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        DEPARTMENT OF COMMUNITY DEVELOPMENT SERVICES 
 
 Planning Division 
 
 m e m o r a n d u m 
 
TO:  The Urbana Plan Commission 
 
FROM: Jeff Engstrom, AICP, Planner II 
 
DATE: May 3, 2013 
 
SUBJECT: CCZBA-734-AT-12:  A request by the Champaign County Zoning Administrator 

to amend Sections 5.2 and 6.1.3 of the Champaign County Zoning Ordinance 
regarding Contractor Facilities in the County B-1 and B-5 Districts. 

______________________________________________________________________________ 
                                
Introduction & Background 
 
The Champaign County Zoning Administrator is requesting a text amendment to the Champaign 
County Zoning Ordinance in Champaign County Case No. CCZBA-734-AT-12 to allow 
“contractor facilities” in the County B-1, Rural Trade Center District and B-5, Central Business 
District. The county Zoning Ordinance lists two types of contractor facilities; with and without 
outdoor storage and/or operations. Under the proposed change, “Contractor Facilities (with no 
Outdoor Storage Nor Outdoor Operations)” would be permitted by right in the County B-1 
district and “Contractor Facilities (with Outdoor Storage and/or Outdoor Operations)” would be 
permitted by right in B-1 and would require a special use permit in the B-5 district. This 
application has been prepared in response to contractors who would like to move or expand their 
facilities. 
 
The proposed changes can be summarized as follows: 
 

• Amend Table 5-2 of the County Zoning Ordinance to allow “Contractor Facilities (with 
no Outdoor Storage Nor Outdoor Operations)” by right in the B-1 District. Currently this 
use is allowed by right in the Bj-4, B5, I-1 and I-2 Districts and as a special use in the 
AG-1 and AG-2 Districts. 

• Amend Table 5-2 of the County Zoning Ordinance to allow “Contractor Facilities (with 
Outdoor Storage and/or Outdoor Operations)” by right in the B-1 District and with a 
special use permit in the B-5 District. Currently this use is allowed by right in the B-4 (if 
properly screened), I-1 and I-2 Districts and as a special use in B-4 (when not screened), 
AG-1 and AG-2. 

• Add Special Use Permit standard conditions to Section 6.1.3 for “Contractor Facilities 
(with Outdoor Storage and/or Outdoor Operations)” in the B-5 District to require 
screening from the view of adjacent second story dwelling units.  
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The proposed text amendment is of interest to the City of Urbana to the extent that it will affect 
zoning and land use development decisions within the City’s one-and-one-half mile extra-
territorial jurisdictional (ETJ) area. The City has subdivision and land development jurisdiction 
within the ETJ area, while the County holds zoning jurisdiction in this area.  It is important that 
there be consistency between these two jurisdictions to the extent that certain regulations may 
overlap.  Since development within this area may abut development within the corporate limits 
of the City or may eventually be annexed into the City’s corporate limits, some level of 
consistency in zoning regulations is also desirable. Land uses in the County affect the City of 
Urbana in several ways, including: 
 

• Land uses in Champaign County can potentially conflict with adjacent land uses in the 
City of Urbana; 

• Unincorporated portions of Champaign County adjacent to the City of Urbana will likely 
be annexed into the City at some point in the future. Existing land uses would also be 
incorporated as part of annexation; 

• In addition to land uses, development patterns of areas annexed into the City of Urbana 
will affect our ability to grow according to our shared vision provided in the 2005 
Comprehensive Plan.   

 
For these reasons, the City should examine the proposed text amendment to the Champaign 
County Zoning Ordinance to ensure compatibility with existing City ordinances.  It is the Plan 
Commission’s responsibility to review the proposed amendment to determine what impact it will 
have on the City, and recommend to City Council whether or not to protest the proposed text 
amendment.  Under state law, a municipal protest of the proposed amendment would require 
three-quarters super majority of affirmative votes for approval of the request at the County 
Board; otherwise, a simple majority would be required. 
 
