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: OFFICIAL PROCEEDINGS : 

 

: OF THE CITY OF PEORIA, ILLINOIS : 

 
A regularly scheduled Planning Commission Meeting was held on October 19, 2011, at 

approximately 1:30 p.m., City Hall, Council Chambers, 419 Fulton Street, Peoria, Illinois, 

with Chairperson Davis presiding. 

 

ROLL CALL 

The following Planning Commissioners were present:  Chairperson Davis and 

Commissioners Anderson; Breede; Heard; Lawrence; Miller – 6; Absent:  Lawless; Richey 

– 2.  

 

City Staff Present:  Ross Black, Leah Allison, Jim Martin, and Polly Stainback 

 

MINUTES 

 

Motion: 

 

Commissioner Heard motioned for approval of the minutes of the regularly scheduled 

Planning Commission Meeting held on September 21, 2011, as printed; seconded by 

Commissioner Anderson. 

 

 Approved unanimously by viva voce vote 6 to 0.   

 

CPC 11-J PUBLIC HEARING on the request to amend the Official Comprehensive Plan 

for the City of Peoria.  The proposed Amendment will align the City 

Council Strategic Goals, adopted by the City Council on September 27, 

2011, with the Official Comprehensive Plan adopted by the City Council 

on April 12, 2011. 

 

Chairperson Davis read Case No. CPC 11-J into the record. 

 

Jim Martin, Senior Urban Planner, City of Peoria, Planning and Growth Management 

Department, announced that Ross Black, Assistant Director, was present to explain the 

proposed changes to the Comprehensive Plan. 

 

Ross Black, Assistant Director, City of Peoria, Planning and Growth Management 

Department, indicated that the request is for an amendment to the Comprehensive 

Plan to include the City Council’s recent updated Strategic Plan.  He spoke regarding 

the three attachments included in the Commission packet as follows; 

 

• Comprehensive Plan and City Strategic Plan Confluence – Summaries the 

relationship between the Comprehensive Plan and the Council Goals. 

 

• City Council Strategic Plan – A complete copy of the Council Goals document, 

as adopted on September 27, 2011, with the corresponding request to adopt. 
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• Comprehensive Plan Critical Success Factors – A matrix that indicates which 

Council Strategic Plan Goals and Actions align with individual Critical Success 

Factors. 

 

Motion: 

 

Commissioner Lawrence moved that the Planning Commission approve the 

amendment of the Comprehensive Plan to include the confluence of the City Council 

Strategic Plan; seconded by Commissioner Miller. 

 

 The motion was approved unanimously by viva voce vote 6 to 0. 

 

 

COMPREHENSIVE PLAN Continued discussion regarding the existing Subdivision 

Ordinance and a LEED-ND System. 

 

Leah Allison, AICP, Senior Urban Planner, indicated that as part of the process to rewrite 

the Subdivision Ordinance, she had forwarded Commissioners a document regarding 

LEED, titled, “A Citizen’s Guide to LEED for Neighborhood Development:  How to Tell if 

Development is Smart and Green.”  She requested Commissioners’ feedback regarding 

what LEED components to include in the Subdivision Ordinance, with the goal to 

provide better subdivisions in Peoria. 

 

During discussion, Commissioners asked questions and offered feedback.  It was 

decided to have continued discussion at the next meeting. 

 

Motion: 

 

Commissioner Miller motioned to continue discussion of the existing Subdivision 

Ordinance and LEED-ND System at the next regularly scheduled Planning Commission 

Meeting (November 16, 2011, at City Hall, 419 Fulton Street, Room 400, 1:30 p.m.)  The 

motion was seconded by Commissioner Breede. 

 

 The motion was approved unanimously by viva voce vote 6 to 0. 

 

Stating for the record, Chairperson Davis announced that Commissioner Richey had 

submitted his comments regarding both agenda items, which would be included in the 

respective case files. 

 

 

CITIZENS’ OPPORTUNITY TO ADDRESS THE COMMISSION 

 

It was determined there were no citizens who wished to address the Commission. 
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ADJOURNMENT 

 

Commissioner Anderson motioned to adjourn the Regular Planning Commission 

Meeting; seconded by Commissioner Lawrence. 

 

  The motion was approved unanimously by viva voce vote 6 to 0. 

 

The Planning Commission Meeting adjourned at approximately 2:25 p.m. 

