
COUNTY BOARD AGENDA - STUDY SESSION
County of Champaign, Urbana, Illinois
Tuesday, February 1, 2011 — 6:00p.m.

Lyle Shields Meeting Room, Brookens Administrative Center
1776 East Washington Street, Urbana, Illinois

Paae Number
Call To Order

II. Roll Call

III. Approval of Agenda/Addenda

IV. Environment & Land Use

A. Direction to CCRPC Planner Regarding Proposed Update of the Site *142
Assessment Portion of the Land Evaluation and Site Assessment System
Pursuant to LRMP Priority Items 4.5a and 4.5 b
(Deferred from January 11, 2010, Committee of the Whole)

B. Direction to Zoning Administrator Regarding Proposed Zoning Ordinance
Text Amendments (deferred from October 5, 2010, Committee of the Whole)

1. Request to Amend the Champaign County Zoning Ordinance to *43.54
Implement Land Resource Management Plan Policies 4.1.5, 4.1.7, and 4.1.9

2. Request to Amend the Champaign County Zoning Ordinance to *55..61
Implement Land Resource Management Plan Policies 4.1.6 and 4.3.1-4.3.4

3. Request to Amend the Champaign County Zoning Ordinance to *6268
Implement Land Resource Management Plan Objective 4.4

V. Public Participation

VI. Adjournment
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Background (continued)  
 
What is LESA?   LESA stands for a Land Evaluation and Site Assessment system.  LESA is an 
analytical tool in the form of a numeric rating system which is used as an objective means to rate 
and rank a site for agricultural importance.  A LESA system is designed to take into account both 
soil quality and other social and economic factors affecting a site’s importance for agriculture.1   

Attachment B contains a brief history of LESA development in the U.S.    
 
 
How LESA is Used   LESA is used by federal, state and local government officials as a tool to 
assist in formulating policy or in making land use decisions that involve conversion of farmland.   
The LESA system can help units of government meet the following two overall objectives:  
 Facilitate identification and protection of important agricultural land.  
 Assist in implementing farmland protection policies. 

 
      

Components of LESA   A LESA system consists of two parts, a ‘Land Evaluation’ section and a 
‘Site Assessment’ section:   
 

The Land Evaluation section is used to evaluate a tract of farmland based upon the 
productivity of its soils. The soils information is based on data from the National 
Cooperative Soil Survey, one of the largest natural resource databases in the world. 

 
The Site Assessment section considers non-soil factors relative to a specific parcel of 
land.  Site assessment involves three major areas: 
 Non-soil factors related to agricultural use of a site.  
 Factors related to development pressures.  
 Other public values of a site.  
 
(Source: USDA NRCS website: http://www.nrcs.usda.gov/programs/lesa/lesasysdesuses.html 

 
 
 
LESA in Champaign County   In 1983, two committees (a seven-member Land Evaluation 
Committee and a 12-member Site Assessment Committee) were formed to prepare a local 
version of LESA for County Board review.  Champaign County adopted its LESA system in 
1984. (Champaign County Resolution No. 2248 is provided as Attachment C.)    
 
LESA is used by the County’s Zoning Board of Appeals and/or County Board as a tool to assist 
in making a land use decision that involves farmland conversion in Champaign County whenever 
land in the rural zoning districts (AG-1 AG-2 and CR Districts) is proposed for either rezoning or 
a special use permit.   
 
To obtain a LESA score for a particular site, the ‘LE’ or Land Evaluation score and the ‘SA’ or 
Site Assessment score are separately calculated.2  Then each score is added up to result in a single 
number.  The higher the total LESA score, the more highly rated a site is for agricultural use.  A 
copy of the worksheet used by Department of Planning and Zoning staff to calculate the LESA 
score is provided as Attachment D.   
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Why Update the “Site Assessment (SA) Portion of LESA? 
 
1) The LESA system was developed by the USDA Soil Conservation Service during the early 

1980’s and was intended to be kept current by periodic review and revision.   
 
2) Champaign County’s LESA system was prepared by two committees of local representatives 

who recommended the system be reviewed every 5 years.  Twenty-six years have passed 
since the Champaign County Board adopted the Champaign County LESA system in 1984.  

 
3)  Significant zoning and land use policy related changes have occurred since the County’s 

LESA system was adopted in 1984, and these need to be included and referenced in an 
updated LESA.  Examples of changes to include in a LESA update are:   

 
 The County Zoning Ordinance defines ‘best prime farmland’ as sites which have a Land 

Evaluation score of 85 or greater based on the County’s LESA system.   
 

 The County adopted LRMP which includes a set of updated goals, objectives and policies 
and two County maps (Future Land Use - 2030 Map and the Land Use Management 
Areas Map) for use as guidance in making land-use decisions.   

 
4) The Blue Ribbon Environmental Panel, in its 2004 Advisory Report to the County Board,  
 recommended: “The County should complete an update of the Site Assessment portion of 
 its LESA system with the goal of more fully integrating it into the Rural Residential Overlay 
 or Rural Planned Development criteria for approval or denial of rural subdivisions.” 3  
 
5) The Champaign County LRMP includes Objective 4.5 under its Agriculture Goal.   
 Objective 4.5 is: “By the year 2012, Champaign County will review the Site Assessment 

portion of LESA for possible updates; thereafter, the County will periodically review the Site 
Assessment portion of LESA for potential updates at least once every 10 years.” 

 
6)   The Land Evaluation and Site Assessment: A Guidebook for Rating Agricultural Lands  
 (2nd Edition) provides the following (non-mandatory) guidelines:   
 

 Between 3 and 10 SA factors are recommended for a LESA.  (The existing Champaign 
County LESA includes 20 SA factors.)  

 
 Illustrative SA factors of three types are provided:  agricultural productivity factors; non-

agricultural development pressure factors; and other factors that reflect public values of a 
site supporting retention in agriculture.   

 
 SA factors related directly to agricultural productivity may be the only pertinent SA 

factors if the planning and zoning process already provides for farm zoning.  (Only 5 of 
the 11 illustrative SA factors related to agricultural productivity are included in the 
existing Champaign County LESA)  

 
7) Agricultural Land/Water Resource Specialist Terry Savko, Office of Farmland Protection, 

Bureau of Land and Water Resources, Illinois Department of Agriculture, recommends that 
the  update of the SA portion of the Champaign County LESA include review of SA factors 
to eliminate redundancy, and that the addition of an SA factor regarding wind turbine 
location be considered.   
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Proposal  
 
The Proposal for Committee review is provided as Attachment A.   
 
 
 
Attachments  
 
A Proposal to Update the Site Assessment Portion of the Champaign County LESA 
 
B Brief History of LESA Development 
 
C Champaign County Resolution No. 2248 (Champaign County Land Evaluation and Site 
 Assessment System)  
 
D LESA Worksheet  
 
 
________________________________ 
 
Notes:  
 
1.   Land Evaluation and Site Assessment: A Guidebook for Rating Agricultural Lands, Second  

Edition.  Prepared for the USDA Natural Resources Conversation Service by James R. Pease 
and Robert E. Coughlin.  Soil and Water Conservation Society, 1996, p. 3.  

 
2.   In Champaign County, Champaign County Soil and Water Conservation District staff 

prepares the LE portion of the LESA score and Champaign County Department of Planning 
and Zoning staff prepares the SA portion of the LESA score.  The LESA Worksheet provided 
as Attachment D is used to calculate a total LESA score. 

 
3.   The difference between the intended use of the SA (Site Assessment) factors of LESA and 

the intended use of the Rural Residential Overlay factors of the Champaign County Zoning 
Ordinance are worth noting.   The SA factors are intended to assess the agricultural economic 
viability of a site.  The RRO factors are intended to assess the suitability of a site for 
residential use.  
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Proposal to Update the Site Assessment Portion of the Champaign County LESA 
 
Scope of Work 
 
1)  Form Update Committee  
 
2)  Work with Update Committee to review SA factors and weighting of SA factors.  Includes 
 the following tasks:  
 

 Consider if all existing SA factors are necessary for technical reasons and eliminate those 
not necessary for technical reasons.   

 
 Consider if all remaining existing SA factors are adequate for a proper LESA 

 
 Recommend any additional SA factors  

 
 Consider if the existing SA factor weighting is adequate and adjust SA factor weighting 

as necessary 
 
3) Work with Update Committee to test proposed SA factor weighting in accordance with 

LESA Guidebook recommendations.   
 
4)   Provide opportunity to Update Committee to offer related recommendations to County Board 

regarding:  
 

a) Whether the resulting proposed balance of relative weights of the LE (Land Evaluation) 
score and SA (Site Assessment) score is adequate or whether it should be adjusted to 
include more of a focus on agricultural productivity.   
      

b) Whether the definition of ‘best prime farmland’ should be adjusted, based on ‘SA’ (Site 
Assessment) factors directly relevant to agricultural productivity. 

 
 
Update Committee    
 
An Update Committee should be appointed by the County Board to represent public and key 
stakeholder perspectives and technical experts.  Staff recommends a nine-member Update 
Committee be comprised of the following persons:  
 

Resource Conservationist Champaign County Soil & Water Conservation District  

Member  Board of Directors, Champaign County Soil and Water 
Conservation District

2 Members  2 Champaign County Committee of the Whole/ELUC members

Member Champaign County Farm Bureau Land Use Committee 

Member Original Site Assessment Committee of the Champaign County 
LESA System 

Representative development or real estate community

Past Member Past Champaign County ZBA Chair/Member 

Director Champaign County Department of Planning and Zoning
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Update Committee  (continued)  
 
Update Committee meetings will be open to the public. Over the course of the project, a total of 
three, and potentially four,  Update Committee meetings would be scheduled to occur during a 
weekday morning time period.  
 
