Chapter 17 – 

Land Subdivision Ordinance


CHAPTER 17

LAND SUBDIVISIONS

This Chapter is to provide for the health, comfort, safety and convenience of the inhabitants of Robinson, Illinois and vicinity; to establish reasonable standards of design for subdivision and for resubdivision of improved land and of areas subject for public service facilities, parks, playgrounds and other public grounds; to provide that no map or plat of a subdivision within the corporate limits, or within contiguous territory not more than one and one-half (1 1/2 miles) from the corporate limits, shall be recorded unless it provides for streets, alleys and public grounds in conformity with the heretofore adopted official Plan of the City of Robinson.


SECTION 17.02  DEFINITIONS.  For the purpose of this Ordinance, certain terms and words are herewith defined as follows:


A.  Alley.  A public right-of-way designed to serve as a secondary access to the side or rear of those properties whose principal frontage is on a street.

B.  Block.  A tract of land bounded by streets or by a combination of streets, public parks, cemeteries, railroad right-of-way, waterways or boundary lines of the corporate limits of the City.


C.  City Council.  City Council of Robinson, Illinois.


D.  City Planning Commission.  City of Robinson Planning Commission.


E.  Comprehensive Plan.  The plan or any portion thereof adopted by the City of Robinson for the coordinated physical development of Robinson and the unincorporated jurisdictional area.


F.  Driveway.  Private accessway leading from a street or alley to dwelling unit or building.

G.  Easement.  A strip of land on which the owner grants a right of use to another for one or more designated purposes.

H.  Improvement.  Street work and utilities including, but not limited to water, sewer, electric, gas and storm drainage, to be installed or agreed to be installed by the subdivider on land to be used for streets and/or easements, as are necessary for the general use of lot owners in the subdivision, local neighborhood traffic and drainage needs as a condition precedent to the approval and acceptance of the Final Plat thereof.


I.  Lot.  A portion of a subdivision or other parcel of land established for transfer of ownership or for building development, whether immediate or future.


J.  Owner.  Any person, firm, associate, syndicate, partnership, corporation, trust or any other legal entity having sufficient proprietary interest in the land sought to be subdivided to commence and maintain proceedings to subdivide the same under these regulations.

K.  Parcel.  Any existing area of land under single ownership which may be transferred according to applicable laws and ordinances without further surveyor or platting being required.


L.  Plat.  A map or drawing showing the lot and street arrangement or other features or details of the area being subdivided, as required in this Ordinance for preliminary and final approval and recording.


M.  Plans.  All drawings, including general plans, cross sections, profiles, working details and specifications, which the subdivider prepares or has prepared to show the character, extent and details of the improvements required in Section 6 of this Ordinance.

N.  Street.  A public or private thoroughfare which affords the principal means of access to abutting properties, and whether designated as a freeway, expressway, thoroughfare, highway, road, parkway, avenue, boulevard, lane, place, circle, or however otherwise designated.


O.  Street – Arterial.  A street designated as an interstate, major arterial or minor arterial on the adopted Major Streets Plan of the City.


P.  Street, Butt or Stub.  A street that is temporarily terminated, but is planned for future continuation.

Q.  Street – Collector.  A street designated as a collector on the adopted Major Streets Plan of the City or a street in a proposed subdivision which is intended to collect traffic from the minor streets within a neighborhood or a portion thereof and to distribute such traffic to arterial thoroughfares, in addition to providing access to properties abutting thereon.


R.  Street – Cul-de-sac.  A minor street having but one end open for vehicular traffic and with the other end permanently terminated by a turnaround or backaround for vehicles.


S.  Street – Dead End.  Street having only one end open to vehicular traffic.


T.  Street – Local or Minor.  A street other than an arterial thoroughfare or collector street and intended primarily for providing low volume traffic access to abutting properties of limited number.


U.  Street – Major.  A collector or higher street.


V.  Subdivide.  The process of dealing with land so as to establish a subdivision as defined herein.

W.  Subdivider.  Any person, firm, association, syndicate, partnership, corporation, trust, or any other legal entity, dividing or proposing to divide land so as to constitute a subdivision as defined herein, and including any agent of the subdivider.


