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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: November 15, 2013

SUBJECT: Plan Case No. 2216-SU-13: Request by Southwind RAS LLC for a Special Use 
Permit to establish a Recycling Center and for a Conditional Use Permit to allow 
two principal uses on a lot at 910 – 1000 West Saline Court in the IN-2, Heavy 
Industrial Zoning District

Introduction

Southwind RAS, LLC is proposing to develop an asphalt shingle recycling facility at 910 and 
1000 W. Saline Court, in the IN-2, Heavy Industrial Zoning District. The facility will consist of 
asphalt shingle shredding equipment and storage of materials. The operation will take place
primarily on 1000 W. Saline Court, but a part of the operations will be located on an adjacent lot 
at 910 W. Saline Court. According to Table V-1 of the Urbana Zoning Ordinance, a recycling 
facility in the IN-2 District requires a Special Use Permit. 

Section V-3.C of the Urbana Zoning Ordinance allows for more than one principal use or 
structure on a single parcel in any zoning district if a Conditional Use Permit is approved. 
Because 910 W. Saline Court is planned to house a separate construction waste recycling facility, 
owned by Henson Waste, a Conditional Use Permit is required to allow two uses on this lot. 
While this conditional use permit is not technically necessary until Henson brings their 
development application forward, issuing the permit now will ensure that the Southwind facility 
on the north half of the lot will be allowed to remain on the lot when Henson develops the south 
part of the lot. The Henson facility will recycle waste materials from construction sites. It will 
require its own Special Use Permit, which will be applied for early next year, as soon as they 
have obtained a siting permit from the Illinois Environmental Protection Agency.

The Plan Commission must review the Special Use Permit and Conditional Use Permit
application, hold a public hearing, and make a recommendation to the Urbana City Council. The 
Urbana City Council shall approve, approve with certain conditions, or deny the application. 
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Background

Description of the Site and Surrounding Properties

The subject property consists of two lots which were recently final platted as North Lincoln 
Avenue Industrial Park No. 5 (Plan Case 2204-S-13). These lots are currently vacant and are 
located north and east of West Saline Court, which is at the northwestern edge of the City. The 
lots created by the plat have addresses of 910 West Saline Court and 1000 West Saline Court. 
Southwind RAS, LLC proposes to establish a recycling center to recycle asphalt shingles at 1000 
West Saline Court, with some of the operation to encroach onto the north 400 feet of 910 West 
Saline Court. The remainder of 910 West Saline Court is proposed to be developed by Henson 
Disposal as a construction waste recycling center. Henson is currently seeking Illinois EPA 
approval for a siting permit and will apply with the City for a Special Use Permit to allow the 
recycling center once the siting permit is approved in the first half of 2014.

1000 West Saline Court is 2.283 acres in area and 910 West Saline Court is six acres. The 
surrounding area is industrial and agricultural in nature. To the west (across Saline Court) is an 
Emulsicoat asphalt facility and the Republic Services waste transfer station. To the north is a 
parcel owned by Champaign Asphalt Company, currently used for cropping. Immediately east of 
the site is planned right-of-way for the future Lincoln Avenue realignment, with undeveloped 
land further to the east. To the south is a vacant parcel and a detention basin, and further south is 
a concrete recycling facility.  

The following chart identifies the current zoning, existing land uses, and Comprehensive Plan 
future land use designations of the site and surrounding properties.

Direction Zoning Existing Land Use Future Land Use

Site IN-2, Heavy Industrial Vacant Heavy Industrial

North IN-2, Heavy Industrial Agriculture Heavy Industrial

East County CR, Conservation-Recreation Vacant Residential

South IN-2, Heavy Industrial Vacant / Industrial Heavy Industrial

West IN-2, Heavy Industrial Industrial Heavy Industrial

Proposed Use

The proposed use would be an asphalt shingle recycling center. Material in the form of asphalt
shingles torn from houses and buildings in the Champaign-Urbana region would be dropped off, 
then sorted, shredded, screened, and stored on site until it can be hauled away to a road 
construction site, where it will be mixed in with asphalt for pavement. Exhibit D contains a site 
plan that shows the proposed layout of the facility. The facility would consist of five designated 
areas for each stage of the recycling process, with some portable machinery that would be 
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brought onto the site when it is active. Exhibit E consists of the Engineering Plan for the site, and 
shows details for the entry drive for the site, as well as storm water drainage facilities and a 
security fence.

