
CASES 931-AM-19 & 932-S-19 
PRELIMINARY MEMORANDUM 
APRIL 18, 2019
 
Petitioners:  Bill Cope and Mary Kalantzis 

 
Case 931-AM-19 
Request:    Amend the Zoning Map to allow for the development of 5 single-family 

residential lots in the CR Conservation-Recreation Zoning District by adding 
the Rural Residential Overlay (RRO) Zoning District in conjunction with 
related County Board Special Use Permit Case 932-S-19 that is also required 
for an RRO per Section 5.4.3 of the Zoning Ordinance. 

 
Case 932-S-19 
Request:    Authorize a Special Use Permit for a Rural Residential Overlay (RRO) 

Zoning District in conjunction with related map amendment Case 931-AM-
19 that is also required for an RRO. 

 
Location:  A 17.2 acre tract that is approximately in the East Half of the Northeast 

Quarter of the Northwest Quarter of Section 32, Township 20 North, Range 
9 East of the Third Principal Meridian in Somer Township, and commonly 
known as the residence at 4018 North Lincoln Avenue, Champaign. 

 
Site Area:  17.2 acres  

 
Time Schedule for Development:  As soon as possible   
 
Prepared by: Susan Burgstrom 

Senior Planner   
 
John Hall 
Zoning Administrator 
 

BACKGROUND  
 
In general, the Champaign County Zoning Ordinance requires that the creation of more than three 
lots in the rural districts after January 1, 1998, each of which is less than 35 acres, requires a rezoning 
and a Special Use Permit to authorize a Rural Residential Overlay (RRO).  
 
The subject property was this same area and configuration on June 1, 1998, and so could be divided 
into a total of three lots without RRO approval. The petitioners propose to create a subdivision with 
five buildable lots and three outlots, which requires RRO approval for two of the lots.   
 
One of the reasons for the requested RRO is that the petitioners established an illegal second 
residence above the detached garage in 2008.  In order to allow the second residence to be allowed 
legally, they must create a separate lot for it, since the Zoning Ordinance only allows one residence 
per lot in the AG and CR Districts.  In addition to one lot for the main residence and one lot for the 
illegal garage residence, the petitioners would like to add three buildable lots on the property for 
future residential development. 
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The petitioners applied for an RRO for three by-right lots and three additional lots in Case 573-AM-
06, which was approved on March 29, 2007. Subparagraph 5.4.2 D.4. of the Zoning Ordinance 
establishes that an RRO designation shall expire after two years if no Preliminary Plat is submitted to 
the relevant subdivision authority for approval.  The RRO approved in Case 573-AM-06 expired in 
March 2009.   
 
On October 20, 2011, Ordinance 892 was approved, which added the requirement of obtaining both a 
Map Amendment and a Special Use Permit for RRO approvals.  The ZBA added the Special Use 
Permit requirement so that special conditions could be applied to an RRO, which are generally not 
used in Map Amendments.  The current cases are the first application of Ordinance 892.  
 
REVISION TO SCHEMATIC PLAN LOT CONFIGURATION 
 
During review of the proposed rezoning for the existing event center that is the subject of Case 934-
AM-19, John Hall, Zoning Administrator, determined that the property would better reflect the 
purpose of the Zoning Ordinance if it were split-zoned rather than zoned entirely for CR 
Conservation-Recreation or rezoned entirely to AG-2 Agriculture.  Based on that, P&Z Staff worked 
out a slightly different proposed lot configuration that creates a dividing line based on the 
approximate floodway, which will create unbuildable outlots surrounding both sides of the Saline 
Branch Drainage Ditch rather than just the east side.   
 
The revised lot configuration, which has been approved in concept by the petitioner, is Attachment C 
to the Preliminary Memorandum dated April 18, 2019.  The revised lots would have to be updated on 
the Schematic Plan created by Berns, Clancy and Associates. 
 
All references to lots in Cases 931-AM-19, 932-S-19, and separate but related zoning cases 934-AM-
19 and 935-S-19 will be based on the following revised configuration: 

• Lots 1, 2, and 3 will remain as shown on the Schematic Plan by BCA dated September 13, 
2018 and received November 19, 2018. 

 
• Proposed Lot 4 will be divided into Lot 4 and Outlot 4A, with the division between the two 

being a straight line that is slightly west of the floodway. 
 

• The division between proposed Lot 5 and Outlot 5A will be adjusted to be slightly west of the 
floodway. 

 
• Outlots A and B will not change. 

   
EXISTING LAND USE AND ZONING  
 
Since the adoption of the Zoning Ordinance on October 10, 1973, the subject property had been split-
zoned, with the western six acres zoned AG-2 Agriculture and the eastern 13 acres zoned CR 
Conservation Recreation. The entire subject property has been zoned CR Conservation Recreation 
since approval of Zoning Case 579-AM-07 on March 29, 2007.  The petitioners now seek to rezone a 
portion of the property to AG-2 Agriculture in upcoming zoning case 934-AM-19 so that they can 
continue to operate an unauthorized events center that they established on the subject property. 
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Table 1. Land Use and Zoning Summary 

Direction Land Use Zoning 

Onsite Residential and Event Center CR Conservation Recreation 

North Agriculture and Residential CR Conservation Recreation (east of Lincoln Ave) 
AG-2 Agriculture (west of Lincoln Ave) 

East Agriculture and Residential CR Conservation Recreation 

West Agriculture CR Conservation Recreation 
AG-2 Agriculture 

South Agriculture CR Conservation Recreation 
 
EXTRATERRITORIAL JURISDICTION  
 
The subject property is within the one and one-half mile extraterritorial jurisdiction of the City of 
Urbana, a municipality with zoning.  Zoned municipalities have protest rights in Map Amendment 
cases, but do not have protest rights on County Board Special Use Permits.  Notice of the public 
hearing was sent to the City.   
 

• The City of Urbana has subdivision jurisdiction for the subject property, and the County has 
zoning jurisdiction. The petitioners do not plan to annex into the City of Urbana.  The 
petitioners require this RRO through the County in order to subdivide the subject property 
into the proposed five lots.  P&Z Staff have been in communication with the City of Urbana 
since the subdivision was proposed.  

 
• The subject property is 1,400 feet (0.27 mile) north of the City of Urbana.  The City’s most 

recent Comprehensive Plan Map from 2005 shows the subject property to be in the Residential 
future land use area.   

 
The subject property is located within Somer Township, which does not have a Planning Commission.  
Townships with Plan Commissions have protest rights in Map Amendment cases.  
 
RRO FACTORS 
 
Paragraph 5.4.3.C.1 of the Zoning Ordinance requires the Zoning Board of Appeals to make two 
specific findings for an RRO approval: 

(1) That the proposed site is or is not suitable for the development of the specified maximum 
number of residences; and 

 
(2) That the proposed residential development will or will not be compatible with surrounding 

agriculture. 
 
Paragraph 5.4.3 C.2 of the Zoning Ordinance requires the Zoning Board of Appeals to consider the 
following factors in making the required findings: 

A. Adequacy and safety of roads providing access to the site; 
B. Effects on nearby farmland and farm operations; 
C. Effects of nearby farm operations on the proposed residential development; 
D. The Land Evaluation and Site Assessment (LESA) score of the subject site. 
E. Effects on drainage both upstream and downstream; 
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F. The suitability of the site for onsite wastewater systems; 
G. The availability of water supply to the site; 
H. The availability of public services to the site; 
I. The flood hazard status of the site; 
J. Effects on wetlands, historic/archeological sites, natural or scenic areas or wildlife habitat; 
K. The presence of nearby natural or manmade hazards; 
L. The amount of land to be converted from agricultural uses versus the number of dwelling 

units to be accommodated; and 
 
P&Z Staff did a preliminary analysis of these factors, which can be found in the draft Finding of 
Fact/Summary of Evidence dated April 25, 2019.  Attachment F to this memo is a table summarizing 
each factor and the criteria used to assess the suitability for any proposed RRO.  In summary, the 
analysis shows that compared to “common conditions” found at rural sites in Champaign County, the 
subject property is similar to the following: 

   

          Compared to 2007 RRO analysis 
A. “Ideal or Nearly Ideal” conditions for six factors:    

• RRO Factor B: Effects on farms    improved since 2007 
• RRO Factor D: LESA score     improved since 2007 
• RRO Factor E: Effects on drainage    improved since 2007 
• RRO Factor G: Availability of water supply   improved since 2007 
• RRO Factor K: Natural or manmade hazards   improved since 2007 
• RRO Factor L: Land converted from agricultural uses same as 2007 

 
B. “Much Better Than Typical” conditions for four factors: 

• RRO Factor A: Safety      improved since 2007 
• RRO Factor C: Effects of nearby farms   same as 2007 
• RRO Factor F: Septic suitability    same as 2007 
• RRO Factor H: Emergency services    improved since 2007 

 
C. “More or Less Typical” conditions for two factors: 

• RRO Factor I: Flood hazard status    same as 2007 
• RRO Factor J: Effects on sensitive natural areas  same as 2007 

 
DECISION POINTS 
 
P&Z Staff have made recommendations on items in the combined Finding of Fact/Summary of 
Evidence for the RRO, denoted by text in BOLD ITALICS, which can be accepted as is or discussed 
by the Board.  Staff did not identify any decision points for these cases, but this does not preclude the 
Board from raising decision points for discussion. 
 
PROPOSED SPECIAL CONDITIONS 
 
The following is a proposed special condition for Case 931-AM-19. 
 
A. The owners of the subject property hereby recognize and provide for the right of 

agricultural activities to continue on adjacent land consistent with the Right to Farm 
Resolution 3425.  
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The above special condition is necessary to ensure the following: 
Conformance with Policy 4.2.3 of the Land Resource Management Plan.  

 
The following are proposed special conditions for Case 932-S-19. 
 

A.  The Special Use is subject to the approval of Case 931-AM-19.  
 
The special condition stated above is required to ensure the following: 

That the Special Use is consistent with the intent of the Zoning Ordinance 
and ZBA recommendations. 

 
B. A Floodplain Development Permit will be required for any construction proposed 

in the Special Flood Hazard Area. 
  
The special condition stated above is required to ensure the following:   

That any construction complies with the Special Flood Hazard Areas 
Ordinance. 

 
C. The Zoning Administrator shall not authorize a Zoning Use Permit Application 

or issue a Zoning Compliance Certificate on the subject property until the 
lighting specifications in Paragraph 6.1.2.A. of the Zoning Ordinance have been 
met. 
  
The special condition stated above is required to ensure the following:   

That exterior lighting meets the requirements established for Special Uses 
in the Zoning Ordinance.  

 
D. As part of the permitting process for any new dwelling unit in RRO Lots 1, 2, and 

5, the developer shall consult with the Champaign Urbana Public Health District 
(CUPHD) to determine septic system requirements and submit the following 
documentation to the Zoning Administrator: 
(1) A true and correct copy of an approved CUPHD Permit for construction of 

each private sewage disposal system. 
 
(2) A revised site plan indicating the identical area for the private sewage 

disposal system as approved in the CUPHD Permit and only the private 
sewage disposal system approved by the Champaign-Urbana Public 
Health District Permit may occupy that portion of the LOT. 

 
(3) A true and correct copy of the CUPHD Certificate of Approval for each 

private sewage disposal system.  
 
The special condition stated above is required to ensure the following: 

Any new septic system is in compliance with the Champaign County 
Health Ordinance.  

 
E. The subdivision covenants created for the proposed subdivision will provide for 

the event center use on Lots 3, 4, and 5. 
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The special condition stated above is required to ensure the following: 
That future potential owners in the subdivision are aware of the event 
center use and the conditions under which it can operate. 
 

F. Proposed Lot 1 will require a variance for average lot width if cases 931-AM-19 
is not approved. 

 
The special condition stated above is required to ensure the following: 

That Lot 1 will be compliant with the zoning ordinance as a by-right 
buildable lot even if the RRO is not approved. 

 
ATTACHMENTS 
 
A Case Maps (Location, Land Use, Zoning) 

B Proposed Site Plan: Variance Request for Kalantzis/Cope First Subdivision by Berns Clancy 
and Associates dated September 13, 2018 and received November 19, 2018 

C Revised Lot Configuration based on Approximate Floodway created by P&Z Staff on April 
17, 2019 

D 2017 aerial photo of subject property created by P&Z staff on March 25, 2019 

E Map: 2008 Contours with 2013 Flood Hazard Area on 2017 aerial created by P&Z staff on 
March 25, 2019 

F Table of Common Conditions Influencing the Suitability of Locations for Rural Residential 
Development in Champaign County revised June 7, 2016 

G LRMP Land Use Goals, Objectives, and Policies  

H LRMP Appendix of Defined Terms 

I Right to Farm Resolution 3425 

J Case 573-AM-06 approved Summary Finding of Fact (previous RRO for the subject property) 

K Natural Resource Report from the Champaign County Soil and Water Conservation District 
received February 12, 2007 

L Phase 1 Archaeological Survey of the subject property received February 15, 2007 

M Preliminary EcoCAT consultation completed online by P&Z Staff on March 25, 2019  

N Land Evaluation and Site Assessment (LESA) Worksheet completed by staff on March 27, 
2019 

O Excerpt of Map: LRMP Land Use Management Areas Map updated in 2016, to show the 
Contiguous Urban Growth Area (CUGA), created by P&Z Staff on April 15, 2019  

P Site Visit Photos taken April 9, 2019 

Q  Combined Summary of Evidence, Findings of Fact, and Final Determinations for RRO Cases 
931-AM-19 and 932-S-19 dated April 25, 2019 



CA
NA

DIA
N N

AT
IO

NA
L R

.R.

I. C
. G

.

CA
NA

DIA
N N

AT
IO

NA
L R

.R.

I-74 E I-74 W

N 
Ma

rke
t S

t

N 
Lin

co
ln 

Av
e

E Ford Harris Rd

Wi
llo

w 
Rd

Airport Rd

Oa
k S

t

Cu
nn

ing
ha

m 
Av

e

Olympian Rd

Ap
oll

o D
r

W Oaks Rd

E Anthony Dr

Mercury Dr

W Olympian Dr

W Kenyon Rd

Co
un

try
vie

w 
Rd

E Oaks Rd

Je
ffe

rso
n D

r

Sa
lin

e C
t

Somer Dr

Apple Tree Dr

Fern St

Champaign County GIS Consortium

´

Location Map

0 0.50.25
Miles

S a v oyS a v oy

C h a m p aignC h a m p aign U r b anaU r b ana

I-57
 S

I-57
 N

2200N

2500N

13
00

E

17
00

E

Leverett Rd

12
00

E

N 
Lin

co
ln 

Av
e

N 
Ma

rke
t S

t

N 
Ma

ttis
 Av

e

E Ford Harris Rd

Airport Rd

N 
Hig

h C
ros

s R
d

13
50

E

N 
Co

tto
nw

oo
d R

d

W Hensley Rd

Olympian Rd

E Oaks Rd

1650N

2300N

1900N

Wi
llo

w 
Rd

Ma
rtin

 R
d

Oa
k S

t

Perkins Rd

E Marriott Rd
E Hensley Rd

15
00

E

2300N

2200N

2400N

13
00

E

11
00

E

10
00

E

16
00

E

12
00

E

2500N

2300N

17
00

E

Champaign County GIS Consortium

Subject Property Property location in Champaign County

0 1 20.5
Miles

Legend
Subject Property
Parcels
Municipal Boundary

Interstate
Streets
Railroads

Cases 931-AM-19, 932-S-19, 934-AM-19 & 935-S-19
April 25, 2019

Cases 931-AM-19/932-S-19, ZBA 04/25/19, Attachment A Page 1 of 3



Sa
line

Bra
nch Drainage Ditch

CA
NA

DIA
N 

NA
TIO

NA
L R

.R.

I. C
. G

.

CA
NA

DIA
N 

NA
TIO

NA
L R

.R.
CA

NA
DIA

N 
NA

TIO
NA

L R
.R.

CA
NA

DIA
N 

NA
TIO

NA
L R

.R.

Wi
llo

w 
Rd

N 
Lin

co
ln 

Av
e

W Oaks Rd

W Olympian Dr

E Oaks Rd

Sq
uir

e F
arm

 R
d

Sa
lin

e C
t

Olympian Dr

Olympian RdCentennial Farm Rd

Sq
uir

e F
arm

 R
d

´

Land Use Map

0 400 800200
Feet

Legend
Subject Property
Streets
Streams

Agriculture
Ag-Residential
Residential

Commercial
Industrial
Tax Exempt

Cases 931-AM-19, 932-S-19, 934-AM-19 & 935-S-19
April 25, 2019

Cases 931-AM-19/932-S-19, ZBA 04/25/19, Attachment A Page 2 of 3



Triumph Dr

CA
NA

DIA
N N

AT
IO

NA
L R

.R.

N 
Lin

co
ln 

Av
e

Wi
llo

w 
Rd

Ap
oll

o D
r

W Oaks Rd

Olympian Rd

W Olympian DrOlympian Dr

E Oaks Rd

Sq
uir

e F
arm

 R
d

Sa
lin

e C
t

Somer Dr

Mercury Dr

E Olympian Dr

Centennial Farm Rd

Champaign County GIS Consortium

´

Zoning Map

0 600 1,200300
Feet

Legend
Subject Property
Municipal Boundary
Parcels

Streets
Railroad

AG-1
AG-2
CR

R-2
I-1
I-2

Cases 931-AM-19, 932-S-19, 934-AM-19 & 935-S-19
April 25, 2019

Cases 931-AM-19/932-S-19, ZBA 04/25/19, Attachment A Page 3 of 3



Cases 931-AM-19/932-S-19, ZBA 04/25/19, Attachment B Page 1 of 1



3
4

2

4A

5

1

Outlot B

Outlot 5A

Outlot A

Salin
e Bran

ch
Dra

ina
ge

Dit
ch

´

Revised Lot Configuration based on Approximate Floodway

0 75 15037.5
Feet

Cases 931-AM-19 & 932-S-19
April 25, 2019

Petitioner has agreed to this revision
in concept and will work with BCA to

align these lots accordingly.

Cases 931-AM-19/932-S-19, ZBA 04/25/19, Attachment C Page 1 of 1



(co
nst

ruc
ted

 af
ter

 20
17

 ae
rial

 ph
oto

s)

N L
inc

oln
 Av

e
Centennial Farm Rd

Sa
line

Bra
nch

Dra
ina

ge
Dit

ch

´

2017 Aerial Photo

0 100 20050
Feet

Legend
Subject Property
Parcels

Streets
Streams

Cases 931-AM-19, 932-S-19, 934-AM-19 & 935-S-19
April 25, 2019

Cases 931-AM-19/932-S-19, ZBA 04/25/19, Attachment D Page 1 of 1



(co
nst

ruc
ted

 af
ter

 20
17

 ae
rial

 ph
oto

s)

N L
inc

oln
 Av

e

Sq
uir

e F
arm

 R
d

Centennial Farm Rd

724

72
2

72
0

718

71
6

71
4

71
2

710
708

706

704

726

728

730

722

714

718

72
2

716

714

71
0

716

718

72
272

2

72
6

71
6

728

714

72
6

71
6

72
0

70
6

726 714 718

72
8

720

718

730

712

70
4

724

720

72
2

722

716

728

726

718

724

718

720

72
4

720 71
8

720
71

6

710

718

716

726

72
0

72
0

718

718

716

716

70
8

71
6

71
8

718

71
2

´

2008 Contours and 2013 Flood Hazard Area on 2017 Aerial Photo

0 100 20050
Feet

Legend
Subject Property
Parcels

Streams
Special Flood Hazard Area

Streets

Cases 931-AM-19, 932-S-19, 934-AM-19 & 935-S-19
April 25, 2019

Cases 931-AM-19/932-S-19, ZBA 04/25/19, Attachment E Page 1 of 1



 W
or

st
 O

r N
ea

rly
   

   
   

   
   

   
   

   
   

   
  

W
or

st
 C

on
di

tio
n 

3
M

uc
h 

W
or

se
 T

ha
n 

   
   

   
   

   
   

   
   

   
   

 
Ty

pi
ca

l C
on

di
tio

n4
M

or
e 

O
r L

es
s  

   
   

   
   

   
   

   
   

   
   

   
   

   
   

  
Ty

pi
ca

l C
on

di
tio

n5
M

uc
h 

Be
tt

er
 T

ha
n 

   
   

   
   

   
   

   
   

   
   

Ty
pi

ca
l C

on
di

tio
n4

Id
ea

l O
r N

ea
rly

   
   

   
   

   
   

   
   

   
  

Id
ea

l C
on

di
tio

ns
6 

◙
◘






Ac
ce

ss
 fo

r a
ll 

tr
ip

s i
s f

ro
m

 a
 

To
w

ns
hi

p 
Hi

gh
w

ay
 th

at
 h

as
 

se
rio

us
 d

ef
ic

ie
nc

ie
s (

ba
se

d 
on

 
ex

ist
in

g 
tr

af
fic

 lo
ad

) i
n 

te
rm

s o
f 

bo
th

 p
av

em
en

t w
id

th
 a

nd
 

sh
ou

ld
er

 w
id

th
.  

Th
er

e 
m

ay
 a

lso
 

be
 o

th
er

 d
ef

ic
ie

nc
ie

s i
n 

th
e 

ro
ad

w
ay

.

Ac
ce

ss
 fo

r a
ll 

tr
ip

s i
s f

ro
m

 a
 

To
w

ns
hi

p 
Hi

gh
w

ay
 th

at
 h

as
 

se
rio

us
 d

ef
ic

ie
nc

ie
s (

ba
se

d 
on

 
ex

ist
in

g 
tr

af
fic

 lo
ad

 o
r t

ra
ffi

c 
sp

ee
d)

 in
 te

rm
s o

f b
ot

h 
pa

ve
m

en
t w

id
th

 a
nd

 sh
ou

ld
er

 
w

id
th

 b
et

w
ee

n 
th

e 
pr

op
os

ed
 si

te
 

an
d 

w
he

re
 th

e 
ro

ad
 c

on
ne

ct
s t

o 
a 

Co
un

ty
 o

r S
ta

te
 H

ig
hw

ay
 O

R 

Ac
ce

ss
 fr

om
 a

 T
ow

ns
hi

p 
Hi

gh
w

ay
 

w
hi

ch
 d

oe
s n

ot
 h

av
e 

ad
eq

ua
te

 
sh

ou
ld

er
 w

id
th

 a
nd

 m
ay

 a
lso

 
ha

ve
 in

su
ffi

ci
en

t (
ba

se
d 

on
 e

ith
er

 
ex

ist
in

g 
tr

af
fic

 lo
ad

 o
r t

ra
ffi

c 
sp

ee
d)

 p
av

em
en

t w
id

th
 fo

r a
 

sm
al

l p
or

tio
n 

of
 th

e 
di

st
an

ce
 

be
tw

ee
n 

th
e 

pr
op

os
ed

 si
te

 a
nd

 
w

he
re

 th
e 

ro
ad

 c
on

ne
ct

s t
o 

a 
Co

un
ty

 o
r S

ta
te

 H
ig

hw
ay

. 

Ac
ce

ss
 is

 fr
om

 a
 T

ow
ns

hi
p 

Hi
gh

w
ay

 w
ith

 n
o 

de
fic

ie
nc

ie
s 

(e
ve

n 
in

cl
ud

in
g 

th
e 

pr
op

os
ed

 
in

cr
ea

se
 in

 A
DT

) b
et

w
ee

n 
th

e 
pr

op
os

ed
 si

te
 a

nd
 w

he
re

 th
e 

ro
ad

 c
on

ne
ct

s t
o 

a 
Co

un
ty

 o
r 

St
at

e 
Hi

gh
w

ay
. 

Ac
ce

ss
 fr

om
 a

ny
 o

f t
he

 fo
llo

w
in

g:
 

1)
 a

 C
ou

nt
y 

Hi
gh

w
ay

 o
r 2

) a
 

To
w

ns
hi

p 
Hi

gh
w

ay
 w

ith
 n

o 
de

fic
ie

nc
ie

s (
ev

en
 in

cl
ud

in
g 

th
e 

pr
op

os
ed

 in
cr

ea
se

 in
 A

DT
) a

nd
 is

 
le

ss
 th

an
 o

ne
 m

ile
 tr

av
el

 to
 a

 
Co

un
ty

 o
r S

ta
te

 H
ig

hw
ay

.

Th
e 

po
in

t o
f a

cc
es

s t
o 

th
e 

To
w

ns
hi

p 
Hi

gh
w

ay
 is

 a
 lo

ca
tio

n 
w

ith
 se

rio
us

 v
isi

bi
lit

y 
pr

ob
le

m
s.

 

th
er

e 
is 

an
 u

nc
on

tr
ol

le
d 

ra
ilr

oa
d 

cr
os

sin
g 

be
tw

ee
n 

th
e 

pr
op

os
ed

 
sit

e 
an

d 
w

he
re

 th
e 

ro
ad

 c
on

ne
ct

s 
to

 a
 C

ou
nt

y 
or

 S
ta

te
 H

ig
hw

ay
. 

Th
e 

sit
e 

is 
w

ith
in

 fi
ve

 m
ile

s o
f a

 
Co

un
ty

 o
r S

ta
te

 h
ig

hw
ay

.  
In

te
rs

ec
tio

ns
 a

re
 u

nc
on

tr
ol

le
d 

an
d 

ha
ve

 v
isi

bi
lit

y 
pr

ob
le

m
s.

Th
e 

in
te

rs
ec

tio
ns

 a
re

 
un

co
nt

ro
lle

d 
an

d 
ha

ve
 v

isi
bi

lit
y 

pr
ob

le
m

s.

Ac
ce

ss
 is

 a
t a

 lo
ca

tio
n 

w
ith

 g
oo

d 
vi

sib
ili

ty
. 

Th
e 

sit
e 

is 
at

 m
or

e 
th

an
 fi

ve
 

m
ile

s f
ro

m
 a

 C
ou

nt
y 

or
 S

ta
te

 
hi

gh
w

ay
.  

Th
e 

in
te

rs
ec

tio
ns

 a
re

 
un

co
nt

ro
lle

d 
an

d 
ha

ve
 v

isi
bi

lit
y 

pr
ob

le
m

s.
  

Th
e 

sit
e 

is 
w

ith
in

 fi
ve

 m
ile

s o
f a

 
Co

un
ty

 o
r S

ta
te

 h
ig

hw
ay

.  
Th

e 
ro

ad
 in

te
rs

ec
tio

ns
 a

re
 

un
co

nt
ro

lle
d 

an
d 

ha
ve

  v
isi

bi
lit

y 
pr

ob
le

m
s.

Th
e 

po
in

t o
f a

cc
es

s t
o 

th
e 

Hi
gh

w
ay

 h
as

 g
oo

d 
vi

sib
ili

ty
.  

Se
e 

di
sc

us
sio

n 
of

 E
ffe

ct
s O

n 
Fa

rm
s 

fo
r f

ar
m

 re
la

te
d 

tr
af

fic
 c

on
ce

rn
s.

Ac
ce

ss
 is

 a
t a

 lo
ca

tio
n 

w
ith

 g
oo

d 
vi

sib
ili

ty
. 

Ac
ce

ss
 sh

ou
ld

 n
ot

 b
e 

di
re

ct
ly

 to
 a

 
St

at
e 

or
 F

ed
er

al
 h

ig
hw

ay
 

be
ca

us
e 

ve
hi

cl
e 

tu
rn

in
g 

m
ov

em
en

ts
 c

ou
ld

 c
re

at
e 

sa
fe

ty
 

co
nc

er
ns

. 

Th
e 

po
in

t o
f a

cc
es

s t
o 

th
e 

To
w

ns
hi

p 
Hi

gh
w

ay
 h

as
 

re
as

on
ab

le
 v

isi
bi

lit
y.

A 
RR

O
 2

 ZO
N

IN
G 

FA
CT

O
R:

 A
de

qu
ac

y 
an

d 
sa

fe
ty

 o
f r

oa
ds

 p
ro

vi
di

ng
 a

cc
es

s 

Cases 931-AM-19/932-S-19, ZBA 04/25/19, Attachment F Page 1 of 6



 W
or

st
 O

r N
ea

rly
   

   
   

   
   

   
   

   
   

   
  

W
or

st
 C

on
di

tio
n 

3
M

uc
h 

W
or

se
 T

ha
n 

   
   

   
   

   
   

   
   

   
   

 
Ty

pi
ca

l C
on

di
tio

n4
M

or
e 

O
r L

es
s  

   
   

   
   

   
   

   
   

   
   

   
   

   
   

  
Ty

pi
ca

l C
on

di
tio

n5
M

uc
h 

Be
tt

er
 T

ha
n 

   
   

   
   

   
   

   
   

   
   

Ty
pi

ca
l C

on
di

tio
n4

Id
ea

l O
r N

ea
rly

   
   

   
   

   
   

   
   

   
  

Id
ea

l C
on

di
tio

ns
6 

◙
◘





 

 
 

 
 

 
 

 
 

 
 

 
Po

in
ts

 o
f a

cc
es

s t
o 

RR
O

 h
om

es
 

cr
ea

te
 sa

fe
ty

 c
on

fli
ct

s w
ith

 a
g 

eq
ui

pm
en

t

Dr
iv

ew
ay

s a
re

 c
o-

lo
ca

te
d 

an
d 

gr
ou

ps
 o

f d
riv

ew
ay

s a
re

 w
id

el
y 

se
pa

ra
te

d 
so

 a
s t

o 
m

in
im

ize
 

in
te

rf
er

en
ce

 w
ith

 a
gr

ic
ul

tu
ra

l 
tr

af
fic

Al
l p

ro
po

se
d 

ho
m

es
 fr

on
t a

 n
ew

 
pu

bl
ic

 st
re

et
 th

at
 c

ar
rie

s n
o 

ag
ric

ul
tu

ra
l t

ra
ffi

c.
 T

he
 tr

af
fic

 
fr

om
 p

ro
po

se
d 

ho
m

es
 is

 n
ot

 
lik

el
y 

to
 in

te
rf

er
e 

w
ith

 
ag

ric
ul

tu
ra

l a
ct

iv
iti

es

Cr
op

s a
re

 n
eg

at
iv

el
y 

im
pa

ct
ed

 b
y 

dr
ai

na
ge

 fr
om

 re
sid

en
tia

l 
pr

op
er

tie
s i

n 
RR

O

N
o 

sig
ni

fic
an

t c
ha

ng
e 

to
 d

ra
in

ag
e

Dr
ai

na
ge

 b
en

ef
its

 su
rr

ou
nd

in
g 

ag
ric

ul
tu

ra
l l

an
d

Bo
rd

er
ed

 b
y 

ro
w

 c
ro

p 
ag

ric
ul

tu
re

 
on

 th
re

e 
sid

es
 a

nd
 a

n 
ex

ist
in

g 
liv

es
to

ck
 a

nd
/o

r s
ta

bl
e 

op
er

at
io

n 
on

 th
e 

fo
ur

th
 si

de
. 

Bo
rd

er
ed

 b
y 

ro
w

 c
ro

p 
ag

ric
ul

tu
re

 
on

 th
re

e 
sid

es
 b

ut
 a

lso
 c

lo
se

 to
 

an
d 

do
w

nw
in

d 
of

 a
n 

ex
ist

in
g 

liv
es

to
ck

 a
nd

/o
r s

ta
bl

e 
op

er
at

io
n.

 

Bo
rd

er
ed

 o
n 

al
l s

id
es

 b
y 

sig
ni

fic
an

t (
m

or
e 

th
an

 a
 fe

w
 

ac
re

s)
 ro

w
 c

ro
p 

ag
ric

ul
tu

re
 so

 
th

er
e 

ar
e 

so
m

e 
in

co
m

pa
tib

ili
tie

s 
th

at
 m

ay
 le

ad
 to

 c
om

pl
ai

nt
s f

ro
m

 
re

sid
en

ce
s.

  

Bo
rd

er
ed

 o
n 

no
 m

or
e 

th
an

 tw
o 

sid
es

 b
y 

sig
ni

fic
an

t r
ow

 c
ro

p 
ag

ric
ul

tu
re

N
o 

ef
fe

ct
s b

ec
au

se
 n

ot
 a

dj
ac

en
t 

to
 si

gn
ifi

ca
nt

 ro
w

 c
ro

p 
ag

ric
ul

tu
re

 n
or

 d
ow

nw
in

d 
of

 a
ny

 
an

im
al

 o
pe

ra
tio

ns
.

