good and accepted engineering
design and practice.

d.

Approval or disapproval by the Town Engineer shall be in writing
and shall make reference to the utility plat.

Utility Installation and Inspection Procedures. The owner or developer of property
desiring to install public utilities in an area depicted on a proposed or approved
preliminary development plan or approved or proposed final development plan shall
perform such installation in accordance with the following procedures:
1.

Pre-requisites to Installation.
a.

For Installations Before Final Development Plan Approval:
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b.

(1)

Approval and continuing validity of an approved preliminary
development plan;

(2)

Approval of a utility plan for any and all public utilities
which are to be installed or the installation of which is to be
commenced prior to the approval of a final development
plan;

For Installations After Final Development Plan Approval:
(1)

Approval of a final development plan;

(2)

Posting of a Final Development Plan, Public Improvement
Payment, Performance and Workmanship Bond and security
therefor, in the amount and form specified in SEC. 16.3-4 of
the Subdivision Code for all public improvements depicted
in, adjacent to or necessary to serve lots, out-lots or structures
depicted in an area for which the final development plan
approval has been obtained.

2.

Inspection. During installations of utilities, either before or after final
development plan approval, the owner or developer shall comply with the
requirements of Sec. 1.15 of A Manual Of Practice For The Design Of
Public Improvements In The Town Of Normal by which the Town Engineer
or his Designate shall make periodic inspections. Failure to make such
requests and install or maintain such installations in a manner that permits
inspection shall constitute grounds for rejecting or revoking preliminary or
final development plan approval, forfeiting pledged security and, in addition,
shall constitute a violation of this Chapter.

3.

Plan Review, Inspection, and Testing Fee. The cost incurred by the Town
for review of utility plans and specifications as required by SEC. 16.2-3 of
the Subdivision Code and the inspection and testing of utilities as required
by Sec. 1.15 of A Manual Of Practice For The Design Of Public
Improvements In The Town Of Normal, shall be paid by the owner or
developer. Such costs shall be equal to the actual cost incurred by the Public
Works Department in labor, materials, transportation and overhead for such
reviews, inspection and testing as calculated by the Town Engineer. At the
time such plans and specifications are filed with the Town Engineer, the
owner or developer shall pay to the Town a fee of Two Percent (2%) of the
costs as estimated by the Town Engineer of such required land
improvements. Said fee shall be applied as credit against the actual costs
incurred by the Public Works Department for review of such plans and the
inspection and testing of such utilities. The balance of the actual costs shall
be paid to the Town by the owner or developer at the time such review and
inspection has been completed by the Public Works Department. All utilities
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to be installed under the provisions of this Code and shall be inspected by the
Public Works Department during the course of construction.
F.

Final Development Plan.
1.

Submission. Within two (2) years from the approval of a Preliminary
Development Plan or one (1) year from the most recent Council action
extending the life of an approved Preliminary Development Plan, the owner
or developer shall submit to the Town Clerk twenty-five (25) copies of a
Final Development Plan, in a form and providing all the information, data,
and supporting material required by SEC. 16.3-3 of the Subdivision Code
and retaining the design characteristics of the approved Preliminary
Development Plan.

2.

Distribution of Final Development Plan for Review and Comment. The
Town Clerk shall route one or more copies of the Final Development Plan to
Town staff members for review and comment. One copy of the Final
Development Plan shall be provided to each member of the Town Council
prior to their consideration of the plan.

3.

Town Council Review, Referral and Approval or Disapproval. Within thirty
(30) days from the submission of a Final Development Plan and supporting
materials, the Town Council shall review the final development plan to
determine the extent to which it conforms with the approved Preliminary
Plan and approved public improvement plans and specifications and shall
further review the supporting material to determine its conformance with the
requirements of this Code. If the final development plan substantially
conforms with the approved preliminary development plan and public
improvement plans and specifications and if the supporting material meets
all Code requirements, then the Council shall approve the Final
Development Plan by Resolution within thirty (30) days from the date of its
review. If the Final Development Plan does not in some way substantially
conform with the approved preliminary development plan or if the
supporting material does not conform with all Code requirements, then the
Council, within thirty (30) days from the date of its review, shall take one of
the following actions:
a.

By Resolution, approve the Final Development Plan;

b.

By Resolution, approve the Final Development Plan, with
conditions;

c.

By Resolution, disapprove the Final Development Plan;

d.

Refer the Final Development Plan to the Planning Commission for
legislative public hearing, at which time and place the Planning
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Commission shall determine the extent to which the revised final
development plan conforms or fails to conform with the standards of
this Code. The Planning Commission shall, not later than ninety
(90) days after the adjournment of the legislative public hearing,
transmit its recommendation on the revised Final Development Plan
to the Town Council. Within sixty (60) days from the receipt of the
Planning Commission's recommendation with respect to the revised
final development plan, the Town Council shall, by Resolution,
approve or disapprove the plan.
4.

