CASE NO. 687-AM-11

SUPPLEMENTAL MEMORANDUM
Ci‘u’u‘;}p:xign\/une 16, 2011
County
Depurtment ol petitioners:

Request: Amend the Zoning Map to
change the zoning district designation
from CR Conservation Recreation to

175N CR1600E
Villa Grove, IL

- PLANNING Philip W. and Sarabeth F. Jones
T AG-1 Agriculture.

: bite Area:

Approx. 12.69 acres Location: An approximately 12.69 acre

tract of land that is located in the
North Half of the South Half of the
Northeast Quarter of Section 27 of
Crittenden Township and located on
(217) 3x4-370sPrepared by: the west side of Illinois Route 130

John Hall (CR1600E) and 1,328 feet south of the

Zoning Administrator intersection of Illinois Route 130 and
CR 200N and County Highway 16 and
commonly known as the property at
175N CR1600E, Villa Grove.

Brookens

Administrative Center. .
1776 E. Washington Gyeet 1iMe Schedule for Development:

Urbana, Hlineis 61502 Immediate

STATUS

This is the first meeting for this case. This memo documents an assessment of the suitability of the
subject property for the CR District. The assessment indicates that the subject property is not well suited
to be in the CR District.

SUITABILITY OF THE SUBJECT PROPERTY FOR THE CR DISTRICT

The map amendment petition (application) requires the petitioner to indicate what error in the present
Ordinance is to be corrected by the proposed amendment and items 4 and 5 of the Finding of Fact restate
the petitioner’s assertions as to that error. Disregarding the petitioner’s assertions related to agriculture,
the petition states that the property has overall elevation higher than the Base Flood Elevation and some
topographic information is provided to that affect. The purpose and intent of the CR District (see item
8.A.(1) of the Finding of Fact) suggest that there are additional factors that should be considered.

It is not known if the drafters of the Zoning Map had any formal documentation of the factors that
underlay the CR Conservation Recreation Zoning District that was adopted in 1973. If there was formal
documentation it has not survived to this day. At the time there was no modern Soil Survey nor was there
a flood insurance rate study with floodplain maps and the only topographic information available for the
entire County used a contour interval (difference in ground elevation) of five feet. More and better
information is available today with which to evaluate the suitability of the subject property for the CR
District.

The following are the significant factors relevant to indentifying “the natural and scenic areas generally
along the major stream networks of the County”:
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. 1973 Land Cover. The CR District was planned in 1973 and thus was based on the pattern of
vegetation that existed at that time. Attachment A is a copy of the Supervisor of Assessments
1973 Aeral photo of the subject property and vicinity. Comparing this aerial photo to the 2008
aerial photo that is the basis of the Land Use Case Map is difficult given the difference in
constrasts between the two photos. However, after some consideration it is clear that the
vegetative land cover in 1973 was very almost the same as it is today on the subject property and
vicinity.

Except for a small area of permanent vegetation at the west end, the subject property was nearly
all farmland in 1973 and remains so today.

. Stream Related Soils. The modern Champaign County Soil Survey identified soils that are found
in flood plains (formerly bottomlands) and stream terraces. Attachment B is an excerpt from the
2001 Champaign County Soil Survey of the subject property and vicinity indicating stream-related
soils (bottomland soils and stream terrace soils) and soils developed primarily under forest
conditions. Note that the designation of soils developed primarily under forest conditions is not
from the Soil Survey but from other Natural Resources Conservation Service (NRCS) data.

More than half of the area of the subject property consists of stream related soils.

. Topography. Topography (the surface of the ground) is generally the clearest indication of the
major stream networks in the County particularly at locations further downstream where the river
valley has the best defined form. Attachment C is a copy of the LIDAR topographic contours at
two feet intervals for the subject property and vicinity on top of the 2008 aerial photo. The
contours indicate that the stream valley is clearly defined only on the south side and not well
defined on the north side of the stream.

The subject property appears to be nearly flat.

. Area Below the Base Flood Elevation. The area below the Base Flood Elevation is the actual
100-year flood plain. Attachment D is a copy of the LIDAR topographic contours at two feet
intervals for the subject property and vicinity on top of the 2008 aerial photo with the 654 contour
highlighted to approximate the Base Flood Elevation of 654.5 feet Mean Sea Level.

