j!| DEPARTMENT OF COMMUNITY DEVELOPMENT SERVICES

Planning Division

memorandum

TO: Mayor Laurel Lunt Prussing
FROM: Elizabeth H. Tyler, FAICP
DATE: February 11, 2016

SUBJECT: CCZBA-819-AT-15: A request by the Champaign County Zoning Administrator
to Amend Sections 5.2, 4.2.1, and 6.1.3 of the Champaign County Zoning
Ordinance to allow “Parking Lot” as a Special Use in the CR District subject to
certain Special Use Conditions.

Introduction

The Champaign County Zoning Administrator is requesting a text amendment to the Champaign
County Zoning Ordinance in Champaign County Case No. CCZBA-819-AT-15 to add “Parking
Lot” as a Special Use in the CR, Conservation-Recreation zoning district, under limited
circumstances. This would allow for continued use of surface parking by Carle Hospital at the
Champaign County Fairgrounds adjacent to Urbana, as well as future expansion of that parking.

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 (ETT) area. The City has subdivision and land development jurisdiction
within the ETJ area, while the County holds zoming jurisdiction in this area. [t is important that
there be consistency between these two jurisdictions where 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:

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

e 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;

o 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 and the Urbana
Comprehensive Plan. It is the City Council’s responsibility to review the proposed amendment
to determine whether or not to protest the proposed text amendment. Under state law, a
municipal protest of the proposed amendment would require three-quarters super niajority of
affirmative votes for approval of the request at the County Board; otherwise, a simple majority
would be required.

Proposed Amendment

The County Zoning Administrator is proposing to add “Parking Lot” as a special use in the
County CR district, along with standard conditions as follows. The full Champaign County
Zoning Board of Appeals memorandum is attached as Exhibit C.

The proposed amendment would amend three sections of the County Zoning Ordinance. Section
5.2 of the County Zoning Ordinance is the Table of Authorized Principal Uses, and lists which
uses are allowed in which district, and whether they are allowed by right, or with a Special Use
Permit. “Parking Lot” would be added as a special use, but limited to the existing Fairgrounds.
Section 4.2.1.C limits properties to one principal use, and would list parking at the Fairgrounds
as an exception to this rule. Section 6.1.3 lists the proposed standard conditions for special uses,
including “Fairground” and “Parking Lot”.

Part A:

In Section 6.1.3 revise the standard conditions for "Fairground” by adding the following

special provision (standard condition):
Site design, land management, and storm water management designs and.
practices shall provide effective site drainage; shall meet or exceed state and
federal water quality standards; shall protect downstream drainage patterns;
shall provide jor stream flows that support healthy aquatic ecosystems; shall
minimize impacts on adjacent properties and cause no more than minimal
disturbance to the stream corridor environment; and, wherever possible, shall
preserve existing habitat, enhance degraded habitat, and restore habitat.

Part B:
1. In Section 4.2.1 C. add "PARKING LOT and related passenger waiting buildings may
be authorized in the CR District only as an additional principal USE or additional
principal STRUCTURE on Public Fairgrounds by SPECIAL USE Permit subject to
Section 5.2" '

2. In Section 5.2, add "PARKING LOT" as a Special Use Permit in the CR District and
add a footnote stating that "PARKING LOT and related passenger waiting buildings may
be aquthorized in the CR District by SPECIAL USE Permit only as an additional principal
USE or additional principal STRUCTURE on Public Fairgrounds provided that the
Public Fairgrounds were an established use at the subject location on October 10, 1973,



and provided that a Public Fair must continue to be held at the Public Fairgrounds or
the Special Use Permit shall become void and subject to the standard conditions in
Section 6.1.3."

3. In Section 6.1.3 add as a Special Use "PARKING LOT and related passenger waiting
buildings as an additional principal USE or additional principal STRUCTURE on a
Public Fairgrounds in the CR DISTRICT" and require no minimum fencing; require the
minimum LOT AREA, Width, Maximum HEIGHT, and Required Yards to be the same as
in the CR Zoning District; and add the following special provisions (standard
conditions):

1. All or part of the parking area(s) may be used for parking not otherwise related
fo the Fairground and non-Fairground parking may be limited fo parking for a
single other non-Fairground USE or to multiple other non-Fairground USES and
may include the construction and use of related passenger waiting buildings.

2. Traffic impacts shall be considered.
Discussion

The Champaign County Zoning Administrator is proposing this text amendment in order to bring
the Fairgrounds parking lot and bus shelters into compliance with the County Zoning Ordinance.
The Champaign County Fairgrounds Association owns the 53-acre tract on the northeast corner
of Fairview Avenue and Coler Avenue. The County Fair has been at this location for several
decades. This parcel has a 9.3-acre parking lot that is used for visitors during the County Fair, as
shown in Exhibit A. During other times of the year this parking lot is used for various other
events such as the Car-X Crazy K and agricultural shows which take place at the fairgrounds or
Crystal Lake Park. When there are no events, Carle Hospital employees park at this location. The
lot contains about 1,100 spaces.