Recording. Within seven (7) days from the date of adoption of a Resolution
approving the Final Development Plan, or within seven (7) days from the
date on which the last event referred to in this Code or characterized in the
Resolution as a pre-requisite to recording of the Final Development Plan
occurs, whichever is later, the Town Clerk shall record a Notice of Approval
of the Final Plan together with the legal description of the property subject to
the Final Plan in the Office of the Recorder of Deeds of McLean County,
Illinois. (Amended 4/15/96 by Ord. No. 4385)

5.

Changes in the Final Development Plan.
a.

Minor changes in the location, setting, height or character of the
buildings and structures may be authorized by the Zoning
Administrator, if required by engineering or other circumstances not
foreseen at the time of adoption of the Resolution approving the
Final Development Plan.

b.

No change authorized by this subsection may cause any of the
following:
(1)

A change in the use or character of the development;

(2)

An increase in overall coverage of structures;

(3)

An increase in the intensity of use of over ten (10%) percent;

(4)

An increase in any dimension of a building or structure by
more than five (5%) percent in any direction;

(5)

A reduction in approved open space of five (5%) percent or
more;

(6)

A reduction in off-street parking and loading space of five
(5%) percent or more; or
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(7)
c.

G.

A reduction in required pavement widths of five (5%) percent
or more.

Non-minor changes. Decisions concerning approval or disapproval
or modifications of proposed non-minor changes in a Final
Development Plan shall be by the Town Council after the Planning
Commission has conducted an additional legislative public hearing
and submitted a recommendation on such proposed change.
(Amended 11/20/95 by Ord. No. 4356)

Revocation of Approved Planned Unit Development.
1.

The President and Board of Trustees may consider an approved final planned
unit development plan subject to revocation if construction falls more than
two (2) years behind the schedule filed with the final development plan or if
development exceeds five (5) years.

2.

The owner of property in a planned unit development plan or the owner of
any portion thereof may petition for revocation of such planned unit
development plan in whole or in part.

3.

Upon initiation by the President and Board of Trustees or the owner of
property in an approved planned unit development requesting vacation of
such planned unit development in whole or in part, the Town Council shall
refer such item to the Town Planning Commission for public hearing and
recommendation. Notice of such hearing shall be provided by the Planning
Commission in the manner set fort for legislative public hearings by the
Planning Commission. Additionally, the Planning Commission shall
provide personal notice to all persons having an ownership interest in such
planned unit development. Such personal notice shall be provided based on
ownership recorded with the Recorder of Deeds’ of McLean County.
Personal notice shall be by regular U.S. mail or personal delivery at least five
(5) days prior to the public hearing on revocation.

4.

The Planning Commission shall conduct a legislative public hearing and
make a recommendation to the Town Council regarding revocation of the
planned unit development.

5.

Upon receipt of the Planning Commission recommendation, the Town
Council shall take up and consider the petition to revoke in whole or in part
the subject planned unit development. The Town Council may approve,
deny, in whole or in part, revocation of the subject planned unit
development. The Town Council may impose reasonable conditions on such
revocation in order to advance the health, safety, and welfare of the citizens.
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6.

In the event the Town Council revokes an approved planned unit
development plan, in whole or in part, then the Town Clerk shall file a notice
of such revocation with the McLean County Recorder of Deeds.

7.

Revocation of an approved planned unit development plan shall preclude
any additional construction pursuant to such revoked plan, except
construction determined necessary by the Town to wind up the development
and put the same in a safe and sanitary condition. Any security posted to
guarantee installation of required public improvements shall continue in
effect until all approved public improvements are completed, all wind up
construction is completed, and all claims against such security are resolved.

8.

Upon revocation of an approved planned unit development plan, the property
for which such plan is revoked shall retain its zoning district classification
absent such plan.
(Subsection G Added 12/17/90 by Ordinance No. 3944)
SEC.
15.9-5
PAYMENT,
PERFORMANCE
AND
WORKMANSHIP
GUARANTEES. Either prior to the approval of the final development plan or prior to its recording
and within the time framework, if any, specified in the Resolution of approval, the owner or
developer shall post, secure and file with the Town Clerk a Final Development Plan Utility
Improvement Payment, Performance and Workmanship Bond with appropriate evidence of security
and file and establish an Adjacent Substandard Roadway Improvement Guarantee and security in
the manner, amount and form described respectively in SEC. 16.3-4(A) and SEC. 16.3-4(B) of the
Subdivision Code. Such bond and security shall guarantee not only completion of public
improvements but also common area improvements, whether public or private, including but not
limited to the following: sanitary sewers, storm sewers, watermains, streets, bridges, culverts,
railroad crossings, lighting, pedestrian ways, parking, drainage ways, utility poles, landscaping, and
recreational facilities. (Amended 12/17/90 by Ord. 3943)
SEC. 15.9-6 SUBMISSION OF RECORD DRAWINGS. After installation, and within
nine (9) months of the Town’s acceptance for maintenance but prior to final release of the bond, the
owner or developer shall submit record drawings of the public improvement plans in the form and
with the content required by Sec. 1.16 of A Manual Of Practice For The Design Of Public
Improvements In The Town Of Normal.
SEC. 15.9-7 ACCEPTANCE FOR MAINTENANCE. After the developer has complied
with the requirements of Sec. 1.16 and 1.17 of A Manual Of Practice For The Design Of Public
Improvements In The Town Of Normal and within 30 days after the Town Engineer’s written
recommendation for acceptance, the Town Council shall, by resolution, accept for maintenance all
public improvements within, adjacent to or serving lots or outlots depicted on a final development
plan for a planned unit development.
SEC. 15.9-8 FINAL SECURITY RELEASE.
A.

