SUBDIVISION CODE 34-4-6

CHAPTER 34

SUBDIVISION CODE

ARTICLE I - GENERAL PROVISIONS


34-1‑1  
PURPOSE.

(A)

These regulations are designed to provide standards and rules related to the making, reviewing, filing and recording of subdivision plans and plats and to provide for preliminary and final approval or rejection of the plans or plats, or portions thereof, by the Village and as set forth in this Chapter.


(B)

Subdivision of Land shall mean the division of land as defined in the Illinois Compiled Statutes.



34-1‑2
OBJECTIVE.  Pursuant to the authority conferred by the statutes of the State of Illinois, the objectives of these regulations are to provide for the orderly growth and harmonious development of the Village; to secure adequate traffic circulation by means of coordinated street systems with relation to major thoroughfares and streets adjoining subdivisions, public walkways, public facilities and other land uses; to achieve individual lots of reasonable utility and livability; to facilitate adequate provisions for transportation, water supply, drainage, sanitary sewerage and health requirements; to encourage the installation of street lights and street trees; to encourage adequate provisions for recreational areas, open space, school sites and other public ways and facilities; to encourage the installation of underground utilities; to provide for the further subdivision of tracts into smaller or larger parcels of land and to provide administrative and review procedures for the attainment of these objectives.


34-1‑3  
COMPREHENSIVE PLANNING PROGRAM.  These regulations are made part of the Village of Mansfield Regional Comprehensive Planning Program.


34-1-4
NOTICE OF COMPLIANCE WITH ADOPTED OFFICIAL PLAN.  All proposed subdivisions shall comply with an ordinance entitled “An Ordinance Approving Official Plan Map and Comprehensive Plan for Village of Mansfield, Piatt County, Illinois.

34-1‑5  
SUBDIVISION CONTROL.  For the purpose of the present and future development of the Village and for the promotion of public health and safety, morals, comfort and welfare of persons living within the territory governed, the provisions and regulations hereinafter contained which shall govern the subdivision and platting of land lying within the corporate limits of the Village as now or hereafter existing, or within the area of jurisdiction of the Village as now or hereafter established under the provisions of the statutes of the state are adopted as part of the Official Plan of the Village.


34-1‑6  
DEFINITIONS.  For the purpose of this Chapter, the following definitions shall apply unless the context clearly indicates or requires a different meaning.  When not inconsistent with the context, the present tense includes the past and future; words used in the singular number include the plural number.  A word in the masculine gender shall include the feminine and neuter genders.
Alley:  A public thoroughfare which affords only a secondary means of access to abutting property.

Area General Plan:  A general plan prepared by the subdivider, or subdividers, for the progressive development of a large landholding, or several properties proposed to be subdivided by sections, meeting the requirements of these regulations.

Block:  Property abutting on one side of a street and lying between the two nearest intersecting or intercepting streets, or between the nearest intersecting or intercepting street and railroad right-of-way, waterway or other definite barrier.

Block Face:  Property having frontage on one side of a street and lying between the two nearest intersecting streets, or nearest intersecting or intercepting street and railroad right-of-way, waterway or other barrier.
Building includes structure and shall be construed as if followed by the words “or portion thereof.”

Building Setback Line:  A line within a lot or other parcel of land so designated on the plat of the proposed subdivision between which and the adjacent boundary of the street upon which the lot abuts, the erection of an enclosed structure or portion thereof is prohibited.

Boulevard:  A street, other than a freeway or an expressway, developed with two-lane, one-way pavements separated by a landscaped island, median or barrier.

Butt Lots:  Lots, the rear lot lines of which abut the side lot links of other lots platted in the same block and not separated therefrom by an alley or other open space.
Comprehensive Plan:  An official advisory plan of jurisdiction formally adopted by a municipality or the county, any part of which may be implemented by ordinance duly enacted by the corporate authorities as prescribed by the Illinois Municipal Code.  The plan shall be placed on file with the Village Clerk and with the Piatt County Clerk.

Crosswalk:  A public or private right-of-way across a block to be used by pedestrians and/or for underground utilities.

Cul‑de‑Sac:  A local street having one open end being terminated at the other by a vehicular turn-around.

Culvert:  A transverse drain that channels under a street or driveway.
Dedication:  The deliberate appropriation of land by its owner for any general public uses, reserving to himself or herself no other right than such as are compatible with the full exercise and enjoyment of the public uses to which the property has been devoted.

Drainage Basin:  An area of land which, because of the nature of the topography, collects naturally the surface drainage of the surrounding land.

Easement:  The quantity of land set aside or over which a liberty, privilege or advantage in land without profit existing distinct from the ownership of the land is granted to the public or some particular person or part of the public.

Engineer:  A professional engineer, employed by the developer, registered as such and licensed to practice in the state or qualified to practice as provided by the Illinois Compiled Statutes.

Engineer, Village:  A professional engineer, registered as such and licensed to practice in the State of Illinois and employed by the Board of Trustees of the Village.

Final Plat:  A drawing of a subdivision which has been accurately surveyed and such survey marked on the ground so that streets, alleys, blocks, lots or other divisions thereof can be identified.

Flood:  An overflow of water on lands adjacent to a river, stream or lake, not normally covered by water.

Flood Plain:  The land adjacent to a body of water which has been or may be hereafter covered by floodwater.

Local Street:  Minor streets providing direct access to abutting property which may be devoted to residential, commercial or other uses.  Streets in this classification are not considered part of the major thoroughfare system.

Lot:  A portion of a subdivision, or other parcel of land, intended as a unit for transfer of ownership or for development.

Lot Area:  The horizontal projection (in square feet) of a parcel of land or a body of water, or combination of both, exclusive of any portion of the right-of-way of any public or private streets; measurements are to be made by standard surveying practice methods.

Lot, Corner:  A parcel of land at the junction of and fronting or abutting on two or more intersecting streets.

Lot Depth:  The average distance between the front and rear line of a lot measured in the general direction of its side lot lines.

Lot, Interior:  A lot other than a corner lot.

Lot Width:  For regular-shaped lots, the average distance between the side lines of a lot measured at right angles to a depth of the lot.  For pie-shaped lots, the lot width shall be measured at the building setback line.

Marginal Access Street (Frontage Road):  A local street or highway paralleling, adjacent to and having limited access to a freeway, expressway, collector highway, area service highway or land access highway which provides direct access to abutting property and protection from through traffic.

Monument:  A physical structure which marks the location of a corner or other survey point as required by provisions contained herein.

Official Plan:  The complete plan, or any of its parts, for the development of the Village prepared by the Village and adopted in accordance with the Illinois Compiled Statutes, as are now or may hereafter be in effect.

Owner:  Any person having any legal, equitable or beneficial interest in the land sought to be subdivided, including the plural as well as the singular, and firm, association, partnership, private corporation or combination of any of them.

Preliminary Plat:  A preliminary drawing and supporting data, indicating the proposed layout of the subdivision in sufficient detail to provide adequate basis for review by the Village meeting the requirements of these regulations.

Public Improvements:  Street pavements, public walkways, monuments, water mains, sanitary and storm sewers, street signs, culverts and appurtenances to the foregoing items and for use by the public.

Public Walkway:  A right-of-way dedicated for the purpose of pedestrian access and located so as to connect two or more streets, a street and a public land parcel or any two public parcels of land.

Reproducible Copy:  A print or copy of a plat or drawing on transparent film or paper of adequate weight to withstand handling.
Setback Line:  The line within a property defining the required minimum distance between any enclosed structure and the adjacent or proposed right-of-way line of a street.

Shall is always mandatory and not merely permissive.  Any term not defined herein shall have the meaning of common or standard use.

Sidewalk:  A pedestrian walkway within the public road right-of-way or easement.

Sketch Plan:  A preliminary drawing indicating the proposed general development of the area to be subdivided.

Street (Highway):  A right-of-way, whether designated as a street, highway, road, lane, court, thoroughfare, parkway, freeway, expressway, boulevard or avenue, other than an alley or place, usually affording the principal means of access to abutting property.

Street, Arterial:  A public thoroughfare with a high degree of traffic continuity established in the Official Plan of the Village.

Street, Collector:  A street which carries traffic from minor streets to the arterial street system, including the principal entrance streets of residence development and the primary circulating streets within such a development.
Street Line:  The dividing line between the street or highway right-of-way and the lot.

Subdivider:  See “Developer”.

Subdivision:  A division of a lot, tract or parcel of land into two or more lots, or other divisions of land, for the purpose, whether immediate or future, of:


(A)

Transfer of ownership;


(B)

Building development; or


(C)

Redevelopment, including all changes in street lines, provided that divisions of land for agricultural purposes in parcels of five (5) acres or more not involving any new street or easement of access and other enumerated situations shall be exempted as set forth in 765 ILCS 205.
Subdivision Design Standard:  The officially adopted guides, principles, specifications and standards for the preparation of subdivision plans and plats indicating, among other things, the maximum and minimum dimensions of the various elements set forth in the area general plan, preliminary plat or final plat.

Surveyor:  A land surveyor registered as such in the State of Illinois as provided in the Illinois Compiled Statutes.

Tentative Approval:  An approval without or with recommended alterations given to a preliminary plat by the Zoning Hearing Officer and provides the necessary authority to proceed with the preparation and presentation of the final plat.
Thoroughfare:  Any part of the Official Plan of the Village now or hereafter adopted which sets forth the location, alignment, dimensions, identification and classification of existing and proposed public streets, highways and other thoroughfares.

