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AGENDA

Champaign County Environment Date: August 08, 2005
& Land Use Committee Tirie- 7:00 p.m.
Place: Meeting Room 1

Members:

Jan Anderson, Patricia Busboom, Chris Doenitz,
Tony Fabri, Nancy Greenwalt (VC), Ralph
Langenheim (C), Brendan McGinty, Steve Moser,
Jon Schroeder,

Brookens Administrative Center

1776 E. Washington St.
Urbana, Illinois

1

i

Phone: (217) 384-3708

AGENDA
Old Business shown in Itqlics

1. Call to Order
2. Approval of Agenda
3. Approval of Minutes (May 09, 2005) 1 thru 16
4. Public Participation
s. Correspondence
6. County Board Chair’s Report
7. Establishment of Noxious Weed Control Program
8. @Subdivision Case: 183-05: Pusey First Subdivision. Combined Area General 17 thru 50
Plan and Final Plat approval for a three-lot minor subdivision of an existing 9.4
acre residential lot located in the CR Zoning District in Section 12 of Urbana
Township.
9. @ Case 453-AM-04 Petitioner: William and Peggy Campo 51 thru 85
Request: Amend the Zoning Map to change the zoning district designation from
AG-2, Agriculture to B-1, Rural Trade Center (as amended on April 18, 2005).
Location: A .62 acre tract of land located in the N1/2 of the NW1/4 of the NE 1/4
of the SW 1/4 of Section 34 of Somer Township and located approximately one-
half mile east of Illinois Route 45 on the south side of Oaks Road (CR 1900N)
and known as the business located at 2305 East Oaks Road, Urbana.
10. @Case 504-AM-05 Petitioner: Central Illinois Trucks, Inc. and Richard Schugel, 86 thru 104

agent

Request: Amend the Zoning Map to change the zoning district from B-3,
Highway Business Zoning District to B-4, General Business Zoning District.
Location: An approximately 15 acre tract in the East % of the Northeast 1/4 of
the Northeast 1/4 of Section 24 of Hensley Township and located between
Leverett Road and Interstate 57 and that is commonly known as the field on the
west side of Leverett Road at the Interstate 57 interchange on Leverett Road.
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12.
13.
14.
15.

16.

Environment and Land Use Committee
August 08, 2005
Page 2

@Approval of Recommendation regarding Planning and Zoning Department
Comprehehsive Zoning Review

Planning and Zoning Report

Other Business

Determination of Items to be placed on the County Board Consent Agenda

Adjournment

105 thru 107
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MINUTES OF REGULAR MEETING

Champaign County Environment DATE: May 09, 2005

& Land Use Committee TIME: 7:00 p.m.

Champaign County Brookens PLACE: Meeting Room1
Administrative Center : Brookens Administrative Center
Urbana, IL 61802 | 1776 E. Washington Street

Urbana, IL 61802

MEMBERS PRESENT: Jan Anderson, Patricia Busboom, Chris Doenitz, ‘Tony Fabri, Nancy

Greenwalt (VC), Ralph Langenheim (C), Brendan McGinty, Steve Moser,
Jon Schroeder ‘ '

OTHER COUNTY BOARD
MEMBERS PRESENT:  Barbara Wysocki

MEMBERS ABSENT: None

STAFF PRESENT:, Jeff Roseman, John Hall, Lori Busboom, Jamie Hitt, Susan Monte, Frank
DiNovo, John Dimit

OTHERS PRESENT: Roger Meyer, Ronald Minch, Rob Parker, Gary Webb, Harold Dean
. ‘ Mayfield, Harold Lawler, Mary Ellen Lawler, Richard Bishop, John
Schmale, Joyce Schmale, David Kunde, Joyce Kunde, Larry Knox, David
Atchley, Stephanie Alexander, Norman Stenzel, Herb Schildt, Tim Woodard,
Cyndy Woodard, Justin Kneeland, Maris Kneeland, Mike Bateman, John

Sapp, Mary Jenkins, Danny Jenkins, Hal Barnhart

1. Call to Order, Roll Call

The meeting was called to order at 7:05 p.m. The roll was called and a quorum declared present.

2. Approval of Agenda and Addendum

Mr. Schroeder moved, seconded by Mr. Doenitz to approve the agenda and addendum as submitted.

The motion carried by voice vote.
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3. Minutes of Previous Meeting
None . : -
4. Public Participation

Mr. Roger Meyer, Engineer/Surveyor for Greenwood Lake 5™ Subdivision stated that he was present to

answer any questions which the Committee may have regarding the proposed subdivision.

Mr. Ronald Minch, who resides at 661 CR 3350N, Fisher, IL, distributéd a handout to the Committee for
review. He said that he is concerned with Case 181-05: Bateman Subdivision. He said that on January 13,
2005, the area flooded so badly that many of the residents were required to spend the night elsewhere
because they could not get to their home. The area does have water issues and the ground will not pass
percolation tests and the last thing that the area needs is another house constructegi. He said that the subject
site has been contoured and does nof hold a lot of water although vthe‘placement of a home will displace the
water on other properties. He said that he moved to tﬁe area because the lots were five acre lots not one acre

lots. He requested that the Committee vote “no” on the proposed subdivision.

Mr. Rob Parker, who resides at 467 CR 2500N, Mahomet, IL, stated that he was present to hear information

regarding the Revisions to Comprehensive Zoning Ordinance Amendments. He requested that the County

leave the zoning as it is today.

Mr. Richard L. Bishop, who resides at 3514 N Highcross Rd., Urbana, IL, stated that he was present to hear
information regarding the Revisions to Comprehensive Zoning Ordinance Amendments. He said that he
is concerned that the Resource Protection Overlay has been removed and that the environmental protections

have been degraded considerably.