Final Development Plan Public Improvement Payment, Performance and

SEC. 15.9-8(Cont.1)
Workmanship Bond. One year after the date on which a Resolution accepting a final
development plan for maintenance is adopted, unless a material or workmanship
claim is submitted to the surety company or escrow agent, the security for Final
Development Plan Public Improvement, Payment, Performance and Workmanship
Bonds shall expire and may be released upon certification of satisfactory condition
by the Town Engineer.
B.

Adjacent Substandard Roadway Improvement Guarantees and Security. The
adjacent substandard roadway improvement guarantee and security shall expire
pursuant to SEC. 16.3-4(B) of the Subdivision Code unless the Town Engineer has
earlier certified completion of improvements to adjacent substandard roadways, and
the security, plus interest at 7 percent per annum may be released without further
action by the Town Council.

SEC. 15.9-9 PRELIMINARY DEVELOPMENT PLAN AND SUPPORTING
MATERIAL.
A.

General. The owner or developer submitting a Preliminary Development Plan shall
submit all information required by this Section in the form specified. Failure of an
owner or developer to provide this information in the form required shall be
sufficient grounds for the Town to refuse to accept the filing of a Preliminary
Development Plan or to reject the Preliminary Development Plan at any stage in the
review and approval process and, in addition, shall constitute a violation of this
Code.

B.

Required Form and Content of a Preliminary Development Plan and Supporting
Material. Plans, drawings, surveys, maps, schematics, and comparable material shall
be submitted in the form as specified in Sec. 1.05 of A Manual Of Practice For The
Design Of Public Improvements In The Town Of Normal.
1.

Identification and Description.
a.

Name of the planned unit development, not duplicating the name of
any other planned unit development or subdivision, the final plan or
plat of which has been recorded in McLean County, Illinois.

b.

Legal description of all property included in the Preliminary
Development Plan, including a reference to the Section, Township
and Range.

c.

Name, address and phone number of the owner or owners of record
of all property within the Preliminary Development Plan.

d.

Name, address and phone number of the developer of the proposed
planned unit development.
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2.

e.

Name, address and phone number of the engineering firm preparing
the boundary survey.

f.

Name, address and phone number of the Registered Professional
Engineer and/or Landscape Architect preparing any part of the
Preliminary Development Plan or supporting material.

g.

Name, address and phone number of attorney(s) representing the
owner(s) and/or developer(s).

h.

Total acreage in the Preliminary Development Plan.

Survey Maps and Drawings Indicating Existing Conditions. A Registered
Illinois Land Surveyor or Registered Professional Engineer shall prepare
graphic presentations of the following:
a.

Boundary lines of the Planned Unit Development with accurate
distances and angles with a permissible error of closure of 1 in 5000
prepared and certified accurate by a Registered Illinois Land
Surveyor.

b.

Location and perimeter of any area designated as a special flood
hazard area as defined in Chapter 28. If the property included in the
preliminary development plan is not in a special flood hazard area,
the engineer shall so certify on the preliminary development plan.

c.

The existing zoning and zoning district lines within the area
encompassed by the Preliminary Development Plan and within 50
feet thereof.

d.

Specific identification, location and dimensions, if applicable, of the
following located within or within 50 feet of the area included in the
Preliminary Plan:
(1)
(2)
(3)
(4)
(5)
(6)
(7)
(8)
(9)
(10)
(11)

Rights-of-way;
Lots of Record;
Street;
Roadways;
Drainageways (whether improved or unimproved);
Walkways;
Sidewalks;
Public Easements;
Private Easements;
Railroad rights-of-way;
Section Lines;
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(12)
(13)
(14)
(15)
(16)
3.

Surveys, Maps, Plans and Drawings of Proposed Conditions. A Registered
Land Surveyor or Registered Professional Engineer shall prepare graphic
presentations of the following:
a.
b.
c.
d.
e.
f.
g.
h.
i.
j.
k.
l.
m.
n.
o.
p.
q.
r.
s.
t.
u.
v.
w.
x.

4.

