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SECTION I
INTRODUCTION
The proposed Northside Business Park Redevelopment Project Area ("Area")
presently contains a variety of commercial, industrial, residential, public/semi-public and undeveloped land uses. The geographic location of this
Area is fully described and illustrated on the enclosed Exhibit A, Redevel-

opment Project Area Boundary Map, and Appendix A, Legal Description.
The Area consists mostly of older, commercial; industrial and residential
buildings, many of which are in need of repair. Portions of the built environment in this Area have experienced deterioration and the area as a whole
meets the eligibility requirements of the Illinois Tax Increment Allocation
Redevelopment Act, 65 ILCS 5111-741 et.seq (the Act). Lack of recent investment is evidenced by the condition of many private properties and public
infrastructure
The City proposes to use tax increment financing, as well as other economic
· development resources, when available , to address needs in the Redevelopment Project Area and induce the investment of private capital. The Area, on
the whole , has not been subject to growth and development through investment by private enterprise and is not likely to do so without the adoption of
this proposed Redevelopment Plan.
The public projects that are anticipated for the Redevelopment Project Area
may include , but are not limited to: street construction and utility work; land
assembly; property rehabilitation; improvements to existing public streets
and utilities located in the Area; private developer assistance; site preparation; marketing; promotions; job training and other TIF eligible activities.
The aforementioned Act permits the use of tax increment financing to address the presence of blight or conditions that lead to blight. The Act sets
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forth the requirements and procedures for establishing a Redevelopment
Project Area and a Redevelopment Plan.
This Redevelopment Plan documents the qualifications of the Area. The
purpose of the Redevelopment Plan is to provide an instrument that can be
used to guide the correction of area problems and stabilize existing development in the Area. This Redevelopment Plan identifies those activities,
sources of funds and procedures required to implement tax increment financing pursuant to the Act.
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SECTION II
STATUTORY BASIS FOR TAX INCREMENT FINANCING
A.

Introduction

Tax increment financing (TIF) is a local funding mechanism created by the
"Tax Increment Allocation Redevelopment Act." The Act is found at 65 ILCS
5/11-7 4.4-1 et. seq.
As used, herein, the term redevelopment project means any public and
private development project in furtherance of the objectives of a redevelopment plan. The term redevelopment project area means an area designated by the municipality, which is not less .in the aggregate than 1-112 acres
and in respect to which the municipality has made a finding that there exist
conditions which cause the area to be classified as an industrial park conservation area or a blighted area or a conservation area, or a combination of
both blighted areas and conservation a;Fea&. Redevelopment plan means
the comprehensive program of the municipality for development or redevelopment intended by the payment of redevelopment project costs to reduce or
eliminate those conditions the existence of which qualified the redevelopment
project area for utilization of tax increment financing, and thereby to enhance the tax bases of the taxing districts which extend into the redevelopment project area.
The concept behind the tax increment law is straightforward and allows a
municipality to carryout redevelopment activities on a local basis. Redevelopment that occurs in a designated redevelopment project area results in an
increase the equalized assessed valuation (E.A.V.) of the property and, thus,
generates increased real property tax revenues . This increase or "increment"
can be used to finance "redevelopment project costs" such as land acquisition,
site clearance , building rehabilitation, interest subsidy, construction of public
infrastructure and other items as permitted by the Act.
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The Illinois General Assembly made various findings in adopting the Tax
Increment Allocation Redevelopment Act, among them were:
1.

That there exists in many municipalities within the State
blighted and conservation areas; and

2.

That the eradication of blighted areas and the treatment and
improvement of conservation areas by redevelopment projects
are essential to the public interest and welfare.