 

 

         

                                   

     _______________________________________________  

    James P Martin, Senior Urban Planner 

                                                              Planning and Growth Management 

Department 

 
/ps 
 
PAS\P:\PGM\Commissions\Planning Commission\2011 Minutes\ 2011 10 CPC Minutes.doc 



TO: City of Peoria Planning Commission CPC 12-A 

 

THRU: Site Plan Review Board 

 

FROM: Leah Allison, Senior Urban Planner 

 

DATE: January 18, 2012 

 

SUBJECT: PUBLIC REVIEW ON THE REQUEST OF DEVIN BIRCH, AUSTIN ENGINEERING CO., 

INC. FOR APPROVAL OF A MULTI-FAMILY PLAN FOR CAMDEN HILLS WEST 

APARTMENTS, IN A CLASS R-7 (MULTI-FAMILY RESIDENTIAL) DISTRICT, FOR THE 

PROPERTIES IDENTIFIED AS PARCEL IDENTIFICATION NOS. 14-07-251-009 AND 

14-07-251-010 AND WITH AN ADDRESS OF 2311 W. WILLOW KNOLLS DRIVE.  THE 

PETITIONER IS PROPOSING TWO BUILDINGS CONTAINING A TOTAL OF 36 

DWELLING UNITS. 

 

PETITIONER: Devin Birch of Austin Engineering Co., Inc. 

 

LOCATION 2311 W. Willow Knolls Drive, Peoria, IL (Temporary) 

 

REQUEST To obtain approval of a Multi-Family Plan 

 

PROPERTY AND SITE CHARACTERISTICS: 

1) ACREAGE:  Approximately 1.69 acres. 

2) CURRENT USE:  The site was previously developed with a single-family residence. 

3) PRESENT ZONING:  R-7 Multi-family Residential. 

4) PROPOSED ZONING:  No change. 

5) PUBLIC FACILITIES:  The site will be served with public sewer and public water. 
6) PROPOSED USES:  36 dwelling units in two buildings. 

7) PARKING:  72 parking spaces are required.  82 parking spaces are provided. 

8) FUTURE LAND USE DESIGNATION:  High-Density Residential. 

9) DENSITY:  Proposed development density is 21 dwelling units/acre.  The maximum density 

allowed is 20 dwelling units/acre.  Note:  an application for an administrative variance was 

submitted by the petitioner to increase the density of the development.  This variance was 

granted on 1/10/12. 

 

REQUESTED WAIVERS:  None. 

 

ADVISORY COMMENTS AND RECOMMENDATIONS: 

1) Dimension drive approach at property line and road. 

2) Parking lot permit required – contractor must be licensed and bonded with the City of 

Peoria.  

3) Address request form for individual buildings is required – present parcel address will be 

used for tracking purposes until such time that all Public Works permits have been applied 

for and paid in full.  Addresses will then become permanent. 

4) This project will require a City of Peoria stormwater and erosion control permit. This project 

will require an NPDES Construction permit from the Illinois EPA. 

5) Willow Knolls Road is Peoria County Jurisidiction.  Any change in driveway access size or use 

will need to be approved by Peoria County. All ROW excavations for utilities will require a 

County permit. Connecting to the County storm sewer will require a County permit. 



SITE PLAN REVIEW BOARD RECOMMENDATION: 

Site Plan Review Board recommends approval subject to the following conditions: 

1) Relocate the freestanding sign 12.5 feet from the front property line to meet the 

required setback. 

2) Add one additional handicap parking space. 
3) Provide a photometric lighting plan of the parking lot, prior to issuance of a zoning 

certificate, to ensure that lighting does not exceed 3 foot candles as measured at the 

property line. 

4) All ground and rooftop mechanical equipment must be fully screened from public 

streets.  This includes electrical transformers and generators.  A detailed screening plan 

must be reviewed prior to issuance of a building permit. 
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CPC 12-A
Camden Hills West Apts

Multi-Family Plan
January 18, 2012

Subject PropertyR3 - Single-Family Residential District
R7 - Multi-Family Residential District
C1 - General Commercial District
C2 - Large Scale Commercial District





TO: City of Peoria Planning Commission CPC 12-B 
 
THRU: Site Plan Review Board 
 
FROM: Leah Allison, Senior Urban Planner 
 
DATE: January 18, 2012 
 
SUBJECT: Public Hearing on the request of Dr. Andy Chiou - RP Homes, LLC, to amend 

the Official Comprehensive Plan for the City of Peoria to change the future 
land use designation of property currently designated Low Density Residential 
to a Commercial designation.  The properties proposed for consideration are 
identified as Parcel Identification Nos. 13-02-100-007, 13-02-100-016, and 13-
02-100-024 and are generally located at the northeast corner of Orange 
Prairie Road and Woodsage Road. 