Resources available to the Update Committee are: 
  

 Agricultural Land/Water Resource Specialist Terry Savko, Office of Farmland 
Protection, Bureau of Land and Water Resources, Illinois Department of Agriculture  

 
 Champaign County Geographic Information Systems Consortium staff to be consulted, as 

needed 
 
 
Update Review Procedural  Diagram  
      

 
Proposed Update Timeline   
 
The approved FY 2011 County RPC Planner Work Plan includes time allocated toward 
completion of LRMP Priority Item 4.5b.  A proposed Update Timeline follows on the next page: 
 
 
 
 

FEEDBACK 

FINAL UPDATE RECOMMENDATION 
 
STUDY SESSION (IF REQUESTED BY COUNTY BOARD) 

   UPDATE    
  RECOMMENDATION 

ADVICE 
 

Champaign County Board 

Champaign County Board  
C-O-W 

Update  
Committee 

Public 
Input 

Staff: RPC Planner  Illinois Department of 
Agriculture, Bureau of Land and 
Water Resources, State Resource 
Consultant 

 CCGIS Consortium Staff 
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Proposed Update Timeline  
 
1.   Request County Board /Chair to establish Update Committee (UC) 
2.   Obtain County Board approval of UC                 
_________________  prior to March 2011 
 
3.   Complete intro memo to UC and draft of proposed adjustments to SA factors (DRAFT) 
4.   Review internally, revise as needed, and distribute to UC for review    
_________________ prior to March 2011 
 
5.   Hold UC Meeting 1 prior to March 18 (Agenda: introduction; feedback regarding DRAFT;  
 additional key stakeholder input recommendation, and propose testing method of SA factor 
 scoring)  
6.   Revise DRAFT based on feedback received to date  
7.   Staff to conduct Test 1 of SA factor scoring based on revised DRAFT 
8.   Draft memo to UC regarding Test 1 results, revised DRAFT, and staff recommendation 
9.   Review internally, revise as needed, and distribute to UC for review 
_________________ prior to May 2011 
 
10.  Hold UC Meeting 2 (Agenda: feedback regarding DRAFT; Test 1 results; staff  

 recommendation; review project timeline for mid-course adjustment to add a fourth meeting  
 as may be needed) 

11.  Revise DRAFT to include UC feedback 
12.  Staff to conduct Test 2 of SA Factor scoring  
13.  Draft memo to UC regarding Test 2 results, revised DRAFT and additional topics as    
       applicable 
14.  Review internally, revise as needed, and distribute to UC for approval                      
_________________ prior to July 2011 
 
15.  Hold UC Meeting 3 or, as feasible, solicit UC feedback via email or online (Agenda: 
           Approve final DRAFT and feedback regarding additional topics as applicable)   
_________________prior to September 2011 
 
16.  Prepare review package for County Board C-O-W  
17.  Review internally, revise as needed, and distribute to County Board Secretary                 
_________________prior to September 26, 2011 
 
18.  Facilitate C-O-W and County Board review                              

 October 4, 2011 C-O-W  
 Reserve October 25, 2011 County Board Study Session if requested  
 Seek CB approval in November 2011  
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Brief History of LESA Development  
With Focus on Illinois 

 
1981  

 The U.S. Congress enacted the Farmland Protection Policy Act (FPPA) as a subtitle of the 
1981 Farm Bill.  The FPPA directed federal agencies to evaluate their programs and projects 
and to modify their actions so as to produce the least impact on farmland and to assure that 
federal programs are administered in a manner that, to the extent practicable, will be 
compatible with state and local government and private programs and policies to protect 
farmland.  

 
 USDA and local government officials recognized that standard soil surveys did not provide 

enough information to meet public policy needs regarding issues of farmland conversion and 
farmland protection.  The Soil Conservation Service (now NRCS) developed and began 
testing a generic national model of a LESA system that provided for consistent terminology 
and a set of classification procedures using soil-based and other site factors.  LESA was 
developed as a new instrument for making objective ratings regarding agricultural land 
suitability that had the capacity to provide a great deal of local flexibility.   

 
1982  

 Illinois passed the Farmland Preservation Act (505 ILCS 75/1 et seq.) to protect the 
agricultural industry’s land base.  With passage of this Act, the Illinois Department of 
Agriculture was legislatively directed to review all state agency projects and activities that 
may have a direct or indirect effect upon the potential conversion of farmland in Illinois, and 
to determine compliance with rules adopted to implement the Farmland Preservation Act.  
(Source: Illinois LESA System, Illinois Department of Agriculture, revised August, 2001) 

 
1983  

 The Illinois LESA System was adapted for use on a statewide basis by the Illinois 
Department of Agriculture, USDA Soil Conservation Service, University of Illinois 
Cooperative Extension Service, and the Association of Illinois Soil and Water Conservation 
Districts. That same year LESA was approved by Soil Conservation Service for use to assist 
in making land use decisions where agricultural land may be involved.  

 
1992  

 Initial update of the Illinois LESA System.  
 
1994  

 Congress enacted the Final Rule of the FPPA. The Final Rule includes LESA system criteria 
adapted for use by federal agencies in evaluating projects causing agricultural land 
conversion.   

 
2001  

 Second update of the Illinois LESA System.  
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   Date: August 27, 2010 

To: Champaign County Board Committee of the Whole Members 

From: Susan Monte, CCRPC Planner  
John Hall, Director, Champaign County Department of Planning & Zoning 

Regarding: Direction to Zoning Administrator Regarding Proposed Zoning Ordinance Text 
Amendment 

Request: Conduct a Champaign County Zoning Ordinance Text Amendment implementing 
Policies 4.1.5, 4.1.7 and 4.1.9 of the Land Resource Management Plan 

Background  
 
On April 22, 2010, the Board adopted the Champaign County Land Resource Management Plan 
(LRMP).  On June 8, 2010, the Committee of the Whole approved the remaining FY 2010 planning 
contract work plan.  The remaining FY 2010 work plan includes the task of amending the Champaign 
County Zoning Ordinance to include provisions of the following specific LRMP objectives and policies: 
Policies 4.1.5 and 4.1.6; Policy 4.1.9; Policies 4.3.1 - 4.3.4 and Objective 4.4.    
 
This memorandum describes the proposed zoning text amendments intended to represent the changes to 
the Zoning Ordinance needed to implement LRMP Policies 4.1.5, 4.1.7 and 4.1.9.  If authorized by the 
Committee, the proposed zoning ordinance text amendments will proceed to public hearing review to be 
held by the ZBA.   

LRMP Policy Brief Description 

Policy 4.1.5 by right development limit  

Policy 4.1.7 by right maximum lot size limit on best prime farmland 

Policy 4.1.9 minimum lot size requirement for farm residence 

 
Attachment A includes the complete text of Policies 4.1.5, 4.1.7 and 4.1.9, as well as the text of the 
directly relevant LRMP Goal 4 and Objective 4.1. 
 
Specific Issues Related to Policies  
 

olicies 4.1.5 and 4.1.7 P
 
The existing Zoning Ordinance includes a 3-acre maximum lot size limit on Best Prime Farmland in the 
rural zoning districts.  In some instances, implementing Policy 4.1.5 could result in lots larger than 3 
acres.   Proposed zoning ordinance provision 4.3.4G contains an exemption for those instances. 
 

olicy 4.1.9   P
 
The existing Zoning Ordinance allows that a farm dwelling will pay no zoning permit fees.  The basis of 
the decision of whether to allow an agricultural exemption from zoning permit fees should be the lot size 
at which the dwelling becomes accessory to the farming.  A new zoning ordinance provision for a large 
minimum lot size for a farm dwelling is proposed to address this concern in Footnote 15 of Table 5.3 and 
Item 5.4.2 A.1.  Attachment C contains description of large minimum lot size alternatives for Board 
review. 
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Other Considerations 
 
C
 

lose Loophole 

Staff recommends a proposed zoning provision to close a loophole in the existing Ordinance 
regarding lots created to meet mortgage underwriting requirements that limit the acreage allowed to 
be included in a home mortgage.  Item d, shown below, is proposed to be located at the end of 
Subparagraph 5.4.2 A.2., following a list of the types of lots that are exempt from the RRO 
requirement:   
 

d. Any lot that is created pursuant to a mortgage for any reason must either conform to the 
requirements above or be in an established Rural Residential Overlay Zoning District.    

 
C
 

larification 

Staff recommends the following proposed zoning provision be added to Subsection 5.4.2 A to clarify 
that lots that were lawfully created under all previous limits are grandfathered.  This is not a change 
from practice.   
 

4. Any lot that was lawfully created prior to {effective date} that was in full conformance 
with similar limits that were in affect at the time the lot was created. 

 
 
Attachments 
 
A
 

 Relevant Policies  

B Diagrams Comparing By Right Lots Authorized by Existing Zoning Ordinance and as Authorized 
by Policy 4.1.5   

 
C
 

 Alternatives for Minimum Lot Size for Farm Dwellings  

D Strike-Out Version of Draft Zoning Ordinance Text Amendment  
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Relevant Policies 

 
   
LRMP Policies 4.1.5 and 4.1.9 are policies under the LRMP Goal 4 and Goal 4 Objective 4.1, as 
stated below:      
 
 
LRMP Goal 4    Champaign County will protect the long term viability of agriculture in Champaign 
     County and its land resource base.  
 
 
LRMP Objective 4.1 Champaign County will strive to minimize the fragmentation of the County’s  
   agricultural land base and conserve farmland, generally applying more stringent  
   development standards on best prime farmland.  
 
 
L
 

RMP Policy 4.1.5 
                                                 
a.  The County will allow landowner by right development that is generally proportionate to tract size, 
created from the January 1, 1998 configuration of tracts on lots that are greater than five acres in area, 
with: 
 
 1 new lot allowed per parcel less than 40 acres in area;  
 
 2 new lots allowed per parcel 40 acres or greater in area provided that the total   
      amount of acreage of best prime farmland for new by right lots does not exceed  
      three acres per 40 acres; and  
    
 1 authorized land use allowed on each vacant good zoning lot provided that public 
      health and safety standards are met.  

    
b.  The County will not allow further division of parcels that are 5 acres or less in size.             

 
 
L
 

RMP Policy 4.1.7 
                                      
To minimize the conversion of best prime farmland, the County will require a maximum lot size limit on 
new lots established as by right development on best prime farmland. 
 

 
 
L
 

RMP Policy 4.1.9 

                                      
Establish a minimum lot size standard for a farm residence on agricultural land.   
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Attachment C 

 
Alternatives for Minimum Lot Size for Farm Dwellings 

 
    

Under the existing Zoning Ordinance, new home construction can occur by right on a 35-acre or larger 
parcel of land, with no need to request County approval of a Rural Residential Overlay District (RRO).  
The existing Zoning Ordinance allows any number of 35-acre lots to be created for residential land use.   
 
The existing zoning provision that allows any number of 35-acre lots to be created is not required by 
LRMP Policy 4.1.5.  Someone wealthy enough to afford to purchase a 35-acre parcel of farmland in 
order to place a home on that parcel could claim the home is a farm dwelling and therefore an agriculture 
use, and then be exempted from the need for an RRO.   
 
To best implement LRMP Policies 4.1.5 and 4.1.9, the County will need to establish a large minimum lot 
size for a farm dwelling.  State law grants counties the authority to “…establish a minimum lot size for 
residences on land used for agricultural purposes” (55 ILCS 5/5-12001).  The large minimum lot size for 
a farm dwelling would be the lot size on which a proposed farm dwelling is determined to be accessory 
to the agriculture land use.  
 
Farmers will not be affected by the minimum lot size provision.  The establishment of a dwelling for a 
farmer will continue to be exempt from the need to obtain an RRO.   
 
Anyone who receives farming income from the tract of land on which they plan to build a home can try 
to claim the agriculture exemption and if the agriculture exemption is granted, the only zoning ordinance 
requirement that applies is the street setback. No permit fees can be charged for a farm dwelling.   
 
Table C-1 describes various options for a proposed large minimum lot size for a farm residence.  Staff 
recommends the County Board consider a minimum lot size for a farm dwelling that is larger than 35 
acres, such as 40, 60, 70, or 80 acres.   
 