(O8]

O 0 NN N n Bk

10
11
12
13
14
15
16
17
18
19
20
21

)

24
25
26
27
28

DRAFT SUBJECT TO APPROVAL DRAFT ELUC 5-09-05

Ms. Stephanie Alexander, who resides at 92 CR 2000N, Mahomet, IL, stated that she was present to hear
information regarding the Revisions to Comprehensive Zoning Ordinance. She said that she lives along the
Sangamon River and would like to see the County assist in the preservation of the natural areas.

, .

. | ,
Mr. Herb Schildt, who resides at 398 CR 2500N, Mahomet, IL, stated that he was present to hear

information regarding the Revisions to Comprehensive Zoning Ordinance Amendments. He said that he
received the packet but has not had a chance to review. He said that he has reservations regarding the
Stream Protection Buffer. He said that he is grateful for the proposed removal of the Resource Protection

Overlay although the Public Resource Buffer is still troublésome in regard to compensation.

Mr. John Sapp, who resides at 392 E CR 2500N, Mahomet, IL, stated‘that he is also concerned with the
buffer protection and public use restrictions in that it is removing some of his property rights. He said that
the removal of the Resource Protection Overlay is a good idea although he would like to have more
information regarding these issues. He said that many of the affected landowners are not presént attonight’s

meeting because they were not informed.

Mr. John Schmale, who resides at 505C CR 2SOON, Mahomet, IL, stated that he opposes the proposed
Summerfield Subdivision. He said that the proposed subdivision is directly adjacent to the Big Ditch Creek
and the Sangamon River. He said that he owns land which is very close to the proposed subdivision which
happens to also be along the Big Ditch Creek and the Sa'ngamon‘ River and during the eight years that he
has resided on this land there has beer; an increasing problem with increased velocity of water runoff. The
bottomland was flooded last year at approximately 20 feet-in depth and took out two 100-year old trees.
He said that as landowners we all believe that we can do whatever we want to do with our land but in fact
what we do does affect a lot of other people. The amount of flooding that we are starting to see with the
Big Ditch Creek and the Sangamon River influences the people that live north of our property. He said that
the allowance of this subdivision would significantly damage the area because of the increased velocity of

flow of water which is being witnessed along the creek and the river.



O P N N L B W

10

12
13

14

15
16
17
18
19

20

21
22
23
24
25
26
27
28

ELUC 5-09-05 DRAFT SUBJECT TO APPROVAL DRAFT

Mr. David Kunde, who resides at S05F CR 2500N, Mahomet, IL, stated that he agrees with Mr. Schmale.
He said that he has lived in the area a few more years than the Schmales and his property is closer to the Big
Ditch Creek and he has noticed a consistent increase in the depth and frequency of ﬂoociing. He said that
as the housing projects are allowed to be developed more and more water is being dumped into the Big

Ditch Creek and the Sangamon River.

Mr. David Atchley, Engineer for Case 459-AM-04: Tim and Cyndy Woodard and Chris,Creek said that
there are concerns regarding drainage and if there is still a question then a second, independent engineer

should be brought in to review. He said that drainage is reduced by grass in yards versus corn fields.

Mr. Larry Knox, Trustee for the Knox Family Trust said that he was available to answer questions abut the .

Greenwood Lake Subdivision.

S. Correspondence

The conéensus of the Committee was to place on file a lefter, from Brian T. Schurter dated April 20,

2005, regarding adoption of Compromise and Rantoul Township Planning Commissions.
6 County Board Chair’s Report

None

Al.  Revisions to Comprehensive Zoning Ordinance Amendments

Mr. DiNovo stated that the zoning provisions have not been worked out in detail. He said that the

distributed memorandum is only an outline of the provisions which need to be written.
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Mr. Langenheim stated that the provisions will go before the Zoning Board of Appeals and then back to
ELUC in the form of a concrete proposal. He noted that the Committee is not approving any of the

information within the memorandum but only permitting it to come before the Committee and the full -
Board.

Mr. McGinty moved, seconded by Ms. Greenwalt to direct staff to revise. the pending Zoning

Ordinance‘amendments as outlined in the May 05, 2005, memorandum from Frank DiNovo.

Mr. MecGinty moved, seconded by Mr. Doenitz to allow public testimony regarding the Revisions to

Comprehensive Zoning Ordinance Amendments. The motion carried by voice vote.

Mr. Herb Schildt, Chairman of the Newcomb Planning Commission asked if the protests which were

‘submitted by the Newcomb Township Board on Case 415-AT-03, will still be valid even if Case 415-AT-03

is revised therefore requiring a majority of 3/4 vote of the County Board for approval.

Mr. Fletcher stated that he would need to review the revisions to Case 415-AT-03 to determine if a new case

would be fequired.

Ms. Greenwalt stated that she would like hear from one of the members of the ad hoc bi-partisan working

group.

Mr. Moser stated that it is apparent that someone will file a protest against the final document which will
require 21 votes to pass the Zoning Ordinance. He said that personally he is concerned with farmland and
how it is going to be protected. He said that he does not care for the RPO but he does understand that there
are certain people along the Sangamon and the Salt Fork which are concerned about buffers. He said that
these people are justifiably concerned because there are issues such as septic tanks and disposal systems

which do not work well in soils which are predominant along the river. He said that he is also concerned
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with the people which live in these areas and their righ't§: He said there are two elements to this beginning
which is that the RPO is gone and the buffer is along the main channels of the Sangamon, Middlefork,
Saline Branch and Salt ’Fork Rivers. He said that it was difficult to write the original ordinance and it is
difficult to rewrite the ordinance therefore he requested that the pubic have a little patience. He said that the

final product must be something that 21 Board members are going to Vote for or it isn’t going to happen.

Ms. Greenwalt asked if the one dwelling per 40 acres is for property located in the AG-1 district or for all
land.

Mr. Moser stated that the one dwelling per 40 acres is for the agricultural districts.