Approximately the western 350 feet of the subject property appear to be less than one foot below
the Base Flood Elevation. However, the topographic survey prepared for Phillip Jones by Wayne
Ward Engineering dated November 22, 2010, that was included with the Preliminary

Memorandum for Case 688-S-11 is more accurate and indicates that only about the west 185 feet

of the subject property is below the Base flood Elevation

The above factors can then be analyzed as follows:

. All four factors are overlaid (combined) into a Draft Composite Sketch Map of CR District
Suitability Factors for Subject Property and Vicinity (Attachment E). The outline of the existing
CR District has also been included.
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Note that the existing CR District does not include all of the area below the Base Flood Elevation
but is much larger than the area of vegetated land cover. Also note that the part of the subject
property that is below the Base Flood Elevation also consists of stream related soils.

. The Areas Most Suitable for the CR District are the areas that combine the most critical
combinations of the four factors. The identification of exactly what are the critical combinations
of the four factors is essentially a policy decision for which there is no existing guidance. The
Draft Sketch Map in Attachment F would be the starting point based on the existing purpose and
intent of the CR District.

Note the subject property has not been included in the areas most suitable for the CR District.

Note that actual mapping of a new CR District could include a minimum buffer of up to 100 feet
around the areas of critical combinations and should also include some amount of land to
regularize the boundaries of any new District.

BEST PRIME FARMLAND IN THE VICINITY

The Soil Survey for the of the subject property and vicinity was reviewed to determine how close the
subject property is to “best prime farmland”. The Champaign County Land Resource Management Plan
defines “best prime farmland” as soil with a Relative Value (based on the Champaign County LESA
System) of 85 or greater. Attachment G indicates that a little less than the eastern 1/3 of the subject
property consists of best prime farmland and is consistent with the Natural Resource Report by the

Champaign County Soil and Water Conservation District. Note that the east end of the subject property
(which borders the AG-1 District) also borders best prime farmland.

ATTACHMENTS

A Draft 1973 Land Cover for Subject Property and Vicinity

B Stream Related Soils for Subject Property and Vicinity

C Topography for Subject Property and Vicinity

D Area Below Base Flood Elevation for Subject Property and Vicinity

E Draft Composite Sketch Map of CR District Suitability for Subject Property and Vicinity
With Existing CR District

F Draft Sketch Map of Areas Most Suitable for CR District for Subject Property and Vicinity

G Best Prime Farmland Soils for Subject Property and Vicinity



Attachment A Draft 1973 Land Cover for Subject Property and Vicinity
Cases 687-AM-11 & 688-S-11
JUNE 16, 2011

FLANNING &
ZONING




Attachment B Stream Related Soils for Subject Property and Vicinity
Cases 687-AM-11 & 688-S-11
JUNE 16, 2011
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Attachment C Topography for Subject Property and Vicinity
Cases 687-AM-11 & 688-S-11
JUNE 16, 2011




Attachment D Area Below Base Flood Elevation for Subject Property and Vicinity
Cases 687-AM-11 & 688-5-11
JUNE 16, 2011
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Attachment E Draft Composite Sketch Map of CR District Suitability
Cases 687-AM-11 & 688-S-11
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Attachment F Draft Sketch Map of Areas Most Suitable for CR District
Cases 687-AM-11 & 688-S-11
JUNE 16, 2011
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Attachment G Best Prime Farmland Soils for Subject Property and Vicinity
Cases 687-AM-11 & 688-S-11
JUNE 16, 2011
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CASE NO. 690-AM-11

PRELIMINARY MEMORANDUM
Champaizn June 16, 2011
_ ounly petitioner: Benjamin R. and Jennifer A. Request: Amend the Zoning Map to
__Epatlnn: - Shadwick allow for the use of 1 single family
i 'Site Area: 5.3 acres residential lot in the CR Conservation

~ Recreation Zoning District by adding
g Time . Schedule  for  Development: the Rural Residential Overlay (RRO)
g lmmediate upon approval Zoning District

Brookens "1ePared by:  John Hall Location: An approximately 5.3 acre
Administrative Center Zoning Administrator tract of land that is located in the
S feaa v West Half of the North Half of the
. Northeast Quarter of Section 27 of

(217) 3843708 Crittenden Township and that is

located approximately 2,000 feet west
of the intersection of County Highway
16 and Illinois Route 130 and located
on the south side of County Highway
16 (CR200N).

BACKGROUND

The Champaign County Zoning Ordinance requires that the creation of more than three lots, each of
which is less than 10 acres, in the rural districts after January 1, 1998, requires rezoning to the Rural

Residential Overlay (RRO) Zoning District.

