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DEPARTMENT OF COMMUNITY DEVELOPMENT SERVICES 

Planning Division 

m e m o r a n d u m 

TO:  The Urbana Zoning Board of Appeals 

FROM: Marcus Ricci, Planner II 

DATE: February 16, 2018 

SUBJECT: Case ZBA-2018-C-01: A request by the Champaign County Board for a Conditional 
Use Permit to allow a Skilled Care Facility Nursing Home located at 500 Art Bartell 
Road in a proposed R-4 Medium Density Multiple-Family Residential Zoning District. 

 

Introduction  
The Champaign County Board has requested a Conditional Use Permit to permit a Skilled Care Facility 
Nursing Home at 500 Art Bartell Road in a proposed R-4 Medium Density Multiple-Family 
Residential Zoning District. The existing home is permitted under a Special Use Permit granted in 
2004 for the establishment of a Nursing Home use by a public service entity. As the Special Use Permit 
was approved using a provision that applies only to public entities, the permit would not be valid if it 
was no longer used by a public entity. The County Board therefore requests a Conditional Use Permit 
to allow for a Skilled Care Facility Nursing Home used by any entity, whether it is public or private.   
The applicant states that the proposed use does not represent any change in services, scale, or intensity 
from its current use as a Skilled Care Facility.  

As the current zoning of the site is CRE, Conservation-Recreation-Education, the County Board has 
also applied for a Zoning Map Amendment to rezone that area R-4, Medium-Density Residential, the 
least intense zoning district that allows Skilled Care Facilities, but allows them only with a Conditional 
Use Permit. 

Background 
A Skilled Care Facility Nursing Home (Skilled Care Facility) is defined in the Urbana Zoning 
Ordinance as “a care facility for the boarding and care of not less than three persons, to provide skilled 
nursing care, continuous skilled nursing observation, restorative nursing, and other services under 
professional direction with frequent medical supervision.” 

The Champaign County Nursing Home (Nursing Home) is currently operating under a Special Use 
Permit granted by the Urbana City Council in Ordinance No. 2004-04-045, authorized under Section 
VII-7.A. of the Zoning Ordinance which allows establishment of any structure and/or use by a public 
service entity. The 2004 Special Use Permit imposed three conditions: 

1. That the layout of the facility shall closely resemble the attached Site Development Plan. Any 
significant deviation from this Site Development Plan will require an amendment to the 
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Special Use Permit, including further review by the Plan Commission and approval by City 
Council. 

2. An intergovernmental agreement providing for interim and perpetual off-site stormwater 
detention (commonly referred to as the “Scottswood Detention Basin”) be completed.   The 
governmental consortium may consist of city, county, parks, and township interests. 

3. The construction plans for the extension of Art Bartell Drive be reviewed by the Urbana City 
Engineer. 

Condition #1 of the 2004 Special Use Permit has been satisfied and, to date, no significant deviations 
have been requested. Condition #2 regarding entering into an intergovernmental agreement for 
stormwater  detention was satisfied by an agreement executed in 2007 (Exhibit C, Attachment 8). The 
agreement requires any future owners to be bound by the agreement provisions. Condition #3 has 
also already been satisfied. 

The proposed continued use of the property as a Skilled Care Facility nursing home is the same as the 
current use authorized by the Special Use Permit, except that the property could be used by a private 
entity for this purpose instead of by Champaign County government. Because Section VII-7 specifies 
“establishment…of any structure and/or use by a public service entity…,” [emphasis added] the 
existing Special Use Permit is not transferrable to a non-governmental entity. In order for the existing 
Skilled Care Facility to continue use by a non-governmental entity, a Conditional Use Permit must be 
granted so that it can operated as a Conditional Use under Section V-1 of the Zoning Ordinance. 

The Nursing Home building encompasses 133,000 square feet and is organized into four “pods” 
around a central core which contains a dining area, a store, and access to a central courtyard. It offers 
an Alzheimer’s care unit, an adult day care facility, and a range of residential services from skilled care 
to intermediate care and shelter care, with a total of 155 rooms with 243 beds. A Certificate of Need 
was issued in 2004 by the State of Illinois Department of Public Health which limits the capacity of 
the development to 243 beds. Currently, due to reduced occupancy, Wing 2 has been unassigned; it is 
hoped that a new operator will be able to generate higher occupancy and retention. A Request For 
Proposals has been issued with a deadline for submissions of February 28, 2018.  

