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Cannon Elementary School

1.1 - Mission of the  
Planning Process

In March of 2014, the Danville Area 
Transportation Study (DATS) initiated a planning 
process to create a comprehensive revitalization 
plan for the East Main Street Corridor, one of 
the City’s most important transportation and 
commercial corridors. The key mission of the 
Corridor Plan is to create a long-range vision 
for enhancing the Corridor’s overall land use, 
economic vitality, and physical appearance. 
The process also seeks to create a set of practical 
implementation actions for achieving the Plan’s 
goals and objectives.  

The Lakota Group, a planning and urban design 
firm based in Chicago, Illinois, was engaged by 
DATS to help facilitate the planning process and 
prepare the Corridor Plan. The Lakota Group 
was assisted by two other firms as sub-consultants 
for this assignment. These firms include the 
Community Land Use and Economics Group 
(CLUE Group), based in Arlington, Virginia, 
specializing in economic analysis and business 
development; and, T.Y. Lin International, based 
in Chicago, Illinois and providing services in 
transportation planning and civil engineering.  

A Corridor Plan Steering Committee, representing 
a broad-based segment of property owners, 
residents, institutions, and City officials, was also 
formed to help guide the Plan’s development. 
Beyond creating a long-range vision for East 
Main Street’s future, the Corridor Plan seeks 
to understand current conditions and propose 
strategies and recommendations for the following 
Plan elements:

• Land Use and Property Features.  Evaluate 
existing land uses and physical features 
of properties within the East Main Street 
Corridor, and identify specific issues, 
constraints, and opportunities to encourage 
appropriate land use and development along 
East Main Street. 

• Transportation Systems.  Document 
East Main Street’s current roadway design 
and physical conditions as a method for 
exploring opportunities for roadway changes 
and enhancements, including multi-modal 
improvements. 

 Section 1 - Introduction
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• Market Assessment.   Analyze and understand 
market trends for commercial, residential, and 
industrial development along the Corridor 
as a basis for establishing recommendations 
regarding future land use and realistic 
redevelopment scenarios. 

• Streetscape and Urban Design.  Review East 
Main Street’s existing streetscape and public 
space conditions and determine appropriate 
urban design improvements that enhance 
the Corridor’s overall visual appearance and 
pedestrian activity and safety.   

• Local Policies and Planning Documents.  
Assess and evaluate current community 
planning documents and policies in order 
to identify any regulatory barriers for East 
Main Street revitalization and redevelopment. 
Documents to be reviewed include the City 
of Danville’s Comprehensive Plan, Zoning 
Ordinance, and other codes, policies, and 
documents applicable to the East Main Street 
Corridor.   

The key mission of  
the Corridor Plan is to 

create a long-range  
vision for enhancing  

the Corridor’s overall  
land use, economic  

vitality, and physical 
appearance.

• Implementation Strategy:  Develop a 
detailed strategy that prioritizes specific 
plan implementation actions, outlines 
roles and responsibilities between existing 
organizations and entities, and identifies other 
stakeholder groups that could participate in 
implementation efforts. 

• Community Engagement.  Undertake an 
effective planning process that involves a 
broad and diverse section of community 
stakeholders in order to generate consensus 
for the Corridor Plan’s long-range vision and 
near-term action strategies.
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1.2 - Purpose of  
the Plan Report

The City of Danville and local stakeholder groups 
will use this Corridor Plan Report to guide East 
Main Street’s revitalization by prioritizing public 
investment initiatives and guiding land use and 
policy decisions. The Plan Report will also assist 
the City in seeking grants and other financial 
resources at the local, regional, state, and federal 
levels. Additionally, the Corridor Plan Report 
should be used as a guide to reposition and 
regenerate East Main Street’s commercial and 
residential areas, and to attract private investment 
in new development, businesses, and human 
capital. These efforts will help contribute not only 
to the Corridor’s long-range sustainability but also 
to the City’s overall economic stability. 

1.3 - Planning Process

The planning process for creating this East Main 
Street Corridor Plan involves three distinct 
phases: an assessment of current conditions or 
“State of the Corridor,” a “visioning” phase when 
preliminary planning strategies are developed 
and presented to the community for comment, 
and a final plan-making phase in which planning 
goals, strategies and implementation action steps 
are created, accepted and adopted by the City of 
Danville.  

Phase 1: State Of The Corridor
The first phase, initiated in March 2014, 
comprised a comprehensive assessment of East 
Main Street’s existing conditions and development 
issues, including land use, streetscape and urban 
design, traffic and transportation, infrastructure, 
open space and existing community facilities.  
The Planning Team also reviewed relevant City 
planning documents and policies; assessed existing 
Corridor economic development activities; 
identified potential partnership opportunities 
with existing entities, groups and organizations; 
and, defined challenges and opportunities to 
achieving near-term and long-range planning and 
revitalization goals.  

The phase also included various focus group and 
stakeholder interview sessions to gain public input 
and consensus regarding critical planning issues.  
Field work and on-site documentation activities 
were also conducted by the Planning Team during 
several visits to the East Main Street Corridor in 
the Spring of 2014.  Specific activities conducted 
during Phase 1 included the following:

Project Start Meeting and Corridor Tour 
(March 28, 2014)
A meeting with City staff and officials was 
conducted to initiate the planning process and 
to discuss specific items related to the project 
schedule, scheduling of stakeholder and focus 
group interview sessions, and formation of the 
Steering Committee. The Planning Team, along 
with City staff, also conducted a reconnaissance 
tour of the East Main Street Corridor to observe 
and document existing conditions. The Planning 
Team also met with the Illinois Department of 
Transportation’s (IDOT) District 5 office (located 
in Paris, Illinois) to collect information and discuss 
recent East Main Street improvements with 
District staff and engineers.
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Stakeholder Interview Sessions 
(May 7-8, 2014)
Several interview and focus group sessions were 
conducted over a two-day period with various 
Corridor stakeholders, including the Veteran’s 
Affair’s (VA) hospital complex, Danville 
Area Community College, Neighborhood 
Association, and School District. Concurrently 
with the interview sessions, in-depth field work 
to document existing land uses and building 
and roadway conditions were also undertaken.  
Stakeholder interviews and focus group 
proceedings were documented for public review.

Steering Committee Meeting (May 7, 2014)
In addition to stakeholder focus group sessions, an 
interview session with the Steering Committee was 
also conducted to gather thoughts and opinions 
regarding key planning issues and potential 
development strategies and recommendations.   
Proceedings of the Steering Committee sessions 
were also documented for public review.

Field Work and Additional Interviews 
(May 22, 2014)
In-depth field work to document and verify 
base map information and existing conditions 
was conducted during a single-day site visit.  
Additional interviews were also conducted with 
business owners, non-profit groups and City 
Council members.

State of the Corridor Report (June 26, 2014)
Following the completion of the Phase 1 
assessment and analysis, the Planning Team 
prepared the State of the Corridor Report, which 
summarizes the East Main Street Corridor’s key 
strengths, challenges and opportunities for its 
long-range revitalization. 

Steering Committee Review Meeting  
(July 10, 2014)
Following the preparation of the State of the 
Corridor Report, the Planning Team conducted a 
review meeting with the Steering Committee to 
outline key aspects and themes from the Report. 
The Team received direct feedback and direction 
regarding potential development strategies and 
overall goals and concepts to be explored during 
the “Corridor Visioning” phase.

APRIL MAY JUNE JULY

PHASE 1:  ANALYSIS PHASE - STATE OF THE CORRIDOR

PROJECT START
MEETINGS/ 

CORRIDOR TOUR
MARCH 28, 2014

STEERING 
COMMITTEE 

REVIEW MEETING
JULY 10, 2014

DELIVERABLE #1
STATE OF THE 

CORRIDOR REPORT
JUNE 26, 2014

PROJECT
START

FIELD WORK 
SITE VISIT

MAY 22, 2014

STEERING COMMITTEE 
SESSION/STAKEHOLDER 

INTERVIEWS 
MAY 7-8, 2014
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Phase 2: Corridor Visioning
The second phase of the planning process involved 
the creation and development of specific planning 
concepts and revitalization strategies for enhancing 
East Main Street’s physical appearance and overall 
economic environment. As part of the visioning 
process, planning concepts were presented during 
two community workshops.

Community Workshop #1 (August 28, 2014)
The first community workshop introduced 
the project team and planning process to the 
community, while providing an open forum to 
gather first hand thoughts and opinions about the 
East Main Street Corridor. The planning team 
presented a series of preliminary planning concepts 
to the community and allowed participants to 
“agree” or “disagree” with each concept by placing 
a green or red sticker on each exhibit. A short 
resident shopper survey was also conducted in 
order to gain insight into understanding where 
residents shop for a representative sample of 
household goods or services, and what kinds of 
businesses they would like to see developed or 
recruited to East Main Street.

COMMUNITY 
WORKSHOP #1

AUGUST 28, 2014

COMMUNITY 
WORKSHOP #2

OCTOBER 23, 2014

STEERING 
COMMITTEE 

REVIEW MEETING
OCTOBER 7, 2014

JULY AUGUST SEPTEMBER OCTOBER

PHASE 2:  CORRIDOR VISIONING

Steering Committee Review Meeting 
(October 7, 2014)
Following Community Workshop #1, the 
Planning Team conducted a review meeting with 
the Steering Committee to review the preliminary 
planning concepts presented to the community 
and to analyze community input received by the 
Planning Team. The Team received additional 
feedback and direction from the Steering 
Committee regarding the planning concepts and 
strategies in order to guide the development of 
revised and preferred planning concepts.

Community Workshop #2 (October 23, 2014)
The second community workshop reviewed 
refined planning strategies, and sought to 
educate the community on the fiscal aspects of 
implementation by conducting a participatory 
budgeting exercise. The Planning Team presented 
findings from the existing conditions phase of 
the project, and a summary of refined planning 
concepts for the Corridor. After the presentation, 
attendees were able to examine and provide 
feedback on the presented concepts. Participants 
were then asked to prioritize projects that would 
require public funding by voting with play money. 
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Phase 3: Corridor Plan Report  
and Implementation Strategy
Based on the information analysis and community 
input gathered from the first two project phases, 
a Draft East Main Street Corridor Plan Report 
and implementation strategy were prepared and 
delivered to the City of Danville. The Draft Plan 
will be reviewed and discussed during a Steering 
Committee review meeting in order to receive 
additional input before preparing a Final Draft 
Plan document for review and adoption by the 
Planning Commission and City Council.

Draft Corridor Plan Report 
(December 18, 2014)
Following the completion of the Phase 2 
“Corridor Visioning”, the Planning Team 
prepared the Draft Corridor Plan Report, which 
summarizes the vision, themes, goals, objectives, 
and strategies for the East Main Street Corridor’s 
long-range revitalization. 

CITY COUNCIL 
PRESENTATION
APRIL 21, 2015

STEERING 
COMMITTEE 

REVIEW MEETING
MARCH 4, 2015

DELIVERABLE #3 
SECOND DRAFT 

CORRIDOR 
PLAN REPORT 

MARCH 11, 2015

PLANNING 
AND ZONING 
COMMISSION 

PRESENTATION
MARCH 5, 2015

NOVEMBER JANUARY MARCH

PHASE 3:  CORRIDOR PLAN

DELIVERABLE #2 
DRAFT CORRIDOR 

PLAN REPORT 
DECEMBER 18, 2014

DELIVERABLE #4
FINAL CORRIDOR 

PLAN REPORT
MAY 6, 2015

Steering Committee Review Meeting 
(March 4, 2015)
Following the preparation of the Draft Corridor 
Plan Report, the Planning Team conducted a 
review meeting with the Steering Committee 
to outline key themes, goals, objectives, and 
strategies from the Report. The Team received 
direct feedback and direction regarding the overall 
recommendations of the report.

Planning and Zoning Commission Presentation 
(March 5, 2015)
Once the final draft report was reviewed by the 
Steering Committee, the Planning Team assisted 
in preparing a presentation of the Corridor Plan 
Report to the Planning and Zoning Commission 
for review and adoption. 

Second Draft Corridor Plan Report 
(March 11, 2015)
After receiving feedback and direction from the 
Planning and Zoning Commission, the Planning 
Team revised the Draft Corridor Plan Report, and 
submitted a second draft of the report for City 
Council review.

City Council Presentation (April 21, 2015)
Following the preparation of the Second Draft 
Corridor Plan Report, the Planning Team assisted 
with a presentation of the Plan to the Danville 
City Council for review and adoption. 

Final Corridor Plan Report (May 6, 2015)
After receiving feedback and direction from the 
Danville City Council, the Planning Team revised 
the Second Draft Corridor Plan Report, and submit 
a Final Corridor Plan Report for adoption.

DECEMBER FEBRUARY APRIL MAY
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1.4 - Study Area and Regional Context

The East Main Street Corridor Plan’s primary 
study area largely comprises a two-mile portion 
of East Main Street and adjacent properties from 
Bowman Avenue on the west, extending northeast 
past Griffin Street and then east just beyond 
Kansas Street to the City’s corporate boundary.  
In addition, a secondary study area also comprises 
several blocks both north and south of East Main 
Street, generally from Cleveland Avenue on the 
south to Griggs and Cannon Streets on the north 
(see Figure 1.3 on following page).  

The City of Danville is located in Vermilion 
County approximately 140 miles south of 
Chicago; 90 miles west of Indianapolis, Indiana; 
120 miles east of Springfield, Illinois; 30 miles 
east of Champaign, Illinois; 200 miles northeast 
of St. Louis, Missouri; and 200 miles northwest 
of Louisville, Kentucky (see Figure 1.2 for Regional 
Context).  Danville is the seat of Vermilion 
County.

Figure 1.1 - Study Area Context
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East Main Street (U.S. Route 136) is the major 
east-west thoroughfare that leads into Downtown 
Danville from the east.

Figure 1.2 - Regional Context
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MEADE
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Figure 1.4 - Study Area Map
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2.1 - Historic Context 

Before Danville’s settlement in the early 1800s, 
Vermilion County was the home of several 
Indian tribes, among them the Kickapoo, the 
Miami and the Pottawatomie - tribes that were 
attracted to the Vermilion River’s salt deposits 
and the abundant wildlife that served as the 
Indians primary source of food. The salt deposits 
later attracted pioneers and traders to the area 
who later constructed salt works, mills and other 
associated industries. After much of this land was 
ceded by the Indians to the federal government 
in 1818, new settlers purchased the land around 
the North Fork of the Vermilion River of what 
today comprises the City of Danville. In 1827, 
two prominent land owners, Dan Beckwith and 
Amos Williams, founded the City of Danville 
by donating 80 acres of land and submitting the 
City’s first plat. Danville is named after Dan 
Beckwith. Over succeeding decades, Danville 
would grow as a regional industrial center largely 
based on coal mining, commercial transportation 
and agriculture.

 Section 2 - Context

Postcard showing the Danville Branch of the National Disabled Volunteer Soldiers (1898, now VA Illiana Health Care System)

From the 1800s to mid-1900s, East Main Street 
served as an important transportation route from 
Indiana and Danville’s eastern neighborhoods 
to downtown Danville and other destinations 
north and south of the city. Portions of East Main 
Street during this time were served by various 
streetcar lines, which spurred the growth of new 
industries and businesses along with the adjoining 
residential neighborhoods lined with spacious 

Queen Anne homes, Folk Victorian worker 
cottages and Craftsman bungalows. Some of East 
Main Street’s most important institutions and 
building landmarks, such as the Danville Branch 
of the National Disabled Volunteer Soldiers 
(1898, now VA Illiana Health Care System) and 
Cannon School (1922) were also constructed 
during this time period. The Danville Area 
Community College was founded as an extension 
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of the University of Illinois in 1946. Before the 
construction of Interstate 74, East Main Street 
became part of U.S. Route 136, the primary east-
west route through the area and serving essentially 
as East Danville’s “Main Street.” 

By the mid-20th century, Danville continued to 
grow in population with the expansion of new 
industry, although East Main Street’s importance 
as a commercial corridor and transportation route 
to points east and west diminished, largely due 
to the opening of Interstate 74. A slow decline 
in local and regional employment began in the 
1970s and 80s when area coal mines began 
closing, although much of that land has been 
reclaimed as lakes and recreation areas, including 
the Kickapoo State Recreation Area to the west of 
Danville’s city limits. A General Motors foundry 
plant, which once employed 1,000 people, closed 
in 1996. From 1970 through the 1990s, the 
City lost nearly 9,000 residents leading to the 
community’s first net loss in population since the 
1950s and resulting in a surplus of housing, land 
and infrastructure. Since the 1990s, Danville’s 
population has stabilized with the Community 
College, the VA hospital complex and other long-
time businesses serving as important anchors for 
the East Main Street Corridor.

1950 - 1970:  population rose by nearly 5,000 people

1970 - 1990:  the City lost nearly 9,000 residents

+

-

= 1,000 PEOPLE
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Infrastructure
• A well maintained municipal infrastructure 

system to serve existing and planned 
development

• Developed and undeveloped areas that 
are protected from increases in runoff and 
localized flooding 

Community Heritage/Urban Design
• Preservation and restoration of the historic 

resources that make the City of Danville 
unique

• New development in an established 
neighborhood that is compatible with the 
overall design and fabric of that neighborhood

• An aesthetically pleasing and harmonious 
appearance for the community 

Environment
• An environmentally friendly community with 

clean air and water and abundant open space 
and natural areas to provide scenic beauty, 
passive recreation and wildlife habitat

Community Facilities and Services
• A complete system of parks and recreational 

facilities that meet the present and future 
needs of the community

• Cost-effective municipal services available to 
the entire community that help maintain and 
enhance the City’s quality of life and ensure a 
high level of safety for all Danville residents

2.2 - Previous Plans and Studies

The Planning Team reviewed and analyzed the 
City of Danville’s Comprehensive Plan in regards 
to the East Main Street Corridor. The following 
is a brief overview and summary of that planning 
document.

City of Danville Comprehensive  
Plan Update, (2006)
The Comprehensive Plan for the City of Danville 
is the City’s master plan and policy guide for the 
future growth and development. The Plan also 
sets forth a set of planning values and ties those 
values to the physical development and shaping 
of the community. It also presents an official 
policy framework and mapped context for making 
incremental decisions regarding land development 
issues and outlines strategies and steps the 
community can follow to make the Plan reality.

Relevant city-wide planning goals include:

Land Use and Development
• Development in land use patterns and 

intensities that make effective use of the land
• A balanced and compatible mix of land 

uses that will create long-term, viable 
neighborhoods

• A mix of infill redevelopment and “greenfield” 
development in future growth 

Neighborhoods
• An attractive and vibrant downtown that 

serves as the focal point of the community and 
provides abundant opportunities for social, 
cultural, and economic interactions

• Safe and attractive residential neighborhoods 
reinvigorated with life

• Increased community pride in the City’s 
neighborhoods

• A wide variety of housing types within 
neighborhoods to meet the needs of all age 
groups and income levels

Economic Development
• A broad, diversified local tax base with an 

appropriate balance of residential, commercial, 
industrial and professional growth

• Retain and expand existing businesses and 
industries and promote new and expanded 
business opportunities

• Access to employment opportunities for all 
Danville residents

• A comprehensive approach to economic 
development 

Transportation
• A safe, efficient, and cost-effective 

transportation system for the movement 
of people and goods within, through, and 
around the City

• Improve access to alternate transportation 
modes for Danville residents

• Transportation improvements reflective of the 
physical and social environment in which they 
are being placed 
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Intergovernmental Cooperation
• Strong relationships and interaction between 

and among local units of government

Additionally, a number of general land use 
planning and design principles were developed.  
Those that relate to the East Main Street Corridor 
include:

Human Scale Development
“Communities should be designed on a human 
scale using neighborhood units as the basic building 
block. Ideally, each neighborhood would be self-
sufficient by offering residents a variety of housing 
types, as well as providing commerce, employment 
opportunities and civic services. The land use pattern 
should be balanced around a series of community 
and neighborhood activity centers in order to promote 
convenience and accessibility, and to enhance the 
sense of community.”

While the East Main Street Corridor addresses 
many of these characteristics, the housing stock 
that makes up the Study Area consists almost 
exclusively of single-family homes.  Quality multi-
family housing as well as additional commerce 
could strengthen the neighborhood and make it 
more self-sufficient.

Compatibility of Uses
“The mixing of incompatible uses should be avoided. 
The separation or screening of incompatible uses 
serves to protect the character of distinct residential, 
commercial or industrial areas. It also decreases 
traffic hazards while conserving the taxable value 
of land and structures. However, it should be noted 
that different uses are not necessarily incompatible. 
Within downtown and neighborhood shopping 
districts, mixed uses can add to the vibrancy and 
economic vitality of these areas. The mixing of uses 
becomes incompatible when major conflicts occur or 
can be expected in the future.”

The East Main Street Corridor has a number 
of blocks that consists of both residential and 
auto-oriented commercial uses. In some cases 
the character of these residential properties are 
effected by the lack of appropriate screening or 
landscaping.  Additionally a number of industrial 
uses along the northern portion of the study area 
are located adjacent to single family residential 
blocks. In these areas the residential character 
is significantly impacted by a lack of proper 
screening or buffering.

While the Comprehensive Plan acknowledges 
that high demand will exist for suburban fringe 
development it strongly supports ongoing efforts 
to preserve and revitalize existing neighborhoods 
and commercial corridors. The Plan even 

acknowledges certain areas within the City that 
have degraded to such an extent that anything 
short of completely clearing and rebuilding the 
area is impractical. In determining these areas 
the existing land use distribution and likelihood 
of improvement without redevelopment were 
considered. 

The East Main Street Corridor area is one of 
three areas identified by the Comprehensive 
Plan as being suitable for redevelopment. The 
Plan specifically cites the amount of traffic being 
generated by DACC and the VA hospital complex 
and the fact that East Main Street is a major 
thoroughfare, making the area ideally suited for 
commercial redevelopment. Redevelopment efforts 
focused on uses that cater to the needs of the 
DACC and VA populations are particularly noted. 

Pages from the City of Danville Comprehensive Plan Update
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Enterprise Zone
The Enterprise Zone provides primarily property 
tax and sales tax relief for qualifying residential 
and commercial development projects. General 
retail, restaurant, lodging, and professional offices 
projects may be eligible. Qualifying projects that 
generate at least 50 FTE jobs may take advantage 
of the following:

• Reduced permitting fees,
• Sales tax credits on building materials,
• Real estate tax abatements on increased 

property valuation (10 years for commercial 
projects; five years for residential).

MEADE
PARK

DANVILLE AREA 
COMMUNITY COLLEGE

STUDY AREA

Figure 2.1 - TIF District Map

EXISTING CAMPUS  
CORRIDOR TIF DISTRICT

MERVIS
INDUSTRIES

Additional State tax credits (including machinery 
and utilities) are available for projects over $5 
million and creating 200 full-time jobs. (The credits 
are subject to other specific qualifications which vary 
by number of jobs created or retained.)

Because there has been no recent significant new 
development on East Main, it can be assumed 
that Enterprise Zone incentives are not sufficient 
to overcome the market barriers. The Illinois 
Department of Commerce and Economic 
Opportunity report Enterprise Zone investments 
in 2011 across Vermilion County totaling $4.3 
million, with 38 jobs created and 575 jobs retained.

2.3 - City Initiatives and Programs 

The two principal incentives available in the East 
Main corridor are Tax Increment Finance and 
Enterprise Zone, and both may be applied to 
both commercial and residential development, 
subject to the guidelines of each program. As they 
currently exist, the tools are not strong enough to 
overcome the development barriers to make new 
construction viable at existing real estate values.

Tax Increment Financing District
The Campus Corridor TIF district on East Main 
is very small (approx. 20 acres) and its revenue 
generation has been negligible as a result of little 
development and declining real estate values. 
(Revenue and interest were reported at $393 in the 
2013 Danville Annual Treasurer’s Report.) The TIF 
district currently includes a small area across from 
the VA and College. This area should be a growth 
opportunity as a function of its location near 
anchor institutions. Expansion of the district may 
be warranted after adoption of the Corridor Plan, 
in order to capture value across the East Main 
Street commercial corridor, and especially at the 
Bowman/East Main gateway. 

In other Illinois cities, TIF funds have been used 
to offer a broad range of valuable development 
incentives, including:

• Building rehabilitation loans,
• Retail lease rebates,
• Façade improvement grants,
• Residential development loans,
• Residential rent rebates, and
• Architectural assistance.
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Figure 2.2 - Enterprise Zone Map
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2.4 - Neighborhood Associations 

Information provided by the City shows five 
neighborhood associations on record within the 
East Main Street Corridor Study Area (see Figure 
2.3). However, discussions with neighborhood 
residents and local stakeholders has conveyed that 
only one neighborhood association regularly meets 
and plans activities, the Oaklawn Neighborhood 
Association. The Association has conducted “clean 
and green” activities and regularly communicates 
with the City regarding code enforcement 
issues. According to stakeholder interviews, 
the Association has had difficulty attracting 
participation from younger residents in the 
neighborhood.  

Moving forward the Oaklawn Neighborhood 
Association could potentially play a key role in 
improving the Corridor.  One idea discussed 
was the possibility of the City transferring vacant 
city-owned parcels in the Study Area to the 
Neighborhood Association with the goal being 
that the Association would maintain and enhance 
these properties.

In addition to the Oaklawn Neighborhood 
Association, a Danville Area Landlords Association 
meets monthly at the Danville Township 
Building. Many stakeholders shared their belief 
that landlords in the East Main Street Corridor 
neighborhoods need to get involved if there are 
going to be any chances of long-range success. 
This Plan will strive to engage landlords in 
discussions regarding revitalization efforts along 
the Corridor and consider them a key partner for 
plan implementation.  

Building a partnership between homeowners and landlords and their Associations will be a key step in the implementation of the Corridor Plan
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3.1 Land Use Context

Existing Land Use 
The East Main Street Corridor can be 
characterized primarily as a commercial and 
residential thoroughfare, largely developed over 
different time periods. While the majority of the 
Study Area consist of single-family residential land 
uses, there are a number of other significant land 
uses located throughout the Study Area that have a 
direct impact on the Corridor. 

The northern portion of the study area, specifically 
along Griggs Street and north of Cannon Street 
(just outside of the study area boundary), consist of a 
number of large properties occupied by industrial 
uses. These industrial uses have a direct impact on 
the Corridor as industrial uses tend to generate 
truck traffic.  Mervis Industries, for example, has 
more than 100 trucks a day come in and out of 

 Section 3 - Land Use and Physical Conditions

its complex along Nebraska Street via East Main 
Street. Additionally the visual appearance of many 
industrial properties often does not enhance the 
residential or commercial character of an area.

Another noteworthy land use that has a significant 
presence both along the Corridor and throughout 
the study area is institutional use including 
two major Corridor anchors, the Danville Area 
Community College (DACC) and the Veteran’s 
Affairs (VA) hospital complex. These two 
institutions occupy approximately a half-mile of 
frontage along the south side of East Main Street 
between Lake and Home Streets in addition to a 
large amount of land south of the Corridor. Aside 
from these two institutions, two Danville School 
District 118 schools are located within the Study 
Area. Cannon Elementary School is located at 
East Main and Bismark Streets and Meade Park 
Elementary School is located south of East Main 
Street, accessible by Kansas Street. A number of 

churches are also located within the Study Area, 
one located at Tennessee and Utah Avenues 
occupies over a half-block of land.

While some commercial uses have encroached 
upon residential areas in the neighborhoods, a 
majority of the commercial uses in the Study Area 
exist along the East Main Street frontage. 

For the purposes of examining the Corridor’s land 
use patterns and physical conditions, the Corridor 
Study Area has been divided into two separate 
zones including:

• Neighborhood Commercial Zone 
(Mix of residential and commercial properties 
that are typically auto-oriented along East Main 
from Bowman Avenue to Fairweight Avenue) 

• VA-DACC Institutional Zone   
(Mix of residential and smaller commercial 
properties and largely characterized by the 
DACC / VA frontage along East Main from 
Fairweight Avenue to Kansas Avenue)

Approximate percentage of existing land use in the East Main Street Corridor Study Area

SINGLE-FAMILY RESIDENTIAL

OTHER

INDUSTRIAL

MIXED-USE

PROFESSIONAL OFFICE

COMMERCIAL

PUBLIC / INSTITUTIONAL

RECREATION / OPEN SPACE

VACANT / UNDEVELOPED

TW
O-FAMILY RESIDENTIAL

MULTI-FAMILY RESIDENTIAL

MOBILE HOME

63%2% 2%5%1% 1% 1% 1%4% 4%6%10%
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Neighborhood Commercial Zone
The western portion of the Corridor extends 
from Bowman Avenue on the west to Fairweight 
Avenue on the east and is aligned on a southwest 
to northeast angle. It is defined by a number of 
notable commercial properties having frontage 
on East Main Street. At Bowman Avenue, 
two commercial anchors occupy the northeast 
and southeast corners, McDonald’s and CVS 
Pharmacy respectively. As one travels northeast 
along East Main Street a mix of small-scale 
residential, commercial, and professional office 
properties front East Main Street until arriving 
at the Columbus Street intersection where an 
industrial/warehouse property occupies a full 
block of street frontage. 

Cannon Elementary School is located 
at East Main and Bismark Streets

An industrial/ warehouse building occupies the 
block between Columbus and Bismark Streets

Small professional office buildings have a residential character

Subway is part of a commercial cluster at Griffin Street Residential property along East Main 
Street is single family in character

COMMERCIAL SINGLE-FAMILY 
RESIDENTIAL

INDUSTRIALPROFESSIONAL OFFICE INSTITUTIONAL
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Figure 3.2 - Neighborhood Commercial Zone Land Use Map
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East across Bismark Street from this industrial/
warehouse property is Cannon Elementary School, 
a three-story traditional brick building with an 
attractive street presence. North of these two 
properties, a cluster of single-story, auto-oriented 
commercial uses occupies the street frontage from 
Porter Street to Plum Street. These commercial 
properties include Tee Pak Credit Union, a strip 
center occupied by a church and beauty salon, a 
Dairy Queen, and a Pro-Active wellness and injury 
center. Both Tee Pak Credit Union and Dairy 
Queen have vehicular drive-thru lanes. 

Continuing northeast a number of single-family 
homes, some of which have been converted to 
commercial uses occupies the street frontage until 
the Edwards Street intersection. From Edwards 
Street to Griffin Street a significant auto-oriented 
commercial cluster occupies the frontage including 
a Subway fast-food restaurant, Family Dollar, 
vacant gas station, Sun Loan Company, Dollar 
General and Ruler Foods. These properties are 
characterized by single-story buildings with 
parking lots separating the building from the street 
and sidewalk. 

Tee Pak Credit Union has three drive-thru lanes fronting East Main Street

Some blocks contain a mix of commercial 
and residential properties

Vacant gas station at the corner 
of East Main and Griffin Streets
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The next block northeast to Virgina Avenue is 
primarily residential with a multi-story, single-
family character. On the south side of East Main 
Street this residential character continues six 
blocks east to State Street. On the north side 
however, from Virginia Avenue to Fairweight 
Avenue, another cluster of commercial properties 
exist. A majority of these properties appear to be 
vacant and are set back from East Main Street 
with the exception of Kirby Risk Electrical Supply, 
which is a two-story streamlined moderne-styled 
brick building, located at the corner of Fairweight 
Avenue and East Main Street.

Kirby Risk Electrical Supply at East Main Street and Fairweight AvenueMulti-story, single-family residential 
character along East Main Street

Vacant commercial property  along East Main Street
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VA-DACC Institutional Zone 
The eastern portion of the Corridor extends from 
Fairweight Avenue on the west to just beyond 
Kansas Street to the municipal boundary on the 
east. From Fairweight Avenue to State Street the 
frontage of East Main Street is predominately 
single-family residential in character. One 
institutional use in this area is the Danville Fire 
Station #4 located at Bremer Avenue. Station 
#4 serves the residential neighborhoods around 
the station plus the Eastgate Industrial Area on 
the East side of the City. On the south side of 
East Main Street, two noteworthy commercial 
properties are located at State and Lake Streets. 
Danville Grocery and Deli and Danville Liquors 
are located in a small, single-story strip center at 
State Street while the two-story American Inn 
Motel is located at Lake Street. 

East of Nebraska and Home Streets the frontage 
along East Main is predominately residential

Meade Park is located south of the East Main 
Street and Minnesota Avenue intersection

People’s Liquor Store located at East Main and Illinois Streets

COMMERCIAL RECREATION/OPEN SPACE
SINGLE-FAMILY 
RESIDENTIAL

Danville Fire Station #4 located at 
East Main Street and Bremer Avenue

Multi-family residential are dispersed along the Corridor

MULTI-FAMILY 
RESIDENTIAL INSTITUTIONAL
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Figure 3.3 - VA-DACC Zone Land Use Map
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East of the American Inn Motel large shade trees 
and open space occupy approximately a half-mile 
of the East Main Street frontage to Home Street.  
This green frontage creates a campus character 
and includes access drives and signage for the 
Danville Area Community College, VA hospital 
complex, Danville Senior Apartments, U.S. 
Army Reserve, and Danville National Cemetery. 
On the north frontage of East Main Street from 
National Avenue to Indiana Street there is a mix 
of residential and commercial properties that 
have a predominately commercial character.  
Noteworthy businesses along this stretch include 
People’s Liquor Store, Casey’s General Store and 
Gas Station, and Royal Donut. While People’s 
Liquor is located in a two-story, traditional brick 
building, nearly all other commercial buildings are 
one-story and more contemporary in style. Some 
of these commercial properties lack proper signage  
and it can be difficult to discern which properties 
are occupied and which are vacant.   

A “campus character” of lawn and shade trees lines East Main Street along the DACC and VA propertiesRoyal Donut located at East Main and Indiana Streets

The American Inn Motel located at East Main and Lake Streets
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East of Nebraska and Home Streets, the frontage 
along East Main is predominately single-family 
residential in character. Saints Synagogue Church 
of God in Christ occupies a full block of frontage 
on the north side of East Main Street between 
Michigan and Minnesota Avenues. A gravel 
parking lot and signage for the church occupies 
an additional half block of frontage between 
Michigan and Wisconsin Avenues. Across East 
Main to the south Meade Park occupies over 
a full block of frontage between Michigan and 
Oregon Avenues with an entry drive aligned with 
Minnesota Avenue. Meade Park Elementary 
School is located just south of Meade Park, 
however the school is accessed along Kansas 
Avenue. On the northeast corner of East Main 
Street and Kansas Avenue Caring Hearts Animal 
Hospital is located in a modern, single-story 
building.

Single-family residential character east of Nebraska and Home StreetsCasey’s General Store and Gas Station 
located at East Main and Illinois Streets

Saints Synagogue Church of God in Christ located at East Main Street and Michigan Avenue
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3.2 Future Land Use Map
As part of the City’s 2005-2006 Comprehensive 
Plan Update a Future Land Use Map was adopted. 
The Map is a critical part of the Comprehensive 
Plan and aids in setting a clear and concise vision 
for how the various areas of the City should 
develop in the future. While the City’s Future 
Land Use Map illustrates 12 different future land 
use designations, only six of the 12 are present 
within the East Main Street Corridor study area 
(see Figure 3.4). The designations are meant to be 
general in nature while representing a grouping 
of similar land uses. While they are not intended 
to regulate a particular use to be developed on 
a particular parcel, the designations are used in 
collaboration with the City of Danville Zoning 
Ordinance to help determine future policy 
decisions related to growth and development.

According to the Comprehensive Plan Update, 
since the East Main Street Corridor has been 
allowed to develop commercially in the past, it was 
deemed reasonable that the property along East 
Main Street already developed for commercial 
purposes remain appropriate for future highway 
commercial development. However, existing 
residential property along the East Main Street 
Corridor is recommended to remain residential 
where possible.

MEDIUM-DENSITY RESIDENTIAL

INDUSTRIAL

AGRICULTURAL

PUBLIC / INSTITUTIONAL

RECREATION / OPEN SPACE

HIGHWAY COMMERCIAL

Residential development characterized by 
a wider variety of housing types that may 
include combinations of single family detached 
homes, duplexes, condominiums and in some 
circumstances multi-family structures at 
densities ranging from 6 to 10 dwelling units/
acre. Most existing residential neighborhoods 
with lots platted more than 25 years ago would 
fall into this category.

Development consisting primarily of businesses 
engaged in the manufacture or distribution 
of consumer goods or products. Examples of 
industrial development may include businesses 
which manufacture, assemble, or warehouse 
products on site as well as large scale office 
buildings/complexes.

Areas best suited for crop cultivation and 
production for the foreseeable future. 
Residential development at less than 1 dwelling 
unit / 5 acres is also suitable, provided that 
access is provided to undeveloped areas.