Variance:  A modification of the strict terms of the relevant regulations where such modification will not be contrary to the public interest and where, owing to conditions peculiar to the property and not the result of the action of the applicant, a literal enforcement of the regulations would result in unnecessary and undue hardship.

Vicinity Map:  A drawing located on the preliminary plat which sets forth by dimensions or other means the relationship of the proposed subdivision or use to other nearby developments, landmarks, community facilities or services.

Village:  The Village of Mansfield, Illinois.

Zoning Hearing Officer:  The person who shall serve as the official who will assume the responsibilities of the Zoning Board of Appeals and the Plan Commission.


34-1-7
SUITABILITY OF LAND FOR SUBDIVISIONS.  


(A)

Lands subject to flooding and land deemed to be topographically unsuitable should not be subdivided for residential purposes, nor for such other uses as may increase danger to health, life or property or aggravate erosion or flood hazards.


(B)

The Zoning Hearing Officer shall not approve the subdivision of land if upon adequate investigation conducted by the Hearing Officer it has been determined by the Zoning Hearing Officer that in the best interest of the public the site is not suitable for the subdivision and development of the kind proposed.


34-1-8
PARKS, SCHOOL SITES AND OTHER PUBLIC AREAS.  Where a proposed park, playground, school site or other public use area shown in the general Comprehensive Plan for the Village and adjacent unincorporated areas is located in whole or in part in a subdivision, the Zoning Hearing Officer or the Village Board of Trustees may require the designation or reservation of such area in whole or in part within the subdivision in those cases in which the Zoning Hearing Officer or the Village Board of Trustees deem such requirements to be reasonable.  However, in no case shall the total amount of required public areas to be designated or reserved in addition to public streets and easements exceed five percent (5%) of the total gross acreage controlled by the owner.  The acquisition of the additional area needed for parks, playgrounds, schools or other public uses other than streets and alleys shall be secured by the authority having jurisdiction.  Arrangements for securing the area from the owner shall be made within a period not to exceed four (4) months from the date the plat is approved by the Village Board of Trustees.


34-1-9
BUILDINGS WITHIN PROPOSED MAJOR STREET EXTENSIONS.  After the effective date of this Chapter, no permanent building or structure shall be erected within the extended street lines of proposed extensions of major streets shown on the major street plan adopted as part of the Comprehensive Plan for Mansfield.


34-1-10
RESERVED.
ARTICLE II - PROCEDURES

34-2‑1  
SUBMISSION PHASES.  Subdivision planning, review and approval shall proceed through the following sequential phases:


(A)

Informal discussion phase, pre-application conference;


(B)

Area general plan review and approval phase;


(C)

Preliminary plat review and approval phase;


(D)

Final plat review and approval phase; and


(E)

Recording phase.


34-2‑2  
DUTIES AND RESPONSIBILITIES.


(A)

The purposes and objectives regarding land subdivision can best be understood by considering the various duties and responsibilities associated with land subdividing.


(B)

The specific duties and responsibilities of the individuals or groups listed below are clearly identified in these regulations:

(1)
Subdivider.  The subdivider is responsible for initiating discussions with the Village before thoroughly preparing any subdivision plans or plats in order to become familiar with these regulations and the public policies and objectives applicable to the territory in which the proposed subdivision lies.
(2)
Engineer and Surveyor.  The engineer and surveyor acting on behalf of the subdivider are responsible for preparing the necessary subdivision plans, surveys and plats and the engineering drawings and specifications as required by these regulations.
(3)
Reviewing Authority.  The reviewing authority is the Board of Trustees which is responsible for reviewing any subdivision plan or plat, or portions thereof, and approving those that sully meet the provisions and requirements of these regulations.

34-2‑3  
ZONING.

(A)

If the proposed subdivision lies within the corporate limits of the Village, the developer must first satisfy the zoning requirements in the Zoning Code, set forth in Chapter 40 and as amended.


(B)

If the proposed subdivision lies outside the Village limits, but within the jurisdictional area of the Village, then the developer must first satisfy the zoning requirements in the Zoning Code, set forth in Chapter 40, as adopted and as amended.

34-2‑4  
INFORMAL DISCUSSION PHASE.  The purpose of the informal discussion phase, insofar as possible, is to guide and assist the subdivider in his or her future decisions with a view to avoiding later difficulties and delays.  This is the basic policy stage, during which the subdivider meets informally with the Zoning Hearing Officer.  In the course of the discussion, the subdivider should make known his or her tentative plans for subdividing the development and may exhibit sketch plans and shall be apprised by the Zoning Hearing Officer concerning specific public policies and objectives which the Zoning Hearing Officer may have for the area in question.  Discussion at this phase shall involve the entire area of ownership and anticipated development.


34-2-5
PROCEDURES FOR REVIEW.

(A)

Submission.  A pre-application conference may be requested by all subdividers prior to initial plat applications.  Subdividers may contact the Zoning Hearing Officer to arrange a pre-application conference.  Subdividers may submit an area general plan at this stage with material sufficient to identify the tract and establish the relationship of the proposed development with surrounding area.

(B)

Processing.  Upon a request for a pre-application conference, the Zoning Hearing Officer shall schedule the pre-application conference at the next regular meeting of the Zoning Hearing Officer.  All materials will be considered as submitted for informal discussion.  Discussions will involve the proposals in compliance with these regulations, determination of the scope of the proposed subdivision and an outline of the procedures for the recording of plats and general information exchange.  No approvals will result from this conference; however, the Zoning Hearing Officer may make recommendations on the scope of the initial plat application by the subdivider, continuity of the proposed street pattern with existing or proposed streets adjacent to the proposed subdivision and other factors based on peculiarities of the area in which the subdivision is proposed.


(C)

Review.  Review of any material submitted by the subdivider during the informal discussion phase shall be made by the Zoning Hearing Officer.  Any sketch plan submitted shall be studied with regard to the best principles of land subdividing and development; to lot sizes and proportions; to existing and planned land uses; to topography and drainage; to provisions for recreation areas, public open space, schools, parks and other public facilities; to design and location of streets; and to conformity with the continuity of existing street systems, walkways and related matters.


(D)

Inspection.  The Zoning Hearing Officer may make an inspection of the site to determine its relationship to and effect upon major thoroughfares, utility systems and adjacent land uses (existing and planned) and ascertain the existence of any unusual problems and shall determine:
(1)
The conformity of the proposed development to existing zoning regulations, official road maps and municipal development plans and policies;
(2)
The effect of the proposed development upon schools, public open spaces and other nearby community facilities;
(3)
The need for preparation and review of an area general plan prior to consideration of the preliminary plat.

34-2‑6  
AREA GENERAL PLAN SUBMISSION.

(A)

Submission.
(1)
An area general plan may be prepared and submitted by the subdivider, for approval by the Zoning Hearing Officer, prior to the submission of the initial preliminary plat.  The Zoning Hearing Officer shall determine that either of the following conditions exists to warrant a requirement of preparation and submission of an area general plan:

(a)
The parcel initially proposed for platting constitutes a portion of a larger tract of land owned and under option to purchase by the subdivider;

(b)
The parcel initially proposed for platting constitutes a portion of a larger land area, the development of which will 

be complicated by unusual problems of drainage, street layout, utility services, land usage or land ownership pattern.
(2)
The area general plan shall show property boundaries, existing easements, land characteristics, including wetlands, drainage, flood prone areas as identified on Flood Prone Area Maps of the Flood Insurance Agency, wooded areas and major topographic features, development characteristics, streets, existing buildings, sewer lines, water lines and pipelines.  Also to be shown in the area general plan are the proposed layout of streets, blocks and lots, proposed location of commercial areas and parks or other public areas.  The area general plan shall be prepared to a proper scale of one inch equals one hundred feet (1” = 100’) or larger and to proper accuracy.

(3)
The Zoning Hearing Officer shall review the area general plan at a regular meeting for compliance with these regulations and its consistency with the Village Comprehensive Planning Program and applicable municipal development plans or parts thereof.  Zoning Hearing Officer action shall take the form of approval or denial within thirty (30) days following the complete submittal of the area general plan and such action shall be indicated on the area general plan.

(4)
The area general plan may serve as the subdivider’s official preliminary plat, provided that the area general plan submitted as the official preliminary plat by the subdivider conforms to the requirements as set forth in these regulations.  In the event the Zoning Hearing Officer approves the area general plan as the official preliminary plat, the subdivider may submit the final plat for review and approval as provided in these regulations.

(5)
A portion of the area general plan may serve as the subdivider’s official preliminary plat, provided that this portion is clearly designated and provided that this portion of the area general plan submitted as the official preliminary plat by the subdivider conforms to the requirements as set forth in these regulations for preliminary plats.

(6)
The approval of the area general plan by the Zoning Hearing Officer of the Village shall be in effect for a period of at least one (1) year from the approval date, but the approval is subject thereafter to withdrawal by the Zoning Hearing Officer upon notice to the developer after that date.

