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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: Robert Myers, AICP, Planning Manager 

 

DATE: September 2, 2009 

 

SUBJECT: Case No. 2117-SU-09: Request by the Urbana & Champaign Sanitary District for a 

Special Use Permit to expand the existing wastewater treatment facility at 1100 E. 

University Avenue in the CRE, Conservation-Education-Recreation Zoning District. 

 

 

 

Introduction 
 

The Urbana & Champaign Sanitary District (UCSD) is requesting a Special Use Permit to expand their 

existing wastewater treatment plant.  The property is zoned CRE, Conservation-Education-Recreation 

Zoning District, and Table V-1 of the Urbana Zoning Ordinance permits a “sewage treatment plant or 

lagoon” in CRE districts with a Special Use Permit.  Consequently, expansion of the existing wastewater 

treatment plant requires Special Use approval by the Urbana City Council.  

 

 

Background 
  

In February 2001, the Urbana & Champaign Sanitary District issued a multi-volume Long Range Facility 

Plan based upon work completed by Consoer Townsend Envirodyne Engineers, Inc. This planning effort 

was the first completed by the District in over 25 years and addressed the District’s facilities planning 

area, interceptor sewer service area plan, treatment facilities long range plan, and a financial plan. An 

executive summary of this Plan is attached for reference.  

 

In 2001, the Urbana Plan Commission and City Council conducted an extensive review of the Long 

Range Facility Plan in terms of its technical, land use planning, and financial implications. While there 

were concerns on the part of the City about the financial planning and equity of the fee recovery systems 

for the Long Range Facility Plan, the technical and land use planning aspects of the Plan were 

determined to be in the best interests of the City. On September 4, 2001, the Urbana City Council 

approved a resolution (No. 2001-09-026R, copy attached) endorsing the facilities planning area, 

interceptor sewer service area plan, and treatment facilities long-range components of UCSD’s plan. 
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On November 5, 2001, The Urbana City Council adopted an agreement to amend the Woodland 

(Ambucs) Park Plan, allowing UCSD to use certain parcels for sanitary treatment facilities or for storing 

or holding waste materials, subject to Special Use procedures. At least 600 feet must be maintained 

between the storage pad and the nearest residence. 

 

In 2002, UCSD applied for, and the City Council approved, a Special Use Permit (Plan Case 1846-SU-

02) for planned upgrades to the UCSD’s existing wastewater treatment plant in northeast Urbana. While 

the entire subject property was included in the Special Use Permit approval, that approval contemplated 

six specific improvements as referenced below.   

 

 Roof cover for biosolids storage pad 

 New electric generator building  

 Anaerobic digester equipment building addition (900 s.f.) 

 Septage and Sludge Receiving Facility (below grade and enclosed)  

 Relocate and replace gas flare  

 New interior access drive 

 

In September 2007, UCSD presented the Urbana City Council with an update on their plans for the 

wastewater treatment plant. Because the site plan has changed since the 2002 Special Use Permit 

approval, a new SUP is necessary. 

 

In August 2009, and in conformance with the approved Long Range Facilities Plan, UCSD submitted a 

Special Use Permit application for their next phase of improvements to their Urbana treatment plant. The 

following synopsis shows the current status of planned improvements. The current Special Use Permit 

application would apply to Phases IIIB and IV.  

 

 Phase I  northeast treatment plant    completed in 2005 

 Phase II southwest treatment plant (Champaign)  completed in 2005 

 Phase IIIA disinfection system improvements (interior only) completed 

 Phase IIIB 2010 improvements (described below)  pending 

 Phase IV long-range improvements    approximately 2020 

 

Specifically, the following additions or modifications to the approved site plan are proposed under the 

request. Per the applicant, each of the proposed improvements is based upon a specific recommendation 

developed in UCSD’s Long Range Facilities Plan. For a description of each, please refer to the 

application. All of the following improvements will require site plan changes other than the tertiary 

filters, lower end lift station, and supervisory control system improvements. 

 

Phase IIIB 

 New headworks facility. New building, 75’ x 60’. Will replace existing open tankage.   

 Excess flow clarifier and pumping station. New 100’ diameter open tank. 

 Tertiary filters. Interior improvements only. 

 Anaerobic digester improvements. New 65’ diameter tank with closed top.  

 Employee facility. New building, 70’ x 90’. 

 Vehicle storage building. Replaces existing building. 
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 Administration building addition 

 Site utility, grading and paving. Replaces and expands parking by adding about 7,000 s.f. 

 Lower end lift station. Interior improvements only.    

 Supervisory control system improvements. Interior improvements only.  

 

Phase IV 

 Additional nutrient removal tanks 

 Additional activated sludge final clarifier 

 
Description of the Site and Surrounding Properties 

 

The subject property is approximately 54 acres in area, which includes Ambucs (formerly Woodland) 

Park (31 acres).  It is located north of University Avenue/U.S. 150 and is bounded by the Urbana 

Armory to the west, Chief Shemauger Park and residential/industrial properties to the north, the 

Landscape Recycling Center to the east, and single and two-family houses to the southwest.  The 

Comprehensive Plan designation for the site is Institutional for the sanitary facility and Recreation-

Public for Ambucs Park. 

