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CITY OF PEORIA, ILLINOIS 
KELLER STATION BUSINESS DEVELOPMENT DISTRICT 

REDEVELOPMENT PLAN, PROJECTS & AREA 
 

SECTION I. 
INTRODUCTION 

 
The City of Peoria, Illinois (pop. 113,150, and hereinafter referred to as the “City”) is an Illinois Home-
Rule municipality and is the 3rd largest metropolitan area within the State of Illinois.   
 
Major Employment Base 
 
Peoria is host to Bradley University, the National Center for Agricultural Utilization Research, tertiary 
medical facilities serving central Illinois, and the U.S. headquarters for numerous large firms such as 
Caterpillar (the world’s leading manufacturer of construction and mining equipment, diesel and natural 
gas engines, industrial gas turbines, and diesel-electric locomotives), OSF Ministry (an integrated 
health system owned and operated by The Sisters of the Third Order of St. Francis), Maui Jim (a 
premiere manufacturer of premium, polarized sunglasses and related products), RLI (a specialty 
property and casualty insurance and surety bond company), and others.1  
 
Transportation Hub 
 
Situated along the banks of the Illinois 
River, Peoria has a long history of being a 
major transportation hub that is essential 
to the Central Illinois economy.  
Extending approximately 273 miles, the 
Illinois River is a principal tributary of the 
Mississippi River along which local locks 
annually accommodate more than 3 
million tons of bulk barge-cargo passing 
through between the Great Lakes and the 
Gulf of Mexico.  
 
The Peoria area is served by three 
Interstate highways: I-74, which runs 
through the downtown area to the 
northwest and connecting to I-80; I-474, a 
southern bypass of I-74 around the Peoria 
metro area; and I-155, which extends 
south from I-74 at Morton to I-55 at 
Lincoln, IL (see Figure 1). 
 
The 3,500-acre Peoria International 
Airport hosts the longest runway and a 24-
hour FAA control tower in Illinois outside 

 
1 For more information online, visit http://growpeoria.com/about-peoria/. 

Figure 1.  The Central Illinois City of Peoria has a population of 113,150 and is 
located along the banks of the Illinois River. 
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Figure 2.  Source:  Illinois Department of Revenue, Standard Industrial Classification (SIC) Code Reporting, 2005-2020. 

of Chicago and offers a dozen non-stop destinations on three airlines.  In 2019, Peoria International 
Airport set an all-time record high passenger count of 689,416 individuals who boards or exited an 
aircraft in Peoria. 
 
Peoria’s public transportation provider, Greater Peoria Mass Transit District/CityLink, celebrated its 
50th Anniversary in 2020.  CityLink currently operates more than 20 bus routes and over 1,000 bus 
stops throughout portions of Peoria County and Tazewell County, Illinois, including one "intercity" 
route between the main network and the nearby Pekin, Illinois network. 
 
The Toledo, Peoria & Western Railway offers heavy industrial freight rail service to the Peoria area 
and is located within 11 miles of I-74 at Mapleton, IL.  The greater Peoria area is an important 
interchange point for coal trains and has developed into a major rail-to-barge and barge-to-rail transfer 
point for bulk commodities.   Peoria is however the largest metropolitan area in the state that currently 
does not have passenger rail access. The last time passenger trains ran through Peoria was an 
experimental Amtrak route in 1981.  Amtrak passenger service is available in nearby Illinois 
communities of Normal, Galesburg, Princeton, and Lincoln.  As of late 2021, a multimillion-dollar 
"pre-feasibility study" was included in the state's capital construction bill to further study potential 
solutions for re-establishing passenger rail service in Peoria. 
 
Major Commercial-Retail Trade Center 
 
Commercial growth and retail trade is among Peoria’s many significant contributions to the Central 
Illinois economy and retail sales tax is a vital source of revenue for the City of Peoria that help provide 
high quality public services to residents of the area.  Total retail sales generated in the City of Peoria 
during calendar year 2020 amounted to $2.079 billion as reported by the Illinois Department of 
Revenue. Total retail sales expressed in nominal dollars between 2005 and 2020 increased by just 1.5%, 
or $31,114,758 (see Figure 2).  However, in terms of real, inflation-adjusted dollars, the City’s total 
retail sales declined during that same period by -$391,542,718, thereby posting a loss in total sales of 
-19.1% over the same fifteen (15) year period.   
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Figure 3.  Source:  Illinois Department of Revenue, Standard Industrial Classification (SIC) Code Reporting, 1995-2020. 

As illustrated below (Figure 3), the number of Peoria retailers have also significantly declined.  The 
total number of retail taxpayers collecting the various taxes connected to the retailing of tangible 
personal property in Peoria was 4,621 during calendar year 1995.  By 2020, the number of retailers as 
declined to 2,069.  Coupled with declining retail sales, this significant loss of retail businesses operating 
within Peoria presents challenges for the City to continue providing quality public services.  
 

 

 

 

 

 

 

 

 

 

 

Peoria’s capacity for generating retail sales tax revenues has suffered in recent years due to many of 
the same economic trends and conditions affecting much of the State of Illinois and the Midwest 
region.  Even the construction of new or expanded (physical) retail space that has occurred in Peoria 
over the last 10 years is being challenged by dramatic shifts in consumer behavior.  This has been  
especially true during times of restricted access, because of public health concerns due to the COVID-
19 Pandemic.   
 
Contemporary shoppers are increasingly expecting more from retailers in terms of both online and 
physical, in-store conveniences and experiences. The Internet, home shopping and related new 
technologies are causing changes to occur in how people acquire their everyday goods and services.  
The growing popularity of online retail shopping is causing retailers to redesign store formats and 
payment methods, as well as adjust to how technology-driven shopping preferences are affecting the 
inherent value of physical locations in populated areas, or along busy transportation corridors.   
 
Population Trends 
 
In December of 2021, the U.S. Census Bureau reported that the population of the United States grew 
in the past year by 392,665, or just 0.1%.  That was the first time since 1937 that the U.S. population 
grew by fewer than one million people and was the lowest numeric growth since at least 1900, when 
the Census Bureau began tracking annual population estimates. This low rate of growth for the U.S. 
is largely attributed to decreased net international migration, decreased fertility, and increased mortality 
due in part to the COVID-19 pandemic.  Census demographer Kristie Wilder said in a statement:  
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Figure 4.  Total Population of Peoria County, Illinois (1960-2020).  Source: U.S. Census Bureau. 

“Population growth has been slowing for years because of lower birth rates and decreasing net international migration, 
all while mortality rates are rising due to the aging of the nation’s population.  Now, with the impact of the COVID-
19 pandemic, this combination has resulted in a historically slow pace of growth.”2 
 
According to the same U.S. Census report, the population of Illinois declined by about -113,776 in 
the year between July 2020 and July 2021; and Illinois was one of just 20 states, plus the District of 
Columbia, to lose residents by domestic migration.  Domestic (or internal) migration is the movement 
of people within the United States. The largest net domestic migration gains in the U.S. during that 
same period were in Florida (+220,890), Texas (+170,307) and Arizona (+93,026).  According to an 
annual survey conducted by United Van Lines, the most popular states where Illinois residents moved 
to in 2020 included Florida, Texas, California, Arizona, Washington, and North Carolina.3  The most 
common reasons the United Van Lines study cited for why people moved from Illinois in 2020 was 
to seek a new job, retire, and to be closer to family.  The study indicated that most of the people 
moving out of Illinois were 55 years of age or older and had an annual income of $100,000 or more.  
According to Michael A. Stoll, economist and professor in the Department of Public Policy at the 
University of California, Los Angeles, “We’re seeing that the COVID-19 pandemic has without a doubt 
accelerated broader moving trends, including retirement driving top inbound regions as the Baby Boomer generation 
continues to reach that next phase of life.” 
 
Peoria is also experiencing its share of Illinois’ population loss.  The U.S. Census Bureau reports the 
total population for Peoria County declined by -4,664 persons between 2010 and 2020 (Figure 4).  
Likewise, the City of Peoria also marked a loss of -1,957 in total population during the same period 
(Figure 5). 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
2  U.S. Census Bureau, Release No. CB21-208,  “New Vintage 2021 Population Estimates Available for the Nation, States and Puerto Rico: Estimates 
Show Slowest Growth on Record for the Nation’s Population,” December 21, 2021 (https://www.census.gov/newsroom/press-releases/2021/2021-
population-estimates.html). 
3  WIFR Newsroom, “Illinois ranks third among ‘Most Moved Out States’ in 2020, study says,” January 7, 2021 
(https://www.wifr.com/2021/01/08/illinois-ranks-third-among-most-moved-out-states-in-2020-study-says/). 
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Figure 5.  Total Population of City of Peoria, Illinois (1960-2020).  Source: U.S. Census Bureau. 

