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DEPARTMENT OF COMMUNITY DEVELOPMENT SERVICES 
 

Planning Division 
 

m e m o r a n d u m 
 

 
TO:  Mayor Laurel Lunt Prussing 
 
FROM: Elizabeth H. Tyler, FAICP, Director 
 
DATE: May 16, 2013 
 
SUBJECT: A request by Marcus Harris to rezone 1414 Triumph Drive from County I-1, 

Light Industrial District to County B-4, General Business District (CCZBA 741-
AM-13) 

 
 
Introduction  
 
A petition has been submitted to Champaign County requesting a zoning map amendment for a 
1.46-acre parcel at 1414 Triumph Drive from I-1, Light Industry Zoning District to B-4, General 
Business Zoning District. The property, also known as Lot 3 of Triumph Industrial Park 
Subdivision, is located 392 feet north of the Urbana corporate limits. The property was formerly 
an equipment rental and sales business, but has been vacant recently.  
 
The property lies within one and one-half miles of the Urbana city limits.  By state law, the City 
has the authority to review zoning decisions within this “extra-territorial jurisdiction” (ETJ) area 
for consistency with the City’s Comprehensive Plan. At their May 9, 2013 meeting the Urbana 
Plan Commission voted five ayes to one nay to defeat a resolution of protest for the proposed 
rezoning. The Urbana City Council should review the Commission’s recommendation and vote 
to either approve or defeat a resolution of protest. Should the City Council enact a protest of the 
County rezoning, under State law the County Board could not approve the application except by 
a three-fourths super majority of affirmative votes. To be valid a protest must be filed with the 
Champaign County Clerk by May 23, 2013.    
 
 
Background 
 
This case was initiated when the applicant, Marcus Harris, inquired with Champaign County 
Planning and Zoning as to whether or not he could operate a gun sales shop and indoor firing 
range on the subject property. The property contains two buildings, both with large storage 
spaces. One of the buildings also has an office/retail space. In Champaign County, gun sales and 
firing ranges are allowed as part of the use category of “Sporting Goods Sales and Service”, 
which is not allowed in the County I-1 District. The petitioner is proposing to rezone the site to 
County B-4, which allows for “Sporting Goods Sales and Service”. This district is appropriate 
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due to the location of the site along Cunningham Avenue, a major commercial corridor north of 
the City. Properties immediately north and south of the subject property are currently zoned 
County B-4. To the north is Bill Smith Auto Parts. To the east is Peterbilt Illinois Truck Sales 
and Service. To the west is McCormick Food Equipment, and to the south is a wholesale 
distribution facility. 
 
The petitioner had previously planned on opening a gun sales and indoor firing range within the 
City of Urbana. However, the availability of this space on Triumph Drive allows the petitioner to 
move the proposed gun shop and firing range to a convenient, but less urban setting.  
  
Further background information on the rezoning case, including location and zoning maps, is 
included within the attached Champaign County Department of Planning and Zoning preliminary 
memorandum.  The following discussion of the issues involved summarizes the essential 
elements of this information as it pertains to the City’s planning jurisdiction. 
   
 
Issues and Discussion 
 
County Zoning 
 
According to the Champaign County Zoning Ordinance, the intent of the B-4, General Business 
Zoning District is: 
 

“…to accommodate a range of commercial uses and is intended for application only 
adjacent to the urbanized areas of the County.” (Section 5.1.12) 

 
The County’s Zoning Ordinance defines the intent of the I-1, Light Industry Zoning District 
as follows: 
 

“The I-1, Light Industry District is established to provide for storage and 
manufacturing uses not normally creating a nuisance discernible beyond its property 
lines.” (Section 5.1.14) 

 
Urbana 2005 Comprehensive Plan 
 
The City of Urbana’s 2005 Comprehensive Plan, Future Land Use Map #1, shows the future land 
use of the property as “Light Industrial/Office.” The plan defines this land use classification as:  
 

