LAND USE

The land use plan is a
primary feature of a compre-
hensive community plan. It
indicates what the physical
form, and to a large degree,
what the function of the com-
munity is to be. In essence,
the land use plan is a guide
for making the best use of the
land to serve the needs of the
community. If the plan is to
be effective, it must reflect
the goals of the community
and be based on sound design
principles. Moreover, it must
take into consideration exist-
ing land use patterns and pro-
jected growth trends. The
land use plan, therefore,
begins with a discussion of
design principles and includes
a description of existing land
use conditions.

DESIGN PRINCIPLES

Land use design prin-
ciples are used as a guide to
evaluate existing conditions
and plan for future needs.
They set forth in general
terms the ingredients consid-
ered necessary to achieve a
desirable land use pattern. In
reference to the overall devel-
opment pattern, three basic
principles will be followed.
First, in order to strengthen
the cohesiveness of the com-
munity, the land use pattern
will be balanced around a
common center or centers.

Secondly, in order to facili-
tate the orderly and economic
provision of public utilities
and other services, future
developments will be located
adjacent to presently devel-
oped areas, and within the
existing community when
appropriately sized tracts of
vacant land are available.
And thirdly, in order to pro-
tect the character of residen-
tial, commercial, and indus-
trial areas, reduce traffic haz-
ards, and conserve the tax-
able value of land and build-
ings, the mixing of incompat-
ible land uses will be avoid-
ed. Additional design princi-
ples which apply to specific
land use categories are pre-
sented below.

Residential Areas

Residential areas will
provide a sufficient variety of
housing types to serve all res-
idents of the community. This
usually requires that residen-
tial areas be developed to
accommodate a range of den-
sities. Low density areas,
generally containing from
three to five dwelling units
per acre, will normally com-
prise the greatest portion of
residential land. These areas
consist primarily of single
family units, but may include
a limited number of duplexes,
apartments, or cluster devel-
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opments. Medium
density residential areas gen-
erally contain an average of
six to fourteen dwelling units
per acre and may exhibit a
wide variety of housing types
including duplexes, town-
houses, condominiums, apart-
ments, and single family
units. Medium density areas
may be accommodated
through specific design proj-
ects such as planned unit or
traditional neighborhood
developments (TND). High
density areas generally con-
tain an average of over four-
teen dwelling units per acre
and consist primarily of
apartment complexes and
similar multiple family units.
Residential areas will
be conducive to a safe and
pedestrian-friendly living
environment. They will be
screened from incompatible
uses such as major commer-
cial areas, industrial areas,
and similar uses which could
adversely affect the living
environment. Areas of high
and medium density, because
of their greater traffic vol-
umes, will be restricted to
locations easily accessible to
activity centers, shopping
areas, and employment cen-
ters to serve as a buffer
between these uses and sur-
rounding areas of lower den-
sity residences. This usually
requires that higher density
areas be located near a major
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street or highway, or near the
center of town.

Commercial Areas

Commercial areas
generally consist of the cen-
tral business district (CBD)
or downtown, the neighbor-
hood shopping area, and the
highway commercial area. A
community's central business
district will contain the major
shopping facilities and profes-
sional services and will serve
the entire community. The
neighborhood commercial
area will provide items such
as groceries, pharmaceuticals,
and similar convenience items
to nearby residential areas.
The shopping facilities of
neighborhood commercial
areas will be grouped togeth-
er at major street intersec-
tions and interfere as little as
possible with adjacent resi-
dential areas. Both the down-
town and neighborhood shop-
ping areas will be designed to
accommodate pedestrians and
automobiles. In smaller com-
munities, the downtown or
CBD often fulfills the role of
neighborhood shopping area
as well.

The highway com-
mercial area will serve auto-
mobile oriented needs and
will include such establish-
ments as motels, restaurants,
automobile dealerships, and
service stations. These areas
will be located near the inter-
section of major highways.
Access to businesses in high-
way commercial areas will be
carefully managed to reduce
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conflict points and avoid
potential traffic hazards.

