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CASES 869-AM-17 and 870-S-17
SUPPLEMENTAL MEMORANDUM #2
August 10, 2017

Petitioner: Stonetown Woodland Acres LLC, via agent Michael Friend
Case 869-AM-17
Request: Amend the Zoning Map to change the zoning district designation in order to
operate the proposed Special Use with waivers in related Zoning Case 870-S-17 for the
following portions of the subject property:
Part A: Change the zoning district designation from the R-1 Single Family
Residence Zoning District to the R-5 Manufactured Home Park Zoning District
for the eastern 150 feet of the subject property.
Part B: Change the zoning district designation from the B-2 Neighborhood
Business Zoning District to the R-5 Manufactured Home Park Zoning District
for the 1.66 acre lot on the west end of the subject property.
Case 870-S-17
Request: Authorize the expansion and use of an existing, nonconforming
manufactured home park with 93 existing and an additional 21 proposed manufactured
home sites, as a Special Use Permit in the R-5 Manufactured Home Park Zoning
District, contingent upon the rezoning of the eastern 150 feet of the subject property in
related case 869-AM-17 and also subject to waivers A through R as listed on the legal
advertisement, on the subject property described below.
Location: Three tracts of land generally south and east of the Urbana spur of I-74
(University Avenue/IL Route 130), north of US Route 150 (University Avenue) and
west of Smith Road, in the Southeast Quarter of the Southeast Quarter of Section 9
and the West Half of the Southwest Quarter of Section 10 of Township 19 North,
Range 9 East of the Third Principal Meridian in Urbana Township and commonly
known as Woodland Acres Manufactured Home Park, with an address of 2200 East
University, Urbana.
Site Area: 13.37 acres
Time Schedule for Development: Already in use; for expansion, as soon as possible
Prepared by:

Susan Burgstrom
Senior Planner
John Hall
Zoning Administrator
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Cases 869-AM-17 and 870-S-17
Stonetown Woodland Acres LLC
AUGUST 9, 2017

STATUS
At the June 29, 2017 ZBA public hearing, the following items were requested of the petitioners in time for
the August 17, 2017, continued hearing:
1.

2.
3.
4.
5.

6.

7.

8.
9.
10.

Photos of other MHP projects the petitioner has done
A plan for where people would be expected to go in inclement weather, especially in case of a
tornado
Placement of fire hydrants
How the detention basin might be developed for recreational use – development of recreation
space is not required, but the ZBA needs to know if you intend to develop it with amenities.
The ZBA recommends adding any proposed buildings/structures/infrastructure/amenities to the
Site Plan that the company might want to add in the next 5-10 years, so that any necessary
special permits or variances can be covered as part of this case.
Identify home sites for existing homes (draw out the existing home site boundaries) – Staff
clarified that the petitioner needs to ensure that any replacement homes for the existing sites
would conform to the Zoning Ordinance. The petitioner needs to state whether or not
replacement homes will be larger.
How to ensure that the Zoning Administrator is informed about changes of ownership for the
home sites on which there are encroachments into the I-74 right-of-way, keeping in mind that
homes currently in the IDOT right-of-way must be replaced with homes in conformance to the
Zoning Ordinance.
Provide letters the petitioner has from/to the City of Urbana regarding annexation
Is there a plan for screening along Smith Road?
How to make the existing streets more “accessible” to emergency vehicles

In an email received July 10, 2017, Mike Friend forwarded a copy of the approved IDOT permit for the
expansion of the drainage system, which would outlet to the south ditch of IL 130 north of the proposed
expansion site. The email is Attachment B to this memorandum.
On August 8, 2017, Mike Friend submitted a report that responds to all homework items listed above. The
report is Attachment C to this memorandum. Mike listed 3 meetings that will have occurred before the
August 17, 2017 public hearing:
 Mike Friend’s meeting with Chief Thuney on August 9, 2017.
 A remote meeting with petitioner Dax Nolan, Mike Friend, and the Edgewood HOA on
August 11, 2017, at the Edge Scott Fire station.
 There will be an in-person meeting with the same group on August 16, 2017.
P&Z Staff revised the Case 869-AM-17 Finding of Fact (Atttachment D) and Case 870-S-17 Summary of
Evidence (Attachment E) to include this new information. Changes are in red underline or red strikethrough.
No comments have been received by the P&Z Department since the June 29, 2017 public hearing.
PROPOSED SPECIAL CONDITIONS - REVISED
There are no proposed special conditions for Case 869-AM-17.
The following special conditions are proposed for Case 870-S-17:

Cases 869-AM-17 and 870-S-17
Stonetown Woodland Acres LLC
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A.

Within 30 days of approval of Case 869-AM-17 by the Champaign County Board, the
petitioner shall file a miscellaneous document with the Champaign County Recorder
of Deeds stating the Stonetown Woodland Acres Manufactured Home Park was
authorized subject to special conditions in Case 870-S-17, and the document shall
contain all of the special conditions of approval for Case 870-S-17. A copy of the
recorded document shall be given to the Zoning Administrator after filing with the
Recorder of Deeds.
The special condition stated above is required to ensure the following:
That any prospective purchaser of the subject property is aware of all of the
special conditions of approval.

B.

The Zoning Administrator shall not authorize a Zoning Compliance Certificate until
the petitioners have demonstrated that any new or proposed exterior lighting on the
subject property will comply with the lighting requirements of Section 6.1.2.
The special condition stated above is required to ensure the following:
That any proposed exterior lighting is in compliance with the Zoning Ordinance.

C.

That the petitioners develop the recreation areas within two years and in accordance
with the most recent version of the Illinois Mobile Home Park Act (210 ILCS 115) and
the Illinois Department of Public Health Manufactured Home Community Code (860
ILCS 220).
The special condition stated above is required to ensure the following:
That Stonetown Woodland Acres conforms to State of Illinois requirements.

D.

On-street parking shall be allowed only when there is at least 24 feet in unobstructed
pavement width for travel, and shall be clearly marked with signs at each entrance to
the development or sufficiently throughout the park and these signs shall be in place
before any replacement of homes occurs and shall be verified in all inspections by the
Zoning Administrator.
The special condition stated above is required to ensure the following:
That there is always adequate emergency vehicle access.

E.

Replacement homes shall conform to setback and yard requirements established in
Zoning Ordinance Section 6.2.2, unless larger replacement homes occupy more than
one of the existing home sites.
The special condition stated above is required to ensure the following:
That replacement homes do not make the manufactured home park more
nonconforming with Zoning Ordinance requirements.

F.

Any proposed new construction and/ or proposed new use shall be authorized and
established as follows:
(1)
A Change of Use Permit shall be required for any replacement of existing
nonconforming structures. The replacement structure shall be inspected by the
Zoning Administrator prior to occupancy and if the replacement structure is in
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compliance with the approval in Case 870-S-17, then the Zoning Administrator
shall authorize occupancy in a Zoning Compliance Certificate. The total fee for
a Change of Use Permit for replacement of existing nonconforming structures,
including the Zoning Compliance Certificate, shall be $66 per home site.
(2)

As existing homes that are encroaching on the IDOT right-of way change
ownership, those home must either be relocated or replaced with new homes
that do not encroach into the IDOT right-of-way, and the as-built location of
each replacement home shall be documented in an as-built site plan prepared
by an Illinois Professional Engineer or Illinois Licensed Land Surveyor. The
existing home sites are numbered 4, 5, 7, 8, 9 and 10 on the Overall Site Plan
received June 16, 2017.

(3)

Each new home on proposed sites 94 through 114 shall be established pursuant
to a Zoning Use Permit that may include all homes on one combined permit or
individual homes on individual permits at a fee of $33 per each site plus a
Zoning Compliance Certificate fee of $33 per each site.

(4)

Development of the proposed recreation areas shall be authorized either under
a Change of Use Permit for a fee of $65 or may be combined for no fee with
any other required Change of Use Permit or Zoning Use Permit.

The special condition stated above is required to ensure the following:
To clarify the permits that are required to ensure conformance with the
Zoning Ordinance.
G.

The Overall Layout Plan by Farnsworth Group, received June 16, 2017; the Revised
Expansion Permit Drawings for proposed new home sites received June 16, 2017; and
Sheets A1, A2, B1, and C1 by Farnsworth Group, received August 8, 2017, comprise the
official site plan for approval in Case 870-S-17.
The above special condition is necessary to ensure the following:
That it is clear which version of the Site Plan submitted by the petitioners is
the approved Site Plan.

H.

The Zoning Administrator shall not authorize a Zoning Compliance Certificate until
the petitioner has provided the Zoning Administrator a copy of the written approval
by the Edge-Scott Fire Protection District Chief for the location, purchase, and
installation of the 4 proposed fire hydrants shown on Exhibit B: Sheet B1 received
June 29, 2017, and the as-built drawings of the siren actuated gate.
The above special condition is necessary to ensure the following:
That public safety in the existing and proposed areas of Woodland Acres meet
local fire protection standards.

I.

The petitioner shall provide the Zoning Administrator a copy of the written approval
by the City of Urbana Plumbing Inspector of the inspection of any sanitary sewer
laterals installed for the properties per an intergovernmental agreement between the
City and UCSD (Ordinance 9192-110).

Cases 869-AM-17 and 870-S-17
Stonetown Woodland Acres LLC
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The above special condition is necessary to ensure the following:
That new sewer connections are compliant with local regulations and
agreements.
J.

The Zoning Administrator shall not authorize a Zoning Compliance Certificate on
the subject property until the petitioners submit as-built drawings of the streets, fire
hydrants, siren-actuated gate, and detention basins.
The special condition stated above is required to ensure the following:
That proposed construction reflects what was included in the Approved Site
Plan for Case 870-S-17.

ATTACHMENTS
A

Full legal advertisement from June 14, 2017 News Gazette

B

Email received July 10, 2017 from Mike Friend, with attachment:

approved IDOT permit for the expansion of the drainage system

C

Report from Mike Friend received August 8, 2017, with attachments
1.
Stonetown Capital Group Other Community Examples
2.
Xi2 Foundation System specifications
3.
Email string between Edge-Scott Fire Protection District Chief Steve Thuney and Mike
Friend dated August 2 through August 8, 2017 with Exhibits A and B
o Exhibit A: Sheet A1 showing proposed siren actuated gate at North Smith Road, and
Sheet A2 showing conceptual design of a siren actuated gate
o Exhibit B: Sheet B1 showing proposed location of an additional fire hydrant
4.
Sheet C4.1 showing revised existing lots
5.
Letter from City of Urbana to Dax Nolen dated September 22, 2016, regarding annexation
and sanitary sewer connectivity
6.
Exhibit C:
o Sheet C1 showing proposed location of siren actuated gate and a full height privacy
screening fence along North Smith Road
o Sheet C2 showing conceptual design of a siren actuated gate and side detail
7.
Email string between Joe Pisula, Edgewood Sub resident, Dax Nolen, and Mike Friend
dated August 3 through August 7, 2017

D

Revised Finding of Fact for Case 869-AM-17 dated August 17, 2017

E

Revised Summary of Evidence for Case 870-V-17 dated August 17, 2017
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LEGAL PUBLICATION: WEDNESDAY, JUNE 14, 2017
CASES 869-AM-17, 870-S-17, AND 871-V-17
NOTICE OF A PUBLIC HEARING IN REGARD TO A REZONING ON PROPERTY IN UNINCORPORATED
CHAMPAIGN COUNTY, A SPECIAL USE PERMIT WITH WAIVERS, AND A VARIANCE UNDER THE
PROVISIONS OF THE CHAMPAIGN COUNTY ZONING ORDINANCE.
Stonetown Woodland Acres LLC, 720 S Colorado Blvd, Suite 1150-N, Glendale, CO 80246, includes Principals
Dax Nolen, Vice President, 720 S Colorado Blvd, Suite 1150-N, Glendale, CO 80246; Roy Lapidus, Manager, 1
Alexander Lane, Greenwood Village, CO 80121; and Adam Minnick, Manager, 452 Leyden St, Denver, CO 80220.
Michael Friend, Engineering Manager for Farnsworth Group, 2211 W Bradley Ave, Champaign, is the agent
working on behalf of Stonetown Woodland Acres LLC for these zoning cases, and has filed petitions for a Zoning
Map Amendment, a Special Use Permit with Waivers, and a Variance under the provisions of the Champaign
County Zoning Ordinance on property in unincorporated Champaign County. The petitions are on file in the office
of the Champaign County Department of Planning and Zoning, 1776 East Washington Street, Urbana, Illinois.
A public hearing will be held Thursday, June 29, 2017, at 7:00 p.m. prevailing time in the John Dimit Meeting
Room, Brookens Administrative Center, 1776 East Washington Street, Urbana, at which time and place the
Champaign County Zoning Board of Appeals will consider petitions for the following:
CASE 869-AM-17
Amend the Zoning Map to change the zoning district designation to accommodate the proposed Special
Use with waivers in related Zoning Case 870-S-17 and subject to the variance requested in related Case
871-V-17 for the following portions of the subject property described below:
Part A: Change the zoning district designation from the R-1 Single Family Residence Zoning
District to the R-5 Manufactured Home Park Zoning District for the eastern 150 feet of the subject
property described below.
Part B: Change the zoning district designation from the B-2 Neighborhood Business Zoning
District to the R-5 Manufactured Home Park Zoning District for the 1.66 acre lot on the west end
of the subject property described below.
CASE 870-S-17
Authorize the expansion and use of an existing, nonconforming manufactured home park with 93 existing
and an additional 21 proposed manufactured home sites in the R-5 Manufactured Home Park Zoning
District, contingent upon rezoning two parts of the subject property in related case 869-AM-17 and subject
to the variance requested in related Case 871-V-17 and also subject to the following required waivers on
the subject property described below:
Part A: Authorize a waiver from Section 6.2.1 C.2., for a Site Plan that does not include the
number, location, and size of all Manufactured Home Sites.
Part B: Authorize a waiver for a setback of 0 feet between a manufactured home stand and a
manufactured home park exterior boundary that faces a state or US highway or a major street in
lieu of the minimum required 45 feet, per Section 6.2.2 C.1.a. for certain existing and proposed
manufactured home sites.
Part C: Authorize a waiver for 9 Manufactured Home Sites for each gross acre of land in lieu of
the maximum allowed 8 Manufactured Home Sites for each gross acre of land, per Section 6.2.2 B.
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Part D: Authorize a waiver for a setback of 0 feet between a manufactured home stand and a
manufactured home park exterior boundary that faces a township road or minor street in lieu of the
minimum required 25 feet, per Section 6.2.2 C.1.c. for certain existing manufactured home sites.
Part E: Authorize a minimum rear yard of 0 feet in lieu of the minimum required 15 feet, per
Section 6.2.2 C.2. for certain existing manufactured home sites.
Part F: Authorize a Manufactured Home Park with recreation space totaling 3 percent of the gross
site area in lieu of the minimum required 8 percent of gross site area in recreation space and parcels
(individual areas) of recreation space that are at least 3,985 square feet in area in lieu of the minimum
required 6,000 square feet, per Section 6.2.2 D.
Part G: Authorize a waiver from Section 6.2.2 E.1., for a Site Plan that does not include the limits
of each Manufactured Home Site.
Part H: Authorize a minimum setback (yard) of 2 feet in lieu of 15 feet between the manufactured
home and the manufactured home site boundary adjacent to private accessways, per Section 6.2.2
E.2.a. for certain existing and proposed manufactured home sites.
Part I: Authorize a minimum setback (yard) of 8 feet in lieu of 20 feet between the entrance side of
the manufactured home and the manufactured home site boundary, per Section 6.2.2 E.2.b. for
certain existing manufactured home sites.
Part J: Authorize a minimum setback (rear and side yards) of 0 feet in lieu of the minimum
required 10 feet, per Section 6.2.2 E.2.c. for certain existing manufactured home sites.
Part K: Authorize a minimum manufactured home site of 1,600 square feet in area in lieu of the
minimum required 3,200 square feet, per Section 6.2.2 E.3. for certain existing manufactured home
sites.
Part L: Authorize no outdoor paved living space in lieu of an outdoor living space of at least 160
square feet with a minimum dimension of 8 feet, per Section 6.2.2 E.5. for all existing
manufactured home sites.
Part M: Authorize no improved off-street parking spaces for each existing manufactured home site
in lieu of the minimum required two improved off-street parking spaces, per Section 6.2.2 E.7. for
certain existing manufactured home sites.
Part N: Authorize a minimum pavement width of 18 feet for existing private accessways in lieu of
the minimum required 24 feet for minor streets, per Section 6.2.2 F.5.
Part O: Authorize a waiver from Section 6.2.2 F.6., with respect to paving materials, curbs and
gutters, grading, intersections, offsets, and radii of curvature, that the provisions of the Subdivision
Ordinance shall apply to existing private accessways.
Part P: Authorize electrical service to the existing street lighting system to be located above
ground in lieu of underground, per Section 6.2.2 G.2.
Part Q: Authorize a waiver for the electrical system for all existing homes and any used homes that
will replace existing homes, and for the electrical distribution system to existing homes, to comply
with the latest edition of the National Electric Code, per Section 6.2.3 D.1.
Part R: Authorize a waiver for a Manufactured Home Park that provides an off-site Management
Office in lieu of an on-site Management Office, per Section 6.2.4 A.
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CASE 871-V-17
Authorize the use and expansion of an existing, nonconforming Manufactured Home Park in the R-5
Manufactured Home Park Zoning District, contingent upon rezoning two parts of the subject property in
related case 869-AM-17 and subject to the request for Special Use Permit approval with waivers in related
Case 870-S-17 and also subject to the following required variance on the subject property described below:
Part A: Authorize a rear yard of 0 feet in lieu of the minimum required 15 feet, per Section
6.2.2 C.2. for certain existing manufactured home sites.
SUBJECT PROPERTY
Three tracts of land totaling 13.37 acres, generally south and east of the Urbana spur of I-74 (University
Avenue/IL Route 130), north of US Route 150 (University Avenue) and west of Smith Road, in the
Southeast Quarter of the Southeast Quarter of Section 9 and the West Half of the Southwest Quarter of
Section 10 of Township 19 North, Range 9 East of the Third Principal Meridian in Urbana Township and
commonly known as Woodland Acres Manufactured Home Park, with an address of 2200 East University,
Urbana.
All persons interested are invited to attend said hearing and be heard. The hearing may be continued and
reconvened at a later time.
Eric Thorsland, Chair
Champaign County Zoning Board of Appeals
TO BE PUBLISHED: WEDNESDAY, JUNE 14, 2017, ONLY
Send bill and one copy to:

Champaign County Planning and Zoning Dept.
Brookens Administrative Center
1776 E. Washington Street
Urbana, IL 61802
Phone: 384-3708
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REVISED DRAFT 08/17/17
869-AM-17
FINDING OF FACT
AND FINAL DETERMINATION
of
Champaign County Zoning Board of Appeals
Final Determination:

{RECOMMEND ENACTMENT / RECOMMEND DENIAL}

Date:

{August 17, 2017}

Petitioners:

Stonetown Woodland Acres LLC, via agent Michael Friend

Request:

Amend the Zoning Map to change the zoning district designation in order
to operate the proposed Special Use with waivers in related Zoning Case
870-S-17 for the following portions of the subject property:
Part A: Change the zoning district designation from the R-1 Single
Family Residence Zoning District to the R-5 Manufactured Home
Park Zoning District for the eastern 150 feet of the subject property.
Part B: Change the zoning district designation from the B-2
Neighborhood Business Zoning District to the R-5 Manufactured
Home Park Zoning District for the 1.66 acre lot on the west end of the
subject property.

Table of Contents
Finding of Fact ..................................................................................................................................................... 1 - 27
Documents of Record......................................................................................................................................... 28 - 30
Case 869-AM-17 Summary Finding of Fact .................................................................................................... 31 - 33
Case 869-AM-17 Final Determination .................................................................................................................... 34

Cases 869-AM-17/870-S-17, ZBA 08/17/17, Attachment D Page 2 of 34

Cases 869-AM-17

REVISED DRAFT 08/17/17

Page 2 of 34
FINDING OF FACT
From the documents of record and the testimony and exhibits received at the public hearing conducted on
June 29, 2017, and August 17, 2017, the Zoning Board of Appeals of Champaign County finds that:
(Note: asterisk indicates items of evidence that are identical to evidence in Cases 870-S-17 and 871-V-17)
*1.

Stonetown Woodland Acres LLC, 720 S Colorado Blvd #1150N, Glendale, CO 80246, is the
owner of Woodland Acres Manufactured Home Park. Dax Nolan, Vice President of the LLC, 720 S
Colorado Blvd #1150N, Glendale, CO 80246, represents the LLC for this zoning case. The
managers of Stonetown Woodland Acres LLC are Roy Lapidus, 1 Alexander Lane, Greenwood
Village, CO 80121, and Adam Minnick, 452 Leyden St, Denver, CO 80220. Michael Friend,
Engineering Manager for Farnsworth Group in Champaign, is the local agent for this zoning case.

*2.

The subject property is comprised of three tracts of land totaling 13.37 acres, generally south and
east of the Urbana spur of I-74 (University Avenue/IL Route 130), north of US Route 150
(University Avenue) and west of Smith Road, in the Southeast Quarter of the Southeast Quarter of
Section 9 and the West Half of the Southwest Quarter of Section 10 of Township 19 North, Range 9
East of the Third Principal Meridian in Urbana Township and commonly known as Woodland Acres
Manufactured Home Park, with an address of 2200 East University, Urbana.

*3.

Regarding municipal extraterritorial jurisdiction and township planning jurisdiction:
*A. The subject property is located within the one and one-half mile extraterritorial jurisdiction of
the City of Urbana, a municipality with zoning. Municipalities with zoning have protest
rights in Map Amendment cases. Notice of the public hearing was sent to the City of Urbana.
*(1) In a letter dated September 22, 2016, from the City of Urbana to Dax Nolen, the City
indicated that annexation would not be necessary in order for Woodland Acres to
expand with additional home sites (see report from Mike Friend received August 8,
2017, which is Attachment B to Supplemental Memorandum #2 dated August 10, 2017).
*B.

The subject property is located within Urbana Township, which does not have a Planning
Commission.

4.

Regarding comments by petitioners, when asked on the petition what error in the present
Ordinance is to be corrected by the proposed change, the petitioner has indicated: “The east 150’
of the property is currently zoned R-1, which does not allow manufactured home parks. The
balance of the site is zoned R-5, which is intended to accommodate manufactured home
parks. This request entails a petition to amend the zoning map from R-1 to R-5 along the
east 150’ of the subject property.”

5.

Regarding comments by the petitioner when asked on the petition what other circumstances justify
the rezoning the petitioner has indicated the following: “The overall parent site has been
previously developed as a manufactured home park. It is highly unlikely that single family
dwellings allowed under R-1 zoning would ever be developed in the 150’ wide R-1 strip of
property adjacent to an existing manufactured home park.”

GENERALLY REGARDING LAND USE AND ZONING IN THE IMMEDIATE VICINITY

*6.

Land use and zoning on the subject property and in the vicinity are as follows:
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*A.

*7.

The subject property is a 13.37 acre tract with a land use of Manufactured Home Park, and
is currently in 3 different zoning districts:
*(1) The eastern 150 feet is zoned R-1 Single Family Residence.
*(2)

The west 1.66 acre lot is zoned B-2 Neighborhood Business.

*(3)

The remainder is in the appropriate R-5 Manufactured Home Park Zoning District.

*B.

Land to the north and northeast of the subject property is zoned R-5 Manufactured Home
Park and is residential in use; to the northwest is R-4 Multiple Family Residence, and is
vacant land owned by Flex-N-Gate.

*C.

Land to the east is zoned R-1 Single Family Residence and is residential in use.

*D.

Land to the south is zoned B-2 Neighborhood Business, R-5 Manufactured Home Park,
and R-1 Single Family Residence, and is commercial and residential in use.
*(1) The petitioners also own the 1.29 acre lot zoned B-2 Neighborhood Business south
of the subject properties, which houses the Manufactured Home Park’s office and
shares a building with a thrift shop.

*E.

Land to the west is zoned B-2 Neighborhood Business, and is commercial in use.

Regarding the site plan and proposed operations of the subject property:
*A.
The ALTA Survey created by Berns, Clancy and Associates, received January 27, 2017,
indicates the following existing improvements and the Stonetown Woodland Acres Mobile
Home Park Expansion County Review Drawings received January 27, 2017, indicates the
following proposed improvements:
*(1) Existing buildings and structures on the ALTA Survey include:
*a.
93 manufactured home sites;
*b.

A non-conforming single family residence in the southwest corner of the subject
property;

*c.

An empty site in the northwest corner of the subject property that was
previously a single family residence (demolished in 2016);

*d.

A non-conforming single family residence south of home sites east of Dale
Lane and northeast of the existing Woodland Acres office;

*e.

A non-conforming single family residence in the proposed expansion area, to
be demolished;

*f.

A detached shed in the proposed expansion area, to be demolished;

*g.

A wood barn in the proposed expansion area, to be demolished;

*h.

A playground area in the proposed expansion area, to be removed; and

*i.

The subject properties are connected to public water and sewer.
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*j.

*(2)

The petitioners also own the 1.29 acre lot zoned B-2 Neighborhood
Business south of the subject properties, which houses the Manufactured
Home Park’s office and shares a building with a thrift shop.
*(a) A “Variety Store” is authorized in the B-2 Zoning District, but not at all
in the R-5 Zoning District. The petitioners indicated in a meeting with
Susan Burgstrom on February 1, 2017, that ultimately they would like
to rezone the thrift shop property with the knowledge that it cannot be
extended, altered, or replaced if destroyed. The petitioners do not yet
have a plan for future use on that lot, but indicated that any use they
propose would be allowed in the proposed R-5 Zoning District. The
petitioners stated that they would address the rezoning and
redevelopment of the B-2 zoned property at a later date.

Proposed improvements according to the Stonetown Woodland Acres Mobile
Home Park Expansion County Review Drawings received January 27, 2017
include:
*a.
Combining two existing home sites into one larger site in several locations;
the petitioners have not yet identified which existing sites would be
combined, but they have stated verbally that this would create a net zero
change in the number of existing home sites. Existing home sites 27, 47, 50,
and 64 were constructed without authorization and will be maintained, which
would balance out the reduction in home sites due to combining sites.
*b.

21 new home sites in the northeast corner of the property, with related road
and utility infrastructure;

*c.

A new entrance to the park off North Smith Road at the intersection of
Slayback Street;

*d.

A dry detention basin in the northeast corner of the property; and

*e.

A playground area with four parking spaces near the location of the wood
barn that will be demolished.

*f.

The County Review Drawings set received January 27, 2017, includes the
following sheets:
(a)
C1.0 Cover Sheet
(b)
C2.0 General Notes and Legends
(c)
C3.0 Existing Topography and Demolition Plan
(d)
C4.0 Grading Plan
(e)
C5.0 Utility Plan/Sanitary and Storm
(f)
C6.0 Utility Plan/Water, Gas and Electric
(g)
C6.1 Plan and Profile – Sanitary
(h)
C7.0 Plan and Profile – Sanitary
(i)
C7.1 Plan and Profile – Sanitary
(j)
C7.2 Plan and Profile – Sanitary
(k)
C7.3 Plan and Profile – Sanitary and Sanitary Details
(l)
C8.0 Standard Sanitary Sewer Details
(m)
C8.1 Standard Storm Sewer Details
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(n)
(o)
(q)
*B.

*C.

*D.

C8.2 Standard Water Main Details
C8.3 Pavement and Erosion Control Details
C8.4 Landscape Details and Notes

The Revised Stonetown Woodland Acres Mobile Home Park Expansion County Review
Drawings received June 5, 2017, includes the following changes on the same sheets listed
above plus Sheet C8.3 (a second sheet with additional Standard Water Main Details), which in
turn renumbers the Pavement sheet to C8.4 and the Landscape sheet to C8.5.
(1)
Proposed home sites that were numbered 1 through 21 on the January 27, 2017,
County Review Drawings are now numbered 94 through 114.
(2)

On Sheet C4.0, contour lines have been added as well as more detail on the proposed
detention basin.

(3)

Sheets C5.0 and C6.0 also have more details on the proposed basin.

(4)

Remaining Sheets have additional details and annotations.

The Overall Layout Plan dated June 16, 2017, and received on the same day, is the official
Site Plan for approval. It contains the following revisions and clarifications:
*(1) Michael Friend, Engineer for Farnsworth Group, submitted the revised drawing in an
email dated June 16, 2017. He indicated that the drawing is for illustration purposes
only, as it is a PDF which merges several other drawings together, with some parts of
it created by others.
*(2)

All existing and proposed home sites have been numbered and included in one
drawing rather than having separate drawings for existing and proposed home sites.

*(3)

Existing home sites 30 through 36 (7 sites) have been reconfigured to created 5
larger home sites numbered 32, 33, 34, 35, and 36 (site numbers 30 and 31 are no
longer used).

*(4)

New sites 49A and 49B have been added to the northwest corner of the subject
property.
*a.
The petitioners note that there will be a net zero change in the number of
existing home sites by reconfiguring sites 30 through 36 and adding sites
49A and 49B.

*(5)

Existing sites 27, 47 and 64 have been renumbered to 50A, 50B, and 50C, respectively.

*(6)

An existing open space in the southeastern part of the subject property has been
designated as an additional recreation area of approximately 23,335 square feet and
will be referred to as Recreation Area C in discussion.

The Revised Stonetown Woodland Acres Mobile Home Park Expansion Permit Drawings
received June 16, 2017, will also be included in the official Site Plan for approval and
include the following revisions:.
*(1) The Permit Drawings set includes the following sheets:
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(a)
(b)
(c)
(d)
(e)
(f)
(g)
(h)
(i)
(j)
(k)
(l)
(m)
(n)
(o)
(p)
(q)

*E.

*F.

C1.0 Cover Sheet
C2.0 General Notes and Legends
C3.0 Existing Topography and Demolition Plan
C4.0 Grading Plan
C5.0 Utility Plan/Sanitary and Storm
C6.0 Utility Plan/Water, Gas and Electric
C6.1 Plan and Profile – Sanitary
C7.0 Plan and Profile – Sanitary
C7.1 Plan and Profile – Sanitary
C7.2 Plan and Profile – Sanitary
C7.3 Plan and Profile – Sanitary and Sanitary Details
C8.0 Standard Sanitary Sewer Details
C8.1 Standard Storm Sewer Details
C8.2 Standard Water Main Details
C8.3 Standard Water Main Details
C8.4 Pavement and Erosion Control Details
C8.5 Landscape Details and Notes

*(1)

Sheet C7.3 Sanitary Sewer Plan Profile has replaced the “Typical Riser Detail for Deep
Service Lateral” and the “Shallow Service Lateral Detail” shown in the June 5, 2017
revision, with a “Typical Sanitary Sewer Riser Detail” in the June 16, 2017 revision.

*(2)

Sheet C8.0 Standard Sanitary Sewer Details has replaced Typical Sanitary Sewer
Details shown in the June 5, 2017 revision with a blank area.

The Farnsworth Group report received August 8, 2017, included the following sheets,
which will become part of the Official Site Plan for these zoning cases:
*(1) Sheet A1 showing proposed siren actuated gate at North Smith Road;
*(2)

Sheet A2 showing conceptual design of a siren actuated gate;

*(3)

Sheet B1 showing proposed location of an additional fire hydrant;

*(4)

Sheet C1 showing proposed location of siren actuated gate and a full height privacy
screening fence along North Smith Road; and

*(5)

Sheet C2 showing conceptual design of a siren actuated gate and side detail.