The applicant states that recycled asphalt shingles provide a green technology for paving streets 
with substantial environmental benefits. Asphalt shingles are the third largest source of 
construction landfill material each year, so adding this recycling facility will reduce the amount 
of wasted material in our region. Using recycled asphalt shingles requires less liquid asphalt in 
road construction and adds to tensile strength and durability of the roadway. The material
requires less compaction and allows for faster paving operations. The process for recycling 
asphalt shingles has been approved by the Illinois EPA and results in re-use of approximately 
99% of the asphalt from shingles.

As shown on the site plan, the southern portion of the Southwind site would be paved with
asphalt and the northern half would have a surface of Recycled Asphalt Product (R.A.P.). The 
site plan conforms to applicable development regulations, including required setbacks. A 25-foot 
front yard setback is required in the IN-2 district. According to Section VI-6.E of the Urbana 
Zoning Ordinance, materials stored on an industrial parcel must be screened from adjacent right-
of-way with a six-foot to eight-foot solid fence or wall and a landscape buffer. The landscape 
buffer must consist of one tree and three bushes every 40 linear feet. The engineering site plan, 
Exhibit E, shows a six-foot chain-link security fence around the Southwind site. Staff is 
recommending that a full landscape plan be submitted and adhered to as a condition of the 
Special Use Permit to show compliance with the screening and landscape requirements of the 
Zoning Ordinance. The applicant has agreed to provide required screening and landscaping.

Access to the operation is to be from Saline Court, as the future Lincoln Avenue extension will 
be designated a minor arterial with limited access points.  The Southwind RAS facility will share 
an access drive with the proposed Henson Waste construction recycling facility, to be located on 
the southern part of 910 West Saline Court. Exhibit E shows the location of this entrance. The 
Urbana Public Works Department has commented that this entrance should be connected to the 
Southwind site with a dust-free, all-weather surface in order to prevent vehicles from spreading 
soil off the site and into the street. The applicant has updated the site plan to meet this 
requirement.

Ordinarily, a conditional use permit is required to allow the establishment of more than one use 
on a single lot per Section V-3.C of the Urbana Zoning Ordinance.  However, because a Special 
Use Permit is required for the recycling operation at this location, it is appropriate to incorporate 
the Conditional Use permission as a part of the Special Use Permit.

Discussion

Requirements for a Special Use Permit

According to Section VII-4.A of the Urbana Zoning Ordinance, an application for a Special Use 
Permit shall demonstrate the following:
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1. That the proposed use is conducive to the public convenience at that location.

The subject property is located in the North Lincoln Avenue Industrial Park subdivision. This 
subdivision is developed with heavy industrial uses, including an asphalt plant, concrete 
recycling facilities, and a waste transfer station. The nearest residence is approximately 1,200 
feet to the east, located along the current North Lincoln Avenue. The site has convenient access 
to Interstate 74 and the future Olympian Drive (via the future North Lincoln Avenue 
realignment). The Urbana Comprehensive Plan designates this area of the City for Heavy 
Industrial uses. The proposed Henson construction recycling waste facility on the southern 
portion of 910 Saline Court will be a compatible use to the Southwind recycling facility because 
it will accept construction waste, allowing for haulers to bring both types of waste to one facility.

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 asphalt shingle recycling facility will not be injurious to the public at this location. 
The applicant states there are no known ground or water contaminants from the process. Dust 
will be controlled by spraying the materials with water during the recycling process. The 
proposed special use will allow for a facility that benefits the public in that it will divert 
materials from local landfills and re-use that material in construction of roads throughout the 
state. The site is 1,200 feet from the nearest residence. The applicant is seeking approval from
Illinois EPA for a beneficial use permit and will conform to all environmental standards. The 
facility would not be detrimental to the proposed Henson construction waste recycling facility on 
the southern part of 910 Saline Court.

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.