Mr. Fabri stated that this is presented as a bi-partisan solution by eliminating the RPO and reducing the
buffers therefore he is concerned that this new product will not protect the natural areas in the conservation-

recreation zones or floodplain.

Mr. Langenheim stated the information included in Mr. DiNovo’s memorandum indicates what the bi-
partisan group feels has an opportunity to be approved by a 3/4 majority of the County Board. He said that
the RPO is being eliminated and the buffers reduced. The lot sizes will give greater protection to prime

farmland and the environmental impact statement will be required for rural subdivisions.

Ms. Greenwalt stated that she understands the compromise for the RPO but why less density in the

agricultural districts and not in the conservation-recreation districts.

Mr. DiNovo stated that the understanding was that the “as-of- right” development was one dwelling per 40
acres everywhere but the difference is that on the non-best prime farmland someone would have the
opportunity to apply for a rural planned development where on best prime farmland the opportunity would
not be available. He said that one of the other changes is that the maximum number of lots which are

possible for a rural planned development is reduced from one per five acres to one per ten acres.
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Mr. Moser stated that it only takes seven people to kill fhis whole thing.

Ms. Greenwalt stated that staff has put a lot time, effort and money into this project and asked if the
members of the Committee should go back to their respective caucuses to receive djrection as to whether

they want to direct staff to work for the next six to twelve months on the re-write.
Ms. Busboom moved that the Chair call the question.
Mr. Langenheim emphasized that the re-write will come back to ELUC in July.

The motion carried with one opposing vote.

7. Case 181-05: Bateman Subdivision. Combined Area General Plan and Final Plat approval for
a two-lot minor subdivision of an existing residential lot located in the CR Zoning District in

Section 18 of East Bend Township.

Mr. Doenitz moved, seconded by Mr. McGinty to recommend approval of Case 181-05: Bateman
Subdivision Area General Plan including three waivers of minimum subdivision standards and
recommend approval of the Final Plat with two waivers and one condition.

Ms. Anderson stated that she did visit the site and questioned why the new house was proposed to be built

so close to the existing house and she wondered why they would want to put another house so close to the

existing home.

Mr. Hall stated that the new lot meets the average lot width requirement therefore the new house will not
be any closer to the lot lines than any other house can be built in the rural districts. He said that the lot

meets the minimum, but not far beyond, but that some of the lots in this development are close to 300 feet
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wide and this will not be anywhere near that. He said the house where Mr. Bateman resides is located on
a Very small area north of the river and is still on three acres and still meets the minimum requirements. Mr.

Hall pointed out that just because Mr. Bateman wanted to do this to his house ELUC did not have to approve
it. |

Ms. Anderson asked if the trees would be removed.

Mr. Hall stated that a house could be built on the site with no apparent necessary loss of trees and there will

be 100 feet of river frontage.

Ms. Anderson also questioned how the proposed subdivision might prevent a house from being built on . -

prime farmland or in a wooded area and she wondered how that would be guaranteed.

‘Mr. Hall explained that there is no guarantee and is just a consideration to help the Committee understand

the trade-offs the may be involved in considering the request.

The motion carried with four opposing votes.

8. Case 182-05: Greenwood Lake 5" Subdivision. Preliminary Plat, Engiheering Drawing and
Final Plat Subdivision approval for a six-lot subdivision of an existing 10.5 acre tract in the
AG-1 District and RRO District located in Section 21 of East Bend Township, pursuant to
Case 468-AM-04.

Mr. Hall distributed a memorandum dated May 09, 2005 for the Committee’s review. He said that the
memorandum indicates that the proposed improvement to the existing street has been revised again and a
letter of approval has been received from the East Bend Township Highway Commissioner and the

Sangamon Valley-Dewey Fire Protection District. The County Engineer gave his approval this afternoon
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therefore the condition related to his approval is no ldﬁger required although the condition regarding the

proposed street improvement is still necessary. He reviewed the proposed cul-de-sac improvements.

Ms. Anderson moved, seconded by Ms. Busboom to recommend approval of Case 182-05: Greenwood
Lake 5" Subdivision Preliminary Plat including three waivers and recommend approval of the Final

Plat with one waiver and one condition. The motion carried with one opposing vote.

9. Case 459-AM-04: Tim and Cyndy Woodard and Chris Creek. Request to amend the zoning
map to allow for the development of 10 single-fémily residential lots, (as amended on
November 24, 2004) in the CR, Conservation-Recreation Zohing District by adding the Rural
Residential Overlay (RRO) Zoning District. Location: A 40 acre tract of land in the Northeast
Quarter of the Northwest Quarter, Section 36 of Newcomb Township and fronts the south side

of CR 2500N and on the west side of CR 4400E at the intersection of CR 2500N and CR S50E.

Mr. Schroeder moved, seconded by Ms. Greenwalt to recommend denial of Case 459-AM-04: Tim and
Cyndy Woodard and Chris Creek to amend the Zoning Map to allow for the development of 10 single
family residential lots (as amended on November 24,2004) in the CR Conservation Recreation Zoning

District by adding the Rural Residential Overlay (RRO) Zoning District.

Mr. Hall stated that this case comes b‘efore the Committee with a recommendation of denial based on a tie
vote at the ZBA. The findings recommended approval but the motion to approve the proposed map
amendment failed, with only six members present, on a vote of 3 affirmative votes versus 3 votes against
at the Zoning Board of Appeals meeting on April 14, 2005. He said that the énly way a case does not come
to the this Committee with a recommendation for denial is if the petitioner withdrawals the request. The

petitioner has not withdrawn their request therefore it is before the Committee tonight.

Ms. Anderson requested information regarding the concerns of the Board members which denied the
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request.

Mr. Hall stated that he cannot provide such information because the findings were not written for denial.
He said that there were two issues raised during construction of the findings which were traffic and drainage

conditions.

