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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:  Rebecca Bird, Planner I 
 
DATE:  February 4, 2011 
 
SUBJECT:  CCZBA-AT-10:  A request by the Champaign County Zoning Administrator 

to amend the Champaign County Zoning Ordinance by revising Subsection 
6.1 and paragraph 9.1.11 D.1 concerning Special Use Permits 

________________________________________________________________________________  
                              
Introduction & Background 
 
The Champaign County Zoning Administrator is requesting a text amendment to the Champaign 
County Zoning Ordinance in Champaign County Case No. CCZBA-666-AT-10. The purpose of this 
amendment is to make clear that the County Zoning Board of Appeals and/or the County Board may 
grant a waiver of Special Use Permit requirements, including those for wind farms, as part of the 
Special Use Permit approval process.   
 
The proposed amendment would clarify that the requirements for specific special use permits found 
in Subsection 6.1 of the Champaign County Zoning Ordinance which exceed the applicable district 
requirements found in Subsection 5.3 in either amount or kind are subject to waiver by the Zoning 
Board of Appeals or by the County Board. The district requirements in Subsection 5.3 include 
minimum lot size, maximum height, required setbacks, and maximum lot coverage. The 
requirements for specific special uses include regulations such as a ban on a crematory being located 
within 100 feet of any residential district or use and that an enclosed kennel shall not permit animals 
to be kept outside. The Plan Commission should review the proposed amendment to determine what 
impact it will have on the City, and recommend to City Council whether or not to protest. 
 
If adopted, the following changes would be made to Subsection 6.1 and Subparagraph 9.1.11 D.1 of 
the Champaign County Zoning Ordinance: 
 
6.1 Standard for SPECIAL USES 
 
 The standards listed in this Subsection for specific SPECIAL USES which exceed the 

applicable DISTRICT standards in Section 5.3, in either amount or kind, and which are 
not specifically required under another COUNTY ordinance, state regulation, federal 
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regulation, or other authoritative body having jurisdiction, to the extent that they exceed 
the standards of the DISTRICT, in either amount or kind, shall be considered standard 
conditions which the BOARD or GOVERNING BODY is authorized to waive upon 
application as provided in Section 9.1.11 on an individual basis. 

 
9.1.11 D. Conditions 
 

1. Any other provision of this ordinance notwithstanding, the BOARD or GOVERNING 
BODY, in granting any SPECIAL USE, may waive upon application any standard or 
requirement for the specific SPECIAL USE enumerated in Section 6.1.3 Schedule of 
Requirements and Standard Conditions Standards for Special Uses, to the extent that 
they exceed the minimum standards of the DISTRICT, in either amount or kind, except 
for any state or federal regulation incorporated by reference, upon finding that such 
waiver is in accordance with the general purpose and intent of this ordinance, and will 
not be injurious to the neighborhood or to the public health, safety and welfare. 

 
The proposed amendments came about as a result of comments received during a recent zoning case 
that indicated confusion regarding the two sections listed above.  
 
Zoning Case 634-AT-08 added Section 6.1.4 to the zoning ordinance creating wind farm regulations. 
During the public hearing for this case, testimony was given that indicated uncertainty whether the 
regulations for wind farms could be waived by the Zoning Board of Appeals (ZBA) during the 
special use permit process. This arises from the reference to Section 6.1.3 Schedule of Requirements 
and Standard Conditions, a table of special uses and the regulations associated with them. When the 
wind farm regulations were adopted, they were not added to the special use table in Section 6.1.3, 
but added as a separate subsection, Subsection 6.1.4. According to John Hall, Champaign County 
Zoning Administrator, the intent of the ordinance was that wind farm regulations could be waived as 
part of the special use process, just as any other regulation stipulated in the section on specific 
special uses.  
 
The proposed text amendment is intended to be a clarification of and not a change to existing 
regulations. Therefore, the proposed amendment would have no substantive impact on the City. 
 
 
Issues and Discussion 
 
City of Urbana Policies 
 
Champaign County’s proposed Zoning Ordinance should 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: 
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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 changes appear to be generally consistent with these goals and objectives. 
 
Zoning Impacts 
 
The proposed County text amendment would not change how zoning or land use development 
decisions are made within the City’s one-and-one-half mile extra-territorial jurisdictional (ETJ) area, 
but would help the County in administration of its Zoning Ordinance. 
 
 
Summary of Staff Findings  
 
1. Champaign County Zoning Case No. CCZBA 666-AT-10 would make clear that the 

County Zoning Board of Appeals and/or the County Board may grant a waiver of Special 
Use Permit requirements, including those for wind farms, as part of the Special Use 
Permit approval process.   
 

2. The proposed zoning ordinance text amendment would revise Subsection 6.1 and 
paragraph 9.1.11 D.1 to clarify that the standard conditions in Subsection 6.1 which 
exceed the requirements of Subsection 5.3 in either amount or kind are subject to waiver 
by the County Zoning Board of Appeals or the County Board;   

 
3. The proposed zoning ordinance text amendment is generally consistent with the City of 

Urbana’s 2005 Comprehensive Plan’s goals and objectives; 
 

4. The proposed text amendment is a clarification of existing regulations and would not 
change how zoning or land use development decisions are made within the City’s one-
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and-one-half mile extra-territorial jurisdictional (ETJ) area, but would help the County in 
administration of its Zoning Ordinance. 

 
 
Options 
 
In CCZBA Case No. 666-AT-10, the Plan Commission has the following options for 
recommendations to the City Council: 
 

a. Forward the plan case to the City Council with a recommendation to defeat a 
resolution of protest for the proposed text amendments; 

 
b. Forward the plan case to the City Council with a recommendation to defeat a 

resolution of protest, contingent upon some specific revision(s) to the proposed text 
amendments; or 

 
c. Forward the plan case to the City Council with a recommendation to adopt a 

resolution of protest for the proposed text amendments. 
 
 
Staff Recommendation 
 
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 text amendment based upon the 
findings summarized above. 
   
 
Exhibits:  Memorandum to the Champaign County ZBA, March 19, 2010 
   
   
 
cc:  John Hall, Champaign County Zoning Administrator
 
