Industrial Areas

Because it provides
employment and strengthens
the tax base, some industry is
usually considered desirable
within a community.
Industrial sites will be ade-
quate in area, be separated
from incompatible uses, and
have convenient access and
pleasant surroundings.
Although noise and smoke
are less of a problem today
than was once the case, it is
often desirable to locate
industries in outlying areas to
reduce potential conflicts,
enhance access and provide
room for expansion. Industry
need not be limited to the
heavy manufacturing variety.
Light industry, such as ware-
housing, distributing and
research are often desirable
components of a community's
industrial sector.

Public and Semi-Public Areas

Public and semi-pub-
lic areas consist of land used
to serve all or significant por-
tions of the community's resi-
dents. Public lands include
governmental buildings, insti-
tutions such as schools and
hospitals, libraries, and simi-
lar uses serving the general
population. Semi-public lands
include parochial schools,
scout camps, churches, or
other organizations which are
generally privately owned and

serve a defined segment of
the population. It is often
desirable to group certain
public and semi-public areas
together forming a nucleus of
community activity. This
nucleus is strengthened when
developed in conjunction with
the central business district.

A component of pub-
lic and semi-public areas is
recreation areas. Recreation
areas include public parks,
playgrounds, and similar
leisure-time facilities as well
as scenic natural areas within
the community. Like public
and semi-public areas, recre-
ation areas can be used to
strengthen the nucleus of the
community and can be advan-
tageously placed in conjunc-
tion with certain public and
semi-public areas. It is also
desirable, however, to pro-
vide smaller recreational
areas to serve individual
neighborhoods within the
community. More specific
design criteria for parks and
related other public facilities
are addressed in Chapter 9 of
this report.

EXISTING LAND USE

The spatial distribu-
tion of existing land uses in
the City is graphically illus-
trated in Figure 4. The pres-
ent land use pattern within
Lexington is relatively well
balanced with an exceptional-
ly clean demarcation between
urban and rural on the east
side of the City. This area
consists primarily of single
family residences along with



the downtown, schools,
parks, and industrial develop-
ment along the railroad
tracks. On the west side, the
City has extended outward
toward Interstate 55, and to
the southwest, where some
recent single family resi-
dences have developed. The
City has become less compact
as it has extended westward.
While this is typical of con-
temporary growth and devel-
opment, efforts will be made
to provide pedestrian ameni-
ties and accessibility to serv-
ices in developing neighbor-
hoods.

The City's composi-
tion of existing land use is
summarized in Table 7.1. As
in most communities, devel-

opment in Lexington is char-
acterized by a high propor-
tion of land devoted to resi-
dential uses and streets, and a
relatively small proportion
devoted to other uses. By
using the “land per 100 per-
sons ratio” it is possible to
compare Lexington's land use
characteristics with those con-
sidered to be the average of
similar communities in the
Midwest. In some respects,
Lexington's land use charac-
teristics are similar to those
of the average city. However,
there are some notable varia-
tions as well.

Residential land
accounts for nearly one-half
of Lexington's developed
area and nearly fifteen acres

per 100 persons. This propor-
tion is above that of the aver-
age city, due in part to the
lack of a central sewer sys-
tem and to the local trend in
recent years for the construc-
tion of single family homes
on larger lots. This is particu-
larly evident in the southwest-
ern part of the City. With
regard to multiple-family res-
idences, Lexington is above
the average city figure as
well in terms of land per 100
persons.

