
CASE 207-S-26 
SUPPLEMENTAL MEMORANDUM #2 
June 18, 2026 
 

Petitioner: Jennifer Ash 
 

Request: Authorize a “Travel Trailer Camp” as a Special Use Permit in the AG-2 
Agriculture Zoning District. 

   
Location:  A 15.27-acre field, in the South Half of the Northwest Quarter of the 

Southwest Quarter of Section 2, Township 19 North, Range 9 East of the 
Third Principal Meridian, in Urbana Township with PIN 30-21-02-302-012, 
commonly known as the property owned by Jennifer Ash Trust. 

 
Site Area: 15.27 acres 
  
Time Schedule for Development: As soon as possible 
 
Prepared by:  Charlie Campo, Zoning Officer 
   John Hall, Zoning Administrator 

    
STATUS 
 
This case was continued from the May 28, 2026, ZBA meeting.  On June 13, 2026, the petitioner 
submitted additional information regarding the operation of the proposed travel trailer camp.  The 
information included a statement regarding the proposed goals of the special use, the proposed style of 
landscaping including the maintenance of the plantings with regard to burning and the benefit of the 
development to the community.  The petitioner also submitted a letter from the prospective builder of the 
travel trailers regarding the design and installation of the units.  Also included were letters of support 
from Experience Champaign Urbana and Riggs Beer Company. 
 
A revised Summary of Evidence, Finding of Fact and Final Determination will be distributed at the June 
25, 2026 Public Hearing. 
 
NEIGHBOR CONCERNS FROM MAY 28, 2026 PUBLIC HEARING 
 
At the May 28, 2026, Public Hearing, comment letters were received from nearby property owners 
regarding the proposed development. (See Attachments A through C)  Staff has revised the list of 
Special Conditions to mitigate concerns of the neighbors. 
 
SPECIAL CONDITIONS  
 
A. The Zoning Administrator shall not issue a Zoning Compliance Certificate for the 

proposed construction until the petitioner has demonstrated that the proposed Special 
Use complies with the Illinois Accessibility Code. 
 
The special condition stated above is required to ensure the following: 

That the proposed Special Use meets applicable state requirements for 
accessibility. 

 
B. The Zoning Administrator shall not authorize a Zoning Compliance Certificate 

authorizing occupancy of the proposed building until the Zoning Administrator has 
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received a certification of inspection from an Illinois Licensed Architect or other 
qualified inspector certifying that the new buildings comply with the following codes: 
(A) the current edition or most recent preceding edition of the International Building 
Code, and (B) the current edition or most recent preceding edition of the National 
Electrical Code NFPA 70. 
 
The special condition stated above is required to ensure the following:  

New commercial buildings shall be in conformance with Public Act 96-704 
 
C. A complete Storm Water Drainage Plan that conforms to the requirements of the Storm 

Water Management and Erosion Control Ordinance shall be submitted and approved as 
part of the Zoning Use Permit application, and all required certifications shall be 
submitted prior to issuance of the Zoning Compliance Certificate. 

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

That the drainage improvements conform to the requirements of the Storm 
Water Management and Erosion Control Ordinance. 

 
D. The Zoning Administrator shall not authorize a Zoning Compliance Certificate until the 

petitioner has demonstrated that any new or proposed exterior lighting on the subject 
property will comply with the lighting requirements of Section 6.1.2. 

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

That the proposed use is in compliance with the Zoning Ordinance. 
 
E. The petitioners shall ensure that no parking related to the special use permit shall occur 

in any public right-of-way. 
 

The special condition stated above is required to ensure the following:   
There is no unreasonable risk to public safety caused by on-street parking. 

 
F. The Petitioner shall ensure that the guests are made aware of the County Ordinance 

prohibiting nuisance noise past 10 pm and that the use of the facility requires 
compliance to avoid complaints from neighboring residences. Music and other nuisance 
noise shall not be audible at the property line past 10 pm. 

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

That the operation is in compliance with Champaign County Nuisance 
Ordinance. 