These findings were made on. the basis that the presence of blight, or conditions that lead to blight, is detrimental to the safety, health, welfare and
morals of the public.
To ensure that the exercise of these powers is proper and in the public interest, the Act specifies certain requirements that must be met before a municipality can proceed with implementing a redevelopment plan. One of these
requirements is that the municipality -must demonstrate that a redevelopment project area qualifies under the provisions of the Act. With the definitions set forth in the Act, a redevelopment project area may qualify either as
a blighted area, a conservation area, or a combination of both blighted area
and conservation area, or an industrial park conservation area. The Act does
not offer detailed definitions of the blighting factors used to qualify Areas.
However those definitions set forth in the Illinois Department of Revenue's
"Definitions and Explanations of Blight and Conservation Factors" were used
in preparing this Redevelopment Plan.
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SECTION III
REDEVELOPMENT PROJECT AREA
A.

Boundarv Delineation

There are a number of factors that were taken into consideration in establishing the boundary of the Northside Business Park Redevelopment Project
Area. Principal among these is identified interest on the part of property
owners desirous of making private investment in the Area. In addition,
various planning guidelines and standards, as described herein, have been
followed in delineating the Redevelopment Project Area boundary, as well as

in the preparation of this Redevelopment Plan. These standards and guidelines exceed those minimum requirements established by the Tax Increment
Allocation Redevelopment Act.
Staff of PGAV Urban Consulting conducted research of the Area in order to
ascertain the existence and prevalence e.f building age and blighting factors .
Information assembled was supplemented by data obtained from various City
Departments. Based on these investigations and-qualification requirements
and the determination of needs and deficiencies in the Area the qualification
and the boundary of the Redevelopment Project Area were determined.

B.

Program Requirements/Findings

The following findings and evidentiary documentation is made with respect
to establishing the Redevelopment Project Area:
1.

80118
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The Area as a whole meets the statutory requirements as a
combination blighted and conservation area. Further, the factors necessary to make this finding are present to a meaningful
extent and are reasonably distributed throughout the Area.
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2.

The Redevelopment Project Area encompasses approximately
214 acres and, therefore, exceeds the statutory minimum size of
1-1/2 acres.

3.

The Redevelopment Project Area is contiguous, and is contained
within a single perimeter boundary.

4.

All properties included in the Redevelopment Project Area will
substantially benefit from being included in the Area.

5.

The City Council finds that the adoption of this Redevelopment
Plan and Project conforms to the Comprehensive Plan for the
City of Peoria, as amended.

6.

The Redevelopment Project Area, as a whole , has not been
subject to growth and development through investment by private enterprise and would not reasonably be anticipated to occur
without the adoption of the- Redevelopment Plan. It is very apparent that widespread private investment is not occurring in
the Area. Further evidence of this is .presented herein.
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SECTION IV
BASIS FOR ELIGIBILITY OF THE AREA AND FINDINGS
A.

Introduction

A redevelopment project area, according to the Tax Increment Allocation
Redevelopment Act (65 ILCS 5/11-74.4-1 et. seq.), is that area designated by
a municipality (village or incorporated town) in which the finding is made
that there exist conditions which cause the area to be classified as a blighted
area, conservation area, combination of blighted and conservation areas, or
an industrial park conservation area. The criteria and the individual factors
that were utilized in conducting the evaluation of the physical conditions in
the Redevelopment Project Area are outlined below:

B.

Statutorv Qualifications

While the Act sets forth the factors that must be present in order for an area
to quality for TIF, certain terms used to describe these factors are not defined
in the Act. The Illinois Department of Revenue in their manual "Definition
of Blight and Conservation Factors" defined these terms. The following
provides t he statutory definitions of the various types of areas. This is followed by the blighting investigation, which was guided by the definition of
terms used in the Act, as prepared by the Illinois Department of Revenue:

1.