Ms. Anderson stated that she did visit the site and noticed that there were homes all along the site. She said

that she was amazed at the amount of traffic that traveled the road.

Mr. Hall stated that the road which goes west of Route 47 doés carry more traffic than it should but most .
of the driveways for this subdivision outlet onto CRS00E. He said that the pavement for CR600E is so wide

that the traffic capacity is undetermined but it is known that the road carries a great amount of traffic.
Mr. Fletcher stated that the Committee must either change its position and approve the subdivision or

change or supplement the findings but the Committee cannot legve the record as it is and follow the ZBA’s

recommendation.
Mr. Fabri asked if the Committee had the ability to change the findings which the ZBA drafted.

Mr. Hall stated that these are the findings which were drafted by the ZBA and all of the evidence has been

presented to the Committee so that they can review and adopt new findings.

Mr. Langenheim stated that the ZBA has written a series of findings and then has acted contrary to those

findings therefore ELUC is required to change those findings or recommend approval.

Mr. Fletcher stated that Mr. Langenheim was correct or ELUC could remand the case back to the ZBA or

approve it based on the ZBA’s findings.

10

10
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Ms. Busboom moved, seconded by Mr. Fabri to remand Case 459-AM-04: Tim and Cyndy Woodard
and Chris Creek back to the Zoning Board of Appeals.

Mr. DiNovo stated the Committee should be aware that this is a situation that is a feature of state law. The
state law requires the ZBA to act by a super-majority to take any action in favor of the petitioner but only
a simple majority to adopt findings. He said that it is entirely possible that you could have findings that go

in one direction and action from the ZBA that does not follow that direction.

Mr. Fabri recommended that staff prepare a finding that would support the denial and present to ELUC for

approval.

Mr. Hall stated that this case could be continued to the next meeting for Committee review.

Mr. McGinty stated that he does not feel that it is unreasonable to remand this case back to the ZBA for

clarification.

Mr. Schroeder stated that the ZBA will require direction for this Committee when this case is remanded

back to them.

Mr. Fletcher stated that the Committee will be requesting the ZBA for clarification of the findings and final

determination.
Ms. Busboom and Mr. Fabri accepted Mr. Fletcher’s recommendation and amended their motion as follows:

Ms. Busboom moved, seconded by Mr. Fabri to remand Case 458-AM-04: Tim and Cyndy Woodard
and Chris Creek back to the Zoning Board of Appeals for clarification of findings and final

determination. The motion carried with one opposing vote.
11

11
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10.

Case 483-FV-04: Dan and Mary Jenkins. Request to authorize the following variances from
the Champaigr; County Special Flood Hazard Area Ordinance: A. Request to authorize the
construction and use of a residential garage with the following variances; (1) The ﬂqor of the
garage shall be no more than one foot below the Base Flood Elevation and no more than two
feet below the required Flood Protection ‘Elevatioln insteéd of a the required Flood Protection
which is one foot above the Base Flood Elevation;'and (2) The garage shall be 720 square feet
in area instead ofno more than 500 square feet in area. B. Authorize the construction and use
of two sheds each with the following variances: !(1) The floor of each shed shall be no more
than one foot below fhe Base Flood Elevation and n'o more than two feet below the required
Flood Protection Elevation instead of at the required Flood Protection Elevation which is one
foot above the Base Flood Elevation; and 92) Each shed shall be 1,320 square feet in area
instead of no more than 500 square feet in area. Location: A 40 acre tract located in the West
¥ of the East /2 of the Northeast Quarter of Section 10 of St. Joseph Townsh‘ip and that is
located south of CR 1700N between the Salt Fork River and Chateau Drive.

Mr. Moser moved, seconded by Ms. Busboom to recommend approval of Case 483-FV-04: Dan and
Mary Jenkins, Parts A & B.

Mr. Moser asked if the Jenkins own the existing manufactured home.

Ms. Hitt stated that the Jenkins do own the manufactured home and this will be their residence.

Mr. Moser stated that he has seen flood water in the area of the proposed buildings.

Ms. Hitt stated that approived flood vents are included in the construction of the garage so that the flood

water will not be interrupted.

12

12
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Mr. Moser asked if the junk along the property belongs'to the petitioners.

Ms. Hitt stated that ‘the'junk belongs to a different property and if it is not removed then the case will be

referred to the State’s Attorney’s office.

\
Mr. Moser asked if any fill will be brought onto the subject property.

Ms. Hitt stated that no fill is allowed. She said that the petitioners are aware of the danger of potential

flooding.

Mr. Doenitz asked why this case is before the Committee if the request is to build below the base flood

elevation.

Mr. Hall stated that the Ordinance does not prohibit such a request. He said that all construction which is

below the base flood elevation will be constructed with flood resistant materials.

Ms. Hitt stated that the"reasc')n why the petitioners want the garagé floor to be lower than the ﬁnishéd first
floor is so that their driveway doesn’t have to be as steep up to the garage. She said that the Illinois
Department of Natural Resources has reviewed the petitioner’s request and determined that no fill would
be allowed although the IDNR Ofﬁce of Water Resources has allowed a small amount of fill to elevate the
garage floor but even with that fill the floor is still not to the first floor level (flood protection élevation).
She said that the sheds will store equipment and the hay storage will be elevated. The shed will have flood

vents so that the flood water can flow through the building.
Ms. Greenwalt asked if the ZBA’s vote was unanimous.

Mr. Hall stated that the vote was unanimous.
13

13
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Ms. Anderson stated that square footage which is requested is three times the allowed amount and asked

how often the Committee has been asked to approve such a waiver.

Mr. Hall stated that the Committee has only reviewed 16 floodplain variances during the history of the
Special Flood Hazard Area Ordinance. He said that there have been variances with much greater depths
below the base flood elevation. He noted that the 500 square feet comes from a model ordinance and he is

not aware of the basis of the requirement.