Corporate Limit Lines;
Parks, Schools and Other Public Lands;
Buildings and Structures to Remain;
Buildings and Structures to be Removed.
All other submission materials required in SEC. 15.14-5.
(Added 1/20/04 by Ord. No. 4926)

Rights-of-Way;
Interior and Exterior Streets;
Interior and Exterior Roadways;
Street and Roadway Names;
Alleys;
Walkways;
Sidewalks;
Public Easements;
Private Easements;
Lots;
Outlots;
Setback lines along the perimeter of the Planned Unit Development;
Public Parks or areas to be designated as Common Recreation Space;
Other areas proposed for dedication or reservation to the public;
Railroad Crossings and rights-of-way;
Bridges;
Size, location, type of construction and proposed use of all proposed
buildings and structures (if known);
Location and composition of all screening material;
General landscaping plan;
Parking plan and direction of traffic flow;
Location and dimensions of curb cuts;
Sign and lighting plan;
Location and dimension of any other physical improvements.
All other submission materials required in SEC. 15.14-5. (Added
1/20/04 by Ord. No. 4926)

The Preliminary Development Plan shall contain the name and seal or seals
of the professional engineer or engineers preparing all or any portion of the
Preliminary Development Plan. All waivers requested of the Town’s codes
and ordinances shall be listed on the Preliminary Development Plan.
Approval of the Preliminary Development Plan shall not constitute waiver of
any applicable Town codes and ordinances unless the waiver is specifically
approved by the President and Board of Trustees.

SEC. 15.9-10
SEC. 15.9-10
SPECIFICATIONS.

PUBLIC

IMPROVEMENT

ENGINEERING

PLANS

AND

A.

General. The owner or developer submitting public improvement engineering plans
and specifications shall submit all the information required by this Section in the
form specified. Failure of an owner or developer to provide this information in the
form required shall be sufficient grounds for the Town to refuse to accept the filing
of public improvement engineering plans and specifications, to reject the plans and
specifications at any stage in the review and approval process, to reject a Final
Development Plan depicting lots or outlots served by such public improvements.

B.

Minimum Material to be Submitted. Engineering plans and specifications shall be
submitted for all public improvements proposed in or necessary to serve lots
depicted in an approved Preliminary Development Plan or portion thereof. Such
materials shall include, without limitation, plans, profiles, standard details, and
special details drawn in sufficient detail and supported with sufficient data to make
possible a complete and accurate determination of the extent of compliance or noncompliance with the Town’s subdivision public improvement design standards and
sufficient to permit construction and installation of the proposed improvements
without additional or supporting engineering data.

C.

Required Form and Content of Public Improvement Engineering Plans and
Specifications. Public improvement engineering plans, specifications, drawings,
schematics and comparable material shall be submitted in the form and content as
specified in Sec. 1.05 of A Manual Of Practice For The Design Of Public
Improvements In The Town Of Normal.

SEC. 15.9-11 FINAL DEVELOPMENT PLAN AND SUPPORTING MATERIAL.
A.

B.

General. The owner or developer submitting a final development plan shall submit
all information required by this Section in the form specified. Failure of an owner or
developer to provide this information in the form required shall be sufficient grounds
for the Town to refuse to accept the filing of a Final Development Plan or to reject
the final development plan in any stage of the review and approval process.
Area Included in a Final Development Plan.
1.

A final development plan shall not include any area not included in an
approved and then valid preliminary development plan.

2.

A final development plan shall not depict any public or private
improvements or lots served by, which are to be served by, or which under
this Code require service by public or private improvements unless the utility
plat for such public and private improvements has been submitted, reviewed
and approved.
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C.

Required Form of Final Development Plans and Supporting Documents. Final
development plans, certificates, and comparable material shall be submitted in the
form as specified in Sec. 1.05 of A Manual Of Practice For The Design Of Public
Improvements In The Town Of Normal.

D.

Required Content of Final Development Plans.
1.

2.

Identification and Description.
a.

The name of the planned unit development, not duplicating the name
of any subdivision or planned unit development, a Final Plat or Final
Development Plan of which has been recorded in McLean County,
Illinois.

b.

The legal description of all property included within the Final
Development Plan, including a reference to the Section, Township
and Range.

c.

Name and address of the owner or owners of record of all property
within the Final Development Plan.

d.

Name and address of the developer of the proposed planned unit
development.

e.

Name and address of the Registered Land Surveyor, Registered
Professional Engineer and Landscape Architect preparing the final
development plan.

f.

Total acreage in the Final Development Plan.

Lots, Outlots, Public and Private Improvements. A Registered Land
Surveyor, Registered Professional Engineer or Landscape Architect or
Contractor shall prepare graphic representations of the following:
a.

Rights-of-way, including the names of any streets or roadways
depicted.

b.

Private streets, designating pavement width and street names.

c.

Public easements.

d.

Proposed lots of record consecutively numbered and keyed (on a
supplemental sheet) to the lot numbering system used on the
approved Preliminary Development Plan.

e.

Outlots, numbered consecutively and keyed (on a supplemental
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sheet) to the numbering system used on the approved Preliminary
Development Plan.
f.

Minimum front yard setback lines and setback lines along the
perimeter of the planned unit development.

g.

Boundaries of the Planned Unit Development; all of which shall be
drawn to meet or exceed the following standards:

h.

(1)

Error of closure of boundary lines survey shall not exceed
5,000 (1 foot for each 5,000 feet of perimeter survey);

(2)

Angular error shall not exceed plus or minus 20 seconds;

(3)

Lot line dimensions shall be shown in feet and hundredths;
and

(4)

Angles occurring in any lot line between corners shall be
shown in degrees, minutes and seconds.