 
G. The Zoning Administrator shall not issue a Zoning Compliance Certificate for the 

proposed development until the Petitioner submits the following: 
(1) A copy of an approved County Health Department Permit for construction of the 

private sewage disposal system. 
 

(2) A copy of the County Health Department Certificate of Approval for the private 
sewage disposal system prior to the use of any new septic system. 
 

The special condition stated above is required to ensure the following: 
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Any new septic system is in compliance with the Champaign County Zoning 
Ordinance. 

 
H. This special use permit does not authorize commercial onsite food preparation or the 

construction of any commercial food preparation area or commercial kitchen. 
 

The special condition stated above is required to ensure the following: 
To protect public health. 

 
I. All onsite Special Use activities shall be in compliance at all times with the Champaign 

County Health Ordinance, the Champaign County Liquor Ordinance, and the 
Champaign County Recreation and Entertainment Ordinance. 

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

That the proposed Special Use is in ongoing compliance with all applicable 
County requirements. 

  
J. 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 
 
K. An eight-feet tall solid opaque fence or an evergreen vegetative screen planting shall be 

installed along the north property line using Arborvitae or other appropriate evergreen 
species that is a minimum of five feet tall at the time of planting and spaced to provide a 
50% screen within two years of planting using two rows of plantings if necessary and the 
screen shall be maintained by the applicant. 

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

That there is adequate buffering for neighbors. 
 
L. Each fire pit shall have an adequately sized fire extinguisher permanently located within 

a reasonable distance of the fire pit. 
 

The special condition stated above is required to ensure the following:  
That there is a means of controlling any fire that escapes the fire pit. 

 
M. Limits on the number of events, guest attendance, and traffic are as follows: 

(1) Attendance at events shall be limited to no more than 50 people including lodge 
guests but not including event staff or camp staff. Events shall not be construed 
to be simple gatherings of lodgers. 

 
(2) Events shall not occur more often than once per two weeks. (Or 26 times per 

calendar year, or other limitation proposed by the Board. 
 
(3) The number of guests at any event shall be kept on file by the owner and shall be 

made available for inspection by the Zoning Administrator when requested. 
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The special condition stated above is required to ensure the following: 

That there is a means of ensuring that the travel trailer camp does not become an 
event center without proper zoning approval. 

 
N. The applicant shall coordinate with the Carroll Fire Protection District in developing a 

written fire prevention plan to be approved by the Carroll Fire Protection District and a 
pre-opening fire safety inspection by the Carroll Fire Protection District and the Zoning 
Administrator shall not authorize occupancy of the Wildfire Lodge unless and until the 
Zoning Administrator receives a written approval by the Carroll Fire Protection District 
of both the fire prevention plan and the pre-opening fire safety inspection including 
emergency vehicle access. 

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

That the relevant fire protection authority has approved the facility in regard to 
fire prevention and fire safety measures. 

 
O. Regarding the travel trailers authorized by this special use permit: 

(1) The only travel trailers allowed at the special use permit shall be Park Model 
Recreational Vehicles built to the ANSI A119.5 standard and each unit shall be 
RVIA (Recreational Vehicle Industry Association) certified or NOAH (National 
Association of Alternative Housing) Plus Certified with a maximum 400 square 
feet living space per unit and documentation of certification shall be provided at 
the time of Zoning Use Permit Application. 

 
(2) Each travel trailer installed at the Park shall have skirting installed and the hitch 

shall be removed but the wheels shall be left on each trailer. 
 
(3) Travel trailers shall be consistent in quality, finish, and residential character with 

the park model units depicted in the special use permit application.  Replacement 
units shall only be new units and shall maintain a comparable level of aesthetic 
character. 

 
(4) No tent camping or camping in any other travel trailer or recreational vehicle 

other than the travel trailers owned by the park shall be allowed.  Tents, 
canopies, or similar structures shall be allowed for incidental service and 
hospitality purposes during daytime or evening operations. 

 
The special condition stated above is required to ensure the following: 
 To ensure that the travel trailer camp is consistent with the Special Use Permit 

Application. 
  

P. A Change of Use Permit shall be required for the development of the travel trailer camp 
and a Zoning Use Permit shall be required for each travel trailer installed on the 
property. 
 
