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TO:  City of Peoria Planning & Zoning Commission 

FROM:  Site Plan Review Board (prepared by Shannon Techie) 

DATE: April 28, 2016 

CASE NO: PZ 16-12 

REQUEST: Hold a Public Hearing and forward a recommendation to the City Council on a request from Camilla 
Rabjohns to obtain a Special Use for an Assisted Living (Sober Living) Facility in a Class R-4 (Single-
Family Residential) District for the property located at 2116 N Prospect Road (Parcel Identification 
Numbers 14-34-378-001), Peoria, Illinois. (Council District 3).  

 

SUMMARY OF PROPOSAL & REQUESTED WAIVERS 
The petitioner is requesting to obtain a Special Use for an Assisted Living Facility (Sober Living) at 2116 no 
Prospect Road; a 4,031 square foot home with 5 bedrooms.     
 
The petitioner describes the use of sober living as a 12 step based living facility with house managers. There will 
be rules that the residents will have to sign, indicating that they will follow the rules. They will be drug tested 
weekly on a random basis. They will have a group meeting to see how they are doing with meetings, if they have 
a sponsor, and job or school or volunteer services. There will be AA meetings with the house residents but no 
therapy or treatment. There will be no alcohol or drugs on the premise and if one of the residents is found with 
an illegal substance, (including medical marijuana), they will have to leave the house immediately. There will be 
8 residents and 2 house managers, for a total of 10 people residing at the property.   
 
The proposed use best fits the Land Development Code definition of Assisted Living, which is defined as a special 
combination of housing, supportive services, personalized assistance, and/or health care designed to respond to the 
individual needs of those who need help with activities of daily living because of age or medical condition. This also 
includes independent living, elderly housing, nursing homes, and hospices. 
 
Please note that the proposed use does not meet the Land Development Code definition of a halfway house or a 
residential treatment facility.   
 
The property has approval as a legal non-conforming duplex, since 1988, based on continuous use as a duplex.  For 
the property to continue to be used as two units, a zoning certificate for a transfer or property would be required, with 
documentation that neither unit has been vacant for more than 12 months since 1988.   
 
The proposal is further described as follows: 
 

Development Item 
Applicant Proposal Applicant Waiver 

Request & 
Justification 

SPRB Comment 

Parking  
A total of 13 parking spaces will be 
provided; 3 car garage and 10 on-
street parking spaces. 

None None 

Mechanical & Utility 
Screening 

A dumpster is not proposed to be 
placed on the site. 

None None 

Use Standards 

N/A None SPRB requests that the 
property not be transferred 
as a duplex, which would 
cause the structure to 
revert back to a single-
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Development Item 
Applicant Proposal Applicant Waiver 

Request & 
Justification 

SPRB Comment 

family dwelling (one unit).  
If the Special Use is 
granted, this would allow 
the applicant to use the 
property for assisted living 
as requested.  In addition, 
SPRB requests that the 
property not be subdivided 
into separate units or 
additional entrances/exits 
added.  If the assisted 
living using is ever 
abandoned for a period of 
2 years or more, the 
property would then have 
to be used as a single-
family dwelling (one unit) 
or a new special use 
would be required.  This 
would provide some 
protection for surrounding 
neighborhood that 
structure would remain as 
a single-family dwelling in 
the future.   

Landscaping 

4 shade trees in the front yard 
along Prospect Road and 4 shade 
trees along Prospect Road.   

None There are 4 existing 
shade trees on the public 
right-of-way along 
Republic, which can be 
counted toward the front 
yard landscaping 
requirement along 
Republic. There are 3 
shade trees in the front 
yard along Prospect.  
One additional shade 
tree must be added to 
the front yard along 
Prospect.   

Signs None proposed None None 

Exterior Lighting No changes proposed None None 

Setbacks, Yards, Build 
To 

No changes are proposed to the 
exterior of the structure.   

None None 

Fire Alarm 
N/A N/A A manual fire alarm 

system may be required.  

Building Safety 

N/A N/A Architectural drawings 
will be required for this 
project and must be 
reviewed and approved 
before the use can be 
established.   
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BACKGROUND 
 

Property Characteristics 
The subject property contains .35 acres of land and is currently developed with a legal non-conforming duplex..  
The property is zoned Class R-4 Single-Family residential and surrounded by Class R-4 Single-Family 
residential zoning to the north, south, east and west.  
 