 
PETITIONER: Dr. Andy Chiou - RP Homes, LLC 
 
LOCATION Northeast corner of Orange Prairie Road and Woodsage Road 
 
REQUEST To amend the Future Land Use Map of the Comprehensive Plan from 

Residential to Commercial 
 
PROPERTY AND SITE CHARACTERISTICS: 
1) ACREAGE:  Approximately 13 acres. 
2) CURRENT USE:  Undeveloped 
3) PRESENT ZONING:  R-3 Single-Family Residential. 
4) PROPOSED ZONING:  C-1 General Commercial 
5) PUBLIC FACILITIES:  The site will be served with public sewer and public water. 
6) PROPOSED USES:  Planned Unit Development to include health, wellness, retail and 

recreation services. 
7) FUTURE LAND USE DESIGNATION:  Medium-Density Residential District. 
8) PROPOSED FUTURE LAND USE DESIGNATION:  Commercial 
 
REQUESTED WAIVERS:  None. 
 
ADVISORY COMMENTS AND RECOMMENDATIONS:  None. 
 
SITE PLAN REVIEW BOARD RECOMMENDATION:  
Site Plan Review Board recommends approval of the request to amend the Future Land Use 
Map. 
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TO:  Members of the City Planning Commission   CPC 12-C 
 
FROM:  Leah Allison, Urban Planner 
  Jeffrey Smith, City Engineer  
 
DATE:  January 9, 2012 
 
SUBJECT: STAFF RECOMMENDATION TO APPROVE THE ORDINANCE AMENDING 

APPENDIX A OF THE CODE OF THE CITY OF PEORIA RELATING TO SUBDIVISION 
CONSTRUCTION INSPECTION (CPC 12- C) [ALL COUNCIL DISTRICTS] 

 
PETITIONER:  City of Peoria 
 
LOCATION:  N/A 
 
REQUEST:  To approve the proposed ordinance amending Appendix A. 
 
BACKGROUND: 
 
Due to the Reduction in Force of City staff, the Public Works Department no longer has personnel to 
inspect the construction of public improvements in new subdivisions. Previously, the developer hired an 
engineer for construction inspection, and the City provided periodic overview with City staff. Due to some 
recent new infrastructure deficiencies and the opportunity presented by the City staff reorganization, staff 
proposes that the developer pay the City’s  cost of construction inspection for new subdivisions.   The 
developer will no longer be required to hire an engineer for construction inspection.  In theory, the cost to 
the developer should not change. The developer will pay the City to provide construction inspection, 
rather than the developer hiring the firm directly. 
 
Developers currently pay for public improvement construction inspection by the staff (or contractor) of the 
Greater Peoria Sanitary District, the City of Bloomington, and the Town of Normal. The recommended 
language requiring that the developer pay five percent (5%) of the approved estimate of improvement 
costs is based on Staff’s experience that construction engineering inspection costs are in the range of 5-
8% of construction costs for capital projects. 
 
RECOMMENDATION:  Staff recommends approval of the proposed ordinance amending Appendix A of 
the Code of the City of Peoria relating to the Subdivision Construction Inspection. 



ORDINANCE AMENDING APPENDIX A OF THE CODE OF THE CITY OF PEORIA 
RELATING TO THE PROVISION OF SUBDIVISION CONSTRUCTION INSPECTION 

 
BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF PEORIA, ILLINOIS, AS 
FOLLOWS: 
 
Section 1.  Appendix A of the Peoria City Code, being Ordinance No. 9077 as adopted 
February 22, 1972, and as thereafter amended, is hereby amended by deleting the following 
stricken words and adding the following underlined words: 
 

3-304.  Inspection fee.  

An inspection fee of sixty cents ($0.60) per centerline foot with a maximum total fee not to 
exceed seven thousand dollars ($7,000.00) will be charged for basic inspection of 
improvements. Such fee shall be payable, through the community development department, 
upon submission of the final plat. 

Prior to the City Engineer or his delegate transmitting his approval of the public improvement 
engineering plans and specifications and prior to the recording of the final plat, the developer 
shall pay to the City a fee of five percent (5%) of the approved estimated costs of such 
improvements. Said fee shall be applied as credit against the actual costs incurred by the Public 
Works Department for review of said plans and the inspection and testing of said improvements.  

The balance of the actual costs incurred shall be paid to the City by the Developer at the time 
such review and inspection has been completed by the Public Works Department and prior to 
the City accepting the improvements for maintenance. 

 3-305.  Special review fee.  

The fee for review of special improvements such as, but not limited to bridges, , dams, 
spillways, and overflow structures shall be based on the actual city cost for such review and 
shall be paid by the developer or subdivider.  

7-104.  Construction of improvements.  