 
T
 

able C-1: Alternatives for Farm Dwelling Minimum Lot Size  

35 Acres  A 35-acre lot size standard would allow a farm dwelling to be constructed on a vacant 
“remainder” portion of a parcel that previously was 40 acres in area as of January 1, 
1998 and which, since then, has had the maximum of 3 new by right lots already 
created from it.   

 
 6,738  35-acre or larger tracts exist in Champaign County, as per the Champaign 

County database of existing parcels as of January 1, 2009.  

40 Acres  A 40-acre minimum lot size requirement for a farm dwelling would represent a new 
standard.   

 
 Forty acres is an easy-to-remember, round number  

 
 more restrictive than current 35 acre exemption and would result in somewhat fewer 

claims for farm dwellings 
 

 5,985  40-acre or larger tracts exist in Champaign County, as per the Champaign 
County database of existing parcels as of January 1, 2009.  

continued 
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Table C-1: Alternatives for Farm Dwelling Minimum Lot Size (continued) 
 

60 Acres  A 60-acre minimum lot size requirement for a farm dwelling would represent a new 
standard.   

 
 more restrictive than current 35 acre exemption and would result in fewer claims for 

farm dwellings 
 

 3,874  60-acre or larger tracts exist in Champaign County, as per the Champaign 
County database of existing parcels as of January 1, 2009. 

80 Acres  An 80-acre minimum lot size requirement for a farm dwelling would represent a new 
standard.   

 
 80 acres is a size at which the traffic generated by the residence is small enough to not 

be a problem on any rural road.  
 

 80 acres is a size at which the number of driveways will be greatly minimized (only 
eight driveways per square mile).  

 
 80 acres is a size at which the number of dwellings that result will be very few and 

there will be fewer conflicts with agriculture.  
 

 80 acres is more than twice as large as the current exemption and so it will reduce the 
number of lots that are exempt from the Ordinance.  This is not related to the impacts 
of a dwelling, but is an added benefit and it means that not many lots will be exempt 
from paying fees.  

 
 2,650  80-acre or larger tracts exist in Champaign County, as per the Champaign 

County database of existing parcels as of January 1, 2009. 
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Attachment D 

 
Strikeout Version of Draft Zoning Ordinance Text Amendment 

 
 
1.  Add a definition for ‘best prime farmland’, ‘farmstead’, ‘parcel’, and ‘remainder area lot’. 
 
Section 3.0  Definitions 
  
BEST PRIME FARMLAND:  Soils identified in the Champaign County Land Evaluation and Site 

 Assessment (LESA) System with a Relative Value of 85 or greater and tracts of land with mixed 
 soils that have a LESA System Land Evaluation rating of 85 or greater. 

 
FARMSTEAD: That portion of a LOT that is or was occupied in 1988 by a lawful DWELLING and/ 

or any ACCESSORY BUILDINGS and STRUCTURES or existing foundations thereof; and 
including any required YARD for any existing BUILDING or existing STRUCTURE that is 
or will no longer be in AGRICULTURE use; and also including any existing mature trees or 
lawn areas that were not in agricultural production in 1988. The area of a FARMSTEAD is 
the minimum dimensions required to encompass all BUILDINGS, STRUCTURES, 
foundations, mature trees, and lawn areas within a simple rectangular area. 

 
PARCEL: A designated tract of land entered as a separate item on the real estate tax assessment rolls 

for the purpose of taxation.  
 

REMAINDER AREA LOT: A ‘remainder area lot’ is that portion of a tract which existed as of 
January 1, 1998, that is BEST PRIME FARMLAND, and that is located outside of the 
boundaries of a LOT that is exempt from the requirement for establishment of the Rural 
Residential OVERLAY Zoning DISTRICT.   

 
2.  Add a Paragraph 4.3.4 G that consolidates existing and new zoning ordinance requirements for 
residential lots in the rural districts. 
 
Subsection 4.3.4  
 
G. Special requirements for residential LOTS in the AG-1, AG-2, and CR DISTRICTS that are 

not used for AGRICULTURE 
 

1.  LOTS created after June 22, 1999, in the AG-1, AG-2, and CR DISTRICTS shall 
conform to the requirements of Subsection 5.4.3 in regards to the requirement for the 
establishment of the Rural Residential Overlay District. 

 
2. Minimizing the amount of BEST PRIME FARMLAND used for non-

AGRICULTURE residential LOTS in the CR, AG-1 and AG-2 DISTRICTS 
 

a.   Any residential LOT on BEST PRIME FARMLAND in the CR, AG-1 and 
AG-2 DISTRICTS that is not used for AGRICULTURE shall not exceed a 
maximum of three acres in LOT AREA except as follows: 
(1)  Any LOT created out of any PARCEL that was 40 acres or larger and 

existed in the same dimensions and configurations on January 1, 1998, 
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may exceed three acres in LOT AREA provided that the total amount of 
BEST PRIME FARMLAND that is used for such LOTS shall not exceed 
three acres per 40 acres.  Any FARMSTEAD area shall not count towards 
the three acres per 40 acre limit. 

 
(2)  Any LOT created from a LOT that had a LOT AREA of 12 acres or 

less as of January 1, 1998. 
 

(3)  Any LOT that includes a FARMSTEAD within the LOT AREA 
provided that the LOT AREA is no larger than the area of the 
FARMSTEAD.   

 
(5) Any LOT that is part of a Rural Residential Overlay District.   

 
(6)  Any REMAINDER AREA LOT.  No BY RIGHT CONSTRUCTION 

or BY RIGHT USE that requires a Zoning Use Permit shall be 
permitted on a REMAINDER AREA LOT.   

 
b. The total amount of BEST PRIME FARMLAND that can be used for non-

AGRICULTURE residential LOTS in the CR, AG-1 and AG-2 DISTRICTS 
that are also in the Rural Residential Overlay DISTRICT shall meet the 
requirements of Subsection 5.4.3. 

  
 
3.  Revise the categories of “SUBDIVISIONS” under ‘Residential Uses” in Section 5.2 as follows: 
     

SUBDIVISION(S) of one lot from less than 40 acres or no more than two lots from 40 acres 
or greater totaling three LOTS or less 

 
SUBDIVISION(S) of more than one lot from less than 40 acres or more than two lots from 
40 acres or greater  totaling more than three LOTS or with new STREETS or PRIVATE 
ACCESSWAYS   
 

4. Revise Footnotes 9 and 10 in Section 5.2 as follows:  
 

9. SUBDIVISION(S) of a PARCEL that existed on January 1, 1998, into no more than 
one lot per PARCEL that is less than 40 acres in area or no more than two lots per 
PARCEL that is 40 acres or greater in area.  See also subsection 5.4.2.   

 No more than three LOTS in total (in any number of subdivisions involving LOTS 
that are less than 35 acres in area) are allowed to be platted per parcel except as 
provided in Section 5.4.2. 

 
10.  SUBDIVISION(S) of a PARCEL that existed on January 1, 1998, into more than one 

lot per PARCEL that is less than 40 acres in area or more than two lots per PARCEL 
that is 40 acres or greater in area or with new STREETS or PRIVATE 
ACCESSWAYS. See also subsection 5.4.2.  No SUBDIVISION shall be created 
unless a Rural Residential OVERLAY DISTRICT has been created except   as 
provided in Section 5.4.2 

 

51



5. In Section 5.3, revise Footnote 13 to reference revised Paragraph “4.3.4 G” and add Footnote 15.  
 
S
 

ection 5.3     Schedule of Area, Height and Placement Regulations by District 

Required YARDS (feet) 
Minimum 

 LOT Size 
12, 15

 

Maximum 
HEIGHT 

4, 11
 Front Setback from STREET 

Centerline 
3
 

STREET Classification 

Zoning DISTRICTS

Area 
(square 

feet) 

Average 
Width 
(feet) 

Feet Stories
MAJOR COLLECTOR MINOR 

SIDE
7
 REAR

6
 

Maximum 
LOT 

COVERAGE

Special 
Provisions 

AG-1 
AGRICULTURE 

1 Acre 200 50 NR
10

 85 75 55 15 25 20% 
(5), (13), 

(14) 

AG-2 
AGRICULTURE 

20,000 100 50 NR
10

 85 75 55 10 20 25% (5), (13) 

CR 
Conservation-

Recreation 
1 Acre 200 35 2 1/2 85 75 55 15 25 20% (5), (13) 

R-1 
Single FAMILY  

Residence 
9,000 80 35 2 1/2 85 75 55 10 20 30% (5), (8) 

R-2 
Single FAMILY 

Residence 
6,500 65 35 2 1/2 85 75 55 10 20 30% (5), (8) 

R-3 
Two FAMILY 
Residence 

6,500 for 
1st d.u.

1
 

2,500 per 
additional 

d.u. 

65 35 2 1/2 85 75 55 5 20 30% (5) 

R-4 
Multiple FAMILY 

Residence 

6,500 for 
1st d.u.

1
 

2,000 per 
additional 

d.u. 

65 50 NR
10

 85 75 55 5 15 40% (5), (9) 

R-5 
MANUFACTURED 

HOME PARK 
SEE SPECIAL STANDARDS SECTION 6.2 

B-1 
Rural Trade Center 

6,500 65 NR
10

 NR
10

 85 75 55 10 20 50%  

B-2 
Neighborhood 

Business 
6,500 65 35 2 1/2 85 75 55 10 20 35% (2) 

B-3 
Highway Business 

6,500 65 40 3 85 75 55 5 20 40% (2) 

B-4 
General Business 

6,500 65 35 2 1/2 85 75 55 10 20 40% (2) 

B-5 
Central Business NR

10
 NR

10
 35 2 1/2 0 0 0 0 0 100% (2) 

I-1 
Light Industry 

10,000 100 75 NR
10

 85 75 55 10 20 50% (2) 

I-2 
Heavy Industry 

20,000 150 150 NR
10

 85 75 55 20 30 65% (2) 

 
Footnotes 
1 - 12.  [ no changes proposed ]  
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13.  The following maximum LOT AREA requirements apply in the CR, AG-1 and AG-2 
 DISTRICTS: 

A) LOTS that meet all of the following criteria may not exceed a maximum LOT AREA of 
three acres: 

 1) The LOT is RRO-exempt; 
2) The LOT has a Land Evaluation score greater than or equal to 85 on the County’s 

Land Evaluation and Site Assessment System; and 
3) The LOT is created from a tract that had a LOT AREA greater than or equal to 12 

acres as of January 1, 1998. 
B) LOTS that meet both of the following criteria may not exceed an average maximum LOT 

AREA of two acres: 
 1) The LOT is located within a Rural Residential OVERLAY DISTRICT; and 

2) The LOT has a Land Evaluation score of greater than or equal to 85 on the 
County’s Land Evaluation and Site Assessment System. 