The hospital runs shuttle buses from the Fairgrounds parking lot to various points on the hospital
campus. There are four bus shelters in the Fairgrounds parking lot which the Champaign County
Zoning Administrator considers to be “additional principal structures”. These shelters are not
permitted under the current County Zoning Ordinance. The proposed amendment would allow -
for Carle Hospital to apply for a special use permit to allow the existing shelters and parking
areas for a user other than the County Fair. The proposed amendment would. also allow for
expansion of the parking lot to add 203 new spaces and to incorporate a storm water detention
basin. The additional parking would be located north of the Coler Avenue entrance, and the basin
would be southeast of the existing parking lot. Exhibit A shows the location of the proposed
expansion, and Exhibit B shows the preliminary plans for the proposed parking lot and storm
water detention basin. This expanded parking lot would be used by the Champaign County
Fairgrounds and by Carle, as well as by other potential users, including the Urbana Park Distrrct.

The proposed amendment would only apply in the County CR District on a lot with a Public
Fairgrounds, provided that the Public Fairgrounds were an established use on the lot in 1973 and



that a Public Fair continues to be held on the lot. This means that there is only one location in
Champaign County where this amendment would apply: the current County Fairgrounds. If the
County Fair were to be relocated, the special use for principal use parking would become void.

The proposed amendment contains language that requires water quality controls and takes traffic
impacts into account. Any potential expansion of the parking lot would need to be designed with
storm water quality in mind, and at a minimum must meet federal and state water quality
standards. Downstream flows must be protected, and degraded habitats should be enhanced and
restored. Currently, water from the Fairgrounds parking lot flows into storm sewer inlets that
take the water directly into Crystal Lake. The proposed expansion of the Fairgrounds parking
would redirect storm water into a detention basin, where pollutants can settle out of the water
and the discharge rate can be controlled. A traffic study will be completed to enumerate potential
impacts of the expanded parking as part of the Special Use Permit process.

The proposed amendment was discussed at the February 4, 2016 meeting of the Urbana Plan
Commission. The Commission had concerns that the proposed text would allow for a “Parking
Garage or Lot” in the CR District, which could result in a large parking garage at the County
Fairgrounds. The Commission voted six ayes to zero nays to recommend that Council defeat the
resolution of protest, upon condition that the amendment is changed to explicitly disallow
“Parking Garage” in the CR District. This change has since been made by the County Zoning
Administrator, by proposing to list Parking Garage and Parking Lot as separate uses in Section
5.2 of the County Zoning Ordinance:

Section 3.2 Table of Authorized Principal USES

Principal USES

Zoning DISTRICTS

CR JAG-1 |AG-2 R-1 |R-2 lR-S IR-4 ‘ R-5 §B-1 |B-2 B-3 I B-4 |B-5 Il-1 |[2
Public and Quasi-Public Facilities
PARKING LOT | 8%
PARKING GARAGE of
Public Fairgrounds | 8 S S S

Urbana 2005 Comprehensive Plan

By State law, the City has the ability fo 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. The Comprehensive Plan future land use map
shows the existing Fairgrounds parking area as Institutional, and the remainder of the
Fairgrounds (including the proposed parking expansion) as Conservation/Recreation. Urbana’s
comprehensive plan includes the following pertinent goals and objectives:




Goal 6.0 Preserve natural resources (including air, water, and land) and environmentally sensitive
areas in the community.

Objective 6.1 Protect groundwater and surface water sources from flood and storm-related pollution.

Goal 17.00  Minimize incompalfible land uses.

Objective 17.] Establish logical locations for land use types and mixes, minimizing potentiatly
incompatible interfaces, such as industrial uses near residential areas.

Objective 7.2 Where land use incompatibilities exist, promote development and design controls to
minimize concerns.

Goal21.0  Ideutify 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 storm water and enhances the quality of water flowing from the site
into Crystal Lake. It would also explicitly allow the County to take info account traffic impacts
as a part of the Special Use Permit review process.

Crystal Lake Neighborhood Plan

The 2008 Crystal Lake Neighborhood Plan was created by the City in consultation with the local
residents, Carle Hospital, Urbana Park District, and the Champaign County Fairgrounds
Association. It calls for reducing traffic impacts throughout the neighborhood, enhancing the
Fairgrounds boundary along Coler Avenue, and utilizing the Fairgrounds for more community
events. These objectives would all be promoted through the proposed expansion of parking
within the Fairgrounds, which would include additional sereening and would remiove demand for
on-street parking on residential streets.