X.  Subdivision.  Either (A) the division of land into two or more parcels, any of which is less than five (5) acres except for subdivisions defined herein as a minor subdivision or (B) the establishment or dedication of land for all of or a portion of a road, highway, street or alley upon a tract of land regardless of size.

Y.  Minor Subdivision.  The following shall not be considered a subdivision provided such minor subdivision does not create lots or parcels which conflict with the Zoning Ordinance, this Land Subdivision Ordinance, the Comprehensive Plan or the Official Map of the City of Robinson:  (1) the sale or exchange of parcels of land between owners or adjoining land; (2) the revision of lot width or lot depth in an approved subdivision where all affected lots are under single ownership and which will not involve any streets or  easements; (3) the conveyance of parcels of land or interests therein for use as right-of-way for railroads or other public utility facilities and other pipe lines which does not involve any new streets or easements of access; (4) the conveyance of land owned by a railroad or other public utility which does not involve any new streets or easements of access; (5) the conveyance of land for highway or other public purposes or grants of conveyances relating to the dedication of land for public use or instruments relating to the vacation of land impressed with a public use; or (6) conveyance made to correct descriptions in prior conveyances.

SECTION 17.03  JURISDICTION AND PROCEDURE.  


A.  Plat, when Required.  It shall be unlawful for the owner, agent or person having control of any land within the corporate limits of the City of within one and one-half (1 1/2) miles of its corporate limits and not included within the jurisdiction of any other incorporated community which is exercising subdivision control as authorized by Division 12 of Article II of the Illinois Municipal Code, to subdivide or lay out such lands into lots, blocks, streets, avenues, alleys, public ways, and ground unless by a plat in accordance with the laws of the State of Illinois and the provisions of this Ordinance.  Any person proposing to subdivide land shall comply with all of the applicable laws, statutes, ordinances, rules and regulations applicable to or governing the land use, design or development of the land.

B.  Pre-Application Conference.  The subdivider shall meet with the Zoning Administrator prior to submitting the preliminary plat.  The purpose of this meeting is to discuss the subdivision regulations and the procedure, criteria and standards contained therein; and to familiarize the subdivider with the Comprehensive Plan for Robinson and proposals of the Plan affecting the area in which the subdivision lies.


C.  Minor Subdivision.  Any person proposing to subdivide land as defined as a minor subdivision in Section 2 herein, shall submit to the City Zoning Administrator a final plat prepared in accordance with the specifications of Section 5 herein, unless waived under provisions of Section 7 herein.  The design and layout of the subdivision shall conform to the requirements of Section 4 herein.  The Zoning Administrator shall secure the concurrence of City Department Heads and City Engineer prior to submitting the plat of the minor subdivision to the City Council for its consideration and approval or disapproval

D.  Preliminary Plat.  Any person proposing to subdivide land shall submit to the City Planning Commission, through the Zoning Administrator, a preliminary plat prepared in accordance with Section 5 herein for its consideration.


E.  Requisites for Final Plat Approval (when submitted concurrently with preliminary plat).  Following the recommendation for approval of the preliminary plat, as provided in Section A of Article 5 herein, the subdivider shall (a) install the required improvements (at his own risk), or (b) arrange to furnish a bond for such installation, all in accordance with the requirements of Section 6 herein.  Upon approval of the improvements or arrangements therefor, the final plat shall be submitted in accordance with the provisions and requirements of Section 7 herein.


F.  Requisites for Final Plat Approval (when preliminary plat has had prior City Council approval).  Following approval of the preliminary plat by the Commission and the City Council, the subdivider shall (a) install the required improvements, or (b) arrange to furnish a bond for such installation, all in accordance with the requirements of Article 6 herein.  Upon approval of the improvements, or arrangements therefor, the final plat shall be submitted in accordance with the provisions and requirements of Section 7 herein.


G.  Recording Plats.  No subdivision plat, as defined in this Ordinance, shall be filed for record or recorded in the Office of the Recorder of Deeds for Crawford County, Illinois, unless and until approval of the City Council is endorsed thereon by the Mayor and Zoning Administrator.


