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        DEPARTMENT OF COMMUNITY DEVELOPMENT SERVICES 
 
 Planning Division 
 
 m e m o r a n d u m 
 
TO:  The Urbana Plan Commission 
 
FROM: Jeff Engstrom, AICP, Planner II 
 
DATE: March 1, 2013 
 
SUBJECT: CCZBA-733-AT-12:  A request by the Champaign County Zoning Administrator 

to amend Sections 3, 5.2, and 6.1.3 of the Champaign County Zoning Ordinance 
regarding Agricultural Drainage Contractors. 

______________________________________________________________________________ 
                                
Introduction & Background 
 
The Champaign County Zoning Administrator is requesting a text amendment to the Champaign 
County Zoning Ordinance in Champaign County Case No. CCZBA-733-AT-12 to add a 
definition and regulations for “Agricultural Drainage Contractors”. This application is in 
response to a contractor who does not fit the current definition of “Contractor” under the 
Champaign County Zoning Ordinance. Under the proposed change, an Agricultural Drainage 
Contractor would be allowed to earn up to 50% of their income from direct sales, while a 
Contractor may only have a small percentage of income from sales. The proposed County 
Zoning Ordinance text amendment would create separate use categories for Agricultural 
Drainage Contractors that operate entirely indoors and those that have outdoor storage or 
operations. 
 
According to County staff, an Agricultural Drainage Facility will look like a typical contractor 
facility:  
 
“There may be materials (reels of black tile) being stored onsite for jobs and/or retail sales as 
well as the equipment used to put tile into the ground. It will all depend on how large an 
operation is proposed to be, if a very large operation is proposed they may have a significant 
amount of materials and equipment stored onsite (indoor or outdoor). If the operation is small 
there may not be any or very little materials stored onsite with a few pieces of equipment. Some 
of the existing operations in Champaign County are pretty small and operated by farmers, and for 
the most part these operations look like a farm.  
 
An agricultural drainage contractor installs subsurface drainage tile to improve drainage on 
farmland. Some of these contractors will sell the materials to farmers and the farmers will install 
the materials themselves which is why the provision for retail sales was included in this 
amendment.” 
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The proposed changes can be summarized as follows: 
 

• Amend Section 3 of the County Zoning Ordinance to define Agricultural Drainage 
Contractor as “a contractor whose principal business is installing and/or selling 
agricultural drainage facilities such as grassed waterways, field terraces, underground 
drainage tile, tile inlets, culverts, and related drainage improvements.” 

• Add “Agricultural Drainage Contractor Facility (with outdoor storage and/or outdoor 
operations)” and “Agricultural Drainage Contractor Facility (with no outdoor storage 
and/or outdoor operations)” to the table of uses in Section 5.2 in the B-1, B-4, B-5, I-1, I-
2, CR, AG-1 and AG-2 districts. 

• Add Special Use Permit standard conditions to Section 6.1.3 for “Agricultural Drainage 
Contractor Facility”. Outdoor storage and operations would be allowed as an accessory 
use, but must be screened from adjacent residences when in the B-5 district. 

  
The proposed text amendment is of interest to the City of Urbana to the extent that it will affect 
zoning and land use development decisions within the City’s one-and-one-half mile extra-
territorial jurisdictional (ETJ) area. The City has subdivision and land development jurisdiction 
within the ETJ area, while the County holds zoning jurisdiction in this area.  It is important that 
there be consistency between these two jurisdictions to the extent that certain regulations may 
overlap.  Since development within this area may abut development within the corporate limits 
of the City or may eventually be annexed into the City’s corporate limits, some level of 
consistency in zoning regulations is also desirable. Land uses in the County affect the City of 
Urbana in several ways, including: 
 

• Land uses in Champaign County can potentially conflict with adjacent land uses in the 
City of Urbana; 

• Unincorporated portions of Champaign County adjacent to the City of Urbana will likely 
be annexed into the City at some point in the future. Existing land uses would also be 
incorporated as part of annexation; 

• In addition to land uses, development patterns of areas annexed into the City of Urbana 
will affect our ability to grow according to our shared vision provided in the 2005 
Comprehensive Plan.   