C)  The following LOTS are exempt from the three-acre maximum LOT AREA requirement 
indicated in Paragraph A: 
1) A ‘Remainder Area Lot.’  A ‘Remainder Area Lot’ is that portion of a tract which 

existed as of January 1, 1998 and that is located outside of the boundaries of a 
RRO-exempt LOT less than 35 acres in LOT AREA.  No CONSTRUCTION or 
USE that requires a Zoning Use Permit shall be permitted on a ‘Remainder Area 
Lot.’ 

2) Any LOT greater than or equal to 35 acres in LOT AREA. 
 
 Refer to Paragraph 4.3.4 G for maximum LOT AREA limits on BEST PRIME FARMLAND in 
 the CR, AG-1 and AG-2 DISTRICTS 
 
14.  [retain Footnote 14 as is ] 
 
15.  The minimum lot size for a farm DWELLING that is used principally for AGRICULTURE is   
{ 35 / 40/ 60 / 80 } acres.  
 
 
7. Revise Subsection 5.4.2 as follows:  
 
5.
   

4 Rural Residential OVERLAY Zoning DISTRICT 

5.4.2 Exemptions 
 

A.  The following may be permitted in the CR, AG-1 and AG-2 DISTRICTS without 
the creation of a Rural Residential OVERLAY DISTRICT: 

 
   1.  The creation of any number of LOTS greater than 35 that are each 
    { 35 / 40 / 60 / 80 } acres or greater in area. 

 
2. The creation of the first three LOT(S) ...area created out of any 

PARCEL of land that existing existed in the same dimensions and 
configurations as on January 1, 1998, provided...LOTS. and that 
comply with the following limits: 

 
a. One new LOT out of any PARCEL that was more than five 

acres but less than 40 acres in area on January 1, 1998.   
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Attachment D - Page 5 of 5  08/27/2010 

 
b. No more than two new LOTS out of any PARCEL that was 40 

acres or greater in area provided that the total amount of BEST 
PRIME FARMLAND occupied by the new LOTS does not 
exceed three acres per 40 acres of PARCEL existing in the 
same dimensions and configurations as on January 1, 1998.  

 
c. The leftover acreage of any PARCEL that existed on January 1, 

1998, after the division of LOTS authorized in either (a) or (b) 
above and that conforms to all other requirements.  

 
d. Any LOT that is created pursuant to a mortgage for any reason 

must either conform to the requirements above or be in an 
established Rural Residential OVERLAY Zoning DISTRICT.  

 
(NOTE: Proposed Item d (above) is recommended to close a loophole in the current Ordinance related 
to lots that are created to meet mortgage underwriting requirements that limit the acreage allowed to 
be included in a home mortgage.  If this change is not made the loophole will continue to exist.)   
 
   3.  No lot that is 5 acres or less in area may be further divided. 

(NOTE: The proposed deletion of Item 3 (above) is minor editing.  This requirement has been 
relocated to Section 4 under the revised paragraph 4.3.4 G.) 
 

4. 3. The creation of any number of LOTS contained in a SUBDIVISION 
having received preliminary plat approval prior to June 22, 1999 for 
which preliminary plat approval remains in effect. 

 
4. Any LOT that was lawfully created prior to{effective date} that was in 

full conformance with similar limits that were in affect at the time the 
LOT was created. 

 
(NOTE: Proposed Item 4 (above) is not specifically related to any new policy, but is recommended 
because it clarifies that lots that were lawfully created under all previous limits are grandfathered.  
This is not a change from practice. )   
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   Date: August 30, 2010 

To: Champaign County Board Committee of the Whole Members 

From: Susan Monte, CCRPC Planner  
John Hall, Director, Champaign County Department of Planning & Zoning 

Regarding: Direction to Zoning Administrator Regarding Proposed Zoning Ordinance Text 
Amendment 

Request: Conduct a Champaign County Zoning Ordinance Text Amendment implementing 
Policies 4.1.6 and 4.3.1 - 4.3.4 of the Land Resource Management Plan 

 
Background  
 
On April 22, 2010, the Board adopted the Champaign County Land Resource Management Plan 
(LRMP).  On June 8, 2010, the Committee of the Whole approved the remaining FY 2010 planning 
contract work plan.  The remaining FY 2010 work plan includes the task of amending the Champaign 
County Zoning Ordinance to include provisions of the following specific LRMP objectives and policies: 
Policies 4.1.5 and 4.1.6; Policy 4.1.9; Policies 4.3.1 - 4.3.4 and Objective 4.4.    
 
This memorandum describes the proposed zoning text amendments intended to represent the changes to 
the Zoning Ordinance needed to implement LRMP Policies 4.1.6 and 4.3.1 - 4.3.4.  If authorized by the 
Committee, the proposed zoning ordinance text amendments will proceed to public hearing review to be 

eld by the ZBA.   h
 

Attachment A includes the complete text of Policies 4.1.6 and Policies 4.3.1 - 4.3.4, and text of the 
directly relevant LRMP Goal 4 and Objective 4.1. 

LRMP Policy Brief Description 

Policy 4.1.6 discretionary residential development limit on best prime farmland 

Policy 4.3.1 ‘suited overall’ site suitability standard for discretionary review on other than best 
prime farmland  

Policy 4.3.2 ‘well suited overall’ site suitability standard for discretionary review on best prime 
farmland  

Policy 4.3.3 ‘adequate public services’ site suitability criteria for discretionary review 

Policy 4.3.4 ‘adequate public infrastructure’ site suitability criteria for discretionary review 

 
Specific Issues Related to Policies  
 
Po
    

licy 4.1.6  

Policy 4.1.6 introduces a guiding concept ‘minimizing the conversion of farmland’ which is 
somewhat similar to the existing review factor that ‘…proposed residential development should be 
compatible with surrounding agriculture.’  A new guiding concept introduced in Policy 4.1.6 is 
‘minimizing the disturbance of natural areas’. 
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LRMP Policy 4.1.6 calls for the establishment of a limit regarding the amount of best prime farmland 
(BPF) conversion that may occur with residential discretionary development.  The limit on the amount of 
BPF converted for residential development is 3 acres, inclusive of by right lots created, plus 3 acres for 
each 40 acres, inclusive of by right lots created, with an overall cap of 12 acres.   Attachment B provides 
a description of the Policy 4.1.6 limits as applied to various parcel sizes.  
 
Po
   

licies 4.3.1 - 4.3.4  

LRMP Policies 4.3.1 - 4.3.4 specifically address site suitability standards and are relevant to the 
LRMP Policy 4.1.6 proposed guiding concepts that are intended to serve as a basis for County review 
of discretionary development:   
 

 suitability of the site for the proposed use 
 adequacy of infrastructure and public services for the proposed use 
 minimizing conflict with agriculture 
 minimizing the conversion of farmland 
 minimizing the disturbance of natural areas 

 
 
Attachments 
 
A
 

 Relevant Policies  

B Limits on Total Numbers of Potential Residential Lots and on Conversion of Best Prime Farmland 
 
C Strike-Out Version of Draft Zoning Ordinance Text Amendment  
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Relevant Policies 

 
LRMP Policies 4.1.6 and 4.3.1 - 4.3.4 are policies under the LRMP Goal 4 and Goal 4 Objective 4.1, 
and Objective 4.3, as stated below:      
 
LRMP Goal 4    Champaign County will protect the long term viability of agriculture in Champaign 
     County and its land resource base.  
 
LRMP Objective 4.1 Champaign County will strive to minimize the fragmentation of the County’s  
   agricultural land base and conserve farmland, generally applying more stringent  
   development standards on best prime farmland.  
L
 

RMP Policy 4.1.6 
                                                 
Provided that the use, design, site and location are consistent with County policies regarding:   
 
i.    suitability of the site for the proposed use; 
ii.   adequacy of infrastructure and public services for the proposed use; 
iii.  minimizing conflict with agriculture;  
iv.  minimizing the conversion of farmland; and 
v.   minimizing the disturbance of natural areas,  

then,  
 
a)  on best prime farmland, the County may authorize discretionary residential development subject to a 
limit on total acres converted which is generally proportionate to tract size and is based on the January 
1, 1998 configuration of tracts, with the total amount of acreage converted to residential use (inclusive of 
by-right development) not to exceed three acres plus three acres per each 40 acres (including any 
existing right-of-way), but not to exceed 12 acres in total; or  
 
b)  on best prime farmland, the County may authorize non-residential discretionary development; or  
 
c)  the County may authorize discretionary review development on tracts consisting of other than best 
prime farmland.        

 
LRMP Objective 4.3 Champaign County will require that each discretionary review development is 
   located on a suitable site.   
  
L
 

RMP Policy 4.3.1 
    
On other than best prime farmland, the County may authorize a discretionary review development 
provided that the site with proposed improvements is suited overall for the proposed land use. 
                                    

 
L
 

RMP Policy 4.3.2 
    
On best prime farmland, the County may authorize a discretionary review development provided the site 
with proposed improvements is well-suited overall for the proposed land use.                       

 
L
 

RMP Policy 4.3.3 

The County may authorize a discretionary review development provided that existing public services are 
adequate to support to the proposed development effectively and safely without undue public expense.    

 
LRMP Policy 4.3.2 

   
The County may authorize a discretionary review development provided that existing public 
infrastructure, together with proposed improvements, is adequate to support the proposed development 
effectively and safely without undue public expense.  
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Attachment B 

 
 

Proposed Total Numbers of Potential Residential Lots and  
Limits on Conversion of Best Prime Farmland 

 
The proposed limits are proportionate to the size of a tract as it existed on January 1, 1998, with an upper 
cap of 12 acres in total of BPF that could be converted to residential use (either by right or discretionary) 
on parcels 120 acres or larger. 
 