Development that is typically tax-exempt and 
serves the civic needs of all or a significant 
portion of the community’s residents. Examples 
of public/institutional uses would include 
federal, state or local government facilities, 
airports, schools, major-medical facilities, 
cultural facilities and cemeteries.

Developed and undeveloped lands that are 
reserved for or have been made available 
for use by all or a significant portion of the 
community’s residents. This would include all 
parklands, playgrounds and other recreation 
areas as well as private open space such as 
golf courses. This category would also include 
environmentally sensitive areas and areas where 
development is infeasible due to the presence 
of natural or man-made constraints.

Commercial development primarily focused on 
serving automobile/travel needs and oriented 
along major travel corridors. Such areas may 
include hotels, gas stations, and restaurants 
with additional low-intensity commercial/
professional uses located mid-block.
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3.3 Physical Conditions

Corridor Frontage
Commercial property along East Main Street has 
been identified and described as “strip commercial 
development” by the City’s Comprehensive Plan. 
Strip commercial development refers to piecemeal 
development patterns along major roadways that 
cater to the automobile. The presence of strip 
commercial development can be harmful because 
it can limit the use of adjacent lands and can result 
in haphazard development patterns. In areas of 
strip commercial development traffic congestion 
often is commonplace. The congestion builds up 
because more access points are granted as more 
individual developments locate along the roadway. 

Since East Main Street has been allowed to 
develop in a strip development pattern over time 
there is little that can be done now to reverse 
this process. The City’s Comprehensive Plan 
recommends that it is in the community’s best 
interest to allow further commercial development 
along East Main Street, however, future access 
points to and from the roadway as well as 
the layouts of development should be closely 
scrutinized. For areas along East Main Street that 
are residential or have not yet been developed 
for commercial purposes, strip commercial 
development should be prevented at all costs. 

Commercial property located at East Main Street and National Avenue

Deteriorated commercial property located along East Main Street
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Many buildings and in some cases entire areas in 
Danville are to the point where years of neglect 
have made redevelopment or regeneration options 
to consider. Based off of the City’s and Planning 
Team’s physical conditions analysis along with 
stakeholder feedback, the area north of East 
Main Street between State Street and Michigan 
Avenue should be the focus of redevelopment 
concepts. Redevelopment typically involves 
the consolidation of properties or the removal 
of existing structures to make way for new 
development. Another option is the rehabilitation 
of existing buildings where feasible. All options 
can be accomplished with a mix of public 
investments and incentives.

Multi-family residential and commercial properties along East Main StreetCommercial property along East Main Street

Commercial property located at East Main Street and Nicklas Avenue
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Neighborhood Housing
Residential properties that front East Main Street 
reflect the conditions found elsewhere in the 
adjacent neighborhoods, ranging from “good” 
to “poor” with a few considered “dilapidated”. 
The swings in population that have occurred in 
Danville over the years has had a direct impact 
on the age and quality of existing housing stock 
throughout the City. Due to population decline 
between 1970 and 1990 the area’s housing market 
stagnated. Thus, existing housing stock has aged 
and today the average age of homes in Danville is 
over 50 years old. 

Beginning in 1999 the City’s Neighborhood 
Development Department undertook a survey 
on the condition of structures throughout the 
City. Data was collected pertaining to structural 
conditions and then summed to produce a total 
rating. For areas South of Voorhees Street, which 
includes the East Main Street Corridor area, only 
51 percent of residential structures were rated 
as “good” while 36 percent were rated as “fair”.  
Approximately 13 percent of residential structures 
were rated as either “poor” or “dilapidated”. 

Vacant residential property at the corner of East Main and Beard Streets

Dilapidated residential property along East Main Street
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3.4 Historic Resources

Historic buildings, sites, and structures are 
important elements to revitalizing neighborhoods 
and commercial corridors and help to define 
and inform a community’s image and brand 
identity. Presently within the Corridor Study 
Area, there are no properties listed in the National 
Register of Historic Places, this nations’ official 
list of buildings, sites, and structures that are 
worthy of preservation. The National Register of 
Historic Places is a program of the National Park 
Service, authorized under the National Historic 
Preservation Act of 1966, and administered 
in the State of Illinois by the Illinois Historic 
Preservation Agency (IHPA). Listing in the 
National Register does not impose restrictions on 
the use of private property but does provide tax 
credits for the rehabilitation of income-producing 
buildings and other incentives.

The Illinois Historic Structures and Landmarks 
Surveys, undertaken by the State of Illinois 
from 1970 to 1975, identified 25 buildings in 
the Study Area as potentially eligible for the 
National Register; although, since the survey was 
undertaken more than 40 years ago, and buildings 
may have been altered in that time, additional 
consultation with IHPA would be needed to 
receive more current determinations of eligibility. 
Additionally, the Planning Team has observed in 
the field that two of the 25 buildings have been 
demolished.   

The City of Danville is a Certified Local 
Government (CLG), a program managed jointly 
between the National Park Service and the Illinois 

Table 3.1: Historic Resources
Symbol Location Demolished

A 112 S Bowman No

B 925 E Main Yes

C 215 N Bowman No

D 217 N Bowman No

E 220 N Bowman No

F 20 S Beard No

G 1034 E Main Yes

H 1210 E Main No

I 1900 and 2000 E. Main No

J 1233 E Williams No

K 219 S Virginia No

L 201 S Virginia No

M 208 S Virginia No

N 223 Kentucky No

O 125 Tennessee No

P 30 Tennessee No

Q 14 Tennessee No

R 12 Tennessee No

S 1405 E Main No

T 1602 E Main No

U 21 Lake No

V 22 Michigan No

W 2513 E Main Yes

X 2313 Cannon No

Y 2313 Cannon No

223 Kentucky Avenue

1233 East Williams Street

Historic Preservation Agency. Certified Local 
Government status provides opportunities to 
receive grants to conduct preservation planning 
activities, such as surveys and National Register 
nominations. To qualify as a CLG, a municipality 
must have an active historic preservation 
commission and have adopted a historic 
preservation ordinance certified by the Illinois 
Historic Preservation Agency.
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The Illinois Historic Structures and Landmarks Surveys, undertaken by the State of Illinois from 1970 to 1975, identified 25 properties in the Study Area as potentially eligible for the National Register
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3.5 Vacancy
The East Main Street Corridor Study Area 
contains over 100 vacant parcels and 50 vacant 
homes. These properties affect the quality of life 
for those in contact with the Corridor. Vacancies 
contribute to poor visual appearances, impact 
property values and foster a perception of decline. 

Each vacant property is unique and has its own 
problems and potentials. Strategic decisions 
regarding vacant properties need to be made and 
the implications of those decisions need to be 
thoroughly considered.  Some implications of 
vacant land decisions include:

• Property Acquisition, determining which 
properties should be added to the public 
inventory and which should be transfered to 
adjacent land owners or organizations 

• Property Re-use, determining the most 
appropriate re-use of vacant property and 
method for it 

• Maintenance, who should be responsible for the 
continued maintenance and upkeep of vacant 
property 

• Demolition, what guides the decision to 
stabilize, rehabilitate or demolish vacant 
structures.

Vacant residential property along East Main Street

Vacant commercial property along East Main Street
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Parkway buffers are narrow with little to no room 
for landscaping treatments aside from lawn.

There is a general lack of appropriate wayfinding signage 
to important destinations within and nearby the study area

Some blocks appear to have “disappearing sidewalks” where 
weeds and lawn have begun to grow over failing concrete

Most sidewalks are interrupted by curb cuts and most parking 
lots abut the sidewalk with little landscape buffering

Curbs and gutters are missing from some streets resulting in 
streetscape conditions characterized by gravel shoulders

Lighting standards attached to utility poles 
do not lend to an attractive appearance

3.6 Urban Design
In general, the streetscape and urban design 
conditions along East Main Street are in fair 
condition. New sidewalks have recently been 
constructed on both the north and south sides of 
the street for the entire length of the study area. 
Sidewalks have been separated from the roadway 
curb with a parkway buffer. This buffer however 
is narrow with little to no room for landscaping 
treatments aside from lawn. This also limits the 
potential for pedestrian amenities such as benches, 
kiosks and trash receptacles. 

Most sidewalks are interrupted by curb cuts and 
most parking lots abut the sidewalk with little 
landscape buffering. Lighting standards attached 
to utility poles near transformer boxes do not 
lend to an attractive appearance, and there is a 
general lack of appropriate wayfinding signage to 
important destinations within the study area.

On many of the secondary streets throughout 
the adjacent neighborhoods there is a lack of 
crosswalks. Some blocks are missing sidewalks 
while others appear to have “disappearing 
sidewalks” where weeds and lawn have begun to 
grow over failing concrete. Curbs and gutters are 
also missing from some of the secondary streets, 
resulting in streetscape conditions characterized by 
gravel shoulders and deteriorating roadway edges.
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Urban Design Conditions along Williams Street
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4.1 Existing Zoning Districts

The Zoning Ordinance of the City of Danville 
is intended to foster the use and development of 
land in an orderly manner in accordance with 
the goals, objectives, and policies of the City of 
Danville’s Comprehensive Plan. The City’s zoning 
area is divided into 14 zoning districts, nine of 
which are present in the East Main Street Corridor 
Study Area (see Figure 4.1). These zoning districts 
include:

AG Agriculture District 
The only portion of the Study Area currently 
zoned AG is the area south of the Danville 
National Cemetery along Kansas Avenue. This 
District is intended to encompass areas that are 
well suited for the raising of crops and livestock or 
where essential public facilities or services are not 
expected to serve the property in the near future. 
Permitted uses include single family housing, 
cemeteries, campgrounds, country clubs/golf 
courses, veterinary hospitals, general agriculture, 
and nurseries/greenhouses. The AG District is 
also intended to provide for the preservation and 
protection of natural resource and open space 
areas.

 Section 4 - Zoning

RR Rural  
Residential District
The portion of the Study Area that is currently 
zoned RR is property located on the eastern side 
of Kansas Avenue south of Baumgart Street and 
north of East Main Street. The RR District is 
intended to encompass areas outside the corporate 
limits and in which public facilities and services 
cannot reasonably be expected to serve in the 
future. The purpose of this District is to supply an 
option to urban living by providing low density 
residential development. Permitted uses include 
single family housing, country clubs/golf courses, 
parks and general agriculture. The RR District is 
also intended to encompass and preserve existing 
areas of low density rural residential development 
that have previously been developed in the absence 
of essential public facilities or services.

R-2 Single Family Residential -  
Medium Density District 
The majority of properties within the Study Area 
are designated as the R-2 District and a number 
of properties that front East Main Street are 
zoned R-2 as well. The R-2 District is intended 
to encompass areas within the community where 
established residential neighborhoods exist. The 
purpose of this District is to encourage and protect 
single family residential neighborhoods and the 
land uses which are compatible with them by 
providing residential development areas that are 
characterized primarily by single family detached 
dwellings on medium lots. Permitted uses include 
single family and two-unit housing, community 
centers, fire/police stations, and schools. 

There are many instances throughout the Study 
Area where property zoned R-2 is located adjacent 
to industrial and commercial uses which could 
lead to conflicts between incompatible uses. These 
properties, specifically along Cannon, Griggs, and 
East Main Streets, that are located adjacent to or 
in between industrial or commercial properties 
should be further examined and considered for an 
alternative zoning designation. 
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R-4 Multiple Family Residential -  
High Density District
The R-4 District is intended to encompass areas 
within the community that are adjacent to centers 
of activity or near high traffic corridors where high 
concentrations of residences can support such 
activity while also reducing travel distances. The 
District is also intended to supply a transitional 
buffer between non-residential and surrounding 
single family residential areas. The purpose of 
this District is to provide for the development of 
multi-family housing in order to make a variety 
of housing types available to meet the housing 
needs of the community. Permitted uses in the 
R-4 District include multi-family housing, nursing 
homes, assisted living facilities, dormitories, 
churches, libraries, and bed and breakfast inns. 

B-1 Neighborhood Business District
A number of properties located along East Main 
Street are designated as the B-1 District. These 
are generally located on the northern side of East 
Main Street between National Avenue and Indiana 
Street, across from the DACC and VA facilities. 
The B-1 District is intended to encompass areas 
that are on the edge of or between established 
residential neighborhoods. These areas are typically 
positioned adjacent to arterial or collector streets 
and designed to accommodate a combination of 
automobile and pedestrian traffic. The purpose of 
this District is to provide for the establishment of 
small scale commercial developments in order to 
encourage and facilitate commercial activity that 
serves the neighborhoods. 

Permitted uses in the B-1 District include 
government facilities, art studios, bicycle shops, 
candy stores, floral shops, hardware sales, 
photography sales, sporting goods, art supplies, 
music sales, wedding supplies, barber/beauty 
shops, day care centers, pet care, and professional 
office. 

While the intent of the B-1 District is to facilitate 
small scale commercial activity to serve adjacent 
neighborhoods, properties zoned B-1 along East 
Main Street are located just north of two major 
activity centers (DACC and the VA hospital 
complex). Consideration should be given to an 
alternative zoning designation for these properties, 
perhaps one that is more consistent with the level 
of activity and amount of traffic generated by both 
DACC and the VA.  

B-2 Highway Business District
Many of the commercial properties along East 
Main Street are designated as the B-2 District. 
These are generally located between Bowman and 
Kentucky Avenues. The B-2 District is intended 
to encompass areas that are along high traffic 
corridors and designed to accommodate the needs 
of motorists passing on the roadway. The purpose 
of this District is to provide for the establishment 
of medium sized and low intensity commercial 
development that consists of a mix of certain 
retail and service uses which typically satisfy 
the convenience needs of the traveling public. 
Permitted uses in the B-2 District include multi-
family housing, health clubs, automobile parts and 
sales, convenience stores, drug stores, gas stations, 
restaurants, auto detailing and repair services, 
banks, banquet facilities, car washes, funeral 
homes, hotels/motels, and truck rental services. 

Royal Donut is part of a commercial cluster zoned in the B-1 District on the 
north side of East Main Street between National Avenue to Indiana Street



EAST MAIN STREET CORRIDOR PLAN

SECTION 4 - ZONING

47

B-3 General Business District
Three properties along East Main Street are zoned 
as the B-3 District. One of these is the Kirby Risk 
Electric Supply building located at Fairweight 
Avenue, another is the industrial/warehouse 
building located at Columbus Street and the third 
is a commercial building located at Alexander 
Street. The B-3 District is intended to encompass 
areas that are most suitable to accommodate the 
impacts of more intense commercial development 
and is designed to be served by a combination of 
automobile and pedestrian traffic. The purpose of 
this District is to provide for the establishment of 
medium and large scale commercial development 
of medium intensity. This District is characterized 
by development which serve the whole community 
and in some instances the region. Off-site impacts 
can be significant and need to be minimized to 
achieve compatibility with adjoining districts.

Permitted uses in the B-3 District include multi-
family housing, detention centers, theaters, 
agricultural supply sales, apparel sales, appliance 
sales, bars/taverns, department stores, furniture 
sales, lawn and garden supply sales, manufactured 
home sales, packaged liquor sales, pawn shops, 
shoe stores, grocery stores, hospitals, nurseries/
greenhouses and warehousing. 

Since the B-3 District is intended to be served by a 
combination of automobile and pedestrian traffic, 
this district would be appropriate for properties 
located along East Main Street. However since off-
site impacts in the B-3 District can be significant, 
consideration should be given to properties zoned 
B-3 that are located adjacent to single-family 
residential or R-2 zoned properties and buffering 
techniques or transitional land uses should be 
considered.

I-1 Light Industrial District
Although there are no properties along East Main 
Street zoned as the I-1 District, there are a number 
of properties located along the northern portion 
of the study area with the I-1 zoning designation. 
The I-1 District is intended to encompass areas 
where a combination of factors such as proximity 
to transportation facilities and accessibility for 
employees can be achieved. The purpose of this 
District is to provide for the establishment of 
less intensive areas of industrial development at 
a scale of use compatible with adjacent areas. 
This District is characterized by low to medium 
intensity industrial development that consists 
primarily of businesses which assemble or 
warehouse products for sale and distribution to 
markets outside the community, but in which no 
manufacturing activity is conducted.

Permitted uses in the I-1 District include 
correctional institutions, building material sales, 
truck stops, grain storage facilities, beverage 
processing and packaging, bulk storage tanks, food 
product processing, plastic and allied product 
processing, research and development facilities 
and warehousing. Given the close proximity of 
these properties to rail infrastructure this zoning 
designation seems appropriate. However, many 
of these properties are also located adjacent to 
single family residential or R-2 zoned properties 
and consideration should be given to appropriate 
buffering or transitional land use designations. 

The Kirby Risk Electric Supply property is zoned B-3 and located at Fairweight Avenue and East Main Street
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I-2 General Industrial District
Although there are no properties along East 
Main Street zoned as the I-2 District, there 
is a cluster of properties with the I-2 zoning 
designation confined to the northwest corner of 
the Study Area. These properties are confined 
north of Griggs and west of Plum Streets. 
Another significant property with the I-2 zoning 
designation is the Mervis Industries property 
located north of the Study Area and between 
Stroup Street and Oregon Avenue. The I-2 
District is intended to encompass areas where 
a combination of factors such as proximity to 
transportation facilities and accessibility for 
employees can be achieved without creating 
incompatibilities with surrounding non-industrial 
uses. 

The purpose of this District is to provide for the 
establishment of larger scale, higher intensity areas 
of industrial development which generally exhibit 
higher levels of objectionable external effects 
and ensure they are carried out in a manner that 
will not endanger the public health, safety, and 
general welfare. Such areas should not be located 
adjacent to residential districts. This District 
is characterized by medium to high intensity 
development that consists primarily of uses that 
manufacture, process, fabricate, assemble or 
warehouse products for sale and distribution to 
markets outside the community.

The Mervis Industries property is zoned I-2 and located immediately adjacent to  single family residential properties

Permitted uses in the I-1 District include 
railroad yards, sewage treatment plants, solid 
waste landfills, commercial livestock facilities, 
mineral extraction/quarrying, stockyards, auto 
wrecking and salvage yards, chemical product 
manufacturing and packaging, and metal 
salvage yards. Due to the close proximity of rail 
infrastructure the designation of these properties 
appear appropriate. However, the Zoning 
Ordinance of the City of Danville states that 
such areas should not be located adjacent to 
residential districts. While the cluster of I-2 zoned 
properties in the northwest corner of the Study 
Area is separated from residential properties by a 
public roadway, the Mervis Industries property is 
immediately adjacent to a number of residential 
properties.  Strong consideration should be given 
to appropriate buffering or transitional land use 
designations near the Mervis Industries property.
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4.2 Landscaping Requirements

Landscaping treatments are required in all 
zoning classifications (except single and two-family 
dwellings or agricultural uses) and are specified for 
three areas including:

• Off-street Parking Areas and  
Other Vehicular Use Areas

• Exterior Building Walls
• Other Open Areas 

Off-street Parking Areas and  
Other Vehicular Use Areas
Landscaping treatments are required in and 
around all off-street parking areas and around 
all other vehicular use areas. The perimeter of 
these areas which front public streets are required 
to incorporate a minimum setback of ten feet 
between the edge of the right-of-way and a 
minimum setback of five feet between abutting 
lots. These areas are intended as landscaped 
bufferyards. Off-street parking areas and other 
vehicle use areas with at least 32,000 square feet 
are required to provide interior landscaping as 
well. 

Exterior Building Walls
Landscaping is also required along any blank 
exterior building wall that fronts a public street. A 
minimum of six plant units of landscape material 
is required for each 75 linear feet of wall and the 
landscape material must be installed within 20 feet 
of the building foundation.

Other Open Areas
Portions of a property that are not paved for 
off-street parking or vehicular use areas or in the 
required landscaped bufferyards are also required 
to be landscaped with grass or other approved 
landscape materials.

Corridor Appearance
Landscaping treatments provide an important 
opportunity for improving East Main Street’s 
overall appearance and sense of vibrancy. Good 
site design and landscaping contribute to a more 
cohesive urban design environment that attracts 
pedestrians, shoppers and new investors in 
properties and businesses along the Corridor.

4.3 Sign Standards

The Zoning Ordinance of the City of Danville 
regulates signs with the purpose of protecting 
the public safety, enhancing the City’s physical 
appearance, and promoting orderly development 
of the community. For most non-residential 
zoning districts one freestanding or projecting 
sign may be displayed on each street the lot has 
frontage and wall signs may be displayed by each 
tenant of a building. For awning or canopy signs, 
one may be displayed by each tenant of a building 
on each street on which the lot has frontage. All 
signs must comply with specific bulk standards 
given for each type of sign.  

In residential zoning districts a person operating 
a permitted home occupation may display one 
wall sign indicating the occupant’s name and 
occupation. Subdivisions or neighborhoods may 
erect up to two monument style freestanding 
identification signs provided that the signs are 
only erected at the entrances to the subdivision 
or neighborhood. In the R-3 and R-4 zoning 
districts, multi-unit dwelling complexes consisting 
of ten or more dwelling units may erect one wall 
mounted or one monument style freestanding 
identification sign. In any residential zoning 
district a lot containing a legally conforming non-
residential use (churches, schools, etc.) may erect one 
monument style freestanding identification sign.



EAST MAIN STREET CORRIDOR PLAN

SECTION 5 - TRANSPORTATION NETWORK

50

5.1 Transportation Overview

The transportation network in the corridor 
contains two east-west roadways connected by 
a series of north-south, residential streets. The 
east-west streets are East Main Street and Williams 
Street. Average daily traffic (ADT) for East 
Main Street and Williams Street is shown on the 
following page in Figure 5.1. 

 Section 5 - Transportation Network

Typical five-lane cross section for East Main Street

East Main Street
East Main Street is U.S. Highway 136 and the 
major east-west thoroughfare in Danville. Between 
Bowman Avenue and Kansas Avenue, East Main 
Street is a five-lane roadway consisting of two 
travel lanes in each direction with a two-way left-
turn lane in the center of the roadway. In 2012, 
average daily traffic (ADT) for this roadway was 
between 12,000 and 14,000 vehicles per day. The 
posted speed is 35 miles per hour (mph). 

East of Kansas Avenue, East Main Street is a two-
lane roadway with one travel lane in each direction 
and a posted speed of 45 mph. ADT for East 
Main Street was collected during construction.
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Figure 5.1 - Average Daily Traffic
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Figure 5.2 - Two-lane cross section for East Main Street east of Kansas Avenue

Figure 5.3 - Typical five-lane cross section for East Main Street between Bowman Avenue and Kansas Avenue

Cross sections showing current conditions of East 
Main Street are shown in Figures 5.2 and 5.3. 
Figure 5.2 shows a two-lane cross section east of 
Kansas Avenue and Figure 5.3 shows the typical 
five-lane cross section between Bowman Avenue 
and Kansas Avenue. The road transitions from a 
rural, two-lane cross section on the edge of town 
to an urban, five-lane cross section at Kansas 
Avenue. This transition is marked by a speed 
limit sign, and traffic speeds are controlled by the 
signalized intersection of East Main Street and 
Oregon Avenue. 

Traffic speed data were not available, but field 
observations indicated that traffic speeds seemed 
higher than posted speeds, particularly in the zone 
immediately after the posted speed is reduced to 
35 mph.
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Figure 5.4 - Typical cross section of Williams Street east of State Street

Figure 5.5 - Typical cross section of Williams Street west of State Street

Capacity
Average daily traffic (ADT) on East Main Street 
ranges from 12,000 to 14,100. A roadway of this 
size typically can accommodate an average daily 
traffic (ADT) of approximately 30,000, which 
suggests that more than half of available roadway 
capacity is going unused.

Williams Street
Williams Street is a local collector street that 
travels east-west through the corridor study area. 
It is a two-lane roadway with a posted speed of 30 
mph and a 2012 ADT between 4,950 and 5,900. 
ADT for Williams Street was collected during 
construction of East Main Street. Figure 5.4 shows 
the typical cross section of Williams Street east of 
State Street and Figure 5.5 shows the typical cross 
section of Williams Street west of State Street. 
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Sidewalk Gaps
Figure 5.6 shows the presence of sidewalk gaps 
in the corridor. Sidewalks along East Main Street 
are continuous. However, many sidewalks along 
Williams Street are missing, as shown in red.

Intersections
There are six signalized intersections on East Main 
Street as shown in Figure 5.6. The remaining 
intersections along East Main Street are two-way 
stops that favor east-west movement. There is one 
signalized intersection on Williams Street. The 
remaining intersections along Williams Street are 
two-way and four-way stops.

Crosswalks
There are no marked crosswalks on Williams 
Street. Along East Main Street, crosswalks are 
marked in all four directions at the signalized 
intersections. Figure 5.6 also shows the distance 
between the north-south crosswalks on East 
Main Street, which range from 800 feet to 3,000 
feet. At all other intersections along Main Street, 
crosswalks are marked only in the east-west 
direction.

Crosswalks are marked in all four directions at the signalized intersections, however some crosswalks have begun to fade

Sidewalks along East Main Street are continuous, however some sidewalks along side streets are missing
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Figure 5.6 - Sidewalk Assessment
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Bicycle Facilities
Danville’s bicycle network consists of one existing 
off-street trail located outside the corridor (not 
shown on map) through the northern part of the 
city, and a network of existing and proposed on-
street facilities and off-street trails. Existing and 
proposed bicycle facilities are shown in Figure 
5.7. Williams Street is identified as a corridor for 
on-street bike lanes, and discussions with the City 
identified that they are open to the possibility of 
other on-street facilities including shared use paths 
and neighborhood greenways. 

The City’s proposed bicycle network plan 
indicated that coordination with IDOT would be 
needed in planning for bicycle facilities on East 
Main Street.

Truck Traffic
East Main Street and Williams Street provide 
access to downtown Danville from the east. Most 
truck traffic within the area travels on I-74, located 
south of the corridor. Local truck traffic travels on 
East Main Street.

Stakeholders expressed a desire to connect recreational facilities such as Meade Park with bicycle trails

Children bicycling along East Main Street near the American Inn Motel
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Figure 5.7 - Bicycle Facilities
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Table 5.1: Danville Crashes by Type (2008–2012)

Crash Type  Crashes % of Crashes Fatalities % of Fatalities

Study 
Area

City-
Wide

Study 
Area

City-
Wide

Study 
Area

City-
Wide

Study 
Area

City-
Wide

Automobile 114 3,564 86% 97% 0 5 0% 56%

Pedestrian 12 72 9% 2% 2 4 100% 44%

Bicyclist 6 48 5% 1% 0 0 0% 0%

Total 132 3,684 100% 100% 2 9 100% 100%

Safety 
Crash data were reviewed for the City of Danville 
as well as within the corridor for the years 2008-
2012. However, since East Main Street was 
under construction during those years, crashes 
that occurred on East Main Street may not 
be indicative of crash trends. A crash analysis 
that compares crashes before and after the 
reconstruction of East Main Street would help 
identify safety improvements that were projected 
as part of the Phase 1 study prepared for the 
project. Crashes on East Main Street and the 
surrounding area are shown in Figure 5.9.

Every single bicycle and pedestrian crash reported 
within the corridor resulted in an injury. Bicycle 
crashes occurred along Bowman Avenue, on 
Williams Avenue at Michigan Avenue, and on 
Oregon Avenue between Williams and East Main. 
There were no fatal crashes reported that involved 
bicyclists anywhere in Danville between 2008-
2012. However, there were four fatal pedestrian 
crashes in Danville during this time period, two of 
which occurred on East Main Street. Crash reports 
for both of these crashes indicate that it was dark 
and that the pavement was wet or snowy when the 
crashes occurred.

Source: Illinois Department of Transportation Division of Traffic Safety, 2014

“Pinch points” at some intersections can create unsafe conditions for pedestrians
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Figure 5.9 - Crashes
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Transit
Danville Mass Transit (DMT) operates 14 routes 
in Danville, three of which travel along parts of 
East Main Street or Williams Street. Bus routes 
and stops are shown in Figure 5.10. These routes 
serve the Veterans Affairs hospital complex, 
Danville Area Community College, and provide 
access to downtown and other major destinations 
including the Trailways Bus Station to the east 
and downtown Champaign to the west. 

DMT stops are identified with bus stop signs 
along East Main Street, Williams Street, Oregon 
Avenue, and Indiana Avenue, but lack benches 
or concrete pads for waiting transit passengers. 
Bus stops on East Main Street at unsignalized 
intersections lack crosswalks. Transit passengers 
making round trips must walk to the nearest 
signalized intersection for a marked crosswalk, 
or cross East Main Street without the aid of a 
marked crosswalk or signal. In order to discourage 
“jaywalking”, strategies including additional 
crosswalks or landscaped medians should be 
employed to direct pedestrian movements to the 
most appropriate locations.

Typical bus stop along East Main Street

Bus shelter near the Danville Area Community College
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Figure 5.10 - Bus Routes and Stops
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5.2 Infrastructure Consolidation

In order to stabilize neighborhoods, reduce 
infrastructure maintenance costs, and potentially 
reallocate land for future development, the City 
is interested in identifying potential areas where 
infrastructure can be consolidated. 

The building condition assessment was reviewed to 
identify blocks where buildings were in disrepair. 
Two criteria were used for identifying streets and 
infrastructure for consolidation:

• If more than 50 percent of the buildings on a 
block were in need of major or minor repair, 
the street was highlighted as low priority. 

• If more than 50 percent of the buildings on a 
block were dilapidated and considered beyond 
repair, the street was highlighted as high 
priority. 

These highlighted streets are shown in Figure 5.11.

Vacant property along East Main Street near Nicklas Avenue

Vacant property along East Main Street near National Avenue
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Figure 5.11 - Infrastructure Removal
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5.3 Findings

The following issues and challenges were 
identified.

• Cracked or missing sidewalks along Williams 
Street limit pedestrian connectivity and 
accessibility.  

• Since pedestrian crossings across East Main 
Street have only been installed at signalized 
intersections, pedestrian crossings across East 
Main Street are more than ¼ mile apart.
Distances between signalized intersections are 
shown in Figure 5.12. National best practices 
for walkability indicate that pedestrian 
crossings should be regularly spaced to 
support walkability, and that long distances 
between crossings may result in uncontrolled 
pedestrian crossing activity or may discourage 
walking altogether. 

• East Main Street is designed to handle more 
traffic than its current traffic and Williams 
Street’s traffic combined. This provides 
an opportunity to enhance one or both of 
these streets to be much more bicyclist and 
pedestrian friendly and reduce infrastructure 
costs. 

• Blocks with the highest share of dilapidated 
buildings are potential locations for 
infrastructure closure.

Blocks with the highest share of dilapidated buildings are potential locations for infrastructure closure

Cracked or missing sidewalks  limit pedestrian connectivity and accessibility
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Figure 5.12 - Walkability Barriers
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6.1 Market Overview

A neighborhood revitalization plan should be 
economically grounded, in order to be supportable 
and sustainable. CLUE Group conducted a 
market assessment of East Main Street and the 
Study Area neighborhoods in order to:

• Understand the characteristics of the local 
household population,

• Quantify household spending and look for 
unmet local retail needs,

• Assess the local housing market,
• Summarize the Study Area’s retail, service,  

and industrial sectors, and
• Identify barriers to development. 

The purpose of the market assessment was to 
identify both pockets of opportunity and obstacles 
that will need to be addressed in order to stimulate 
growth and revitalization.

 Section 6 - Market Assessment 

Neighborhood Trade Area 
Commercial districts like East Main serve 
primarily a local household market, though 
they also capture some customers who are 
passing through or on their way to/from work 
in the district. Today, however, locally-serving 
commercial districts compete much farther afield, 
as regular shopping trips may extend far beyond 
the immediate neighborhood. Big-box stores and 
online sales have changed the retail environment 
fundamentally and they have enlarged the typical 
trade areas, even for everyday goods and services.

Some convenience goods and services are available 
on East Main Street, but household shopping 
extends to other commercial centers in the city. 
Big-box retail (e.g, Walmart, Kohls, Meijer) is 
available approximately six miles north, on North 
Vermilion Street, and Aldi is just five minutes 
away, on South Gilbert Street.

The challenges faced by East Main Street and the 
Study Area can be attributed, in part, to systemic 
changes in retailing and manufacturing which 
have adversely affected job creation, housing 
values and neighborhood sustainability. The retail 
weaknesses and the resulting decline in building 
maintenance on East Main Street are the results 
of larger economic shifts, rather than causes 
themselves.

Commercial districts like East Main Street 
serve primarily a local household market

The retail weaknesses and the resulting decline in 
building maintenance on East Main Street are the results 
of larger economic shifts, rather than causes themselves.
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Table 6.1: Demographic & Income Profile Comparison

Demographic & Income Profile (2012) East Main
Study Area Danville City Vermilion 

County

Population  5,212  32,789  81,789 

Households  1,919  12,747  32,737 

Families  1,238  7,761  21,345 

Average Household Size  2.6  2.4  2.4 

Median Age  31.3  37.0  40.3 

Median Household Income  $30,738  $34,619  $38,560 

Average Household Income  $36,751  $47,023  $49,518 

Household Characteristics 
The CLUE Group undertook a demographic and 
economic assessment in order to understand the 
local economy.

The East Main neighborhood is comprised of 
1,919 households, of which 1,238 (or 65 percent) 
are family households. The average household size 
is 2.6 persons, which is just slightly larger than 
the city and county households. The proportion 
of family households in East Danville is actually 
slightly higher than the city overall (61 percent) 
and about the same as the county (also 65 percent). 
Family households are generally a sign of greater 
neighborhood stability than unrelated people 
living together in non-family households.

Household ages and incomes present more 
nuanced differences from the city and county. 
East Danville’s population is 5.7 years younger 
than the median for the city overall - a significant 
difference indicating Study Area households 
are at a different stage in their household and 
family development. (The city’s median age of 37 
is about equal to the median age for the country as a 
whole.) The younger median age in East Danville, 
combined with the average household size, reflect 
families in their early years that are still growing 
and raising children.

At the same time, Study Area households earn 11 
percent less than the median household income 
for the city - and far less than the median US 
household income of $53,046. In part, this is 
attributable to the younger median age, since 
younger households earn less than mature 
households.  

As a comparative benchmark, the 2014 low-
income threshold for a family of two was $23,595 
and $29,685 for a family of three. The typical East 
Danville household has little discretionary income, 
meaning that shoppers are price-sensitive and 
value-conscious.
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Table 6.2: Race and Ethnicity Profile Comparison

Race or Ethnicity East Main St.
Study Area Danville City Vermilion 

County

White Alone 58% 63% 82%

Black Alone 32% 29% 13%

American Indian Alone 0% 0% 0%

Asian Alone 0% 1% 1%

Pacific Islander Alone 0% 0% 0%

Some Other Race Alone 4% 2% 2%

Two or More Races 5% 3% 2%

Hispanic Origin (Any Race) 10% 7% 5%

Race and Ethnicity
The racial and ethnic makeup of the Study Area 
is slightly more diverse than the city’s, in having 
both a slightly greater proportion of African 
American and Hispanic residents. (The county’s 
population is significantly less diverse than the city’s.)

Most consumer behaviors vary more by household 
income than by race or ethnicity. This is true 
especially for commodity items, such as many 
groceries and household goods. But some 
consumer purchases are more directly affected by 
the culture, race and ethnicity of the household. 
These include specialty foods (whether groceries 
or dining out), fashion and accessories, personal 
care products and services, entertainment, etc. 
The diversity of the Study Area (and Danville 
overall) could be leveraged in shaping East Main’s 
economic development strategy.

The diversity of the Study Area could be leveraged in 
shaping East Main Street’s economic development strategy.
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Buying Power and Sales Voids
Buying Power is an estimate of the amount of 
money a household typically spends on a variety 
of goods and services. Buying power generally 
correlates closely with household income, but 
there are exceptions to this correlation and 
sometimes spending correlates more directly with 
household size. (For example, a large family of 
moderate income may spend more on groceries than a 
one-person household with higher income.)

Buying power was calculated using the Census 
of Population (number of households, sorted by 
income) and the Consumer Expenditure Survey (a 
report of spending by typical households, also sorted 
by income). Annual expenditures on all goods and 
services (including shelter and all other purchases) 
total $51 million for the 1,919 households in 
the East Main Street neighborhood. Table 6.3 
reports household spending by product/service 
for consumer purchases excluding shelter. Total 
non-shelter buying power is approximately $30 
million.

Overall, the Study Area’s buying power is modest, 
primarily because of its small size. To provide 
perspective in relation to a retail use, a single large-
format supermarket of 50,000 to 60,000 square 
feet typically grosses $30-50 million per year. That 
is equal to or greater than the Study Area’s total 
non-shelter spending.