Field references to:
(1)

The nearest established street lines and official monuments
which shall be accurately described in the plat by location,
size and elevation;

(2)

Township and section lines if the same are within the
boundary of the final development plan or within 100 feet
therefrom, referenced accurately to the lines of the
subdivision by distances and angles; and

(3)

All monuments placed at block corners, angle points and at
intermediate points installed in such a manner that they may
be located by a registered surveyor.

i.

Railroad rights-of-way.

j.

Public parks or areas to be designated as Common Recreation Space
and depiction of improvements to be made to the park or Common
Recreation Space.

k.

Railroad crossings and rights-of-way.

l.

Bridges.

m.

Other areas dedicated or reserved to the public.
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n.

Location, width and type of surface material of all proposed
sidewalks, pedestrian ways, driveways, parking areas and service
areas.

o.

Size, location, height, number of stories and type of construction and
proposed use of permanent buildings and structures.

p.

Size and location of proposed parking areas with arrangement of
bays and aisles and with indication of the total number of spaces and
direction of traffic flow.

q.

Location and dimensions of curb cuts.

r.

Detailed lighting plan with location, height and type of fixture of all
street lights and parking area illumination sources.

s.

Detailed screening plan indicating size, location and composition of
all proposed screening materials.

t.

Detailed landscaping plan indicating size, location and species of
plant and landscaping materials.

u.

Detailed sign plan.

v.

All other submission materials required in SEC. 15.14-5. (Added
1/20/04 by Ord. No. 4926)

3.

Private restrictions and trusteeships and their periods of existence and all
specific restrictive covenants and association standards applicable to the
Planned Unit Development must be submitted with the Final Development
Plan and must be filed with the Town Clerk and Recorder of Deeds. A
certified copy of any subsequent changes to the covenants or restrictions or
any additional by-laws or rules promulgated must also be filed with the
Town Clerk.

4.

Certificates. The Final Development Plan shall be accompanied by the
following certificates duly and appropriately executed:
a.
b.
c.
d.

SEC.
15.9-12
GUARANTEES.

Owner's, with Notary - (Exhibits A1, A2, and A3);
Surveyor's - (Exhibit B);
Drainage - (Exhibit C); and
County Clerk's - (Exhibit D).
PAYMENT,

PERFORMANCE

AND

WORKMANSHIP
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A.

Final Development Plan Public Improvement Payment, Performance and
Workmanship Bond.
1.

Nature of the Obligation. Any owner or developer of a planned unit
development shall submit a Final Development Plan Public Improvement
Payment, Performance and Workmanship Bond obligating the signer(s) to
do each of the following:
a.

Install all public improvements depicted on or in an approved
preliminary development plan, engineering plans and specifications
or final development plan in accordance with the approved Utility
Plat.

b.

Pay all plan review and inspection fees.

c.

Prepare and submit to the Town one complete set of plans and
specifications showing such required utilities as actually installed in
the manner described in SEC. 16.3-5 of the Subdivision Code.

In each case within two (2) years following the approval of the final
development plan by the President and Board of Trustees of the Town and
prior to acceptance of the improvements for maintenance. In addition, the
execution of the developer’s Final Development Plan Public Improvement
Payment, Performance and Workmanship Bond shall obligate the signer(s)
to guarantee the improvements against faulty materials and workmanship for
a period of one year following acceptance of the improvements for
maintenance by the President and Board of Trustees of the Town.
2.

Penal Amount of Bond and Security.
a.

Penal Amount. The penal amount of the Final Development Plan
Public Improvement Payment and Performance and Workmanship
Bond shall be the higher of the following:
(1)

If some or all of the improvements have been installed,
inspected, and approved, then one hundred and five percent
(105%) of the Town Engineer’s written estimate of the cost
of installing all public improvements not then installed and
inspected, and five percent (5%) of the Town Engineer’s
estimate for all the improvements installed as a retainage
until acceptance of the improvements by the Town plus five
percent (5%) of the Town Engineer’s estimate for all
improvements installed as a one (1) year guarantee for the
materials and workmanship of all improvements. Also, the
developer must pay all plan review and inspection fees not
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paid, prepare all as-built plans and specifications not then
submitted.
(2)

b.

If none of the improvements have been installed, then one
hundred and five percent (105%) of the Town Engineer’s
written estimate of the cost of installing all public
improvements, guaranteeing the materials and workmanship
of all the improvements. Also, the developer must pay all
plan review and inspection fees not paid and prepare as-built
plans and specifications not then submitted.

Security.
The Final Development Plan Public Improvement
Payment, Performance and Workmanship Bond shall be secured in
one of the following ways:
(1)

By posting a corporate surety bond with the owner or
developer as Principal and an insurance company duly
authorized to do business in the State of Illinois as surety in a
penal amount not less than that specified in SEC. 16.34(A)(2)(a) of the Subdivision Code. The owner or developer
shall keep such corporate surety bond in full force and effect
until one (1) year after official action by the President and
Board of Trustees of the Town of Normal accepting the
Planned Unit Development for maintenance or until such
later date as any written claim against the surety by the Town
is finally resolved.

(2)

By posting a cash escrow account in a local bank or savings
and loan association in the amount specified in SEC. 16.34(A)(2)(a) as adjusted by any releases authorized pursuant to
SEC. 16.3-4(A)(4) of the Subdivision Code.