29
2 

to
 2

86
28

5 
to

 2
56

25
4 

to
 2

38
23

7 
to

 1
88

18
6 

to
 1

21
(V

er
y 

hi
gh

 ra
tin

g 
fo

r p
ro

te
ct

io
n)

(V
er

y 
hi

gh
 ra

tin
g 

fo
r p

ro
te

ct
io

n)
(V

er
y 

hi
gh

 ra
tin

g 
fo

r p
ro

te
ct

io
n)

(V
er

y 
hi

gh
 ra

tin
g 

to
 m

od
er

at
e 

ra
tin

g 
fo

r p
ro

te
ct

io
n)

(M
od

er
at

e 
ra

tin
g 

to
 lo

w
 (1

70
) 

ra
tin

g 
fo

r p
ro

te
ct

io
n)

La
nd

 E
va

lu
at

io
n 

pa
rt

:
La

nd
 E

va
lu

at
io

n 
pa

rt
:

La
nd

 E
va

lu
at

io
n 

pa
rt

:
La

nd
 E

va
lu

at
io

n 
pa

rt
:

La
nd

 E
va

lu
at

io
n 

pa
rt

:
10

0 
to

 9
8 

97
 to

 9
3 

92
91

-8
5 

84
 to

 4
14 

(1
00

%
 o

f s
oi

l i
n 

Ag
. V

al
ue

 G
ro

up
s 

1 
&

2;
 F

la
na

ga
n 

&
 D

ru
m

m
er

 so
ils

 
ge

ne
ra

lly
)

(r
em

ai
nd

er
 b

et
w

ee
n 

w
or

st
 &

 
ov

er
al

l a
ve

ra
ge

)
(r

ef
le

ct
s o

ve
ra

ll 
av

er
ag

e 
fo

r 
en

tir
e 

Co
un

ty
)

(r
em

ai
nd

er
 b

et
w

ee
n 

ov
er

al
l 

av
er

ag
e 

&
 id

ea
l)

(N
o 

be
st

 p
rim

e 
fa

rm
la

nd
 so

ils
) 

Si
te

 A
ss

es
sm

en
t p

ar
t:

Si
te

 A
ss

es
sm

en
t p

ar
t:

Si
te

 A
ss

es
sm

en
t p

ar
t:

Si
te

 A
ss

es
sm

en
t p

ar
t:

Si
te

 A
ss

es
sm

en
t p

ar
t:

19
2 

to
 1

88
 

18
7 

to
 1

63
 

16
2 

to
 1

46
 

14
5 

to
 1

03
 

10
2 

to
 8

0 

C 
RR

O
 2

 ZO
N

IN
G 

FA
CT

O
R:

  E
ff

ec
ts

 o
f n

ea
rb

y 
fa

rm
 o

pe
ra

tio
ns

 o
n 

th
e 

pr
op

os
ed

 d
ev

el
op

m
en

t

D 
RR

O
 2

 ZO
N

IN
G 

FA
CT

O
R:

 T
he

 L
ES

A 
sc

or
e 

B 
RR

O
 2

 ZO
N

IN
G 

FA
CT

O
R:

  E
ff

ec
ts

 o
n 

ne
ar

by
 fa

rm
la

nd
 a

nd
 fa

rm
 o

pe
ra

tio
ns

Cases 931-AM-19/932-S-19, ZBA 04/25/19, Attachment F Page 2 of 6



 W
or

st
 O

r N
ea

rly
   

   
   

   
   

   
   

   
   

   
  

W
or

st
 C

on
di

tio
n 

3
M

uc
h 

W
or

se
 T

ha
n 

   
   

   
   

   
   

   
   

   
   

 
Ty

pi
ca

l C
on

di
tio

n4
M

or
e 

O
r L

es
s  

   
   

   
   

   
   

   
   

   
   

   
   

   
   

  
Ty

pi
ca

l C
on

di
tio

n5
M

uc
h 

Be
tt

er
 T

ha
n 

   
   

   
   

   
   

   
   

   
   

Ty
pi

ca
l C

on
di

tio
n4

Id
ea

l O
r N

ea
rly

   
   

   
   

   
   

   
   

   
  

Id
ea

l C
on

di
tio

ns
6 

◙
◘





 

 
 

 
 

 
 

 
 

 
 

 
(S

ee
 h

yp
ot

he
tic

al
 w

or
ks

he
et

 fo
r 

as
su

m
pt

io
ns

)
(r

em
ai

nd
er

 b
et

w
ee

n 
w

or
st

 &
 

ov
er

al
l a

ve
ra

ge
)

(S
ee

 h
yp

ot
he

tic
al

 w
or

ks
he

et
 fo

r 
as

su
m

pt
io

ns
)

(r
em

ai
nd

er
 b

et
w

ee
n 

ov
er

al
l 

av
er

ag
e 

&
 id

ea
l)

(C
on

di
tio

ns
 in

te
nd

ed
 to

 re
fle

ct
 a

 
ru

ra
l l

oc
at

io
n 

w
ith

in
 a

 m
un

ic
ip

al
 

ET
J w

ith
ou

t s
ew

er
 o

r w
at

er
; 

ty
pi

ca
l u

rb
an

 su
bd

iv
isi

on
 a

t o
r 

ne
ar

 m
un

ic
ip

al
 b

ou
nd

ar
y 

ha
s s

ite
 

as
se

ss
m

en
t o

f 8
2 

to
 5

4;
 se

e 
hy

po
th

et
ic

al
 w

or
ks

he
et

 fo
r 

as
su

m
pt

io
ns

)

10
0%

 o
f s

ite
 h

as
 w

et
 so

ils
 th

at
 

m
us

t b
e 

dr
ai

ne
d 

fo
r 

de
ve

lo
pm

en
t. 

 L
ar

ge
 p

ar
ts

 o
f t

he
 

sit
e 

al
so

 p
on

d.

Be
tw

ee
n 

90
%

 a
nd

 1
00

%
 o

f t
he

 
sit

e 
ha

s w
et

 so
ils

 th
at

 m
us

t b
e 

im
pr

ov
ed

 fo
r d

ev
el

op
m

en
t.

Ap
pr

ox
im

at
el

y 
90

%
 o

f t
he

 si
te

 
ha

s w
et

 so
ils

 th
at

 m
us

t b
e 

im
pr

ov
ed

 fo
r d

ev
el

op
m

en
t.

Pr
ob

ab
ly

 le
ss

 th
an

 h
al

f o
f t

he
 si

te
 

ha
s w

et
 so

ils
. 

N
o 

w
et

 so
ils

 so
 n

o 
“d

ry
 w

ea
th

er
 

flo
w

s”
 p

ro
bl

em
s O

R

Th
er

e 
is 

no
 n

at
ur

al
 d

ra
in

ag
e 

ou
tle

t f
or

 e
ith

er
 su

rf
ac

e 
or

 
su

bs
ur

fa
ce

 fl
ow

s s
o 

of
fs

ite
 

im
pr

ov
em

en
ts

 a
re

 n
ec

es
sa

ry
.  

O
nl

y 
ab

ou
t h

al
f o

f t
he

 si
te

 d
ra

in
s 

to
 e

xi
st

in
g 

ro
ad

 d
itc

he
s.

  T
he

 re
st

 
of

 th
e 

sit
e 

dr
ai

ns
 o

ve
r a

dj
ac

en
t 

la
nd

 th
at

 is
 u

nd
er

 d
iff

er
en

t 
ow

ne
rs

hi
p 

w
hi

ch
 re

qu
ire

 o
ffs

ite
 

im
pr

ov
em

en
ts

.  

Th
er

e 
m

ay
 a

lso
 b

e 
la

rg
e 

ar
ea

s 
w

he
re

 p
on

di
ng

 o
cc

ur
s.

Th
e 

sit
e 

dr
ai

ns
 to

 T
ow

ns
hi

p 
ro

ad
 

di
tc

he
s t

ha
t a

re
 m

or
e 

or
 le

ss
 

ad
eq

ua
te

 o
r t

o 
ot

he
r n

at
ur

al
 

dr
ai

na
ge

 fe
at

ur
es

 th
at

 h
av

e 
ad

eq
ua

te
 c

ap
ac

ity
.

if 
w

et
 so

ils
 a

re
 p

re
se

nt
 th

e 
sit

e 
dr

ai
ns

 d
ire

ct
ly

 to
 a

 d
ra

in
ag

e 
di

st
ric

t f
ac

ili
ty

 w
ith

 a
de

qu
at

e 
ca

pa
ci

ty
 o

r t
o 

a 
riv

er
.

An
 a

lte
rn

at
iv

e 
pr

ob
le

m
 is

 th
e 

co
nd

iti
on

 in
 w

hi
ch

 th
e 

sit
e 

is 
bi

se
ct

ed
 b

y 
a 

na
tu

ra
l 

dr
ai

na
ge

w
ay

 w
ith

 la
rg

e 
flo

w
s 

fr
om

 u
ps

tr
ea

m
 o

ffs
ite

 a
re

as
 

w
hi

ch
 h

av
e 

sig
ni

fic
an

t e
ffe

ct
s o

n 
sit

e 
de

ve
lo

pm
en

t. 

Po
nd

in
g 

is 
a 

sig
ni

fic
an

t p
ro

bl
em

.
M

os
t o

f t
he

 si
te

 d
ra

in
s t

hr
ou

gh
 

to
w

ns
hi

p 
ro

ad
 d

itc
he

s t
ha

t d
o 

no
t h

av
e 

ad
eq

ua
te

 c
ap

ac
ity

.

E 
RR

O
 2

 ZO
N

IN
G 

FA
CT

O
R:

 E
ff

ec
ts

 o
n 

dr
ai

na
ge

 b
ot

h 
up

st
re

am
 a

nd
 d

ow
ns

tr
ea

m

D 
RR

O
 2

 ZO
N

IN
G 

FA
CT

O
R:

 T
he

 L
ES

A 
sc

or
e 

 co
nt

in
ue

d

Cases 931-AM-19/932-S-19, ZBA 04/25/19, Attachment F Page 3 of 6



 W
or

st
 O

r N
ea

rly
   

   
   

   
   

   
   

   
   

   
  

W
or

st
 C

on
di

tio
n 

3
M

uc
h 

W
or

se
 T

ha
n 

   
   

   
   

   
   

   
   

   
   

 
Ty

pi
ca

l C
on

di
tio

n4
M

or
e 

O
r L

es
s  

   
   

   
   

   
   

   
   

   
   

   
   

   
   

  
Ty

pi
ca

l C
on

di
tio

n5
M

uc
h 

Be
tt

er
 T

ha
n 

   
   

   
   

   
   

   
   

   
   

Ty
pi

ca
l C

on
di

tio
n4

Id
ea

l O
r N

ea
rly

   
   

   
   

   
   

   
   

   
  

Id
ea

l C
on

di
tio

ns
6 

◙
◘





 

 
 

 
 

 
 

 
 

 
 

 
10

0%
 o

f s
ite

 w
ith

 L
ow

 o
r V

er
y 

Lo
w

 P
ot

en
tia

l f
or

 se
pt

ic
 ta

nk
 

le
ac

h 
fie

ld
s.

 

M
or

e 
th

an
 5

0%
 o

f s
ite

 (b
ut

 le
ss

 
th

an
 9

5%
) w

ith
 L

ow
 P

ot
en

tia
l f

or
 

se
pt

ic
 ta

nk
 le

ac
h 

fie
ld

s.
 

N
o 

m
or

e 
th

an
 5

0%
 o

f s
ite

 w
ith

 
Lo

w
 P

ot
en

tia
l f

or
 se

pt
ic

 ta
nk

 
le

ac
h 

fie
ld

s.
 

M
or

e 
th

an
 5

0%
 o

f s
ite

 w
ith

 a
t 

le
as

t a
 M

od
er

at
e 

Po
te

nt
ia

l f
or

 
se

pt
ic

 ta
nk

 le
ac

h 
fie

ld
s.

 

10
0%

 o
f s

ite
 w

ith
 a

t l
ea

st
 a

 H
ig

h 
Po

te
nt

ia
l f

or
 se

pt
ic

 ta
nk

 le
ac

h 
fie

ld
s o

r p
os

iti
ve

 so
il 

an
al

ys
is 

(r
eg

ar
dl

es
s o

f s
oi

l p
ot

en
tia

l).

In
 th

e 
ar

ea
 w

ith
 su

sp
ec

te
d 

pr
ob

le
m

s o
f g

ro
un

dw
at

er
 

av
ai

la
bi

lit
y 

ne
ar

 e
xi

st
in

g 
w

el
ls 

w
hi

ch
 h

av
e 

ex
pe

rie
nc

ed
 

re
lia

bi
lit

y 
pr

ob
le

m
s a

nd
 fo

r 
w

hi
ch

 n
o 

in
ve

st
ig

at
io

ns
 h

av
e 

pr
ov

en
 o

th
er

w
ise

.

An
 a

re
a 

w
ith

 su
sp

ec
te

d 
pr

ob
le

m
s 

of
 g

ro
un

dw
at

er
 a

va
ila

bi
lit

y 
an

d 
fo

r w
hi

ch
 n

o 
in

ve
st

ig
at

io
ns

 h
av

e 
pr

ov
en

 o
th

er
w

ise
.

Re
as

on
ab

le
 c

on
fid

en
ce

 o
f w

at
er

 
av

ai
la

bi
lit

y 
(a

re
a 

w
ith

 n
o 

su
sp

ec
te

d 
pr

ob
le

m
s o

f 
gr

ou
nd

w
at

er
 a

va
ila

bi
lit

y)
 a

nd
 n

o 
re

as
on

 to
 su

sp
ec

t i
m

pa
ct

 o
n 

ne
ig

hb
or

in
g 

w
el

ls.

Vi
rt

ua
l c

er
ta

in
ty

 o
f w

at
er

 
av

ai
la

bi
lit

y 
(i.

e.
, l

oc
at

ed
 a

bo
ve

 
th

e 
M

ah
om

et
-T

ea
ys

 A
qu

ife
r)

 o
r 

an
yw

he
re

 th
at

 in
ve

st
ig

at
io

ns
 

in
di

ca
te

 a
va

ila
bi

lit
y 

w
ith

 n
o 

sig
ni

fic
an

t i
m

pa
ct

 o
n 

ex
ist

in
g 

w
el

ls.

Lo
ca

te
d 

m
or

e 
th

an
 fi

ve
 ro

ad
 

m
ile

s f
ro

m
 a

 fi
re

 st
at

io
n 

w
ith

in
 

th
e 

di
st

ric
t w

ith
 a

n 
in

te
rv

en
in

g 
ra

ilr
oa

d 
cr

os
sin

g 
w

ith
 h

ea
vy

 ra
il 

tr
af

fic
.

Lo
ca

te
d 

m
or

e 
th

an
 fi

ve
 ro

ad
 

m
ile

s f
ro

m
 a

 fi
re

 st
at

io
n 

w
ith

in
 

th
e 

di
st

ric
t.

Lo
ca

te
d 

ab
ou

t f
iv

e 
ro

ad
 m

ile
s 

fr
om

 a
 fi

re
 st

at
io

n 
w

ith
in

 th
e 

di
st

ric
t. 

   

Lo
ca

te
d 

be
tw

ee
n 

tw
o-

an
d-

ha
lf 

an
d 

fiv
e 

ro
ad

 m
ile

s f
ro

m
 a

 fi
re

 
st

at
io

n 
w

ith
in

 th
e 

di
st

ric
t.

Lo
ca

te
d 

le
ss

 th
an

 tw
o-

an
d-

ha
lf 

ro
ad

 m
ile

s f
ro

m
 th

e 
fir

e 
st

at
io

n 
w

ith
in

 th
e 

di
st

ric
t a

nd
 w

ith
 n

o 
in

te
rv

en
in

g 
ra

ilr
oa

d 
gr

ad
e 

cr
os

sin
gs

.5

So
m

e 
of

 th
e 

pr
op

os
ed

 lo
ts

 a
nd

 
pa

rt
s o

f t
he

 ro
ad

 th
at

 p
ro

vi
de

 
ac

ce
ss

 a
re

 in
 th

e 
SF

HA
. 

So
m

e 
lo

ts
 m

ay
 re

qu
ire

 fi
ll 

to
 

ha
ve

 a
de

qu
at

e 
bu

ild
ab

le
 a

re
a 

ab
ov

e 
th

e 
BF

E.
 

H 
RR

O
 2

 ZO
N

IN
G 

FA
CT

O
R:

 T
he

 a
va

ila
bi

lit
y 

of
 e

m
er

ge
nc

y 
se

rv
ic

es
 7

G 
RR

O
 2

 ZO
N

IN
G 

FA
CT

O
R:

 A
va

ila
bi

lit
y 

of
 w

at
er

 su
pp

ly
  

F 
RR

O
 2

 ZO
N

IN
G 

FA
CT

O
R:

  S
ui

ta
bi

lit
y 

fo
r o

ns
ite

 w
as

te
w

at
er

 sy
st

em
s

I R
RO

 2
 ZO

N
IN

G 
FA

CT
O

R:
  F

lo
od

 h
az

ar
d 

st
at

us
 

N
o 

pa
rt

 o
f t

he
 p

ro
po

se
d 

sit
e 

no
r 

th
e 

ro
ad

s t
ha

t p
ro

vi
de

 
em

er
ge

nc
y 

ac
ce

ss
 a

re
 lo

ca
te

d 
in

 
th

e 
Sp

ec
ia

l F
lo

od
 H

az
ar

d 
Ar

ea
 

(S
FH

A,
 w

hi
ch

 is
 th

e 
10

0-
ye

ar
 

flo
od

pl
ai

n)
. 

Ev
er

y 
lo

t i
s e

nt
ire

ly
 w

ith
in

 th
e 

SF
HA

 (b
as

ed
 o

n 
ac

tu
al

 
to

po
gr

ap
hy

) a
s i

s t
he

 ro
ad

 th
at

 
pr

ov
id

es
 a

cc
es

s.

Sm
al

l p
or

tio
ns

 o
f t

he
 si

te
 m

ay
 b

e 
in

 th
e 

SF
HA

 b
ut

 a
ll 

lo
ts

 h
av

e 
ad

eq
ua

te
 b

ui
ld

ab
le

 a
re

a 
ou

ts
id

e 
of

 th
e 

SF
HA

. 

Cases 931-AM-19/932-S-19, ZBA 04/25/19, Attachment F Page 4 of 6



 W
or

st
 O

r N
ea

rly
   

   
   

   
   

   
   

   
   

   
  

W
or

st
 C

on
di

tio
n 

3
M

uc
h 

W
or

se
 T

ha
n 

   
   

   
   

   
   

   
   

   
   

 
Ty

pi
ca

l C
on

di
tio

n4
M

or
e 

O
r L

es
s  

   
   

   
   

   
   

   
   

   
   

   
   

   
   

  
Ty

pi
ca

l C
on

di
tio

n5
M

uc
h 

Be
tt

er
 T

ha
n 

   
   

   
   

   
   

   
   

   
   

Ty
pi

ca
l C

on
di

tio
n4

Id
ea

l O
r N

ea
rly

   
   

   
   

   
   

   
   

   
  

Id
ea

l C
on

di
tio

ns
6 

◙
◘





 

 
 

 
 

 
 

 
 

 
 

 
Si

gn
ifi

ca
nt

 n
eg

at
iv

e 
ef

fe
ct

s f
or

 
m

or
e 

th
an

 o
ne

 c
on

ce
rn

.
Ar

ch
ae

ol
og

ic
al

 c
on

ce
rn

s m
ay

 
ap

pl
y 

to
 a

 sm
al

l p
ar

t o
f t

he
 si

te
 

bu
t i

n 
ge

ne
ra

l n
o 

ne
ga

tiv
e 

ef
fe

ct
s.

6

N
ot

hi
ng

 p
re

se
nt

 to
 b

e 
co

nc
er

ne
d 

ab
ou

t.

M
or

e 
th

an
 o

ne
 m

an
-m

ad
e 

ha
za

rd
 is

 p
re

se
nt

 o
r a

dj
ac

en
t t

o 
th

e 
sit

e.
  

O
ne

 o
r m

or
e 

m
an

-m
ad

e 
ha

za
rd

s 
ar

e 
pr

es
en

t o
r a

dj
ac

en
t t

o 
th

e 
sit

e.
  

It 
is 

no
t u

nu
su

al
 fo

r a
 si

te
 to

 b
e 

cl
os

e 
to

 so
m

e 
ki

nd
 o

f h
az

ar
d 

su
ch

 a
s a

 p
ip

el
in

e,
 h

ig
h 

te
ns

io
n 

el
ec

tr
ic

al
 tr

an
sm

iss
io

n 
lin

es
, o

r 
ra

ilr
oa

d 
tr

ac
ks

.  

N
ot

 c
lo

se
 to

 a
ny

 m
an

-m
ad

e 
ha

za
rd

 a
lth

ou
gh

 sn
ow

 d
rif

ts
 m

ay
 

bl
oc

k 
ac

ce
ss

 fr
om

 fi
re

 p
ro

te
ct

io
n 

st
at

io
n.

N
ot

 c
lo

se
 to

 a
ny

 m
an

-m
ad

e 
ha

za
rd

 a
nd

 re
la

tiv
el

y 
cl

os
e 

to
 

ur
ba

ni
ze

d 
ar

ea
s.

Ac
ce

ss
 ro

ad
s f

ro
m

 fi
re

 p
ro

te
ct

io
n 

st
at

io
n 

ar
e 

pr
on

e 
to

 sn
ow

 d
rif

ts
.

Ac
ce

ss
 ro

ad
s f

ro
m

 fi
re

 p
ro

te
ct

io
n 

st
at

io
n 

ar
e 

pr
on

e 
to

 sn
ow

 d
rif

ts
.

Sn
ow

 d
rif

ts
 m

ay
 b

lo
ck

 a
cc

es
s 

fr
om

 fi
re

 p
ro

te
ct

io
n 

st
at

io
n.

M
or

e 
th

an
 a

 fe
w

 h
ig

he
r a

cr
ea

ge
 

re
sid

en
tia

l l
ot

s c
on

ve
rt

ed
 fr

om
 

ag
 la

nd

A 
fe

w
 re

sid
en

tia
l l

ot
s o

f v
ar

yi
ng

 
de

ns
iti

es
 c

on
ve

rt
ed

 fr
om

 a
g 

la
nd

N
o 

m
or

e 
th

an
 a

 fe
w

 lo
w

er
 

ac
re

ag
e 

re
sid

en
tia

l l
ot

s 
co

nv
er

te
d 

fr
om

 a
g 

la
nd

Sp
ar

se
 d

ist
rib

ut
io

n 
of

 c
on

ve
rt

ed
 

re
sid

en
tia

l a
re

as
 a

ffe
ct

in
g 

m
an

y 
ag

ric
ul

tu
ra

l l
an

ds

M
ix

 o
f l

ot
 si

ze
s a

ffe
ct

in
g 

bo
th

 
ag

ric
ul

tu
ra

l a
nd

 n
ea

r-
ur

ba
n 

ar
ea

s,
 m

ix
 o

f p
rim

e 
an

d 
no

t 
pr

im
e 

so
ils

Co
m

pa
ct

 d
ev

el
op

m
en

t o
f 

re
sid

en
tia

l a
re

as
 c

lo
se

r t
o 

ur
ba

n 
ar

ea
s a

nd
/o

r o
n 

le
ss

 th
an

 p
rim

e 
fa

rm
la

nd

K 
RR

O
 2

 ZO
N

IN
G 

FA
CT

O
R:

 T
he

 p
re

se
nc

e 
of

 n
ea

rb
y 

na
tu

ra
l8  o

r m
an

m
ad

e 
ha

za
rd

s

J R
RO

 2
 ZO

N
IN

G 
FA

CT
O

R:
 E

ff
ec

ts
 o

n 
w

et
la

nd
s,

 h
is

to
ric

 o
r a

rc
he

ol
og

ic
al

 si
te

s,
 n

at
ur

al
 o

r s
ce

ni
c 

ar
ea

s,
 a

nd
/o

r w
ild

lif
e 

ha
bi

ta
t

L 
RR

O
 ZO

N
IN

G 
FA

CT
O

R:
 T

he
 a

m
ou

nt
 o

f l
an

d 
to

 b
e 

co
nv

er
te

d 
fr

om
 a

gr
ic

ul
tu

ra
l U

SE
S 

ve
rs

us
 th

e 
nu

m
be

r o
f D

W
EL

LI
N

G
 U

N
IT

S 
to

 b
e 

ac
co

m
m

od
at

ed
.

Cases 931-AM-19/932-S-19, ZBA 04/25/19, Attachment F Page 5 of 6



 W
or

st
 O

r N
ea

rly
   

   
   

   
   

   
   

   
   

   
  

W
or

st
 C

on
di

tio
n 

3
M

uc
h 

W
or

se
 T

ha
n 

   
   

   
   

   
   

   
   

   
   

 
Ty

pi
ca

l C
on

di
tio

n4
M

or
e 

O
r L

es
s  

   
   

   
   

   
   

   
   

   
   

   
   

   
   

  
Ty

pi
ca

l C
on

di
tio

n5
M

uc
h 

Be
tt

er
 T

ha
n 

   
   

   
   

   
   

   
   

   
   

Ty
pi

ca
l C

on
di

tio
n4

Id
ea

l O
r N

ea
rly

   
   

   
   

   
   

   
   

   
  

Id
ea

l C
on

di
tio

ns
6 

◙
◘





 

 
 

 
 

 
 

 
 

 
 

 
N

O
TE

S

7.
 A

m
bu

la
nc

e 
se

rv
ic

e 
ca

n 
pr

es
um

ab
ly

 b
e 

fu
rt

he
r t

ha
n 

fiv
e 

m
ile

s d
ist

an
ce

 a
nd

 b
e 

ac
ce

pt
ab

le
.  

N
O

 S
TA

N
DA

RD
 O

F 
CO

M
PA

RI
SO

N
 IS

 P
RO

PO
SE

D 
FO

R 
EM

ER
GE

N
CY

 
AM

BU
LA

N
CE

 S
ER

VI
CE

.

8.
 A

ny
 lo

ca
tio

n 
in

 th
e 

Co
un

ty
 is

 su
bj

ec
t t

o 
na

tu
ra

l h
az

ar
ds

 su
ch

 a
s t

or
na

do
es

,  
fr

ee
zin

g 
ra

in
, e

tc
.

4.
 M

U
CH

 W
O

RS
E 

TH
AN

 T
YP

IC
AL

 a
nd

 M
U

CH
 B

ET
TE

R 
TH

AN
 T

YP
IC

AL
 c

on
di

tio
ns

 a
re

 S
ta

ff 
ju

dg
em

en
ts

.

5.
 W

he
re

 p
os

sib
le

, T
YP

IC
AL

 C
ha

m
pa

ig
n 

Co
un

ty
 ru

ra
l r

es
id

en
tia

l d
ev

el
op

m
en

t s
ite

 c
on

di
tio

ns
 a

re
 b

as
ed

 o
n 

av
er

ag
es

 fo
r t

he
 e

nt
ire

 C
ou

nt
y.

  F
or

 e
xa

m
pl

e,
 th

e 
ov

er
al

l 
av

er
ag

e 
La

nd
 E

va
lu

at
io

n 
is 

fo
r a

ll 
of

 th
e 

la
nd

 in
 th

e 
Co

un
ty

.  
So

m
e 

fa
ct

or
s a

re
 b

as
ed

 o
n 

a 
re

vi
ew

 o
f d

at
e 

fo
r a

ll 
m

aj
or

 ru
ra

l s
ub

di
vi

sio
ns

 (s
uc

h 
as

 th
e 

gr
os

s a
ve

ra
ge

 lo
t s

ize
). 

 
Di

ffe
re

nc
es

 in
 w

at
er

 a
va

ila
bi

lit
y 

ar
e 

lo
ca

liz
ed

 a
nd

 n
ot

 a
ve

ra
ge

d 
ov

er
 th

e 
en

tir
e 

Co
un

ty
. 

6.
 T

he
 ID

EA
L 

Ch
am

pa
ig

n 
Co

un
ty

 ru
ra

l r
es

id
en

tia
l d

ev
el

op
m

en
t s

ite
 c

on
di

tio
ns

 a
re

 b
as

ed
 o

n 
th

e 
be

st
 p

os
sib

le
 c

on
di

tio
ns

 fo
r e

ac
h 

fa
ct

or
 th

at
 c

an
 b

e 
fo

un
d 

in
 ru

ra
l 

Ch
am

pa
ig

n 
Co

un
ty

 re
ga

rd
le

ss
 o

f t
he

 a
m

ou
nt

 o
f l

an
d 

th
at

 m
ig

ht
 b

e 
av

ai
la

bl
e 

an
d 

re
ga

rd
le

ss
 o

f w
he

th
er

 o
r n

ot
 a

ny
 in

di
vi

du
al

 si
te

 w
ou

ld
 li

ke
ly

 e
ve

r c
om

bi
ne

 “
id

ea
l”

 ra
tin

gs
 

on
 a

ll 
fa

ct
or

s.

1.
 F

iv
e 

di
ffe

re
nt

 “
ty

pi
ca

l”
 c

on
di

tio
ns

 a
re

 id
en

tif
ie

d 
th

at
 a

re
 re

pr
es

en
ta

tiv
e 

of
 th

e 
ra

ng
e 

of
 c

on
di

tio
ns

 th
at

 e
xi

st
 in

 C
ha

m
pa

ig
n 

Co
un

ty
.  

Th
e 

ch
ar

ac
te

riz
at

io
n 

of
 th

es
e 

co
nd

iti
on

s a
re

 b
as

ed
 so

le
ly

 o
n 

th
e 

op
in

io
ns

 o
f C

ou
nt

y 
St

af
f.

2.
 R

RO
= 

Ru
ra

l R
es

id
en

tia
l O

ve
rla

y

3.
 T

he
 W

O
RS

T 
co

nd
iti

on
s a

re
 b

as
ed

 o
n 

th
e 

w
or

st
 p

os
sib

le
 c

on
di

tio
ns

 fo
r e

ac
h 

fa
ct

or
 th

at
 c

an
 b

e 
fo

un
d 

in
 ru

ra
l C

ha
m

pa
ig

n 
Co

un
ty

 re
ga

rd
le

ss
 o

f t
he

 a
m

ou
nt

 o
f l

an
d 

th
at

 
m

ig
ht

 b
e 

av
ai

la
bl

e 
an

d 
re

ga
rd

le
ss

 o
f w

he
th

er
 o

r n
ot

 a
ny

 in
di

vi
du

al
 si

te
 w

ou
ld

 li
ke

ly
 e

ve
r c

om
bi

ne
 “

w
or

st
” 

ra
tin

gs
 o

n 
al

l f
ac

to
rs

.

Cases 931-AM-19/932-S-19, ZBA 04/25/19, Attachment F Page 6 of 6



Champaign County Land Resource Management Plan 
Goals, Objectives and Policies 

1 

LRMP Goals                               
   

1   Planning and  
     Public Involvement 

Champaign County will attain a system of land resource management planning built on 
broad public involvement that supports effective decision making by the County.  

2   Governmental    
     Coordination   

Champaign County will collaboratively formulate land resource and development 
policy with other units of government in areas of overlapping land use planning 
jurisdiction. 

3   Prosperity Champaign County will encourage economic growth and development to ensure 
prosperity for its residents and the region. 

4   Agriculture  Champaign County will protect the long term viability of agriculture in Champaign 
County and its land resource base. 

5   Urban Land Use  Champaign County will encourage urban development that is compact and contiguous 
to existing cities, villages, and existing unincorporated settlements.  

6   Public Health and  
     Public Safety   

Champaign County will ensure protection of the public health and public safety in land 
resource management decisions. 

7   Transportation   Champaign County will coordinate land use decisions in the unincorporated area with 
the existing and planned transportation infrastructure and services.  

8   Natural Resources Champaign County will strive to conserve and enhance the County’s landscape and 
natural resources and ensure their sustainable use. 

9   Energy  
     Conservation 

Champaign County will encourage energy conservation, efficiency, and the use of 
renewable energy sources. 

10  Cultural Amenities Champaign County will promote the development and preservation of cultural 
amenities that contribute to a high quality of life for its citizens. 

 
Goal 1  Planning and Public Involvement 
   
Champaign County will attain a system of land resource management planning built on broad public 
involvement that supports effective decision making by the County.  

Goal 1 Objectives  
   
Objective 1.1  Guidance on Land Resource Management Decisions   
Champaign County will consult the Champaign County Land Resource Management Plan (LRMP) that formally 
establishes County land resource management policies and serves as an important source of guidance for the 
making of County land resource management decisions.   
 
Objective 1.2  Updating Officials  
Champaign County will annually update County Board members with regard to land resource management 
conditions within the County.   
 
Objective 1.3  Incremental Updates  
Champaign County will update the LRMP, incrementally, on an annual or biannual basis to make minor changes 
to the LRMP or to adjust boundaries of LRMP Future Land Use Map areas to reflect current conditions, (e.g., 
Contiguous Urban Growth Area, or Rural Residential Area).  
 
Objective 1.4  Comprehensive Updates   
Champaign County will comprehensively update the LRMP at a regular interval of no more than 15 or less than 
10 years, to allow for the utilization of available updated census data and other information. 
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Champaign County Land Resource Management Plan 
Goals, Objectives and Policies 

2 

 
 
Goal 1 Objectives and Policies 
   
Objective 1.1   Guidance on Land Resource Management Decisions   
Champaign County will consult the LRMP that formally establishes County land resource management policies and 
serves as an important source of guidance for the making of County land resource management decisions.  