The largest single spending category for the Study 
Area is Groceries, at $5 million in purchasing 
power. This is enough to support a smaller format 
grocery store of 20,000 to 25,000 square feet. 
Besides vehicle ownership and health insurance 
expenses, the next largest spending category is 
Dining Out, at $2.4 million. With a handful of 
fast-food restaurants and no sit-down restaurants 
in the Study Area, most Dining Out purchases are 
being made elsewhere.

Table 6.3: Household Spending

Food + beverages

Groceries 5,019,000 

Dining out 2,429,000 

Alcoholic beverages (home) 208,000 

Alcoholic beverages (restaurants) 157,000 

Housekeeping supplies

Laundry and cleaning supplies 215,000 

Other household products 381,000 

Stationery, gift wrap 86,000 

Postage 74,000 

Delivery services 2,000 

Furniture and furnishings

Household textiles 115,000 

Furniture 345,000 

Floor coverings 19,000 

Major appliances 193,000 

Small appliances, misc. housewares 122,000 

Window coverings 10,000 

Infants' equipment 17,000 

Laundry + cleaning equipment 23,000 

Outdoor equipment 20,000 

Lamps + lighting fixtures 14,000 

Clocks and other household items 94,000 

Telephones + accessories 24,000 

Lawn + garden equipment 38,000 

Power tools 42,000 

Hand tools 15,000 

Office furniture for home use 4,000 
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Table 6.3: Household Spending con’t

Indoor plants + fresh flowers 38,000 

Closet and storage items 13,000 

Furniture rental 14,000 

Luggage 12,000 

Computers/hardware 141,000 

Computer software/accessories 9,000 

Other misc. household equipment 93,000 

Apparel and footwear

Men's clothes 274,000 

Boys' clothes 106,000 

Women's clothes 643,000 

Girls' clothes 129,000 

Clothes for children under 2 133,000 

Footwear 428,000 

Watches, jewelry + repair 93,000 

Shoe repair 1,000 

Tailoring, alterations, repair 5,000 

Laundry + dry cleaning 126,000 

Fabric and patterns for making clothing 14,000 

Clothing storage 0 

Transportation

Vehicle purchase 2,274,000 

Gasoline and motor oil 2,629,000 

Other vehicle expenses 2,710,000 

Public transportation 383,000 

Health care

Health insurance 2,415,000 

Medical services 727,000 

Nonprescription drugs 115,000 

Nonprescription vitamins 59,000 

Prescription drugs 553,000 

Eyeglasses and contact lenses 61,000 

Hearing aids 17,000 

Topicals and dressings 50,000 

Medical equipment (rental + sales) 13,000 

Entertainment

Social, recreation, and health club 58,000 

Fees for participant sports 73,000 

Movie, theatre, and other admissions 114,000 

Admissions to sporting events 30,000 

Fees for recreational lessons 36,000 

All other fees and admissions 27,000 

Musical instruments + accessories 428,000 

Cable and satellite services 907,000 

A/V equipment, recorded music+movies 314,000 

Pets, pet supplies, pet care 513,000 

Toys, games, arts, crafts, tricycles 122,000 

Stamp and coin collecting 5,000 

Playground equipment 4,000 

Athletic gear, game tables, exercise 48,000 

Bicycles 15,000 

Camping equipment 12,000 

Hunting + fishing equipment 32,000 

Winter sports equipment 4,000 

Water sports equipment 3,000 

Other sports, recreation and exercise 30,000 

Photographic equipment + supplies 37,000 

Live entertainment + supply rental 8,000 

Personal care

Hair care products 78,000 

Wigs + hairpieces 8,000 

Shaving needs 19,000 

Oral hygiene products 45,000 

Cosmetics, perfume, bath preparations 180,000 

Other personal care products 58,000 

Personal care services 275,000 

Reading

Newspapers + magazines 65,000 

Newsletters 1,000 

Books 40,000 

Education

College tuition 732,000 

High school and elementary school 43,000 

Vocational and technical school 8,000 

School supplies 188,000 

Other education-related expenses 49,000 

Tobacco products/smoking supplies

Tobacco products/smoking supplies 22,000 

Miscellaneous

Miscellaneous (bank and legal fees,etc.) 836,000 

Cash contributions (alimony,charity,etc.) 1,497,000 
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Sales Void
Retail sales void is the result of subtracting local 
retail sales from consumers’ available spending. 
It is a traditional benchmark for determining 
supportable new retail uses, but it is one factor 
among many that influence retail sales. Whether 
sales voids can be recaptured is particularly 
influenced by the proximity of other retail, 
including big-box stores. Marketing, visual 
appearance, product mix, and other factors also 
influence where people shop. 

In addition to bricks-and-mortar competition, 
sales void analyses have changed in recent years 
as many retail purchases, and a growing number 
of convenience-type purchases (e.g., prescription 
drugs and even groceries and household supplies) 
have migrated to online retailers. Nevertheless, 
sales voids are still a useful factor in identifying 
potential recruitment targets or marketing 
opportunities.

Sales void was calculated for product and service 
purchases that can be made on East Main. For 
products and services not available on East Main, 
the sales void is assumed to be equal to the Buying 
Power (i.e., 100 percent leakage).

A sales void can be observed in most spending 
categories. The voids are large in relation to the 
Study Area’s buying power, but they are small 
in relation to demand required to support a 
new business. (For example, a 1,500 square foot 
independent, neighborhood retail store should gross 
between $250,000 and $350,000.)

Personal Care shows a sales surplus due primarily 
to the presence of CVS. In addition to local 
household spending on personal care and 
prescription drugs, the store is also capturing 
sales from pass-through travelers on Bowman and 
East Main, and from patients at the VA Hospital 
(although most VA prescriptions are dispensed by the 
VA pharmacy).

Restaurant dining sales are attributable primarily 
to the several fast food stores on East Main. 
With the recent opening of McDonald’s, and the 
resulting increase in total restaurant dining sales, 
it gives the appearance that the local sales void 

has narrowed considerably. However, this result 
may be deceiving, as McDonald’s captures many 
sales from pass-through customers as a result of 
its gateway location. The restaurant dining sales 
gap for the Study Area has probably been only 
moderately affected by McDonald’s. Similarly, 
as other fast food providers (Subway, Dairy 
Queen) also serve pass-through traffic, the local 
sales gap for restaurant dining is likely greater 
than it appears. Based on the current lack of 
dining options in the Study Area, and on desires 
expressed by many residents, an independent, 
family-friendly, sit-down restaurant can likely be 
supported.

Table 6.4: Retail Sales Void

Industry Demand Retail Sales Retail Gap

Motor Vehicle & Parts Dealers  $       5,202,000  $         1,500,000  $        (3,702,000)

Furniture & Home Furnishings Stores  $          548,000  $              70,000  $           (478,000)

Grocery Stores  $       5,019,000  $         3,278,000  $        (1,741,000)

Health & Personal Care Stores  $       2,445,000  $         6,300,000  $         3,855,000 

Apparel Stores  $       1,713,000  $            477,000  $        (1,236,000)

Sporting Goods, Hobbies, Music Stores  $          242,000  $            170,000  $             (72,000)

General Merchandise Stores  $       5,070,000  $         2,800,000  $        (2,270,000)

Dining Out (including alcohol)  $       2,586,000  $         2,792,000  $           (206,000)
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Other Consumer Populations
Potential non-resident East Main customers 
include staff, patients, and patient families at the 
VA hospital complex; staff, faculty, and students 
at Danville Area Community College; and 
employees at local industries. The VA accounts for 
approximately 900 patient visits per day and 1,500 
staff; the College campus generates between 2,500 
and 4,500 student visits per week (when classes are 
in session) and employs approximately 650 faculty 
and staff, most of which are part-time. 

Because East Main Street is the primary access 
artery for the VA and the College, all of these 
daily and weekly visitors to the Study Area are 
assumed to be included in the daily traffic count 
on East Main Street. The current average volume 
is approximately 14,100 daily vehicles, but is 
expected to increase when road construction is 
completed.

Many of the likely purchases by faculty, staff, and 
students at Study Area institutions are similar to 
those of local residents. Potential purchases by 
non-resident customers include:

• Restaurant dining (e.g., lunch off-campus or 
worksite)

• Take-out dining (e.g., lunch delivered)
• Convenience items and services 

- Greeting cards 
- Dry cleaning 
- Prepared meals (to take home) 
- Packing and shipping services 
- Printing services 
- Drug store-type purchases

• Child care
• Auto repair
• Medical offices or urgent care
• Personal care (e.g., hair salon, barbershop)

VA and College employees are an important 
subset of East Main Street visitors because they 
come regularly (daily, in many cases) and most 
have full-time jobs. Some of the products and 
services listed are already offered on East Main 
Street and would benefit from direct marketing 
to captive audiences at the two main institutions. 
Additional business ventures on East Main Street 
may become more viable if employee spending is 
added to local household spending. For example, 
if 25 percent of VA and DACC employees 
purchased lunch out once per week, at $10 to $12 
per meal it would yield $275,000 to $335,000 
in restaurant sales - enough to support a new 
independent restaurant.

If a conservative 2 percent of average daily pass-
through traffic on East Main spent $10 per day, 
it would account for $1 million in spending 
in addition to local household spending. A 5 
percent capture rate would yield $2.5 million in 
spending. Quality businesses, signage, and an 
attractive environment will be important factors in 
increasing the capture rate of pass-through traffic.If 25 percent of VA and DACC employees purchased 

lunch out once per week, at $10 to $12 per meal, it 
would yield $275,000 to $335,000 in restaurant sales, 
enough to support a new independent restaurant.
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Commercial, Retail and Service Businesses 
The East Main business inventory counts those 
businesses with addresses on Main Street or on 
the immediately adjacent cross streets. It was 
gathered through Infogroup/Salegenie databases 
and on-street observation. It is the nature of 
business districts that small businesses open and 
close, and some Study Area businesses do not 
have a visible public presence (e.g, a sign). Despite 
being thought of as a commercial corridor, the 
majority of buildings on East Main are residential.  
Based on a visual survey from the street, there 
are approximately 53 commercial buildings 
or commercial spaces on East Main, ranging 
from medium-sized warehouse-type buildings 
to converted residences. With 18 apparent 
commercial vacancies, the effective vacancy rate is 
34 percent. Table 6.5 summarizes the number of 
businesses on East Main Street, grouped by type 
or industry sector.

Simply counting the number of storefronts, retail 
businesses account for one of the largest clusters 
on East Main. But their perceived lack of presence 
is influenced by several factors, including the 
length of the road (making all of the businesses 
appear diffuse and interspersed with residential), the 
auto-oriented nature of the businesses (meaning 
they are not tightly grouped), and the low quality/
poor appearance of some businesses. “Other 
miscellaneous retail” includes businesses like liquor 
stores, pharmacy, dollar stores, beauty supply, 
home furnishings, apparel, optical, and others. 
Medical offices are listed individually, by licensed 
practitioner, but virtually all are located at the VA 
hospital complex.

The current business mix lacks strong clusters (e.g., 
a group of restaurants, or a set of home furnishings 
stores) that can be marketed together and serve 
as destinations or traffic generators. Reinforcing 
specific business segments (based on the strengths 
and weaknesses of the existing inventory, and based 
on likely potential customers) will be critical to the 
revitalization strategy.

Table 6.5: Number of 
Businesses Summary

Category NAICS 
prefix 

No. of 
Businesses

Construction 236-238 5

Wholesaling & 
manufacturing 423-425 5

Retail (all) 441-453 21

   Auto sales & parts 441 3

   Groceries 4451 2

   Other misc. retail 451-453 16

Banks and Credit Unions 522 4

Insurance Brokers 524 2

Doctors; Healthcare 
Offices 621 52

Social Services 624 4

Bakeries 311 1

Schools 611 2

Restaurants and Bars 722 5

Auto-Related Services 811 4

Other Misc. Services 541, 812 7

Religious Organizations 813 2

Other Government 
and Non-Religious 
Organizations

813, 923 4
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Housing Characteristics 
The housing market in the Study Area is depressed 
and the number of abandoned houses, as well 
as the depressed values of existing homes, were 
among the primary motivations for undertaking 
this neighborhood and corridor plan. 

A concern expressed by many stakeholders is the 
continued loss of owner-occupied housing and 
conversion to rental housing units. The 2000 
Census reported that of Danville’s occupied 
housing units 37.5 percent were renter-occupied 
and a 2012 Census update reports a 42 percent 
rental rate citywide. 

About 54 percent of Study Area residents own 
their homes compared to 58 percent for the city 
and 69 percent for the county. (The national 
homeownership rate is about 65 percent.) The higher 
proportion of rental homes in the Study Area 
(and in Danville overall) is a significant challenge 
in that neighborhoods with large numbers of 
single-family rental homes (as opposed to apartment 
buildings) often suffer from neglected maintenance 
and more transient residents. 

As part of the Danville Code of Ordinances the 
City requires owners of rental housing to register 
their homes and provide tenant information to 
the code official upon request. The goal of the 
registration program is to take steps that will 
improve the livability and valuation of the City’s 
housing stock. 

Once homes are registered with the City’s rental 
registration program an exterior inspection is 
performed, but interior inspections only occur by 
a health or safety complaint. 

At the time of this study, approximately 50 
homes were listed for sale in the Study Area (not 
including for-sale-by-owner offerings). Twenty-five 
homes have been sold in the Study Area in the 
preceding 12 month period. Average sale price was 
$24,167 for two-bedroom homes and $22,419 
for three-bedroom homes. The highest price paid 
was $38,667; the lowest was $4,000. The effective 
average price per square foot was $23.22, and the 
median home sale price was $22,500. Historical 
data on rentals is limited. Rental rates for homes 

in Danville range from $500 to $1,400 per 
month, with homes in the Study Area at the lower 
end of the scale.

Vermilion Advantage is working to lift demand 
for Danville housing by marketing the city 
as a residential choice among people working 
at Indiana companies. This effort promotes 
Danville’s quality of life and is intended to 
counteract the Illinois business tax burdens 
that inhibit commercial recruitment. Pockets 
of demand for high-quality rental housing have 
also been reported for international (temporary) 
workers at regional corporations in Illinois and 
Indiana.

Table 6.6: Housing Profile Comparison

Housing East Main
Study Area % Danville 

City % Vermilion 
County %

Owner Occupied Units 1,040 54% 7,388 58% 22,578 69%

Renter Occupied Units 879 46% 5,359 42% 10,159 31%

Total Occupied Units 1,919 100% 12,747 100% 32,737 100%
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Industrial Overview 
Industrial businesses in the Study Area (businesses 
that are not classified as retail, service, or institution) 
fall into two principal categories: Manufacturing 
and wholesale. Study Area manufacturing 
businesses can be grouped into three subcategories 
and the numbers of each type of business are 
shown in Table 6.7.

The largest manufacturer is Freight Car America, 
which repairs and manufactures railroad cars at 
its 308,000 square-foot facility on Cannon Street. 
With Freight Car America and Mervis Industries 
together accounting for approximately 600 jobs, 
manufacturing represents the Study Area’s second 
largest employment base, after the VA hospital 
complex.

Table 6.7: Number of Manufacturing 
and Wholesale Businesses

Industry No. of 
Businesses

Manufacturing (all) 12

    Building-related contractors 9

    Heavy manufacturing 1

    Light manufacturing 2

Equipment and materials wholesalers 9

A few of the largest Study Area industries classified 
as “wholesalers” would be more commonly 
considered heavy-industry or manufacturing. 
These include Mervis Industries (metals recycling) 
and Gemco Lift Truck Service.

As potential customers for East Main Street, most 
employees of industrial firms are hourly and their 
shopping potential is generally limited to before 
and after work.

Mervis Industries located at Nebraska and Cannon Streets
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6.2 Retail Space and  
Occupancy Conditions

Commercial space on East Main varies widely in 
type and condition. Retail spaces in the several 
shopping centers appear to be in better condition 
than some stand-alone commercial buildings, 
and most shopping center spaces are occupied 
(though a few have been converted to non-retail uses, 
such as a church, in one case). Some commercial 
buildings were developed for auto-related 
businesses (e.g., car sales, car wash, car repair), 
some were developed for storage or warehousing. 
Few commercial properties are in the traditional 
“retail storefront” configuration. Because many 
of the lower-quality, purpose-built structures are 
aesthetic detractors, they will likely find easier 
redevelopment by replacement, rather than reuse. 

6.3 Barriers to Growth

The principal barrier to revitalization of the Study 
Area is job creation in Danville and regionally. 
Jobs, while not the only factor, are a critical driver 
of housing demand and housing values, and well-
paid jobs are the foundation of consumer demand 
for retail goods and services.

Much, though not all, of Danville’s historic 
job base has been impacted by large shifts 
in international trade and manufacturing. 
Nevertheless, the Study Area holds two anchors of 
the new economy: healthcare and education.

The problems facing East Main can be viewed 
as a cycle:

1. Reduced consumer demand (combined with 
suburban development) have created a surplus 
of commercial space;

2. Surplus commercial space leads to increased 
vacancies;

3. When vacancies increase, rents decrease;
4. When rents decrease, under-capitalized 

businesses move in - and, as a result of lower 
rents, property owners defer maintenance;

5. When maintenance is deferred, property 
values drop and the corridor begins to look 
uncared for.

The solutions will be designed to intervene in 
this cycle, and will require confronting, through 
incremental steps:

• Job loss and job creation;
• Financial incentives for building 

improvements; 
• Capital access for commercial development;
• Improved capture of local spending potential 

and visitor spending potential; and
• Improved image and marketing of the Study 

Area.

Much, though not all, 
of Danville’s historic 

job base has been 
impacted by large shifts 

in international trade 
and manufacturing. 

Nevertheless, the Study 
Area holds two anchors 

of the new economy: 
healthcare and education.
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7.1 Overview

Based on the Planning Team’s observations and 
analyses, the East Main Street Corridor’s land 
use, transportation, urban design, and economic 
development issues present opportunities as well as 
constraints and challenges to the Corridor’s long-
range revitalization and redevelopment. 

A summary of opportunities and challenges 
include the following:

• Business Development.  While there are strong 
business anchors along the East Main Street 
Corridor today, many stakeholders expressed 
a definite need for more restaurants and 
businesses, specifically along the eastern end 
of the Corridor. Strong institutions such as 
the VA and DACC generate a lot of daytime, 
evening, and weekend traffic and a new 
cluster of hotels nearby also lack in suitable 
commercial services. The East Main Street 
Corridor could be a suitable location to fill 
this need.  
 
New sit-down restaurants and coffee shops 
across from the VA and DACC would benefit 
both the neighborhood and these institutions 
and would appeal to students, patients, and 
their families. While Danville has a number 
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of fast food establishments in the area, quality 
sit-down dining options are lacking and 
locating these services near major institutional 
anchors could act as a catalyst for additional 
investment along the Corridor. 

• Corridor Housing.  From a housing 
standpoint, the East Main Street Corridor’s 
adjacent neighborhoods have a high level of 
rental housing along with vacancy and neglect 
of some properties. While the City requires 
landlords to register rental property and has 
a program for the demolition of dilapidated 
homes, the demolition process and transfer 
of vacant properties should be more focused 
and strategic. Additionally, landlords should 
be held more accountable for the condition of 
their rental properties. 
 
With most of the neighborhoods’ housing 
being built more than 80 years ago as worker 
cottages, housing needs and preferences 
have changed and new housing should be 
introduced along the Corridor to diversify 
housing options. In addition to strategic 
rehabilitation of existing housing, new 
housing should address the shortage of quality 
affordable family housing, specifically three to 
four bedroom units. There is also a demand 
for higher-quality leased housing, especially 
for medical professionals and student housing. 

• Physical Appearance.  In many ways the 
East Main Street Corridor is a gateway into 
Danville for those arriving from the East 
or visiting the Danville Area Community 
College (DACC) or Veteran’s Affairs (VA) 
hospital complex. Not only do DACC and 
the VA draw local visitors, many come from 
the greater central Illinois and west-central 
Indiana region as well. For some of these 
visitors, the Corridor is their only exposure to 
the City of Danville. 
 
Though the planning process many 
stakeholders expressed a desire for East Main 
Street to incorporate more landscaping and 
green improvements to make the Corridor 
more visually attractive and representative of 
the quality of life and services that Danville 
has to offer. Additionally, the poor condition 
of many properties along the Corridor has 
become of primary concern to DACC, 
the VA, and Cannon and Meade Park 
Elementary Schools. Keeping quality teachers 
and staff depends on having a welcoming 
and comfortable environment that also 
offers recreational and commercial service 
opportunities. 
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• Crime and Safety.  Overall, the perception 
of the City of Danville has struggled since 
deindustrialization, population loss, and 
economic decline which set in during the 
1970s and 1980s. Today portions of the 
East Main Street Corridor reinforce that 
perception when visitors see dilapidated 
homes and vacant properties. Stakeholders 
have expressed that it can be hard to attract 
students to DACC, particularly due to safety 
concerns of the surrounding neighborhood. 
 
Instances of crime and an overall perception 
of a lack of safety has become a significant 
deterrent to the area’s revitalization. More 
aggressive and intensive code enforcement 
could help clean up and improve the 
Corridor’s and its neighborhoods’ appearance 
and perception. Additionally, strategies should 
be developed to reduce the amount of actual 
crime that occurs in the Corridor’s Study 
Area. 

• Land Use Compatibility.  While Mervis 
Industries has worked to create a visual and 
sound buffer by purchasing vacant homes 
and razing them, many other instances 
of potential land use conflicts exist along 
the East Main Street Corridor Study Area. 
Industrial uses along the northern portion 
of the Study Area are currently located 
immediately adjacent to single family 

residential homes. Along East Main Street 
auto-oriented commercial and single family 
residential properties mix together, sometimes 
within the same block. Not only can this 
harm property values for Corridor residents, 
but to visitors and potential developers the 
haphazard development pattern sends a 
message of uncertainty.  
 
Creative solutions such as green infrastructure 
and landscape buffering for transition of uses 
should be explored to reduce the amount of 
potential land use conflicts that currently exist 
along the Corridor and throughout the Study 
Area.  

• Multi-Modal Access.  Danville has a multitude 
of great natural resources along with attractive 
County and State Parks. These areas have 
excellent biking trails and other recreational 
opportunities. Downtown Danville has 
also seen a rebirth as a destination for 
entertainment, shopping, and dining. 
The East Main Street Corridor should 
capitalize on these assets by creating stronger 
connections to these and other facilities 
throughout the community.  
 
Stronger connections means more than 
vehicular access. Nationwide trends have 
seen a significant increase in the use of 
bicycles and walking as an alternative mode 

of transportation, especially by young people.  
For students who are considering DACC 
or potential residents of the neighborhoods 
better connections to the region would 
enhance the overall quality of life by making 
recreation and transit more convenient and 
accessible. 

• Corridor Image.  Before the McDonald’s on 
East Main Street was built, a community 
focus group was pulled together to come 
up with a design theme. The military flags 
garden and “Highway of Heroes and Hope” 
ideas came out of that focus group and was 
implemented by the owners. This has brought 
a new identity and image to the intersection 
of East Main Street and Bowman Avenue. 
 
Many stakeholders have expressed a need 
to change the ‘East End’ image to make 
redevelopment and revitalization possible. 
Establishing a unique identity or brand for 
an area can be a valuable tool for attracting 
investment. The identity should be based on 
how a community sees and expresses itself and 
the message established by a unified brand 
represents a powerful marketing tool, helping 
to raise awareness and create broad interest in 
the area. The overall approach should be to 
take a fresh look at East Main Street’s identity 
and to provide a new culture and attitude. 
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8.1 - Introduction

The East Main Street Corridor Plan represents 
the results of a collaborative process between the 
City of Danville and East Main Street businesses, 
property owners, and residents in creating a 
planning framework and vision for East Main 
Street’s stabilization and long-range revitalization 
and sustainability. This process included a series of 
interviews and focus group sessions with key East 
Main Street leaders and stakeholders, community 
workshops, meetings with the Corridor Plan 
Steering Committee, and consultations with the 
Illinois Department of Transportation. 

In turn, the community’s collective ideas, 
shared values, and goals for East Main Street’s 
revitalization have been drafted in written form 
as a comprehensive vision statement - a statement 
that should inspire and motivate City leader along 
with East Main Street residents and property 
owners to work together in implementing various 
elements of this Corridor Plan. The vision 
statement also summarizes East Main Street’s 
key strengths and assets, identifies opportunities 
to improve the Corridor’s look and appearances, 
and provides the direction for future business and 
economic development efforts.

 Section 8 - Corridor Plan

A Vital Institutional and Commercial Corridor  

East Main Street will be the home for a distinctive collection 
of institutions and businesses serving local residents and the 
greater Danville region. As a vital institutional and commercial 
corridor, East Main Street will have:

• A strong institutional base that includes education and 
health care, such as the Danville Area Community College, 
neighborhood schools, and the VA Health Care Facilities, 

• New businesses that provide neighborhood convenience and 
quality merchandise, and serve the diverse population of the 
East Main Street Corridor and others throughout the City, 

• New commercial developments at commercial nodes that 
allow office and service uses that support the stabilization 
and revitalization of the adjacent neighborhoods, 

• New residential developments that will provide opportunities 
for students, faculty, staff, and veterans who want to live in 
close proximity to the Danville Area Community College and 
VA Health Care Facilities as well as help to support new and 
existing businesses.

$

$

 8.2  -  An East Main Street Vision Statement
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A Vibrant Corridor Neighborhood  

East Main Street is the main thoroughfare of a vibrant 
neighborhood with many existing assets and strengths, including 
its schools, institutions, churches, businesses, industries, and 
active and engaged Corridor stakeholders and residents. By 
capitalizing on these assets, East Main Street will have:

• A mix of rehabilitated single-family housing along with  
new residential developments that provide diverse  
housing choices for Danville residents,  

• New transportation choices that allow residents to walk, 
bicycle, and take public transit to East Main Street stores, 
businesses, institutions, and employment centers, 

• A sustained effort and involvement by its residents, 
businesses, institutions, and property owners and the  
City in strengthening East Main Street’s stability and long-
range stabilization,  

• Ongoing activities such as neighborhood “clean and green” 
efforts and new festivals and special events that build the 
Corridor’s image as a friendly and inviting place for social 
activities and community gathering.  $

A Distinct Sense of Place  

East Main Street will have a unique physical appearance and 
design character that attracts shoppers, visitors, and new 
businesses to locate along the Corridor as well as enhances the 
quality of life of Corridor residents. As a distinct place, East Main 
Street will have:

• An enhanced streetscape with new landscaped medians  
and high-visibility crosswalks, 

• Memorial parks that honor and celebrate Danville’s heroes 
and branches of the United State military,  

• Wayfinding signage and gateway monuments that guide 
visitors and travelers to key East Main Street destinations, 

• Improved building facades, storefronts, and landscaped 
parking lots constructed of high quality materials.

 8.2  -  An East Main Street Vision Statement
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Theme 1:   
Implement New “Character-
Based” Land Use Districts

8.3 - Planning Themes

With further input from the Corridor Plan 
Steering Committee, the Vision Statement was 
refined and gleaned into five planning themes - 
each supported by a key goal and set of objectives 
- that comprise the overall planning framework 
for East Main Street’s long-range stabilization 
and revitalization. In turn, the Corridor Plan’s 
implementation strategy is also organized around 
this set of planning themes, goals, and objectives.

Theme 2:  Create a Multi-Modal 
Transportation Network

Theme 4:  Implement  
Image-Building Initiatives

Theme 5:  Pursue  
Redevelopment of Focus Areas

Theme 3:  Strengthen  
Commercial Nodes, Institutional 
Anchors, and Industrial Areas
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GOAL:  Transform the East Main Street Corridor’s existing land use pattern according to distinct land use  
  character zones. Each character zone seeks to change the Corridor’s land use pattern in terms of its  
  physical development context and visual appearance, as well as to introduce new land uses and  
  development where appropriate to strengthen residential neighborhoods and commercial nodes.  
  Character zones will also help guide future public and private investment decisions in Corridor  
  infrastructure, housing, commercial activity, institutional development, and open space. 

The East Main Street Corridor is, broadly 
speaking, three places. The western portion is 
primarily a traditional residential neighborhood 
with East Main Street functioning as a commercial 
corridor. The central portion is predominately 
institutional in land use and development 
character and the eastern portion consists of a 
residential land use character with few institutional 
or commercial uses. These “three places” provide a 
framework to re-position the Corridor. 

Opportunities exist to re-structure the eastern 
portion of the Corridor as a residential area that 
consists of lower density and more open space. 
This change in character would provide for a 
transition between the unincorporated, rural 
character that exists east of Kansas Avenue to the 
more urban, traditional neighborhood character 
that exists west of State Street. Blocks consisting 
of a significant concentration of dilapidated 
properties could be consolidated and infrastructure 
in this zone could be reduced.   

Within the central portion of the Corridor, new 
developments could provide additional housing 
options for students, faculty, and staff along with 
new commercial space to support the DACC and 
VA campuses. These new developments should be 
pedestrian-oriented and organized around shared 
“quads”, consistent with a campus design form.

In the western portion of the Corridor, existing 
commercial nodes consisting of neighborhood-
serving retail should be enhanced and existing 
housing should be rehabilitated where feasible and 
appropriate. 

Specific planning objectives include:

• Implement programs and initiatives that 
prioritize demolition of the most significantly 
deteriorated homes in the eastern portion 
of the Corridor in order to lower residential 
densities and consolidate blocks, allowing for 
infrastructure reduction.  

 Theme 1:  Implement New “Character-Based” Land Use Districts

• Work to prepare strategic areas for 
redevelopment in the central portion of the 
Corridor to provide new housing options and 
campus supportive commercial services. 

• Create vibrant neighborhood-oriented 
commercial nodes along the western portion 
of the Corridor that serves the shopping and 
dining needs of Corridor residents and the 
City of Danville.   

• Implement programs and initiatives that 
encourage and enable rehabilitation of single-
family homes in the western portion of the 
Corridor where rehabilitation makes financial 
sense.

• Revise zoning to be consistent with the 
Corridor Framework Plan to guide citywide 
and investment decisions in terms of the best 
ways to make positive change in areas with 
declining physical and market conditions.
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GOAL:  Create a more complete, multi-modal East Main Street transportation network that allows  
  pedestrians, cyclists, public transit riders, and motorists to travel to and from East Main Street  
  and its destinations safely and efficiently. 

Throughout the planning process, Corridor 
stakeholders voiced concern and a need for an 
efficient transportation system that promotes 
enhanced mobility options for those who live and 
work along or near East Main Street. Therefore, 
mobility options should address the needs of 
pedestrians, cyclists, and bus transit riders in 
addition to those who travel by automobile or 
truck. Enhanced crosswalks and landscaped 
medians along East Main Street can improve 
traffic flow, encourage lower traffic speeds, and 
reduce auto-pedestrian conflicts and accidents 
while new neighborhood greenways can provide 
safe and attractive routes for cyclists and 
pedestrians. 

Specific planning objectives include:

• Improve and add crosswalks and construct 
landscaped medians to make East Main 
Street more safe, inviting, and attractive for 
pedestrians, cyclists, and public transit users. 

• Create new neighborhood greenways 
consisting of multi-modal roadways and 
shared-use paths along Williams Street, Utah 
Avenue, Oregon Avenue, and East Main 
Street that would connect the Corridor’s 
neighborhoods, shopping destinations, and 
employment centers. 

• Consider removal of some roadways to reduce 
infrastructure costs and use rights-of-way 
for recreational trails or green infrastructure, 
which uses vegetation, soils, and natural 
processes to manage stormwater and create 
healthier urban environments. 

 Theme 2:  Create a Multi-Modal Transportation Network



EAST MAIN STREET CORRIDOR PLAN

SECTION 8 - CORRIDOR PLAN

85

GOAL:  Create and support a vibrant and economically diverse East Main Street Corridor that attracts  
  and sustains new and existing commercial enterprises and institutions ranging from healthcare  
  and education to retail and service-related businesses that capitalize on the Corridor’s assets and  
  the consumer needs of area residents.

Opportunities exist to position the Traditional 
Neighborhood Zone as a segment of the Corridor 
that supports neighborhood-serving retail, such as 
restaurants and convenience stores. These stores 
should be concentrated around four existing 
commercial nodes and new retail development 
should support and reinforce these nodes 
while existing commercial properties should be 
enhanced with facade improvements and site 
landscaping. 

Within the Campus Character Zone, new 
retail and service-related businesses could be 
accommodated to support the needs of students, 
faculty, and staff of the DACC and VA campuses. 
New residential housing opportunities should 
be explored in order to support the institutional 
anchors in this zone and provide for their 
continued growth and investment along the 
Corridor. 

Industrial areas north of Cannon and Griggs 
Streets provide employment opportunities along 
the Corridor and the importance of their presence 
should be acknowledged. At the same time, 
green buffer areas should be created to reduce 
potential land use conflicts with adjacent single-
family homes while green infrastructure should be 
utilized in these areas.  

Specific planning objectives include:

• Create vibrant neighborhood-oriented 
commercial nodes within the Traditional 
Neighborhood Zone that serves the shopping 
and dining needs of residents within the 
surrounding neighborhoods and the City of 
Danville.   

 Theme 3:  Strengthen Commercial Nodes, Institutional Anchors, and Industrial Areas

• Work to prepare focus areas for 
redevelopment in the Campus Character 
Zone to provide additional residential housing 
options and campus supportive commercial 
services. 

• Create new green buffer zones adjacent 
to industrial areas that include green 
infrastructure and recreational opportunities.
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GOAL:  Improve East Main Street’s overall physical appearance through high-quality
  enhancements to the streetscape, open spaces, and private buildings. 

New landscaped medians, high-visibility 
crosswalks, wayfinding signage, and memorial 
parks are recommended enhancements that 
provide important opportunities for improving 
East Main Street’s overall appearance and sense 
of vibrancy. Facade and storefront improvements 
as well as good development design and site 
planning also contribute to a more cohesive East 
Main Street urban design environment and “brand 
appearance” that attracts pedestrians, shoppers, 
and new investors in property and businesses along 
the Corridor. Local stakeholders have also voiced 
the desire to make East Main Street more visually 
appealing, cleaner, and safer for pedestrians.

Specific planning objectives include:

• Enhance safety and the pedestrian experience 
through crosswalk enhancements. 

• Install new “memorial parks” along East 
Main Street to enhance the appearance of 
vacant and underutilized properties while also 
branding the Corridor as the “Highway of 
Heroes and Hope”. 

• Create and implement a Corridor wayfinding 
and gateway signage system to help travelers 
and visitors navigate efficiently to key 
destinations within the Corridor and adjacent 
neighborhoods. A well-designed, high quality 
wayfinding signage system can also contribute 
to East Main Street’s “image-ability” and 
“brand” appearance. 

 Theme 4:  Implement Image-Building Initiatives

• Promote improvements to existing buildings, 
storefronts, and parking areas and encourage 
good visual merchandising and storefront 
design practices that can help attract shoppers 
and visitors and boost sales for East Main  
Street businesses and merchants.  

• Ensure that new developments be constructed 
of high quality materials and fit within the 
desired form and style of the character zone 
designations.  

• Facilitate community events, festivals, and 
other urban design “placemaking” initiatives 
that add quality, color, and vibrancy to East 
Main Street’s physical environment.
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GOAL:  Strengthen East Main Street’s current land use mix through the careful and well-planned  
  introduction of new commercial and residential developments in strategic locations  
  along the Corridor.

This Corridor Plan seeks to strengthen East Main 
Street’s current land use mix by encouraging the 
rehabilitation and reuse of existing buildings for 
retail, service, institutional, and industrial uses and 
through the careful and well-planned introduction 
of new commercial and residential developments 
in strategic locations along the Corridor. In 
particular, new residential housing opportunities 
can help bring students, faculty, and staff closer 
to East Main Street’s institutional anchors and 
employment centers. These housing units can also 
strengthen support of Corridor businesses.

New commercial development, particularly in the 
Campus Character and Traditional Neighborhood 
Zones should be pedestrian-oriented - in that new 
buildings and storefronts are oriented towards 
the sidewalk to support “window-shopping” by 
pedestrians and access to stores and businesses 
without the need of a car. Parking can be 
accommodated to the side or rear of the building 
rather than in front.  

Specific planning objectives include:

• Promote low-scale, high-quality pedestrian-
oriented development to reinforce existing 
commercial nodes with the Traditional 
Neighborhood Zone.  

• Encourage the rehabilitation of existing 
commercial buildings where feasible and 
appropriate to enhance existing commercial 
nodes. 