(3)

By posting an irrevocable letter of credit in the amount
specified in SEC. 16.3-4(A)(2)(a) of the Subdivision Code
from a local bank or savings and loan association naming the
Town as a beneficiary thereof.

(4)

By posting a corporate surety bond with the contractor for the
owner or developer as principal and an insurance company
duly authorized to do business in the State of Illinois as
surety in a penal amount equal to the owner’s or developer’s
obligations as specified in SEC. 16.3-4(A)(2)(a) of the
Subdivision Code. The contractor for the owner or developer
shall keep such corporate surety bond in full force and effect
until one (1) year after official action by the President and
Board of Trustees of the Town of Normal accepting the
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planned unit development for maintenance or until such later
date as any written claim against the surety by the Town is
finally resolved.
3.

Form of Bond and Security Documents.
a.

The form of the Final Development Plan Public Improvement
Payment, Performance and Workmanship Bond secured by corporate
surety is as provided in Exhibit F or F-1.

b.

The form of the Final Development Plan Public Improvement

Payment, Performance and Workmanship Bond secured by cash escrow is
provided in Exhibit G.
c.

4.

B.

The form of the Final Development Plan Public Improvement
Payment, Performance and Workmanship Bond secured by an
irrevocable letter of credit is as provided in Exhibit H.

Releases From Escrow Accounts Posted as Security. As installation of
public improvements progresses, and is inspected and approved by the Town
Engineer, releases from such escrow accounts, including interest
accumulated thereon may be authorized by the Town Engineer in writing,
based upon his estimate of the cost for work completed, inspected and
approved, provided however, no release shall be made which would reduce
the escrow account to an amount less than 10 percent of the Town
Engineer’s original estimate of the cost of installing all public improvements,
paying all plan review and inspection fees and preparing as-built plans until
all public improvements in the Planned Unit Development have been
accepted for maintenance by the President and Board of Trustees of the
Town, at which time the escrow account shall be released to an amount of
not less than 5 percent of the Town Engineer’s original estimate of cost.
Funds then remaining in the escrow account may be released one year after
official action by the President and Board of Trustees of the Town of Normal
accepted the Planned Unit Development for maintenance or on such later
date as any written claim against the escrow account by the Town is finally
resolved.

Adjacent Substandard Roadway Improvement and Security.
1.

Nature of the Obligation. Any owner or developer developing a planned unit
development bordering on one or more roadways is obligated to contribute
one-half the cost of improving such roadway or roadways on all streets; the
obligation shall endure for ten (10) years from the date of the final
development plan is recorded unless:
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2.

a.

The developer builds the half of the street adjacent to his
development, in which case the developer shall have no obligation;
or

b.

The Town obtains the right-of-way and Adjacent Substandard
Roadway Improvement Guarantee and Security for the roadway
opposite the development, in which case the developer’s obligation
shall be limited to five (5) years from the date the final plan is
recorded.

Guarantee and Security.
a.

b.

Security.
The Adjacent Substandard Roadway Improvement
Guarantee shall be secured in one of the following ways:
(1)

By posting a corporate surety bond with the owner or
developer as Principal and an insurance company duly
authorized to do business in the State of Illinois as surety in a
penal amount not less than that determined by SEC. 16.34(B)(1) of the Subdivision Code. The owner or developer
shall keep such corporate surety bond in full force and effect
until one year after official action by the President and Board
of Trustees of the Town of Normal accepting the street for
maintenance or until such later date as any written claim
against the surety by the Town is finally resolved.

(2)

By posting a cash reserve account with the Town of Normal
in the amount determined by SEC. 16.3-4(B)(1) as adjusted
by releases authorized pursuant to SEC. 16.3-4(A)(4) of the
Subdivision Code.

(3)

By posting an irrevocable letter of credit in the amount
determined by SEC. 16.3-4(B)(1) of the Subdivision Code
from a local bank or savings and loan association naming the
Town as beneficiary thereof.

Form of Guarantee.
(1)

The form of the Adjacent Substandard Roadway
Improvement Guarantee and Security secured by corporate
surety is as provided in Exhibit I.

(2)

The form of the Adjacent Substandard Roadway
Improvement Guarantee secured by cash escrow is as
provided in Exhibit J.
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(3)

The form of the Adjacent Substandard Roadway
Improvement Guarantee and Security secured by an
irrevocable letter of credit is as provided in Exhibit K.

SEC. 15.9-13 AS-BUILT PLANS.
A.

General. After completion, inspection and approval of all public improvements but
prior to acceptance of the public improvements for maintenance, the owner or
developer shall submit all information required by this Section in the form specified.
Failure of an owner or developer to provide this information in the form required
shall be sufficient grounds for the Town to refuse to release the owner or developer
from his or its Final Development Plan Public Improvement Payment, Performance
and Workmanship Bond; Adjacent Substandard Roadway Improvement Guarantee
or to release the security or reserve for such bond, bonds or guarantee, and shall
constitute a violation of this Code.

B.

