
 
 

1 

DEPARTMENT OF COMMUNITY DEVELOPMENT SERVICES 

     Planning Division 

     m e m o r a n d u m 

TO: The Urbana Plan Commission 

FROM: Kat Trotter, Planner II 

DATE: June 17, 2022 

SUBJECT: Plan Case 2452-SU-22: A request by Octapharma Plasma, Inc. for a special use 
permit to allow plasma donation center at 220 North Broadway Avenue in the B-4, 
Central Business zoning district.  

Introduction & Background 

Octapharma Plasma, Inc. (“Octapharma”) requests a special use permit to allow a plasma donation 
center at 220 North Broadway Avenue. “Plasma Collection Facility” is not specifically listed in Table 
V-1, Table of Uses in the Urbana Zoning Ordinance. The most closely-related use is a 
“Hospital/Clinic,” which is allowed in the B-4 zoning district with a special use permit. The site was 
formerly a Save-A-Lot grocery store, which closed in November 2021. 

The Plan Commission must review the special use permit application, hold a public hearing, and make 
a recommendation to the Urbana City Council. The City Council must then approve, approve with 
certain conditions, or deny the application. Staff recommends that the Plan Commission forward the 
case to City Council with a recommendation of approval, as detailed in the staff report. The case will 
go to the City Council meeting on Monday, July 11, 2022. 

Description of Site and Area 

The site is approximately 3 acres and is located on the east side of North Broadway Avenue, between 
East Water Street and East University Avenue, in Downtown Urbana. The property is zoned B-4, 
Central Business. The adjacent properties are zoned B-4, Central Business (north, south, west) and B-
4E, Central Business Expansion (east).  

The following table identifies the current zoning and the existing and future land uses of the subject 
property and surrounding properties (see Exhibits A, B and C). 
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Table 1. Zoning and Land Use 

Location Zoning Existing Land Use  Future Land Use 

Site B-4, Central Business Vacant 
Central Business 

North B-4, Central Business Recreation & Motel 
Central Business 

South B-4, Central Business 
Urbana Civic Center & 
Retail 

Central Business 

East B-4E, Central Business Expansion 
Retail – Schnucks Grocery 
Store 

Central Business 

West B-4, Central Business Carle Offices 
Central Business 

Proposed Use 

Octapharma would like to operate a plasma donation center in a portion of the existing building on 
the site. Plasma centers are closest to the “Hospital/Clinic” use in the Zoning Ordinance, which 
require a special use permit in all of the zoning districts where they are allowed. The applicants plan 
on signing a ten-year lease for the plasma center, with two five-year options to extend the lease up to 
20 years. The building has been vacant since November, 2021, when Save-A-Lot closed, and the new 
use would occupy 12,000 square feet of the 31,500 square-foot building.  

The plasma center layout will include1: 
- Reception/waiting area where donors sign in 
- Interview area for repeat donors 
- Exam rooms for new donors, and annual exams for repeat donors 
- Donor floor where plasma is collected 
- Plasma processing, where plasma bottles are labeled, samples are taken for testing, and the 

collected plasma is loaded into super-cold freezers (-38c) 
- Shipping and receiving area in the rear of the premises 
- Storage room 
- Employee areas, including offices, conference/training room, and break room 

The plasma center would operate from 7:00 a.m. to 7:00 p.m., seven days per week. The applicants 
anticipate there will be 25 to 30 employees on-site, with two shifts each day. They also anticipate an 
average of 1,500 procedures per week, or 215 procedures per day, on average. At most, 42 employees 
and donors would be in the facility at any given time. There are 147 parking spaces on-site, and the 
applicants estimate that up to 43 spaces will be used by the plasma center’s employees and donors on 
a daily basis. The applicants would renovate 12,000 square feet of the existing building, and no changes 
would be made to the footprint of the building.  

  

                                                 
1 Exhibit E – Octapharma Plasma Inc. Business Plan 
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The 2005 Comprehensive Plan designates this property for “Central Business” future land use: 

The Central Business land use designation is exemplified by Downtown Urbana but also includes 
other mixed-use areas. Contains a dense, highly intensive land use pattern focusing on an urban style 
of development and architecture. Pedestrian, bicycle and transit access are emphasized to ensure areas 
are walkable. Contains a mix of land uses ranging from commercial, high-density residential, office as 
well as institutional. Mixed-use developments offer residential uses above first floor commercial and 
office space.  

The 2012 Downtown Plan designates this property as the “Near North” Downtown sub-district: 

The character of this district transitions from the walkable core of the 100-300 blocks of Main Street 
to the automobile-related shops, offices, and restaurants on University Avenue. The area is 
characterized by a number of surface parking lots that support county employees and law offices. The 
city looks to redevelop this area to extend the core walkable character north along Race Street and 
Broadway Avenue. This area also contains the first phase of the Boneyard Creek Improvement Project 
which will provide an attractive gathering space for downtown visitors.  

