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CR-5  
Project Name:   T6 (Urban Core).

Finding:  In the existing zoning of the Central Business 
District (B1), buildings are allowed to be built to a height of 1.5 
times the width of the street, plus 3 feet for each foot the 
building sets back from the ROW.

Discussion:    As a result of this zoning, downtown buildings 
are allowed to be built to 1.5 times the street width before the 
first step back: 150 feet or about 13 stories.  Once the building 
has stepped back, it can climb as much as 3 times the step 
back distance.  If a full city block were to be built out, 
assuming a 300’ block and a 100’ ROW, the building could be 
50 stories tall.  Using only half the block, a building could be 
built up to 31 stories.  
It is unlikely that any building would be built out to these limits 
in the near future, and therefore unnecessary to allow 
buildings of this height.  However, the expectation created by 
this possibility can have a negative impact on the development 
potential of downtown land.  Property owners tend to 
overvalue their land, or to wait for the market to catch up with 
their expectations of value.  Developers tend to look only at 

ZONING COMPARISON.  The illustration shows a comparison of the height of the existing downtown buildings (left), to the maximum 
building height allowed by the current B1 zoning (center), to the maximum building height that would be allowed by the proposed T6 
zoning (right).  From this diagram, it is evident that T6 zoning would provide development in character with the existing buildings of 
downtown Peoria, while the current B1 zoning allows for development that would dwarf the existing buildings by comparison.

parcels big enough to accommodate the setbacks of a tall 
building, while the potential of smaller parcels is ignored.   If 
a building were to be built out to these standards, the 
available market would be soaked up very quickly and further 
development would come to a grinding halt for some time.  
Finally, it becomes impossible for a developer to sell a view 
when at any time it could suddenly be blocked by a taller 
building. In order to create a predictable environment for 
downtown development, it is necessary to create a set of 
rules that is both more realistic and encourages a more 
consistent and sustainable pattern of development.

The illustration below shows the proposed build-out under the 
T6 alternative.  Although the height would be limited to 13 
stories—the same height as the Père Marquette hotel - the 
allowable lot coverage would be greater.  

Recommendation:   Areas currently zoned as B1 should be 
assigned to T6, with a height restriction of 13 stories 
maximum, 2 stories minimum.  
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CR-6 
Project Name: D (District).

Finding:   Areas like the hospital and warehouse district 
require more flexibility and specificity than offered by standard 
zoning classifications.

Discussion:   Specific areas, currently zoned for industrial 
and institutional uses, need to be defined as a District.  In 
some cases, districts can’t be adequately regulated through 
the use of categorically defined rules.  They are special cases 
that are often full of necessary exceptions to rules that might 
be applied generally elsewhere.  For that reason, all of the 
relevant conditions of disposition, configuration, and function 
of buildings need to be determined by a specific plan and, in 
some cases, even by development of a detailed design that 
is responsive to highly particular conditions.  The Warehouse 
District (see Project D-3) is such  a case.  The existing 
buildings represent a very specific set of opportunities.  In 
order to continue and accelerate the pattern of redevelopment 
already emerging, it is necessary to develop a specific set of 
urban and architectural guidelines that will reinforce the 
current tendencies.  

Recommendation:  Specific areas currently zoned as I1 
(Industrial/Business Park District), I2 (Railroad/Warehouse 
Industrial District), I3 (General Industrial District), and N1 
(Institutional District) should be assigned to transect 
classification D (District).
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Implementation in General

Ref. # Project Name Description Product/Location Responsibility Implementing Agent Feasibility Analysis Project Financing Timing

P1 = Priority One, Immediate Action P2 = Priority Two, Initiate Within Five Years P3 = Priority Three, Initiate Within Ten Years

GC-1 Town Architect Establish the position of town architect as part of the City’s planning department, to provide 
assistance on design-related matters.  

N/A Peoria City Council Planning Department Planning Department General Funds P2

GC-2 Historic Preservation 
Ordinance

Review the City’s Historic Preservation Ordinance to insure its effective and appropriate 
enforcement, and to insure that it works in a coordinated way with other initiatives for 
neighborhood improvement.

N/A Historic Preservation 
Commission

Planning /Economic 
Development

Planning Department N/A P1

GC-3 Streamlining Permitting 
Process

Establish permitting procedures that offer incentives for developers willing to implement 
projects in accordance with the goals of the plan.

N/A Peoria City Council Inspections/ Planning/ 
Econ. Dev./ Public Works

Same as implementing 
agent

General Funds P1

GC-4 Parking Management Plan Develop a public parking utility and management plan that can effectively address parking 
issues while  removing the parking requirement for new development.

N/A Peoria City Council Planning / Public Works 
Department

Planning Department N/A P1
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P1 = Priority One, Immediate Action P2 = Priority Two, Initiate Within Five Years P3 = Priority Three, Initiate Within Ten Years

Ref. # Project Name Description Product/Location Responsibility Implementing Agent Feasibility Analysis Project Financing Timing

SR-1 Interstate 74 Improvements Revision of DOT design for improvements of Interstate 74 in order to minimize disruptive 
impact on the downtown street network.