Required Form. As-built plans shall consist of photographic reproductions of
abelene, tracing cloth or mylar, with a maximum size of 24” by 36”.

C.

Required Content. As-built plans shall provide the content required for utilities
(specified in SEC. 16.3-2(D) of the Subdivision Code) but shall accurately depict the
plans, profiles, standard details and special details as actually installed, inspected and
approved, rather than as proposed.

SEC. 15.9-14 SPECIFIC REGULATIONS FOR RESIDENTIAL PLANNED UNIT
DEVELOPMENTS.
A.

Intent. It is the intent of this Section to provide specific additional regulations for
Planned Unit Developments located in residential zoning districts.

B.

Permitted Uses in a Residential Planned Unit Development. In addition to the
lawfully authorized uses permitted in each zoning district, the following additional
uses are permitted in a Residential Planned Unit Development:
1.

Residential Planned Unit Developments in the R-1AA, R-1A and R-1B
Zoning Districts.
a.

Semi-detached single-family dwelling units (one (1) dwelling unit
joined to one (1) other dwelling unit by a party wall);

b.

Attached single-family dwelling units, townhouses and row houses
in groups of no more than five (5) dwelling units per building;

c.

Uses authorized in the underlying zoning district by special use
permit or after site plan review.
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C.

2.

Residential Planned Unit Developments in the R-2 District. Same as in the
R-1 District.

3.

Residential Planned Unit Developments in the R-3A and R-3B Districts.
a.

Semi-detached single-family dwelling units (one (1) dwelling unit
joined to one (1) other dwelling unit by a party wall);

b.

Attached single-family dwelling units, townhouses and row houses
in groups of no more than five (5) dwelling units per building;

c.

Multi-family dwellings or apartment dwellings;

d.

Uses authorized in the underlying zoning district by special use
permit or after site plan review.

4.

Detached single-family mobile homes (R-4 Zoning District only).

5.

Detached single-family manufactured units (R-4 Zoning District only).
(Amended 11/20/95 by Ord. No. 4356)

Minimum Land Area Requirement for a Residential Planned Unit Development.
1.

In R-1AA, R-1A and R-1B Planned Unit Developments – five (5) acres.

2.

In R-2 Planned Unit Developments – five (5) acres.

3.

In R-3 Planned Unit Developments – one (1) acre.

D.

Minimum Dwelling Unit Requirement. No Residential Planned Unit Development
shall contain less than five (5) dwelling units.

E.

Density, Floor Area and Common Recreation Space and Requirements For
Residential Planned Unit Developments Outside of the Parking Impact Zone. In
accordance with the following table:
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Zoning
District

Maximum
Net Density
(Dwelling
Units/Acre)

Maximum
Floor Area
(% of Land
Area)

Minimum
Open Space
(% of Floor
Area)

Minimum
Common
Recreation
Space (% of
Floor Area)

R-1AA
R-1A
R-1B
R-2
R-3A
R-3B
R-4

2.00
4.00
8.00
10.00
23.00
58.00
8.00

10.0%
20.0%
34.8%
40.0%
52.8%
80.0%
34.8%

800%
380%
210%
180%
140%
85%
210%

25%
18%
14%
13%
12%
10%
14%

F.

Minimum Off-Street Parking Requirements. Two (2) parking spaces for each
dwelling unit, unless the property is in the Parking Impact Zone. Then, the
provisions of the Parking Impact Zone shall apply.

G.

Architectural Plans. When townhouses (rowhouses) are proposed as a part of a
Planned Unit Development in the R-1AA, R-1A, R-1B and R-1 Districts, building
elevations and architectural renderings shall be required with submission of the
preliminary development plan.

H.

R-3A and R-3B Planned Unit Developments within the Parking Impact Zone.
Within the Parking Impact Zone, R-3A and R-3B PUDs shall not have a maximum
net density, maximum floor area, minimum open space, or minimum common
recreational space. Such PUDs shall meet the minimum green space requirement as
set forth in SEC. 15.14-7(D) and minimum parking requirements and setbacks
established in SEC. 15.7-4.
(Entire SEC. 15.9-14 Amended 9/20/10 by Ord. No. 5349)
SEC. 15.9-15 SPECIFIC REGULATIONS FOR COMMERCIAL PLANNED UNIT
DEVELOPMENTS.
A.

Intent. It is the intent of these requirements to provide additional specific regulations
for Planned Unit Developments located in commercial or business districts.

B.

Permitted Uses. Uses authorized in the underlying zoning district by special use
permit or after site plan review.

C.

Minimum Land Area Requirement for a Commercial Planned Unit Development.
One (1) acre.

D.

Minimum Use Requirement. No Commercial Planned Unit Development shall
contain less than three (3) commercial uses.
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E.

Maximum Floor Area Requirement. Thirty-one percent (31%) of the gross land area
in the Planned Unit Development.

F.

Minimum Landscaped Open Space Requirement. Fifteen percent (15%) of the gross
land area in the Planned Unit Development.

G.

Minimum Off-Street Parking Requirement. Four and one-half (4.5) parking spaces
for every one thousand (1,000) square feet of gross floor area.