The special condition stated above is required to ensure the following: 
 Compliance with the with the Champaign County Zoning Ordinance. 
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Q. No guest shall be permitted to stay on the property for longer than 28 consecutive days.  
The Guest registry shall be provided to the Department of Planning and Zoning at the 
request of the Zoning Administrator. 
 
The special condition stated above is required to ensure the following: 
 To ensure no long-term habitation at the travel trailer camp. 
 

R. No more than four guests shall be allowed to occupy a single travel trailer.  The Guest 
registry shall be provided to the Department of Planning and Zoning at the request of 
the Zoning Administrator. 

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

To ensure that occupancy is consistent with the intent of the Special Use Permit 
Application. 

 
S. No motorized vehicles shall be allowed on the pathways (trails) in the travel trailer camp 

except as used by staff and as necessary to meet accessibility/mobility requirements for 
guests. 

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

That noise from motorized vehicles does not cause a disturbance for neighboring 
property owners. 

 
T. All buildings shall be kept secured from unauthorized access in a manner consistent 

with the applicant’s testimony in the public hearing. 
 
 The special condition stated above is required to ensure the following: 

That the chance of unauthorized access to the buildings on the property is 
minimized. 

 
U. The proposed travel trailer park shall have onsite management and staff presence at 

various times throughout the day and evening for normal business operations, guest 
services, stocking, cleaning, maintenance, groundskeeping, and general property 
oversight but a full-time resident manager or guaranteed 24-hour staff presence onsite is 
not a requirement. 

  
The special condition stated above is required to ensure the following: 
 To ensure some degree of onsite management presence for basic security. 

 
V. The applicant shall develop and maintain a written storm preparedness/action plan for 

the property prior to welcoming the first guest. The plan shall address monitoring of 
National Weather Service alerts, guest notification procedures, emergency contact 
information, and clear written instructions to guests regarding severe weather watches, 
warnings, and recommended actions. The plan is intended to provide severe weather 
preparedness guidance and guest communication procedures only. It shall not be 
construed as designating any cabin unit, support building, restroom, or other onsite 
structure as a public or private storm shelter unless such structure is specifically 
designed, reviewed, and approved for that purpose. 
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 The special condition stated above is required to ensure the following: 
Due diligence in providing guest safety in the event of severe weather short of 
providing a bona fide storm shelter. 

 
 
ATTACHMENTS 
A Letter from Griest received May 28, 2026 
B Letter from Killion received May 28, 2026 
C Letter from McGraw received May 28, 2026 
D June 13, 2026 Submittal from Ash 
E June 15, 2026 email from Ash 
F June 16, 2026 email from Ash with Screening Options 
G June 16, 2026 email from Nordic and Spruce 























 
 

Applicant's proposed conditions for Board consideration 

Special Use Permit  Travel Trailer Camp / Park Model Cabin Lodging 

The applicant offers the following proposed conditions for the Board's consideration. 
These conditions are intended to address the concerns raised during the public hearing 
process while preserving the approved lodging use described in the application. 

 

Board-requested conditions 

1. Storm preparedness plan 
Accept. Applicant shall prepare and post an emergency storm preparedness plan prior to 
welcoming the first guest. Plan shall identify the nearest designated shelter, notify guests 
of the plan at check-in, and be updated annually. 

2. Limit motorized vehicles 
Accept with clarification. No motorized recreational vehicles  including ATVs, UTVs, dirt 
bikes, or similar off-road vehicles  shall be operated on the property by guests. Guest 
passenger vehicles are permitted in designated parking areas only. Property management 
vehicles necessary for maintenance are permitted. This condition shall not prohibit the use 
of motorized mobility devices, including wheelchairs, scooters, or similar equipment, by 
guests with temporary or permanent disabilities. 

3. Months of operation Accept. The facility shall operate year-round. This condition is 
noted to confirm continuous, active management of the property in all seasons. 