The Nursing Home is accessed primarily from Art Bartell Drive, a private street that runs south from 
East Main Street, then turns west at the Home’s south parking lot and continues to Lierman Avenue. 
Access to the site would not change from how it is provided today. The Urbana Zoning Ordinance 
requires a total of 123 parking spaces for a nursing home with 243 beds and a maximum of 250 
employees. The two parking lots provide 205 parking spaces, much more than the minimum required.  

Several other applications have been submitted and are being concurrently processed by the 
appropriate parties for the Nursing Home and its underlying property:  

• 2333-M-18 – Rezoning: A request to rezone 13.82 acres from CRE, Conservation-Recreation-
Education Zoning District, to R-4, Medium-Density Multiple-Family Residential Zoning 
District. Scheduled for a public hearing at Plan Commission on February 22, 2018. 

• 2334-S-18 – Minor Subdivision: A request to subdivide  12.315 acres from the underlying 
63.56-acre parcel for the proposed Champaign County Nursing Home Subdivision, in a 
proposed R-4, Medium-Density Multiple-Family Residential Zoning District. Administrative 
review pending consideration of requested waivers in Case No. 2335-S-18. 
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• 2335-S-18 – Subdivision Waivers: A request to waive three requirements of the Urbana
Subdivision and Land Development Code for the proposed Champaign County Nursing
Home Subdivision: Sections 21-36.A.2. – provide access to a public street; 21-37.A. – install
sidewalks; and 21.38.A. – dedicate street right-of-way. Scheduled for consideration by Plan
Commission on February 22, 2018.

Land Use and Zoning 
The subject property is located on the east side of Art Bartell Road between East Main Street and East 
Washington Street. (Exhibit A). It is part of Champaign County’s East Campus which includes the 
Juvenile Detention Center, the Humane Society, Animal Control, the Illinois Law Enforcement Alarm 
System, and the Satellite Jail. To the east and south lie the Urbana Park District’s Weaver Park and 
Prairie Park, respectively. The table below lists the subject and surrounding properties’ current zoning 
(Exhibit B) and proposed zoning (Exhibit C), current land use, and future land use designated by the 
City of Urbana’s 2005 Comprehensive Plan. 

Location Zoning Existing Land 
Use 

Future Land 
Use 

Subject Site R-4 Medium Density Multiple-Family Residential (proposed); 
CRE Conservation-Recreation-Education (current) Nursing home Institutional 

North R-4 Medium Density Multiple-Family Residential Correctional 
institution 

Institutional 

South CRE Conservation-Recreation-Education Park Park 

East R-3 Single- and Two-Family Residential Park Park 

West CRE Conservation-Recreation-Education Correctional 
institution Institutional 

Discussion 
The Champaign County Board seeks to allow flexibility in who could own and operate the nursing 
home. As stated in the application, the Nursing Home’s operations would not change in services, 
scale, or intensity from what was approved by the 2004 Special Use Permit (Exhibit C). 

Requirements for a Conditional Use Permit 

According to Section VII-2 of the Urbana Zoning Ordinance, an application for a Conditional Use 
Permit shall demonstrate the following requirements. City Staff analysis follows each criteria. 

1. That the proposed use is conducive to the public convenience at that location.

The proposed continued operation of the existing Skilled Care Facility is conducive to the public 
convenience because the use has operated there since it opened in 2007. The current location along 
Art Bartell Road is very accessible to current and future residents and visitors. Art Bartell connects to 
two Major Collector public street and each intersection has a transit stop: East Main Street (1/3 mile 
away); and Lierman Avenue (1/4 mile away). Although it will remain a private street, the road has 
sufficient capacity to continue to handle the current levels of traffic. There are dedicated bicycle lanes 
one block south along East Washington Avenue and both East Main Street and Lierman Avenue are 
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bicycle-friendly roads The facility provides an additional 82 parking spaces over the required 123 
parking spaces.  