Interstate 74 IDOT IDOT IDOT/Public Works 
Department

State Funds P1

SR-2 Conversion of One-Way 
Streets

Conversion of current system of pairs of one-way streets to two-way travel with on-street 
parking.

Jefferson and Adams 
Streets

Peoria City Council Public Works Department Public Works Department Capital Funds P2

SR-3 Downtown Traffic Signal 
Timing

Adjustment of traffic signal timing as way to regulate vehicle speeds on downtown streets. N/A Peoria City Council Public Works Department Public Works Department N/A P1

SR-4 On-Street Parking Reconfiguration of the downtown streets to provide more on-street parking, including re-
striping of some streets to allow diagonal parking.

N/A Peoria City Council Public Works Department Public Works Department Capital Funds P2

SR-5 Crosstown Boulevard Conversion of Interstate 74 to an urban boulevard. Interstate 74 IDOT IDOT IDOT/Public Works 
Department

State Funds P3

SR-6 Re-design of Main Street Transformation of Main Street into a boulevard, with a planted median and appropriate 
street trees on both sides.  

Main Street Peoria City Council Public Works Department Public Works Department Capital Funds P2
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Ref. # Project Name Description Product/Location Responsibility Implementing Agent Feasibility Analysis Project Financing Timing

P1 = Priority One, Immediate Action P2 = Priority Two, Initiate Within Five Years P3 = Priority Three, Initiate Within Ten Years

D-1 Sears Block 
Redevelopment

Redevelopment of the Sears block, with the new Lakeview Museum complex as the 
central and signature component, flanked on either side by mixed use development 
including a possible hotel and condominiums.  

Site of the now vacant 
Sears store and its 
associated parking deck

Peoria City Council & 
Lakeview Museum

Economic Development & 
Lakeview Museum

Economic Development Capital Funds (City 
Portion) & Private Funds 
(Museum Portion)

P3

D-2 Downtown Riverfront Develop a revised specific plan for the downtown riverfront, incorporating proposals for 
adjacent development and the principles of this plan.  Provide 192,500sf commercial; 
312,000sf hotel; 662,400sf residential; 133,400sf museum; and 603,200sf or 1,508 spaces 
new parking.

Central Riverfront adjacent 
to the downtown core

Peoria City Council Economic Development Economic Development Capital Funds P2

D-3 Warehouse District Develop a specific plan for redevelopment of the warehouse district as a center for 
the arts, entertainment, and fashionable residential opportunities.  Provide 50,800sf 
commercial; 100,900sf flexspace; 60,800sf residential; and 307,200sf or 768 spaces new 
parking.

Warehouses and Industrial 
Buildings along the 
riverfront.

Peoria City Council Economic Development Economic Development Capital Funds P3

D-4 New Street, Warehouse 
District

Re-develop the existing alley and warehouse buildings as the central spine of the 
warehouse district.  Additionally, provide 48,000sf commercial; 807,000sf residential; and 
270,000sf or 675 spaces new parking.

Washington Street Peoria City Council Private Sector Economic Development, 
jointly, with Private Sector

Private Reinvestment P3

D-5 WTVP Television Studio Line existing WTVP Television Studio with flexspace and adjust proposed infrastructure 
and landscaping changes to accommodate an urban pedestrian environment.

Water and State Streets WTVP WTVP WTVP Private P1

D-6 Re-opening of Fulton 
Street

Convert the existing Fulton Street pedestrian mall back to a street that allows vehicle traffic 
as part of the downtown grid.  

Fulton Street between 
Adams and Jefferson 
Streets

Peoria City Council Public Works Public Works Capital Funds P2

D-7 Re-design of Caterpillar 
Garage

Design a new “skin” for the Caterpillar garage in order to enhance its visual appeal and 
improve its frontage on Water Street.  

Water Street Caterpillar Inc. Caterpillar Inc. Caterpillar Inc. Private P1

D-8 Hospital Campus and 
Lower Main Street Corridor

Extend Fulton Street west to Main Street, and restore the street grid at the point where the 
expansion of the Civic Center is likely to meet the expansion of the hospital campus.  

Between Civic Center and 
College of Medicine

Peoria City Council Public Works Economic Development, 
Public Works, & Civic 
Center

Capital Funds P3

D-9 Civic Center West 
Entrance

Re-configure the west entrance to the Civic Center in order to improve wheelchair access 
and connection to potential expansion to the west.

Monroe Street Peoria Civic Center Peoria Civic Center Peoria Civic Center Peoria Civic Center P2

D-10 Riverfront Row Houses Create a public/private partnership to redevelop the existing public housing site as a 
neighborhood of townhouses.

Taft Homes bordered by 
Eaton, Adams, and Green 
Streets

Peoria Housing Authority/ 
Private Sector

Peoria Housing  Authority Peoria Housing Authority HUD Funds/ Private 
Investment

P3

D-11 Whitewater Race Course Create a whitewater race course as an activity center in the riverfront park to the north of 
the RiverPlex.