Table B-1:  Proposed Total Numbers of Potential Residential Lots and Limits on Conversion of Best  

   Prime Farmland   

  Parcel Size 1 
(acres) 

Proposed zoning amendment to implement LRMP Policies 4.1.5 and 4.1.6 
(1 + 1 per 40 with cap of 2 By Right lots and limited RRO2 lots on BPF2) to result in the 

following total numbers of potential residential lots and limits on BPF conversion: 

10 
1 lot by right, plus leftover acreage as a seco d lot, plus 2 potential RRO lots if approved n 

3 acres total is the maximum conversion of best prime farmland allowable 

20 
1 lot by right, plus leftover acreage as a seco  lot, plus 2 potential RRO lots if approved nd   

3 acres total is the maximum conversion of best prime farmland allowable 

30 
1 lot by right, plus leftover acreage as a seco  lot, plus 2 potential RRO lots if approved nd    

3 acres total is the maximum conversion of best prime farmland allowable 

40 
2 lots by right, plus leftover acreage as a thir lot, plus 3 potential RRO lotsd    

3 if approved 

6 acres total is the maximum conversion of best prime farmland allowable 

50 
2 lots by right, plus leftover acreage as a thir t, plus 3 potential RRO lotsd lo   

3  if approved 

6 acres total is the maximum conversion of best prime farmland allowable 

60 
2 lots by right, plus leftover acreage as a thir t, plus 3 potential RRO lotsd lo   

3  if approved 

6 acres total is the maximum conversion of best prime farmland allowable 

80 
2 lots by right, plus leftover acreage as a thir t, plus 6 potential RRO lotsd lo   

3  if approved 

9 acres total is the maximum conversion of best prime farmland allowable 

100 
2 lots by right, plus leftover acreage as a thir t, plus 6 potential RRO lotsd lo   

3  if approved 

9 acres total is the maximum conversion of best prime farmland allowable 

120 
2 lots by right, plus leftover acreage as a thir ot, plus 9 potential RRO lotsd l    

3  if approved 

12 acres total is the maximum conversion of best prime farmland allowable 

160 
2 lots by right, plus leftover acreage as a thir ot, plus 9 potential RRO lotsd l    

3  if approved 

12 acres total is the maximum conversion of best prime farmland allowable 
    
 
Table B-1 Notes:   
1.   Based on parcel configuration as of January 1, 1998. 
2.   RRO =  Rural Residential Overlay District  and   BPF = Best Prime Farmland 
3.  When a new street is required on a parcel, the number of potential RRO lots on parcels 40 acres and  
     greater would be reduced by at least one potential RRO lot.  
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Attachment C 

 
Strikeout Version of Draft Zoning Ordinance Text Amendment 

 
1.  Add a definition for ‘best prime farmland’, ‘suited overall’, and ‘well suited overall’.. 
 
3.0  Definitions 
  
BEST PRIME FARMLAND:  Soils identified in the Champaign County Land Evaluation and Site 

 Assessment (LESA) System with a Relative Value of 85 or greater and tracts of land with mixed 
 soils that have a LESA System Land Evaluation rating of 85 or greater. 

 
SUITED OVERALL:  A discretionary review performance standard to describe the site on which a 

development is proposed.  A site may be found to be ‘suited overall’ if the site meets these 
criteria:  
 the site features or site location will not detract from the proposed use;  
 the site will not create a risk to the health, safety or property of the occupants, the neighbors 

or the general public;  
 the site is not clearly inadequate in one respect even if it is acceptable in other respects;  
 necessary infrastructure is in place or provided by the proposed development; and 
 available public services are adequate to support the proposed development effectively and 

safely. 
 

WELL SUITED OVERALL:  A discretionary review performance standard to describe the site on which 
a development is proposed.  A site may be found to be ‘well-suited overall’ if the site meets these 
criteria:  
 the site is one on which the proposed development can be safely and soundly accommodated 
  using simple engineering and common, easily maintained construction methods with no 
  unacceptable negative affects on neighbors or the general public; and  
 the site is reasonably well-suited in all respects and has no major defects.  

 
 
2.  Add new Subsection 5.4.3 with limits as outlined in LRMP Policy 4.1.6 
 
 
5.4 Rural Residential OVERLAY Zoning DISTRICT 

 
5.4.3 Limit on Amount of BEST PRIME FARMLAND Acres Converted 

 
  A. On BEST PRIME FARMLAND, the County may authorize discretionary residential 
   development subject to a limit on total acres converted which is generally  
   proportionate to tract size and is based on the January 1, 1998 configuration of tracts, 
   with the total amount of acreage converted to residential USE (inclusive of BY  
   RIGHT development) not to exceed three acres, plus three acres per each additional 
   40 acres of PARCEL (including any existing RIGHT-OF-WAY), but not to exceed 
   12 acres in total.   
 
  B. Any FARMSTEAD area shall not count towards the three acres per 40 acre limit. 
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3.  Revise Subsection 5.4.4 to include factors described in LRMP Policies 4.3.1-4.3.4 
 

5.4.3 4 Establishment of the Rural Residential OVERLAY Zoning DISTRICT 
 

   
C.  BOARD Findings 
 

1.  The BOARD shall make the following findings before forwarding a 
recommendation to the GOVERNING BODY with respect to a map 
amendment case to create a Rural Residential OVERLAY DISTRICT: 

 
a.  That the proposed site is or is not suitable for the development of 

the specified maximum number of residences. 
 
b.  That the proposed residential development will or will not be 

compatible with surrounding AGRICULTURE. 
 

   2.  In making findings, the BOARD shall consider the following factors: 
 
    a.  The adequacy and safety of roads providing access to the site  
     and infrastructure  (e.g., drainage systems, culverts, bridges) to 
     support the proposed development; 
 
    b.  Effects on nearby farmland and farm operations; 
 
    c.  Effects of nearby farm operations on the proposed residential  
     development; 
 
    d.  The LESA score of the subject site; 
 
    e.  Effects on drainage both upstream and downstream including  
     road drainage facilities; 
 
    f.  The suitability of the site for onsite subsurface soil absorption  
     or surface discharge wastewater systems; 
 
    g.  The availability of water supply to this site; 
 
    h. The availability of emergency services to the site; adequacy of  
     available public services (i.e., police protection, fire protection, 
     and emergency ambulance service) to support the proposed  
     development;  
 
    i. The flood hazard status of the site; 
 
    j.  The amount of disturbance to Effects on wetlands, historic or  
     archeological sites, natural or scenic areas or wildlife habitat; 
 
    k.  The presence of nearby natural or man-made hazards; and 
 
    l.  The amount of land to be converted from agricultural USES  
     versus the number of DWELLING UNITS to be accommodated.  
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4.   Add Special Use criteria to Subsection 9.1.11 that include the standards of LRMP Policies 4.3.1 - 
 4.3.4 

  
9.1.11 SPECIAL USES 

  
B.  SPECIAL USE Criteria 
 
 A SPECIAL USE Permit shall not be granted by the BOARD unless the public 

hearing record and written application demonstrate: 
 
 1.  that it is necessary for the public convenience at that location; 
 

2.  that it is so designed, located, and proposed as to be operated so that it 
will not be injurious to the DISTRICT in which it shall be located or 
otherwise detrimental to the public welfare; 

 
3.  that the subject property is on BEST PRIME FARMLAND and the site 
 with proposed improvements is WELL SUITED OVERALL for the 
 proposed SPECIAL USE; or the subject property is on other than BEST 
 PRIME FARMLAND and the site with proposed improvements is 
 SUITED OVERALL for the proposed SPECIAL USE;  
 
4.   that existing public services are adequate to support the proposed 
 SPECIAL USE effectively and safely without undue public expense;  
 
5.  that existing public infrastructure, together with proposed improvements, 
 is adequate to support the proposed development effectively and safely 
 without undue public expense;  
 
3. 6.  that it conforms to the applicable regulations and standards of and 

preserves the essential character of the DISTRICT in which it shall be 
located, except where such regulations and standards are modified by 
Section 6. 

 
4. 7. that granting the SPECIAL USE is in harmony with the general purpose 

and intent of this ordinance. 
 
5. 8. that, in the case of an existing NONCONFORMING USE, it will make 

such USE more compatible with its surroundings. 
 
6. 9. approval of a SPECIAL USE Permit shall authorize USE, 

CONSTRUCTION and operation only in a manner that is fully consistent 
with all testimony and evidence submitted by the petitioner or petitioner’s 
agent(s). 
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   Date: August 31, 2010 

To: Champaign County Board Committee of the Whole Members 

From: Susan Monte, CCRPC Planner  
John Hall, Director, Champaign County Department of Planning & Zoning 

Regarding: Direction to Zoning Administrator Regarding Proposed Zoning Ordinance Text 
Amendment 

Request: Conduct a Champaign County Zoning Ordinance Text Amendment implementing 
Objective 4.4 of the Land Resource Management Plan 

 
B
 

ackground  

On April 22, 2010, the Board adopted the Champaign County Land Resource Management Plan (LRMP).  
On June 8, 2010, the Committee of the Whole approved the remaining FY 2010 planning contract work 
plan.  The remaining FY 2010 work plan includes the task of amending the Champaign County Zoning 
Ordinance to include provisions of the following specific LRMP objectives and policies: Policies 4.1.5 
and 4.1.6; Policy 4.1.9; Policies 4.3.1 - 4.3.4 and Objective 4.4.    
 
This memorandum describes the proposed zoning text amendments intended to represent the changes to 
the Zoning Ordinance needed to implement LRMP Objective 4.4.  If authorized by the Committee, the 
proposed zoning ordinance text amendments will proceed to public hearing review to be held by the ZBA.   
 

Brief Description LRMP  
Objective 4.4 special use added to discretionary review for rural residential overlay 

 
Attachment A includes the complete text of Objective 4.4, and text of the directly relevant LRMP Goal 4.  
 
Specific Issues Related to Objective 4.4 
 
S
 
tate’s Attorney Review 

The existing Rural Residential Overlay District (RRO) zoning provisions were found by the State’s 
Attorney to be potentially susceptible to legal challenges for the following reasons:    
 

1)  The existing RRO review procedure involves obtaining a zoning map amendment (a rezoning).  
The ability to impose conditions on a rezoning request is very limited.  A condition of rezoning 
(conditional zoning) must be carefully constructed in order to be considered as valid.  The validity 
of a condition is questionable in each of the following circumstances: if a condition is specific and 
not general; if there is nothing about a particular site that makes it uniquely suited to a residence; if 
there is not an overall public benefit to be gained; if the proposed zoning is inconsistent with a 
comprehensive plan; if it appears that the County is engaged in negotiations with a property owner 
for concessions in exchange for a zoning classification (e.g, contract zoning); or if a condition 
improperly delegates County zoning authority to a private party (e.g., if the property owner is 
required to enter into a restrictive covenant as a condition of RRO).  
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2)  The existing RRO zoning provisions were found by the State’s Attorney to be potentially 
susceptible to legal challenges because, over time, the RRO system of review may result in a 
pattern of land use which, if taken alone, could suggest that spot zoning is occurring.  A special 
use review – either in lieu of or in conjunction with a rezoning – could more effectively assure 
that a residential subdivision is compatible with the surrounding area.  For example, if a special 
use is granted to allow a residence, findings will have been made that the proposed residence is 
compatible with the surrounding land uses.  

 
The limitations of the existing RRO zoning provisions outlined by the State’s Attorney can be 
specifically addressed by proposing that a Special Use be required in addition to a rezoning.  
This additional special use requirement: 1) allows more flexibility in imposing standard or special 
conditions; 2) more effectively assures that proposed residential development is compatible with the 
surrounding area; 3) allows for clearly defining landowners rights at each stage of the approval 
process, and 4) facilitates a more streamlined approval process by limiting the cases that have to go to 
the County Board by meshing with the subdivision approval process.     
 
 
C
  

ounty Board Special Use or ZBA Special Use   

At the September 7 Committee of the Whole meeting, members will be asked to consider whether the 
Special Use to be required for a Rural Residential Development should be what is referred to as a 
“County Board Special Use” or a Special Use that can be approved by the ZBA.  
 
 
Special Use Standard Conditions     
   
Staff proposes certain standard conditions for a Special Use request for a Rural Residential 
Development. (Refer to Attachment C.)  The standard conditions serve to alert the applicant to 
potential costs that may need to be incurred should specific site conditions warrant.   
 
