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PROJECT AREA
Located on the northeast side of Davenport, Iowa, at the intersection of Interstate 80 and Inter-

state 74, the approximately 264-acre project area is sited at a strategic community location. 

The project area serves as a community gateway from the Interstate 80 corridor. Generally, 

surrounding land uses include Interstate 80 and agricultural land to the north, single-family 

homes to the west, retail and commercial to the south, and Interstate 74 and single-family 

homes to the east.

As shown on Map 1, the majority of the planning area is currently zoned Planned Development 

District (PDD) with a few R-1 and A-1 parcels, and eight property owners control the majority of 

the properties. The entire project area falls within the Highway Corridor Overlay Zoning District. Current uses in the project area 

include a casino, automobile sales lot, apartments, retail, warehouse storage, senior living, and agriculture.

I. Introduction

Map 1. Project Area
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PROCESS
The planning process took place from July to October of 2017 and the City of Davenport Staff served as the project steering 

committee. Staff provided guidance throughout the planning process and approved all plans, drawings and recommendations. 

The steering committee reviewed draft plans two times throughout the project before deliverables were fi nalized.

Project Kick Off Meeting and Stakeholder Interviews – July 18, 2017
Vandewalle & Associates traveled to Davenport to meet with City Staff, City Offi cials and project stakeholders. During these 

meetings, stakeholders provided initial project input and suggestions. Property owners provided plans for their properties and 

future land uses and improvements were brainstormed. Additional stakeholder input was provided via teleconferences through-

out the planning process.

Draft Presentation – October 25, 2017
Vandewalle & Associates presented the draft Site 

Layout Plan, Pedestrian Circulation and Streetscape 

Concept, Public Street Network, Landscape Con-

cept, Wayfi nding Concept, Branding Concept, and 

Design Development Standards via a web confer-

ence. The steering committee provided feedback 

and asked questions during the meeting. After the 

presentation, Vandewalle & Associates fi nalized all 

drawings and summarized them into this document, 

Elmore Corners Plan.

Elmore Corridor
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As seen in Map 2, the Concept Plan establishes the planning and development vision for Elmore 

Corners in the context of adjacent neighborhoods and existing land uses. The map highlights 

proposed future land uses and public infrastructure. The illustration also identifi es important 

design issues to be considered for a successful development. These are explained further below 

and in the Design Development Standards section.II. Concept 
Plan

Map 2. Concept Plan
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Example Potential Future Development Uses

POTENTIAL FUTURE DEVELOPMENT
Future development should be a sustainable mix of land uses that are 

market feasible, serve current community needs, maximize tax base, and 

support the success of the Rhythm City Casino. Visual access from two 

interstate highways and traffi c generation from the casino create a strong 

market for retail. While the current retail market is in transition from “brick 

and mortar” to “on-line” shopping, future development around the casino 

should be tailored toward experiences and entertainment. Uses that com-

plement the casino should be encouraged in the northern planning area.

An opportunity exists to create a mixed-use neighborhood through a mas-

ter planned site located between Interstate 74 and Elmore Avenue. This 

area is suffi cient in size to develop retail, commercial, offi ce and residential 

development along a secondary street system. Lands between the senior 

housing project and Elmore Avenue should be a mix of commercial related 

to the casino and residential uses. This large block should be broken up 

with additional public streets to provide access into the site. Land uses 

along Jersey Ridge Road should decrease in scale, massing, and vehicu-

lar trip generation to create a transition in development intensity between 

the casino entertainment area and existing single-family neighborhoods to 

the west.

Along Elmore Avenue, north of the Pheasant Creek corridor, provides 

a natural break in land use and an opportunity to transition from strictly 

retail/commercial uses located along 53rd Street to a more integrated 

neighborhood. These sites should contain mixed-use buildings along El-

more Avenue and around the intersection of Elmore Avenue and Veterans 

Memorial Parkway. First fl oor commercial uses will maintain the Elmore 

Avenue commercial street edge while residential or offi ce above increases 

development density and tax base. The area between these mixed-use 

buildings and the proposed greenway is suitable for multi-family residential 

development. Density could be increased since the residents will have 

access to the greenway for alternative transportation to public streets.

Potential land uses are further explained in the following Site Layout Plan 

section of this document. 

THE CROSSING
The intersection of Elmore Avenue and Veterans Memorial Parkway will 

be a major community intersection in the near future. With the completion 

of Veterans Memorial Parkway construction, a new east/west corridor will 

run through Davenport, providing vehicles 

with a new transportation route. These auto-

mobile trips will create a commercial market 

at this intersection and along the parkway. 

The intersection also becomes an important 

wayfi nding point, identifying the Elmore Cor-

ners Entertainment District to the north and 

retail and commercial to the south.
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IMAGE IMPLEMENTATION ZONES
These areas along the interstate are highly visible and are often the 

fi rst image of Davenport for visitors. The quality of development along 

the corridor is important to best represent the City. For this reason, 

development within the area should be of high quality architecture 

and site design. Buildings should have four-sided architecture, 

meaning quality design and materials on all sides of the building. 

Sites should contain aesthetically pleasing landscaping and storm-

water management areas. Parking lots should be screened from the 

interstate and stormwater detention ponds should be naturalized in 

shape and landscaping. 

MISSISSIPPI RIVER GATEWAY CORRIDOR
The Image Implementation Zones fall within a larger initiative to unify 

the image of the Interstate 74 corridor under the Q2030 Regional 

Plan, specifi cally the I-74 Gateway Corridor, part of the Prosperous 

Economy theme/pillar. Projects that fall within this area should high-

light the community gateway through both high-quality architecture 

and community gateway signage. The region may work with the 

casino operators to use the blank casino walls to highlight region her-

itage, the Mississippi River, community events, etc. The space should 

be a lively welcome to visitors.