H.  Transfer of Land; Building Permits.  No parcel of land in a subdivision created after 

April 4, 1961 shall be transferred, sold or offered for sale; nor shall a building permit be issued for any structure thereon; nor shall a certificate of occupancy for the use of any land or structure thereon be issued until a plat of subdivision shall have been recorded with the Recorder of Deeds of Crawford County, Illinois, in accordance with these regulations.  Any person who violates this provision shall be subject to the penalties contained herein.

SECTION 17.04.  SUBDIVISION DESIGN STANDARDS


A.  Existing Topography.  The arrangement of streets and lots shall give due regard to the topography and other physical features of the property.


B.  Relation to Adjoining Street System.  The street and alley arrangements shall not be such as to cause hardship to owners of adjoining property in platting their own land and providing convenient access to it.  Streets obviously in alignment with existing streets shall bear the names of the existing streets. Proposed street names that are in conflict with existing street names shall not be approved.  (00-O-19)

C.  Street and Alley Width.   (2) Alleys shall not be provided in a residential block. Alleys are required at the rear of all business lots unless other adequate provisions are made for service and deliveries, and shall be at least twenty (20) feet wide.  (00-O-19)

D.  Private Streets.  There shall be no private streets platted in any subdivision.


E.  Easements.  Easements of at least eight (8) feet in width shall be dedicated on each side of lot lines, where necessary, for poles, wires, conduits, storm and sanitary sewers, gas, water or other utilities.  Easements of greater width may be required along or across lots where necessary for the extension of main sewers or other utilities or where both water and sewer lines are located in the same easement.


F.  Blocks.  (1) No block shall be longer than 1,200 feet.  (2) Courts, dead end streets, or other street space may be provided if proper access is given to all lots from a dedicated street or court.  All dead end streets shall terminate in a dedicated street space having a minimum radius of sixty (60) feet, or other satisfactory arrangement for turning of vehicles.  (00-O-19)

G.  Lots.  (1) All side lines of lots shall be at right angles to straight street lines and radial to curved street lines except where a variation of this rule will provide a better street and lot layout.  Lots with double frontage shall be avoided when possible.  (2) No lot shall have a depth of less than 120 feet or a depth in excess of three times its width.  No lot shall have an area or width less than that required by any zoning ordinance of resolution in effect within the area.  (3) Corner lots shall have a width sufficient to permit the establishment or setbacks.  (4)  Acute angle intersections of less than 85 degrees shall have a radius of 20 feet at the street corner.  On business lots, a chord may be substituted for the circular arc.  (5)  All lots shall front on a public street.


H.  Maintenance of Improvements outside Corporate Limits.  Where a subdivision outside the corporate limits contains sewers, sewage treatment plants, water supply systems, park areas or other physical facilities necessary or desirable for the welfare of the area and of common use or benefit, which the City, Township or County does not desire to maintain, provisions shall be made by trust agreements, deed restrictions or other arrangements, acceptable to the City, for the proper and continuous maintenance and supervision of such facilities by the lot owners in the subdivision.


I.  Easements along Streams.  Whenever any stream or surface drainage course is located in an area being subdivided, the subdivider shall provide an adequate easement along each side of the 

stream for the purpose of widening, deepening, sloping, improving or protecting the stream and such easement shall be dedicated to the City or other appropriate public agency.



SECTION 17.05:  PRELIMINARY PLAT.  

A.  Where Filed, Exception.  Six (6) copies of the preliminary plat, drawn to a scale of not more than 100 feet to an inch, shall be submitted to the City Planning Commission through the Zoning Administrator.  The plat shall be accompanied by payment of a filing fee of $25.00, or the sum of $5.00 for each lot within the proposed subdivision, whichever is greater.

No preliminary plat shall be reviewed by the Planning Commission except in accordance with the zoning regulations affecting the subject property.  Plats may be exempted from certain or all of the provisions of this Section by the Commission if so recommended by the Zoning Administrator.