  
Objective 1.2   Updating Officials 
Champaign County will annually update County Board members with regard to land resource management 
conditions within the County.   
 

Policy 1.2.1   
County planning staff will provide an annual update to County Board members with regard to land resource 
management conditions within the County. 

 
Objective 1.3   Incremental Updates 
Champaign County will update the LRMP, incrementally, on an annual or biannual basis to make minor changes to 
the LRMP or to adjust boundaries of LRMP Future Land Use Map areas to reflect current conditions, (e.g., 
Contiguous Urban Growth Area, or Rural Residential Area). 
 

Policy 1.3.1   
ELUC will recommend minor changes to the LRMP after an appropriate opportunity for public input is made 
available. 

   
Objective 1.4   Comprehensive Updates   
Champaign County will comprehensively update the LRMP at a regular interval of no more than 15 or less than 10 
years, to allow for the utilization of available updated census data and other information. 
 

Policy 1.4.1   
A Steering Committee that is broadly representative of the constituencies in the County but weighted towards the 
unincorporated area will oversee comprehensive updates of the LRMP. 
 
Policy 1.4.2   
The County will provide opportunities for public input throughout any comprehensive update of the LRMP. 

 
Goal 2  Governmental Coordination 
   
Champaign County will collaboratively formulate land resource and development policy with other units of 
government in areas of overlapping land use planning jurisdiction. 
 

Goal 2 Objectives 
   
Objective 2.1   Local and Regional Coordination  
Champaign County will coordinate land resource management planning with all County jurisdictions and, to the 
extent possible, in the larger region.  
 
Objective 2.2   Information Sharing   
Champaign County will work cooperatively with other units of government to ensure that the Geographic 
Information Systems Consortium and Regional Planning Commission have the resources to effectively discharge 
their responsibilities to develop, maintain and share commonly used land resource management data between 
local jurisdictions and County agencies that will help support land use decisions. 

Note:  The Appendix contains defined terms, shown as italicized text in this Chapter. 
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Goal 2 Objectives and Policies 
   
Objective 2.1  Local and Regional Coordination  
Champaign County will coordinate land resource management planning with all County jurisdictions and, to the 
extent possible, in the larger region. 
 

Policy 2.1.1   
The County will maintain an inventory through the LRMP, of contiguous urban growth areas where connected 
sanitary service is already available or is planned to be made available by a public sanitary sewer service plan, 
and development is intended to occur upon annexation. 
 
Policy 2.1.2  
The County will continue to work to seek a county-wide arrangement that respects and coordinates the interests 
of all jurisdictions and that provides for the logical extension of municipal land use jurisdiction by annexation 
agreements. 
 
Policy 2.1.3  
The County will encourage municipal adoption of plan and ordinance elements which reflect mutually consistent 
(County and municipality) approach to the protection of best prime farmland and other natural, historic, or 
cultural resources.   

 
Objective 2.2   Information Sharing   
Champaign County will work cooperatively with other units of government to ensure that the Geographic 
Information Systems Consortium and Regional Planning Commission have the resources to effectively discharge 
their responsibilities to develop, maintain and share commonly used land resource management data between local 
jurisdictions and County agencies that will help support land use decisions. 
 
 
Goal 3  Prosperity 
 
Champaign County will encourage economic growth and development to ensure prosperity for its residents 
and the region. 

 
 
 
 
 
 

Goal 3 Objectives 
   
Objective 3.1  Business Climate 
Champaign County will seek to ensure that it maintains comparable tax rates and fees, and a favorable business 
climate relative to similar counties.  
 
Objective 3.2  Efficient County Administration  
Champaign County will ensure that its regulations are administrated efficiently and do not impose undue costs or 
delays on persons seeking permits or other approvals.   
 
Objective 3.3  County Economic Development Policy 
Champaign County will maintain an updated Champaign County Economic Development Policy that is 
coordinated with and supportive of the LRMP. 
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Goal 4  Agriculture 
 
Champaign County will protect the long term viability of agriculture in Champaign County and its land 
resource base. 

 
Goal 4 Objectives and Policies 
 
Objective 4.1  Agricultural Land Fragmentation and Conservation   
Champaign County will strive to minimize the fragmentation of the County’s agricultural land base and conserve 
farmland, generally applying more stringent development standards on best prime farmland.   
 

Policy 4.1.1  
Commercial agriculture is the highest and best use of land in the areas of Champaign County that are by virtue of 
topography, soil and drainage, suited to its pursuit.  The County will not accommodate other land uses except 
under very restricted conditions or in areas of less productive soils. 
 
 

Goal 4 Objectives 
   
Objective 4.1  Agricultural Land Fragmentation and Conservation   
Champaign County will strive to minimize the fragmentation of the County’s agricultural land base and conserve 
farmland, generally applying more stringent development standards on best prime farmland.  
 
Objective 4.2  Development Conflicts with Agricultural Operations 
Champaign County will require that each discretionary review development will not interfere with agricultural 
operations. 
 
Objective 4.3  Site Suitability for Discretionary Review Development 
Champaign County will require that each discretionary review development is located on a suitable site.  
 
Objective 4.4  Regulations for Rural Residential Discretionary Review 
Champaign County will update County regulations that pertain to rural residential discretionary review 
developments to best provide for site specific conditions by 2010. 
 
Objective 4.5  LESA Site Assessment Review and Updates  
By the year 2012, Champaign County will review the Site Assessment portion of the Champaign County Land 
Evaluation and Site Assessment System (LESA) for possible updates; thereafter, the County will periodically 
review the site assessment portion of LESA for potential updates at least once every 10 years.   
 
Objective 4.6  Protecting Productive Farmland  
Champaign County will seek means to encourage and protect productive farmland within the County. 
 
Objective 4.7  Right to Farm Resolution   
Champaign County affirms County Resolution 3425 pertaining to the right to farm in Champaign County. 
 
Objective 4.8  Locally Grown Foods  
Champaign County acknowledges the importance of and encourages the production, purchase, and consumption 
of locally grown food.  
 
Objective 4.9  Landscape Character  
Champaign County will seek to preserve the landscape character of the agricultural and rural areas of the County, 
and, at the same time, allow for potential discretionary development that supports agriculture or involves a 
product or service that is provided better in a rural area.   
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Policy 4.1.2  
The County will guarantee all landowners a by right development allowance to establish a non-agricultural use, 
provided that public health, safety and site development regulations (e.g., floodplain and zoning regulations) are 
met.     
 
Policy 4.1.3  
The by right development allowance is intended to ensure legitimate economic use of all property.  The County 
understands that continued agricultural use alone constitutes a reasonable economic use of best prime farmland 
and the by right development allowance alone does not require accommodating non-farm development beyond 
the by right development allowance on such land. 
 
Policy 4.1.4 The County will guarantee landowners of one or more lawfully created lots that are recorded or 
lawfully conveyed and are considered a good zoning lot (i.e., a lot that meets County zoning requirements in 
effect at the time the lot is created) the by right development allowance to establish a new single family dwelling 
or non-agricultural land use on each such lot, provided that current public health, safety and transportation 
standards are met. 
 

      Policy 4.1.5                                                             
a.   The County will allow landowner by right development that is generally proportionate to tract size, created from 

the January 1, 1998 configuration of tracts on lots that are greater than five acres in area, with: 
• 1 new lot allowed per parcel less than 40 acres in area;  
• 2 new lots allowed per parcel 40 acres or greater in area provided that the total amount of acreage of best 

prime farmland for new by right lots does not exceed three acres per 40 acres; and  
• 1 authorized land use allowed on each vacant good zoning lot provided that public health and safety 

standards are met.  
b.   The County will not allow further division of parcels that are 5 acres or less in size. 

  
Policy 4.1.6   
Provided that the use, design, site and location are consistent with County policies regarding:   

i.    suitability of the site for the proposed use; 
ii.   adequacy of infrastructure and public services for the proposed use; 
iii.  minimizing conflict with agriculture;  
iv.  minimizing the conversion of farmland; and 
v.   minimizing the disturbance of natural areas, then, 

  
a.   on best prime farmland, the County may authorize discretionary residential development subject to a limit on 

total acres converted which is generally proportionate to tract size and is based on the January 1, 1998 
configuration of tracts, with the total amount of acreage converted to residential use (inclusive of by-right 
development) not to exceed three acres plus three acres per each 40 acres (including any existing right-of-
way), but not to exceed 12 acres in total; or  

b.   on best prime farmland, the County may authorize non-residential discretionary development; or  
c.   the County may authorize discretionary review development on tracts consisting of other than best prime 

farmland. 
 

Policy 4.1.7  
To minimize the conversion of best prime farmland, the County will require a maximum lot size limit on new 
lots established as by right development on best prime farmland.  
 
Policy 4.1.8   
The County will consider the LESA rating for farmland protection when making land use decisions regarding a 
discretionary development. 
 
Policy 4.1.9 
The County will set a minimum lot size standard for a farm residence on land used for agricultural purposes. 
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Objective 4.2  Development Conflicts with Agricultural Operations 
Champaign County will require that each discretionary review development will not interfere with agricultural 
operations. 
 

Policy 4.2.1   
The County may authorize a proposed business or other non-residential discretionary review development in a 
rural area if the proposed development supports agriculture or involves a product or service that is provided 
better in a rural area than in an urban area.    
 
Policy 4.2.2  
The County may authorize discretionary review development in a rural area if the proposed development:  
a. is a type that does not negatively affect agricultural activities; or  
b. is located and designed to minimize exposure to any negative affect caused by agricultural activities; and  
c. will not interfere with agricultural activities or damage or negatively affect the operation of agricultural 

drainage systems, rural roads, or other agriculture-related infrastructure.   
 
Policy 4.2.3  
The County will require that each proposed discretionary development explicitly recognize and provide for the 
right of agricultural activities to continue on adjacent land.  
 
Policy 4.2.4  
To reduce the occurrence of agricultural land use and non-agricultural land use nuisance conflicts, the County 
will require that all discretionary review consider whether a buffer between existing agricultural operations and 
the proposed development is necessary.  

 
Objective 4.3   Site Suitability for Discretionary Review Development 
Champaign County will require that each discretionary review development is located on a suitable site.   
 

Policy 4.3.1  
On other than best prime farmland, the County may authorize a discretionary review development provided that 
the site with proposed improvements is suited overall for the proposed land use. 
   
Policy 4.3.2  
On best prime farmland, the County may authorize a discretionary review development provided the site with 
proposed improvements is well-suited overall for the proposed land use.  
 
Policy 4.3.3  
The County may authorize a discretionary review development provided that existing public services are 
adequate to support to the proposed development effectively and safely without undue public expense.  
 
Policy 4.3.4  
The County may authorize a discretionary review development provided that existing public infrastructure, 
together with proposed improvements, is adequate to support the proposed development effectively and safely 
without undue public expense.  
 
Policy 4.3.5  
On best prime farmland, the County will authorize a business or other non-residential use only if: 
a.   it also serves surrounding agricultural uses or an important public need; and cannot be located in an urban 

area or on a less productive site; or 
b.   the use is otherwise appropriate in a rural area and the site is very well suited to it.   

 
Objective 4.4   Regulations for Rural Residential Discretionary Review 
Champaign County will update County regulations that pertain to rural residential discretionary review 
developments to best provide for site specific conditions by 2010. 
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Objective 4.5  LESA Site Assessment Review and Updates 
By the year 2012, Champaign County will review the Site Assessment portion of the LESA for possible updates; 
thereafter, the County will periodically review the site assessment portion of LESA for potential updates at least once 
every 10 years.   
 
Objective 4.6  Protecting Productive Farmland 
Champaign County will seek means to encourage and protect productive farmland within the County. 
 

Policy 4.6.1   
The County will utilize, as may be feasible, tools that allow farmers to permanently preserve farmland.   
 
Policy 4.6.2   
The County will support legislation that promotes the conservation of agricultural land and related natural 
resources in Champaign County provided that legislation proposed is consistent with County policies and 
ordinances, including those with regard to landowners’ interests.  
 
Policy 4.6.3   
The County will implement the agricultural purposes exemption, subject to applicable statutory and 
constitutional restrictions, so that all full- and part-time farmers and retired farmers will be assured of receiving 
the benefits of the agricultural exemption even if some non-farmers receive the same benefits. 

 
Objective 4.7  Right to Farm Resolution   
Champaign County affirms County Resolution 3425 pertaining to the right to farm in Champaign County. 
 
Objective 4.8  Locally Grown Foods 
Champaign County acknowledges the importance of and encourages the production, purchase, and consumption of 
locally grown food.  
 
Objective 4.9  Landscape Character 
Champaign County will seek to preserve the landscape character of the agricultural and rural areas of the County, 
and, at the same time, allow for potential discretionary development that supports agriculture or involves a product or 
service that is provided better in a rural area.   
 

Policy 4.9.1  
The County will develop and adopt standards to manage the visual and physical characteristics of discretionary 
development in rural areas of the County. 

 
 
Goal 5  Urban Land Use 
 
Champaign County will encourage urban development that is compact and contiguous to existing cities, villages, and 
existing unincorporated settlements. 

Goal 5 Objectives 
 
Objective 5.1  Population Growth and Economic Development 
Champaign County will strive to ensure that the preponderance of population growth and economic development 
is accommodated by new urban development in or adjacent to existing population centers. 
 
Objective 5.2  Natural Resources Stewardship 
When new urban development is proposed, Champaign County will encourage that such development 
demonstrates good stewardship of natural resources 
 
Objective 5.3  Adequate Public Infrastructure and Services 
Champaign County will oppose proposed new urban development unless adequate utilities, infrastructure, and 
public services are provided.  
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Goal 5 Objectives and Policies 
 
Objective 5.1  Population Growth and Economic Development 
Champaign County will strive to ensure that the preponderance of population growth and economic development is 
accommodated by new urban development in or adjacent to existing population centers. 
 

Policy 5.1.1   
The County will encourage new urban development to occur within the boundaries of incorporated 
municipalities.  
 
Policy 5.1.2  
a.   The County will encourage that only compact and contiguous discretionary development occur within or 

adjacent to existing villages that have not yet adopted a municipal comprehensive land use plan. 
b.   The County will require that only compact and contiguous discretionary development occur within or 

adjacent to existing unincorporated settlements. 
 

Policy 5.1 3 
The County will consider municipal extra-territorial jurisdiction areas that are currently served by or that are 
planned to be served by an available public sanitary sewer service plan as contiguous urban growth areas which 
should develop in conformance with the relevant municipal comprehensive plans.  Such areas are identified on 
the Future Land Use Map.  
 
Policy 5.1.4  
The County may approve discretionary development outside contiguous urban growth areas, but within 
municipal extra-territorial jurisdiction areas only if:  
a.   the development is consistent with the municipal comprehensive plan and relevant municipal requirements; 
b.   the site is determined to be well-suited overall for the development if on best prime farmland or the site is 

suited overall, otherwise; and  
c.   the development is generally consistent with all relevant LRMP objectives and policies. 

 
Policy 5.1 5   
The County will encourage urban development to explicitly recognize and provide for the right of agricultural 
activities to continue on adjacent land. 
 
Policy 5.1.6   
To reduce the occurrence of agricultural land use and non-agricultural land use nuisance conflicts, the County 
will encourage and, when deemed necessary, will require discretionary development to create a sufficient buffer 
between existing agricultural operations and the proposed urban development.  
 
Policy 5.1.7   
The County will oppose new urban development or development authorized pursuant to a municipal annexation 
agreement that is located more than one and one half miles from a municipality’s corporate limit unless the 
Champaign County Board determines that the development is otherwise consistent with the LRMP, and that such 
extraordinary exercise of extra-territorial jurisdiction is in the interest of the County as a whole.  

 
Policy 5.1.8  
The County will support legislative initiatives or intergovernmental agreements which specify that property subject 
to annexation agreements will continue to be under the ordinances, control, and jurisdiction of the County until such 
time that the property is actually annexed, except that within 1-1/2 miles of the corporate limit of a municipality 
with an adopted comprehensive land use plan, the subdivision ordinance of the municipality shall apply. 
 
Policy 5.1.9   
The County will encourage any new discretionary development that is located within municipal extra-territorial 
jurisdiction areas and subject to an annexation agreement (but which is expected to remain in the unincorporated 
area) to undergo a coordinated municipal and County review process, with the municipality considering any 
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discretionary development approval from the County that would otherwise be necessary without the annexation 
agreement. 

 
Objective 5.2  Natural Resources Stewardship 
When new urban development is proposed, Champaign County will encourage that such development demonstrates 
good stewardship of natural resources. 
 

Policy 5.2.1   
The County will encourage the reuse and redevelopment of older and vacant properties within urban land when 
feasible. 
 
Policy 5.2 2   
The County will: 
a.   ensure that urban development proposed on best prime farmland is efficiently designed in order to avoid 

unnecessary conversion of such farmland; and 
b.   encourage, when possible, other jurisdictions to ensure that urban development proposed on best prime 

farmland is efficiently designed in order to avoid unnecessary conversion of such farmland. 
 
Policy 5.2.3   
The County will: 
a.   require that proposed new urban development results in no more than minimal disturbance to areas with 

significant natural environmental quality; and 
b.   encourage, when possible, other jurisdictions to require that proposed new urban development results in no 

more than minimal disturbance to areas with significant natural environmental quality. 
 
Objective 5.3  Adequate Public Infrastructure and Services 
Champaign County will oppose proposed new urban development unless adequate utilities, infrastructure, and public 
services are provided.  
 

Policy 5.3.1  
The County will: 
a.   require that proposed new urban development in unincorporated areas is sufficiently served by available 

public services and without undue public expense; and  
b.   encourage, when possible, other jurisdictions to require that proposed new urban development is sufficiently 

served by available public services and without undue public expense. 
 
Policy 5.3.2  
The County will:   
a.   require that proposed new urban development, with proposed improvements, will be adequately served by 

public infrastructure, and that related needed improvements to public infrastructure are made without undue 
public expense; and  

b.   encourage, when possible, other jurisdictions to require that proposed new urban development, with 
proposed improvements, will be adequately served by public infrastructure, and that related needed 
improvements to public infrastructure are made without undue public expense. 

 
Policy 5.3.3  
The County will encourage a regional cooperative approach to identifying and assessing the incremental costs of 
public utilities and services imposed by new development.   
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Goal 6  Public Health and Public Safety 
   
Champaign County will ensure protection of the public health and public safety in land resource management 
decisions.   

 
Goal 6 Objectives and Policies 
 
Objective 6.1  Protect Public Health and Safety 
Champaign County will seek to ensure that development in unincorporated areas of the County does not endanger 
public health or safety. 
 

Policy 6.1.1  
The County will establish minimum lot location and dimension requirements for all new rural residential 
development that provide ample and appropriate areas for onsite wastewater and septic systems.  
 
Policy 6.1.2  
The County will ensure that the proposed wastewater disposal and treatment systems of discretionary 
development will not endanger public health, create nuisance conditions for adjacent uses, or negatively impact 
surface or groundwater quality.  
 
Policy 6.1.3   
The County will seek to prevent nuisances created by light and glare and will endeavor to limit excessive night 
lighting, and to preserve clear views of the night sky throughout as much of the County as possible. 
 
Policy 6.1.4  
The County will seek to abate blight and to prevent and rectify improper dumping. 

 
Objective 6.2  Public Assembly Land Uses 
Champaign County will seek to ensure that public assembly, dependent population, and multifamily land uses 
provide safe and secure environments for their occupants.  

 
Policy 6.2.1   
The County will require public assembly, dependent population, and multifamily premises built, significantly 
renovated, or established after 2010 to comply with the Office of State Fire Marshal life safety regulations or 
equivalent. 
 
 

Goal 6 Objectives 
 
Objective 6.1  Protect Public Health and Safety  
Champaign County will seek to ensure that rural development does not endanger public health or safety. 
   
Objective 6.2  Public Assembly Land Uses 
Champaign County will seek to ensure that public assembly, dependent population, and multifamily land uses 
provide safe and secure environments for their occupants.  
   
Objective 6.3  Development Standards  
Champaign County will seek to ensure that all new non-agricultural construction in the unincorporated area will 
comply with a building code by 2015. 
   
Objective 6.4  Countywide Waste Management Plan 
Champaign County will develop an updated Champaign County Waste Management Plan by 2015 to address the 
re-use, recycling, and safe disposal of wastes including: landscape waste; agricultural waste; construction/ 
demolition debris; hazardous waste; medical waste; and municipal solid waste.     
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Policy 6.2.2   
The County will require Champaign County Liquor Licensee premises to comply with the Office of State Fire 
Marshal life safety regulations or equivalent by 2015.  
 
Policy 6.2.3   
The County will require Champaign County Recreation and Entertainment Licensee premises to comply with the 
Office of State Fire Marshal life safety regulations or equivalent by 2015.   

 
Objective 6.3  Development Standards 
Champaign County will seek to ensure that all new non-agricultural construction in the unincorporated area will 
comply with a building code by 2015. 
 
Objective 6.4  Countywide Waste Management Plan 
Champaign County will develop an updated Champaign County Waste Management Plan by 2015 to address the re-
use, recycling, and safe disposal of wastes including: landscape waste; agricultural waste; construction/demolition 
debris; hazardous waste; medical waste; and municipal solid waste. 
 
 
Goal 7  Transportation 
   
Champaign County will coordinate land use decisions in the unincorporated area with the existing and planned 
transportation infrastructure and services.  

 

Goal 7 Objectives and Policies 
   
Objective 7.1  Traffic Impact Analyses  
Champaign County will consider traffic impact in all land use decisions and coordinate efforts with other agencies 
when warranted. 
 

Policy 7.1.1   
The County will include traffic impact analyses in discretionary review development proposals with significant 
traffic generation.  

 
Objective 7.2  Countywide Transportation System 
Champaign County will strive to attain a countywide transportation network including a variety of transportation 
modes which will provide rapid, safe, and economical movement of people and goods. 
 

Policy 7.2.1  
The County will encourage development of a multi-jurisdictional countywide transportation plan that is 
consistent with the LRMP. 
 
Policy 7.2.2   
The County will encourage the maintenance and improvement of existing County railroad system lines and 
services. 
 
 

Goal 7 Objectives 
 
Objective 7.1  Traffic Impact Analyses  
Champaign County will consider traffic impact in all land use decisions and coordinate efforts with other agencies 
when warranted. 
 
Objective 7.2  Countywide Transportation System  
Champaign County will strive to attain a countywide transportation network including a variety of transportation 
modes which will provide rapid, safe, and economical movement of people and goods. 
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Policy 7.2.3  
The County will encourage the maintenance and improvement of the existing County road system, considering 
fiscal constraints, in order to promote agricultural production and marketing. 
 
Policy 7.2.4   
The County will seek to implement the County’s Greenways and Trails Plan. 
 
Policy 7.2.5   
The County will seek to prevent establishment of incompatible discretionary development in areas exposed to 
noise and hazards of vehicular, aircraft and rail transport.  
 
Policy 7.2.6   
The County will seek to protect public infrastructure elements which exhibit unique scenic, cultural, or historic 
qualities. 

 
 

Goal 8  Natural Resources 
 

Champaign County will strive to conserve and enhance the County’s landscape and natural resources and 
ensure their sustainable use. 
Goal 8 Objectives 
 
Objective 8.1  Groundwater Quality and Availability  
Champaign County will strive to ensure adequate and safe supplies of groundwater at reasonable cost for both 
human and ecological purposes. 
 
Objective 8.2  Soil   
Champaign County will strive to conserve its soil resources to provide the greatest benefit to current and future 
generations.  
 
Objective 8.3  Underground Mineral and Energy Resource Extraction 
Champaign County will work to ensure future access to its underground mineral and energy resources and to 
ensure that their extraction does not create nuisances or detract from the long-term beneficial use of the affected 
property. 
 
Objective 8.4  Surface Water Protection 
Champaign County will work to ensure that new development and ongoing land management practices maintain 
and improve surface water quality, contribute to stream channel stability, and minimize erosion and 
sedimentation. 
 
Objective 8.5  Aquatic and Riparian Ecosystems  
Champaign County will encourage the maintenance and enhancement of aquatic and riparian habitats. 
 
Objective 8.6  Natural Areas and Habitat  
Champaign County will encourage resource management which avoids loss or degradation of areas representative 
of the pre-settlement environment and other areas that provide habitat for native and game species.  
 
Objective 8.7  Parks and Preserves  
Champaign County will work to protect existing investments in rural parkland and natural area preserves and will 
encourage the establishment of new public parks and preserves and protected private lands. 
 
Objective 8.8  Air Pollutants 
Champaign County considers the atmosphere a valuable resource and will seek to minimize harmful impacts to it 
and work to prevent and reduce the discharge of ozone precursors, acid rain precursors, toxics, dust and aerosols 
that are harmful to human health. 
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Goal 8 Objectives and Policies 
 
Objective 8.1  Groundwater Quality and Availability 
Champaign County will strive to ensure adequate and safe supplies of groundwater at reasonable cost for both human 
and ecological purposes. 

 
Policy 8.1.1  
The County will not approve discretionary development using on-site water wells unless it can be reasonably 
assured that an adequate supply of water for the proposed use is available without impairing the supply to any 
existing well user. 
 
Policy 8.1.2   
The County will encourage regional cooperation in protecting the quality and availability of groundwater from 
the Mahomet Aquifer.  
 
Policy 8.1.3   
As feasible, the County will seek to ensure that withdrawals from the Mahomet Aquifer and other aquifers do not 
exceed the long-term sustainable yield of the aquifer including withdrawals under potential drought conditions, 
particularly for shallow aquifers.   
 
Policy 8.1.4   
To the extent that distinct recharge areas are identified for any aquifers, the County will work to prevent 
development of such areas that would significantly impair recharge to the aquifers. 
 
Policy 8.1.5   
To the extent that groundwater in the County is interconnected with surface waters, the County will work to 
ensure that groundwater contributions to natural surface hydrology are not disrupted by groundwater withdrawals 
by discretionary development. 
 
Policy 8.1.6   
The County will encourage the development and refinement of knowledge regarding the geology, hydrology, and 
other features of the County’s groundwater resources. 
 
Policy 8.1.7   
The County will ensure that existing and new developments do not pollute the groundwater supply. 
 
Policy 8.1.8   
The County will protect community well heads, distinct aquifer recharge areas and other critical areas from 
potential sources of groundwater pollution. 
 
Policy 8.1.9   
The County will work to ensure the remediation of contaminated land or groundwater and the elimination of 
potential contamination pathways. 

 
Objective 8.2  Soil 
Champaign County will strive to conserve its soil resources to provide the greatest benefit to current and future 
generations.  

 

Objective 8.9  Natural Resources Assessment System    
Champaign County will, by the year 2016, adopt a natural resources specific assessment system that provides a 
technical framework to numerically rank land parcels based on local resource evaluation and site considerations, 
including: groundwater resources; soil and mineral resources; surface waters; aquatic and riparian ecosystems; 
natural areas; parks and  preserves; known cultural resources; and air quality.  
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Policy 8.2.1  
The County will strive to minimize the destruction of its soil resources by non-agricultural development and will 
give special consideration to the protection of best prime farmland.  Best prime farmland is that comprised of 
soils that have a Relative Value of at least 85 and includes land parcels with mixed soils that have a Land 
Evaluation score of 85 or greater as defined in the LESA.   

 
Objective 8.3  Underground Mineral and Energy Resource Extraction 
Champaign County will work to ensure future access to its underground mineral and energy resources and to ensure 
that their extraction does not create nuisances or detract from the long-term beneficial use of the affected property. 

 
Policy 8.3.1  
The County will allow expansion or establishment of underground mineral and energy resource extraction 
operations only if:   
a. the operation poses no significant adverse impact to existing land uses;  
b. the operation creates no significant adverse impact to surface water quality or other natural resources; and 
c. provisions are made to fully reclaim the site for a beneficial use. 

 
Objective 8.4  Surface Water Protection 
Champaign County will work to ensure that new development and ongoing land management practices maintain and 
improve surface water quality, contribute to stream channel stability, and minimize erosion and sedimentation. 
 

Policy 8.4.1   
The County will incorporate the recommendations of adopted watershed plans in its policies, plans, and 
investments and in its discretionary review of new development. 
 
Policy 8.4.2   
The County will require stormwater management designs and practices that provide effective site drainage, 
protect downstream drainage patterns, minimize impacts on adjacent properties and provide for stream flows that 
support healthy aquatic ecosystems. 
 
Policy 8.4.3    
The County will encourage the implementation of agricultural practices and land management that promotes 
good drainage while maximizing stormwater infiltration and aquifer recharge.   
 
Policy 8.4.4   
The County will ensure that point discharges including those from new development, and including surface 
discharging on-site wastewater systems, meet or exceed state and federal water quality standards. 
 
Policy 8.4.5   
The County will ensure that non-point discharges from new development meet or exceed state and federal water 
quality standards. 
 
Policy 8.4.6 
The County recognizes the importance of the drainage districts in the operation and maintenance of drainage. 

 
Objective 8.5  Aquatic and Riparian Ecosystems 
Champaign County will encourage the maintenance and enhancement of aquatic and riparian habitats. 
 

Policy 8.5.1   
For discretionary development, the County will require land use patterns, site design standards and land 
management practices that, wherever possible, preserve existing habitat, enhance degraded habitat and restore 
habitat. 
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Policy 8.5.2   
The County will require in its discretionary review that new development cause no more than minimal 
disturbance to the stream corridor environment. 
 
Policy 8.5.3   
The County will encourage the preservation and voluntary restoration of wetlands and a net increase in wetland 
habitat acreage. 
 
Policy 8.5.4   
The County will support efforts to control and eliminate invasive species. 
 
Policy 8.5.5   
The County will promote drainage system maintenance practices that provide for effective drainage, promote 
channel stability, minimize erosion and sedimentation, minimize ditch maintenance costs and, when feasible, 
support healthy aquatic ecosystems. 
 

Objective 8.6  Natural Areas and Habitat 
Champaign County will encourage resource management which avoids loss or degradation of areas representative of 
the pre-settlement environment and other areas that provide habitat for native and game species.  

 
Policy 8.6.1  
The County will encourage educational programs to promote sound environmental stewardship practices among 
private landowners. 
 
Policy 8.6.2  
a.   For new development, the County will require land use patterns, site design standards and land management 

practices to minimize the disturbance of existing areas that provide habitat for native and game species, or to 
mitigate the impacts of unavoidable disturbance to such areas.     

b.   With regard to by-right development on good zoning lots, or the expansion thereof, the County will not 
require new zoning regulations to preserve or maintain existing onsite areas that provide habitat for native 
and game species, or new zoning regulations that require mitigation of impacts of disturbance to such onsite 
areas. 

 
Policy 8.6.3   
For discretionary development, the County will use the Illinois Natural Areas Inventory and other scientific 
sources of information to identify priority areas for protection or which offer the potential for restoration, 
preservation, or enhancement. 
 
Policy 8.6.4   
The County will require implementation of IDNR recommendations for discretionary development sites that 
contain endangered or threatened species, and will seek to ensure that recommended management practices are 
maintained on such sites. 
 
Policy 8.6.5   
The County will continue to allow the reservation and establishment of private and public hunting grounds where 
conflicts with surrounding land uses can be minimized. 
 
Policy 8.6.6   
The County will encourage the purchase, donation, or transfer of development rights and the like, by public and 
private entities, of significant natural areas and habitat for native and game species for the purpose of 
preservation. 

 
Objective 8.7  Parks and Preserves 
Champaign County will work to protect existing investments in rural parkland and natural area preserves and will 
encourage the establishment of new public parks and preserves and protected private lands. 
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Policy 8.7.1   
The County will require that the location, site design and land management of discretionary development 
minimize disturbance of the natural quality, habitat value and aesthetic character of existing public and private 
parks and preserves. 
 
Policy 8.7.2   
The County will strive to attract alternative funding sources that assist in the establishment and maintenance of 
parks and preserves in the County. 
 
Policy 8.7.3   
The County will require that discretionary development provide a reasonable contribution to support 
development of parks and preserves. 

 
Policy 8.7.4   
The County will encourage the establishment of public-private partnerships to conserve woodlands and other 
significant areas of natural environmental quality in Champaign County.  
  
Policy 8.7.5   
The County will implement, where possible, incentives to encourage land development and management 
practices that preserve, enhance natural areas, wildlife habitat and/or opportunities for hunting and other 
recreational uses on private land. 
 
Policy 8.7.6   
The County will support public outreach and education regarding site-specific natural resource management 
guidelines that landowners may voluntarily adopt. 

 
Objective 8.8  Air Pollutants 
Champaign County considers the atmosphere a valuable resource and will seek to minimize harmful impacts to it and 
work to prevent and reduce the discharge of ozone precursors, acid rain precursors, toxics, dust and aerosols that are 
harmful to human health. 
 

Policy 8.8.1  The County will require compliance with all applicable Illinois Environmental Protection Agency 
and Illinois Pollution Control Board standards for air quality when relevant in discretionary review development. 
 