• Revise zoning to promote the desired 
Corridor land use mix and to help facilitate 
appropriate development design that is 
compatible with and appropriate within each 
character zone. 

 Theme 5:  Pursue Redevelopment of Focus Areas

• Work to prepare focus areas for 
redevelopment while encouraging 
improvements to buildings and infrastructure 
that support existing and new commercial 
and institutional activity. 

• Promote more efficient and intensive 
use of land in areas that can receive new 
development as well as support adjacent 
commercial and institutional uses. In 
particular, new mixed-use and residential 
developments would be an ideal land use to 
introduce in areas adjacent to the DACC and 
VA campuses. 
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8.4 - Land Use Strategy

Two comprehensive land use strategies have 
been created to build on East Main Street’s 
existing assets as well as introduce projects that 
would facilitate neighborhood stabilization, add 
new businesses, and strengthen the Corridor’s 
overall economic environment. The near-term 
land use framework plan is intended to guide 
decision making for the next 10 years, while the 
long-range land use framework plan includes 
recommendations related to land use for a 10 
to 20 year time-frame. In areas not targeted 
with catalytic projects, this Plan encourages the 
rehabilitation and reuse of existing buildings where 
feasible and appropriate, sustained efforts at small 
business and entrepreneurial development, linking 
revitalization and stabilization efforts into the 
surrounding neighborhoods, undertaking small 
to large-scale urban design and transportation 
improvements, and lowering residential density 
in areas with high vacancy rates and deteriorating 
property conditions.

The document’s illustrative plan diagrams 
represent conceptual schemes for development
focus areas, building improvements, and 
streetscape and urban design enhancements. The
redevelopment sites portray building heights, 
massing, and site design as illustrative concepts 
as to how the sites could be developed in a 
comprehensive, coordinated manner. Actual 
building heights, massing, and site design will vary 
as developers will plan their development projects 
according to actual conditions and site constraints. 
Improvement concepts to existing buildings and 

the streetscape and other public spaces will also be 
subject to similar constraints as well as availability 
of financing and funding sources. 

East Main Street will continue to be a vital center 
for education and healthcare in Danville for the 
foreseeable future. Therefore, the land use strategy 
for the East Main Street Corridor supports, 
enhances, and diversifies that role by incorporating 
additional housing, retail, and commercial services 
in locations where appropriate and desirable.

Character Zones 
The western portion, the Traditional 
Neighborhood Zone, is primarily a traditional 
commercial corridor with closely clustered retail-
commercial buildings, some with storefronts 
adjacent to the sidewalk. Portions of the 
Traditional Neighborhood Zone are walkable 
and pedestrian oriented - or could be made more 
pedestrian friendly, with suitable streetscape and 
urban design improvements. 

The central portion of the Corridor, the Campus 
Character Zone, is predominately institutional in 
land use and development character on the south 
side of East Main Street. The north side of the 
roadway has a mix of auto-oriented commercial 
uses and single-family residential homes. 

The eastern portion of the Corridor, the Semi-
Rural Transition Zone, is predominately 
residential in land use and development character 
with a few institutional and commercial uses. 
South of the roadway lots tend to be larger and 
single-family homes are spaced farther apart. 

Corridor Business Development
With this difference in land use and development 
character between the three zones, business 
development strategies have been identified 
and organized to address each zone’s particular 
business development needs and issues. In terms of 
the broader planning framework, two overarching 
principles inform the business development 
strategies presented in each of the character areas:

• Reuse existing buildings where feasible 
and appropriate. At first, much of East 
Main Street’s commercial revitalization will 
be incremental, principally through the 
re-purposing and reuse of existing buildings. 
Reusing an existing building not only extends 
its useful life but also provides lower-rent 
commercial space suitable for new businesses 
and start-ups. It also facilitates additional 
investments along the Corridor and builds 
momentum for increased demand for goods 
and services offered by East Main Street 
businesses. 

• Encourage infill development to meet 
increased demand for retail and commercial 
services. In the long-range, increased demand 
for retail goods and commercial service should 
support the need for new infill development. 
It is understood that a number of vacant 
commercial buildings along East Main Street 
may be in poor condition, functionally 
obsolete or have limited opportunity for 
reuse. A preference for building reuse does 
not preclude an approach to replacement 
where needed and necessary. Since good 
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development design serves to attract quality 
retail and commercial tenants, any new 
development along the Corridor should 
incorporate a high quality of design and 
construction.  

Portions of the East Main Street Corridor Plan 
call for future retail-commercial development, 
especially as residential neighborhoods revitalize 
and new housing is built in and around the 
DACC and VA campuses. Since new retail 
development often locates in areas with certain 
residential densities and demographic make-
up, there is currently limited demand for new 
commercial development. Additionally, business 
recruitment can be a hard sell in commercial 
districts at the early stages of revitalization. 
Resources should initially focus on supporting 
existing entrepreneurs and cultivating new ones. 
Chain retailers are almost always market followers 
and prefer to go to locations that have already 
been proven, and where their success is almost 
assured. 

Corridor Industrial Development
Danville’s history is rooted in a thriving industrial 
sector. Although industry in Danville has declined 
over time, the City still has a firm industrial 
economy, one that plays a role along the East 
Main Street Corridor today. Attracting new 
industries to Danville will likely depend on the 
benefits and synergies gained by locating near 
Danville’s existing industrial anchors. Unlike 
retail, which is driven primarily by local consumer 
buying power and consumption, industrial 
development is influenced by local and regional 
incentives and by macro-economic trends, such 
as fuel and transportation costs, international 
labor costs, and trade and immigration policies. 
Among the best local drivers for retaining and 
attracting industries along the East Main Street 
Corridor - especially those that are engineering, 
technology and knowledge driven - is to create an 
environment with excellent amenities, good urban 
design, and thriving, successful neighborhoods.

Corridor Housing Development
The East Main Street Corridor Plan calls for new 
residential developments near the DACC and VA 
campuses. With a mix of students and salaried 
and hourly workers, new housing will need to 
encompass a mix of products. Single-family 
residential areas with significant vacancy rates 
and poor property conditions are envisioned to 
transform to lower-density residential areas with 
consolidated lots and more open space. 
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 Section 9 - Character Zones

9.1 - Introduction

The Danville Transect
The urban transect is a planning model that 
defines a series of zones that transition from a rural 
to urban character. Since each property consists 
of a different context - from rural to urban - the 
degree and type of development form and design 
character should respond accordingly. 

Semi-Rural Transition Zone
Properties located east of Nebraska Street are in 
close proximity to unincorporated, agricultural 
land that exists just east of the study area 
boundary. These properties however, do not 
respond to their rural context and residential 
land uses in this area tend to be dense and urban 
in form. Opportunities exist to re-position the 
residential areas in this Semi-Rural Transition 
Zone as a segment of the Corridor that consists 
of lower residential density and more open space. 
This change in character would provide for a 
transition between the unincorporated, rural 
character that exists east of Kansas Avenue to the 
more urban, traditional neighborhood character 
that exists west of State Street. Blocks consisting 
of a high concentration of dilapidated properties 
could be consolidated and infrastructure in this 
zone could be reduced.   The “Urban Transect” as illustrated by Duany Plater-Zyberk & Company
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Campus Character Zone
Properties located between State and Nebraska 
Streets are in close proximity to the DACC and 
VA campuses, which are more dense than the 
unincorporated areas to the east but less dense 
than the traditional urban neighborhoods to the 
west. Properties in this area should respond to this 
campus context and be pedestrian-oriented and 
organized around shared greenspaces, consistent 
with a “campus” design form.

Traditional Neighborhood Zone
The properties located west of State Street reflect 
a traditional urban neighborhood density and 
form. Residential properties in this area should be 
rehabilitated where feasible and appropriate while 
maintaining the traditional neighborhood density 
and form that currently exists. Commercial nodes 
consisting of neighborhood-serving retail, such 
as restaurants and convenience stores, should be 
enhanced to support this residential area.

Typical existing conditions of development 
form and design character of properties along 
the Corridor do not currently align to the 
land use goals and objectives of these character 
zones. Additionally, vacancy rates and property 
conditions along the corridor create a challenge to 
revitalization efforts.  

Some commercial properties can be aesthetic detractors and will likely find easier redevelopment by replacement rather than reuse

Some single-family residential areas along the Corridor have significant vacancy rates and poor property conditions
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9.2 - Semi-Rural Transition Zone

Planning Objectives
The eastern most portion of the study area, 
the Semi-Rural Transition Zone, includes the 
Danville National Cemetery, Meade Park, Meade 
Park Elementary School, Saints Synagogue 
Church, and three commercial properties along 
with single-family residential land uses. This zone 
is largely defined by single-family residential 
homes located along East Main Street as well as 
to the north and south of the roadway. North of 
East Main Street the density of these homes is 
approximately six units per acre, while south of 
East Main Street the density is much less, equating 
to approximately one and a half homes per acre. 
Homes south of East Main Street tend to be in 
better physical condition than those located north 
of the roadway. The number of vacant homes and 
properties is also less south of East Main Street. 

The Corridor Plan seeks to stabilize the residential 
land uses north of East Main Street by creating 
a framework for reducing the density of single-
family housing in this area. In order to address 
vacant and dilapidated homes as well as vacant 
properties, the Plan recommends transitioning 
this area from six units per acre to one unit per 
acre. This transition can take place as dilapidated 
and vacant homes are acquired and demolished 
and the remaining properties are transferred to 
adjacent homeowners as additional side and rear 
yards or re-purposed as green infrastructure.

In conjunction with this transition to a lower 
density, consolidation of infrastructure is 
recommended in order to reduce the City’s overall 
maintenance costs. The existing road network 
north of East Main Street consists of 300 foot 
wide blocks. As residential areas are transitioned 
to a lower density, the road network can also 
be transitioned to a 600 foot block network. In 
the long-range, it is envisioned that California, 
Minnesota, and Wisconsin Avenues be removed.

In addition to this transition of residential 
density, streetscape, open space, and urban design 
enhancements would include: 

• The installation of Memorial Parks at Kansas 
Avenue and Nebraska Street, 

• Wayfinding and signage being located 
at Oregon, Michigan, and Pennsylvania 
Avenues, 

• The installation of medians along East Main 
Street, 

• High-visibility crosswalks on East Main Street 
at Kansas Avenue, Oregon Avenue and Home 
Street, 

• The conversion of Williams Street into a 
shared-use path, 

• A green buffer between Nebraska Street and 
Pennsylvania Avenue, and 

• A green buffer between Cannon Street and 
Mervis Industries.  

It is also envisioned that Saints Synagogue Church 
could expand to occupy the street frontage along 
East Main Street from Oregon to Michigan 
Avenues. Meade Park could also expand to 
occupy the street frontage along East Main Street 
from Oregon to Michigan Avenues and Meade 
Park Elementary School could expand to occupy 
the frontage along Baumgart Street and Kansas 
Avenue.

Vacant lots can be transferred to adjacent homeowners
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Buffer industrial uses from residential uses

Define and enhance commercial nodes

Incorporate green infrastructure/open space

Re-purpose rights-of-way as greenways

Vacate alleys

Transition residential density to 1 unit per acre

Semi-Rural Transition Zone 
Planning Objectives
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Near-Term Scenario
The near-term scenario includes recommendations  
related to land use for a 10-year time-frame.

Commercial Land Use
There are currently three commercial land uses 
within the Semi-Rural Transition Zone. Kelly 
Printing is located on Oregon Avenue north of 
Cannon Street, Hillcrest Animal Clinic is located 
at the northeast corner of Kansas Avenue and East 
Main Street, and South-side Express Limousine 
Service is located at the southwest corner of 
Kansas Avenue and East Main Street. Consistent 
with the City’s existing zoning map, the Plan 
recommends limiting new commercial businesses 
in the Semi-Rural Transition Zone. New 
commercial businesses are recommended to locate 
at commercial nodes described in the Campus 
Character and Traditional Neighborhood Zones.  
While Hillcrest Animal Clinic is an appropriate 
commercial use for the Semi-Rural Transition 
Zone, it is recommended that Kelly Printing 
and South-side Express consider relocation to a 
more appropriate commercial area, such as one of 
the commercial nodes describes in the Campus 
Character and Traditional Neighborhood Zones.
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Figure 9.2 - Near-Term Land Use Framework Plan (Semi-Rural Transition Zone)
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Residential Land Use
The East Main Street Corridor Plan and its 
implementation represents an important 
opportunity to consider and initiate programs 
and efforts at improving adjacent neighborhoods, 
especially within the Semi-Rural Transition 
Zone where older, traditional housing exist not 
only adjacent to, but along the East Main Street 
roadway. These efforts could be starting points 
for broader, more comprehensive planning efforts 
that enhance the neighborhood appearance and 
well-being in tandem with revitalization activities 
occurring along the East Main Street Corridor. 
Such efforts can include targeting acquisition and 
demolition of properties and transfer of vacant 
properties to adjacent homeowners for additional 
side and rear yards. The Plan envisions residential 
density north of East Main Street will transition 
from six units to one unit per acre in the Semi-
Rural Transition Zone.

In the near-term, efforts should focus on the 
acquisition and demolition of properties along 
Minnesota Avenue. These properties should 
be transferred to homeowners located along 
Michigan and Oregon Avenues as additional rear 
yards. Transfer of these properties would provide 
an opportunity for the City to remove Minnesota 
Avenue and vacate two alleys. 
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 º Rezone properties located between Michigan, Oregon, Cannon and East Main from 
R-2 Medium Density Residential to R-1 Low Density Residential  

 º Transfer vacant lots along Michigan and Oregon Avenues to adjacent homeowners 
as additional side yards 

 º Acquire and demolish 25 properties along Minnesota Avenue 

 º Vacate alleys between Michigan and Oregon Avenues 

 º Transfer lots and alley rights-of-way to homeowners located along Michigan  
and Oregon Avenues as additional rear yards 

 º Remove Minnesota Avenue and cap off underground utilities 

 º Transfer portions of Minnesota Avenue right-of-way to homeowners located along 
Michigan and Oregon Avenues as additional rear yards

Implementation Actions  •  Near-Term Project: Remove Minnesota Avenue
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Institutional Land Use
There are currently three institutional land uses 
within the Semi-Rural Transition Zone. Saints 
Synagogue Church is located at the northeast 
corner of Michigan Avenue and East Main Street, 
Meade Park Elementary School is located south of 
Baumgart Street and west of Kansas Avenue, and 
the Danville National Cemetery is located along 
Kansas Avenue south of Meade Park Elementary 
School. Saints Synagogue Church also owns a 
parking lot on the northwest corner of Michigan 
Avenue and East Main Street.

As part of an infrastructure consolidation plan 
it is envisioned that Minnesota Avenue will be 
removed.  This would provide an opportunity for 
Saints Synagogue Church to expand its property 
east to Oregon Avenue in order to provide parking 
for its members that would not require them to 
cross a street. Although Meade Park Elementary 
School has access from Kansas Avenue, the 
school does not occupy any street frontage and is 
located behind a number of single-family homes. 
This makes access and visibility to the school 
difficult. The Plan recommends that Meade Park 
Elementary School acquire any vacant properties 
along Kansas Avenue or Baumgart Street adjacent 
to its existing property in order to provide the 
School with a street presence that will enhancing 
its visibility and access. 
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 º Acquire and demolish three properties along East Main Street between  
Minnesota and Oregon Avenue 

 º Remove Minnesota Avenue and cap off underground utilities 

 º Transfer properties and portions of Minnesota Avenue right-of-way to Saints 
Synagogue Church for campus expansion 

 º Provide technical assistance to Saints Synagogue Church for new parking lot and 
landscaping design and construction.  

 º Explore a partnership with Saints Synagogue Church to create a Memorial Park at 
the northeast corner of East Main Street and Michigan Avenue 

Implementation Actions  •  Near-Term Project: Saints Synagogue Church
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Recreation/Open Space & Green Infrastructure
Meade Park is located south of East Main Street 
between Michigan and Oregon Avenues. It is 
currently the only property in the Semi-Rural 
Transition Zone dedicated as Recreation/Open 
Space. A number of single-family homes located 
along the south frontage East Main Street, 
between Minnesota and Oregon Avenues, disrupt 
views into and out of Meade Park from East 
Main Street. It is recommended that properties 
in this area be purchased, demolished, and added 
to Meade Park in order to improve and enhance 
visibility into and out of Meade Park from East 
Main Street.  

The Plan also recommends that two additional 
areas be dedicated as Recreation/Open Space and/
or Green Infrastructure. North of Cannon Street 
and between Nebraska Street and Oregon Avenue, 
a number of single-family homes are located 
immediately adjacent to industrial land uses. 
This creates the potential for land use conflicts 
and it is recommended that these industrial 
properties be buffered from single-family homes. 
The Plan envisions that this area be transitioned 
to open space or green infrastructure. Properties 
in this area should be purchased, demolished, 
and dedicated as an industrial buffer. The buffer 
area should be enhanced with landscaping and 
stormwater management space. 

 º Explore a partnership with industrial uses located north of Cannon Street 

 º Acquire and demolish 23 properties along the north frontage of Cannon Street 
between Nebraska Street and Oregon Avenue 

 º Remove Cannon Street between Michigan and Oregon Avenues and cap off 
underground utilities 

 º Dedicate land as a green buffer area 

 º Enhance green buffer area with landscaping and stormwater management space

Implementation Actions  •  Near-Term Project: Industrial Buffer

North of Cannon Street and between Nebraska Street and Oregon Avenue, the Plan envisions an Industrial Buffer 
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In addition to the industrial buffer, land between 
Nebraska Street and Pennsylvania Avenue is also 
envisioned as a green buffer zone. Nebraska Street 
is the main access road for Mervis Industries and 
nearly 100 trucks a day travel on Nebraska Street.  
This heavy truck traffic along with residential 
properties “backing” onto Nebraska Street creates 
a visually unattractive roadway. By transitioning 
these residential properties into a green buffer area, 
Mervis Industries can have a more appropriate 
and visually appealing main access drive, while 
residential land uses in this area can be buffered 
from a heavily-used roadway.
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Nebraska Street Buffer concept

The Plan envisions that green buffer areas will include 
landscaping and stormwater management space

 º Explore a partnership with industrial uses located north of Cannon Street 

 º Acquire and demolish 16 properties between Nebraska Street and Pennsylvania 
Avenue 

 º Remove Williams Street between Nebraska Street and Pennsylvania Avenue and cap 
off underground utilities 

 º Construct shared-use path and signage within the Williams Street right-of-way 

 º Dedicate land as a green buffer area 

 º Enhance green buffer area with landscaping and stormwater management space

Implementation Actions  •  Near-Term Project: Nebraska Street Buffer
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Long-Range Scenario
The long-range scenario includes 
recommendations related to land use for a 10 to 
20 year time-frame.

Commercial Land Use
There is currently limited demand for new 
commercial development. In the long-range, 
this Plan does not recommend new commercial 
development in the Semi-Rural Transition Zone. 
While existing commercial uses like the Hillcrest 
Animal Clinic will remain in this zone, new 
commercial uses will not be encouraged.

Hillcrest Animal Clinic fits well within a semi-rural character
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Figure 9.3 - Long-Range Land Use Framework Plan (Semi-Rural Transition Zone)
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Residential Land Use
While residential land uses south of East Main 
Street are stable and in good physical condition, 
areas north of East Main Street consists of a high 
concentration of dilapidated and vacant homes. 
The character of these two areas are also different 
in that the density of single family homes south of 
East Main Street are approximatley 1.5 units per 
acre, while north of East Main Street the density is 
six units per acre. 

In the long-range, the Corridor Plan envisions that 
the residential area north of East Main Street be 
transitioned to a lower density in order to create 
a character that is more consistent with the rural 
context that exists east of Kansas Avenue and 
south of East Main Street. This Plan envisions a 
transition of density from six to one single-family 
home per acre in this area. By vacating alleys and 
consolidating infrastructure, larger blocks can be 
created. Targeted demolition of dilapidated homes 
would result in a greener, more rural character for 
this single-family residential area. 

The long-range scenario also recommends 
extending Oaklawn Court and Baumgart Street 
into Meade Park. These roadway extensions could 
provide for additional single-family housing to 
be developed if land from Meade Park were to be 
swapped for land located in the Campus Character 
Zone. 
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The Corridor Plan envisions that the residential area north of East Main Street be transitioned to a lower density

APPROXIMATELY
1 SINGLE-FAMILY
RESIDENTIAL UNIT 
PER ACRE

 º Rezone properties located between Pennsylvania, Kansas, East Main, and Daniel 
Street from R-2 Medium Density Residential to R-1 Low Density Residential  

 º Transfer vacant lots along Pennsylvania, Michigan, Oregon, and Kansas Avenues to 
adjacent homeowners as additional side yards 

 º Acquire and demolish properties along Wisconsin and California Avenues 

 º Vacate alleys between Pennsylvania and Kansas Avenues 

 º Transfer lots along Wisconsin and California Avenues and alley rights-of-way to 
homeowners located along Pennsylvania, Michigan, Oregon, and Kansas Avenues as 
additional rear yards 

 º Remove Wisconsin and California Avenues and cap off underground utilities 

 º Transfer portions of Wisconsin and California Avenue rights-of-way to homeowners 
located along Pennsylvania, Michigan, Oregon, and Kansas Avenues as rear yards

Implementation Actions  •  Long-Range Project: Transition Residential Density
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Institutional Land Use
The long-range scenario envisions three 
institutional anchors in the Semi-Rural Transition 
Zone. Saints Synagogue Church could occupy and 
entire expanded block along the northern frontage 
of East Main Street from Michigan to Oregon 
Avenues while Meade Park Elementary School and 
the Danville National Cemetery could occupy all 
of the land south of Baumgart Street and west of 
Kansas Avenue.

Recreation/Open Space  
and Green Infrastructure
The long-range scenario envisions three key 
open space areas in the Semi-Rural Transition 
Zone.  Meade Park could occupy an entire block 
along the southern frontage of East Main Street 
from Michigan to Oregon Avenues while green 
infrastructure areas can buffer industrial uses north 
of Cannon Street and along Nebraska Street.

Saints Synagogue Church, with an expanded campus along East Main Street, is envisioned 
as one of three institutional anchors within the Semi-Rural Transition Zone

Meade Park, with an expanded frontage along East Main Street, is envisioned 
as one of three key open spaces within the Semi-Rural Transition Zone
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9.3 - Campus Character Zone

Planning Objectives
The central portion of the study area, the 
Campus Character Zone, includes the Danville 
Area Community College and VA Health Care 
Facilities campuses. Both are located south of 
East Main Street. To the east and west of these 
two campuses are blocks of traditional single-
family housing at a density of approximately 
six units per acre. The northern frontage of 
East Main Street in this Zone is comprised of 
a mix of older, pedestrian-oriented commercial 
buildings and several smaller-scaled, auto-oriented 
developments with parking lots facing East Main 
Street. Just north of these commercial properties 
are blocks of single-family homes, also at a density 
of six units per acre. Two churches are located 
in this residential area along with a few small 
multi-family buildings. This residential area has 
a significant number of vacant and dilapidated 
homes. There are also a significant number of 
homes needing minor to major repair. 

This area is one of three identified by the Danville 
Comprehensive Plan as being suitable for 
redevelopment. The other two are the Elmwood 
Park area and the Collett-Bowman/Johnson-
Seminary Area. The Comprehensive Plan also 
sites the amount of traffic being generated by the 
DACC and VA complexes and the fact that East 
Main Street is a major thoroughfare as reasons 
why commercial redevelopment is ideally suited. 
Efforts should focus on uses that serve the needs of 
the DACC and VA populations. 

The Corridor Plan not only seeks to address the  
opportunity for commercial redevelopment in this 
area, but also seeks to introduce new residential 
housing, ideally for student, staff, and faculty of 
the nearby institutions. Both near-term and long-
range scenarios are presented for these types of 
redevelopment.   

Consolidation of infrastructure is recommended 
as part of these redevelopment concepts in order 
to reduce the City’s overall maintenance costs. In 
the long-range, it is envisioned that the National, 
Nicklas, Iowa, Illinois, Indiana, Ohio, Lake, 
and Tilman roadways be removed as part of the 
redevelopment scheme.

In addition to redevelopment in this area, 
streetscape, open space, and urban design 
enhancements would include:

• The installation of Memorial Parks at 
Nebraska and State Streets, 

• Wayfinding and signage being located at 
Indiana and Iowa Streets, 

• The installation of medians along East Main 
Street, 

• High-visibility crosswalks on East Main Street 
at Indiana and Iowa Streets, 

• The conversion of Williams Street into a 
shared-use path, 

• A green buffer between Cannon Street and 
Mervis Industries, and 

• The daylighting of Koehn Creek between 
State Street and Nicklas Avenue.  

It is also envisioned that over time, Meade Park 
could be relocated to the area between Williams 
Street, Nebraska Street, Nicklas Avenue and 
Mervis Industries.
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Campus Character Zone 
Planning Objectives

Organize multi-family housing and commercial 
uses around shared greenspaces

Use rights-of-way as landscaped access points

Buffer industrial uses from residential uses

Redevelop commercial properties with 
mixed-use or campus supportive services

Incorporate green infrastructure

Transition residential density to 3 units/acre

Develop student. staff, and faculty housing

Locate parking behind buildings
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Near-Term Scenario
The near-term scenario includes recommendations  
related to land use for a 10-year time-frame.

Commercial Land Use
A number of commercial land uses currently 
exists along the northern frontage of East Main 
Street between State and Nebraska Streets. These 
commercial properties tend to be small and 
organized in a “strip commercial development” 
pattern. The presence of strip commercial 
development can be harmful because it can 
limit the use of adjacent land and can result in 
haphazard development patterns. In areas of strip 
commercial development traffic congestion often 
is commonplace. The congestion builds up because 
more access points are granted as more individual 
developments locate along the roadway. Notable 
commercial uses in this area include Casey’s Gas 
Station, Royal Donut, and People’s Liquor, each 
having multiple curb cuts along East Main Street.  
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Figure 9.4 - Near-Term Land Use Framework Plan (Campus Character Zone)
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Redevelopment along the north side of East Main Street can add new commercial services adjacent to the DACC and VA campusesRedevelopment should reinforce a pedestrian-oriented 
character consistent with a “campus” environment
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In the near-term, the Plan recommends 
redevelopment of the commercial frontage along 
East Main Street between Nicklas Avenue and 
Nebraska Street. Redevelopment should take 
advantage of the amount of traffic being generated 
by DACC and the VA hospital complex and 
should reinforce a pedestrian-oriented character 
consistent with a “campus” environment. Mixed-
use buildings with active first-floor uses and 
residential or office space on floors above should 
be considered in this area. Shared parking lots 
should be located behind buildings and shared 
greenspaces should be used as an organizing 
elements and provided for residents and business 
patrons to reinforce a campus-like atmosphere.

 º Explore a partnership with the Danville Area Community College 

 º Acquire and demolish 45 properties between Nicklas Avenue, Nebraska Street, East 
Main Street, and Williams Street 

 º Remove and vacate rights-of-way of Iowa, Illinois, Indiana, and Ohio Streets between 
East Main Street and Williams Street 

 º Consolidate properties and develop site design and building standards for 
redevelopment including high quality materials and transparency requirements 

 º Solicit/partner with developer to redevelop property and encourage rezoning of 
property to planned unit development 

 º Incorporate outdoor dining, memorial parks, and greenspace into redevelopment

Implementation Actions  •  Near-Term Project: Campus District Neighborhood
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Residential Land Use
There are three residential land use areas within 
the Campus Character Zone, all of which are 
single-family in character and have a density of 
approximately six units per acre. 

Lake Street:  One area, south of East Main 
Street and between State and Lake Streets, has a 
significant level of vacancy and homes needing 
repair. In the near-term, it is envisioned that this 
area transition to a lower density of three units 
per acre. Dilapidated homes in this area should 
be targeted for demolition and vacant properties 
should be transfered to adjacent homeowners as 
expanded side yards. This transition to a lower 
density would result in a single-family residential 
character with more greenspace, making it more 
consistent with a “campus” environment.

Tilman Avenue:  Another residential area, south 
of East Main Street and between Home Street 
and Tilman Avenue, also has a significant level of 
vacancy and homes needing repair. In the near-
term, it is envisioned that this area also transition 
to a lower density of three units per acre. Vacant 
and dilapidated homes in this area should be 
targeted for demolition and vacant properties 
should be transfered to adjacent homeowners as 
expanded side yards. Vacant properties closer to 
Baumgart Street may be re-purposed as parking 
areas for DACC’s Mary Miller Center. This 
transition to a lower density would result in a 
single-family residential character with more 
greenspace, making it more consistent with a 
“campus” environment.

Williams Street:  The third residential area, north 
of East Main Street between State and Nebraska 
Streets also has a significant number of vacant and 
dilapidated homes. While this Plan recommends 
commercial redevelopment along East Main Street 
between Nicklas and Nebraska Streets, residential 
redevelopment is also recommended in this area 
along the south frontage of Williams Street. 
Residential redevelopment in this area presents 
an opportunity to provide new housing adjacent 
to key institutions anchors, providing additional 
options for students, faculty, and staff of the 
DACC and VA. 

New housing would also support new 
retail development along East Main Street. 
Redevelopment in this area should be organized 
around shared greenspaces consistent with a 
“campus” atmosphere and it is recommended 
that access drives and parking areas be shared 
and integrated with the adjacent commercial 
redevelopment. For residential land uses west of 
Nicklas Avenue and north of Williams Street, it 
is suggested that these areas transition to a lower 
density of three units per acre. 

Residential development in this area should be organized around shared greenspaces, access drives, and parking areas
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Open Space and Green Infrastructure
There is currently no dedicated open space in the 
Campus Character Zone. In the near-term the 
Plan recommends the addition of two areas to be 
dedicated as recreation/open space and/or green 
infrastructure areas. North of Cannon and Griggs 
Streets and between State and Nebraska Streets, 
a number of single-family homes are located 
immediately adjacent to industrial land. This 
creates the potential for land use conflicts and it is 
recommended that these industrial properties be 
buffered from single-family homes. It is envisioned 
that this area be transitioned to open space or 
green infrastructure. Properties in this area should 
be acquired, demolished, and dedicated as a 
green buffer area. This space should be enhanced 
with landscaping treatments that can serve as 
stormwater management areas. 

 º Explore a partnership with industrial uses located north of Cannon and Griggs 
Streets 

 º Acquire and demolish 18 properties along the north frontage of Cannon and Griggs 
Streets between State and Nebraska Streets 

 º Remove and vacate Nicklas Avenue right-of-way north of Cannon Street and cap off 
underground utilities. 

 º Dedicate land as a green buffer area 

 º Enhance green buffer area with landscaping and stormwater management space

Implementation Actions  •  Near-Term Project: Industrial Buffer

North of Cannon and Griggs Streets and between State and Nebraska Streets, the Plan envisions an Industrial Buffer 
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In addition to this area, the land between National 
Avenue, Nicklas Avenue, East Main Street 
and Cannon Street is envisioned as a signature 
green space. North of the Study Area, Koehn 
Creek runs south along Koehn Drive until it 
reaches the railroad tracks north of Cannon 
and Griggs Streets. At the tracks it is piped 
underground through the neighborhood until 
it reaches the VA’s campus south of East Main 
Street where it reappears. “Daylighting” is the 
restoration of a stream to a more natural state 
above ground. Daylighting Koehn Creek could 
address stormwater management issues along 
National Avenue. The daylighting could be done 
in conjunction with the green buffer area north of 
Cannon Street and be developed as a new park. 

 º Acquire, demolish, and consolidate 22 properties located between National Avenue, 
Nicklas Avenue, East Main Street, and Cannon Street 

 º Remove Williams Street between National and Nicklas Avenues and construct 
shared-use path with signage in the Williams Street right-of-way 

 º Complete design and engineering to daylight and landscape Koehn Creek 

 º Explore funding partners and secure funding for construction costs to daylight and 
landscape Koehn Creek 

 º Construct and landscape Koehn Creek daylighting between National Avenue, 
Nicklas Avenue, East Main Street, and Cannon Street

Implementation Actions  •  Near-Term Project: Daylight Koehn Creek

Restoring natural creeks helps to reduce instances off flooding
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Long-Range Scenario
The long-range scenario includes 
recommendations related to land use for a 10 to 
20 year time-frame.

Commercial and Residential Redevelopment
After redevelopment of the commercial frontage 
along the north side of East Main Street between 
Nicklas Avenue and Nebraska Street, the Corridor 
Plan envisions two long-range redevelopment 
opportunities:
• Along the south frontage of East Main Street 

between Home Street and Tilman Avenue
• Along the south frontage of East Main Street 

between State and Lake Streets 

DANVILLE AREA 
COMMUNITY COLLEGE

POTENTIAL RELOCATION 
AREA FOR MEADE PARK

MERVIS
INDUSTRIES

VETERANS AFFAIRS (VA) 
HOSPITAL COMPLEX

SEMI-RURAL TRANSITION 
SINGLE-FAMILY RESIDENTIAL

Figure 9.5 - Long-Range Land Use Framework Plan (Campus Character Zone)

COMMERCIAL NODES

TRADITIONAL NEIGHBORHOOD
SINGLE-FAMILY RESIDENTIAL

CAMPUS CHARACTER
RESIDENTIAL

GREEN INFRASTRUCTURE

INSTITUTIONAL ANCHORS MULTI-MODAL ROADWAY

MEMORIAL PARKS/
WAYFINDING AND SIGNAGE

KOEHN CREEK

SHARED-USE PATH

* EAST MAIN STREET

Commercial redevelopment should incorporate 
outdoor dining space whenever possible
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A new office or institutional development along East Main Street could be redeveloped by a user looking to partner with DACCNew residential buildings can provide students, 
faculty, and staff with a different housing option

= REMOVED CURB CUT

Tilman Avenue:  Along the south frontage of 
East Main Street, between Home Street and 
Tilman Avenue, an opportunity site for an office/
institutional development has been identified. 
This location could accommodate a new one-
story, 25,000 square foot building with 100 
parking spaces. The new development should be 
oriented towards the East Main and Home Streets 
intersection in order to identify Home Street as 
an important vehicular access point for DACC 
and the Mary Miller Center. This redevelopment 
would remove curb cuts along East Main Street, 
increasing safety and improving traffic flow. 
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Greenspace such as a “quad” or ”square” should be used to stitch the development into the nearby DACC campus

 º Explore a partnership with the Danville Area Community College 

 º Purchase, demolish, and consolidate 35 residential properties between Home Street, 
Meade Park, Bumgart Avenue, and East Main Street 

 º Rezone property to Planned Unit Development 

 º Develop site design and building standards for redevelopment including high quality 
materials and transparency requirements 

 º Solicit/partner with developer to redevelop the property located between Home 
Street, Meade Park, Bumgart Avenue, and East Main Street 

 º Incorporate an outdoor dining area in the redevelopment along East Main Street 
and a campus “quad” area along the southwest portion of the site

Implementation Actions  •  Long-Range Project: Tilman Avenue Redevelopment

This area is also identified as an opportunity for 
residential redevelopment. After a transition 
from six to three units per acre in the near-term, 
this area can provide an opportunity to develop 
campus housing. New residential buildings at 
this location can provide students, faculty, and 
staff with a new housing option integrated into 
the DACC campus. New greenspace such as 
a “quad” or “square” should be employed to 
integrate this residential development into the 
Mary Miller Center and Technology Center. 
Removing Tilman Avenue would reduce the 
City’s infrastructure and provide additional land 
for redevelopment.
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Lake Street:  Another redevelopment opportunity 
exists along the south frontage of East Main Street 
between State and Lake Streets. This is where 
the American Inn Motel and Danville Food and 
Liquor Store currently exist. The Plan identifies an 
opportunity to redevelop this frontage with a new 
hotel as part of a larger residential development 
along State and Lake Streets.

In the long-range, residential redevelopment of the 
single-family areas south of East Main Street and 
between State and Lake Streets is envisioned. After 
a transition from six to three units per acre in the 
near-term, an opportunity may exist to redevelop 
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this area into a veteran housing campus. A new 
housing campus would provide a low maintenance 
housing option for veterans who wish to live 
near the VA medical campus.  Greenspace such 
as a “quad” should be used as an organizing 
element consistent with a campus character. This 
redevelopment would also supply a transitional 
land use between non-residential and single-family 
residential areas. 

The redevelopment would also remove curb cuts 
along East Main Street, increasing safety and 
improving traffic flow, while reducing the City’s 
infrastructure costs by removing Lake Street. 