The following are previous Zoning Use Permits on the subject property:
*(1) The following information was provided by the Illinois Department of Public Health:
*a.
43 home sites were constructed under an Illinois Department of Public
Health permit issued May 10, 1960.
*b.

Another 32 home sites were permitted on January 5, 1970, for a total of 75
home sites.
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*c.

No information was available from Public Health to confirm when the
remaining 18 home sites were constructed that would comprise the 93
existing home sites.
*(a) Aerial photography from 1973 shows 91 home sites.
*(b)

Aerial photography from 2014 and before does not show the other 2
home sites, which are located east of the Casey’s General Store.

*(2)

ZUP #087-74-01 was approved on March 28, 1974, to open a Bakery Thrift Store
in the Wilson Trailer Park; staff believes this was located on part of what are now 2
lots housing the Casey’s General Store and the western lot of the subject property.

*(3)

ZUP #323-74-01 was approved on November 19, 1974, for a change of use to re-open
a restaurant and install a 24 square feet sign, on what is now the MHP office lot.

*(4)

Change of Use Permit #94-85-02 was approved on April 8, 1985, for a change of use
for a craft shop, on what is now the MHP office lot.

*(5)

Change of Use Permit #157-86-03 was approved on June 11, 1986, for a change of
use for an insurance office, on what is now the MHP office lot.
ZUP #205-87-01 was approved on July 24, 1987, for construction of a retail storage
building for the Champaign County Power Equipment Co., on what are now 2 lots
housing the Casey’s General Store and the western lot of the subject property.

*(6)

*(7)

Change of Use Permit #292-89-02 was approved on October 19, 1989, for a change
of use for a siding and window company in the east half of an existing building, on
what is now the MHP office lot.

*(8)

Change of Use Permit #157-90-01 was approved on June 8, 1990, for a change of
use for a portion of the building with the existing siding and Window Company to
house a toning center, on what is now the MHP office lot.

*(9)

ZUP #58-92-02 was approved on February 28, 1992, for an addition to an existing
warehouse for the Champaign County Power Equipment Co., on what are now 2
lots housing the Casey’s General Store and the western lot of the subject property.

*(10) Change of Use Permit #346-94-01 was approved on December 12, 1994, for a
change of use for an antique sales and gift shop, on what is now the MHP office lot.
*(11) ZUP #06-97-01 was approved on January 6, 1997, for an addition to an existing
building for the Champaign County Power Equipment Co., on what are now 2 lots
housing the Casey’s General Store and the western lot of the subject property.
*(12) Change of Use Permit #311-97-02 was approved on November 12, 1997, for a
change of use for a beauty shop, on what is now the MHP office lot.
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*(13) ZUP #316-97-05 was approved on November 13, 1997, for 6 wall signs for the
Champaign County Power Equipment Co., on what are now 2 lots housing the
Casey’s General Store and the western lot of the subject property.
*(14) ZUP #152-98-02 was approved on June 3, 1998, for the construction of a freestanding
sign by Premier Hospitality Management Group, on what is now the MHP office lot.
*(15) Change of Use Permit #363-06-01 was approved on February 9, 2007, for a change
of use to establish a church, on what is now the MHP office lot.
*(16) Change of Use Permit #277-08-01 was approved on November 13, 2008, for a change
of use to establish a resale (variety store) shop and to install a wall sign, on what is
now the MHP office lot.
GENERALLY REGARDING THE EXISTING AND PROPOSED ZONING DISTRICTS

8.

Regarding the existing and proposed zoning districts:
A.
Regarding the general intent of zoning districts (capitalized words are defined in the
Ordinance) as described in Section 5 of the Ordinance:
(1)
The R- 1, Single Family Residence DISTRICT is intended to provide areas for
single FAMILY detached DWELLINGS, set on LOTS and is intended for
application in mainly non-urban and developing areas where community facilities
can be made readily available.

B.

(2)

The B-2, Neighborhood Business DISTRICT is intended to provide areas for the
convenience of adjacent residential areas, and to permit only such USES as are
necessary to satisfy limited basic shopping needs which occur daily or frequently.

*(3)

The R-5, MANUFACTURED HOME Park DISTRICT is intended to accommodate
MANUFACTURED HOME PARKS and their associated USES in a medium
density housing environment.

Regarding the different uses that are authorized in the existing and proposed zoning
districts by Section 5.2 of the Ordinance:
(1)
Regarding Part A of the proposed map amendment, there are 9 types of uses
authorized by right in the R-1 District and there are 13 types of uses authorized by
right in the R-5 District:
a.
There are 7 uses authorized by right in the R-1 District that are also
authorized by right in the R-5 District:
(a)
Subdivisions totaling three lots or less;
(b)
Subdivisions totaling more than three LOTS or with new STREETS
or PRIVATE ACCESSWAYS;
(c)
Agriculture, including customary accessory uses;
(d)
Elementary SCHOOL, Jr. High SCHOOL, or High SCHOOL;
(e)
Church, Temple, or church related TEMPORARY USES on church
PROPERTY;
(f)
Country club or golf course; and
(g)
Country Club Clubhouse.
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(2)

(3)

b.

The following 3 uses are authorized by right in the R-5 District and not at
all in the R-1 District:
(a)
MANUFACTURED HOME in MANUFACTURED HOME PARK;
(b)
Institution of an Educational, Philanthropic or Eleemosynary
Nature; and
(c)
Lodge or private club.

c.

The following 3 uses are authorized by right in the R-5 District but require a
Special Use Permit in the R-1 District:
(a)
Municipal or GOVERNMENT building;
(b)
Police station or fire station; and
(c)
Library, museum, or gallery.

Regarding Part A of the proposed map amendment, there are 12 types of uses
authorized by Special Use Permit (SUP) in the R-1 District, and 9 types of uses
authorized by SUP in the R-5 District:
a.
The following 7 uses may be authorized by SUP in both the R-1 District
and the R-5 District:
(a)
Residential Planned Unit Development;
(b)
Artificial lake of 1 or more acres;
(c)
Township Highway Maintenance Garage;
(d)
Adaptive reuse of government buildings for any use permitted by
right in B-1, B-2, B-3, B-4, B-5 and I-1;
(e)
Electrical substation;
(f)
Telephone exchange; and
(g)
Private Kindergarten or Day Care Facility.
b.

The following 2 uses may be authorized by Special Use Permit in the R-1
District and not at all in the R-5 District:
(a)
TWO FAMILY DWELLING; and
(b)
Riding Stable.

c.

The following 2 uses may be authorized by SUP in the R-5 District and not
at all in the R-1 District:
(a)
MANUFACTURED HOME PARK; and
(b)
HOSPITAL.

Regarding Part B of the proposed map amendment, there are 65 types of uses
authorized by right in the B-2 District and there are 13 types of uses authorized by
right in the R-5 District:
a.
The following 8 uses authorized by right in the B-2 District are also
authorized by right in the R-5 District:
(a)
Subdivisions totaling three lots or less;
(b)
Subdivisions totaling more than three LOTS or with new STREETS
or PRIVATE ACCESSWAYS;
(c)
Agriculture, including customary accessory uses;
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(d)
(e)
(f)
(g)
(h)

(4)

(5)

Institution of an Educational, Philanthropic or Eleemosynary Nature;
Church, Temple, or church related TEMPORARY USES on church
PROPERTY;
Municipal or GOVERNMENT building;
Police station or fire station; and
Library, museum, or gallery.

b.

The following 5 uses are authorized by right in the R-5 District and not at all
in the B-2 District:
(a)
MANUFACTURED HOME in MANUFACTURED HOME PARK;
(b)
Elementary SCHOOL, Jr. High SCHOOL, or High SCHOOL;
(c)
Country club or golf course;
(d)
Country Club Clubhouse; and
(e)
Lodge or private club.

c.

There are no uses that are authorized by right in the R-5 District but require
a Special Use Permit in the B-2 District.

Regarding Part B of the proposed map amendment, there are 10 types of uses
authorized by Special Use Permit (SUP) in the B-2 District, and 9 types of uses
authorized by SUP in the R-5 District:
a.
The following 3 uses may be authorized by SUP in both the B-2 District
and the R-5 District:
(a)
Township Highway Maintenance Garage (with conditions);
(b)
Adaptive reuse of government buildings for any use permitted by
right in B-1, B-2, B-3, B-4, B-5 and I-1; and
(c)
Electrical substation.
b.

The following 7 uses may be authorized by Special Use Permit in the B-2
District and not at all in the R-5 District:
(a)
HOTEL – no more than 15 LODGING UNITS;
(b)
MOTOR BUS Station;
(c)
Artist Studio;
(d)
Restaurant (indoor service only);
(e)
Minor AUTOMOBILE Repair (all indoors);
(f)
Gasoline Service Station; and
(g)
Automotive Accessories (new).

c.

The following 2 uses may be authorized by SUP in the R-5 District and not
at all in the B-2 District:
(a)
MANUFACTURED HOME PARK;
(b)
Residential PLANNED UNIT DEVELOPMENT;
(c)
Artificial lake of 1 or more acres; and
(d)
HOSPITAL.

Any proposed Special Use Permit can be evaluated on a case by case basis for
compatibility with adjacent R-1 and/or B-2 uses.
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GENERALLY REGARDING THE LRMP GOALS, OBJECTIVES, AND POLICIES

9.

The Champaign County Land Resource Management Plan (LRMP) was adopted by the County
Board on April 22, 2010. The LRMP Goals, Objectives, and Policies were drafted through an
inclusive and public process that produced a set of ten goals, 42 objectives, and 100 policies,
which are currently the only guidance for amendments to the Champaign County Zoning
Ordinance, as follows:
A.
The Purpose Statement of the LRMP Goals, Objectives, and Policies is as follows:
“It is the purpose of this plan to encourage municipalities and the County to protect
the land, air, water, natural resources and environment of the County and to
encourage the use of such resources in a manner which is socially and
economically desirable. The Goals, Objectives and Policies necessary to achieve
this purpose are as follows…”
B.

The LRMP defines Goals, Objectives, and Policies as follows:
(1)
Goal: an ideal future condition to which the community aspires
(2)
Objective: a tangible, measurable outcome leading to the achievement of a goal
(3)
Policy: a statement of actions or requirements judged to be necessary to achieve
goals and objectives

C.

The Background given with the LRMP Goals, Objectives, and Policies further states,
“Three documents, the County Land Use Goals and Policies adopted in 1977, and two sets
of Land Use Regulatory Policies, dated 2001 and 2005, were built upon, updated, and
consolidated into the LRMP Goals, Objectives and Policies.”

REGARDING RELEVANT LRMP GOALS & POLICIES

(Note: bold italics typeface indicates staff’s recommendation to the ZBA)
10.

LRMP Goal 1 is entitled “Planning and Public Involvement” and states:
Champaign County will attain a system of land resource management planning built
on broad public involvement that supports effective decision making by the County.
Goal 1 is always relevant to the review of the LRMP Goals, Objectives, and Policies in land use
decisions but the proposed rezoning will NOT IMPEDE the achievement of Goal 1.

11.

LRMP Goal 2 is entitled “Governmental Coordination” and states:
Champaign County will collaboratively formulate land resource and development
policy with other units of government in areas of overlapping land use planning
jurisdiction.
Goal 2 has two objectives and three policies. The proposed amendment will NOT IMPEDE the
achievement of Goal 2.

12.

LRMP Goal 3 is entitled “Prosperity” and states:
Champaign County will encourage economic growth and development to ensure
prosperity for its residents and the region.
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Goal 3 has three objectives and no policies. The proposed amendment will HELP ACHIEVE
Goal 3 for the following reasons:
A.
The three objectives are:
(1)
Objective 3.1 is entitled “Business Climate” and states: Champaign County will
seek to ensure that it maintains comparable tax rates and fees, and a favorable
business climate relative to similar counties.

13.

(2)

Objective 3.2 is entitled “Efficient County Administration” and states: “Champaign
County will ensure that its regulations are administered efficiently and do not
impose undue costs or delays on persons seeking permits or other approvals.”

(3)

Objective 3.3 is entitled “County Economic Development Policy” and states:
“Champaign County will maintain an updated Champaign County Economic
Development Policy that is coordinated with and supportive of the LRMP.”

B.

Although the proposed rezoning is NOT DIRECTLY RELEVANT to any of these
objectives, the proposed rezoning will allow the Petitioners to grow their trucking business
on the subject property with proper zoning and to continue to serve residents of Champaign
County and therefore the proposed rezoning can be said to HELP ACHIEVE Goal 3.

C.

At the June 29, 2017 public hearing, Joe Pisula presented on behalf of the Edgewood
Subdivision Homeowners’ Association. He stated that the petitioner will be able to continue
business operations, but the Edgewood property values will decline, assessments in
Edgewood will drop, and the County will get less tax revenue from Edgewood. He said that
the HOA strongly disagrees with the position that the manufactured home park expansion
will achieve Goal 3 – Prosperity.

LRMP Goal 4 is entitled “Agriculture” and states:
Champaign County will protect the long term viability of agriculture in Champaign
County and its land resource base.
Goal 4 has 9 objectives and 22 policies. The proposed amendment will NOT IMPEDE the
achievement of Goal 4.

14.

LRMP Goal 5 is entitled “Urban Land Use” and states as follows:
Champaign County will encourage urban development that is compact and
contiguous to existing cities, villages, and existing unincorporated settlements.
Goal 5 has 3 objectives and 15 policies. The proposed amendment will HELP ACHIEVE Goal 5
for the following reasons:
A.
Objective 5.1 states, “Champaign County will strive to ensure that the preponderance
of population growth and economic development is accommodated by new urban
development in or adjacent to existing population centers.”
The proposed rezoning will HELP ACHIEVE Objective 5.1 because of the following:
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(1)

B.

Policy 5.1.3 states, “The County will consider municipal extra-territorial
jurisdiction areas that are currently served by or that are planned to be served
by an available public sanitary sewer service plan as contiguous urban growth
areas which should develop in conformance with the relevant municipal
comprehensive plans. Such areas are identified on the Future Land Use Map.”
The proposed rezoning will HELP ACHIEVE Policy 5.1.3 for the following reasons:
a.
The Land Resource Management Plan defines “urban land use” as generally
any land use that is connected and served by a public sanitary system and
“urban development” is defined as the construction, extension, or
establishment of a land use that requires or is best served by a connection to
a public sanitary system.
b.

The subject property is connected to public sanitary sewer and a public
water supply.

c.

The subject property is completely surrounded by urban development.

d.

On the LRMP map “Future Land Use – 2030”, the subject property is
within the City of Urbana 1.5 mile extra-territorial jurisdiction.

e.

The City of Urbana Comprehensive Plan Future Land Use Map #6, adopted
April 11, 2005, shows the subject property in a multi-family future land use
with a community business use south of the manufactured home park.

Objective 5.3 states, “Champaign County will oppose proposed new urban development
unless adequate utilities, infrastructure, and public services are provided.”
The proposed rezoning will HELP ACHIEVE Objective 5.3 because of the following:
(1)
Policy 5.3.1 states, “The County will:
a.
require that proposed new urban development in unincorporated areas
is sufficiently served by available public services and without undue
public expense; and
b.

encourage, when possible, other jurisdictions to require that proposed
new urban development is sufficiently served by available public
services and without undue public expense.”

The proposed rezoning will HELP ACHIEVE Policy 5.3.1 because the site already
receives public services for an existing use.
(2)

Policy 5.3.2 states, “The County will:
a.
require that proposed new urban development, with proposed
improvements, will be adequately served by public infrastructure, and
that related needed improvements to public infrastructure are made
without undue public expense; and
b.

encourage, when possible, other jurisdictions to require that proposed
new urban development, with proposed improvements, will be adequately
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served by public infrastructure, and that related needed improvements to
public infrastructure are made without undue public expense.”
The proposed rezoning will HELP ACHIEVE Policy 5.3.2 because the petitioners
plan to invest in road and utilities infrastructure when expanding the manufactured
home park.
C.

15.

The proposed amendment will NOT IMPEDE the achievement of Objective 5.2 and
Policies 5.1.1, 5.1.2, 5.1.4, 5.1.5, 5.1.6, 5.1.7, 5.1.8, 5.1.9, 5.2.1, 5.2.2, 5.2.3, and 5.3.3.

LRMP Goal 6 is entitled “Public Health and Safety” and states as follows:
Champaign County will ensure protection of the public health and public safety in
land resource management decisions.
Goal 6 has 4 objectives and 7 policies. The proposed amendment will NOT IMPEDE the
achievement of Goal 6.

16.

LRMP Goal 7 is entitled “Transportation” and states as follows:
Champaign County will coordinate land use decisions in the unincorporated area
with the existing and planned transportation infrastructure and services.
Goal 7 has 2 objectives and 7 policies. The proposed amendment {WILL / WILL NOT} HELP
ACHIEVE Goal 7 for the following reasons:
A.
Objective 7.1 states, “Champaign County will consider traffic impact in all land use
decisions and coordinate efforts with other agencies when warranted.”
The proposed rezoning {WILL / WILL NOT} HELP ACHIEVE Objective 7.1 because
of the following:
(1)
Policy 7.1.1 states, “The County will include traffic impact analyses in
discretionary review development proposals with significant traffic generation.”
The proposed rezoning {WILL / WILL NOT} HELP ACHIEVE Policy 7.1.1
because:
*a.
The subject property is off East University Avenue/IL 130/US 150,
approximately 1 mile west of High Cross Road/IL 130 and 1.3 miles east of
US 45 North (Cunningham Avenue) in Urbana.
(a)
East University Avenue in the vicinity of the subject property is a 3lane concrete urban cross section with curb and gutter. The pavement
width is about 40 feet.
(b)

*b.

North Smith Road to the north of University Avenue is a 2 lane
collector with no shoulders, curb or gutter, which ranges from 22 to
28 feet wide.

The traffic generated by the proposed use will increase with the addition of
21 home sites.
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(a)

*c.

Generally the Zoning Department assumes 10 vehicle trips per day for
a residence. The proposed 21 new home sites would thus increase
traffic by about 210 trips per day.

The petitioners propose opening a second access on North Smith Road, which
would increase traffic at the intersection of East University Avenue and North
Smith Road.
*(a) The Urbana Township Road Commissioner has been notified of this case,
and provided the following comments:
*i.
Mr. Prather called the P&Z Department on June 21, 2017, to
express opposition to the new road access to North Smith Road at
Slayback Street. He asked if parking would be allowed on the 20
feet wide proposed private access drive; Susan Burgstrom told
him that the Zoning Ordinance does not allow on-street parking
for a 20 feet wide street.
*ii.

d.

At the June 29, 2017 public hearing, Mr. Prather stated that one of
his concerns is the proposed entrance off Slayback Street to North
Smith Road. He said he understands the safety reason for the new
access, and maybe the gated entrance activated by fire and police
only would be the way to go. Mr. Prather said that he is concerned
about more traffic on Slayback Street at Smith Road; he said that
Smith Road is really not a wide street, and he is afraid the
residents in the park will use Smith Road more often. He said that
people travel the fastest, easiest way, so there is going to be a lot
more traffic on Smith Road. Mr. Prather said that it is sometimes
hard to get onto University Avenue from North Smith Road with
the traffic in the mornings and evenings. He said that earlier
someone mentioned going to the Apple Dumplin’. He said that
people will head east to Wal-Mart, Aldi, etc.

*(b)

Mr. Tim Johnson called the P&Z Department on June 21, 2017 on behalf
of some residents in the Edgewood Subdivision (east of the subject
property). They are opposed to the proposed road connecting to North
Smith Road at Slayback Street.

*(c)

Based on comments received prior to and during the June 29, 2017,
public hearing, the petitioner proposes adding a siren actuated gate at the
proposed north entrance, which will be closed except when an emergency
siren opens the gate; this will mitigate increased traffic concerns at North
Smith Road.

As reviewed in related Case 870-S-17 regarding the general traffic conditions
at this location and the level of existing traffic and the likely increase from
the proposed Special Use:
*(a) The Illinois Department of Transportation measures traffic on various
roads throughout the County and determines the annual average 24-hour
traffic volume for those roads and reports it as Average Daily Traffic
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(ADT). The most recent ADT data is from 2015-2016 in the vicinity of
the subject property.
*i.
East University Avenue had an ADT of 13,100 east of North
Smith Road in 2015.
*ii.

*(b)

North Smith Road to the north of University Avenue had an
ADT of 800 in 2016. North Smith Road to the south of
University Avenue had an ADT of 5,900 in 2016.

The Illinois Department of Transportation’s Manual of Administrative
Policies of the Bureau of Local Roads and Streets provides ideal
design criteria for new construction/reconstruction.
*i.
Regarding East University Avenue:
*(a) The 40 feet width for an existing urban two-way, two lane
arterial would equate to a maximum recommended twoway design hourly volume (DHV) of no more than 1,250,
roughly equivalent to an ADT of 10,400. However, this
section of University Avenue has a dual left middle turn
lane, which increases traffic flow so that it functions more
like a 4-lane cross section. A 4-lane cross section would
be designed for an ADT of 10,400 to 17,000.
*(b)

*ii.

B.
17.

Staff believes that East University Avenue operates
within its design capacity, and that the proposed increase
would still function at an acceptable level, although no
formal Traffic Impact Analysis has been done.

Regarding North Smith Road:
*(a) Rural two-lane collectors with an ADT of 800 should
have a minimum 4 feet wide shoulder. North Smith
Road does not have shoulders but does have wide
grass areas on both sides.
*(b)

A 22 feet wide pavement width with a minimum 4 feet
wide shoulder would be designed for an ADT of 400
to 2000.

*(c)

Staff believes that North Smith Road operates within its
design capacity, and that the proposed increase would
still function at an acceptable level, although no formal
Traffic Impact Analysis has been done.

The proposed amendment will NOT IMPEDE the achievement of Objective 7.2 and
Policies 7.2.1, 7.2.2, 7.2.3, 7.2.4, 7.2.5, and 7.2.6.

LRMP Goal 8 is entitled “Natural Resources” and states as follows:
Champaign County will strive to conserve and enhance the County’s landscape and
natural resources and ensure their sustainable use.
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Goal 8 has 9 objectives and 36 policies. Objectives 8.1, 8.2, 8.3, 8.5, 8.6, 8.7, 8.8, and 8.9 and the
subsidiary policies are not relevant to the proposed amendment.
The proposed amendment will HELP ACHIEVE Goal 8 for the following reasons:
A.
Objective 8.4 states, “Champaign County will work to ensure that new development
and ongoing land management practices maintain and improve surface water quality,
contribute to stream channel stability, and minimize erosion and sedimentation.”
Policies 8.4.1, 8.4.3 and 8.4.4 are not relevant to the proposed amendment. The proposed
rezoning will HELP ACHIEVE Objective 8.4 because of the following:
(1)
Policy 8.4.2 states, “The County will require storm water management designs
and practices that provide effective site drainage, protect downstream
drainage patterns, minimize impacts on adjacent properties and provide for
stream flows that support healthy aquatic ecosystems.”
The proposed rezoning will HELP ACHIEVE Policy 8.4.2 for the following
reasons:
*a.
A Storm Water Drainage Plan with detention is required because there is
more than one acre of impervious area added in the new development.
*b.

The Storm Water Drainage Plan completed by Farnsworth Group and
received January 27, 2017, includes one Large and one Small detention
basin in the northeast corner of the subject property.
*(a) Farnsworth Group concluded that “the results of the analysis
demonstrate that adequate detention storage volume is provided for
the proposed expansion of the Woodland Acres Mobile Home Site.
The results of the storm routing indicates that the allowable peak
discharges required by both IDOT and Champaign County will not
be exceeded once the site has been constructed as proposed.”
*(b)

*c.

The Department of Planning and Zoning contracted with independent
engineering consultant Berns, Clancy and Associates to review the
drainage plan. They concluded that “the volume of storm water
detention required for the expansion of Woodland Acres Mobile
Home Park was correctly determined using a critical duration
analysis. An area of the proposed development will be rerouted from
draining to an existing storm sewer, to draining through a detention
basin before the water outlets to a roadside ditch, which may ease the
pressure on the existing system. The outlet popes for each basin
appear to have been sized correctly, as long as the clogging issue is
properly dealt with for the 5-inch diameter outlet of the Small Basin.
The overall proposed plan does appear to benefit the community. At
this time, the plan needs a few changes or further explanations to
meet the Champaign County Storm Water Management Regulations.”

The Storm Water Pollution Prevention Plan (SWPPP) received January 27,
2017, indicates the following:
*(a) The subject property is not in the mapped floodplain, per FEMA
FIRM panel 17019C0431D.
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B.

18.

*(b)

“The critical area of the site is the existing drainage ditch within the
IDOT right-of-way to the north of the project site. This ditch must
remain clean and active at all times.”

*(c)

The project will require a Land Disturbance and Erosion Control
Permit from the P&Z Department; a storm water discharge permit
from the Illinois Department of Transportation; and a NPDES
permit from the Illinois Environmental Protection Agency.
i.
Farnsworth Group has completed a LDEC permit for the
P&Z Department, the IDOT permit, and a Notice of Intent
for the IEPA NPDES permit.

*d.

The Erosion and Sediment Control Plan (ESCP) received January 27, 2017,
indicates what measures will be taken during construction to ensure that
neighboring land will not be impacted by runoff and erosion.

*e.

At the June 29, 2017 public hearing, Jim Prather, Urbana Township Highway
Commissioner, testified that his biggest concern is the drainage and storm
retention. He asked if the petitioners planned to drain out on the state highway
right-of-way. Mr. Prather stated that some of the drainage goes out toward I74 and there is a big issue that it drains down the state’s right-of-way to a
catch basin at John Street and McGee Street. He said there is a 3 foot wall
there, and the tile on the State’s right-of-way cannot handle the storm water
and it overflows over the 3 foot wall into McGee Street in Edgewood. He said
it has overflowed many times. Mr. Prather stated that another concern he has
is that there is another storm drain at Smith Road and Slayback Street, at the
dead-end of North Smith Road. He said that as far as he is concerned, that is
the west end of Edgewood’s storm drain, and they do not need anything else
hooked on to cause a problem of improper drainage in the subdivision.

The petitioner submitted an initial review of the subject property using IDNR’s EcoCAT online
mapping tool received January 24, 2017, which showed no record of State-listed threatened or
endangered species, Illinois Natural Area Inventory sites, dedicated Illinois Nature Preserves,
or registered Land and Water Reserves in the vicinity of the project location.

LRMP Goal 9 is entitled “Energy Conservation” and states as follows:
Champaign County will encourage energy conservation, efficiency, and the use of
renewable energy sources.
The proposed amendment will NOT IMPEDE the achievement of Goal 9.

19.

LRMP Goal 10 is entitled “Cultural Amenities” and states as follows:
Champaign County will promote the development and preservation of cultural
amenities that contribute to a high quality of life for its citizens.
The proposed amendment WILL NOT IMPEDE the achievement of Goal 10.
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GENERALLY REGARDING THE LASALLE FACTORS
20.

In the case of LaSalle National Bank of Chicago v. County of Cook the Illinois Supreme Court
reviewed previous cases and identified six factors that should be considered in determining the
validity of any proposed rezoning. Those six factors are referred to as the LaSalle factors. Two
other factors were added in later years from the case of Sinclair Pipe Line Co. v. Village of
Richton Park. The Champaign County Zoning Ordinance does not require that map amendment
cases be explicitly reviewed using all of the LaSalle factors but it is a reasonable consideration in
controversial map amendments and any time that conditional zoning is anticipated. The proposed
map amendment compares to the LaSalle and Sinclair factors as follows:
A.

LaSalle factor: The existing uses and zoning of nearby property. Table 1 below
summarizes the land uses and zoning of the subject property and nearby properties.
Table 1. Land Use and Zoning Summary

B.

Direction

Land Use

Onsite

Manufactured Home Park

North

vacant land to the northwest
and a MHP directly north

Zoning
R-1 Single Family Residence,
B-2 Neighborhood Business,
and R-5 MHP
R-4 Multiple Family Residence and
R-5 Manufactured Home Park

East

Residential

R-1 Single Family Residence

West

Commercial (Casey’s)

B-2 Neighborhood Business

South

Residential and commercial

B-2 Neighborhood Business,
R-5 Manufactured Home Park, and
R-1 Single Family Residence

LaSalle factor: The extent to which property values are diminished by the particular
zoning restrictions. Regarding this factor:
(1)
It is impossible to establish values without a formal real estate appraisal, which has not
been requested nor provided, and so any discussion of values is necessarily general.
(2)

This area is primarily residential and commercial in use; the subject properties have
been in use as a Manufactured Home Park since the 1960s.

(3)

Regarding the value of nearby residential properties:
a.
The traffic generated by the proposed additional home sites will increase.
b.

At the June 29, 2017 public hearing, the Edgewood Subdivision Homeowners’
Association presentation by Joe Pisula expressed concerns about diminished
property values in their neighborhood if the rezoning and park expansion are
approved.
(a)
The presentation included current market values for homes along the
east side of North Smith Road, but no other appraisal information has
been provided to support the claim of diminished property values.
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C.

LaSalle factor: The extent to which the destruction of property values of the plaintiff
will promote the health, safety, morals, and general welfare of the public. Regarding
this factor:
(1)
There has been no evidence submitted regarding property values.
(2)

D.

This area is primarily residential and commercial in use; the subject properties have
been in use as a Manufactured Home Park since the 1960s.

LaSalle factor: The relative gain to the public as compared to the hardship imposed
on the individual property owner. Regarding this factor:
(1)
The proposed rezoning will provide additional lower cost housing opportunities for
the community.
*(2)

Regarding public comments on the proposed rezoning and special use permit with
waivers:
*a.
Fred Wahlfeldt, who resides at 208 Ira Street, called on June 19, 2017, to
express opposition to the proposed plans.
*b.

Mr. Tim Johnson called the P&Z Department on June 21, 2017 on behalf of
some residents in the Edgewood Subdivision (east of the subject property).
They are opposed to the proposed road connecting to North Smith Road at
Slayback Street.

*c.

The Urbana Township Highway Commissioner has been notified of this case,
and has provided the following comments:
(a)
Jim Prather called the P&Z Department on June 21, 2017, to express
opposition to the new road access to North Smith Road at Slayback
Street. He asked if parking would be allowed on the 20 feet wide
proposed private access drive; Susan Burgstrom told him that the Zoning
Ordinance does not allow on-street parking for a 20 feet wide street.
(b)

At the June 29, 2017 public hearing, Mr. Prather testified that one of his
concerns is the proposed entrance off Slayback Street to North Smith
Road. He said he understands the safety reason for the new access, and
maybe the gated entrance activated by fire and police only would be the
way to go. He stated that his biggest concern is the drainage and storm
retention. He asked if the petitioners planned to drain out on the state
highway right-of-way. Mr. Prather stated that some of the drainage
goes out toward I-74 and there is a big issue that it drains down the
state’s right-of-way to a catch basin at John Street and McGee Street.
He said there is a 3 foot wall there, and the tile on the State’s right-ofway cannot handle the storm water and it overflows over the 3 foot wall
into McGee Street in Edgewood. He said it has overflowed many times.
Mr. Prather stated that another concern he has is that there is another
storm drain at Smith Road and Slayback Street, at the dead-end of
North Smith Road. He said that as far as he is concerned, that is the
west end of Edgewood’s storm drain, and they do not need anything
else hooked on to cause a problem of improper drainage in the
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subdivision. Mr. Prather responded that he is concerned about more
traffic on Slayback Street at Smith Road; he said that Smith Road is
really not a wide street, and he is afraid the residents in the park will
use Smith Road more often. He said that people travel the fastest,
easiest way, so there is going to be a lot more traffic on Smith Road.
Mr. Prather said that it is sometimes hard to get onto University Avenue
from North Smith Road with the traffic in the mornings and evenings.
He said that earlier someone mentioned going to the Apple Dumplin’.
He said that people will head east to Wal-Mart, Aldi, etc.
*d.

