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PRELIMINARY DRAFT 

ITEM lO.e. CONTINUED 

(11) Paragraph 2.0 (P) of the Ordinance states that one purpose of the Ordinance is 
encouraging the compact development of urban areas to minimize the cost of 
development of public utilities and public transportation facilities. 

The subject property is located in the AG-1 Agriculture District and is a rural use. 

(12) Paragraph 2.0 (q) of the Ordinance states that one purpose of the Ordinance is 
encouraging the preservation of AGRICULTURAL belts surrounding urban areas, to 
retain the AGRICULTURAL nature of the COUNTY, and the individual character of 
existing communities. 

The subject property is located in the AG-1 Agriculture District and serves the 
agricultural nature of the rural area. 

GENERALLY REGARDING WHETHER THE SPECIAL USE IS AN EXISTING NONCONFORMING USE 

11. The proposed Special Use is not an existing NONCONFORMING USE because it is a new proposed 
use. The Petitioner did not provide any testimony regarding this criteria on the application. 

GENERALLY REGARDING PROPOSED SPECIAL CONDITIONS OF APPROVAL 

12. Regarding proposed special conditions of approval: 
A. The subject property fronts a County Highway. The driveway entrance should be constructed of 

an all weather surface at a width, elevation, geometry, and materials as approved by the County 
Engineer so as to maintain safe entrance and exit conditions. The County Engineer should 
approve the proposed driveway before it is constructed and also approve the driveway as 
constructed. The Zoning Ordinance does not require approval of driveway access to a county 
highway. The following condition will ensure that the driveway access is approved by the 
County Engineer: 

Regarding access to the subject property: 
(1) The petitioner shall provide the County Engineer with engineering drawings of the 

proposed driveway entrance onto County Highway 23. 

(2) The Zoning Administrator shall not approve a Zoning Use Permit for the subject 
property without documentation of the County Engineer's approval of any 
proposed driveway entrance. 

(3) The Zoning Administrator shall not issue a Zoning Compliance Certificate without 
documentation of the County Engineer's approval of any constructed driveway 
entrance including any necessary as-built engineering drawings. 

The special condition stated above is required to ensure the following: 
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All vehicles related to the proposed Special Use can safely enter and exit the subject 
property with adequate visibility and regardless of weather conditions. 

B. Authorizing the Special Use Pennit at this time would mean that the review of engineering 
design submittals for stonnwater management would occur prior to construction of the proposed 
Special Use just as with any "by-right" development which requires a stonnwater drainage plan. 
The following condition would clarify the Board's expectation regarding submittal and approval 
of the stonnwater drainage plan: 

A complete Stormwater Drainage Plan that conforms to the requirements of the 
Stormwater Management Policy shall be submitted and approved as part of the Zoning 
Use Permit application and review and all required certifications shall be submitted after 
construction prior to issuance of the Zoning Compliance Certificate. 

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

The proposed Special Use Permit conforms to the requirements of the Stormwater 
Management Policy. 

C. There are two existing single family dwellings on the subject property which will be removed as 
part of Phase 1 of the proposed Special Use Pennit. Any private wells used by the dwellings or 
associated accessory buildings which will not be used by the proposed Special Use Pennit should 
be sealed as required by the Champaign County Health Department. The following condition 
makes this requirement clear: 

Documentation of any private wells on the subject property and that all unused wells will 
be sealed shall be submitted and approved as part of the Zoning Use Permit Application 
and review, and the Zoning Administrator shall not approve a Zoning Compliance 
Certificate for Phase 1 of the proposed Special Use Permit without documentation that all 
unused wells on the subject property have been sealed and the Champaign County Health 
Department has been notified. 

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

Any unused wells on the subject property are protected from contamination. 

D. The proposed Special Use is subject to the requirements of the Illinois Accessibility Code and 
Environmental Barriers Act. The following special conditions will ensure that the proposed 
special use will meet those requirements: 

Regarding state accessibility requirements: 
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PRELIMINARY DRAFT 

ITEM 12.D. CONTINUED 

(1) The Zoning Administrator shall not approve a Zoning Use Permit for the proposed 
Special Use Permit without certification by an Illinois Licensed Architect or Illinois 
Professional Engineer that the proposed construction will comply with the Illinois 
Accessibility Code and Illinois Environmental Barriers Act; and 

(2) The Zoning Administrator shall not authorize a Zoning Compliance Certificate 
authorizing operation of the proposed Special Use Permit until the Zoning 
Administrator has verified that the Special Use as constructed does in fact comply 
with the Illinois Accessibility Code and Illinois Environmental Barriers Act; 

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

The proposed Special Use Permit meets applicable state codes for handicapped 
accessibility. 