No improvements shall be constructed nor shall any preliminary work be done on publicly 
dedicated streets until such time as a preliminary plat and the construction plans have been 
approved as provided in section 7-103 and there shall have been compliance with all of the 
requirements relating to the appropriate surety requirements in section 7-201. All construction 
shall be in accordance with the general laws and construction procedures of the city. All 
contracts for construction of proposed public improvements and of private streets will be 
prepared or approved by the subdivider's or developer's engineer. The subdivider or developer 
shall reimburse the City for the actual cost of  provide an engineer who shall be responsible for 
inspecting all phases of the construction to insure compliance with the general laws and 
construction procedures of the Ccity. During construction, bBarricades, signs, lights, and 
maintenance will be required of the contractor at the construction site, and the cost shall be 
borne by the subdivider or developer.. (See city standard specifications for subdivision 
development.) The City of Peoria or its engineering contractordeveloper's engineer shall provide 
an acceptable certificate stating that the public improvements and private streets are built to city 
standards before the city engineer approves them.  



7-201.  Surety requirements.  

The subdivider or developer shall furnish surety to the city when he develops within the 
boundaries of the city and jointly to the City and County of Peoria within the one and one-half 
mile jurisdiction of the city. The surety shall take any of three (3) separate forms:  

A. The subdivider or developer may elect to complete all public improvements before the city 
records the plat and before the sale of any lot.  

B. The subdivider or developer may elect to provide an acceptable insurance or bonding 
company performance bond equivalent to one hundred (100) percent of the total estimated 
costs of all improvements required by this appendix. At the option of the subdivider or 
developer, separate bonds may be furnished for sidewalk construction and other public 
improvements.  

C. The subdivider or developer may elect to provide an escrow agreement established in 
favor of the city within the city limits and in favor of the City and County of Peoria within the 
mile and one-half jurisdiction of the city with an acceptable bank or trust institution 
pursuant to an acceptable trust agreement in an amount equivalent to one hundred (100) 
percent of the estimated cost of construction of all improvements. The subdivider or 
developer shall have the option of having a proportionate amount of the account released 
upon acceptance of each stage of construction of the improvements. Acceptance and 
release of funds as herein provided shall in no way affect the contractual obligations 
between the subdivider, developer, contractor, subcontractor, or any other party regarding 
any responsibility for the quality of work performed.  

The surety shall serve to assure the warranties of the subdivider or developer that the 
improvements will be constructed pursuant to the following:  

A. The final plat approved by the city council, 

B. The construction plans approved by the city engineer, 

C. The standards set forth in the subdivision ordinance of the city, and 

 D. The design standards promulgated by the city engineer and such exceptions 
therefrom as may be approved by the city manager. 

The surety shall remain in full force and effect until written acceptance of the improvements by 
the city manager or his designated delegate within the city limits and by the city manager or his 
designated delegate and Peoria County Engineer superintendent of highways within the mile 
and one-half jurisdiction of the city limits. Such acceptance will not be given until receipt of an 
acceptable certificate by the City of Peoria or its engineering contractorsubdivider's or 
developer's engineer and final inspection by the city and county if appropriate. The final 
inspection shall be conducted after receipt of the certificate of the City of Peoria or its 
engineering contractorsubdivider's or developer's engineer. A guarantee bond may be required 
at the city engineer's option if the development is within the city limits and at the option of the 
city engineer or county superintendent of highways if the development is within the mile and 
one-half jurisdiction.  

 



7-202.  Inspection fee.  

 An inspection fee of forty cents ($0.40) per centerline foot shall be charged to the developer for 
basic improvement inspection.  

Prior to the City Engineer or his delegate transmitting his approval of the public improvement 
engineering plans and specifications and prior to the recording of the final plat, the developer 
shall pay to the City a fee of five percent (5%) of the approved estimated costs of such 
improvements. Said fee shall be applied as credit against the actual costs incurred by the Public 
Works Department for review of said plans and the inspection and testing of said improvements.  

The balance of the actual costs incurred shall be paid to the City by the Developer at the time 
such review and inspection has been completed by the Public Works Department and prior to 
the City accepting the improvements for maintenance. 

7-203.  On-site inspection.  

Required Oon-site inspection will be provided by the city or its engineering contractor duringat 
various critical points of construction. The subdivider or developer shall provideInspection will be 
made upon two (2) days' notification to the city of beginning, suspending, or completion of 
construction.from subdivider or developer or their engineers. (See Appendix 2.)  

 

Section 2.  This Ordinance shall be in full force and effect from and after its passage and 
approval according to law. 

 
 
PASSED BY THE CITY COUNCIL OF THE CITY OF PEORIA, ILLINOIS, THIS 

_________ DAY OF _____________________________, 2012. 
 

APPROVED: 
 
_____________________________ 
Mayor 
 

ATTEST: 
 
_________________________________ 
City Clerk 
 
 
EXAMINED AND APPROVED: 
 
_________________________________ 
Corporation Counsel 
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