
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: December 10, 2015 

SUBJECT: CCZBA-817-AM-15: A request by Farm Lake Inc. to rezone 2502 North 
Cunningham Avenue from County R-4, Multiple Family Residential to County 
AG-2, Agriculture Zoning District.

Introduction 

A petition has been submitted to Champaign County requesting a zoning map amendment for a 
10-acre parcel at 2502 North Cunningham Avenue from County R-4, Multiple Family 
Residential to County AG-2, Agriculture Zoning District. The property is adjacent to the Urbana 
corporate limits. It contains a house, a barn and two small lakes, and is heavily wooded. This 
case is being considered concurrently with CCZBA 808-S-15, which would approve a County 
Special Use Permit to allow “Private Indoor Recreational Development” and “Outdoor 
Commercial Recreational Enterprise” to occur at the barn on the lot. 

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 changes (but not special use permits) within this “extra-
territorial jurisdiction” (ETJ) area for consistency with the City’s Comprehensive Plan. The Plan
Commission will vote to make a recommendation to the City Council to either “protest” or “not 
protest” the rezoning at their meeting on December 10, 2015. Staff will report Plan 
Commission’s recommendation to Council on December 14, 2015. The Urbana City Council 
should review the Plan 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.    

Background

The property has been used as a private events center since 1992, with extensive use by 
University-affiliated groups seeking a rural atmosphere. The owner was recently required to 
obtain a special use permit for this use by the Champaign County Planning and Zoning 
Department. The use is not allowed in the County R-4 district, and therefore this lot must be 
rezoned to County AG-2 prior to approval of a Special Use Permit to allow the use. As part of 

1 



the related Champaign County Special Use Permit case, certain conditions are being placed upon 
the property in order to limit impacts on the neighboring residents. 

The subject property is zoned County R-4, and contains two buildings: a house and a barn. The
owner of the property resides in the house, which is fenced off from the barn, and the barn is 
used for private events. The private events center spans multiple parcels, three of which are 
zoned for commercial uses. The events are hosted in two barns, one of which is on the subject 
property. The other barn is on an adjacent parcel to the west, zoned County B-4 (General 
Business). The barns do not have running water or bathroom facilities, but portable toilets are 
provided. Any food is catered and the property owners provide security staff. The subject 
property also contains two small lakes, totaling almost four acres in area, and is heavily wooded.  

The surrounding land uses are largely rural and residential in nature. To the east is a farm field. 
To the north and south are mobile home parks. Properties to the north, east, and south are zoned 
County R-5, Manufactured Home Park. To the west is a developer-held vacant commercial lot
(formerly the Hanford Inn) located inside the City and zoned B-3, General Business. The mobile 
home park to the south recently expanded adjacent to the subject property. Prior to 2011 there 
was a wooded 100 foot buffer on the mobile home park site.  

Further background information on the rezoning case, including location and zoning maps, is 
included in the attached Champaign County Department of Planning and Zoning preliminary
memorandum.  The following discussion of the issues involved will summarize the essential 
parts 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 R-4, Multiple Family 
Residential Zoning District is: 

“…to provide areas for SINGLE FAMILY, TWO FAMILY, and MULTIPLE FAMILY 
DWELLINGS set in a medium density housing environment.” (Section 5.1.7) 

The County’s Zoning Ordinance defines the intent of the AG-2, Agriculture Zoning District 
as follows: 

“The AG-2 district is intended to prevent scattered indiscriminate urban development 
and to preserve the AGRICULTURAL nature within areas which are predominantly 
vacant and which presently do not demonstrate any significant potential for 
development. This DISTRICT is intended generally for application to areas within 
one and one-half miles of existing communities in the COUNTY.” (Section 5.1.2) 
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The subject property’s proximity to the City, and the fact that it is unlikely to be developed 
due to its topography and the presence of the lakes, makes it better suited for the AG-2 
district than for the Multiple Family Residential distinction. 

Urbana 2005 Comprehensive Plan

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

“Residential areas contain primarily single-family residential housing but may also 
include a variety of compatible land uses such as duplexes, town homes, civic uses, 
institutional uses, and parks where zoning is appropriate.” 

Parcels immediately west, including the balance of the applicant’s events center are shown as 
“Regional Business”.  The proposal would generally conform to the Comprehensive Plan’s 
future land use designation of Residential. The proposed rezoning would allow for continued use 
of the house on the property and would allow for a compatible private recreational use. The 
proposed rezoning would allow for continued use of the adjacent parcels to the west for regional 
business. 

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.
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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 extensively 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 R-4 to AG-2 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. 
Should this property be rezoned to County AG-2, unless otherwise provided for through an 
annexation agreement, the zoning would automatically convert to the City AG, Agricultural 
District. Given the general undeveloped, wooded nature of the property, the AG designation
would be appropriate. Additionally, the uses of single family residence and private recreation are 
appropriate for the AG 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.  The attached Champaign County Zoning Board of 
Appeals memorandum addresses the La Salle criteria on pages 15 to 17 of Attachment H. The 
Champaign County ZBA unanimously found that the La Salle criteria were met. 

Summary of Findings

1. The site is within the City’s Extra-territorial Jurisdiction.

2. The site is currently zoned County R-4, Multiple Family Residential and is proposed to 
be rezoned to County AG-2, Agriculture Zoning District in order to allow continued use 
of a private indoor/outdoor events facility. 

3. The proposed rezoning is generally 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. 
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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 proposed zoning change is generally compatible with the LaSalle Criteria.

Options

City Council has the following options in CCZBA Case no. 817-AM-15, a request to rezone a 
property from R-4 to AG-2: 

a. Defeat a resolution of protest against the proposed rezoning; 

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

c. Adopt a resolution of protest against the proposed rezoning. 

Recommendation

Based upon the findings above, Staff recommended that the Plan Commission forward to the
City Council a recommendation to defeat a resolution of protest as presented. Plan 
Commission will discuss the case the evening of December 10, 2015. Staff will report Plan 
Commission’s recommendation at the December 14, 2015 City Council meeting. 

Prepared By:

_______________________________________
Jeff Engstrom, AICP
Planner II

Attachments: Exhibit A: Land Use Map
Exhibit B: Zoning Map 
Exhibit C: Memoranda to the Champaign County ZBA dated November 4, 2015  

  

cc: John Hall, Champaign County Planning and Zoning 
Loretta Dessen, Farm Lake Inc.
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RESOLUTION NO. 

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

(A proposed rezoning of a 10 Acre Tract of Land known as 2502 North 
Cunningham Avenue from County R-4 to County AG-2 / CCZBA 817-AM-15) 

WHEREAS, Farm Lake Inc. has petitioned the County of Champaign in 

Champaign County ZBA Case No. 817-AM-15 to change the zoning map from County 

R-4, Multiple Family Residential to County AG-2, Agriculture for a 10 acre 

tract of land known as 2502 North Cunningham Avenue, 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-817-AM-15”; 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 December 10, 2015 to

consider the request and subsequently voted _ ayes and _ nays to recommend 

that the Urbana City Council adopt/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-817-AM-15. 

PASSED by the City Council this ________ day of _______, 2015. 

___________________________________

Phyllis D. Clark, City Clerk

APPROVED by the Mayor this ________ day of ____________, 2015. 

___________________________________

Laurel Lunt Prussing, Mayor
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Case: CCZBA-817-AM-15
Subject: Rezone from County R-4 to County AG-2
Location: 2502 N. Cunningham
Petitioner: Farm Lake, Inc.
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