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Regarding fire protection of the subject property, the subject property is within the protection
area of the Bondville Fire Protection District and is located approximately three road miles from
the fire station. The Fire Protection District Chief has been notified of this request, but no
comments have been received at this time.

The subject property is not located within a Special Flood Hazard Area, as indicated by Flood
Insurance Rate Map Panel No. 1708940180B

Regarding outdoor lighting on the subject property, there is no information on the current site

plan regarding outdoor lighting for any purpose. It is unclear whether any outdoor lighting will
be required.

Regarding subsurface drainage, the subject property is located in Westwood Trace Subdivision,
and does not appear to contain any agricultural field tile.

Regarding hours of operation of the proposed Special Use Permit, no information has been
provided regarding the hours of operation of the proposed Radio Station.

Regarding wastewater treatment and disposal on the subject property, ZUPA 223-88-01 indicates
the existing building on the subject property was constructed with a connected PUBLIC
SANITARY SEWER SYSTEM and a connected PUBLIC WATER SUPPLY SYSTEM.

The petitioners have indicated they may wish to have indoor concerts at the subject property in
the future. While they have no specific plans at this time a special condition has been provided
that would allow them to have indoor concerts so long as those uses don’t exceed the
requirements for a Temporary Use.

Regarding the presence of a broadcast or repeater tower on the subject property, on March 5,
2010, Jeff Johnson, architect for the proposed Radio Station, in a phone conversation with J.R.
Knight, Associate Planner, indicated that the transmitter for the Radio Station would be located

i the server room inside the existing building and no tower or antenna would be present outside
the building.

Other than as reviewed elsewhere in this Summary of Evidence, there is no evidence to suggest
that the proposed Special Use will generate either nuisance conditions such as odor, noise,
vibration, glare, heat, dust, electromagnetic fields or public safety hazards such as fire,
explosion, or toxic materials release, that are in excess of those lawfully permitted and
customarily associated with other uses permitted in the zoning district.

GENERALLY REGARDING WHETHER THE SPECIAL USE CONFORMS TO APPLICABLE REGULATIONS AND
STANDARDS AND PRESERVES THE ESSENTIAL CHARACTER OF THE DISTRICT

9.

Generally regarding the Zoning Ordinance requirement that the proposed Special Use conform to all

applicable regulations and standards and preserve the essential character of the District in which it shall
be located, except where such regulations and standards are modified by Section 6 of the Ordinance:
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The Petitioner has testified on the application, “Yes”

Regarding compliance with the Zoning Ordinance:

() Radio or Television Station is authorized by Special Use Permit only in I-1 Light
Industry Zoning District.

(2) Regarding parking on the subject property:

(a)

(b)

(d)

(e)

Paragraph 7.4.1C.3.e requires that commercial uses with no other specific

requirement provide one parking space for every 200 square feet of floor area or
portion thereof.

However, the subject property is located in an industrial zoning district and a
large portion of the existing buildings appears to be remaining in a warehouse
type of use. Paragraph 7.4.1 D.1. requires industrial uses to have one space for
cach three employees based upon the maximum number of persons employed
during one work period during the day or night, plus one space for each
VEHICLE used in the conduct of such USE. A minimum of one additional space
shall be designated as a visitor PARKING SPACE.

There is no information at this time regarding the number of employees that may
work in the bay area.

There are insufficient dimensions on the floor plan to determine the floor area of
all areas of the subject buildings. However, the bay area is indicated as being
7,109 square feet in area.

ZUPA 233-88-01 which permitted the existing buildings indicated the overall area
of both buildings 1s 13,000 square feet. This would indicate the remaining office
spaces appear to equal 5,891 square feet in area, which based on the requirement
in paragraph 7.4.1 C.3.e. would require 30 parking spaces.

The current site plan does not show any parking areas, however, staff has
prepared a Parking Analysis on the basis of an aerial photograph of the subject
property which is included as an attachment to the Preliminary Memorandum.
The Parking Analysis indicates that as many as 43 parking spaces may be
accommodated on the subject property.