E.

The following testimony was received at the June 29, 2017 public hearing:
*(a) Mr. Joe Pisula, on behalf of the Edgewood Subdivision Homeowners’
Association, gave a presentation using PowerPoint slides. The
presentation was handed out at the hearing and was submitted as a
Document of Record. The presentation will also be described in the
minutes of the June 29, 2017 ZBA meeting. Generally, he discussed
their concerns about increased traffic, improving the aesthetic of the
park, encroachments on other properties, decreasing property values,
maintaining a visual barrier between their subdivision and Woodland
Acres, potential drainage problems, potential damage from severe
storms, and how the HOA generally opposes the rezoning and special
use/waivers requests.
*(b)

Sue Moody, 2405 Elizabeth Street, Urbana, stated that she fully
agrees with Mr. Pisula’s presentation, and that her biggest concern is
the street that connects to Slayback Street.

*(c)

Mark Moody, 706 McGee Road, stated that Mr. Pisula’s
presentation pretty much said it for him. He said that he would add
that, like his mom Sue said, regarding connecting the two streets, we
have a lot of kids and retirees riding bikes, and people come from
other neighborhoods to ride bikes. He said the neighborhood is very
peaceful, everyone drives slowly, and they want to keep it that way.

*(d)

Katherine Schneider, 208 Carrie Avenue, Urbana, stated that a big
concern of hers is the traffic along Smith Road, because there is an
MTD bus stop close to the end of Carrie Avenue on Smith Road.
She said the stop is on the east side of Smith Road, where there is no
sidewalk, and that the stop is there for middle schoolers to catch the
bus. She said there are groups of kids in the mornings on the street.
Mrs. Schneider stated that the stop is on a regular schedule in the
mornings and in the afternoon, and it is a deviated schedule from a
regular route.

LaSalle factor: The suitability of the subject property for the zoned purposes. The
subject property is suitable for the zoned purposes. The subject property has been a
manufactured home park since 1960 and cannot be converted back to agricultural
production.
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F.

LaSalle factor: The length of time the property has been vacant as zoned considered
in the context of land development in the vicinity of the subject property. Regarding
this factor:
(1)
The subject property continues to be in use as a Manufactured Home Park.
(2)

The subject property and its surroundings have maintained the same uses for years.

G.

Sinclair factor: The need and demand for the use. Regarding this factor:
(1)
If the petitioners did not perceive a demand in the local market for this type of
housing, they would not seek to expand the existing manufactured home park.

H.

Sinclair factor: The extent to which the use conforms to the municipality’s
comprehensive planning. The ZBA has recommended that the proposed rezoning {WILL/
WILL NOT} HELP ACHIEVE the Champaign County Land Resource Management Plan.

I.

Overall, the proposed map amendment {IS / IS NOT} CONSISTENT with the LaSalle
and Sinclair factors.

REGARDING THE PURPOSE OF THE ZONING ORDINANCE

21.

The proposed amendment {WILL / WILL NOT} HELP ACHIEVE the purpose of the Zoning
Ordinance as established in Section 2 of the Ordinance for the following reasons:
A.
Paragraph 2.0 (a) of the Ordinance states that one purpose of the zoning regulations and
standards that have been adopted and established is to secure adequate light, pure air, and
safety from fire and other dangers.
(1)
This purpose is directly related to the limits on building coverage and the minimum
yard requirements in the Ordinance and the proposed site plan, if approved with the
required waivers, appears to be in compliance with those requirements.
*(2)

Regarding fire protection on the subject property, the subject property is located
within the Edge-Scott Fire Protection District. The Fire Chief has been notified of
this case and made the following comments:
*a.
In a phone call with Susan Burgstrom, Chief Thuney discussed the following:
*(a) He has not seen any plan from the petitioner’s engineer, Farnsworth
Group.
*(b)

*b.

He is opposed to the waivers in related Special Use Case 870-S-17,
with one reason being that recent fires took out 3 trailers based on
their proximity to one another.

In a letter received June 29, 2017, and distributed as an attachment to
Supplemental Memorandum #1 at the June 29, 2017 public hearing, Chief
Thuney expressed his opposition to approval of the current zoning cases. He
also stated, “the Edge-Scott Fire Protection District would remain neutral for
the expansion of the mobile home park provided the appropriate Champaign
County ordinances are followed and additional concerns for fire hydrants being
installed in the mobile park were agreed to as part of the expansion.”
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*c.

During the June 29, 2017 public hearing, Chief Thuney testified the following:
*(a) Chief Thuney stated that he came into this case pretty late in the process,
and that the Edge-Scott Fire Protection District was not included in
many of the discussions that occurred. He said that he feels he is way
behind and has not had a chance to review all the materials that were
provided. He stated that he would like to point out that his concerns for
the trailer park go beyond the new expansion; they go to the trailer park
as a whole. He stated that in discussions with the board members for the
District, they are not in favor of allowing the variances on the older
section of the park. He said that with a new water main proposed, it
would be a perfect time to extend that into the rest of the park to provide
adequate water supply for fire protection for the entire park, not just the
new section. He stated that the fire hydrants actually have to be
approved by the Edge-Scott Fire Protection District Board of Trustees,
because they pay the bill for those hydrants. He stated the Board of
Trustees has not been approached about whether they are willing to pay
for new hydrants. He said that he needs further time to study this to
come back to the ZBA with areas of concern, possibly areas of
agreement. He stated that he thinks Mike Friend’s consultations with
City of Urbana Fire Chief Nightlinger have been productive, but EdgeScott Fire Protection District is the primary first responder for Woodland
Acres. Edge-Scott will respond for medical, fires, gas leaks, whatever,
and will be the first out the door and hopefully the first ones there
working fires, and they do get assistance from the City of Urbana and
Carroll Fire Protection District when needed. He stated he thinks it was
a huge misstep on the part of the petitioner to not include Edge-Scott
FPD in the decision-making process.

*d.

The City of Urbana Fire Chief was contacted by Farnsworth Group engineer
Mike Friend; in an email received June 29, 2017, Mike Friend communicated
the following information from his meeting with Chief Nightlinger:
*(a) The Chief has been coordinating the discussions about this project
from the beginning, as far back as 2015, with the Edge-Scott Fire
Department, which is the fire department for Woodland Acres.
*(b)

Chief Nightlinger is greatly encouraged by the proposed project
because it will provide new hydrants in the park and the proposed
addition of a hydrant at the Dale Lane intersection with the
expansion area will provide a fire hydrant for use inside the park
near the existing underserved area.

*(c)

The source of the Chief’s requirements for this project are found in 2
documents:
(a)
The City of Urbana 2009 Model Codes Adopting Ordinancesection F-506.4
(b)

The 2009 International Fire Code, Appendix D
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*B.

C.

*(d)

These references are the source of the requirement for a second
entrance to the park - specifically section D106.1 of the 2009 IFC.

*(e)

“NO PARKING FIRE LANE” signs need to be posted in the park
expansion area. If posted, law enforcement personnel can enforce the
parking ban on the internal streets of the park.

*(f)

The Chief finds the use of a “siren actuated gate” acceptable for this
situation, and he referenced section D103.5 of the 2009 IFC and section
F-506.4 of the 2009 Urbana Model Codes Adopting Ordinance, in
support of that position.

Paragraph 2.0 (b) of the Ordinance states that one purpose of the zoning regulations and
standards that have been adopted and established is to conserve the value of land,
BUILDINGS, and STRUCTURES throughout the COUNTY.
*(1) Provided that the special conditions of approval sufficiently mitigate or minimize
any incompatibilities between the proposed Special Use Permit and adjacent
properties, there should be no significant effect on the value of nearby properties.
*(2)

At the June 29, 2017 public hearing, the Edgewood Subdivision Homeowners’
Association presentation by Joe Pisula expressed concerns about diminished
property values in their neighborhood if the rezoning and park expansion are
approved.
a.
The presentation included current market values for homes along the east
side of North Smith Road, but no other appraisal information has been
provided to support the claim of diminished property values.

*(3)

In regards to the value of the subject property, it is not clear if the requested Special
Use Permit would have any effect. Regarding the effect on the value of the subject
property:
*a.
The subject property has been a manufactured home park since 1960; if the
rezoning is denied, the existing home sites can continue to be used but no
new sites will be permitted.

Paragraph 2.0 (c) of the Ordinance states that one purpose of the zoning regulations and
standards that have been adopted and established is to lessen and avoid congestion in the
public streets.
The proposed rezoning {WILL / WILL NOT} lessen and avoid congestion in the public
streets as follows:
(1)
Probable traffic impacts are reviewed under Policy 7.1.1.
(2)

*D.

Staff believes that area roads would still function at an acceptable level, although
no formal Traffic Impact Analysis has been done.

Paragraph 2.0 (d) of the Ordinance states that one purpose of the zoning regulations and
standards that have been adopted and established is to lessen and avoid hazards to persons
and damage to property resulting from the accumulation of runoff of storm or flood waters.
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A Storm Water Drainage Plan, Storm Water Pollution Prevention Plan, Erosion and
Sediment Control Plan, and related permits have been filed with the appropriate agencies.
An independent consultant determined that the Storm Water Drainage Plan will meet the
drainage needs of the area when the manufactured home park expansion is complete.
*E.

F.

Paragraph 2.0 (e) of the Ordinance states that one purpose of the zoning regulations and
standards that have been adopted and established is to promote the public health, safety,
comfort, morals, and general welfare.
*(1) In regards to public safety, this purpose is similar to the purpose established in
paragraph 2.0 (a) and is in harmony to the same degree.
*(2)

In regards to public comfort and general welfare, this purpose is similar to the
purpose of conserving property values established in paragraph 2.0 (b) and is in
harmony to the same degree.

(3)

Public comments received for this case are included under Item 20.D.

Paragraph 2.0 (f) states that one purpose of the Ordinance is regulating and limiting the
height and bulk of BUILDINGS and STRUCTURES hereafter to be erected; and
paragraph 2.0 (g) states that one purpose is establishing, regulating, and limiting the
BUILDING or SETBACK lines on or along any STREET, trafficway, drive or parkway;
and paragraph 2.0 (h) states that one purpose is regulating and limiting the intensity of the
USE of LOT AREAS, and regulating and determining the area of OPEN SPACES within
and surrounding BUILDINGS and STRUCTURES.
These three purposes are directly related to the limits on building height and building
coverage and the minimum setback and yard requirements in the Ordinance and the
proposed site plan appears to be in compliance with those limits, contingent upon approval
of the related waivers in Case 870-S-17.

*G.

Paragraph 2.0 (i) of the Ordinance states that one purpose of the Ordinance is classifying,
regulating, and restricting the location of trades and industries and the location of
BUILDINGS, STRUCTURES, and land designed for specified industrial, residential, and
other land USES; and paragraph 2.0 (j.) states that one purpose is dividing the entire
COUNTY into DISTRICTS of such number, shape, area, and such different classes
according to the USE of land, BUILDINGS, and STRUCTURES, intensity of the USE of
LOT AREA, area of OPEN SPACES, and other classification as may be deemed best
suited to carry out the purpose of the ordinance; and paragraph 2.0 (k) states that one
purpose is fixing regulations and standards to which BUILDINGS, STRUCTURES, or
USES therein shall conform; and paragraph 2.0 (l) states that one purpose is prohibiting
USES, BUILDINGS, OR STRUCTURES incompatible with the character of such
DISTRICT.
Harmony with these four purposes requires that the special conditions of approval
sufficiently mitigate or minimize any incompatibilities between the proposed Special Use
Permit and adjacent uses, and that the special conditions adequately mitigate any
problematic conditions.
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*H.

Paragraph 2.0 (m) of the Ordinance states that one purpose of the zoning regulations and
standards that have been adopted and established is to prevent additions to and alteration or
remodeling of existing buildings, structures, or uses in such a way as to avoid the
restrictions and limitations lawfully imposed under this ordinance.
The Petitioners seek to bring the existing manufactured home park into compliance by
applying for the rezoning and a Special Use Permit. They also seek waivers in order to
bring the property into full compliance.

*I.

Paragraph 2.0 (n) of the Ordinance states that one purpose of the zoning regulations and
standards that have been adopted and established is to protect the most productive
agricultural lands from haphazard and unplanned intrusions of urban uses.
The proposed rezoning WILL protect the most productive agricultural lands from haphazard
and unplanned intrusions of urban uses as follows:
(1)
The proposed Special Use in related Case 870-S-17 meets the definition of “urban
land use” as defined in the Appendix to Volume 2 of the Champaign County Land
Resource Management Plan.

*J.

(2)

The ZBA has recommended that the proposed rezoning will NOT IMPEDE Goal 4
Agriculture of the Champaign County Land Resource Management Plan.

(3)

The subject property has been a manufactured home park since the 1960s. No
agricultural land will be taken out of production.

Paragraph 2.0 (o) of the Ordinance states that one purpose of the zoning regulations and
standards that have been adopted and established is to protect natural features such as
forested areas and watercourses.
The subject property does not contain any natural features.

*K.

Paragraph 2.0 (p) of the Ordinance states that one purpose of the zoning regulations and
standards that have been adopted and established is to encourage the compact development
of urban areas to minimize the cost of development of public utilities and public
transportation facilities.
*(1) The proposed Special Use in related Case 870-S-17 meets the definition of either
“urban development” or “urban land use” as defined in the Appendix to Volume 2
of the Champaign County Land Resource Management Plan.
*(2)

*L.

The proposed development will not require investment in additional public utilities
other than the developer connecting to existing utility and transportation
infrastructure and the purchase of fire hydrants, which will be coordinated between
the petitioner and Edge-Scott Fire Protection District.

Paragraph 2.0 (q) of the Ordinance states that one purpose of the zoning regulations and
standards that have been adopted and established is to encourage the preservation of
agricultural belts surrounding urban areas, to retain the agricultural nature of the County,
and the individual character of existing communities.
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*M.

*(1)

The property is residential, located in a residential area.

*(2)

The proposed use will not take any agricultural land out of production.

*(3)

The proposed use will maintain the character of the existing community.

Paragraph 2.0 (r) of the Ordinance states that one purpose of the zoning regulations and
standards that have been adopted and established is to provide for the safe and efficient
development of renewable energy sources in those parts of the COUNTY that are most
suited to their development.
The proposed rezoning and proposed Special Use will not hinder the development of
renewable energy sources.

REGARDING SPECIAL CONDITIONS OF APPROVAL

22.

Proposed Special Conditions of Approval:
No special conditions are currently proposed.
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DOCUMENTS OF RECORD
1.

Letter from Michael Friend, Engineering Manager, Farnsworth Group, received January 27, 2017,
with attachments:
A
Application for Map Amendment
B
Application for Special Use Permit
C
Application for Variance
D
Land Disturbance and Zoning Use Permit Application
E
Stonetown Woodland Acres Mobile Home Park Expansion County Review Drawings for
proposed new home sites dated January 6, 2017
F
ALTA/NSPS Land Title Survey for existing home sites created by Berns, Clancy and
Associates, dated August 26, 2016
G
EcoCAT online report dated January 24, 2017
H
Storm Water Pollution Prevention Plan (SWPPP)
I
IDOT Permit for Drainage Outlet
J
Erosion and Sediment Control Plan (ESCP)
K
Storm Water Drainage Plan

2.

Email from Michael Friend received November 4, 2016, with attachment:
A
Typical home site diagram

3.

Email from Rick Hafer, Illinois Dept. of Public Health, received November 10, 2016, with attachments:
A
Construction permit dated May 10, 1960, for 43 home sites in Wilson Trailer Park
B
Construction permit dated January 5, 1970, for 32 home sites in Wilson Trailer Park

4.

Revised Storm Water Drainage Plan received from Farnsworth Group on February 24, 2017

5.

Drainage Plan Evaluation from Berns, Clancy and Associates received April 4, 2017

6.

Revised Expansion County Review Drawings for proposed new home sites received June 5, 2017

7.

Email from Michael Friend received June 16, 2017, with attachments:
A
Revised Expansion Permit Drawings for proposed new home sites received June 16, 2017,
which includes the following pages:
 C1.0 Cover Sheet
 C2.0 General Notes and Legends
 C3.0 Existing Topography and Demolition Plan
 C4.0 Grading Plan
 C5.0 Utility Plan/Sanitary and Storm
 C6.0 Utility Plan/Water, Gas and Electric
 C6.1 Plan and Profile – Sanitary
 C7.0 Plan and Profile – Sanitary
 C7.1 Plan and Profile – Sanitary
 C7.2 Plan and Profile – Sanitary
 C7.3 Plan and Profile – Sanitary and Sanitary Details
 C8.0 Standard Sanitary Sewer Details
 C8.1 Standard Storm Sewer Details
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B

C8.2 Standard Water Main Details
C8.3 Standard Water Main Details
C8.4 Pavement and Erosion Control Details
C8.5 Landscape Details and Notes

Copy of Illinois Department of Public Health Permit Site Expansion Application packet
received June 16, 2017

8.

Email from Michael Friend received June 20, 2017, with attachment:
A
Preliminary response from Illinois Department of Public Health regarding Site Expansion
Application

9.

Email from Fred and Sharon Gerth received June 21, 2017

10.

Preliminary Memorandum dated June 22, 2017, for Cases 869-AM-17 and 870-S-17, with attachments:
A
Full legal advertisement from June 14, 2017 News Gazette
B
Case Maps (Location, Land Use, Zoning)
C
Overall Layout Plan by Farnsworth Group, received June 16, 2017
D
Revised Expansion Permit Drawings for proposed new home sites received June 16, 2017
E
ALTA/NSPS Land Title Survey for existing home sites created by Berns, Clancy and
Associates, received January 27, 2017
F
EcoCAT online report dated January 24, 2017
G
Storm Water Drainage Plan received January 27, 2017
H
Email from Michael Friend received November 4, 2016, with attachment:
 Typical home site diagram
I
Email from Rick Hafer, Illinois Department of Public Health, received November 10,
2016, with attachments:
 Construction permit dated May 10, 1960, for 43 home sites in Wilson Trailer Park
 Construction permit dated January 5, 1970, for 32 home sites in Wilson Trailer Park
J
Email from Michael Friend received June 16, 2017, with attachment:
 Copy of Illinois Department of Public Health Permit Site Expansion Application
packet received June 16, 2017
K
Email from Fred and Sharon Gerth received June 21, 2017
L
LRMP Land Use Goals, Objectives, and Policies
M
LRMP Appendix of Defined Terms
N
Site Images packet
O
Summary of Evidence, Finding of Fact, and Final Determination for Case 869-AM-17
P
Summary of Evidence, Finding of Fact, and Final Determination for Case 870-S-17

11.

Supplemental Memorandum #1 dated June 29, 2017, for Cases 869-AM-17 and 870-S-17, with
attachments:
A
Email from Joe Pisula to IDOT District 5 staff, received by P&Z Staff on June 26, 2017,
with attachments:
 Map of IDOT right-of-way encroachment
 Map of drainage basin adjacent to IDOT right-of-way
B
Email from Tony and Jill Blanck received June 27, 2017
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C
D
E
F
G
H
I
J
12.

Email from Kevin Trapp, IDOT District 5 received June 28, 2017 and email response from
petitioner Dax Nolan received June 28, 2017
Email from Mike Friend received June 28, 2017, with attachment:
 Illinois Department of Public Health approval for the proposed 21 home site expansion
Email from Lorrie Pearson, City of Urbana, received June 29, 2017
Email from David Willcox received June 29, 2017
Email from Ellen Willcox received June 29, 2017
Email from Mike Friend received June 29, 2017
Letter from Edge-Scott Fire Protection District dated June 28, 2017
1973 aerial photograph of subject property and Edgewood Subdivision

Supplemental Memorandum #2 dated August 10, 2017, for Cases 869-AM-17 and 870-S-17, with
attachments:
A
Full legal advertisement from June 14, 2017 News Gazette
B
Email received July 10, 2017 from Mike Friend, with attachment:

approved IDOT permit for the expansion of the drainage system
C
Report from Mike Friend received August 8, 2017, with attachments
1.
Stonetown Capital Group Other Community Examples
2.
Xi2 Foundation System specifications
3.
Email string between Edge-Scott Fire Protection District Chief Steve Thuney and
Mike Friend dated August 2 through August 8, 2017 with Exhibits A and B
o Exhibit A: Sheet A1 showing proposed siren actuated gate at North Smith
Road, and Sheet A2 showing conceptual design of a siren actuated gate
o Exhibit B: Sheet B1 showing proposed location of an additional fire hydrant
4.
Sheet C4.1 showing revised existing lots
5.
Letter from City of Urbana to Dax Nolen dated September 22, 2016, regarding
annexation and sanitary sewer connectivity
6.
Exhibit C:
o Sheet C1 showing proposed location of siren actuated gate and a full height
privacy screening fence along North Smith Road
o Sheet C2 showing conceptual design of a siren actuated gate and side detail
7.
Email string between Joe Pisula, Edgewood Sub resident, Dax Nolen, and Mike
Friend dated August 3 through August 7, 2017
D
Revised Finding of Fact for Case 869-AM-17
E
Revised Summary of Evidence for Case 870-V-17 dated August 17, 2017
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SUMMARY FINDING OF FACT
From the documents of record and the testimony and exhibits received at the public hearing conducted on
June 29, 2017, and August 17, 2017, the Zoning Board of Appeals of Champaign County finds that:
1.

The proposed Zoning Ordinance map amendment {WILL / WILL NOT} HELP ACHIEVE the
Land Resource Management Plan because:
A.
Regarding Goal 3 Prosperity:
(1)
Although the proposed rezoning is NOT DIRECTLY RELEVANT to any of the Goal
3 objectives, the proposed rezoning will allow the petitioner to utilize the property
somewhat more intensively and continue business operations in Champaign County.
(2)

B.

Based on achievement of the above and because it will either not impede or is not
relevant to the other Objectives and Policies under this goal, the proposed map
amendment WILL HELP ACHIEVE Goal 3 Prosperity.

Regarding Goal 5 Urban Land Use:
(1)
It WILL HELP ACHIEVE Objective 5.1 regarding contiguous urban growth areas
because it WILL HELP ACHIEVE the following:
a.
Policy 5.1.3 requiring conformance with municipal comprehensive plans for
developments propped with a municipality’s 1.5 mile extraterritorial
jurisdiction.
(2)

It WILL HELP ACHIEVE Objective 5.3 regarding sufficient infrastructure and
services for proposed new urban development because it WILL HELP ACHIEVE
the following:
a.
Policy 5.3.1 requiring sufficiently available public services for new urban
development.
b.

(3)

Policy 5.3.2 requiring proposed new urban development, with proposed
improvements, to be adequately served by public infrastructure.

Based on achievement of the above Objectives and Policies, the proposed map
amendment WILL HELP ACHIEVE Goal 5 Urban Land Use.

C.

Regarding Goal 7 Transportation:
(1)
The proposed amendment {WILL/ WILL NOT} HELP ACHIEVE Goal 7
Transportation because it {WILL/ WILL NOT} HELP ACHIEVE the following:
a.
Policy 7.1.1 requiring traffic impact analyses for projects with significant
traffic generation.

D.

Regarding Goal 8 Natural Resources:
(1)
The proposed amendment will HELP ACHIEVE Goal 8 because it will HELP
ACHIEVE the following:
a.
Policy 8.4.2 requiring storm water management designs and practices that
provide effective site drainage, protect downstream drainage patterns,
minimize impacts on adjacent properties and provide for stream flows that
support healthy aquatic ecosystems.

Cases 869-AM-17/870-S-17, ZBA 08/17/17, Attachment D Page 32 of 34

Cases 869-AM-17

REVISED DRAFT 08/17/17

Page 32 of 34

2.

3.

E.

The proposed amendment WILL NOT IMPEDE the following LRMP goal(s):
 Goal 1 Planning and Public Involvement
 Goal 2 Governmental Coordination
 Goal 4 Agriculture
 Goal 6 Public Health and Public Safety
 Goal 9 Energy Conservation
 Goal 10 Cultural Amenities

F.

Overall, the proposed map amendment will HELP ACHIEVE the Land Resource
Management Plan.

The proposed Zoning Ordinance map amendment {IS / IS NOT} CONSISTENT with the
LaSalle and Sinclair factors because of the following:
A.
It is impossible to establish property values without a formal real estate appraisal, which
has not been requested nor provided, and so any discussion of values is necessarily general.
B.

There has been no evidence submitted regarding property values. This area is primarily
residential and commercial in use, and the subject property has been a manufactured home
park since 1960.

C.

The gain to the public of the proposed rezoning would be allow the Petitioner to provide
lower cost housing for the community.

D.

Public comments relevant to the proposed rezoning can be found under Item 20.D.

E.

The subject property has been a manufactured home park since 1960 and cannot be
converted back to agricultural production.

F.

The subject property is occupied and in use as a manufactured home park.

G.

The ZBA has recommended that the proposed rezoning {WILL / WILL NOT} HELP
ACHIEVE the Champaign County Land Resource Management Plan.

The proposed Zoning Ordinance map amendment {WILL / WILL NOT} HELP ACHIEVE the
purpose of the Zoning Ordinance because:
A.
Establishing the special use as proposed by the Petitioner, which requires rezoning to R-5,
{WILL / WILL NOT} lessen and avoid congestion in the public streets (Purpose 2.0 (c)
see Item 21.C.).
B.

Establishing the R-5 District at this location WILL lessen and avoid hazards to persons and
damage to property resulting from the accumulation of runoff of storm or flood waters
(Purpose 2.0 (d) see Item 21.D.).

C.

Establishing the R-5 District at this location WILL help classify, regulate, and restrict the
location of the uses authorized in the R-5 District (Purpose 2.0 (i) see Item 21.G.).
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4.

D.

Establishing the R-5 District in this location WILL help protect the most productive
agricultural lands from haphazard and unplanned intrusions of urban uses ((Purpose 2.0 (n)
Item 21.I).

E.

Establishing the R-5 District at this location WILL encourage the preservation of
agricultural belts surrounding urban areas (Purpose 2.0 (q) Item 21.L).

F.

The proposed rezoning and proposed Special Use WILL NOT hinder the development of
renewable energy sources (Purpose 2.0(r) Item 21.M).

The proposed Zoning Ordinance map amendment is subject to the following special condition:
No special conditions are currently proposed.
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FINAL DETERMINATION
Pursuant to the authority granted by Section 9.2 of the Champaign County Zoning Ordinance, the Zoning
Board of Appeals of Champaign County determines that:
The Zoning Ordinance Amendment requested in Case 869-AM-17 should {BE ENACTED / NOT
BE ENACTED} by the County Board in the form attached hereto.
The foregoing is an accurate and complete record of the Findings and Determination of the Zoning Board
of Appeals of Champaign County.
SIGNED:

ATTEST:

Eric Thorsland, Chair
Champaign County Zoning Board of Appeals

Secretary to the Zoning Board of Appeals

Date
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Case 870-S-17
SUMMARY OF EVIDENCE, FINDING OF FACT
AND FINAL DETERMINATION
of
Champaign County Zoning Board of Appeals
Final Determination:

{GRANTED/GRANTED WITH SPECIAL CONDITIONS/DENIED}

Date:

{August 17, 2017}

Petitioners:

Stonetown Woodland Acres LLC, via agent Michael Friend

Request:

CASE 870-S-17
Authorize the establishment and use of a manufactured home park with 93 existing and
an additional 21 proposed manufactured home sites in the R-5 Manufactured Home
Park Zoning District, contingent upon the rezoning of the eastern 150 feet of the subject
property from R-1 Single Family Residence to R-5 Manufactured Home Park and from
B-2 Neighborhood Business to R-5 Manufactured Home Park for the 1.66 acre lot on
the west end of the subject property in related case 869-AM-17, and also subject to the
following required waivers on the subject property described below:
Part A: Authorize a waiver from Section 6.2.1 C.2., for a Site Plan that does not
include the number, location, and size of all Manufactured Home Sites.
Part B: Authorize a waiver for a setback of 0 feet between a manufactured
home stand and a manufactured home park exterior boundary that faces a state
or US highway or a major street in lieu of the minimum required 45 feet, per
Section 6.2.2 C.1.a. for existing home sites 1 through 10, 48, and 49, and
proposed home sites 94 through 98.
Part C: Authorize a waiver for 9 Manufactured Home Sites for each gross acre
of land in lieu of the maximum allowed 8 Manufactured Home Sites for each
gross acre of land, per Section 6.2.2 B.
Part D: Authorize a waiver for a setback of 0 feet between a manufactured
home stand and a manufactured home park exterior boundary that faces a
township road or minor street in lieu of the minimum required 25 feet, per
Section 6.2.2 C.1.c. for existing home sites 88 through 93.
Part E: Authorize a minimum rear yard of 0 feet in lieu of the minimum
required 15 feet, per Section 6.2.2 C.2. for existing home sites 1 through 10, 47,
48, 50, 52, 55, 57, 58, 64, 89, and 91.
Part F: Authorize a Manufactured Home Park with 3 percent of the gross site
area in lieu of the minimum required 8 percent and parcels of recreation space
that are at least 3,985 square feet in lieu of the minimum required 6,000 square
feet, per Section 6.2.2 D.
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Part G: Authorize a waiver from Section 6.2.2 E.1., for a Site Plan that does not
include the limits of each Manufactured Home Site.
Part H: Authorize a minimum setback (yard) of 2 feet in lieu of 15 feet
between the manufactured home and the manufactured home site boundary
adjacent to private accessways, per Section 6.2.2 E.2.a. for proposed home site
114 and existing home sites 1 through 93 except home sites 27, 48, 64, 70, 71,
and 72.
Part I: Authorize a minimum setback (yard) of 8 feet in lieu of 20 feet between
the entrance side of the manufactured home and the manufactured home site
boundary, per Section 6.2.2 E.2.b. for existing home sites 1 through 93 except
home sites 1, 19, 27, 28, 39 through 44, 47, 66, 73, 74, 75, 77, 79, and 81.
Part J: Authorize a minimum setback (rear and side yards) of 0 feet in lieu of
the minimum required 10 feet, per Section 6.2.2 E.2.c. for existing home sites 1
through 93 except home sites 11, 27, 47, 65, and 74.
Part K: Authorize a minimum manufactured home site of 1,600 square feet in
area in lieu of the minimum required 3,200 square feet, per Section 6.2.2 E.3.
for existing home sites 1 through 9, 13 through 18, 21, 29 through 38, 40, 41,
45, 46, 52 through 64, 67, 68, 74 through 77, 80, 85 and 86.
Part L: Authorize no outdoor paved living space in lieu of an outdoor living
space of at least 160 square feet with a minimum dimension of 8 feet, per
Section 6.2.2 E.5. for existing home sites 1 through 93.
Part M:Authorize no improved off-street parking spaces for each existing
manufactured home site in lieu of the minimum required two improved offstreet parking spaces, per Section 6.2.2 E.7. for existing home sites 7, 8, 13, 14,
15, 18, 29, 30, 33, 34, 37, 38, 46, 53, 54, and 67.
Part N: Authorize a minimum pavement width of 18 feet for existing private
accessways in lieu of the minimum required 24 feet for minor streets, per
Section 6.2.2 F.5.
Part O: Authorize a waiver from Section 6.2.2 F.6., with respect to paving
materials, curbs and gutters, grading, intersections, offsets, and radii of
curvature, that the provisions of the Subdivision Ordinance shall apply to
existing private accessways.
Part P: Authorize electrical service to the existing street lighting system to be
located above ground in lieu of underground, per Section 6.2.2 G.2.
Part Q: Authorize a waiver for the electrical system for all existing homes, any
used homes that will replace existing homes, and for the electrical distribution
system to existing homes, to comply with the latest edition of the National
Electric Code, per Section 6.2.3 D.1.
Part R: Authorize a waiver for a Manufactured Home Park that provides an offsite Management Office in lieu of an on-site Management Office, per Section
6.2.4 A.
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SUMMARY OF EVIDENCE
From the documents of record and the testimony and exhibits received at the public hearing conducted on
June 29, 2017, and August 17, 2017, the Zoning Board of Appeals of Champaign County finds that:
*1.

