)
‘g PLANNING & ZONING

PEORIA COMMISSION

TO: City of Peoria Planning & Zoning Commission

FROM: Development Review Board, prepared by Shannon Techie
DATE: June 7, 2018

CASE NO: PZ 18-16

REQUEST: Hold a Public Hearing and forward a recommendation to City Council on the request of Robert Culp
of Midwest Engineering and Associates, Inc. for Peoria Public Schools District 150, to rezone
property from a Class R-3 (Single-Family Residential) District to a Class C-1 (General Commercial)
District, for a portion of the property (approximately 4.3 acres in the southwest corner of the property)
located at 400 E War Memorial Drive (Parcel Identification Number 14-28-276-001), and commonly
known as Peoria Stadium, Peoria, lllinois (Council District 3).

SUMMARY OF PROPOSAL
In response to feedback from neighborhood residents, the Petitioner is amending their request to C-N
(Neighborhood Commercial), as opposed to C-1 (General Commercial) zoning.

The intent of the C-N District is for commercial and office uses that primarily serve the immediate surrounding
neighborhood. Typical uses occupy no more than 15,000 square feet of gross floor area. The district is not
intended for use by major or large-scale commercial, sales, service or automotive-oriented activities. Uses in
this district are intended to be located immediately abutting residential neighborhoods and should be within
convenient walking distance from the neighborhoods they are designated to serve.

The attached subdivision plat shows the area to be rezoned. The subdivision process is an administrative
process through the Development Review Board. The proposed plat is included with the rezoning request for
reference only, to provide documentation of the area proposed to be rezoned.

BACKGROUND

Property Characteristics

The entire stadium property contains approximately 82.32 acres and the portion to be rezoned contains
approximately .772 acres. The property is currently zoned R-3 (Single-Family Residential) and is surround by
R-3 (Single-Family Residential) to the west, C-1 (General Commercial) to the east, R-4 (Single-Family
Residential), C-N (Neighborhood Commercial) and C-G (General Commercial) to the south, and C-1 (General
Commercial) and R-3 (Single-Family Residential) to the north.

History
The property at 400 E War Memorial contains a legal non-conforming use of outdoor recreation.

The property has historically been zoned as follows:

Date Zoning

1958-1963 A (One Family)

1963 - 1990 R-1 (Low Density Residential)
1990 - Present R-3 (Single-Family Residential)
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COMMUNITY DEVELOPMENT DEPARTMENT 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 the City's

Comprehensive Plan.

Standard

Standard Met per Community Development Dept.
Review

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

There is commercial zoning across War Memorial
Drive to the south and across New York Avenue to the
East. In addition, the types of uses allowed in the C-N
District are compatible with the existing development
pattern in the area. Further, the existing use of the
stadium (outdoor recreation) is more similar to a
commercial use than a single-family residential use.

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

Property values should not be diminished by the
rezoning to C-N, as there is other commercially zoned
property in the vicinity of this site.

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.

A rezoning to C-N would provide a public benefit, as it
would allow for the existing commercial uses to expand
and continue to serve the immediate residential
neighborhood and commercial corridor, as intended by
the Unified Development Code.

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

The rezoning would allow for uses that would
complement the existing mixed-use (large and small

zoned purpose.

roperty owner scale commercial and single-family residential)
property ' character of the neighborhood.

The subject parcel is suitable for commercial
LaSalle Factor #5: Suitability of the property for the | development, with the location along a major

thoroughfare (War Memarial Drive) and other parcels
in the area already developed as commercial.

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

The property is not vacant.

LaSalle Factor #7: Public need for the proposed use.

The existing use of the property would align with the
uses allowed in the C-N (Neighborhood Commercial)
District.

Comprehensive Plan Future Land Use Designation

Partially, as the Future Land Use Designation is
public/semi-public.

The Community Development Department examines each application against the appropriate standards found in the

Code of the City of Peoria..

Standard Standard Met per | SPRB Condition Request
SPRB Review & Justification
No negative impact on existing uses within general area of Yes None
property
The zoning classification is within the general area Yes None
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Standard Standard Met per | SPRB Condition Request
SPRB Review & Justification
SUIta-b.Ihty.Of property to uses permitted in existing Yes None
classification
Trend of development Yes None
SUIta-b.I|Ity.Of property to uses permitted in proposed Yes None
classification
Objectives of the Comprehensive Plan Yes None
Investigation of other suitable ways to accomplish intended
Yes None
purpose
No detriment to public health, safety, or general welfare Yes None
Enjoyment of property by neighbors for intended use Yes None
Grow employers
Comprehensive Plan Critical Success Factors anql JObS'. N/A
Reinvest in
neighborhoods.
Grow Peoria
business, jobs, and
population.
City Council Strategic Plan Goals Attractive N/A
neighborhoods with
character; safe and
livable.