 º Explore a partnership with the VA Health Facilities 

 º Purchase, demolish, and consolidate 55 properties between East Main Street, Lake 
Street, State Street and the VA Health Facilities campus 

 º Remove Lake Street and vacate right-of-way 

 º Rezone property to Planned Unit Development 

 º Develop site design and building standards for redevelopment including high quality 
materials and transparency requirements. 

 º Solicit/partner with developer to redevelop the property located between East Main 
Street, Lake Street, State Street and the VA Health Facilities campus 

 º Use greenspaces such as “quads” or “squares” as organizing elements consistent 
with a “campus” character 

Implementation Actions  •  Long-Range Project: Lake Street Redevelopment
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Open Space and Green Infrastructure
While in the near-term two areas are 
recommended to be dedicated as open space 
and green infrastructure, the long-range scenario 
proposes both areas be expanded. After a transition 
from six to three units per acre for single-family 
residential areas north of East Main Street, an 
opportunity may exist to:
 
• Expand the industrial buffer north of Cannon 

and Griggs Streets south to Williams Street 
• Expand the Koehn Creek open space area 

west to State Street.   

An opportunity may exist to expand the industrial buffer south to Williams Street

MERVIS 
INDUSTRIES

POTENTIAL EXPANSION 
OF INDUSTRIAL BUFFER OR 

RELOCATION OF MEADE PARK

WILLIAMS SHARED-USE PATH

N
EB

R
A

SK
A

 STR
EET

N
ICK

LA
S AVEN

U
E

 º Purchase, demolish, and consolidate 52 properties between Nicklas Avenue, 
Nebraska Street, Williams Street, and Cannon Street 

 º Remove and vacate rights-of-way of Iowa, Illinois, Indiana, and Ohio Streets between 
East Main Street and Williams Street and cap off underground utilities 

 º Remove Williams Street between Nicklas Avenue and Nebraska Street and construct 
shared-use path with signage in the Williams Street right-of-way 

 º Dedicate land as open space and enhance with landscaping 

 º Purchase, demolish, and consolidate 34 properties between State Street, National 
Avenue, East Main Street, and Griggs Street. 

 º Remove and vacate rights-of-way of National and Nicklas Avenues and cap off 
underground utilities 

 º Remove Williams Street between State Street and National Avenue and construct 
shared-use path with signage in the Williams Street right-of-way 

 º Dedicate land as open space and enhance with landscaping

Implementation Actions  •  Long-Range Project: Open Space Expansion

A shared-use path with signage can replace Williams Street
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9.4 - Traditional  
Neighborhood Zone

Planning Objectives
The western portion of the corridor, the 
Traditional Neighborhood Zone, is primarily 
comprised of residential neighborhoods consisting 
of traditional single-family homes with a mix of 
older, pedestrian-oriented commercial buildings 
and several smaller-scaled, auto-oriented 
developments and strip centers with parking lots 
facing East Main Street. This zone includes several 
business and institutional anchors, including 
McDonald’s, CVS Pharmacy, Ruler Foods, Family 
Dollar, Dollar General, Subway, Tee Pak Credit 
Union, Kirby Risk Electric Supply, Cannon 
Elementary School, and the Israel of God Church.

The Corridor Plan seeks to strengthen and 
enhance this zone as a traditional, pedestrian-
oriented commercial district by encouraging 
investment in existing buildings and new 
businesses while allowing for targeted new 
development that would catalyze revitalization 
and investment in adjacent buildings and blocks. 
Existing buildings can provide the low-cost space 
necessary for attracting entrepreneurs and investors 
in new restaurants and retail. New development 
could also provide suitable but flexible space 
for existing businesses seeking to expand as well 
as those wanting to develop and sell needed 
goods and services. When new development 
occurs in the Traditional Neighborhood Zone, 
building entrances and storefronts should be built 
oriented towards East Main Street with parking 
located to the building rear. This reflects the 
historic development character in the Traditional 
Neighborhood Zone. 

As part of this Zone’s land use strategy, four 
commercial nodes have been identified during 
the planning process: Virginia Avenue, Edwards 
Street, Porter Street, and Bowman Avenue. It is 
recommended that commercial uses be limited to 
these four existing nodes. 

Streetscape, open space, and urban design  
enhancements in this Zone would include: 

• The installation of memorial parks at Griffin 
Street, Porter Street, and Bowman Avenue, 

• Wayfinding and signage being located at 
Cronkhite Avenue, Griffin Street, Crawford 
Street, Bismark Street, Alexander Street, Beard 
Street, and Bowman Avenue, 

• The installation of medians along East Main 
Street, 

• High-visibility crosswalks on East Main Street 
at Bremer Avenue, Cronkhite Avenue, Griffin 
Street, Bismark Street, Alexander Street, and 
Bowman Avenue, and 

• Multi-modal roadways along Utah Avenue 
and Williams Street.
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Buffer industrial uses from residential uses

Create pocket parks on vacant corner lots

Incorporate green infrastructure/open space

Define and enhance commercial nodes

Rehabilitate existing single-family homes 

Convert mid-block vacant lots to side yards

Traditional Neighborhood Zone 
Planning Objectives



EAST MAIN STREET CORRIDOR PLAN

SECTION 9 - CHARACTER ZONES

120

Near-Term Scenario
The near-term scenario includes recommendations  
related to land use for a 10-year time-frame.

Commercial Land Use
A number of commercial land uses currently exist 
along the north and south frontage of East Main 
Street between Bowman Avenue and State Street. 
These commercial properties tend to be small and 
organized in a “piecemeal” development pattern, 
oriented towards automobile traffic with multiple-
curb cuts per property. 

As part of this Zone’s land use strategy, 
commercial uses should be limited to four 
commercial nodes which have been identified 
at: Porter Street, Edwards Street, Virginia 
Avenue, and Bowman Avenue. These commercial 
nodes include existing businesses that could 
be enhanced by parking lot landscaping and 
facade improvements which would enhance the 
appearance of the Corridor. New commercial 
buildings could replace deteriorated or obsolete 
properties in order to reinforce these important 
commercial nodes and the removal of curb cuts 
along East Main Street would increase safety and 
improve traffic flow.

Figure 9.6 - Near-Term Land Use Framework Plan (Traditional Zone)
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Commercial nodes include existing businesses that could be enhanced by parking lot landscaping and facade improvementsNew commercial buildings could replace underutilized lots
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 º Explore a partnership with the property owner of the parcel located at the northeast corner of East Main and Porter Streets 

 º Landscape parking lot and renovate façade of property located at the northeast corner of East Main and Porter Streets 

 º Explore a partnership with Tee-Pak Credit Union 

 º Expand and landscape parking lot and explore facade renovations for the building north of Tee-Pak Credit Union 

 º Solicit/partner with developer to redevelop property located along East Main Street between Bismark and Columbus Streets 

 º Develop site design and building standards for redevelopment including high quality materials and transparency requirements 

 º Incorporate outdoor dining area and Memorial Park into redevelopment between Bismark and Columbus Streets

Implementation Actions  •  Near-Term Project: Porter Street Commercial Node
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 º Explore a partnership with the property owner of the parcel 
located at the northwest corner of East Main and Griffin St. 

 º Landscape parking lot and renovate façade of property 
located at the northwest corner of East Main and Griffin St. 

 º Explore a partnership with Family Dollar located at the 
southeast corner of East Main and Edwards Streets. 

 º Acquire and demolish 4 properties east of Family Dollar 

 º Rezone three R2 properties east of Family Dollar to B2 

 º Renovate Family Dollar façade and expand and landscape 
parking lot to the east. 

 º Construct Memorial Park at the southwest corner of East 
Main and Griffin Streets 

 º Explore a partnership with Subway Restaurant located at the 
southwest corner of East Main and Edwards Streets 

 º Purchase and demolish one residential property located 
south of Subway Restaurant 

 º Rezone the R2 property south of Subway Restaurant to B2 

 º Renovate Subway Restaurant façade and expand and 
landscape parking lot to the south 

 º Solicit/partner with developer to redevelop 3 properties 
located along East Main between Crawford and Subway 

 º Purchase and demolish 3 properties west of Subway 

 º Develop site design and building standards for 
redevelopment including high quality materials and 
storefront transparency requirements 

 º Incorporate outdoor dining area into redevelopment 
between Crawford Street and Subway Restaurant

Implementation Actions  •  Near-Term Project:  
Edwards Street Commercial Node
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 º Purchase and demolish nine residential properties located at the northeast corner of East Main and Griffin Streets 

 º Consolidate properties and rezone from R2-Residential to B2-Highway Business 

 º Develop site design and building standards for redevelopment including high quality materials and transparency requirements 

 º Solicit/partner with developer to redevelop property located at the northeast corner of East Main and Griffin Streets 

 º Incorporate outdoor dining area and small memorial park into redevelopment at the northeast corner of East Main and Griffin Street 

 º Purchase, demolish, and consolidate six properties located at the northeast corner of East Main Street and Virginia Avenue 

 º Develop site design and building standards for redevelopment including high quality materials and transparency requirements 

 º Solicit/partner with developer to redevelop property located at the northeast corner of East Main Street and Virginia Avenue 

 º Incorporate outdoor dining area and memorial park into redevelopment at the northeast corner of East Main Street and Virginia Avenue

Implementation Actions  •  Near-Term Project: Virginia Avenue Commercial Node
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Residential Land Use 
Residential land uses north and south of East 
Main Street in the Traditional Neighborhood 
Zone are primarily single-family in character and 
have been developed at an approximate density of 
six units per acre. When financially feasible and 
appropriate, residential housing in the Traditional 
Neighborhood Zone should be enhanced and 
rehabilitated. The East Main Street Corridor Plan 
and its implementation represents an important 
opportunity to consider and initiate programs 
and efforts at improving neighborhoods adjacent 
to the Corridor, especially within the Traditional 
Neighborhood Zone where older, traditional 
housing exist side by-side with East Main Street 
commercial uses. These efforts could be starting 

points for broader, more comprehensive planning 
efforts that enhance the neighborhood appearance 
and well-being in tandem with revitalization 
activities occurring along the East Main Street 
Corridor. Such efforts can include property 
maintenance educational initiatives, clean and 
green events, and community events and festivals. 
Organizing and implementing such efforts could 
be accomplished through partnerships between 
the City and existing neighborhood institutions, 
organizations and non-profit groups. Monies from 
the City’s Community Development Block Grant 
program and other governmental and institutional 
sources could be used to underwrite an East Main 
Street neighborhood improvement program.

Residential housing in the Traditional Neighborhood Zone should be enhanced and rehabilitated when feasible and appropriate Efforts could be accomplished through partnerships 
between the City, organizations, and non-profit groups

Revitalization activities can include property maintenance 
educational initiatives and clean and green events
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Institutional Land Use
There are two significant institutional land uses 
within the Traditional Neighborhood Zone: 
Cannon Elementary School located at East Main 
and Bismark Streets and Israel of God Church 
located at Tennessee and Utah Avenues. The 
Corridor Plan envisions both of these institutional 
anchors expanding their campuses in order to 
become more visible, adding greenspace to the 
Corridor and creating a stronger sense of place.

Expanding, landscaping, and enhancing the 
Cannon Elementary School campus will not only 
improve East Main Street’s physical appearance, 
but will ease traffic congestion by providing better 
access and circulation for student pick-up and 
drop-off. By expanding the campus to Crawford 
Street, additional greenspace can communicate 
a high quality of life at this highly visible 
intersection while the removal of curb cuts along 
East Main Street can increase safety and improve 
traffic flow. 
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Additional greenspace can communicate a high quality of life Expanding the Cannon Elementary School campus will improve East Main Street’s physical appearance and ease traffic congestion
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 º Explore a partnership with Danville School District No. 118 

 º Acquire, demolish, and consolidate six residential properties between Cannon 
Elementary School and Crawford Street 

 º Complete design and engineering to expand and landscape the Cannon Elementary 
School Campus, including a new playground area and parking lot 

 º Explore funding partners and secure funding for construction costs 

 º Construct the landscape and site design for an expanded school campus

Implementation Actions  •  Near-Term Project: Cannon School Campus
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The Israel of God Church is an important 
institutional anchor that currently occupies over 
a half-block of land between Nevada, Utah, 
Tennessee, and Delaware Avenues. Additional 
greenspace could be created north of this existing 
church property and developed jointly between 
the church and City. This block could then 
become a neighborhood activity center that 
functions as the heart of the neighborhood south 
of East Main Street. 

The block could become a neighborhood activity center 
that functions as the heart of the neighborhood

Additional greenspace could be created

ISRAEL OF
GOD CHURCH

ADDITIONAL
GREENSPACE

 º Explore a partnership with the Israel of God Church 

 º Acquire, demolish, and consolidate 11 residential properties between Tennessee, 
Delaware, Nevada, and Utah Avenues 

 º Complete design and engineering to landscape additional greenspace along Nevada 
Avenue between Tennessee and Delaware Avenues. 

 º Explore funding partners and secure funding for construction costs 

 º Construct the landscape and site design for additional greenspace

Implementation Actions  •  Near-Term Project: Neighborhood Activity Center
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Industrial Land Use
A number of properties with industrial land uses 
exist in the Traditional Neighborhood Zone.  
These properties are currently located along the 
northern boundary of the study area, primarily 
north of Griggs Street. Given the close proximity 
of these properties to rail infrastructure this land 
use seems appropriate. However, industrial land 
uses should be contained north of Griggs Street 
and should not be allowed to expand south into 
residential land use areas. Appropriate buffering 
between industrial and residential land uses should 
be incorporated.

Recreation/Open Space & Green Infrastructure
There is currently is no recreation, open, or 
green infrastructure space in the Traditional 
Neighborhood Zone. The Corridor Plan 
recommends the addition of three areas to be 
dedicated as Recreation/Open Space and Green 
Infrastructure space:

• North of Griggs Street  
(between State Street and Fairweight Avenue)

• North of Mabin Street  
(between Plum Street and Griffin Street)

• North of Knox Drive  
(between Griffin Street and Fairweight Avenue)

In these areas a number of single-family homes 
are located immediately adjacent to industrial 
land uses. This creates the potential for land 
use conflicts and it is recommended that these 
industrial properties be buffered from single-
family homes. The Plan envisions that this area be 
transitioned to open space or green infrastructure. 
Vacant properties in this area should be acquired 
and demolished and the space should be dedicated 
as a green buffer area. This space should contain 
landscaping and stormwater management space. 

Vacant properties should be dedicated as green buffer areas and should contain landscaping and stormwater management space
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Long-Range Scenario
The long-range scenario includes 
recommendations related to land use for a ten to 
twenty year time-frame.

Commercial Land Use
New commercial uses should be limited to the 
four commercial nodes which have been identified 
at: Virginia Avenue, Edwards Street, Porter 
Street, and Bowman Avenue. These commercial 
nodes include existing businesses that could 
be enhanced by parking lot landscaping and 
facade improvements which would enhance 
the appearance of these commercial areas. New 
commercial buildings could replace underutilized 
properties in order to reinforce these important 
commercial nodes and the removal of curb cuts 
along East Main Street could increase safety and 
improve traffic flow.

Residential Land Use 
Residential land uses north and south of East 
Main Street in the Traditional Neighborhood 
Zone are primarily single-family in character and 
have been developed at an approximate density of 
six units per acre. Where financially feasible and 
appropriate, residential housing in the Traditional 
Neighborhood Zone should be enhanced and 
rehabilitated. 

Institutional Land Use
There are two significant institutional land uses 
within the Traditional Neighborhood Zone: 
Cannon Elementary School located at East Main 
and Bismark Streets and Israel of God Church 
located at Tennessee and Utah Avenues. The 
Corridor Plan envisions both of these institutional 
anchors expanding their campuses in order to 
become more visible, adding greenspace to the 
Corridor and creating a stronger sense of place.

Industrial Land Use
A number of properties with industrial land uses 
exist in the Traditional Neighborhood Zone.  
These properties are currently located along the 
northern boundary of the study area, primarily 
north of Griggs Street. Given the close proximity 
of these properties to rail infrastructure this land 
use seems appropriate. However, industrial land 
uses should be contained north of Griggs Street 
and should not be allowed to expand south into 
residential land use areas. Appropriate buffering 
between industrial and residential land uses should 
be incorporated.

Recreation/Open Space & Green Infrastructure
The Corridor Plan recommends the addition of 
three areas to be dedicated as Recreation/Open 
Space and/or Green Infrastructure space:

• North of Griggs Street  
(between State Street and Fairweight Avenue)

• North of Mabin Street  
(between Plum Street and Griffin Street)

• North of Knox Drive  
(between Griffin Street and Fairweight Avenue)

In these areas a number of single-family homes 
are located immediately adjacent to industrial 
land uses. This creates the potential for land 
use conflicts and it is recommended that these 
industrial properties be buffered from single-
family homes. The Plan envisions that these 
areas be transitioned to open space or green 
infrastructure. Vacant properties in these area 
should be acquired and demolished and the space 
should be dedicated as a green buffer area. This 
space should contain landscaping and stormwater 
management space. 

Businesses can be enhanced by parking lot landscaping 
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Figure 9.7 - Long-Range Land Use Framework Plan (Traditional Zone)
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 Section 10 - Future Transportation Network

10.1 - Introduction

The Corridor Study Area is defined by East Main 
Street, which is the main artery into Downtown 
Danville from the east. The five-lane roadway was 
recently reconstructed by the Illinois Department 
of Transportation (IDOT). However, the width 
of the roadway combined with low levels of traffic 
resulted in an uncomfortable walking environment 
with long pedestrian crossings. Additionally, some 
buildings along the Corridor are deteriorated and 
in need of redevelopment. The recommendations 
in this section follow suit with the proposed land 
use changes and will make the transportation 
network safer and more comfortable while creating 
a more livable environment for pedestrians, 
motorists, and bicyclists.

10.2 - Transportation Network

The Corridor is centered on East Main Street, 
which is under the jurisdiction of the Illinois 
Department of Transportation (IDOT). It is five 
lanes wide, which includes two travel lanes in each 
direction, and a left-turn lane in the center of the 
roadway. Sidewalks are continuous on both sides, 
and pedestrian crosswalks are marked at signalized 
intersections.

A significant road within the Corridor Study Area 
is Williams Street, which runs parallel to and 
is located one block north of East Main Street. 

Williams Street allows motorists, pedestrians, and 
bicyclists to travel east and west through the study 
area without needing to use East Main Street.

The Future Transportation Network Map 
(Figure 10.1) shows the proposed transportation 
network and roadway recommendations. These 
include off-street shared-use paths and on-
street improvements referred to as multi-modal 
roadways. Additional recommendations include 
landscaped medians and pedestrian crossings along 
East Main Street.

Recommendations include off-street shared-use paths and multi-modal roadways Enhanced pedestrian crossings are recommended along East Main Street



EAST MAIN STREET CORRIDOR PLAN

SECTION 10 - FUTURE TRANSPORTATION NETWORK

131

MEADE
PARK

MEADE
PARK

ELEMENTARY
SCHOOL

CANNON
ELEMENTARY

SCHOOL

CVS

DANVILLE AREA 
COMMUNITY COLLEGE

MERVIS
INDUSTRIES

DANVILLE 
NATIONAL
CEMETERY

RULER 
FOODS

MCDONALDS

VETERANS AFFAIRS (VA) 
HOSPITAL COMPLEX

Figure 10.1 - Future Transportation Network Map
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10.3 - Roadway Improvements

East Main Street Medians
The preferred cross section for East Main Street 
consists of maintaining the existing travel lanes 
and improving the visual character and pedestrian 
environment through the use of medians and 
landscaping. The current cross section consists 
of two travel lanes in each direction with a left-
turn lane in the center of the roadway. It is 
recommended that a raised planter median be 
added where feasible while allowing for left turns 
at intersections. As East Main Street is under 
State jurisdiction, the installation of medians will 
require coordination with IDOT.

Short barrier medians could be installed in the 
roadway between intersections. These medians 
would accommodate landscaping and small trees, 
and would act as a refuge for pedestrians crossing 
at intersections. The presence of medians helps 
pedestrians to cross one group of lanes at a time, 
thereby reducing their exposure to traffic. 
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Proposed Median Locations
- Preserve left-turn access at all streets
- Barrier median accommodates optional landscaping,
- Helps reduce midblock crossings

Possible raised median locations along East Main Street between Cronkhite Avenue and Blue Star Highway

 º Work with IDOT regarding the installation of medians along East Main Street and 
conduct additional analyses to confirm options 

 º Explore partnerships with corridor businesses and institutions and discuss potential 
median sponsorships 

 º Complete design and engineering plans for medians along East Main Street from 
Bowman Avenue to Kansas Avenue 

 º Explore funding partners and secure funding for construction costs 

 º Construct medians along East Main Street from Bowman Avenue to Kansas Avenue

Implementation Actions  •  Near-Term Project: East Main Street Medians
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Proposed Median Locations
- Preserve left-turn access at all streets
- Barrier median accommodates optional landscaping,
- Helps reduce midblock crossings

Possible raised median locations along East Main Street between Nebraska Street and Kansas Avenue

Short barrier median with low landscapingShort barrier median with low landscaping
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Utah Avenue Multi-Modal Roadway
A network of streets consisting of Crawford Street, 
Utah Avenue, and State Street were identified as a 
corridor for a multi-modal roadway network south 
of East Main Street. These streets would remain 
open to vehicular traffic, but the treatments would 
slow traffic and make the streets more comfortable 
for pedestrians and bicyclists. This network would 
link a number of institutional anchors within the 
neighborhood. Street trees and landscaping along 
the roadway could provide a safe, designated space 
for pedestrians and bicyclist. These elements can 
also calm traffic and reduce speeding along these 
residential streets. New street lighting could also 
increase safety and reduce crime.
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A network of streets consisting of Crawford Street, Utah Avenue, and State Street were identified as a corridor for a multi-modal roadway network south of East Main Street
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 º Explore partnerships with corridor businesses and institutions 

 º Complete design and engineering for a multi-modal roadway along Utah Avenue; 
including street trees, landscaping, new street lighting, and bike lanes or a side path 

 º Explore funding partners and secure funding for construction costs 

 º Construct the Utah Avenue Multi-Modal Roadway; including street trees, 
landscaping, new street lighting, and bike lanes or a side path

Implementation Actions  •  Near-Term Project: Utah Ave. Multi-Modal Roadway
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Oregon Avenue Multi-Modal Roadway
Oregon Avenue is an important roadway that 
connects the East Main Street Corridor with 
Fairchild Street and neighborhoods to the 
north. While multi-modal enhancements are 
recommended for a number of east-west roadways 
along the Corridor, Oregon Avenue presents an 
important opportunity to connect pedestrians 
and bicyclist in the north and south directions. 
Multi-modal enhancements along Oregon Avenue 
would tie together enhancements along East Main, 
Williams, and Fairchild Streets while providing 
a connection to Meade Park and Meade Park 
Elementary School.  

Oregon Avenue presents an important opportunity to connect pedestrians and bicyclist in the north and south directions.Multi-modal enhancements along Oregon Avenue would 
tie together other enhancements along the Corridor
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 º Explore partnerships with corridor businesses and institutions 

 º Complete design and engineering for a multi-modal roadway along Oregon Avenue; 
including street trees, landscaping, new street lighting, and bike lanes or a side path 

 º Explore funding partners and secure funding for construction costs 

 º Construct the Oregon Avenue Multi-Modal Roadway; including street trees, 
landscaping, new street lighting, and bike lanes or a side path

Implementation Actions  •  Long-Range Project: Oregon Multi-Modal Roadway
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Williams Street Multi-Modal Roadway
Williams Street provides an alternative route 
into the Downtown. Proposed improvements 
would make the roadway safer for pedestrians and 
bicyclists and reduce the volume of cut-through 
traffic that uses the road. Between Bowman 
Avenue and State Street, Williams Street is 
envisioned as a multi-modal roadway with bike 
lanes on both sides of the street. This would 
include 6-foot bike lanes and 11-foot automobile 
travel lanes.

Between Bowman Avenue and State Street, Williams Street is envisioned as a multi-modal roadway with bike lanes on both sides of the street

 º Explore partnerships with corridor businesses and institutions 

 º Complete design and engineering for a multi-modal roadway along Williams Street 
from Bowman Avenue to State Street; including street trees, landscaping, new street 
lighting, and bike lanes 

 º Explore funding partners and secure funding for construction costs 

 º Construct the Williams Street Multi-Modal Roadway from Bowman Avenue to State 
Street; including street trees, landscaping, new street lighting, and bike lanes

Implementation Actions  •  Near-Term Project: Williams Multi-Modal Roadway
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Williams Street Shared-Use Path
Between State Street and Oregon Avenue, 
Williams Street is envisioned as a shared-use 
path for bicyclists and pedestrians and would be 
closed to automobile traffic. Bollards would be 
installed at the ends of the path to allow bicyclists 
and pedestrians onto the path, while diverting 
automobile traffic to East Main Street.

Between State Street and Oregon Avenue, Williams Street is envisioned as a shared-use path for bicyclists and pedestrians and would be closed to automobile traffic

 º Explore partnerships with corridor businesses and institutions 

 º Complete design and engineering for a shared-use path to replace Williams Street 
from State Street to Oregon Avenue; including landscaping and new lighting 

 º Explore funding partners and secure funding for construction costs 

 º Close and remove Williams Street from State Street to Oregon Avenue and cap off 
underground utilities 

 º Construct the Williams Street Shared-Use Path within the Williams Street right-of-
way from State Street to Oregon Avenue; including landscaping and new lighting

Implementation Actions  •  Long-Range Project: Williams Shared-Use Path
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East Main Street Shared-Use Path
On the south side of East Main Street from Lake 
Street to Oregon Avenue, a shared-use path is 
proposed. The shared-use path would be located 
on the south side of the street to minimize 
conflicts with driveways and provide a bicycle 
connection to the Danville Area Community 
College. Both the DACC and VA properties 
have deep setbacks with large shade trees and 
lawn. The path could potentially be located on 
these properties through an easement agreement. 
This path also has the opportunity to be located 
along the Meade Park frontage of East Main 
Street as well as integrated into the focus area 
redevelopments recommended at Lake Street and 
Tilman Avenue.

On the south side of East Main Street from Lake Street to Oregon Avenue, a shared-use path is proposed

PATH INTEGRATED 
INTO LAKE STREET 
REDEVELOPMENT

PATH INTEGRATED 
INTO DACC AND VA 
FRONTAGES

PATH INTEGRATED 
INTO MEADE PARK

PATH INTEGRATED 
INTO TILMAN AVE. 
REDEVELOPMENT

 º Explore partnerships with corridor businesses and institutions, including an 
easement along the DACC, VA Health Systems, and Meade Park properties. 

 º Complete design and engineering for a shared-use path along the south side of East 
Main Street 

 º Explore funding partners and secure funding for construction costs 

 º Construct the East Main Street Shared-Use Path along the DACC, VA Health 
Systems, and Meade Park frontages 

 º Incorporate a shared-use path into the East Main Street frontage of the Tilman 
Avenue Redevelopment 

 º Incorporate a shared-use path into the southern and eastern edges of the Lake 
Street Redevelopment

Implementation Actions  •  Long-Range Project: East Main Shared-Use Path
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10.4 - Pedestrian Crossings

Pedestrian crossings at intersections along 
East Main Street are recommended to clearly 
indicate the location of the crosswalk and make 
the crossing safer for pedestrians. At signalized 
and unsignalized intersections, high-visibility 
crosswalks should be installed. Variations on 
high-visibility crosswalks can include decorative 
designs for gateway treatments, but cost more than 
standard crosswalks. The installation of crosswalks 
near bus stops is especially important.

Pedestrian crossings at intersections along East Main Street are recommended to clearly indicate the location of the crosswalk and make the crossing safer for pedestrians

 º Explore partnerships with corridor businesses and institutions 

 º Complete design and engineering plans for the East Main Street Pedestrian 
Crossings 

 º Secure necessary approvals from IDOT for the East Main Street Pedestrian 
Crossings 

 º Explore funding partners and secure funding for construction and installation of the 
East Main Street Pedestrian Crossings 

 º Construct and install the East Main Street Pedestrian Crossings

Implementation Actions  •  Near-Term Project: East Main Pedestrian Crossings
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 Section 11 - Urban Design and Image-Building

11.1 - Introduction

Improving East Main Street’s physical appearance 
comprehensively, from its streetscape and 
sidewalks, to its open space and private buildings, 
is critically important to promoting a visually 
appealing environment that attracts shoppers, 
visitors, diners, residents, and investors to the 
Corridor. 

This Corridor Plan proposes several urban design 
enhancement strategies that can help add new 
amenities, including new greenspace and parks, 
along with public art and wayfinding signage that 
help unify the Corridor as well as create a unique 
East Main Street identity. Elements of the urban 
design program have already been incorporated 
in the discussion of the character zones. The 
following Plan recommendations expand on those 
elements as well as suggest other initiatives that 
should be considered in Corridor revitalization 
and redevelopment efforts going forward.

11.2 - Urban Design Framework

Memorial Parks
Opportunities exist at a number of intersections 
along the East Main Street Corridor to develop 
several “Memorial Parks” to establish East Main 
Street as the “Highway of Heroes and Hope”, a 
theme that highlights the service of veterans of 
foreign wars and the long time presence of the 
VA hospital in Danville as well as the Danville 
Area Community College. Establishing a unique 
identity for the area can be a valuable tool for 
attracting investment and enhancing East Main 
Street’s urban design. The parks could include 
water features, art, landscaping, lighting, and 

The parks could include water features, art, landscaping, lighting, and special paving to celebrate military heroes

special paving to celebrate local military heroes. 
Not only will these Memorial Parks provide 
additional landscaping and greenspace but they 
will enhance the appearance of high visibility 
corner properties. The parks can also be used 
to improve the appearance of empty and/
or underutilized lots along East Main Street.  
Additionally the parks will reduce the amount 
of pavement and stormwater runoff along 
the corridor and can improve parking access, 
circulation, and efficiency by minimizing curb cuts 
near intersections.
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Each park could profile a different war or branch of the military Potential “Memorial Park“ locations

Potential “Memorial Park” at the intersection of Porter Street and East Main Street
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Porter Street Memorial Park
 º Explore a partnership with the property owner of the parcel located at the northeast corner of East Main and Porter Streets
 º Complete design and engineering for a Memorial Park at the northeast corner of East Main and Porter Streets
 º Construct a Memorial Park at the northeast corner of East Main and Porter Streets 

Kansas Avenue Memorial Park
 º Explore a partnership with the property owner of the parcel located at the northeast corner of East Main Street and Kansas Avenue
 º Complete design and engineering for a Memorial Park at the northeast corner of East Main Street and Kansas Avenue
 º Construct a Memorial Park at the northeast corner of East Main Street and Kansas Avenue 

Cronkhite Avenue Memorial Park
 º Acquire the vacant property located at the northwest corner of East Main Street and Cronkhite Avenue
 º Complete design and engineering for a Memorial Park at the northwest corner of East Main Street and Cronkhite Avenue
 º Construct a Memorial Park at the northwest corner of East Main Street and Cronkhite Avenue 

Iowa Street Memorial Park
 º Complete design and engineering for a Memorial Park at the northeast corner of East Main and Iowa Streets 
 º Construct a Memorial Park at the northeast corner of East Main and Iowa Streets 

State Street Memorial Park
 º Acquire the residential property located at the northeast corner of East Main and State Streets
 º Demolish the residence located at the northeast corner of East Main and State Streets
 º Complete design and engineering for a Memorial Park at the northeast corner of East Main and State Streets
 º Construct a Memorial Park at the northeast corner of East Main and State Streets 

Nebraska Street Memorial Park
 º Acquire the residential property located at the northeast corner of East Main and Nebraska Streets
 º Demolish the residence located at the northeast corner of East Main and Nebraska Streets
 º Complete design and engineering for a Memorial Park at the northeast corner of East Main and Nebraska Streets
 º Construct a Memorial Park at the northeast corner of East Main and Nebraska Streets 

Griffin Street Memorial Park
 º Incorporate the construction of a Memorial Park into the redevelopment of residential properties located at the northeast corner of 

East Main and Griffin Streets

Implementation Actions  •  Near-Term Project: Memorial Parks
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Wayfinding and Signage
A well-designed wayfinding and signage system, 
which incorporates a recognizable graphic brand 
or image and helps facilitate travel for both 
motorist and pedestrians, should be a part of the 
overall urban design program for the East Main 
Street Corridor. A coordinated signage system 
should take cues from the materials used in nearby 
buildings located at the DACC, VA, and Danville 
Nation Cemetery. Overall, the system can improve 
the physical appearance of the Corridor and create 
a stronger sense of place. Wayfinding signs can 
be used to help direct travelers to key East Main 
Street locations and destinations and also direct 
transportation users to multi-modal facilities. The 
system can also function as a gateway element into 
Danville from the east.

An example of gateway signageAn example of a gateway monument

 º Explore partnerships with corridor businesses and institutions 

 º Complete design and engineering  for a wayfinding and signage system along East 
Main Street 

 º Secure necessary approvals from IDOT for elements located within the East Main 
Street right-of-way 

 º Explore funding partners and secure funding for construction and installation of 
wayfinding and signage system 

 º Construct and install wayfinding and signage system

Implementation Actions  •  Near-Term Project: Wayfinding and Signage
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A wayfinding and signage family concept for East Main Street

Danville Area Community CollegeDanville National CemeteryDanville Area Community College



EAST MAIN STREET CORRIDOR PLAN

SECTION 11 - URBAN DESIGN AND IMAGE-BUILDING

145

Neighborhood Gardens
Across the country, community gardens 
are becoming an anchor for neighborhood 
revitalization. Community gardens range in 
purpose from increasing access to fresh, healthy 
food to providing safe green spaces where youth 
can play. Neighborhood gardens can provide an 
activity that people of all ages can enjoy and can 
provide the necessary fruits, vegetables, vitamins, 
and nutrients Corridor residents need to stay 
healthy. 

Forming local partnerships is an excellent way 
to leverage resources and gain access to needed 
materials, tools, funding, volunteers, and technical 
assistance. Ideally, a corner vacant lots would 
host neighborhood gardens to increase access and 
visibility. Site selection should be targeted to areas 
that receives at least six hours of direct sunlight 
per day with easy access to water. The site should 
also have proper drainage. Before planting, it is 
important to take samples of the soil and have 
them analyzed to find out soil type and quality. 

Every community garden is different based on its 
specific size, location, and mission. Neighborhood 
gardens can take two forms - either a communal 
space or individual plots - both serving different 
needs of the community. Factors such as age-
appropriate design, accessibility, protection from 
animals or vandalism, storage of tools, and space 
to gather should be considered. 

Gardens provide an activity that people of all ages can enjoy

Gardens should receive at least 6 hours of direct sunlight dailySustainable gardening techniques should be incorporated

Sustainable gardening techniques such as using 
native plants, composting, mulching, applying an 
integrated pest management approach, creating 
a habitat for wildlife, using water wisely, and/or 
installing a rain barrel should be incorporated.
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 Section 12 - Implementation Strategy

12.1 - Introduction

A sustained commitment and participation 
by the City of Danville and other East Main 
Street stakeholders in an ongoing planning 
and redevelopment process will be required to 
bring the vision of a revitalized East Main Street 
Corridor to reality. Together, partner agencies 
and entities, such as the Illinois Department of 
Transportation, Vermilion County, the Danville 
Area Transportation Study MPO, the Danville 
Area Chamber of Commerce, Danville Mass 
Transit, the Danville Area Community College, 
VA Illiana Health Care System, foundations, 
other non-profit groups, and local industries 
and business owners, will need to consider the 
following:

• Building Plan Implementation Capacity.  
Successful implementation of the East Main 
Street Corridor Plan will depend on strong 
partnerships between several public agencies 
and various East Main Street stakeholder 
groups, including industries, business 
and property owners, and neighborhood 
residents and institutions. Partnerships may 
take the form of working implementation 
committees staffed by stakeholder volunteers 
and coordinated by the City, to the creation 
of a more formal Corridor management 

entity that can directly fund, implement, and 
manage various Corridor Plan revitalization 
initiatives. The management entity could 
assist the City and other organizations in 
efforts related to business development and 
attraction, public space improvements and 
maintenance, and advocating for specific 
Corridor improvement initiatives that 
involve the participation and approval of 
other governmental agencies. A corridor 
management entity can ease the burden of 
plan implementation from the City, especially 
if the entity has funding sources and staff to 
move Corridor Plan initiatives forward. The 
decision to establish a management entity 
can be made over time if it is determined 
that existing organizational structures do not 
provide the sufficient capacity to coordinate 
and accomplish various implementation 
actions. 