B.  The Preliminary Plat Shall Show.  (1) the location of the present property lines and section lines and streets, buildings, water courses and other existing features within the area to be subdivided and similar information regarding land immediately adjacent thereto.  (2) the proposed location and width of streets, alleys, lots and easements.  (3) existing sanitary and storm sewers, water mains, culverts and other underground structures within the tract and immediately abutting thereto; the location and size of the nearest water main and sewer outlet.  (4) the title under which the proposed subdivision is to be recorded and the name of the Professional Engineer, the Registered Land Surveyor, and the subdivider platting the tract.  (5) contours referred to the U.S.G.S. datum with intervals of five (5) feet or less.  (6)  the north point, scale and date.  (7)  flood plain boundaries as shown on the County or City of Robinson flood hazard map.  (8)  engineer’s and owner’s certificates related to topographical land profile studies pertaining to surface drainage as required by 765 ILCS 205/2 of the Illinois Compiled Statutes, as amended from time to time.  (9)  plans or written statement describing the grades or profiles of the streets, the proposed grades and facilities for all required improvements and the subdivider’s proposal to the City for accomplishing their installation in accordance with Section 6 herein.

C.  Approval of Preliminary Plat.  If the Commission finds that the preliminary plat satisfies the requirements of this Ordinance, it shall recommend approval by the City Council.

If the Commission finds otherwise, it shall specify in writing the objections found to such plat and may either recommend disapproval or recommend approval conditioned upon specific changes in the plat.


One copy of the Preliminary Plat, together with a copy of the findings of the commission, shall be submitted to the City Council.  One copy of the Preliminary Plat and findings shall be retained by the Commission.  One copy of the Preliminary Plat and findings of the Commission, and City Council, if applicable, shall be given to the person offering the Preliminary Plat.


SECTION 17.06.  MINIMUM IMPROVEMENTS.


A.  Preliminary Plans and Specifications.  The subdivider shall submit preliminary plans and specifications to the Zoning Administrator for required improvements in compliance with applicable policies and standards of the City.  The Zoning Administrator may consult with the City Engineer on the preliminary plans and specifications for minimum improvements and report these findings to the subdivider.  If the City Engineer shall find such preliminary plans and specifications to be in accordance with applicable policies and standards of the City, he shall determine the amount of bond, if required.  Following the approval of the plans and specifications by the City Engineer, the subdivider may submit his Final Plat to the Zoning Administrator for approval.


B.  Final Plans and Specifications.  The final plans and specifications for minimum improvements shall include the following:



(1)  Additional details required by the City Engineer;



(2)  Appropriate permit applications required by other governmental agencies;



(3)  Supporting engineering calculations as required by the City Engineer and Zoning Administrator; and



(4)  Proposed construction schedule and shall be filed with the City Engineer and Zoning Administrator before construction commences, unless a later date is approved by the City Engineer.

C.  Improvements to be Installed before Approval of Final Plat.  No Final Plat of any subdivision shall be approved unless:  (1) the improvements listed hereinafter have been installed prior to such approval, or (2) the subdivider shall have arranged to file with the City a performance bond to insure the construction of the improvements listed in this Section in a satisfactory manner and within the period specified by the City Council, such period not to exceed twelve (12) months.  No performance bond shall be accepted unless it be enforceable by or payable to the City in a sum at least equal to the cost of constructing the improvements as estimated by the City Engineer and in a form and with security approved by the City Council.  All such performance bonds shall be secured with deposits of cash, commercial surety company, bank letters of credit or other similar guarantees, approved by the City Council.


The City Engineer will provide general inspection of the construction to assure compliance with the approved plans and specifications.  General inspection may be provided by the Design Engineer whose seal appears on the plans and specifications for improvements in lieu of inspection by the City.


Should the period of time set by the City Council lapse without completion and acceptance of the improvements, and without an extension of time being granted, the City shall take necessary steps to proceed with the accomplishment and completion of the improvements, making sue of the security on the bond.


For all subdivisions, a set of “as built” plans for all subdivision improvements shall be filed in the Zoning Administrator’s office by the subdivider upon completion of said improvements.  The “as built” plans should have a statement attached and signed and sealed by a registered engineer that the improvements are correctly shown on the “as built” plans and conform to the approved specifications, such signature shall appear on all separate sheets comprising the “as built” plans and specifications.