URBAN GREENWAY
A greenway system would provide numerous benefi ts to future 

residents and visitors of Elmore Corners. A greenway is a continu-

ous and linear natural open space with environmental, social and 

economic roles. The natural role is to provide animals with a natural 

habitat for nesting, migration and food sources. Greenways can also 

be used for storm water infi ltration and conveyance. The social role is 

to improve urban recreation opportunities, encourage community in-

teraction, and provide an alternative transportation mode. Greenways 

also have economic benefi ts by increasing land values. Businesses 

located near greenways highlight this feature as an employee amenity 

and greenways aid in workforce retention and attraction. The gre-

enway is proposed as a 100-foot wide corridor which will provide a 

buffer space between existing neighborhoods and new development. 

The public space can also be used to organize development by pro-

viding an off-street path accessible from new buildings. Urban Greenway

Example Image Implementation Zone

Mississippi Gateway Corridor



Page  6

NEIGHBORHOOD CONTEXT
Established single-family neighborhoods border the 

Elmore Corners planning area to the west. As develop-

ment occurs, design attention must be paid to building 

placement, massing, design, setbacks, and lighting to 

ensure future development does not negatively impact 

these neighborhoods. The proposed Urban Greenway 

along the western project boundary will provide a 

natural buffer between established and proposed 

neighborhoods.

STREETSCAPE AND WAYFINDING
The district public space image 

and signage will be as important 

as architecture in establishing a 

high-quality development. Public 

streets should contain decorative 

street lights, banners, and plantings. 

A consistent district wayfi nding 

system should be installed to direct 

visitors to destinations and activities. 

Example Wayfi nding Signage

Neighborhood Context
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The Site Layout Plan provides a vision for how Elmore Corners 

could develop to provide a community gateway development, 

maximize tax base, and create walkable and sustainable 

neighborhoods. The plan illustrates potential building massing, 

locations, and density, though actual development proposed by 

private developers will vary from this vision. The plan represents 

the steering committee desired development pattern.

In addition to future building locations, the Site Layout Plan also 

contains suggested marketable future land uses. This informa-

tion is provided by project sub areas for ease of describing po-

tential future development. The subareas are not intended to be 

branding names. These subareas are described in the following 

text and summarized on Map 4. Sub Areas on page 19.

III. Site Layout 
Plan
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Map 3. Site  Layout Plan
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ELMORE CORNERS ENTERTAINMENT DISTRICT 
Being adjacent to the Rhythm City Casino and 

highly visible from the junction of two interstate 

highways, this area has the market potential to be-

come a destination entertainment district. The area 

is envisioned as an active district providing visitors 

with numerous activities in a walkable environment. 

Future streets and walkways connect new devel-

opment to the casino entrance. Future uses could 

be a mix of entertainment anchor uses for people 

of all ages. Parking should be shared between 

uses to maximize developable area and minimize 

parking lots and distances between uses. Buildings 

near the casino may be able to share parking with 

the casino.

Potential uses could include:

• Hospitality

• Regional retail

• Sports arena

• Sports training facilities

• Sports entertainment

• Indoor activity center of children and/or adults

• Music venue

• Restaurants

• Brew pub/micro brewery

• Health and wellness facility

• Water park resort

Quality four-sided architectural standards and enhanced 

landscaping will be especially important within this area, since it 

is highly visible from the interstate highways and falls within the 

I-74 Gateway Corridor, as identifi ed in the Q2030 Regional Plan. 

Buildings in this area are anticipated to be one to fi ve stories in 

height. The site layout plan shows the following approximate 

square footage at one story for retail and fi ve stories for 

hospitality:

Retail/Commercial – 140,000 sf

Entertainment Anchors – 70,000 sf

Hospitality – 300 rooms
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MASTER PLANNED DEVELOPMENT 
This area provides an opportunity for a large-scale master 

planned development. With three property owners, the land 

may be developed jointly into a dense, mixed-use neigh-

borhood. Anchored by a destination retail use, the neigh-

borhood is envisioned to be urban in design with buildings 

located along new public streets providing pedestrians with 

an enjoyable and walkable connection between uses. First 

fl oor buildings should be commercial with offi ce and resi-

dential on above fl oors. An area along Interstate 74 should 

be reserved for offi ce sites providing employers with great 

highway visibility.

Potential uses may include: 

• Mixed-use buildings with retail or services on ground 

fl oors and residential or offi ces above

• Retail - destination branded, i.e. “Shops at Elmore 

Corners”

• Restaurants

• Anchor retail – potential grocery store

• Offi ce sites along Interstate 74 and Veteran’s Memorial 

Parkway

• Structured parking to achieve critical density to create 

a walkable district

Surface parking lots could be initially constructed and 

be phased into structured parking as the site densifi es. 

Buildings in this area are anticipated to be one to four 

stories in height. The site layout plan shows the following 

approximate square footage/residential units at three stories 

for offi ce and mixed-use buildings and one story for the 

anchor retail:

Retail/Commercial – 290,000 sf

Anchor Retail – 95,000 sf

Offi ce – 350,000 sf

Residential – 450 units
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ELMORE CORNERS MIXED-USE 
NEIGHBORHOOD 
This area, located between the Rhythm City Casino and 

senior housing along Veterans Memorial Parkway, should be 

developed into a residential neighborhood with commercial 

along the major streets. A future public street connecting the 

casino entrance to Veterans Memorial Parkway extends the 

commercial market from the Elmore Avenue/Veterans Memo-

rial Parkway intersection west to the two new intersections. 