(B)

Procedures for Submission.  Subdivider shall submit:
(1)
Seven (7) copies of the area general plan.
(2)
A reduction of the area general plan or sketch showing information requested as submitted on 8 x 11 inch sheet.
(3)
(a)
Supportive material as required to the Chairperson of the Zoning Hearing Officer at least fourteen (14) days prior to the Zoning Hearing Officer meeting at which the subdivider wishes the area general plan considered.
(b)
The submittal or resubmittal of an area general plan for a subdivision within the corporate limits or within the jurisdictional area of the Village shall be accompanied by an area general plan filing fee of Five Hundred Dollars ($500.00).  The check shall be made payable to the Village.  Credit shall be given from the amount so paid toward any preliminary plat filing fees due from the subdivider for any portion of the area general plan submitted for preliminary plat review if the preliminary plat submission is made within one (1) year of the date of approval of the area general plan.

34-2-7
PRELIMINARY PLAT SUBMISSION.

(A)

Purpose.  The purpose of the preliminary plat phase, insofar as possible, is to assist the subdivider and the reviewing authorities in determining whether the proposed subdivision conforms to the standards and requirements of these regulations and the tentative approved area general plan and the pertinent standards and regulations of affected municipal departments.  The preliminary plat is the document which shall be used for review by the Zoning Hearing Officer.

(B)

Waiver of Requirement.
(1)
Where any tract of land within the Village limits is to be divided into less than five (5) lots of less than five (5) acres each and no public improvements are required, the Zoning Hearing Officer may waive the requirements for a preliminary plat.  The requirements for a final plat shall continue to be in effect.
(2)
When the Zoning Hearing Officer does waive the aforesaid requirements for a preliminary plat, no further subdivision of adjacent land owned by the same beneficial interests shall be considered for subdivision within five (5) years without full compliance with the requirements for a preliminary plat.

(C)

Copies Required.  When a preliminary plat is required, and the zoning requirements have been satisfied, the subdivider shall submit to the Chairperson of the Zoning Hearing Officer five (5) copies, plus two (2) copies submitted directly to the Village Engineer, of the preliminary plat fourteen (14) calendar days prior to the next regular meeting of the Zoning Hearing Officer.

(D)

Information Required.  The preliminary plat shall be prepared by a registered engineer and a surveyor and the preliminary plat is to be approved by the Zoning Hearing Officer and Board of Trustees before any subdivision development is started.  The following items and information shall be shown on the preliminary plat; all mapped data shall be presented at a scale of one inch equals one hundred feet (1” = 100’) or larger.
(1)
General Information.
(a)
The proposed name of subdivision, land owner’s, engineer’s and surveyor’s names and addresses.
(b)
the location of the subdivision by township section for reference, section or quarter section corners shall be indicated.
(c)
The graphic scale, north arrow and date of preparation.
(2)
Existing Conditions.
(a)
The locations, width and names of all existing public and/or private streets, railroads or other public ways and utility rights-of-way within and/or adjacent to the tract to within two hundred (200) feet of the boundary of the tract.
(b)
The locations and size of all existing sanitary sewerage, water mains and appurtenances, storm drainage, known field drainage tile or other known underground facilities within the tract or near the tract and any such known facilities entering or exiting the tract.
(c)
The topography, by contour intervals of not greater than two (2) feet, regardless of grade, related to mean sea level.
(d)
The location and identification of all public and quasi-public areas and civil division lines within and/or adjacent to the tract to within two hundred (200) feet of the boundary of the tract.
(e)
The location and identification of all recorded subdivisions lying adjacent to, or across a public right-of-way from, the tract.
(f)
The acreage and identification of the drainage basin or basins that lie upstream from the tract of land that is proposed for subdivision.
(g)
The location and identification of all existing man-made features such as buildings, high-tension towers, public water and sewer lines, pipe lines, excavations, bridges, railroad tracks, culverts and related items within and/or adjacent to the tract to within two hundred (200) feet of the boundary of the tract proposed to be subdivided.  The preliminary plat shall note the location of the nearest public sewer and public water lines.
(h)
The location of existing streams, rivers, drains, lakes, ponds and impoundments within two hundred (200) feet of the tract.
(i)
The land use and existing zoning of the proposed subdivision and adjacent tracts.
(j)
Boundary line of proposed subdivision indicated by solid heavy line so designated and the total approximate acreage encompassed thereby.
(3)
Proposed Conditions.
(a)
Arterial streets (eighty (80) feet right-of-way) are required on mile section lines and collector (seventy (70) feet right-of-way) are required on one-half (1/2) mile section lines.  Refer to thoroughfare in Official Plan of the Village for exact location.
(b)
The locations, width and names of proposed streets and right-of-way widths, including connections to adjoining public and/or private street rights-of-way.
(c)
The location and width of walkways and easements, including connections to adjoining public lands and public and/or private walkways and easements.
(d)
All lots, including the required setback lines and scaled dimensions of typical lots.  All lots contained on the proposed plat must be numbered in consecutive order.
(e)
The location and acreage of any proposed public and/or quasi-public land within the tract.
(f)
The plan of any proposed water courses or impoundments, including stream relocations, showing normal water levels and direction of flow.
(g)
The provisions for water supply, sewage disposal and storm water disposal indicated by a general drainage plan of sufficient detail to show how the water will be moved over the site and subsurface drainage, including provisions for continual maintenance of natural drainage courses and field drainage tile systems.  Known on-site field drainage tile systems serving areas off the site shall be located in designated easements.
(h)
If a private septic disposal system is proposed for any lot, a registered professional engineer shall certify, on the face of the preliminary plat, that the proposed lots and soil characteristics are adequate for such a disposal system.  Test data to support this certification shall also be submitted.
(i)
The developer shall mail two (2) prints of the preliminary plat to GTE Company of Illinois, 303 Broadway Street, Lincoln, Illinois 62656, c/o Engineering Department; one (1) print of the preliminary plat to Illinois Power Company, North Frontage Road, Urbana, Illinois, 61801; one (1) print to the Piatt County Superintendent of Highways, Monticello, Illinois 61856; one (1) print to the Northern Piatt Fire Protection District No. 1; and one (1) print to any Township Road District Commissioner affected by the subdivision.  The developer shall set forth a statement on the preliminary plat that the prints have been mailed to the various locations identified above.

(E)

Soil and Water Conservation District Review and Approval.
(1)
Information concerning the proposed subdivision shall be submitted by the developer to the Soil and Water Conservation District for comments as to:
(a)
Suitability of soils for building construction and problems that may arise in the event good engineering practices are not followed.
(b)
Suitability of soils for septic tank systems.
(c)
Best use of soils in the area in question.
(d)
All fees as required by this Section shall be paid for by the subdivider directly to the Piatt County Soil and Water Conservation District.
(2)
The developer shall submit a written opinion from the Soil and Water Conservation District concerning the proposed subdivision to the Chairperson of the Zoning Hearing Officer.

(F)

Procedures for Submission.
(1)
Subdividers shall submit:
(a)
Five (5) copies of the preliminary plat;
(b)
A reduction of the preliminary plat or sketch showing lots and streets submitted on an 8 ½ x 11 inch sheet;
(c)
Supportive material to the Chairperson of the Zoning Hearing Officer at least fourteen (14) calendar days prior to the Zoning Hearing Officer meeting at which the subdivider wishes the plat considered.
(2)
The submittal or resubmittal of a preliminary plat for a subdivision within the corporate limits or within the jurisdictional area of the Village shall be accompanied by a preliminary plat filing fee of Thirty Dollars ($30.00) per acre for each gross acre or part thereof within the subdivision boundaries or Three Hundred Dollars ($300.00), whichever is greater, except for those submissions involving annexation agreements wherein the applicable fee may be negotiated with the Board of Trustees of the Village.  The check shall be made payable to the Village.

(G)

Procedures for Review and Approval.
(1)
The Zoning Hearing Officer shall examine the preliminary plat for compliance with these regulations with special attention given to the following:
(a)
Design standards and information requirements as set forth by these regulations.
(b)
Streets and thoroughfares as related to neighborhood circulation and existing and proposed topography.
(c)
Existing zoning and existing and planned land use.
(d)
An official land use plan adopted by the Village.
(e)
Official road map.
(f)
Land required for schools, parks or other public use.
(g)
Utility methods and systems, drainage and street improvements.
(h)
Water courses.
(2)
Approval of the preliminary plat by the Village confers upon the subdivider the following rights for a period of twelve (12) months from the date of approval, subject to existing law, ordinances or statutes:
(a)
The subdivider may submit on or before the expiration date the whole or part of the plat for final approval by the Village.
(b)
The subdivider may proceed with the installation of required physical improvements, subject to the provisions of these regulations and with the approval of the engineering plans and specifications by the Village Engineer, and may proceed with the preparation of the final plat.
(3)
Approval of the preliminary plat by the Board of Trustees of the Village shall be indicated on the drawings; however, the approval and designation thereof does not insure final acceptance of the streets and other public ways for dedication nor continuity of current zoning for the tract or its environs.

34-2-8
PRELIMINARY PLAT APPROVAL.

(A)

If all of the above requirements have been satisfied, the Zoning Hearing Officer will present the preliminary plat to the Village Board at the next regular meeting.  The subdivider or a responsible representative shall attend this meeting.  The Zoning Hearing Officer shall either:

(1)
Recommend denial of approval of the preliminary plat;

(2)
Recommend approval of the preliminary plat;

(3)
Recommend approval of the preliminary plat, subject to minor modifications.


(B)

If the Zoning Hearing Officer recommends denial of approval of the preliminary plat, the reasons for the recommendation for denial shall be clearly set forth and communicated to the subdivider.