 
Attachments 

A Relevant Policies  

B Proposed Special Use Standard Conditions for a Rural Residential Overlay 

C   Strike-Out Version of Draft Zoning Ordinance Text Amendment  
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Relevant Policies 

 
LRMP Objective 4.4 is an objective under the LRMP Goal 4, as stated below:      
 
 
LRMP Goal 4    Champaign County will protect the long term viability of agriculture in Champaign 
     County and its land resource base.  
 
 
 
 
L
 

RMP Objective 4.4 
                                                  
Champaign County will update County regulations that pertain to rural residential discretionary review 
developments to best provide for site specific conditions by 2010. 
 

 

64



 
 

Proposed Special Use Standard Conditions for a Rural Residential Development 
 
 

The following proposed special use standard conditions address potential needs, only if they are 
applicable to the proposed Rural Residential Development:  
 
1.         Each residential LOT in the Rural Residential Development shall have at least one acre of 

buildable area that is not in the Special Flood Hazard Area. 
 
2.         More than two residential LOTS that are no larger than six acres in aggregate area shall 

front a new STREET that shall meet the standards of the relevant SUBDIVISION 
jurisdiction. 

 
3.         LOTS that front on and have access to existing STREETS shall have driveways co-

located with other driveways as much as possible and each pair of co-located driveways 
shall not be closer than {600} feet to other driveways in the same Rural Residential 
Development that front existing STREETS.  

 
4.         Any DWELLING located more than {140} feet from a STREET shall have a minimum 

20 feet wide driveway consisting of a minimum of six inches of gravel or similar all 
weather surface that shall be maintained with a vertical clearance of 13 feet six inches 
and with a minimum 20 feet by 40 feet turnaround area for emergency vehicles. 

 
5.   If so advised by the Illinois State Water Survey (ISWS) Center for Groundwater Science, the 
 applicant shall contract the services of the ISWS to conduct or to provide a review the results 
 of a recent groundwater investigation to determine if adequate groundwater resources exist 
 on the site for the proposed RRO, without endangering groundwater availability for the 
 existing neighboring residences.  
 
6.   If the proposed RRO is located in a ‘high probability area’ as defined as defined in the 
 Illinois State Agency Historic Resources Preservation Act (20 ILCS 3420/), the applicant 
 shall notify the Illinois State Historic Preservation Agency (ISHPA) to request information 
 regarding whether the proposed site is a known cemetery or human burial site, and shall 
 provide a copy of the ISHPA response.   
 
7.    If, upon notification regarding the proposed RRO, the Illinois Department of Natural   
  Resources (IDNR) determines that potential adverse effects are possible to endangered or  
  threatened species that may be present as a result of the proposed RRO and requests   
  additional information about the proposed RRO, the applicant shall provide the additional  
  requested information.    
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Attachment C 

 
Strikeout Version of Draft Zoning Ordinance Text Amendment 

 
1.  Revise Section 5.4.3 to establish requirement for a { County Board Special Use / Special Use } in 
addition to a rezoning for a Rural Residential Overlay District. 
 
 

5.4.3 4 Establishment of the Rural Residential OVERLAY Zoning DISTRICT 
 

A.  The establishment of the Rural Residential OVERLAY Zoning DISTRICT is an 
amendment to the Champaign County Zoning Ordinance and shall be 
implemented in accord with the provisions of Subsection 9.2 as modified herein. 

 
B.   A { County Board Special Use / Special Use }  approval for a Rural Residential 

Development is also required and shall be implemented in accordance with the 
provisions of Subsection 9.1.11 as modified herein.   

 
  C.  The Rezoning Approval and Special Use Approval stages must occur   
   concurrently.   
 

B. D. The adoption of Rural Residential OVERLAY Zoning shall augment the 
provisions of the underlying DISTRICT but shall not alter any requirement 
otherwise applicable to the tract of land except as provided by this section.  

 
C. E. BOARD Findings 
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2.  Add { County Board Special Use / Special Use } requirement for a Rural Residential Development 
Subdivision 
 
 Section 5.2 Table of Authorized Principal USES 
 

Principal USES Zoning DISTRICTS  Zoning DISTRICTS 

 CR AG-1 AG-2 R-1 R-2 R-3 R-4 R-5 B-1 B-2 B-3 B-4 B-5 I-1 I-2 

Residential Uses 

BOARDING HOUSE      S          

DWELLING, SINGLE FAMILY             7   

DWELLING, TWO-FAMILY   S S S           

DWELLING, MULTI-FAMILY                

Fraternity, Sorority, or Student Cooperative                

Dormitory                

Home for the aged   S             

NURSING HOME   S             

MANUFACTURED HOME PARK        S        

HOTEL  - No more than 15 LODGING 
UNITS 

S S S       S   S   

HOTEL - over 15 LODGING UNITS                

TRAVEL TRAILER Camp   S             

Residential PLANNED UNIT 
DEVELOPMENT 

 S S S S S S S        

MANUFACTURED HOME in 
MANUFACTURED HOME PARK 

               
    
SUBDIVISION(S) of one lot from less than 
40 acres or no more than two lots from 40 

resac  or greater totaling three LOTS or less      
9 9 9             

    
SUBDIVISION(S) of more than one lot from 
less than 40 acres or more than two lots 
from 40 acres or greater  totaling more than 
three LOTS or with new STREETS or 

IVATE

B 10
B

10 B
10             

PR  ACCESSWAYS       
 
3.  Revise Footnote 10 in Section 5.2 as follows:   
 

10.  No SUBDIVISION(S) of a PARCEL that existed on January 1, 1998, into more than one 
lot per PARCEL that is less than 40 acres in area or more than two lots per PARCEL that 
is 40 acres or greater in area or with new STREETS or PRIVATE ACCESSWAYS shall 
be created unless a Rural Residential OVERLAY DISTRICT has been created and a 
Rural Residential Development County Board Special Use Permit has been authorized.. 
See Section 5.4.  No SUBDIVISION shall be created unless a Rural Residential 
OVERLAY DISTRICT has been created except  as provided in Section 5.4.2 
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Attachment C 

Attachment C- Page 3 of 3  08/31/2010 

4.  Add Special Use Standard Conditions for the category ‘Rural Residential Development County 
Board Special Use’  
 
6.1.3 Schedule of Requirements and Standard Conditions 
 

The numbers in parentheses within Table 6.1.3 indicate Footnotes at the conclusion of Table 
6.1.3. ….. 
 

Minimum LOT 
Size 

Maximum 
HEIGHT 

Required YARDS (feet)  
 

SPECIAL USES 
or 

USE Categories 

 
 

Minimum 
Fencing 

Required6 

 
 
AREA 
(Acres) 

 
 
Width 
(feet) 

 
 
 
Feet 

 
 
 
Stories 

Front Setback from STREET 
Centerline2 

 
STREET Classification 

 
 
 
SIDE 

 
 
 
REAR 

 
 

Explanatory 
or Special 
Provisions 

      MAJOR COLLECTOR MINOR    

(1) (1) (1) (1) (1) (1) (1) (1) (1) (1) See below 

 
Rural Residential 
Development  
County Board 
Special Use 
Permit 

1.   Each residential LOT in the Rural Residential Development shall have at least one acre of buildable area that is not in the 
Special Flood Hazard Area. 
 
2.   More than two residential LOTS that are no larger than six acres in aggregate area shall front a new STREET that shall 
meet the standards of the relevant SUBDIVISION jurisdiction. 
 
3.   LOTS that front on and have access to existing STREETS shall have driveways co-located with other driveways as much 
as possible and each pair of co-located driveways shall not be closer than { 600 } feet to other driveways in the same Rural 
Residential Development that front existing STREETS.  
 
4.   Any DWELLING located more than {140 } feet from a STREET shall have a minimum 20 feet wide driveway consisting of a 
minimum of six inches of gravel or similar all weather surface that shall be maintained with a vertical clearance of 13 feet six 
inches and with a minimum 20 feet by 40 feet turnaround area for emergency vehicles. 
 
5.   If so advised by the Illinois State Water Survey (ISWS) Center for Groundwater Science, the applicant shall contract the 
services of the ISWS to conduct or to provide a review the results  of a recent groundwater investigation to determine if 
adequate groundwater resources exist  on the site for the proposed RRO, without endangering groundwater availability for the 
existing neighboring residences.  
 
6    If the proposed RRO is located in a ‘high probability area’ as defined as defined in the Illinois State Agency Historic 
Resources Preservation Act (20 ILCS 3420/), the applicant  shall notify the Illinois State Historic Preservation Agency (ISHPA) 
to request information regarding whether the proposed site is a known cemetery or human burial site, and shall provide a copy 
of the ISHPA response.   
 
7.   If, upon notification regarding the proposed RRO, the Illinois Department of Natural (IDNR) determines that potential 
adverse effects are possible to endangered or threatened species that may be present as a result of the proposed RRO and 
requests  additional information about the proposed RRO, the applicant shall provide the additional requested information.    
  

 
 

68



County Board Study Session 

    

 
Champaign County Board  

Study Session  
 

February 1, 2011 

 



LRMP Goal 4   Agriculture   
 
Champaign County will protect the long term viability of agriculture in 
Champaign  County and its land resource base.  

Champaign County Land Resource Management Plan (LRMP)  

Champaign County Board February 1, 2011 
Study Session 



1)  Implement Champaign County LRMP Objective 4.5 
Update Site Assessment Portion of Champaign County  
Land Evaluation and Site Assessment System (LESA) 

 

2)  Implement Champaign County LRMP Policies  4.1.5, 4.1.7 and 4.1.9 
Proposed Zoning Ordinance Text Amendment regarding  
By Right Lot Limits in Rural Districts 

 

3)  Implement Champaign County LRMP Policies 4.1.6 and 4.3.1 – 4.3.4  
Proposed Zoning Ordinance Text Amendment regarding 
Review Standards for Discretionary Development in Rural 
Districts 

 

4)  Implement Champaign County LRMP Objective 4.4  
Proposed Zoning Ordinance Text Amendment to 
Require Special Use in Addition to Rezoning for Rural 
Residential Overlay   

Champaign County Board February 1, 2011 
Study Session 



LRMP Goal 4   Champaign County will protect the long term viability 
  of agriculture in Champaign  County and its land 
  resource base.  

LRMP Objective 4.5 
  

By the year 2012, Champaign County will review the Site Assessment 
portion of the Champaign County Land Evaluation and Site 
Assessment System (LESA) for possible updates; thereafter, the 
County will periodically review the Site Assessment portion of LESA 
for potential updates at least once every 10 years. 
   

1)  Implement Champaign County LRMP Objective 4.5 

Champaign County Board February 1, 2011 
Study Session 



Champaign County 
Land Evaluation and Site Assessment System 

Land Evaluation          100     

 
Site Assessment          200 
                                        ____ 
      

          LESA Score:        300 

Champaign County Board February 1, 2011 
Study Session 



Best Prime Farmland   
approx. 77 %  total land area  

Agriculture 

Value 

Group 

LE Score 

Approx. % 

County 
Soils 

  

1 100 20 % 

77% 

  

2 98 38 % 

3 87 13 % 

4 85 7 % 

5 79 10 % 

92%   6 70 4 % 

LE portion of LESA 



 

• LESA intended for periodic review and update    
 
• zoning and land use policy changes have occurred since LESA 

adopted 
  
• redundancy and relevance of existing SA factors to agricultural 

production  
    

WHY Update the SA Portion ?  