Eligibility of a Blighted Area

"Blighted area" means any improved or vacant area within the
boundaries of a redevelopment project area located within the territorial limits of the municipality where , if improved, industrial, commercial and residential buildings or improvements, because of a combination of 5 or more of the following factors: age; dilapidation; obsolescence; deterioration; illegal use of individual structures; presence of
80118
3/15/99
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structures below minimum code standards; excessive vacancies; overcrowding of structures and community facilities; lack of ventilation,
light or sanitary facilities ; inadequate utilities; excessive land coverage ; deleterious land-use or layout; depreciation of physical maintenance ; lack of community planning, is detrimental to the public safety,
health, morals or welfare, or if vacant, the sound growth of the taxing
districts is impaired by, (1) a combination of 2 or more of the following
factors : obsolete platting of the vacant land; diversity of ownership of
such land; tax and special assessment delinquencies on such land;
flooding on all or part of such vacant land; deterioration of structures
or site improvements in neighboring areas adjacent to the vacant land,
or (2) the area immediately prior to becoming vacant qualified as a
blighted improved area, or (3) the area consists of an unused quarry or
unused quarries, or (4) the area consists of an unused railyards, rail
tracks or railroad rights-of-way, or (5) the area, prior to its designation, is subject to chronic flooding which adversely impacts on real
property in the area and such flooding is substantially caused by one
or more improvements in or in pJ;oximity to the area which improvement s have been in existence for at least 5 years, or (6) the area consists of an unused disposal site, containing earth, stone , building debris or similar material which were removed from construction, demolition, excavation or dredge sites, or (7) the area is not less than 50 nor
more than 100 acres and 75% of which is vacant, notwithstanding the
fact that such area has been used for commercial agricultural purposes
within 5 years prior to the designation of the redevelopment project
area and which area meets at least one of the factors itemized in provision (1) of the subsection (a), and the area has been designated as a
town or village center by ordinance or comprehensive plan adopted
prior to January 1, 1982, and the area has not been developed for that
designated purpose.
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Eligibility of a Conservation Area

"Conservation area" means any improved area within the boundaries of a redevelopment project area located within the territorial limits of the municipality in which 50% or more of the structures in the
area have an age of 35 years or more. Such an area is not yet a
blighted area but because of a combination of three or more of the following factors : dilapidation; obsolescence; deterioration; illegal use of
individual structures; presence of structures below minimum code
standards; abandonment; excessive vacancies; overcrowding of structures and community facilities ; lack of ventilation, light, or sanitary
facilities ; inadequate utilities; excessive land coverage ; deleterious
land-use or layout; depreciation of physical maintenance; lack of community planning, is detrimental to the public safety, health, morals or
welfare and such an area may become a blighted area.

3.

Eligibility of an Industri:_al

~ark

Conservation Area

"Industrial park conservation area" :J?leans an area within the
boundaries of a redevelopment project area located within the territorial limits of a municipality that is a labor surplus municipality or
wit hin 1-1/2 miles of the territorial limits of a municipality that is a
labor surplus municipality if the area is annexed to the municipality;
which area is zoned as industrial no later than at the time t he municipality by ordinance designates the redevelopment project area, and
which area includes both vacant land suitable for use as an industrial
park and a blighted area or conservation area contiguous to such vacant land.
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Investigation and Analysis of Blighting Factors

In determining whether or not the proposed Redevelopment Project Area
meets the eligibility requirements of the Act, various research and field
surveys were conducted. These included:
Contacts with City officials knowledgeable as to area conditions
and history, age of buildings and site improvements, methods of
construction, real estate matters and related items, as well as
examination of existing information related to the area.
On-site field examination of the proposed Redevelopment Project
Area ·conditions by experienced property inspectors of PGAV.
These personnel are trained in techniques and procedures of de-.
termining conditions of local properties, utilities, streets, etc.
and determination of eligibility of designated areas for tax increment financing.
Use of accepted definitions and guidelines to determine area
eligibility as established by the Illinois Department of Revenue
Manual in conducting eligibility compliance review for State of
Illinois Tax Increment Finance Areas in 1988.
Adherence to basic findings of need as established by the Illinois
General Assembly in establishing tax increment financing which
became effective on January 10, 1977. These are:
There exists in many Illinois municipalities areas that
are conservation or blighted areas, within the meaning of
the TIF Act.
The eradication of blighted areas and the treatment of
conservation areas by redevelopment projects are essential to the public interest.
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These findings are made on the basis that the presence of
blight or conditions, which lead to blight, is detrimental to
the safety, health, welfare and morals of the public.
To ensure that the exercise of these powers is proper and
in the public interest, the Act also specifies certain requirements that must be met before a municipality can
proceed with implementing a redevelopment project. One
of these is that the municipality must demonstrate that
the Redevelopment Project Area qualifies. An analysis of
the physical conditions and the presence of blighting factors were commissioned by the City. The result and
documentation of this effort is summarized below.
D.