The subject property was this same area and configuration on June 1, 1998, and so could be divided into a
total of three lots without RRO approval. The petitioner proposes to create a subdivision with 12 buildable
lots (and one outlot) and so requires RRO approval for nine of the lots.

Purpose of the RRO District

The unique nature of the district and the specific considerations required for determination in each RRO
request merit a brief review the Rural Residential Overlay (RRO) Zoning District is intended to identify
those rural areas that are most suitable for residential development and whose development will not
significantly interfere with agricultural pursuits in neighboring areas. The RRO Zoning District is an
overlay zoning designation that is in addition to the pre-existing (underlying) rural zoning.

Rezoning to the RRO District is required for subdivisions with more than three lots (whether at one time
or in separate divisions) and/or new streets in the AG-1, AG-2, and CR districts (the rural districts).
Approval of the RRO district does not change any current requirement of the underlying districts. All
other restrictions on use, setbacks, lot coverage, etc. remain in effect.

Specific Findings and Considerations Required In RRO Requests

The RRO district is established using the basic rezoning procedure except that specific considerations are
taken into account in approvals for rezoning to the RRO District. The Zoning Board of Appeals must

make two specific findings for RRO approval. Those findings are:
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. Suitability of the proposed site for the development of rural residences; and
. Impact that the proposed residential development will have on surrounding agriculture.
The Board is required to consider the following factors in making these findings:
1. Adequacy and safety of roads providing access to the site
2. Effects on nearby farmland and farm operations
3. Effects of nearby farm operations on the proposed residential development
4. The LESA (Land Evaluation and Site Assessment) score of the subject site
5. Effects on drainage both upstream and downstream
6. The suitability of the site for onsite wastewater systems
7. The availability of water supply to the site
8. The availability of emergency services to the site
9. The flood hazard status of the site
10. Effects on wetlands, historic or archeological sites, natural or scenic areas or wildlife habitat
11. The presence of nearby natural or man-made hazards
12. The amount of land to be converted from agricultural uses versus the number of dwelling

units to be accommodated

No specific standards apply to the criteria and a positive evaluation of every factor may not to be
necessary for approval. The Board should feel comfortable, however, that significant potential problems
that are identified are not insurmountable.

Difference between RRO Rezoning Approval and Subdivision Approval

The zoning approval for the RRO District is not the same thing as approval of the subdivision of the land.
At this stage the County is considering only the suitability of the site for residential development and not
the adequacy of a specific design. The division of the land into separate legal parcels for sale must still
comply with the regulations of the relevant subdivision jurisdiction which in this case is the City of

Urbana.

Engineering design issues are only relevant in determining whether the development of the site is
practical from a public as well as private standpoint. The RRO criteria contain a number of important
issues regarding suitability of the site that are not amenable to site engineering such as traffic and land use
compatibility issues. When necessary to deal with concerns of suitability and compatibility, the Board
may recommend specific conditions that should be imposed on the future subdivision of the land as part
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of the RRO approval. Significant differences between the plan submitted for RRO designation and the
Preliminary Plat required for subdivision approval would not be allowed.

For example, the Board may determine that a site has particular problems that should be addressed by
some action on the part of the developer such as improving a road or ditch or with respect to the design of

the subdivision
PETITIONER SUBMITTALS

Section 5.4.4 of the Zoning Ordinance requires several supporting documents for each petition for RRO
rezoning. All have been received.

EXISTING LAND USE AND ZONING

Table 1 summarizes the land use

and zoning on the subject Table 1. Land Use and Zoning In The

Vicinity Of The Subject Property

property and adjacent to it. ,
Direction | Land Use Zoning
Onsite | Farmland CR Conservation Recreation
North | Farmland AG-1 Agriculture
Single Family . )
East Residential CR Conservation Recreation
Single Family . )
West Residential CR Conservation Recreation
Single Family
South | Residential / CR Conservation Recreation
Agriculture