“The Light Industrial/Office land use is intended for planed developments that typically 
do not generate the intensity of heavy industrial land use. May include professional and 
business services, light assembly plants, warehousing, research and development 
facilities and distribution centers. Light Industrial/Office development are typically part 
of a unified development plan.” 
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The proposal would conform to the Comprehensive Plan’s future land use designation of Light 
Industrial/Office for the surrounding area. Firearms stores and indoor firing ranges are 
considered to be compatible with Light Industrial/Office per the Urbana Zoning Ordinance.  
Future Land Use Map #1 is further annotated in the area of the subject property, “Rural/Agri 
Business Opportunities along U.S. 45. Assist in marketing.”  
 
 
The following Goals and Objectives of the 2005 Urbana Comprehensive Plan relate to this case: 
 
Goal 16.0  Ensure that new land uses are compatible with and enhance the existing 

community. 
Objectives  

16.3  Encourage development in locations that can be served with existing or easily 
extended infrastructure and city services. 

16.5  Consider the impact of new development on public services and the ability to 
provide those services cost effectively. 

 
Goal 17.0  Minimize incompatible land uses. 
 
Objectives  

17.1 Establish logical locations for land use types and mixes, minimizing potentially 
incompatible interfaces, such as industrial uses near residential areas. 

17.2  Where land use incompatibilities exist, promote development and design controls 
to minimize concerns. 

 
Goal 21.0  Identify and address issues created by overlapping jurisdictions in the one-and-

one-half mile Extraterritorial Jurisdictional area (ETJ). 
Objectives  

21.1  Coordinate with Champaign County on issues of zoning and subdivision in the 
ETJ. 

21.2  Work with other units of government to resolve issues of urban development in 
unincorporated areas. 

 
When evaluating zoning amendment requests in the extra-territorial jurisdiction, the City should 
consider the potential impact in relation to the intent of the Comprehensive Plan. Relevant 
Champaign County goals and objectives are discussed in the County’s Memoranda.  Some of 
these goals and policies coincide with those of the City of Urbana's Comprehensive Plan.   
 
In summary, staff finds that the rezoning from the I-1 to the B-4 designation would be generally 
consistent with the goals and objectives of the 2005 Comprehensive Plan. 
 
City of Urbana Zoning 
 
In evaluating the proposed rezoning from the City’s perspective, one question to address is “does 
the use match the type of uses that would be permitted in the same or similar zoning district in 
the City?” In the event of a property being annexed into the City, its County zoning designation 
is converted to a City zoning designation on the basis of Urbana Zoning Ordinance Table IV-1, 
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which is intended to provide for a directly comparable designation. Should this property be 
rezoned to County B-4, unless otherwise provided for through an annexation agreement, the 
zoning would automatically convert to City B-3, General Business. Given the general 
commercial nature of the area, the proposed zoning designation is appropriate. Firearm sales are 
allowed in the City B-3 District. Indoor Firing Range is not allowed in the City’s B-3 District, 
but is allowed in the City’s IN-1, Light Industrial District. 

The La Salle National Bank Criteria 
 
In the case of La Salle National Bank v. County of Cook (La Salle), the Illinois Supreme Court 
developed a list of factors that are paramount in evaluating the legal validity of a zoning 
classification for a particular property.  Each of these factors will be discussed as they pertain to 
a comparison of the existing zoning with that proposed by the Petitioner. 
 
1. The existing land uses and zoning of the nearby property. 
 
This factor relates to the degree to which the existing and proposed zoning districts are 
compatible with existing land uses and land use regulations in the immediate area. 
 
The subject property contains a vacant equipment rental facility.  Land use patterns are shown in 
the Land Use figure attached to the Champaign County Preliminary Memorandum. The 
surrounding areas contain a mix of sales, service, and distribution uses. 
 