Analysis of Conditions in the Area

In making the determination of eligibility -it is not required that each and
every property or building in the Redevelopment Project Area be blighted or
otherwise qualify. It is the area, as a whole , thai must be determined to be
eligible.
In January 1999, PGAV staff conducted a field survey to document existing
conditions in the Area. One of the outcomes of this survey was an inventory
of existing land uses, which are illustrated on Exhibit B. For purposes of
quantifying blighting and conservation eligibility factors , the Area was
divided into sections, which are delineated on Exhibit C. Exhibit D provides a quantitative summary of the conditions, which cause the Area to
qualify under the Act per surveys and research undertaken. This is followed
by a narrative description of qualifying factor definitions and the findings for
each factor listed.
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Blighting/Conservation Factors Matrix
Northside Business Park Redevelopment Project Area
City of Peoria, Illinois
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Vacant Land

Improved Land

Section

A
0

0

2

./

8

0

15

7

./

./

./

4

0

27

11

./

./

./

2

0

9

4

./

./

./

5

0

2

2

B

6

2

8

6

6

6

3

0

6

2

0

./

c

79

15

94

70

63

69

41

6

65

27

7

./

0

58

27

85

51

46

44

30

3

40

22

0

E

24

9

33

16

16

16

7

0

16

10

F

20

2

22

14

13

14

11

6

13

7

G

2

0

2

5

5

5

5

5

4

5

Northside Matrix .xts

Northside Business Park TIF
Redeuelopment Plan and Project

1.

Peoria, fllinois

A.ge Of Structures - Definition

Age presumes the existence of problems or limiting conditions resulting from normal and continuous use of structures and exposure to the
elements over a period of many years. As a rule, older buildings typically exhibit more problems than buildings constructed in later years
because of longer periods of active usage (wear and tear) and the impact of time, temperature and moisture . Additionally, older buildings
may not to be ideally suited for modern-day uses, nor meet contemporary space and development standards.
Age is a prerequisite factor in determining an Area's qualification as a
"conservation area". As is clearly set forth in the Act, 50% or more of
the structures must have an age of 35 years or greater in order to meet
this criteria.

Summary of Findings Regarding Age: The Redevelopment Project
Area contains a total of 162 stryctures (exclusive of small accessory
structures). Nearly 92% of these structures are 35 years of age or older
as determined by field surveys and local research. Hence, more than
50% of the buildings (statutory requirement for a conservation area) exceed 35 years of age.

2.

Depreciation of Physical Maintenance - Definition

This factor considers the effects of deferred maintenance and the lack
of maintenance of buildings, improvements and grounds comprising
the proposed redevelopment area. Evidence to show the presence of
this factor may include , but is not limited to , the following:

Buildings:
unpainted or unfinished surfaces; paint
peeling; loose or missing materials; sagging or bowing
walls, floors , roofs, and porches; cracks ; broken windows;
loose gutters and downspouts; loose or missing shingles;
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damaged building areas still in disrepair; etc.

This in-

formation may be collected as part of the building condition survey undertaken to document t he existence of elilapidation and deterioration.
Front yards, side yards, back yards and vacant
parcels: accumulation of trash and debris; broken sidewalks; lack of vegetation; lack of paving and dust control;
potholes, standing water; fences in disrepair; lack of
mowing and pruning of vegetation, etc.
Streets, alleys and parking areas: potholes; broken-up
or crumbling surfaces; broken curbs and/or gutters; areas
of loose or missing materials; standing water, etc.