 
For these reasons, the City should examine the proposed text amendment to the Champaign 
County Zoning Ordinance to ensure compatibility with existing City ordinances.  It is the Plan 
Commission’s responsibility to review the proposed amendment to determine what impact it will 
have on the City, and recommend to City Council whether or not to protest the proposed text 
amendment.  Under state law, a municipal protest of the proposed amendment would require 
three-quarters super majority of affirmative votes for approval of the request at the County 
Board; otherwise, a simple majority would be required. 
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Issues and Discussion 
 
Urbana 2005 Comprehensive Plan 
 
By State law, the City has an obligation to review zoning decisions within its extra-territorial 
jurisdiction area for consistency with the City’s comprehensive plan.  Champaign County’s 
proposed Zoning Ordinance text amendment should therefore be reviewed for consistency with 
the City of Urbana’s 2005 Comprehensive Plan.  Specifically, Urbana’s comprehensive plan 
includes the following pertinent goals and objectives: 
 

Goal 17.0  Minimize incompatible land uses. 
 

Objective 17.1 Establish logical locations for land use types and mixes, minimizing potentially 
incompatible interfaces, such as industrial uses near residential areas. 
 
Objective 17.2 Where land use incompatibilities exist, promote development and design controls to 
minimize concerns.  
  

Goal 21.0  Identify and address issues created by overlapping jurisdictions in the one-and-one-half mile 
Extraterritorial Jurisdictional area (ETJ).  

 
Objective 21.1 Coordinate with Champaign County on issues of zoning and subdivision in the ETJ. 
 
Objective 21.2 Work with other units of government to resolve issues of urban development in 
unincorporated areas.   

 
The proposed text amendment is generally consistent with these goals and objectives.  It 
provides for protection of incompatible land uses by requiring screening of Agricultural 
Drainage Contractor outdoor storage from adjacent residences. It also requires mitigation of any 
disturbed habitats in the CR, Conservation Recreation district. 
 
Zoning Impacts 
 
The proposed amendment would have very little impact on zoning within the City’s extra-
territorial jurisdiction. Contractors are already required to have a Special Use Permit in the 
county AG-2 district, which is the most prevalent district in the ETJ. Agricultural Drainage 
Contractors would likewise need a Special Use Permit in the AG-2 district. Uses with outdoor 
storage would be required to have storage in the rear yard and screened. 
 
 
Summary of Staff Findings  
 
1. Champaign County Zoning Case No. CCZBA-733-AT-12 would define and regulate 

“Agricultural Drainage Contractors”.    
2. The proposed zoning ordinance text amendment is generally consistent with the goals and 

objectives of the Urbana 2005 Comprehensive Plan. 
3. The proposed zoning ordinance text amendment would not pose a significant detriment to the 

City of Urbana or to the extra-territorial jurisdiction of the City of Urbana. 
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Options 
 
The Plan Commission has the following options for recommendations to the City Council 
regarding proposed text amendments in CCZBA Case No. 733-AT-12: 
 

1. Recommend to defeat a resolution of protest; or 
2. Recommend to defeat a resolution of protest contingent upon some specific revision(s) to 

the proposed text amendments; or 
3. Recommend to adopt a resolution of protest. 

 
Staff Recommendation 
 
Based on the findings above, Staff recommends that the Plan Commission forward this case to 
the City Council with a recommendation to DEFEAT a resolution of protest for the proposed 
County Zoning Ordinance text amendment. 
   
Attachments: Exhibit A: Memorandum to the Champaign County ZBA dated January 25, 2013    
 Exhibit B: Supplemental Memorandum dated February 8, 2013 
 Exhibit C: CCZBA 733-AT-12 Draft Finding of Fact and Final Determination 
  
cc:  John Hall, Champaign County Zoning Administrator   
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