The motion carried by voice vote with four opposing votes.

11.  Case 485-FV-04: Mayfield Builders. Request to authorize the following varianceé from the
Champaign County Special Flood Hazard Area Ordinance: A. The floor of the garage shall
be no more than one foot below the Base Flood Elevation and no more than two feet below the '
required Flood Protection Elevation instead of at the required Flood Protection Elevation
w'hich' is one foot above the Base Flood E]evation; émd, B. The garage is 627 square feet in area
instead of no more than 500 square feet in area. Location: Lot 35 of The Meadows Subdivision

and that is commonly known as the residence at 2502 Appaloosa Lane, Mahomet.

Ms. Greenwalt moved, seconded by Mr. Schroeder to recommend approval of Case 485-FV-04:
Mayfield Builders, Parts A & B. The motion carried with three opposing votes.

12. Planning and Zoning Report
A. Monthly Report

Mr. Roseman presented an overview of the distributed April, 2005 Monthly Report.

14

14
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B. Enforcement

Mr. Roseman stated that there were 253 open cases not counting the 21 cases which are currently with the -
State’s Attorney’s office. The State’s Attorney’s office has not had an opportunity to review the referred
cases for their status. He presented an overview of the distributed memorandum indicating enforcement

procedures

Mr. Schroeder stated that the Nuisance Ordinance needs to have some teeth written into it so that staff can

take care of repeat violators.

Mr. Fletcher stated that the court system can issue fines to the repeat violators although the judges are . -
reluctant to issue those fines. He said that his office would like to take a more aggressive approach to these

violations but due to the lack of staff it is impossible at that time.

Mr. DiNovo stated that up until now the County has had an enforcement system which is the equivalent to
a traffic éop k:tting a violator go because he siowed back down when you were stopped for speeding
therefore you don’t get a ticket. The County has been allowing people to make messes and then just because
they clean ﬁp the messes, which should have never been made in the first place, they don’t penalize them.
He said that what is important is not so much of imposing an enormous fine on a few people but the
certainty of imposing some sort of a fine on every single person that does not clean up their messes
immediately. He said that there will be much better compliance if people understand that there are fines
which will be imposed if they do not comply. He said that currently they receive three weeks to clean up

the mess before they are referred to the State’s Attorney’s office.
Mr. Fletcher stated that the backlogged cases must be addressed first.

Mr. Roseman stated that he will provide further information regarding proposed enforcement procedures

to the Committee at the June, 2005 meeting.

15
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13. Other Business

None , : |

14. Determination of Items to be placed on the County Board Consent Agenda
None

15. Adjournment

The meeting adjourned at 8:40 p.m. .

Respectfully submitted,

Secretary to the Environment and Land Use Committee

eluc\minutes\minutes.frm
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TO: Environment and Land Use Committee
FROM: John Hall, Associate Planner

Champaign DATE" August 2, 2005

Count '
Department of RE: Case 183-05 Pusey First Subdivision

PLANNING & REQUESTED ACTION
ZONING -

Combined Area General Plan and Final Plat approval for a three-lot minor
subdivision of an existing 9.4 acre residential lot located in the CR Zoning District in
Section 12 of Urbana Township located on the north side of CR1650N and south of
the Saline Branch Drainage Ditch and extending 1,016 feet west of CR1800E at the
Brookens  residence at 1790 CR1650N. \

Administrative Center
1776 E. Washington Street
Urbana, 1llinois 61802

The proposed subdivision does not meet certain of the minimum subdivision

standards and Area General Plan approval (by ELUC) is required including the
(217) 384-3708 following waivers:

FAX (217) 328-2426 1. Waive the requirement of paragraph 6.1.5. a. (1) that no part of a minimum

required lot area shall be located on Colo silty clay loam soil.

2. Waive the requirement of paragraph 6.1.5. b. (1) that requires driveways to
be centralized as much as possible consistent with good engineering practice.

Proposed Lot 1 does not meet the minimum average lot width required by the Zoning

Ordinance (the lot is within 10% of the requirement) and the following condition is

required for subdivision approval:

1. The Subdivision Officer shall hold the Final Plat and not release 1t to be filed
with the Recorder of Deeds unless and until a variance has been granted for
the minimum average lot width of proposed Lot 1.

Subdivider , ’ | ‘Engineer/Surveyor
William Pusey Berns, Clancy and Associates
1790 CR1650N 405 East Main Street

Urbana IL 61802 Urbana IL 61803-0755

Location, Roadway Access, and Land Use

The subject property is an approximately 9.4 acre parcel in the Northeast 1/4 of Section 12 of Urbana
Township. See the Location Map. The existing parcel is the residential lot at 1790 CR1650N.

The proposed subdivision is bordered by other residential lots on the west side and the Saline Branch
Drainage Ditch on the north. See the Land Use Map.

Applicable Zoning Regulations

The subject property is zoned CR Conservation Recreation. See the attached Zoning Map. Proposed lots 2
and 3 meet all Zoning Ordinance requirements but proposed Lot 1 does not meet the minimum average lot
width requirement and a variance is necessary. The Zoning Ordinance exempts outlots from all zoning
requirements but also prohibits construction or use requiring a Zoning Use Permit. Thus, this 1s a Minor
Subdivision because there are only three buildable lots being divided. See Table 1 for a summary.
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Case 183-05 Pusey First Subdivision