Mixed-use buildings are suggested along the primary streets 

to serve both district visitors, neighborhood residents, and 

citizens commuting along Veterans Memorial Parkway. These 

buildings provide excellent ground fl oor spaces for local retail-

ers and service providers. 

Residential is envisioned as the primary land use west of the 

casino and proposed north/south street. Future development 

could be a combination of multi-family housing and an expan-

sion of the senior housing development. All buildings should 

have trail access to the greenway. The proposed north/south 

public street also provides a controlled crossing of Veterans 

Memorial Parkway, connecting the greenway across the 

street. Buildings in this area are anticipated to be three to 

four stories in height. The site layout plan shows the following 

approximate square footage/residential units at three stories:

Retail/Commercial – 140,000 sf

Senior Housing – 150,000 to 200,000 sf 

Residential – 1,100 units
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NORTH END 
This area, located between Jersey Ridge Road and Rhythm City 

Casino, has excellent visibility from Interstate 80. While retail may 

not be suitable due to distance away from the intersection of 

Elmore Avenue and Veterans Memorial Parkway, the area may 

be attractive for companies to locate an offi ce or headquarters. 

The master plan shows a large offi ce building along the inter-

state with smaller offi ce sites to the south, along Elmore Avenue. 

A small business offi ce park could be established providing em-

ployees with access to retail and commercial, as well as, nearby 

housing. Users are anticipated to be in the 10,000 to 40,000 sf 

range, providing owner occupied opportunities.

The eastern edge of the area may be developed with a casi-

no-related destination use such as an entertainment facility, 

arena, or indoor/outdoor water park which would generate traffi c 

and provide market for support retail or restaurants. A destina-

tion use could utilize existing parking lots at the casino to reduce 

the need for additional paved area. A pedestrian connection 

should be constructed between this area, the casino, and the 

Elmore Corners Entertainment District. The connection could 

also extend to the west connecting offi ce and commercial uses 

to the greenway.

Buildings in this area are anticipated to be one to four stories 

in height, though a corporate user along the interstate may be 

taller. Offi ce buildings on the west end should be one to two 

stories to transition to the existing single-family neighborhood to 

the west. The site layout plan shows the following approximate 

square footage at three stories for offi ce use and one story for 

retail and casino-related destination uses:

Retail/Commercial – 25,000 sf

Offi ce – 420,000 sf

Casino-Related Destination – 60,000 to 120,000 sf
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ELMORE CORRIDOR 
Uses along Elmore Avenue are currently retail and commercial. As 

Elmore Corners develops into a sustainable neighborhood with a mix 

of uses, this area should be reserved for mixed-use buildings along 

Elmore Avenue and multi-family residential to the west. Mixed-use 

buildings may contain retail, commercial, or service uses on the 

ground fl oors with parking to the rear of buildings. Above fl oors 

may be residential or offi ce. All buildings have walkway connections 

to both sidewalks along Elmore Avenue and the pathway in the 

proposed Urban Greenway. The latter offers an alternative transpor-

tation route, exercise area, and access to the natural environment.

This plan recommends removing the berm, located along the west-

ern edge of Elmore Avenue, across from Davenport Commons com-

mercial development. This will allow future buildings along the street 

to have commercial ground fl oor uses. If the berm remains, then the 

uses on the site would be residential as the berm would block views 

of commercial properties. Buildings in this area are anticipated to be 

three to four stories in height. The site layout plan shows the follow-

ing approximate square footage/residential units at three stories: 

Retail/Commercial – 100,000 sf

Residential – 600 units
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RETAIL INFILL 
The fi nal area of the Elmore Corners Plan is the out-lot sites along 

Elmore Avenue within Davenport Commons. These sites will most 

likely remain as sites for retail, commercial, service, or restaurants. 

Parking is encouraged to the rear to maintain a building face 

streetscape along Elmore Avenue. Locating the buildings near the 

public street will also announce Davenport Commons for visitors.

Buildings in this area are anticipated to be one to two story. The 

site layout plan shows the following approximate square footage 

at one story: 

Retail/Commercial – 26,000 sf

The development areas and projects identifi ed within the Site 

Layout Plan are not dependent upon each other to develop. Each 

project can stand on its own and could be a separate developer 

and/or phase.
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Map 4. Sub Areas
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CIRCULATION
Maps 5 & 6 illustrate the circulation vision for Elmore Corners. Map 5 highlights public street types, while Map 6 illustrated 

pedestrian circulation and streetscape areas.

Map 5. Public Streets
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AUTOMOBILE CIRCULATION 
The planning area contains two existing public streets, Elmore Av-

enue running north/south and Veterans Memorial Parkway running 

east/west. During this planning process, Veterans Memorial Parkway 

was under construction within the planning area. These streets are 

designated as Primary Streets on Map 5. Both streets are four-

lane streets with two travel lanes in each direction and no on-street 

parking. To reduce traffi c on these two streets, better connect future 

uses, reduce block size, and provide pedestrian scale streets, addi-

tional public streets are proposed. These streets are designated as 

Secondary Streets. These streets allow access into the existing large 

blocks, which can increase development intensity and tax base. Sec-

ondary streets should have parking on both sides to serve commer-

cial and residential uses, as well as, calm traffi c speeds. Terraces in 

these areas should be considered for stormwater management in the 

form of stormwater planters and rain gardens.

Figure 1 provides a streetscape vision for Elmore Avenue. The street 

section north of Veterans Memorial Parkway contains a median, 

allowing for landscaping. This space could be a combination of climax trees to provide street shade, ornamental trees to provide 

spring and fall interest, native grasses to provide fauna habitat, and potentially rain gardens to collect and infi ltrate street storm-

water runoff. The medians may also contain street lights to illuminate the road surface. Median street lights are often found in 

special districts, highlighting the unique Entertainment District. These tall-mast lights should contain large banners celebrating 

the Entertainment District and special events. Terraces are proposed as turf grass with shade trees and space for wayfi nding. 

