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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:  September 2, 2011 
 
SUBJECT: CCZBA-683-AT-11 & CCZBA-684-AT-11: Requests by the Champaign 

County Zoning Administrator to amend the Champaign County Zoning 
Ordinance concerning Rural Residential Overlay Districts. 

______________________________________________________________________________                        
 
Introduction & Background 
 
The Champaign County Zoning Administrator is requesting two sets of text amendments to the 
Champaign County Zoning Ordinance in Champaign County Case Nos. CCZBA-683-AT-11 and 
CCZBA-684-AT-11. The Urbana 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 approval of this county zoning ordinance text amendment. 
  
The purpose of these amendments is to enhance regulations for Rural Residential Overlay (RRO) 
districts in unincorporated Champaign County.   Case CCZBA-683-AT-11 relates to whether the 
subject property is suited to be developed as an RRO. Case CCZBA-684-AT-11 adds a 
requirement for Rural Residential Overlays to be approved by a county board special use permit, 
concurrently with the previously required map amendment.  
 
Rural Residential Overlay district approval is now required to subdivide large parcels zoned 
agricultural or conservation for residential use. RROs are not required for subdivisions of three 
or fewer lots, or for lots over 35 acres. An RRO is a zoning overlay district, that does not affect 
the underlying zoning district. Review of a proposed RRO determines if a property is suitable to 
be subdivided into multiple lots for residential use. The proposed text amendments would 
accomplish two things. First, CCZBA-683-AT-11 would implement the County Land Resource 
Management Plan by adding site evaluation requirements. Second, CCZBA-684-AT-11 would 
add the requirement for a special use permit to approve an RRO. This is proposed so that 
conditions can be placed on approval of a special use permit. Conditions are not allowed for 
zoning map amendments. 
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Specifically, the proposed County Zoning Ordinance amendments would include the following 
changes: 
 

• Add definitions to Section 3 related to whether a site is best prime farmland and suited or 
well-suited for a particular development 

• Revise Section 5.4.3.C.2 to allow for consideration of availability of infrastructure and 
services. 

• Add language to Section 9.1.11.B to consider whether a site is best prime farmland and 
suited or well-suited for a particular development when evaluating a special use permit 
request in AG-1, AG-2 and CRE districts. 

• Revise Table 5.2 to indicate that a special use permit is required for subdivisions of more 
than three lots. 

• Revise Section 5.4.3 to require concurrent special use approval for a Rural Residential 
Overlay district. 

 
The specific changes are detailed in the attached county memoranda dated July 8, 2011. The two 
cases were reviewed from the Champaign Count Zoning Board of Appeals on July 14, 2011, and 
forwarded to the County Board Environment and Land Use Committee. The cases are scheduled 
for a final vote before the full County Board on October 20, 2011. 
 
 
Issues and Discussion 
 
Typically, proposed Champaign County text amendments are of interest to the City of Urbana to 
the extent that they will affect zoning and land use development decisions within the City’s one 
and a half mile extraterritorial jurisdiction (ETJ) and for their consistency with Urbana’s 
Comprehensive Plan. The City has subdivision and land development jurisdiction within the ETJ 
area, while the County holds zoning jurisdiction in this area.  It is therefore important that there 
be consistency between these two jurisdictions to the extent that certain regulations may overlap.  
 
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: 
  

Goal 5.0 Ensure that land use patterns conserve energy. 
 

Objective 5.1 Encourage development patterns that help reduce dependence on 
automobiles and promote different modes of transportation. 

 
Goal 6.0 Preserve natural resources (including air, water, and land) and 
environmentally sensitive areas in the community. 
 

Objective  6.4 Preserve natural amenities in new development through innovative 
development regulations and design. 
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Goal 15.0 Encourage compact, contiguous and sustainable growth patterns. 
 

Objective 15.1 Plan for new growth and development to be contiguous to existing 
development where possible in order to avoid “leapfrog” development. 

Objective 15.2 Extend utilities and services in an orderly fashion to encourage 
compact, contiguous growth. 

Objective 15.5 Promote intergovernmental cooperation on development and 
growth issues. 
 

Goal 16.0 Ensure that new land uses are compatible with and enhance the existing 
community. 

Objective 16.2 Preserve agricultural lands and environmentally sensitive areas 
outside the growth area of the city. 

 

Objective 16.3 Encourage development in locations that can be served with 
existing or easily extended infrastructure and city services. 
 

Objective 16.4 Consider the impact of new development on public services and 
the ability to provide those services cost effectively.  

 
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. The 
proposed Zoning Ordinance text amendment would allow for orderly development of county 
parcels in accordance with the county’s Land Resource Management Plan, while protecting best 
prime farmland that is not well-suited to development. 
 
Zoning & Subdivision Impacts 
 
The proposed changes have no zoning impacts on the City. For proposed subdivisions in 
Urbana’s ETJ, the City reviews and approves the proposed subdivision plat. Part of the plat 
review process is to verify that all county zoning requirements are met. The proposed county 
zoning text amendments will ensure that land proposed to be subdivided is suitable for 
development. Applicants for subdivisions in the ETJ will need to go through the county special 
use and RRO process before the City would approve the plat. Future county zoning text 
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amendments are planned to establish standard conditions for approval of a Rural Residential 
Overlay special use. 
 
 
Summary of Staff Findings  
 

1. Champaign County Zoning Case No. CCZBA 683-AT-11 would establish criteria to 
determine if a property is suited to be developed under the Rural Residential Overlay 
district provisions. 

 
2. The proposed zoning ordinance text amendment Case No. CCZBA 683-AT-11 would 

revise Sections 3, 5.4.3.C.2 and 9.1.11.B of the Champaign County Zoning Ordinance.  
 

3. Champaign County Zoning Case No. CCZBA 684-AT-11 would add a requirement for 
Rural Residential Overlays to be approved by a County Board special use permit, 
concurrently with the previously required map amendment. 

 
4. The proposed zoning ordinance text amendment Case No. CCZBA 684-AT-11 would 

revise Sections 5.2, 5.4.3.B and 5.4.5 of the Champaign County Zoning Ordinance.  
 

5. The proposed zoning ordinance text amendment is generally consistent with the City of 
Urbana’s 2005 Comprehensive Plan’s goals and objectives in that they would allow for 
orderly development while protecting best prime farmland; 

 
6. The proposed text amendment would affect proposed subdivisions in the City’s one-and-

one-half mile extra-territorial jurisdictional (ETJ) area. 
 
 
Options 
 
In CCZBA Case No. 683-AT-11 and 684-AT-11, the Plan Commission has the following options 
for recommendations to the City Council: 
 

a. Recommend that City Council defeat a resolution of protest for the proposed text 
amendments; 

 
b. Recommend that City Council defeat a resolution of protest, contingent upon 

some specific revision(s) to the proposed text amendments; or 
 

c. Recommend that City Council adopt a resolution of protest for the proposed text 
amendments. 
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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 amendments based upon 
the findings summarized above. 
   
 
Exhibits: CCZBA-683-AT-11 Memorandum to the Champaign County ZBA, July 8, 2011. 
  CCZBA-684-AT-11 Memorandum to the Champaign County ZBA, July 8, 2011. 
   
 
cc:  John Hall, Champaign County Zoning Administrator
 












































