Urbana Township, Section 12
AUGUST 2, 2005

Table 1. Review Of Minimum Lot Requirements

NOTES

Lot | Requirement Probosed Lots” Notes
Characteristic {or Limit) ,
‘ Proposed Proposed Proposed Lot
Lot 1 Lot 2 {existing dwelling) )
Lot Area Minimum: c
{acres) ____]_.9_0-51_023___ 1.00 acres 1.06 acres 1.15 acres %Erfﬁu%":eﬁﬁggfnem
Maximum?:
3.00 acres
Lot Frontage 20.00 208.41 feet | 228.82 feet l30‘9.60 feet EXCEEDS MINIMUM
(feet) (minimum) REQUIREMENT
Lot Depth 80.00 232 feet 196 feet 219 feet EXCEEDS MINIMUM
(feet) (minimum) . REQUIREMENT
Average Lot 200.00 236 feet 229 feet LOT 1 REQUIRES 6.5%
Width (feet) {minimum}) VARIANCE
Lot Depth 3.00:1.00 1.24: 1.00 .83:1.00 .96 : 1.00 LESS THAN MAXIMUM
to Width (maximum) ALLOWED

DOES NOT MEET REQUIREMENT-
ZONING VARIANCE REQUIRED

NR = No Requirement (or limit)

1. Each lot has an associated outlot area that is not included in these dimensions. No Zoning Use Permits
may be issued on outlots. ‘

2. The maximum lot size only applies when Best Prime Farmland is involved and when the tract to be"
divided is larger than 12 acres. Overall, the subject property is not Best Prime Farmland. However, the
proposed lots probably are Best Prime Farmland on average.

3. Average lot width for Lot 1 determined by the largest diameter circle that fits within the lot lines..
|t Average lot width may also be determined by lot area divided by lot depth but that is only 187 feet.

Minimum Subdivision Standards

Minimum subdivision standards were added to the Subdivision Regulations on July 8, 2004. Table 2 reviews
the conformance of the proposed subdivision with those standards and required waivers are discussed below.

Seil Conditions / Natural Resource Report

A Section 22 Natural Resource Report (see attached) prepared for this site by the Champaign County Soil and

Water Conservation District indicates the following:

1. This tract is not Best Prime Farmland for Champaign County.
(Note: Proposed Lots 1, 2, and 3 do appear to be Best Prime Farmland on average. The outlots are
not Best Prime Farmland.)
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Case 183-05 Pusey First Subdivision

Urbana Township, Section 12
AUGUST 2, 2005

2. The area that is to be developed has 1 soil type that has severe wetness and 2 soil types that have
severe ponding characteristics. This will be especnally important for the septic systems that are
planned. ,

(Note: The soil types with severe pondmg characterlstlcs primarily make up the outlots and will not
have septic systems. )

3. The tracts are adjacent to the 100-year floodplain which may make them subject to ﬂoodmg in
the future. The elevations are only 1- 2 feet above the floodplain. ;

(Note: Most of proposed Lots 1 and 3 are more than 2 feet above t}Pe Base Flood Elevation. Part of
proposed Lot 2 is in the floodplain.)

Drainage, Stormwater Management Policy, and Flood Hazard Status

The subject property is located in the Saline Branch Drainage District. The drainage district was notified of
the proposed subdivision. No part of the proposed lots contain any portion of the right of way of the Saline

Branch Drainage Ditch. The right of way of the Drainage Ditch is contained entirely w1thm the proposed
outlots on which no construction may occur.

The Subsidiary Drainage Plat indicates spot elevations in selected locations. There appears to be little or no
tributary area under different ownership that drains through the proposed subdivision and no areas of
stormwater ponding on the proposed lots.

A large portion of the existing property is in Zone A (the 100- year floodplain and Special Flood Hazard Area.
or SFHA) on the Flood Insurance Rate Map (FIRM)Panel No. 170894 0185 B dated March 1, 1984, but the
Subsidiary Drainage Plat 1nd1cates a much smaller portlon of the property in the SFHA.

The Subsidiary Drainage Plat illlustrates an SFHA based on a Base Flood Elevation (or BFE which is the
elevation of the 100-year flood) 0f 677.9 feet and indicates the outline of this reduced SFHA. This lower BFE
comes from the Salt Fork of the Vermilion River Hydraulic Model that was prepared for the Champaign
County Soil and Water Conservation District’s Salt Fork Watershed Steenng Committee on October 3, 2002,
by the Natural Resources Conservation Service.

The proposed BFE is about one-and-one-half feet lower than the 100-year flood elevation used in the design
of the bridge over the Saline Branch at the northeast corner of the property and is about four feet lower than

the BFE that was estimated for this property in 1996 and that was used in Special Flood Hazard Area variance
Case 10-FV-94 about one-quarter mile upstream.
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Case 183-05 Pusey First Subdivision

Urbana Township, Section 12
AUGUST 2, 2005

Table 2. Preliminary Assessment Of Compliance With Minimum Subdivision Standards’ ‘

Standard

Preliminary Assessment

SUITABILITY STANDARDS {Section 6.1.5 a.)

1)

No part of a minimum required LOT AREA?
shall be located on the following soils:
Ross silt loam soil {(No. 3473A), Ambraw
silty clay loam soil (No. 3302A), Peotone
silty clay loam soil (No. 330A), or Colo siity
clay loam soil {3107A)

LOT.1 DOES NOT CONFORM- WAIVER REQUIRED.
The Natural Resource Report indicates that more than
half of this property is Colo silty clay loam (renamed
to Sawmill silty clay loam, map unit 3107A) which is
the bottomland soil in the Saline Branch Drainage
Ditch floodplain. The Soil Survey is not expected to
be accurate for any one acre of land but even
considering that accuracy some significant portion of
Lot 1 will be located on this soil.

Lots 2 and 3 probably do conform considering the
accuracy of the Soil Survey.

No part of a minimum required LOT AREA?

- shall contain an EASEMENT for an interstate

pipeline

APPEARS TO CONFORM. A pipeline marker is
located at the northeast corner of the property and
indicates that a gas pipeline crosses the Saline
Branch Drainage Ditch at that location. The pipeline
likely comes no closer to the lots than the right of
way of CR1800E.

No part of a minimum required LOT AREA?
shall be within a runway primary surface or
runway clear zone

APPEARS TO CONFORM. No runway is known to be
in the vicinity of the subject property.