Policy 8.8.2  In reviewing proposed discretionary development, the County will identify existing sources of air 
pollutants and will avoid locating sensitive land uses where occupants will be affected by such discharges. 

 
Objective 8.9  Natural Resources Assessment System    
Champaign County will, by the year 2016, adopt a natural resources specific assessment system that provides a 
technical framework to numerically rank land parcels based on local resource evaluation and site considerations, 
including: groundwater resources; soil and mineral resources; surface waters; aquatic and riparian ecosystems; 
natural areas; parks and  preserves; known cultural resources; and air quality. 
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Goal 9  Energy Conservation  
   
Champaign County will encourage energy conservation, efficiency, and the use of renewable energy sources. 

 
Goal 9 Objectives and Policies 
 
Objective 9.1  Reduce Greenhouse Gases 
Champaign County will seek to reduce the discharge of greenhouse gases. 
 

Policy 9.1.1   
The County will promote land use patterns, site design standards and land management practices that minimize 
the discharge of greenhouse gases. 
 
Policy 9.1.2   
The County will promote energy efficient building design standards. 
 
Policy 9.1.3   
The County will strive to minimize the discharge of greenhouse gases from its own facilities and operations. 

 
Objective 9.2  Energy Efficient Buildings 
Champaign County will encourage energy efficient building design standards. 
 

Policy 9.2.1   
The County will enforce the Illinois Energy Efficient Commercial Building Act (20 ILCS 3125/1). 
 
Policy 9.2.2   
The County will strive to incorporate and utilize energy efficient building design in its own facilities.  

 
Objective 9.3  Land Use and Transportation Policies 
Champaign County will encourage land use and transportation planning policies that maximize energy conservation 
and efficiency.  
 
Objective 9.4  Reuse and Recycling 
Champaign County will promote efficient resource use and re-use and recycling of potentially recyclable materials.    
 
Objective 9.5  Renewable Energy Sources    
Champaign County will encourage the development and use of renewable energy sources where appropriate and 
compatible with existing land uses. 

Goal 9 Objectives  
 
Objective 9.1   Reduce Greenhouse Gases 
Champaign County will seek to reduce the discharge of greenhouse gases. 
 
Objective 9.2  Energy Efficient Buildings  
Champaign County will encourage energy efficient building design standards. 
 
Objective 9.3  Land Use and Transportation Policies 
Champaign County will encourage land use and transportation planning policies that maximize energy conservation 
and efficiency.  
 
Objective 9.4  Reuse and Recycling  
Champaign County will promote efficient resource use and re-use and recycling of potentially recyclable materials.    
 
Objective 9.5  Renewable Energy Sources    
Champaign County will encourage the development and use of renewable energy sources where appropriate and 
compatible with existing land uses. 
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Goal 10  Cultural Amenities  
 
Champaign County will promote the development and preservation of cultural amenities that contribute to 
a high quality of life for its citizens.    

 
Goal 10 Objectives and Policy 
 
Objective 10.1  Cultural Amenities 
Champaign County will encourage the development and maintenance of cultural, educational, recreational, and other 
amenities that contribute to the quality of life of its citizens. 
 
 Policy 10.1.1   
 The County will work to identify historic structures, places and landscapes in the  County. 

Goal 10 Objective  
  
Objective 10.1   Cultural Amenities  
Champaign County will encourage the development and maintenance of cultural, educational, recreational, and 
other amenities that contribute to the quality of life of its citizens.    
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APPENDIX: LRMP DEFINED TERMS 

  A- 1 

The following defined terms can be found in italics within the text of the LRMP Volume 2 Chapters: Goals, Objectives and Policies; Future 
Land Use Map; and Implementation Strategy, as amended.   

best prime farmland  
‘Best prime farmland’ is defined in the Champaign County Zoning Ordinance based on Ordinance No. 914 
adopted by the County Board on November 12, 2012: “Prime Farmland Soils identified in the Champaign 
County Land Evaluation and Site Assessment (LESA) System that under optimum management have 91% 
to 100% of the highest soil productivities in Champaign County, on average, as reported in the Bulletin 811 
Optimum Crop Productivity Ratings for Illinois Soils. Best Prime Farmland consists of the following: 

a. Soils identified as Agriculture Value Groups 1, 2, 3 and/or 4 in the Champaign County LESA
system;  

b. Soils that, in combination on a subject site, have an average LE of 91 or higher, as determined by
the Champaign County LESA system; 

c. Any development site that includes a significant amount (10% or more of the area proposed to be
developed) of Agriculture Value Groups 1, 2, 3 and/or 4 soils as determined by the Champaign 
County LESA system.” 

by right development  
‘By right development’ is a phrase that refers to the limited range of new land uses that may be established 
in unincorporated areas of the County provided only that subdivision and zoning regulations are met and 
that a Zoning Use Permit is issued by the County’s Planning and Zoning Department.  At the present time, 
‘by right’ development generally consists of one (or a few, depending on tract size) single family 
residences, or a limited selection of other land uses.  Zoning Use Permits are applied for ‘over-the-counter’ 
at the County Planning & Zoning Department, and are typically issued—provided the required fee has been 
paid and all site development requirements are met—within a matter of days.   

contiguous urban growth area 
Unincorporated land within the County that meets one of the following criteria:  
• land designated for urban land use on the future land use map of an adopted municipal comprehensive

land use plan, intergovernmental plan or special area plan, and located within the service area of a 
public sanitary sewer system with existing sewer service or sewer service planned to be available in the 
near- to mid-term (over a period of the next five years or so).   

• land to be annexed by a municipality and located within the service area of a public sanitary sewer
system with existing sewer service or sewer service planned to be available in the near- to mid-term
(over a period of the next five years or so); or

• land surrounded by incorporated land or other urban land within the County.

discretionary development 
A non-agricultural land use that may occur only if a Special Use Permit or Zoning Map Amendment is 
granted by the County.  

discretionary review 
The County may authorize certain non-agricultural land uses in unincorporated areas of the County 
provided that a public review process takes place and provided that the County Board or County Zoning 
Board of Appeals (ZBA) finds that the development meets specified criteria and approves the development 
request.  This is referred to as the ‘discretionary review’ process.   
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The discretionary review process includes review by the County ZBA and/or County Board of a request for 
a Special Use or a Zoning Map Amendment.  For ‘discretionary review’ requests, a public hearing occurs 
before the County ZBA.  Based on careful consideration of County [LRMP] goals, objectives and policies 
and on specific criteria, the ZBA and/or County Board, at their discretion, may or may not choose to 
approve the request.  

good zoning lot (commonly referred to as a ‘conforming lot’) 
A lot that meets all County zoning, applicable County or municipal subdivisions standards, and other 
requirements in effect at the time the lot is created.   
parks and preserves 
Public land established for recreation and preservation of the environment or privately owned land that is 
participating in a conservation or preservation program  

pre-settlement environment 
When used in reference to outlying Champaign County areas, this phrase refers to the predominant land 
cover during the early 1800s, when prairie comprised approximately 92.5 percent of land surface; 
forestland comprised roughly 7 percent; with remaining areas of wetlands and open water.  Riparian areas 
along stream corridors containing ‘Forest Soils’ and ‘Bottomland Soils’ are thought to most likely be the 
areas that were forested during the early 1800s.  

public infrastructure 
‘Public infrastructure’ when used in the context of rural areas of the County generally refers to drainage 
systems, bridges or roads.  

public services 
‘Public services’ typically refers to public services in rural areas of the County, such as police protection 
services provided the County Sheriff office, fire protection principally provided by fire protection districts, 
and emergency ambulance service.   

rural 
Rural lands are unincorporated lands that are not expected to be served by any public sanitary sewer 
system.  

site of historic or archeological significance 
A site designated by the Illinois Historic Preservation Agency (IHPA) and identified through mapping of 
high probability areas for the occurrence of archeological resources in accordance with the Illinois State 
Agency Historic Resources Preservation Act (20 ILCS 3420/3).  The County requires Agency Report from 
the IHPA be submitted for the County’s consideration during discretionary review of rezoning and certain 
special use requests.  The Agency Report addresses whether such a site is present and/or nearby and subject 
to impacts by a proposed development and whether further consultation is necessary. 

suited overall  
During the discretionary review process, the County Board or County Zoning Board of Appeals may find 
that a site on which development is proposed is ‘suited overall’ if the site meets these criteria:  
• the site features or site location will not detract from the proposed use;
• the site will not create a risk to the health, safety or property of the occupants, the neighbors or the

general public;
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• the site is not clearly inadequate in one respect even if it is acceptable in other respects;
• necessary infrastructure is in place or provided by the proposed development; and
• available public services are adequate to support the proposed development effectively and safely.

well-suited overall  
During the discretionary review process, the County Board or County Zoning Board of Appeals may find 
that a site on which development is proposed is ‘well-suited overall’ if the site meets these criteria:  
• the site is one on which the proposed development can be safely and soundly accommodated using

simple engineering and common, easily maintained construction methods with no unacceptable 
negative affects on neighbors or the general public; and  

• the site is reasonably well-suited in all respects and has no major defects.

urban development   
The construction, extension or establishment of a land use that requires or is best served by a connection to 
a public sanitary sewer system. 

urban land 
Land within the County that meets any of the following criteria:   
• within municipal corporate limits; or
• unincorporated land that is designated for future urban land use on an adopted municipal

comprehensive plan, adopted intergovernmental plan or special area plan and served by or located
within the service area of a public sanitary sewer system.

urban land use 
Generally, land use that is connected and served by a public sanitary sewer system.
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AS APPROVED Case 573-AM-06 
Page 19 of 20 

 
FINDING OF FACT 

From the Documents of Record and the testimony and exhibits received at the public hearing conducted on 
February 15, 2007 and March 1, 2007, the Zoning Board of Appeals of Champaign County finds that: 

1. The Proposed Site IS SUITED overall for the development of 3 residences because: 

A. Every category is rated as “typical” or better with no negative finding. 

B. Lot 4 could be developed by-right therefore it is not considered. 

C. There is essentially no farmland being taken out of production. 

D. The proposed RRO is in accordance with the City of Urbana’s long range 
comprehensive plan for the development of this area. 

E. No endangered species have been identified on the subject property. 

and despite: 

The intersection with Lincoln Avenue is a concern at this time, but will be mitigated during 
the subdivision process with the City of Urbana. 

2. Development of the Proposed Site under the proposed Rural Residential Overlay development WILL 
BE COMPATIBLE with surrounding agriculture because: 

A. There are only two sides of the proposed RRO District that are in agricultural 
production. 

B. The property drains directly into the Saline Branch Drainage Ditch with very little 
upstream watershed and there is no evidence of drainage tile outlets to the Saline 
Branch Drainage Ditch from the subject property. 

C. The access to the subject property will be in one location off of Lincoln Avenue 
which should mitigate the effect on farming operations. 

D. The plan is to maintain the tree farm in as close to its present condition as possible. 

and despite: 

That there is a livestock management facility within one half-mile of the subject property, 
which the proposed RRO District will not impact with regards to its expansion under the 
Illinois Livestock Management Facilities Act. 
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Champaign County Soil and Water Conservation District 
2110 W. Park Court, Suite C 

Champaign, IL. 61821 
(217) 352-3536, Ext. 3 

fB 152007 
NATURAL RESOURCE REPOR'E ~M~IGtl CO. I' & l ll£PAR1M!Nf 

Development Name: Cope Subdivision 

Date Reviewed: February 9, 2007 

Requested By: Edward Clancy, Berns, Clancy and Associates 

Address: Bill and Mary Cope 
6 Greencroft Dr. 
Champaign, IL 61822 

Location of Property: The East half of the Northeast Quarter of the Northwest Quarter of 
Section 32, T20N, R9E, Somer Township, Champaign County, IL. This is north of Urbana on 
Lincoln Ave. 

The Resource Conservationist of the Champaign County Soil and Water Conservation District 
inspected this tract February 9, 2007. 

SITE SPECIFIC CONCERNS 

1. The area that is to be developed has 2 soil types that have severe wetness restrictions 
and one that has flooding characteristics. This will be especially important for the 
septic systems that are planned. 

2. Lots 1 and 4 have areas in the 100-year flood plain that would be unsuitable for 
building. Construction on these lots will have to be well planned to avoid possible 
flooding. 

3. The west portion of the tract has many trees that were planted as part of the 
Conservation Reserve Program. An effort to save or transplant the high quality 
trees should be made. The contract ends 9/30/2007, so any construction before that 
date would require a cancellation of that contract through the Farm Service Agency 
office in Champaign. 

SOIL RESOURCE 

a) Prime Farmland: 

This tract is NOT considered best prime farmland for Champaign County. 

This tract has an L.E. Factor of 76. See the attached worksheet for this calculation. 

) 
RECEIVED FEB 1 3 Z007 
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The tract is not farmed, but the west portion that is in trees is in the Conservation Reserve 
Program administered by the US Department of Agriculture. 

b) Erosion: 

This area will be susceptible to erosion both during and after construction. Any areas left bare 
for more than 30 days, should be temporarily seeded or mulched and permanent vegetation 
established as soon as possible. The area is covered with grass and trees, which will minimize 
any erosion until construction begins. Erosion is a special concern due to the close proximity to 
the Saline Branch. 

c) Sedimentation: 

A complete erosion and sedimentation control plan should be developed and implemented on this 
site prior to and during major construction activity. All sediment-laden runoff should be routed 
through sediment basins before discharge. No straw bales or silt fences should be used in 
concentrated flow areas, with drainage areas exceeding 0.5 acres. A perimeter berm could be 
installed around the entire site to totally control all runoff from the site. Plans should be in 
confonnance with the Illinois Urban Manual for erosion and sedimentation control. 

Sedimentation is a concern due to the close proximity to the Saline Branch. 

d) Soil Characteristics: 

There are three (3) soil types on this site, see the attached soil map. The soils present have 
moderate to severe limitations for development in their natural, unimproved state. The possible 
limitations include severe ponding and wetness that will adversely affect septic fields on the site. 

A development plan will have to take these soil characteristics into consideration; specific 
problem areas are addressed below. 

Map 
s b iym o 
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Most of the water flows from the west to the east and into the Saline Branch. A minimal amount 
of water flow onto the site from the west, but the small ridge to the immediate west of the site 
minimizes the volume water flowing onto the site. 
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A portion of lots I and 4 are within the 100-year floodplain as shown on the FEMA maps. Home 
sites on these lots would need to be restricted to the highest areas on the lots. They could still be 
subject to flooding in extreme rainfall events, so this needs to be considered in any building 
plans. 

b) Subsurface Drainage: 

This site may contain agricultural tile, if any tile found care should be taken to maintain it in 
working order. 

Wetness maybe a limitation associated with the soils on this site. Installing a properly designed 
subsurface drainage system will minimize adverse effects. Reinforcing foundations helps to 
prevent the structural damage caused by shrinking and swelling of naturally wet soils. 

c) Water Quality: 

As long as adequate erosion and sedimentation control systems are installed as described above, 
the quality of water should not be significantly impacted. 

CULTURAL. PLANT, AND ANIMAL RESOURCE 

a) Plant: 

For eventual landscaping of the site, the use of native species is recommended whenever 
possible. Some species include White Oak, Blue Spruce, Norway Spruce, Red Oak, and Red 
Twig Dogwood. 

b) Cultural: 

The Illinois Historic Preservation Agency may require a Phase 1 Archeological Review to 
identify any cultural resources that may be on the site. 

If you have further questions, please contact the Champaign County Soil and Water Conservation 
District. 

repared by 
~. 11· 13:,(ao od.lrAIL 

Bruce Stiffirs 
Resource Conservationist 
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Soil Type 

2338 
236A 

3107A 

LAND EVALUATION WORKSHEET 

Ag Group Relative Value Acres L.E. 

5 79 5.1 402.90 
4 85 4.6 391.00 
6 70 9.4 658.00 

0.00 
0.00 . 
0.00 
0.00 
0.00 
0.00 
0.00 

0.00 
Total LE factor= 1451.90 

Acreage= 19.1 

Land Evaluation Factor for site= 76 

Note: A Soil Classifier could be hired for additional accuracy if necessary. 

Data Source: Champaign County Digital Soil Survey 
Revised fall 2002 
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Applicant: IDNR Project Number:

Address:
Contact: Susan Burgstrom

1776 E Washington St
Urbana, IL 61802

Alternate Number:
Date:

931-AM-19

Project:
Address:

Cope RRO
4018 N Lincoln Ave, Champaign

Description:  rezoning for rural residential and event center

03/25/2019
1909075Champaign County Planning & Zoning

Natural Resource Review Results
Consultation for Endangered Species Protection and Natural Areas Preservation (Part 1075)

The Illinois Natural Heritage Database contains no record of State-listed threatened or endangered species, 
Illinois Natural Area Inventory sites, dedicated Illinois Nature Preserves, or registered Land and Water 
Reserves in the vicinity of the project location.   

Consultation is terminated.  This consultation is valid for two years unless new information becomes 
available that was not previously considered; the proposed action is modified; or additional species, essential 
habitat, or Natural Areas are identified in the vicinity. If the project has not been implemented within two years 
of the date of this letter, or any of the above listed conditions develop, a new consultation is necessary.  
Termination does not imply IDNR's authorization or endorsement.

Location
The applicant is responsible for the 
accuracy of the location submitted 
for the project.

County: Champaign

Township, Range, Section:
20N, 9E, 32

Government Jurisdiction
Champaign County Planning & Zoning
Susan Burgstrom
Champaign County Planning & Zoning
1776 E Washington St
Urbana, Illinois 61802 

IL Department of Natural Resources 
Contact
Justin Dillard
217-785-5500
Division of Ecosystems & Environment

Disclaimer

The Illinois Natural Heritage Database cannot provide a conclusive statement on the presence, absence, or 
condition of natural resources in Illinois. This review reflects the information existing in the Database at the time 
of this inquiry, and should not be regarded as a final statement on the site being considered, nor should it be a 
substitute for detailed site surveys or field surveys required for environmental assessments. If additional 
protected resources are encountered during the project’s implementation, compliance with applicable statutes 
and regulations is required.
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Terms of Use

By using this website, you acknowledge that you have read and agree to these terms. These terms may be 
revised by IDNR as necessary. If you continue to use the EcoCAT application after we post changes to these 
terms, it will mean that you accept such changes. If at any time you do not accept the Terms of Use, you may not 
continue to use the website.

1. The IDNR EcoCAT website was developed so that units of local government, state agencies and the public 
could request information or begin natural resource consultations on-line for the Illinois Endangered Species 
Protection Act, Illinois Natural Areas Preservation Act, and Illinois Interagency Wetland Policy Act. EcoCAT uses 
databases, Geographic Information System mapping, and a set of programmed decision rules to determine if 
proposed actions are in the vicinity of protected natural resources. By indicating your agreement to the Terms of 
Use for this application, you warrant that you will not use this web site for any other purpose.

2. Unauthorized attempts to upload, download, or change information on this website are strictly prohibited and 
may be punishable under the Computer Fraud and Abuse Act of 1986 and/or the National Information 
Infrastructure Protection Act.

3. IDNR reserves the right to enhance, modify, alter, or suspend the website at any time without notice, or to 
terminate or restrict access.

Security

EcoCAT operates on a state of Illinois computer system. We may use software to monitor traffic and to identify 
unauthorized attempts to upload, download, or change information, to cause harm or otherwise to damage this 
site. Unauthorized attempts to upload, download, or change information on this server is strictly prohibited by law. 

Unauthorized use, tampering with or modification of this system, including supporting hardware or software, may 
subject the violator to criminal and civil penalties. In the event of unauthorized intrusion, all relevant information 
regarding possible violation of law may be provided to law enforcement officials.

Privacy

EcoCAT generates a public record subject to disclosure under the Freedom of Information Act. Otherwise, IDNR 
uses the information submitted to EcoCAT solely for internal tracking purposes.
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Contiguous Urban Growth Area (CUGA)
Cases 931-AM-19 & 932-S-19
April 25, 2019

Not to scale

Subject Property
Contiguous Urban Growth Area (CUGA)

Cases 931-AM-19/932-S-19, ZBA 04/25/19, Attachment O Page 1 of 1



Site Images for 931-AM-19, 932-S-19, 934-AM-19, and 935-S-19  

April 25, 2019 ZBA   1 

 
Semicircle drive at entrance to main residence 

(event center location on proposed Lot 4) 

 
From path to parking area for event center facing  

main residence and outdoor event area on proposed Lot 4 
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Site Images for 931-AM-19, 932-S-19, 934-AM-19, and 935-S-19  

April 25, 2019 ZBA   2 

Front door to main residence 

 
Portable ramp used at front door during events for accessibility 
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Site Images for 931-AM-19, 932-S-19, 934-AM-19, and 935-S-19  

April 25, 2019 ZBA   3 

Living area used for indoor events – capacity for 75 
 

Patio used for outdoor events 
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Site Images for 931-AM-19, 932-S-19, 934-AM-19, and 935-S-19  

April 25, 2019 ZBA   4 

Grass area adjacent to patio for optional tent 

 
Path between residence and parking area used for events, facing northwest 
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Site Images for 931-AM-19, 932-S-19, 934-AM-19, and 935-S-19  

April 25, 2019 ZBA   5 

 
Parking area used for events, facing east from main driveway 

 

Same parking area used for events, closer to east side 
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Site Images for 931-AM-19, 932-S-19, 934-AM-19, and 935-S-19  

April 25, 2019 ZBA   6 

Detached garage with residence on 2nd floor, on proposed lot 3 
Concrete pad is area for accessible parking for events 

 
Accessible path from accessible parking area to main residence 
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Site Images for 931-AM-19, 932-S-19, 934-AM-19, and 935-S-19  

April 25, 2019 ZBA   7 

Main driveway, facing north, showing sufficient parking for events alongside driveway 
 

Current access on Lincoln Avenue, from subject property facing northwest 
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FINDING OF FACT 
AND FINAL DETERMINATION 

of 
Champaign County Zoning Board of Appeals 

 

Final Determination: {RECOMMEND ENACTMENT / RECOMMEND DENIAL} 

Date: {April 25, 2019}   

Petitioners: Bill Cope and Mary Kalantzis 

Request: Case 931-AM-19 
Amend the Zoning Map to allow for the development of 5 single-family 
residential lots in the CR Conservation-Recreation Zoning District by 
adding the Rural Residential Overlay (RRO) Zoning District in 
conjunction with related County Board Special Use Permit Case 932-S-
19 that is also required for an RRO per Section 5.4.3 of the Zoning 
Ordinance. 
 
Case 932-S-19 
Authorize a Special Use Permit for a Rural Residential Overlay (RRO) 
Zoning District in conjunction with related map amendment Case 931-
AM-19 that is also required for an RRO. 
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FINDING OF FACT FOR CASE 931-AM-19 & SUMMARY OF EVIDENCE FOR CASE 932-S-19 
 
From the documents of record and the testimony and exhibits received at the public hearing conducted on 
April 25, 2019, the Zoning Board of Appeals of Champaign County finds that: 
 
*  Indicates evidence from RRO Case 573-AM-06 for the subject property approved on March 29, 2007.  

Note that the 2007 RRO analysis included the RRO factors below, but did not include the Land 
Resource Management Plan analysis or the LaSalle and Sinclair factors analysis.  Some information 
about the subject property has changed since 2007, so the analyses below have largely been redone 
with newer information.  Some analysis results still apply, and those items are noted with the asterisk. 

 
1. Petitioners Bill Cope and Mary Kalantzis own the subject property. 
  
2. The subject property is a 17.2 acre tract that is approximately in the East Half of the Northeast 

Quarter of the Northwest Quarter of Section 32, Township 20 North, Range 9 East of the Third 
Principal Meridian in Somer Township, and commonly known as the residence at 4018 North 
Lincoln Avenue, Champaign. 

 
3. Regarding municipal extraterritorial jurisdiction and township planning jurisdiction: 

A.      The subject property is within the one and one-half mile extraterritorial jurisdiction of the 
City of Urbana, a municipality with zoning.  Zoned municipalities have protest rights in 
Map Amendment cases, but do not have protest rights on County Board Special Use 
Permits.  Notice of the public hearing was sent to the City.   
(1) The City of Urbana has subdivision jurisdiction for the subject property, and the 

County has zoning jurisdiction. The petitioners do not plan to annex into the City of 
Urbana.  The petitioners require this RRO through the County in order to subdivide 
the subject property into the proposed five lots.  P&Z Staff have been in 
communication with the City of Urbana since the subdivision was proposed.  

 
(2) The subject property is 1,400 feet (0.27 mile) north of the City of Urbana.  The 

City’s most recent Comprehensive Plan Map from 2005 shows the subject property 
to be in the Residential future land use area.   

 
B.      The subject property is located within Somer Township, which does not have a Planning 

Commission.  Townships with Plan Commissions have protest rights in Map Amendment 
cases.  

 
4. Regarding comments by petitioners, when asked on the petition what error in the present 

Ordinance is to be corrected by the proposed change, the petitioner has indicated: “RRO needed 
for number of lots proposed in subdivision.” 

 
5. Regarding comments by the petitioner when asked on the petition what other circumstances justify 

the rezoning, the petitioner has indicated: “Currently there are two residences on one lot.  
Subdividing the property will make legal lots for both residences. We have planned to divide 
this property for many years, and had an RRO approved for it in 2007, but it expired.  We 
still want to create multiple lots beyond the two required for the two residences.” 

 

Cases 931-AM-19/932-S-19, ZBA 04/25/19, Attachment Q Page 3 of 60



Cases 931-AM-19 & 932-S-19 PRELIMINARY DRAFT 
Page 4 of 60 
 
GENERALLY REGARDING LAND USE AND ZONING IN THE IMMEDIATE VICINITY 
  
6. Land use and zoning on the subject property and in the vicinity are as follows: 

A. The 17.2 acre subject property is currently zoned CR Conservation Recreation and has 
both residential and event center uses. 
(1) The subject property was originally zoned AG-2 in the western 6 acres, and CR 

Conservation Recreation in the remaining 13 acres (approximate). 
a. The subject property was originally 19 acres, but was reduced to the current 

acreage after approximately 2 acres was taken for the new Lincoln Avenue 
alignment.   

 
(2) Case 579-AM-07 was approved on March 29, 2007 to authorize rezoning the AG-2 

Agriculture part to CR Conservation Recreation, placing the entire subject property 
in the CR district. 

 
(3) Case 573-AM-06 was also approved on March 29, 2007 to authorize an RRO with 

three single-family residential lots in the CR Conservation Recreation district, in 
addition to the three lots that could be built by right on this property, for a total of 
six buildable lots. 
a. Subparagraph 5.4.2 D.4. establishes that an RRO designation shall expire 

after two years if no Preliminary Plat is submitted to the relevant 
subdivision authority for approval.  The RRO approved in Case 573-AM-06 
expired in March 2009. 

 
b. The following statements summarize the Finding of Fact for RRO Case 

573-AM-07: 
(a) The proposed site was suitable overall for the development of three 

residences because: every RRO category was rated as “Typical” or 
“Better” with no negative finding; no farmland was being taken out 
of production; it was in accordance with the City of Urbana’s 
Comprehensive Plan, and no endangered species were identified on 
the subject property. 

 
(b) The proposed site was compatible with surrounding agriculture 

because: the property was surrounded on two sides by agricultural 
property; the property drained directly to the Saline Branch with 
very little upstream watershed and there was no evidence of 
drainage tile outlets to the Saline Branch from the subject property; 
the ingress and egress was going to be in one location which would 
feed off of Lincoln Avenue, which should mitigate the effect on 
farming operations; the petitioner planned to maintain the tree farm 
close to its present condition, and the RRO would have no additional 
impact on the livestock management facility (Prairie Fruits Farm).  

 
(4) There is one previous zoning use permit for the subject property: 

a. ZUPA # 150-07-03 was approved on June 19, 2007, to construct a single-
family residence with a detached garage. 
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B. Land to the north is zoned CR Conservation Recreation to the east of Lincoln Avenue and 

AG-2 Agriculture to the west of Lincoln Avenue, and has a mix of agricultural and 
residential uses. 

 
C. Land to the east is zoned CR Conservation Recreation and has a mix of agricultural and 

residential uses. 
 
D. Land to the south is zoned CR Conservation Recreation and is in agricultural production. 
 
E. Land to the west is zoned CR Conservation Recreation and AG-2 Agriculture, and is in 

agricultural production. 
 (1) Prairie Fruits Farm is located 0.37 mile north of the subject property. 

 
GENERALLY REGARDING THE PROPOSED RRO DISTRICT 
 
7. The plan that was received on November 19, 2018 toward fulfillment of the Schematic Plan 

requirement indicates the following: 
A. Existing features on the subject property include: 

(1) A 7,638 square feet primary residence, located east of the circle drive; 
 
(2) A two-story detached garage, which includes a second, illegal residence on the 

upper floor; 
 
(3) A gravel access drive extending from North Lincoln Avenue; 
 
(4) No septic system location information was provided. 
 
(5) No well location information was provided. 

 
B. There are five proposed buildable lots that range in area from 1.05 acres to 5.87 acres.  
 (1) Lots 1, 2 and 5 are proposed for single-family residential development. 
 

(2) Lot 3 is for the existing detached garage with guest residence; creation of this lot 
will make that a legal residence for zoning purposes. 

 
(3) Lot 4 is for the existing residence. 
 

C. There are also three outlots proposed, totaling 4.08 acres.  
(1) Outlot A, 16,135 square feet, is located on the east side of the proposed public road 

adjacent to the Lincoln Avenue right-of-way. 
 
(2) Outlot B, 79,400 square feet, is located in the southeast corner of the subject 

property on the east side of the drainage ditch. 
 
(3) Outlot 5A, 82,280 square feet, is located on the east side of Lot 5 and parallels the 

“approximate floodway line” shown on the BCA variance request map received 
November 19, 2018. 
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D. During review of the proposed rezoning for the existing event center that is the subject of 
Case 934-AM-19, John Hall, Zoning Administrator, determined that the property would 
better reflect the purpose of the Zoning Ordinance if it were split-zoned rather than zoned 
entirely for CR Conservation-Recreation or rezoned entirely to AG-2 Agriculture.  Based 
on that, P&Z Staff worked out a slightly different proposed lot configuration that creates a 
dividing line based on the approximate floodway, which will create unbuildable outlots 
surrounding both sides of the Saline Branch Drainage Ditch rather than just the east side.  
The revised lot configuration, which has been approved in concept by the petitioner, is 
Attachment C to the Preliminary Memorandum dated April 18, 2019.  The revised lots 
would have to be updated on the Schematic Plan created by Berns, Clancy and Associates.   
(1) All references to lots in this document will be based on the following revised 

configuration: 
a. Lots 1, 2, and 3 will remain as shown on the Schematic Plan by BCA dated 

September 13, 2018 and received November 19, 2018. 
 
b. Proposed Lot 4 will be divided into Lot 4 and Outlot 4A, with the division 

between the two being a straight line that is slightly west of the floodway. 
 
c. The division between proposed Lot 5 and Outlot 5A will be adjusted to be 

slightly west of the floodway. 
 
d. Outlots A and B will not change. 

 
E. The RRO District is necessary for only two of the five buildable lots proposed on the 

subject property because three residential lots are allowed by-right. 
 
F. The subject property has access to the recently constructed North Lincoln Avenue 

alignment. There is a new public cul-de-sac proposed as part of this RRO. All lots are 
proposed to access the new road and not Lincoln Avenue. 

 
G. The property at the northeast corner of the subject property (parcel 25-15-32-100-003) 

gains access from Lincoln Avenue by means of an existing easement over what will be 
Outlot A.  Access concerns will be addressed with the City of Urbana during the 
subdivision process, contingent upon RRO approval. 

 
H. The proposed preliminary Site Plan received November 19, 2018, complies with all 

requirements with one exception.   
(1) Proposed Lot 1 has an average width of 183.2 feet in lieu of the 200 feet minimum 

required for the CR Conservation Recreation District.   
 
(2) In related zoning case 934-AM-19, the petitioners have requested a rezoning from 

the CR Conservation Recreation District to the AG-2 Agriculture District for 
proposed Outlot A and Lots 1, 2, 3, 4, and 5 in order to continue operating their 
event center.   

 
(3) In the AG-2 district, the minimum average lot width is only 150 feet.   
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(4) Should case 934-AM-19 be approved, the petitioners will not need a variance.  If 

case 934-AM-19 is not approved, and Lot 1 remains in the CR district, they will 
require an administrative variance, which will be processed upon determination of 
case 934-AM-19.  A special condition has been added regarding Lot 1. 

 
I. For analysis purposes, the RRO will include lots 1 and 2, but the proposed RRO District is 

still for the entire tract. 
 
GENERALLY REGARDING ORDINANCE REQUIREMENTS FOR ESTABLISHING AN RRO DISTRICT 
 
8. Generally regarding relevant requirements from the Zoning Ordinance for establishing an RRO 

District: 
A. The Rural Residential Overlay (RRO) Zoning District is an overlay zoning designation that 

is in addition to the pre-existing (underlying) rural zoning. An RRO is established using 
the basic rezoning procedure except that specific considerations are taken into account in 
approvals for rezoning to the RRO District. 