Stonetown Woodland Acres LLC, 720 S Colorado Blvd #1150N, Glendale, CO 80246, is the
owner of Woodland Acres Manufactured Home Park. Dax Nolan, Vice President of the LLC, 720 S
Colorado Blvd #1150N, Glendale, CO 80246, represents the LLC for this zoning case. The
managers of Stonetown Woodland Acres LLC are Roy Lapidus, 1 Alexander Lane, Greenwood
Village, CO 80121, and Adam Minnick, 452 Leyden St, Denver, CO 80220. Michael Friend,
Engineering Manager for Farnsworth Group in Champaign, is the local agent for this zoning case.

*2.

The subject property is comprised of three tracts of land totaling 13.37 acres, generally south and
east of the Urbana spur of I-74 (University Avenue/IL Route 130), north of US Route 150
(University Avenue) and west of Smith Road, in the Southeast Quarter of the Southeast Quarter of
Section 9 and the West Half of the Southwest Quarter of Section 10 of Township 19 North, Range
9 East of the Third Principal Meridian in Urbana Township and commonly known as Woodland
Acres Manufactured Home Park, with an address of 2200 East University, Urbana.

*3.

Regarding municipal extraterritorial jurisdiction and township planning jurisdiction:
*A.
The subject property is located within the one and one-half mile extraterritorial jurisdiction
of the City of Urbana, a municipality with zoning. Municipalities with Planning
Commissions are notified of Special Use Permit cases, but do not have protest rights in
these cases.
*(1) In a letter dated September 22, 2016, from the City of Urbana to Dax Nolen, the City
indicated that annexation would not be necessary in order for Woodland Acres to
expand with additional home sites (see report from Mike Friend received August 8,
2017, which is Attachment B to Supplemental Memorandum #2 dated August 10, 2017).
*B.

The subject property is located within Urbana Township, which does not have a Planning
Commission.

GENERALLY REGARDING LAND USE AND ZONING IN THE IMMEDIATE VICINITY

4.

Land use and zoning on the subject property and in the vicinity are as follows:
*A.
The subject property is a 13.37 acre tract with a land use of Manufactured Home Park, and
is currently in 3 different zoning districts:
(1)
The eastern 150 feet is zoned R-1 Single Family Residence.
(2)

The west 1.66 acre lot is zoned B-2 Neighborhood Business.

(3)

The remainder is in the appropriate R-5 Manufactured Home Park Zoning District.

*B.

Land to the north and northeast of the subject property is zoned R-5 Manufactured Home
Park and is residential in use; to the northwest is R-4 Multiple Family Residence, and is
vacant land owned by Flex-N-Gate.

*C.

Land to the east is zoned R-1 Single Family Residence and is residential in use.
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*D.

Land to the south is zoned B-2 Neighborhood Business, R-5 Manufactured Home Park,
and R-1 Single Family Residence, and is commercial and residential in use.
*(1) The petitioners also own the 1.29 acre lot zoned B-2 Neighborhood Business south
of the subject properties, which houses the Manufactured Home Park’s office and
shares a building with a thrift shop.

*E.

Land to the west is zoned B-2 Neighborhood Business, and is commercial in use.

GENERALLY REGARDING THE PROPOSED SPECIAL USE

5.

Regarding the site plan and proposed operations of the subject property:
*A.
The ALTA Survey created by Berns, Clancy and Associates, received January 27, 2017,
indicates the following existing improvements and the Stonetown Woodland Acres Mobile
Home Park Expansion County Review Drawings received January 27, 2017, indicates the
following proposed improvements:
*(1) Existing buildings and structures on the ALTA Survey include:
*a.
93 manufactured home sites;
*b.

A non-conforming single family residence in the southwest corner of the subject
property;

*c.

An empty site in the northwest corner of the subject property that was
previously a single family residence (demolished in 2016);

*d.

A non-conforming single family residence south of home sites east of Dale
Lane and northeast of the existing Woodland Acres office;

*e.

A non-conforming single family residence in the proposed expansion area, to
be demolished;

*f.

A detached shed in the proposed expansion area, to be demolished;

*g.

A wood barn in the proposed expansion area, to be demolished;

*h.

A playground area in the proposed expansion area, to be removed; and

*i.

The subject properties are connected to public water and sewer.

*j.

The petitioners also own the 1.29 acre lot zoned B-2 Neighborhood
Business south of the subject properties, which houses the Manufactured
Home Park’s office and shares a building with a thrift shop.
*(a) A “Variety Store” is authorized in the B-2 Zoning District, but not at all
in the R-5 Zoning District. The petitioners indicated in a meeting with
Susan Burgstrom on February 1, 2017, that ultimately they would like
to rezone the thrift shop property with the knowledge that it cannot be
extended, altered, or replaced if destroyed. The petitioners do not yet
have a plan for future use on that lot, but indicated that any use they
propose would be allowed in the proposed R-5 Zoning District. The
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petitioners stated that they would address the rezoning and
redevelopment of the B-2 zoned property at a later date.
*(2)

*B.

Proposed improvements according to the Stonetown Woodland Acres Mobile
Home Park Expansion County Review Drawings received January 27, 2017
include:
*a.
Combining two existing home sites into one larger site in several locations;
the petitioners have not yet identified which existing sites would be
combined, but they have stated verbally that this would create a net zero
change in the number of existing home sites. Existing home sites 27, 47, 50,
and 64 were constructed without authorization and will be maintained, which
would balance out the reduction in home sites due to combining sites.
*b.

21 new home sites in the northeast corner of the property, with related road
and utility infrastructure;

*c.

A new entrance to the park off North Smith Road at the intersection of
Slayback Street;

*d.

A dry detention basin in the northeast corner of the property; and

*e.

A playground area with four parking spaces near the location of the wood
barn that will be demolished.

*f.

The Expansion County Review Drawings received January 27, 2017, includes
the following sheets:
(a)
C1.0 Cover Sheet
(b)
C2.0 General Notes and Legends
(c)
C3.0 Existing Topography and Demolition Plan
(d)
C4.0 Grading Plan
(e)
C5.0 Utility Plan/Sanitary and Storm
(f)
C6.0 Utility Plan/Water, Gas and Electric
(g)
C6.1 Plan and Profile – Sanitary
(h)
C7.0 Plan and Profile – Sanitary
(i)
C7.1 Plan and Profile – Sanitary
(j)
C7.2 Plan and Profile – Sanitary
(k)
C7.3 Plan and Profile – Sanitary and Sanitary Details
(l)
C8.0 Standard Sanitary Sewer Details
(m)
C8.1 Standard Storm Sewer Details
(n)
C8.2 Standard Water Main Details
(o)
C8.3 Pavement and Erosion Control Details
(q)
C8.4 Landscape Details and Notes

The Revised Stonetown Woodland Acres Mobile Home Park Expansion County Review
Drawings received June 5, 2017, includes the following changes on the same sheets listed
above plus Sheet C8.3 (a second sheet with additional Standard Water Main Details), which in
turn renumbers the Pavement sheet to C8.4 and the Landscape sheet to C8.5.
(1)
Proposed home sites that were numbered 1 through 21 on the January 27, 2017,
Expansion County Review Drawings are now numbered 94 through 114.
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(2)

*C.

(3)

On Sheet C4.0, contour lines have been added as well as more detail on the proposed
detention basin.
Sheets C5.0 and C6.0 also have more details on the proposed basin.

(4)

Remaining Sheets have additional details and annotations.

The Overall Layout Plan dated June 16, 2017, and received on the same day, is the official
Site Plan for approval. It contains the following revisions and clarifications:
*(1) Michael Friend, Engineer for Farnsworth Group, submitted the revised drawing in an
email dated June 16, 2017. He indicated that the drawing is for illustration purposes
only, as it is a PDF which merges several other drawings together, with some parts of
it created by others.
*(2)

All existing and proposed home sites have been numbered and included in one
drawing rather than having separate drawings for existing and proposed home sites.

*(3)

Existing home sites 30 through 36 (7 sites) have been reconfigured to created 5
larger home sites numbered 32, 33, 34, 35, and 36 (site numbers 30 and 31 are no
longer used).

*(4)

New sites 49A and 49B have been added to the northwest corner of the subject
property.
*a.
The petitioners note that there will be a net zero change in the number of
existing home sites by reconfiguring sites 30 through 36 and adding sites
49A and 49B.

*(5)

Existing sites 27, 47 and 64 have been renumbered to 50A, 50B, and 50C, respectively.

*(6)

An existing open space in the southeastern part of the subject property has been
designated as an additional recreation area of approximately 23,335 square feet and
will be referred to as Recreation Area C in discussion.
a.
Total proposed square footage for recreational areas would include:
(a)
Area A (northeast corner proposed dry detention area): 16,282.6
square feet;
(b)

Area B (southwest corner of proposed expansion area): 3984.9
square feet; and

(c)

Area C (south of home sites 65 through 73): 23,335 square feet.

(d)

The total of the 3 areas is 43,602.5 square feet, which is 7.5% of the
13.37 acre subject property.

(e)

In order to meet the Zoning Ordinance minimum of 8%, there would
need to be a total of 46,592 square feet in recreation areas, which is
2,989 square feet more than proposed. Waiver Part F requested as
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part of Special Use Permit Case 870-S-17 would still be necessary
for compliance with the Zoning Ordinance.
*D.

*E.

*F.

The Revised Stonetown Woodland Acres Mobile Home Park Expansion Permit Drawings
received June 16, 2017, will also be included in the official Site Plan for approval and
include the following revisions:.
*(1) The Permit Drawings set includes the following sheets:
a.
C1.0 Cover Sheet
b.
C2.0 General Notes and Legends
c.
C3.0 Existing Topography and Demolition Plan
d.
C4.0 Grading Plan
e.
C5.0 Utility Plan/Sanitary and Storm
f.
C6.0 Utility Plan/Water, Gas and Electric
g.
C6.1 Plan and Profile – Sanitary
h.
C7.0 Plan and Profile – Sanitary
i.
C7.1 Plan and Profile – Sanitary
j.
C7.2 Plan and Profile – Sanitary
k.
C7.3 Plan and Profile – Sanitary and Sanitary Details
l.
C8.0 Standard Sanitary Sewer Details
m.
C8.1 Standard Storm Sewer Details
n.
C8.2 Standard Water Main Details
o.
C8.3 Standard Water Main Details
p.
C8.4 Pavement and Erosion Control Details
q.
C8.5 Landscape Details and Notes
*(2)

Sheet C7.3 Sanitary Sewer Plan Profile has replaced the “Typical Riser Detail for
Deep Service Lateral” and the “Shallow Service Lateral Detail” shown in the June
5, 2017 revision, with a “Typical Sanitary Sewer Riser Detail” in the June 16, 2017
revision.

*(3)

Sheet C8.0 Standard Sanitary Sewer Details has replaced Typical Sanitary Sewer
Details shown in the June 5, 2017 revision with a blank area.

The Farnsworth Group report received August 8, 2017, included the following sheets,
which will become part of the Official Site Plan for these zoning cases:
*(1) Sheet A1 showing proposed siren actuated gate at North Smith Road;
*(2)

Sheet A2 showing conceptual design of a siren actuated gate;

*(3)

Sheet B1 showing proposed location of an additional fire hydrant;

*(4)

Sheet C1 showing proposed location of siren actuated gate and a full height privacy
screening fence along North Smith Road; and

*(5)

Sheet C2 showing conceptual design of a siren actuated gate and side detail.

The following are previous Zoning Use Permits on the subject property:
*(1) The following information was provided by the Illinois Department of Public Health:
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a.

43 home sites were constructed under an Illinois Department of Public
Health permit issued May 10, 1960.

b.

Another 32 home sites were permitted on January 5, 1970, for a total of 75
home sites.

c.

No information was available from Public Health to confirm when the
remaining 18 home sites were constructed that would comprise the 93
existing home sites.
(a)
Aerial photography from 1973 shows 91 home sites.
(b)

Aerial photography from 2014 and before does not show the other 2
home sites, which are located east of the Casey’s General Store.

*(2)

ZUP #087-74-01 was approved on March 28, 1974, to open a Bakery Thrift Store
in the Wilson Trailer Park; staff believes this was located on part of what are now 2
lots housing the Casey’s General Store and the western lot of the subject property.

*(3)

ZUP #323-74-01 was approved on November 19, 1974, for a change of use to re-open
a restaurant and install a 24 square feet sign, on what is now the MHP office lot.

*(4)

Change of Use Permit #94-85-02 was approved on April 8, 1985, for a change of use
for a craft shop, on what is now the MHP office lot.

*(5)

Change of Use Permit #157-86-03 was approved on June 11, 1986, for a change of
use for an insurance office, on what is now the MHP office lot.

*(6)

ZUP #205-87-01 was approved on July 24, 1987, for construction of a retail storage
building for the Champaign County Power Equipment Co., on what are now 2 lots
housing the Casey’s General Store and the western lot of the subject property.

*(7)

Change of Use Permit #292-89-02 was approved on October 19, 1989, for a change
of use for a siding and window company in the east half of an existing building, on
what is now the MHP office lot.

*(8)

Change of Use Permit #157-90-01 was approved on June 8, 1990, for a change of
use for a portion of the building with the existing siding and Window Company to
house a toning center, on what is now the MHP office lot.

*(9)

ZUP #58-92-02 was approved on February 28, 1992, for an addition to an existing
warehouse for the Champaign County Power Equipment Co., on what are now 2
lots housing the Casey’s General Store and the western lot of the subject property.

*(10) Change of Use Permit #346-94-01 was approved on December 12, 1994, for a
change of use for an antique sales and gift shop, on what is now the MHP office lot.
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*(11) ZUP #06-97-01 was approved on January 6, 1997, for an addition to an existing
building for the Champaign County Power Equipment Co., on what are now 2 lots
housing the Casey’s General Store and the western lot of the subject property.
*(12) Change of Use Permit #311-97-02 was approved on November 12, 1997, for a
change of use for a beauty shop, on what is now the MHP office lot.
*(13) ZUP #316-97-05 was approved on November 13, 1997, for 6 wall signs for the
Champaign County Power Equipment Co., on what are now 2 lots housing the
Casey’s General Store and the western lot of the subject property.
*(14) ZUP #152-98-02 was approved on June 3, 1998, for the construction of a freestanding
sign by Premier Hospitality Management Group, on what is now the MHP office lot.
*(15) Change of Use Permit #363-06-01 was approved on February 9, 2007, for a change
of use to establish a church, on what is now the MHP office lot.
*(16) Change of Use Permit #277-08-01 was approved on November 13, 2008, for a change
of use to establish a resale (variety store) shop and to install a wall sign, on what is
now the MHP office lot.
GENERALLY REGARDING SPECIFIC ORDINANCE REQUIREMENTS

6.

Regarding the requested Special Use in the R-5 Manufactured Home Park Zoning District:
A.
The following definitions from the Zoning Ordinance are especially relevant to the requested
Special Use Permit (capitalized words are defined in the Ordinance):
(1)
“AREA, LOT” is the total area within the LOT LINES.
(2)

“DWELLING” is a BUILDING or MANUFACTURED HOME designated for
non-transient residential living purposes and containing one or more DWELLING
UNITS and/or LODGING UNITS.

(3)

“FRONTAGE” is that portion of a LOT abutting a STREET or ALLEY.

(4)

“LOT” is 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.

(5)

“LOT LINE, FRONT” is a line dividing a LOT from a STREET or easement of
ACCESS. On a CORNER LOT or a LOT otherwise abutting more than one
STREET or easement of ACCESS only one such LOT LINE shall be deemed the
FRONT LOT LINE.

(6)

“LOT LINE, REAR” is any LOT LINE which is generally opposite and parallel to
the FRONT LOT LINE or to a tangent to the midpoint of the FRONT LOT LINE.
In the case of a triangular or gore shaped LOT or where the LOT comes to a point
opposite the FRONT LOT LINE it shall mean a line within the LOT 10 feet long
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and parallel to and at the maximum distance from the FRONT LOT LINE or said
tangent.
(7)

“LOT LINES” are the lines bounding a LOT.

(8)

“MANUFACTURED HOME” is a factory assembled DWELLING UNIT designed
and constructed to be transported in one or more parts by truck or by towing on
wheels temporarily or permanently attached to its frame. This definition shall
include mobile homes and modular homes or housing units and shall exclude
MOTOR VEHICLES and TRAVEL TRAILERS.

(9)

“MANUFACTURED HOME PARK” is a designated contiguous parcel of land
planned and improved for the placement of five or more MANUFACTURED
HOMES.

(10)

“MANUFACTURED HOME PARK SERVICE BUILDING” is a permanent
STRUCTURE housing laundry, recreation, office, sanitation or other community
facilities as required in MANUFACTURED HOME PARKS for use by
MANUFACTURED HOME PARK occupants.

(11)

“MANUFACTURED HOME SITE” is a designated parcel of land in a
MANUFACTURED HOME PARK intended for the placement of an individual
MANUFACTURED HOME, for the exclusive use of its occupants.

(12)

“MANUFACTURED HOME STAND” is that part of an individual
MANUFACTURED HOME SITE which has been constructed for the placement of
a MANUFACTURED HOME.

(13)

“NONCONFORMING LOT, STRUCTURE or USE” is a LOT, SIGN,
STRUCTURE, or USE that existed on the effective date of the adoption or
amendment of this ordinance which does not conform to the regulations and
standards of the DISTRICT in which it is located.

(14)

“OPEN SPACE” is the unoccupied space open to the sky on the same LOT with a
STRUCTURE.

(15)

“PARKING SPACE” is a space ACCESSORY to a USE or STRUCTURE for the
parking of one vehicle.

(16)

“PUBLIC SANITARY SEWER SYSTEM” is any system, other than an individual
septic tank or tile field, that is operated by a municipality, governmental agency, or
a public utility for the collection, treatment, and disposal of liquid and solid sewage
wastes, other than stormwaters.

(17)

“PUBLIC WATER SUPPLY SYSTEM” is any system, other than an individual
well, that is operated by a municipality, governmental agency, or a public utility for
the purpose of furnishing potable water.
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(18)

“SCREEN” is a STRUCTURE or landscaping element of sufficient opaqueness or
density and maintained such that it completely obscures from view throughout its
height the PREMISES upon which the screen is located.

(19)

“SETBACK LINE” is the BUILDING RESTRICTION LINE nearest the front of and
across a LOT establishing the minimum distance to be provided between a line of a
STRUCTURE located on said LOT and the nearest STREET RIGHT-OF-WAY line.

(20)

SIDEWALK: That paved portion of the RIGHT-OF-WAY designed and intended
for the movement of and use of pedestrian traffic.

(21)

“SPECIAL CONDITION” is a condition for the establishment of a SPECIAL USE.

(22)

“SPECIAL USE” is a USE which may be permitted in a DISTRICT pursuant to,
and in compliance with, procedures specified herein.

(23)

“STREET” is a thoroughfare dedicated to the public within a RIGHT-OF-WAY
which affords the principal means of ACCESS to abutting PROPERTY. A
STREET may be designated as an avenue, a boulevard, a drive, a highway, a lane, a
parkway, a place, a road, a thoroughfare, or by other appropriate names. STREETS
are identified on the Official Zoning Map according to type of USE, and generally
as follows:
(a) MAJOR STREET: Federal or State highways.
(b) COLLECTOR STREET: COUNTY highways and urban arterial STREETS.
(c) MINOR STREET: Township roads and other local roads.

(24)

“USE” is the specific purpose for which land, a STRUCTURE or PREMISES, is
designed, arranged, intended, or for which it is or may be occupied or maintained.
The term “permitted USE” or its equivalent shall not be deemed to include any
NONCONFORMING USE.

(25)

“VARIANCE” is a deviation from the regulations or standards adopted by this
ordinance which the Hearing Officer or the Zoning BOARD of Appeals are
permitted to grant.

(26)

“YARD” is an OPEN SPACE, other than a COURT, of uniform depth on the same
LOT with a STRUCTURE, lying between the STRUCTURE and the nearest LOT
LINE and which is unoccupied and unobstructed from the surface of the ground
upward except as may be specifically provided by the regulations and standards
herein.

(27)

“YARD, FRONT” is a YARD extending the full width of a LOT and situated
between the FRONT LOT LINE and the nearest line of a PRINCIPAL
STRUCTURE located on said LOT. Where a LOT is located such that its REAR
and FRONT LOT LINES each abut a STREET RIGHT-OF-WAY both such
YARDS shall be classified as FRONT YARDS.
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B.

(28)

“YARD, REAR” is a YARD extending the full width of a LOT and situated
between the REAR LOT LINE and the nearest line of a PRINCIPAL
STRUCTURE located on said LOT.

(29)

“YARD, SIDE” is a YARD situated between a side LOT LINE and the nearest line
of a PRINCIPAL STRUCTURE located on said LOT and extending from the rear
line of the required FRONT YARD to the front line of the required REAR YARD.

Subsection 6.1 contains standard conditions that apply to all SPECIAL USES, standard
conditions that may apply to all SPECIAL USES, and standard conditions for specific
types of SPECIAL USES. Relevant requirements from Subsection 6.1 are as follows:
(1)
Paragraph 6.1.2 A. indicates that all Special Use Permits with exterior lighting shall
be required to minimize glare on adjacent properties and roadways by the following
means:
a.
All exterior light fixtures shall be full-cutoff type lighting fixtures and shall be
located and installed so as to minimize glare and light trespass. Full cutoff
means that the lighting fixture emits no light above the horizontal plane.
b.

No lamp shall be greater than 250 watts and the Board may require smaller
lamps when necessary.

c.

Locations and numbers of fixtures shall be indicated on the site plan
(including floor plans and building elevations) approved by the Board.

d.

The Board may also require conditions regarding the hours of operation and
other conditions for outdoor recreational uses and other large outdoor
lighting installations.

e.

The Zoning Administrator shall not approve a Zoning Use Permit without
the manufacturer’s documentation of the full-cutoff feature for all exterior
light fixtures.

C.

Current Zoning Ordinance regulations for Section 6.2: Manufactured Home Parks are
provided as an attachment to this Summary of Evidence.

D.

Section 8 of the Zoning Ordinance contains a general provision that states that
NONCONFORMING USES of land shall not be enlarged, expanded, or extended after
October 10, 1973 or the effective date of an amendment.

E.

Section 9.1.11 requires that a Special Use Permit shall not be granted by the Zoning Board
of Appeals unless the public hearing record and written application demonstrate the
following:
(1)
That the Special Use is necessary for the public convenience at that location;
(2)

That the Special Use 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 except that in the CR, AG-1, and AG-2
DISTRICTS the following additional criteria shall apply:
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F.

a.

The property is either BEST PRIME FARMLAND and the property with
proposed improvements in WELL SUITED OVERALL or the property is
not BEST PRIME FARMLAND and the property with proposed
improvements is SUITED OVERALL.

b.

The existing public services are available to support the proposed SPECIAL
USE effectively and safely without undue public expense.

c.

The existing public infrastructure together with proposed improvements is
adequate to support the proposed development effectively and safely
without undue public expense.

(3)

That the Special Use 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)

That the Special Use is in harmony with the general purpose and intent of this
ordinance.

(5)

That in the case of an existing NONCONFORMING USE, it will make such USE
more compatible with its surroundings.

Paragraph 9.1.11.D.1. states that a proposed Special Use that does not conform to the
standard conditions requires only a waiver of that particular condition and does not require
a variance. Regarding standard conditions:
(1)
The Ordinance requires that a waiver of a standard condition requires the following
findings:
a.
That the waiver is in accordance with the general purpose and intent of the
ordinance; and
b.

(2)

That the waiver will not be injurious to the neighborhood or to the public
health, safety, and welfare.

However, a waiver of a standard condition is the same thing as a variance and
Illinois law (55ILCS/ 5-12009) requires that a variance can only be granted in
accordance with general or specific rules contained in the Zoning Ordinance and
the VARIANCE criteria in paragraph 9.1.9 C. include the following in addition to
criteria that are identical to those required for a waiver:
a.
Special conditions and circumstances exist which are peculiar to the land or
structure involved, which are not applicable to other similarly situated land
and structures elsewhere in the same district.
b.

Practical difficulties or hardships created by carrying out the strict letter of
the regulations sought to be varied will prevent reasonable or otherwise
permitted use of the land or structure or construction.

c.

The special conditions, circumstances, hardships, or practical difficulties do
not result from actions of the applicant.
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G.

Paragraph 9.1.11 D.2. states that in granting any SPECIAL USE permit, the BOARD may
prescribe SPECIAL CONDITIONS as to appropriate conditions and safeguards in
conformity with the Ordinance. Violation of such SPECIAL CONDITIONS when made a
party of the terms under which the SPECIAL USE permit is granted, shall be deemed a
violation of this Ordinance and punishable under this Ordinance.

GENERALLY REGARDING WHETHER THE SPECIAL USE IS NECESSARY FOR THE PUBLIC CONVENIENCE
AT THIS LOCATION

7.

Generally regarding the Zoning Ordinance requirement that the proposed Special Use is necessary
for the public convenience at this location:
A.
The Petitioners testified on the application, “The subject over +/- 14.16 acres property
is owned by Stonetown Woodland Acres LLC. The proposed project is in an
undeveloped +/- 3.66 acre located in the northeast portion of the existing
manufactured home park. This project will develop the area for additional
housing at the existing facility.”
B.

Regarding the existing manufactured homes:
(1)
Most of the existing home sites in Woodland Acres are occupied.
(2)

Site visits by staff indicate that homes range from older to new, and fair to good
condition.

(3)

All existing manufactured homes are “nonconforming structures” and cannot be
replaced without the necessary variance and/or waiver.

C.

Stonetown Woodland Acres is located within one block of the Edge-Scott Fire Protection
District station.

D.

Stonetown Woodland Acres is located on the Champaign-Urbana Mass Transit District
line, which middle and high school youth use as their transportation to and from school.

GENERALLY REGARDING WHETHER THE SPECIAL USE WILL BE INJURIOUS TO THE DISTRICT OR
OTHERWISE INJURIOUS TO THE PUBLIC WELFARE

8.

Generally regarding the Zoning Ordinance requirement that the proposed Special Use be designed,
located, and operated so that it will not be injurious to the District in which it shall be located, or
otherwise detrimental to the public welfare:
A.
The Petitioner has testified on the application, “See attached plans for the proposed facility.
The expansion of this existing facility will provide needed economical housing by
completing the development of an existing manufactured home park. The development
of this remaining 3.66+/- acres will be in accordance with Section 6.2 of the Champaign
County Zoning Ordinance on an existing manufactured home facility property.”
B.

Regarding traffic, the following evidence is provided:
*(1) The subject property is off East University Avenue/IL 130/US 150, approximately
1 mile west of High Cross Road/IL 130 and 1.3 miles east of US 45 North
(Cunningham Avenue) in Urbana.
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*(2)

a.

East University Avenue in the vicinity of the subject property is a 3-lane
concrete urban cross section with curb and gutter. The pavement width is
about 40 feet.

b.

North Smith Road to the north of University Avenue is a 2 lane collector
with no shoulders, curb or gutter, which ranges from 22 to 28 feet wide.

The Illinois Department of Transportation measures traffic on various roads throughout
the County and determines the annual average 24-hour traffic volume for those roads
and reports it as Average Daily Traffic (ADT). The most recent ADT data is from
2015-2016 in the vicinity of the subject property.
*a.
East University Avenue had an ADT of 13,100 east of North Smith Road in
2015.
*b.

North Smith Road to the north of University Avenue had an ADT of 800 in
2016. North Smith Road to the south of University Avenue had an ADT of
5,900 in 2016.

*c.

The traffic generated by the proposed use will increase with the addition of
21 home sites.
(a)
Generally, the Zoning Department assumes 10 vehicle trips per day for
a residence. The proposed 21 new home sites would thus increase
traffic by about 210 trips per day.
(b)

*(3)

The petitioners propose opening a second access on North Smith
Road, which would increase traffic at the intersection of East
University Avenue and North Smith Road.

The Illinois Department of Transportation’s Manual of Administrative Policies of the
Bureau of Local Roads and Streets provides ideal design criteria for new construction/
reconstruction.
*a.
Regarding East University Avenue:
*(a) The 40 feet width for an existing urban two-way, two lane arterial would
equate to a maximum recommended two-way design hourly volume
(DHV) of no more than 1,250, roughly equivalent to an ADT of 10,400.
However, this section of University Avenue has a dual left middle turn
lane, which increases traffic flow so that it functions more like a 4-lane
cross section. A 4-lane cross section would be designed for an ADT of
10,400 to 17,000.
*(b)

*b.

P&Z Staff believe that East University Avenue operates within its
design capacity, and that the proposed increase would still function at
an acceptable level, although no formal Traffic Impact Analysis has
been done.

Regarding North Smith Road:
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*(4)

*(a)

Rural two-lane collectors with an ADT of 800 should have a minimum
4 feet wide shoulder. North Smith Road does not have shoulders but
does have wide grass areas on both sides.

*(b)

A 22 feet wide pavement width with a minimum 4 feet wide shoulder
would be designed for an ADT of 400 to 2000.

*(c)

P&Z Staff believe that North Smith Road operates within its design
capacity, and that the proposed increase would still function at an
acceptable level, although no formal Traffic Impact Analysis has been
done.

The petitioners propose opening a second access on North Smith Road, which would
increase traffic at the intersection of East University Avenue and North Smith Road.
*a.
The Urbana Township Highway Commissioner has been notified of this case:
*(a) Jim Prather called the P&Z Department on June 21, 2017, to express
opposition to the new road access to North Smith Road at Slayback
Street. He asked if parking would be allowed on the 20 feet wide
proposed private access drive; Susan Burgstrom told him that the Zoning
Ordinance does not allow on-street parking for a 20 feet wide street.
*(b)

*C.