E. Section 7.6 of the Zoning Ordinance requires that all outdoor operations and storage be screened 
from several different types of uses if they are located within 1,000 feet of the operations or 
storage. The site plan proposes a landscaped buffer. The following condition requires a Type D 
screen between the proposed outdoor operations and the adjacent residences to the west; 

The Zoning Administrator shall not issue a Zoning Compliance Certificate to authorize use 
of the proposed Special Use Permit until a Type D screen meeting the requirements of 
Sections 7.6 and 4.3.3 H. 1. d. of the Ordinance has been installed. 

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

Screening requirements in the Zoning Ordinance are met and visual impacts on 
neighboring uses are minimized. 
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1. Special Use Pennit Application from United Prairie received on August 27,2010, with attachments: 
A United Prairie Site Plan - Dewey Location 
B Photographs at United Prairie Site - Jamaica, IL 
C Photographs at United Prairie Site - Tolono, IL 

2. Email from Tom Jordan, received on October 5, 2010, with attachment: 
A Additional infonnation for Special Use Pennit 

3. Preliminary Memorandum for Case 676-S-10, with attachments: 
A Case Maps (Location, Land Use, Zoning) 
B United Prairie Site Plan - Dewey Location, received on August 27,2010 
C Additional infonnation for Special Use Pennit, received on October 5,2010 
D IDOT Map of Annual Average Daily Traffic in vicinity of subject property 
E Section 215.30 of Title 80 of the Illinois Administrative Code 
F Draft Summary of Evidence, Finding of Fact, and Final Detennination for Zoning Case 676-S-10 
G Photographs at United Prairie Site - Jamaica, IL, received on August 27, 2010 (included 

separately) 
H Photographs at United Prairie Site - Tolono, IL, received on August 27, 2010 (included 

separately) 
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FINDINGS OF FACT 

PRELIMINARY DRAFT 

From the documents of record and the testimony and exhibits received at the public hearing for zoning case 
676-S-10 held on October 14, 2010, the Zoning Board of Appeals of Champaign County finds that: 

1. The requested Special Use Permit {SUBJECT TO THE SPECIAL CONDITIONS IMPOSED 
HEREIN {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} {because1

}: ____ _ 

c. The Special Use will be designed to {CONFORM / NOT CONFORM} to all relevant County 
ordinances and codes. 

d. The Special Use {WILL / WILL NOT} be compatible with adjacent uses {becausi}: ----

e. Surface and subsurface drainage will be {ADEQUATE / INADEQUATE} {becausel
}: ---

f. Public safety will be {ADEQUATE / INADEQUATE} {becausi}: ________ _ 

h. The provisions for parking will be {ADEQUATE / INADEQUATE} {becausel
}: ____ _ 

1. (Note the Board may include other relevant considerations as necessary or desirable in each 
case.) _____________________________ _ 

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. 

1. The Board may include additional justification if so desired, but it is not required. 



PRELIMINARY DRAFT Case 676-5-10 
Page 23 of 26 

3b. The requested Special Use Pennit {SUBJECT TO THE SPECIAL CONDITIONS IMPOSED 
HEREIN} {DOES I DOES NOT} preserve the essential character of the DISTRICT in which it is 
located because: 
a. The Special Use will be designed to {CONFORM I NOT CONFORM} to all relevant County 

ordinances and codes. 
b. The Special Use {WILL I WILL NOT} be compatible with adjacent uses. 
c. Public safety will be {ADEQUATE I INADEQUATE}. 

4. The requested Special Use Pennit {SUBJECT TO THE SPECIAL CONDITIONS IMPOSED 
HEREIN} {IS I IS NOT} in hannony with the general purpose and intent of the Ordinance because 
a. The Special Use is authorized in the District. 
b. The requested Special Use Pennit {lSI IS NOT} necessary for the public convenience at this 

location. 
c. The requested Special Use Pennit {SUBJECT TO THE SPECIAL CONDITIONS IMPOSED 

HEREIN} is so designed, located, and proposed to be operated so that it {WILL I 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 Pennit {SUBJECT TO THE SPECIAL CONDITIONS IMPOSED 
HEREIN} {DOES I DOES NOT} preserve the essential character of the DISTRICT in which it 
is located. 