Figure 6.  Peoria C.U.S.D. #150 K-12 Enrollment (2011-2021).  Source: Illinois State Board of Education. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Over the past 10 years, the total number of K-12 students enrolled in Peoria School District #150 
declined by more than -15% (Figure 6).   The school district enrolled 2,169 fewer K-12 students 
during the 2020-2021 school year than were enrolled during the 2010-2011 school year.  Although 
many factors can be attributed to fluctuations in a school district’s annual enrollment, this trend further 
contributes to the general pattern of conditions that appear to be unfolding for the Peoria community.  
 
Absent new private investment and innovative approaches for sustaining local populations, current 
trends may cumulatively result in a cascade of negative effects on Peoria, thereby making it more 
challenging to attract business development, create jobs, sustain population, and provide high-quality 
public services for its residents.  This Keller Station Business Development District (“Keller 
Station BDD”) Redevelopment Plan contributes to the City of Peoria’s overall strategic agenda for 
economic development.  By incentivizing the redevelopment of underutilized commercial space and 
encouraging new private investment for new small business activity, the City is making a concerted 
effort to re-establish a long-term pattern of positive growth and economic vitality throughout the 
community. 
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Therefore, as part of its ongoing effort to arrest negative trends, expand retail trade and encourage 
new economic vitality throughout the community, the City of Peoria herein proposes the Keller 
Station Redevelopment BDD Plan to further strengthen the City as a retail center by stimulating more 
commercial/retail development within the proposed BDD Area. By attracting such new private 
investment and improving public infrastructure,  the City intends to:  
 

 reduce the number of underutilized properties, expand the real estate tax base, and further 
stimulate the Peoria economy within the Redevelopment Project Area;  
 

 expand and update public infrastructure and related services;  
 

 generate new sales tax revenues for the City, other taxing districts and the State of Illinois; 
 

 create new employment opportunities;  
 

 increase the availability of commercial goods and services to help make Peoria more attractive 
for developing new housing accommodations, increase population and stabilize local school 
enrollments; 
 

 preserve historically significant structures and promote tourism; 
 

 improve pedestrian access between residential, recreational, and commercial areas; and 
 

 improve the overall aesthetic value of the Peoria community and continue to elevate the quality 
of life for its residents. 

 
Powers Granted to the City within a Business Development District 
 
With the creation of a Business Development District, Section 11-74.3-3 of the Act specifically 
provides the City with the following powers in addition to the powers the City may already have: 
 

1. Execute Contracts.  To make and enter into all contracts necessary or incidental to the 
implementation and furtherance of a business district plan. A contract by and between the 
municipality and any developer or other nongovernmental person to pay or reimburse said 
developer or other nongovernmental person for business district project costs incurred or to 
be incurred by said developer or other nongovernmental person shall not be deemed an 
economic incentive agreement under Section 8-11-20, notwithstanding the fact that such 
contract provides for the sharing, rebate, or payment of retailers' occupation taxes or service 
occupation taxes (including, without limitation, taxes imposed pursuant to subsection (10)) 
the municipality receives from the development or redevelopment of properties in the 
business district.  Contracts entered into pursuant to this subsection shall be binding upon 
successor corporate authorities of the municipality and any party to such contract may seek to 
enforce and compel performance of the contract by civil action, mandamus, injunction, or 
other proceeding.  
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2. Acquire & Dispose of Real Estate.  Within a business district, to acquire by purchase, 
donation, or lease, and to own, convey, lease, mortgage, or dispose of land and other real or 
personal property or rights or interests therein; and to grant or acquire licenses, easements, 
and options with respect thereto, all in the manner and at such price authorized by law. No 
conveyance, lease, mortgage, disposition of land or other property acquired by the 
municipality, or agreement relating to the development of property, shall be made or executed 
except pursuant to prior official action of the municipality. No conveyance, lease, mortgage, 
or other disposition of land owned by the municipality, and no agreement relating to the 
development of property, within a business district shall be made without making public 
disclosure of the terms and disposition of all bids and proposals submitted to the municipality 
in connection therewith. 
 

3. Eminent Domain.  To acquire property by eminent domain in accordance with the Eminent 
Domain Act. 
 

4. Demolition.  To clear any area within a business district by demolition or removal of any 
existing buildings, structures, fixtures, utilities, or improvements, and to clear and grade land. 
 

5. Public Works.  To install, repair, construct, reconstruct, or relocate public streets, public 
utilities, and other public site improvements within or without a business district which are 
essential to the preparation of a business district for use in accordance with a business district 
plan. 
 

6. Repair Existing Buildings.  To renovate, rehabilitate, reconstruct, relocate, repair, or 
remodel any existing buildings, structures, works, utilities, or fixtures within any business 
district. 
 

7. Construct New Buildings.  To construct public improvements, including but not limited to 
buildings, structures, works, utilities, or fixtures within any business district. 
 

8. Lease Property.  To fix, charge, and collect fees, rents, and charges for the use of any building, 
facility, or property or any portion thereof owned or leased by the municipality within a 
business district. 
 

9. Pay or Reimburse BDD Costs.  To pay or cause to be paid business district project costs. 
Any payments to be made by the municipality to developers or other nongovernmental 
persons for business district project costs incurred by such developer or other 
nongovernmental person shall be made only pursuant to the prior official action of the 
municipality evidencing an intent to pay or cause to be paid such business district project costs. 
A municipality is not required to obtain any right, title, or interest in any real or personal 
property in order to pay business district project costs associated with such property. The 
municipality shall adopt such accounting procedures as shall be necessary to determine that 
such business district project costs are properly paid. 
 

10. Apply for Grants.  To apply for and accept grants, guarantees, donations of property or labor 
or any other thing of value for use in connection with a business district project. 
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11. Impose BDD Sales Taxes.  If the municipality has by ordinance found and determined that 
the business district is a blighted area under this Law, to impose a retailers' occupation tax and 
a service occupation tax in the business district for the planning, execution, and 
implementation of business district plans and to pay for business district project costs as set 
forth in the business district plan approved by the municipality. 
 

12. Impose BDD Hotel Tax.  If the municipality has by ordinance found and determined that 
the business district is a blighted area under this Law, to impose a hotel operators' occupation 
tax in the business district for the planning, execution, and implementation of business district 
plans and to pay for the business district project costs as set forth in the business district plan 
approved by the municipality. 
 

13. Issue Bonds or Other Obligations.  Obligations secured by the Business District Tax 
Allocation Fund may be issued to provide for the payment or reimbursement of business 
district project costs.  No obligations issued pursuant to this Law shall be regarded as 
indebtedness of the municipality issuing those obligations or any other taxing district for the 
purpose of any limitation imposed by law.  Obligations issued pursuant to this Law shall not 
be subject to the provisions of the Bond Authorization Act. 

 
Types of BDD-Eligible Project Costs 
 
Pursuant to the Act, the City intends to address the conditions which qualify a BDD Redevelopment 
Project Area as a blighted area. The BDD Area has infrastructure inadequacies and will require 
improvements throughout the life of the business district as described in this BDD Plan. The City 
expects that the implementation of the public projects provided herein will help address current needs 
and attract new private investment within the BDD Area (see Figure 7).  
 