The second major
land use—streets, railroads,
and alleyways—comprises
nearly a third of Lexington's
developed area and 10.1
acres per 100 persons. This
ratio is well above that of the

Table 7.1
Summary of Existing Land Use Data
City of Lexington
Developed Land per
100
% of
% of Total | Developed Average
Category Acres Area Area Lexineton Citv

Residential 285.2 42.6 47.5 14.9 9.5

Single Family 273.7 40.9 45.6 14.3 9.3

Multi-Family 11.5 1.7 1.9 0.6 0.2
Commercial 52.1 7.8 8.7 2.7 0.6
Industrial 14.5 2.2 2.4 0.7 1.1
Public & Semi-public 54.4 8.1 9.1 2.8 3.1

Schools 13.2 2.0 2.2 0.7

Public 2.6 0.4 0.4 0.1

Semi-Public 6.4 1.0 1.1 0.3

Parks (City) 32.3 4.8 5.4 1.7
Streets, ROW, RR 193.7 29.0 32.3 10.1 32
Total Developed Area 599.9 89.7 100.0 31.4 17.5
Agricultural 235 35
Vacant 45.5 6.8
TOTAL 668.9 100.0
Source: McLean County Geographic Information System database, 2002, for "Existing Land Use" data; MCRPC compilation of Midwestern
Comorehensive Plans for "Average Citv" data.
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average city. This can be
attributed to the linear devel-
opment extending to Interstate
55 and to the grid system of
streets which is prevalent
throughout most of the city.
In addition, alleyways in the
older portion of the City
occupy a large amount of
land, as do rail lines.

Commercial acreage
is over four times that of the
average city. Lexington con-
tains a number of fairly large
commercial tracts that are not
intensively developed, most
notably around the I-55 inter-
change. As a result, the com-
mercial ratio for the City is
somewhat inflated.
Commercial uses are of
course also prevalent within
the central business district
and west on Main Street, as
well as along Route 66.

Industrial land use in
Lexington is somewhat below
that of the average city, but
nevertheless is an important
component of the City's
developed area. The greatest
concentration of industrial
land use is well situated along
the railroad tracks in the near
west portion of the City and
the extreme southwestern
portion, with the latter con-
taining most of the City’s
larger industries, including
Anvil Brand Shoes.

Public and semi-pub-
lic land uses, including public
buildings, schools, churches
and similar uses, are compa-
rable to that of the average
city. Selected public facilities
are examined in somewhat
more detail in Chapter 9 of
this report.
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The present land use
outside of the incorporated
boundaries of Lexington is
beginning to change.
Agricultural uses still domi-
nate the landscape, but more
new homes and businesses
will undoubtedly develop
when a sewer system is
developed. Areas adjacent to
the city proper will have a
high potential for residential
development, while areas far-
ther west will have greater
potential for business devel-
opment. The rural areas
around Lexington, along with
the other small communities
in McLean County, are
becoming increasingly popu-
lar building sites for people
who work in the
Bloomington-Normal area but
who wish to reside in a more
rural setting. Demand for res-
idences will undoubtedly
accelerate when sewers
become available, and long
range plans will take this and
the possible implications for
the City into consideration.

FUTURE LAND USE

Objectives

The objectives presented
herein are based on an analy-
sis of existing conditions and
trends and form the basic
framework for the land use
plan. The overall goal is to
achieve the most desirable
use of the land at the most
appropriate locations within
and adjacent to the communi-
ty in order to enrich the qual-
ity of life for residents. The

objectives are as follows:

® Abundant open space to
meet ecological and recre-
ational needs;

® Preservation of environ-
mentally sensitive areas
such as flood plains and
areas of steep slope;

® Development of suitable
vacant land within the
community;

® Delineation of growth
areas contiguous to exist-
ing developed areas of the
community that are of suf-
ficient size and intensity to
accommodate projected
population and economic
growth and supporting
services;

® A wide range of housing
types and costs to serve all
income levels and age
groups within the commu-
nity;

® A strong and clearly
defined central business
district and a sufficient
amount of highway com-
mercial areas;

® Expansion of commercial
and light industrial activity
to strengthen the local
economy and provide
expanded employment
opportunities; and