SEC. 15.9-16 SPECIFIC REGULATIONS FOR INDUSTRIAL PLANNED UNIT
DEVELOPMENT.
A.

Intent. It is the intent of these requirements to provide additional specific regulations
for Planned Unit Developments located in the Industrial or Manufacturing Zoning
District.

B.

Permitted Uses. Uses authorized in the underlying zoning district by special use
permit or after site plan review.

C.

Minimum Land Area Requirement for an Industrial Planned Unit Development.
Two (2) acres.

D.

Minimum Use Requirement. No Industrial Planned Unit Development shall contain
less than three (3) industrial uses.

E.

Maximum Floor Area Requirement. Fifty percent (50%) of the gross land area in
the Planned Unit Development.

F.

Minimum Landscaped Open Space Requirement. Ten percent (10%) of the gross
land area in the Planned Unit Development.

G.

Minimum Off-Street Parking Requirement. One (1) parking space for every six
hundred (600) square feet of gross floor area.

SEC. 15.9-17 SPECIFIC REGULATIONS FOR A C-1 MULTI-USE OFFICE PARK.
A.

Purpose. The purpose of the C-1, Multi-Use Office Park Planned Unit Development
is to accommodate the redevelopment and encourage the re-use of an existing set of
structures on a site that has been vacated by the previous tenant and/or owner.

B.

The multi-use office park has a controlled environment; it is not merely a freestanding office building, but a cluster of structures having characteristics of the
planned unit development. In some respects the multi-use office park may be similar
to the shopping center and the industrial park. Like the shopping center, the multiuse office park calls for unified control, continuing management and services to
tenants, on-site parking for tenant-employees and for tenant-callers. Like the
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industrial park, other features include on-site traffic circulation, extensive
landscaping, sign control and other covenants. Depending on its size and level of
employment, the multi-use office park may include corollary uses such as a retail
store, bank, restaurant, conference center and residential uses. Flexibility is a factor
in multi-use office park design. The grouping and use of buildings may be designed
to meet special requirements for a single tenant or to provide for multiple tenants.
C.

Permitted Uses. Permitted Uses and Special Uses in the C-1 Office District, S-1
University District, S-2 Public Lands and Institutions District, R-1AA Single Family
Residence District, R-1A Single Family Residence District, R-1B Single Family
Residence District, R-3A Medium Density Multiple-Family Residence District, and
R-3B High Density Multiple-Family Residence District, except: Correctional
Institution, Criminal Rehabilitation Center, Dormitories and Residence Halls, Farms,
Fraternities – Sororities, Gas Company Plants and Facilities, Industrial Center,
Rooming Houses, Sanitary Landfill and Zoo. The application or preliminary
development plan for multi-use office park shall specify the proposed use or uses
and the location thereof during the Planned Unit Development review and approval
process, consideration of a proposed use or development proposal which would
otherwise be authorized by a special use permit or after site plan review shall replace
and be a substitute for the special use permit review process or site plan review
process. (Amended by Ord. No. 4168 on 9/20/93)

D.

Minimum Land Area Requirement for a Multi-Use Office Park Planned Unit
Development. Ten (10) acres.

E.

Minimum Use Requirement. No multi-use office park shall contain less than five
(5) principal uses.

F.

Maximum Floor Area Requirement. Forty percent (40%) of the gross land area in
the planned unit development.

G.

Minimum Landscaped Open Space Requirement. Fifteen percent (15%) of the gross
land area in the planned unit development.

H.

Minimum Off-Street Parking Requirement. Parking provisions for existing
buildings in multi-use office parks have no standards. Each multi-use office park is
unique in its environment and characteristics and it is not accurate to utilize
generalized planning factors for these traffic and parking generators. All uses within
multi-use office parks are traffic generators, however, they must accommodate the
needs of those who use automobiles to visit them. The multi-use office park must
accommodate needs of a variety of parker types; parking space needs must be
considered in relation to use characteristics, building layout and site constraints.
Parking demand will vary with the size of the multi-use office park and its activities.
Parking facilities should be large enough to accommodate worker shift changes, if
any, which is the peak time for parking. Because of differing uses located in a multiuse office park, planning ratios of total employee or gross floor area are unreliable
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for estimating parking needs. In order to evaluate parking space needs, number of
employees and building use should be accounted for on a site specific basis. A
definitive parking space needs estimate for each use in a multi-use office park can be
derived using four variables:
1.
2.
3.
4.

Typical daily tenant-employee population;
Typical daily tenant-caller population;
Percent of tenant-employees being auto drivers; and
Percent of tenant-callers being auto drivers.

Based on the above guidelines, the final development plan for the multi-use office
park shall reflect parking adequate to handle proposed uses.
I.

Any new construction that takes place within a C-1 Multi-Use Office Park Planned
Unit Development shall meet all applicable regulations and standards contained in
other sections of this Chapter of the Municipal Code.

J.

The Town Council may waive any portion of the standards, requirements or
procedures for this section of the Code, provided that such waivers are not contrary
to the spirit, purpose and intent of this Code and in accordance with all applicable
Federal and State laws.

(Entire Division 9 Amended 5/21/90)

