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TO: City of Peoria Planning & Zoning Commission 

FROM: Development Review Board (prepared by Kimberly Smith) 

DATE: February 2, 2017 

CASE NO: PZ 17-05

REQUEST: Hold a Public Hearing and forward a recommendation to City Council on the request of Don Johnson, of 
Goodwill Industries of Central Illinois, to rezone property from a Class CN (Neighborhood Commercial), 
R-7 (Multi-Family Residential) and R-4 (Single-Family Residential) to all Class R-7 (Multi-Family 
Residential); and to amend an existing Special Use, Ordinance No. 15,638, for a Group Home for 
permanent housing for persons with disabilities, to add property and a building addition, for the properties 
located at 403 and 411 S. Olive Street and part of 2127 SW Jefferson Street (Parcel Identification Nos. 
18-17-206-016, 18-17-206-022, and part of 18-17-206-023), Peoria, Illinois (Council District 1).

SUMMARY OF PROPOSAL & REQUESTED WAIVERS 
The petitioner is requesting to: 

1) Rezone the property from a Class CN (Neighborhood Commercial), R-7 (Multi-Family Residential) and R-4 
(Single-Family Residential) to all Class R-7 (Multi-Family Residential), and 

2) Amend an existing Special Use, Ordinance No. 15,638, for a Group Home for permanent housing for persons 
with disabilities, to add property and a building addition.  The amended approval will be described as a group 
care facility, consistent with the current Unified Development Code.  More information is described below: 

Development Item Applicant Proposal 
Applicant Waiver 

Request & 
Justification 

SPRB
Comment

Dwelling units 10 bedrooms, 2 common bathrooms, 
common living and dining 

None In compliance 

Parking 12 (requirement is one per resident 
who drives, plus one per employee) 

None In compliance 

Mechanical & Utility 
Screening 

Screened by landscaping None In compliance 

Landscaping Existing None In compliance 

Exterior Lighting 

Not to exceed 3 foot candles when 
measured at the property line. 

None Lighting plan 
required prior to 
issuance of a 
building permit 

Setbacks, Yards 
Meets 25 feet front yard, and 
minimum 6 foot side yard 
requirement. 

None In compliance 

Height One story None In compliance 

Materials Not specified None Required prior 
to City Council 

BACKGROUND 

Property Characteristics
The subject property contains approximately 0.761 acres of land, developed with an existing Group Home.  
The property is zoned Class CN (Neighborhood Commercial), R-7 (Multi-Family Residential) and R-4 (Single-
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Family Residential).  It is surrounded by R-4 (Single Family Residential) zoning to the northwest, north and 
northeast; and CN (Neighborhood Commercial) to the southwest, south and south east. 

History 
 The current Group Home was approved in 2004.  The zoning history is as follows: 

Date Zoning 
1931 - 1958 J (Light Industrial) 
1958 - 1963 J (Industrial)  
1963 - 1990 C2 (Neighborhood-Commercial), C3 (General Commercial) 
1990 - Present R7 (Multi-Family Residential) and CN (Neighborhood Commercial)  

DEVELOPMENT REVIEW BOARD ANALYSIS 
The Community Development Department examines each rezoning application against the standards that 
resulted from the case of LaSalle National Bank of Chicago V. Cook County and Peoria’s Comprehensive Plan. 

Standard Standard Met per Community  
Development Dept. Review 

LaSalle Factor #1: Existing uses of and zoning of 
nearby property 

The rezoning allows the expansion of an existing 
site. 

LaSalle Factor #2: Extent to which property values 
are diminished by the particular zoning 

This will allow an improvement to otherwise vacant 
property.

LaSalle Factor #3: Extent to which the destruction of 
property values of the complaining party benefits the 
health, safety, or general welfare of the public. 

None expected; the property is located along a 
heavy arterial. 

LaSalle Factor #4: Relative gain to the public as 
compared to the hardship imposed on the individual 
property owner. 

The rezoning would allow for additional residential 
uses. 

LaSalle Factor #5: Suitability of the property for the 
zoned purpose. 

The subject parcels are suitable for R-7 (Multi Family 
Residential). 

LaSalle Factor #6: Length of time the property has 
been vacant as zoned, compared to the development 
in the vicinity of the property. 

The additional property is currently, potentially, 
underutilized.  

LaSalle Factor #7: Public need for the proposed use. None

Comprehensive Plan Future Land Use Designation The Future Land Use Designation is High Density 
Residential and Mixed Use.   

The DRB 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 None 
No injury to other property or diminish property values Yes None 
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Standard Standard Met per
SPRB Review 

SPRB Condition 
Request & 

Justification 
No impediment to orderly development Yes None 
Provides adequate facilities Yes None
Ingress/Egress measures designed to minimize traffic 
congestion Yes None

If a public use/service, then a public benefit  N/A N/A 
Conforms to all district regulations YES None 

Comprehensive Plan Critical Success Factors 1) Reinvest in 
Neighborhoods N/A

City Council Strategic Plan Goals Smart Population Growth N/A

DEVELOPMENT REVIEW BOARD RECOMMENDATION 

The Development Review Board recommends APPROVAL of the requests. 

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  
2. Aerial Photo  
3. Site Plan 
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