Pursuant to Section 5/11-74.3-5 of the Act, "Business district project costs" shall mean and include 
the sum, total of all costs incurred by the City, other governmental entity, or nongovernmental 
person(s) that are in connection with a business district and in the furtherance of a business district 
plan, including, without limitation, the following: 
 

1. Studies & Plans.  Costs of studies, surveys, development of plans and specifications, 
implementation and administration of a business district plan, and personnel and professional 
service costs including architectural, engineering, legal, marketing, financial, planning, or other 
professional services, provided that no charges for professional services may be based on a 
percentage of tax revenues received by the municipality; 
 

2. Site Assembly.  Property assembly costs, including but not limited to, acquisition of land and 
other real or personal property or rights or interests therein, and specifically including 
payments to developers or other nongovernmental persons as reimbursement for property 
assembly costs incurred by that developer or other nongovernmental person; 
 

3. Site Preparation.  Costs relating to site preparation, including but not limited to clearance, 
demolition or removal of any existing buildings, structures, fixtures, utilities, and 
improvements and clearing and grading of land; 
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4. Public 
Works.  
Costs of 
installation, 
repair, 
construction, 
reconstruction, 
extension, or relocation 
of public streets, public 
utilities, and other public site 
improvements within or 
without the business district 
which are essential to the 
preparation of the business district 
for use in accordance with the business 
district plan, and specifically including 
payments to developers or other 
nongovernmental persons as reimbursement 
for site preparation costs incurred by the 
developer or nongovernmental person; 
 

5. Repair Existing Buildings.  Costs of renovation, 
rehabilitation, reconstruction, relocation, repair, or remodeling 
of any existing buildings, improvements, and fixtures within the 
business district, and specifically including payments to developers 
or other nongovernmental persons as reimbursement for costs 
incurred by those developers or nongovernmental persons; 
 

6. New Construction.  Costs of installation or construction within the business district of 
buildings, structures, works, streets, improvements, equipment, utilities, or fixtures, and 
specifically including payments to developers or other nongovernmental persons as 
reimbursements for such costs incurred by such developer or nongovernmental person; 
 

7. Financing Costs.  Such costs include, but are not limited to all necessary and incidental 
expenses related to the issuance of obligations, payment of any interest on any obligations 
issued under this Law that accrues during the estimated period of construction of any 
development or redevelopment project for which those obligations are issued and for not 
exceeding 36 months thereafter, and any reasonable reserves related to the issuance of those 
obligations; and 
 

8. Relocation Costs.  To the extent that a municipality determines necessary, the City may use 
BDD Funds to reimburse relocation costs or shall use such funds to comply with federal and 
state law to pay relocation costs as required.  

Figure 7.  The City of Peoria anticipates extensive private and public 
redevelopment to be undertaken within the Keller Station BDD Area 

over the 23-year life of the BDD.
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SECTION II. 
KELLER STATION BUSINESS DEVELOPMENT DISTRICT (“BDD”) 

BACKGROUND, PROPOSED REDEVELOPMENT AND STUDY AREA 
 
The Peoria and Rock Island Railroad between Rock Island, Illinois, and Peoria, was constructed during 
the late post-American Civil War 1860s and eventually became the Rock Island and Peoria Railway in 
1877.  This 91-mile railroad originally included the Keller Station stop on the "Peoria Route," which 
was located adjacent to Mt. Hawley Road (now known as Knoxville Avenue), ceased operating in the 
late 1950s.  A 13-mile portion of the old Peoria Route, which is now the Rock Island Greenway4 
extending from Dunlap, IL to the Peoria Riverfront, lies adjacent to where Keller Station once stood.   
 
The original site of the Keller Station is 
also the site of the former Illinois 
Department of Transportation (IDOT) 
campus.  The antiquated (circa 1937) 
IDOT facilities include multiple 
structures situated on 7 acres that are 
contiguous to the Rock Island Trail and 
immediately west of the Knoxville 
Avenue and Prospect Road intersection.   
 
The former IDOT buildings and Keller 
Station Site are currently owned and controlled 
by the Pleasure Driveway and Park District of 
Peoria (the “Park District”). 
 
In 2018, the Park District issued a request for proposal 
(RFP) for the former IDOT buildings and Keller Station 
Site (the “Property”).  In 2019, the Park District accepted 
a proposal and subsequently entered into a long-term lease 
(the “Lease” attached hereto in its entirety as Exhibit 1) 
with The Kim Group to redevelop the Property for 
commercial-retail purposes.    
 
Pursuant to the terms of the lease with the Park District, 
The Kim Group has made a formal request to the City of 
Peoria to undertake the necessary statutory proceedings for 
establishing a Business Development District (“BDD”) to 
include the Property and adjacent rights-of-way and other 
areas (the “BDD Study Area”), which is in its entirety is to 
become subject to applicable additional BDD taxes that 
may be imposed by the City at a rate not to exceed one 
percent (1.0%).  Such new BDD tax revenues are then to 
become available for the reimbursement of certain BDD-
eligible redevelopment costs incurred by The Kim Group 
or others for the redevelopment of the BDD Redevelopment Project Area. 

 
4 Source:  http://www.peoriaparks-planning.org/maps/PPDRockIslandGreenway2014.pdf. 
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Figure 8. Property list of lands and current mailing addresses within the Keller Station BDD Study Area. 

Figure 9.  Illustrated boundary for Keller Station BDD Study Area.  See Exhibit 2 for precise boundary map and legal description. 

The Keller Station BDD Study Area 
 
The Keller Station BDD Study Area (the “Study Area”) consists of seven (7) individually identified 
and contiguous parcels of land, including adjacent public rights-of-way and six (6) principal site 
addresses (see Figure 8).  The  Study Area in its entirety is located along Illinois Rt. 40 (Knoxville 
Rd.) as illustrated below (Figure 9) and further described in Exhibit 2 attached hereto.  A list of 
current mailing addresses within the BDD Area as required by the Illinois Department of Revenue is 
provided in Exhibit 3. 
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Private Redevelopment Project within Keller Station BDD 
 
The anchor 
(private) 
redevelopment 
project within the 
Keller Station 
BDD Study Area is 
known as 
KELLER 
STATION and 
the site is 
comprised of four 
(4) principal 
structures as 
illustrated at right 
in Figure 10. 
 
In addition to 
other site 
improvements, the 
Keller Station 
Redevelopment 
Project (the 
“Project”) is 
intended to restore, renovate, 
rehabilitate and re-purpose the 
four (4) former structures 
constructed in 1937 (which are further divided into nine (9) buildings) and formerly known as the 
home of the Peoria District of the Illinois Division of Highways.  Upon establishment of the Keller 
Station BDD, the City of Peoria and The Kim Group intend to negotiate and enter into a 
redevelopment agreement to assist with the five (5) phases of restoration and re-purposing of the 
Keller Station Site (the “site”) for commercial use as illustrated in Figure 11 below and described 
as follows: 
 
 PHASE 1:  The area designated as Phase 1 includes the northernmost portion of the site 

nearest to Northmoor Rd. and southward to include the currently dormant access point 
located off of Knoxville Ave.  Phase 1 includes buildings 1 and 2 and parking areas west of 
buildings 1 and 2 (i.e., 6035 and 6015 N. Knoxville Ave.).  Buildings 1 and 2 are to undergo 
major interior renovation for commercial office space and preserved pursuant to the 
historically significant architectural design and appointments.  Exterior improvements require 
tuckpointing, window replacements, new exterior doors, elevator shaft and equipment rehab, 
and the removal of brush, vines, vegetative overgrowth, and other façade restoration.   
 

 PHASE 2:  The area designated as Phase 2  includes the easternmost portion of the site 
beginning along Knoxville Ave. at the south line of the currently dormant access off of 
Knoxville Ave., then south to a point along Knoxville Ave. that intersects at a point with a 

Figure 10.  Location of Keller Station Site within the Keller Station BDD Study Area. 
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Figure 11.  Proposed Redevelopment Phases for Keller Station Site (source: The Kim Group). 

line parallel to and 10 feet north of the north side of building 8; then westerly 10 feet set off 
from building 8 to the eastern line of Phase 3; then northerly along a line 30 feet east of and 
parallel to the eastern sides of buildings 5 and 6 to a point on a line generally extending between 
the middle of the IDOT communication tower property to the beginning point of Phase 2 – 
which contains buildings 3 and 4.  Buildings 3 and 4 require major rehabilitation, including 
substantial demolition and reconstruction on the first level.  Upper-level space may be 
converted to for mixed-use commercial and residential purposes.  Phase 2 requires engineered 
traffic study(ies) to evaluate signalization requirements, as well as public (geometric) 
improvements of the N. Knoxville Ave. and Prospect Rd. intersection to improve traffic flow 
and safe pedestrian access to the Keller Station Site. 

 
 PHASE 3:  The area designated as Phase 3 includes the westernmost portion of the site south 

of Phase 1, west of Phase 2 and south to the end of the dormant outdoor cement block storage 
structure on the south side of building 6 and a pedestrian mall between buildings 3 and 4, as 
well as between buildings 5 and 6.  The investment necessary to repair and renovate repairs 
necessary were deemed to be cost prohibitive for buildings 5 and 6, therefore the complete 
demolition, redevelopment and reconstruction of that portion of the site is to be undertaken. 

 
 PHASE 4:  The area designated as Phase 4 includes a portion of the site south of Phases 2 

and 3 to the southernmost boundary of the site, including buildings 8 and 9 and the parking 
area west of buildings 8 and 9.  Exterior improvements to include tuckpointing, window 
replacements, new overhead doors and other façade repairs.  Interior improvements are 
anticipated to include total removal and rehab of interior space, new restroom facilities, and 
subdivided areas re-configured for multiple retail tenants. 
 