At the June 29, 2017 public hearing, Mr. Prather stated that one of his
concerns is the proposed entrance off Slayback Street to North Smith
Road. He said he understands the safety reason for the new access, and
maybe the gated entrance activated by fire and police only would be the
way to go. Mr. Prather said that he is concerned about more traffic on
Slayback Street at Smith Road; he said that Smith Road is really not a
wide street, and he is afraid the residents in the park will use Smith Road
more often. He said that people travel the fastest, easiest way, so there is
going to be a lot more traffic on Smith Road. Mr. Prather said that it is
sometimes hard to get onto University Avenue from North Smith Road
with the traffic in the mornings and evenings. He said that earlier
someone mentioned going to the Apple Dumplin’. He said that people
will head east to Wal-Mart, Aldi, etc.

*b.

Mr. Tim Johnson called the P&Z Department on June 21, 2017 on behalf of
some residents in the Edgewood Subdivision (east of the subject property). They
are opposed to the proposed road connecting to North Smith Road at Slayback
Street.

*c.

Based on comments received prior to and during the June 29, 2017, public
hearing, the petitioner proposes adding a siren actuated gate at the proposed
north entrance, which will be closed except when an emergency siren opens the
gate; this will mitigate increased traffic concerns at North Smith Road.

Regarding fire protection on the subject property, the subject property is located within the
Edge-Scott Fire Protection District. The Fire Chief has been notified of this case and made
the following comments:
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*(1)

In a phone call with Susan Burgstrom, Chief Thuney discussed the following:
*a.
He has not seen any plan from the petitioner’s engineer, Farnsworth Group.
*b.

He is opposed to the waivers, with one reason being that recent fires took
out 3 trailers based on their proximity to one another.

*(2)

In a letter received June 29, 2017, and distributed as an attachment to Supplemental
Memorandum #1 at the June 29, 2017 public hearing, Chief Thuney expressed his
opposition to approval of the current zoning cases. He also stated, “the Edge-Scott
Fire Protection District would remain neutral for the expansion of the mobile home
park provided the appropriate Champaign County ordinances are followed and
additional concerns for fire hydrants being installed in the mobile park were agreed to
as part of the expansion.”

*(3)

During the June 29, 2017 public hearing, Chief Thuney testified the following:
*a.
Chief Thuney stated that he came into this case pretty late in the process,
and that the Edge-Scott Fire Protection District was not included in many of
the discussions that occurred. He said that he feels he is way behind and has
not had a chance to review all the materials that were provided. He stated
that he would like to point out that his concerns for the trailer park go
beyond the new expansion; they go to the trailer park as a whole. He stated
that in discussions with the board members for the District, they are not in
favor of allowing the variances on the older section of the park. He said that
with a new water main proposed, it would be a perfect time to extend that
into the rest of the park to provide adequate water supply for fire protection
for the entire park, not just the new section. He stated that the fire hydrants
actually have to be approved by the Edge-Scott Fire Protection District
Board of Trustees, because they pay the bill for those hydrants. He stated the
Board of Trustees has not been approached about whether they are willing
to pay for new hydrants. He said that he needs further time to study this to
come back to the ZBA with areas of concern, possibly areas of agreement.
He stated that he thinks Mike Friend’s consultations with City of Urbana
Fire Chief Nightlinger have been productive, but Edge-Scott Fire Protection
District is the primary first responder for Woodland Acres. Edge-Scott will
respond for medical, fires, gas leaks, whatever, and will be the first out the
door and hopefully the first ones there working fires, and they do get
assistance from the City of Urbana and Carroll Fire Protection District when
needed. He stated he thinks it was a huge misstep on the part of the
petitioner to not include Edge-Scott FPD in the decision-making process.

*(4)

The City of Urbana Fire Chief was contacted by Farnsworth Group engineer Mike
Friend; in an email received June 29, 2017, Mike Friend communicated the
following information from his meeting with Chief Nightlinger:
*a.
The Chief has been coordinating the discussions about this project from the
beginning, as far back as 2015, with the Edge-Scott Fire Department, which
is the fire department for Woodland Acres.
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*b.

Chief Nightlinger is greatly encouraged by the proposed project because it
will provide new hydrants in the park and the proposed addition of a hydrant
at the Dale Lane intersection with the expansion area will provide a fire
hydrant for use inside the park near the existing underserved area.

*c.

The source of the Chief’s requirements for this project are found in 2
documents:
*(a) The City of Urbana 2009 Model Codes Adopting Ordinance- section
F-506.4
*(b)

*D.

The 2009 International Fire Code, Appendix D

*d.

These references are the source of the requirement for a second entrance to
the park - specifically section D106.1 of the 2009 IFC.

*e.

“NO PARKING FIRE LANE” signs need to be posted in the park expansion
area. If posted, law enforcement personnel can enforce the parking ban on
the internal streets of the park.

*f.

The Chief finds the use of a “siren actuated gate” acceptable for this
situation, and he referenced section D103.5 of the 2009 IFC and section F506.4 of the 2009 Urbana Model Codes Adopting Ordinance, in support of
that position.

Regarding stormwater management on the subject property:
*(1) A Storm Water Drainage Plan with detention is required because there is more than
one acre of impervious area added in the new development.
*(2)

The Storm Water Drainage Plan completed by Farnsworth Group and received
January 27, 2017, includes one Large and one Small detention basin in the
northeast corner of the subject property.
*a.
Farnsworth Group concluded, “The results of the analysis demonstrate that
adequate detention storage volume is provided for the proposed expansion
of the Woodland Acres Mobile Home Site. The results of the storm routing
indicates that the allowable peak discharges required by both IDOT and
Champaign County will not be exceeded once the site has been constructed
as proposed.”
*b.

The Department of Planning and Zoning contracted with independent
engineering consultant Berns, Clancy and Associates to review the drainage
plan. They concluded, “The volume of storm water detention required for the
expansion of Woodland Acres Mobile Home Park was correctly determined
using a critical duration analysis. An area of the proposed development will
be rerouted from draining to an existing storm sewer, to draining through a
detention basin before the water outlets to a roadside ditch, which may ease
the pressure on the existing system. The outlet popes for each basin appear to
have been sized correctly, as long as the clogging issue is properly dealt with
for the 5-inch diameter outlet of the Small Basin. The overall proposed plan
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does appear to benefit the community. At this time, the plan needs a few
changes or further explanations to meet the Champaign County Storm Water
Management Regulations.”
*(3)

E.

*b.

“The critical area of the site is the existing drainage ditch within the IDOT
right-of-way to the north of the project site. This ditch must remain clean
and active at all times.”

*c.

The project will require a Land Disturbance and Erosion Control Permit
from the P&Z Department; a storm water discharge permit from the Illinois
Department of Transportation; and a NPDES permit from the Illinois
Environmental Protection Agency.
i.
Farnsworth Group has completed a LDEC permit for the P&Z
Department, the IDOT permit, and a Notice of Intent for the IEPA
NPDES permit.

*(4)

The Erosion and Sediment Control Plan (ESCP) received January 27, 2017, indicates
what measures will be taken during construction to ensure that neighboring land will
not be impacted by runoff and erosion.

*(5)

At the June 29, 2017 public hearing, Jim Prather, Urbana Township Highway
Commissioner, testified that his biggest concern is the drainage and storm retention.
He asked if the petitioners planned to drain out on the state highway right-of-way.
Mr. Prather stated that some of the drainage goes out toward I-74 and there is a big
issue that it drains down the state’s right-of-way to a catch basin at John Street and
McGee Street. He said there is a 3 foot wall there, and the tile on the State’s right-ofway cannot handle the storm water and it overflows over the 3 foot wall into McGee
Street in Edgewood. He said it has overflowed many times. Mr. Prather stated that
another concern he has is that there is another storm drain at Smith Road and
Slayback Street, at the dead-end of North Smith Road. He said that as far as he is
concerned, that is the west end of Edgewood’s storm drain, and they do not need
anything else hooked on to cause a problem of improper drainage in the subdivision.

The subject property is not considered to be BEST PRIME FARMLAND. The soils on the
subject property consist of 618B Senachwine silt loam, 171B Catlin silt loam, and 154A
Flanagan silt loam. The property has an average LE of 79.
(1)
The property has not been in agricultural production for decades.
(2)

F.

The Storm Water Pollution Prevention Plan (SWPPP) received January 27, 2017,
indicates the following:
*a.
The subject property is not in the mapped floodplain, per FEMA FIRM
panel 17019C0431D.

Future development will not change the use of the property.

Regarding outdoor lighting on the subject property:
(1)
There are proposed street lamps on Sheet C6.1: Utility Plan received June 5, 2017.
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(2)

G.

Regarding wastewater treatment and disposal on the subject property:
(1)
All existing home sites have a private sanitary sewer system, which connects to the
Urbana-Champaign Sanitary District public system. Proposed home sites will
connect to the existing system.
(2)

H.

*I.

There is a note on Sheet C2.0: General Notes of the revised Expansion County
Review Drawings received June 5, 2017, which states, “13. Street lighting will be
provided at a minimum at locations depicted on the plans. Lighting shall meet the
requirements of Section 6.2.2.G of the Champaign County Zoning Ordinance. A
photometric plan verifying that a minimum of 0.1 footcandles throughout the street
system and 0.3 footcandles at potentially hazardous locations will be provided.”

No information has been provided regarding current status and maintenance of the
private system.

Regarding life safety considerations related to the proposed Special Use:
(1)
Champaign County has not adopted a building code. Life safety considerations are
considered to a limited extent in Champaign County land use regulation as follows:
a.
The Office of the State Fire Marshal has adopted the Code for Safety to Life
from Fire in Buildings and Structures as published by the National Fire
Protection Association (NFPA 101) 2000 edition, Life Safety Code, as the
code for Fire Prevention and Safety as modified by the Fire Prevention and
Safety Rules, 41 Ill. Adm Code 100, that applies to all localities in the State
of Illinois.
b.

The Office of the State Fire Marshal is authorized to enforce the Fire
Prevention and Safety Rules and the code for Fire Prevention and Safety
and will inspect buildings based upon requests of state and local
government, complaints from the public, or other reasons stated in the Fire
Prevention and Safety Rules, subject to available resources.

c.

The Office of the State Fire Marshal currently provides a free building plan
review process subject to available resources and subject to submission of
plans prepared by a licensed architect, professional engineer, or professional
designer that are accompanied by the proper Office of State Fire Marshal
Plan Submittal Form.

d.

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

e.

Compliance with the Office of the State Fire Marshal’s code for Fire
Prevention and Safety is not required as part of the review and approval of
Zoning Use Permit Applications.

Regarding public comments on the proposed rezoning and special use permit with waivers:
*(1) Fred Wahlfeldt, who resides at 208 Ira Street, called on June 19, 2017, to express
opposition to the proposed plans.
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J.

*(2)

Mr. Tim Johnson called the P&Z Department on June 21, 2017 on behalf of some
residents in the Edgewood Subdivision (east of the subject property). They are
opposed to the proposed road connecting to North Smith Road at Slayback Street.

*(3)

The Urbana Township Highway Commissioner has been notified of this case. He
called the P&Z Department on June 21, 2017, to express opposition to the new road
access to North Smith Road at Slayback Street.

*(4)

The following testimony was received at the June 29, 2017 public hearing:
*a.
Mr. Joe Pisula, on behalf of the Edgewood Subdivision Homeowners’
Association, gave a presentation using PowerPoint slides. The presentation
was handed out at the hearing and was submitted as a Document of Record.
The presentation will also be described in the minutes of the June 29, 2017
ZBA meeting. Generally, he discussed their concerns about increased
traffic, improving the aesthetic of the park, encroachments on other
properties, decreasing property values, maintaining a visual barrier between
their subdivision and Woodland Acres, potential drainage problems,
potential damage from severe storms, and how the HOA generally opposes
the rezoning and special use/waivers requests.
*b.

Sue Moody, 2405 Elizabeth Street, Urbana, stated that she fully agrees with
Mr. Pisula’s presentation, and that her biggest concern is the street that
connects to Slayback Street.

*c.

Mark Moody, 706 McGee Road, stated that Mr. Pisula’s presentation pretty
much said it for him. He said that he would add that, like his mom Sue said,
regarding connecting the two streets, we have a lot of kids and retirees
riding bikes, and people come from other neighborhoods to ride bikes. He
said the neighborhood is very peaceful, everyone drives slowly, and they
want to keep it that way.

*d.

Katherine Schneider, 208 Carrie Avenue, Urbana, stated that a big concern
of hers is the traffic along Smith Road, because there is an MTD bus stop
close to the end of Carrie Avenue on Smith Road. She said the stop is on
the east side of Smith Road, where there is no sidewalk, and that the stop is
there for middle schoolers to catch the bus. She said there are groups of kids
in the mornings on the street. Mrs. Schneider stated that the stop is on a
regular schedule in the mornings and in the afternoon, and it is a deviated
schedule from a regular route.

Other than as reviewed elsewhere in this Summary of Evidence, there is no evidence to
suggest that the proposed Special Use will generate either nuisance conditions such as
odor, noise, vibration, glare, heat, dust, electromagnetic fields or public safety hazards such
as fire, explosion, or toxic materials release, that are in excess of those lawfully permitted
and customarily associated with other uses permitted in the zoning district.
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GENERALLY REGARDING WHETHER THE SPECIAL USE CONFORMS TO APPLICABLE REGULATIONS AND
STANDARDS AND PRESERVES THE ESSENTIAL CHARACTER OF THE DISTRICT

9.

Generally regarding the Zoning Ordinance requirement that the proposed Special Use conform to
all applicable regulations and standards and preserve the essential character of the District in
which it shall be located, except where such regulations and standards are modified by Section 6
of the Ordinance:
A.
The Petitioner has testified on the application: “Yes. This proposed expansion is
prepared in accordance with 6.2 of the Champaign County Zoning Ordinance, for
“Manufactured Home Parks”, with only minor variances. The previously developed
portion of the facility will also become compliant with issuance of a special use
permit, variances and map amendment for the facility.”
B.

Regarding compliance with the Zoning Ordinance:
(1)
Expansion of Manufactured Home Parks is allowed in the R-5 Manufactured Home
Park Zoning District with a Special Use Permit.
(2)

(4)

Section 6.2.1 states that it shall be unlawful to construct, alter, or expand any
manufactured home park unless a valid permit is issued by the Zoning Administrator
for the specific construction, alteration, or expansion proposed. It also states that all
applications for permits should include the following:
(a)
Name and address of the applicant.
(b)
Location and legal description of the proposed manufactured home
park.
(c)
Plans and specifications of the proposed manufactured home park
development including but not limited to the following:
i.
A map indicating the area and dimensions of the tract of land;
ii.
The number, location, and size of all manufactured home sites;
iii.
The location of all water, storm sewer, and sanitary sewer lines,
water supply, and refuse and sewage disposal facilities;
iv.
All buildings existing or to be constructed within the
manufactured home park; and
v.
The location of internal lighting and electrical systems.
a.

A waiver of Section 6.2.1.C.2. is necessary because the size of all manufactured
home sites was not provided for existing home sites 1 through 93; proposed
home sites have dimensions on the Site Plan received June 5, 2017.

b.

The existing Manufactured Home Park is a non-conforming use; therefore,
a more specific site plan will not change what is already in place.

Paragraph 6.2.2.A. provides General Provisions for locating MANUFACTURED
HOME PARKS on suitable sites, as follows:
a.
No MANUFACTURED HOME PARK shall be located in an area where
the conditions of soil, groundwater level, drainage or topography may cause
hazard to the property, health, or safety of the occupants.
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(a)

A waiver from Section 6.2.2.A.1. is not required because the
Petitioners have completed a Stormwater Drainage Plan that
proposes a dry detention basin to improve drainage for the park.

b.

No MANUFACTURED HOME PARK shall be located such that it is
exposed to objectionable smoke, dust, noise, odors, vibrations or other
adverse influences.
(a)
A waiver from 6.2.2.A.2. is not required because there is no evidence
that any smoke, dust, noise, odors, vibrations, or other adverse
influences exist at objectionable levels on the subject property.

c.

ACCESS to a MANUFACTURED HOME PARK shall be provided in such a
manner to facilitate ACCESS by emergency vehicles, and should be designed
to provide efficient and safe traffic circulation in the vicinity.
(a)
A waiver from Section 6.2.2.A.3. does not appear to be necessary
because of the following:
(i)
The petitioner proposes to install a siren actuated gate at the
proposed entrance on North Smith Road.
(ii)

The Farnsworth Group report received August 8, 2017,
provides the following information:
a.
Page 2, Item 3 states that the petitioner proposes
placing “No parking – Fire Lane” signs that “will
allow law enforcement personnel to enforce the no
parking designation, which will assure that the
interior streets will remain free from parked vehicles
and thus accommodate the passage of fire protection
equipment and trucks.”
b.

d.

Page 4, Item 9 states, “As existing homes are
replaced each site will be designed with the minimum
required 2 parking spaces. In addition, Stonetown
Woodland Acres LLC staff will communicate to
residents in the existing facility that a policy of no
on-street parking will be phased in over a 6 month
period beginning after approval of the proposed
expansion. An evaluation of the need for additional
parking will be included with the process, and within
6 months of approval of the facility expansion, "Type
D" "No Parking - Fire Lane" signs will be posted on
the existing streets which will allow for local law
enforcement to enforce the parking restrictions. This
time period will allow for transition and evaluation of
the need for additional parking.”

No part of any MANUFACTURED HOME PARK shall be used for nonresidential purposes except ACCESSORY USES that are required to directly
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serve MANUFACTURED HOME PARK residents and for management and
maintenance of the MANUFACTURED HOME PARK.
(a)
A waiver from Section 6.2.2.A.4. is not required because there are
no non-residential uses within the subject property. A building
housing the MHP management office and a non-conforming thrift
store has been excluded from subject property for these cases while
owners plan future redevelopment of that parcel.
(5)

(6)

Paragraph 6.2.2.B. regulates the Size and Density of MANUFACTURED HOME
PARKS, as follows:
a.
No MANUFACTURED HOME PARK shall contain an area of less than
five acres, nor less than 40 MANUFACTURED HOME SITES provided.
b.

MANUFACTURED HOME PARKS which predate the adoption of zoning
may continue to operate.

c.

Any alterations or expansions of existing MANUFACTURED HOME
PARKS must conform to the Zoning Ordinance; after the alteration or
expansion the MANUFACTURED HOME PARK must be at least three
acres in area or provide at least 24 MANUFACTURED HOME SITES; and
must not include more than eight MANUFACTURED HOME SITES per
gross acre.
(a)
Waiver Part C is necessary because there are 9 home sites per gross
acre in the Manufactured Home Park, rather than the maximum
allowed 8 home sites per gross acre.
i.
The existing 93 home sites on 13.37 acres have a density of
6.96 home sites per gross acre, in conformance with the
Zoning Ordinance.
ii.

The proposed 21 home sites on the undeveloped 3.66 acres
have a density of 5.74 home sites per gross acre, in
conformance with the Zoning Ordinance.

iii.

The combined 114 home sites on the 13.37 acre subject
property have a density of 8.53 home sites per gross acre.

Paragraph 6.2.2.C. provides Required Setbacks and Screening for MANUFACTURED
HOME PARK exterior boundaries, as follows:
a.
Setback from State or U.S. Highways or MAJOR STREETS - 45 feet: this
setback applies to the East University Avenue corridor to the north, and the
IL130/ US150/ East University Avenue corridor to the south of the subject
property.
(a)
Waiver Part B (Section 6.2.2.C.1.c.) for East University Avenue to
the north is necessary because of the following:
i.
The Overall Layout Plan received on June 16, 2017, indicates
that existing home sites 1 through 10, 48, 49, and to the north
and 50 and 52 on the southwest corner of the subject property
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encroach into the IDOT right-of-way. Proposed sites 94
through 98 also encroach into the IDOT right-of-way.
ii.

The existing homes on these home sites are non-conforming.

iii.

There is a special condition to prohibit the replacement of homes
which encroach on the East University Avenue setback.

b.

Setback from COUNTY Highways or COLLECTOR STREETS - 35 feet:
not applicable for the subject property.

c.

Setback from Township Road or MINOR STREETS - 25 feet: this setback
applies to North Smith Road on the east side of the subject property.
(a)
Waiver Part D (Section 6.2.2.C.1.a.) is necessary because of the
Overall Layout Plan received on June 16, 2017, indicates that existing
home sites 88 through 93 are within the required setback from North
Smith Road.

d.

The Manufactured Home Park must have minimum SIDE and REAR YARDS
of 15 feet:
(a)
Waiver Part E (Section 6.2.2.C.2.) is necessary due of the following:
i.
20 of the 93 existing home sites have a rear yard that is less
than 15 feet.
ii.

e.

These home sites are non-conforming; they existed prior to
the adoption of the Zoning Ordinance on October 10, 1973.

All MANUFACTURED HOME PARKS shall be provided with visual
screening such as fences or SCREEN PLANTING along all boundary lines
abutting existing residential, commercial, or industrial development. Such
fences or SCREEN PLANTING shall be of sufficient height and density to
adequately filter from view the MANUFACTURED HOMES, ACCESSORY
STRUCTURES, and other USES in the MANUFACTURED HOME PARK.
No waiver of Section 6.2.2.C.3. is necessary because the Farnsworth Group
report received August 8, 2017, page 3, Item 8 states that the petitioner
proposes to construct an 8 feet tall privacy fence within its property line
along North Smith Road. This fence would be in addition to the existing
vegetative screening. Exhibit C: Sheet C1 of the same report illustrates the
proposed privacy fence.

(7)

Paragraph 6.2.2.D. provides for Required Recreation Space of not less than eight
percent of the gross site area of the MANUFACTURED HOME PARK. Such
facilities shall be centrally located on the site and readily accessible to all
MANUFACTUED HOME occupants. Recreation areas may include park space,
play lots, swimming pools, and community buildings (exclusive of laundry and
administrative offices). Recreation areas may be de-centralized provided that no
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single parcel of outdoor recreation space contains less than 6,000 square feet nor
has a minimum average width of less than thirty feet.
a.
Waiver Part F (Section 6.2.2.D.) is necessary because of the following:
(a)
The petitioners have proposed two new recreational areas as part of the
expansion, which total 20,268 square feet (.47 acre), or 3.5% of the
entire 13.77 acre manufactured home park. The proposed recreational
areas total 12.7% of the 3.66 acre proposed expansion area.

(8)

(b)

The playground (Recreation Area B) is 3,984.9 square feet rather than
the minimum 6,000 square feet.

(c)

The existing recreational area is non-conforming; it was built prior to
adoption of the Zoning Ordinance on October 10, 1973. Further, the
existing playground and rec space will be removed to make space for
the proposed expansion area.

Paragraph 6.2.2.E. provides MANUFACTURED HOME SITE REQUIREMENTS,
as follows:
a.
The limits of each MANUFACTURED HOME SITE shall be designated in
accordance with the approved plan required by Section 6.2.1.C of the
Zoning Ordinance.
(a)
Waiver Part G Section 6.2.2.E.1. is necessary because of the following:
(i)
The Overall Layout Plan of the subject property received on
June 16, 2017, is the proposed plan at this time.

b.

(ii)

The limits of each manufactured home sites were not designated
for existing home sites 1 through 93; proposed home sites have
dimensions on the Site Plan.

(iii)

The existing Manufactured Home Park is a non-conforming
use; therefore, a more specific site plan will not change what
is already in place.

Every MANUFACTURED HOME shall maintain a 15 foot minimum yard
from the boundary abutting a PRIVATE ACCESSWAY or road.
(a)
Waiver Part H (Section 6.2.2.E.2.a). is necessary due to the following:
i.
The ALTA Land Use Survey received January 27, 2017,
indicates that most of the existing MANUFACTURED
HOME SITES in the park provide less than 15 feet of yard
between the home and the private accessway.
ii.

c.

The existing home sites are non-conforming; they existed prior
to the adoption of the Zoning Ordinance on October 10, 1973.

Every MANUFACTURED HOME shall maintain a 20 foot minimum yard
from the boundary facing the entrance of the MANUFACTURED HOME.
(a)
Waiver Part I (Section 6.2.2.E.2.b.) is necessary due to the following:
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d.

i.

The ALTA Land Use Survey received January 27, 2017,
indicates that many of the existing MANUFACTURED
HOME SITES in the park provide less than 20 feet of yard
between the entrance side of the manufactured home and the
home site boundary.

ii.

The existing home sites are non-conforming; they existed prior
to the adoption of the Zoning Ordinance on October 10, 1973.

Every MANUFACTURED HOME shall maintain a 10 foot minimum yard
from any boundary not specified above.
(a)
Waiver Part J (Section 6.2.2.E.2.c.) is necessary because of the
following:
i.
The ALTA Land Use Survey received January 27, 2017,
indicates that many of the existing MANUFACTURED
HOME SITES in the park provide sometimes 0 feet between
the home and the rear property line.
ii.

e.

No MANUFACTURED HOME SITE shall consist of an area less than 3,200
square feet.
(a)
Waiver Part K (Section 6.2.2.E.3.) is necessary due to the following:
i.
No record has been found of home site dimensions for home
sites 1 through 93. P&Z Staff estimated the existing home
sites’ dimensions in order to describe the necessary variances.
ii.

f.

The existing home sites are non-conforming; they existed prior
to the adoption of the Zoning Ordinance on October 10, 1973.

The existing home sites are non-conforming; they existed prior
to the adoption of the Zoning Ordinance on October 10, 1973.

A MANUFACTURED HOME STAND or pad shall be provided on each
MANUFACTURED HOME SITE of sufficient size to accommodate the
MANUFACTURED HOME to be located thereon. MANUFACTURED
HOME STANDS shall be concrete slabs, or runways, constructed so as not
to shift or settle unevenly under the weight of a MANUFACTURED
HOME or other forces due to frost, vibration, wind or water. Provisions
shall be made for the use of ground anchors designed to withstand a
minimum load of 4,800 pounds each. Four ground anchor connections shall
be provided for each MANUFACTURED HOME of less than 51 feet in
length and six ground anchor connections shall be provided for
MANUFACTURED HOMES exceeding 50 feet in length.
No waiver of Section 6.2.2.E.4. is necessary because all sites are on slabs
and have ground anchors which exceed Illinois Department of Public
Health regulations.
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g.

Each MANUFACTURED HOME SITE shall be provided with an outdoor
living space to supplement the interior living space of the MANUFACTURED
HOME. This outdoor living space must be paved monolithically or constructed
of masonry or concrete moveable units placed sufficiently close together to
create a single useable surface. The area of the outdoor living space shall be a
minimum of 160 square feet with a minimum dimension of eight feet.
(a)
Waiver Part L (Section 6.2.2.E.5.) is necessary because none of the
existing home sites have an outdoor paved living space of at least
160 square feet.
(b)

h.

The existing home sites are non-conforming; they existed prior to the
adoption of the Zoning Ordinance on October 10, 1973.

The space between the MANUFACTURED HOME STAND and the floor
of the MANUFACTURE HOME shall be enclosed with non-combustible
skirting. The area thereby enclosed may be used for storage of ordinary
household objects and material.
No waiver of Section 6.2.2.E.6. is necessary because all existing homes are
in compliance and proposed homes will be enclosed with non-combustible
skirting.

i.

(9)

A minimum of two improved off-street PARKING SPACES shall be
provided for each MANUFATURED HOME SITE. One of these
PARKING SPACES may be provided off the MANUFACTURED HOME
SITE provided such PARKING SPACE is not located more than 200 feet
from the MANUFACTURED HOME SITE served.
(a)
Waiver Part M is necessary because 16 of 93 existing home sites do not
have the minimum required two improved off-street parking spaces.
(b)
The existing home sites are non-conforming; they existed prior to the
adoption of the Zoning Ordinance on October 10, 1973.

Paragraph 6.2.2.F provides STREET Requirements, as follows:
a.
All MANUFACTURED HOME PARKS shall be provided with adequate,
safe, and convenient vehicular ACCESS from abutting public STREETS.

b.

Public STREET dedications within or abutting MANUFACTURED HOME
PARKS shall be made in accordance with the subdivision regulations. No
MANUFACTURED HOME SITE shall have direct ACCESS onto a
dedicated public STREET.
A waiver of Section 6.2.2.F.2. is not necessary because there are no home
sites with direct access onto a public street.

c.

Entrance drives into MANUFACTURED HOME PARKS shall have direct
ACCESS to a public STREET and shall be designed to have free traffic
flow onto such public STREETS, and no parking or MANUFACTURED
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HOME SITE ACCESS driveway shall be permitted off an entrance drive
for a distance of 50 feet from a public RIGHT-OF-WAY.
A waiver of Section 6.2.2.F.3. is not necessary because there are no existing
or proposed home site driveways within 50 feet of a public right-of-way.
d.

The internal PRIVATE ACCESSWAY system serving MANUFACTURED
HOME SITES shall provide convenient circulation by means of minor
PRIVATE ACCESSWAYS and properly located COLLECTOR PRIVATE
ACCESSWAYS. Cul-de-sac PRIVATE ACCESSWAYS shall be limited to
a length of 300 feet.
A waiver of Section 6.2.2.F.4. is not necessary because there are no cul-desacs in Stonetown Woodland Acres.

e.

f.

Minimum pavement widths for PRIVATE ACCESSWAYS shall be as
follows (all areas exclusive of parking areas):
i.
30 feet for COLLECTOR STREETS;
ii.
24 feet for MINOR STREETS;
iii.
24 feet for Cul-de-sac STREETS; and
iv.
80 feet for Cul-de-sac Turnarounds
(a)

Waiver Part N is necessary because the existing Fred Lane is only
18 feet wide in lieu of the minimum required 24 feet wide, and the
proposed private drive is 20 feet wide in lieu of 24 feet wide.

(b)

The existing Manufactured Home Park and its private accessways
are non-conforming; they existed prior to the adoption of the Zoning
Ordinance on October 10, 1973.

With respect to paving materials, curbs and gutters, grading, intersections,
offsets, and radii of curvature, the provisions of the subdivision ordinance
shall apply to PRIVATE ACCESSWAYS.
(a)
Waiver Part O is no longer necessary because the existing
manufactured home park is non-conforming, and it existed prior to
the adoption of the Subdivision Ordinance on May 17, 1977.
(b)

g.

Per Sheet C2.0 of the Stonetown Woodland Acres Mobile Home
Park Expansion Plan received June 16, 2017, proposed streets will
comply with the Illinois Department of Transportation “Standard
Specifications for Road and Bridge Construction, latest edition.”

PARKING SPACES perpendicular to PRIVATE ACCESSWAYS shall not
be located within the required pavement width. Parallel parking on one side
of a MINOR STREET is permitted provided the required 24 feet of
pavement remains unobstructed for travel.
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A waiver of Section 6.2.2.F.7. would be necessary if the parallel parking
that has occurred in Woodland Acres continued; however, there is a special
condition proposed to prohibit parallel parking and require signage to that
effect throughout the park.
(10)

Paragraph 6.2.2.G. provides requirements for STREET Lighting, as follows:
a.
STREET lights shall be designed to produce a minimum of 0.1 footcandle
throughout the STREET system. Potentially hazardous locations such as
intersections, major pedestrian crossings, and portions of STREETS
abutting service buildings and recreation areas shall be illuminated with a
minimum of 0.3 footcandle.
No waiver of 6.2.2.G.1. is necessary because there is a note on Sheet C2.0:
General Notes of the revised Expansion County Review Drawings received
June 5, 2017, which states, “13. Street lighting will be provided at a
minimum at locations depicted on the plans. Lighting shall meet the
requirements of Section 6.2.2.G of the Champaign County Zoning
Ordinance. A photometric plan verifying that a minimum of 0.1 footcandles
throughout the street system and 0.3 footcandles at potentially hazardous
locations will be provided.”
b.