The Comprehensive Plan designation for the property is medium density residential.  

 
History 
Since 1988, the property has legal non-conforming status as a duplex, based on continuous use as a duplex.   
 

Date Zoning 

1931 - 1958 B (Two Family Dwelling) 

1958 - 1963 B (Two Family Dwelling) 

1963 - 1990 R1 (Low-Density Residential) 

1990 - Present R4 (Single-Family Residential) 

 
SITE PLAN REVIEW BOARD ANALYSIS 
 
The SPRB examines each application against the appropriate standards found in the Code of the City of 
Peoria and/or in case law. 
 

Standard 
Standard Met per SPRB 

Review 
SPRB Condition Request & Justification

No detriment to public health, 
safety, or general welfare 

Yes N/A 

No injury to other property or 
diminish property values 

Yes SPRB requests that the property not be 
transferred as a duplex, which would 
cause the structure to revert back to a 
single-family dwelling (one unit).  If the 
Special Use is granted, this would allow 
the applicant to use the property for 
assisted living as requested.  In addition, 
SPRB requests that the property not be 
subdivided into separate units or additional 
entrances/exits added.  If the assisted 
living using is ever abandoned for a period 
of 2 years or more, the property would then 
have to be used as a single-family dwelling 
(one unit) or a new special use would be 
required.  This would provide some 
protection of property values of the 
surrounding residential neighborhood, if 
the structure would remain as a single-
family dwelling in the future. 

No impediment to orderly 
development 

Yes N/A 

Provides adequate facilities Yes N/A 

Ingress/Egress measures 
designed to minimize traffic 
congestion 

Yes N/A 

Adherence to the comprehensive 
plan 

Yes N/A 
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Standard 
Standard Met per SPRB 

Review 
SPRB Condition Request & Justification

If a public use/service, then a 
public benefit 

Yes N/A 

Conforms to all district regulations Yes N/A 

Comprehensive Plan Critical 
Success Factors 

Grow employers and jobs. 
Reinvest in neighborhoods. 

N/A 

City Council Strategic Plan Goals 

Grow Peoria business, jobs, 
and population. 
Attractive neighborhoods with 
character; safe and livable. 

N/A 

 
 
SITE PLAN REVIEW BOARD RECOMMENDATION 
 
The Site Plan Review Board recommends approval of the request with the following conditions: 

1. That the property not be transferred as a duplex and not subdivided into separate units or additional 
entrances/exits added.  If the assisted living using is ever abandoned for a period of 2 years or more, the 
property would then have to be used as a single-family dwelling (one unit) or a new special use would be 
required.  This would provide some protection of property values of the surrounding residential neighborhood, 
if the structure would remain as a single-family dwelling in the future. 

2. One additional shade tree must be added to the front yard along Prospect.   
3. A manual fire alarm system may be required; Fire Department approval is required.   
4. Architectural drawings will be required for this project and must be reviewed and approved before the 

use can be established.   
 
NOTE:  If a City Code Requirement is not listed as a waiver, then it is a required component of the development.  The 
applicant is responsible for meetings all applicable code requirements through all phases of the development. 
 
ATTACHMENTS 

1. Surrounding Zoning (County GIS Print in Color) 
2. Aerial Photo (County GIS Print in Color - 2008 Photo until updated) 
3. Site Plan 
4. Photos and floor plan 



2116 N Prospect Road Surrounding Zoning

Peoria County, IL, HERE, USGS

April 28, 2016
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Disclaimer: Data is provided 'as is' without warranty or any
representation of accuracy, timeliness or completeness. The burden
for determining fitness for, or the appropriateness for use, rests
solely on the requester. The requester acknowledges and accepts
the limitations of the Data, including the fact that the Data is in a
constant state of maintenance. This website is NOT intended to be
used for legal litigation or boundary disputes and is informational
only. -Peoria County GIS Division
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2116 N Prospect Road Aerial Photo

Peoria County, IL, HERE, USGS
County of Peoria, IL and the Sanborn Map Company, Inc.
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for determining fitness for, or the appropriateness for use, rests
solely on the requester. The requester acknowledges and accepts
the limitations of the Data, including the fact that the Data is in a
constant state of maintenance. This website is NOT intended to be
used for legal litigation or boundary disputes and is informational
only. -Peoria County GIS Division
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