(C)

If the Zoning Hearing Officer recommends approval of the preliminary plat, it shall be so executed at that time.  The original preliminary plat and two (2) copies must be executed.

(D)

The Zoning Hearing Officer shall then submit the recommendation to the Village Board of Trustees for their review, consideration and approval.


(E)

The approval of the preliminary plat by the Village Board of Trustees shall be in effect for a period of one (1) year from the approval date.  If the final plat and subdivision improvement plans and specifications have not been filed on or before this date, then the preliminary plat approval shall become null and void.  If the preliminary plat shall become null and void, then a resubmittal of the preliminary plat for the development will be required just as if the development were starting anew.

(F)

On the preliminary plat, the following certificate shall appear:
PRELIMINARY PLAT APPROVAL


The preliminary plat entitled 




 has received approval by the Zoning Hearing Officer of the Village of Mansfield, Illinois this 

 day of 


, 20
.

PRELIMINARY PLAT APPROVAL


The preliminary plat entitled 




 has received approval by the Village Board of Trustees of the Village of Mansfield, Illinois this 

 day of 


, 20
.








President, Village Board of Trustees

Village Clerk


34-2-9
FINAL PLAT SUBMISSION.

(A)

At any time within one (1) year after receiving preliminary plat approval, the subdivider shall submit to the Zoning Hearing Officer five (5) copies of the final plat fourteen (14) calendar days prior to any regular meeting of the Village Board.  Also, the subdivider shall submit to the Village Engineer two (2) copies of the engineering plans and specifications for re-subdivision and two (2) copies of the final plat on the same date.

(B)

The final plat shall contain or be accompanied by the information herein specified and shall comply with the following requirements.
(1)
General.
(a)
The name of the subdivision.
(b)
The certificate of a registered land surveyor.
(c)
The date of preparation, scale and north arrow.  The scale and size of the plat shall be such that photographic reduction to 16 by 17 inches will not impair the details.  Plats in several sections are permissible.  The plat shall be presented at a scale of one inch to one hundred feet (1” = 100’) or larger, except that a different scale may be used if approved during the preliminary plat phase.
(d)
The location and position of the subdivision indicated in each of the following ways:
(i)
By quarter section, township, range, meridian, county and state.
(ii)
By distances and bearings from astronomic or assumed north and angles with reference to a corner or corners established in the United States Public Land Survey.
(iii)
By a written-legal description of the exterior boundaries of the land as surveyed and divided.
(e)
The plat shall comply with the current Illinois Compiled Statutes.  Information which shall appear on the plat or on subsidiary documents:
(i)
The following notation: “A part of the property covered by this plat is (is not) situated within five hundred (500) feet of a surface drain or 

watercourse serving a tributary area of six hundred forty (640) acres or more.”
(ii)
Location of subdivision relative to Village limits.
(iii)
In the event a private septic disposal system is proposed for each lot, certification by a registered professional engineer indicated on the face of the subsidiary documents that the proposed land use, the proposed lots and the known soil characteristics of the area are adequate for such systems.
(iv)
The effect of storm water run-off on other potentially developable land and the county’s streams and open drainage channels, and a subsidiary drainage plat showing the topographical and profile plats, with a signed statement by a professional engineer and the owner stating that to the best of their knowledge and belief the drainage and surface water drainage will not be changed by any such subdivision, or if surface water drainage will be changed, reasonable provision has been made for collection and diversion of such waters into public areas, or drainage which the subdivider has the right to use, and that such surface waters will be planned for in accordance with generally accepted engineering practices so as to reduce the likelihood of damage to adjoining property because of the construction of the subdivision.
(f)
The final plat shall be drawn with ink or either linen cloth or a stable plastic film.
(2)
Detailed Information.
(a)
Boundary line of proposed subdivisions indicated by solid heavy line and the total acreage encompassed thereby.  The plat shall clearly indicate all streets, alleys, blocks, lots, parcels, easements and rights-of-way.  Accurate angular and lineal dimensions shall be shown to describe and/or reproduce any of these features.
(b)
Abutting street lines of platted, adjoining subdivisions shown in their correct location by broken (dashed) lines.
(c)
The description and location of all subdivision and public land system survey monuments.
(d)
A consecutive numbering system for all lots and blocks.
(e)
Location and names of all existing or prior platted streets or other public ways, railroads and utility rights-of-way, parks and other public open spaces, permanent easements or prior platted lots within and adjacent to the subdivision.
(f)
A graphic representation of the minimum setback lines on all lots and parcels and a notation of the distance between such lines and the street line or lot line.
(g)
Pipes or other equivalent physical markers shall be placed at each lot corner.  No pipe or rod monuments shall be less 

than one-half (1/2) inch in diameter, standard weight water pipe (inside diameter) or deformed reinforcing rod at least thirty (30) inched long.  Iron pipe encased in concrete at least four (4) inches by fourteen (14) inches by forty-two (42) inches, or equivalent, markers shall be placed at the beginning and ending of all curves and at all block corners.  All monuments shall be imprinted with the registration number of the surveyor making the survey and shall be described on the plat.
(h)
the final plat shall be accompanied by:
(i)
All covenants, agreements and deed restrictions which are to be imposed by the subdivider on future owners of lots within the subdivision once approved.
(ii)
A notarized certification by owner and by mortgage holder of record of the adoption of the plat and the dedication of streets and other public areas and any restrictions as to usage, buildings, occupancy and the like.  See Appendix L.
(iii)
Certification from the County Clerk that all taxes and special assessments due on the property to be subdivided have been paid in full as required by statutes.
(iv)
Certification from the Village Treasurer that all special assessments due on the property to be subdivided have been paid in full (not required for subdivision out of Village limits).
(v)
A report from the Soil and Water Conservation District.
(vi)
Statements to appear on subsidiary drainage plat:

To the best of our knowledge and belief provisions have been made for the collection and diversion of surface waters into public areas, or drains which the subdivider has the right to use, and that such surface waters are planned for in accordance with generally accepted engineering practices so as to reduce the likelihood of damage to the adjoining property because of the construction of 

 Subdivision.





Engineer’s name and





Registration number





Owner’s signature or attorney

(i)
A subsidiary drainage plat shall be filed in accordance with the following requirements:

(i)
Show topographically and by profile the election of the land, prior to the commencement of any change in the elevations, by contours at not greater than a 

two (2) feet interval and extending one hundred (100) feet beyond the exterior boundaries of the subdivision.
(ii)
Show proposed changes in the elevations and the flow of surface water from the subdivision.

(3)
Performance Guarantee Shall be on File.
(a)
This shall be one of the following:

(i)
Performance bond as approved by Village Attorney;

(ii)
Certificate of deposit as approved by Village Attorney; or

(iii)
Cash.

(b)
The performance bond shall be based on the estimated value of the improvements at the time of approval of the subdivision, insuring the Village adequate coverage to secure the satisfactory construction, installation and dedication of the uncompleted portions of the required improvements.  The Village Attorney shall approve such performance guarantee only after a recommendation of approval of the amount of the guarantee is received from the Village Engineer.
(c)
The amount of the performance bond with a guarantee by a corporate surety, a certificate of deposit, cash, irrevocable bank letters of credit or other forms of bond found acceptable by the Village Attorney shall be one hundred ten percent (110%) of the estimated value if construction of the proposed improvements has not commenced.  If construction of the improvement was commenced prior to approval of the subdivision, the amount of the performance bond shall be two hundred percent (200%) of the estimated cost of completing the remaining improvements.

3-2-10
FINAL PLAT APPROVAL.

(A)

If all of the above requirements have been satisfied, the Zoning Hearing Officer shall make one of the following recommendations to the Village Board of Trustees:
(1)
Recommend denial of approval of the final plat.
(2)
Recommend approval of the final plat.
(3)
Recommend approval of the final plat, subject to minor modifications.

(B)

If the Zoning Hearing Officer recommends denial of approval of the final plat, the reason for denial shall be clearly set forth and communicated to the subdivider.

(C)

If the Zoning Hearing Officer recommends to the Village Board of Trustees approval of the final plat, it shall be so executed at that time.  The original plat and two (2) copies shall be executed by the Zoning Hearing Officer.  The Zoning Hearing Officer shall then present the final plat to the Village Board of Trustees at its next regular meeting and inform them of their recommendation.  At the same Board meeting, the Village Engineer shall present the engineering plans and specifications for the subdivision.  At that time, the Village Board of Trustees shall approve or disapprove the final plat and the engineering plans and specifications 

and shall clearly state their reasons for their actions.  In the event the Village Board of Trustees disapproves either the plan or the engineering plans and specifications, the subdivider has one (1) year from the date of such disapproval to make the corrections and resubmit to the Village Board of Trustees; otherwise, the prior approval of the Zoning Hearing Officer and/or the approval of the Village Engineer shall become null and void.

(D)

On the final plat, the following certificate shall appear:
FINAL PLAT APPROVAL


The Final Plat entitled 




 has received a recommendation for (approval) (disapproval) by the Zoning Hearing Officer of Mansfield, Illinois, this 

 day of 



, 20
.


34-2-11
VILLAGE BOARD OF TRUSTEES ACTION.

(A)

The Village Board of Trustees shall not give final approval to any proposed subdivision until:
(1)
The Zoning Hearing Officer has recommended approval or disapproval of the final plat;
(2)
The Village Engineer has recommended approval or disapproval of the subdivision improvement plans and specifications;

(3)
The subdivider presents his or her bond in the amount and form in accordance with these regulations and as approved by the Village Attorney.