4. Cap length of stay  28 days 
Accept  and consistent with the applicant's own operational policies. No single guest or 
group may occupy any cabin for more than 28 consecutive days. Under Illinois law, stays of 
30 days or more may establish tenant rights and shift the classification of the stay from 
transient lodging to residential tenancy. The 28-day cap ensures the facility remains a 
transient lodging operation at all times, consistent with the Travel Trailer Park SUP 
classification. All guest agreements shall be structured as a License to Occupy  not a 
residential lease  explicitly stating the guest is a licensee, not a tenant, and that the 
arrangement does not fall under the Illinois Residential Landlord and Tenant Act. 

5. Prohibit tent camping 
Accept. No tent, canopy, or similar temporary shelter shall be used for overnight guest 
accommodation on the property. Overnight accommodation shall be limited to the 
approved park model cabin units only. This condition shall not prohibit the temporary 
erection of tents, canopies, or similar structures for incidental service and hospitality 
purposes during daytime or evening operations. The applicant shall comply with any 



 
 

applicable temporary use permitting requirements for such structures as required by the 
Champaign County Zoning Ordinance. 

6. Prohibit RV camping Accept. No recreational vehicle camping or RV hookups shall be 
permitted on the property. The approved use is park model cabin lodging only. 

7. All units must be owned or controlled by the permit holder 
Accept. All cabin units shall be owned or controlled by the permit holder, property owner, 
operator, or an affiliated entity and shall remain part of a single unified Travel Trailer Camp 
operation. No individual unit ownership, condominium ownership, timeshare 
arrangement, fractional ownership, or separate sale or conveyance of any cabin unit shall 
be permitted. 

8. Prohibit additional principal structures 
Accept with clarification. No principal structures or guest lodging units beyond those 
shown on the approved site plan shall be constructed without approval of the appropriate 
zoning authority. This condition shall not prohibit routine maintenance, repair, 
replacement, utility structures, small accessory structures, landscape features, trail 
improvements, fencing, signage, or code-required improvements otherwise permitted by 
the Zoning Ordinance. 

9. Capacity limits Accept with specific numbers: 

 Maximum lodging capacity: 8 cabin units, maximum 4 guests per cabin, 32 
overnight lodging guests total 

 Maximum gathering capacity: 50 attending guests, exclusive of staff, vendors, and 
service personnel necessary for the gathering 

10. Noise mitigation 
Accept. Digital noise monitoring devices shall be installed and operational throughout the 
property at all times. Devices shall measure decibel levels only  no audio recording. 
Decibel logs shall be retained for a reasonable period and made available to the Zoning 
Administrator upon request in connection with a noise complaint or compliance review. All 
guest communications shall include written notice of quiet hour requirements. 

11. Quiet hours Accept. Quiet hours shall be observed from 10:00 PM to 8:00 AM daily. No 
amplified music, amplified sound, or outdoor gatherings shall occur after 10:00 PM. This 
limit applies to all guests, events, and operations. 

12. Fire plan 
Accept. Prior to welcoming the first guest, the applicant shall prepare a written fire 
prevention and emergency response plan. The plan shall address fire pit protocols, 
emergency access routes, and the on-site pond as a possible auxiliary water source. The 
fire plan shall be reviewed annually. 



 
 

13. Cabin specifications Accept with defined standards. All cabin units shall be: 

 Park model recreational vehicles constructed to ANSI A119.5 standards and 
certified by RVIA, NOAH, or another nationally recognized third-party 
inspection/certification program 

 Maximum 400 square feet of living space per unit 
 Consistent in quality, finish, and residential character with the park model units 

depicted in the approved application materials; any replacement units shall 
maintain a comparable level of construction quality, exterior finish, and aesthetic 
character 

 Mounted on chassis and capable of relocation 
 No permanent foundation construction permitted under any cabin unit 

This condition ensures future units or replacements maintain the quality and character 
presented to the Board, without restricting the applicant to a single manufacturer. 

 

14. Skirting and finishing Accept. All cabin units shall have skirting installed around the 
base perimeter consistent with the aesthetic presented in the approved site plan. Skirting 
shall be maintained in good repair at all times. 