County zoning surrounding the subject properties is B-4 to the north, south and east, and I-1 to 
the west as shown in the figure attached to the Champaign County Preliminary Memorandum.  
The proposed B-4 designation would be consistent with the zoning and land use pattern found in 
the vicinity of the site.  
 
2. The extent to which property values are diminished by the restrictions of the ordinance. 
 
This is the difference in the value of the property as zoned and the value it would have if it were 
rezoned to permit the proposed use. 
 
The proposed rezoning will allow for the sale of the property. If the rezoning is denied, the 
property will remain unused until another use can be found. 
 
It should be noted that City Planning Division staff are not qualified as professional appraisers 
and that a professional appraiser has not been consulted regarding the impact on the value of the 
property.  Therefore, any discussion pertaining to property values must be considered 
speculative. 
  
3. The extent to which the ordinance promotes the health, safety, morals or general welfare 

of the public. 
 
4. The relative gain to the public as compared to the hardship imposed on the individual 

property owner. 
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The question here applies to the current zoning restrictions: do the restrictions promote the public 
welfare in some significant way so as to offset any hardship imposed on the property owner by 
the restrictions? 
 
The current restrictions associated with the zoning of the property are designed to promote 
industrial use and limit retail use. However, the site is on a major commercial corridor between 
Urbana and Rantoul, with regional access from Interstate 74.  The current zoning does not 
necessarily protect the public welfare, and denying the proposed rezoning would impose a 
hardship on the current owner and proposed business use. 
 
5.  The suitability of the subject property for the zoned purposes. 
 
The issue here is whether there are certain features of the property which favor the type and 
intensity of uses permitted in either the current or the proposed zoning district.   
 
The Champaign County Planning and Zoning office has determined the proposed rezoning will 
help achieve many County Land Resource Management Plan goals.  The buildings on the site are 
suitable for alterations to house the proposed retail and firing range use. 
 
6. The length of time the property has been vacant as zoned, considered in the context of 

land development, in the area, in the vicinity of the subject property. 
 
The site previously served as an equipment rental facility, but has been vacant in recent months. 
County staff does not know exactly how long the site has been vacant. 
 
 
Summary of Findings 
 
1. The site is within the City’s Extra-territorial Jurisdiction. 
 
2. The site is currently zoned County I-1, Light Industry and proposed to be rezoned County 

B-4, General Business to allow a firearm sales and indoor firing range facility. 
 
3. The proposed rezoning is compatible with the Urbana Comprehensive Plan Future Land 

Use designation and notations for the site and surrounding areas. 
 
4. The proposed rezoning and land use are generally compatible with the surrounding 

County zoning and land uses. 
 
5. The proposed zoning change is generally compatible with the land use policy goals of the 

2005 Urbana Comprehensive Plan, which promote contiguous growth and compatibility 
of land uses. 

 
6. The evaluation of the LaSalle Criteria reiterates the findings above.  The proposed zoning 

change is acceptable because the site and surrounding area are generally suitable for the 
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proposed zoning district, and the change will not be injurious to the general welfare of the 
public. 

 
 
 
 
Options 
 
The Urbana City Council has the following options in CCZBA Case no. 741-AM-13, a request to 
rezone a property from I-1 to B-4: 
 

a. Defeat a resolution of protest for the proposed rezoning;  
 
b. Defeat a resolution of protest, contingent upon specific provisions to be identified; or 
 
c. Adopt a resolution of protest for the proposed rezoning. 

 
 
Recommendation 
 
At their May 9, 2013 meeting the Urbana Plan Commission voted five ayes to one nay to 
recommend that City Council defeat a resolution of protest for the proposed rezoning.  
 