 
B. The adoption of an RRO requires both a Map Amendment and a County Board Special 

Use Permit, per paragraph 5.4.3 B. of the Zoning Ordinance. 
 
C. Paragraph 5.4.3.C.1 of the Zoning Ordinance requires the Zoning Board of Appeals to 

make two specific findings for an RRO approval: 
(1) That the proposed site is or is not suitable for the development of the specified 

maximum number of residences; and 
 
(2) That the proposed residential development will or will not be compatible with 

surrounding agriculture. 
 

D. Paragraph 5.4.3 C.2 of the Zoning Ordinance requires the Zoning Board of Appeals to 
consider the following factors in making the required findings:  
(1) Adequacy and safety of roads providing access to the site; 
 
(2) Effects on nearby farmland and farm operations; 
 
(3) Effects of nearby farm operations on the proposed residential development; 
 
(4) The Land Evaluation and Site Assessment (LESA) score of the subject site. 
 
(5) Effects on drainage both upstream and downstream; 
 
(6) The suitability of the site for onsite wastewater systems; 
 
(7) The availability of water supply to the site; 
 
(8) The availability of public services to the site; 
 
(9) The flood hazard status of the site; 
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(10) Effects on wetlands, historic or archeological sites, natural or scenic areas or 
wildlife habitat; 

 
(11) The presence of nearby natural or manmade hazards; 
 
(12) The amount of land to be converted from agricultural uses versus the number of 

dwelling units to be accommodated; and 
 
FOR THE RRO SPECIAL USE PERMIT 
GENERALLY REGARDING SPECIFIC ORDINANCE REQUIREMENTS 
 
9.  Regarding the requested Special Uses in the AG-1 Zoning District:   

A. The following definitions from the Zoning Ordinance are especially relevant to the 
requested Special Use Permit (capitalized words are defined in the Ordinance): 
(1) “ACCESS” is the way MOTOR VEHICLES move between a STREET or ALLEY 

and the principal USE or STRUCTURE on a LOT abutting such STREET or ALLEY. 
 
(2) “AGRICULTURE” is the growing, harvesting and storing of crops including 

legumes, hay, grain, fruit and truck or vegetable crops, floriculture, horticulture, 
mushroom growing, orchards, forestry, and the keeping, raising, and feeding of 
livestock or poultry, including dairying, poultry, swine, sheep, beef cattle, pony and 
horse production, fur farms, and fish and wildlife farms; farm BUILDINGS used for 
growing, harvesting, and preparing crop products for market, or for use on the farm; 
roadside stands, farm BUILDINGS for storing and protecting farm machinery and 
equipment from the elements, for housing livestock or poultry and for preparing 
livestock or poultry products for market; farm DWELLINGS occupied by farm 
OWNERS, operators, tenants or seasonal or year-round hired farm workers. It is 
intended by this definition to include within the definition of AGRICULTURE all 
types of agricultural operations, but to exclude therefrom industrial operations such 
as a grain elevator, canning, or slaughterhouse, wherein agricultural products 
produced primarily by others are stored or processed. Agricultural purposes include, 
without limitation, the growing, developing, processing, conditioning, or selling of 
hybrid seed corn, seed beans, seed oats, or other farm seeds. 

 
(3) “AREA, LOT” is the total area within the LOT LINES. 
 
(4) “BEST PRIME FARMLAND” is Prime Farmland Soils identified in the Champaign 

County Land Evaluation and Site Assessment (LESA) System that under optimum 
management have 91% to 100% of the highest soil productivities in Champaign 
County, on average, as reported in the Bulletin 811 Optimum Crop Productivity 
Ratings for Illinois Soils. Best Prime Farmland consists of the following: 

 a. Soils identified as Agriculture Value Groups 1, 2, 3 and/or 4 in the 
 Champaign County LESA system;   

 b. Soils that, in combination on a subject site, have an average LE of 91 or 
 higher, as determined by the Champaign County LESA system;  

 c. Any development site that includes a significant amount (10% or more of  
  the area proposed to be developed) of Agriculture Value Groups 1, 2, 3  
  and/or 4 soils as determined by the Champaign County LESA system. 
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(5) “BY RIGHT” is a term to describe a USE permitted or allowed in the DISTRICT 

involved, without review by the BOARD or GOVERNING BODY, and complying 
with provisions of the Zoning Ordinance and with other applicable ordinances and 
regulations. 

 
(6) “DISCRETIONARY DEVELOPMENT” is a non-agricultural land USE that may 

occur provided that a SPECIAL USE permit and/or a rezoning request is granted by 
the BOARD and/or by the GOVERNING BODY following a DISCRETIONARY 
review process and additionally provided that the USE complies with provisions of 
the Zoning Ordinance and other applicable ordinances and regulations. 

 
(7) “DWELLING” is a BUILDING or MANUFACTURED HOME designated for 

non-transient residential living purposes and containing one or more DWELLING 
UNITS and/or LODGING UNITS. 

 
(8) “LOT” is a designated parcel, tract or area of land established by PLAT, 

SUBDIVISION or as otherwise permitted by law, to be used, developed or built 
upon as a unit. 

 
(9) “LOT LINES” are the lines bounding a LOT. 
 
(10) “OVERLAY” is a DISTRICT that modifies or supplements the standards and 

requirements of an underlying DISTRICT. Those standards and requirements of the 
underlying DISTRICT that are not specifically modified by the terms of the 
OVERLAY DISTRICT remain in full force and effect. 

 
(11) “SPECIAL CONDITION” is a condition for the establishment of a SPECIAL USE. 
 
(12) “SPECIAL USE” is a USE which may be permitted in a DISTRICT pursuant to, 

and in compliance with, procedures specified herein. 
 
(13) “STREET” is a thoroughfare dedicated to the public within a RIGHT-OF-WAY 

which affords the principal means of ACCESS to abutting PROPERTY. A 
STREET may be designated as an avenue, a boulevard, a drive, a highway, a lane, 
a parkway, a place, a road, a thoroughfare, or by other appropriate names. 
STREETS are identified on the Official Zoning Map according to type of USE, 
and generally as follows: 
(a) MAJOR STREET: Federal or State highways. 
(b)  COLLECTOR STREET: COUNTY highways and urban arterial STREETS. 
(c)  MINOR STREET: Township roads and other local roads. 

 
(14) “SUBDIVISION” is any division, development, or re-subdivision of any part, LOT, 

area or tract of land by the OWNER or agent, either by LOTS or by metes and 
bounds, into LOTS two or more in number, for the purpose, whether immediate or 
future, of conveyance, transfer, improvement, or sale, with the appurtenant 
STREETS, ALLEYS, and easements, dedicated or intended to be dedicated to 
public use or for the use of the purchasers or OWNERS within the tract subdivided. 
The division of land for AGRICULTURAL purposes not involving any new 
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STREET, ALLEY, or other means of ACCESS, shall not be deemed a 
SUBDIVISION for the purpose of the regulations and standards of this ordinance. 

 
(15) “SUITED OVERALL” is a discretionary review performance standard to describe 

the site on which a development is proposed. A site may be found to be SUITED 
OVERALL if the site meets these criteria: 

 a.  The site features or site location will not detract from the proposed  use; 
 b.  The site will not create a risk to health, safety or property of the 

 occupants, the neighbors or the general public; 
 c.  The site is not clearly inadequate in one respect even if it is  acceptable in 

 other respects; 
 d.  Necessary infrastructure is in place or provided by the proposed 

 development; and 
 e.  Available public services are adequate to support the proposed development 

 effectively and safely. 
 
(16) “WELL SUITED OVERALL” is a discretionary review performance standard to 

describe the site on which a development is proposed. A site may be found WELL 
SUITED OVERALL if the site meets these criteria: 

 a. The site is one on which the proposed development can be safely and 
 soundly accommodated using simple engineering and common, easily 
 maintained construction methods with no unacceptable negative effects on 
 neighbors or the general public; and  

 b. The site is reasonably well-suited in all respects and has no major defects. 
 

B. Subsection 6.1 contains standard conditions that apply to all SPECIAL USES, standard 
conditions that may apply to all SPECIAL USES, and standard conditions for specific 
types of SPECIAL USES. Relevant requirements from Subsection 6.1 are as follows: 
(1) Paragraph 6.1.2 A. indicates that all Special Use Permits with exterior lighting shall 

be required to minimize glare on adjacent properties and roadways by the following 
means: 
a. All exterior light fixtures shall be full-cutoff type lighting fixtures and shall be 

located and installed so as to minimize glare and light trespass.  Full cutoff 
means that the lighting fixture emits no light above the horizontal plane.   

 
b. No lamp shall be greater than 250 watts and the Board may require smaller 

lamps when necessary. 
 
c. Locations and numbers of fixtures shall be indicated on the site plan 

(including floor plans and building elevations) approved by the Board.  
 
d. The Board may also require conditions regarding the hours of operation and 

other conditions for outdoor recreational uses and other large outdoor 
lighting installations. 

 
e. The Zoning Administrator shall not approve a Zoning Use Permit without 

the manufacturer’s documentation of the full-cutoff feature for all exterior 
light fixtures. 
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C. Section 9.1.11 requires that a Special Use Permit shall not be granted by the Zoning Board 

of Appeals unless the public hearing record and written application demonstrate the 
following: 
(1) That the Special Use is necessary for the public convenience at that location; 
 
(2) That the Special Use is so designed, located, and proposed as to be operated so that 

it will not be injurious to the DISTRICT in which it shall be located or otherwise 
detrimental to the public welfare except that in the CR, AG-1, and AG-2 
DISTRICTS the following additional criteria shall apply: 
a. The property is either BEST PRIME FARMLAND and the property with 

proposed improvements is WELL SUITED OVERALL or the property is 
not BEST PRIME FARMLAND and the property with proposed 
improvements is SUITED OVERALL. 

 
b. The existing public services are available to support the proposed SPECIAL 

USE effectively and safely without undue public expense. 
 
c. The existing public infrastructure together with proposed improvements is 

adequate to support the proposed development effectively and safely 
without undue public expense.  

 
(3) That the Special Use conforms to the applicable regulations and standards of and 

preserves the essential character of the DISTRICT in which it shall be located, 
except where such regulations and standards are modified by Section 6. 

 
(4) That the Special Use is in harmony with the general purpose and intent of this 

ordinance. 
 
(5) That in the case of an existing NONCONFORMING USE, it will make such USE 

more compatible with its surroundings. 
 
(6) That the SPECIAL USE Permit shall authorize USE, CONSTRUCTION and 

operation only in a manner that is fully consistent with all testimony and evidence 
submitted by the petitioner or petitioner's agent(s). 

 
D. Paragraph 9.1.11.D.2. states that in granting any SPECIAL USE permit, the BOARD may 

prescribe SPECIAL CONDITIONS as to appropriate conditions and safeguards in 
conformity with the Ordinance. Violation of such SPECIAL CONDITIONS when made a 
party of the terms under which the SPECIAL USE permit is granted, shall be deemed a 
violation of this Ordinance and punishable under this Ordinance. 

 
GENERALLY REGARDING WHETHER THE SPECIAL USE IS NECESSARY FOR THE PUBLIC CONVENIENCE 
AT THIS LOCATION 
 
10. Generally regarding the Zoning Ordinance requirement that the proposed Special Use is necessary 

for the public convenience at this location: 
A. The Petitioner has testified on the application, “The proposed residential lots will have 

easy access to Lincoln Avenue.  They will be located in a unique rural wooded area 
while being close to the cities.” 
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GENERALLY REGARDING WHETHER THE SPECIAL USE WILL BE INJURIOUS TO THE DISTRICT OR 
OTHERWISE INJURIOUS TO THE PUBLIC WELFARE 
 
11. Generally regarding the Zoning Ordinance requirement that the proposed Special Use be designed, 

located, and operated so that it will not be injurious to the District in which it shall be located, or 
otherwise detrimental to the public welfare: 
A. The Petitioner has testified on the application, “Subdivision of the lots will be by the 

City of Urbana, which has more stringent standards in many cases.  Residential uses 
are allowed in the CR District as well as the proposed AG-2 District.” 

 
B. Regarding traffic, the following evidence is provided: 

(1) The Illinois Department of Transportation measures traffic on various roads 
throughout the County.  IDOT determines the annual average 24-hour traffic 
volume for those roads and reports it as Annual Average Daily Traffic (AADT).  
The most recent AADT data near the subject property is from 2016 (prior to the 
North Lincoln Avenue reconstruction): 
*a. North Lincoln Avenue where it passes the subject property had an AADT 

of 450. 
 
*b. Less than a mile south of the point where Lincoln Avenue passes the 

subject property the AADT was 2900. 
 

(2) Based on the standard assumption that each proposed dwelling is the source of 10 
ADT, the three residences that could be constructed by right on the property would 
create 30 average daily vehicle trips.  The two residences in the requested RRO 
District are estimated to account for an increase of approximately 20 ADT in total, 
which is a 67% increase over the non-RRO alternative.  While there will be an 
increase in traffic, P&Z Staff consider this to be an insignificant increase to the 
traffic on North Lincoln Avenue. 

 
(3) The subject property is located on the recently constructed new alignment of North 

Lincoln Avenue. The proposed new public cul-de-sac would align perpendicular to 
North Lincoln Avenue, which is an improvement over the existing gravel drive and 
its former alignment to the old Lincoln Avenue alignment. 

 
(4) The Somer Township Road Commissioner has been notified of this case, but no 

comments have been received. 
 

C. Regarding fire protection, the subject property is located approximately 3.4 road miles 
from the Eastern Prairie Fire Protection District station; the approximate travel time is 7 
minutes. The Fire Chief has been notified of this request for an RRO, and no comments 
have been received. 

 
D. Regarding flood hazards, parts of the subject property are located in the Special Flood 

Hazard Area, per FEMA FIRM panel 17019C0314D (effective October 2, 2013). 
(1) As discussed in RRO Factor C.2.I: Flood Hazard Status under Item 26 above: 

a. All proposed lots have sufficient buildable area for a dwelling.   
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b. For purposes of analysis, Lot 3, 4, and 5 are not proposed to be part of the 

RRO.  Lot 1 has no area under the Base Flood Elevation (BFE), and Lot 2 
has only a small area under the BFE with adequate buildable area above it. 

 
c. More than half of the proposed cul-de-sac circle is inside the mapped 

floodplain. 
  
E. The subject property is NOT considered BEST PRIME FARMLAND. The soil on the 

subject property consists of 3107A Sawmill silty clay loam, 236A Sabina silt loam, and 
233B Birkbeck silt loam, and has an average LE of 86.  
(1) Note that the Natural Resources Report received on February 15, 2007 for the 

previous RRO calculated an LE score of 76.  The difference in LE score is because 
the subject property has been reduced by approximately 2 acres due to land being 
taken for the new Lincoln Avenue alignment.  

 
F. Regarding outdoor lighting on the subject property, the petitioner did not provide 

information on lighting in the application.  A special condition has been added to ensure 
compliance for any future outdoor lighting. 

 
G.       Regarding wastewater treatment and disposal on the subject property: 

(1) There is a septic system connected to both existing residences. 
 
(2) New septic systems will be required for dwellings on the proposed lots that are 

compliant with State and local public health regulations. 
 

H. Other than as reviewed elsewhere in this Summary of Evidence, there is no evidence to 
suggest that the proposed Special Use will generate either nuisance conditions such as 
odor, noise, vibration, glare, heat, dust, electromagnetic fields or public safety hazards such 
as fire, explosion, or toxic materials release, that are in excess of those lawfully permitted 
and customarily associated with other uses permitted in the zoning district.  

 
GENERALLY REGARDING WHETHER THE SPECIAL USE CONFORMS TO APPLICABLE REGULATIONS AND 
STANDARDS AND PRESERVES THE ESSENTIAL CHARACTER OF THE DISTRICT 
 
12. Generally regarding the Zoning Ordinance requirement that the proposed Special Use conform to 

all applicable regulations and standards and preserve the essential character of the District in 
which it shall be located, except where such regulations and standards are modified by Section 6 
of the Ordinance: 
A. The Petitioner has testified on the application: “Yes.” 
 
B. Regarding compliance with the Zoning Ordinance: 

(1) The Rural Residential Overlay (RRO) Zoning District is an overlay zoning 
designation that is in addition to the pre-existing (underlying) rural zoning. The 
adoption of an RRO requires both a Map Amendment and a County Board Special 
Use Permit per paragraph 5.4.3 B. of the Zoning Ordinance. 

 
(2) The Rural Residential Overlay has been deemed appropriate only in the AG-1 

Agriculture, AG-2 Agriculture, and CR Conservation Recreation Zoning Districts.      
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(3) The proposed preliminary Site Plan received November 19, 2018 complies with all 
requirements with one exception.   
a. Proposed Lot 1 has an average width of 183.2 feet in lieu of the 200 feet 

minimum required for the CR Conservation Recreation District.   
 
b. The petitioners have requested a rezoning from the CR Conservation 

Recreation District to the AG-2 Agriculture District in related zoning case 
934-AM-19 in order to continue operating their event center.   

 
c. In the AG-2 district, the minimum average lot width is only 150 feet.   
 
d. Should case 934-AM-19 be approved, the petitioners will not need a 

variance.  If case 934-AM-19 is not approved, they will require an 
administrative variance, which will be processed upon determination of 
case 934-AM-19.  A special condition has been added regarding Lot 1. 

 
(4) Regarding parking on the subject property, there are no parking requirements for a 

Rural Residential Overlay. 
 

C. Regarding compliance with the Storm Water Management and Erosion Control Ordinance:  
 (1) An RRO does not require compliance with the SWMEC Ordinance.  
 

(2) Any development within an approved RRO must comply or be exempted from the 
SWMEC Ordinance, which will be determined on a case-by-case basis during the 
construction permitting process. 

 
D. Regarding the Special Flood Hazard Areas Ordinance, parts of the subject property are 

located in the Special Flood Hazard Area, per FEMA FIRM panel 17019C0314D 
(effective October 2, 2013). 

  
E. Regarding the Subdivision Regulations, the subject property is located in the City of 

Urbana subdivision jurisdiction and the proposed subdivision will need to be approved by 
the City contingent upon approval of the RRO by the County. 

 
F. Regarding the requirement that the Special Use preserve the essential character of the CR 

Conservation Recreation Zoning District: 
(1) A Rural Residential Overlay is permitted in the AG-1, AG-2, and CR districts with 

a combined map amendment and Special Use Permit.  
  

GENERALLY REGARDING WHETHER THE SPECIAL USE IS IN HARMONY WITH THE GENERAL PURPOSE 
AND INTENT OF THE ORDINANCE 
 
13. Regarding the Zoning Ordinance requirement that the proposed Special Use is in harmony with 

the general intent and purpose of the Ordinance: 
A. A Rural Residential Overlay may be authorized by the County Board in the AG-1 

Agriculture, AG-2 Agriculture, or CR Conservation Recreation Zoning Districts as a Special 
Use provided all other zoning requirements and standard conditions are met or waived. 
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B. Regarding whether the proposed Special Use Permit is in harmony with the general intent 

of the Zoning Ordinance: 
(1) Subsection 5.1.16 of the Ordinance states the general intent of the Rural Residential 

Overlay (RRO) District and states as follows (capitalized words are defined in the 
Ordinance): 

 
The RRO, Rural Residential OVERLAY DISTRICT is intended to provide rural 
areas that are suitable for residential development and whose development will not 
significantly interfere with AGRICULTURAL pursuits in neighboring areas. 
 

(2) The types of uses authorized in the AG-1, AG-2, and CR Districts are in fact the 
types of uses that have been determined to be acceptable in those Districts. RROs 
authorized by Special Use Permit are acceptable uses in those districts provided 
that they are determined by the ZBA to meet the criteria for RROs in Section 5.4 
and for Special Use Permits established in paragraph 9.1.11 B. of the Ordinance. 

 
GENERALLY REGARDING WHETHER THE SPECIAL USE IS AN EXISTING NONCONFORMING USE 
 
14. Regarding the Zoning Ordinance requirement that in the case of an existing NONCONFORMING 

USE the granting of the Special Use Permit will make the use more compatible with its 
surroundings: 
A.        The Petitioner has testified on the application: “Not applicable.” 
 
B. The existing use on the property is not a non-conforming use. 

 
GENERALLY REGARDING SOILS ON THE SUBJECT PROPERTY 
 
15. Evaluation of a property depends on soil characteristics in many ways, including suitability for 

agricultural production, septic systems, and development.  The following are soil characteristics 
for the subject property: 
A. The subject property is NOT considered BEST PRIME FARMLAND. The soil on the 

subject property consists of 3107A Sawmill silty clay loam, 236A Sabina silt loam, and 
233B Birkbeck silt loam, and has an average LE of 86.  
(1) Note that the Natural Resources Report received on February 15, 2007 for the 

previous RRO calculated an LE score of 76.  The difference in LE score is because 
the subject property has been reduced by approximately 2 acres due to land being 
taken for the new Lincoln Avenue alignment.  

 
B. Information on soils can be found under RRO Factors C.2.E and C.2.F, and Land Resource 

Management Goals 4 and 8. 
 

RRO FACTOR C.1.A: OVERALL SUITABILITY OF THE SITE FOR RURAL RESIDENTIAL DEVELOPMENT 
 
16. Attachment F to the Preliminary Memorandum dated April 18, 2019 is a table summarizing each 

factor and the criteria used to assess the suitability for any proposed RRO.  Compared to “common 
conditions” found at rural sites in Champaign County, the subject property is similar to the 
following (see individual RRO factor evidence starting at Item 18 below): 
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A. “Ideal or Nearly Ideal” conditions for six factors: 
 (1) RRO Factor B: Effects on farms 
 (2) RRO Factor D: LESA score 
 (3) RRO Factor E: Effects on drainage 
 (4) RRO Factor G: Availability of water supply 
 (5) RRO Factor K: Natural or manmade hazards 
 (6) RRO Factor L: Land converted from agricultural uses 
 
B. “Much Better Than Typical” conditions for four factors: 
 (1) RRO Factor A: Safety  

(2) RRO Factor C: Effects of nearby farms 
 (3) RRO Factor F: Septic suitability 
 (4) RRO Factor H: Emergency services 
 
C. “More or Less Typical” conditions for two factors: 
 (1) RRO Factor I: Flood hazard status 
 (2) RRO Factor J: Effects on sensitive natural areas 

 
RRO FACTOR C.1.B: COMPATIBILITY WITH SURROUNDING AGRICULTURE  
 
17. Discussion regarding compatibility of the proposed residential development with surrounding 

agriculture can be found under RRO Factor C.2.B (Item 19 below) and RRO Factor C.2.C (Item 
20 below). 

 
RRO FACTOR C.2.A: THE ADEQUACY AND SAFETY OF ROADS 
 
*18. Regarding the adequacy and safety of roads providing access to the proposed RRO District: 

*A. The Institute of Transportation Engineers publishes guidelines for estimating of trip 
generation from various types of land uses in the reference handbook Trip Generation. 
Various statistical averages are reported for single family detached housing in Trip 
Generation and the average “weekday” traffic generation rate per dwelling unit is 9.55 
average vehicle trip ends per dwelling unit. Trip Generation does not report any trip 
generation results for rural residential development. 

 
*B. The Staff report Locational Considerations for Rural Residential Development in 

Champaign County, Illinois that led to the development of the RRO Amendment, 
incorporated an assumed rate of 10 average daily vehicle trip ends (ADT) per dwelling unit 
for rural residences. The assumption that each proposed dwelling is the source of 10 ADT 
is a standard assumption in the analysis of any proposed RRO. 

 
*C. Based on the standard assumption that each proposed dwelling is the source of 10 ADT, 

the three residences that could be constructed by right on the property would create 30 
average daily vehicle trips.  The two residences in the requested RRO District are 
estimated to account for an increase of approximately 20 ADT in total, which is a 67% 
increase over the non-RRO alternative. 

 
D. The subject property is located on the recently constructed new alignment of North Lincoln 

Avenue. The proposed new public cul-de-sac would align perpendicular to North Lincoln 
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Avenue, which is an improvement over the existing gravel drive and its former alignment 
to the old Lincoln Avenue alignment. 

 
E. The Illinois Department of Transportation measures traffic on various roads throughout the 

County.  IDOT determines the annual average 24-hour traffic volume for those roads and 
reports it as Annual Average Daily Traffic (AADT).  The most recent AADT data near the 
subject property is from 2016 (prior to the North Lincoln Avenue reconstruction): 
(1) North Lincoln Avenue where it passes the subject property had an AADT of 450. 
 
(2) Less than a mile south of the point where Lincoln Avenue passes the subject 

property the AADT was 2900. 
 

F. Overall, the subject property and proposed RRO are comparable to “much better than 
typical” conditions for Champaign County in terms of common conditions for the 
adequacy and safety of roads providing access, because access is via Lincoln Avenue, 
which is a newly constructed township road with no deficiencies; the access location is 
uncontrolled and potentially has visibility issues because it is near a curve in the road.  

 
RRO FACTOR C.2.B: THE EFFECTS ON NEARBY FARMLAND AND FARM OPERATIONS 
 
19. Regarding the likely effects of the proposed development on nearby farm operations: 

*A. The surrounding land use on three sides of the subject property is agriculture. Direct 
interactions between the proposed development and nearby farmland are likely to include 
the following: 
(1) The added traffic from the proposed development will increase the conflicts with 

movement of farm vehicles. See the concerns related to adequacy and safety of roads.  
 

The five single-family dwellings that will result from the proposed RRO (including 
three by-right homes) would generate 67% more traffic than the non-RRO 
alternative development of only three homes. 
 

(2) Trespassing onto adjacent fields possible resulting into damage to crops or to the 
land itself.  

 
The five single-family dwellings that will result from the proposed RRO (including 
three by-right homes) could generate more trespass than the non-RRO alternative 
development of only three homes. 
 

(3) Blowing litter into the adjacent crops making agricultural operations more difficult. 
 
The five single-family dwellings that will result from the proposed RRO (including 
three by-right homes) could generate more litter than the non-RRO alternative 
development of only three homes.  Windblown litter would probably affect the 
farmland to the north the most. 
 

*(4) Discharge of “dry weather flows” of storm water or ground water (such as from a 
sump pump) may make agricultural operations more difficult. 
 

Cases 931-AM-19/932-S-19, ZBA 04/25/19, Attachment Q Page 17 of 60



Cases 931-AM-19 & 932-S-19 PRELIMINARY DRAFT 
Page 18 of 60 
 

Because the subject property is adjacent to the Saline Branch Drainage Ditch, there 
should be no problems with dry weather flows, which means there would be no 
difference between the proposed RRO and the non-RRO alternative. 
 

*(5) If trees are planted close to the property lines, they can be expected to interfere with 
some farming operations (such as harvesting) and may contribute to blockage of 
underground tiles (if any exist). Perimeter fencing, if installed, could also interfere 
with farming operations. 
 
The subject property currently contains a tree farm, which has trees planted very 
close to the south and west property lines, and the adjacent farmland does not 
appear to be negatively impacted. Therefore, there would be no difference between 
the proposed RRO and the non-RRO alternative. 

 
*B. The indirect effects are not as evident as the direct effects: 

*(1) A potential primary indirect effect of non-farm development on adjacent farmers is 
that potential nuisance complaints from non-farm neighbors about farming 
activities can create a hostile environment for farmers, particularly for livestock 
management operations. 

 
*(2) Champaign County has passed a “right to farm” resolution that addresses public 

nuisance complaints against farm activities. The resolution exempts agricultural 
operations from the Public Nuisance Ordinance (except for junk equipment) but 
does not prevent private lawsuits from being filed. 

 
(3) Prairie Fruits Farm, located 0.37 miles north of the subject property at 4410 North 

Lincoln Avenue, Urbana, is a known livestock management facility that makes 
dairy products from the milk produced from their head of approximately 70 goats 
(based on information from the Prairie Fruits Farm website).   
a. The State of Illinois Livestock Management Facilities Act (510 ILCS 77) 

governs where larger livestock facilities (those with more than 50 or more 
animal units) can be located in relation to non-farm residences and public 
assembly uses (events centers and churches, for example). Livestock 
facilities with 50 or more animal units must be one-quarter mile from a non-
farm residence and one-half mile from a populated area (an area containing 
a public assembly use like a church or 10 or more non-farm dwellings). 

 
b. The 70 goats are equivalent to seven animal units according to the 

University of Illinois Extension, making no separation distance necessary 
from the 10 or more non-farm dwellings or public assembly areas. 

 
c. The two additional residences requested in the proposed RRO would not 

increase the restrictions placed on the Prairie Fruits Farm beyond what the 
three by-right residences would impose. 

 
C. Overall, the subject property and proposed RRO are comparable to “ideal or nearly ideal” 

conditions for Champaign County in terms of effects on nearby farmland and farm 
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operations, because all proposed homes will front a new public street that carries no 
agricultural traffic, and the traffic from the proposed homes is not likely to interfere with 
agricultural activities. 

 
RRO FACTOR C.2.C: EFFECTS OF NEARBY FARM OPERATIONS ON THE PROPOSED RESIDENTIAL 
DEVELOPMENT 
 
*20. Regarding the likely effects of nearby farm operations on the proposed development: 

A. Rough analysis of land use within a one-half mile radius of the subject property indicates 
the following: 
(1) Row crop production agriculture occupies a significant portion of the land area 

within the immediate vicinity of the proposed RRO District and occurs on three 
sides of the proposed RRO, with the Saline Branch Drainage Ditch and Lincoln 
Avenue providing a buffer on the east and north sides. 

 
*(2) Row crop production produces noise, dust and odors that homeowners sometimes 

find objectionable. Farm operations may begin early and continue until well after 
dark, exacerbating the impact of noise related to fieldwork. 

 
(3) Prairie Fruits Farm is located 0.37 mile north of the subject property; the owners 

have been notified of the public hearing for the proposed RRO, and no comments 
have been received to date. 

 
B. Overall, the subject property and proposed RRO are comparable to “much better than 

typical” conditions for Champaign County in terms of common conditions for the effects 
of nearby farmland operations on the proposed development because the subject property 
is bordered on only three sides by row crop agriculture, and buffers are provided by 
Lincoln Avenue to the north and the Saline Branch Drainage Ditch to the east. 

 
RRO FACTOR C.2.D: THE LAND EVALUATION AND SITE ASSESSMENT (LESA) SCORE OF THE SUBJECT SITE 
 
*21. Regarding the LESA score of the proposed RRO District: 

*A. The Champaign County, Illinois LESA system is a method of evaluating the viability of 
farmland for agricultural uses. The LESA system results in a score consisting of a Land 
Evaluation portion and a Site Assessment portion. The score indicates the degree of 
protection for agricultural uses on that particular site as follows: 
*(1) An overall score of 251 to 300 indicates a very high rating for protection. 
 
*(2) An overall score of 226 to 250 indicates a high rating for protection. 
 
*(3) An overall score of 151 to 225 indicates a moderate rating for protection. 
 
*(4) An overall score of 150 or lower indicates a low rating for protection. 

B. The LESA worksheets are an attachment to the Preliminary Memorandum. The component 
and total scores are as follows: 
(1) The Land Evaluation score for the proposed RRO District is 86 out of 100 possible. 
 
(2) The Site Assessment score for the proposed RRO District is 6 out of 200 possible. 
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(3) The total LESA score is 92 and indicates a low rating for protection of agriculture. 
 

C. Overall, the subject property and proposed RRO are comparable to “ideal or nearly ideal” 
conditions for Champaign County in terms of common conditions for the LESA score 
because the entire property is not best prime farmland and the property received a low 
rating for protection in the LESA evaluation. 

 
RRO FACTOR C.2.E: EFFECTS ON DRAINAGE 
 
*22. Regarding the effects of the proposed RRO District on drainage both upstream and downstream: 

*A. An Engineer’s Drainage Report was received with the original RRO application on 
November 21, 2006.  The report described the existing conditions of the subject property 
and the proposed conditions for the RRO (note that lot numbers refer to the 2007 RRO, not 
the proposed RRO). 
*(1) The Existing Conditions from the 2006 report were described as follows: 

*a. The subject property slopes generally from west to east and north to south 
towards the Saline Branch Drainage Ditch. The average ground slope is 1%. 

 
*b. There are six acres to the west that drain across the subject property. 
 
*c. There are four depressional areas on the east side of the subject property. 

Two are located in the southeast corner of the site, while the remaining two 
are in the northeast corner. The area located farthest to the north is part of a 
much larger depression in the land that continues off the subject property. 

 
*d. These depressional areas collect storm water that flows over the subject 

property. The water fills up until it overflows and drains into the Saline 
Branch Drainage Ditch. 

 
*(2) The Proposed Conditions from the 2006 report were as follows: 

*a. Drainage swales will be constructed along the western and southern 
boundaries of the subject property. These swales will drain the subject 
property and the six acres from off the subject property. 