® A sufficient amount of
recreation areas to serve
the needs of the communi-

ty.
Land Use Plan

The land use plan is
designed to support the stated
objectives and policies. It
designates sufficient land to
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Exhibit 7-A. Prairie Central Co-op Elevator

meet anticipated future needs
for open space, residential,
commercial, industrial and
public uses that will be gener-
ated by the projected 2025
population of 2,900. In desig-
nating future land uses, the
plan takes into consideration
the design principles and the
current land use characteris-
tics and trends as well as the
objectives and policies for
future land use development
presented earlier. The basic
provisions of the land use
plan are described in this sec-
tion and presented graphically
in Figure 5. In order to pro-
vide flexibility and avoid
identifying specific tracts for
development, approximately
20 percent more land is illus-
trated on the map for future
residential development than
is expected to be needed to
accommodate the projected
population.

Open Space

The plan for open
space is aimed at ensuring
sufficient land is set aside to
meet future needs for both
active and passive recreation,
and at preserving environ-
mentally sensitive areas and
preventing the needless
encroachment of urban devel-
opment onto productive farm-
land. To reduce the loss of
farmland, the land use plan
designates growth areas that
are contiguous to existing
development and identifies
land to be left as vacant or
agricultural (see Figure 5).
The plan also promotes com-
pact development of sufficient
densities to support the eco-
nomic provision of sewers
and other urban services, and
to minimize land consump-
tion.

Environmentally sen-
sitive areas are defined as
streams, floodplains and
drainageways, and are desig-

nated as conservation/recre-
ation on the land use plan
(see Figure 5). These areas
include the floodplains of the
Mackinaw River and Turkey
Creek as well as a number of
smaller streams and drainage-
ways. Environmentally sensi-
tive areas offer opportunities
for passive recreation and
could eventually provide a
scenic break from a growing
urban landscape. They could
also offer opportunities for
certain forms of more active
recreation such as bike or
walking trails and parks.
Such forms of recreation are
addressed in more detail in
Chapter 9 of this report.

Residential Areas

Approximately 120
acres of the more than 360
total additional acres required
to meet the City's projected
2025 development needs will
be required for residential use
(see Table 7.2). All but sev-
enteen acres of this amount
are designated for low to
medium density with an
assumed average density of
three dwelling units. The
largest areas of future low to
medium density are proposed
to the immediate south of the
City, although some signifi-
cant tracts are also identified
for the west and southwest
(see Figure 5). An area of
medium to high density resi-
dential development, which
could include apartments,
townhouses and smaller lot
single-family detached units,
is designated on the near
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northwest side, adjacent to
2480 East near the intersec-
tion with P. J. Keller
Highway. The downtown
area would also be appropri-
ate for multi-family develop-
ment, particularly above
retail.

Mixed Use Town Center

The downtown area
has been designated as a
mixed use town center (see
Figure 5). This means a vari-
ety of uses are appropriate
and desirable to maintain the
viability and vibrance of the
downtown area. These may
include retail, office and
some more intensive residen-
tial such as apartments,
duplexes and smaller single
family units on smaller lots.

Residences above businesses
are also desirable here.
Government buildings and
facilities, including City Hall,
library and community center
will continue to be located
here, along with smaller
areas of public open space,
such as the town square.
Space may be limited for cer-
tain types of public facilities
such as public water supply
wells and treatment facilities,
and alternative sites may need
to be considered as the City
Zrows.

A number of meas-
ures can be taken to enhance
the City’s downtown area.
The existing shorter setbacks
and placement of buildings
relatively close to the street
with on-street and rear park-
ing will be maintained to pre-
serve the character and

appearance of the street and
the pedestrian friendly nature
of the existing downtown.
The replacement of older
buildings with parking lots,
as is sometimes done in
downtowns, will generally be
avoided, as this disrupts the
continuity of the streetscape
and detracts from the pedes-
trian friendly nature of down-
towns. If and when it is nec-
essary to replace buildings
with parking lots, care will
be taken to provide adequate
landscaping and screening to
enhance appearances.