Prior to the commencement of any change in
elevation of the land, no part of a minimum
required LOT AREA? shall be located more
than one foot below the BASE FLOOD
ELEVATION (BFE).

APPEARS TO CONFORM. ' -
‘The Subsidiary Drainage Plat indicates a proposed
Base Flood Elevation (BFE) at this location of 677.9
feet above mean sea level that is much lower than
previous BFEs at this location. The County's
consulting engineer has reviewed the proposed BFE -
and recommends that the proposed BFE is the best
available information at this location.

The proposed BFE is mapped on the Subsidiary
Drainage Plat using actual ground elevations. Using
the proposed BFE, about 18% of Lot 2 is partially
below the BFE and is never more than .7 feet below.

When a connected public sanitary sewer is
not available, the septic suitability of the
soils occupied by each proposed LOT must
be the most suitable soils on the larger tract
from which the SUBDIVISION is proposed.

APPEARS TO CONFORM. The soil under proposed
Lots 1 and 2 is much more suitable for septic
systems than the soil under proposed Outlot 3A
which is also in the Special Flood Hazard Area.

6)

The amount of farmland with a Land
Evaluation score of 85 or greater that is
occupied by each LOT must be minimized as
much as possible.

APPEARS TO CONFORM. Lots 1 and 2 and most of
Lot 3 appear to be Best Prime Farmiand on average
even though the existing property is not. Non-Best
Prime Farmland makes up the outlots which are in the
Special Flood Hazard Area and not suitable for septic
systems.
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Case 183-05 Pusey First Subdivision

Urbana Township, Section 12
AUGUST 2, 2005

Table 2. Preliminary Assessment Of Compliance With Minimum Subdivision Standards’

Standard

| Preliminary Assessment

{t7)

A minimum required LOT AREA? for any LOT -

must have positive surface drainage with no
significant identifiable area of likely
stormwater ponding and provided that any
portion of any LOT that is likely to
experience ponding of stormwater is noted

.on the FINAL PLAT.

APPEARS TO CONFORM. The outlots contain the
portions of the property that extend mto the Saline
‘Branch.

8)

Possible driveway locations on each LOT
must comply with the Minimum Stopping
Sight Distance standards based on lawful
speed limits at that location.

APPEARS TO CONFORM. At the west edge of the
subject property there is a bend and a dip in
CR1650N. When roadside vegetation is tall the
visibility of driveways on proposed Lots 1'and 2 may
be somewhat reduced but it is difficult to analyze and
it is not clear that minimum standards will not be
met.

The driveway on Lot 1 may be more visible if it is
closer to the west side of the lot rather than next to
Lot 2 but there is no proposed requirement for
driveway location on Lot 1.

AGRICULTURAL COMPATIBILITY STANDARDS (Section 6.1.5 b.)

0

Possible driveway locations on each LOT
must be limited such that driveway entrances
to existing public STREETS are centralized as
much as possible consistent with good
engineering practice.

LOTS 1 AND 2 DO NOT CONFORM- WAIVER
REQUIRED

Lot 3 conforms because it is very wide and already
has an exustmg driveway.

Lots 1 and 2 do not conform. The visibility of the Lo
1 driveway to traffic will be enhanced if it is closer to
the west side of the lot rather than next to Lot 2 but
there is no proposed requirement for driveway
location on Lot 1.

A letter of support for this waiver has been received
from the Urbana Township Highway Commissioner.
See attached.

The location of a SUBDIVISION on the larger
tract from which the SUBDIVISION is
proposed must maximize the separation of
the proposed SUBDIVISION from:

i. adjacent farmland that is under different
OWNERSHIP at the time of SUBDIVISION;
and

ii. adjacent public parks, natural areas, or
nature preserves

APPEARS TO CONFORM.

3)

The SUBDIVISION LOT arrangement must
minimize the perimeter of the SUBDIVISION
that borders adjacent agriculture and must be
located next to adjacent residential LOTS
whenever possible.

APPEARS TO CONFORM. The existing property does
not border any farmland and is bordered by other
residential lots on the west.
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Case 183-05 Pusey First Subdivision

Urbana Township, Section 12
AUGUST 2, 2005

Table 2. Preliminary Assessment Of Compliance With Minimum Subdivision Standards’

Standard o Preliminary Assessment

Notes ,

1. A waiver is required for any Minimum Subdivision Standard to which the proposed Area General Plan |
and subdivision does not conform., '

2. The minimum required lot area is one acre (43,560 square feet). |

As indicated on the Subsidiary Drainage Plat, the proposed BFE results inl the following:

1. Lots 1 and 3 are not in the Special Flood Hazard Area and most of these lots are more than 2 feet
above the Base Flood Elevation.

2. Part of Lot 2 (about 18%) is in the Special Flood Hazard Area (100-year floodplain) but is less than
a foot below the Base Flood Elevation so flooding will be less than a foot deep. The rest of Lot 2 is
above the Base Flood Elevation and not in the Special Flood Hazard Area. About 20% of the lot is
more than 2 feet above the Base Flood Elevation. '

The County’s consulting engineer has reviewed the proposed BFE and recommends that the proposed BFE
is the best available information at this location (see attached letter).

No Stormwater Drainage Plan is required for the subdivision due to the low development density (impervious
area less than 16%). *

Public Improvements
No public improvements are indicated or required in this subdivision. -
Water Wells and Soil Suitability For Septic Systems

The subject property does not have access to either a public water supply or a public sanitary sewer system.
The existing dwelling on proposed Lot 3 already has a private water well and a working wastewater system.

The County Health Department has approved this subdivision (see attached letter).

NECESSARY WAIVERS AND REQUIRED FINDINGS

Article 18 of the Champaign County Subdivision Regulations requires four specific findings for any waiver
of the Subdivision Regulations. The Required Findings are generally as follows:

° Required Finding 1. Does the waiver appear to be detrimental or injurious to the public safety?