15. No-burn criteria for fire pits Accept. Guest fire pits shall not be used during any period 
in which a burn ban has been issued by Champaign County, the Illinois Department of 
Natural Resources, or the local fire district. No-burn status shall be communicated to 
guests in pre-arrival communications and posted at each fire pit location. 

 

16. Exterior lighting  dark sky standards 
Accept. All exterior lighting on the property shall comply with dark sky principles as 
follows: 

 All fixtures shall be full cutoff design, directing light downward only with no light 
emitted above the horizontal plane 

 All fixtures shall use warm color temperature bulbs of 3000K or lower 
 No lighting shall create spillover or glare onto neighboring properties 
 Pathway, cabin, and common area lighting shall be the minimum intensity 

necessary for guest safety 



 
 

 

Proactive conditions  addressing "future owners" concern 

These are conditions the applicant proposes voluntarily to address the board's expressed 
concern about what future owners might do with this property and permit. 

17. Change in ownership notice 
Any change in ownership of the property shall be reported to the Champaign County 
Zoning Administrator within 30 days. The SUP shall run with the land and remain in effect 
so long as the property continues to operate in compliance with the approved conditions. 
A change in ownership alone shall not require a new hearing or re-approval. Any material 
change in the approved use, site plan, or intensity of operation shall require review through 
the applicable zoning process. 

18. Decommissioning plan 
If the approved lodging use ceases operation for more than 365 consecutive days, the 
permit holder shall notify the Zoning Administrator. If operation does not resume within 24 
months of cessation, the Zoning Administrator may require a compliance review and 
decommissioning plan. The applicant notes that all cabin units are RVIA/NOAH certified 
park model RVs on chassis  removal requires no demolition, only relocation  and the 
steel building may remain as an agricultural accessory structure consistent with AG-2 
zoning. 

19. No subdivision 
The parcel subject to this Special Use Permit shall not be subdivided during the term of the 
permit without prior review and approval through the applicable Champaign County 
process, including modification of the Special Use Permit if required. 

20. Guest occupancy records 
The permit holder shall maintain guest occupancy records and make them available to the 
Zoning Administrator upon request, consistent with the precedent established in the 
Willow Creek Farm SUP (Cases 830-AM-16 / 831-S-16). 

 

Conditions to clarify or negotiate 

North property line buffer 

The north property line is already documented in the approved site plan as having existing 
mature vegetation providing natural screening. The applicant proposes to supplement that 
existing screening with additional native plantings prior to welcoming the first guest. The 



 
 

details of species selection, timing, and management will be coordinated with appropriate 
professionals and incorporated into the site plan.  
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Charles W. Campo

From: Jennifer Ash <jenlash1974@gmail.com>
Sent: Monday, June 15, 2026 6:00 PM
To: John Hall
Cc: Charles W. Campo; Chad Osterbur; Mark Decker
Subject: Re: Case 207-S-26 — Proposed Conditions and Supporting Materials

CAUTION: External email, be careful when opening.  

 

Hi John, 

Thank you for catching that and for raising the question. 

To clarify, the property would have onsite management and staff presence at various times 
throughout the day and evening for normal business operations, guest services, stocking, cleaning, 
maintenance, groundskeeping, and general property oversight. However, the property would not have 
a full-time resident manager or guaranteed 24-hour staff presence onsite. 

So, in that sense, “onsite management oversight” is accurate, but I can see where it may benefit from 
clarification. A more complete description would be active management oversight with regular 
onsite staff presence and local response capability, rather than continuously staffed 24-hour 
onsite management. 

Security and access control are important to us as well. We have considered controlled access 
options, including a coded gate or similar entry system. This may be particularly helpful during times 
when onsite management is not present, especially after normal business or evening operating hours. 
I would be open to discussing a controlled-access gate as part of the operational/security plan if staff 
or the ZBA believes it would be helpful. The intent would be to limit access to registered guests, 
approved visitors, staff, maintenance personnel, and emergency/service access as needed. 

I appreciate you flagging this issue before the hearing. I would be happy to discuss it further with staff 
and clarify the language in the materials so that the Board has an accurate understanding of the 
proposed management and security plan. Perhaps we can set up a quick meeting this week or next 
to discuss further? 