According to the staff report for the previously-issued Special Use Permit (Exhibit C, Attachment 6), 
city staff gave the following recommendation regarding public convenience, which still applies: 

The proposed new location of the Champaign County Nursing Home will be conducive 
to the public convenience at its location. The new location within the Champaign County 
East Campus location will offer a more tranquil and park-like setting for the residents 
since it will be located immediately adjacent to two parks. The facility will also be well 
served by the extension of Art Bartell Road. 

2. That the proposed use is designed, located, and proposed to be operated so that it will not be 
unreasonably injurious or detrimental to the district in which it shall be located, or otherwise injurious 
to the public welfare. 

The proposed continued operation of the existing Skilled Care Facility will not be unreasonably 
injurious or detrimental to the proposed R-4 Medium Density Multiple-Family Residential zoning 
district or to the public welfare. As stated earlier, the Nursing Home’s operations would not change 
in services, scale, or intensity under the Conditional Use Permit. Impacts to public infrastructure 
(public water and sewer), noise, traffic congestion, and the natural environment should remain within 
the levels expected in the 2004 Special Use Permit. 

According to the staff report for the previously-issued Special Use Permit, city staff gave the following 
recommendation regarding injury or detriment to the district (Exhibit C, Attachment 6), which would 
largely still apply: 

The facility is being located in an area that will not have a negative impact on neighboring 
properties. The site is located within the Champaign County East Campus and will 
function as a component of the County services in that area. The facility will not have a 
negative impact to the two adjacent parks to the south and east. The facility is not 
immediately adjacent to any residential areas. 

A Certificate of Occupancy for the new Champaign County Nursing Home was issued by the City of 
Urbana on October 9, 2007; this certificate will still be valid under the Conditional Use Permit (Exhibit 
C, Attachment 9).  

3. That the proposed 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 VII-3. 

The proposed continued operation of the existing Skilled Care Facility conforms to the applicable 
regulations and standards of, and preserves the character of, the proposed R-4 Medium Density 
Multiple-Family Residential zoning district. Continued operation of the existing Skilled Nursing 
Facility is consistent with the character of the proposed  zoning district, as both the current and 
proposed subject and surrounding R-4 zoning districts are composed primarily of other institutional 
land uses and structures: the Detention Center, the Humane Society, the Satellite Jail, Animal Control, 
and two parks. As a single structure containing over 150 bedrooms, the proposed continued operation 
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of the Home would conform to the general purpose and intent of the proposed R-4 zoning district, 
which is intended: “to provide areas for multiple-family dwellings at low and medium densities.” 

Comprehensive Plan Goals & Objectives 

The following goals and objectives from the 2005 Urbana Comprehensive Plan are relevant to the 
proposed Conditional Use Permit: 

Goal 15.0 Encourage compact, contiguous and sustainable growth patterns. 

Objective 15.5: Promote intergovernmental cooperation on development and growth issues. 

Goal 34.0 Encourage development in areas where adequate infrastructure already exists. 

Objective 34.2: Promote development in an orderly and coordinated fashion to ensure timely, 
cost-effective extension of utilities. 

Goal 43.0 Provide for the distribution of social services to Urbana residents with diverse needs. 

Objective 43.2: Work cooperatively with other units of government and social service providers 
for the efficient provision of needed services to community residents. 

Consideration 
According to Zoning Ordinance § XII-2, the Zoning Board of Appeals shall determine whether the 
reasons set forth in the application, and the evidence adduced during the public hearing, justify the 
granting of the conditional use permit, and whether the proposed use will be in harmony with the 
general purpose and intent of the Zoning Ordinance, and will not be unreasonably injurious or 
detrimental to the district in which it shall be located, or otherwise injurious or detrimental to the 
public welfare. 