Figure 1. Elmore Avenue Street Sections
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Map 6. Pedestrian Circulation & Streetscape Concept

BICYCLE/PEDESTRIAN CIRCULATION 
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BICYCLE/PEDESTRIAN CIRCULATION 
The existing two public streets both contain a sidewalk on one side 

and a bicycle/pedestrian path on the other side, providing non-motor-

ized circulation options within the planning area. In addition to these 

facilities, sidewalks are proposed on future streets and a path is pro-

posed within the Urban Greenway, creating a connected pedestrian 

network. Map 6 illustrates locations for enhanced streetscape areas 

to create Walkable Streets. These spaces are along secondary streets 

and have urban cross sections with combined, paved sidewalks and 

terraces. Figure 2 illustrates a typical street section for these pedes-

trian streets. The drawing highlights pedestrian scale street lights to 

illuminate sidewalks, planters, and banners to announce events or 

destinations. Buildings in these areas are encouraged to interact with 

the public streetscape by providing outdoor seating and entryways 

that integrate into the public rights-of-way. Map 6 also suggests loca-

tion for a wayfi nding system, which is explained in the next document 

section. 

Figure 2. Pedestrian Street Section
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LOGO
The City created a logo to brand and celebrate the Elmore Corners district. The logo is a graph-

ic representation of an energetic new destination with a range of amenities to attract visitors and 

serve residents. The following describes the logo design in more detail.

• The four quadrants and the white lines that defi ne them represent 

the urban corners created by the intersection of two arteries—

Elmore Avenue and Veterans Memorial Parkway. The lines are offset 

to add a dynamic quality

• The upper left corner shows a shopping bag representing retail 

services

• Upper right bears a fork & spoon representing food and dining—

suggesting this is a family-friendly place to spend time, and more 

than a one-stop destination

• The lower two quadrants show a rolling topography representing 

the nearby greenspace and path amenities available, and 

suggesting this will be an attractive place that integrates into its 

environment. The curving line is also refl ective of the casino roof

• Colors were chosen to be fresh and modern while relating to 

food, nature, and quality built environments. Specifi cally, berry and 

pumpkin evoke appetite and foodstuffs; green evokes healthful 

foods and nature; and terra cotta suggests earth and brick. The 

split-complementary color scheme (berry-orange-green) adds pop 

and vibrancy

IV. Branding 
Concept
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SIGNAGE
A wayfi nding package was developed to celebrate Elmore Corners and direct visitors to destinations. These series of signs 

identify both the district and destinations within the area. 

Gateway Sign

This monument sign is proposed at the intersection of E. 53rd 

Street and Elmore Avenue to announce the district to the north. 

The design takes design cues from the Rhythm City Casino. The 

base is proposed to have stone matching the casino building 

base material. The top is a curved metal band similar to the casino 

roofl ine. The sign materials are primarily stone and metal to refl ect 

the modern Elmore Corners District.

Entertainment District Sign

This monument sign is proposed at the intersection of Veterans 

Memorial Parkway and Elmore Avenue to announce the proposed 

entertainment district around the casino. The design takes further 

design cues from the Rhythm City Casino. The left half contains 

a stone base and curved metal top, similar to the gateway sign, 

though a band of neon light highlights this curve. The right side 

of the sign is a pillar of similar materials with the district logo and 

bands of neon light, matching the casino entrance.

Secondary Sign

Due to the large size of the Elmore Corners District, additional 

identifi cation signs are recommended throughout the area. These 

smaller, columnar signs should be located at entryways from all 

directions along Elmore Avenue and Veterans Memorial Parkway. 

The design uses similar materials to the other gateway signs.

Directional Sign

The fi nal sign type within the wayfi nding package is a pole mount-

ed metal sign directing visitors to specifi c destination within the 

district. The sign contains the district logo and a list of destinations 

with arrows pointing the travel direction. Examples of potential 

destinations may be buildings such as the Rhythm City Casino, 

wellness center, or water park resort, or may be a larger develop-

ment project such as a shopping destination or business park.
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BUILDING DESIGN GUIDELINES 

BUILDING COMPOSITION

Guideline: Buildings shall be of a quality design that contribute to the Elmore Corners 

destination appearance. 

Base, Middle, Top

Building facades shall be composed to defi ne base, middle and top elements. The base of the building anchors it to the ground 

and is the interface between the building and people. This element shall be the most articulated. The transition between the 

middle of the building and the base and top shall be varied by use of materials, composition, repetition or ornamental features. 

The top terminates the building against the sky and provides an opportunity to create an interesting silhouette.

Rhythm

Rhythm refers to the regular or harmonious recurrence of 

building elements. Rhythmic elements need not be boring, 

but can provide the visual “glue” that links together various 

buildings on a street. These patterns commonly refl ect the 

building’s repetitive structural bays, often with the end bays 

given special identity. This articulation of the facade helps 

provide scale by comprising the facade into smaller visual 

parts. The variation of rhythm from building to building reaf-

fi rms the individuality of each building, while the recurrence 

of an overall rhythm helps unify the facade. The building’s 

structural column lines shall in some way be evident or 

expressed on its facade.

Scale

In general, distinctive compositional elements of buildings 

(entries, structural bays, roof elements, windows) shall be 

distinguishable from both near and far distances. The size 

and shape of these elements shall give the building scale 

to relate to pedestrians as well as surrounding buildings. 

Special attention shall be paid to overall building height and 

massing in order to maintain a scale and character compat-

ible with the area.