 PHASE 5:  The area designated as Phase 5 is currently an undesignated portion of the site 
upon which future new building(s) may be constructed.  Such future building(s) may include 
a stand-alone restaurant or other retail outlet, perhaps within a multi-story 
commercial/residential mixed-use facility. 
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Figure 12.  Substantial Improvements Planned for N. Knoxville Ave. and Prospect Rd. Intersection (source: The Kim Group). 

Figure 13.  Concept Budget Estimates for Proposed N. Knoxville Ave. (IL 40) and Prospect Road Intersection Improvements (source: The Kim Group). 

Anticipated Intersection Improvements at N. Knoxville Ave. and Prospect Rd. 
 
To further accommodate vehicular traffic flow and improve safety for pedestrians who wish to access 
the Keller Station Site, substantial improvements to the N. Knoxville Ave. (IL 40) and Prospect Road 
Intersection are anticipated (Figure 12).   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Pending approval of final design requirements by the Illinois Department of Transportation, total cost 
estimates for the intersection improvements, including signalization and additional on-site demolition 
and street access into the Keller Station Site, are expected to be $1.5-$2.0 million to complete.  Current 
engineered estimates for only the (public) intersection work is outlined below in Figure 13. 
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SECTION III. 
ILLINOIS BUSINESS DISTRICT DEVELOPMENT AND REDEVELOPMENT ACT, 

ELIGIBILITY FACTORS, AND OTHER REQUIRED FINDINGS 
 
Pursuant to 65 ILCS 5/11-74.3-1 et. seq. of the Illinois Municipal Code (the “Business District 
Development and Redevelopment Act” or the “Act”), municipalities may exercise certain powers to 
enhance the local tax base and promote the development and redevelopment of business districts 
which are declared to be a public use and essential to the public interest. The City of Peoria intends 
to establish a Business Development District (herein referred to as the “Business Development 
District” or “BDD” or the “District”), which shall be formally known as the “Peoria-Keller Station 
Business Development District”.   
 
Therefore, this Business Development District Redevelopment Plan (the “BDD Plan”) sets forth the 
necessity for the Peoria-Keller Station Business Development District and finds herein that the 
proposed Business Development District on-the-whole has not been subject to growth and 
development through investment by private enterprises and would not reasonably be anticipated to 
be developed or redeveloped without the adoption of this Business District Redevelopment Plan. 
 
Eligibility Factors 
 
Municipalities proposing to establish a Business Development District and impose certain BDD taxes 
pursuant to the Act are required to document findings of eligibility for a “blighted area”.  A proposed 
BDD study area is regarded as a blighted area by the existence of one or more of the following 
eligibility criteria: 
 

1. defective, non-existent, or inadequate street layout; 
 

2. unsanitary or unsafe conditions; 
 

3. deterioration of site improvements; 
 

4. improper subdivision or obsolete platting; or the 
 

5. existence of conditions which endanger life or property by fire or other causes. 
 
To further qualify an area as a BDD, the municipality must also provide evidence of one or more of 
the above factors exerting at least one of the following effects on the proposed BDD Area: 
 

1. delays or hinders the provision of housing accommodations; 
 

2. constitutes an economic or social liability; 
 

3. constitutes an economic underutilization of the BDD Area; or 
 

4. constitutes a menace to the public health, safety, morals, or welfare of the community. 
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Other Required Findings 
 
Finally, in addition to defining a “blighted area” per the previously described criteria, the BDD Plan 
must satisfy four (4) additional, separate findings are required for establishing a qualified BDD: 
 

1. Lack of growth and development through private investment; 
 

2. Without the availability of the BDD, the BDD Area would not be redeveloped; 
 

3. The boundaries of the BDD Area must be contiguous and include parcels that are directly 
and substantially benefited by the proposed BDD Plan; and 
 

4. The BDD Plan must conform to the comprehensive plan of the city. 
 
 

SECTION IV. 
PEORIA-KELLER STATION BDD ELIGIBILITY FINDINGS 

 
Consideration for the City’s establishment and implementation of the Peoria-Keller Station BDD 
began in 2018 by virtue of discussions The Kim Group (the “Developer” and “Tenant”) initiated with 
the City prior to the acceptance of its redevelopment proposal and subsequent lease of the Keller 
Station Site from the Pleasure Driveway and Park District of Peoria (the “Landlord”) on January 9, 
2019.  Pursuant to the terms of the lease (Exhibit 1),  the Tenant and Landlord thereby committed to 
certain initial development conditions thereby making it incumbent upon them to justify and 
document through all appropriate and necessary proceedings sufficient written evidence satisfactory 
to the Act that a BDD be established and include the Keller Station Site. 
 
Upon confirming adequate performance of the Tenant to initiate redevelopment of the Keller Station 
Site and incur substantial investment to commence Phases 1-3 of the Project, the City retained the 
services of Jacob & Klein, Ltd. and The Economic Development Group, Ltd. (collectively the 
“Consultant”) on September 14, 2021 to examine the Keller Station Site, as well as adjacent properties 
and public rights-of-way, to analyze and determine the extent to which the proposed BDD Area 
qualifies as a “blighted area” pursuant to the Act.  Based on the Consultant’s examination of the 
proposed BDD Area, the City hereby finds the following eligibility and qualification factors are present 
to a sufficient extent to satisfy the requirements of the Act. 
 
Eligibility Factors for Blighted Area 
 
The City finds the Keller Station BDD Area qualifies as a “blighted area” due to the predominance of 
the following factors observed to be present and meaningfully distributed throughout the study area: 
 

1. Defective, non-existent, or inadequate street layout.  The previously described 
improvements to the N. Knoxville Ave. (IL 40) and Prospect Road Intersection are deemed 
to be essential to the successful completion of the redevelopment of the Keller Station Site.  
The future availability of certain BDD revenues generated by the Keller Station 
Redevelopment Project is among the several sources of funds for which the Tenant and 
Landlord reasonably anticipated would be necessary to finance the Project, including such 
public improvements within the BDD Area. 
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2. Unsanitary or unsafe conditions.  The physical condition of existing structures and surface 
improvements are found to present unsafe conditions as evidenced throughout the BDD 
Area.  The redevelopment of the Keller Station Site is requiring extensive reconstruction of 
sanitary sewer infrastructure, storm water facilities, and the removal and reconstruction of 
exterior and interior structural components of existing buildings; as well as mold abatement 
and the reconstruction of dilapidated surface improvements.  The deteriorated condition, 
vacancy, and underutilized space found to have existed on the Keller Station Site present 
unsafe conditions, particularly for unauthorized individuals who may stray onto the site from 
the adjacent Rock Island Trail. 
 

3. Deterioration of site improvements.  Physical deterioration of existing structures and 
surface improvements were observed throughout the BDD Area as described in Table 1.  
Prior to commencement of the Keller Station Redevelopment Project, the Keller Station Site 
had remained vacant and deficient of new investment for 24 years.  Conditions of all of the 
existing buildings located on the Keller Station Site had fallen into severe disrepair due to 
water damaged facades and interior surfaces.  Evidence of mold and severely deteriorated 
building components are requiring extensive demolition and reconstruction.  As of February-
2021, buildings 1-4 on the Keller Station Site have undergone repairs and rehabilitation to 
ameliorate such deteriorated conditions and some of the commercial space has already been 
successfully sublet for new office and retail business operations; and pending the establishment 
of the Keller Station BDD, additional repairs and renovations will proceed on buildings 1-4 
and redevelopment of buildings 5-9 is expected to begin.  Other buildings and surface 
improvements including a portion of the Rock Island Trail that are located within the 
proposed BDD Area and adjacent to the Keller Station Site were observed to exhibit signs of 
aging exteriors and moderate deterioration of surface improvements.  

TABLE 1.  PEORIA-KELLER STATION BDD AREA DETERIORATION FACTORS 

Total vacant and improved parcels 7 

Total vacant parcels 3 

Total vacant parcels with obsolete platting 2 

Total vacant parcels with deteriorated structures on adjacent property 3 

Total vacant parcels with unused railroad or railroad right-of-way 1 

Total vacant parcels with stagnant or declining equalized assessed valuation 3 

Total improved parcels 4 

Total number of buildings on improved parcels 9 

Total number of buildings that are 35 years of age or older 7 

Total improved parcels exhibiting deterioration (examples shown in Figures 14 & 15) 3 

Total improved parcels exhibiting dilapidation of existing structures 1 

Total improved parcels with excessive vacancies 1 
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Figure 14.  Building 8-9 on the Keller Station Site presented vacant and deteriorated conditions (photo: 
12/7/2021). 