 
*b. There will be two swales on the western boundary, one from north to south 

and one from south to north. They will meet at the line between Lots 2 and 
3, where they will run along that line in one swale that will pass under the 
proposed street by means of a culvert. 
a. Note that the lot configuration and numbering were different from 

the current RRO proposal. 
 

*c. Once past the street, water will flow overland to the depression area on 
Outlot 1 that is proposed to be a storm water management area. 

 
*d. The swale on the southern boundary will flow to the edge of Lot 1 and then 

discharge directly into the Saline Branch Drainage Ditch. 
 
*e. Because runoff accumulating in the depressed areas is unlikely to overflow 

very often, a culvert with a flap gate is proposed to connect the bottom of 
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the depressional area with the channel of the Saline Branch Drainage Ditch. 
This culvert outlet will allow the depressional area to drain more rapidly 
than it does currently. 

 
*f. The flap gate will allow flows from storm events to release into the channel 

under normal conditions. During flood events the flap will remain closed, 
which will maintain the existing floodplain characteristics. 

 
B. A pond was constructed sometime between 2008 and 2010 in proposed Lot 4. 

(1) 2017 aerial photography from the Champaign County GIS Consortium shows the 
pond covers approximately 0.31 acre. 

 
(2) 2013 FEMA FIRM panel 17019C0314D (effective October 2, 2013) shows most of 

the pond located in the Special Flood Hazard Area. 
 
(3) 2008 elevation contours taken at two-foot intervals from the Champaign County 

GIS Consortium indicate a surface level at approximately 714 to 715 feet mean sea 
level, and the lowest contour interval shown in the pond is 710 feet mean sea level. 

 
C. Overall, the proposed RRO District is comparable to “ideal or nearly ideal” conditions for 

Champaign County in terms of common conditions for the drainage effects on properties 
located both upstream and downstream because of the following: 
(1) The buildable portions of the proposed RRO District have an average slope of 2%. 
 
(2) Almost all of the soils making up the buildable portion of the proposed RRO 

District are wet soils but the site drains directly to the Saline Branch drainage ditch 
so dry weather flows are not likely to be a problem. 

 
(3) Due to the reconstruction of Lincoln Avenue, it is unknown how much upstream 

area might still drain across the proposed buildable portion of the proposed RRO 
District, but it would appear to be an insignificant amount.  

 
(4) There are no known underground drainage tiles on the property and it is unlikely 

that any exist. 
 

RRO FACTOR C.2.F: THE SUITABILITY OF THE SITE FOR ONSITE WASTEWATER SYSTEMS 
 
*23. Regarding the suitability of the site for onsite wastewater systems: 

*A. The pamphlet Soil Potential Ratings for Septic Tank Absorption Fields Champaign County, 
Illinois, is a report that indicates the relative potential of the various soils in Champaign 
County for use with subsurface soil absorption wastewater systems (septic tank leach 
fields). The pamphlet contains worksheets for 60 different soils that have potential ratings 
(indices) that range from 103 (very highest suitability) to 3 (the lowest suitability). The 
worksheets for the relevant soil types on the subject property can be summarized as follows: 
(1) Sawmill silty clay loam, 0-2% slopes, (map unit 3107A; formerly 402 Colo silty 

clay loam) has Very Low suitability for septic tank leach fields with a soil potential 
index of 3. Sawmill has severe wetness problems due to a water table high enough 
to cause flooding (1 foot above to 2 feet deep) and moderate permeability. The 
typical corrective measure is subsurface drainage to lower groundwater levels. 
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Sawmill soil makes up about 48.4% (9.15 acres) of the subject property, and makes 
up more than 50% of the lot area for one of the five proposed buildable lots (lot 4).  
Overall, Sawmill soil makes up about 33.9% of the proposed buildable area. 

 
(2) Sabina silt loam, 0-3% slopes, (map unit 236A) has Medium suitability for septic 

tank leach fields with a soil potential index of 79. Sabina has severe wetness 
problems due to a high water table (1 to 3 feet deep) and severely limited 
permeability. The typical corrective measure is curtain drains to lower groundwater 
levels and a large absorption field. Sabina soil makes up about 18.9% (3.25 acres) 
of the subject property, and makes up 50% or more of the lot area for two of the 
five proposed lots (lots 1 and 2), and a significant portion of lot 5. Overall, Sabina 
soil makes up about 28.1% of the proposed buildable area. 

 
 (3) Birkbeck silt loam, 1-5% slopes, (map unit 233B) has High suitability for septic 

tank leach fields with a soil potential index of 93. Birkbeck has severe wetness 
problems due to a high water table (3 to 6 feet deep) and moderate permeability. 
The typical corrective measure is curtain drains to lower groundwater levels. 
Birkbeck soil makes up about 27.4% (4.7 acres) of the subject property, and makes 
up 50% or more of the lot area for one of the 5 proposed lots (lot 3). Overall, 
Birkbeck soil makes up about 38% of the proposed buildable area. 

 
B. If only the buildable portion of the property is considered regarding septic suitability, the 

subject property is comparable to “much better than typical” conditions for Champaign 
County because approximately 66% of the soils on the buildable area of the subject 
property have Medium or Better suitability, as compared to the approximately 51% of the 
entire County that has a Low Potential. 

 
RRO FACTOR C.2.G: THE AVAILABILITY OF GROUNDWATER AT THE SITE 
 
24. Regarding the availability of water supply to the site: 

A. The Champaign County Land Resource Management Plan includes Figure 10-9: Primary 
Sand and Gravel Aquifers in Champaign County, which shows that the subject property is 
not within an area of limited groundwater availability.  

 
B. The subject property and proposed RRO are comparable to “ideal or nearly ideal” 

conditions for Champaign County in terms of common conditions for the availability of 
water supply because it is located above the Mahomet Aquifer. 

 
RRO FACTOR C.2.H: THE AVAILABILITY OF PUBLIC SERVICES TO THE SITE 
 
25. Regarding the availability of emergency services to the site: 

A. The subject property is located approximately 3.4 road miles from the Eastern Prairie Fire 
Protection District station; the approximate travel time is 7 minutes. The Fire Chief has 
been notified of this request for an RRO, and no comments have been received. 

 
B. Overall, the subject property and proposed RRO are comparable to “much better than 

typical” conditions for Champaign County in terms of common conditions for the 
availability of emergency services because the site is approximately 3.4 road miles from 
the Eastern Prairie fire station. 
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RRO FACTOR C.2.I: FLOOD HAZARD STATUS  
 
26. Regarding the flood hazard status of the site, pursuant to FEMA Panel No. 170190314D, some of 

the subject property is located within the Special Flood Hazard Area, as follows: 
A. For purposes of analysis, proposed lots 3, 4 and 5 are not included in the RRO because 

these lots could be created “by-right.”  Lots 3, 4, and 5 are the only proposed lots within 
the Special Flood Hazard Area.  

 
B. More than half of the proposed cul-de-sac circle is inside the mapped floodplain. 
 
C. The existing Base Flood Elevation (BFE) is approximately 718.5 feet above mean sea 

level. There are portions of proposed lots 2, 3, 4 and 5 below the BFE.   
(1) Lot 2 has a small area in the southeast corner near the cul-de-sac below BFE, but 

over 85% of it is still buildable outside that area.  
 
(2) Proposed lot 3 has an existing dwelling that is outside the floodplain.  
 
(3) Proposed lot 4 has the existing main residence that is outside the floodplain.   
 
(4) Over two-thirds of proposed lot 5 has buildable area outside the floodplain.  The 

BCA variance request map received November 19, 2018 states, “fill will be placed 
on Lot 5 to remove flood plane from Lot 5.” 

 
D. Overall, the proposed RRO District is comparable to “more or less typical” conditions for 

Champaign County in terms of flood hazard status because of the following: 
(1) All lots have sufficient buildable area for a dwelling.   
 
(2) For purposes of analysis, lots 3, 4, and 5 are not proposed to be part of the RRO.  

Lot 1 has no area under the BFE, and Lot 2 has only a small area under the BFE 
with adequate buildable area above it. 

 
(3) More than half of the proposed cul-de-sac circle is inside the mapped floodplain. 
 

RRO FACTOR C.2.J: EFFECTS ON WETLANDS, ARCHAEOLOGICAL SITES, AND NATURAL AREAS 
 
27. Regarding the effects on wetlands, endangered species, and natural areas: 

A. On March 25, 2019, P&Z Staff completed a preliminary endangered species consultation 
using the Illinois Department of Natural Resources online EcoCAT tool. The report 
indicated that there were no threatened or endangered species or protected natural areas 
near the subject property. 

 
B. According to the National Wetlands Inventory online mapping, there are no regulatory 

wetlands on the subject property. 
 
*C. Regarding the effects on archaeological resources, a letter reply from the Illinois Historic 

Preservation Agency was received on November 17, 2006, and indicated that the subject 
property has a high probability of containing significant prehistoric/historic archaeological 
resources; indicating that a Phase I archaeological survey should be performed on the 
subject property.   
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(1) A completed Phase 1 Archaeological Survey of the subject property was received 
on February 15, 2007.  It indicated that no archaeological materials were located, 
and project clearance was recommended. 

 
D. The vegetation along the Saline Branch appears to be similar to the pre-settlement oak 

savanna landscape of Champaign County.  Regarding the impact of the proposed RRO on 
this vegetation: 
(1)       Existing construction on proposed lot 4 has had minimal impact on the landscape, 

probably due to the very large lot area.    
 

(2)       Development on proposed lot 5 may have a greater impact due to the smaller size of 
lot 5.   

 
(3)       The proposed outlots should ensure that much of this vegetation will remain largely 

undisturbed.  However, this vegetation may not exist in this condition for the long 
term unless there is appropriate maintenance to maintain the open savanna.  
 

E. The former tree farm on proposed lots 1, 2, and 3 provides wildlife habitat, but is not 
representative of the pre-settlement environment. 

 
*F. Overall, the subject property and proposed RRO are comparable to “more or less typical” 

conditions for Champaign County in terms of effects on wetlands and archaeological sites, 
because reports from the appropriate agencies showed there were no effects, and because 
there are significant natural areas and habitats that include pre-settlement conditions. 

 
RRO FACTOR C.2.K: THE PRESENCE OF NEARBY NATURAL OR MANMADE HAZARDS 
 
28. Regarding the presence of nearby natural or manmade hazards:  

*A. There appear to be no natural or manmade hazards near the subject property. 
 
*B. Overall, the subject property and proposed RRO are comparable to “ideal or nearly ideal” 

conditions for Champaign County in terms of common conditions for the presence of 
nearby natural or manmade hazards because there are no manmade or natural hazards near 
the subject property. 

 
RRO FACTOR C.2.L: THE AMOUNT OF LAND TO BE CONVERTED FROM AGRICULTURAL USES 
 
*29. Regarding the maximum number of new zoning lots that could be created out of the subject 

property without the authorization for the RRO Zoning District: 
*A. As amended on February 19, 2004, by Ordinance No. 710 (Case 431-AT-03 Part A), the  

Zoning Ordinance requires establishment of an RRO District for subdivisions with more 
than three lots (whether at one time or in separate divisions) less than 35 acres in area each 
(from a property larger than 50 acres) and/or subdivisions with new streets in the AG-1, 
AG-2, and CR districts (the rural districts) except that parcels between 25 and 50 acres 
may be divided into four parcels. 

 
*B. There can be no more than three new lots smaller than 35 acres in area that can be created 

from the subject property without authorization for the RRO Zoning District. 

Cases 931-AM-19/932-S-19, ZBA 04/25/19, Attachment Q Page 24 of 60



 PRELIMINARY DRAFT  Cases 931-AM-19 & 932-S-19 
Page 25 of 60 

 
C. Overall, the subject property and proposed RRO are comparable to “ideal or nearly ideal” 

conditions for Champaign County in terms of effects on the amount of land to be converted 
from agricultural uses versus the number of dwelling units to be accommodated, because 
there are only two lower acreage residential lots being created on a former tree farm, and 
the proposed lots are closer to urban areas. 

 
FOR THE RRO MAP AMENDMENT 
GENERALLY REGARDING THE LRMP GOALS, OBJECTIVES, AND POLICIES 
 
30. The Champaign County Land Resource Management Plan (LRMP) was adopted by the County 

Board on April 22, 2010. The LRMP Goals, Objectives, and Policies were drafted through an 
inclusive and public process that produced a set of ten goals, 42 objectives, and 100 policies, 
which are currently the only guidance for amendments to the Champaign County Zoning 
Ordinance, as follows: 
A. The Purpose Statement of the LRMP Goals, Objectives, and Policies is as follows: 

“It is the purpose of this plan to encourage municipalities and the County to protect the 
land, air, water, natural resources and environment of the County and to encourage the use 
of such resources in a manner which is socially and economically desirable. The Goals, 
Objectives and Policies necessary to achieve this purpose are as follows…” 

 
B. The LRMP defines Goals, Objectives, and Policies as follows: 

(1) Goal: an ideal future condition to which the community aspires 
(2) Objective: a tangible, measurable outcome leading to the achievement of a goal 
(3) Policy: a statement of actions or requirements judged to be necessary to achieve 

goals and objectives 
 
C. The Background given with the LRMP Goals, Objectives, and Policies further states, 

“Three documents, the County Land Use Goals and Policies adopted in 1977, and two sets 
of Land Use Regulatory Policies, dated 2001 and 2005, were built upon, updated, and 
consolidated into the LRMP Goals, Objectives and Policies.” 

 
FOR THE RRO MAP AMENDMENT 
REGARDING RELEVANT LRMP GOALS & POLICIES 
 
(Note: bold italics typeface indicates staff’s recommendation to the ZBA) 
 
31. LRMP Goal 1 is entitled “Planning and Public Involvement” and states: 

Champaign County will attain a system of land resource management planning built 
on broad public involvement that supports effective decision making by the County.   

 
Goal 1 is always relevant to the review of the LRMP Goals, Objectives, and Policies in land use 
decisions but the proposed RRO will NOT IMPEDE the achievement of Goal 1.   

 
32. LRMP Goal 2 is entitled “Governmental Coordination” and states: 

 
Champaign County will collaboratively formulate land resource and development 
policy with other units of government in areas of overlapping land use planning 
jurisdiction.   
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Goal 2 has two objectives and three policies. The proposed RRO will NOT IMPEDE the 
achievement of Goal 2.  

 
33. LRMP Goal 3 is entitled “Prosperity” and states: 

 
Champaign County will encourage economic growth and development to ensure 
prosperity for its residents and the region.   

 
Goal 3 has three objectives and no policies. The proposed RRO will HELP ACHIEVE Goal 3 for 
the following reasons:  
A. The three objectives are:  

(1) Objective 3.1 is entitled “Business Climate” and states: Champaign County will 
seek to ensure that it maintains comparable tax rates and fees, and a favorable 
business climate relative to similar counties.  

 
(2) Objective 3.2 is entitled “Efficient County Administration” and states: “Champaign 

County will ensure that its regulations are administered efficiently and do not 
impose undue costs or delays on persons seeking permits or other approvals.” 

 
(3) Objective 3.3 is entitled “County Economic Development Policy” and states: 

“Champaign County will maintain an updated Champaign County Economic 
Development Policy that is coordinated with and supportive of the LRMP.”   

 
B. Although the proposed RRO is NOT DIRECTLY RELEVANT to any of these objectives, 

the proposed RRO rezoning will allow the Petitioner to seek a subdivision for the subject 
property from the City of Urbana, with the intent to use one of those lots for an existing 
events center, and therefore the proposed RRO can be said to HELP ACHIEVE Goal 3. 

   
34. LRMP Goal 4 is entitled “Agriculture” and states: 

 
Champaign County will protect the long-term viability of agriculture in Champaign 
County and its land resource base.  

 
Goal 4 has 9 objectives and 22 policies. Objectives 4.4, 4.5, 4.6, and 4.9 and their policies do not 
appear to be relevant to the proposed RRO. The proposed RRO will HELP ACHIEVE Goal 4 for 
the following reasons:  
A. Objective 4.1 is entitled “Agricultural Land Fragmentation and Conservation” and states: 

“Champaign County will strive to minimize the fragmentation of the County’s agricultural 
land base and conserve farmland, generally applying more stringent development standards 
on best prime farmland.” 
 
Objective 4.1 includes nine subsidiary policies. Policies 4.1.1, 4.1.2, 4.1.3, 4.1.4, 4.1.5, 
4.1.7, and 4.1.9 do not appear to be relevant to the proposed RRO.  The proposed RRO 
will HELP ACHIEVE Objective 4.1 because of the following: 
(1)       Policy 4.1.6 states: “Provided that the use, design, site and location are 

consistent with County policies regarding: 
i.     Suitability of the site for the proposed use; 
ii.    Adequacy of infrastructure and public services for the proposed use; 
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iii.   Minimizing conflict with agriculture; 
iv.   Minimizing the conversion of farmland; and 
v.    Minimizing the disturbance of natural areas; then 
 
a)        On best prime farmland, the County may authorize discretionary 

residential development subject to a limit on total acres converted 
which is generally proportionate to tract size and is based on the 
January 1, 1998 configuration of tracts, with the total amount of 
acreage converted to residential use (inclusive of by-right development) 
not to exceed three acres plus three acres per each 40 acres (including 
any existing right-of-way), but not to exceed 12 acres in total; or  

b)        On best prime farmland, the County may authorize non-residential 
discretionary development; or 

c)        The County may authorize discretionary review development on tracts 
consisting of other than best prime farmland.” 

 
The proposed RRO will HELP ACHIEVE Policy 4.1.6 for the following reasons: 
a. Discussion on the LESA score and soils is provided under Item 21 above. 

The soils are not Best Prime Farmland, and they received a “low rating for 
protection” in the LESA analysis. 

 
b.        Policy 4.3.2 regarding site suitability on best prime farmland is not relevant. 
 
c.        Regarding compliance with policies having to do with the adequacy of 

infrastructure and public services for the proposed use, the ZBA has 
recommended that the proposed RRO will HELP ACHIEVE Policy 4.3.3 
regarding public services and Policy 4.3.4 regarding infrastructure. 

 
d.        Regarding compliance with policies having to do with minimizing conflict 

with agriculture, the ZBA has recommended that the proposed RRO will 
HELP ACHIEVE Policy 4.2.2, Policy 4.2.3, and Policy 4.2.4 regarding 
minimizing conflict with agriculture. 

 
e. No farmland will be converted for the proposed RRO. 
 
f. Regarding compliance with policies having to do with minimizing the 

disturbance of natural areas: 
(a) Discussion regarding protection of natural resources can be found 

under Item 27 above and under Item 38 (Goal 8: Natural Resources). 
 
(b) The ZBA has recommended that the proposed RRO will NOT 

IMPEDE Policy 8.6.2 regarding the preservation of habitat for 
native and game species. 

 
g. A Natural Resource Report was prepared by the Champaign County Soil 

and Water Conservation District and received on February 12, 2007 for the 
RRO approved in 2007, which discussed the types of soils and other site 
characteristics. 
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(a) Site-specific concerns stated in the report were the following: 
*i. The area that is to be developed has two soil types that have 

severe wetness restriction and one that has flooding 
characteristics. This will be especially important for the 
septic systems that are planned. 

 
*ii. The west portion of the tract has many trees that were planted 

as part of the Conservation Reserve Program. An effort to 
save or transplant the high quality trees should be made. 
(i) The CRP contract ended on September 30, 2007. 

 
(2) Policy 4.1.8 states, “The County will consider the LESA rating for farmland 
 protection when making land use decisions regarding a discretionary 
 development.” 

 
The proposed RRO will HELP ACHIEVE Policy 4.1.8 for the following reasons: 
a. Discussion on the LESA score and soils is provided under Item 21 above. 

The soils are not Best Prime Farmland, and they received a “low rating for 
protection” in the LESA analysis. 

 
B. Objective 4.2 is entitled “Development Conflicts with Agricultural Operations” and states, 

“Champaign County will require that each discretionary review development will not 
interfere with agricultural operations.”   
 
Objective 4.2 includes four subsidiary policies. Policy 4.2.1 does not appear to be relevant 
to the proposed RRO.  The proposed RRO will HELP ACHIEVE Objective 4.2 because 
of the following: 
(1) Policy 4.2.2 states, “The County may authorize discretionary review 

development in a rural area if the proposed development: 
a) is a type that does not negatively affect agricultural activities; or  
b) is located and designed to minimize exposure to any negative effect 

caused by agricultural activities; and  
c) will not interfere with agricultural activities or damage or negatively 

affect the operation of agricultural drainage systems, rural roads, or 
other agriculture-related infrastructure.”  

 
The proposed RRO will HELP ACHIEVE Policy 4.2.2 for the following reasons:  
a. The proposed RRO is NOT NEGATIVELY AFFECTED by agricultural 

activities because the subject property is only bordered by agriculture on 
three sides and buffers are provided by the existing trees on the subject 
property, Lincoln Avenue to the north, and the Saline Branch Drainage 
Ditch to the east. 

   
b. The proposed RRO will NOT interfere with agricultural activities or 

damage or negatively affect the operation of agricultural drainage systems, 
rural roads, or other agriculture-related infrastructure: 
(a) The proposed RRO is sited on land that is not in crop production.  
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(b) Agricultural drainage should not be affected. 
   
(c) Rural roads should not be affected, per discussion in Item 18 above. 
 

(2) Policy 4.2.3 states, “The County will require that each proposed discretionary 
development explicitly recognize and provide for the right of agricultural 
activities to continue on adjacent land.” 

  
The proposed RRO will HELP ACHIEVE Policy 4.2.3 for the following reasons: 
a A special condition has been added regarding Right to Farm Resolution 3425. 

 
 (3) Policy 4.2.4 states, “To reduce the occurrence of agricultural land use and 

non-agricultural land use nuisance conflicts, the County will require that all 
discretionary review consider whether a buffer between existing agricultural 
operations and the proposed development is necessary.”   
 
The proposed RRO will HELP ACHIEVE Policy 4.2.4 for the following reasons: 
a. The subject property is only bordered by agriculture on three sides and 

buffers are provided by the existing trees on the subject property, Lincoln 
Avenue to the north, and the Saline Branch Drainage Ditch to the east. 

 
C. Objective 4.3 is entitled “Site Suitability for Discretionary Review Development” and 

states: “Champaign County will require that each discretionary review development is 
located on a suitable site.” 
 
Objective 4.3 includes five subsidiary policies. Policies 4.3.2 and 4.3.5 are not relevant to 
the proposed RRO. The proposed RRO will HELP ACHIEVE Objective 4.3 because of 
the following: 
(1) Policy 4.3.1 states, “On other than best prime farmland, the County may 

authorize a discretionary review development provided that the site with 
proposed improvements is suited overall for the proposed land use.” 

  
 The proposed RRO will HELP ACHIEVE Policy 4.3.1 because the proposed site 

IS SUITED OVERALL for the proposed RRO for the following reasons: 
a. Discussion on the LESA score and soils is provided under Item 21 above. 

The soils are not Best Prime Farmland, and they received a “low rating for 
protection” in the LESA analysis. 

 
b. No farmland will be converted for the proposed RRO.  Three of the 

proposed lots are on an old tree farm, and the petitioners intend to maintain 
as many of the trees as possible on the lots. 

 
c. Agricultural drainage should not be affected.   
 
d. Regarding wastewater treatment and disposal on the subject property: 

(1)       The subject property residences have a septic system, and new septic 
systems will be required for new dwellings on the proposed lots. 
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e. The Somer Township Highway Commissioner has been notified of this 
case, and no comments have been received. 

 
f. The subject property is 0.27 mile from the City of Urbana. 
 

(2) Policy 4.3.3 states, “The County may authorize a discretionary review 
development provided that existing public services are adequate to support the 
proposed development effectively and safely without undue public expense.” 
 
The proposed RRO will HELP ACHIEVE Policy 4.3.3 for the following reasons: 
a.         Emergency services were discussed under Item 25 above.   
 
b. Response time of the Eastern Prairie Fire Protection District would be 

approximately 7 minutes (3.4 road miles).  
 
c. Both hospitals in Urbana are approximately 7 to 8 minutes (3 road miles) 

from the subject property. 
 
(3) Policy 4.3.4 states, “The County may authorize a discretionary review 

development provided that existing public infrastructure, together with 
proposed improvements, is adequate to support the proposed development 
effectively and safely without undue public expense.” 
 
The proposed RRO will HELP ACHIEVE Policy 4.3.4 for the following reasons:   
a. Item 18 above provides information on traffic impacts. 
 
b. The proposed new public cul-de-sac for the RRO would align perpendicular 

to North Lincoln Avenue, which is an improvement over the existing gravel 
drive and its former alignment to the old Lincoln Avenue alignment. 

 
c. The estimated 30 additional trips per day to the existing 2,900 average daily 

vehicle trips on Lincoln Avenue would be an insignificant increase in traffic 
volumes. 

 
d. The Somer Township Highway Commissioner has been notified of this 

case, and no comments have been received. 
 

D. Objective 4.7 is entitled “Right to Farm Resolution” and states: “Champaign County 
affirms County Resolution 3425 pertaining to the right to farm in Champaign County.” 
 
Objective 4.7 has no subsidiary policies.  The proposed RRO will HELP ACHIEVE 
Objective 4.7 because of the following: 
(1) A special condition has been added regarding Right to Farm Resolution 3425. 
 

E. Objective 4.8 is entitled “Locally Grown Foods” and states: “Champaign County 
acknowledges the importance of and encourages the production, purchase, and 
consumption of locally grown food.”   
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Objective 4.8 has no subsidiary policies.  The proposed RRO will HELP ACHIEVE 
Objective 4.8 because of the following: 
(1) Discussion under Item 19.B.(3) above indicates that the proposed RRO will not 

likely impact the nearby Prairie Fruits Farm. 
 
(2) Approval of the RRO is a step toward the petitioner’s legal use of the existing event 

center proposed in zoning cases 934-AM-19 and 935-S-19; the event center 
purchases food from Prairie Fruits Farm for some of its events. 

 
35. LRMP Goal 5 is entitled “Urban Land Use” and states as follows: 

 
Champaign County will encourage urban development that is compact and 
contiguous to existing cities, villages, and existing unincorporated settlements.  

 
Goal 5 has 3 objectives and 15 policies. Objectives 5.2, 5.3, and their subsidiary policies do not 
appear to be relevant to the proposed RRO.  The proposed RRO will HELP ACHIEVE Goal 5 
because of the following: 
A.        Objective 5.1 is entitled “Population Growth and Economic Development” and states, 

“Champaign County will strive to ensure that the preponderance of population growth and 
economic development is accommodated by new urban development in or adjacent to 
existing population centers.” 
 
Objective 5.1 includes nine subsidiary policies. Policies 5.1.2, 5.1.4, 5.1.5, 5.1.6, 5.1.7, 
5.1.8, and 5.1.9 do not appear to be relevant to the proposed RRO.  The proposed RRO 
will HELP ACHIEVE Objective 5.1 because of the following: 
(1)       Policy 5.1.1 states, “The County will encourage new urban development to 

occur within the boundaries of incorporated municipalities. 
 
The proposed RRO will HELP ACHIEVE Policy 5.1.1 for the following reasons: 
a.      The subject property is not served by sanitary sewer. 
 
b.     The Appendix to Volume 2 of the LRMP defines “urban development” as 

the construction, extension, or establishment of a land use that requires or is 
best served by a connection to a public sanitary sewer system and “urban 
land use” as generally, land use that is connected and served by a public 
sanitary sewer system. 

 
c.      The proposed use is not considered urban development because it is too far 

away from a public sanitary sewer system to connect. The subject property 
residence has a septic system. 

  
(2)       Policy 5.1.3 states, “The County will consider municipal extra-territorial 

jurisdiction areas that are currently served by or that are planned to be served 
by an available public sanitary sewer service plan as contiguous urban growth 
areas which should develop in conformance with the relevant municipal 
comprehensive plans.  Such areas are identified on the Future Land Use Map.” 
 
The proposed RRO will NOT IMPEDE Policy 5.1.3 because of the following: 
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a. The subject property is within the City of Urbana Contiguous Urban 
Growth Area. 

 
b. The City’s most recent Comprehensive Plan Map from 2005 shows the 

subject property to be in the Residential future land use area, which is 
consistent with the proposed residential subdivision.  

  
36. LRMP Goal 6 is entitled “Public Health and Safety” and states as follows: 

Champaign County will ensure protection of the public health and public safety in 
land resource management decisions.  

 
Goal 6 has four objectives and seven policies. Objectives 6.2, 6.3, 6.4 and their subsidiary policies 
do not appear to be relevant to the proposed RRO.  The proposed RRO will HELP ACHIEVE 
Goal 6 for the following reasons: 
A. Objective 6.1 is entitled “Protect Public Health and Safety” and states, “Champaign 

County will seek to ensure that development in unincorporated areas of the County does 
not endanger public health or safety.” 

 
Objective 6.1 includes four subsidiary policies. Policies 6.1.3 and 6.1.4 do not appear to be 
relevant to the proposed RRO.  The proposed RRO will HELP ACHIEVE Objective 6.1 
because of the following: 
(1) Policy 6.1.1 states, “The County will establish minimum lot location and 

dimension requirements for all new rural residential development that provide 
ample and appropriate areas for onsite wastewater and septic systems.” 

 
The proposed RRO will HELP ACHIEVE Policy 6.1.1 for the following reason: 
a. The proposed lots meet the minimum lot size established in the Zoning 

Ordinance.  
 

(2) Policy 6.1.2 states, “The County will ensure that the proposed wastewater 
disposal and treatment systems of discretionary development will not 
endanger public health, create nuisance conditions for adjacent uses, or 
negatively impact surface or groundwater quality.” 
 
The proposed RRO will HELP ACHIEVE Policy 6.1.2 for the following reasons: 
a.        The subject property residence has a septic system. 
 

 
b. New septic systems will be required for dwellings on the proposed lots that 

are compliant with State and local public health regulations. 
 

37. LRMP Goal 7 is entitled “Transportation” and states as follows: 
 

Champaign County will coordinate land use decisions in the unincorporated area 
with the existing and planned transportation infrastructure and services.   

 
Goal 7 has 2 objectives and 7 policies. The proposed RRO will NOT IMPEDE Goal 7.  
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38. LRMP Goal 8 is entitled “Natural Resources” and states as follows: 
 

Champaign County will strive to conserve and enhance the County’s landscape and 
natural resources and ensure their sustainable use.   

 
Goal 8 has 9 objectives and 36 policies. Objectives 8.3, 8.7, 8.8, and 8.9 and the subsidiary 
policies either are not relevant to or will not impede the proposed RRO.  The proposed RRO will 
NOT IMPEDE Goal 8 for the following reasons:  
A.  Objective 8.1 states, “Champaign County will strive to ensure adequate and safe 

supplies of groundwater at reasonable cost for both human and ecological purposes.” 
 
Objective 8.1 includes nine subsidiary policies. Policies 8.1.2, 8.1.3, 8.1.4, 8.1.5, 8.1.6, 
8.1.7, 8.1.8, and 8.1.9 do not appear to be relevant to the proposed RRO.  The proposed 
RRO will HELP ACHIEVE Objective 8.1 because of the following: 
(1) Policy 8.1.1 states, “The County will not approve discretionary development 

using on-site water wells unless it can be reasonably assured that an adequate 
supply of water for the proposed use is available without impairing the supply 
to any existing well user.” 
 
The proposed RRO will HELP ACHIEVE Policy 8.1.1 for the following reason: 
a. Discussion regarding water availability can be found under Item 24 above.  

The subject property and proposed RRO are comparable to “ideal or nearly 
ideal” conditions for Champaign County in terms of common conditions 
for the availability of water supply because it is located above the 
Mahomet Aquifer. 

 
B. Objective 8.2 states, “Champaign County will strive to conserve its soil resources to 

provide the greatest benefit to current and future generations.” 
 

Objective 8.2 includes one subsidiary policy. The proposed RRO will HELP ACHIEVE 
Objective 8.2 for the following reason: 
(1) Policy 8.2.1 states, “The County will strive to minimize the destruction of its 

soil resources by non-agricultural development and will give special 
consideration to the protection of best prime farmland.  Best prime farmland 
is Prime Farmland Soils identified in the Champaign County Land Evaluation 
and Site Assessment (LESA) System that under optimum management have 
91% to 100% of the highest soil productivities in Champaign County, on 
average, as reported in the Bulletin 811 Optimum Crop Productivity Ratings for 
Illinois Soils. Best Prime Farmland consists of the following: 
a. Soils identified as Agriculture Value Groups 1, 2, 3 and/or 4 in the 

Champaign County LESA system;   
b. Soils that, in combination on a subject site, have an average LE of 91 or 

higher, as determined by the Champaign County LESA system;  
c. Any development site that includes a significant amount (10% or more 

of the area proposed to be developed) of Agriculture Value Groups 1, 2, 
3 and/or 4 soils as determined by the Champaign County LESA system.” 
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The proposed RRO will HELP ACHIEVE Policy 8.2.1 for the following reason: 
a. The subject property is not comprised of Best Prime Farmland. 
 