Summary of Findings Regarding Physical Maintenance: Depreciation of physical maintenance is prevalent throughout the Redevelopment Project Area. Of the total structures surveyed, 95% exhibited signs
of depreciation of physical maintenance. In addition, streets and offstreet parking areas throughout the Redevelopment Area exhibit signs of
depreciation of physical maintenance due to broken or cracked surfaces;
and areas of loose or missing materials.

3.

Deterioration- Definition

Deterioration refers to physical deficiencies or disrepair in buildings or
site improvements requiring treatment or repair.
•

80118
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Deterioration of Buildings: While deterioration may
be evident in basically sound buildings, e.g. , lack of
painting, loose or missing mat erials, or holes and cracks
over limited areas, such deterioration can be corrected
through normal maintenance . Such deterioration would
not be sufficiently advanced to warrant classifying a
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building as being deteriorated or deteriorating within the
purposes of the Act.
Deterioration, which is not easily correctable in the course
of normal maintenance, may also be evident in buildings.
Such buildings may be classified as deteriorating or in an
advanced stage of deterioration, depending upon the degree or extent of defects. This would include buildings
with major defects in the secondary building components
(e.g., doors, windows, porches, gutters and downspouts,
fascia materials, etc.), and major defects in primary
building components (e.g., foundations , frames , roofs,
etc.), respectively.
•

Deterioration of Surface Improvements: The conditions of roadways, alleys, curbs, gutters, sidewalks, offstreet parking and surface storage areas may also evidence deterioration;- surface cracking, crumbling, potholes, depressions, loose paving materials, weeds protruding through the surface, etc.
Field surveys should document and map the location,
extent and distribution of deteriorating buildings and
other site improvements such as fences , walls, signs, utility vaults, utility poles, dead or dying trees, bushes and
other landscaping.

Summary of Findings Regarding Deterioration: Throughout the
Redevelopment Project Area deteriorating conditions were recorded on
97 or 60 % of the 162 buildings. The field survey of exterior building
conditions in the Redevelopment Project Area found structures with
major defects in the secondary structural components, including windows, doors, gutters, downspouts, porches, chimneys, fascia materials,
etc. Deterioration represented by the presence of one or more of these
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conditions is found in the Redevelopment Area. Deteriorated conditions
were also prevalent on side streets, alleys, curbs, sidewalks, and offstreet parking areas in the Area.

4.

Dilapidation -Definition

Dilapidation refers to an "advanced" state of disrepair of buildings or
improvements, or the lack of necessary repairs, resulting in the buildl.ng or improvement falling into a state of decay. Dilapidation as a factor is based upon the documented presence and reasonable distribution
of buildings and improvements that are in an advanced state of disrepair. At a minimum, dilapidated buildings should be those with critical defects in primary structural components (roof, bearing walls, floor
structure, and foundation) , building systems (heating, ventilation,
lighting and plumbing), and secondary structural components in such
combination and extent that:
a.

major repair is required;-or

b.

the defects are so serious and so extensive that the
buildings must be removed.

Summary of Findings Regarding Deterioration: Approximately
10% or 16 of the 162 buildings within the Area were in dilapidated condition. These dilapidated buildings were located in three of the six sections surveyed. The fact that the Area does not have a higher number of
dilapidated structures is a result of the City's program to have unsafe
buildings demolished. The number of vacant parcels that now exist is
largely due to removal of dilapidated buildings that once existed.
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Structures Below Minimum Code -Definition

Structures below minimum code standards include all structures that
do not meet the standards of zoning, building codes and other lifesafety laws and regulations. The principal purposes of such codes are
to require buildings to be constructed in such a way as to sustain
safety of loads expected from various types of occupancy, to be safe for
occupancy against fire and similar hazards, and!or establish minimum
standards essential for safe and sanitary habitation. Structures below
minimum code are characterized by defects or deficiencies, which presume to threaten health and safety.

Summary of Findings Regarding Structures Below Minimum
Code: Approximately 89% or 145 of the 162 buildings in the Area exhibited evidence building code deficiencies based on exterior observations and the fact that most of the buildings were over 35 years old. In
instances where buildings over 35 years old have been obviously totally
rehabilitated, it was assumed that such buildings were brought into
compliance with the City 's building related codes. The City of Peoria
has currently in effect the 1996 BOCA Code (for non-residential structures) and the 1995 CABO Code (for residential structures).