Thank you, 

Jennifer Ash 
Case 207-S-26 

 
On Mon, Jun 15, 2026 at 5:00 PM John Hall <jhall@champaigncountyil.gov> wrote: 
Thanks for providing this information.  
  
The Executive Summary states on page 13 that there will be “Onsite management oversight”.   
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I believe that at the public hearing on May 28 you stated there would be no onsite management. Did I hear that 
correctly? If that is the case, I am concerned about security because no amount of rules and special conditions 
can ensure a calm and quiet environment if access is not controlled. 
  
If you plan to have no onsite management then I will pose the question of security to the ZBA so that it is not 
overlooked.  
  
As an alternative to onsite management, have you considered having a security gate at the entrance to the 
property that is operated by codes that could be input by guests, to at least limit access to the property?  
  
Sincerely, 
  
John Hall 
Director 

  
Champaign County Department of Planning and Zoning 
Bennett Administrative Center 
102 East Main Street 
Urbana IL 61801 
Tel (217) 384-3708 
Fax (217) (819-4021) 
  
  

From: Jennifer Ash <jenlash1974@gmail.com>  
Sent: Saturday, June 13, 2026 8:37 AM 
To: Charles W. Campo <cwc43700@champaigncountyil.gov>; John Hall <jhall@champaigncountyil.gov>; Chad Osterbur 
<costerbur@fehrgraham.com>; Mark Decker <mdecker@fehrgraham.com> 
Subject: Case 207-S-26 — Proposed Conditions and Supporting Materials 
  
CAUTION: External email, be careful when opening.  

  

Hi John & Charles, 

I am writing ahead of the June 25 hearing in Case 207-S-26 to submit several materials for the case file 
and/or hearing packet. 

Attached are a proposed list of Special Use Permit conditions, along with a few informational items and 
letters of support that I would like staff and the Board to have available for review before the hearing. 

After sending my prior note, I came across the ZBA’s guidance regarding ex parte communications on 
pending cases. I certainly do not want to create any procedural concern, so I wanted to clarify that my 
intent here is simply to submit these materials in writing for the record and to ask about the proper 
process for doing so. 

If email is an acceptable way to submit these materials, please consider the attached documents 
submitted for inclusion in the record. If you would prefer that we upload them, deliver hard copies, send 
them somewhere else, or use another submission method, just let me know and we will be happy to do 
that. 
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Thank you, 

Jennifer Ash 
Case 207-S-26 
1950 High Cross Road 
Urbana, Illinois 
309-253-4549 
jenlash1974@gmail.com 
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Charles W. Campo

From: Nordic & Spruce <nordicandspruce@gmail.com>
Sent: Tuesday, June 16, 2026 9:41 AM
To: John Hall
Cc: jenlash1974@gmail.com; Charles W. Campo
Subject: Re: is storm resistance an option for Nordic & Spruce park models

CAUTION: External email, be careful when opening.  

 
Hey John, 
 
Our homes as is are rated for 150 mph winds.   
And all of our NOAH certified park model RVs are built to ANSI A119.5 standards.  
 
Talk soon,  
-Jason 
Sales Manager  
Nordic + Spruce 
nordicandspruce.com 
 
 
On Tue, Jun 16, 2026 at 9:10 AM John Hall <jhall@champaigncountyil.gov> wrote: 
Dear Jason Smith: 
  
Thank you for your letter  of 6/01/26 regarding the proposed Wildfire Lodge. 
  
A neighbor has raised the question of storm shelters for the Wildfire Lodge and while the Zoning Board of Appeals has 
not yet determined if that should be a requirement, I’m wondering if your models can be provided in a “storm resistant” 
option, perhaps meeting ICC-A119.5-2022 or ICC-A119.5-2025 standards? 
  
Any information you can provide regarding storm resistance of your Park Model Cabin Units would be greatly 
appreciated.   
  
Sincerely, 
  
John Hall 
Director 

  
Champaign County Department of Planning and Zoning 
Bennett Administrative Center 
102 East Main Street 
Urbana IL 61801 
Tel (217) 384-3708 
Fax (217) (819-4021) 
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