Massing

Large buildings shall be comprised of a hierarchy of masses 

and forms to give the building a more human scale and 

visual richness. Techniques include using designed recess-

es or projections, creating distinct building components, 

and varying occasional roof forms according to individual 

building components. However, excessive use of changes 

in form can create a decidedly confused street façade and 

disharmony.

V. Design 
Development 

Standards
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Proportion

Building massing and components shall demonstrate consistent proportional harmonies. Typically, pedestrian friendly streets 

have building elements that rely more on vertically proportioned elements than horizontally proportioned elements. While no ar-

chitectural rule is always valid, the use of vertically proportioned facade components seems to offer a traditionally street-friendly 

composition (regardless of specifi c architectural styles). The use of proportion is intended to provide a sense of visual harmony 

among elements of a building.

Architectural Form

• Buildings shall be designed to create a pedestrian friendly and scale neighborhood  

• Buildings shall be primarily rectangular in form and sited parallel to public streets

• Buildings are encouraged to have a mix of tenants and uses

• Entrances shall be provided at public streets and on parking sides  

• Connect building entrances to public sidewalks and pedestrian pathways  

• Articulate building shapes with window bays, cornices, parapets, and towers  

• Buildings shall have primarily fl at roofs with varied or 

broken lines

• Roof mechanicals shall be screened

• Locate service areas away from public streets and 

provide architectural screening

• Drive through facilities shall be located on rear building 

façades as to not dominate the streetscape

• Modify franchise architecture to fi t the desired Elmore 

Corners character

Inappropriate Design

• Flat, massive, monolithic geometric shapes

• Plain, undersigned buildings with large blank spaces

• Small buildings with single occupants

• Gabled, hipped, or steeply pitched roofs

• Large, monotonous roof forms

• Visible building mechanicals

• Faux-historic buildings

Building Composition
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BUILDING FAÇADE

Guideline: Buildings shall have varied facades composed of high quality lasting materials. 

• Façades shall be articulated on all sides to provide visual interest.

• Break up façades and create visual interest and pedestrian scale by: 

 ◦ Varying materials and colors

 ◦ Varying façade vertical and horizontal setbacks

 ◦ Incorporate architectural reveals or fl oor step backs

 ◦ Vary window styles and moldings

 ◦ Design enhanced architectural details on the ground level

• Façades on multiple-tenant buildings shall be broken into design elements that refl ect individual tenant spaces through 

vertical façade plain staggering, window/door groupings, and awnings

• Differentiate ground and above fl oors through 

horizontal banding, signage bands, and windows

• First fl oor façades shall be transparent to allow retail 

uses to interact with the street and parking-side 

entrances

• Commercial and retail façades shall have at least 

40% transparency on the street façade

• Secondary façades that do not face the public street 

or parking areas are encouraged to have transparent 

windows. If this is not possible, then façades shall 

contain architectural features that provide interest

• Building at corners shall contain interesting 

architectural features that address the corner such 

as towers, entrances, and metal or cloth awnings

• Identify building entrances through permanent 

awnings, overhangs, or signage

Inappropriate Façade Treatment

• Large unarticulated wall planes

• Large expanses of walls without windows

• Projecting wall-mounted mechanical units

• Vinyl awnings

• Buildings with no pedestrian scale or defi ned 

entryways

Example Facade Design
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Materials

• High quality materials shall be installed on buildings to promote Elmore Corners

• Long lasting materials such as brick and stone shall be used to withstand weather and provide a feeling of permanence

• Primary building materials shall be natural stone, masonry, brick, and glass and be of natural earth tone colors

• Secondary materials such as decorative metal, wood, stucco, and cement board may be incorporated

• Using a mix of materials is recommended to create visual diversity on the building façade

• Enrichment of the pedestrian realm requires building materials at the street level to be of high quality: 

 ◦ These could include items such as brick, stone, decorative concrete masonry 

units, metal panel systems, or other creatively used high quality and durable 

building materials

 ◦ Decorative fi nished block systems can be used along the base of 

the buildings, and as an accent, but are not recommended as the 

dominant building material on the entire building

 ◦ Utility grade materials shall only be used on facades of the building 

not visible from publicly accessible areas

• Freestanding commercial structures shall be designed as four-sided 

architecture with fi nish grade materials used consistently on all façades:

 ◦ Recommended primary materials include brick, stone and glass

 ◦ Other materials such as precast concrete, decorative concrete 

block or decorative facade panels may be appropriate if properly 

detailed and integrated with the architecture

 ◦ Metal and fi nished wood may be used as accents, but shall not be 

the primary material for any façade

Inappropriate Materials

• Unfi nished exposed concrete block

• Large, unfi nished, pre-cast concrete panels

• Unfi nished poured-in-place concrete

• Corrugated metal, vinyl, or aluminum siding

• Plywood siding panels

• Exposed treated lumber

• EIFS as a primary material or 

located on the fi rst fl oor

• Windows

 ◦ Moderate to highly refl ective 

glazing

 ◦ Strongly colored or darkly-

tinted glazing

• Colors

 ◦ Predominant use of bright, 

high intensity colors

 ◦ Predominant use of metallic 

and neon colors 

Example Materials
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SETBACKS

Guideline: To provide a continuous street edge along the Elmore Corners District, buildings shall be sited within 

setback areas unless not possible due to affecting business operations. 

• Along Elmore Avenue and Veterans Memorial Parkway, 

the primary building façade shall be located within 20-

40 feet from the property line

• Along secondary streets, the primary building façade 

shall be located 0-10 feet from the property line

• To maintain an urban edge that is pedestrian friendly, 

areas adjacent to parking lots shall be screened with 

enhanced landscaping

Inappropriate

• Buildings set back over 40 feet from public streets

• Parking lots between public streets and the primary 

façade of a building
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DENSITY

Guideline: Develop land as densely as possible to increase tax base while providing adequate landscaping, 

stormwater management, and connections to public ways. 