The following issues should be considered regarding the proposed use of the bay
area for indoor concerts:

{Further information will be available at the meeting.}

(4) Regarding compliance with standard conditions of approval, there are no standard
conditions of approval specifically for Radio Stations. Paragraph 6.1.2 A. establishes
standard conditions for exterior lighting for all Special Uses, but it is unclear whether
outdoor lighting will be necessary for the proposed Special Use.
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Regarding compliance with the Stormwater Management Policy:

(1) Regarding the requirement of stormwater detention, there is an existing stormwater
detention basin on the subject property that was provided as part of the subdivision
platting process for Westwood Trace subdivision.

(2) Regarding the requirement to protect agricultural field tile, there does not appear to be
any field tile on the subject property.

Regarding the Special Flood Hazard Areas Ordinance and Subdivision Regulations:
(hH The subject property is not located in the Special Flood Hazard Area.

(2) The subject property complies with the Subdivision Regulations.

Regarding the requirement that the Special Use preserve the essential character of the I-1 Zoning
District:
(h The petitioners have indicated there are several other Radio Stations nearby.

(2) There are several other office type uses immediately adjacent to the subject property.
(3) The subject property will be unchanged in appearance from the public street.

() The proposed special use will not generate nuisance conditions greater than those
customarily associated with activities which take place in the I-1 District

The proposed Special Use must comply with the Illinois Accessibility Code which is not a
County ordinance or policy and the County cannot provide any flexibility regarding that Code.
A Zoning Use Permit cannot be issued for any part of the proposed Special Use until full
compliance with the Illinois Accessibility Code has been indicated in drawings. The proposed
floor plan of the existing building indicates accessible walkways on all sides of the building.
However, there is no accessible parking indicated on the site plan.

Regarding life safety considerations related to the proposed Special Use:
(hH Champaign County has not adopted a building code. Life safety considerations are
considered to a limited extent in Champaign County land use regulation as follows:
(a) The Office of the State Fire Marshal has adopted the Code for Safety to Life from
Fire in Buildings and Structures as published by the National Fire Protection
Association (NFPA 101) 2000 edition, Life Safety Code, as the code for Fire
Prevention and Safety as modified by the Fire Prevention and Safety Rules, 41 I11.
Adm Code 100, that applies to all localities in the State of Illinois.

(b) The Office of the State Fire Marshal is authorized to enforce the Fire Prevention
and Safety Rules and the code for Fire Prevention and Safety and will inspect
buildings based upon requests of state and local government, complaints from the

public, or other reasons stated in the Fire Prevention and Safety Rules, subject to
available resources.
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(d)

(H

(g)

(h)

)

PRELIMINARY DRAFT

The Office of the State Fire Marshal currently provides a free building plan
review process subject to available resources and subject to submission of plans
prepared by a licensed architect, professional engineer, or professional designer

that are accompanied by the proper Office of State Fire Marshal Plan Submittal
Form.

Compliance with the code for Fire Prevention and Safety is mandatory for all
relevant structures anywhere in the State of Illinois whether or not the Office of
the State Fire Marshal reviews the specific building plans.

Compliance with the Office of the State Fire Marshal’s code for Fire Prevention

and Safety is not required as part of the review and approval of Zoning Use
Permit Applications.

The Illinois Environmental Barriers Act (IEBA) requires the submittal of a set of
building plans and certification by a licensed architect that the specific
construction complies with the Illinois Accessibility Code for all construction
projects worth $50,000 or more and requires that compliance with the Illinois
Accessibility Code be verified for all Zoning Use Permit Applications for those
aspects of the construction for which the Zoning Use Permit is required. The
proposed Radio Station will require modifications to the existing building that
appear to exceed $50,000 which will trigger the need for review of the Illinois
Accessibility Code requirements.

The Illinois Accessibility Code incorporates building safety provisions very
similar to those of the code for Fire Prevention and Safety.

The certification by an Illinois licensed architect that is required for all
construction projects worth $50,000 or more should include all aspects of
compliance with the Illinois Accessibility Code including building safety
provisions very similar to those of the code for Fire Prevention and Safety.