 
Issues and Discussion 
 
The proposed amendment was brought about by three requests from businesses in Champaign 
County. The first request was to allow a contractor facility with outdoor storage and operations 
on a property in the County B-5 District. The request came from a contractor that had purchased 
land in the B-5 District (in Longview) without realizing that outdoor storage and operations are 
not allowed in the district. The other two requests are for contractors who wish to add a self-
storage warehouse to their operations (both located southwest of Champaign). These facilities 
are currently in the AG-2 district, which does not allow a second principal use on the same lot. 
The County Zoning Administrator is proposing to remedy this situation by amending the B-1 
district to allow contractor facilities and then rezoning the facilities to B-1, which would allow 
for two principal uses. All of the facilities in question are outside of Urbana’s extra-territorial 
jurisdiction. 
 
 
 
 
 



  

 
3 

Urbana 2005 Comprehensive Plan 
 
By State law, the City has the ability to review zoning decisions within its extra-territorial 
jurisdiction area for consistency with the City’s comprehensive plan.  Champaign County’s 
proposed Zoning Ordinance text amendment should therefore be reviewed for consistency with 
the City of Urbana’s 2005 Comprehensive Plan.  Specifically, Urbana’s comprehensive plan 
includes the following pertinent goals and objectives: 

 
 
 
Goal 17.0  Minimize incompatible land uses. 
 

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

 
Objective 21.1 Coordinate with Champaign County on issues of zoning and subdivision in the ETJ. 
 
Objective 21.2 Work with other units of government to resolve issues of urban development in 
unincorporated areas.   

 
The proposed text amendment is generally consistent with these goals and objectives.  It 
provides for protection of incompatible land uses by requiring screening of Contractor Facilities 
with outdoor storage from adjacent residences in central business districts. 
 
Zoning Impacts 
 
The proposed amendment would have no impact on zoning within the City’s extra-territorial 
jurisdiction. There are presently no properties zoned or proposed to be zoned County B-1 or B-5 
within Urbana’s ETJ area. “Contractor Facilities” are already allowed by special use in the 
County AG-2 District and by right in County B-4 District, both of which are found within 
Urbana’s ETJ. Urbana’s Zoning Ordinance allows contractor shops by right in the B-3, B-3U, B-
4, B-4E, IN-1 and IN-2 districts and with a conditional use permit in the B-1 district. 
 
 
Summary of Staff Findings  
 
1. The Champaign County Zoning Ordinance currently allows contractor facilities in the AG-1, 

AG-2, B-4, B-5 (with no outdoor storage), I-1 and I-2 Districts. 
2. Champaign County Zoning Case No. CCZBA-734-AT-12 would amend the County Zoning 

Ordinance to allow contractor facilities in the County B-1 and B-5 Districts.    
3. The proposed zoning ordinance text amendment is generally consistent with the goals and 

objectives of the Urbana 2005 Comprehensive Plan. 
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4. The proposed zoning ordinance text amendment would not pose a significant detriment to the 
City of Urbana or to the extra-territorial jurisdiction of the City of Urbana. 

 
Options 
 
The Plan Commission has the following options for recommendations to the City Council 
regarding proposed text amendments in CCZBA Case No. 734-AT-12: 
 

1. Recommend to defeat a resolution of protest; or 
2. Recommend to defeat a resolution of protest contingent upon some specific revision(s) to 

the proposed text amendments; or 
3. Recommend to adopt a resolution of protest. 

 
Staff Recommendation 
 
Based on the findings above, Staff recommends that the Plan Commission forward this case to 
the City Council with a recommendation to DEFEAT a resolution of protest for the proposed 
County Zoning Ordinance text amendment. 
   
Attachments: Exhibit A: Memorandum to the Champaign County ZBA dated January 25, 2013    
  
  
cc:  John Hall, Champaign County Zoning Administrator   
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