C.  Objective 8.4 states, “Champaign County will work to ensure that new development and 
ongoing land management practices maintain and improve surface water quality, 
contribute to stream channel stability, and minimize erosion and sedimentation.” 
 
Objective 8.4 includes six subsidiary policies.  The proposed RRO will HELP ACHIEVE 
Objective 8.4 because of the following: 
(1) Policy 8.4.1 states, “The County will incorporate the recommendations of 

adopted watershed plans in its policies, plans, and investments and in its 
discretionary review of new development.” 
 
The proposed RRO will HELP ACHIEVE Policy 8.4.1 for the following reasons: 
a. The Watershed Implementation Plan for the Upper Salt Fork of the 

Vermilion River dated May 2007 includes the following information 
related to the Saline Branch: 
(a) The plan identified problems such as “poor urban and residential 

land uses adjacent to streams may be at risk of flooding or causing 
water pollution” and “poorly controlled urbanization may overload 
agricultural drainage systems.” 

 
(b) The plan identified goals such as: 

i. Increasing aquatic and terrestrial wildlife habitat; 
 
ii. Providing public information and education regarding 

wildlife habitat; and 
 
iii.  Reducing nitrate-nitrogen, phosphorus, and sediment loads. 
 

(c) The plan identified implementation strategies related to residential 
development: 
i. Lawn care education to reduce unnecessary use of lawn 

fertilizer; and 
 
ii. Control construction erosion. 
 

b. Any development in the floodplain will be required to complete a 
Floodplain Development Permit application, which will help ensure that 
construction will not negatively affect area waterways. 

 
(2) Policy 8.4.2 states, “The County will require storm water management designs 

and practices that provide effective site drainage, protect downstream 
drainage patterns, minimize impacts on adjacent properties and provide for 
stream flows that support healthy aquatic ecosystems.” 
 
The proposed RRO will HELP ACHIEVE Policy 8.4.2 for the following reasons: 
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a. Discussion regarding drainage can be found under RRO Factor C.2.E (Item 

22).  Overall, the proposed RRO District is comparable to “ideal or nearly 
ideal” conditions for Champaign County in terms of common conditions for 
the drainage effects on properties located both upstream and downstream 
because of the following: 
(a) The buildable portions of the proposed RRO District have an 

average slope of 2%. 
 
(b) Almost all of the soils making up the buildable portion of the 

proposed RRO District are wet soils but the site drains directly to 
the Saline Branch drainage ditch so dry weather flows are not likely 
to be a problem. 

 
(c) Due to the reconstruction of Lincoln Avenue, it is unknown how 

much upstream area might still drain across the proposed buildable 
portion of the proposed RRO District, but it would appear to be an 
insignificant amount.  

 
(d) There are no known underground drainage tiles on the property and 

it is unlikely that any exist. 
 

(3) Policy 8.4.3 states, “The County will encourage the implementation of 
agricultural practices and land management that promotes good drainage 
while maximizing storm water infiltration and aquifer recharge.” 
 
The proposed RRO will HELP ACHIEVE Policy 8.4.3 for the following reasons: 
a. The petitioners constructed a detention pond sometime between 2008 and 

2010 that covers approximately 0.31 acre on proposed Lot 4 and Outlot 4. 
 
b. There is sufficient area on each proposed lot to construct a house outside of 

the special flood hazard area. 
 
c. The petitioners intend to keep as many trees from the former tree farm as 

possible in the development of the proposed subdivision. 
 

(4) Policy 8.4.4 states, “The County will ensure that point discharges, including 
those from new development, and including surface discharging on-site 
wastewater systems, meet or exceed state and federal water quality standards.” 
The proposed RRO will HELP ACHIEVE Policy 8.4.4 for the following reason: 
a. New septic systems will be required for dwellings on the proposed lots that 

are compliant with State and local public health regulations. 
 

(5) Policy 8.4.5 states, “The County will ensure that non-point discharges from 
new development meet or exceed state and federal water quality standards.” 

 
The proposed RRO will HELP ACHIEVE Policy 8.4.5 for the following reasons: 
a. New septic systems will be required for dwellings on the proposed lots that 

are compliant with State and local public health regulations. 
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b. The land adjacent to the Saline Branch will be left as “outlots” and thus will 
not be developed or used intensively 

 
(6) Policy 8.4.6 states, “The County recognizes the importance of the drainage 

districts in the operation and maintenance of drainage.” 
 
The proposed RRO will HELP ACHIEVE Policy 8.4.6 for the following reason: 
a. The Saline Branch Drainage Ditch runs through the southeast corner of the 

subject property.  The Beaver Lake Drainage District was notified of this 
case, and no comments have been received. 

 
D.  Objective 8.5 states, “Champaign County will encourage the maintenance and enhancement 

of aquatic and riparian habitats.” 
 

Objective 8.5 includes five subsidiary policies. Policies 8.5.4 and 8.5.5 do not appear to be 
relevant to the proposed RRO.  The proposed RRO will HELP ACHIEVE Objective 8.5 
because of the following: 
(1) Policy 8.5.1 states, “For discretionary development, the County will require 

land use patterns, site design standards and land management practices that, 
wherever possible, preserve existing habitat, enhance degraded habitat and 
restore habitat.” 
 
The proposed RRO will HELP ACHIEVE Policy 8.5.1 for the following reasons: 
a. On March 25, 2019, P&Z Staff completed a preliminary endangered species 

consultation using the Illinois Department of Natural Resources online 
EcoCAT tool. The report indicated that there were no threatened or 
endangered species or protected natural areas near the subject property. 

 
b. The petitioners intend to keep as many trees from the former tree farm as 

possible in the development of the proposed subdivision. 
 
(2) Policy 8.5.2 states, “The County will require in its discretionary review that 

new development cause no more than minimal disturbance to the stream 
corridor environment.” 
 
The proposed RRO will HELP ACHIEVE Policy 8.5.2 for the following reasons: 
a. The proposed subdivision includes Outlots B, 4A and 5A along the Saline 

Branch Drainage Ditch where development cannot occur. 
 
b. No further residential development can occur on lots 3 or 4. 
 

(3) Policy 8.5.3 states, “The County will encourage the preservation and voluntary 
restoration of wetlands and a net increase in wetland habitat acreage.” 

 
The proposed RRO will NOT IMPEDE Policy 8.5.3 for the following reasons: 
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a. The pond constructed by the petitioners does not meet the definition of a 

wetland according to a review of wetland community classifications by the 
Illinois Department of Natural Resources. 

 
b. The US Fish and Wildlife Service’s National Wetlands Inventory has no 

identified wetlands on the subject property.  
 
c. The creation of the 0.3-acre pond by the petitioners could still benefit the 

environment as a wildlife habitat and could still support some wetland plant 
species despite not being classified as a wetland.  

 
E.  Objective 8.6 states, “Champaign County will encourage resource management which 

avoids loss or degradation of areas representative of the pre-settlement environment and 
other areas that provide habitat for native and game species.” 

 
Objective 8.6 includes six subsidiary policies. Policies 8.6.1, 8.6.5, and 8.6.6 do not appear 
to be relevant to the proposed RRO.  The proposed RRO will NOT IMPEDE Objective 
8.6 because of the following: 
(1) Policy 8.6.2 states, “a. For new development, the County will require land use 

patterns, site design standards and land management practices to minimize 
the disturbance of existing areas that provide habitat for native and game 
species, or to mitigate the impacts of unavoidable disturbance to such areas.  
b. With regard to by-right development on good zoning lots, or the expansion 
thereof, the County will not require new zoning regulations to preserve or 
maintain existing onsite areas that provide habitat for native and game 
species, or new zoning regulations that require mitigation of impacts of 
disturbance to such onsite areas.” 

 
The proposed RRO will NOT IMPEDE Policy 8.6.2 for the following reasons: 
a.         The vegetation along the Saline Branch appears to be similar to the pre-

settlement oak savanna landscape of Champaign County.  Regarding the 
impact of the proposed RRO on this vegetation: 
(a)       Existing construction on proposed lot 4 has had minimal impact on 

the landscape, probably due to the very large lot area.    
 

(b)       Development on proposed lot 5 may have a greater impact due to the 
smaller size of lot 5.   

  
(c)       The proposed outlots should ensure that much of this vegetation will 

remain largely undisturbed.  However, this vegetation may not exist 
in this condition for the long term unless there is appropriate 
maintenance to maintain the open savanna.  

 
b.         The former tree farm on proposed lots 1, 2, and 3 provides wildlife habitat, 

but is not representative of the pre-settlement environment. 
 

(2) Policy 8.6.3 states, “For discretionary development, the County will use the 
Illinois Natural Areas Inventory and other scientific sources of information to 
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identify priority areas for protection or which offer the potential for 
restoration, preservation, or enhancement.” 

 
The proposed RRO will HELP ACHIEVE Policy 8.6.3 for the following reasons: 
a. P&Z Staff checked the Illinois Natural Areas Inventory for possible INAI 

Sites on April 15, 2019, and there were no sites on or near the subject 
property. 

 
(3) Policy 8.6.4 states, “The County will require implementation of IDNR 

recommendations for discretionary development sites that contain endangered 
or threatened species, and will seek to ensure that recommended management 
practices are maintained on such sites.” 
 
The proposed RRO will NOT IMPEDE Policy 8.6.4 for the following reason: 
a. On March 25, 2019, P&Z Staff completed a preliminary endangered species 

consultation using the Illinois Department of Natural Resources online 
EcoCAT tool. The report indicated that there were no threatened or 
endangered species or protected natural areas near the subject property. 

 
39. LRMP Goal 9 is entitled “Energy Conservation” and states as follows: 

 
Champaign County will encourage energy conservation, efficiency, and the use of 
renewable energy sources. 

 
The proposed RRO will NOT IMPEDE the achievement of Goal 9. 
  

40. LRMP Goal 10 is entitled “Cultural Amenities” and states as follows: 
 

Champaign County will promote the development and preservation of cultural 
amenities that contribute to a high quality of life for its citizens.  

 
The proposed RRO will NOT IMPEDE the achievement of Goal 10.  

 
FOR THE RRO MAP AMENDMENT 
GENERALLY REGARDING THE LASALLE AND SINCLAIR FACTORS 
 
41. In the case of LaSalle National Bank of Chicago v. County of Cook the Illinois Supreme Court 

reviewed previous cases and identified six factors that should be considered in determining the 
validity of any proposed RRO.  Those six factors are referred to as the LaSalle factors.  Two other 
factors were added in later years from the case of Sinclair Pipe Line Co. v. Village of Richton 
Park.  The Champaign County Zoning Ordinance does not require that map amendment cases be 
explicitly reviewed using all of the LaSalle factors, but it is a reasonable consideration in 
controversial map amendments and any time that conditional zoning is anticipated. The proposed 
map amendment compares to the LaSalle and Sinclair factors as follows: 
 
A. LaSalle factor:  The existing uses and zoning of nearby property. Table 1 below 

summarizes the land uses and zoning of the subject property and nearby properties.  
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Table 1. Land Use and Zoning Summary 

Direction Land Use Zoning 

Onsite Residential and Event Center CR Conservation Recreation 

North Agriculture and Residential CR Conservation Recreation (east of Lincoln Ave) 
AG-2 Agriculture (west of Lincoln Ave) 

Direction Land Use Zoning 

East Agriculture and Residential CR Conservation Recreation 

West Agriculture CR Conservation Recreation 
AG-2 Agriculture 

South Agriculture CR Conservation Recreation 

 
B. LaSalle factor:  The extent to which property values are diminished by the particular 

zoning restrictions. Regarding this factor: 
(1) It is impossible to establish values without a formal real estate appraisal, which has 

not been requested nor provided, so any discussion of values is necessarily general. 
 
(2)       Without the proposed RRO, two of the proposed lots could not be created, which 

would limit the potential value of the subject property. 
  
(3) In regards to the value of nearby residential properties, the requested RRO should 

not have any effect.  Regarding the effect on nearby properties:    
a. One residence is adjacent to the proposed RRO; the nearest existing 

residence is approximately 100 feet north of proposed Lot 5, providing more 
than the minimum separation between residences in a non-RRO setting.   

 
b. The traffic generated by the proposed residential lots will be insignificant. 
 

C. LaSalle factor:  The extent to which the destruction of property values of the plaintiff 
promotes the health, safety, morals, and general welfare of the public.  
(1) There has been no evidence submitted regarding property values.  
 
(2) If the petitioners are denied the RRO map amendment and special use permit, the 

property can still be used for one residence, and two other lots could be developed 
by right through a subdivision with the City of Urbana.  The illegal second 
residence in the detached garage would have to be decommissioned unless they 
have an approved subdivision with the City.  

  
D. LaSalle factor:  The relative gain to the public as compared to the hardship imposed 

on the individual property owner.  Regarding this factor: 
(1) Approval of the RRO is a step toward the petitioner’s legal use of the existing event 

center proposed in zoning cases 934-AM-19 and 935-S-19.   The petitioners 
indicate that the event center is in demand by the community. 

 
(2) The proposed RRO will provide a unique rural setting that includes mature wooded 

areas and surrounding agriculture while still being only 0.27 mile from the city. 
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E. LaSalle factor:  The suitability of the subject property for the zoned purposes.  
(1) The RRO proposed by the petitioners in 2007 was approved for three additional 

lots beyond the three by-right proposed lots. 
 
(2) Regarding compliance with policies having to do with the adequacy of 

infrastructure and public services for the proposed use, the ZBA has recommended 
that the proposed RRO will HELP ACHIEVE Policy 4.3.3 regarding public 
services and Policy 4.3.4 regarding infrastructure. 

 
(3) Regarding compliance with policies having to do with minimizing conflict with 

agriculture, the ZBA has recommended that the proposed RRO will HELP 
ACHIEVE Policy 4.2.2, Policy 4.2.3, and Policy 4.2.4 regarding minimizing 
conflict with agriculture. 

 
(4) The proposed RRO will NOT interfere with agricultural activities or damage or 

negatively affect the operation of agricultural drainage systems, rural roads, or other 
agriculture-related infrastructure: 
a. The proposed RRO is sited on land that is not in crop production.  
 
b. Agricultural drainage should not be affected. 
 
c. Rural roads should not be affected. 

 
F. LaSalle factor: The length of time the property has been vacant as zoned considered 

in the context of land development in the vicinity of the subject property. Regarding 
this factor: 
(1) The subject property is in residential use in the CR Conservation Recreation 

Zoning District.  
 
(2) There has been no development in the surrounding rural area in decades. 

 
G. Sinclair factor: The need and demand for the use. Regarding this factor: 

(1)       The proposed RRO will provide a unique rural setting that includes mature wooded 
areas and surrounding agriculture while still being only 0.27 mile from the city. 

 
H. Sinclair factor: The extent to which the use conforms to the municipality’s 

comprehensive planning.  
 (1) The ZBA has recommended that the proposed RRO will HELP ACHIEVE the 

 Champaign County Land Resource Management Plan. 
(2) The subject property is 1,400 feet (0.27 mile) north of the City of Urbana.  The 

City’s most recent Comprehensive Plan Map from 2005 shows the subject property 
to be in the Residential future land use area.   

 
I. Overall, the proposed RRO IS consistent with the LaSalle and Sinclair factors. 
 

 
 
 
 

Cases 931-AM-19/932-S-19, ZBA 04/25/19, Attachment Q Page 40 of 60



 PRELIMINARY DRAFT  Cases 931-AM-19 & 932-S-19 
Page 41 of 60 

 
OR BOTH THE RRO REZONING AND THE RRO SPECIAL USE PERMIT 
REGARDING THE PURPOSE OF THE ZONING ORDINANCE 
 
42.       Regarding the purpose of the Zoning Ordinance as established in Section 2 of the Ordinance: 

A.        Paragraph 2.0 (a) of the Ordinance states that one purpose of the zoning regulations and 
standards that have been adopted and established is to secure adequate light, pure air, and 
safety from fire and other dangers. 
 
This purpose is directly related to the limits on building coverage and the minimum yard 
requirements in the Ordinance and the proposed site plan appears to be in compliance with 
those requirements. 

 
B.       Paragraph 2.0 (b) of the Ordinance states that one purpose of the zoning regulations and 

standards that have been adopted and established is to conserve the value of land, 
BUILDINGS, and STRUCTURES throughout the COUNTY.  
(1)       It is not clear whether or not the proposed RRO will have any impact on the value 

of nearby properties without a formal real estate appraisal, which has not been 
requested nor provided, and so any discussion of values is necessarily general.  

 
(2)      The proposed RRO could only have an effect on the value of real estate in the 

immediate vicinity.  Regarding the effect on the value of real estate in the 
immediate vicinity other than the subject property: 
a.      An RRO is authorized by Special Use Permit in the CR Zoning District and 

therefore the Zoning Ordinance apparently has a presumption of no inherent 
incompatibilities between conservation/recreation and residential uses.  
Provided that the special conditions of approval sufficiently mitigate or 
minimize any incompatibilities between the proposed Special Use Permit 
and adjacent properties, there should be no significant effect on the value of 
nearby properties. 

   
(3) In regards to the value of the subject property, it also is not clear if the requested 

Special Use Permit would have any effect.  Regarding the effect on the value of the 
subject property:  
a.         If the petitioners are denied the RRO, the property can still be used as a 

residence. 
 
b. The petitioners feel that they will get more value and use out of their land if 

they can subdivide it for residential and maintain use of their existing event 
center, all of which depend on the RRO approval. 

 
C.        Paragraph 2.0 (c) of the Ordinance states that one purpose of the zoning regulations and 

standards that have been adopted and established is to lessen and avoid congestion in the 
public streets. 
 
Probable traffic impacts are reviewed under RRO FACTOR C.2.A (Item 18).  The traffic 
generated by the proposed residential lots will not substantially affect traffic volumes on 
Lincoln Avenue. 
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D. Paragraph 2.0 (d) of the Ordinance states that one purpose of the zoning regulations and 
standards that have been adopted and established is to lessen and avoid hazards to persons 
and damage to property resulting from the accumulation of runoff of storm or floodwaters.  
(1) Discussion regarding drainage can be found under RRO Factor C.2.E (Item 22). 
 
(2) Overall, the proposed RRO District is comparable to “ideal or nearly ideal” 

conditions for Champaign County in terms of common conditions for the drainage 
effects on properties located both upstream and downstream because of the following: 
a. The buildable portions of the proposed RRO District have an average slope 

of 2%. 
 
b. Almost all of the soils making up the buildable portion of the proposed 

RRO District are wet soils but the site drains directly to the Saline Branch 
drainage ditch so dry weather flows are not likely to be a problem. 

 
c. Due to the reconstruction of Lincoln Avenue, it is unknown how much 

upstream area might still drain across the proposed buildable portion of the 
proposed RRO District, but it would appear to be an insignificant amount.  

 
d. There are no known underground drainage tiles on the property and it is 

unlikely that any exist. 
 

E. Paragraph 2.0 (e) of the Ordinance states that one purpose of the zoning regulations and 
standards that have been adopted and established is to promote the public health, safety, 
comfort, morals, and general welfare. 
(1)      In regards to public safety, this purpose is similar to the purpose established in 

paragraph 2.0 (a) and is in harmony to the same degree. 
 

(2) In regards to public comfort and general welfare, this purpose is similar to the 
purpose of conserving property values established in paragraph 2.0 (b) and is in 
harmony to the same degree. 

 
(3) No comments were received during the public hearings for previous RRO case 

573-AM-06. 
 
(4) No comments have been received to date regarding the proposed RRO. 

 
F.        Paragraph 2.0 (f) states that one purpose of the Ordinance is regulating and limiting the 

height and bulk of BUILDINGS and STRUCTURES hereafter to be erected; and 
paragraph 2.0 (g) states that one purpose is establishing, regulating, and limiting the 
BUILDING or SETBACK lines on or along any STREET, trafficway, drive or parkway; 
and paragraph 2.0 (h) states that one purpose is regulating and limiting the intensity of the 
USE of LOT AREAS, and regulating and determining the area of OPEN SPACES within 
and surrounding BUILDINGS and STRUCTURES. 
 
These three purposes are directly related to the limits on building height and building 
coverage and the minimum setback and yard requirements in the Ordinance, and the 
proposed RRO appears to be in compliance with those limits. 
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G.       Paragraph 2.0 (i) of the Ordinance states that one purpose of the Ordinance is classifying, 

regulating, and restricting the location of trades and industries and the location of 
BUILDINGS, STRUCTURES, and land designed for specified industrial, residential, and 
other land USES; and paragraph 2.0 (j.) states that one purpose is dividing the entire 
COUNTY into DISTRICTS of such number, shape, area, and such different classes 
according to the USE of land, BUILDINGS, and STRUCTURES, intensity of the USE of 
LOT AREA, area of OPEN SPACES, and other classification as may be deemed best suited 
to carry out the purpose of the ordinance; and paragraph 2.0 (k) states that one purpose is 
fixing regulations and standards to which BUILDINGS, STRUCTURES, or USES therein 
shall conform; and paragraph 2.0 (l) states that one purpose is prohibiting USES, 
BUILDINGS, OR STRUCTURES incompatible with the character of such DISTRICT. 
 
Harmony with these four purposes requires that the special conditions of approval 
sufficiently mitigate or minimize any incompatibilities between the proposed Special Use 
Permit and adjacent uses, and that the special conditions adequately mitigate any 
problematic conditions. 

 
H.       Paragraph 2.0 (m) of the Ordinance states that one purpose of the zoning regulations and 

standards that have been adopted and established is to prevent additions to and alteration 
or remodeling of existing buildings, structures, or uses in such a way as to avoid the 
restrictions and limitations lawfully imposed under this ordinance. 

 
This purpose is directly related to maintaining compliance with the Zoning Ordinance 
requirements for the District and the specific types of uses and the proposed Special Use 
will have to be conducted in compliance with those requirements. 
 

I.        Paragraph 2.0 (n) of the Ordinance states that one purpose of the zoning regulations and 
standards that have been adopted and established is to protect the most productive 
agricultural lands from haphazard and unplanned intrusions of urban uses.  
(1) No agricultural land will be removed from production. 
 
(2) The soil on the subject property is not BEST PRIME FARMLAND. 
 
(3) The petitioners do not seek urban services such as sewer and public water for the 

proposed RRO, and therefore the use is not considered to be urban.   
 
J. Paragraph 2.0 (o) of the Ordinance states that one purpose of the zoning regulations and 

standards that have been adopted and established is to protect natural features such as 
forested areas and watercourses. 
(1) A Natural Resource Report was prepared by the Champaign County Soil and Water 

Conservation District and received on February 12, 2007 for the RRO approved in 
2007, which discussed the types of soils and other site characteristics. 
*a. Site-specific concerns stated in the report were the following: 

*(a) The area that is to be developed has 2 soil types that have severe 
wetness restriction and one that has flooding characteristics. This 
will be especially important for the septic systems that are planned. 
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*(b) The west portion of the tract has many trees that were planted as part 
of the Conservation Reserve Program. An effort to save or transplant 
the high quality trees should be made. 
a. The CRP contract ended on September 30, 2007. 

 
(2) Discussion regarding natural resources can be found under RRO Factor C.2.J (Item 

27) and LRMP Goal 8 (Item 38).   
a. Overall, the subject property and proposed RRO are comparable to “more 

or less typical” conditions for Champaign County in terms of effects on 
wetlands and archaeological sites, because reports from the appropriate 
agencies showed there were no effects, and because there are significant 
natural areas and habitats that include pre-settlement conditions. 

 
K. Paragraph 2.0 (p) of the Ordinance states that one purpose of the zoning regulations and 

standards that have been adopted and established is to encourage the compact development 
of urban areas to minimize the cost of development of public utilities and public 
transportation facilities. 
(1) The proposed RRO does not meet the definition of either “urban development” or 

“urban land use” as defined in the Appendix to Volume 2 of the Champaign 
County Land Resource Management Plan. 

 
(2) The proposed RRO will not require public investment in facilities or utilities. 
 

L. Paragraph 2.0 (q) of the Ordinance states that one purpose of the zoning regulations and 
standards that have been adopted and established is to encourage the preservation of 
agricultural belts surrounding urban areas, to retain the agricultural nature of the County, 
and the individual character of existing communities. 
 
The petitioners do not seek to change the rural nature of the property, and the proposed 
RRO will not take any land out of agricultural production. 
 

M.      Paragraph 2.0 (r) of the Ordinance states that one purpose of the zoning regulations and 
standards that have been adopted and established is to provide for the safe and efficient 
development of renewable energy sources in those parts of the COUNTY that are most 
suited to their development. 
  

 The proposed RRO and proposed Special Use will not hinder the development of 
renewable energy sources. 

 
REGARDING SPECIAL CONDITIONS OF APPROVAL FOR THE PROPOSED RRO 
 
43. Proposed Special Conditions of Approval for Case 931-AM-19: 

A. The owners of the subject property hereby recognize and provide for the right of 
agricultural activities to continue on adjacent land consistent with the Right to Farm 
Resolution 3425.  
 
The special condition stated above is required to ensure the following: 

Conformance with Policy 4.2.3 of the Land Resource Management Plan.  
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44. Proposed Special Conditions of Approval for Case 932-S-19: 

A.  The Special Use is subject to the approval of Case 931-AM-19.  
 
The special condition stated above is required to ensure the following: 

That the Special Use is consistent with the intent of the Zoning Ordinance and 
ZBA recommendations. 

 
B. A Floodplain Development Permit will be required for any construction proposed in 

the Special Flood Hazard Area. 
  
The special condition stated above is required to ensure the following:   

That any construction complies with the Special Flood Hazard Areas Ordinance. 
 
C. The Zoning Administrator shall not authorize a Zoning Use Permit Application or 

issue a Zoning Compliance Certificate on the subject property until the lighting 
specifications in Paragraph 6.1.2.A. of the Zoning Ordinance have been met. 
  
The special condition stated above is required to ensure the following:   

That exterior lighting meets the requirements established for Special Uses in 
the Zoning Ordinance.  
 

D. As part of the permitting process for any new dwelling unit in RRO Lots 1, 2, and 5, 
the developer shall consult with the Champaign Urbana Public Health District 
(CUPHD) to determine septic system requirements and submit the following 
documentation to the Zoning Administrator: 
(1) A true and correct copy of an approved CUPHD Permit for construction of 

each private sewage disposal system. 
 
(2) A Site Plan indicating the identical area for the private sewage disposal system 

as approved in the CUPHD Permit and only the private sewage disposal 
system approved by the Champaign-Urbana Public Health District Permit 
may occupy that portion of the LOT. 

 
(3) A true and correct copy of the CUPHD Certificate of Approval for each 

private sewage disposal system.  
 
The special condition stated above is required to ensure the following: 

Any new septic system is in compliance with the Champaign County Health 
Ordinance.  
 

E. The subdivision covenants created for the proposed subdivision will provide for the 
event center use on Lots 3, 4, and 5. 
 
The special condition stated above is required to ensure the following: 

That future potential owners in the subdivision are aware of the event center 
use and the conditions under which it can operate. 
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F. Proposed Lot 1 will require a variance for average lot width if case 931-AM-19 is not 
approved. 
 
The special condition stated above is required to ensure the following: 

That Lot 1 will be compliant with the zoning ordinance as a by-right buildable 
lot even if the RRO is not approved. 

 
 
 
DOCUMENTS OF RECORD 
 
1. Application for a Rural Residential Overlay (RRO) received March 15, 2019, with attachments: 
 A Application for Map Amendment 

B Application for Special Use Permit  
C Proposed Site Plan: Variance Request for Kalantzis/Cope First Subdivision by Berns 

Clancy and Associates dated September 13, 2018 and received November 19, 2018 
 

2. Case 573-AM-06 approved Finding of Fact (previous RRO for the subject property) 
 
3. Natural Resource Report from the Champaign County Soil and Water Conservation District 

received February 12, 2007 (during the previous RRO process) 
 
4. Phase 1 Archaeological Survey of the subject property received February 15, 2007 (during the 

previous RRO process)  
 
5. Preliminary EcoCAT consultation completed online by P&Z Staff on March 25, 2019 
 
6. Land Evaluation and Site Assessment (LESA) Worksheet completed by staff on March 27, 2019 
 
7. 2017 aerial photo of subject property created by P&Z staff on March 25, 2019 
 
8. Map: 2008 Contours with 2013 Flood Hazard Area on 2017 aerial created by P&Z staff on March 

25, 2019 
 
9. Excerpt of Map: LRMP Land Use Management Areas Map updated in 2016, to show the 

Contiguous Urban Growth Area (CUGA), created by P&Z Staff on April 15, 2019  
 
10. Preliminary Memorandum dated April 18, 2019 for Cases 931-AM-19 and Case 932-S-19, with 

attachments:  
A Case Maps (Location, Land Use, Zoning) 
B Proposed Site Plan: Variance Request for Kalantzis/Cope First Subdivision by Berns 

Clancy and Associates dated September 13, 2018 and received November 19, 2018 
C Revised Lot Configuration based on Approximate Floodway created by P&Z Staff on 

April 17, 2019 
D 2017 aerial photo of subject property created by P&Z staff on March 25, 2019 
E Map: 2008 Contours with 2013 Flood Hazard Area on 2017 aerial created by P&Z staff on 

March 25, 2019 
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F Table of Common Conditions Influencing the Suitability of Locations for Rural 

Residential Development in Champaign County revised June 7, 2016 
G LRMP Land Use Goals, Objectives, and Policies  
H LRMP Appendix of Defined Terms 
I Right to Farm Resolution 3425 
J Case 573-AM-06 approved Summary Finding of Fact (previous RRO for the subject 

property) 
K Natural Resource Report from the Champaign County Soil and Water Conservation 

District received February 12, 2007 
L Phase 1 Archaeological Survey of the subject property received February 15, 2007 
M Preliminary EcoCAT consultation completed online by P&Z Staff on March 25, 2019  
N Land Evaluation and Site Assessment (LESA) Worksheet completed by staff on March 27, 

2019 
O Excerpt of Map: LRMP Land Use Management Areas Map updated in 2016, to show the 

Contiguous Urban Growth Area (CUGA), created by P&Z Staff on April 15, 2019  
P Site Visit Photos taken April 9, 2019 
Q  Combined Summary of Evidence, Findings of Fact, and Final Determinations for RRO 

Cases 931-AM-19 and 932-S-19 dated April 25, 2019 
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SUMMARY FINDING OF FACT FOR REZONING CASE 931-AM-19 
 
From the documents of record and the testimony and exhibits received at the public hearing conducted on 
April 25, 2019, the Zoning Board of Appeals of Champaign County finds that: 
 
1.  The proposed RRO map amendment IS suitable for the development of the specified maximum 

number of residences because: compared to “common conditions” found at rural sites in 
Champaign County, the subject property is similar to the following: 
A. “Ideal or Nearly Ideal” conditions for seven factors: 
 (1) RRO Factor B: Effects on farms 
 (2) RRO Factor D: LESA score 
 (3) RRO Factor E: Effects on drainage 
 (4) RRO Factor G: Availability of water supply 
 (5) RRO Factor J: Effects on sensitive natural areas 
 (6) RRO Factor K: Natural or manmade hazards 
 (7) RRO Factor L: Land converted from agricultural uses 
 
B. “Much Better Than Typical” conditions for four factors: 
 (1) RRO Factor A: Safety  

(2) RRO Factor C: Effects of nearby farms 
 (3) RRO Factor F: Septic suitability 
 (4) RRO Factor H: Emergency services 
 
C. “More or Less Typical” conditions for one factor: 
 (1) RRO Factor I: Flood hazard status 

 
2. The proposed RRO map amendment WILL be compatible with surrounding agriculture because:  

A. Compared to the three homes allowed by-right on the subject property, the five total homes 
proposed in the RRO would increase traffic, increase possible trespass onto adjacent 
farmland, and potentially increase litter onto adjacent fields, but there is no guaranteed 
increase in any of these factors.  

 
B. There is no difference between the RRO and the non-RRO alternative for discharge of “dry 

weather flows” of storm water or ground water (such as from a sump pump). 
 
C. There is no difference between the RRO and the non-RRO alternative for the effect of trees 

planted close to the property lines on adjacent farming operations. 
 

D. Potential nuisance complaints from non-farm neighbors about farming activities can create 
a hostile environment for farmers, particularly for livestock management operations.  A 
special condition has been added regarding the Right to Farm Resolution. 

 
E. The two additional residences requested in the proposed RRO would not increase the 

restrictions placed on the Prairie Fruits Farm beyond what the three by-right residences 
would impose. 

 
F. Agricultural operations adjacent to the subject property are buffered by existing trees, the 

Saline Branch Drainage Ditch, and Lincoln Avenue. 
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3. The proposed Zoning Ordinance map amendment will HELP ACHIEVE the Land Resource 

Management Plan because: 
A.  Regarding Goal 3: 

(1) Although the proposed RRO is NOT DIRECTLY RELEVANT to any of the Goal 3 
objectives, the proposed RRO will allow the petitioner to utilize the property 
somewhat more intensively and continue business operations in Champaign County. 