When there 1s no certification required by an Illinois licensed architect, the only
aspects of construction that are reviewed for Zoning Use Permits and which relate

to aspects of the lllinois Accessibility Code are the number and general location
of required building exits.

Vertfication of compliance with the Illinois Accessibility Code applies only to
exterior areas. With respect to interiors, it means simply checking that the
required number of building exits are provided and that they have the required
exterior configuration. This means that other aspects of building design and

construction necessary to provide a safe means of egress from all parts of the
building are not checked.
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(k) The proposed use of the bay area for indoor concerts raises concerns regarding
life safety.

GENERALLY REGARDING WHETHER THE SPECIAL USE IS IN HARMONY WITH THE GENERAL PURPOSE AND
INTENT OF THE ORDINANCE

10, Regarding the Zoning Ordinance requirement that the proposed Special Use is in harmony with the
general intent and purpose of the Ordinance:

Radio or Television Stations may be authorized in the I-1 Light Industry Zoning District as a

Special Use provided all other zoning requirements and standard conditions are met or waived.

Al

=

Regarding whether the proposed Special Use Permit is in harmony with the general intent of the
Zoning Ordinance:

(n

(2)

Subsection 5.1.14 of the Ordinance states the general intent of the I-1 District and states
as follows (capitalized words are defined in the Ordinance):

The I-1, Light Industry DISTRICT is established to provide for storage and

manufacturing USES not normally creating a nuisance discernible beyond its
PROPERTY lines.

The types of uses authorized in the I-1 District are in fact the types of uses that have been
determined to be acceptable in the I-1 District. Uses authorized by Special Use Permit are
acceptable uses in the district provided that they are determined by the ZBA to meet the
criteria for Special Use Permits established in paragraph 9.1.11 B. of the Ordinance.

Regarding whether the proposed Special Use Permit is in harmony with the general purpose of
the Zoning Ordinance:

()

Paragraph 2 .0 (a) of the Ordinance states that one purpose of the Ordinance is securing

adequate light, pure air, and safety from fire and other dangers.

(a) This purpose is directly related to the limits on building coverage and the
minimum yard requirements in the Ordinance and the proposed site plan is in
compliance with those requirements. The petitioners are not proposing to expand
on the BUILDING AREA authorized by 223-88-01.

Paragraph 2.0 (b) of the Ordinance states that one purpose of the Ordinance is conserving
the value of land, BUILDINGS, and STRUCTURES throughout the COUNTY.
(a) In regards to the value of nearby properties, the proposed Special Use Permit will

authorize a use with impacts that are similar to properties located in the vicinity of
the subject property.

(b) With regard to the value of the subject property, without the Special Use Permit
authorization the current owners of the subject property could not use the property
for what they intended when they recently purchased the property.
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(3)

(4)

(5)

(0)

(7)
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Paragraph 2.0 (c) of the Ordinance states that one purpose of the Ordinance is lessening
and avoiding congestion in the public STREETS.

There is no IDOT data for traffic on Fieldstone Road. It is unlikely that the daily
operation of the subject property will contribute to traffic congestion on Fieldstone Road.

Paragraph 2.0 (d) of the Ordinance states that one purpose of the Ordinance is lessening

and avoiding the hazards to persons and damage to PROPERTY resulting from the
accumulation of runoff from storm or flood waters.

The requested Special Use Permit complies with the Champaign County Stormwater
Management Policy and 1s outside of the Special Flood Hazard Area and there are no
special drainage problems that appear to be created by the Special Use Permit.

Paragraph 2.0 (e) of the Ordinance states that one purpose of the Ordinance is promoting

the public health, safety, comfort, morals, and general welfare.

(a) In regards to public safety, this purpose is similar to the purpose established in
paragraph 2.0 (a) and 1s in harmony to the same degree.

(b) In regards to public comfort and general welfare, this purpose is similar to the

purpose of conserving property values established in paragraph 2.0 (b) and is in
harmony to the same degree.