COMMUNITY DEVELOPMENT DEPARTMENT RECOMMENDATION

The Community Development Department recommends approval of the request.

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 meeting all applicable code requirements through all phases of the development.

ATTACHMENTS

1. Proposed subdivision plat (for reference to the area proposed to be rezoned)

2. Surrounding Zoning (County GIS Print in Color)
3. Aerial Photo (County GIS Print in Color)
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STATE OF ILLINOIS )
COUNTY OF PEORIA ) SS

| HEREBY CERTIFY THAT THIS SUBDIVISION PLAT IS APPROVED

THIS DAY OF 2018,

DIRECTOR, COMMUNITY DEVELOPMENT DEPARTMENT

304.00" (304)

34547 W ~ ‘\7”52
(175.25)

I, THE COUNTY CLERK OF THE AFORESAID COUNTY, DO HEREBY CERTIFY THAT | HAVE THIS DAY

EXAMINED THE TAX RECORDS OF THE PROPERTY SHOWN ON THE ATTACHED PLAT AND FIND NO

DELINQUENT GENERAL TAXES, UNPAID CURRENT GENERAL TAXES, OR DELINQUENT SPECIAL ASSESSMENTS

AGAINST THE PARCELS OF LAND DESCRIBED ON SAID PLAT.

STATE OF ILLINOIS )
COUNTY OF PECRIA ) SS

GIVEN UNDER MY HAND AND SEAL THIS DAY QF 2018

COUNTY CLERK DEPUTY CLERK

P.0.C.
S.W. COR. N.E. 1/4 SEC.

S 89'30'03" E ~ 914.00" 1

STATE OF ILLINOIS )
COUNTY OF PEORIA ) SS

WE, THE OWNER OF RECORD OF THE LAND SHOWN
IN THE ATTACHED PLAT, DO HEREBY AUTHORIZE AND ACKNOWLEDGE THE SURVEY OF THE LAND AS
DESCRIBED IN THE ACCOMPANYING LEGAL DESCRIPTIONS. ALSO, TO THE BEST OF OUR KNDWLEDGE THE
DESCRIBED PARCEL IS LOCATED IN PEORIA PUBLIC SCHOOL DISTRICT 150.

DATED THIS DAY OF 2018.
BY TTLE
ATTEST TTLE

STATE OF ILLINOIS )
COUNTY OF PECRIA ) SS
I, THE UNDERSIGNED, A NOTARY PUBLIC IN AND FOR SAID COUNTY IN THE STATE AFORESAID, DO

HEREBY CERTIFY THAT ____ _— ___IS/ARE PERSONALLY KNOWN TO ME TO BE THE
SAME PERSON(S) WHOSE NAME(S) IS/ARE SUBSCRIBED TO THE FOREGOING INSTRUMENT, APPEARED
BEFORE ME THIS DAY IN PERSON AND ACKNOWLEDGED THAT THEY SIGNED, SEALED AND DELIVERED THE
CERTIFICATE AS THEIR FREE AND VOLUNTARY ACT FOR THE USES AND PURPOSES SET FORTH. GIVEN

UNDER MY HAND AND NOTARIAL SEAL THIS _____ DAY OF ____ 2018.

NOTARY PUBLIC
MY COMMISSION EXPIRES

STATE OF ILLINOIS )
COUNTY OF PEORIA ) S
. THE UNDERSIGNED, A NOTARY PUBLIC IN AND FOR SAID COUNTY IN THE STATE AFORESAID, DO

HEREBY CERTIFY THAT _. _— ___IS/ARE PERSONALLY KNOWN TO ME TO BE THE
SAME PERSON(S) WHOSE NAME(S) IS/ARE SUBSCRIBED TO THE FOREGONG INSTRUMENT, APPEARED
BEFORE ME THIS DAY IN PERSON AND ACKNOWLEDGED THAT THEY SIGNED, SEALED AND DELIVERED THE
CERTIFICATE AS THEIR FREE AND VOLUNTARY ACT FOR THE USES AND PURPOSES SET FORTH. GIVEN

UNDER MY HAND AND NOTARIAL SEAL THIS _____ DAY OF ____ 2018.