• Securing a Diverse Set of Funding Sources.   
A diverse set of funding sources from both the 
public and private sectors will be needed to 
underwrite and implement various elements 
of the Corridor Plan. Pursuit of funding 
sources must be consistent in effort and 
flexible when changes in funding sources 
and eligibility occur inevitably over time. In 
addition, multiple funding sources will be 
required for more complex projects, such as 

the daylighting of Koehn Creek or a Corridor 
wayfinding and signage system. Given the 
time and effort needed to research and secure 
grants and funding sources, and to package 
them efficiently for certain redevelopment 
initiatives, an implementation time-line of 10 
to 20 years will be realistic and necessary. A 
list of potential funding sources is provided in 
this section. 

• Flexibility in the Revitalization Process.   
The revitalization of the East Main Street 
Corridor will take time and changes in the 
national, state, and regional economy can 
always impact how specific redevelopment 
initiatives are implemented in the near-
term and long-range. Therefore, the 
Danville community should be flexible in 
its approaches to plan implementation; for 
instance, redevelopment on any of the focus 
areas led by the private sector at the start, may 
require the City or other entities to participate 
at some strategic level to ensure the project’s 
long-range prospects. In return, the private 
sector may take the lead when necessary 
where public dollars and initiatives are not 
available. In essence, effective public-private 
partnerships can provide a flexible structure 
for addressing obstacles and constraints to 
Corridor Plan implementation.
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Various implementation approaches have 
already been presented in previous discussions of 
redevelopment, transportation, and urban design 
strategies for the East Main Street Corridor. Plan 
implementation strategies presented in this section 
focus on the following:

• Implementation Partners
• Land Management Strategies
• Business Development Strategies
• Quality of Life Strategies
• Funding Sources
• Implementation Sequence 

 

12.2 - Implementation Partners

Implementation of the Corridor Plan will depend 
on partnerships between several public agencies as 
well as business and property owners, investors, 
and neighborhood residents.  

City of Danville Department of  
Engineering and Urban Services
The City’s Department of Engineering and 
Urban Services will take the key role in 
Corridor Plan implementation. By leveraging 
development incentives the department can 
catalyze investment in Corridor businesses, 

industries, and development. Additionally, the 
department can facilitate business and real estate 
development along the Corridor. Other roles and 
responsibilities of the Department of Engineering 
and Urban Services may include:

• Facilitating more detailed design and 
engineering documents for recommended 
infrastructure, streetscape, signage and 
physical improvements, and working closely 
with IDOT and other agencies. 

• Seeking out and securing funding sources 
for the roadway, streetscape, signage 
improvements, and business development 
and building improvement initiatives as 
recommended in the Corridor Plan. 

• Working directly with other agencies and 
entities on activities related to Corridor 
marketing and business and developer 
recruitment. 

• Working with East Main Street businesses on 
expansion opportunities within the Corridor 
as well as the attraction of businesses that 
support DACC and the VA. 

• Assisting in Corridor Plan implementation by 
guiding any changes to existing zoning.

City of Danville Public Works Department
The City’s Public Works Department can assist 
in Corridor Plan implementation by undertaking 
the creation and management of Memorial Parks 
along the East Main Street Corridor.

Illinois Department of Transportation
Ongoing coordination with IDOT will be 
needed to approve, fund, design, and engineer 
recommended transportation improvement 
initiatives, including the East Main Street 
medians, recommended in this Corridor Plan.

Danville Area Transportation Study MPO
The Danville Area Transportation Study 
Metropolitan Planning Organization (MPO) is 
currently responsible for transportation planning 
within the greater Vermilion County region 
and could provide planning support, funding, 
and technical assistance related to implementing 
East Main Street roadway and pedestrian 
improvements, especially in regards to the 
concepts and schemes presented in this Corridor 
Plan. The agency could work with the City 
and other implementation partners on needed 
pedestrian improvements along the East Main 
Street Corridor.
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Business/Property Owners
Corridor business and property owners should 
be directly involved with Corridor Plan 
implementation. To show immediate action and 
positive progress in revitalizing East Main Street, 
local property and business owners can initiate 
signage, storefront, building, parking lot, and 
property improvements. They can also be involved 
with area marketing activities and business/
developer recruitment.

Private Developers and Investors
Professional developers should be recruited 
to develop and invest in specific development 
focus areas as identified in this Corridor Plan.  
Recruitment efforts should target experienced 
developers within the immediate region, the state, 
and throughout the Midwest.

Financial Institutions
With involvement from the City and other 
stakeholders, local lenders could facilitate 
implementation of the Corridor Plan by financing 
projects or participating in new incentive 
programs that support East Main Street business 
and development initiatives, such as focus 
area redevelopment and façade/building/site 
improvement projects.

Vermilion Advantage
Vermilion Advantage promotes the civic and 
commercial progress of the greater Danville 
community, including business planning advisory 
services. It could assist the City in promoting 
East Main Street’s revitalization and development 
potential and work with small businesses on 
various Corridor development initiatives.

Corporations and Industries
Local industries and corporations can become 
sponsors for a number of East Main Street 
initiatives, including the Industrial Buffer, 
Memorial Parks, and the capitalization of any 
venture or small business development funds.

Foundations and Community 
Organizations
As with corporations and industries, local 
foundations and community organizations can 
also play roles in funding and supporting efforts 
related to East Main Street physical improvements 
and business and real estate development.

Implementation Committee
To coordinate and facilitate Corridor Plan 
implementation efforts between the public and 
private sectors, an East Main Street Corridor 
Action Committee should be established 
representing the City, other public agencies, 

various stakeholder groups, and other 
organizations and institutions. The Action 
Committee could meet on a regular or ad-hoc 
basis to direct and manage several aspects of 
Corridor Plan implementation.   

• Finance.  The committee would research 
public and private sources to underwrite 
Corridor Plan revitalization and 
redevelopment initiatives. It could also assist 
the City and other agencies with capital 
improvement programming. 

• Branding/Marketing.  The committee would 
manage the process for creating an overall 
strategy for marketing and promoting the 
East Main Street Corridor. 

• Focus Areas.  The committee would manage 
processes for engaging and recruiting 
developers, investors, and property owners in 
focus area development initiatives. 

• Urban Design.  The committee would 
manage the process for designing, 
engineering, and constructing streetscape 
improvements, the wayfinding and signage 
system and memorial parks. 

• Neighborhood Improvements.  The committee 
would lead the creation and implementation 
of specific improvement activities in adjacent 
Corridor neighborhoods.
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12.3 - Land  
Management Strategies

Currently, no formal community development 
organizations focus exclusively on East Main 
Street, although the neighborhood is the 
beneficiary of a moderate proportion of City staff 
attention (this Corridor Plan is an example) and the 
work of several larger community development 
entities, such as Vermilion Advantage and the 
Danville Housing Authority.

In order to jump-start revitalization, the East 
Main Street Corridor needs additional land 
management tools. These may take the form of 
new citywide entities with special East Main Street 
initiatives, or a community development entity 
based in and focused exclusively on East Main 
Street. There is a need for an organized approach 
to achieving the Corridor Plan’s land use goals and 
for the systematic disposition of properties.

Land Bank
The Illinois Land Banking Act authorizes 
municipalities to create a land bank authority and 
sets forth the powers of a land bank authority to 
acquire property and issue bonds. The Act also 
provides that municipalities may prescribe rules, 
regulations, or ordinances for the maintenance 
of vacant and abandoned properties and may 
collect the reasonable cost of maintaining vacant 
and abandoned properties. Additionally, the 
Act provides a uniform method of filing a lien 
to recover the costs of cutting and removing 
neglected weeds, grass, trees, and bushes, 
controlling pests, removing infected trees, and 
removing garbage and debris. Land banks aim to 
convert vacant properties that have been neglected 
by the private market into productive use, thereby 
transforming neighborhood liabilities into assets. 

Ultimately a land bank could maintain, improve, 
and reuse existing buildings to stabilize the 
neighborhood while also promoting long-range 
sustainability and housing opportunities. The land 
bank would also help to preserve heritage and 
provide a foundation and starting point for future 
redevelopment. In order to create a land bank the 
City, an agency, and/or other entity could partner 
to underwrite the cost of salary for land bank staff 
and the cost to purchase properties.

The City of Danville has already been investigating 
the process of establishing a land bank. The 
new entity may be established as a public or 
private non-profit entity and should be capable 
of receiving foreclosed or abandoned properties 
citywide. A land bank is a flexible and useful tool 
because it can, among other things:

• Acquire titles to vacant and abandoned 
properties through a number of means, 
principally through foreclosure and tax sales.

• Transfer property to a new owner that 
rehabilitates the property and supports 
neighborhood revitalization goals.

• Market residential and commercial properties;
• Facilitate the sale of foreclosed homes or 

commercial properties to new private owners;
• Demolish blighted properties;
• Establish minimum maintenance and 

rehabilitation criteria for properties which it 
disposes;

• Assemble small parcels into larger sites, as 
may be needed for future development.

 º Determine if Land Bank should be established as a public or private non-profit entity 
 

 º Underwrite the cost of salary for land bank staff and the cost to purchase properties 

 º Acquire titles to vacant and abandoned properties within the Corridor Study Area 

 º Re-use/dispose properties according to the decision-making matrix

Implementation Actions  •  Near-Term Project: Create a Land Bank Authority
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In addition to transfer of property for sale or 
development, the land bank may also serve as the 
vehicle for transferring abandoned residential lots 
(e.g., after a house demolition) to an adjacent owner 
who is interested in acquiring (and paying taxes 
on) a side yard. The land bank is not an endpoint, 
but a transitional tool. Its purpose is to eliminate 
barriers and facilitate responsible private sector 
development. Foreclosed properties remaining 
unsold at a sheriff’s sale may be deeded to the 
land bank, or the land bank may strategically act 
to acquire properties in foreclosure before they go 
to a sheriff’s sale. The act of transferring property 
to private owners reduces blight and reduces costs 
to the City for basic maintenance (e.g, mowing 
lawns), although the process is not always as 
simple as it should be. A land bank can work to 
reduce or eliminate red tape, but the acquisition 
and disposition of foreclosed properties can still be 
a months-long process, as each property must have 
clear and certain title.

The experiences of other cities have indicated 
that land banks established as private, non-profit 
entities tend to be more agile in navigating 
acquisition hurdles than government-controlled 
land banks, and these private entities are not 
at a disadvantage in accepting grants or other 
public funding.  For East Main Street, the 
land bank should be paired with a new non-
profit development corporation which can 
accept residential or commercial properties for 
community-initiated rehabilitation or real estate 
development projects.

Community Development Corporation
East Main Street needs a non-profit developer 
capable of rehabilitating and building both 
residential and commercial properties in a 
neighborhood where the market is not motivated 
to act on its own. A community development 
corporation (CDC) is an entity well suited for this 
purpose. A CDC can lead the kind of sustained 
effort needed along East Main Street and catalyze 
revitalization through a series of achievable real 
estate and community development projects 
implemented over a period of years. 

A CDC is needed because community 
development capacity along East Main Street is 
limited. Vermilion Advantage has a county-wide 
service area and is not set up to be a development 
entity; the Oaklawn Neighborhood Association 
is a volunteer-based resident group that lacks staff 
or organizational structure to take on real estate 
development. It will be most advantageous to 
establish the new entity with a focus on East Main 
Street.

Establishing the CDC as a subsidiary of DACC 
would give it the administrative structure that 
could help assure its success. The new CDC would 
benefit from DACC’s institutional support and 
expertise and, in turn, DACC would benefit from 
the CDC’s future development projects and from 
East Main Street’s improvement overall.

In addition to real estate development, CDCs 
can also tackle traditional, neighborhood-based 
economic development (e.g., providing technical 
and financial tools to existing businesses and 
recruiting new businesses). They also may work on 
projects related to marketing, image development, 
community safety, landscaping and beautification, 
and other related initiatives.

A CDC on East Main Street will have to start 
small (typically with a board of directors and an 
executive director), but it will need additional 
capacity in order to tackle the Corridor’s most 
challenging issues of residential stabilization and 
retail and commercial development.

 º Explore the potential of establishing the CDC as a subsidiary of DACC 

 º Seek assistance and consultation in establishing a CDC from the Local Initiatives 
Support Corporation (LISC) or other entities with experience in successful 
neighborhood revitalization 

 º Establish a board of directors and hire an executive director

Implementation Actions  •  Near-Term Project: Development Corporation
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A land bank could maintain, improve, and reuse existing buildings to stabilize the neighborhood

A development corporation typically undertakes 
many or several of the following activities:

• Real estate development - purchase, 
rehabilitation, and selling of residential, 
commercial, and industrial buildings

• Affordable housing development
• Small business technical assistance, lending, 

and incubation
• Workforce and vocational training
• Neighborhood planning and urban design 

improvements
• Day care and early childhood education
• Neighborhood health clinics and services
• Youth development and creation
• Community consensus-building 

A successful development corporation should 
enjoy broad-based support in its activities by 
stakeholders, a clear vision and strategic plan 
for developing internal human and financial 
resources to carry out the organization’s 
mission, and a willingness to adapt to changing 
conditions and opportunities. East Main Street 
Corridor stakeholders should seek assistance 
and consultation in establishing a development 
corporation from the Local Initiatives Support
Corporation (LISC) or other entities with 
experience in successful neighborhood 
revitalization.

Land Trust
A non-profit organization land trust could rely 
on donations, grants, and public land acquisition 
programs for operating expenses and for acquiring 
land. While donors could provide monetary 
support or land itself, some land trusts also receive 
funds from government programs to acquire, 
protect, and manage land. Some trusts can afford 
to pay employees, while many depend entirely on 
volunteers. 

When land is acquired, trusts will sometimes 
retain ownership of the land in perpetuity, or 
sell the land to a third party. This third party is 
often the government, which will usually add 
the land to an existing protected area, or create 
a new one entirely. Land trusts can also sell land 
to private buyers, usually with a conservation 
easement attached. Keeping the land under private 
ownership has the added benefit of maintaining 
the land on local property tax rolls, providing 
income to the local government.
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Housing Rehabilitation
Housing rehabilitation strategies seek to maintain, 
improve, and re-use existing buildings to stabilize 
the existing neighborhood, promote long-range 
sustainability and housing opportunities, preserve 
heritage, and provide for a foundation and starting 
point for future redevelopment activities. A 
neighborhood housing rehabilitation incentive 
program should be established offering grants or
below-market financing to current residents for 
making property improvements and new residents
seeking to rehabilitate homes up to certain 
neighborhood design standards. 

Incentives, at first, could be targeted to certain 
neighborhood blocks in order to facilitate exterior 
housing improvements and to build momentum 
for additional private investments along adjacent 
blocks. Targeted blocks need not be ones with the 
most needs but rather where there may be a strong 
likelihood of positive and visible neighborhood 
change, such as in the Traditional Neighborhood 
Character Zone. The incentive program could 
come in the following forms:

Low-Interest Rehabilitation Loan Program
New home-buyers would be eligible for low-
interest loans to make improvements in 
conjunction with property purchase within a 
targeted block. The loan would typically carry a 
fixed interest rate that may be 1 percent below 

the 60-day Fannie Mae rate with the home buyer 
contributing three to five percent of the purchase 
price from their own funds. The buyer may then 
borrow the balance of the funds needed to buy 
and renovate the home, possibly as much as 110 
percent of the after-rehabilitation appraisal of the
property. There would be no homeowner income 
restrictions on loan program use and all applicants 
must have the ability to pay the loan back and 
meet standard underwriting requirements. The 
City or a neighborhood development corporation 
could also require that converted apartment homes 
be rehabilitated as single-family residences as a 
condition for loan approval.

Rehabilitation Grant Program
Existing homeowners within the East Main Street 
Corridor could be eligible for $5,000 or $10,000 
matching grants to undertake various exterior 
property improvements, including painting, siding 
removal and installation, landscaping, lighting, 
and other site improvements. There should be 
no homeowner income restrictions to use the 
grant program; they must also match the grant 
with their monies. The grant program could 
be structured as a forgivable loan whereby the 
property owner must undertake the improvements 
and live in the residence for five years. If the 
property owner fails to meet such requirements, 
the owner is subject to loan recapture.

Design Assistance
Basic design and architectural assistance could 
be provided to grant or loan applicants to 
ensure that proper home rehabilitation methods 
and procedures are followed and a desired 
neighborhood appearance is achieved with grant 
or loan proceeds. The design assistance could 
be provided by the City or a neighborhood 
development corporation.

Home-buyer Counseling
Counseling can be provided to prospective 
homeowners on topics related to house 
maintenance and repair, and maintaining a good 
mortgage payment history.

Design Manual
In addition to design assistance, a design 
manual could be prepared by the City or a 
neighborhood development corporation to 
provide guidelines and best practices to exterior 
housing rehabilitation. The manual could cover 
topics such as siding repair and removal, painting, 
porch repair and replacement, new additions, 
landscaping, garages, and driveways. Photos, 
images, and graphics could help illustrate and 
describe rehabilitation methods and standards. 
Financing the incentive program could come from 
several different sources, including municipal 
general revenues, grants and loan programs 
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Financial incentive programs could be undertaken by a development corporationNew home-buyers could be eligible for low-interest loans to make improvements

from the Illinois Department of Commerce and 
Economic Opportunity (IDCEO) and the Illinois 
Housing Development Authority, regional and 
local foundations, private lenders in the area, and 
community housing development organizations 
(CHDO’s). Administration and management 
of the financial incentive programs could be 
undertaken by the City or in partnership with 
a development corporation that could have the 
additional responsibilities of program marketing 
and promotion. Alternatively, the development 
corporation could also manage this program on 
behalf of other Danville neighborhoods.

Existing homeowners could be eligible for matching grants to undertake exterior improvements
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Historic Preservation
Historic buildings, sites, and structures are 
important elements to revitalizing neighborhoods 
and commercial corridors and help to define and 
inform a community’s image and brand identity. 
Presently within the Corridor Study Area there 
are no properties listed in the National Register 
of Historic Places, this nations’ official list of 
buildings, sites, and structures that are worthy 
of preservation. Listing in the National Register 
does not impose restrictions on the use of private 
property but does provide tax credits for the 
rehabilitation of income-producing buildings and 
other incentives. 

There are also no National Register Historic 
Districts within the Corridor Study Area and 
nor are there current historic resource surveys 
that identify and document architecturally and 
historically significant buildings and structures. 
The Illinois Historic Structures and Landmarks 

Surveys, undertaken by the State of Illinois 
from 1970 to 1975, identified 25 buildings as 
potentially eligible for the National Register; 
although, since the survey was undertaken more 
than 40 years ago, and buildings may have been 
altered in that time, additional consultation with 
IHPA would be needed to receive more current 
determinations of eligibility. Additionally, the 
Planning Team has observed in the field that 
two of the 25 buildings have been demolished. 
A reconnaissance-level survey of the Corridor 
Study Area would also be needed to determine if 
any potential National Register Historic Districts 
are present. While it may be unlikely that the 
Corridor’s residential fabric would be eligible for 
National Register designation at this point, given 
the number of homes that have been re-sided and 
altered over the years, a new survey could provide 
a critical design direction for future exterior home 
improvements.

Commercial and income-producing buildings 
listed in the National Register would be eligible 
to receive the Federal Historic Preservation Tax 
Credit, which can be a significant incentive in 
facilitating the rehabilitation and adaptive use of 
some of the Corridor’s more significant historic 
resources. Residential buildings within National 
Register districts also qualify for the Illinois 
Property Tax Assessment Freeze program, which 
allows a homeowner to take an eight-year tax 
assessment freeze for a qualified rehabilitation of 
the property.

Since the City of Danville is currently a Certified 
Local Government (CLG), a program managed 
jointly between the National Park Service 
and the Illinois Historic Preservation Agency, 
opportunities exist to receive grants to conduct 
preservation planning activities, such as surveys 
and National Register nominations. A new 
historic resource survey should be conducted to 
update the previous survey and inventory and 
determine the number of buildings that may be 
historically and architecturally significant to the 
Danville community. These buildings should be 
given higher priority for rehabilitation and the 
identification of such resources can help Corridor 
stakeholders plan more effectively for their long-
range preservation. 

21 Lake Street 20 S Beard Street
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Greening Programs
A number of successful and thriving businesses 
exist within the East Main Street Corridor 
providing jobs, employment, services, and 
goods to area residents. However, many of these 
businesses are located side-by-side with single-
family homes, some are in need of building and 
landscape improvements to buffer their presence 
in residential areas. A number of improvements 
could be undertaken in these areas to enhance and 
unify Corridor appearances and aesthetics.

These improvements include:

• Additional Landscape Opportunities. These 
are potential target areas where additional 
landscape improvements can provide 
visual and aesthetic enhancements, such as 
landscaped buffers and branding elements, 
including identity and gateway signs. 

• Frontage Improvements. These areas are 
edges of commercial or industrial properties 
where physical improvements are needed 
such as landscaped screening, other landscape 
treatments, sidewalks, improved signage, and 
the removal of unsightly waste or materials.  

• Access Point Improvements. These are areas 
where access to commercial or industrial uses 
should be maintained and enhanced. The 
visibility of these points, along with their 
proximity to key Corridor elements, warrants 
added improvements, such as gateway 
elements, signage, lighting and landscaping. 

Encouraging frontage and landscape 
improvements could be undertaken through a 
combination of private and public initiatives, one 
of which could be a site improvement grant or 
loan program offered to local businesses as a means 
to implement various enhancements. Other public 
initiatives could be the development of gateway 
and landscape enhancements in the right-of-way. 
Funding sources could come from Tax-Increment 
Financing District or Special Service Area funding 
mechanisms, although they would require 
additional study for feasibility.

Environmental Issues
To improve stormwater quality and management 
and reduce the number of flooding events within 
the Corridor, the Plan recommends the addition 
of open space areas for green infrastructure. 
These areas can reduce the City’s infrastructure 
cost through consolidation of underground 
storm drain utilities. Bio-retention strategies and 
recommendations should be considered. Bio-
retention most often is a term denoting the use of 
native vegetation to capture and retain stormwater, 
including features such as bio-swales and rain 
gardens. Bio-swales and rain gardens are essentially 
the same, except bio-swales are generally linear and 
replace the drainage function of ditches and/or 
occupy the medians of parking lots or roads. Rain 
gardens are generally smaller and more focused in 
residential and park settings. These systems can, 
and should, be installed throughout the city.

Areas of high impervious surface ratio pose the 
highest risk for accelerated stormwater run-
off (flash flooding), thermal and particulate 
contamination, minimal retention and detention, 
minimal ground water recharge, and on site 
ponding of stormwater. Commercial properties 
along East Main Street have a high level of 
impervious surface, primarily asphalt parking lots 
and building roof space. These areas typically 
show the highest benefit from mitigation through 
surface (landscape) treatment and added surface 
texture.

Access point landscaping
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Decision-Making Matrix
No plan can prescribe the ideal future outcomes 
for a community. The future is uncertain, and 
is likely to both present challenges and offer 
opportunities that cannot be predicted in advance. 
For that reason, the East Main Street Corridor 
Plan seeks to provide a strategic framework for 
local decision making. Nowhere is that reflected 
more clearly than in the area of land management, 
where decisions about vacant and underutilized 
properties must be made over the coming years, 
within a constantly changing economic, social, 
and political environment. The purpose of this 
section is to provide a framework within which 
public officials, business and community leaders, 
and residents can make informed, strategic 
decisions designed to lead to the best outcomes for 
the Corridor and its residents. In that process, a 
decision matrix can be a valuable tool. 

A decision matrix is a tool that public officials 
and others can use to solve a problem, by posing 
a series of either/or questions that gradually lead 
the user to the best solution or solutions from the 
wider range of theoretical options. The decision 
matrices in this chapter can be used by planners, 
public officials, community groups, and residents 
to identify the most appropriate disposition 
strategies or outcomes for those properties.

How the Decision-Making Matrix is Used
In order to reach a conclusion about the most 
appropriate disposition strategy, a series of 
questions is asked about a property. For the East 
Main Street Corridor, the questions are 

• Step 1: Category. What type of property is 
it? These matrices are to be used to evaluate 
alternatives for publicly owned property.  

• Step 2: Framework Zone. What framework 
zone is the property located in? Since land use 
strategies vary on the basis of the framework 
zone, this is a key piece of information for 
planning the disposition of the property.  

• Step 3: Property Condition. Is the property 
suitable for re-use? Whether a property 
is suitable for re-use, in the sense that its 
physical condition may be good or poor, is an 
important consideration for determining its 
future potential.  

• Step 4: Historical Significance. What is 
the historical significance of the property? 
Historic properties are important 
elements that help to define and inform 
a community’s image and brand identity. 
Buildings with historical significance should 
be given higher priority for rehabilitation. 
 

These four questions allow the user to answer 
the fifth, critical question: 

• Step 5: Re-use / Disposition Options. 
What are the most appropriate re-use or 
disposition options for the property? 

While the decision matrix can be a valuable tool, 
it does have limitations. The matrix can help the 
user zoom in on an appropriate decision, but 
cannot substitute for additional, more detailed 
information the user may have, nor for the 
user’s exercise of judgment.
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East Main Street Corridor: Traditional Neighborhood Zone Decision-Making Matrix
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East Main Street Corridor: Campus Character Zone Decision-Making Matrix
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East Main Street Corridor: Semi-Rural Transition Zone Decision-Making Matrix

1

2

3

4

5

C
at

eg
or

y
Fr

am
ew

or
k 

 
Zo

ne
Pr

op
er

ty
 

C
on

di
tio

n
St

re
et

 
C

on
te

xt
Re

-u
se

 / 
 

D
is

po
si

tio
n 

O
pt

io
ns

Pennsylvania, Michigan, 
Oregon, or Kansas

Wisconsin, Minnesota,  
or California

Poor condition

Semi-Rural Transition  
Single-Family Residential

Institutional Anchor

Sell to home 
buyer or investor

Sell for rehabilitation

Demolish

Vacant Home

Green Infrastructure

Pennsylvania, Michigan, 
Oregon, or Kansas

Wisconsin, Minnesota,  
or California

Good condition



EAST MAIN STREET CORRIDOR PLAN

SECTION 12 - IMPLEMENTATION STRATEGY

160

East Main Street Corridor Decision-Making Matrix

1

2

3

C
at

eg
or

y
Fr

am
ew

or
k 

 
Zo

ne
Re

-u
se

 / 
 

D
is

po
si

tio
n 

O
pt

io
ns

Traditional
Neighborhood 

Residential

Campus 
Character 

Single-Family

Commercial
Node

Campus 
Character

Multi-Family

Sell as side yard

Use / assemble  
for green use

Hold / assemble  
for redevelopment

Green 
Infrastructure

Semi-Rural
Transition

Residential

Vacant Lot

Institutional 
Anchor

Industrial
Area



EAST MAIN STREET CORRIDOR PLAN

SECTION 12 - IMPLEMENTATION STRATEGY

161

12.4 - Business  
Development Strategies

Business development along East Main Street 
will require a sustained effort and it will grow 
in parallel with the stabilization of the adjacent 
residential neighborhoods. Business development 
will require:

• A thoughtful focus on market-based  
strategies and key customer segments;

• Incentives that are tightly aligned  
with business development objectives;

• Clustering businesses (esp. retail businesses)  
at existing commercial nodes; and

• Stimulating home-grown businesses,  
rather than recruitment from elsewhere.

It is important to think of business development 
broadly and to include both retail and non-retail 
uses. For the most part, retail, retail-services, 
and eating or entertainment establishments are 
limited by an area’s population and its available 
spending potential. Other kinds of businesses (e.g., 
wholesaling, light manufacturing, business services, 
etc.) are not as limited by local buying power 
because they can reach across traditional trade 
areas.

Adopt Two Retail Repositioning Strategies: 
“Neighborhood Convenience”  
and “Quality Used Merchandise”
Recognizing that East Main Street is a long 
corridor with a wide range of land uses, retail 
is a relatively small component of the mix. 
Nevertheless, it is an important use and should 
be reinforced at existing commercial nodes. Retail 
has many benefits for East Main Street, such as 
generating activity on the street. But it is also a 
necessary function of East Main Street because 
convenience retail serves many lower-income 
households in East Danville who rely on walking 
and transit for their daily needs and lack the 
mobility of middle-income households.

Neighborhood Convenience 
East Main Street provides an array of 
neighborhood-convenience retail and services, 
primarily located at commercial nodes across the 
corridor. Retail development strategies for East 
Main Street should include the continued support, 
improvement, and expansion of neighborhood-
convenience retail and services at these nodes. 
Current and potential contributors to this segment 
include: 

• Grocery, pharmacy, and convenience stores
• Restaurants
• Auto repair shops
• Appliance and electronics repair shops
• Laundromat
• Primary care medical clinic / urgent care

Based on a survey of East Main Street residents, 
the most-desired missing element in this category 
is a chain or independent casual sit-down 
restaurant. Anecdotally, a restaurant opened briefly 
several years ago and then closed on East Main 
Street, leaving the impression that a restaurant 
would not be supportable. The evidence suggests 
that a well-run, well-marketed establishment 
would succeed along East Main Street if it were 
located near the anchor institutions of DACC and 
the VA.

Quality Used Merchandise
With downtown Danville offering a cluster of 
used and vintage furniture and home furnishings 
stores, East Main Street could offer a cluster of 
quality used apparel stores for men, women, and 
children. A cluster of these businesses could serve 
local households and attract shoppers from other 
parts of the city and county. Target businesses 
include:

• Men’s apparel
• Women’s apparel
• Children’s apparel

Used apparel can appeal to broad customer 
segments. For example, “vintage” clothing can 
be sold at a higher price point to Millennials and 
other collectors or style-conscious consumers; 
dressy and work-casual clothes can be targeted to 
working people of almost any age; and low-priced 
bargain clothes can be sold by the piece or by the 
pound to lower-income customers.
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Adopt a Third Strategy to  
Foster the Development of  
Light-Manufacturing Businesses 
Small manufacturers includes a broad spectrum of 
business types which may or may not be located 
in retail-type buildings. They may sell their 
product locally, and, in many cases, are also able 
to expand their reach beyond the limited Danville 
marketplace by selling online or through other 
direct channels.

City Fresh Foods  

City Fresh Foods in the Four Corners neighborhood of Boston 
is an example of a small industrial business that leveraged 
population characteristics considered unattractive to many 
entrepreneurs. In a neighborhood of aging and multi-ethnic 
households, City Fresh carved out an under-served customer 
niche and, later, expanded its service area citywide. In 1994 two 
young men who had previously graduated from an at-risk youth 
program founded City Fresh Foods initially as a take-out service. 
Quickly afterwards they shifted course, with a mission to offer 
healthy, scratch-made ethnic specialty meals to homebound 
seniors. Now in their twentieth year of operation, City Fresh 
delivers thousands of meals every day to seniors and institutions 
(including schools and childcare centers) throughout the city.

GarCo Sewing Works  

GarCo Sewing Works in Rifle, Colorado, teaches industrial 
sewing skills while manufacturing reusable cloth bags from 
recycled materials and garment industry overruns.
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Develop Businesses -  
Don’t Recruit Businesses
Residents of the Corridor want to see a broader 
selection of goods and services on East Main 
Street. But business recruitment can be a hard 
sell in commercial districts at the early stages of 
revitalization. (Efforts to attract businesses from 
elsewhere are usually more effective once the district 
has gained economic momentum.) Chain businesses 
are almost always market followers rather than 
market leaders: they prefer to go where the activity 
is, where a location has already been proven, and 
where their success is almost assured.

Instead, the new CDC (or other revitalization 
entity) should focus its resources on supporting 
existing entrepreneurs and cultivating new ones. 
For example, if a top priority is to attract a 
restaurant to East Main Street, it will likely be 
more effective to help an existing business owner 
(esp. one who already owns a food-related business 
on East Main Street) to expand into the restaurant 
business (or become an investor in a restaurant 
business), rather than trying to lure a restaurant 
from elsewhere.

DACC may, at times, serve as a source of young 
entrepreneurs, and their familiarity with the 
neighborhood is an asset. However, they will tend 
to be young and inexperienced. In the past, several 
DACC students have developed business concepts 
and business plans and have brought them to the 

SBDC for support, but they did not progress, 
typically because of poor credit worthiness and 
lack of business experience. If the new CDC or 
other revitalization entity can establish more 
flexible capital resources, and support young 
entrepreneurs with business coaching, the East 
Main Street Corridor can begin to grow local 
businesses from local talent.

As described in the business-development 
strategies, entrepreneur development should 
include those with plans to develop businesses in 
addition to retail, such as:

• Light industrial 
• Food production
• Garment design and/or manufacturing
• Web-based business development
• Business-to-business services

Provide Retail Amenities to DACC and  
VA Hospital Students, Staff, and Visitors
DACC and the VA account for several thousand 
visits per day, but there are few retail amenities to 
serve these potential consumers. By a conservative 
estimate, the patronage of DACC and VA 
staff alone could support a new small business, 
such as a restaurant or café. Still, establishing 
such a business presents a hurdle. Placed in the 
framework of growing local entrepreneurs and 

local businesses, one option would be for Royal 
Donut to expand on its current site, extend its 
business hours, and develop a separate café-style 
restaurant that would serve both institutional 
employees and visitors, as well as neighborhood 
residents.

Typically, business development will be spurred by 
personal relationships among the institutions (e.g., 
DACC becoming an investor in a restaurant or café), 
or it may be stimulated by geographically targeted, 
industry-specific incentives (e.g., a loan fund for 
restaurant development).

Establish Focused, Industry-Specific 
Business Development Incentives
Stimulating new businesses on East Main Street 
will require incentives and subsidies at the outset 
because the market is not yet proven. Common 
financial incentives such as façade improvement 
grants can be effective at stimulating investment, 
but their impacts tend to be scattered. Instead, 
greater impact can be achieved on East Main 
Street by crafting incentives aligned with the 
business and real estate development goals of the 
neighborhood and this Corridor Plan. Ultimately, 
as the residential and commercial sides of the 
Corridor improve, new customers and new 
businesses will start to establish a track record that 
can attract investment by outside businesses.



EAST MAIN STREET CORRIDOR PLAN

SECTION 12 - IMPLEMENTATION STRATEGY

164

Forgivable Loans 
For targeted businesses (including restaurants, 
quality used apparel, and light manufacturing) 
a forgivable loan fund can be established, with 
priority given to key business nodes. The loan 
fund may be established through TIF revenues, 
CDBG funds, or private sources. Lending and 
repayment terms may vary.

Low-Interest or Deferred Repayment Loans
Flexible and/or subsidized loans can similarly help 
with business startups and may be particularly 
valuable for businesses which need to acquire 
equipment (and the equipment can become a 
portion of the collateral).

Philadelphia’s “InStore Program”   

Philadelphia established a forgivable 
loan program to stimulate business 
development along specific under-
served commercial corridors. The 
“InStore Program” offers forgivable 
business loans of $15,000 to $50,000 
to “purchase equipment and materials 
associated with establishing a new 
location or expanding at an existing 
one.” Among the program’s key 
funding priorities, it seeks to enhance 
existing clusters of retail, food, or 
creative businesses. The forgivable 
loan does not require payments and is 
forgiven if the recipient meets program 
guidelines for five years. The program 
is funded by CDBG.

“Evergreen Cooperatives” Cleveland   

Evergreen Cooperatives in Cleveland 
is building for-profit, worker-owned 
businesses across the city to serve 
anchor institutions. One of the 
businesses, Evergreen Laundry, was 
founded in 2009 to serve Cleveland 
hospitals and other institutional 
laundry needs. The initiative leverages 
local foundation funding to establish 
businesses that generate jobs and 
wealth in Cleveland. A similar strategy 
could be used to leverage anchor 
institutions to establish Danville-based 
support businesses.

The Downtown Mobile Alliance   

Mobile, Alabama, offers a package of 
incentives from the public and private 
sectors that could serve as models for 
Danville. Mobile dedicated $220,000 
in CDBG funding to establish a Small 
Business Assistance Loan Program, 
making loans of $2,500 to $50,000 
annually. The fund is administered 
by the City. The Downtown Mobile 
Alliance offers a “Retail Loan 
Program” designed to promote 
startup, expanding or relocating retail 
business operations in selected areas 
of Downtown Mobile. The maximum 
loan is $20,000 and may not exceed 
the private equity investment of the 
business owner. The loan requires the 
business be located in the defined 
business district, have a lease of at 
least five years, fall within stipulated 
retail sectors (e.g., apparel, home 
furnishings, used merchandise, etc.) 
and be open at least 48 hours per 
week. The loan is repaid over five years 
at 2% interest, a substantial discount 
off the typical rate for such a loan 
product.
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Business Development Funding Sources
In addition to CDBG and TIF, Danville meets 
the geographic and population criteria for several 
loan and grant programs administered through the 
US Department of Agriculture:

• Rural Economic Development Loan and 
Grant (REDLG) program funds local 
business ventures and is distributed through 
local utility organizations acting as funding 
intermediaries. 