When the Zoning Administrator has ascertained that all the improvements have been completed and that said improvements conform to the standards and requirements of the City, the Council shall accept the improvements by resolution and shall return all unused security deposited by the subdivider.


D.  Installation of Part of Improvements.  The owner of a tract may prepare and secure approval of a preliminary plat for the entire tract and may install the required improvements only in a portion of such tract, but the improvements must be installed or provision made for their installation in any portion of the area for which a final plat is approved for recording, provided, however, that any water mains, storm sewers, trunk sewers, and any sewage treatment plans shall be designed and built to serve the entire tract or designed and built in such a manner that they can easily be expended or extended to serve the entire tract.

E.  Survey Monuments.  All subdivision boundary corners shall be marked with survey monuments set flush with the ground or other surface, two to be concrete with rod center at least thirty (30) inches long with a minimum width of three inches.  Should conditions prohibit the placing of monuments on the line, off-set monuments will be permitted, provided, however, that such monuments shall be identified on the subdivision plat in relation to the true lines or corners.  Iron pipes or steel rods at least 30” in length shall be set flush with the ground at all lot corners.  If survey monuments are removed during construction, they shall be replaced by a registered land surveyor before the final plat is approved and/or before improvements are accepted by the City.

F.  Streets, Curb and Gutter, Sidewalks.  All streets, curb and gutters, sidewalks and public ways shall be installed in accordance with standards and specifications as provided hereinafter, and in accordance with Illinois State Law.  If the paved surface of a street is thirty (30) feet wide, a sidewalk with be required only on one side.  Areas developed within six (6) blocks of a school will be required to have sidewalks on both sides of the street.  

Street Design Standards.


1.  Definitions.



A.  Street.  A street is an area which serves or is intended to serve as a vehicular and pedestrian access to abutting lands or to other streets.




B.  Public Street.  All primary, secondary and minor streets which are shown on the subdivision plat and are to be dedicated for public use.




C.  Primary or Major Street.  A street of considerable continuity which serves or is intended to serve as a major traffic artery connecting large areas.




D.  Secondary or Collector Street.  A street which carries traffic from minor streets to the primary street system, including the principal entrance streets of residence developments and streets for circulation within such a development.




E.  Minor Street.  A street intended primarily as access to abutting properties.



2.  Street Plan.  The subdivision of land, including arrangement, character, extent, width, grade and location of all streets, alleys, or other land to be dedicated for public use, shall conform to the Robinson City Code of the City of Robinson as approved and adopted by the City Council and other responsible governmental bodies; and shall be considered in their relation to existing and planned streets, to topographical conditions, to public convenience and safety, and in their appropriate relation to the proposed uses of the land to be served by such streets.


3.  Minimum Street Standards.  




A.  All rights-of-way shall conform to the following minimum dimensions:

Primary or Major Streets – Conform to a major street plan and in no instance, 



    be less than 80 feet.

Secondary or Collector Streets – 60 to 80 feet

Minor Streets - 


  50 feet

Culs-de-sac - 

              60 feet



    (96-O-19)  

G.  Green Area.  Subdivisions of twenty-five (25) or more acres will be required to have a green area of average lot size, to be designated by the Zoning Administrator.


H.  Water Lines.  Where a subdivision is located within the City limits, each lot therein shall be provided with a connection to the City water system.  Fire hydrants shall also be installed in all subdivisions, within the corporate limits, and the location of same shall be approved by the fire official. The water supply system shall be constructed under the direction and control of, and all construction shall be subject to, the approval of the City and shall conform to Illinois Environmental Protection Agency rules, regulations and standards.


In subdivisions outside the City limits, pending availability of a public water supply, the subdivider shall construct wells or a private water supply system in such a manner that an adequate supply of potable water will be available to every lot in the subdivision at the time improvements are erected thereon.  The installation shall conform to standards and requirements and be subject to the approval of the Illinois Water Survey and other appropriate County and State authorities.