NOTARY PUBLIC
MY COMMISSION EXPIRES

FOR THE RECORDER'S USE

THIS PLAT SUBMITTED FOR RECORDING BY:
NAME:
(ATTORNEY/PROPERTY OWNER)

ADDRESS:
STREET NAVE & NUMBER

ary STATE 7

a

FINAL PLAT OF STADIUM SQUARE SUBDIVISION

A PART OF THE NORTHEAST QUARTER OF SECTION 28, TOWNSHIP 9 NORTH, RANGE 8 EAST, OF THE FOURTH
PRINCIPAL MERIDIAN, PEGRIA COUNTY, ILLINOIS.
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S 0023197 W ~ 74213 (742)

T 5 891746" E ~ 15554

EXISTING NORTH
RIGHT OF WAY LINE

S 894039 E ~ 259.29'

S 774827 E ~ 34.84

56. 35

CH. BRG.= 5093354 w
CH.

LOT 1
0.772 ACRES®

N _B317'46" W ~ 223.10"

\‘P 0.B.

WAR MEMORIAL DRIVE
(U.S. ROUTE 150)
(100’ RIGHT OF WAY)

MISSOURI
AVENUE

G
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THE PROPERTY SHOWN HEREON IS LOCATED IN ZONE C PER
FLOOD INSURANCE RATE MAP COMMUNITY PANEL NUMBER
170536 0015 B AS DISTRIBUTED BY THE FEDERAL
EMERGENCY MANAGEMENT AGENCY EFFECTIVE DATE:
FEBRUARY 1, 1980. ZONE C DENOTES AREAS OF MINIMAL
FLOODING.

DATE FIELD WORK WAS COMPLETED: 04/25/2018.

TS NOT INTENDED THAT THIS PLAT CONTAINS COMPLETE
INFORMATION REGARDING EASEMENTS, RESERVATION
RESTRICTIONS, RIGHT OF WAY, BUILDING SETBACK UNES AND
OTHER ENCUMBRANCES. FOR COMPLETE INFORMATION, A
TITLE OPINION OR COMMITMENT FOR TITLE INSURANCE
SHOULD BE OBTAINED.

THIS PROFESSIONAL SERVICE CONFORMS TO THE CURRENT
ILLINOIS MINIMUM STANDARDS OF PRACTICE APPLICABLE TO
BOUNDARY SURVEYS.

LOT 1 AREA = LOT 1 33,610 SQUARE FEET OR 0.772
ACRES, MORE OR LESS.

THE FUTURE RIGHT OF WAY IS NOT PART OF THIS
SUBDIVISION AND WILL BE CONVEYED BY A SEPARATE
DOCUMENT,

THIS SUBDIVISION IS PART OF EXISTING P.LN.
14-28-276-001

- PROPQSED LOT LINE
— — — — — — — - ADJACENT LOT/BOUNDARY LINES
- EXISTING CENTERLINE

- SECTION LINE

- EXISTING RIGHT DF WAY LINE

- FUTURE RIGHT OF WAY LINE

- EXISTING WOOD PRIVACY FENCE

- NOT TO SCALE
- FOUND IRON ROD/REBAR
- FOUND IRON PIPE

.
)

® - FOUND MASONRY NAIL (MAG, PK, CST)
o - SET 1/2" x 30" IRON ROD
[a]
o,

- SET CONCRETE MONUMENT
- POINT OF BEGINNING

P.O.C. - POINT OF COMMENCEMENT
(S 0071409 E) - RECORD BEARING
(2661.90") ~ RECORD DISTANCE
N 0003'08" E ~ MEASURED BEARING
2642.40' - MEASURED DISTANCE

- RECORD PARCEL INFORMATION
~ PEORIA COUNTY RECORDER'S OFFICE
- PARCEL IDENTIFICATION NUMBER

STATE OF ILLINOIS )
COUNTY OF TAZEWELL) SS

WE, MIDWEST ENGINEERING ASSOCIATES, INC., BEING PROFESSIONAL ENGINEERS AND LAND SURVEYORS,

DO HEREBY STATE THAT WE HAVE PREPARED THE ATTACHED PLAT OF SURVEY. SAID LAND BENG A
PART OF THE NORTHEAST QUARTER OF SECTION 28, TOWNSHIP © NORTH. RANGE 8 EAST, OF THE
FOURTH PRINCIPAL MERIDIAN, PEORIA COUNTY, ILLINOIS. AND THAT THE ATTACHED PLAT IS A TRUE
AND CORRECT REPRESENTATION OF SAID SURVEY DRAWN TO A SCALE OF ONE INCH EQUALS THIRTY
FEET (1" = 30)

DATED THIS DAY OF 2018.