 
(2) Based on achievement of the above and because it will either not impede or is not 

relevant to the other Objectives and Policies under this goal, the proposed map 
amendment will HELP ACHIEVE Goal 3 Prosperity. 

 
B.  Regarding Goal 4: 

(1) It will HELP ACHIEVE Objective 4.1 requiring minimization of the fragmentation 
of farmland, conservation of farmland, and stringent development standards on Best 
Prime Farmland because it will HELP ACHIEVE the following: 
a. Policy 4.1.6 requiring that the use, design, site and location are consistent 

with policies regarding suitability, adequacy of infrastructure and public 
services, conflict with agriculture, conversion of farmland, and disturbance 
of natural areas (see Item 34.A.(1)). 

 
b. Policy 4.1.8 requiring the County to consider the LESA rating for farmland 

protection when making land use decisions regarding discretionary 
development (see Item 34.A.(2)). 

  
(2) It will HELP ACHIEVE Objective 4.2 requiring discretionary development to not 

interfere with agriculture because it will HELP ACHIEVE the following: 
a. Policy 4.2.2 requiring discretionary development in a rural area to not 

interfere with agriculture or negatively affect rural infrastructure (see Item 
34.B.(1)). 

  
b. Policy 4.2.3 requiring that each proposed discretionary development 

explicitly recognize and provide for the right of agricultural activities to 
continue on adjacent land (see Item 34.B.(2)).  

 
c. Policy 4.2.4 requiring that all discretionary review consider whether a 

buffer between existing agricultural operations and the proposed 
development is necessary (see Item 34.B.(3)). 

  
(3) It will HELP ACHIEVE Objective 4.3 requiring any discretionary development to 

be on a suitable site because it will HELP ACHIEVE the following: 
a. Policy 4.3.1 requiring a discretionary development to be suited overall (see 

Item 34.C.(1)). 
 
b. Policy 4.3.3 requiring existing public services be adequate to support the 

proposed development effectively and safely without undue public expense 
(see Item 34.C.(2)). 
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c. Policy 4.3.4 requiring existing public infrastructure be adequate to support 
the proposed development effectively and safely without undue public 
expense (see Item 34.C.(3)). 

    
(4) It will HELP ACHIEVE Objective 4.7 requiring the right to farm because a special 

condition has been added regarding Right to Farm Resolution 3425 (see Item 34.D). 
 
(5) It will HELP ACHIEVE Objective 4.8 encouraging the production, purchase, and 

consumption of locally grown food because the proposed RRO will not likely 
impact the nearby Prairie Fruits Farm and the existing events center purchases food 
from Prairie Fruits Farm (see Item 34.E). 

 
(6) Based on achievement of the above Objectives and Policies, the proposed map 

amendment will HELP ACHIEVE Goal 4 Agriculture. 
 
 C.  Regarding Goal 5: 

(1) The proposed RRO will HELP ACHIEVE Objective 5.1 because it will HELP 
ACHIEVE or will NOT IMPEDE the following: 
a. Policy 5.1.1 requiring that the County will encourage new urban 

development to occur within the boundaries of incorporated municipalities 
(see Item 35.A.(1)). 

 
b. Policy 5.1.3 requiring the County to consider the municipal Contiguous 

Urban Growth Area (CUGA) (see Item 35.A.(2)). 
 
(2) Based on achievement of the above Objective and Policies, the proposed map 

amendment will HELP ACHIEVE Goal 5 Urban Land Use. 
 
D.  Regarding Goal 6: 

(1) The proposed RRO will HELP ACHIEVE Objective 6.1 because it will HELP 
ACHIEVE the following: 
a. Policy 6.1.1 requiring the County to establish lot requirements that provide 

ample and appropriate areas for wastewater and septic systems (see Item 
36.A.(1)). 

 
b. Policy 6.1.2 requiring that the County will ensure that the proposed 

wastewater disposal and treatment systems of discretionary development will 
not endanger public health, create nuisance conditions for adjacent uses, or 
negatively impact surface or groundwater quality (see Item 36.A.(2)). 

 
(2) Based on achievement of the above Objective and Policies, the proposed map 

amendment will HELP ACHIEVE Goal 6 Public Health and Safety. 
  

E. Regarding Goal 8: 
(1) The proposed RRO will HELP ACHIEVE Objective 8.1 because it will HELP 

ACHIEVE the following: 
a. Policy 8.1.1 requiring adequate supply of water for a proposed discretionary 

development (see Item 38.A.(1)). 
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(2) The proposed RRO will HELP ACHIEVE Objective 8.2 because it will HELP 

ACHIEVE the following: 
a. Policy 8.2.1 requiring adequate supply of water for a proposed discretionary 

development (see Item 38.B.(1)). 
 

(3) The proposed RRO will HELP ACHIEVE Objective 8.4 because it will HELP 
ACHIEVE the following: 
a. Policy 8.4.1 requiring adequate supply of water for a proposed discretionary 

development (see Item 38.C.(1)). 
 
b. Policy 8.4.2 requiring storm water management designs and practices that 

provide effective site drainage, protect downstream drainage patterns, 
minimize impacts on adjacent properties and provide for stream flows that 
support healthy aquatic ecosystems (see Item 38.C.(2)). 

 
c. Policy 8.4.3 requiring the County to encourage land management that 

promotes good drainage (see Item 38.C.(3)). 
 
d. Policy 8.4.4 requiring the County to ensure that point discharges exceed 

state and federal water quality standards (see Item 38.C.(4)). 
 
e. Policy 8.4.5 requiring the County to ensure that non-point discharges 

exceed state and federal water quality standards (see Item 38.C.(5)). 
 

f. Policy 8.4.6 requiring the County to recognize the importance of Drainage 
Districts (see Item 38.C.(6)). 

 
(4) The proposed RRO will HELP ACHIEVE Objective 8.5 because it will either will 

HELP ACHIEVE or will NOT IMPEDE the following: 
a. Policy 8.5.1 requiring land use patterns, site design standards and land 

management practices that, wherever possible, preserve existing habitat, 
enhance degraded habitat and restore habitat (see Item 38.D.(1)).  

 
b. Policy 8.5.2 requiring new development to cause no more than minimal 

disturbance to the stream corridor environment (see Item 38.D.(2)). 
 
c. Policy 8.5.3 requiring the County to encourage the preservation and 

voluntary restoration of wetlands and a net increase in wetland habitat 
acreage (see Item 38.D.(3)). 

 
(5) The proposed RRO will NOT IMPEDE Objective 8.6 because it will HELP 

ACHIEVE or will NOT IMPEDE the following: 
a. Policy 8.6.2 requiring the County to use land use patterns, site design 

standards and land management practices to minimize the disturbance of 
habitat areas (see Item 39.E.(1)). 
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b. Policy 8.6.3 requiring the County to use the Illinois Natural Areas Inventory 
and other scientific sources of information to identify priority areas for 
protection or which offer the potential for restoration, preservation, or 
enhancement (see Item 39.E.(2)). 

 
c. Policy 8.6.4 requiring implementation of IDNR recommendations for 

discretionary development sites that contain endangered or threatened 
species (see Item 39.E.(3)). 

 
(6) Based on achievement of the above Objective and Policies, the proposed map 

amendment will NOT IMPEDE Goal 8 Natural Resources. 
 

 F. The proposed RRO will NOT IMPEDE the following LRMP goal(s): 
• Goal 1 Planning and Public Involvement 
• Goal 2 Governmental Coordination 
• Goal 7 Transportation 
• Goal 9 Energy Conservation 
• Goal 10 Cultural Amenities 

 
G.  Overall, the proposed map amendment will HELP ACHIEVE the Land Resource 

Management Plan. 
 

4.  The proposed Zoning Ordinance map amendment IS consistent with the LaSalle and Sinclair 
factors because of the following: 
A. The proposed RRO IS consistent with the LaSalle factor regarding the existing uses and 

zoning of nearby property because the RRO is proposed for residential use and 
surrounding land is residential in use or in agricultural production. 

 
B. The proposed RRO IS consistent with the LaSalle factor regarding the extent to which 

property values are diminished by the particular zoning restrictions because without the 
proposed RRO, two of the proposed lots could not be created, which would limit the 
potential value of the subject property. 

 
C. The proposed RRO IS consistent with the LaSalle factor regarding the extent to which the 

destruction of property values of the plaintiff promotes the health, safety, morals, and 
general welfare of the public because: 
(1) There has been no evidence submitted regarding property values.  
 
(2) If the petitioners are denied the map amendment and special use permit, the 

property can still be used for one residence, and two other lots could be developed 
by right through a subdivision with the City of Urbana.  The illegal second 
residence in the detached garage would have to be decommissioned unless they 
have an approved subdivision with the City.  

  
D. The proposed RRO IS consistent with the LaSalle factor regarding the relative gain to the 

public as compared to the hardship imposed on the individual property owner because:  
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(1) Approval of the RRO is a step toward the petitioner’s legal use of the existing event 

center proposed in zoning cases 934-AM-19 and 935-S-19.   The petitioners 
indicate that the event center is in demand by the community. 

 
(2) The proposed RRO will provide a unique rural setting that includes mature wooded 

areas and surrounding agriculture while still being only 0.27 mile from the city. 
 

E. The proposed RRO IS consistent with the LaSalle factor regarding the suitability of the 
subject property for the zoned purposes because: 
(1) The RRO proposed by the petitioners in 2007 was approved for three additional 

lots beyond the three by-right proposed lots. 
 
(2) The RRO does not require additional public infrastructure or services. 
 
(3) The RRO does not conflict with surrounding agricultural activities or agricultural 

infrastructure. 
 

F. LaSalle factor: The length of time the property has been vacant as zoned considered 
in the context of land development in the vicinity of the subject property. Regarding 
this factor: 
(1) The subject property is in residential use in the CR Conservation Recreation 

Zoning District.  
 
(2) There has been no development in the surrounding rural area in decades. 

 
G. Sinclair factor: The need and demand for the use. Regarding this factor: 

(1)       The proposed RRO will provide a unique rural setting that includes mature wooded 
areas and surrounding agriculture while still being only 0.27 mile from the city. 

 
H. Sinclair factor: The extent to which the use conforms to the municipality’s 

comprehensive planning.  
 (1) The ZBA has recommended that the proposed RRO will HELP ACHIEVE the 

 Champaign County Land Resource Management Plan. 
 

(2) The subject property is 1,400 feet (0.27 mile) north of the City of Urbana.  The 
City’s most recent Comprehensive Plan Map from 2005 shows the subject property 
to be in the Residential future land use area.   

    
5. The proposed Zoning Ordinance map amendment will HELP ACHIEVE the purpose of the 

Zoning Ordinance because: 
A. The proposed RRO should have no significant effect on the value of nearby properties 

(Purpose 2.0 (b) - see Item 42.B.) 
 
B. The proposed RRO will not substantially affect traffic volumes (Purpose 2.0(c) - see Item 

42.C.).  
  

C. The proposed RRO WILL lessen and avoid hazards to persons and damage to property 
resulting from the accumulation of runoff of storm or flood waters (Purpose 2.0 (d) - see 
Item 42.D.). 
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D. Establishing the RRO will NOT IMPEDE the protection the most productive agricultural 
lands from haphazard and unplanned intrusions of urban uses ((Purpose 2.0 (n) – see Item 
42.I). 

 
E. The proposed RRO WILL protect natural features such as forested areas and watercourses 

(Purpose 2.0 (o) – see Item 42.J). 
 
F. The proposed RRO WILL minimize the cost of development of public utilities and public 

transportation facilities (Purpose 2.0 (p) – see Item 42.K). 
 
G. The proposed RRO WILL encourage the preservation of agricultural belts surrounding 

urban areas, to retain the agricultural nature of the County, and the individual character of 
existing communities (Purpose 2.0 (q) – see Item 42.L). 

 
H. The proposed RRO WILL NOT hinder the development of renewable energy sources 

(Purpose 2.0(r) – see Item 42.M). 
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FINDINGS OF FACT FOR RRO SPECIAL USE PERMIT CASE 932-S-19 
 
From the documents of record and the testimony and exhibits received at the public hearing for zoning 
case 932-S-19 held on April 25, 2019, the Zoning Board of Appeals of Champaign County finds that: 
 
1. The requested Special Use Permit {IS / IS NOT} necessary for the public convenience at this 

location because:  
  
2. The requested Special Use Permit {SUBJECT TO THE SPECIAL CONDITIONS IMPOSED 

HEREIN} is so designed, located, and proposed to be operated so that it {WILL NOT / WILL} be 
injurious to the district in which it shall be located or otherwise detrimental to the public health, 
safety, and welfare because: 
a. The street has {ADEQUATE / INADEQUATE} traffic capacity and the entrance location 

has {ADEQUATE / INADEQUATE} visibility. 
b. Emergency services availability is {ADEQUATE / INADEQUATE} {because*}: 
c. The Special Use {WILL / WILL NOT} be compatible with adjacent uses {because*}: 
d. Surface and subsurface drainage will be {ADEQUATE / INADEQUATE} {because*}: 
e. Public safety will be {ADEQUATE / INADEQUATE} {because*}: 
f. The provisions for parking will be {ADEQUATE / INADEQUATE} {because*}: 
(Note the Board may include other relevant considerations as necessary or desirable in each case.) 

 
*The Board may include additional justification if desired, but it is not required. 
 
3a. The requested Special Use Permit {SUBJECT TO THE SPECIAL CONDITIONS IMPOSED 

HEREIN} {DOES / DOES NOT} conform to the applicable regulations and standards of the 
DISTRICT in which it is located. 

 
3b. The requested Special Use Permit {SUBJECT TO THE SPECIAL CONDITIONS IMPOSED 

HEREIN} {DOES / DOES NOT} preserve the essential character of the DISTRICT in which it is 
located because: 
a. The Special Use will be designed to {CONFORM / NOT CONFORM} to all relevant 

County ordinances and codes. 
b. The Special Use {WILL / WILL NOT} be compatible with adjacent uses. 
c. Public safety will be {ADEQUATE / INADEQUATE}. 

 
4. The requested Special Use Permit {SUBJECT TO THE SPECIAL CONDITIONS IMPOSED 

HEREIN} {IS / IS NOT} in harmony with the general purpose and intent of the Ordinance 
because: 
a. The Special Use is authorized in the District. 
b. The requested Special Use Permit {IS/ IS NOT} necessary for the public convenience at 

this location. 
c. The requested Special Use Permit {SUBJECT TO THE SPECIAL CONDITIONS 

IMPOSED HEREIN} is so designed, located, and proposed to be operated so that it 
{WILL / WILL NOT} be injurious to the district in which it shall be located or otherwise 
detrimental to the public health, safety, and welfare. 

d. The requested Special Use Permit {SUBJECT TO THE SPECIAL CONDITIONS 
IMPOSED HEREIN} {DOES / DOES NOT} preserve the essential character of the 
DISTRICT in which it is located. 
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5. The requested Special Use IS NOT an existing nonconforming use. 
 
6. {NO SPECIAL CONDITIONS ARE HEREBY IMPOSED / THE SPECIAL CONDITIONS 

IMPOSED HEREIN ARE REQUIRED TO ENSURE COMPLIANCE WITH THE CRITERIA 
FOR SPECIAL USE PERMITS AND FOR THE PARTICULAR PURPOSES DESCRIBED 
BELOW:} 

 
A.  The Special Use is subject to the approval of Case 931-AM-19.  

 
The special condition stated above is required to ensure the following: 

That the Special Use is consistent with the intent of the Zoning Ordinance and 
ZBA recommendations. 

 
B. A Floodplain Development Permit will be required for any construction proposed in 

the Special Flood Hazard Area. 
  
The special condition stated above is required to ensure the following:   

That any construction complies with the Special Flood Hazard Areas Ordinance. 
 

C. The Zoning Administrator shall not authorize a Zoning Use Permit Application or 
issue a Zoning Compliance Certificate on the subject property until the lighting 
specifications in Paragraph 6.1.2.A. of the Zoning Ordinance have been met. 
  
The special condition stated above is required to ensure the following:   

That exterior lighting meets the requirements established for Special Uses in 
the Zoning Ordinance.  
 

D. As part of the permitting process for any new dwelling unit in RRO Lots 1, 2, and 5, 
the developer shall consult with the Champaign Urbana Public Health District 
(CUPHD) to determine septic system requirements and submit the following 
documentation to the Zoning Administrator: 
(1) A true and correct copy of an approved CUPHD Permit for construction of 

each private sewage disposal system. 
 
(2) A Site Plan indicating the identical area for the private sewage disposal system 

as approved in the CUPHD Permit and only the private sewage disposal 
system approved by the Champaign-Urbana Public Health District Permit 
may occupy that portion of the LOT. 

 
(3) A true and correct copy of the CUPHD Certificate of Approval for each 

private sewage disposal system.  
 
The special condition stated above is required to ensure the following: 

Any new septic system is in compliance with the Champaign County Health 
Ordinance.  
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E. The subdivision covenants created for the proposed subdivision will provide for the 

event center use on Lots 3, 4, and 5. 
 
The special condition stated above is required to ensure the following: 

That future potential owners in the subdivision are aware of the event center 
use and the conditions under which it can operate. 
 

F. Proposed Lot 1 will require a variance for average lot width if case 931-AM-19 is not 
approved. 

 
The special condition stated above is required to ensure the following: 

That Lot 1 will be compliant with the zoning ordinance as a by-right buildable 
lot even if the RRO is not approved. 
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FINAL DETERMINATION FOR RRO REZONING CASE 931-AM-19 
 
Pursuant to the authority granted by Section 9.2 of the Champaign County Zoning Ordinance, the Zoning 
Board of Appeals of Champaign County recommends that: 
 

The Map Amendment for a Rural Residential Overlay (RRO) requested in Case 931-AM-19 
should {BE ENACTED / NOT BE ENACTED} by the County Board in the form attached hereto. 
 
SUBJECT TO THE FOLLOWING SPECIAL CONDITION: 
 
A. The owners of the subject property hereby recognize and provide for the right of 

agricultural activities to continue on adjacent land consistent with the Right to Farm 
Resolution 3425.  

 
The foregoing is an accurate and complete record of the Findings and Determination of the Zoning Board 
of Appeals of Champaign County. 
 
SIGNED: 
 
 
 
Ryan Elwell, Chair 
Champaign County Zoning Board of Appeals 

ATTEST: 
 
 
 
Secretary to the Zoning Board of Appeals 
 
 
Date 
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FINAL DETERMINATION FOR RRO SPECIAL USE PERMIT CASE 932-S-19 
 
The Champaign County Zoning Board of Appeals finds that, based upon the application, testimony, and 
other evidence received in this case, the requirements of Section 9.1.11B. for approval {HAVE/ HAVE 
NOT} been met, and pursuant to the authority granted by Section 9.1.6 B. of the Champaign County 
Zoning Ordinance, recommends that: 
 

The Special Use requested in Case 932-S-19 be {GRANTED/ GRANTED WITH SPECIAL 
CONDITIONS / DENIED} to the applicants, Bill Cope and Mary Kalantzis, to authorize the 
following as a Special Use Permit:  

 
Authorize a Rural Residential Overlay (RRO) Zoning District in conjunction with 
related map amendment Case 931-AM-19 that is also required for an RRO. 

 
{SUBJECT TO THE FOLLOWING SPECIAL CONDITIONS:} 
 
A.  The Special Use is subject to the approval of Case 931-AM-19.  

 
B. A Floodplain Development Permit will be required for any construction proposed in 

the Special Flood Hazard Area. 
  

C. The Zoning Administrator shall not authorize a Zoning Use Permit Application or 
issue a Zoning Compliance Certificate on the subject property until the lighting 
specifications in Paragraph 6.1.2.A. of the Zoning Ordinance have been met. 
  

D. As part of the permitting process for any new dwelling unit in RRO Lots 1, 2, and 5, 
the developer shall consult with the Champaign Urbana Public Health District 
(CUPHD) to determine septic system requirements and submit the following 
documentation to the Zoning Administrator: 
(1) A true and correct copy of an approved CUPHD Permit for construction of 

each private sewage disposal system. 
 
(2) A Site Plan indicating the identical area for the private sewage disposal system 

as approved in the CUPHD Permit and only the private sewage disposal 
system approved by the Champaign-Urbana Public Health District Permit 
may occupy that portion of the LOT. 

 
(3) A true and correct copy of the CUPHD Certificate of Approval for each 

private sewage disposal system.  
 

E. The subdivision covenants created for the proposed subdivision will provide for the 
event center use on Lots 3, 4, and 5. 
 

F. Proposed Lot 1 will require a variance for average lot width if case 931-AM-19 is not 
approved. 
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The foregoing is an accurate and complete record of the Findings and Determination of the Zoning Board 
of Appeals of Champaign County. 
 
SIGNED: 
 
 
 
Ryan Elwell, Chair 
Champaign County Zoning Board of Appeals 

ATTEST: 
 
 
 
Secretary to the Zoning Board of Appeals 
 
 
Date 
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	CASES 931-AM-19 & 932-S-19
	FINDING OF FACT FOR CASE 931-AM-19 & SUMMARY OF EVIDENCE FOR CASE 932-S-19
	GENERALLY REGARDING LAND USE AND ZONING IN THE IMMEDIATE VICINITY
	(2) New septic systems will be required for dwellings on the proposed lots that are compliant with State and local public health regulations.
	FOR THE RRO MAP AMENDMENT
	GENERALLY REGARDING THE LRMP GOALS, OBJECTIVES, AND POLICIES
	(Note: bold italics typeface indicates staff’s recommendation to the ZBA)
	31. LRMP Goal 1 is entitled “Planning and Public Involvement” and states:
	Champaign County will attain a system of land resource management planning built on broad public involvement that supports effective decision making by the County.
	Goal 1 is always relevant to the review of the LRMP Goals, Objectives, and Policies in land use decisions but the proposed RRO will NOT IMPEDE the achievement of Goal 1.
	32. LRMP Goal 2 is entitled “Governmental Coordination” and states:
	Champaign County will collaboratively formulate land resource and development policy with other units of government in areas of overlapping land use planning jurisdiction.
	Goal 2 has two objectives and three policies. The proposed RRO will NOT IMPEDE the achievement of Goal 2.
	33. LRMP Goal 3 is entitled “Prosperity” and states:
	Champaign County will encourage economic growth and development to ensure prosperity for its residents and the region.
	Goal 3 has three objectives and no policies. The proposed RRO will HELP ACHIEVE Goal 3 for the following reasons:
	A. The three objectives are:
	(1) Objective 3.1 is entitled “Business Climate” and states: Champaign County will seek to ensure that it maintains comparable tax rates and fees, and a favorable business climate relative to similar counties.
	(2) Objective 3.2 is entitled “Efficient County Administration” and states: “Champaign County will ensure that its regulations are administered efficiently and do not impose undue costs or delays on persons seeking permits or other approvals.”
	(3) Objective 3.3 is entitled “County Economic Development Policy” and states: “Champaign County will maintain an updated Champaign County Economic Development Policy that is coordinated with and supportive of the LRMP.”
	34. LRMP Goal 4 is entitled “Agriculture” and states:
	Champaign County will protect the long-term viability of agriculture in Champaign County and its land resource base.
	Goal 4 has 9 objectives and 22 policies. Objectives 4.4, 4.5, 4.6, and 4.9 and their policies do not appear to be relevant to the proposed RRO. The proposed RRO will HELP ACHIEVE Goal 4 for the following reasons:
	f. Regarding compliance with policies having to do with minimizing the disturbance of natural areas:
	(a) Discussion regarding protection of natural resources can be found under Item 27 above and under Item 38 (Goal 8: Natural Resources).
	g. A Natural Resource Report was prepared by the Champaign County Soil and Water Conservation District and received on February 12, 2007 for the RRO approved in 2007, which discussed the types of soils and other site characteristics.
	B. Objective 4.2 is entitled “Development Conflicts with Agricultural Operations” and states, “Champaign County will require that each discretionary review development will not interfere with agricultural operations.”
	(1) Policy 4.2.2 states, “The County may authorize discretionary review development in a rural area if the proposed development:
	a) is a type that does not negatively affect agricultural activities; or
	b) is located and designed to minimize exposure to any negative effect caused by agricultural activities; and
	c) will not interfere with agricultural activities or damage or negatively affect the operation of agricultural drainage systems, rural roads, or other agriculture-related infrastructure.”
	The proposed RRO will HELP ACHIEVE Policy 4.2.2 for the following reasons:
	b. The proposed RRO will NOT interfere with agricultural activities or damage or negatively affect the operation of agricultural drainage systems, rural roads, or other agriculture-related infrastructure:
	(a) The proposed RRO is sited on land that is not in crop production.
	(2) Policy 4.2.3 states, “The County will require that each proposed discretionary development explicitly recognize and provide for the right of agricultural activities to continue on adjacent land.”
	The proposed RRO will HELP ACHIEVE Policy 4.2.3 for the following reasons:
	(3) Policy 4.2.4 states, “To reduce the occurrence of agricultural land use and non-agricultural land use nuisance conflicts, the County will require that all discretionary review consider whether a buffer between existing agricultural operations and...
	The proposed RRO will HELP ACHIEVE Policy 4.2.4 for the following reasons:
	b. No farmland will be converted for the proposed RRO.  Three of the proposed lots are on an old tree farm, and the petitioners intend to maintain as many of the trees as possible on the lots.
	f. The subject property is 0.27 mile from the City of Urbana.
	a. Item 18 above provides information on traffic impacts.
	35. LRMP Goal 5 is entitled “Urban Land Use” and states as follows:
	Champaign County will encourage urban development that is compact and contiguous to existing cities, villages, and existing unincorporated settlements.
	(2)       Policy 5.1.3 states, “The County will consider municipal extra-territorial jurisdiction areas that are currently served by or that are planned to be served by an available public sanitary sewer service plan as contiguous urban growth areas w...
	36. LRMP Goal 6 is entitled “Public Health and Safety” and states as follows:
	Champaign County will ensure protection of the public health and public safety in land resource management decisions.
	Goal 6 has four objectives and seven policies. Objectives 6.2, 6.3, 6.4 and their subsidiary policies do not appear to be relevant to the proposed RRO.  The proposed RRO will HELP ACHIEVE Goal 6 for the following reasons:
	37. LRMP Goal 7 is entitled “Transportation” and states as follows:
	Champaign County will coordinate land use decisions in the unincorporated area with the existing and planned transportation infrastructure and services.
	Goal 7 has 2 objectives and 7 policies. The proposed RRO will NOT IMPEDE Goal 7.
	38. LRMP Goal 8 is entitled “Natural Resources” and states as follows:
	Champaign County will strive to conserve and enhance the County’s landscape and natural resources and ensure their sustainable use.
	Goal 8 has 9 objectives and 36 policies. Objectives 8.3, 8.7, 8.8, and 8.9 and the subsidiary policies either are not relevant to or will not impede the proposed RRO.  The proposed RRO will NOT IMPEDE Goal 8 for the following reasons:
	A.  Objective 8.1 states, “Champaign County will strive to ensure adequate and safe supplies of groundwater at reasonable cost for both human and ecological purposes.”
	(1) Policy 8.1.1 states, “The County will not approve discretionary development using on-site water wells unless it can be reasonably assured that an adequate supply of water for the proposed use is available without impairing the supply to any existi...
	B. Objective 8.2 states, “Champaign County will strive to conserve its soil resources to provide the greatest benefit to current and future generations.”
	Objective 8.2 includes one subsidiary policy. The proposed RRO will HELP ACHIEVE Objective 8.2 for the following reason:
	(1) Policy 8.2.1 states, “The County will strive to minimize the destruction of its soil resources by non-agricultural development and will give special consideration to the protection of best prime farmland.  Best prime farmland is Prime Farmland Soi...
	C.  Objective 8.4 states, “Champaign County will work to ensure that new development and ongoing land management practices maintain and improve surface water quality, contribute to stream channel stability, and minimize erosion and sedimentation.”
	(1) Policy 8.4.1 states, “The County will incorporate the recommendations of adopted watershed plans in its policies, plans, and investments and in its discretionary review of new development.”
	a. The Watershed Implementation Plan for the Upper Salt Fork of the Vermilion River dated May 2007 includes the following information related to the Saline Branch:
	(a) The plan identified problems such as “poor urban and residential land uses adjacent to streams may be at risk of flooding or causing water pollution” and “poorly controlled urbanization may overload agricultural drainage systems.”
	(b) The plan identified goals such as:
	i. Increasing aquatic and terrestrial wildlife habitat;
	ii. Providing public information and education regarding wildlife habitat; and
	iii.  Reducing nitrate-nitrogen, phosphorus, and sediment loads.
	(c) The plan identified implementation strategies related to residential development:
	i. Lawn care education to reduce unnecessary use of lawn fertilizer; and
	ii. Control construction erosion.
	(2) Policy 8.4.2 states, “The County will require storm water management designs and practices that provide effective site drainage, protect downstream drainage patterns, minimize impacts on adjacent properties and provide for stream flows that suppor...
	(3) Policy 8.4.3 states, “The County will encourage the implementation of agricultural practices and land management that promotes good drainage while maximizing storm water infiltration and aquifer recharge.”
	a. New septic systems will be required for dwellings on the proposed lots that are compliant with State and local public health regulations.
	D.  Objective 8.5 states, “Champaign County will encourage the maintenance and enhancement of aquatic and riparian habitats.”
	(1) Policy 8.5.1 states, “For discretionary development, the County will require land use patterns, site design standards and land management practices that, wherever possible, preserve existing habitat, enhance degraded habitat and restore habitat.”
	(2) Policy 8.5.2 states, “The County will require in its discretionary review that new development cause no more than minimal disturbance to the stream corridor environment.”
	E.  Objective 8.6 states, “Champaign County will encourage resource management which avoids loss or degradation of areas representative of the pre-settlement environment and other areas that provide habitat for native and game species.”
	39. LRMP Goal 9 is entitled “Energy Conservation” and states as follows:
	Champaign County will encourage energy conservation, efficiency, and the use of renewable energy sources.
	The proposed RRO will NOT IMPEDE the achievement of Goal 9.
	40. LRMP Goal 10 is entitled “Cultural Amenities” and states as follows:
	Champaign County will promote the development and preservation of cultural amenities that contribute to a high quality of life for its citizens.
	The proposed RRO will NOT IMPEDE the achievement of Goal 10.
	a. One residence is adjacent to the proposed RRO; the nearest existing residence is approximately 100 feet north of proposed Lot 5, providing more than the minimum separation between residences in a non-RRO setting.
	b. The traffic generated by the proposed residential lots will be insignificant.
	(1) There has been no evidence submitted regarding property values.
	a. The proposed RRO is sited on land that is not in crop production.
	b. Agricultural drainage should not be affected.
	c. Rural roads should not be affected.
	(1)       It is not clear whether or not the proposed RRO will have any impact on the value of nearby properties without a formal real estate appraisal, which has not been requested nor provided, and so any discussion of values is necessarily general.
	Probable traffic impacts are reviewed under RRO FACTOR C.2.A (Item 18).  The traffic generated by the proposed residential lots will not substantially affect traffic volumes on Lincoln Avenue.
	a. Policy 8.1.1 requiring adequate supply of water for a proposed discretionary development (see Item 38.A.(1)).
	a. Policy 8.2.1 requiring adequate supply of water for a proposed discretionary development (see Item 38.B.(1)).
	a. Policy 8.4.1 requiring adequate supply of water for a proposed discretionary development (see Item 38.C.(1)).
	b. Policy 8.4.2 requiring storm water management designs and practices that provide effective site drainage, protect downstream drainage patterns, minimize impacts on adjacent properties and provide for stream flows that support healthy aquatic ecosys...
	c. Policy 8.4.3 requiring the County to encourage land management that promotes good drainage (see Item 38.C.(3)).
	d. Policy 8.4.4 requiring the County to ensure that point discharges exceed state and federal water quality standards (see Item 38.C.(4)).
	e. Policy 8.4.5 requiring the County to ensure that non-point discharges exceed state and federal water quality standards (see Item 38.C.(5)).
	f. Policy 8.4.6 requiring the County to recognize the importance of Drainage Districts (see Item 38.C.(6)).
	a. Policy 8.5.1 requiring land use patterns, site design standards and land management practices that, wherever possible, preserve existing habitat, enhance degraded habitat and restore habitat (see Item 38.D.(1)).
	b. Policy 8.5.2 requiring new development to cause no more than minimal disturbance to the stream corridor environment (see Item 38.D.(2)).
	c. Policy 8.5.3 requiring the County to encourage the preservation and voluntary restoration of wetlands and a net increase in wetland habitat acreage (see Item 38.D.(3)).
	b. Policy 8.6.3 requiring the County to use the Illinois Natural Areas Inventory and other scientific sources of information to identify priority areas for protection or which offer the potential for restoration, preservation, or enhancement (see Item...
	(1) There has been no evidence submitted regarding property values.