All gas or electric service to the STREET lighting system shall be located
underground.
(a)
Waiver Part P is necessary because electrical service to street lighting
is above ground rather than underground.
(b)

(11)

The existing manufactured home park is non-conforming; it existed
prior to the adoption of the Zoning Ordinance on October 10, 1973.

Paragraph 6.2.2.H. provides requirements for Pedestrian Walkways, as follows:
a.
Individual walks to each MANUFACTURED HOME STAND from paved
STREETS or parking areas are required and shall be a minimum of two feet
in width.
No waiver of Section 6.2.2.H.1. is necessary because onsite review by staff
indicates that each MANUFACTURED HOME SITE is connected to their
provided parking spaces with a paved surface.
b.

Common walks are required at locations where heavy pedestrian traffic is
likely to occur such as at entrances, service facilities and recreation areas.
Common walks should be located through interior areas removed from
STREETS wherever possible.
No waiver of Section 6.2.2.H.2. is necessary because of the following:
(a)
The only place in the park where a common walk is currently
provided is around the main office building on Dale Drive.
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(b)

c.

The proposed playground has not yet been designed; future
development of high-traffic areas in the park will need to comply
with this section of the Zoning Ordinance.

Individual and common walks shall be paved monolithically or constructed
of masonry or concrete moveable units placed sufficiently close together to
create a uniform surface. Individual walks shall not be less than two feet in
width. Common walks shall not be less than three and one-half feet in
width.
No waiver of Section 6.2.2.H.3. is necessary because all existing walks
appear to meet this condition.

d.

No walk shall be used as a drainage way. Sudden changes in alignment and
gradient shall be avoided.
No waiver of Section 6.2.2.H.4. is necessary because there are no drainage
ways running through the existing park, and there are no sidewalks in the
proposed dry detention basin.

(12)

Paragraph 6.2.3.A. provides minimum requirements for a MHP’s Water Supply and
Distribution System, as follows:
a.
Where a public supply of water is reasonably available, connection shall be
made thereto and its supply used exclusively.
A waiver from Section 6.2.3.A.1. is not necessary because the park is
connected to the public water supply.
b

Where a public supply of water is not reasonably available, a private water
supply system shall be developed to furnish a minimum of 150 gallons per
day per MANUFACTURED HOME at a minimum pressure of 20 pounds
per square inch.
Section 6.2.3.A.2. does not apply to the subject property.

c.

All other applicable minimum requirements of the Illinois State Department
of Public Health must be met.
A waiver from Section 6.2.3.A.3. does not appear to be necessary because
the existing park was permitted and approved by the Illinois Department of
Public Health, and the proposed expansion has received approval for
construction, per a letter received June 28, 2017 (Supplemental Memo #1,
Attachment D dated June 29, 2017).

(13)

Paragraph 6.2.3.B. provides minimum requirements for a MHP’s Sewage Systems,
as follows:
a.
Where a public system of sewage collection and treatment is reasonably
available, all sewage and water carried waste shall be disposed of into such
public system.
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A waiver from Section 6.2.3.B.1. is not necessary because of the following:
(a)
The ALTA Land Use Survey received January 27, 2017, shows
existing sanitary sewer lines connected throughout the subject
property.
(b)

b.

The proposed expansion area will also connect to the public sanitary
system.

Where public sewage treatment facilities are not reasonably available, a
private treatment system shall be designed to collect and treat a minimum of
225 gallons per day per MANUFACTURED HOME SITE.
Section 6.2.3.B.2. does not apply to the subject property.

c.

All other applicable minimum requirements of the Illinois State Department
of Public Health must be met.
A waiver from Section 6.2.3.A.3. does not appear to be necessary because
the existing park was permitted and approved by the Illinois Department of
Public Health, and the proposed expansion has received approval for
construction, per a letter received June 28, 2017 (Supplemental Memo #1,
Attachment D dated June 29, 2017).

(14)

Paragraph 6.2.3.C. provides minimum requirements for a MHP’s Solid Waste
Disposal, as follows:
a.
All refuse shall be stored in water tight containers located on each
MANUFACTURED HOME SITE or within 150 feet thereof.
A waiver from Section 6.2.3.C.1. does not appear to be necessary because
there is no evidence that individual MANUFACTURED HOME SITES do
not have trashcans.
b.

Refuse shall be collected regularly and transported to a disposal site in
compliance with State Law. Incineration of any refuse or vegetation within
a MANUFACTURED HOME PARK is prohibited.
A waiver from Section 6.2.3.C.2. does not appear to be necessary because
site visits by staff found dumpsters from a local garbage collection service
with no garbage or debris present. The brush pile near the garbage
dumpsters shows no evidence of burning.

c.

All other applicable minimum requirements of the Illinois State Department
of Public Health must be met.
A waiver from Section 6.2.3.A.3. does not appear to be necessary because
the existing park was permitted and approved by the Illinois Department of
Public Health, and the proposed expansion has received approval for
construction, per a letter received June 28, 2017 (Supplemental Memo #1,
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Attachment D dated June 29, 2017). Receipt of the recent construction
permit implies that IDPH has no issues with the park.
(15)

Paragraph 6.2.3.D. provides minimum requirements for a MHP’s Electrical
Distribution System, as follows:
a.
Electrical installations in MANUFACTURED HOME PARKS shall
conform to the National Electric Code, latest edition.
(a)
Waiver Part Q is necessary because it is not clear if the electrical
distribution system serving the existing home sites complies with the
National Electric Code.
(b)

b.

The existing manufactured home park is non-conforming; it existed
prior to the adoption of the Zoning Ordinance on October 10, 1973.

The electrical distribution system in all MANUFACTURED HOME
PARKS shall be underground.
A waiver from Section 6.2.3.D.2. does not appear to be necessary because
the ALTA Survey received January 27, 2017, does not show overhead
electric lines serving the individual home sites.

c.

MANUFACTURED HOME SITE feeder circuits shall be rated for a
capacity of not less than 100 amperes of 120/240 volts. Additional
secondary receptacles of not less than 50 amperes each may be provided at
MANUFACTURED HOME SITES.
STAFF REQUESTED DOCUMENTATION ON 8/10/17

d.

The total load for a MANUFACTURED HOME PARK shall be calculated
on the basis of 16,000 watts per MANUFACTURED HOME SITE. The
minimum allowable demand factors which may be used in the calculating
load on feeders and service are as determined by the table in Subparagraph
6.2.3.D(4) of the Zoning Ordinance.
STAFF REQUESTED DOCUMENTATION ON 8/10/17

(16)

Paragraph 6.2.3.E. provides minimum requirements for a MHP’s Telephone
Services and Television Systems, as follows:
a.
All telephone service to MANUFACTURED HOMES shall be
underground.
A waiver from Section 6.2.3.E.1. does not appear to be necessary because
the ALTA Survey received January 27, 2017, shows underground telephone
lines that serve the individual home sites.
b.

Distribution of master television antenna service to MANUFACTURED
HOME SITES shall be underground.
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A waiver from Section 6.2.3.E.1. does not appear to be necessary because
the ALTA Survey received January 27, 2017, shows underground cable
television lines that serve the individual home sites.
(17)

Paragraph 6.2.3.F. provides minimum requirements for a MHP’s Fire Protection, as
follows:
a.
MANUFACTURED HOME PARKS shall be kept free of all litter, rubbish
or other accumulated flammable materials.
A waiver from Section 6.2.3.F.1. does not appear to be necessary because
staff has visited the subject property several times and never noted any
problems with litter, rubbish, or other accumulated flammable materials.
b.

If the MANUFACTURED HOME PARK is served by a public water
system, approved fire hydrants shall be located throughout the
MANUFACTURED HOME PARK and shall be located not more than 500
feet from any MANUFACTURED HOME. The hydrants shall deliver a
minimum of 75 gallons of water per minute at a pressure of 20 pounds per
square inch at the highest elevation point of the MANUFACTURED
HOME PARK.
A waiver of Section 6.2.3.F.2. does not appear to be necessary because of
the following:
(a)
P&Z Staff could find no on-site fire hydrants in the existing
manufactured home park; however, there is one hydrant located on
the south side of IL130/US150/E University Avenue across from the
thrift store.

c.

(b)

All homes in the existing park are within 500 feet of a fire hydrant.
STAFF REQUESTED VERIFICATION FROM CHIEF THUNEY
ON 8/10/17

(c)

The petitioner is coordinating with Chief Thuney of Edge-Scott Fire
Protection District regarding the 4 proposed hydrants in the proposed
expansion area.

(d)

A special condition has been proposed to require the installation of
the proposed fire hydrants in coordination with Edge-Scott Fire
Protection District.

Fire extinguishers shall be provided in accordance with the Illinois State
Department of Public Health requirements.
STAFF REQUESTED DOCUMENTATION ON 8/10/17

(18)

Subsection 6.2.4 states that all manufactured home parks shall provide the following
community facilities:
a.
A Management Office
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(19)

b.
c.

Management Storage Facilities
Other facilities as may be required by Section 158, Et. seq., Chapter 111
1/2, Illinois Revised Statutes.

(a)

Waiver Part R is necessary because the existing manufactured home park
Management Office is located on a separate but adjacent lot that is within
the B-2 Zoning District rather than the R-5 Zoning District.

(b)

The existing manufactured home park is non-conforming; it existed prior to
the adoption of the Zoning Ordinance on October 10, 1973.

(c)

There is no regulation in the Illinois Mobile Home Park Act (210 ILCS 115)
or in the Illinois Department of Public Health Manufactured Home
Community Code stating that the park office must be located on-site.

Other than as indicated in waiver Parts B and H, each site in the proposed expansion
will comply with all setback, yard, and other requirements as established in Section
6.2.2.

C.

Regarding compliance with the Stormwater Management and Erosion Control Ordinance:
A Storm Water Drainage Plan, Storm Water Pollution Prevention Plan, Erosion and
Sediment Control Plan, and related permits have been filed with the appropriate agencies.
An independent consultant determined that the Storm Water Drainage Plan would meet the
drainage needs of the area when the manufactured home park expansion is complete.

D.

Regarding the Special Flood Hazard Areas Ordinance, no portion of the subject property
is located within the mapped floodplain.

E.

Regarding the Subdivision Regulations, the subject property is located in the City of
Urbana subdivision jurisdiction and the subject property conforms to City of Urbana
subdivision regulations.

F.

Regarding the requirement that the Special Use preserve the essential character of the R-5
Manufactured Home Park Zoning District:
(1)
Manufactured homes in Manufactured Home Parks are acceptable and permitted
uses in the R-5 District.

G.

(2)

The visual character of the subject property will not change.

(3)

The proposed expansion is unlikely to create any significant traffic impacts but no
Traffic Impact Assessment has been made.

Regarding the Illinois Mobile Home Park Act (210 ILCS 115):
(1)
In many cases, the Champaign County Zoning Ordinance is more stringent than the
Illinois Mobile Home Park Act, and the more stringent code takes precedence.
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GENERALLY REGARDING WHETHER THE SPECIAL USE IS IN HARMONY WITH THE GENERAL PURPOSE
AND INTENT OF THE ORDINANCE

10.

Regarding the Zoning Ordinance requirement that the proposed Special Use is in harmony with
the general intent and purpose of the Ordinance:
A.
Subsection 5.1.8 of the Zoning Ordinance states the general intent of the R-5 Manufactured
Home Park and states as follows (capitalized words are defined in the Ordinance):
(1)
The R-5, MANUFACTURED HOME Park DISTRICT is intended to accommodate
MANUFACTURED HOME PARKS and their associated USES in a medium
density housing environment.
(2)

B.

The types of uses authorized in the R-5 District are in fact the types of uses that
have been determined to be acceptable in the R-5 District. Uses authorized by
Special Use Permit are acceptable uses in the district provided that they are
determined by the ZBA to meet the criteria for Special Use Permits established in
paragraph 9.1.11 B. of the Ordinance.

Regarding whether the proposed Special Use Permit is in harmony with the general
purpose of the Zoning Ordinance:
(1)
Paragraph 2 .0 (a) of the Ordinance states that one purpose of the Ordinance is
securing adequate light, pure air, and safety from fire and other dangers.
The setback waiver seeks to utilize the minimum standard adopted by the State of
Illinois for Manufactured Home Parks. The State’s regulations refer to the Office of
the State Fire Marshal for fire safety in mobile home parks, as does the Champaign
County Zoning Ordinance. Section 21 of Illinois Mobile Home Park Act (210 ILCS
115) states “the Department (Illinois Department of Public Health) shall enforce the
provisions of this Act and the rules and regulations adopted pursuant thereto
affecting health, sanitation, water supply, sewage, garbage, fire safety, and waste
disposal, and the Department shall inspect, at least once each year, each mobile
home park and all the accommodations and facilities therewith.”
*(2)

Paragraph 2.0 (b) of the Ordinance states that one purpose of the Ordinance is
conserving the value of land, BUILDINGS, and STRUCTURES throughout the
COUNTY. In regards to the value of nearby properties:
*a.
Provided that the special conditions of approval sufficiently mitigate or
minimize any incompatibilities between the proposed Special Use Permit
and adjacent properties, there should be no significant effect on the value of
nearby properties.
*b.

At the June 29, 2017 public hearing, the Edgewood Subdivision Homeowners’
Association presentation by Joe Pisula expressed concerns about diminished
property values in their neighborhood if the rezoning and park expansion are
approved.
(a)
The presentation included current market values for homes along the
east side of North Smith Road, but no other appraisal information has
been provided to support the claim of diminished property values.
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*c.

*(3)

Paragraph 2.0 (c) of the Ordinance states that one purpose of the Ordinance is
lessening and avoiding congestion in the public STREETS. In regards to
congestion in the public STREETS:
a.
Probable traffic impacts are reviewed under Item 8.B.
*b.

*(4)

In regards to the value of the subject property, it is not clear if the requested
Special Use Permit would have any effect. Regarding the effect on the
value of the subject property:
*(a) The subject property has been a manufactured home park since 1960;
if the rezoning is denied, the existing home sites can continue to be
used but no new sites will be permitted.

Staff believes that area roads would still function at an acceptable level,
although no formal Traffic Impact Analysis has been done.

Paragraph 2.0 (d) of the Ordinance states that one purpose of the Ordinance is
lessening and avoiding the hazards to persons and damage to PROPERTY resulting
from the accumulation of runoff from storm or flood waters.
A Storm Water Drainage Plan, Storm Water Pollution Prevention Plan, Erosion and
Sediment Control Plan, and related permits have been filed with the appropriate
agencies. An independent consultant determined that the Storm Water Drainage
Plan will meet the drainage needs of the area when the manufactured home park
expansion is complete.

*(5)

(6)

Paragraph 2.0 (e) of the Ordinance states that one purpose of the Ordinance is
promoting the public health, safety, comfort, morals, and general welfare.
*a.
In regards to public safety, this purpose is similar to the purpose established
in paragraph 2.0 (a) and is in harmony to the same degree.
*b.

In regards to public comfort and general welfare, this purpose is similar to
the purpose of conserving property values established in paragraph 2.0 (b)
and is in harmony to the same degree.

*c.

Public comments received for this case are included under Item 8.I.

Paragraph 2.0 (f) states that one purpose of the Ordinance is regulating and limiting
the height and bulk of BUILDINGS and STRUCTURES hereafter to be erected; and
paragraph 2.0 (g) states that one purpose is establishing, regulating, and limiting the
BUILDING or SETBACK lines on or along any STREET, trafficway, drive or
parkway; and paragraph 2.0 (h) states that one purpose is regulating and limiting the
intensity of the USE of LOT AREAS, and regulating and determining the area of
OPEN SPACES within and surrounding BUILDINGS and STRUCTURES.
a.
These three purposes are directly related to the limits on building height and
building coverage and the minimum setback and yard requirements in the
Ordinance.
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*(7)

b.

The existing home sites conform to the less stringent Illinois Mobile Home
Park Act (210 ILCS 115), which has similar intent to the Champaign
County Zoning Ordinance regarding setbacks.

c.

The setback and density requirements for Manufactured Home Parks have
been part of the Zoning Ordinance since its adoption on October 10, 1973.

Paragraph 2.0 (i) of the Ordinance states that one purpose of the Ordinance is
classifying, regulating, and restricting the location of trades and industries and the
location of BUILDINGS, STRUCTURES, and land designed for specified
industrial, residential, and other land USES; and paragraph 2.0 (j.) states that one
purpose is dividing the entire COUNTY into DISTRICTS of such number, shape,
area, and such different classes according to the USE of land, BUILDINGS, and
STRUCTURES, intensity of the USE of LOT AREA, area of OPEN SPACES, and
other classification as may be deemed best suited to carry out the purpose of the
ordinance; and paragraph 2.0 (k) states that one purpose is fixing regulations and
standards to which BUILDINGS, STRUCTURES, or USES therein shall conform;
and paragraph 2.0 (l) states that one purpose is prohibiting USES, BUILDINGS,
OR STRUCTURES incompatible with the character of such DISTRICT.
Harmony with these four purposes requires that the special conditions of approval
sufficiently mitigate or minimize any incompatibilities between the proposed
Special Use Permit and adjacent uses, and that the special conditions adequately
mitigate any problematic conditions.

*(8)

Paragraph 2.0 (m) of the Ordinance states that one purpose of the Ordinance is
preventing additions to and alteration or remodeling of existing BUILDINGS,
STRUCTURES, or USES in such a way as to avoid the restrictions and limitations
lawfully imposed under this ordinance.
The Petitioners seek to bring the existing manufactured home park into compliance
by applying for the rezoning and a Special Use Permit. They also seek waivers in
order to bring the property into full compliance.

*(9)

Paragraph 2.0 (n) of the Ordinance states that one purpose of the Ordinance is
protecting the most productive AGRICULTURAL lands from haphazard and
unplanned intrusions of urban USES.
a.
The proposed Special Use meets the definition of “urban land use” as
defined in the Appendix to Volume 2 of the Champaign County Land
Resource Management Plan.
b.

The ZBA has recommended that the proposed rezoning will NOT IMPEDE
Goal 4 Agriculture of the Champaign County Land Resource Management
Plan.

c.

The subject property has been a manufactured home park since the 1960s.
No agricultural land will be taken out of production.
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*(10) Paragraph 2.0 (o) of the Ordinance states that one purpose of the Ordinance is
protecting natural features such as forested areas and watercourses.
The subject property does not contain any natural features.
*(11) Paragraph 2.0 (p) of the Ordinance states that one purpose of the Ordinance is
encouraging the compact development of urban areas to minimize the cost of
development of public utilities and public transportation facilities.
*a.
The proposed Special Use meets the definition of either “urban
development” or “urban land use” as defined in the Appendix to Volume
2 of the Champaign County Land Resource Management Plan.
*b.

The proposed development will not require investment in additional public
utilities other than the developer connecting to existing utility and
transportation infrastructure and the purchase of fire hydrants, which will be
coordinated between the petitioner and Edge-Scott Fire Protection District.

*(12) Paragraph 2.0 (q) of the Ordinance states that one purpose of the Ordinance is
encouraging the preservation of AGRICULTURAL belts surrounding urban areas,
to retain the AGRICULTURAL nature of the COUNTY, and the individual
character of existing communities.
*a.
The property is residential, located in a residential area.
*b.

The proposed use will not take any agricultural land out of production.

*c.

The proposed use will maintain the character of the existing community.

*(13) Paragraph 2.0 (r) of the Ordinance states that one purpose of the zoning regulations
and standards that have been adopted and established is to provide for the safe and
efficient development of renewable energy sources in those parts of the COUNTY
that are most suited to their development.
The proposed rezoning and proposed Special Use will not hinder the development
of renewable energy sources.
GENERALLY REGARDING WHETHER THE SPECIAL USE IS AN EXISTING NONCONFORMING USE

11.

Regarding the Zoning Ordinance requirement that in the case of an existing NONCONFORMING
USE the granting of the Special Use Permit will make the use more compatible with its
surroundings:
A.
The Petitioner has testified on the application: “The currently developed portion of the
total +/- 14.16 acre property is an existing manufactured home park. The proposed
+/- 3.66 expansion will be a special use under county zoning. The currently developed
portion of the site is a pre-existing use.”
B.

The existing use on the property is a non-conforming use.
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RELATED TO THE WAIVERS, GENERALLY REGARDING SPECIAL CONDITIONS THAT MAY BE PRESENT

12.

Generally regarding the Zoning Ordinance requirement of a finding that special conditions and
circumstances exist which are peculiar to the land or structure involved which are not applicable to
other similarly situated land or structures elsewhere in the same district:
A.
Regarding Part A of the proposed waivers, for a Site Plan that does not include the number,
location, and size of all Manufactured Home Sites:
(1)
No site plan showing the size of the existing home sites has been found through
staff research or inquiries to other agencies such as Public Health.
(2)

Staff created approximate site boundaries in order to estimate yards and setbacks.

B.

Regarding Part B of the proposed waivers, for a setback of 0 feet between a manufactured
home stand and a manufactured home park exterior boundary that faces a state or US
highway in lieu of 45 feet:
(1)
All other residential districts in the Champaign County Zoning Ordinance require
no more than 35 feet between a residence and a property line, per Section 4.3.2.

C.

Regarding Part C of the proposed waivers, for 9 Manufactured Home Sites for each gross
acre of land in lieu of the maximum allowed 8 Manufactured Home Sites for each gross
acre of land:
(1)
The existing 93 home sites on 13.37 acres have a density of 6.96 home sites per
gross acre, in conformance with the Zoning Ordinance.

D.

(2)

The proposed 21 home sites on the undeveloped 3.66 acres have a density of 5.74
home sites per gross acre, in conformance with the Zoning Ordinance.

(3)

The combined 114 home sites on the 13.37 acre subject property have a density of
8.53 home sites per gross acre.

Regarding Part D of the proposed waivers, for a setback of 0 feet between a manufactured
home stand and a manufactured home park exterior boundary that faces a township road or
minor street in lieu of the minimum required 25 feet:
(1)
The original homes placed on existing home sites prior to 1973 were smaller and
achieved the required 5 feet setback between the home stand and the manufactured
home park exterior boundary established in Illinois Mobile Home Park Act (210
ILCS 115).
(2)

E.

Larger homes have been placed on the property since then that have reduced the
space between the home stand and the exterior boundary.

Regarding Part E of the proposed waivers, for a minimum rear yard of 0 feet in lieu of the
minimum required 15 feet:
(1)
The original homes placed on existing home sites prior to 1973 were smaller and
achieved the required 5 feet setback between the home stand and the manufactured
home park exterior boundary established in Illinois Mobile Home Park Act (210
ILCS 115).
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(2)

F.

Regarding Part F of the proposed waivers, for a Manufactured Home Park with 3 percent of
the gross site area in lieu of the minimum required 8 percent and parcels of recreation space
that are at least 3,985 square feet in lieu of the minimum required 6,000 square feet:
(1)
There was no mention of required recreational area in the Illinois Mobile Home Park
Act (210 ILCS 115).
(2)

G.

The petitioners have proposed two new recreational areas as part of the expansion,
which total 20,268 square feet (.47 acre), or 3.5% of the entire 13.77 acre
manufactured home park. The proposed recreational areas total 12.7% of the 3.66
acre proposed expansion area.

Regarding Part G of the proposed waivers, for a Site Plan that does not include the limits
of each Manufactured Home Site:
(1)
No site plan showing the limits of the existing home sites has been found through
staff research or inquiries to other agencies such as Public Health.
(2)

H.

Larger homes have been placed on the property since then that have reduced the
space between the home stand and the exterior boundary.

Staff created approximate home site limits in order to estimate yards and setbacks.

Regarding Part H of the proposed waivers, for a minimum setback (yard) of at least 2 feet
in lieu of 15 feet between the manufactured home and the manufactured home site
boundary adjacent to private accessways:
(1)
Homes placed prior to 1973 were only required to have 5 feet of space at the ends of a
manufactured home, per the Illinois Mobile Home Park Act (210 ILCS 115/9.3).
(2)

Larger homes have replaced the smaller homes that were on the property prior to
1973, which reduced the setback on existing home sites to as little as 2 feet.

(3)

Proposed home site 114 is limited on two sides by the existing adjacent private
accessway, which limits the west yard to 10 feet.

I.

Regarding Part I of the proposed waivers, for a minimum setback (yard) of 8 feet in lieu of
20 feet between the entrance side of the manufactured home and the manufactured home
site boundary:
(1)
Homes placed prior to 1973 were only required to have “open space of at least 10 feet
adjacent to the sides of every mobile home and at least 5 feet adjacent to the ends of
every mobile home”, per the Illinois Mobile Home Park Act (210 ILCS 115/9.3).

J.

Regarding Part J of the proposed waivers, for a minimum setback (rear and side yards) of 0
feet in lieu of the minimum required 10 feet:
(1)
Homes placed prior to 1973 were only required to have “open space of at least 10 feet
adjacent to the sides of every mobile home and at least 5 feet adjacent to the ends of
every mobile home”, per the Illinois Mobile Home Park Act (210 ILCS 115/9.3).
(2)

Larger homes have replaced the smaller homes that were on the property prior to
1973, which reduced the yards on existing home sites.
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(3)

Regarding side yard requirements, in the December 10, 2015, approved minutes for
Case 818-S-15 for the Woods Edge MHP adjacent to Loral Park, Mr. Hall stated,
“testimony is that they (Illinois Department of Public Health) have required no
more than 5 feet, with 10 feet between buildings from day one. He added that we
have had testimony that in our own Zoning Ordinance, in this same area, we would
require no more than 5 feet separation if these were private homes in the R-3
District, and those homes would not meet any standard. He stated that these homes
(the manufactured homes) are absolutely built to a standard and inspected.”
a.
A special condition was added to Case 818-S-15 that stated, “There shall be
a minimum separation distance of 10 feet between residential buildings. The
special condition stated above is required to ensure compliance with IDPH
standards.”
b.

K.

L.

Per Case 818-S-15 Findings of Fact approved on December 10, 2015,
the ZBA approved the waiver for side yards because it is in compliance
with IDPH regulations and it is comparable to the standards that apply in
the R-3 and R-4 zoning districts.

Regarding Part K of the proposed waivers, for a minimum manufactured home site of
1,600 square feet in area in lieu of the minimum required 3,200 square feet:
(1)
Section 9.3 of the Illinois Mobile Home Park Act (210 ILCS 115) states, “Each site
on which a mobile home is accommodated shall have a minimum area of 2,500
square feet, provided that sites existing in parks or approved by the Department for
construction prior to August 21, 1967, shall contain an area of not less than 1,000
square feet, and sites constructed between August 21, 1967 and the effective date of
this amendatory Act of 1987 shall contain an area of not less than 2,100 feet.”
(2)

No information was found showing the location of the first 45 home sites or how
they correlate to the current home site numbering system.

(3)

The 1970 permit application received November 10, 2016, for construction of 32
home sites stated that the area of the smallest trailer coach space was 2,625 square
feet.
a.
No information was found showing the location of these 32 home sites or
how they correlate to the current home site numbering system.

(4)

Proposed expansion sites 94 through 114 must meet the more stringent Champaign
County Zoning Ordinance requirement of 3,200 square feet.
a.
The Overall Layout Plan received June 16, 2017, shows all proposed home
sites to be greater than 3,200 square feet in area.

Regarding Part L of the proposed waivers, for no outdoor paved living space in lieu of an
outdoor living space of at least 160 square feet with a minimum dimension of 8 feet:
(1)
There was no mention of required paved outdoor space in the Illinois Mobile Home
Park Act (210 ILCS 115).
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M.

N.

O.

Regarding Part M of the proposed waivers, for no improved off-street parking spaces for
each existing manufactured home site in lieu of the minimum required two improved offstreet parking spaces:
(1)
The Illinois Department of Public Health Manufactured Home Community Code
(860 ILCS 220) states, “at least two parking spaces shall be provided for each site
constructed after July 1, 1998. At least one space shall be available for all other
sites. Parking spaces on streets must be a minimum of 18 feet in length”.
(2)

All existing home sites but 2 (sites 47 and 64) were constructed prior to adoption of
the Zoning Ordinance on October 10, 1973. Sites 47 and 64 each have 2 off-street
parking spaces.

(3)

Staff analysis indicates that there is sufficient existing off-street and on-street space
to provide 2 parking spaces for all but 16 home sites.
a.
The on-street spaces included in the analysis are outside the 24 feet required
unobstructed travel path; in some locations it is difficult to discern on-street
versus off-street parking.
b.

Staff allocated all available parking spaces to determine which home sites
are at least 200 feet from available on or off street parking, and those are the
16 home sites listed in the waiver.

c.

The Farnsworth Group report received August 8, 2017, provides the
following information on Page 4, Item 9: “As existing homes are replaced
each site will be designed with the minimum required 2 parking spaces. In
addition, Stonetown Woodland Acres LLC staff will communicate to
residents in the existing facility that a policy of no on-street parking will be
phased in over a 6 month period beginning after approval of the proposed
expansion. An evaluation of the need for additional parking will be included
with the process, and within 6 months of approval of the facility expansion,
"Type D" "No Parking - Fire Lane" signs will be posted on the existing
streets which will allow for local law enforcement to enforce the parking
restrictions. This time period will allow for transition and evaluation of the
need for additional parking.”

Regarding Part N of the proposed waivers, for a minimum pavement width of 18 feet for
existing private accessways in lieu of the minimum required 24 feet for minor streets:
(1)
Fred Lane is the only existing street with a width less than the required minimum.
(2)

All existing streets in the Manufactured Home Park were constructed prior to
adoption of the Zoning Ordinance on October 10, 1973.

(3)

There was no mention of required street width in the Illinois Mobile Home Park
Act (210 ILCS 115).

Regarding Part O of the proposed waivers, that the provisions of the Subdivision Ordinance
shall apply to existing private accessways:
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P.

Q.

(1)

All streets in the Manufactured Home Park were constructed prior to adoption of
the Zoning Ordinance on October 10, 1973. The Subdivision Ordinance was
adopted on May 17, 1977.

(2)

The proposed extension of private accessways must comply with current
regulations.

Regarding Part P of the proposed waivers, for above ground street lighting:
(1)
No street lighting information has been found regarding the existing system.
(2)

The specifications and functionality of the existing street light system are unknown.

(3)

The Illinois Department of Public Health Manufactured Home Community Code
(860 ILCS 220) has street lighting requirements for communities constructed after
July 1, 1998.

Regarding Part Q of the proposed waivers, for above ground electrical service:
(1)
No information was provided regarding the existing electrical system and whether it
was installed in conformance to the National Electric Code or equivalent at the time.
(2)

R.

The proposed expansion must comply with the Illinois Department of Public Health
Manufactured Home Community Code (860 ILCS 220), which requires conformance
to the National Electric Code.

Regarding Part R of the proposed waivers, for an off-site Management Office:
(1)
The existing manufactured home park Management Office is located on a separate
but adjacent lot.
(2)

There is no regulation in the Illinois Mobile Home Park Act (210 ILCS 115) or in
the Illinois Department of Public Health Manufactured Home Community Code
(860 ILCS 220) stating that the park office must be located on-site.

RELATED TO THE WAIVERS, GENERALLY REGARDING ANY PRACTICAL DIFFICULTIES OR HARDSHIPS
RELATED TO CARRYING OUT THE STRICT LETTER OF THE ORDINANCE

13.