 

The subject property and several of the surrounding properties are zoned CRE, Conservation-Recreation-

Education.  The residential properties to the southwest of the subject property are zoned R-3, Single and 

Two-Family Residential.  The Saline Ditch borders the subject property along its entire northern 

boundary and provides a degree of separation for properties to the north, which are currently in 

residential and industrial uses and located in unincorporated Champaign County. The residential 

properties to the north are zoned County R-3, Two Family Residence. The auto salvage yard to the 

northeast is zoned County I-2, Light Industrial.   

 

The following chart identifies the Comprehensive Plan designation, current zoning, and current land use 

of the site and surrounding properties. 

 

Survey of Comprehensive Plan Designation, Zoning, and Land Use 

 
 
 

 
Existing Land Use  

 
Zoning 

 
Future Comprehensive 

Plan Land Use Designation 
 
Site 

public and quasi-public (UCSD 

wastewater treatment plant) 

CRE (Conservation-Recreation-Education) Institutional 

 
North 

Industrial (auto salvage), 

residential, and Public and Quasi-

Public (Chief Shemauger Park) 

CRE 

County I-2 (Light Industrial) 

County R-2 (Single Family Residence) 

Residential 

Parks/ Recreation 

 

South public and quasi-public (Ambucs 

Park) and single and two-family 

residential 

CRE 

City R-3 (Single and Two-Family 

Residential) 

Parks/Recreation to south 

Residential to southwest 

 
East 

public and quasi-public (Police 

firing range and landscape 

recycling center) 

CRE 

City IN (Industrial) 

Industrial 

 
West 

public and quasi-public (National 

Guard Armory) 

CRE Institutional  
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2005 Comprehensive Plan 

 

The 2005 Comprehensive Plan indicates the future land use designation of the subject property as 

“Institutional” with the notation “Urbana-Champaign Sanitary District Treatment Plant.” The plan 

defines Institutional uses as follows: 

 
“Institutional. Institutional uses generally include, public, quasi-public, and private uses, such as governmental, 

educational, medical, religious, or university facilities as well as cemeteries. Institutional uses may range from singe 

buildings to campuses.”    

 

Additionally, the following goals and objectives from the 2005 Comprehensive Plan are pertinent.  

 
Goal 16.0 Ensure that new land uses are compatible with and enhance the exhibiting community. 

 Objective 

     16.4 Coordinate with utility and service providers on future planning for roadway improvements, sanitary sewer 

extensions, water lines, treatment facilities and other utilities.  

 

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.  

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

 

Goal 33.0 Provide maximum service and dependable utilities. 

 Objective 

     33.1 Work with utility providers to ensure dependable, affordable, high quality services to the Urbana 

community. 

     33.3 Continue regular capital improvement programs to correct utility deficiencies.  

     33.4 Plan for future needs of the community to ensure residents have safe and reliable utilities. 

 

Goal 38.0 Ensure that future annexations or developing municipal territory has adequate municipal services. 

 Objective 

     38.2 Provide for improvements and expansion in community services to keep pace with changing trends, 

population growth, and increased demands.  

  

 

Development Regulations 

 

The proposed additions would meet all applicable zoning regulations, including setbacks, floor area 

ratio, open space ratio, and maximum height.  Since the wastewater treatment facility is located on a 

zoning lot, the development regulations apply to the entire site, and internal setback requirements do not 

apply. The open space ratio of 0.55 would continue to be met with the proposed expansion. In terms of 

stormwater runoff due to new buildings, City staff has determined that onsite detention will not be 

required because of the property’s proximity to Saline Ditch. For properties adjoining water bodies, it is 

often most advantageous to move water quickly downstream in advance of peak water flows.  
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Discussion 
 
Requirements for a Special Use Permit 

 

According to Section VII-6 of the Urbana Zoning Ordinance, an application for a Special Use Permit 

shall demonstrate the following: 

 

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

 

Wastewater treatment is a basic, vital public service, and its location is dictated by topography and 

watercourses. Very few locations such as this can easily site wastewater treatment facilities. 

Additionally, because a wastewater treatment plant has been located at this site for 85 years, 

improvements here will preserve the public’s long-term capital investments at this site. The proposed 

improvements are designed to meet current and projected future wastewater treatment needs, improve 

efficiency and functionality, comply with highly regulated environmental standards, and lessen noise and 

odor. Consequently, the improvements reflected in the attached site plan are conducive to the public 

convenience. 

 

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. 