Champaign County Land Resource Management Plan (LRMP)  
Objective 4.5  

 By the year 2012, Champaign County will review the Site 
Assessment portion of the LESA for possible updates; thereafter, 
the County will periodically review the Site Assessment portion of 
LESA for potential updates at least once every 10 years. 

Champaign County Board February 1, 2011 
Study Session 



Update SA Portion of LESA 

Existing LESA with 
20 SA Factors 

EXAMPLE* 
Revised LESA with 

5 Existing 
SA Factors** 

100 acre parcel  
BEST PRIME FARMLAND  

remote County location 
300 300 

5 acre parcel 
not BEST PRIME FARMLAND 

located just outside of  
1-1/2 mile Extra-

Territorial Jurisdiction of 
municipality with 

adopted comprehensive 
land use plan 

281 238 

Comparing LESA Score of Two Very Different Parcels 

LESA 
Scores  
220 to 300:   
„Very High 
Rating for 
Protection‟ 

* Following non-mandatory guidelines in Land Evaluation and Site Assessment: A Guidebook for 
   Rating Agricultural Lands (2nd Edition).  The Example Revised LESA is assumed to assign 200 points 
   for LE portion (soils) and 100 points for SA portion (site assessment).     
  
**  Existing SA Factors retained in the Example Revised LESA are:  SA Factors A1, A2, A3 , B1 and D1 

Champaign County Board February 1, 2011 
Study Session 



Update SA Portion of LESA 

1)  Form Committee  
 
2)  Committee to guide review of SA factors and 
      weighting of SA factors 
 
3) Committee to guide testing of proposed SA factor 
     weighting 
 
4) Committee provided opportunity to offer related  
     recommendations to County Board   
    

Scope of Work 

Champaign County Board February 1, 2011 
Study Session 



Update SA Portion of LESA 

Member   Board of Directors, Champaign County Soil and Water 
Conservation District 

2 Members   2 Champaign County Committee of the Whole/ELUC 

Member  Champaign County Farm Bureau Land Use Committee  

Member  Original Site Assessment Committee of the Champaign 
County LESA System  

Representative  development or real estate community 

Past Member  Past Champaign County ZBA Chair/Member 

Resource 
Conservationist 

 Champaign County Soil & Water Conservation District   

Director  Champaign County Department of Planning and Zoning 

9-Member Committee Proposed 

Champaign County Board February 1, 2011 
Study Session 



Update SA Portion of LESA 

prior to April 2011 • Approve Proposal to Update SA Portion of LESA  
• Form Committee 

prior to May 2011 Committee Meeting 1  

prior to July 2011  Committee Meeting 2  

prior to Sept 2011  Committee Meeting 3  

Nov 1, 2011** • C-O-W Review of Proposed Update     
• reserve Nov 29 2011 Study Session if requested  
• seek CB approval in December 2011 

** to depend on 2011 harvest dates 

Revised Project Timeline 
(Tentative)  

Champaign County Board February 1, 2011 
Study Session 



LRMP Goal 4   Champaign County will protect the long term viability of 
 agriculture in Champaign  County and its land resource base.  

LRMP Objective 4.1 
  

 Champaign County will strive to minimize the fragmentation of the 
 County’s agricultural land base and conserve farmland, generally 
 applying more stringent development standards on best prime 
 farmland.  

   

Champaign County Board February 1, 2011 
Study Session 

2)  Implement Champaign County LRMP Policies  4.1.5, 4.1.7 and 4.1.9 

▪   LRMP Policy 4.1.5  
         Amend limit on number of new lots for by right uses  

. . . Continue to Implement Champaign County LRMP Policy 4.1.4  

▪   LRMP Policy 4.1.4  
 … guarantee landowners of ‘good zoning lots’ the by right allowance 
to establish a new single family dwelling or non-agricultural land use 
on each such lot, provided that current public health, safety and 
transportation standards are met.   



    
LOT:   

 
 

NONCONFORMING LOT:  
 
   
 ‘Good Zoning Lot’ = a conforming LOT 

 
    

     PARCEL:   
 
 

a designated parcel, tract or area of land established  
by plat, subdivision, or as otherwise permitted by law, to be 
used, developed or built upon as a unit.  

a LOT which does not conform to 
the regulations and standards of 
the DISTRICT in which it is located. 

A designated tract of land entered as a separate item  
on the real estate tax assessment rolls for the purpose  
of taxation. 

Champaign County Board February 1, 2011 
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Sample Township Section 

Aerial View with LOT boundaries Aerial View 

Champaign County Board February 1, 2011 
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Existing  zoning limits  regarding total number of lots for by right use 
are not based on a County land use policy  

 
1  on each existing lot platted prior to January 1, 1998  
 
3  on each lot greater than 5 acres or less than 25 acres 
 
4  on each lot greater than or equal to 25 acres or less than or 
    equal to 50 acres 
 
3  on each lot greater than 50 acres 
 
plus 1 per lot on any number of lots greater than 35 acres 

Champaign County Board February 1, 2011 
Study Session 



Proposed  zoning limits  regarding total number of lots for by right 
use are based on Champaign County LRMP Policy 4.1.5   

                                               

LRMP POLICY 4.1.5  
 
a.  The County will allow landowner by right development that is generally 
 proportionate to tract size, created from the January 1, 1998 configuration  
 of tracts on lots that are greater than five acres in area, with: 
  

1 new lot allowed per parcel less than 40 acres in area;  
  
2 new lots allowed per parcel 40 acres or greater in area provided that the  
total amount of acreage of best prime farmland for new by right lots does 
not exceed three acres per 40 acres; and  
    
1 authorized land use allowed on each vacant good zoning lot provided  
that public health and safety standards are met.  

    
b.  The County will not allow further division of parcels that are 5 acres or less  
 in size.  
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Parcel A:  40 Acres 
   

A good zoning lot in 
conformance with the 1998 
Zoning Ordinance 

1 

NUMBER OF RESIDENTIAL LOTS ALLOWED BY RIGHT 

January 1, 1998* 

1 2 

4 

Champaign County Board February 1, 2011 
Study Session 

January 1, 2007 

3 

5 

Parcel A:  40 Acres 
   

In 2007, Parcel A divided into  
4 “small” lots and a 35 acre lot  
as authorized by the Zoning 
Ordinance**  
 
**current Zoning Ordinance limits 

on rural lots were adopted on  
 December 20, 2005  

*Champaign County began limiting rural 
development on November 18, 1997 and 
has used the 1/1/98 date ever since 



Parcel A:  40 Acres 
   

All 5 lots remain vacant but are 
good lots according to the 
Ordinance. 

NUMBER OF RESIDENTIAL LOTS ALLOWED BY RIGHT 

February 1, 2011 

Champaign County Board February 1, 2011 
Study Session 

Future Uses  
Authorized by LRMP Policies 

D D 

D D 

D 

Parcel A:  40 Acres 
   

Policies 4.1.4 and 4.1.5 allow a 
new dwelling on each good zoning lot 

1 2 

4 3 

5 

Future Division  
Authorized by LRMP Policies:  
   

The 5 lots exceed Policy 4.1.5 and no 
further division is allowed without 
rezoning 

D = Dwelling 



Parcel B:  40 Acres 
   

A good zoning lot in 
conformance with the 1998 
Zoning Ordinance 

1 

NUMBER OF RESIDENTIAL LOTS ALLOWED BY RIGHT 

January 1, 1998* 

Champaign County Board February 1, 2011 
Study Session 

January 1, 2007 

Parcel B:  40 Acres 
   

Unchanged; good zoning lot 

*Champaign County began limiting rural 
development on November 18, 1997 and 
has used the 1/1/98 date ever since 

1 



Parcel B:  40 Acres 
   

Not built on, but still a good 
Zoning lot according to the 
Ordinance 

NUMBER OF RESIDENTIAL LOTS ALLOWED BY RIGHT 

February 1, 2011 

Champaign County Board February 1, 2011 
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Future Uses  
Authorized by LRMP Policies 

D 

Parcel B:  40 Acres 
   

Policies 4.1.4 and 4.1.5 allow a 
new dwelling 

1 

D = Dwelling 



NUMBER OF RESIDENTIAL LOTS ALLOWED BY RIGHT 

Champaign County Board February 1, 2011 
Study Session 

Future Division 
Authorized by LRMP Policies 

Parcel B:  40 Acres 
   

Policy 4.1.5 allows division of 2 new lots (and 2 dwellings) if best 
prime farmland converted is no more than 3 acre per 40 acres)  

1 2 

D 

D = Dwelling 



Parcel C:  39 Acres 
   

A good zoning lot in 
conformance with the 1998 
Zoning Ordinance 

1 

NUMBER OF RESIDENTIAL LOTS ALLOWED BY RIGHT 

January 1, 1998* 

1 2 

4 

Champaign County Board February 1, 2011 
Study Session 

January 1, 2007 

3 

Parcel C:  39 Acres 
   

In 2007, Parcel C divided into  
4 “small” lots and a 34 acre 
Remainder Area Lot  
as authorized by the Zoning 
Ordinance**  
 
**current Zoning Ordinance limits 

on rural lots were adopted on  
 December 20, 2005  

*Champaign County began limiting rural 
development on November 18, 1997 and 
has used the 1/1/98 date ever since 

Remainder Area Lot  



Parcel C:  39 Acres 
   

The 4 small lots remain vacant 
but are good lots according to 
the Ordinance. 

NUMBER OF RESIDENTIAL LOTS ALLOWED BY RIGHT 

February 1, 2011 

Champaign County Board February 1, 2011 
Study Session 

Future Uses  
Authorized by LRMP Policies 

D D 

D D 

Parcel C:  39 Acres 
   

Policies 4.1.4 and 4.1.5 allow a 
new dwelling on each good zoning lot 

1 2 

4 3 

Remainder Area Lot  

Future Division  
Authorized by LRMP Policies:  
   

The 4 lots exceed Policy 4.1.5 and no 
further division is allowed without 
rezoning 

D = Dwelling 

Remainder Area Lot  



LRMP Goal 4    
 
Champaign County will protect the long term viability of agriculture in 
Champaign  County and its land resource base.  

LRMP Objective 4.1 
  

 Champaign County will strive to minimize the fragmentation of the 
 County’s agricultural land base and conserve farmland, generally 
 applying more stringent development standards on best prime 
 farmland.  