 
Attachments: Exhibit A: Location and Zoning Map 
 Exhibit B: Memoranda to the Champaign County ZBA dated April 18, 2013    
  
 
cc: John Hall, Champaign County Planning and Zoning 
 Marcus Harris, Rent Champaign 
 



RESOLUTION NO. 2013-05-023R 
 
 

A RESOLUTION OF PROTEST AGAINST A PROPOSED MAP AMENDMENT TO THE CHAMPAIGN 
COUNTY ZONING MAP 

 
(A proposed rezoning of a 1.46 Acre Tract of Land known as 1414 Triumph Drive 

from County I-1 to County B-4 / CCZBA 741-AM-13) 
 

  
 WHEREAS, Marcus Harris has petitioned the County of Champaign in 

Champaign County ZBA Case No. 741-AM-13 to change the zoning map from I-1, 

Light Industry to B-4, General Business for a 1.46 acre tract of land known 

as 1414 Triumph Drive, located in Champaign County; and 

 

WHEREAS, said proposed map amendment has been submitted to the City of 

Urbana for review and is being considered by the City of Urbana under the 

name of “CCZBA-741-AM-13”; and 

 

 WHEREAS, pursuant to the provisions of State of Illinois Compiled 

Statutes 55 ILCS 5/5-12014 that states in cases of any proposed map amendment 

where the land affected lies within 1 1/2 miles of the limits of a zoned 

municipality, the corporate authorities of the zoned municipality may by 

resolution issue written protest against the proposed map amendment; and 

 

WHEREAS, the proposed map amendment is compatible with the Goals and 

Objectives and Future Land Use Map of the 2005 City of Urbana Comprehensive 

Plan, and generally meets the LaSalle Criteria; and 

 

WHEREAS, the Urbana Plan Commission met on May 9, 2013 to consider the 

request and subsequently voted five ayes and one nay to recommend that the 

Urbana City Council defeat a resolution of protest against the proposed map 

amendment; and 

 

WHEREAS, the Urbana City Council, having duly considered all matters 

pertaining thereto, finds and determines that the proposed map amendment is 

not in the best interest of the City of Urbana.  

 

 NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF 

URBANA, ILLINOIS, as follows: 

 

Section 1.  The City Council finds and determines that the facts 

contained in the above recitations are true. 



 

Section 2.  That the Urbana City Council hereby resolves that the City 

of Urbana, pursuant to the provisions of 55 ILCS 5/5-12014, does hereby 

APPROVE a Resolution of Protest against the proposed map amendment as 

presented in CCZBA-741-AM-13. 

 

 

PASSED by the City Council this ________ day of _______, 2013. 

 

 

___________________________________ 

 Phyllis D. Clark, City Clerk 

 

 

 

APPROVED by the Mayor this ________ day of ____________, 2013. 

 

 

___________________________________ 

 Laurel Lunt Prussing, Mayor 
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MINUTES OF A REGULAR MEETING 
                
URBANA PLAN COMMISSION                          DRAFT 
         
DATE:  May 9, 2013 
 
TIME:  7:30 P.M. 
 
 PLACE: Urbana City Building 
  City Council Chambers 
 400 South Vine Street 
 Urbana, IL  61801 
 
 
MEMBERS PRESENT:  Carey Hawkins-Ash, Andrew Fell, Lew Hopkins, Dannie Otto, 

Michael Pollock, Bernadine Stake 
 
MEMBERS ABSENT: Tyler Fitch, Mary Tompkins, Marilyn Upah-Bant 
 
STAFF PRESENT: Elizabeth Tyler, Director of Community Development Services; 

Jeff Engstrom, Planner II; Teri Andel, Planning Secretary  
    

OTHERS PRESENT: Kerry Gifford, Marcus Harris, Carol McKusick, Bud Parkhill, 
Susan Taylor 

 

 
NEW BUSINESS 
 
Case No. CCZBA-741-AM-13:  A request by Marcus Harris to rezone 1414 Triumph Drive 
from County I-1 (Light Industry) to County B-4 (General Business) District. 
 