 

In terms of conflicts with other land uses, the property is buffered by Ambucs Park and a highway-

oriented industrial district to the south, Saline District to the north, the Landscape Recycling Center to 

the east, and the National Guard Armory property to the west. Although single-family residences are 

located to the north and southwest, a distance separation is provided, and the programmed improvements 

are intended to lessen noise and odor. Too, the treatment plant’s location at this site for 85 years should 

be a consideration in that it preceded nearby residential uses. The proposed improvements are in fact 

designed to reduce existing noise levels and eliminate odor potential.  All above-grade improvements are 

confined to the area already occupied by the existing facility and should not create a nuisance to 

surrounding properties.     

 

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-7. 

 

A “Sewage Treatment Plant or Lagoon” is permitted as a Special Use in the CRE District.  The proposed 

facility is designed to meet applicable regulations and standards, including for setbacks, open space 

ratio, floor area ratio, and building height.  The proposed improvements are additions to or relocations of 

existing processes and operations in use at the treatment facility.  No new operations or processes will be 

added due to these improvements. The proposed use conforms with the 2005 Urbana Comprehensive 

Plan’s future land use designation of “Institutional.” 
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Consideration 

 

The Plan Commission must determine whether the reasons set forth in the application, and the evidence 

adduced during the public hearing, justify the granting of the special 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 Plan Commission shall make a recommendation to the City Council for or against the 

proposed special use, and may also recommend 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 this Ordinance, including but not limited to the following: 

 

1. Regulate the location, extent, and intensity of such use; 

2. Require adherence to an approve site plan 

3. Require landscaping and the screening of such use by means of fences, walls, or vegetation; 

4. Stipulate a required minimum lot size, minimum yards, and maximum height of buildings 

and structures; 

5. Regulate vehicular access and volume, and the design and location of parking and loading 

areas and structures; 

6. Require conformance to health, safety, and sanitation requirements as necessary; 

7. Regulate signs and outdoor lighting; 

8. Any other conditions deemed necessary to effect the purposes of this Ordinance. 

 
 

Recommended Findings 
 

1. In 2001, the Urbana & Champaign Sanitary District (UCSD) adopted a Long Range Facilities 

Plan, and which was formally endorsed by the Urbana City Council through Resolution No. 

2001-09-026R.  

 

2. On August 6, 2009, UCSD applied for a Special Use Permit to allow improvements to their 

existing wastewater treatment plant specified for Phases IIIB and IV of their approved Long 

Range Facilities Plan. 

 

3. The subject property is located in the CRE, Conservation-Recreation-Education Zoning District. 

Table V-1 of the Urbana Zoning Ordinance permits a “sewage treatment plant or lagoon” in CRE 

districts with a Special Use Permit.   

  

4. 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 will be 

located, or otherwise injurious or detrimental to the public welfare. 

 

5. The proposed wastewater treatment plant improvements at this location are conducive to the 

public convenience. 
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6. The proposed improvements should not pose a detriment to the district in which it is proposed to 

be located.  The proposed improvements are compatible with the existing land use pattern and 

are furthermore designed to reduce existing noise levels and eliminate odor potential. 

 

7. The proposed improvements conform to the applicable regulations and standards of, and 

preserves the essential character of, the CRE district in which it shall be located. 

 

8. The proposed addition is consistent with the 2005 Comprehensive Plan’s future land use 

designation of “Institutional”, as well as the plans goals and objectives.  

 

Options 
 

In Plan Case No. 2117-SU-09, the Plan Commission may recommend that the City Council: 

  

1. Approve a Special Use Permit as submitted in the application. 

 

2. Approve a Special Use Permit, with any conditions deemed appropriate or necessary for the 

public health, safety, and welfare, and to carry out the purposes of the Zoning Ordinance. 

 

3. Deny a Special Use Permit. 

 
 

Staff 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 Plan 

Commission recommend APPROVAL of the proposed Special Use Permit as presented, with the 

CONDITION that the proposed improvements generally conform to the attached site plan.  

 

 

Attachments:  Exhibit A: Location and Land Use Map  

      Exhibit B: Existing Zoning Map  

      Exhibit C: Future Land Use Map  

      Exhibit D: Special Use Permit Application with site plan 

Exhibit E: Resolution Regarding the Urbana & Champaign Sanitary District Long 

Range Plan (Resolution No. 2001-09-026R) 

Exhibit F: UCSD Draft Long Range Plan – Executive Summary 

   

cc:   Michael R. Little, P.E.  

   Urbana & Champaign Sanitary District 

   1001 E University Ave 

   Urbana, IL 61801 

   

  Brad Bennett, Urbana Public Works 



Prepared 8/25/2009 by Community Development Services - jme

Plan Case: 2117-SU-09
Subject: Special Use Permit to Make

Improvements to a Sewage Treatment Plant
Location: 1100 W University Ave, Urbana
Petitioner: Urbana & Champaign Sanitary District

Subject Property

EXHIBIT A: Location & Land Use Map
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EXHIBIT B: Existing Zoning Map
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EXHIBIT C: Future Land Use Map
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