MUNICIPAL EXTRATERRITORIAL JURISDICTION

The subject property is located within the mile and a half ETJ of the City of Urbana. Municipalities have
protest rights on all map amendment cases within their mile and a half ETJ, and as such they are notified

of all such cases.
COMPARISON WITH COMMON CHAMPAIGN COUNTY CONDITIONS

Attachment U summarizes the comparison of the subject property with common Champaign County
conditions that are in the same Attachment.
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ATTACHMENTS
A Case Maps (Location, Land Use, Zoning)
B Excerpt of Flood Insurance Rate Map (FIRM) Community Panel Number 170894 0275 B dated
March 1, 1984
C Excerpt of Embarras River Watershed Digital Floodplain Mapping, Champaign County, Illinois.
Hlinois State Water Survey. August 2002.
D Plat of Survey received April 29, 2011
E Section 22 Natural Resources Report from CCSWCD for Justin Harrison received Feb. 19, 2008
F Analysis of Drainage Conditions by Wayne Ward Engineering dated March 10, 2011
G Topographic Survey received April 29, 2011
H Topographic / Drainage Analysis Survey received April 29, 2011
I Table of Common Conditions Influencing the Suitability of Locations for Rural Residential
Development in Champaign County (included separately)
J Comparing the Proposed Site Conditions to Common Champaign County Conditions
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Attachment A Land Use Map
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Attachment A Zoning Map
Case 690-AM-11
JUNE 9, 2011
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Champaign County Soil and Water Conservation District
2110 W. Park Court, Suite C
Champaign, IL. 61821
(217) 352-3536, Ext. 3

NATURAL RESOURCE REPORT

Development Name: None R E C E l VE D

Date Reviewed: February 8, 2008 FEB 19 200
Requested By: Justin Harrison CHANPAIGH 00. P& 2 DEPA T
Address: Justin and Spring Harrison

202 North Oak Street

Villa Grove, IL 61956

Location of Property: Part of the Northwest quarter of the Northeast Quarter of Section
27, T17N, RIE, Crittenden Township, Champaign County, IL. This is on the south side
of County Road 200 North 3/8 mile west of Highway 130. The site consists of a corn
field on the north and a small home with grass and trees on the south adjoining the

Embarras River

The Resource Conservationist of the Champaign County Soil and Water Conservation
District inspected this tract February 6, 2008.

SITE SPECIFIC CONCERNS

1. The area that is to be developed has 3 soil types that have severe wetness and
ponding characteristics. This will be especially important for the septic

system that is planned.
2. Water drains from the north under the road along the east edge of the

property. This flow continues to the East Branch of the Embarras River on
the south side of the property. This drainageway must be kept clear to

maintain its function.
3. Pollution of the river is a concern due to the proximity of the houses. Extra

care should be taken to minimize any possibility that runoff could carry
pollutants to the river.

SOIL RESOURCE

a) Prime Farmland:
This tract is NOT considered best prime farmland for Champaign County.




This tract has an L.E. Factor of 76; see the attached worksheet for this calculation. A

portion of the tract is in corn and the south portion is not farmed. It is along the banks of
the Embarras River and subject to flooding.

b) Erosion:

This area will be susceptible to erosion both during and after construction. Any areas left
bare for more than 30 days, should be temporarily seeded or mulched and permanent
vegetation established as soon as possible. The area is covered with corn stalks, which

will minimize erosion until construction begins. Extra care should be taken during

construction to minimize erosion due the proximity of the river.

¢) Sedimentation:

A complete erosion and sedimentation control plan should be developed and
implemented on this site prior to and during major construction activity. All
sediment-laden runoff should be routed through sediment basins before discharge. No
straw bales or silt fences should be used in concentrated flow areas, with drainage areas
exceeding 0.5 acres. A perimeter berm could be installed around the entire site to totally
control all runoff from the site. Plans should be in conformance with the Illinois Urban
Manual for erosion and sedimentation control. Extra care should be taken during
construction to minimize erosion due the proximity of the river.

d) Soil Characteristics:

There are three (3) soil types on this site; see the attached soil map. The soils present
have moderate to severe limitations for development in their natural, unimproved state.
The possible limitations include severe ponding and wetness that will adversely affect

septic fields on the site.

A development plan will have to take these soil characteristics into consideration; specific
problem areas are addressed below.

Map Shallow Septic
Symbol Name Slope  Excavations Basements Roads Fields
Camden Severe: Moderate: Severe: Moderate:
134B Silt Loam 2-5% cutbank cave | shrink-swell | low strength | percs slowly
Drummer Severe: Severe: Severe: Severe:
152A Silty Clay Loam 0-2% ponding ponding ponding ponding
Kendall Severe: Severe: Severe: Severe:
242A Silt Loam 0-2% wetness wetness low strength | wetness
Sawmill Severe: Severe: Severe: Severe:
3107A | silty clay loam 0-2% ponding ponding ponding flooding
Severe: Moderate: s | Moderate:
570C2 | Martinsville Loam | 5-10% | cutbank cave | hrink-swell low strength | Slight:
Campton Severe: Severe: Severe: Severe:
6808 silt ioam 2-5% wetness wetness low strength | wetness




WATER RESOURCE

a) Surface Drainage:

Most of the water drains from the north to the south and into the Embarrass River on the
south side of the property. The field north of the road drains into a culvert under the road
and through the property to the south into the river. This drainageway is east of a pad that
was built up for future building. No building should take place in this area and the flow

must be maintained to move the water to the river.

b) Subsurface Drainage:

This site may contain agricultural tile, if any tile found care should be taken to maintain it
in working order.