Zoning Impacts

The County Zoning Administrator originally proposed a text amendment that would have
allowed for “Hospital” as a special use in the CR district, as Carle Hospital is using the
Fairgrounds parking as a second principal use. City staff worked with the County to adjust the
proposed amendment to instead allow a “Parking Lot” as a second principal use. This will allow
not only Carle, but other entities such as the Urbana Park District to use parking at the
Fairgrounds for periodic events. City staff spoke with the Park District and found that they have
used parking at the Fairgrounds in the past and would like the option to use that parking again in
the future if needed for events at Crystal Lake Park.



The practical impact of the proposed ordinance is that future additional parking or bus shelters
will be reviewed and subject to approval by the Champaign County Board as a Special Use
Permit. The Champaign County Fairgrounds Association is planning on expanding the parking
lot to the north and adding an additional bus shelter. City staff has reviewed the early draft of this
expansion plan and offered preliminary comments. If the proposed text amendment is adopted,
and the expansion proposal goes forward, City staff would review the final plans and provide
comments to the County. The City of Urbana may comment on Special Use Permit applications
before the County Board, but does not have the ability to submit a protest as is the case with
county rezonings and text amendments. The City will, however, be able to comment on concerns
such as entrance locations, screening, traffic impacts, and storm water quality.

Summary of Findings

1. The Champaign County Zoning Administrator is proposing a text amendment io Sections
6.1.3,4.2.1, and 5.2 of the Champaign County Zoning Ordinance to allow “parking lot” as a
Special Use in the CR district only at the current County Fairgrounds location.

2. The proposed amendment would add standard conditions for parking lots in a Fairground to
lessen the impact on adjacent residents and on storm water quality.

(WP

. The proposed amendment would require a Special Use Permit for coniinued use of the
parking and bus shelters by Carle Hospital at the County Fairgrounds, as well as any
proposed expansion of the parking area.

4. The proposed zoning ordinance text amendment is generally consistent with the goals and
objectives of the Urbana 2005 Comprehensive Plan.

5. 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, as it provides an
additional level of review and an opportunity for the City to comment on proposed parking
lot development at the Fairgrounds during the special use permit process.

Options

City Council has the following options regarding proposed text amendments in CCZBA Case
No. 819-AT-15:

1. Defeat a resolution of protest; or



2. Defeat a resolution of protest contingent upon some specific revision(s) to the proposed
text amendments; or

3. Adopt a resolution of protest.

Recommendation

At its February 4, 2016, meeting the Urbana Plan Commission voted six ayes to zero nays to
forward the case to City Council with a recommendation to DEFEAT a resolution of protest
" for the proposed County Zoning Ordinance text amendment upon condition that the amendment
is changed to explicitly disallow “Parking Garage” in the CR District. This change has since
been made by the County Zoning Administrator. Staff concurs with the recommendation to
defeat the resolution of protest.

Prepared By:

Yol

i Ifrlgs‘[r()l‘rlj AICP
Planner 11

Aftachments: Exhibit A: Aerial Map of Champaign County Fairgrounds Parking Lot
Exhibit B: Proposed Fairgrounds Parking Expansion '
Exhibit C: Memorandum to the Champaign County ZBA dated January 6, 2016

cc: John Hall, Champaign County Zoning Administrator



RESOLUTION NO. 2016-02-006R

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

(To allow “Parking Lot” as a Special Use in the County CR, Conservation
Recreation District, subject to certain conditions / CCZBA 819-AT-15)

WHEREAS, the Champaign County Zoning Administrator has petitioned the
County of Champaign for zoning text amendments to the Champaign County Zoning
Ordinance in Champaign County ZBA Case No. 819-AT-15 to establish new Special
Use Permit standard conditions for Parking Lots and to allow that use in the

CR, Conservation Recreation District; and

WHEREAS, said proposed 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-819-AT-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 zoning
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 amendment 1is compatible with the Goals and
Objectives and Future Land Use Map of the 2005 City of Urbana Comprehensive
Plan; and

WHEREAS, the Urbana Plan Commission met on February 4, 2016 to consider
the request and subsequently voted six ayes and zero nays to recommend that
the Urbana City Council defeat a resolution of protest against the proposed
map amendment, subject to the condition that the amendment is clarified to
state “Parking Garage” is not allowed in the CR District; and

WHEREAS, the County Zoning Administrator has clarified the proposed
amendment to state that “Parking Garage” is not allowed in the CR District;
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-819-AT-15.

PASSED by the City Council this day of , 2016.

Phyllis D. Clark, City Clerk

APPROVED by the Mayor this day of , 2016.