Paragraph 2.0 (f) states that one purpose of the Ordinance is regulating and limiting the
height and bulk of BUILDINGS and STRUCTURES hereafter to be erected; and
paragraph 2.0 (g) states that one purpose is establishing, regulating, and limiting the
BUILDING or SETBACK lines on or along any STREET, trafficway, drive or parkway;
and paragraph 2.0 (h) states that one purpose is regulating and limiting the intensity of the
USE of LOT AREAS, and regulating and determining the area of OPEN SPACES within
and surrounding BUILDINGS and STRUCTURES.

These three purposes are directly related to the limits on building height and building
coverage and the minimum setback and yard requirements in the Ordinance and the
proposed site plan 1s in compliance with those limits as well as being essentially the same
as what was authorized by ZUPA 233-88-01 when the building was constructed.

Paragraph 2.0 (1) of the Ordinance states that one purpose of the Ordinance is classifying,
regulating, and restricting the location of trades and industries and the location of
BUILDINGS, STRUCTURES, and land designed for specified industrial, residential, and
other land USES; and paragraph 2.0 (j.) states that one purpose is dividing the entire
COUNTY into DISTRICTS of such number, shape, area, and such different classes
according to the USE of land, BUILDINGS, and STRUCTURES, intensity of the USE of
LOT AREA, area of OPEN SPACES, and other classification as may be deemed best
sutted to carry out the purpose of the ordinance; and paragraph 2.0 (k) states that one
purpose is fixing regulations and standards to which BUILDINGS, STRUCTURES, or
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USES therein shall conform; and paragraph 2.0 (1) states that one purpose is prohibiting
USES, BUILDINGS, OR STRUCTURES incompatible with the character of such
DISTRICT.

Harmony with these four purposes requires that the special conditions of approval
sufficiently mitigate or minimize any incompatibilities between the proposed Special Use

Permit and adjacent uses, and that the special conditions adequately mitigate
nonconforming conditions.

Paragraph 2.0 (m) of the Ordinance states that one purpose of the Ordinance is preventing
additions to and alteration or remodeling of existing BUILDINGS, STRUCTURES, or

USES in such a way as to avoid the restrictions and limitations lawfully imposed under
this ordinance.

This purpose is not relevant to the proposed Special Use Permit because it relates to
nonconforming buildings, structures, or uses that existed on the date of the adoption of

the Ordinance and none of the current structures or the current use existed on the date of
adoption.

Paragraph 2.0 (n) of the Ordinance states that one purpose of the Ordinance is protecting
the most productive AGRICULTURAL lands from haphazard and unplanned intrusions
of urban USES.

The subject property 1s located in the I-1 Light Industry Zoning District and is located in
Westwood Trace Subdivision in an area that has been developed since the late 1980’s.

Paragraph 2.0 (o) of the Ordinance states that one purpose of the Ordinance is protecting
natural features such as forested areas and watercourses.

The subject property does not contain any natural features and there are no natural
features n the vicinity of the subject property:.

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.

This proposed Special Use Permit is a reuse of an existing building located on the urban
fringe in an area with public sewer and water.

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.
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This proposed Special Use Permit is a reuse of an existing building located on the urban
{ringe 1n an area with public sewer and water.

GENERALLY REGARDING WHETHER THE SPECIAL USE IS AN EXISTING NONCONFORMING USE

I The proposed Special Use is not an existing NONCONFORMING USE because it is a relocation of a
use currently existing inside the City of Champaign that is changing the use of the existing building on
the subject property. The Petitioner has testified on the application, “N/A.”

GENERALLY REGARDING PROPOSED SPECIAL CONDITIONS OF APPROVAL
2. Regarding proposed special conditions of approval:

A. The existing building was originally permitted as a warehouse and offices for Hallbeck Homes

and is proposed to be converted into a Radio Station in this Special Use Permit. The following

condition makes clear the requirement to get a Change of Use permit to document the
conversion.

The petitioner shall submit a Zoning Use Permit Application for a Change of Use with fees
within one month of the Zoning Board of Appeals decision in Case 662-S-10.

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

The Radio Station complies with the approval in Case 662-S-10 in a reasonable and
timely manner.

B. The petitioners have indicated that they may wish to have indoor concerts at the property at some
point mn the future. The following condition makes it clear that as long as the proposed concerts

do not exceed the requirements of a Temporary Use they can be permitted as such.