As funds become
available, certain other
improvements will be consid-
ered to further enhance the
downtown. Curb and gutter
and sidewalk improvements
would enhance appearance, as
would additional landscaping,

Table 7.2

City of Lexington

Projected Change in Land Use Composition: 2004-2025

2004 2025
Additional Total % of
Developed Developed Developed Acres per 100
Land Use Acres Acres Acres Area Persons
Residential 285.2 119.8 405.0 42.2 14.0
Low to Medium Density 273.7 114.3 a/ 388.0 40.4 134
Medium to High Density 11.5 550b/ 17.0 1.8 0.6
Commercial 52.1 83.6 ¢/ 135.7 14.1 4.7
Industrial 14.5 51.8 66.3 6.9 2.3
Public & Semi Public
(including parks) 544 200 744 d/ 7.7 26
Streets, Alleys & Railroads] 193.7 85.5 279.2 29.1 9.6
Total Developed Area 599.9 360.7 960.6 100.0 33.1

a/ 4 dwelling units per acre

b/ 10 dwelling units per acre

¢/ Includes mixed use town center

d/ Excludes greenways and future trails

Source: 2004: Table 7.1; 2025: Table 6.5, Figure 4.
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thematical street lighting,
benches and receptacles.
These and other enhance-
ments to the downtown will
be considered as part of the
capital improvements pro-
gramming process, especially
as expected economic growth
is realized and produces addi-
tional revenues for the City.

Commercial Areas

Land used for com-
mercial development is
planned to increase by nearly
two-thirds (see Table 7.2).
Most commercial develop-
ment is planned along the P.
J. Keller Highway corridor
extending to and including
the interchange with Interstate
55 (see Figure 5). This pro-
posed area of commercial
development is the highway
variety and is thus automobile
oriented, with only limited
pedestrian accessibility. High
standards for design and land-
scaping will be adopted to
enhance the appearance of
commercial development
along this important gateway
to the community.

Some commercial
expansion is also envisioned
for the downtown, along with
the other enhancements
described above. The down-
town offers both automobile
and pedestrian accessibility
from adjacent residential
areas.

Industrial Areas

Considerably more

industrial land is also pro-
posed for future development
(see Table 7.2). Principal
areas of industrial develop-
ment include the south side of
the Interstate 55 interchange
and adjacent to the existing
industrial area located in the
southwest part of the City
along Route 66 (see Figure
5). Light industrial uses, such
as warehousing, are envi-
sioned for near Interstate 55,
while some additional manu-
facturing would be appropri-
ate in the southwest industrial
area.

Public and Semi-Public

Additional land will
also be needed for additional
parks, trails, public facilities,
churches and similar uses as
the City grows (see Table
7.2). The additional acreage
allocated for this category on
Table 7.2 provides for the
addition of a neighborhood
park to serve planned resi-
dential growth on the west
side of the community in or
adjacent to areas designated
as “conservation or recreation
on Figure 5. Chapter 9 iden-
tifies potential areas for
major new public facilities
such as parks.

Residential Reserve

These areas represent
logical areas for long range
community expansion (see
Figure 5). Such areas offer
long range development
potential, primarily to accom-

modate residential develop-
ment beyond the 2025 plan-
ning period or “spill-over”
development which could
result if the projected residen-
tial land requirements pre-
sented in Table 7.2 are
exceeded. Identification of
reserve growth areas is par-
ticularly important when it
may not be practical to fre-
quently update comprehensive
plans or when the specific
impacts of events, such as the
construction of a sewer sys-
tem, are difficult to assess. It
is important to note that con-
tiguous areas designated for
residential growth will be
developed first to achieve the
greatest efficiencies in terms
of land utilization and public
infrastructure costs.
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