Figure 15.  Dilapidated structures were evident on the Keller Station Site, including Buildings 5-6 which were to 
the right of building shown above and recently demolished (photo 12/7/2021). 

TABLE 1.  PEORIA-KELLER STATION BDD AREA DETERIORATION FACTORS 

Total improved parcels with obsolete structures 1 

Total improved parcels with deteriorated or inadequate public infrastructure5 4 

Total improved parcels evidencing a lack of adequate planning6 4 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
5  The improved parcels exhibiting deteriorated or inadequate public infrastructure represent visible inadequacies relating 
to lack of adequate storm water facilities.  Though not thoroughly documented as of this BDD Plan, the City notes that 
public infrastructure inadequacies exist throughout the BDD Area due to aging or inadequate streets, sidewalks, sanitary 
sewer lines, and storm water handing facilities.   
 
6  The improved parcels evidence a lack of adequate planning within the BDD Area as it reflects a visible absence of 
sidewalks, curbs, or access to alleys.  Parcels of inadequate shape, size, or setbacks to meet contemporary design standards 
were found to be present within the BDD Area as well. Although the City of Peoria has benefited from professional 
planning for more than 150 years, the older structures identified within the BDD Area would have been constructed either 
prior to being annexed to the City of Peoria or did not necessarily conform to the City’s formal community or 
comprehensive plans at that time. 
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Figure 16.  The southern most end of the proposed Keller Station BDD Area includes a cluster of small, irregularly shaped parcels (photo: 
12/7/2021). 

4. Improper subdivision or obsolete platting.  Parcel 14-16-327-007 is a privately-owned, 
narrow strip of former railroad right-of-way land that is situated between the Rock Island Trail 
on the west and other private properties to the east, including the Keller Station Site.  This 
parcel does have access to N. Knoxville Ave, but as currently platted, it is largely impractical 
for redevelopment purposes; and absent sufficient easements or consent to access, may serve 
as an impediment to future redevelopment of the BDD Area.   
 
Parcel 14-16-376-001 is a small, privately-owned, triangular-shaped lot at the very southern 
end of the BDD Area upon which a commercial billboard is currently situated (see Figure 
16).  This property as currently situated offers virtually no other practical use unless it could 
be re-platted and/or combined with a contiguous parcel to configure a new redevelopment 
site offering greater economic utilization.  
 
Based on these findings, the City has determined that a portion of the BDD study area does 
not meet contemporary development standards and are characterized by improper subdivision 
and platting. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

5. Existence of conditions which endanger life or property by fire or other causes.  The 
extent to which existing deteriorated, underutilized, and un-occupied buildings still exist on 
the Keller Station Site presents a fire hazard and economic liability for neighboring structures 
which are occupied.   
 
Absent the completion of certain public improvements on and adjacent to the Keller Station 
Site, the lack of adequate, safe pedestrian access across N. Knoxville Ave. (IL 40) by residents 
in the area who will wish to enter redeveloped portions of the Keller Station Site poses 
substantial risk to the safety and welfare of the public.  The use of BDD revenues to address 
such unsafe conditions is therefore anticipated by the City. 
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Figure 17.  Annual Percentage Change in EAV for Other Non-Keller Station Site Parcels within BDD Area (Tax Years 2017-2020).  
Data sources: Office of Peoria County Supervisor of Assessments; and U.S. Department of Labor Statistics. 

Effect of Blighting Factors on the BDD Area 
 

1. Constitutes an economic underutilization.  The City finds the BDD Area to have been 
incapable of supporting significant economic expansion.  The entire Keller Station Site (PIN 
14-16-327-008) had been tax-exempt, vacant, and underutilized for twenty-four (24) years 
prior to the Park District’s 2019 Lease to The Kim Group (Exhibit 1), which was executed in 
reliance on the establishment of the BDD.  Portions of the Keller Station Site are still vacant 
and completely underutilized (buildings 8 and 9) as of the establishment of the proposed BDD; 
and other portions of the Keller Station Site for which some redevelopment has occurred 
since 2019 still require substantial, additional investment before the space may be fully sublet 
and occupied. 

 
As evidenced in Figure 17 below, an analysis of equalized assessed valuation (EAV) data 
provided by the Office of the Peoria County Illinois Supervisor of Assessments indicates the 
remaining six (6) parcels within the BDD Area have experienced stagnant or declining assessed 
valuations over the last four (4) years.   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

2. Constitutes a menace to the public health, safety, morals, or welfare of the community.  
Due to the deteriorated condition of the Keller Station Site and its proximity to the Rock 
Island Greenway Trail, as well as the lack of sufficient and safe pedestrian access to retail 
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businesses that will be located on the Keller Station Site, the City finds sufficient reason to 
regard the BDD Area as a menacing risk to the public safety and welfare of the community. 

 
3. Hinders the provision of housing accommodations.  Absent the full and complete 

redevelopment of the Keller Station Site, the City finds that the BDD Area has been and is 
expected to be incapable of contributing to a coordinated effort to address the community’s 
provision of additional housing accommodations.  A portion of the Keller Station 
redevelopment project as proposed by The Kim Group includes designs for dense apartment 
living to accommodate work force residents and/or retirees. 
 

4. Constitutes an economic or social liability.  The City finds the BDD Area constitutes an 
economic liability to the extent that it has historically experienced: 

 
 a lack of public and private investment; 

 
 high vacancy rate and inability to attract new commercial businesses; 

 
 a lack of significant job growth opportunities; 

 
 stagnate or declining assessed valuations; 

 
 a decline in tax revenues; and 

 
 a general lack of marketability. 

 
 

SECTION V. 
PEORIA-KELLER STATION BDD REDEVELOPMENT 

GOALS AND OBJECTIVES; REDEVELOPMENT PLAN AND PROJECTS 
 
Redevelopment Goals & Objectives 
 
The purpose of the Keller Station Business Development District is to arrest further decline and 
underutilization of the proposed BDD Area, which is the subject of this BDD Redevelopment Plan 
(the “Plan”). The City finds that such further decline, and underutilization is likely to occur, and will 
further impair the value of private investments within and adjacent to the BDD Area, as well as the 
sound growth and tax base of overlapping taxing districts. In addition, the City finds that the BDD 
Area, on the whole, has not been subject to growth and development through sufficient investment 
by private enterprises and would not reasonably be anticipated to be fully developed or redeveloped 
without the adoption of this Plan.  Therefore, the City of Peoria proposes to use the funds it receives 
from the development, redevelopment, improvement, maintenance, and revitalization of properties 
within the BDD Area to help achieve the following goals and objectives: 
 

1. Eliminate or reduce those conditions which qualify the BDD Area as a blighted area and 
encourage high-quality building design, landscaping and site improvements which conform to 
City land use and zoning requirements; 
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2. By improving public infrastructure and encouraging new private investment throughout the 
BDD Area, the City expects to facilitate the construction, improvement, and maintenance of 
public and private infrastructure, including but not limited to, the N. Knoxville Ave. (IL 40) 
and Prospect Road Intersection improvements and other capital projects which the City finds 
are in furtherance of this Plan or necessary to attract and support new professional and 
commercial-retail businesses, encourage the retention and expansion of existing businesses, 
and improve the provision of housing accommodations in the City; and 
 

3. Create new employment opportunities; 
 

4. Help reverse recent population decline by increasing the availability of commercial goods and 
services that will help to make Peoria more attractive for residential growth; 
 

5. Reduce the number of underutilized properties by further encouraging commercial and some 
new residential development within the BDD Area that will stimulate the local economy;  
 

6. Enhance the tax base for the City and other taxing districts through coordinated, 
comprehensive planning efforts by either the public or private sectors; 
 

7. Revitalize and preserve historically significant structures, increase local tourism and further 
increase retail trade activity, thereby generating new retailer’s occupation tax and service 
occupation tax revenues as may be applicable to the City, other taxing districts, School 
Districts, and the State of Illinois;  
 

8. Encourage public and private projects that will contribute to the public health, safety, morals, 
and general welfare of the City; and  
 

9. Increase the aesthetic value of the community, improve the overall quality of life for Peoria’s 
residents and promote the type of development and redevelopment that is in furtherance of 
the City’s goals and objectives cited in the City of Peoria Comprehensive Plan as adopted in 
2011.  Such goals and objectives include the following: 

 
 
Anticipated Redevelopment Plan for Public and Private Redevelopment Projects 
 
The goals and objectives of this BDD Plan are not possible without financial assistance. Without the 
availability of BDD funds, private developers and/or other interested parties will not be able to 
undertake the projects described below unless the extraordinary costs and risks associated with such 
projects can be mitigated, in part, through the use of BDD funds.   
 