(B)
(1)
The Village Board of Trustees, after receiving recommendations from the Zoning Hearing Officer and Village Engineer, shall then consider the final plat of the proposed subdivision.

(2)
The following certificate shall appear on the final plat directly below the Zoning Hearing Officer certificate:


The Final Plat entitled 






 has received approval by the Board of Trustees of the Village of Mansfield, Illinois.  This plat shall be recorded with the Recorder of Deeds, Piatt County, Illinois, within one (1) year of this date, otherwise this plat shall become VOID.

Mayor





Date


Village Clerk




Date


(SEAL)

(3)
The following certificate shall appear on the cover sheet of the engineering plans for the subdivision:



APPROVAL BY THE VILLAGE OF MANSFIELD


The Plans and Specifications for 




 have received a recommendation for (approval) (disapproval) by the Village Engineer.


Village Engineer



Date


Attest





Date


The Plans and Specifications for 




 have received approval by the Board of Trustees of the Village of Mansfield.


Mayor





Date


Village Clerk




Date


(C)

After approval of the final plat, plans and specifications by the Village Board of Trustees, the final plat shall be recorded by the subdivider.

34-2-12
PROCEDURES FOR RESUBDIVIDING AND REPLATTING RECORDED LOTS AND FOR VACATION OF PLATS.

(A)

Applicability.  All regulations, procedures and standards made applicable herein to original subdividing shall also apply to the resubdividing and replatting of a plat or parts thereof, as provided by these regulations

(B)

Procedure for Resubdivision.  For any change in a map of an approved or recorded subdivision plat, if the change affects any street layout shown on the map, area reserved thereon for public use or any lot line, or if it affects any map or plan legally reached prior to the adoption of any regulations controlling subdivision, the parcel shall be approved by the Zoning Hearing Officer and Village Board of Trustees by the same procedure, rules and regulations as for a subdivision.

(C)

Procedure for Subdivisions Where Future Resubdivision is Indicated.  Whenever a parcel of land is subdivided and the subdivision plat shows one or more lots containing more than one (1) acre of land and there are indications that the lots will eventually be resubdivided into small building sites, the Zoning Hearing Officer and Village Board of Trustees may require that the parcel of land allow for the future opening of streets and the ultimate extension of adjacent streets. Easements providing for the future opening and extension of the streets may be made a requirement of the plat.

(D)

Vacation of Plats.

(1)
Any plat or any part of any plat may be vacated by the owner of the premises, at any time before the sale of any lot therein, by a 

written instrument, to which a copy of the plat shall be attached, declaring the same to be vacated.
(2)
Such an instrument shall be approved by the Zoning Hearing Officer and the Village Board of Trustees in like manner as plats of subdivisions.  The governing body may reject any such instrument which abridges or destroys any public rights in any of its public uses, improvements, streets or alleys.
(3)
Such an instrument shall be executed, acknowledged or approved and recorded and filed in like manner as plats of subdivisions and being duly recorded or filed shall operate to destroy the force and effect of the recording of the plat so vacated and to divest all public rights in the streets, alleys and public grounds and all dedications laid out or described in such plat.
(4)
When lots have been sold, the plat may be vacated in the manner herein provided by all the owners of lots in the plat joining in the execution of the writing.
ARTICLE III – STANDARDS


34-3-1
GENERAL.  The procedure for submitting the engineering plans and specifications for the subdivision is stated herein.  The Village Engineer shall not recommend approval of the plans and specifications to the Board of Trustees until all of the information submitted is in accordance with the standards and procedures herein stated.

34-3-2
PLANS AND SPECIFICATIONS.

(A)

All engineering plans and specifications for any subdivision shall be prepared by the developer’s engineer, and before the complete improvements are approved or accepted by the Village, the engineer shall furnish the Village a completion certificate stating that the improvements comply with all the requirements of the engineering plans and specifications.  The form of the engineer’s certificate is set forth in Appendix I.


(B)

The engineer’s certificate must be accompanied by the appropriate testing data as specified in these documents.

(C)

The engineering plans and specifications referred to in the preceding division shall, after certification by a registered professional engineer and after the approval of the Village Engineer, constitute part of the Official Plan of the Village.

(D)

The engineer who will certify the construction of the improvements shall not have an ownership interest nor be a regular employee of the subdivider.

(E)

The engineer shall furnish the Village Engineer three (3) sets of approved engineering plans and specifications prior to starting any construction operations.

(F)

The plan sheets shall be twenty-four (24) inches by thirty-six (36) inches.  The minimum graphic scale shall be one (1) inch equals fifty (50) feet (1” = 50’) or other scale approved by the Village Engineer.  The plans shall include the following items as required for the particular development:
(1)
Cover sheet depicting the project location and the engineer’s embossed seal and original signature; also see Section 34-2-1 et seq. for Village certificates required.
(2)
Topographic map showing existing contours and proposed contours and spot elevations related to mean sea level datum with a contour interval not greater than two (2) feet.
(3)
Street and storm sewer plan.

(4)
Street and storm sewer profiles.

(5)
Sanitary sewer or on-site sewage disposal plan.

(6)
Sanitary sewer or on-site sewage disposal profiles.

(7)
Water distribution plan.
(8)
Details.


34-3-3
ACCESS.  Provisions shall be made to grant access for future development of unplatted adjacent land at intervals of not more than one-quarter (1/4) mile.  This applies to utilities as well as streets.


34-3-4
DEVIATION.  In the event it is deemed desirable to deviate from these subdivision standards, the engineer must submit, in writing, a request to the Village Engineer 

stating the degree of deviation and the reasons why the deviation is necessary or desirable.  The deviation must be approved in writing by the Board of Trustees prior to the final design work and shall apply to that location and point in time only.


34-3-5
BOND.  The subdivider shall complete the subdivision bond as specified herein.  The form of the bond shall be as set forth in these documents or as approved by the Village Attorney.  The bond shall be in effect for a period of one (1) year from the date of final acceptance of the subdivision improvements by the Board of Trustees.  The bond shall be approved by the Board of Trustees or the Village Attorney.


34-3-6
NOTICE.  It shall be the duty of the certifying engineer to notify the Village Engineer at least one (1) day in advance of any starting, suspended, resumption or completion of each phase of construction work.  This subchapter shall not apply to work suspended by reason of adverse weather conditions.

34-3-7
INSPECTION.  The degree of engineering inspection during actual construction operations shall be one hundred percent (100%) during storm sewer, sanitary sewer, water main, force main and pavement construction.  The inspection shall be done by the engineer or by a person working under the direction of the engineer.  All construction shall be done in accordance with the approved engineering plans and specifications, with an Inspector present as stated herein, or the Village Engineer shall stop all construction operations.  Periodic progress reports of construction may be required to be delivered to the Village Engineer.

34-3-8
AS-BUILT PLANS.  After completion of the project and prior to acceptance by the Village Board of Trustees, the consulting engineer shall furnish the Village Engineer three (3) complete sets of “as-built” plans with each sheet clearly marked “as built” and dated in the lower right-hand corner.  These plans shall indicate the final location of all improvements.  Three (3) copies of the approved final plat shall accompany these drawings.


34-3-9
STREETS.  


(A)

General.  Private streets or alleys shall not be permitted.

(1)
Minimum dedicated street rights-of-way shall be:

Arterial*





80 ft.

Collector*





70 ft.


Local and cul-de-sac*




60 ft.


(short local street)


Cul-de-sac radius*




60 ft.


*Refer to the transportation and street plan portion of the Village Comprehensive Official Plan.

(2)
All streets shall have concrete curb and gutter.  See Appendix F.

(3)
(a)
Minimum pavement widths for streets (as measured from back to back of curb) shall be:



Arterial






56 ft.



Collector





36 ft.



Local and cul-de-sac




28 ft.

(b)
All subdividers are required to construct a minimum twenty-eight (28) foot pavement width unless the project property line is the centerline of the dedicated right-of-way in which case the subdivider shall construct one-half (1/2) of the required pavement width.
(c)
If additional pavement width and/or thicknesses are required, the Village will participate in the additional cost.
(4)
Pavements for streets shall be either Portland cement concrete pavement or bituminous pavement in accordance with these standards.
(5)
All pavements shall be constructed with Portland cement concrete curb and gutter.  The shape of the curb and gutter shall conform to the Village Standard Curb and Gutter Type A (Barrier) or Type B (Mountable).  See Appendix F.

(6)
A copy of the detail is set forth in Appendix F.

(7)
Pavement grades shall be:


Minimum




0.40%


Maximum




8%


Crown





3 inch to 4 inch crown








in all pavements.

(8)
Radii at pavement intersections shall be (measured to back of curb):


Arterial and collector thoroughfares

25 ft


Local or minor streets



20 ft

(9)
All cul-de-sacs shall have a minimum pavement radius of forty (40) feet (measured to back of curb) where the entire circle is paved.  If a hole is proposed in the center of the cul-de-sac pavement, the minimum outside pavement radius shall be fifty (50) feet (measured to back of curb).