Generally regarding the Zoning Ordinance requirement of a finding that practical difficulties or
hardships related to carrying out the strict letter of the regulations sought to be varied prevent
reasonable and otherwise permitted use of the land or structures or construction on the lot:
A.
Without Part A of the proposed waivers, for a Site Plan that does not include the number,
location, and size of all Manufactured Home Sites: the petitioners are required to provide
this information to the Illinois Department of Public Health as part of their application to
alter the manufactured home park; the proposed expansion has received approval for
construction, per a letter received June 28, 2017 (Supplemental Memo #1, Attachment D
dated June 29, 2017).
B.

Without Part B of the proposed waivers, for a setback of 0 feet between a manufactured
home stand and a manufactured home park exterior boundary that faces a state or US
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highway or a major street in lieu of the minimum required 45 feet: the petitioners would
have to reconfigure and remove home sites along the north side.
C.

Without Part C of the proposed waivers, for 9 Manufactured Home Sites for each gross acre
of land in lieu of the maximum allowed 8 Manufactured Home Sites for each gross acre of
land: The petitioners would be limited to 13 proposed sites rather than 21 home sites.

D.

Without Part D of the proposed waivers, for a setback of 0 feet between a manufactured
home site that faces a public street and the manufactured home park exterior boundary in
lieu of the minimum required 25 feet: home sites 88 through 93 would have to be
reconfigured and the petitioners would have to remove some of those sites.

E.

Without Part E of the proposed waivers, for a minimum rear yard of 0 feet in lieu of the
minimum required 15 feet: 20 existing homes would have to be replaced with shorter
homes or the sites would have to be reconfigured, which would force the petitioners to
remove some of those sites.

F.

Without Part F of the proposed waivers, for less than 8% gross area set aside for recreation
space, the petitioners would have to provide approximately 1 acre of recreation space
(approximately 25,700 additional square feet). This would be equivalent to about 8
manufactured home sites measuring 3,200 square feet each.

G.

Without Part G of the proposed waivers, for a Site Plan that does not include the limits of
each Manufactured Home Site: The petitioners are required to provide this information to
the Illinois Department of Public Health as part of their application to alter the
manufactured home park; the proposed expansion has received approval for construction,
per a letter received June 28, 2017 (Supplemental Memo #1, Attachment D dated June 29,
2017).

H.

Without Part H of the proposed waivers, a minimum setback (yard) of at least 2 feet in lieu
of 15 feet between the manufactured home and the manufactured home site boundary
adjacent to private accessways, the petitioners would need to install smaller manufactured
homes, or reconfigure most of the existing home sites, as well as proposed home site 114.

I.

Without Part I of the proposed waivers, for a minimum setback (yard) of 8 feet in lieu of
20 feet between the entrance side of the manufactured home and the manufactured home
site boundary: The petitioners would have to remove enough home sites to meet this
requirement, which could make the expansion and improvements to the park financially
infeasible.

J.

Without Part J of the proposed waivers, for a minimum setback (rear and side yards) of 0 feet
in lieu of the minimum required 10 feet: The petitioners would have to remove enough sites
and homes to meet this requirement, which could make the expansion and improvements to
the park financially infeasible.

K.

Without Part K of the proposed waivers, for a minimum manufactured home site of 1,600
square feet in area in lieu of the minimum required 3,200 square feet: The petitioners would
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have to remove enough sites and homes, which could make the expansion and improvements
to the park financially infeasible.
L.

Without Part L of the proposed waivers, for home sites without a 160 square feet paved
outdoor space, most existing home sites would have to be reconfigured to include this
space, and construction of the paved area would disrupt residents and in some cases require
removal of other structures on home sites.

M.

Without Part M of the proposed waivers, for no improved off-street parking spaces for
each existing manufactured home site, 16 existing home sites would have to be
reconfigured to include additional parking, and construction of the paved area would
disrupt residents and in some cases require removal of other structures on home sites.

N.

Without Part N of the proposed waivers, for a minimum pavement width of 18 feet for
existing private accessways, Fred Lane would have to be widened, which would require
reconfiguration or removal of adjacent home sites.

O.

Without Part O of the proposed waivers, with respect to paving materials, curbs and gutters,
grading, intersections, offsets, and radii of curvature, for which the provisions of the
Subdivision Ordinance shall apply:
(1)
There would be no change to the existing conditions because no changes are
proposed for those streets, which were constructed prior to the adoption of the
Zoning Ordinance on October 10, 1973.
(2)

This waiver does not apply to the proposed expansion.

P.

Without Part P of the proposed waivers, for the electrical service to the existing street
lighting system located above ground in lieu of underground, the petitioners would have to
invest in underground electrical service to the street lighting, which would be invasive to
existing home sites and disruptive to residents.

Q.

Without Part Q of the proposed waivers, for the electrical system for all existing homes,
any used homes that will replace existing homes, and for the electrical distribution system
to existing homes, to comply with the latest edition of the National Electric Code: The
petitioners would have to inspect the electrical systems of each home and the overall
system in order to ensure compliance.

R.

Without Part R of the proposed waivers, for a Manufactured Home Park that provides an
off-site Management Office in lieu of an on-site Management Office: The petitioners
would have to provide an office on site, or they would have rezone the existing office lot
and eliminate the unpermitted use (thrift store).

RELATED TO THE WAIVERS, GENERALLY PERTAINING TO WHETHER OR NOT THE PRACTICAL
DIFFICULTIES OR HARDSHIPS RESULT FROM THE ACTIONS OF THE APPLICANT

14.

Generally regarding the Zoning Ordinance requirement for a finding that the special conditions,
circumstances, hardships, or practical difficulties do not result from the actions of the Applicant:
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A.

The Petitioner testified the following on the variance application, which is also applicable to
the proposed waivers for the proposed expansion area: “No, triangular shape of the portion
of the site remaining to be developed is a function of the geometry of the site boundary.”

B.

The petitioner purchased the property in 2016; with the exception of waiver Parts B and H,
all requested waivers are for existing conditions that were created when the park was
constructed and expanded in the 1960s and 1970s.

GENERALLY PERTAINING TO WHETHER OR NOT THE WAIVERS ARE IN HARMONY WITH THE GENERAL
PURPOSE AND INTENT OF THE ORDINANCE

15.

Regarding the Zoning Ordinance requirement that the waivers of standard conditions of the
Special Use will be in harmony with the general purpose and intent of the ordinance:
A.
Regarding Part A of the proposed waivers, for a Site Plan that does not include the number,
location, and size of all Manufactured Home Sites: The requested waiver (variance) is 0%
of the minimum required, for a variance of 100%.
B.

Regarding Part B of the proposed waivers, for a setback of 0 feet between a manufactured
home stand and a manufactured home park exterior boundary that faces a state or US
highway or a major street in lieu of the minimum required 45 feet: The requested waiver
(variance) is 0% of the minimum required, for a variance of 100%.

C.

Regarding Part C of the proposed waivers, for 9 Manufactured Home Sites for each gross
acre of land in lieu of the maximum allowed 8 Manufactured Home Sites for each gross
acre of land: The requested waiver (variance) is 108% of the minimum required, for a
variance of 8%.

D.

Regarding Part D of the proposed waivers, for a setback of 0 feet between a manufactured
home site that faces a public street and the manufactured home park exterior boundary in
lieu of the minimum required 25 feet: The requested waiver (variance) is 0% of the
minimum required, for a variance of 100%.

E.

Regarding Part E of the proposed waivers, for a minimum rear yard of 0 feet in lieu of the
minimum required 15 feet: The requested waiver (variance) is 0% of the minimum
required, for a variance of 100%.

F.

Regarding Part F of the proposed waivers, for less than 8% gross area set aside for
recreation space: The requested waiver (variance) is 44% of the minimum required, for a
variance of 56%.

G.

Regarding Part G of the proposed waivers, for a Site Plan that does not include the limits
of each Manufactured Home Site: The requested waiver (variance) is 0% of the minimum
required, for a variance of 100%.

H.

Regarding Part H of the proposed waivers, for a minimum setback (yard) of 2 feet in lieu
of 15 feet between the manufactured home and the manufactured home site boundary
adjacent to private accessways: The requested waiver (variance) is 13% of the minimum
required, for a variance of 87%.
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I.

Regarding Part I of the proposed waivers, for a minimum setback (yard) of 8 feet in lieu of
20 feet between the entrance side of the manufactured home and the manufactured home
site boundary: The requested waiver (variance) is 40% of the minimum required, for a
variance of 60%.

J.

Regarding Part J of the proposed waivers, for a minimum setback (rear and side yards) of 0
feet in lieu of the minimum required 10 feet: The requested waiver (variance) is 0% of the
minimum required, for a variance of 100%.

K.

Regarding Part K of the proposed waivers, for a minimum manufactured home site of
1,600 square feet in area in lieu of the minimum required 3,200 square feet: The requested
waiver (variance) is 50% of the minimum required, for a variance of 50%.

L.

Regarding Part L of the proposed waivers, for home sites without a 160 square feet paved
outdoor space: The requested waiver (variance) is 0% of the minimum required, for a
variance of 100%.

M.

Regarding Part M of the proposed waivers, for no improved off-street parking spaces for
each existing manufactured home site: When considered in terms of the number of existing
home sites with less than 2 off-street parking spaces (16 of 93), the requested waiver
(variance) is 83% of the minimum required, for a variance of 17%.

N.

Regarding Part N of the proposed waivers, for a minimum pavement width of 18 feet for
existing private accessways: The requested waiver (variance) is 75% of the minimum
required, for a variance of 25%.

O.

Regarding Part O of the proposed waivers, with respect to paving materials, curbs and
gutters, grading, intersections, offsets, and radii of curvature, for which the provisions of
the Subdivision Ordinance shall apply: The requested waiver (variance) is 0% of the
minimum required, for a variance of 100%.

P.

Regarding Part P of the proposed waivers, for the electrical service to the existing street
lighting system located above ground in lieu of underground: The requested waiver
(variance) is 0% of the minimum required, for a variance of 100%.

Q.

Regarding Part Q of the proposed waivers, for the electrical system for all existing homes,
any used homes that will replace existing homes, and for the electrical distribution system
to existing homes, to comply with the latest edition of the National Electric Code: The
requested waiver (variance) is 0% of the minimum required, for a variance of 100%.

R.

Regarding Part R of the proposed waivers, for a Manufactured Home Park that provides an
off-site Management Office in lieu of an on-site Management Office: The requested waiver
(variance) is 0% of the minimum required, for a variance of 100%.

S.

Regarding minimum site plan requirements, the Zoning Ordinance reflects the
requirements of the Illinois Mobile Home Park Act (210 ILCS 115) and the Illinois
Department of Public Health Manufactured Home Community Code (860 ILCS 220).
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T.

U.

V.

Regarding minimum setback and yard requirements, the Zoning Ordinance does not
clearly state the considerations that underlie the minimum setback requirements and front
yard requirements. Presumably, the setback from street centerline and front yard minimum
is intended to ensure the following:
(1)
Adequate separation from roads.
(2)

Allow adequate area for road expansion and right-of-way acquisition.

(3)

Parking, where applicable.

(4)

The proposed expansion, including the proposed new road within the manufactured
home park, will not impact setbacks and yards.

Regarding minimum street requirements referencing the Champaign County Subdivision
Ordinance, the Zoning Ordinance does not clearly state the considerations that underlie
pavement and other street specifications. Presumably, the street requirements are intended
to ensure the following:
(1)
Conformance to state road specifications.
(2)

Safe infrastructure for all users.

(3)

Accessibility for persons with disabilities.

(4)

Access for emergency vehicles.

(5)

Adequate stormwater drainage.

(6)

Logical and adequate connectivity to existing public streets.

Regarding minimum electrical system requirements, the Zoning Ordinance does not clearly
state the considerations that underlie the electrical system. Presumably, the requirements
are intended to ensure the following:
(1)
Conformance to National Electric Code.
(2)

Consideration of life safety.

RELATED TO THE WAIVERS, GENERALLY PERTAINING TO THE EFFECTS OF THE REQUESTED WAIVERS
ON THE NEIGHBORHOOD AND THE PUBLIC HEALTH, SAFETY, AND WELFARE

16.

Regarding the Zoning Ordinance requirement for a finding that the granting of the waiver
(variance) will not be injurious to the neighborhood, or otherwise detrimental to the public health,
safety, or welfare:
*A.
The Urbana Township Highway Commissioner has been notified of this case, and has provided
the following comments:
*(a) Jim Prather called the P&Z Department on June 21, 2017, to express opposition to the
new road access to North Smith Road at Slayback Street. He asked if parking would be
allowed on the 20 feet wide proposed private access drive; Susan Burgstrom told him
that the Zoning Ordinance does not allow on-street parking for a 20 feet wide street.
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*(b)

At the June 29, 2017 public hearing, Mr. Prather testified that one of his concerns is the
proposed entrance off Slayback Street to North Smith Road. He said he understands the
safety reason for the new access, and maybe the gated entrance activated by fire and
police only would be the way to go. He stated that his biggest concern is the drainage
and storm retention. He asked if the petitioners planned to drain out on the state highway
right-of-way. Mr. Prather stated that some of the drainage goes out toward I-74 and there
is a big issue that it drains down the state’s right-of-way to a catch basin at John Street
and McGee Street. He said there is a 3 foot wall there, and the tile on the State’s rightof-way cannot handle the storm water and it overflows over the 3 foot wall into McGee
Street in Edgewood. He said it has overflowed many times. Mr. Prather stated that
another concern he has is that there is another storm drain at Smith Road and Slayback
Street, at the dead-end of North Smith Road. He said that as far as he is concerned, that
is the west end of Edgewood’s storm drain, and they do not need anything else hooked
on to cause a problem of improper drainage in the subdivision. Mr. Prather responded
that he is concerned about more traffic on Slayback Street at Smith Road; he said that
Smith Road is really not a wide street, and he is afraid the residents in the park will use
Smith Road more often. He said that people travel the fastest, easiest way, so there is
going to be a lot more traffic on Smith Road. Mr. Prather said that it is sometimes hard
to get onto University Avenue from North Smith Road with the traffic in the mornings
and evenings. He said that earlier someone mentioned going to the Apple Dumplin’. He
said that people will head east to Wal-Mart, Aldi, etc.

B.

The Edge-Scott Fire Protection District has been notified of this variance and Item 8.C.
above includes comments provided by Chief Steve Thuney.

C.

Considerations of public health, safety, and welfare for the proposed special use are
discussed under Item 8 and are also applicable to the proposed waivers.

GENERALLY REGARDING PROPOSED SPECIAL CONDITIONS OF APPROVAL

17.

Regarding proposed special conditions of approval for Special Use Permit Case 870-S-17:
A.
Within 30 days of approval of Case 869-AM-17 by the Champaign County Board, the
petitioner shall file a miscellaneous document with the Champaign County Recorder
of Deeds stating the Stonetown Woodland Acres Manufactured Home Park was
authorized subject to special conditions in Case 870-S-17, and the document shall
contain all of the special conditions of approval for Case 870-S-17. A copy of the
recorded document shall be given to the Zoning Administrator after filing with the
Recorder of Deeds.
The special condition stated above is required to ensure the following:
That any prospective purchaser of the subject property is aware of all of the
special conditions of approval.
B.

The Zoning Administrator shall not authorize a Zoning Compliance Certificate until
the petitioners have demonstrated that any new or proposed exterior lighting on the
subject property will comply with the lighting requirements of Section 6.1.2.
The special condition stated above is required to ensure the following:
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That any proposed exterior lighting is in compliance with the Zoning Ordinance.
C.

That the petitioners develop the recreation areas within two years and in accordance
with the most recent version of the Illinois Mobile Home Park Act (210 ILCS 115) and
the Illinois Department of Public Health Manufactured Home Community Code (860
ILCS 220).
The special condition stated above is required to ensure the following:
That Stonetown Woodland Acres conforms to State of Illinois requirements.

D.

On-street parking shall be allowed only when there is at least 24 feet in unobstructed
pavement width for travel, and shall be clearly marked with signs at each entrance to
the development or sufficiently throughout the park and these signs shall be in place
before any replacement of homes occurs and shall be verified in all inspections by the
Zoning Administrator.
The special condition stated above is required to ensure the following:
That there is always adequate emergency vehicle access.

E.

Replacement homes shall conform to setback and yard requirements established in
Zoning Ordinance Section 6.2.2, unless larger replacement homes occupy more than
one of the existing home sites.
The special condition stated above is required to ensure the following:
That replacement homes do not make the manufactured home park more
nonconforming with Zoning Ordinance requirements.

F.

Any proposed new construction and/ or proposed new use shall be authorized and
established as follows:
(1)
A Change of Use Permit shall be required for any replacement of existing
nonconforming structures. The replacement structure shall be inspected by
the Zoning Administrator prior to occupancy and if the replacement structure
is in compliance with the approval in Case 870-S-17, then the Zoning
Administrator shall authorize occupancy in a Zoning Compliance
Certificate. The total fee for a Change of Use Permit for replacement of
existing nonconforming structures, including the Zoning Compliance
Certificate, shall be $66 per home site.
(2)

As existing homes that are encroaching on the IDOT right-of way change
ownership, those home must either be relocated or replaced with new homes
that do not encroach into the IDOT right-of-way, and the as-built location of
each replacement home shall be documented in an as-built site plan prepared
by an Illinois Professional Engineer or Illinois Licensed Land Surveyor. The
existing home sites are numbered 4, 5, 7, 8, 9 and 10 on the Overall Site Plan
received June 16, 2017.

(3)

Each new home on proposed sites 94 through 114 shall be established pursuant
to a Zoning Use Permit that may include all homes on one combined permit or
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individual homes on individual permits at a fee of $33 per each site plus a
Zoning Compliance Certificate fee of $33 per each site.
(4)

Development of the proposed recreation areas shall be authorized either under
a Change of Use Permit for a fee of $65 or may be combined for no fee with
any other required Change of Use Permit or Zoning Use Permit.

The special condition stated above is required to ensure the following:
To clarify the permits that are required to ensure conformance with the
Zoning Ordinance.
G.

The Overall Layout Plan by Farnsworth Group, received June 16, 2017; the Revised
Expansion Permit Drawings for proposed new home sites received June 16, 2017; and
Sheets A1, A2, B1, and C1 by Farnsworth Group, received August 8, 2017, comprise the
official site plan for approval in Case 870-S-17.
The above special condition is necessary to ensure the following:
That it is clear which version of the Site Plan submitted by the petitioners is
the approved Site Plan.

H.

The Zoning Administrator shall not authorize a Zoning Compliance Certificate until
the petitioner has provided the Zoning Administrator a copy of the written approval
by the Edge-Scott Fire Protection District Chief for the location, purchase, and
installation of the 4 proposed fire hydrants shown on Exhibit B: Sheet B1 received
June 29, 2017, and the as-built drawings of the siren actuated gate.
The above special condition is necessary to ensure the following:
That public safety in the existing and proposed areas of Woodland Acres meet
local fire protection standards.

I.

The petitioner shall provide the Zoning Administrator a copy of the written approval
by the City of Urbana Plumbing Inspector of the inspection of any sanitary sewer
laterals installed for the properties per an intergovernmental agreement between the
City and UCSD (Ordinance 9192-110).
The above special condition is necessary to ensure the following:
That new sewer connections are compliant with local regulations and
agreements.

J.

The Zoning Administrator shall not authorize a Zoning Compliance Certificate on
the subject property until the petitioners submit as-built drawings of the streets, fire
hydrants, siren actuated gate, and detention basins.
The special condition stated above is required to ensure the following:
That proposed construction reflects what was included in the Approved Site
Plan for Case 870-S-17.
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DOCUMENTS OF RECORD
1.

Letter from Michael Friend, Engineering Manager, Farnsworth Group, received January 27, 2017,
with attachments:
A
Application for Map Amendment
B
Application for Special Use Permit
C
Application for Variance
D
Land Disturbance and Zoning Use Permit Application
E
Expansion County Review Drawings for proposed new home sites dated January 6, 2017
F
ALTA/NSPS Land Title Survey for existing home sites created by Berns, Clancy and
Associates, dated August 26, 2016
G
EcoCAT online report dated January 24, 2017
H
Storm Water Pollution Prevention Plan (SWPPP)
I
IDOT Permit for Drainage Outlet
J
Erosion and Sediment Control Plan (ESCP)
K
Storm Water Drainage Plan

2.

Email from Michael Friend received November 4, 2016, with attachment:
A
Typical home site diagram

3.

Email from Rick Hafer, Illinois Dept. of Public Health, received November 10, 2016, with attachments:
A
Construction permit dated May 10, 1960, for 43 home sites in Wilson Trailer Park
B
Construction permit dated January 5, 1970, for 32 home sites in Wilson Trailer Park

4.

Revised Storm Water Drainage Plan received from Farnsworth Group on February 24, 2017

5.

Drainage Plan Evaluation from Berns, Clancy and Associates received April 4, 2017

6.

Revised Expansion County Review Drawings for proposed new home sites received June 5, 2017

7.

Email from Michael Friend received June 16, 2017, with attachments:
A
Revised Expansion Permit Drawings for proposed new home sites received June 16, 2017,
which includes the following pages:
 C1.0 Cover Sheet
 C2.0 General Notes and Legends
 C3.0 Existing Topography and Demolition Plan
 C4.0 Grading Plan
 C5.0 Utility Plan/Sanitary and Storm
 C6.0 Utility Plan/Water, Gas and Electric
 C6.1 Plan and Profile – Sanitary
 C7.0 Plan and Profile – Sanitary
 C7.1 Plan and Profile – Sanitary
 C7.2 Plan and Profile – Sanitary
 C7.3 Plan and Profile – Sanitary and Sanitary Details
 C8.0 Standard Sanitary Sewer Details
 C8.1 Standard Storm Sewer Details
 C8.2 Standard Water Main Details
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B

C8.3 Standard Water Main Details
C8.4 Pavement and Erosion Control Details
C8.5 Landscape Details and Notes

Copy of Illinois Department of Public Health Permit Site Expansion Application packet
received June 16, 2017

8.

Email from Michael Friend received June 20, 2017, with attachment:
A
Preliminary response from Illinois Department of Public Health regarding Site Expansion
Application

9.

Email from Fred and Sharon Gerth received June 21, 2017

10.

Preliminary Memorandum dated June 22, 2017, for Cases 869-AM-17 and 870-S-17, with attachments:
A
Full legal advertisement from June 14, 2017 News Gazette
B
Case Maps (Location, Land Use, Zoning)
C
Overall Layout Plan by Farnsworth Group, received June 16, 2017
D
Revised Expansion Permit Drawings for proposed new home sites received June 16, 2017
E
ALTA/NSPS Land Title Survey for existing home sites created by Berns, Clancy and
Associates, received January 27, 2017
F
EcoCAT online report dated January 24, 2017
G
Storm Water Drainage Plan received January 27, 2017
H
Email from Michael Friend received November 4, 2016, with attachment:
 Typical home site diagram
I
Email from Rick Hafer, Illinois Department of Public Health, received November 10,
2016, with attachments:
 Construction permit dated May 10, 1960, for 43 home sites in Wilson Trailer Park
 Construction permit dated January 5, 1970, for 32 home sites in Wilson Trailer Park
J
Email from Michael Friend received June 16, 2017, with attachment:
 Copy of Illinois Department of Public Health Permit Site Expansion Application
packet received June 16, 2017
K
Email from Fred and Sharon Gerth received June 21, 2017
L
LRMP Land Use Goals, Objectives, and Policies
M
LRMP Appendix of Defined Terms
N
Site Images packet
O
Summary of Evidence, Finding of Fact, and Final Determination for Case 869-AM-17
P
Summary of Evidence, Finding of Fact, and Final Determination for Case 870-S-17

11.

Supplemental Memorandum #1 dated June 29, 2017, for Cases 869-AM-17 and 870-S-17, with
attachments:
A
Email from Joe Pisula to IDOT District 5 staff, received by P&Z Staff on June 26, 2017,
with attachments:
 Map of IDOT right-of-way encroachment
 Map of drainage basin adjacent to IDOT right-of-way
B
Email from Tony and Jill Blanck received June 27, 2017
C
Email from Kevin Trapp, IDOT District 5 received June 28, 2017 and email response from
petitioner Dax Nolan received June 28, 2017
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D
E
F
G
H
I
J
12.

Email from Mike Friend received June 28, 2017, with attachment:
 Illinois Department of Public Health approval for the proposed 21 home site expansion
Email from Lorrie Pearson, City of Urbana, received June 29, 2017
Email from David Willcox received June 29, 2017
Email from Ellen Willcox received June 29, 2017
Email from Mike Friend received June 29, 2017
Letter from Edge-Scott Fire Protection District dated June 28, 2017
1973 aerial photograph of subject property and Edgewood Subdivision

Supplemental Memorandum #2 dated August 10, 2017, for Cases 869-AM-17 and 870-S-17, with
attachments:
A
Full legal advertisement from June 14, 2017 News Gazette
B
Email received July 10, 2017 from Mike Friend, with attachment:

approved IDOT permit for the expansion of the drainage system
C
Report from Mike Friend received August 8, 2017, with attachments
1.
Stonetown Capital Group Other Community Examples
2.
Xi2 Foundation System specifications
3.
Email string between Edge-Scott Fire Protection District Chief Steve Thuney and
Mike Friend dated August 2 through August 8, 2017 with Exhibits A and B
o Exhibit A: Sheet A1 showing proposed siren actuated gate at North Smith
Road, and Sheet A2 showing conceptual design of a siren actuated gate
o Exhibit B: Sheet B1 showing proposed location of an additional fire hydrant
4.
Sheet C4.1 showing revised existing lots
5.
Letter from City of Urbana to Dax Nolen dated September 22, 2016, regarding
annexation and sanitary sewer connectivity
6.
Exhibit C:
o Sheet C1 showing proposed location of siren actuated gate and a full height
privacy screening fence along North Smith Road
o Sheet C2 showing conceptual design of a siren actuated gate and side detail
7.
Email string between Joe Pisula, Edgewood Sub resident, Dax Nolen, and Mike
Friend dated August 3 through August 7, 2017
D
Revised Finding of Fact for Case 869-AM-17 dated August 17, 2017
E
Revised Summary of Evidence for Case 870-V-17 dated August 17, 2017
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FINDINGS OF FACT
From the documents of record and the testimony and exhibits received at the public hearing for zoning
Case 870-S-17 held on June 29, 2017, and August 17, 2017, the Zoning Board of Appeals of Champaign
County finds that:
1.

The requested Special Use Permit {IS / IS NOT} necessary for the public convenience at this
location because:

2.

The requested Special Use Permit {SUBJECT TO THE SPECIAL CONDITIONS IMPOSED
HEREIN} is so designed, located, and proposed to be operated so that it {WILL NOT / WILL} be
injurious to the district in which it shall be located or otherwise detrimental to the public health,
safety, and welfare because:
a.
The street has {ADEQUATE / INADEQUATE} traffic capacity and the entrance location
has {ADEQUATE / INADEQUATE} visibility.
b.
Emergency services availability is {ADEQUATE / INADEQUATE} {because*}:
c.
The Special Use {WILL / WILL NOT} be compatible with adjacent uses {because*}:
d.
Surface and subsurface drainage will be {ADEQUATE / INADEQUATE} {because*}:
e.
Public safety will be {ADEQUATE / INADEQUATE} {because*}:
f.
The provisions for parking will be {ADEQUATE / INADEQUATE} {because*}:
(Note the Board may include other relevant considerations as necessary or desirable in each case.)

*The Board may include additional justification if desired, but it is not required.
3a.

The requested Special Use Permit {SUBJECT TO THE SPECIAL CONDITIONS IMPOSED
HEREIN} {DOES / DOES NOT} conform to the applicable regulations and standards of the
DISTRICT in which it is located.

3b.

The requested Special Use Permit {SUBJECT TO THE SPECIAL CONDITIONS IMPOSED
HEREIN} {DOES / DOES NOT} preserve the essential character of the DISTRICT in which it is
located because:
a.
The Special Use will be designed to {CONFORM / NOT CONFORM} to all relevant
County ordinances and codes.
b.
The Special Use {WILL / WILL NOT} be compatible with adjacent uses.
c.
Public safety will be {ADEQUATE / INADEQUATE}.

4.

The requested Special Use Permit {SUBJECT TO THE SPECIAL CONDITIONS IMPOSED
HEREIN} {IS / IS NOT} in harmony with the general purpose and intent of the Ordinance
because:
a.
The Special Use is authorized in the District.
b.
The requested Special Use Permit {IS/ IS NOT} necessary for the public convenience at
this location.
c.
The requested Special Use Permit {SUBJECT TO THE SPECIAL CONDITIONS
IMPOSED HEREIN} is so designed, located, and proposed to be operated so that it
{WILL / WILL NOT} be injurious to the district in which it shall be located or otherwise
detrimental to the public health, safety, and welfare.
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d.

The requested Special Use Permit {SUBJECT TO THE SPECIAL CONDITIONS
IMPOSED HEREIN} {DOES / DOES NOT} preserve the essential character of the
DISTRICT in which it is located.

5.

The requested Special Use IS an existing nonconforming use.

6.

SUBJECT TO THE FOLLOWING WAIVERS OF STANDARD CONDITIONS:

Per Section 7.15 of the Champaign County ZBA Bylaws, “waivers may be approved individually or en
masse by the affirmative vote of a majority of those members voting on the issue, and shall be incorporated
into the Findings of Fact with the reason for granting each waiver described”.
A.

B.

Regarding Part A of the proposed waivers, for a Site Plan that does not include the number,
location, and size of all Manufactured Home Sites:
(1)
The waiver {IS/ IS NOT} in accordance with the general purpose and intent of the
Zoning Ordinance and {WILL/ WILL NOT} be injurious to the neighborhood or to
the public health, safety, and welfare because:
(2)

Special conditions and circumstances {DO / DO NOT} exist which are peculiar to
the land or structure involved, which are not applicable to other similarly situated
land and structures elsewhere in the same district because:

(3)

Practical difficulties or hardships created by carrying out the strict letter of the
regulations sought to be varied {WILL / WILL NOT} prevent reasonable or
otherwise permitted use of the land or structure or construction because:

(4)

The special conditions, circumstances, hardships, or practical difficulties {DO / DO
NOT} result from actions of the applicant because:

(5)

The requested waiver {SUBJECT TO THE PROPOSED SPECIAL
CONDITION} {IS / IS NOT} the minimum variation that will make possible the
reasonable use of the land/structure because:

Regarding Part B of the proposed waivers, for a setback of 0 feet between a manufactured
home stand and a manufactured home park exterior boundary that faces a state or US
highway in lieu of 45 feet:
(1)
The waiver {IS/ IS NOT} in accordance with the general purpose and intent of the
Zoning Ordinance and {WILL/ WILL NOT} be injurious to the neighborhood or to
the public health, safety, and welfare because:
(2)

Special conditions and circumstances {DO / DO NOT} exist which are peculiar to
the land or structure involved, which are not applicable to other similarly situated
land and structures elsewhere in the same district because:

(3)

Practical difficulties or hardships created by carrying out the strict letter of the
regulations sought to be varied {WILL / WILL NOT} prevent reasonable or
otherwise permitted use of the land or structure or construction because:
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C.

D.