BY:

MIDWEST ENGINEERING ASSOCIATES, INC.
BRYAN W. HARTMAN

ILLINDIS PROFESSIONAL LAND SURVEYOR #3677
MY LICENSE EXPIRES: 11/30/2018

a CALIFORNIA

FUTURE PUBLIC
RICHT OF WAY

NEW YORK ’g
AVENUE <

-

o 30° 60

T 1 INCH = 30 FEET

LEGAL DESCRIPTION
A PART OF THE NORTHEAST QUARTER OF SECTION 28, TOWNSHIP 9 NORTH, RANGE 8
EAST, OF THE FOURTH PRINCIPAL MERIDIAN, PEORIA COUNTY, ILLINOIS, BEING MORE
PARTICULARLY DESCRIBED AS FOLLOWS:

COMMENCING AT THE SOUTHWEST CORNER OF SAID NORTHEAST QUARTER; THENCE
SOUTH 89 DEGREES 30 MINUTES 03 SECONDS EAST (BEARINGS ARE ASSUMED FOR
DESCRIPTIVE PURPOSES), ALONG THE SOUTH LINE OF SAID NORTHEAST QUARTER,
914.00 FEET; THENCE NORTH 00 DEGREES 23 MINUTES 19 SECONDS EAST, 56.67 FEET
TO THE EXISTING NORTH RIGHT OF WAY LINE OF WAR MEMORIAL DRIVE (U.S. ROUTE
150); THENCE SOUTH 89 DEGREES 17 MINUTES 46 SECONDS EAST, ALONG SAID
EXISTING NORTH RIGHT OF WAY LINE, 155.54 FEET TO THE POINT OF BEGINNING;

THENCE NORTH 44 DEGREES 29 MINUTES 07 SECONDS WEST, 70.94 FEET; THENCE
NORTH 00 DEGREES 19 MINUTES 21 SECONDS EAST, 73.49 FEET; THENCE SOUTH 89
DEGREES 40 MINUTES 39 SECONDS EAST, 255.29 FEET; THENCE SOUTH 77 DEGREES 48
MINUTES 27 SECONDS EAST, 34.84 FEET; THENCE IN A SOUTHWESTERLY DRECTION
ALONG A CURVE TO THE LEFT, WTH A RADIUS OF 556.35 FEET AND AN ARC LENGTH
OF 41.03 FEET, SAID CURVE BEING SUBTENDED BY A CHORD BEARING SOUTH 09
DEGREES 33 MINUTES 54 SECONDS WEST, 41.02 FEET; THENCE SOUTH 07 DEGREES 27
MINUTES 08 SECONDS WEST, 78.26 FEET TO SAID EXISTING NORTH RIGHT OF WAY LINE;
THENCE NORTH B9 DEGREES 17 MINUTES 46 SECONDS WEST, ALONG SAID EXISTING
NORTH RIGHT OF WAY LINE, 223.10 FEET TO THE POINT OF BEGINNING AND CONTAINING
0.772 ACRES, MORE OR LESS, AND SUBJECT TO ANY RIGHT OF WAY, EASEMENTS AND
RESTRICTIONS OF RECORD.

Midwest_Engineering
Associates, Inc

140 E. Washington Street
East Peoria, Ilinois 61611
300.222.8600
www.mweainc.com

IL Design Firm Reg. No.
184-005896

A PART OF THE NORTHEAST QUARTER OF

SECTION 28, TOWNSHIP 9 NORTH, RANGE 8

EAST, OF THE FOURTH PRINCIPAL MERIDIAN,
PEORIA COUNTY, ILLINOIS.

PLAT OF SURVEY
FOR
PEORIA PUBLIC SCHOOLS
DISTRICT 150
PEORIA, IL

Issued

Rev Dote
Deseri

BUH_04/24/2018
Cio_04/24/2018
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1
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May 30, 2018
Surrounding Zoning - 400 East War Memorial Drive
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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 Peoria County, IL, HERE, USGS
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




May 30, 2018

400 East War Memorial Drive Aerial
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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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County of Peoria, Tri-County Regional Planning Commission,
Kucera International, Inc.
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