   

Champaign County Board February 1, 2011 
Study Session 

2)  Implement Champaign County LRMP Policies  4.1.5, 4.1.7 and 4.1.9 

▪   LRMP Policy 4.1.7  
          Adjust maximum lot size limit on Best Prime Farmland 



LRMP Policy 4.1.7   
   

To minimize the conversion of best prime farmland, the County will require a 
maximum lot size limit on new lots established as by right development on best 
prime farmland.   

Minimizing conversion of BEST PRIME FARMLAND for by right residential lots   
 
On lots less than 40 acres:  No change proposed 
 

 3 acres is the maximum amount of BEST PRIME FARMLAND that may be  
                converted for by right residential lots.  

 
On lots 40 acres or larger:  Propose change to allow a proportionate  
        amount of BEST PRIME FARMLAND to be converted 
        based on lot size 
 

Allow maximum amount of 3 acres of BEST PRIME FARMLAND per 40 
acres be converted for by right residential lots 
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LRMP Goal 4    
 
Champaign County will protect the long term viability of agriculture in 
Champaign  County and its land resource base.  

LRMP Objective 4.1 
  

 Champaign County will strive to minimize the fragmentation of the 
 County’s agricultural land base and conserve farmland, generally 
 applying more stringent development standards on best prime 
 farmland.  

   

Champaign County Board February 1, 2011 
Study Session 

2)  Implement Champaign County LRMP Policies  4.1.5, 4.1.7 and 4.1.9 

▪   LRMP Policy 4.1.9 
          Set minimum lot size standard for single family residence on 
          large rural lots 



Statutory Language from Illinois Counties Code 
(55 ILCS 5/5-12001) 

• In 1998 the legislature passed Public Act 90-261 which 
expanded counties’ power to regulate land used for 
agricultural purposes to include the ability to set minimum 
lot sizes for residences on agricultural lands.   

 

• The County can determine a lot size at which agriculture is 
the principal use and not just an added benefit. 

Champaign County Board February 1, 2011 
Study Session 

“ … and counties may establish a minimum lot size for residences 

on land used for agricultural purposes.”  



LRMP Policy 4.1.9   
   

The County will set a minimum lot size standard for a farm residence on land 
used for agricultural purposes.   

  Existing Zoning allows a residence on large agricultural lot 35 acres or larger.  
 

• With proposed adjustment to by right lot limits, the provision to allow the unlimited 
by right development of 35 acres lots will no longer exist. 
 

• The following new zoning provision is proposed to allow the by right construction of 
a single family residence on large rural lots:  
 
 
 
 

• Farmers will not be affected.  The establishment of a dwelling for a farmer will 
continue to be exempt from the need to obtain a rezoning for a Rural Residential 
Overlay. 

 

      

Any number of LOTS that are each { 35 / 40 / 60 / 80 } acres or greater in area. 
                          

Champaign County Board February 1, 2011 
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35 acres  • current standard 

40 acres • easy-to-remember, round number  
• more restrictive than current 35 acre lot allowance 

60 acres • more restrictive than current 35 acre lot allowance 

80 acres • more than twice as restrictive as current 35-acre lot allowance  
• lot size at which traffic generated by a dwelling is small enough to 

not be a problem on any rural road 
• lot size at which number of driveways will be greatly minimized  
           (only eight driveways per square mile)    
• lot size at which number of dwellings that result would be very few 

and result in fewer conflicts with agriculture  
 

Champaign County Board February 1, 2011 
Study Session 

Establishing  a minimum lot size for residences on land used for 
agricultural purposes. 
 
• agriculture to be assumed as principal use on lot 

 
• on selected lot size, a single family residence would be permitted by right 



LRMP Objective 4.3 
       

Champaign County will require that each discretionary review 
development is located on a suitable site.   

 

Champaign County Board February 1, 2011 
Study Session 

LRMP Goal 4    Champaign County will protect the long term viability of  
             agriculture in Champaign  County and its land resource base.  

3)  Implement Champaign County LRMP Policies   
 4.1.6  and  4.3.1 – 4.3.4 



3)  Implement Champaign County LRMP Policies   
 4.1.6  and  4.3.1 – 4.3.4 

 
 

Proposed Zoning Ordinance Text Amendment regarding Standards 
for Discretionary Development in Rural Districts 

LRMP Policy 4.1.6  
Discretionary residential development limit on Best Prime Farmland  

  
LRMP Policy 4.3.1  

Site suitability standard for discretionary development on other than 
Best Prime Farmland 

  
LRMP Policy 4.3.2 

Site suitability standard for discretionary development on Best Prime 
Farmland 

  
LRMP Policy 4.3.3  

Public services site suitability criteria for discretionary development 
  
LRMP Policy 4.3.4  

Public infrastructure site suitability criteria for discretionary 
development 

Champaign County Board February 1, 2011 
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LRMP Policy 4.1.6  
Provided that the use, design, site and location are consistent with County 
policies regarding:   
  
i.    suitability of the site for the proposed use; 
ii.   adequacy of infrastructure and public services for the proposed use; 
iii.  minimizing conflict with agriculture;  
iv.  minimizing the conversion of farmland; and 
v.   minimizing the disturbance of natural areas,  
  
then,  
  
a)  on best prime farmland, the County may authorize discretionary residential 
development subject to a limit on total acres converted which is generally 
proportionate to tract size and is based on the January 1, 1998 configuration of 
tracts, with the total amount of acreage converted to residential use (inclusive of 
by-right development) not to exceed three acres plus three acres per each 40 
acres (including any existing right-of-way), but not to exceed 12 acres in total; or  
  
b)  on best prime farmland, the County may authorize non-residential 
discretionary development; or  
  
c)  the County may authorize discretionary review development on tracts 
consisting of other than best prime farmland. 
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Policy 4.1.6 proposed  text amendment :   
   

• Limits amount of Best Prime Farmland acres converted as result 
of residential discretionary development 
 

• Limit proportionate to lot size (as existing on January 1, 1998)  
   

Parcel size 
(acres) 

Proposed Allowable Maximum 
Conversion 

of Best Prime Farmland 
(acres) 

10 3  

40 6 

80 9 

100 9 

120 and larger 12 
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Policy 4.1.6 proposed  text amendment:   
   

Adds Special Use criteria regarding site suitability to be considered 
by ZBA for residential discretionary development 

 
 
 
 

• On Best Prime Farmland, the site with proposed improvements is well 
suited overall  

    

• On other than Best Prime Farmland, the site with proposed 
improvements is suited overall 
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ZBA already uses following criteria for review of each proposed rezoning  
for a Rural Residential Overlay District: 

 
 
 
 

• Existing public services are adequate, effective, safe 
    

• Existing public infrastructure with proposed improvements are 
adequate, effective, safe 

ZBA already uses following criteria for review of special use requests and 
for review of proposed rezoning for Rural Residential Overlay District:  



LRMP Goal 4    
 
Champaign County will protect the long term viability of agriculture in 
Champaign  County and its land resource base.  

LRMP Objective 4.4 
       

Champaign County will update County regulations that pertain to  
rural residential discretionary review developments to best provide 
for site specific  conditions by 2010. 
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4)  Implement Champaign County LRMP Objective 4.4  



Proposed Zoning Ordinance Text Amendment to Implement 
Champaign County LRMP Objective 4.4 

    

Add Special Use requirement in addition to Rezoning 
 

• Site specific conditions should be added by special use permit rather than 
by conditional rezoning, as is the current practice 
 

• streamline approval process:  concurrent review of rezoning and special use  
 

     

County Board Special Use vs. Special Use 
 

• If County Board Special Use, County Board receives  ZBA recommendation 
and County Board has final authority to approve 
 

• If Special Use, ZBA has final authority to approve 
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Proposed Zoning Ordinance Text Amendment to Implement 
Champaign County LRMP Objective 4.4 

    

Add Standard Conditions to the Special Use permit requirement.  
 
• Standard Conditions are optional.  
 
• Standard Conditions are simply a way to make the developer  
 aware of the Board’s preference in the beginning and are 
 intended to same everyone’s time.   
 

• Even if Standard Conditions are met, the Board is not  
 required to approve the proposed Rural Residential Development. 
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7 Proposed Special Use Standard Conditions  
for Rural Residential Development 

 

1    One Acre Not in Special Flood Hazard Area 
 Each residential lot in the Rural Residential Development shall have 
 at least one acre of buildable area that is not in the Special Flood 
 Hazard Area. 
  
 

2     Street Required 
 More than two residential lots that are no larger than six acres in 
 aggregate area shall front a new street that shall meet the standards 
 of the relevant subdivision jurisdiction. 
  
   

3    Driveway Requirement 
 Lots that front on and have access to existing streets shall have 
 driveways co-located with other driveways as much as possible and 
 each pair of co-located driveways shall not be closer than { 600 } feet 
 to other driveways  in the same Rural Residential Development that 
 front existing streets.   
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7 Proposed Special Use Standard Conditions  
for Rural Residential Development 

   
4    Driveway Requirement 
 Any dwelling located more than {140 } feet from a street shall have a 
 minimum 20 feet wide driveway consisting of a minimum of six inches 
 of  gravel or similar all weather surface that shall be maintained with a 
 vertical clearance of 13 feet six inches and with a minimum 20 feet by 
 40 feet turnaround area for emergency vehicles. 
  
5    Groundwater Investigation 
 If so advised by the Illinois State Water Survey (ISWS) Center for  
 Groundwater Science, the applicant shall contract the services of the 
 ISWS to conduct or to provide a review the results of a recent 
 groundwater investigation to determine if adequate groundwater 
 resources exist on the site  for the proposed RRO, without 
 endangering groundwater availability for the existing neighboring 
 residences.    
  

continued 
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7 Proposed Special Use Standard Conditions  
for Rural Residential Development 

 

6     Known Cemetery or Human Burial Site in ‘High Probability Area’  
 If the proposed RRO is located in a „high probability area‟ as defined 
 as defined in the Illinois State Agency Historic Resources 
 Preservation Act (20 ILCS 3420/), the applicant shall notify the Illinois 
 State Historic Preservation Agency (ISHPA) to request information 
 regarding whether the proposed site is a known cemetery or human 
 burial site, and shall provide a copy of the ISHPA response.   
  
7 Provide Additional Information to IDNR if Requested 
 If, upon notification regarding the proposed RRO, the Illinois 
 Department of Natural (IDNR) determines that potential adverse 
 effects are possible to endangered or threatened species that may be 
 present as a result of the proposed RRO and requests additional 
 information about the proposed RRO, the applicant shall provide the 
 additional requested information.    

continued 
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 Request Authorization to Proceed with Proposed / Revised Zoning 
 Ordinance Text Amendments: 
   

• By Right Lot Limits ……….LRMP Policies 4.1.5, 4.1.7 and 4.1.9 
 
 

• Review Standards for Discretionary Development 
      ………. LRMP Policies 4.1.6, 4.3.1 – 4.3.4 

  
• Special Use in Addition to Rezoning for Rural Residential Overlay  

     ………. LRMP Objective 4.4 

Next Steps 

      
 Request Approval of Revised Proposal to Update SA Portion of LESA 
         ………. LRMP Objective 4.5 
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