The Comprehensive Plan and Downtown Plan emphasize the desired walkability of this site and the 
surrounding area. Octapharma finds that eighty percent (80%) of their employees, and sixty-five 
percent (65%) of their donors drive a car to their facilities. As a condition of approval, staff 
recommend that six bicycle parking spaces be required to be installed, which would bring the property 
in compliance with Section VIII-7 of the Zoning Ordinance.  

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: 

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

The proposed plasma center would be conducive to the public convenience. It would occupy the old 
Save-A-Lot building, which is vacant. The site is in Downtown Urbana and is accessible by major 
roadways North Broadway Avenue to the west and North Vine Street to the east; there are sidewalks 
along Vine and Broadway, and an MTD bus stop on the east side of North Broadway Avenue. There 
are approximately 150 parking spaces on-site; the applicant anticipates that the plasma center will use 
43 of the existing parking spaces. As a condition of approval, six bicycle parking spaces would be also 
installed. 

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 plasma center use would occupy 12,000 square feet of the existing building. No changes will be 
made to the footprint of the building, and the employees and donors will use the existing parking lot. 
The facility would operate from 7:00 a.m. to 7:00 p.m., seven days per week, which is similar to other 
uses in the area (e.g. Schnucks, Starbucks). The building is vacant, and the new use would occupy a 
relatively small part of an underutilized site in Downtown Urbana. The applicants would also install 
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new bicycle parking, adhering to the desired walkability and bicycle-friendliness of Downtown. It does 
not seem that the use will be detrimental or injurious to the district or the public. 

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. 

The plasma center generally meets the intent of the B-4, Central Business district. “Hospital/Clinic” 
uses require a special use permit in all districts where they are allowed. They are permitted in the B-4 
zoning district with a special use permit, and the building and use will comply with all regulations and 
standards of the district. 

In addition to the requirements in Section VII-4.A of the Zoning Ordinance, 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 uses; 
2. Require adherence to an approved 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 a 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.  

Summary of Findings 

1. Octapharma Plasma, Inc. requests a special use permit to operate a plasma donation center at 
220 North Broadway Avenue in the B-4, Central Business zoning district. 

2. Table V-1 of the Urbana Zoning Ordinance permits “Hospitals/Clinics” in the B-4 district 
with a special use permit.  

3. The proposed use would be conducive to the public at this location, as the existing building is 
in Downtown Urbana, accessible by major roadways North Broadway Avenue and North 
Vine Street, sidewalks and transit. Bicycle parking would be installed as a condition of 
approval.  

4. The proposed use would not be injurious or detrimental to the B-4 zoning district or injurious 
to the general public, as the use would occupy a vacant building in Downtown Urbana. 

5. The proposed use conforms to the regulations and standards of, and preserves the essential 
character of the B-4, Central Business zoning district in which it shall be located, as 
“Hospital/Clinic” uses require a special use permit in all districts where they are allowed, and 
the proposed use comply with the regulations for the district. 
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Public Input 

Staff published a legal ad in the News-Gazette to notify the public of the request and public hearing 
fifteen days prior to the Plan Commission meeting. Staff also sent letters to 24 neighboring property 
owners (within 300 feet of the subject property), notifying them of the request, and posted a public 
hearing sign on the property. Staff did not receive any public input regarding the requested special use 
permit. 

Options 

The Plan Commission has the following options in Plan Case 2452-SU-22: 

1. Forward the case to City Council with a recommendation to approve the special use permit 
as requested, based on the findings outlined in this memo; or 

 
2. Forward the case to City Council with a recommendation to approve 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 City’s municipal code; or 
 

3. Forward the case to City Council with a recommendation of denial of the special use permit. 
If the Plan Commission elects to do so, it should articulate the findings supporting its denial.  

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 in Plan Case No. 2452-
SU-22 for the reasons articulated above, with the following condition: 

1. That six bicycle parking spaces are installed, in conformance with Section VIII-7 of the Urbana 
Zoning Ordinance. 

Attachments:  Exhibit A: Location Map 
 Exhibit B: Zoning Map 
 Exhibit C: Future Land Use Map 
 Exhibit D: Site Photos 
 Exhibit E: Octapharma Plasma Inc. Business Plan 
 Exhibit F: Special Use Permit Application 
 
cc: Kerry Clish, Octapharma Plasma, Inc., Applicant 
 Jenny Park, Meyer Capel  
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EXHIBIT D – Site Photos 



   

   
 



EXHIBIT E - Octapharma Business Plan





EXHIBIT F - Special Use Permit Application
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