Jeff Engstrom, Planner II, presented this case to the Plan Commission.  He began by giving a 
description of the proposed site noting the zoning and land uses of the site and of the surrounding 
properties.  He talked about the purpose for the proposed rezoning, which is to allow a gun sales 
shop and an indoor firing range on the subject property.  He discussed how the 2005 Urbana 
Comprehensive Plan goals and objectives relate to the proposed rezoning request.  He reviewed 
the LaSalle National Bank criteria as they pertain to a comparison of the existing zoning with 
that proposed by the petitioner.  He read the options of the Plan Commission and presented City 
staff’s recommendation. 
 
Ms. Stake asked what the red line with arrows indicates on Page 72 of the 2005 Comprehensive 
Plan.  Libby Tyler, Director of Community Development Services, explained that the red line 
shows vision for rural business along Route 45/Cunningham Avenue. 
 
Mr. Hopkins stated that County B-4 allows both gun sales and firing range uses.  Is there a City 
zoning district that allows both?  Mr. Engstrom replied yes.  IN-1, Light Industrial/Office, 
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Zoning District allows both uses.  Chair Pollock added that the conversion would be handled 
through an annexation agreement. 
 
Ms. Stake did not feel that gun sales should be allowed in this particular area.  Mr. Engstrom 
responded by saying that City staff feels that the proposed property would be a more appropriate 
location for the uses than a smaller lot within the City. 
 
With no further questions for City staff, Chair Pollock opened the hearing up for public input. 
 
Marcus Harris, petitioner for the County rezoning case, stated that the City adopted regulations 
regarding gun sales and indoor firing range in a B-4, Central Business, or I-1, Light Industrial 
Zoning District.  He had a proposed location, but has since given up on the idea of opening a gun 
sales use and indoor firing range and now uses that location for personal storage.  The proposed 
site at 1414 Triumph Drive is more conducive to the gun sale and indoor firing range uses 
because it is a larger location with a larger parking lot with a good access to Route 45 and 
Interstate 74.  He will not open these types of facilities in two locations because of how much it 
costs to construct and because the two locations would be in competition of each other, which is 
contradictory. 
 
He spoke with John Hall at Champaign County, and Mr. Hall felt that rezoning to County B-4 
would be best for an indoor sports facility and sporting goods retail.  He pointed out that all of 
the surrounding properties are zoned B-4 with the exception of the Peterbilt Dealership. 
 
Mr. Hopkins reminded the Plan Commission that they are deciding whether to protest a zoning 
decision by another jurisdiction.  So, what becomes possible are all the uses allowed under the 
proposed zoning district.  It is irrelevant whether the City has approved a special use permit for a 
different location to allow gun sales and/or an indoor firing range.  Chair Pollock added that 
upon any future annexation of the proposed site into the City, a special use permit will be needed 
to continue a gun sales use and indoor firing range use. 
 
Mr. Harris stated that the Champaign County Zoning Board of Appeals (CCZBA) recently 
approved the rezoning request unanimously.  The Environmental Land Use Committee (ELUC) 
also recently approved the rezoning request by a vote of 6-1. 
 
With no further comments or questions, Chair Pollock closed the public input portion and 
opened it up for Plan Commission discussion and/or motion(s). 
 
Mr. Hopkins moved that the Plan Commission forward Case No. CCZBA-741-AM-13 to the 
Urbana City Council with a recommendation to defeat a resolution of protest.  Mr. Fell seconded 
the motion.  Roll call on the motion was as follows: 
  
 Mr. Hopkins - Yes Mr. Otto - Yes 
 Mr. Pollock - Yes Ms. Stake - No 
 Mr. Ash - Yes Mr. Fell - Yes 
 
The motion was approved by a vote of 5-1.  Mr. Engstrom stated that this case would be 
forwarded to the City Council on May 20, 2013. 
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Plan Case: CCZBA No. 741-AM-13
Petitioner: Marcus Harris
Location: 1414 Triumph Dr
Description: Amend Champaign County Zoning Map from 
                       I-1, Light Industrial to B-4, General Business
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EXHIBIT A: Location and Zoning Map
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