(4)

The special conditions, circumstances, hardships, or practical difficulties {DO / DO
NOT} result from actions of the applicant because:

(5)

The requested waiver {SUBJECT TO THE PROPOSED SPECIAL
CONDITION} {IS / IS NOT} the minimum variation that will make possible the
reasonable use of the land/structure because:

Regarding Part C of the proposed waivers, for 9 Manufactured Home Sites for each gross
acre of land in lieu of the maximum allowed 8 Manufactured Home Sites for each gross
acre of land:
(1)
The waiver {IS/ IS NOT} in accordance with the general purpose and intent of the
Zoning Ordinance and {WILL/ WILL NOT} be injurious to the neighborhood or to
the public health, safety, and welfare because:
(2)

Special conditions and circumstances {DO / DO NOT} exist which are peculiar to
the land or structure involved, which are not applicable to other similarly situated
land and structures elsewhere in the same district because:

(3)

Practical difficulties or hardships created by carrying out the strict letter of the
regulations sought to be varied {WILL / WILL NOT} prevent reasonable or
otherwise permitted use of the land or structure or construction because:

(4)

The special conditions, circumstances, hardships, or practical difficulties {DO / DO
NOT} result from actions of the applicant because:

(5)

The requested waiver {SUBJECT TO THE PROPOSED SPECIAL
CONDITION} {IS / IS NOT} the minimum variation that will make possible the
reasonable use of the land/structure because:

Regarding Part D of the proposed waivers, for a setback of 0 feet between a manufactured
home stand and a manufactured home park exterior boundary that faces a township road or
minor street in lieu of the minimum required 25 feet:
(1)
The waiver {IS/ IS NOT} in accordance with the general purpose and intent of the
Zoning Ordinance and {WILL/ WILL NOT} be injurious to the neighborhood or to
the public health, safety, and welfare because:
(2)

Special conditions and circumstances {DO / DO NOT} exist which are peculiar to
the land or structure involved, which are not applicable to other similarly situated
land and structures elsewhere in the same district because:

(3)

Practical difficulties or hardships created by carrying out the strict letter of the
regulations sought to be varied {WILL / WILL NOT} prevent reasonable or
otherwise permitted use of the land or structure or construction because:

(4)

The special conditions, circumstances, hardships, or practical difficulties {DO / DO
NOT} result from actions of the applicant because:
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(5)

E.

F.

The requested waiver {SUBJECT TO THE PROPOSED SPECIAL
CONDITION} {IS / IS NOT} the minimum variation that will make possible the
reasonable use of the land/structure because:

Regarding Part E of the proposed waivers, for a minimum rear yard of 0 feet in lieu of the
minimum required 15 feet:
(1)
The waiver {IS/ IS NOT} in accordance with the general purpose and intent of the
Zoning Ordinance and {WILL/ WILL NOT} be injurious to the neighborhood or to
the public health, safety, and welfare because:
(2)

Special conditions and circumstances {DO / DO NOT} exist which are peculiar to
the land or structure involved, which are not applicable to other similarly situated
land and structures elsewhere in the same district because:

(3)

Practical difficulties or hardships created by carrying out the strict letter of the
regulations sought to be varied {WILL / WILL NOT} prevent reasonable or
otherwise permitted use of the land or structure or construction because:

(4)

The special conditions, circumstances, hardships, or practical difficulties {DO / DO
NOT} result from actions of the applicant because:

(5)

The requested waiver {SUBJECT TO THE PROPOSED SPECIAL
CONDITION} {IS / IS NOT} the minimum variation that will make possible the
reasonable use of the land/structure because:

Regarding Part F of the proposed waivers, for a Manufactured Home Park with 3 percent
of the gross site area in lieu of the minimum required 8 percent and parcels of recreation
space that are at least 3,985 square feet in lieu of the minimum required 6,000 square feet:
(1)
The waiver {IS/ IS NOT} in accordance with the general purpose and intent of the
Zoning Ordinance and {WILL/ WILL NOT} be injurious to the neighborhood or to
the public health, safety, and welfare because:
(2)

Special conditions and circumstances {DO / DO NOT} exist which are peculiar to
the land or structure involved, which are not applicable to other similarly situated
land and structures elsewhere in the same district because:

(3)

Practical difficulties or hardships created by carrying out the strict letter of the
regulations sought to be varied {WILL / WILL NOT} prevent reasonable or
otherwise permitted use of the land or structure or construction because:

(4)

The special conditions, circumstances, hardships, or practical difficulties {DO / DO
NOT} result from actions of the applicant because:

(5)

The requested waiver {SUBJECT TO THE PROPOSED SPECIAL
CONDITION} {IS / IS NOT} the minimum variation that will make possible the
reasonable use of the land/structure because:
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G.

H.

I.

Regarding Part G of the proposed waivers, for a Site Plan that does not include the limits
of each Manufactured Home Site:
(1)
The waiver {IS/ IS NOT} in accordance with the general purpose and intent of the
Zoning Ordinance and {WILL/ WILL NOT} be injurious to the neighborhood or to
the public health, safety, and welfare because:
(2)

Special conditions and circumstances {DO / DO NOT} exist which are peculiar to
the land or structure involved, which are not applicable to other similarly situated
land and structures elsewhere in the same district because:

(3)

Practical difficulties or hardships created by carrying out the strict letter of the
regulations sought to be varied {WILL / WILL NOT} prevent reasonable or
otherwise permitted use of the land or structure or construction because:

(4)

The special conditions, circumstances, hardships, or practical difficulties {DO / DO
NOT} result from actions of the applicant because:

(5)

The requested waiver {SUBJECT TO THE PROPOSED SPECIAL
CONDITION} {IS / IS NOT} the minimum variation that will make possible the
reasonable use of the land/structure because:

Regarding Part H of the proposed waivers, for a minimum setback (yard) of at least 2 feet
in lieu of 15 feet between the manufactured home and the manufactured home site
boundary adjacent to private accessways:
(1)
The waiver {IS/ IS NOT} in accordance with the general purpose and intent of the
Zoning Ordinance and {WILL/ WILL NOT} be injurious to the neighborhood or to
the public health, safety, and welfare because:
(2)

Special conditions and circumstances {DO / DO NOT} exist which are peculiar to
the land or structure involved, which are not applicable to other similarly situated
land and structures elsewhere in the same district because:

(3)

Practical difficulties or hardships created by carrying out the strict letter of the
regulations sought to be varied {WILL / WILL NOT} prevent reasonable or
otherwise permitted use of the land or structure or construction because:

(4)

The special conditions, circumstances, hardships, or practical difficulties {DO / DO
NOT} result from actions of the applicant because:

(5)

The requested waiver {SUBJECT TO THE PROPOSED SPECIAL
CONDITION} {IS / IS NOT} the minimum variation that will make possible the
reasonable use of the land/structure because:

Regarding Part I of the proposed waivers, for a minimum setback (yard) of 8 feet in lieu of
20 feet between the entrance side of the manufactured home and the manufactured home
site boundary:
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J.

K.

(1)

The waiver {IS/ IS NOT} in accordance with the general purpose and intent of the
Zoning Ordinance and {WILL/ WILL NOT} be injurious to the neighborhood or to
the public health, safety, and welfare because:

(2)

Special conditions and circumstances {DO / DO NOT} exist which are peculiar to
the land or structure involved, which are not applicable to other similarly situated
land and structures elsewhere in the same district because:

(3)

Practical difficulties or hardships created by carrying out the strict letter of the
regulations sought to be varied {WILL / WILL NOT} prevent reasonable or
otherwise permitted use of the land or structure or construction because:

(4)

The special conditions, circumstances, hardships, or practical difficulties {DO / DO
NOT} result from actions of the applicant because:

(5)

The requested waiver {SUBJECT TO THE PROPOSED SPECIAL
CONDITION} {IS / IS NOT} the minimum variation that will make possible the
reasonable use of the land/structure because:

Regarding Part J of the proposed waivers, for a minimum setback (rear and side yards) of 0
feet in lieu of the minimum required 10 feet:
(1)
The waiver {IS/ IS NOT} in accordance with the general purpose and intent of the
Zoning Ordinance and {WILL/ WILL NOT} be injurious to the neighborhood or to
the public health, safety, and welfare because:
(2)

Special conditions and circumstances {DO / DO NOT} exist which are peculiar to
the land or structure involved, which are not applicable to other similarly situated
land and structures elsewhere in the same district because:

(3)

Practical difficulties or hardships created by carrying out the strict letter of the
regulations sought to be varied {WILL / WILL NOT} prevent reasonable or
otherwise permitted use of the land or structure or construction because:

(4)

The special conditions, circumstances, hardships, or practical difficulties {DO / DO
NOT} result from actions of the applicant because:

(5)

The requested waiver {SUBJECT TO THE PROPOSED SPECIAL
CONDITION} {IS / IS NOT} the minimum variation that will make possible the
reasonable use of the land/structure because:

Regarding Part K of the proposed waivers, for a minimum manufactured home site of
1,600 square feet in area in lieu of the minimum required 3,200 square feet:
(1)
The waiver {IS/ IS NOT} in accordance with the general purpose and intent of the
Zoning Ordinance and {WILL/ WILL NOT} be injurious to the neighborhood or to
the public health, safety, and welfare because:
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L.

M.

(2)

Special conditions and circumstances {DO / DO NOT} exist which are peculiar to
the land or structure involved, which are not applicable to other similarly situated
land and structures elsewhere in the same district because:

(3)

Practical difficulties or hardships created by carrying out the strict letter of the
regulations sought to be varied {WILL / WILL NOT} prevent reasonable or
otherwise permitted use of the land or structure or construction because:

(4)

The special conditions, circumstances, hardships, or practical difficulties {DO / DO
NOT} result from actions of the applicant because:

(5)

The requested waiver {SUBJECT TO THE PROPOSED SPECIAL
CONDITION} {IS / IS NOT} the minimum variation that will make possible the
reasonable use of the land/structure because:

Regarding Part L of the proposed waivers, for no outdoor paved living space in lieu of an
outdoor living space of at least 160 square feet with a minimum dimension of 8 feet:
(1)
The waiver {IS/ IS NOT} in accordance with the general purpose and intent of the
Zoning Ordinance and {WILL/ WILL NOT} be injurious to the neighborhood or to
the public health, safety, and welfare because:
(2)

Special conditions and circumstances {DO / DO NOT} exist which are peculiar to
the land or structure involved, which are not applicable to other similarly situated
land and structures elsewhere in the same district because:

(3)

Practical difficulties or hardships created by carrying out the strict letter of the
regulations sought to be varied {WILL / WILL NOT} prevent reasonable or
otherwise permitted use of the land or structure or construction because:

(4)

The special conditions, circumstances, hardships, or practical difficulties {DO / DO
NOT} result from actions of the applicant because:

(5)

The requested waiver {SUBJECT TO THE PROPOSED SPECIAL
CONDITION} {IS / IS NOT} the minimum variation that will make possible the
reasonable use of the land/structure because:

Regarding Part M of the proposed waivers, for no improved off-street parking spaces for
each existing manufactured home site in lieu of the minimum required two improved offstreet parking spaces:
(1)
The waiver {IS/ IS NOT} in accordance with the general purpose and intent of the
Zoning Ordinance and {WILL/ WILL NOT} be injurious to the neighborhood or to
the public health, safety, and welfare because:
(2)

Special conditions and circumstances {DO / DO NOT} exist which are peculiar to
the land or structure involved, which are not applicable to other similarly situated
land and structures elsewhere in the same district because:
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N.

O.

(3)

Practical difficulties or hardships created by carrying out the strict letter of the
regulations sought to be varied {WILL / WILL NOT} prevent reasonable or
otherwise permitted use of the land or structure or construction because:

(4)

The special conditions, circumstances, hardships, or practical difficulties {DO / DO
NOT} result from actions of the applicant because:

(5)

The requested waiver {SUBJECT TO THE PROPOSED SPECIAL
CONDITION} {IS / IS NOT} the minimum variation that will make possible the
reasonable use of the land/structure because:

Regarding Part N of the proposed waivers, for a minimum pavement width of 18 feet for
existing private accessways in lieu of the minimum required 24 feet for minor streets:
(1)
The waiver {IS/ IS NOT} in accordance with the general purpose and intent of the
Zoning Ordinance and {WILL/ WILL NOT} be injurious to the neighborhood or to
the public health, safety, and welfare because:
(2)

Special conditions and circumstances {DO / DO NOT} exist which are peculiar to
the land or structure involved, which are not applicable to other similarly situated
land and structures elsewhere in the same district because:

(3)

Practical difficulties or hardships created by carrying out the strict letter of the
regulations sought to be varied {WILL / WILL NOT} prevent reasonable or
otherwise permitted use of the land or structure or construction because:

(4)

The special conditions, circumstances, hardships, or practical difficulties {DO / DO
NOT} result from actions of the applicant because:

(5)

The requested waiver {SUBJECT TO THE PROPOSED SPECIAL
CONDITION} {IS / IS NOT} the minimum variation that will make possible the
reasonable use of the land/structure because:

Regarding Part O of the proposed waivers, that the provisions of the Subdivision
Ordinance shall apply to existing private accessways:
(1)
The waiver {IS/ IS NOT} in accordance with the general purpose and intent of the
Zoning Ordinance and {WILL/ WILL NOT} be injurious to the neighborhood or to
the public health, safety, and welfare because:
(2)

Special conditions and circumstances {DO / DO NOT} exist which are peculiar to
the land or structure involved, which are not applicable to other similarly situated
land and structures elsewhere in the same district because:

(3)

Practical difficulties or hardships created by carrying out the strict letter of the
regulations sought to be varied {WILL / WILL NOT} prevent reasonable or
otherwise permitted use of the land or structure or construction because:

(4)

The special conditions, circumstances, hardships, or practical difficulties {DO / DO
NOT} result from actions of the applicant because:
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(5)

P.

Q.

R.

The requested waiver {SUBJECT TO THE PROPOSED SPECIAL
CONDITION} {IS / IS NOT} the minimum variation that will make possible the
reasonable use of the land/structure because:

Regarding Part P of the proposed waivers, for above ground street lighting:
(1)
The waiver {IS/ IS NOT} in accordance with the general purpose and intent of the
Zoning Ordinance and {WILL/ WILL NOT} be injurious to the neighborhood or to
the public health, safety, and welfare because:
(2)

Special conditions and circumstances {DO / DO NOT} exist which are peculiar to
the land or structure involved, which are not applicable to other similarly situated
land and structures elsewhere in the same district because:

(3)

Practical difficulties or hardships created by carrying out the strict letter of the
regulations sought to be varied {WILL / WILL NOT} prevent reasonable or
otherwise permitted use of the land or structure or construction because:

(4)

The special conditions, circumstances, hardships, or practical difficulties {DO / DO
NOT} result from actions of the applicant because:

(5)

The requested waiver {SUBJECT TO THE PROPOSED SPECIAL
CONDITION} {IS / IS NOT} the minimum variation that will make possible the
reasonable use of the land/structure because:

Regarding Part Q of the proposed waivers, for above ground electrical service:
(1)
The waiver {IS/ IS NOT} in accordance with the general purpose and intent of the
Zoning Ordinance and {WILL/ WILL NOT} be injurious to the neighborhood or to
the public health, safety, and welfare because:
(2)

Special conditions and circumstances {DO / DO NOT} exist which are peculiar to
the land or structure involved, which are not applicable to other similarly situated
land and structures elsewhere in the same district because:

(3)

Practical difficulties or hardships created by carrying out the strict letter of the
regulations sought to be varied {WILL / WILL NOT} prevent reasonable or
otherwise permitted use of the land or structure or construction because:

(4)

The special conditions, circumstances, hardships, or practical difficulties {DO / DO
NOT} result from actions of the applicant because:

(5)

The requested waiver {SUBJECT TO THE PROPOSED SPECIAL
CONDITION} {IS / IS NOT} the minimum variation that will make possible the
reasonable use of the land/structure because:

Regarding Part R of the proposed waivers, for an off-site Management Office:
(1)
The waiver {IS/ IS NOT} in accordance with the general purpose and intent of the
Zoning Ordinance and {WILL/ WILL NOT} be injurious to the neighborhood or to
the public health, safety, and welfare because:
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7.

(2)

Special conditions and circumstances {DO / DO NOT} exist which are peculiar to
the land or structure involved, which are not applicable to other similarly situated
land and structures elsewhere in the same district because:

(3)

Practical difficulties or hardships created by carrying out the strict letter of the
regulations sought to be varied {WILL / WILL NOT} prevent reasonable or
otherwise permitted use of the land or structure or construction because:

(4)

The special conditions, circumstances, hardships, or practical difficulties {DO / DO
NOT} result from actions of the applicant because:

(5)

The requested waiver {SUBJECT TO THE PROPOSED SPECIAL
CONDITION} {IS / IS NOT} the minimum variation that will make possible the
reasonable use of the land/structure because:

{NO SPECIAL CONDITIONS ARE HEREBY IMPOSED / THE SPECIAL CONDITIONS
IMPOSED HEREIN ARE REQUIRED TO ENSURE COMPLIANCE WITH THE CRITERIA FOR
SPECIAL USE PERMITS AND FOR THE PARTICULAR PURPOSES DESCRIBED BELOW:

A.

Within 30 days of approval of Case 869-AM-17 by the Champaign County Board, the
petitioner shall file a miscellaneous document with the Champaign County Recorder
of Deeds stating the Stonetown Woodland Acres Manufactured Home Park was
authorized subject to special conditions in Case 870-S-17, and the document shall
contain all of the special conditions of approval for Case 870-S-17. A copy of the
recorded document shall be given to the Zoning Administrator after filing with the
Recorder of Deeds.
The special condition stated above is required to ensure the following:
That any prospective purchaser of the subject property is aware of all of the
special conditions of approval.

B.

The Zoning Administrator shall not authorize a Zoning Compliance Certificate until
the petitioners have demonstrated that any new or proposed exterior lighting on the
subject property will comply with the lighting requirements of Section 6.1.2.
The special condition stated above is required to ensure the following:
That any proposed exterior lighting is in compliance with the Zoning
Ordinance.

C.

That the petitioners develop the recreation areas within two years and in accordance
with the most recent version of the Illinois Mobile Home Park Act (210 ILCS 115) and
the Illinois Department of Public Health Manufactured Home Community Code (860
ILCS 220).
The special condition stated above is required to ensure the following:
That Stonetown Woodland Acres conforms to State of Illinois requirements.
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D.

On-street parking shall be allowed only when there is at least 24 feet in unobstructed
pavement width for travel, and shall be clearly marked with signs at each entrance to
the development or sufficiently throughout the park and these signs shall be in place
before any replacement of homes occurs and shall be verified in all inspections by the
Zoning Administrator.
The special condition stated above is required to ensure the following:
That there is always adequate emergency vehicle access.

E.

Replacement homes shall conform to setback and yard requirements established in
Zoning Ordinance Section 6.2.2, unless larger replacement homes occupy more than
one of the existing home sites.
The special condition stated above is required to ensure the following:
That replacement homes do not make the manufactured home park more
nonconforming with Zoning Ordinance requirements.

F.

Any proposed new construction and/ or proposed new use shall be authorized and
established as follows:
(1)
A Change of Use Permit shall be required for any replacement of existing
nonconforming structures. The replacement structure shall be inspected by
the Zoning Administrator prior to occupancy and if the replacement structure
is in compliance with the approval in Case 870-S-17, then the Zoning
Administrator shall authorize occupancy in a Zoning Compliance
Certificate. The total fee for a Change of Use Permit for replacement of
existing nonconforming structures, including the Zoning Compliance
Certificate, shall be $66 per home site.
(2)

As existing homes that are encroaching on the IDOT right-of way change
ownership, those home must either be relocated or replaced with new homes
that do not encroach into the IDOT right-of-way, and the as-built location of
each replacement home shall be documented in an as-built site plan prepared
by an Illinois Professional Engineer or Illinois Licensed Land Surveyor. The
existing home sites are numbered 4, 5, 7, 8, 9 and 10 on the Overall Site Plan
received June 16, 2017.

(3)

Each new home on proposed sites 94 through 114 shall be established pursuant
to a Zoning Use Permit that may include all homes on one combined permit or
individual homes on individual permits at a fee of $33 per each site plus a
Zoning Compliance Certificate fee of $33 per each site.

(4)

Development of the proposed recreation areas shall be authorized either under
a Change of Use Permit for a fee of $65 or may be combined for no fee with
any other required Change of Use Permit or Zoning Use Permit.

The special condition stated above is required to ensure the following:
To clarify the permits that are required to ensure conformance with the
Zoning Ordinance.
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G.

The Overall Layout Plan by Farnsworth Group, received June 16, 2017; the Revised
Expansion Permit Drawings for proposed new home sites received June 16, 2017; and
Sheets A1, A2, B1, and C1 by Farnsworth Group, received August 8, 2017, comprise the
official site plan for approval in Case 870-S-17.
The above special condition is necessary to ensure the following:
That it is clear which version of the Site Plan submitted by the petitioners is
the approved Site Plan.

H.

The Zoning Administrator shall not authorize a Zoning Compliance Certificate until
the petitioner has provided the Zoning Administrator a copy of the written approval
by the Edge-Scott Fire Protection District Chief for the location, purchase, and
installation of the 4 proposed fire hydrants shown on Exhibit B: Sheet B1 received
June 29, 2017, and the as-built drawings of the siren actuated gate.
The above special condition is necessary to ensure the following:
That public safety in the existing and proposed areas of Woodland Acres meet
local fire protection standards.

I.

The petitioner shall provide the Zoning Administrator a copy of the written approval
by the City of Urbana Plumbing Inspector of the inspection of any sanitary sewer
laterals installed for the properties per an intergovernmental agreement between the
City and UCSD (Ordinance 9192-110).
The above special condition is necessary to ensure the following:
That new sewer connections are compliant with local regulations and
agreements.

J.

The Zoning Administrator shall not authorize a Zoning Compliance Certificate on
the subject property until the petitioners submit as-built drawings of the streets, fire
hydrants, siren actuated gate, and detention basins.
The special condition stated above is required to ensure the following:
That proposed construction reflects what was included in the Approved Site
Plan for Case 870-S-17.
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FINAL DETERMINATION FOR CASE 870-S-17
The Champaign County Zoning Board of Appeals finds that, based upon the application, testimony, and
other evidence received in this case, the requirements of Section 9.1.11B. for approval {HAVE/ HAVE
NOT} been met, and pursuant to the authority granted by Section 9.1.6 B. of the Champaign County Zoning
Ordinance, determines that:
The Special Use requested in Case 870-S-17 is hereby {GRANTED/ GRANTED WITH
SPECIAL CONDITIONS / DENIED} to the applicant, Stonetown Woodland Acres LLC,
including Principals Dax Nolen, Vice President; Roy Lapidus, Manager; and Adam
Minnick, Manager, via agent Mike Friend, to authorize the following:
Authorize the establishment and use of a manufactured home park with 93 existing
and an additional 21 proposed manufactured home sites in the R-5 Manufactured
Home Park Zoning District, contingent upon the rezoning of the eastern 150 feet of
the subject property from R-1 Single Family Residence to R-5 Manufactured Home
Park and from B-2 Neighborhood Business to R-5 Manufactured Home Park for the
1.66 acre lot on the west end of the subject property in related case 869-AM-17; and
SUBJECT TO THE FOLLOWING WAIVERS OF STANDARD CONDITIONS FOR
MANUFACTURED HOME PARKS:
Part A: Authorize a waiver from Section 6.2.1 C.2., for a Site Plan that does not include the
number, location, and size of all Manufactured Home Sites.
Part B: Authorize a waiver for a setback of 0 feet between a manufactured home stand and a
manufactured home park exterior boundary that faces a state or US highway or a major street in
lieu of the minimum required 45 feet, per Section 6.2.2 C.1.a. for existing home sites 1 through
10, 48, and 49, and proposed home sites 1 through 5.
Part C: Authorize a waiver for 9 Manufactured Home Sites for each gross acre of land in lieu of
the maximum allowed 8 Manufactured Home Sites for each gross acre of land, per Section 6.2.2 B.
Part D: Authorize a waiver for a setback of 0 feet between a manufactured home stand and a
manufactured home park exterior boundary that faces a township road or minor street in lieu of the
minimum required 25 feet, per Section 6.2.2 C.1.c. for existing home sites 88 through 93.
Part E: Authorize a minimum rear yard of 0 feet in lieu of the minimum required 15 feet, per
Section 6.2.2 C.2. for existing home sites 1 through 10, 47, 48, 50, 52, 55, 57, 58, 64, 89, and 91.
Part F: Authorize a Manufactured Home Park with 3 percent of the gross site area in lieu of the
minimum required 8 percent and parcels of recreation space that are at least 3,985 square feet in
lieu of the minimum required 6,000 square feet, per Section 6.2.2 D.
Part G: Authorize a waiver from Section 6.2.2 E.1., for a Site Plan that does not include the limits
of each Manufactured Home Site.
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Part H: Authorize a minimum setback (yard) of 2 feet in lieu of 15 feet between the manufactured
home and the manufactured home site boundary adjacent to private accessways, per Section 6.2.2
E.2.a. for proposed home site 21 and existing home sites 1 through 93 except home sites 27, 48,
64, 70, 71, and 72.
Part I: Authorize a minimum setback (yard) of 8 feet in lieu of 20 feet between the entrance side of
the manufactured home and the manufactured home site boundary, per Section 6.2.2 E.2.b. for
existing home sites 1 through 93 except home sites 1, 19, 27, 28, 39 through 44, 47, 66, 73, 74, 75,
77, 79, and 81.
Part J: Authorize a minimum setback (rear and side yards) of 0 feet in lieu of the minimum
required 10 feet, per Section 6.2.2 E.2.c. for existing home sites 1 through 93 except home sites
11, 27, 47, 65, and 74.
Part K: Authorize a minimum manufactured home site of 1,600 square feet in area in lieu of the
minimum required 3,200 square feet, per Section 6.2.2 E.3. for existing home sites 1 through 9, 13
through 18, 21, 29 through 38, 40, 41, 45, 46, 52 through 64, 67, 68, 74 through 77, 80, 85 and 86.
Part L: Authorize no outdoor paved living space in lieu of an outdoor living space of at least 160
square feet with a minimum dimension of 8 feet, per Section 6.2.2 E.5. for existing home sites 1
through 93.
Part M: Authorize no improved off-street parking spaces for each existing manufactured home site
in lieu of the minimum required two improved off-street parking spaces, per Section 6.2.2 E.7. for
existing home sites 7, 8, 13, 14, 15, 18, 29, 30, 33, 34, 37, 38, 46, 53, 54, and 67.
Part N: Authorize a minimum pavement width of 18 feet for existing private accessways in lieu of
the minimum required 24 feet for minor streets, per Section 6.2.2 F.5.
Part O: Authorize a waiver from Section 6.2.2 F.6., with respect to paving materials, curbs and
gutters, grading, intersections, offsets, and radii of curvature, the provisions of the Subdivision
Ordinance shall apply to existing private accessways.
Part P: Authorize electrical service to the existing street lighting system to be located above
ground in lieu of underground, per Section 6.2.2 G.2.
Part Q: Authorize a waiver for the electrical system for all existing homes, any used homes that
will replace existing homes, and for the electrical distribution system to existing homes, to comply
with the latest edition of the National Electric Code, per Section 6.2.3 D.1.
Part R: Authorize a waiver for a Manufactured Home Park that provides an off-site Management
Office in lieu of an on-site Management Office, per Section 6.2.4 A.
{SUBJECT TO THE FOLLOWING SPECIAL CONDITIONS:}
A.
Within 30 days of approval of Case 869-AM-17 by the Champaign County Board, the
petitioner shall file a miscellaneous document with the Champaign County Recorder
of Deeds stating the Stonetown Woodland Acres Manufactured Home Park was
authorized subject to special conditions in Case 870-S-17, and the document shall
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contain all of the special conditions of approval for Cases 870-S-17. A copy of the
recorded document shall be given to the Zoning Administrator after filing with the
Recorder of Deeds.
B.

The Zoning Administrator shall not authorize a Zoning Compliance Certificate until
the petitioners have demonstrated that any new or proposed exterior lighting on the
subject property will comply with the lighting requirements of Section 6.1.2.

C.

That the petitioners develop the recreation areas within two years and in accordance
with the most recent version of the Illinois Mobile Home Park Act (210 ILCS 115) and
the Illinois Department of Public Health Manufactured Home Community Code (860
ILCS 220).

D.

On-street parking shall be allowed only when there is at least 24 feet in unobstructed
pavement width for travel, and shall be clearly marked with signs at each entrance to
the development or sufficiently throughout the park and these signs shall be in place
before any replacement of homes occurs and shall be verified in all inspections by the
Zoning Administrator.

E.

Replacement homes shall conform to setback and yard requirements established in
Zoning Ordinance Section 6.2.2, unless larger replacement homes occupy more than
one of the existing home sites.

F.

Any proposed new construction and/ or proposed new use shall be authorized and
established as follows:
(1)
A Change of Use Permit shall be required for any replacement of existing
nonconforming structures. The replacement structure shall be inspected by the
Zoning Administrator prior to occupancy and if the replacement structure is in
compliance with the approval in Case 870-S-17, then the Zoning Administrator
shall authorize occupancy in a Zoning Compliance Certificate. The total fee for a
Change of Use Permit for replacement of existing nonconforming structures,
including the Zoning Compliance Certificate, shall be $66 per home site.
(2)

As existing homes that are encroaching on the IDOT right-of way change
ownership, those home must either be relocated or replaced with new homes
that do not encroach into the IDOT right-of-way, and the as-built location of
each replacement home shall be documented in an as-built site plan prepared
by an Illinois Professional Engineer or Illinois Licensed Land Surveyor. The
existing home sites are numbered 4, 5, 7, 8, 9 and 10 on the Overall Site Plan
received June 16, 2017.

(3)

Each new home on proposed sites 94 through 114 shall be established pursuant
to a Zoning Use Permit that may include all homes on one combined permit or
individual homes on individual permits at a fee of $33 per each site plus a
Zoning Compliance Certificate fee of $33 per each site.
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(4)

Development of the proposed recreation areas shall be authorized either under
a Change of Use Permit for a fee of $65 or may be combined for no fee with
any other required Change of Use Permit or Zoning Use Permit.

G.

The Overall Layout Plan by Farnsworth Group, received June 16, 2017; the Revised
Expansion Permit Drawings for proposed new home sites received June 16, 2017; and
Sheets A1, A2, B1, and C1 by Farnsworth Group, received August 8, 2017, comprise the
official site plan for approval in Case 870-S-17.

H.

The Zoning Administrator shall not authorize a Zoning Compliance Certificate until
the petitioner has provided the Zoning Administrator a copy of the written approval
by the Edge-Scott Fire Protection District Chief for the location, purchase, and
installation of the 4 proposed fire hydrants shown on Exhibit B: Sheet B1 received
June 29, 2017, and the as-built drawings of the siren actuated gate.

I.

The petitioner shall provide the Zoning Administrator a copy of the written approval
by the City of Urbana Plumbing Inspector of the inspection of any sanitary sewer
laterals installed for the properties per an intergovernmental agreement between the
City and UCSD (Ordinance 9192-110).

J.

The Zoning Administrator shall not authorize a Zoning Compliance Certificate on
the subject property until the petitioners submit as-built drawings of the streets, fire
hydrants, siren actuated gate, and detention basins.

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

ATTEST:

Eric Thorsland, Chair
Champaign County Zoning Board of Appeals

Secretary to the Zoning Board of Appeals

Date