I.  Sanitary Sewers.  Where the subdivision is located within the City limits, each lot therein shall be provided with a connection to a sanitary sewer, and sewer connection to terminate not less than two feet inside the curb line or easements line.  All connections to the City sewer system and the subdivision sewer system shall comply with the Ordinance of the City pertaining to sewers and all construction of the system shall be subject to the direction and approval of the City Engineer.


Sewer Extension Design Standards.  Any proposed sewer extension to be connected to an existing City sewer for a subdivision or similar addition, shall meet the following criteria


1.  All proposed sewer extensions shall be presented to the City of Robinson Wastewater Treatment Committee.  The presentation must contain preliminary drawings showing location, size and direction of flow of the existing and proposed sanitary sewers.


2.  The Wastewater Committee will make a determination if the extension is acceptable.



3.  If the Wastewater Treatment Committee agrees the project is acceptable, the developer(s) shall proceed with all data, specifications and drawings necessary to apply for, and obtain an IEPA construction permit.  (This information criteria is contained in Illinois Administrative Code Title 35, Subtitle C, Chapter 2, Part 370,”Illinois Design Standards for Sewage Works”.)



4.  Once all IEPA criteria have been met and an IEPA construction/operating permit has been received, installation of the sewer may begin.  All sewer extension construction work and subsequent deflection and leakage testing, specified by IEPA Design Standards for Sewage Works, shall be monitored and certified to be installed per IEPA specifications by an Illinois Registered Professional Engineer.  (Note:  Only watertight manhold lids and SDR 35 or 40 PVD pipe are acceptable.)



5.  When all construction work is complete on the sewer extension, all engineer testing certification statements, four (4) sets of as-built drawings (containing precise locations of all service y’s) have been submitted to the City Wastewater Superintendent, a one (1) year grace period shall begin.  After the one year grace period, the City will vote on the acceptance of the sewer extension.


6.  No service connections to the extension shall be allowed until all deflection and air testing have been performed and certified by an Illinois Professional Engineer and submitted to the Wastewater Superintendent for his approval.



7.  No service connection shall be made until the City’s sewer connection fee and performance bond have been received.  All laterals shall meet the requirements listed on the City’s Sewer Lateral Requirement Sheet.



8.  If a sewer extension requires a sewage pumping station, the City shall provide the specifications for acceptable equipment, pumps, controls, etc.


In subdivisions beyond the City limits where plans for the installation of sanitary sewers in the vicinity of the subdivision have been prepared by the City, the subdivider shall be required to install sewers in conformity with such plans.  In such cases, until a connection can be made with the public sewer system, the use of an alternate central treatment facility will be permitted, provided such facilities 

are approved by the Illinois Environmental Protection Agency and in accordance with City Ordinances pertaining to sanitary sewage disposal.

In subdivisions beyond the City limits where no plans have been made for the installation of sanitary sewers, the subdivider may install private sewage disposal system for each lot at the time improvements are erected thereon.  All such private sewage disposal systems shall be approved by and constructed in accordance with the Illinois Department of Public Health, and/or the Illinois Environmental Protection Agency under the direction and control of the appropriate City, County or State authorities.  Where private sewage disposal systems are to be utilized, applicable permits to install such systems shall be obtained from the Crawford county Health Department in accordance with the Crawford County Sewage Ordinance.  (96-O-19)

J.  Drainage.  The plat shall be laid out to provide proper drainage of the area being subdivided, including facilities such as curb and gutter, catch basins, culverts, bridges and natural waterways, and storm water detention areas.  The design of the storm drainage system shall be according to accepted engineering practices and City standards.


SECTION 17.07.  FINAL PLAT.  

A.  Final Plat.  The final plat shall be drawn on mylar, polyester film or similar permanent material at a scale of not more than 100 feet to the inch from an accurate survey and on one or more sheets whose maximum dimensions shall not exceed 24 inches by 36 inches.  If more than two sheets are required, an index sheet of the same dimensions shall be filed showing the entire subdivision on one sheet and the component areas shown on the other sheets.