Wetness may be a limitation associated with the soils on this site. Installing a properly
designed subsurface drainage system will minimize adverse effects. Reinforcing
foundations helps to prevent the structural damage caused by shrinking and swelling of

naturally wet soils.

¢) Water Quality:

As long as adequate erosion and sedimentation control systems are installed as described
above, the quality of water should not be significantly impacted.

CULTURAL., PLANT, AND ANIMAL RESOURCE

a) Plant:

For eventual landscaping of the site, the use of native species is recommended whenever
possible. Some species include White Oak, Blue Spruce, Norway Spruce, Red Oak, and
Red Twig Dogwood. Extra care should be taken to maintain or increase grass planting on
the south side of the property to act as a filter for water going into the river. Planting trees
and grass along the river floodplain area would be desirable to maintain water quality.

b) Cultural:

The Illinois Historic Preservation Agency may require a Phase 1 Archeological Review to
identify any cultural resources that may be on the site.

If you have furthe,
Conservation Di

Signed by Prepared by

Bruce StikKers

Steve Stierwalt
Resource Conservationist

Board Chairman
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Soil Type

134B
152A
242A
3107A
570C2

LAND EVALUATION WORKSHEET

Ag Group Relative Value
5 79
2 98
4 85
6 70
7 65

Total LE factor= 1269.60

Acreage= 16.7

Land Evaluation Factor for site =

Acres

2.5
0.7
46
6.8
2.1

76

197.50
68.60
391.00
476.00
136.50
0.00
0.00
0.00
0.00
0.00

0.00

Note: A Soil Classifier could be hired for additional accuracy if necessary.

Data Source: Champaign County Digital Soil Survey

Revised fall 2002
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WAYNE WARD ENGINEERING |

977 N COUNTY ROAD 1500 E

F.W. WARD
REGISTERED P.E.
NO. - 027405

CAMARGO, ILLINOIS 61918

PHONE: (217) 253-2120 FAX: (217) 253-3218

SURFACE DRAINAGE ANALYSIS OF
PARCEL 'A’ (SHADWICK PROPERTY) AND
PARCEL 'C' (SOLLERS PROPERTY) OF
16.7 ACRE TRACT LOCATED IN NW¥% OF NEY OF
SECTION 27, T 17N, T 9E OF 3rd P.M.

I, F. Wayne Ward, Registered Professional Engineer in the State of Illinois, entered upon

" Parcel "A" and Parcel "C" to survey and determine the surface drainage of the Parcels. A Plat of
the resulting survey is hereby attached which indicates the ground contours on one foot internals
and the direction and slope of surface drainage on the Parcels. . ,

, There is an existing natural waterway along the east property line of Parcel "A" that drains
south from Road 200 North approximately 900 feet to the East Branch of the Embarrass River. All
drainage from Parcel "A" flows towards and through the natural waterway. o

The dainage from Parcel "C""' flows naturally to the North r&ad ditch for the north 100 feet

of property, which then flows to the natural waterway mentioned above. The remaining part of

Parcel "C" flows over natural ground for approximately 1200 feet toward the East Branch of the

' Embarrass River. - o
arcel "C" does not flow onto any adjoining property with the R

- Water from Parcel "A" or P
exception of the portion of the natural waterway that lies within the boundary of the adjoining

property on the east.
~ All ground slopes have been indicated on the attached plat.

" There is currently no structure on Parcel "A" and Parcel "C" has been planted with nursery -
stock trees, therefore, I have no knowledge of any proposed wastewater disposal system. Any
_sump pump discharge will be diverted to the same natural waterway that carries the surface water

to the river. The quantity of discharge water would not impact the capacity or condition of the

natural waterway.

" . ' The above information and the ixﬁonmaﬁon provided on the attached plat is an accurate
representation of the existing conditions of drainage on Parcel "A" (Shadwick‘Property) and

Parcel "C" (Sollers Property) at this time.
Prepared By

F Wope 74
F. Wayne Ward /PE No.027405

March 10, 2011
Date
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