The City anticipates using BDD funds to attract additional private development and redevelopment 
projects including, but not limited to, new commercial retail, professional offices, and residential 
projects and related amenities. The City believes the BDD Area will not be fully developed or 
redeveloped without the use of BDD Funds.  Therefore, the City intends to offer incentives to private 
developers to further encourage commitments for new private investment and to facilitate public 
infrastructure improvements during the life of the proposed BDD as described in Table 2.  
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TABLE 2.  ANTICIPATED PUBLIC AND PRIVATE BDD REDEVELOPMENT PROJECTS 
No. Description Anticipated Total Cost 

1. Keller Station Site Redevelopment7  $15,575,000 

2. Other Private Redevelopment Projects $2,500,000 

3. N. Knoxville Ave. (IL 40) & Prospect Rd. Intersection  $2,000,000 

4. Other Public Redevelopment Projects $1,000,000 

Total: $21,075,000 

 
 

SECTION VI. 
PEORIA -KELLER STATION BDD FINANCIAL PLAN 

 
A Business Development District is a special taxing district, authorized to undertake certain public 
improvements which may be financed through the issuance of notes or bonds that are, in turn, retired 
by the levy of sales tax within the geographic boundaries of the BDD Area. When the City approves 
this BDD Plan, it may impose certain taxes, at a rate not to exceed 1.0% of the gross receipts from 
the sales in 0.25% increments, by ordinance after the date of the approval of the Plan ordinance and 
until all business district project costs and all municipal obligations financing the business district 
project costs, if any, have been paid.   
 
The municipality may impose this tax if it has a development or redevelopment plan for an area of the 
municipality that: 
 

1. is contiguous (i.e., the properties within the BDD Area border each other); 
 

2. includes only parcels of real property that will directly and substantially benefit from the 
proposed plan; and 
 

3. is a blighted area, as defined by the Act.  
 
If blighted, the City is authorized by the Act to impose certain taxes without voter approval in the 
form of a Business District Retailers’ Occupation Tax, Business District Service Occupation Tax, and 
a Business District Hotel Operators’ Occupation Tax. Prior to imposing such taxes, the Corporate 
Authorities of the City must approve this BDD Plan. 
 
Anticipated Keller Station BDD Eligible Project Costs 
 
The public and private projects and related costs described below in Table 3 are anticipated to be 
undertaken by the City, private developers, or other interested parties. The City may enter into 
Redevelopment Agreements with Developers through which the City can utilize a portion of the BDD 
funds generated from these projects to reimburse Developers for a portion or all of their BDD eligible 

 
7 The total anticipated redevelopment cost of the Keller Station Site is $16 million, of which $15,575,000 are expected to 
be BDD-eligible project costs.  Subsequent to the execution of the Lease attached hereto as Exhibit 1,  more than $5 
million of the anticipated total cost of the redevelopment of the Keller Station Site has been incurred to date.   
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private project costs as provided in the Act per Section 65 ILCS 5/11-74.3-5.  The City further plans 
to use a portion of any BDD funds generated for BDD eligible public project costs as well. The City 
may also use tax increment financing funds or any other sources of funds it may lawfully pledge. 
 
All project cost estimates are in year 2022 dollars.  In addition to the public and private project costs 
listed below, developer notes or bonds, if any, that are issued to finance a project may include an 
amount enough to pay interest, as well as customary and reasonable charges associated with the 
issuance of such obligations and provide for capitalized interest and reserves as may be reasonably 
required.   
 
Adjustments to the designated and anticipated line item (public and private) costs provided in this 
Redevelopment Plan are expected. Each individual project cost and the resulting tax revenues will be 
re-evaluated as each project is considered for BDD financing under provisions of the Act.   
 
Therefore, totals of line items set forth in this BDD Plan are not intended to place a total limit on the 
described expenditures or intended to preclude payment of other eligible redevelopment project costs 
in connection with the redevelopment of the Area, provided the total amount of payment for all 
eligible redevelopment project costs, public and private, shall not exceed the amount set forth herein 
or as may be amended in the future.  Adjustments may be made to the designated and anticipated line 
items within the total, either increasing or decreasing line-item costs for redevelopment. 
 
The public BDD projects will benefit and be utilized by all owners, users and tenants of real property 
located in the BDD Area.  To the extent that the City’s BDD projects involve the development or 
redevelopment of privately owned property, it is not possible currently to identify or describe all the 
specific private Developers, users, or tenants of such property.  As part of the initial establishment of 
the BDD Area, the City will provide, in the manner prescribed by the Illinois Department of Revenue 
(the “IDOR”), the boundaries of the business district and each address in the business district in such 
a way that IDOR can determine by its address whether a business is in the business district.  As the 
Area develops, the City will notify the Local Tax Allocation Division at IDOR in writing of any 
additions, deletions, or changes of business addresses within the existing BDD Area.  Such written 
notices of additions, changes or deletions may occur provided any related BDD boundary 
amendments or tax rate Ordinance changes have been properly completed pursuant to the Act. 
 

TABLE 3.  ANTICIPATED BDD-ELIGIBLE PROJECT COSTS 

No. Eligible Cost Category Anticipated Cost 
 

1. 
 
Professional Services  
(e.g., plans, analysis, administration, studies, legal, marketing, etc.) 
 

$950,000 

 
2. 

 

 
Property Assembly (e.g., land & building acquisition) $500,000 

 
3. 

 
Site Preparation (e.g., demolition, clean-up, clearing & grading) 
 

$1,935,000 

 
4. 

 
Public Works/Public Infrastructure Improvements 
(e.g., streets, bridges, sidewalks, crosswalks, utilities, etc., which per the Act are within or 
outside of the BDD Area that are essential to the BDD Plan) 
 

$3,000,000 
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TABLE 3.  ANTICIPATED BDD-ELIGIBLE PROJECT COSTS 

No. Eligible Cost Category Anticipated Cost 
 

5. 
 
Rehabilitation of Existing Buildings, Fixtures and Leasehold 
Improvements 
(e.g., repairs, renovations, remodeling, relocation & rehabilitation) 
 

$9,500,000 

 
6. 

 
Construction or Installation of Buildings, Structures, Fixtures, 
Equipment, Utilities and Other Surface Improvements 
 

$4,810,000 

 
7. 

 
Financing Costs 
(e.g., interest, reserves & cost of issuance related to obligations) 
 

$7,000,000 

 
8. 

 
Relocation Costs (as deemed necessary and appropriate by the City) 
 

$150,000 

Total: $27,845,000 

 
Anticipated Sources of Funds to Pay Project Costs 
 
As authorized by the Act and following the establishment of the BDD Area and approval of the BDD 
Plan, the City intends to impose the following BDD taxes8 which will be applicable to the BDD Area: 
 
Business District Retailers' Occupation Tax.  The corporate authorities of the City of Peoria, 
upon designating this business district pursuant to Section 11-74.3-6(b) of the Act, intends to impose 
a Business District Retailers' Occupation Tax.  Such tax shall be imposed upon all persons engaged in 
the business of selling tangible personal property within the BDD Area, other than an item of tangible 
personal property titled or registered with an agency of the State of Illinois, at retail in the business 
district at the rate of 1.0% of the gross receipts from the sales made in the course of such business.  
The tax may not be imposed on food for human consumption that is to be consumed off the premises 
where it is sold (other than alcoholic beverages, soft drinks, and food that has been prepared for 
immediate consumption), prescription and nonprescription medicines, drugs, medical appliances, 
modifications to a motor vehicle for the purpose of rendering it usable by a person with a disability, 
and insulin, urine testing materials, syringes, and needles used by diabetics, for human use.  The tax 
imposed under this subsection and all civil penalties that may be assessed as an incident thereof shall 
be collected and enforced by the Illinois Department of Revenue (“IDOR”). 
 