Laurel Lunt Prussing, Mayor



Exhibit A: Champaign County
Fairgrounds Parking

Existing Parking

Proposed Parking

Proposed Basin
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February 4, 2016

MINUTES OF A REGULAR MEETING
URBANA PLAN COMMISSION DRAFT

DATE: February 4, 2016
TIME: 7:30 P.M.

PLACE: Urbana City Building
Council Chambers
400 South Vine Street
Urbana, IL 61801

MEMBERS PRESENT:  Barry Ackerson, Maria Byndom, Lew Hopkins, Christopher Stohr,
David Trail, Daniel Turner

MEMBERS EXCUSED:  Andrew Fell, Tyler Fitch, Dannie Otto

STAFF PRESENT: Lorrie Pearson, Planning Manager; Jeff Engstrom, Planner II;
Christopher Marx, Planner I; Teri Andel, Administrative Assistant Il

OTHERS PRESENT: Susan Lightly, Dennis Roberts

NEW BUSINESS

Case No. CCZBA-819-AT-15: A request by the Champaign County Zoning Administrator
to amend Sections 6.1.3, 4.2.1 and 5.2 of the Champaign County Zoning Ordinance to allow
“Parking Garage or Lot” as a Special Use in the CR District subject to certain special use
conditions.

Acting Chair Hopkins opened this item on the agenda. He mentioned that even though a county
text amendment does not require the City to hold a public hearing, the case would be processed
in the same manner. Jeff Engstrom, Planner |1, presented this case to the Plan Commission. He
explained that the proposed text amendment is to allow the continued parking of Carle staff at
the Champaign County Fairgrounds and to allow the future expansion of the parking. He
reviewed the process for the text amendment and the changes being proposed to Sections 4.2.1,
5.2 and 6.1.3 of the Champaign County Zoning Ordinance. Using Exhibit A in the written staff
memo, he showed where the existing parking is located, where a future expansion of parking
would be located and where a detention basin would be located on the subject property. He
discussed how the proposed changes would relate to the goals in the 2005 Comprehensive Plan
and any zoning impacts that would be created by the amendment. He read the options of the
Plan Commission and presented City staff’s recommendation to defeat a resolution of protest.

Acting Chair Hopkins asked if the Plan Commission members had any questions for City staff.
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Mr. Ackerson asked if the future expansion of parking was located within the Fairgrounds’
property. Mr. Engstrom replied yes.

Mr. Ackerson inquired as to who proposed the detention basin. Mr. Engstrom stated that the
detention basin was part of the proposal by the time City staff received the amendment. It was
between the Fairgrounds Association and Carle. Mr. Ackerson felt it was a good addition.

Mr. Trail asked if anyone had talked to the Urbana Park District about whether the detention
basin would conflict with the water management plans and issues they have for Crystal Lake.
Mr. Engstrom replied that City staff had talked with the Park District. The Fairgrounds
Association’s Engineer had also spoke with them, so any concerns the Park District has are being
addressed. The detention basin is a win-win for the Urbana Park District because currently
stormwater is sheet flowing into pipes that go directly into Crystal Lake. So, the Park District is
supportive of the detention basin.

Mr. Trail expressed concern about language jumping back and forth between “parking lot” and
“parking garage and lot”. He wondered if the proposed amendment would allow them to apply
for a special use permit to construct a garage. Mr. Engstrom said that “Parking garage and lot” is
a use in the Table of Uses in the Champaign County Zoning Ordinance. He did not believe that
Carle would be willing to construct a parking garage on the Fairground’s property because it
would be a large investment.

Mr. Hopkins stated that he also had concerns about “parking garage and lot”. There are no
written limits or criteria with regards to mass, setbacks, or height. Mr. Engstrom replied that the
Champaign County CR, Conservation-Recreation, District standards still applies. Maximum
height is 35 feet. Setback depends on the type of street near the site of a future garage. A minor
street requires a 55-foot setback, and a major street requires an 85-foot setback.

After further discussion, Mr. Engstrom stated that although the City of Urbana would be able to
provide comments, we would have no right to protest or have jurisdiction of a garage proposed
in the future. The Plan Commission could forward a recommendation to City Council to protest
if Champaign County did not prohibit or limit a garage at the Fairgrounds.

Mr. Ackerson moved that the Plan Commission forward Case No. CCZBA-819-AT-15 to defeat
a resolution of protest with the condition that the language is clarified to limit parking to surface
parking only. Ms. Byndom seconded the motion. Roll call on the motion was as follows:

Mr. Hopkins - Yes Mr. Stohr - Yes
Mr. Trail - Yes Mr. Turner - Yes
Mr. Ackerson - Yes Ms. Byndom - Yes

The motion passed by unanimous vote. Ms. Pearson noted that Case No. CCZBA-819-AT-15
will be forwarded to City Council on February 15, 2016.
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