• Rural Business Enterprise Grants (RBEG) 
is a flexible program designed to fund 
projects related to business development, 
including land acquisition, construction, 
building renovation, machinery, training, 
and education. Grants typically range from 
$10,000 to $500,000. 

• Business and Industry Guaranteed Loans 
(B&I) are for larger-scale projects and 
typically guarantee qualifying deals at 80 
percent of the principal for loans under $5 
million. (Specific terms and rates are  
negotiated with a private lender.) 

Entrepreneur development should include those with plans to develop businesses in addition to retail, such as: light industrial, food production, and garment design and/or manufacturing

• Rural Micro-entrepreneur Assistance Program 
(RMAP) makes direct loans and grants to 
selected Micro-enterprise Development 
Organizations (MDOs). A Danville non-
profit may apply for funding to support 
eligible micro-entrepreneur initiatives, 
including the purchase of businesses or 
equipment, purchase or lease of improved 
real estate, and working capital. (Construction 
projects are prohibited.) 
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stand at the market selling fresh cider donuts 
during apple season. Consider a location at 
or near the DACC/VA campus, but make 
sure the market is close to the street so it 
can attract through-drivers and so it lends a 
positive image to the commercial corridor 
itself. 

• Outdoor Film Series: Organize weekly, 
family-friendly film presentations outdoors 
on the East Main Street Corridor. Danville 
restaurants (e.g., fast food restaurants on East 
Main Street and independent restaurants located 
downtown) could sell boxed dinners. It will 
benefit the neighborhood to create a family-
friendly, safe environment where people can 
enjoy a summer evening outside on East 
Main Street. 

12.5 - Quality of Life Strategies

Neighborhood Activities and Events
A varied calendar of regular events generates 
pedestrian traffic on the street and that activity can 
have spillover benefit to businesses. Events serve 
to change people’s patterns by familiarizing them 
with places they may not otherwise visit. Events 
also serve to burnish the corridor’s reputation by 
associating it with positive experiences. Special 
events along the East Main Street Corridor can 
improve the overall image of the Corridor and its 
neighborhoods. An improved image can in turn 
help to attract new businesses and investors as 
well as build pride, civic involvement, and social 
interaction in the Corridor’s neighborhoods. 
Special events can also provide opportunities to 
build partnerships with non-profit organizations 
that may service the Corridor’s neighborhoods. 

The City, an agency, or other entity could partner 
to underwrite the cost to purchase materials for or 
to hold special events. These events do not need to 
be “blockbusters” like Christmas parades. In fact, 
events may have more impact over the long-range 
if they are small but repeated on a regular basis. 
For example:

• A Farmers’ Market: Danville already has a 
downtown farmers’ market. Establishing 
an additional market - on a different day - 
on East Main Street would provide a local 
healthy food option to Corridor residents. 
Additionally, it could serve to attract regional 
shoppers to the neighborhood. Some 
communities also use their farmers’ market as 
an opportunity to highlight local businesses. 
For example, Royal Donuts could have a 

Outdoor Concert SeriesOutdoor Film SeriesFarmers’ Market
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• Outdoor Concert Series: Like the film series, 
outdoor concerts can also bring people out 
on the corridor in nice weather. Performers 
do not need to be “headliners” - for the right 
atmosphere, local residents may be happy 
to come out to hear the high school band 
playing patriotic tunes. 

• “Clean and Green” Activities: Corridor 
“clean-ups” can help make the East Main 
Street Corridor a more visually appealing, 
clean, and safe environment for businesses 
and local residents. Such activities involve 
an annual or biannual organized effort 
through local volunteers and organizations 
performing a variety of deep-cleaning projects 
beyond just regular maintenance of streets, 
parkways, and alleys. Sometimes, breakfast, 
refreshments, lunch, and t-shirts are provided 
for volunteers. 

• An Annual Community Garage Sale: 
Organized garage sales can encourage families 
to open their homes, yards, and garages 
to their neighbors and invite them in to 
shop, meet, and talk. The event can help 
neighbors to reconnect with old friends, 
meet new ones, and maybe even find a 
bargain or two. It can also act as a walking 
tour of the neighborhood. The Community 
Garage Sale is a lesson in the power of using 
unconventional, cost-effective programming 
to enliven otherwise vacant public spaces. A 
well-managed community-wide garage sale 
can attract both neighborhood and regional 
residents, both as shoppers and vendors. (And 
new phone-based payment systems like Square 
make it easy for anyone to become a merchant.) 
Like the farmers’ market, a community garage 
sale (or flea market) should take place in a 
central, visible location. Because East Main 

An Annual Community Garage Sale Festivals and Annual Events“Clean and Green” Activities

Street suffers from some blight and visual 
clutter, it is especially important that the sale 
be clean, neat, and attractive. Late fall may be 
good timing for such a sale, after the farmers’ 
markets have closed and in preparation for 
the upcoming Christmas season. 

• Festivals and Annual Events: Annual 
festivals can help to build neighborhood 
pride, a unified neighborhood image, and 
more activity along East Main Street. Such 
events can also bring together the Danville 
community to celebrate unique aspects of 
the neighborhood through its food, art, 
dance, and music in a fun, family-oriented 
environment. Festivals and events can be 
organized once or twice a year in partnership 
with the City, Downtown Danville, the 
Community College, and other entities.
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“Play me, I’m yours” Street PianosRocking Chairs “Little Free Library” project

Placemaking and Public Art
“Placemaking” projects are special initiatives to 
improve public spaces through the installation 
of public art, sculptures, streetscapes, signage, 
lighting, and other public improvements. The 
purpose of placemaking activities is to build 
neighborhood pride and social interaction along 
with beautifying public and private spaces. 
Placemaking projects can be undertaken by the 
municipality and other government entities and by 
private institutions and property owners.

Many communities pursue public art programs 
for their aesthetic value. But a more pragmatic 
reason for making public spaces interesting is to 
stimulate interactivity. Interactivity engages people 
with a place, and even ephemeral installations can 
attract visitors to the street and create positive 
interactions. It is not an exaggeration to say that 
in some places, the creation of spontaneous or 
interactive installations becomes the catalyst for 
neighborhood transformation. 

On a long street like East Main Street, with 
few natural destinations, or places, interactive 
installations can create places where none existed. 
And if done with a sense of fun and whimsy, 
they can also change attitudes. Examples of 
placemaking and interactive installations include:

• Rocking chairs
• Bus shelter swings
• “Play me, I’m yours” street pianos
• “Little Free Library” project
• “I Wish This Was” project
• Intersection Murals
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Bus Shelter Swings

Intersection Mural

There are other public safety and crime mitigation 
tools, in addition to policing:

• Town Watch. This is a police-coordinated 
program where neighborhood residents 
are trained to walk their residential and 
commercial streets (usually in the evenings) 
and report suspicious activity to the police. 
Town Watch participants never get involved 
in suspect activity; they just observe and 
report it. Most Town Watch programs issue 
walkie talkies and reflective vests and the 
program is typically paired with a formal 
training workshop. 

• Video cameras. Establish a grant program 
for exterior and interior video cameras for 
businesses. Video cameras serve as a deterrent 
to potential criminals and they are also 
extremely valuable to police departments in 
solving crimes that have occurred. The City 
or to-be-formed CDC (or other community 
development entity) could establish a video 
camera installation grant and make it available 
to local businesses. Video camera grant 
programs in other cities are typically run 
on a reimbursement basis (e.g., the business 
owner submits receipts for cameras installed). 
Depending on the flexibility of the funding 
source, reimbursement may be restricted to 
exterior cameras, though interior cameras are 
equally important. 

Crime and Safety
Crime and perception of crime have presented 
barriers to revitalization and business development 
along East Main Street. Virtually everyone agrees 
that for East Main Street to improve, it must 
address crime and safety directly. 

• Provide grants for energy-efficient exterior 
business lighting. Like the video cameras, 
well-lighted parking lots and exterior spaces 
help to reduce loitering and mitigate criminal 
activities. 

• Offer business safety checks. A trained police 
officer can make visits to East Main Street 
businesses and identify vulnerabilities and 
safety recommendations, from window 
transparency to vulnerable entry points. 

• Provide a center that engages kids in physical 
activities. Idle kids without enough to do 
are a contributing factor to crime along East 
Main Street. Programs like the Boys and 
Girls Club of Danville, already located near 
the Corridor, can help by providing after-
school activities and learning opportunities. 
However, the needs appear to be greater than 
the youth activities currently available. A 
new activity center would provide a range of 
benefits to East Main Street by channeling 
kids’ energy into positive interests and skills, 
such as: a rock climbing wall, martial arts, 
gymnastics, paint ball, and/or a game arcade.  
 
Options for establishing a kids activity center 
include: a non-profit model (expansion of Boys 
and Girls Club services), a for-profit model 
(opening a climbing wall or martial arts center 
on East Main Street), and a crowd-funded 
model (East Main Street neighbors or the 
new CDC running a fund-raiser to establish a 
community-owned youth activity business).
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12.6 - Funding Sources

Funding from municipal, regional, State of 
Illinois, and federal sources as well as local 
foundations, corporations, and civic organizations 
could be employed to finance various elements of 
the East Main Street Corridor Plan. Infrastructure, 
streetscape, and roadway improvements will most 
likely be the most significant public expenditures 
and thus should be prioritized according to the 
strategies and recommendations presented in this 
Corridor Plan. The following are several sources 
of funding that could be employed to finance 
Corridor Plan strategies and initiatives.

Corridor Urban Design Projects
The most likely sources for East Main Street 
urban design projects, such as the wayfinding and 
signage program and other streetscape initiatives 
will come from Tax-Increment Financing or the 
City’s Capital Improvement Plan. Other sources 
may include City general revenue funds, CDBG 
funds, and other public and private sources.

Tax Increment Financing (TIF)
Tax Increment Financing is a State authorized 
program administered by a municipality that 
allocates future increases in property taxes from a 
designated redevelopment area for improvements 
dedicated to that area. Under TIF, the property 
taxes due to an increased value from new 
development, increases in new assessment due 
to rehabilitation or improvement or tax rate 
changes, are allocated to the municipality in a Tax 

Increment Allocation Fund to be used for various 
redevelopment activities within the designated 
area. Other taxing districts continue to receive 
property taxes at the same level as before the 
TIF district was instituted. Eligible Master Plan 
implementation costs include:

• Infrastructure improvements
• Building improvement program
• Wayfinding and signage design  

and installation
• Streetscape design, construction  

and easement purchase 

The City should update its overall TIF Plan and 
perform a feasibility study to expand the Campus 
Corridor TIF District consistent with Figure 12.1 
on the following page. 

Capital Improvement Plan
Some aspects of the Corridor Plan’s public 
improvement initiatives can be incorporated 
within the municipal capital improvements 
plan. Capital improvement funding could be 
used to support various projects outlined in 
the Plan, including streetscape and certain 
roadway improvements as well as the signage and 
wayfinding program. Recognizing that public 
budgets can be limited, the City should investigate 
shared improvements and funding opportunities 
with other taxing bodies, such as the County, or 
through public/private partnerships.

Economic Improvement District (EID)
An EID is a State authorized financing program 
that municipalities can establish for improving 
infrastructure and attracting new commercial 
growth in a designated economic improvement 
district. The EID is funded by a special tax 
assessment paid by the property owners in the 
designated EID district and can finance a variety 
of district management activities including 
marketing and special events, trash and snow 
removal, sidewalk/public space maintenance, and 
infrastructure and building improvements. Eligible 
implementation costs include:

• Building improvement program
• Wayfinding and signage design  

and installation
• Streetscape implementation 

In order to adopt the EID, more than 50 percent 
of the property owners within the proposed 
district must approve of the EID before a 
municipal ordinance approving the district is 
adopted. The municipality must also appoint 
an EID managing board consisting of district 
properties that will oversee and administer the 
district, including how EID revenues will be 
spent. In essence, an EID board can serve as an 
East Main Street Corridor management entity.   
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The process for establishing an EID requires 
obtaining support from property owners within 
the proposed EID district. An overall strategy for 
organizing stakeholder support is important, along 
with determining the EID’s governing structure, 
level of services to be provided, and annual budget 
and boundaries.

General Revenue Bonds
The City could investigate the ability of long-term 
bonds for use in implementing specific portions of 
the Corridor Plan, namely public infrastructure, 
open space, and streetscape improvements.

Community Development  
Block Grant Program
The Community Development Block Grant 
(CDBG) program funds a variety of community 
development initiatives especially in regards to 
infrastructure improvement. The program is 
administered by the U.S. Department of Housing 
and Urban Development, which allocates CDBG 
funds to states and to local communities. Local 
communities in turn may grant CDBG funds 
to non-profit groups for various economic and 
community development activities.

Land and Water Conservation Fund 
The Illinois Department of Natural Resources 
(IDNR) through the National Park Service is 
a matching assistance program that provides 
grants for 50 percent (90 percent for distressed 
communities) of the cost for the acquisition 
and/or development of outdoor recreation sites 
and facilities. Grant awards up to $750,000 
are available for acquisition projects, while 
development/renovation projects are limited to 
a $400,000 grant maximum. Projects vary from 
small neighborhood parks or tot lots to large 
community and county parks and nature areas.

Corridor Focus Areas
The most likely sources for facilitating 
redevelopment of the focus areas may include 
Tax Abatement and Tax-Increment Financing.  
Other sources may include the City’s Capital 
Improvement Plan, CDBG funds, and other 
public and private sources

Tax Abatement 
Tax abatement can be used to attract private 
investment and job creation by exempting all or 
a portion of the new or increased assessed value 
resulting from new investment from the property 
tax roll.  Abatements can be granted for both 

new construction and rehabilitation, with the 
abatement limited to the increase in assessed value 
attributable to the new construction, rehabilitation 
or new equipment. Tax abatement can be granted 
for between one to 10 years and is abated on a 
sliding scale. In most cases the granting of tax 
abatement will reduce the amount of property 
taxes paid by the owner by approximately 50 
percent over the full abatement period. Tax 
abatement can be used as an incentive to attract 
development and encourage reinvestment on focus 
areas. 

Tax Increment Financing (TIF)
Tax Increment Financing could underwrite 
implementation costs related to infrastructure 
improvements related to focus area development.

Capital Improvement Plan
Capital improvement funding could be used for 
infrastructure improvements related to focus area 
development.

Community Development  
Block Grant Program
The Community Development Block Grant 
(CDBG) program could fund infrastructure 
improvements and housing development related 
to the Corridor’s focus areas.
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Corridor Transportation
Likely sources for East Main Street transportation 
projects include the Danville Area Transportation 
Study MPO and the Illinois Department of 
Transportation.

Danville Area Transportation Study MPO
The Danville Area Transportation Study MPO 
may use state and federal funds from time to 
time for various transportation-related projects 
including local roadway and public transit projects 
along the East Main Street Corridor.

Illinois Transportation Enhancement Program
Administered by IDOT and funded through 
the Federal Highway Administration (FHWA), 
the enhancement program provides grant 
funds to underwrite projects that expand 
transportation choices and enhance the overall 
physical environment and transportation 
experience. Eligible projects include streetscape 
improvements, provision of pedestrian and 
bicycle facilities, environmental mitigation due 
to highway run-off and pollution, control and 
removal of outdoor advertising and rehabilitation 
and operation of historic transportation buildings 
and facilities. Projects may receive up to 80 
percent reimbursement for project costs with 
the remaining 20 percent paid by the local 
government or sponsoring agency.  Applications 
for the program are taken yearly and are awarded 
on a competitive basis when funds are available.  

Transportation Alternatives Program
TAP provides for a variety of alternative 
transportation projects that were previously 
eligible activities under separately funded 
programs. This program is funded at a level 
equal to two percent of the total of all MAP- 21 
authorized Federal-aid highway and highway 
research funds, with the amount for each State set 
aside from the State’s formula apportionments. 
Unless a State opts out, it must use a specified 
portion of its TA funds for recreational trails 
projects. Eligible activities include:

• Transportation alternatives
• Recreational trails program
• Safe routes to schools program

Fifty percent of TA funds are distributed to areas 
based on population (sub-allocated), similar to 
the STP. States and MPOs for urbanized areas 
with more than 200,000 people will conduct a 
competitive application process for use of the sub-
allocated funds; eligible applicants include tribal 
governments, local governments, transit agencies, 
and school districts. Options are included to allow 
States flexibility in use of these funds.

“Cultural Trail” transportation enhancement in Indianapolis
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Corridor Business Development
Primary funding sources for facilitating business 
and economic development activities along 
East Main Street could potentially come from 
establishing an Economic Improvement District 
(EID) and/or a community-initiated Venture 
Fund. Other public and private sources could also 
be utilized.

Economic Improvement District (EID)
An EID can be used for attracting new commercial 
growth in a designated economic improvement 
district. Eligible implementation costs include 
the establishment of business retention/attraction 
programs.

Venture Fund / Community  
Supported Financing
The possibility of forming a local equity fund 
for business capitalization, expansion, and 
stabilization for Corridor businesses should be 
explored. This might take the form of small group 
of investors pooling funds to create one or more 
needed businesses or an East Main Street small 
business venture fund seeded and capitalized by 
private individuals, local and regional foundations, 
and government grants. Community financed 
businesses can also be structured as cooperatives 
or as local stock corporations, which could be a 
realistic solution for establishing new restaurants 
and an arts cooperative. Additionally, customer 
owned cooperatives and community-owned stores 
structured as local stock corporations have become 
increasingly common in starting new businesses in 
under-served markets. 

Research and Development Tax Credit  
Illinois’ Research and Development Tax Credit 
is a non-refundable tax credit of 6.5 percent of 
qualifying research expenditures on in-house and 
contractual research and development performed 
in Illinois. As with all other states, Illinois’ tax 
credit uses the federal definition to determine 
qualifying research expenditures. Businesses 
calculate their credit based on their average 
expenditure on research and development for the 
latest three tax years.

U.S. Small Business Association (SBA)
With local banks, the SBA provides a number 
of guaranteed loan programs for existing and 
startup businesses. Its 7(a) Micro- Loan Program 
in particular provides guaranteed financing 
for working capital, equipment, fixtures/
furnishings, land/building improvements, and 
debt refinancing. Near-term smaller loans of up to 
$35,000 for working capital, inventory purchase 
and building improvements are available through 
the Micro-Loan Program.

Business Plan Competitions
Generating incremental business growth on 
East Main Street will depend on identifying and 
recruiting entrepreneurs who may be ready to 
expand or reposition an existing East Main Street 
business or open a new business venture within 
the Corridor. A business plan competition with a 

start-up funding award would help bring forward 
new ventures. Annual business plan competitions 
can be useful and effective tools for helping 
existing business owners develop skills and increase 
sales and/or efficiency. It has been found to be 
particularly effective when each year’s competition 
focuses on a specific challenge, such as adding a 
new product line, developing an online storefront, 
or adding a new distribution channel. 

Foundations 
One or more local foundations may be interested 
in playing a role in further developing business 
development solutions such as a community 
commercial kitchen, a design and engineering 
business incubator, arts collaborative, or a small-
scaled manufacturing and job training initiative.

Federal Historic Preservation Tax Credit
Commercial and income-producing buildings 
listed in the National Register are eligible to 
receive the Federal Historic Preservation Tax 
Credit, which can be a significant incentive in 
facilitating the rehabilitation and adaptive use of 
some of the Corridor’s more significant historic 
resources. Residential buildings within National 
Register districts also qualify for the Illinois 
Property Tax Assessment Freeze program, which 
allows a homeowner to take an eight-year tax 
assessment freeze for a qualified rehabilitation of 
the property.
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12.7 - Other Recommendations

Zoning Changes
As identified in the Corridor Plan narrative, 
several development focus area concepts will 
require a zoning change in relation to permitted 
land uses. For example, some areas currently 
zoned R2 - Residential are recommended to be 
rezoned as B2 - Business. However, the most 
effective zoning changes can be accomplished by 
first partnering with a private developer as the 
illustrative concepts in this Plan are conceptual 
and actual redevelopment plans will vary as 
developers plan redevelopment projects according 
to changing market conditions and detailed site 
constraints.

It should be noted that development concepts 
presented in this Corridor Plan were designed 
to meet current zoning requirements related to 
height, lot area, and parking; in other words, 
current zoning and site requirements (with 
the exception of permitted land uses) would not 
impede the development of focus areas or the 
rehabilitation of existing properties. Implementing 
zoning changes to accommodate the preferred 
land use mix could be accomplished by changing 
land use district classifications. Additionally, 
the use of Planned Unit Developments is 
highly recommended, especially for focus area 
redevelopments in the Campus Character Zone 
that recommend a mix of land uses with shared 
parking and greenspaces.  

Revisit Comprehensive Plan
It has been over eight years since the City of 
Danville has updated the its Comprehensive  
Plan. Its is recommended that the City revisit and 
update the City of Danville Comprehensive Plan
and use the update as an advocacy document 
to encourage the adoption of planning and 
development policies at the local, regional, and 
state levels that support and facilitate the Plan’s 
goals and objectives.

Zoning Overlays
A zoning overlay with specific design standards 
that address particular development design 
issues could be considered in particular areas, 
especially in the Campus Character Zone where 
commercial and residential redevelopment is 
suggested as the future land use direction on 
focus area development sites. A zoning overlay 
can help ensure that new development would be 
compatible in scale, height, massing, and materials 
with surrounding buildings and land uses. 

Conservation District
A conservation district is a zoning tool used in 
many communities across the country to help 
maintain a traditional neighborhood’s physical 
and visual character, as well as protect its housing 
stock from unnecessary demolition or by 
demolition by neglect. Compatible design between 
existing and new construction is also an important 
objective of a conservation district. Conservation 
districts are usually established as an overlay to 
existing zoning and a basic set of design guidelines 
created to conduct administrative design review 
for infill development and existing building 
rehabilitation. The review could also be tied to a 
housing rehabilitation incentive program.

Form-Based Code
An alternate approach to consider to conventional
zoning is a form-based code, which serves the same
function as standard zoning and design guidelines 
but more specifically defines the desired physical 
form and character of buildings and the public 
realm. Other key features of form-based codes 
include build-to lines, height minimums and 
maximums, architectural requirements, parking 
setbacks, and streetscape and signage standards. 
A form-based code may be useful for the Campus 
Character Zone where a consolidation of 
commercial and residential uses is recommended 
and more compact, pedestrian development is 
desired.
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Design Guidelines
Beyond zoning changes, the Corridor Plan
suggests the development of design guidelines for 
East Main Street and its adjacent neighborhoods 
where certain levels of property and site 
improvements are recommended. New design 
guidelines could provide information to property 
and business owners on best practices and 
procedures for façade improvements, signage, 
and site and landscape enhancements, especially 
for commercial buildings located at commercial 
nodes. Additional information on topics related 
to energy efficiency and sustainable design 
for existing and new buildings should also be 
incorporated. Design guidelines could be tied to 
an incentive program where some form of design 
review is required for an applicant to receive a 
grant or loan for property improvements.

Design Guideline Recommendations  
for Commercial Properties
In order to enhance the overall physical character 
and economic viability of the East Main 
Street Corridor, a number of sites have been 
identified for new commercial development or 
rehabilitation. Design guidelines or standards 
should be developed to encourage development 
proposals that strive for high-quality design and 
should address the following:

New Building Design:  

• New commercial buildings should enhance 
the pedestrian experience with consistent 
“street-walls”, interconnected streets/
driveways, glass storefronts, and sidewalks. 
Buildings should be oriented towards the 
street with main entrances and/or windows 
facing the primary roadway. 
 

• New buildings should hold the corners of 
intersections where possible to enhance the 
pedestrian-orientation of commercial nodes. 
Single-story commercial buildings along 
East Main Street should be at least 15 feet in 
height. 

• Buildings should be designed to reduce 
perceived height and bulk by dividing the 
building mass into smaller-scale components. 
Similar design linkages could include placing 
window lines, belt courses, and other 
horizontal elements in a pattern that reflects 
the same elements of neighboring buildings.  

• A range of architectural styles is preferred, 
however, all buildings should be designed 
with common elements including: glass 
storefronts; clearly defined entrances; sign 
bands and awnings; upper floor windows; 
and decorative cornices and parapets. In 
addition, monotony of design in multiple 
building developments with repetitive units 
are discouraged. Variation of detail, form, 
and siting shall be used to provide interest. 
Buildings of the same design or exterior 
elevation are discouraged on adjacent lots. 
Interesting architectural details and features 
are preferred to provide layers of interest and 
variety for pedestrians and motorists. 

• Architectural design should articulate and 
enhance buildings, especially those at street 
corners because of their prominence and 
visibility. Where appropriate, features such as 
a cupola, atrium, clock-tower, and/or varying 
roof-lines could be considered to add visual 
interest.  
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• Variations in roof-lines are encouraged to 
add interest to and reduce the mass of large 
buildings. 

• Solid, windowless walls are discouraged, 
unless necessary to the function of the 
building. In such a case, a solid, windowless 
wall shall incorporate awnings, display 
windows, material and color variations, 
arches, murals, high quality graphics, 
landscaping and/or other elements that reduce 
the building’s scale and add visual interest. 

• Building entrances should be designed so that 
doorways and vestibules are easily seen and 
distinguished by tenant and use. 

• Rear building entrances and facades should 
be designed in a manner consistent with 
the front and side facades, especially when 
parking is located behind buildings.  

• Building projections, such as awnings, 
window bays, and terraces should be 
pedestrian-scale and proportional to the 
building facade and adjacent structures. 
Building awning design and colors should be 
consistent and complementary in color and 
style with the overall building façade and 
adjacent buildings. 

• Where possible, display windows should be 
installed on the sides of buildings adjacent 
to walks, plazas, outdoor cafes, and parking 
lots. Tinted or reflective storefront glass is 
discouraged. 

• Building entrances should be visible from 
the street, well-lit, and easily accessible. 
Architectural elements, canopies, and/or 
lighting are preferred to identify entrances. 

• Building-mounted lighting should be 
carefully integrated into the design/style of 
the building. 

Building Materials: 

• Buildings should be constructed of high 
quality materials such as brick, stone, and 
glass. Concrete block, metal, plywood, 
exterior finish insulation systems, unfinished 
pre-cast concrete, or poured-in-place concrete 
should not be used on building facades or on 
walls that are visible from streets, driveways, 
sidewalks, and/or parking areas.  

• At a minimum, 60 percent of the building 
facade shall be windows, doors, and 
fenestration. 

• Decorative block, synthetic stone, smooth/
textured synthetic plaster, metal, and wood 
trim should be used only for decorative accent 
purposes and limited in their use on building 
facades and visible walls. 

Building Colors: 

• Building color should be compatible with the 
area’s character and enhance the building’s 
visual character. 

• Neutral and natural colors should be used 
where possible, with contrasting colors 
acceptable for secondary or accent colors. 

• Primary, bright, or excessively brilliant colors 
are discouraged unless used sparingly for 
subtle trim accents. 

• Color schemes should be coordinated with 
neighboring buildings. 

• Colors for building walls and storefronts 
should be compatible for shops that occupy 
multiple-storefront buildings. The use of 
different colors to identify individual shops 
within a single structure is visually disruptive 
and can obscure the overall composition of 
the building’s facade. 
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Business and Site Signage: 

• Business signage should be simple and 
incorporated into a building’s architecture. 
The quality, size, and placement of signs 
should be considered in the design. 

• Signs should be constructed of high-quality, 
solid, and durable materials. 

• Sign colors and materials should be consistent 
with the colors and materials of the building. 

• Business signs should not obstruct or obscure 
significant architectural details or elements. 

• Sign lighting should be carefully considered 
in the building design. Back-lit panel signs are 
discouraged. If direct lighting is used, glare, 
brightness, visible hardware, and maintenance 
issues should be addressed. Strategically 
placed lamp fixtures that are compatible with 
the sign design and building architecture 
should be used for illuminated signs. 

• All signs placed on a site, including pylon 
signs, should be designed as part of a 
coordinated signage design theme regarding 
colors, images, and style. 

• Text on all signs shall be simple and easy to 
read.  

• To avoid visual clutter, redundant signage or 
multiple external signs should not be used. 

• Drive Thru Boards should be limited to one 
(1) per business and the board should not be 
more than forty square feet in area or six feet 
in height and should not be placed within 
twenty feet from a lot line.

Mechanical Equipment: 

• Mechanical units, whether on rooftops or in 
service/loading areas, and other equipment 
should be consolidated if possible and 
screened from view. 

• Screening should be at least as high as the 
equipment intended to be screened and 
chain link fencing, with or without slats, is 
discouraged. 

Parking/Service Areas:

• Parking and service areas should be located 
and designed to minimize interference 
with pedestrian circulation and sidewalk 
connections to surrounding neighborhoods. 

• Parking areas shall be buffered with 
landscaping, fencing, and/or architectural 
elements.  

• Service/loading areas shall be located as far as 
possible from primary entrances to buildings. 

• Loading, trash, and utility areas shall be 
enclosed and screened from street/driveway 
and sidewalk views. Screening materials shall 
complement materials used on the adjacent 
building and be effective in every season. 
Brick or decorative stone in combination 
with decorative fencing and landscaping is 
preferred. Loading, trash, and utility areas 
adjacent to a building shall be designed as an 
integral component of the building.  

• Outside storage of materials, equipment, 
or trucks shall be kept to a minimum and 
screened from views. 

• Sharing of loading, trash, and utility areas 
among businesses should be considered for 
ease of maintenance, to reduce land needed 
for such functions, and to improve the visual 
quality of the site. 

• Shared parking should be coordinated and 
signed appropriately to avoid user confusion. 
Where feasible, parking lots should be 
linked between sites to reduce the need for 
customers to access area roads to travel to 
adjacent stores and services.  
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Pedestrian Circulation: 

• Pedestrian circulation should encourage 
separate and distinct pathways that connect 
parking areas with building entrances. Clearly 
delineated crosswalks shall be provided when 
such pathways cross vehicular traffic lanes. 

Landscape: 

• Plants should be capable of withstanding the 
extremes of individual micro-climates, be 
nursery-grown, and be balled and bur-lapped. 

• Landscape treatment should be provided to 
enhance architectural features and provide 
shade.  

• Detention/retention ponds should be 
designed with a natural grading and planting 
theme, rather than a formal engineered 
appearance. 

• Plant material should be selected for 
structure, texture, color and for ultimate 
growth potential. Plants that are indigenous 
to the area and that will be hardy, harmonious 
to the design, and attractive should be used. 

• In locations where plants will be susceptible 
to injury by pedestrian or vehicular traffic, 
plants should be protected by appropriate 
curbs, tree guards, or other devices. 

• All parking lots should be designed with 
perimeter and island landscaping. Such 
plantings areas should be sufficient in size to 
provide visual breaks in the parking area and 
to allow for plant materials to grow. Sidewalks 
provided in parking lots to direct pedestrians 
to commercial frontages and storefronts 
should also include edge landscaping. 

• In areas where general planting will not 
prosper, other materials, such as fences, 
walls, and pavers should be used. Carefully 
selected plants should be combined with such 
materials where possible. 

• All required landscape areas not dedicated 
to trees, shrubs, or preservation of existing 
vegetation should be landscaped with grass, 
ground cover, or other landscape treatment, 
not including sand, rock, or pavement. 

• For each plant type associated with the 
landscape requirements, no single plant 
species should represent more than 40 percent 
of the total plantings. 

• Plant material should be installed so it relates 
to the natural environment and habitat 
in which it is placed. Native vegetation 
should be utilized in all instances unless site 
conditions or availability of species warrant 
the use of cultivars or similar materials 
compatible with the area. 

• The scale and nature of landscape material 
should be appropriate to the site and 
structures. For example, larger scaled 
buildings shall be complemented by larger 
scaled plants. Plant material should be 
selected for its form, texture, color, and 
concern for its ultimate growth. 

Foundation Plantings: 

• The foundation around each building should 
have a perimeter landscape that includes 
exposed concrete foundation wall screening. 

Paving: 

• Pavers should be of a high quality material 
such as clay or concrete. Paving materials 
should be compatible with other on-site 
materials. Asphalt and concrete are acceptable, 
but additional materials such as tile, brick, 
and stamped asphalt should be used where 
appropriate, such as walks within parking lots 
and outdoor dining areas. 

• Specialty paving materials should be used to 
identify building entries and seating areas. 

• Paving changes in color and texture are 
preferred to alert drivers to slow down where 
pedestrian walks cross auto circulation routes. 
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Design Guideline Recommendations  
for Residential Rehabilitation
In regards to residential properties throughout 
the East Main Street Corridor Study Area, design 
guidelines or standards should be developed to 
ensure appropriate rehabilitation of the Corridor’s 
existing homes. For residential rehabilitation 
projects, guidelines or standards should address: 

• Original windows and opening dimensions 
should be maintained whenever feasible. 
Changing or closing off window openings 
should be discouraged. 

• Original doors and door opening dimensions 
should be maintained whenever feasible. New 
doors should be located on the side or rear of 
a home. 

• Existing and original porch elements and 
materials should be retained. Modifying an 
original porch design or constructing a new 
porch where one previously did not exist 
should be discouraged.

• Existing and original trim work and 
ornamentation should be maintained and 
reinstalled if missing while removal should be 
discouraged. 

• Maintenance and repair original roof, 
dormers, and chimneys. 

• Skylights and antennas should be installed 
on a home’s rear facade rather than the front 
elevation. 

• Maintenance of existing gutters and 
downspouts should be encouraged. 

• Paint colors and schemes that are appropriate 
to the home’s architectural style should be 
encouraged. 

• Maintenance and repair of existing garages 
and driveway access should be encouraged. 
Constructing attached garages or installing 
new parking in front of a home should be 
discouraged. 

• Decks should be simply designed and located 
at the rear elevation so as not to be seen from 
the front elevation. 

• Ramps should respect and complement the 
home’s architectural style. 

• Fencing and walls should be compatible 
with the architectural style and setting of the 
house. Ideally, they should be located on the 
side of the house rather than the front. 

• Overall new additions should have minimal 
visual impact on an existing home and should 
be compatible with the original home’s 
architectural style, form and dimensions, 
building materials, and scale and massing, 
as well as be consistent with the historical 
development patterns of the site itself and the 
neighborhood at large. 
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Design Guideline Recommendations  
for Infill Residential
In regards to residential properties throughout 
the East Main Street Corridor Study Area, design 
guidelines or standards should be developed 
to ensure quality new construction to enhance 
the neighborhood’s overall design character 
and appearance. For infill residential projects, 
guidelines or standards should address:

• Architectural style and design should relate 
to the existing neighborhood context in its 
architectural style and overall design and 
should not significantly change the existing 
building character of the other buildings 
which surround it on the same or adjacent 
blocks. 

• Placement should be consistent and align 
with the prevailing building setbacks found 
along the block and oriented with the 
primary elevation and entrance facing the 
street. 

• Scale and massing should be consistent with 
the scale, massing, and height of typical 
architectural styles and building forms found 
within the block and neighborhood. 

• Materials should employ the same building 
materials that are typical of a particular 
architectural style. 

• Landscape and site should be designed to 
respect and incorporate significant site or 
landscape features such as mature trees and 
existing walking paths. 

Design guidelines or standards should be developed to ensure appropriate rehabilitation of the Corridor’s existing homes and quality new construction to enhance the neighborhood’s character



EAST MAIN STREET CORRIDOR PLAN

SECTION 12 - IMPLEMENTATION STRATEGY

182

12.8 - Implementation Sequence

Since implementing the East Main Street Corridor 
Plan will take time, setting clear priorities at the 
beginning will be critically important to achieving 
near-term goals and building momentum for 
undertaking more complex revitalization and 
redevelopment projects in the long-range. An 
implementation sequence that outlines specific 
priority initiatives is presented on the following 
pages. 
 
Economic and political conditions at the local, 
regional, state, and federal levels, along with the 
availability of outside project funding sources 
and financing, will influence the implementation 
time-line. Therefore, one significant challenge 
for the East Main Street Corridor is to begin 
implementation of the planning initiatives that 
will have greatest near-term impacts in generating 
reinvestment and shaping the Corridor’s image 
and performance.

Additionally, a well-coordinated effort at 
implementation between the public and private 
sectors will also be needed with respective roles 
and responsibilities between different entities 
clearly defined. The City of Danville will need 
to take important roles in the initial funding 
of certain implementation projects in order 
to facilitate private sector participation and 
involvement in East Main Street’s revitalization 
process. These funding needs may include the 
start-up of an East Main Street Venture Fund, a 
building improvement incentive, infrastructure 
improvements, and the design and engineering 
costs for urban design projects.       