(10)
Horizontal curves in streets shall be permitted, provided no curve shall be greater than that approved by the Village Engineer as reasonably safe for traffic at the particular location of the curve.
(11)
Street jogs with centerline offsets of less than one hundred twenty-five (125) feet shall not be permitted if the same can be reasonably avoided.
(12)
Proposed streets which are obviously in alignment or continuation of existing streets already named shall bear the name of the existing streets.  In no case shall the name for proposed streets duplicate existing street names irrespective of the use of the suffix street, avenue, road, boulevard, drive, place or court, or an abbreviation thereof, or minor variations in spelling.  The house numbering system plan shall be submitted to the Village Engineer.  The house numbering system shall be in accordance with the plan adopted by the Village Board.
(13)
Provisions shall be made to grant access for future development of unplatted adjacent land at intervals of not more than one-quarter (1/4) mile.
(14)
(a)
Blocks shall not be less than four hundred (400) feet nor more than eight hundred (800) feet in length, except as the Zoning Hearing Officer considers necessary to secure efficient use of land or desired features of the street pattern.
(b)
In blocks six hundred (600) feet or more in length, the Zoning Hearing Officer may require a public crosswalk for pedestrian travel to extend entirely across the block at the location deemed necessary.  The crosswalk shall be constructed of Portland cement concrete in conformance with these standards for sidewalks.  The width of the concrete shall be four (4) feet, and the crosswalk shall be located on a ten (10) feet easement.
(c)
Blocks shall be wide enough to allow two (2) tiers of lots, except where fronting in major streets or prevented by topographical conditions or size of the property, in which case the Zoning Hearing Officer will approve the single tier of lots.

(15)
Cul-de-sacs shall have a maximum length of six hundred (600) feet measured from the centerline of the intersecting street to the center of the turn-around, unless in the opinion of the Zoning Hearing Officer the topography of the land being subdivided, or the physical situation of that land, makes such a restriction impractical.

(16)
Where an existing street is adjacent to the subdivision, the subdivider shall improve the half of the street to conform to these standards, except that where the existing street is a township road, the Zoning Hearing Officer may waive the requirements for street improvements.
(17)
If any trees are proposed to be planted on any part of the subdivision devoted to public use, the species of trees and the location thereof shall be subject to the approval and direction of the Village Engineer and the Village Board Committee charged with the review of such items.

(18)
Street signs shall be erected at each street intersection within the subdivision.  A detail of the street sign is attached to these standards.  See Appendix H.

(19)
Location and Design of Alleys.
(a)
Alleys shall be provided for all lots or parcels of ground intended for business, commercial or industrial uses; the Zoning Hearing Officer may wave this requirement.

(b)
Alleys may be provided for all lots or parcels of ground intended for multiple-family residential use.

(c)
Alleys may be provided for lots intended for one and two family residential uses.

(d)
The minimum widths of rights-of-way for alleys shall be as follows:

(i)
Alleys to serve business, commercial or industrial uses: 24 feet; pavement width: 20 feet.

(ii)
Alleys to serve multiple-family or one or two family residential area only: 20 feet; pavement width: 16 feet.

(e)
No dead-end alleys will be permitted.

(f)
No private alleys will be permitted.

(g)
The alley pavement shall be constructed in accordance with these standards.

(20)
Before final approval, all pavements shall be cored for thickness by the subdivider in the presence of the Village Engineer.  Two cores shall be taken every five hundred (500) feet per lane unless deficiencies are encountered.  Requirements in the event of deficient pavement thickness shall be as follows:

(a)
Five percent (5%) deficiency will be accepted only in isolated areas.

(b)
5.1% to 9.9% deficiency will require the developer to file a five (5) year maintenance bond with the Village in addition to other bonds required.

(c)
Ten percent (10%) and over deficiency will be removed and replaced to the plan thickness or an asphalt overlay constructed as approved by the Village Engineer (minimum one (1) inch thickness).

(B)

Portland Cement Concrete Pavement. 

(1)
Design thickness shall be:
Residential


Six (6) inch non-reinforced with sawed contraction joints at twenty (20) foot intervals

Commercial/Industrial

The pavement design and thickness for commercial and industrial areas shall be established utilizing the current Illinois Industrial Department of Transportation design standards for the particular situation and as approved by the Village Engineer.

(2)
Longitudinal construction joints shall be tied with #4 deformed tie bars, thirty (30) inch long at thirty (30) inch intervals.

(3)
The concrete shall meet the following requirements:

(a)
Have a minimum compressive strength of 3500 psi in fourteen (14) days.
(b)
Have a workable slump approved by the Village Engineer, but in no instances greater than four (4) inches.

(c)
Mix shall be submitted to the Village Engineer for approval prior to the beginning concrete construction operations; test data must accompany the mix proportions to verify the strength of the proposed mix.

(d)
Be field tested for strength by the engineer or independent testing laboratory during construction by taking beam or cylinder specimens at a minimum rate of two (2) per five hundred (500) feet per lane or two (2) per day, whichever is greater.

(e)
Be cured by standard procedures, as approved by the Village Engineer.

(f)
Be finished with a finishing machine approved by the Village Engineer; the machine shall be self-propelled, capable of striking off, consolidating and finishing the concrete of the consistency required to the proper crown and grade or other method approved by the Village Engineer.

(g)
Be air entrained (four percent (4%) to seven percent (7%)) and field tested to verify this air entrainment.

(4)
The subgrade shall meet the requirements set forth in the following section of these standards.

(C)

Bituminous Pavements.
(1)
(a)
Design thickness shall be as follows.




Residential

Commercial/Industrial

Bituminous concrete


3

The design criteria for

surface course





the pavement design,

Bituminous aggregate


4 ½

and thicknesses for

mixture base course




commercial and
Bituminous concrete


1 ½

industrial areas to be
surface course





established utilizing
Bituminous aggregate


6

the current Illinois

mixture base course




Department of 

Bituminous concrete


3

Transportation design

surface course





standards for the

Soil cement mixture


6

particular situation 

base course





and as approved

Bituminous concrete 


1 ½

by the Village

surface course





Engineer

Aggregate base


7

course Type “B”




(b)
Aggregate base course shall be Type B from Section 402 of the current “Standard Specifications for Road and Bridge Construction in the State of Illinois.”  The guidelines as set forth in Sections 402 and 403 of the above mentioned standards shall be followed.  Base course thicknesses shall be as set forth in the table above and shall be treated with a bituminous prime coat prior to the application of the bituminous concrete surface course.
(2)
The subgrade shall be prepared properly so that after compaction it will conform to the alignment, grade and cross section shown on the approved plans.  Soft and unstable material that will not 

compact shall be removed and replaced with material approved by the Village Engineer.  The entire subgrade shall be compacted to not less than ninety-five percent (95%) of the standard laboratory density.
(3)
The bituminous concrete surface course shall meet the requirements of the Illinois Department of Transportation.

(4)
The bituminous aggregate mixture base course shall meet the requirements of the Illinois Department of Transportation.
(5)
The cement aggregate base course shall meet the requirements of the Illinois Department of Transportation.

(6)
The soil cement mixture base course shall meet the requirements of the Illinois Department of Transportation.


(D)

Concrete Curb and Gutter.

(1)
The shape shall conform to the Village concrete curb and gutter Type “A” or “B”.

(2)
The concrete and subgrade shall meet the requirements of paragraph (B) of this Section.
(3)
The concrete curb and gutter shall be constructed separate or integral, by hand or machine, as approved by the Village Engineer.
(4)
The concrete curb and gutter shall satisfy the requirements of Section 616 of the Standard Specifications or as approved by the Village Engineer.

34-3-10
STORM DRAINAGE SYSTEM.

(A)

Design.
(1)
All storm sewer systems shall be designed for a five (5) year frequency storm.  The minimum pipe diameter shall be ten (10) inches.  The system shall have a free outlet.
(2)
The maximum distance for overland flow of storm water runoff shall be six hundred (600) feet.
(3)
All manholes and catch basins shall be constructed in accordance with the Appendix B.

(4)
All design calculations must be submitted to the Village Engineer for approval.

(5)
The maximum distance between manholes shall be as follows.  The sewer shall be constructed in a straight line between manholes:


10 inch diameter



300 feet


12 to 24 inch diameter



350 feet


Over 24 inch diameter



500 feet

(6)
Trench backfill requirements shall conform to the applicable portions of the “Standard Specifications for Road and Bridge Construction, Department of Transportation.”

(7)
The type of sewer pipe shall be:

(a)
Concrete and/or reinforced concrete pipe;

(b)
Bituminous coated corrugated steel culvert pipe;

(c)
Bituminous coated corrugated aluminum alloy culvert pipe.

(8)
The strength requirements of the sewer pipe shall conform to the requirements of the “Standard Specifications for Road and 

Bridge Construction, Department of Transportation.”  The appropriate tests must be submitted to the Village Engineer to verify the strength of the pipe used.
(9)
Surface drainage will be permitted for storm waters where cost estimates show storm sewers are not economically feasible and topographic conditions indicate there will be no difficulty from this method of disposal of storm waters and as approved by the Village Engineer.


(B)

Construction.  All construction requirements shall conform to the applicable sections of the “Standard Specifications for Road and Bridge Construction, Department of Transportation” and Standard Specifications for Water and Sewer Main Construction in Illinois.


34-3-11
SANITARY SEWER SYSTEM.