• Development shall be designed to an urban density 

with minimal spaces between buildings 

• Install advanced stormwater management practices to 

increase density

• Density may increase through vertical mixed-use and 

shared parking arrangements
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SIGNAGE

Guideline: Signage shall function as a marketing device, complement building architecture and materials, and not 

dominate the site. All signs must meet City Sign Codes. 

Appropriate and attractively designed site signage is an important component of the overall aesthetic appeal of any commercial 

or mixed-use area. Good signage based on design and graphic quality is encouraged throughout Elmore Corners.  

• Business signage shall be wall mounted (projecting or fl at), monument 

(if located away from the building), and window, canopy or awning 

style

• Similar materials, colors and styles shall be used to ensure the 

signage is consistent with the building design

• Signs shall refl ect and enhance the nature and appeal of the retail and 

commercial experience and not be just a list of tenants

• Materials shall be of high quality to prevent premature weathering of 

the sign

• Signs shall fi t within and not overwhelm the architectural features of 

the buildings

• Signs shall harmonize with their surroundings in terms of size, shape, 

color, texture, and lighting so that they complement the character of 

the neighborhood

• Signs shall be professionally constructed using high quality materials 

such as metal, stone, tile, composites, brass/metal plated, hardwood, 

and glass

• The creative use of materials, lettering, and interesting use of graphics 

is allowed and encouraged if the signs work well and complement the 

overall building and street design

• Signs shall be designed with the purpose of promoting retail and 

street activity while enhancing the pedestrian experience

• Addresses shall be clearly visible from the public right-of-way

• The use of tastefully designed pedestrian scale directories is 

encouraged for multi-tenant buildings

• Monument signs shall contain a base and not be pole-mounted

• Monument signs shall contain landscaping at the base that will not 

grow to cover the sign message

• Lighting shall be designed carefully to avoid excessive glare or over 

illumination:

 ◦ Letters can be illuminated internally or externally  

 ◦ External lighting must be discreet and unobtrusive, and not shine 

outward into the pedestrian or driver vision path

 ◦ Fixtures shall be simple but attractive

 ◦ Lighting signs and letters shall be done in an attractive and subtle 

technique

 ◦ Individual letters that are backlit, halo-lit, reverse illumination 

channel letters, and neon are encouraged

Example Signage
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Inappropriate Signage

• Pole signs, billboard style wall-mounted and roof mounted signs are not allowed 

without special permission from the City Plan Commission

• Monument signs advertising individual businesses

• Tall mast signs

• Large temporary signs that impede pedestrian traffi c

• Infl atable signs

• Overly illuminated signs

• Unshielded sign light sources, allowing upward transmission of light

• LED, animated, fl ashing, blinking, and video signs

• Plastic box signs

• Generic, un-stylized signs

• Large temporary signage located in windows that reduces transparency

• Large-scale street-level signage the overwhelms the pedestrian environment

• Signage that obscures architectural details

• Glaring and directed spotlights that affects neighboring properties

ENTERTAINMENT 
DISTRICT SIGNAGE
Since the area around the Rhythm City Casino is 

planned for entertainment purposes, sign design and 

guidelines may be relaxed to create an exciting sense 

of place. Signs in this area may be taller along the 

interstate corridors, contain additional illumination, and 

may have moving components to advertise this district 

and its activities.  
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SITE DESIGN GUIDELINES 
PARKING LOTS - DESIGN AND LOCATION

Guideline: Parking lots shall be located behind buildings or interior of sites whenever possible and contain 

landscaping to buffer views from public ways. 

• Parking lots shall be designed to allow for ease of vehicular circulation 

and meet all parking lot requirements set in the City Zoning Code

• Locating parking lots at corners shall be avoided, when possible

• Safe pedestrian ways shall be provided between parking spaces and 

building entrances

• Canopy trees shall be planted at a minimum of every 12 parking stalls 

to reduce heat islands

• Edge landscaping shall be installed to screen parking lots from public 

streets

• Planting areas shall be incorporated into landscape islands and 

planting areas between parking bays

• Bio-swales and stormwater best management practices shall be 

used to collect and infi ltrate stormwater run off

• Parking lot lights shall be 18-25 feet in height along pedestrian ways 

and edges

• Tall pole lights may be installed in parking lot internal bays with a 

maximum height of 30 feet

• Site lighting along pedestrian walkways is encouraged in bollards to 

provide safe lighting, but not over-illumination

• Lighting shall cast downward and be full cut-off

• Illumination levels shall not exceed 0.5 foot candles at the property 

line

• Businesses shall provide bicycle parking

• Short-term bicycle parking areas shall be provided within 20 feet of 

each commercial primary building entrance when possible

• Long-term bicycle parking areas shall be provided within 100 feet of 

each commercial primary building entrance when possible

• One bicycle parking space per 2,000 gross square feet shall be 

provided for retail uses. A minimum of two spaces is required

• One bicycle parking space per 10,000 gross square feet shall be 

provided for offi ce. A minimum of two spaces is required

• A minimum of one bicycle parking spaces per unit shall be provided. 

In-building or covered bicycle parking is encouraged

Inappropriate Parking Lot Design

• Parking lots located between buildings and public streets

• Parking areas located on corners

• Individual parking lots for each development/business

• Numerous access drives into disconnected parking areas

• No parking lot landscaping

• No bicycle parking
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PARKING MANAGEMENT

Guideline: Connect parking lots between developments and share parking between uses to minimize large 

parking lots and automobile traffi c on public streets. 