The original and three prints of the final plat shall be submitted to the City Planning Commission, through the Zoning Administrator, at least one week before the meeting thereon.  When the final plat conforms to the approved preliminary plat and the requirements of Section 6 and 7 have been accomplished, certification to these effect shall be endorsed on the final plat by the Chairman of the Commission, or evidenced by separate written certifications from the Chairman of the Commission, and the plat thereon submitted to the City Council for is approval or disapproval.  When the final plat does not conform to the approved preliminary plat, the Commission shall submit its recommendations to the City Council for approval or disapproval of the final plat.


B.  Information Required.  The final plat and accompanying documents shall show:



(1)  The boundary lines of the area being subdivided with accurate distances and angles.  The correct legal description of the property being subdivided shall be shown on the plat.



(2)  The lines of all proposed streets and alleys with their widths and names of all streets.



(3)  The accurate outline of any portions of the property intended to be dedicated or granted for public use.



(4)  Flood plain boundaries as determined by the flood hazard maps of the City of Robinson and Crawford County.



(5)  The lines of all adjoining property and the lines of adjoining streets and alleys with their widths and names of all streets.


(6)  All lot lines and an identification of all lots and blocks.



(7)  The location of all easements provided for public use, services or utilities.



(8)  All dimensions, both linear and angular, necessary for locating the boundaries of the subdivision, lots, streets, alleys, easements and other areas for public or private use.  Linear dimensions are to be given to the nearest 1/100th of a foot.



(9)  The radii, arcs or chords, points of tangency and central angels for all curvilinear streets and radii for rounded corners.



(10)  The location of all survey monuments and their descriptions.



(11)  The name of the subdivision and the scale of the plat, points of the compass, and the name of the owner or owners or subdividers.



(12)  A certificate, signed and dated by the owner, appearing on the plat and on all separate sheets comprising the plat acknowledging the private restrictions spelled out on the plat.  Should these restrictions or trusteeships be of such length as to make their lettering on the plat impracticable and thus necessitate the preparation of separate instrument, reference to such instrument shall be made on the plat.



(13)  A certificate of platting signed and dated by the owner, appearing on the plat and on all separate sheets comprising the plat acknowledging the dedication to public use of all streets, alleys, parks or other open spaces shown thereon and the granting of easements required.



(14)  A certification signed and dated by the owner and the County Clerk stating that there are no unpaid taxes or assessments upon any part of the area within the subdivision.



(15)  A certification signed, dated and sealed by a registered Illinois Land Surveyor, attesting to the accuracy of the survey and the correct location of all monuments shown on the plat.


(16)  A certificate signed and dated by a registered Illinois Land Surveyor that:




(a)  The subdivision is or is not within 500 feet of any surface drain or water course serving a tributary area of 640 acres or more.




(b)  The subdivision is or is not in a Flood Plain.




(c)  The subdivision is or is not within any incorporated city, town or village, or within one and one-half miles of the corporate limits of any incorporated city, town or village which has adopted a city plan and is exercising the special powers authorized by Division 12 of Article 11 of the Illinois Municipal Code.


C.  Approved Plat Filed with Recorder of Deeds.  After the approval of the Final Plat by the City Council, said plat shall be recorded in the County Recorder’s Office.


SECTION 17.08.  EXCEPTIONS.


A.  Modifications of Requirements.  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 application of the requirements contained in this Ordinance would result in real difficulties or substantial hardship or injustice, the City Council, after report by the Commission, may vary or modify such requirements so that the subdivider shall develop his property in a reasonable manner but so that, at the same time, the public welfare and interests of the City and surrounding area are protected and the general intent and spirit of this Ordinance preserved.


SECTION 17.09.  VALIDITY.  If any section, subsection, sentence, clause or phrase of this Ordinance is, for any reason, held to be unconstitutional or void, such decision shall not affect the validity of the remaining portions of this Ordinance.

SECTION 17.10.  CHANGES AND AMENDMENTS.  Any regulations or provisions of this Ordinance may be changed and amended from time to time by the City Council; provided, however, that such changes or amendments shall not become effective until after study and report by the City Planning Commission and until after a public hearing has been held, public notice or which shall have been given in newspaper of general circulation at least fifteen (15) days prior to such hearing.  The study, report and recommendations of the City Planning Commission shall be made in writing to the City Council within thirty (3) days after the public hearing
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