Land to the North of the 
Current Recreational and 
Fitness Complex

Peoria City Council, Peoria 
Park District, and Private 
Sector

Private Sector Economic Development, 
Peoria Park District

Private Investment P3
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Ref. # Project Name Description Product/Location Responsibility Implementing Agent Feasibility Analysis Project Financing Timing

P1 = Priority One, Immediate Action P2 = Priority Two, Initiate Within Five Years P3 = Priority Three, Initiate Within Ten Years

N-2 Southern Gateway Area Redevelop the Adams Street Corridor as a major gateway into downtown Peoria Adams Street Corridor Private Srector TBD Economic Development; 
Planning & Neighborhoods

HUD Funds/ Private 
Investment

P3

N-3 Southern Gateway 
Neighborhood Center

Redevelop the intersection of Adams and Western as a major neighborhood center. Intersection of Adams and 
Western

Private Sector TBD Economic Development; 
Planning & Neighborhoods

HUD Funds/ Private 
Investment

P3

N-4 Adams Corridor Infill Redevelop an infill pattern along existing Adams Street Corridor, focusing on historical 
neighborhood center locations. 

Adams Street Corridor Peoria City Council; Private 
Sector

TBD Economic Development; 
Planning & Neighborhoods

HUD Funds/ Historic 
Preservation Funds/ 
Private Investment

P2

N-5 Model Community Anchor Develop public/private partnership(s) in order to implement development of model 
neighborhood centers as “community anchors.”  

TBD Peoria City Council; Private 
Sector

TBD TBD HUD Funds/ Private 
Investment

P3

N-6 Western Avenue 
Neighborhood Center

Redevelop the intersection of Western and Lincoln as a neighborhood center. Intersection of Western 
and Lincoln

Private Sector TBD Economic Development; 
Planning & Neighborhoods

HUD Funds/ Private 
Investment

P3

N-7 West Main Street Bio-
Research Campus

Develop a campus for the bio-research collaborative that is close to the Bradley University 
campus and contributes to the redevelopment of the West Main Street corridor itself.  

West Main Street Corridor Peoria City Council; Peoria 
NEXT; Private Sector

Economic Development; 
Peoria NEXT

Economic Development Various Public & Private 
Funds

P1

N-8 YWCA Housing Adjust design of housing proposed for development by the YWCA in order to make better 
and more appropriate use of the site.

Perry Avenue and Wayne 
Street

YWCA YWCA YWCA YWCA Funds P1

N-9 Community Policing Encourage more extensive or consistent implementation of existing proposals for 
community policing, particularly in coordination with the development of neighborhood 
centers.

N/A Peoria City Council Police Department Police Department General Funds; Federal 
Funds

P3

N-10 Neighborhood Code 
Enforcement

Create a more effective and immediate system of code enforcement that is also more 
responsive to the specific needs of neighborhoods, using a system similar to traffic tickets.

N/A Peoria City Council Inspections & Legal 
Department

Inspections & Legal 
Department

General Funds P1

N-11 Landlord Licensing Develop a system of licensure for landlords that provides more recourse for the cities and 
neighborhood residents in dealing with the owners of properties that represent chronic 
problems.

N/A Peoria City Council Inspections & Legal 
Department

Inspections & Legal 
Departments

General Funds P2

N-12 Coordinated Neighborhood 
Initiative

Create a structure to consolidate and coordinate the efforts of the many neighborhood 
associations.  

N/A Peoria City Council Neighborhood 
Development

Neighborhood 
Development

NA P1

N-13 Neighborhood Schools Encourage the continued presence of neighborhood schools and maintain their physical 
condition at a level appropriate to their importance as neighborhood institutions.

N/A Peoria School District 150 Peoria School District 150 Peoria School District 150 Peoria School District 150 P2
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Ref. # Project Name Description Product/Location Responsibility Implementing Agent Feasibility Analysis Project Financing Timing

P1 = Priority One, Immediate Action P2 = Priority Two, Initiate Within Five Years P3 = Priority Three, Initiate Within Ten Years

CR-1 T2 (Rural Reserve) Designation of land currently characterized by declining industrial uses for future recovery 
as park land or preserve.

N/A

CR-2 T3 (Sub-urban) Simplification and adjustment of existing zoning categories relevant to residential 
neighborhoods.

N/A

CR-3 T4 (Urban General) Simplification and adjustment of existing zoning categories relevant to encouraging mixed 
use development in the downtown and neighborhood centers.

N/A

CR-4 T5 (Urban Center) Simplification and adjustment of existing zoning categories relevant to encouraging mixed 
use development appropriate for the downtown.

N/A

CR-5 T6 (Urban Core) Simplification and adjustment of existing zoning categories relevant to encouraging more 
consistent redevelopment in the central business district, and setting more appropriate 
guidelines for height and setbacks of buildings.

N/A

CR-6 D (District) Creation of a special zoning category for areas that require more specific and/or flexible 
regulation.

N/A