Business District Service Occupation Tax.  Pursuant to Section 11-74.3-6(c) of the Act, the 
corporate authorities of the City of Peoria intend to also impose a Business District Service 
Occupation Tax.  Such tax be imposed upon all persons engaged, in the business district, in the 
business of making sales of service, who, as an incident to making those sales of service, transfer 
tangible personal property within the business district, either in the form of tangible personal property 

 
8  If deemed necessary to amend the BDD Plan in the future to include the development of projects engaged in the 
business district in the business of renting, leasing, or letting rooms in a hotel, as defined in the Hotel Operators' 
Occupation Tax Act, the City may at that time, pursuant to Section 11-74.3-6(d) of the BDD Act, impose a BDD Hotel 
Operators' Occupation Tax at a rate not to exceed 1.0% of the gross rental receipts from the renting, leasing, or letting of 
hotel rooms within the business district. 
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or in the form of real estate as an incident to a sale of service. The tax shall be imposed at the same 
1.0% rate as the tax imposed for the Business District Retailers’ Occupation Tax on the selling 
price of tangible personal property so transferred within the business district. The tax may not be 
imposed on food for human consumption that is to be consumed off the premises where it is sold 
(other than alcoholic beverages, soft drinks, and food that has been prepared for immediate 
consumption), prescription and nonprescription medicines, drugs, medical appliances, modifications 
to a motor vehicle for the purpose of rendering it usable by a person with a disability, and insulin, 
urine testing materials, syringes, and needles used by diabetics, for human use. The tax imposed under 
this subsection and all civil penalties that may be assessed as an incident thereof shall be collected and 
enforced by the Illinois Department of Revenue. 
 
Intended uses of the Business District Retailers' Occupation Tax and Business District 
Service Occupation Tax: 

Upon completion of the redevelopment projects, the City of Peoria currently projects the average 
annual Business District Retailers' Occupation Tax and Business District Service Occupation Tax that 
will be collected from businesses located within the BDD Area will amount to approximately $165,000 
per calendar year. Upon receiving BDD funds from the IDOR, the City shall deposit such funds to 
the “Peoria-Keller Station Business Development District Special Tax Allocation Fund” for the purposes of 
paying or reimbursing business district project costs and obligations incurred in the payment of those 
costs. 

Other Sources of Funds for Implementation of this BDD Plan 
 
Other sources of funds that may be used to pay the costs of implementing this BDD Plan may include, 
but are not limited to, the following: 
 

1. Private equity capital which is available to private Developers through their own cash reserves 
or financing sources; 
 

2. Assistance through Tax Increment Financing and/or Enterprise Zone incentives; 
 

3. Revenue available because of development assessments, purchase and sale agreements, and 
leases entered between the City and other individuals or entities; 
 

4. Improvements by third-party tenants; 
 

5. Special Assessments; 
 

6. Special Service Areas, if any, that the City may create within the BDD Area and impose 
additional property taxes upon properties located within such special service areas to pay the 
costs of providing special services that may be performed from time to time within such special 
service areas with the BDD Area in support of the goals and objectives of this BDD Plan; 
 

7. Grants and loans from the United States or the State of Illinois, or any instrumentality of the 
federal or state government and units of government thereof; 
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8. General revenues of the City, to the extent such revenue is not necessary to fund other 
operations of the City;  
 

9. The City may issue obligations in one or more series in the future, maturing and bearing 
interest at rates and having such other terms and provisions determined by the City by 
Ordinance and in whole or in par secured and/or paid from funds or deposits credited to the 
“Peoria-Keller Station Business Development District Special Tax Allocation Fund”; and 
 

10. Other legally permissible sources of public financing that may be identified at such time in the 
future that the City may deem appropriate to fund BDD project costs. 

 
The exact portion of project costs the City may reimburse from each of the above referenced sources 
of funds will depend upon the availability of funds from these sources and the approval of written 
redevelopment agreements by and between a private developer(s) and the City of Peoria. 
 

SECTION VII. 
OTHER STATUTORY REQUIREMENTS 

 
Future Land Use and Zoning.  The general uses of the land within the BDD Area shall conform to 
the existing and future land uses as well as current and future zoning and subdivision codes of the City 
of Peoria.   
 
Commitment to Fair Employment.  The City of Peoria will comply with fair employment practices 
and an Affirmative Action Plan in the implementation of this BDD Plan and Projects. 
 
Amendments to the Peoria-Keller Station Business Development District Plan and Area. 
Pursuant to Section 5/11-74.3-2(f) of the Act and other applicable City Ordinances, the City may 
amend the BDD Plan, the boundaries of the BDD Area, and the taxes provided for in subsections 
(10) and (11) of Section 11-74.3-3 may be imposed or altered. 
 
Business District Tax Allocation Fund.  Upon adopting an Ordinance approving this BDD Plan, 
the City shall establish the “Peoria-Keller Station Business Development District Special Tax Allocation Fund” 
for the purposes of paying or reimbursing business district project costs and obligations incurred in 
the payment of those costs.  The business district tax allocation fund shall be dissolved no later than 
270 days following payment to the municipality of the last distribution of taxes as provided in Section 
11-74.3-6. 
 
Term of the Peoria-Keller Station Business Development District Taxes, Plan and Projects.  
Upon payment of all business district project costs and retirement of all obligations paying or 
reimbursing business district project costs, but in no event more than twenty-three (23) years after the 
date of adoption of the ordinance imposing taxes pursuant to subsection (10) or (11) of Section 11-
74.3-3, the municipality shall adopt an ordinance immediately rescinding the taxes imposed pursuant 
to subsection (10) or (11) of Section 11-74.3-3.   
 
Nature and Term of Bonds or Notes.  The City may utilize a “pay-as-you-go” approach to financing 
private eligible BDD project costs. Pursuant to Section 11-74.3-6(e) of the Act, obligations secured by 
the “Peoria-Keller Station Business Development District Special Tax Allocation Fund” may also be issued to 
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provide for the payment or reimbursement of business district project costs.  The City may issue 
bonds or other obligations to fund public infrastructure or other eligible project costs.  The City may 
secure such obligations by pledging, for any period of time up to and including the dissolution date, 
all or any part of the funds in and to be deposited in the Business District Tax Allocation Fund to the 
payment of business district project costs and obligations which do not exceed 20 years in length, or 
the term of Peoria-Keller Station Business Development District, whichever is less. The City may also 
issue revenue bonds, notes, or other obligations to fund private eligible project costs as well which 
would also be limited to 20 years in length. The repayment of debt service of these obligations would 
be limited to the BDD funds generated as permitted by the Act and/or other pledged funds authorized 
by the City including, but not limited to, tax increment financing funds, special service area taxes and 
special assessments.  
 
BDD Contracts.  The City shall have the power to make and enter into all contracts necessary or 
incidental to the implementation and furtherance of a business district plan. A contract by and between 
the municipality and any developer or other nongovernmental person to pay or reimburse said 
developer or other nongovernmental person for business district project costs incurred or to be 
incurred by said developer or other nongovernmental person shall not be deemed an economic 
incentive agreement under Section 8-11-20, notwithstanding the fact that such contract provides for 
the sharing, rebate, or payment of retailers' occupation taxes or service occupation taxes (including, 
without limitation, taxes imposed pursuant to subsection (10)) the municipality receives from the 
development or redevelopment of properties in the business district.  Such contracts are hereby 
deemed necessary by the City to address the blighting factors described herein, and to address the 
historic lack of growth and private investment for which the City finds is unlikely to be satisfactorily 
addressed but for the availability of funds as may become available in the Keller Station Business District 
Special Tax Allocation Fund. 
 
Contiguity of Parcels within BDD Area.  All parcels within the Keller Station BDD Area are 
contiguous and are expected to directly and substantially benefit from the BDD Redevelopment Plan.  
A list of known street addresses currently located within the Keller Station BDD Area are attached 
hereto as Exhibit 3. 
 
Contiguous BDD Areas.  The City may utilize the revenue from a business district retailers' 
occupation tax and service occupation tax imposed under paragraph (10) and a hotel operators' 
occupation tax under paragraph (11) of Section 11-74.3-3 in connection with one business district for 
eligible costs in another business district that is: (A) contiguous to the business district from which 
the revenues are received; (B) separated only by a public right of way from the business district from 
which the revenues are received; or (C) separated only by forest preserve property from the business 
district from which the revenues are received if the closest boundaries of the business districts that 
are separated by the forest preserve property are less than one mile apart. 
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SECTION VIII. 
CONCLUSION 

 
The City of Peoria, Peoria County, Illinois has determined that to promote the health, safety, morals, 
and welfare of the public, blighted conditions need to be eradicated, conservation measures instituted, 
and that redevelopment within the Peoria-Keller Station Business Development District should be 
undertaken.  In order to remove and alleviate adverse conditions, it is necessary to encourage private 
investment and restore and enhance the tax base of the taxing districts by the development or 
redevelopment of the Area.  
 