(A)

Applicability.
(1)
The Village currently does not have a municipal sewage collection and treatment system.  However, a municipal system is currently being designed and is being seriously considered for the community.  Until such time as the Board of Trustees formally acts to proceed with the construction of this proposed municipal sewage collection and disposal system, no sanitary sewers are required and paragraph (B)(3) of this Section will control.  (Look at title 5)
(2)
Any subdivision submitted to the Village for final approval after the Village has acted to proceed with the construction of the proposed municipal sewage collection and disposal system shall be required to comply in all respects to the sanitary sewer portion of this Chapter.  The subdivision shall comply even though the municipal system may not be in operation at that time and temporary on-site systems may be required to utilize the property until such time as the municipal system is completed.

(B)

Design.
(1)
The adequacy of the existing sanitary sewers to which the proposed development is to outlet into must first be determined by the subdivider.  If the existing sewers are not adequate, it shall be the subdivider’s responsibility to find an outlet for the sanitary sewers.  This work shall be done in cooperation within the Village Engineer and the Village Sewer and Water Committee.
(2)
All design calculations for sanitary sewers or on-site systems must be submitted to the Village Engineer for approval.
(3)
(a)
Where the subdivider can show by cost estimates that it is not economical to connect to public sewers (taking into account the cost of installing individual on-site sewage disposal systems and their maintenance costs), he or she shall furnish percolation and other test results to indicate that the lots are of adequate size for proper sanitary waste disposal.  This information shall be prepared by the registered professional engineer.  The area used for seepage fields shall not be under any proposed driveways, 

parking areas, buildings, nor on public property for easements.  No seepage field shall be connected to any storm drainage facility.  See Section 34-3-12 of these standards for septic tank and well locations.
(b)
The developer’s engineer additionally will be required to submit complete details of the on-site systems proposed to the Village for review and approval by the Village Engineer and further to obtain the written approval for the specific system to be installed on a specific lot from the Piatt County Health Department prior to submission for approval to the Village.

(4)
All permits required must be obtained by the subdivider (for example, Environmental Protection Agency permit, Illinois Department of Public Health permit and Piatt County Health Department permit).

(5)
All sanitary sewer work shall be done in accordance with the current “Standard Specifications for Water and Sewer Main Construction in Illinois” and the Environmental Protection Agency of the State of Illinois, except as follows:

(a)
Sanitary sewer mains shall be a minimum of eight (8) inch diameter;
(b)
Maximum distance between manholes shall be three hundred fifty (350) feet;
(c)
Manholes shall be constructed in accordance with Appendix B;

(d)
All main sewer lines shall be terminated with a manhole;

(e)
Each lot shall be provided with a wye connection located near the center of the lot (with pancake plug);

(f)
The invert of all service connections made at manholes must be at the top of the main line pipe;

(g)
Any service stub which is seven (7) feet or greater from the finished surface shall be provided with a riser to bring the service within seven (7) feet of the surface; all such service wyes shall be encased with six (6) inches of concrete (with pancake plug);
(h)
Drop connections for services at manholes will not be allowed;

(i)
Back lot line sanitary sewer services shall be provided with manholes at all street crossings;

(j)
The top of all manhole rims shall be set two (2) inches above the finished ground line;
(k)
The minimum design velocity for mains shall be two (2) feet/second;
(l)
Services shall have a minimum diameter of six (6) inches and a minimum slope of one-eighth (1/8) inch per foot;
(m)
The type of sewer pipe for mains and laterals shall be:
(i)
Extra-strength clay pipe in accordance with ASTM designation C 200-65T or Acrylonitrile Butadiene 

Styrene (ABS) pipe in accordance with ASTM D-2680 for up to eighteen (18) inch diameter sewers.
(ii)
For greater than eighteen (18) inch diameter sewer, the pipe shall be either concrete pipe (ASTM C-14) or reinforced concrete pipe (ASTM C-76).
(iii)
A junction between ductile iron, vitrified clay, ABS or other approved materials shall be made with a factory manufactured transition gasket and a factory manufactured adapter with stainless steel bands.  A Portland cement concrete collar should be poured around the junction to the undisturbed trench walls.
(n)
All force main pipe shall be ductile iron pipe in conformance with AWWA C151 and ASA A21.51 or Polyvinyl Chloride (PVC) in accordance with ASTM D-rating D-2241 with an SDR rating of 21.
(o)
The type of service pipe from the wye connection or service stub, whichever comes first, shall be:
(i)
Extra-strength clay pipe in accordance with ASTM designation C 200-65T, or Acrylonitrile Butadiene Styrene (ABS) pipe in accordance with ASTM designation D-2751 for six (6) inch diameter sewers.
(ii)
In the areas beyond the right-of-way lines (not Village property nor maintenance responsibility), the service pipe may also be plastic pipe:
a.
Polyvinyl chloride pipe (PVC) shall conform to ASTM D 1785, Schedule 40 or CS 272, Type II, with wall thickness not less than 0.25 inches in a six (6) inch diameter;
b.
Acrylonitrile-butadiene-styrene (ABS) pipe shall conform to CS 270 or PS 18 with wall thickness not less than 0.25 inches in the six (6) inch diameter;
c.
fittings shall be the same plastic material as the pipe.
(p)
Minimum cover shall be forty-two (42) inches from finished grade to top of pipe.

(C)

Sewage Pumping Stations.
(1)
All sewage pumping stations shall be “Factory-Built Underground Duplex Sewage Pumping Stations” as manufactured by Econdyne Corporation, Smith and Loveless Division, or equal, as approved by the Village Engineer.  All sewage pumping stations shall be supplied with standby power generators.
(2)
All design calculations must be submitted to the Village Engineer for approval.

(D)

Construction.  All construction shall be in accordance with the current “Standard Specifications for Water and Sewer Main Construction in Illinois” and the Environmental Protection Agency of the State of Illinois, except as follows:
(1)
All lines shall be capable of transmitting direct light between manholes;
(2)
Infiltration shall not exceed two hundred (200) gal/day/inch diameter/mile; this test procedure is to be used only for sewers located below the water table, otherwise exfiltration or air tests if ≤ eighteen (18) inch head shall be conducted;
(3)
Exact location of all service wye connections shall be shown on the “as-built” drawings as measured from nearest downstream manhole;
(4)
Unstable trench bottom material shall be removed and replaced with stone or gravel.

34-3-12
WATER DISTRIBUTION SYSTEM.

(A)

Design.  All design criteria shall conform with the current “Standard Specifications for Water and Sewer Main Construction in Illinois,” except for the following items:
(1)
Water main sizes shall depend upon factors such as the demand requirements, the pressure requirements in distribution system and plans for the expansion of the municipal system.  All mains located within the distribution system shall be a minimum of six (6) inches in diameter.
(2)
The layout of the water mains shall be as to serve adequately all lots and tracts with connection to the municipal system.  The mains shall be looped and valved to permit shutting off of service to only a small number of connections for repairs or maintenance.  Preferably, disruption of service should be limited to one block.  Looped mains shall be provided in all locations except cul-de-sacs or scattered properties.  The design and construction shall include the placement of tees, crosses and the like where future development indicates looping will be required.
(3)
Unlooped mains or dead ends shall be equipped with a fire hydrant or flushing hydrant.  The flushing hydrant shall be at least the size of the main.  No flushing device shall be directly connected to a sanitary sewer or storm drain.
(4)
Fire hydrants shall be installed throughout the entire distribution system.  The hydrant spacing shall provide for hose lines along right-of-way lines not exceeding three hundred fifty (350) feet to a house or a five hundred (500) feet interval between hydrants along the street.
(5)
All fire hydrants shall be equipped with an auxiliary valve located between the main and the hydrant.  See Appendix B.
(6)
All hydrant leads shall be a minimum six (6) inch diameter.
(7)
All hydrants shall have a seven (7) inch barrel, two (2) two and one-half (2 ½) inch hose connections and one (1) four and one-half (4 ½) inch pumper connection.
(8)
All plugs, caps, tees, bends and fittings deflecting 22.5 degrees or more on mains shall be provided with a reaction backing.  The reaction backing should be concrete of a mix having a compressive 

strength of not less than 2,000 psi at twenty-eight (28) days.  Backing shall be placed between solid ground and the fitting to be anchored; the area of bearing on the pipe and on the ground in each instance shall be shown on the plans.
(9)
Valves shall be uniformly located in some standard area such as street or curb line to facilitate their location.  A valve box, with its cover at the finished grade, shall always be placed over a buried valve.  Valves should be located on all branches from feeder mains and between distributors and fire hydrants.  Three (3) valves should be used at crosses and two (2) valves at tees; the valves should be placed on the smaller lines at each cross or tee.  On arterial mains and minor distributors, valves should be placed at least every one thousand two hundred (1,200) feet.  Valves located in paved areas shall be constructed in a valve vault (See Appendix G).
(10)
All service connections shall be supplied with corporation stops and curb stops with box.  The service pipe shall conform with the Village rules and regulations for water service.
(11)
Minimum cover for mains and services shall be forty-two (42) inches.
(12)
Where the subdivider can show by cost estimates that it is not economical to connect to a public water system (taking into account the cost of installing individual wells and their maintenance costs), he or she shall indicate that the lots are of adequate size to permit the construction of a well on each lot at least twenty-five (25) feet from any building, at least ten (10) feet from any lot line and at least seventy-five (75) feet from any septic system seepage field.  The well shall be situated clear of any driveway, parking area or other source of contamination.  There shall not be any future cross connections between the well system and any public distribution system.