In addition, the Zoning Board of Appeals may also impose such additional conditions and 
requirements on the operation of the proposed use as are appropriate or necessary for the public 
health, safety, and welfare, and to carry out the purposes of the Ordinance, including but not limited 
to the following: 

1. Regulate the location, extent, and intensity of such use; 
2. Require the screening of such use by means of fences walls or vegetation; 
3. Stipulate a required minimum lot size; 
4. Regulate vehicular access and volume; 
5. Require conformance to health, safety, and sanitation requirements as necessary; 
6. Increase the required yards; and 
7. Any other conditions deemed necessary to affect the purposes of this Ordinance. 

Summary of Findings 

1. The applicant proposes continued operation of a Skilled Care Facility Nursing Home at 500 Art 
Bartell Road in the proposed R-4, Medium Density Multiple-Family Residential Zoning District. 
The use would not increase in services, scale, or intensity. The Urbana Zoning Ordinance allows 
this use with a Conditional Use Permit in the proposed R-4 district. 
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2. The Skilled Care Facility currently operates under a Special Use Permit which would not be valid 
if the use is transferred to a non-public entity. The proposed continued operations under the 
requested Conditional Use Permit would not significantly deviate from the operations authorized 
by the 2004 Special Use Permit, including its size of 133,000 square feet with 155 rooms with 243 
beds.  

3. The applicant has also applied to rezone the property from the CRE, Conservation-Recreation-
Education Zoning District, which would only allow a Skilled Care Facility by Special Use Permit 
if it is operated by a public entity, to the R-4, Medium Density Multiple-Family Residential Zoning 
District, to allow any private entity to own and operate the facility under a Conditional Use Permit.  

4. The proposed continued use is conducive to the public convenience because it has operated as 
the use since it opened in 2007 and is very accessible to current and future residents and visitors 
due to its proximity to Major Collector streets, transit stops, and bicycle lanes. 

5. The proposed continued use would not be a detriment to the proposed R-4 Medium Density 
Multiple-Family Residential Zoning District because the use is proposed not to increase in 
services, scale, or intensity, resulting in no negative impacts to public infrastructure capacities or 
the natural environment. 

6. The proposed continued use is consistent with the applicable regulations and standards of, and 
preserves the essential character of, the proposed R-4, Medium Density Multiple-Family 
Residential Zoning District in which it shall be located. 

Options 

The Zoning Board of Appeals has the following options in Case No. ZBA-2018-C-01: 

1. Grant the conditional use as submitted; or   

2. Deny the conditional use as submitted; or 

3. Grant the conditional use along with any additional conditions and requirements 
as are appropriate or necessary for the public health, safety, and welfare, and to carry out 
the purposes of the Zoning Ordinance. 

Recommendation 

Based on the evidence presented in the discussion above, and without the benefit of considering 
additional evidence that may be presented at the public hearing, staff recommends that the Zoning 
Board of Appeals APPROVE the proposed conditional use in case ZBA-2018-C-01 for the reasons 
articulated above. Should the Zoning Board of Appeals approve the proposed use, Staff recommends 
that the use shall be subject to the following conditions: 

1. The Conditional Use Permit is only valid if the property is rezoned to a zoning district that 
allows Skilled Care Facility Nursing Home as a conditional use.  

2. The use must continue to conform to all applicable zoning, building, and development codes. 

3. The use must continue to generally conform with the Site plan and Floor plan submitted in 
this application (Exhibit C, Attachments 3 and 4). Any significant deviation from the site plan 
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and floor plan will require an amendment to the Conditional Use Permit, including further 
review by the Zoning Board of Appeals. 

4. The Owner must continue to comply with the requirements of the “Intergovernmental 
Agreement Between Champaign County, Illinois, City of Urbana, Illinois, and the Urbana Park 
District in Champaign County, Illinois, Relating to Development and Management in the 
Watersheds Which Include Parts of East Urbana, the County’s East Campus and the Park 
Districts, Weaver and Prairie Parks,” as passed by Urbana City Council in Ordinance No. 
2007-10-123 (Exhibit C, Attachment 8).  

The specifics of this recommendation may change during the course of formal review of ZBA Case 
No. 2018-C-01.  

Attachments:  Exhibit A: Location & Aerial Map 
  Exhibit B: Zoning Map 
  Exhibit C: Conditional Use Permit Application,  

cc: John Hall, Champaign County Director of Planning and Zoning, Applicant 
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