5. The requested Special Use {lSI IS NOT} an existing nonconfonning use. 

6. {NO SPECIAL CONDITIONS ARE HEREBY IMPOSED I 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. Regarding access to the subject property: 
(1) The petitioner shall provide the County Engineer with engineering drawings of the 

proposed driveway entrance onto County Highway 23. 

(2) The Zoning Administrator shall not approve a Zoning Use Permit for the subject 
property without documentation of the County Engineer's approval of any 
proposed driveway entrance. 

(3) The Zoning Administrator shall not issue a Zoning Compliance Certificate without 
documentation of the County Engineer's approval of any constructed driveway 
entrance including any necessary as-built engineering drawings. 

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

All vehicles related to the proposed Special Use can safely enter and exit the subject 
property with adequate visibility and regardless of weather conditions. 
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PRELIMINARY DRAFT 

B. A complete Stormwater Drainage Plan that conforms to the requirements of the 
Stormwater Management Policy shall be submitted and approved as part of the Zoning 
Use Permit application and review and all required certifications shall be submitted after 
construction prior to issuance of the Zoning Compliance Certificate. 

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

The proposed Special Use Permit conforms to the requirements of the Stormwater 
Management Policy. 

C. Documentation of any private wells on the subject property and that all unused wells will 
be sealed shall be submitted and approved as part of the Zoning Use Permit Application 
and review, and the Zoning Administrator shall not approve a Zoning Compliance 
Certificate for Phase 1 of the proposed Special Use Permit without documentation that all 
unused wells on the subject property have been sealed and the Champaign County Health 
Department has been notified. 

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

Any unused wells on the subject property are protected from contamination. 

D. Regarding state accessibility requirements: 
(1) The Zoning Administrator shall not approve a Zoning Use Permit for the proposed 

Special Use Permit without certification by an Illinois Licensed Architect or Illinois 
Professional Engineer that the proposed construction will comply with the Illinois 
Accessibility Code and Illinois Environmental Barriers Act; and 

(2) The Zoning Administrator shall not authorize a Zoning Compliance Certificate 
authorizing operation of the proposed Special Use Permit until the Zoning 
Administrator has verified that the Special Use as constructed does in fact comply 
with the Illinois Accessibility Code and Illinois Environmental Barriers Act; 

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

The proposed Special Use Permit meets applicable state codes for handicapped 
accessibility . 

E. The Zoning Administrator shall not issue a Zoning Compliance Certificate to authorize use 
of the proposed Special Use Permit until a Type D screen meeting the requirements of 
Sections 7.6 and 4.3.3 H. 1. d. of the Ordinance has been installed. 

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

Screening requirements in the Zoning Ordinance are met and visual impacts on 
neighboring uses are minimized. 
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The Champaign County Zoning Board of Appeals finds that, based upon the application, testimony, and other 
evidence received in this case, that the requirements of Section 9.1.11 B. {HA VB / HA VB NOT} been met, and 
pursuant to the authority granted by Section 9.1.6 B. of the Champaign County Zoning Ordinance, determines 
that: 

The Special Use requested in Case 676-S-10 is hereby {GRANTED / GRANTED WITH SPECIAL 
CONDITIONS / DENIED} to the petitioners United Prairie, LLC, owned by Premier Cooperative 
and Topflight Grain to authorize "Farm Chemicals and Fertilizer Sales including incidental 
storage and mixing of blended fertilizer" as a Special Use Permit in the AG-l Agriculture Zoning 
District. 

{SUBJECT TO THE FOLLOWING SPECIAL CONDITIONS:} 

A. Regarding access to the subject property: 
(1) The petitioner shall provide the County Engineer with engineering drawings of the 

proposed driveway entrance onto County Highway 23. 

(2) The Zoning Administrator shall not approve a Zoning Use Permit for the subject 
property without documentation of the County Engineer's approval of any 
proposed driveway entrance. 

(3) The Zoning Administrator shall not issue a Zoning Compliance Certificate without 
documentation of the County Engineer's approval of any constructed driveway 
entrance including any necessary as-built engineering drawings. 