(B)

Materials.
(1)
All water mains shall be ductile iron pipe, cement-lined in accordance with ASA A21.4 and shall conform to AWWA C 151 and ASA A21.51.  The thickness class and rates working pressure shall be determined by AWWA C 151-65 or ASA A21.51 or Polyvinyl Chloride (PVC) conforming to ASTM rating D-2241 with an SDR rating of 21 (200 psi).
(2)
All fittings shall conform to ASA A21.10 or AWWA C 110 or Polyvinyl Chloride (PVC) conforming to ASTM rating D-2241 with an SDR rating of 21 (200 psi).  Plastic fittings for plastic water mains shall conform to ASTM rating D-2241.
(3)
Fire hydrants shall be dry-barrel type designed for one hundred fifty (150) pounds/square inch working pressure conforming to AWWA C 502 with valve opening at least five (5) inches in diameter.  Outlets shall have national standard threads.  All working parts shall be bronze.  Hydrants shall be latest stock pattern produced by manufacturer.  Hydrants shall open counter-clockwise. Hydrants shall be Mueller (improved) as follows:

Nominal inside diameter

2 3/8 in.
4 ½ in.


Number of threads/in.


7 ½

4
(4)
All service pipe shall be copper water tube, minimum three-fourths (3/4) inch, Type K, soft temper for underground service, conforming to ASTM B-88 and B-251.  The outside diameter of the pipe and minimum weight/foot of the pipe shall not be less than that listed in ASTM B-251, Table II or Polyvinyl Chloride (PVC) pipe fitting conforming to ASTM rating D-2241 with an SDR rating of 21 (200 psi).  The pipe shall be marked with the manufacturer’s name or trademark and a mark indicative of the type of pipe.
(5)
All corporation stops and curb stops shall be fabricated of brass and shall be provided with outlets suitable for copper connections.  Curb stops shall be of the roundway type.  Fittings shall be copper and of the compression type.
(6)
Service boxes shall be of the best quality iron, with the base of ample size to completely house the service stop and of such construction that it shall be capable of extension from a minimum of three feet six inches (3’ 6”) in length, to a maximum of six feet six inches (6’ 6”) in length.  Boxes shall be two and one-half (2 ½) inches in diameter for stops one and one-fourth (1 ¼) inches and smaller and shall be three (3) inches in diameter for stops over one and one-fourth (1 ¼) inches.  Boxes shall be furnished with a cast iron cover labeled “WATER.”
(7)
Valves shall be iron body, brass-mounted, non-rising stem for working pressure of not less than 150 psi and shall conform to AWWA C 500.  Valves shall have mechanical joint ends, shall have a clear waterway equal to the full nominal diameter and shall be opened by turning counterclockwise.
(8)
The junction between ductile iron, plastic or other materials shall be made with a factory manufactured transition gasket and a factory manufactured adapter with stainless steel bands.  A Portland cement concrete collar should be poured around the junction to the undisturbed trench walls.
(9)
Valve boxes shall be cast-iron, extension type with flared base and lock-type cover requiring a special wrench for removal.  Minimum thickness of metal shall be three-sixteenths (3/16) inch.  Minimum inside diameter of shaft shall be five and one-fourths (5 ¼) inch.  Boxes shall be installed over outside gate valves and be of length that can be adapted, without full extension, to depth of cover required.  The word “WATER” shall be cast in the cover.

(C)

Construction.  All construction pressure tests, leakage tests and sterilization shall conform with the current “Standard Specifications for Water and Sewer Main Construction in Illinois.”  The Village Water Superintendent shall take the sterilization samples.  For construction details, see Appendix B.

34-3-13
SIDEWALKS.

(A)

General.
(1)
Sidewalks shall be installed on both sides of all public streets and shall run to the back of the curb at each corner lot.  A supplemental bond and/or different arrangements may be implemented upon written request of the subdivider to the Village Board of Trustees.
(2)
All sidewalks along streets shall be installed in the public right-of-way.  The back of the sidewalk shall be one (1) foot inside the right-of-way, unless for good cause shown, a variance in location is approved by the Village Board of Trustees.  Sidewalks at the cul-de-sac terminus of dead-end streets may be built adjacent to the curb and gutter with the approval of the Village Engineer.
(3)
The Village Board of Trustees may waive the requirement that the subdivider install sidewalks in all subdivisions except those restricted to multi-family or apartment developments.
(4)
Public crosswalks shall be located within the ten (10) foot easement as directed by the Village Engineer.  This location shall be dependent upon the location of proposed utilities within the same easement.
(5)
All proposed sidewalks abutting streets shall be ramped with a non-slip surface (heavy broom finish) so that the street and sidewalk blend to a common level, enabling persons in wheelchairs to travel freely.
(6)
Sidewalks shall be installed by subdivider upon completion of construction on lot.

(B)

Design.
(1)
All sidewalks shall be four (4) feet in width.
(2)
All sidewalks shall be four (4) inches in thickness except where they cross driveways in which case they shall be six (6) inches in thickness.  All sidewalks shall be laid on fill sand bed a minimum of two (2) inches in depth.
(3)
Pre-molded expansion joints shall be placed at forty-eight (48) foot intervals and at all curb intersections or intersections with other permanent structures, with #3 dowels twelve (12) inches on center minimum.
(4)
All sidewalks shall be hand-grooved at four (4) foot intervals and edged with an edging tool.

(C)

Construction.  All sidewalks shall be concrete and the concrete shall conform to Section 34-3-9(B), except:
(1)
A minimum compressive strength shall be 3,000 psi in fourteen (14) days.
(2)
Be field tested as stated at the rate of two specimens per one thousand two hundred (1,200) lineal feet or per day, whichever is greater.
(3)
Be hand finished or machine finished in accordance with Section 624.07 of the Standard Specifications.
(4)
The subgrade shall meet the requirements set forth in Section 34-3-9(C) of these standards.
ARTICLE IV – ADMINISTRATION AND ENFORCEMENT


34-4-1
VARIATIONS.  Whenever the tract to be subdivided is of such unusual size or shape or is surrounded by such development or unusual conditions that the strict enforcement of the regulations would entail practical difficulties or unnecessary hardships, the Village Board by resolution, after public hearing and after report by Zoning Hearing Officer, may vary or modify them in such a way that the subdivider is allowed to develop his or her property in a reasonable manner, but at the same time, the public welfare and interests of the Village and county are protected and the general intent and spirit of the regulations preserved.

34-4-2
TRANSFER OF REAL PROPERTY.  In accordance with state law, no deed or other instrument of transfer of real property in the planning area shall be accepted by the County Recorder for record unless the deed or other instrument of transfer is to a lot or parcel platted and on file or accompanied with a plat approved by the Zoning Hearing Officer.

34-4-3
SALE OR TRANSFER OF LAND BEFORE PLAT APPROVAL PROHIBITED.  No person owning land composing a subdivision, nor his or her agent, shall transfer or sell or agree to sell any lot or parcel of land located within such subdivision by reference to, or exhibition of, or by any other use of a plat of the subdivision, before the plat has been approved, filed and recorded as provided in this Chapter.  The description of the lot or parcel by metes and bounds in any contract or instrument of transfer or other document used in the process of selling or transferring same shall not exempt the owner or agent from the penalties provided herein.

34-4-4
PERMIT ISSUED AFTER LOT APPROVED.  No building or occupancy permit shall be issued for any lot hereafter platted unless the lot has been approved, filed and recorded in accordance with the requirements of this Chapter.

34-4-5
AMENDMENTS.

(A)

The Board of Trustees may from time to time amend this Chapter through the following procedure.
(1)
The Zoning Hearing Officer shall hold a public hearing on the proposed amendment.  Notice of the public hearing shall be published in a newspaper of general circulation in the Village at least one (1) time fifteen (15) days prior to the hearing.
(2)
Following the public hearing, the proposed amendment may be recommended as presented or in modified form by a majority vote of the entire Zoning Hearing Officer.
(3)
Following its adoption of a recommendation, the Zoning Hearing Officer shall certify the recommended amendment to the Board of Trustees for its adoption.
(4)
The Board of Trustees may return the proposed amendment to the Zoning Hearing Officer for further study or recertification or by a majority vote of the entire membership may by ordinance or 

resolution adopt the recommended amendment submitted by the Zoning Hearing Officer.  However, nothing in this Chapter shall be construed to limit the Village Board’s authority to recall the amending ordinance by a vote of a majority of the Village Board of Trustees.
(5)
Following adoption by the Board of Trustees, the adopted amending ordinance shall be filed in the office of the Village Clerk.  The Village Clerk shall file with the County Recorder of Piatt County a copy of the amending ordinance.

(B)

Before any action shall be taken as provided in this Section, any private party or parties proposing an amendment to this Chapter shall deposit with the Village Treasurer the sum of One Hundred Dollars ($100.00) to cover the approximate cost of this procedure, and under no condition shall the sum or any part thereof be refunded for failure of the change to be adopted by the Board of Trustees.

34-4-6
PENALTY.  Any owner or agent who violates any section of this Chapter shall be guilty of a misdemeanor and, upon conviction thereof, shall be fined not less than Fifty Dollars ($50.00) nor more than the maximum amount provided for in Section 1-1-20 of this Code of Ordinances for each lot or parcel so transferred or sold or agreed to be sold; each day the violation continues shall be deemed a separate offense.
(Ord. 1980)
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