The character of the IN-2, Heavy Industrial District will be preserved with the proposed special 
use. Setbacks and drainage requirements are met in the attached site plans. The proposed 
development would conform to applicable regulations for the IN-2, Heavy Industrial District.
The applicant has agreed to install required screening and landscaping for industrial uses with 
outdoor storage. The future Henson construction waste recycling facility will need to meet all 
applicable regulations when their portion of the site is developed next year.

Requirements for a Conditional Use Permit

In order to approve the multiple uses of asphalt shingle recycling and construction recycling at 
910 West Saline Court, a Conditional Use Permit may be granted as part of this Special Use 
Permit. Since a Special Use Permit requires a higher level of review, City legal staff have
indicated that it is appropriate to incorporate the conditional permission of multiple uses on one
site into a Special Use Permit.  The following requirements apply to allowing the multiple uses 
of asphalt shingle recycling and construction recycling on a single property. The criteria are 
similar to that for a Special Use Permit. 
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According to Section VII-2 of the Urbana Zoning Ordinance, an application for a Conditional 
Use Permit shall demonstrate the following:

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

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.

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.

These criteria are essentially the same as those for the Special Use Permit, and have been 
addressed in the previous section. The proposed uses of asphalt shingle recycling and 
construction recycling are similar and will fit together well on a single, six-acre parcel. Even 
though the Henson construction recycling facility is not yet established, granting the Conditional 
Use Permit for two uses at this time will allow Henson to proceed with the IEPA permitting 
process and set the table for them to apply for a Special Use Permit once IEPA permits have 
been obtained.

The Plan Commission shall 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 conditions that:

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 affect the purposes of the Zoning 

Ordinance.
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Summary of Findings

1. Southwind RAS, LLC is requesting a Special Use Permit to establish an asphalt shingle 
recycling facility at 910 and 1000 West Saline Court in the IN-2, Heavy Industrial Zoning 
District.

2. The proposed Special Use Permit would include approval of a Conditional Use Permit to 
allow the asphalt shingle recycling as an additional principal use at 910 West Saline Court,
which is planned to contain a construction waste recycling facility.

3. The proposed use will allow for recycling of asphalt shingles and will divert materials from 
nearby landfills.

4. The proposed use is conducive to the public convenience at this location, and is located in an 
area which already contains heavy industrial uses.

5. The proposed use would not be unreasonably injurious or detrimental to the district in which 
it shall be located.

6. The proposed use meets the regulations and standards of, and preserves the essential 
character of the IN-2 district and industrial subdivision in which it shall be located.

7. The proposed conditional use permit to allow a second principal use on the site at 910 West 
Saline Court meets the criteria set forth in the Zoning Ordinance.

8. The proposed use is consistent with the Heavy Industrial designation, as identified in the 
2005 Urbana Comprehensive Plan Future Land Use Map.

Options

The Plan Commission has the following options for recommendations to the City Council. In 
Plan Case 2216-SU-13, the Plan Commission may:

1. Recommend approval of the special use permit without any additional conditions.

2. Recommend approval of the 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. Recommend denial of the special use permit.
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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 forward Plan Case No. 2216-SU-13 to the Urbana City Council with a recommendation 
for APPROVAL with the following CONDITIONS:

1. That the development shall be constructed in general conformance with the attached site plan.  
The Zoning Administrator shall have the authority to approve minor changes substantially in 
compliance with the approved site plan necessary for the project to comply with City regulations 
including building, fire, and site development codes.

2. That a landscape plan is submitted, reflecting conformance with Zoning Ordinance standards for 
screening of industrial storage and required landscape buffers.

3. That all required Illinois EPA permits be obtained prior to development of the site.

4. That the conditional use permit to allow two uses at 910 West Saline Court shall only be valid if 
a separate Special Use Permit is issued to allow the Henson construction waste facility.

Attachments:  Exhibit A:  Location and Existing Land Use Map
Exhibit B:  Existing Zoning Map
Exhibit C:  Future Land Use Map
Exhibit D:  Application for a Special Use Permit with Conceptual Site Plan
Exhibit E:  Engineering Site Plans

CC: Southwind RAS, LLC
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