• Parking management shall promote effective economic 

activity, maximize the sharing of parking areas for 

commercial activity, and avoid ineffi ciencies in parking 

in which parking occupancy patterns discourage higher 

density and compact development

• Shared parking strategies are encouraged to eliminate 

redundant and unnecessarily large parking areas and to 

provide more land for taxable development. Parking lots 

are encouraged to be shared between building uses that 

require parking at separate times such as offi ce parking 

during the day and residential parking at night

• New uses shall be required to produce a parking design 

and management study which documents the level of use 

at regular and peak times, the degree of sharing for parking 

with nearby users, the way in which the owner/user intends 

to maximize effi cient use, and sharing of the parking

• Cross access and/or joint parking easements may need to 

be developed in the event of the parcel being subdivided.

• Shared driveways shall be used to serve groups of 

buildings with shared parking courts between buildings

• Sharing arrangements shall be codifi ed in covenants, deed 

restrictions, and developer agreements

• Connecting parking lots between development lots is 

encouraged to reduce traffi c congestion on public streets

Inappropriate Parking Management

• Individual parking lots by building, use, or development 

project

• Parking lots that are overbuilt and unused
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SITE CIRCULATION

Guideline: A pedestrian friendly environment is encouraged to provide safe circulation within the site and between 

sites. Private development shall connect into existing public infrastructure. 

• Concrete pedestrian walkways shall connect parking 

areas to building entrances

• Pedestrian walkways shall connect development sites 

to existing public sidewalks and paths such as the 

Urban Greenway

• Walkways shall be located outside of vehicle parking 

areas

• Walkways shall be safely illuminated

Inappropriate Site Circulation

• Unpaved pedestrian walkways

• Parking lots with no pedestrian walkways

• Dark, unlit walkways



Page  37

DRIVE-THROUGH AND SERVICE

Guideline: Drive-throughs shall be located at the rear or side of buildings and shall not be placed between a public 

street/easement and the main building structure. 

• Every effort shall be made to coordinate and integrate drive-

through facilities into the overall architectural treatment of the 

main building

• Creative design solutions such as remote kiosks are 

encouraged to minimize the impact of the drive-through 

facility on the overall site design

• Clearly defi ned pedestrian crossings shall be provided where 

walkways intersect drive-through access lanes. In all cases 

drive-through facilities shall be designed to operate without 

endangering the public safety

Inappropriate Drive-Through

• Drive-through window and service line visible from public 

streets
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SERVICE, STORA GE, AND UTILITY AREAS

Guideline: Service, loading, and utility areas, while necessary for business operation, shall be located away from 

the public view. 

• Refuse and recycling areas shall be integrated into the building 

architecture with high quality design and/or screened with 

similar building materials to the main architecture. The areas 

shall be kept clean and avoid accumulation of excess disposal 

materials and the enclosure shall be locked

• When possible, service and utility areas shall be inside the 

building or integrated into the architecture of the building

• Loading areas shall be located behind buildings, away from 

parking areas and public streets

• Loading doors shall not be visible from public streets

• To reduce the amount of area dedicated to these needs, shared 

service areas between adjacent users and buildings shall be 

allowed and encouraged

• If indoor reuse is not possible, outdoor refuse areas shall be 

enclosed with attractive design and materials that match 

building architecture. Recommended enclosures would be 

of masonry or stone with gated access and surrounding 

landscaping. The gate and enclosure opening shall not be 

visible from public ways

• Rooftop mechanicals shall be screened with materials that 

match the building architecture

Inappropriate Service Area

• Service areas and utility equipment along public streets

• Prefabricated storage sheds

• Visible garbage dumpsters

• Unscreened service, storage, or utility areas
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LANDSCAPING

Guideline: Create pedestrian-friendly landscapes that are functional, visually appealing, and relate to building 

activities and architecture. Use landscaping to screen undesirable views. 

• Incorporate landscape elements that complement the character 

of the building and provide a pleasing relationship with adjoining 

properties, the public sidewalk, and the street

• Use appropriate landscape elements to establish continuity 

between buildings and to defi ne the block face where there are 

no buildings

• Plant shade trees in surface parking lots to reduce heat islands

• Incorporate mid-level plantings and ground covers into parking 

planting areas

• Native plants shall be installed whenever possible

• Consider prairie plantings instead of turf to minimize 

maintenance and establish animal and insect habitat

• Use plant materials that provide year-round interest, add 

desirable color, texture, and smells to a site’s experience

• Install plants to screen parking areas from public streets.

• Install plants to screen building mechanicals

• Incorporate rain gardens and bioretention basins to collect runoff 

and fi lter pollutants

• Install bioretention areas in surface parking lots for stormwater 

infi ltration

• Use plant materials that are compatible with urban environments 

and will maintain their health with the expected amount of care

• Use salt tolerant plants due to the urban pedestrian environment

• See Map 7 for a district-wide landscape concept

Inappropriate Site Landscaping

• Single species planting schemes

• Residential or suburban landscape treatment such as boulders, 

bark chips, plastic edging, railroad ties, etc.

• Chain link, metal mesh, wire or barbed wire fencing

• Site furnishings located adjacent to common spaces
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Map 7. Landscape Concept
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URBAN GREENWAY

Guideline: An urban greenway shall be established on the west edge of the planning area to both buffer new 

development from existing neighborhoods and provide an open space corridor for recreation and natural habitat. 

• The greenway corridor shall be a 100 foot wide minimum 

public corridor

• Naturalized landscaping shall be installed to establish the 

natural space and buffer

• Low-maintenance native species including trees, shrubs 

and grasses shall be planted

• A 10 foot wide asphalt path shall be constructed to provide 

an alternative transportation route and recreation trail

• The path shall connect to private development, public 

streets, and sidewalks
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SITE FEATURES & URBAN SPACES

Guideline: Private development is encouraged to establish urban spaces and install site features to enhance the 

Elmore Corners District and contribute to a pedestrian friendly streetscape. 