[Staff is continuing to work on this condition and it will be available at the meeting.}
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DOCUMENTS OF RECORD

L

Special Use Permit Application from Illinois District Council of the Assemblies of God, Gary
Blanchard, Assistant Superintendent, and Jeff Scott, Station Manager, received on February 8, 2010

Plat of Survey of the subject property, received on February 22, 2010
WBGL Office Remodel Construction Documents received on March 1, 2010

reliminary Memorandum for Case 662-S-10, with attachments:

A Case Maps (Location, Land Use, Zoning)

B Plat of Survey of the subject property, received on February 22, 2010
¢ Construction Document EX101

D Construction Document D101

E Construction Document A101

F ZUPA 223-88-01

G Statf Parking Analysis

H

Draft Summary of Evidence, Finding of Fact, and Final Determination for Case 662-S-10
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FINDINGS OF FACT

From the documents of record and the testimony and exhibits received at the public hearing for zoning case
662-S-10 held on March 11, 2010, the Zoning Board of Appeals of Champaign County finds that:

L

(R

The requested Special Use Permit {SUBJECT TO THE SPECIAL CONDITIONS IMPOSED
HEREIN {18 /IS NOT} necessary for the public convenience at this location because:

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

imjurious to the district in which it shall be located or otherwise detrimental to the public health, safety,

and welfare because:

i The street has {ADEQUATE / INADEQUATE} traffic capacity and the entrance location has
[ADEQUATE / INADEQUATE} visibility.

b. Emergency services availability is fADEQUATE / INADEQUATE} {because'}:

. 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 fbecause'}:

¢ Surface and subsurface drainage will be {fADEQUATE / INADEQUATE} {becausel}:

£. Public safety will be {fADEQUATE / INADEQUATE} {becausel}:

h. The provisions for parking will be {fADEQUATE / INADEQUATE} {because'}:

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

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 1t is located.

I. The Board may include additional justification if so desired, but it is not necessary.
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The requested Special Use Permit {SUBJECT TO THE SPECIAL CONDITIONS IMPOSED

HEREIN} [DOES / DOES NOT} preserve the essential character of the DISTRICT in which it is

focated because:

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

b. The Spectal Use {WILL / WILL NOT} be compatible with adjacent uses.

C. Public safety will be JADEQUATE / INADEQUATE}.

The requested Special Use Permit [SUBJECT TO THE SPECIAL CONDITIONS IMPOSED
HEREIN} {IS /IS NOT} i harmony with the general purpose and intent of the Ordinance because

. The Special Use is authorized in the District.
b. The requested Special Use Permit {IS/ IS NOT} necessary for the public convenience at this
location.

c. 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 be
mjurious to the district in which it shall be located or otherwise detrimental to the public health,
safety, and welfare.

d. The requested Special Use Permit {SUBJECT TO THE SPECIAL CONDITIONS IMPOSED
HEREIN} DOES preserve the essential character of the DISTRICT in which it is located.

The requested Special Use {18/ 1S NOT} an existing nonconforming use.

{NO SPECIAL CONDITIONS ARE HEREBY IMPOSED / THE SPECIAL CONDITIONS
IMPOSED HEREIN ARE REQUIRED TO ENSURE COMPLIANCE WITH THE CRITERIA FOR
SPECIAL USE PERMITS AND FOR THE PARTICULAR PURPOSES DESCRIBED BELOW}
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FINAL DETERMINATION
The Champaign County Zoning Board of Appeals finds that, based upon the application, testimony, and other
cvidence received in this case, that the requirements of Section 9.1.11B. HAVE 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 662-S-10 is hereby { GRANTED / GRANTED WITH SPECIAL
CONDITIONS / DENIED } to the petitioners Illinois District Council of the Assemblies of God,
Gary Blanchard, Assistant Superintendent, and Jeff Scott, Station Manager to authorize
conversion of a use from a warehouse to a Radio Station as a Special Use in the I-1 Light Industry
Zoning District.

[SUBJECT TO THE FOLLOWING SPECIAL CONDITIONS:}

The forcgomy 1s 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

Secretary to the Zoning Board of Appeals

Date