The Mayor and City Council hereby conclude that it is in the best interest of the City and that the 
citizens of Peoria will benefit by the adoption of this Peoria-Keller Station Business Development 
District Plan, Projects, and Area. 
 
 
CITY OF PEORIA, ILLINOIS 
 
 
 
  By: ______________________________   Date ____ / ____ / 2022 
   Mayor 
 
 
 
  Attest: _______________________________  Date ____ / ____ / 2022 

   City Clerk 
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EXHIBIT 1 
 

LEASE AGREEMENT 
by and between 

THE KIM GROUP, LTD. 
and 

PLEASURE DRIVEWAY AND PARK DISTRICT OF PEORIA 
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EXHIBIT 2 
 

PEORIA-KELLER STATION BDD AREA 
BOUNDARY MAP AND BOUNDARY DESCRIPTION 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

PROPOSED BOUNDARY DESCRIPTION FOR KELLER STATION BUSINESS DEVELOPMENT DISTRICT 

BEGINNING AT THE INTERSECTION OF THE NORTH RIGHT‐OF‐WAY LINE OF N OAK POINT CT AND THE EAST RIGHT‐
OF‐WAY LINE OF N KNOXVILLE AVE; THENCE SOUTHEASTERLY ALONG EAST RIGHT‐OF‐WAY LINE OF N KNOXVILLE 
AVE TO THE  INTERSECTION OF THE EAST RIGHT‐OF‐WAY LINE OF N PROSPECT RD AND THE EAST RIGHT‐OF‐WAY 
LINE OF N KNOXVILLE AVE; THENCE SOUTH ALONG THE EAST RIGHT‐OF‐WAY‐LINE OF N KNOXVILLE AVE EXTENDED 
TO A POINT  INTERSECTING WITH  THE WEST RIGHT‐OF‐WAY  LINE OF THE PEORIA PARK DISTRICT ROCK  ISLAND 
GREENWAY TRAIL; THENCE NORTHWESTERLY ALONG THE WEST RIGHT RIGHT‐OF‐WAY LINE OF THE PEORIA PARK 
DISTRICT ROCK ISLAND GREENWAY TRAIL TO A POINT ON THE NORTH RIGHT‐OF‐WAY LINE OF W NORTHMORE RD; 
THENCE NORTHEASTERLY ON A  LINE  EXTENDED  FROM  SAID POINT ON  THE NORTH RIGHT‐OF‐WAY  LINE OF W 
NORTHMORE RD TO THE POINT OF BEGINNING, ALL SITUATED IN THE CITY OF PEORIA, COUNTY OF PEORIA, AND 
STATE OF ILLINOIS. 



 

Page 34 /  City of Peoria-Keller Station Business Development District Redevelopment Plan 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

[This page is intentionally blank.] 
 

  



 

 City of Peoria-Keller Station Business Development District Redevelopment Plan / Page 35 

EXHIBIT 3 
 

PEORIA-KELLER STATION BDD AREA 
CURRENT STREET ADDRESSES 

 

Property Location Street Addresses 
 

Keller Station Site 
 

PIN 14-16-327-008 

 
6001 N KNOXVILLE - SUITE 100 (vacant, under construction) 
6001 N KNOXVILLE - SUITE 101 (vacant, under construction) 
6001 N KNOXVILLE - SUITE 102 (vacant, under construction) 
6001 N KNOXVILLE - SUITE 103 (vacant, under construction) 
6001 N KNOXVILLE - SUITE 104 (vacant, under construction) 
6001 N KNOXVILLE - SUITE 105 (vacant, under construction) 
6001 N KNOXVILLE - SUITE 106 (vacant, under construction) 
6001 N KNOXVILLE - SUITE 107 (vacant, under construction) 
6009 N KNOXVILLE - SUITE 101 (vacant, under construction) 
6009 N KNOXVILLE - SUITE 104 (vacant, under construction) 
6009 N KNOXVILLE - SUITE 105 (vacant, under construction) 
6009 N KNOXVILLE - SUITE 106 (vacant, under construction) 
6009 N KNOXVILLE - SUITE 107 (vacant, under construction) 
6009 N KNOXVILLE - SUITE 108-109 (vacant, under construction) 
6015 N KNOXVILLE - SUITE 100, PATIO, & 104B (BONE FOOD CORP) 
6015 N KNOXVILLE - SUITE 102 (HUE SALON) 
6015 N KNOXVILLE - SUITE 103 (HELLO HEADBAND, LLC) 
6015 N KNOXVILLE - SUITE 104 (FLAT BRANCH MORTGAGE) 

6015 N KNOXVILLE - SUITE 105 (INSPIRED MATERNITY) 
6035 N KNOXVILLE - SUITE C (STUDIO C) 
6035 N KNOXVILLE - SUITE 100A (CXT COFFEE (MISSING ZITHER)) 
6035 N KNOXVILLE - SUITE 100B (available for lease)  
6035 N KNOXVILLE - SUITE 100C (available for lease) 
6035 N KNOXVILLE - SUITE 100D (available for lease) 
6035 N KNOXVILLE - SUITE 100E (available for lease) 
6035 N KNOXVILLE - SUITE 100F (available for lease) 
6035 N KNOXVILLE - SUITE 100G (available for lease) 
6035 N KNOXVILLE - SUITE 100H (available for lease) 
6035 N KNOXVILLE - SUITE 100I (available for lease) 
6035 N KNOXVILLE - SUITE 101 (CXT COFFEE) 
6035 N KNOXVILLE - SUITE 102A (EXP REALTY) 

6035 N KNOXVILLE - SUITE 102B (CMFS - KREID ASSET MANAGEMENT) 
6035 N KNOXVILLE - SUITE 103A (HOLMES MURPHY) 
6035 N KNOXVILLE - SUITE 103B (CLARK & MEISS GROUP) 

6035 N KNOXVILLE - SUITE 104 (available for lease) 
6035 N KNOXVILLE - SUITE 105 (MILLER TITLE) 
6035 N KNOXVILLE - SUITE 200 (THE KIM GROUP LTD.) 
6035 N KNOXVILLE - SUITE 201A (available for lease) 
6035 N KNOXVILLE - SUITE 201B (available for lease) 
6035 N KNOXVILLE - SUITE 202A (available for lease) 
6035 N KNOXVILLE - SUITE 202B (available for lease) 
6035 N KNOXVILLE - SUITE 203A (available for lease) 
6035 N KNOXVILLE - SUITE 203B (available for lease) 
6035 N KNOXVILLE - SUITE 203C (available for lease) 
6035 N KNOXVILLE - SUITE 203D (CIORBA GROUP) 
6035 N KNOXVILLE - SUITE 203E (available for lease) 
6035 N KNOXVILLE - SUITE 203F  (available for lease) 
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Property Location Street Addresses 
6035 N KNOXVILLE - SUITE 204A (CUISINE CONCEPTS) 
6035 N KNOXVILLE - SUITE 204B (MURPHY & HOLMES) 
6035 N KNOXVILLE - SUITE 204C (STEADFAST COUNSELING LLC) 
6035 N KNOXVILLE - SUITE 204D  (available for lease) 
6035 N KNOXVILLE - SUITE 204E (available for lease) 
6035 N KNOXVILLE - SUITE 204F (KITCHEART LLC) 
6035 N KNOXVILLE - SUITE 204G (THE YELLOW BEAR FOUNDATION) 
6035 N KNOXVILLE - SUITE 204H (AUTONOMY ALLIANCE COUNSELING) 

6035 N KNOXVILLE - SUITE 204I (STARK INDUSTRIES) 
 

 
McQuellon Consulting Inc.; 

McQuellon Appraisal Service; 
Robert McQuellon Law Firm; 
State Farm Insurance Offices; 

Thomas Gilfillan, DDS 
 

PIN 14-16-327-006 
 

 
5901 N KNOXVILLE AVE  #101 (MCQUELLON) 
5901 N KNOXVILLE AVE # 102 (THOMAS GILFILLAN, DDS) 

5901 N KNOXVILLE AVE # 202 (STATE FARM INSURANCE) 

 
Kinetico 

Superior Water Systems, Inc.; 
CEFCU ATM 

 
PIN 14-16-327-004 

 

 
5831 N KNOXVILLE AVE (KINETIC-SUPERIOR WATER SYSTEMS, INC.) 
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