• Commercial uses are encouraged to have public plaza spaces to provide space for activities such as outdoor dining or 

seating areas

• Commercial urban spaces shall be accessible from 

public ways

• Any security fencing shall consist of decorative 

materials (such as wrought iron, brick or stone)

• Select and locate site furnishings (benches, trash 

receptacles, bicycle racks, etc.) to unify the Elmore 

Corners District and provide a pleasing relationship with 

adjoining properties, the public sidewalk, and street

• Site furnishings shall be of high-quality materials that 

last in all weather environments

Inappropriate Site Features & Urban Spaces

• Urban gathering spaces that are closed off from public 

ways

• Site features of low quality that do not complement 

building architecture
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PUBLIC STREETS AND STREETSCAPING

Guideline: Public streets shall be designed as complete streets serving all modes of transportation users including 

vehicles, bicycles, and pedestrians. Streets shall contain streetscape elements to enhance the visual aesthetics of 

these public spaces. 

• Primary public streets shall contain streetscape elements of a 

vehicular scale including:

 ◦ Street lights – tall poles to safely illuminate the street

 ◦ Sidewalk on one side and bicycle path on the other side

 ◦ Turf terraces

 ◦ District gateway features

 ◦ Wayfi nding sign directing visitors to district destinations

 ◦ Light pole banners advertising special events

• Secondary streets shall contain streetscape elements of a 

pedestrian scale including:

 ◦ Street lights – pedestrian scale with decorative fi xtures

 ◦ Concrete sidewalks on both sides of the street

 ◦ Decorative brick, paver, or stamped concrete terraces

 ◦ Wayfi nding signs or kiosks directing visitors to district 

locations

 ◦ Light pole banners advertising locations, uses, or events

 ◦ Landscape planters with fl owers and grasses

• All street lights shall contain LED energy effi cient fi xtures

• Street lights shall contain decorative poles and bases

• Street lights shall be down casting to reduce light pollution

• Stormwater management could be incorporated into the street 

terrace through stormwater planters, inlets, and swales

• Secondary streets may designate bicycle access through 

painted sharrows on street lanes
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STORMWATER MANAGEMENT

Guideline: All future developments must meet City Stormwater Ordinance requirements. In general, stormwater 

best management practices are encouraged and shall be incorporated into site designs, limiting large, monolithic 

retention ponds. 

• Incorporate stormwater systems into development site plans 

and landscape plans

• Encourage regional ponds or ponds that serve multiple 

developments to density development and allow development 

to occur in urban form

• Utilize stormwater management techniques that maximize 

infi ltration and fi lter runoff

• Incorporate bio-swales into parking lots to collect surface 

water and infi ltrate on-site

• Install urban stormwater management systems where 

appropriate such as stormwater planters, rain gardens, 

underground cisterns and cells, porous pavement, and green 

street terraces

• Green roofs are encouraged to aid in reducing the amount of 

impervious surfaces

• Collect roof water into “purple pipe” grey water systems to 

reuse for irrigation, toilets or other non-potable uses

• If water does run off buildings, direct it into planting areas and 

rain barrels

• Include stormwater pond aeration systems and fountains to 

improve water quality and appearance

Inappropriate Stormwater Management

• Direct stormwater runoff into the Pheasant Creek

• Large, unnaturally shaped stormwater detention ponds with 

no landscaping or aeration
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HIGHWAY CORRIDOR OVERLAY DISTRICT
This planning area lies within the City of Davenport Highway Corridor Overlay District. Project proposed within this area must 

meet the requirements set in the City Zoning Code. 

PREFERRED LAND USES
Table 1: Elmore Corners Preferred Land Uses lists the currently allowable uses within the planning area based on the underlying 

Planned Development District Zoning. The chart indicates the preferred uses by area based on the Elmore Corners Site Layout 

Plan vision. The area numbers correspond with the following subareas (see Map 4. Sub Areas on page 19). 

• Area 1 - North End

• Area 2 - Elmore Corners Mixed-Use Neighborhood

• Area 3 - Elmore Corners Entertainment District

• Area 4 - Master Planned Development

• Area 5 - Elmore Corridor

Elmore Corners Preferred Land Uses

Area 1 2 3 4 5

Y Y Y Y Y

Y N N N N

Y N Y Y N

Y N Y N N

Y N Y N N

Y Y N Y Y

Y Y N Y Y

Y Y Y Y Y

Y Y Y Y Y

Y Y Y Y Y

Y Y N Y Y

Y Y N N Y

Y Y N Y Y

Y Y N Y Y

Y Y N Y Y

N N N N N

N N N N N

N N N Y N

N N N N N

N N Y Y N

Legend

Y Preferred

N Discouraged

Large format retail over 40,000 square feet

Planned Development District

Retail sales that do not include vehicle sales or rental, or public garages

Single-family attached

Single-family detached 

Warehouse distribution uses (provided that all storage activities are carried out completely within 
building)

Retail sales of merchandise 

Row houses 

Principal Uses

Condominiums

Grocery store and supermarkets

Apartments

Banking facilities

Business parks

Independent, assisted and congregate care elderly housing 

Medical, dental, research testing, and experimental laboratories 

Offices

Outdoor storage

Hotel and motels

Indoor recreation uses

Restaurants and food services

Indoor recreation uses and outdoor uses that relate to other activities developed on the site

Other Uses Not Listed in Planned Development Districts

Table 1. Elmore Corners Preferred Land Uses
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