B. A complete Stormwater Drainage Plan that conforms to the requirements of the 
Stormwater Management Policy shall be submitted and approved as part of the Zoning 
Use Permit application and review and all required certifications shall be submitted after 
construction prior to issuance of the Zoning Compliance Certificate. 

C. Documentation of any private wells on the subject property and that all unused wells will 
be sealed shall be submitted and approved as part of the Zoning Use Permit Application 
and review, and the Zoning Administrator shall not approve a Zoning Compliance 
Certificate for Phase 1 of the proposed Special Use Permit without documentation that all 
unused wells on the subject property have been sealed and the Champaign County Health 
Department has been notified. 

D. Regarding state accessibility requirements: 
(1) The Zoning Administrator shall not approve a Zoning Use Permit for the proposed 

Special Use Permit without certification by an Illinois Licensed Architect or Illinois 
Professional Engineer tbat the proposed construction will comply witb tbe Illinois 
Accessibility Code and Illinois Environmental Barriers Act; and 
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(2) 

PRELIMINARY DRAFT 

The Zoning Administrator shall not authorize a Zoning Compliance Certificate 
authorizing operation of the proposed Special Use Permit until the Zoning 
Administrator has verified that the Special Use as constructed does in fact comply 
with the Illinois Accessibility Code and Illinois Environmental Barriers Act; 

E. The Zoning Administrator shall not issue a Zoning Compliance Certificate to authorize use 
of the proposed Special Use Permit until a Type D screen meeting the requirements of 
Sections 7.6 and 4.3.3 H. 1. d. of the Ordinance has been installed. 

The foregoing is an accurate and complete record of the Findings and Determination of the Zoning Board of 
Appeals of Champaign County. 

SIGNED: 

Doug Bluhm, Chair 
Champaign County Zoning Board of Appeals 

ATTEST: 

Secretary to the Zoning Board of Appeals 

Date 
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CASE NO. 665-AT-10 
SUPPLEMENTAL MEMORANDUM 
October 8, 2010 
Petitioner: Zoning Administrator 

Prepared by: John Hall 
Zoning Administrator 
J.R. Knight 
Associate Planner 

Request: Amend the Champaign County Zoning Ordinance by revising 
paragraph 4.3.3 G. as follows: 

A. Increase the maximum fence height allowed in side and rear yards from 
six feet to eight feet for fences in Residential Zoning Districts and on 
residential lots in the AG-1 and AG-2 Zoning Districts. 

B. Require fencing that is higher than four feet tall to be at least 50% 
transparent when located in the following areas: 
(1) In Residential Zoning Districts, all fencing that is in the front yard. 

(2) On residential lots in the AG-1, AG-2, and CR Zoning Districts, 
only fencing between the dwelling and the driveway within 25 feet 
of the dwelling. 

C. Increase the maximum allowed height of aU fencing to allow for up to 
three inches of ground clearance. 

STATUS 

This is the sixth meeting for this case. It was continued from the September 16,2010, public hearing. 

No response has been received from the Sheriff regarding the Board's questions about transparency for gates. It is 
the Board's decision to take fmal action in this case or continue it to allow more time for the Sheriff to provide 
comments. 

If this case is continued, Staff recommends a continuance date of December 16,2010. 



Ckli'l!r':lifli 
(."'t. ")Ultl)' 

UclX IJ 1I"Ikill ,'.1' 

CASE NO. 666-AT-10 
SUPPLEMENTAL MEMORANDUM 
October 8,2010 
Petitioner: Zoning Administrator 

Prepared by: John Hall 
Zoning Administrator 
J.R. Knight 

Brookens Associate Planner 
.\dmillistratiH Cent~r 

1776 E. \Vachingwn SIre(>( 
lIrb~lJ1 a. Illin('is I) I ~:()2 Request: Amend the Champaign County Zoning Ordinance by revlslOg 

Subsection 6.1 and paragraph 9.1.11 0.1. 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 Zoning Board of Appeals or County 
Board. 

STATUS 

This is the fourth meeting for this case. It was continued from the September 16, 2010, public hearing. An 
updated finding of fact will be available at the meeting and the Board may wish to review that finding 
before taking action on this case at a future meeting. 

Staff will be seeking State's Attorney input on this case prior to the meeting, and that information should 
be available at the meeting. 

Staff recommends a December 16, 2010, continuance date. 