. Required Finding 2. Are there special circumstances unique to the property that are not

generally applicable to other property and will granting the waiver provide any special privilege
to the subdivider? '
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Case 183-05 Pusey First Subdivision

Urbana Township, Section 12
AUGUST 2, 2005

° Required Finding 3. Do particular hardships result to the subdivider by carrying out the strict
letter of the regulations?

° Required Finding 4. Do the spec1al condltlons or practical difficulties result from actions of the
subdivider?

Area General Plan Approval And Required Waivers Of Minimum Subdivision Standards |
: ‘ |

The Minimum Subdivision Standards were added to the Area General Plan section of the Subdivision
Regulations in Subdivision Case 175-04, Part B, which also added the requirement that any subdivision
needed Area General Plan approval except for those subdivision pursuant to a Rural Residential Overlay
(RRO) map amendment. The subject subdivision is not pursuant to an RRO amendment and so requires Area
General Plan approval. Only ELUC approves the Area General Plan and Area General Plan approval is
required in order for the full Board to consider Final Plat approval.

It does not appear feasible to divide this property into three lots and have all three lots meet the Minimum
Subdivision Standards. Area General Plan approval requires the following waivers from the Minimum
Subdivision Standards:

1. Proposed Lot 1 does not meet the requirement of paragraph 6.1.5. a. (1) that no part of a
minimum required lot area shall be located on Colo silty clay loam soil (3107A).
On this property Colo silty clay loam (renamed to Sawmill silty clay loam, map unit 3107A in the Soil
Survey) is the bottomland soil in the Saline Branch Drainage Ditch. Colo silty clay loam soil often
floods and is wet and also has the lowest rating for septic tank leach fields of any soil type in
Champaign County. Note the following: |

A. It does not appear possible to divide this property into three lots that each meet this minimum
subdivision standard. The purpose of this standard is to prevent lots from being located on

soils that are unsultable for septic systems and that are wet and that also are subject to
flooding.

B. It 1s not clear how much of proposed Lot 1 is likely to be on Colo (Sawmill) silty cléy loam
soil (map unit 3107A) because the Soil Survey is not accurate for small tracts. However,

based on the Soil Survey it appears that some small portion of proposed Lot 1 will consist of
these problem soils.

C. Percolation test data has been submitted for the proposed Lot 1 and the County Health
Department has approved the subdivision.

D. Ground elevations indicate that the entire area of proposed Lot 1 is above the BFE and is not
within the Special Flood Hazard Area.
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Case 183-05 Pusey First Subdivision

Urbana Township, Section 12
AUGUST 2, 2005

G.

H.

Allowing a new house to be built at this attractive location may prevent a home from being

built at another location that is likely to either be on prime farmland or in an ex1stmg wooded

area that would need to be cleared.

This waiver is not prohibited by the Subdivision Regulations and could be reéguested for any
subdivision with similar special conditions.

The property is too small to farm economically and has not been farmed for years.

The subdivider has lived on the property for man.y‘ 'ye'a'lrs.

Proposed Lots 1 and 2 do not meet the requirement of paragraph 6.1.5. b. (1) that requires
driveways to be centralized as much as possible consistent with good engineering practice.
The subdivider prefers not to limit driveway location on lots 1 and 2 because he feels it is unwarranted
~ for the following reasons:

A.

B.

There are a great number of driveways that already exist to the west and these two additional
driveways are only a small addition.

There is little farm traffic on this portion of CR1650N.

Also note the following:

C.

~ The purpose of this standard is to minimize the number of locations where driveways intersect

existing rural roads. Driveways and mail boxes create conflicts with the movement of farm
machinery. Minimizing driveway locations by centralizing driveways as much as possible and

at the same time ensuring consistency with good engineering practice will minimize those
conflicts.

Because of the bend and dip in CR1650N at the west edge of the property the visibility of the

- Lot 1 driveway to traffic will be enhanced if it is closer to the west side of the lot rather than

next to Lot 2. There is no proposed requirement for driveway location on Lot 1.

A letter of support for this waiver has been received from the Urbana Township Highway
Commissioner. See attached.

Allowing a new house to be built at this attractive location may prevent a home from being
built at another location that is likely to either be on prime farmland or in an existing wooded
area that would need to be cleared.

This waiver is not prohibited by the Subdivision Regulations and could be requested for any
subdivision with similar special conditions.

The subdivider has lived on the property for many years.
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Case 183-05 Pusey First Subdivision

Urbana Township, Section 12
AUGUST 2, 2005

Compfehensive Draft Findings are attached that address both required‘waivers.

ATTACHMENTS

~NoN--ag

-

=@

Subdivision Case Maps (Location, Land Use, Zoning)

‘Subdivider’s location map

Subdivider’s aerial photograph mdlcatmg area of interest

Area General Plan, Preliminary Plat, and Subsidiary Drainage Plat of Pusey First Subdnvnsnon
received June 3, 2005 (sheets 1 to 3)

Final Plat of Pusey First Subdivision received June 3, 2005 (sheets 1 and 2)

Section 22 Natural Resource Report By The Champaign County Soil and Water Conservation
District

Letter from Tom Berns to John Hall dated June 3,2005

Letter dated May 17, 2005, from James Prather, Urbana Township Highway Commlssmner
Letter from Carter Sarver, P.E., to John Hall dated July 14, 2005

" Letter dated June 7, 2005, from Sarah Michaels of the Champaign County Health Department

Draft Findings for Waivers of Minimum Subdivision Standards
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ATTACHMENT A. LAND USE MAP

Case 183-05 Pusey First Subdivision
AUGUST 2, 2005 ‘
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ATTACHMENT A. ZONINC MAP

Case 183-05 Pusey First Subdivision
AUGUST 2, 2005
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