The initial implementation step should be the 
identification of a corridor management entity 
and overall funding strategy for the East Main 
Street effort. Three options exist for this strategy: 
(1) the creation of a Land Bank Authority; (2) 
the creation of a Community Development 
Corporation; or (3) the assembly of a variety of 
individual funding sources, such as grants, capital 
improvement funds, MPO funds, etc. for the 
various projects. 

Other initial organizational steps should include: 

1. Establish a Corridor Action Committee 
to facilitate implementation, encourage 
stakeholder participation and facilitate 
business and real estate development activities.

2. Begin planning for marketing, special event, 
and promotional activities that can build a 
stronger Corridor brand image. 

The other implementation steps are presented on 
the following pages. As implementation of the 
East Main Street Corridor Plan progresses, the 
following ongoing tasks will be necessary:  

1. Continue to secure financing sources to fund 
infrastructure improvements, redevelopment 
initiatives, and marketing and business 
development initiatives. 

2. Update the Corridor Plan to account for 
changing conditions and opportunities.

3. Monitor private investment to determine the 
catalytic effects of initial public infrastructure 
investments and define the City’s role in 
developer and business recruitment. 
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Near-Term Projects  •  High Priority Entities/Agencies Primary Funding Cost Level

Create a Land Bank Authority

1. Determine if Land Bank Authority should be established as a public or private non-profit entity City of Danville City of Danville $

2. Underwrite the cost of salary for Land Bank Authority staff and the cost to purchase properties City of Danville City of Danville $

3. Acquire titles to vacant and abandoned properties within the East Main Street Corridor Study Area Land Bank Authority Land Bank Authority $

4. Re-use/dispose properties according to the decision-making matrix Land Bank Authority Land Bank Authority $

Establish a Community Development Corporation

1. Explore the potential of establishing a Community Development Corporation as a subsidiary of DACC City of Danville City of Danville $

2. Seek assistance and consultation in establishing a Community Development Corporation from the Local 
Initiatives Support Corporation (LISC) or other entities with experience in neighborhood revitalization

City of Danville City of Danville $

3. Establish a Board of Directors and hire an Executive Director City of Danville City of Danville $

Implement a Wayfinding and Signage Program

1. Explore partnerships with corridor businesses and institutions City of Danville, CDC City of Danville, CDC $

2. Complete design and engineering  for a wayfinding and signage system along East Main Street City of Danville, CDC City , CDC, TIF $

3. Secure necessary approvals from IDOT for elements located within the East Main Street right-of-way City, CDC, MPO City, CDC, MPO $

4. Explore funding partners and secure funding for construction and installation of wayfinding and signage City of Danville, CDC City of Danville, CDC $

5. Construct and install wayfinding and signage City of Danville, CDC City , CDC, TIF, CIP, EID $ $

East Main Street Pedestrian Crossings Project

1. Explore partnerships with corridor businesses and institutions City of Danville, CDC, MPO City of Danville, CDC, MPO $

2. Complete design and engineering plans for the East Main Street Pedestrian Crossings City, CDC, MPO, IDOT City, CDC, MPO, IDOT, TIF $

3. Secure necessary approvals from IDOT for the East Main Street Pedestrian Crossings City, CDC, MPO City, CDC, MPO $

4. Explore funding partners and secure funding for construction and installation of Pedestrian Crossings City of Danville, CDC, MPO City of Danville, CDC. MPO $

5. Construct and install the East Main Street Pedestrian Crossings City, CDC, MPO, IDOT City, CDC, MPO, IDOT, TIF, 
CIP, EID, Bonds, ITEP, ITAP $ $
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Near-Term Projects  •  High Priority Entities/Agencies Primary Funding Cost Level

Construct Memorial Parks

1. Explore partnership with property owner of parcel at northeast corner of East Main and Porter Streets City of Danville, CDC City of Danville, CDC $

2. Complete design/engineering for Memorial Park at the northeast corner of East Main and Porter Streets City of Danville, CDC City, CDC, TIF, CIP, EID $

3. Construct a Memorial Park at the northeast corner of East Main and Porter Streets City of Danville, CDC City, CDC, TIF, CIP, EID $ $

4. Explore partnership with property owner of parcel located at northeast corner of East Main and Kansas City of Danville, CDC City of Danville, CDC $

5. Complete design/engineering for Memorial Park at the northeast corner of East Main and Kansas City of Danville, CDC City, CDC, TIF, CIP, EID $

6. Construct a Memorial Park at the northeast corner of East Main Street and Kansas Avenue City of Danville, CDC City, CDC, TIF, CIP, EID $ $

7. Acquire the vacant property located at the northwest corner of East Main Street and Cronkhite Avenue City, CDC, Land Bank City, CDC, Land Bank $

8. Complete design/engineering for Memorial Park at the northwest corner of East Main and Cronkhite City of Danville, CDC City, CDC, TIF, CIP, EID $

9. Construct a Memorial Park at the northwest corner of East Main Street and Cronkhite Avenue City of Danville, CDC City, CDC, TIF, CIP, EID $ $

10. Complete design/engineering for a Memorial Park at the northeast corner of East Main and Iowa Streets City of Danville, CDC City, CDC, TIF, CIP, EID $

11. Construct a Memorial Park at the northeast corner of East Main and Iowa Streets City of Danville, CDC City, CDC, TIF, CIP, EID $ $

12. Acquire the residential property located at the northeast corner of East Main and State Streets City, CDC, Land Bank City, CDC, Land Bank $ $

13. Demolish the residence located at the northeast corner of East Main and State Streets City, CDC, Land Bank City, CDC, Land Bank $

14. Complete design/engineering for a Memorial Park at the northeast corner of East Main and State Streets City of Danville, CDC City, CDC, TIF, CIP, EID $

15. Construct a Memorial Park at the northeast corner of East Main and State Streets City of Danville, CDC City, CDC, TIF, CIP, EID $ $

16. Acquire the residential property located at the northeast corner of East Main and Nebraska Streets City, CDC, Land Bank City, CDC, Land Bank $ $

17. Demolish the residence located at the northeast corner of East Main and Nebraska Streets City, CDC, Land Bank City, CDC, Land Bank $

18. Complete design/engineering for a Memorial Park at the northeast corner of East Main and Nebraska City of Danville, CDC City, CDC, TIF, CIP, EID $

19. Construct a Memorial Park at the northeast corner of East Main and Nebraska Streets City of Danville, CDC City, CDC, TIF, CIP, EID $ $

20. Incorporate the construction of a Memorial Park into the redevelopment of residential properties  
located at the northeast corner of East Main and Griffin Streets

City of Danville, CDC City, CDC, TIF, CIP, EID $ $
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Near-Term Projects  •  High Priority Entities/Agencies Primary Funding Cost Level

Porter Street Commercial Node

1. Explore partnership with property owner of parcel at the northeast corner of East Main and Porter Streets City of Danville, CDC City of Danville, CDC $

2. Landscape parking lot / renovate façade of property located at northeast corner of East Main and Porter City of Danville, CDC City, CDC, TIF, EID $ $

3. Explore a partnership with Tee-Pak Credit Union City of Danville, CDC City of Danville, CDC $

4. Expand and landscape parking lot and explore facade renovations for the building north of Tee-Pak City of Danville, CDC City of Danville, CDC $

5. Partner with developer to redevelop property located along East Main between Bismark and Columbus City of Danville, CDC City of Danville, CDC $

6. Develop site design and building standards for redevelopment City of Danville, CDC City, CDC, TIF, EID $

7. Incorporate outdoor dining and Memorial Park into redevelopment between Bismark and Columbus City of Danville, CDC City, CDC, TIF, EID $ $

Edwards Street Commercial Node

1. Explore partnership with property owner of parcel located at the northwest corner of East Main and Griffin City of Danville, CDC City of Danville, CDC $

2. Landscape parking lot / renovate façade of property located at northwest corner of East Main and Griffin City of Danville, CDC City, CDC, TIF, EID $ $

3. Explore partnership with Family Dollar located at southeast corner of East Main and Edwards Streets City of Danville, CDC City of Danville, CDC $

4. Acquire and demolish, then rezone four properties east of Family Dollar from R2 to B2 City, CDC, Land Bank City, CDC, Land Bank $ $

5. Renovate Family Dollar façade and expand and landscape parking lot to the east City of Danville, CDC City, CDC, TIF, EID $ $

6. Explore partnership with Subway Restaurant located at southwest corner of East Main and Edwards City of Danville, CDC City of Danville, CDC $

7. Acquire and demolish, then rezone one property located south of Subway from R2 to B2 City, CDC, Land Bank City, CDC, Land Bank $ $

8. Renovate Subway Restaurant façade and expand and landscape parking lot to the south City of Danville, CDC City, CDC, TIF, EID $ $

9. Partner with developer to redevelop three properties along East Main between Crawford and Subway City of Danville, CDC City of Danville, CDC $

10. Acquire and demolish three properties west of Subway City, CDC, Land Bank City, CDC, Land Bank $ $

11. Develop site design and building standards for redevelopment City of Danville, CDC City, CDC, TIF, EID $

12. Incorporate outdoor dining area into redevelopment between Crawford Street and Subway Restaurant City of Danville, CDC City, CDC, TIF, EID $
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Near-Term Projects  •  Medium Priority Entities/Agencies Primary Funding Cost Level

Virginia Avenue Commercial Node

1. Acquire and demolish nine residential properties located at the northeast corner of East Main and Griffin City, CDC, Land Bank City, CDC, Land Bank $ $

2. Consolidate properties and rezone from R2-Residential to B2-Highway Business City, CDC, Land Bank City, CDC, Land Bank $

3. Develop site design and building standards for redevelopment City of Danville, CDC City, CDC, TIF, EID $

4. Partner with developer to redevelop property located at northeast corner of East Main and Griffin City of Danville, CDC City of Danville, CDC $

5. Incorporate outdoor dining / memorial park into development at northeast corner of East Main and Griffin City of Danville, CDC City, CDC, TIF, EID $ $

6. Acquire, demolish, and consolidate six properties located at northeast corner of East Main and Virginia City, CDC, Land Bank City, CDC, Land Bank $ $

7. Develop site design and building standards for redevelopment City of Danville, CDC City, CDC, TIF, EID $

8. Partner with developer to redevelop property located at northeast corner of East Main and Virginia City of Danville, CDC City of Danville, CDC $

9. Incorporate outdoor dining / memorial park into development at northeast corner of East Main and Virginia City of Danville, CDC City, CDC, TIF, EID $ $

Cannon Elementary School Campus Expansion

1. Explore a partnership with Danville School District No. 118 City of Danville, CDC City of Danville, CDC $

2. Acquire, demolish, and consolidate six residential properties between Cannon School and Crawford St. City, CDC, Land Bank City, CDC, Land Bank $ $

3. Complete design/engineering to expand and landscape the Cannon Elementary School Campus City, CDC, School District 118 City, CDC, School District 118 $

4. Explore funding partners and secure funding for construction costs City, CDC, School District 118 City, School District 118,  
CDC, TIF, CIP, CDBG $

5. Construct the landscape and site design for an expanded Cannon Elementary School Campus City, CDC, School District 118 City, School District 118,  
CDC, TIF, CIP, CDBG $ $

Daylight Koehn Creek Project

1. Acquire, demolish, and consolidate 22 properties between National, Nicklas, East Main, and Cannon City, CDC, Land Bank City, CDC, Land Bank $ $

2. Remove Williams Street between National and Nicklas and construct shared-use path in right-of-way City, CDC, MPO City, CDC, MPO, CIP, TIF $

3. Complete design/engineering to daylight and landscape Koehn Creek City of Danville, CDC City, CDC, CIP, LWCF $

4. Explore funding partners, secure funding for construction costs, and construct and landscape Koehn  
Creek daylighting between National Avenue, Nicklas Avenue, East Main Street, and Cannon Street

City of Danville, CDC City, CDC, CIP, TIF, EID, 
LWCF $ $ $
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Near-Term Projects  •  Medium Priority Entities/Agencies Primary Funding Cost Level

Nebraska Street Green Buffer

1. Explore a partnership with industrial uses located north of Cannon Street City of Danville, CDC City of Danville, CDC $

2. Acquire and demolish 16 properties between Nebraska Street and Pennsylvania Avenue City, CDC, Land Bank City, CDC, Land Bank $ $

3. Remove Williams Street between Nebraska Street and Pennsylvania Avenue City of Danville, MPO City, CDC, MPO, CIP, TIF $

4. Construct shared-use path and signage within the Williams Street right-of-way City, CDC, MPO City, CDC, MPO, CIP, TIF $

5. Dedicate land as a green buffer area City,  CDC, Land Bank City,  CDC, Land Bank, LWCF $

6. Enhance green buffer area with landscaping and stormwater management space City,  CDC, Land Bank City,  CDC, Land Bank, LWCF $

Industrial Buffer

1. Explore a partnership with industrial uses located north of Cannon and Griggs Streets City of Danville, CDC City of Danville, CDC $

2. Acquire/demolish 18 properties along north frontage of Cannon and Griggs between State and Nebraska City, CDC, Land Bank City, CDC, Land Bank $ $

3. Remove and vacate Nicklas Avenue right-of-way north of Cannon Street and cap off underground utilities City, CDC, MPO City, CDC, MPO, CIP, TIF $

4. Dedicate land as a green buffer area City,  CDC, Land Bank City,  CDC, Land Bank, LWCF $

5. Enhance green buffer area with landscaping and stormwater management space City,  CDC, Land Bank City,  CDC, Land Bank, LWCF $

7. Acquire/demolish 23 properties along north frontage of Cannon between Nebraska and Oregon City, CDC, Land Bank City, CDC, Land Bank $ $

8. Remove Cannon Street between Michigan and Oregon Avenues and cap off underground utilities City, CDC, MPO City, CDC, MPO, CIP, TIF $

9. Dedicate land as a green buffer area City,  CDC, Land Bank City,  CDC, Land Bank, LWCF $

10. Enhance green buffer area with landscaping and stormwater management space City,  CDC, Land Bank City,  CDC, Land Bank, LWCF $

Neighborhood Gardens

1. Acquire vacant corner properties in the Traditional Neighborhood Zone and dedicate them as  
neighborhood gardens

City, CDC, Land Bank City, CDC, Land Bank $

2. Test soils and complete design/engineering of neighborhood garden plots City, CDC, Land Bank City, CDC, Land Bank $

3. Construct and install neighborhood garden plots City, CDC, Land Bank City, CDC, Land Bank $
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Near-Term Projects  •  Low Priority Entities/Agencies Primary Funding Cost Level

Campus District Neighborhood

1. Explore a partnership with the Danville Area Community College City of Danville, CDC City of Danville, CDC $

2. Acquire and demolish 45 properties between Nicklas, Nebraska, East Main, and Williams City, CDC, Land Bank City, CDC, Land Bank $ $ $

3. Remove and vacate rights-of-way of Iowa, Illinois, Indiana, and Ohio between East Main and Williams City, CDC, MPO City, CDC, MPO, CIP, TIF $ $

4. Consolidate properties and develop site design and building standards for redevelopment City, CDC, Land Bank City, CDC, Land Bank, TIF $

5. Partner with developer to redevelop property and encourage rezoning to planned unit development City,  CDC, Land Bank City,  CDC, Land Bank $

6. Incorporate outdoor dining, memorial parks, and greenspace into redevelopment City of Danville, CDC City,  CDC, CIP, TIF $ $

East Main Street Medians

1. Work with IDOT regarding the installation of medians and conduct additional analyses to confirm options City, CDC, MPO, IDOT City, CDC, MPO, IDOT $

2. Explore partnerships with corridor businesses and institutions and discuss potential median sponsorships City, CDC, MPO City, CDC, MPO $

3. Complete design/engineering plans for medians along East Main Street from Bowman to Kansas City, CDC, MPO, IDOT City, CDC, MPO, IDOT, TIF $

4. Explore funding partners and secure funding for construction costs City, CDC, MPO City, CDC, MPO $

5. Construct medians along East Main Street from Bowman Avenue to Kansas Avenue City, CDC, MPO, IDOT City, CDC, MPO, IDOT, TIF, 
CIP, EID, Bonds, ITEP, ITAP $ $ $

Williams Street Multi-Modal Roadway

1. Explore partnerships with corridor businesses and institutions City, CDC, MPO City, CDC, MPO $

2. Complete design/engineering plans for a multi-modal roadway along Williams from Bowman to State City, CDC, MPO City, CDC, MPO, TIF $

3. Explore funding partners and secure funding for construction costs City, CDC, MPO City, CDC, MPO $

4. Construct a multi-modal roadway along Williams Street from Bowman to State City, CDC, MPO City, CDC, MPO, TIF, CIP,  
EID, Bonds, ITEP, ITAP $ $

Corridor Special Events

1. Explore partnerships with corridor businesses and institutions City of Danville, CDC City of Danville, CDC $

2. Schedule annual community garage sales, “clean and green” activities, outdoor concert series,  
outdoor film series, farmers’ markets and other festivals and events to take place along the Corridor.

City of Danville, CDC City of Danville, CDC $
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Near-Term Projects  •  Low Priority Entities/Agencies Primary Funding Cost Level

Neighborhood Activity Center

1. Explore a partnership with the Israel of God Church City of Danville, CDC City of Danville, CDC $

2. Acquire, demolish, and consolidate 11 properties between Tennessee, Delaware, Nevada, and Utah City, CDC, Land Bank City, CDC, Land Bank $ $

3. Complete design/engineering to landscape additional greenspace north of the Israel of God Church City, CDC, Land Bank City, CDC, CIP, LWCF $

4. Secure funding and construct the landscape and site design for additional greenspace north of the church City, CDC, Land Bank City, CDC, CIP, LWCF $ $

Utah Avenue Multi-Modal Roadway

1. Explore partnerships with corridor businesses and institutions City of Danville, CDC City of Danville, CDC $

2. Complete design/engineering for a multi-modal roadway along Utah Avenue City, CDC, MPO City, CDC, MPO, CIP $

3. Explore funding partners and secure funding for construction costs City, CDC, MPO City, CDC, MPO, CIP $

4. Construct the Utah Avenue Multi-Modal Roadway City,  CDC, MPO City, CDC, MPO, CIP,  
EID, Bonds, ITEP, ITAP $ $ $

Remove Minnesota Avenue and Expand Saints Synagogue Church Campus

1. Rezone properties located between Michigan, Oregon, Cannon and East Main as R-1 Low Density City, CDC, Land Bank City, CDC, Land Bank $

2. Transfer vacant lots along Michigan and Oregon to adjacent homeowners as additional side yards City, CDC, Land Bank City, CDC, Land Bank $

3. Acquire and demolish 25 properties along Minnesota Avenue City, CDC, Land Bank City, CDC, Land Bank $ $

4. Vacate alleys between Michigan and Oregon Avenues City, CDC, MPO City, CDC, MPO, CIP $

5. Transfer lots and alley rights-of-way to homeowners located along Michigan and Oregon as rear yards City, CDC, Land Bank, MPO City, CDC, Land Bank, MPO $

6. Remove Minnesota Avenue and cap off underground utilities City, CDC, MPO City, CDC, MPO, CIP $ $

7. Transfer portions of Minnesota right-of-way to homeowners along Michigan and Oregon as rear yards City, CDC, Land Bank, MPO City, CDC, Land Bank, MPO $

8. Acquire and demolish three properties along East Main Street between Minnesota and Oregon Avenue City, CDC, Land Bank City, CDC, Land Bank $

9. Transfer properties and portions of Minnesota right-of-way to Saints Synagogue Church City, CDC, Land Bank City, CDC, Land Bank $

10. Provide technical assistance to Saints Synagogue Church for new parking lot and landscaping design City, CDC, Land Bank City, CDC, Land Bank $

11. Explore partnership with Saints Synagogue Church to create Memorial Park at East Main and Michigan City of Danville, CDC City, CDC, CIP, TIF $ $
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Long-Range Projects Entities/Agencies Primary Funding Cost Level

Tilman Avenue Redevelopment

1. Explore a partnership with the Danville Area Community College City of Danville, CDC City of Danville, CDC $

2. Purchase, demolish, and consolidate 35 properties between Home, Meade Park, Bumgart, and East Main City, CDC, Land Bank City, CDC, Land Bank $ $

3. Rezone property to Planned Unit Development and develop site design and building standards City, CDC, Land Bank City, CDC, Land Bank, TIF $

4. Partner with developer to redevelop property between Home, Meade Park, Bumgart, and East Main City, CDC, Land Bank City, CDC, Land Bank $

5. Incorporate outdoor dining area, shared-use path, and campus “quad” area City of Danville, CDC City, CDC, TIF $ $

East Main Street Shared-Use Path

1. Explore partnerships with corridor businesses and institutions, including an easement along the  
DACC, VA Health Systems, and Meade Park properties

City, CDC, MPO City, CDC, MPO $

2. Complete design and engineering for a shared-use path along the south side of East Main Street City, CDC, MPO City, CDC, MPO, TIF, CIP $

3. Secure funding for construction costs and construct the East Main Shared-Use Path along DACC, VA Health 
Systems, and Meade Park frontages

City,  CDC, MPO City, CDC, MPO, CIP,  
EID, Bonds, ITEP, ITAP $ $ $

Oregon Avenue Multi-Modal Roadway

1. Explore partnerships with corridor businesses and institutions City, CDC, MPO City, CDC, MPO $

2. Complete design and engineering for a multi-modal roadway along Oregon Avenue City, CDC, MPO City, CDC, MPO, TIF, CIP $

3. Secure funding for construction costs and construct the Oregon Avenue Multi-Modal Roadway City,  CDC, MPO City, CDC, MPO, CIP,  
EID, Bonds, ITEP, ITAP $ $ $

Williams Street Shared-Use Path

1. Explore partnerships with corridor businesses and institutions City, CDC, MPO City, CDC, MPO $

2. Complete design and engineering for a shared-use path to replace Williams Street from State to Oregon City, CDC, MPO City, CDC, MPO, CIP $

3. Explore funding partners and secure funding for construction costs City, CDC, MPO City, CDC, MPO $

4. Close and remove Williams Street from State Street to Oregon Avenue and cap off underground utilities City, CDC, MPO City, CDC, MPO $

5. Construct the Williams Street Shared-Use Path within the Williams right-of-way from State to Oregon City,  CDC, MPO City, CDC, MPO, CIP,  
EID, Bonds, ITEP, ITAP $ $ $
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Long-Range Projects Entities/Agencies Primary Funding Cost Level

Open Space Expansion

1. Acquire, demolish, and consolidate 52 properties between Nicklas, Nebraska, Williams, and Cannon City, CDC, Land Bank City, CDC, Land Bank $ $ $

2. Remove and vacate rights-of-way of Iowa, Illinois, Indiana, and Ohio between East Main and Williams City, CDC, MPO City, CDC, MPO $ $

3. Dedicate land as open space and enhance with landscaping City, CDC, Land Bank City, CDC, CIP, LWCF, TIF $ $

4. Purchase, demolish, and consolidate 34 properties between State, National, East Main, and Griggs City, CDC, Land Bank City, CDC, Land Bank $ $

5. Remove and vacate rights-of-way of National and Nicklas and cap off underground utilities City, CDC, MPO City, CDC, MPO $ $

6. Dedicate land as open space and enhance with landscaping City, CDC, Land Bank City, CDC, CIP, LWCF, TIF $

Transition Residential Density

1. Rezone properties located between Pennsylvania, Oregon, Kansas and Daniel Street as R-1 Low Density City, CDC, Land Bank City, CDC, Land Bank $

1. Transfer vacant lots along Pennsylvania, Michigan, Oregon, and Kansas to adjacent homeowners City, CDC, Land Bank City, CDC, Land Bank $

2. Acquire and demolish properties along Wisconsin and California Avenues City, CDC, Land Bank City, CDC, Land Bank $ $

3. Vacate alleys between Pennsylvania and Kansas Avenues City, CDC, MPO City, CDC, MPO, CIP $

4. Transfer lots along Wisconsin and California and alley rights-of-way to homeowners located along 
Pennsylvania, Michigan, Oregon, and Kansas as additional rear yards

City, CDC, Land Bank, MPO City, CDC, Land Bank, MPO $

5. Remove Wisconsin and California Avenues and cap off underground utilities City, CDC, MPO City, CDC, MPO, CIP $ $

6. Transfer portions of Wisconsin and California Avenue rights-of-way to homeowners located along 
Pennsylvania, Michigan, Oregon, and Kansas Avenues as additional rear yards

City, CDC, Land Bank, MPO City, CDC, Land Bank, MPO $

Lake Street Redevelopment

1. Explore a partnership with the VA Health Facilities City of Danville, CDC City of Danville, CDC $

2. Acquire, demolish, and consolidate 55 properties between East Main, Lake, State and the VA campus City, CDC, Land Bank City, CDC, Land Bank $ $

3. Remove Lake Street and vacate right-of-way City, CDC, MPO City, CDC, MPO, CIP $

4. Rezone property to Planned Unit Development and develop site design and building standards City, CDC, Land Bank City, CDC, Land Bank, TIF $

5. Partner with developer to redevelop the property between East Main, Lake, State and the VA campus City, CDC, Land Bank City, CDC, Land Bank $

6. Incorporate greenspace such as “quads” into the redevelopment City of Danville, CDC City, CDC, TIF $ $
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 Section 13 - Public Process

13.1 - Overview

A fundamental component of any successful 
comprehensive planning process is community 
engagement. Employing a multi-layered 
public process enables the identification and 
establishment of shared priorities and civic 
character. It is important that this process achieve 
both a range of community involvement, and 
garner a deep understanding of the questions and 
concerns that arise.

Beyond information gathering, a robust, multi-
phased public process also plays an important role
in ensuring a smooth transition into 
implementation. Direct participation in the 
planning process - when community members are 
able to be seen and heard - fosters trust between 
neighbors, with elected officials responsible for 
enacting policy, and of the project itself. By 
bringing the community together to develop a 
shared vision for the East Main Street Corridor,
which also support a unified City of Danville, 
a target is established by which progress can be 
measured. Additionally, harnessing the energy and
excitement generated through public participation 
efforts is particularly essential during the early 
phases of a long-range planning effort because the 
tangible effects will only occur over time.

To achieve these goals, the public process for 
the East Main Street Corridor Plan utilized the 
following structures for engaging the community:

• Stakeholder Interviews - One on one, 
and small group meetings providing an 
opportunity for the consultant team to 
obtain the unique insight of key business and 
property owners, public agency representatives 
and elected officials. 

• Public Meetings - A series of community 
workshops for community members to meet 
the consultant team, share their thoughts, and 
listen to others. 

• Interactive Project Website - Dynamic 
participation tool that helps to reach a 
broader audience and provide for honest 
feedback. 

The results of these participation structures allow 
for a “triangulation of data” on common themes 
and ideas, which fed directly into the analyses 
presented throughout this report. A summary of 
key public process elements is presented on the 
following pages to provide a basic overview of the 
various efforts, and aggregate the common themes 
and ideas.

Public Outreach
In addition to outreach efforts by the City of 
Danville and various independent organizations, 
the consultant team prepared an interactive project 
website to directly engage and inform Danville 
resident’s about the planning effort, as well as 
meetings and events.

Project Website:
www.DanvilleEastMainCorridor.Mindmixer.com
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Community Workshops
Two dynamic, participatory public meetings 
were held throughout the course of this Corridor 
Plan effort. These Community Workshops were 
conducted at critical points in the planning 
process, allowing the project team to first gather 
input directly from the community, and then 
refine planning concepts and ideas based on 
their feedback. Key aspects of these Community 
Workshops have been summarized below:

• Community Workshop #1: August 28, 2014 
The first community workshop introduced 
the project team and planning process 
to the community, while providing an 
open forum to gather first hand thoughts 
and opinions about the East Main Street 
Corridor. The planning team presented a 
series of preliminary planning concepts to 
the community and allowed participants to 
“agree” or “disagree” with each concept by 
placing a green or red sticker on each exhibit.  

• Community Workshop #2: October 23, 2014 
The second community workshop reviewed 
refined planning strategies, and sought 
to educate the community on the fiscal 
aspects of implementation by conducting a 
participatory budgeting exercise.

Additional detail regarding each workshop can be 
found on the following pages of this Plan Report. 
The results of the exercises conducted during each 
of the workshops have been directly incorporated 
into this Plan’s findings.

Community Workshop #1: August 28, 2014
On the 28th of August 2014, a community 
workshop was held at Cannon Elementary 
School. Roughly 40 community members were 
in attendance. The workshop was comprised 
of various stations in which participants could 
provide their thoughts on certain topics, 
including:

• Station 1: Registration
• Station 2: Project Introduction
• Station 3: Transportation Issues
• Station 4: Market Analysis
• Station 5: Focus Areas
• Station 6: Character Zones
• Station 7: Urban Design

In addition to the August 28th workshop, two 
additional “mini-workshops” were conducted 
by City of Danville staff.  The first was held 
on October 1st, 2014 at the Veterans’ Affairs 
Facility. An additional 40 community members 
participated and provided feedback. The second 

was held on October 10th, 2014 at the Danville 
Area Community College where approximately 80 
community members participated and provided 
feedback. The results of the exercises presented at 
each station have been directly incorporated into 
the findings described throughout this report.

East Main Street 
Corridor Plan

JOIN THE CONVERSATION!

“Did you 
hear about 
East Main”

“WHAT DO 
YOU THINK?” Wednesday, August 27th 2014

6:00 - 8:00 pm
Cannon Elementary School
1202 East Main Street 

Join your neighbors and friends for a discussion about the future  
of the East Main Street area. The community workshop will focus on  
the street itself, area businesses, and the surrounding neighborhood. 

Share your ideas for improvements, new uses for vacant properties, the  
appearance of the area, and long-term revitalization and enhancement.

For more information, visit the project website at:  http://danvilleeastmaincorridor.mindmixer.com

Community Workshop #1 Flyer
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East Main Street Resident Survey
Community Workshop #1 participants’ responses 
to three proposed business development themes 
were overwhelmingly positive. The themes 
proposed were:

• Neighborhood Convenience
• Quality Used Apparel
• Startup Incubator

However, both at the workshop and in comments 
submitted through the resident shopper survey, 
participants were very circumspect about the real 
potential for business development on East Main 
Street. Their primary concern was crime and 
they see it as a barrier to business development 
and the reason some previous businesses have 
closed or moved. Several participants emphasized 
the importance of providing activities for kids, 
especially in the summer and after school, and 
that these uses should be incorporated into future 
development plans, including businesses that 
engage kids, such as arcades.

A short resident shopper survey was distributed by 
Oaklawn Neighborhood Association volunteers 
to approximately 75 households. The survey was 
also available at the August 28th Community 
Workshop #1. In total, about 50 surveys were 
completed.

The survey asked where residents shop for a 
representative sample of household goods or 
services, and what kinds of businesses they would 
like to see developed or recruited to East Main 
Street. Table 13.1 summarizes responses to 
the question, “Where did you last shop for the 
following items?” 

Among the overall findings, the following should 
be noted:

• East Main Street is an exceptionally strong 
competitor in the categories of Fast Food and 
Pharmacy purchases. Fifty percent or more of 
local household purchases are made locally. 

• East Main Street is a strong competitor for 
Grocery and Household Supplies purchases, 
with approximately 30% of purchases made 
within the neighborhood. 

• North Danville captures the greatest share of 
East Main Street household purchases across 
several categories, including Groceries (36%), 
Apparel (63%), Household Supplies (44%), 
and Sit-Down Restaurants (44%). 

• Downtown Danville (Towne Centre) is 
only competitive in the grocery category, at 
about 20% of East Main Street household 
purchases. 

• Some types of purchases are frequently made 
outside Danville, such as Apparel (20%) and 
Sit-Down Restaurant (16%). 

• Some types of purchases are almost never 
made by East Main Street households, such 
as Café and Used Merchandise, where 47% 
and 52%, respectively, report not buying the 
service or product. 

• Overall, very few purchases (0% to 4%) are 
made online. (Anecdotally, many East Main 
Street households do not use email or are not 
online.)

Based on responses to open-ended questions, 
shoppers report their most frequent purchases are 
at the following stores:

• Groceries: For people who buy groceries on 
East Main Street, about two-thirds report 
going to Ruler Foods. For people who buy 
groceries in North Danville, they report 
shopping at a mix of County Market (41%), 
Meijer (41%), and Walmart (18%). 

• Apparel: Most people report making their 
apparel purchases in North Danville. Kohls 
is the most common destination (40%), 
followed by Walmart (20%) and K-Mart 
(10%). 
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• Restaurant dining: Sit-down restaurant 
dining is most commonly purchased in 
North Danville. Specific restaurant choices 
were varied, though most were chains. They 
included: Montana Mike’s, Habachi, Red 
Lobster, Jocko’s, 5-Star, De Coral Buffet, 
Garfield’s, El Toro, La Potosina, and Village 
Garden. Montana Mike’s and Red Lobster 
were the two most frequently mentioned, at 
20% and 15%, respectively.

The shopper survey asked, “What types of 
businesses would you like to see come to East 
Main Street?” 

• The single most common response was 
“restaurants” or “sit-down restaurants”.  All 
told, about 50% of respondents mentioned 
restaurants generically, sit-down restaurants, 
or specific brands of restaurants, such as 
Panera, Pizza Hut, Applebee’s, etc. 

• The second most common answer was 
“hardware store”. About 36% of respondents 
mentioned hardware. 

• Other responses included specific retailers, 
such as Walmart, Target, or Dollar Tree, or 
they mentioned other categories of businesses, 
such as car wash, used merchandise or 
consignment stores, and apparel.

Table 13.1:  “Where Did You Last Shop for the Following Items”

Product Downtown / 
Towne Centre

East 
Danville

North 
Danville

Elsewhere 
in Danville

Outside 
Danville Online Don't buy

Groceries 20% 30% 36% 8% 6% 0% 0%

Apparel 0% 4% 63% 8% 20% 2% 4%

Cafe 4% 4% 22% 14% 8% 0% 47%

Household Supplies 10% 30% 44% 10% 4% 0% 2%

Restaurant - Fast Food 4% 50% 22% 20% 2% 0% 2%

Restaurant - Sit down 6% 10% 44% 20% 16% 0% 4%

Pharmacy 0% 55% 22% 16% 0% 2% 4%

Used Merchandise 4% 13% 6% 17% 4% 4% 52%
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Community Workshop #1Community Workshop #1

Community Workshop #2: October 23, 2014
The second Community Workshop was held 
on October 23rd, 2014 at the Danville Area 
Community College. Nearly 40 community 
members we in attendance for the event. The 
meeting began with a brief presentation of 
findings from the existing conditions phase of 
the project, and a summary of refined planning 
concepts for the Corridor. After the presentation, 
attendees were able to examine and provide 
feedback on the presented concepts. 

The Workshop also featured a “participatory 
budgeting” exercise in which participants were 
asked to prioritize projects that would require 
public funding by voting with play money. Each 
participant was given fifteen “Planning Dollars”, 
and was asked to spend their money on several 
preferred projects. Each of the 18 projects had 
a potential relative cost, requiring community 
members to match that cost in order to vote for it 
(i.e. a $$$ cost required 3 Planning Dollars). 

Community members generally supported all of 
the planning concepts presented. The votes were 
tallied after the workshop, the results are listed in 
Table 13.2.
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Community Workshop #2

Community Workshop #2

Table 13.2 - Participatory Budgeting Exercise Results

Project Name Potential 
Relative Cost

Planning 
Dollars 

Received

Number 
of Votes

Memorial Parks Project $1.00 $49.00 49

Wayfinding and Signage Project $1.00 $28.00 28

Pedestrian Crossings Project $1.00 $25.00 25

Cannon Elementary School Campus Project $2.00 $32.00 16

Daylight Koehn Creek Project $4.00 $61.00 15

Commercial Node Enhancements Project $2.00 $30.00 15

City Land Bank Authority $2.00 $30.00 15

Corridor Special Events $1.00 $15.00 15

Nebraska Street Green Buffer Project $2.00 $24.00 12

Industrial Areas Green Buffer Project $3.00 $34.00 11

Campus District Neighborhood $5.00 $55.00 11

East Main Street Medians Project $3.00 $28.00 9

Tilman Avenue Campus Redevelopment $4.00 $31.00 8

Williams Street Multi-Modal Roadway Project $2.00 $15.00 8

Neighborhood Activity Center Project $2.00 $14.00 7

Williams Street Shared-Use Path Project $4.00 $20.00 5

Lake Street Veteran Housing Campus $4.00 $19.00 5

Utah Avenue Multi-Modal Roadway Project $3.00 $10.00 3