6.

Excessive Vacancies- Definition

Establishing the presence of this factor reqUires the identification,
documentation and mapping of the presence of vacant buildings and
vacant portions of buildings. Excessive vacancies refers to the presence of buildings which are unoccupied or underutilized and which
represent an adverse influence on the area because of the frequency,
extent, or duration of such vacancies. It includes properties which evidence no apparent effort directed toward their occupancy or utilization
and vacancies within buildings.

I -
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Summary of Findings Regarding Excessive Vacancies: The field
investigation found that 20 or over 12% of the buildings were vacant.
This vacancy rate would be high for an economically healthy area. Furthermore, these vacancies exhibited evidence of no apparent effort to get
the buildings reoccupied.

7.

Excessive Land Coverage- Definition

This factor may be documented by showing instances where building
coverage is excessive. Zoning ordinances commonly contain standards
for properties, which relate floor area to lot area. · Excessive coverage
refers to the over-intensive use of property and the crowding of buildings and accessory facilities onto a site. Problem conditions include
buildings either improperly situated on the parcel or located on parcels
of inadequate size and/or shape in relation to present-day standards of
development for health and safety; and multiple buildings on a single
parcel. The resulting inadequate conditions include such factors as insufficient provision for light and air~ increased threat of fire due to
close proximity to nearby buildings, lack of adequate or proper access
to a public right-of-way, lack of required off-street parking, and inadequate provision for loading or service. Excessive land coverage conditions are presumed to have an adverse or blighting effect on nearby
development.

Summary of Findings Regarding Excessive Land Coverage:
Excessive land coverage was determined to exist on properties throughout the Area. Approximately 44% or 72 of the parcels with buildings in
the Area exhibited excessive land coverage. Excessive land coverage exists because of a large percentage of lot coverage (1 00 % in some instances) resulting in inadequate parking and / or off-street loading facilities. In several instances, traffic blockage on Adams Street (an arterial street) occurs during semi-truck maneuvers into loading facilities.
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Lack of Community Planning- Definition

This may be counted as a factor if the proposed Redevelopment Project
Area developed prior to or without the benefit or guidance of a community plan. This means that no community plan existed or it was considered inadequate , and/or was virtually ignored during the time of the
area's development. This may be documented by establishing the date
of adoption of the City's master plan (or other plans which may be
relevant) and determining whether the area developed before or after
that date . This finding may be amplified by other evidence which
shows the deleterious results of the lack of community planning, including cross-referencing other factors cited in the blight finding. This
may include, but is not limited to , averse or incompatible land use relationships, inadequate street layout, improper subdivision, and parcels of inadequate size or shape to meet contemporary development
standards.

Summary of Findings Regarding Lack of Community Planning:
Lack of community planning is evident in various parts of the Redevelopment Area, particularly in areas that have transitioned from residential to commercial and industrial uses. These older residentially platted
blocks contain a predominance of parcels that are of inadequate size to
meet contemporary development standards, including the pro vision of
adequate off-street parking, commercial vehicle loading and unloading
areas.

9.

Deleterious Land Use or Layout

Deleterious land uses include all instances of incompatible land-use
relationships, buildings occupied by inappropriate mixed uses, or uses
which may be considered noxious, offensive or environmentally unsuitable. It also includes residential uses, which front on or are located
ne.ar heavily traveled streets, thus causing susceptibility to noise ,
fumes and glare. Deleterious layout includes evidence of improper or
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obsolete platting of the land, inadequate street layout, and parcels of
inadequate size or shape to meet contemporary development standards. It also includes evidence of poor layout of buildings on parcels
and in relation to other buildings.

Summary of Findings Regarding Deleterious Land Use or Layout: Field investigations reveal characteristics of deleterious land use
or layout in four of the six sections surveyed. Examples include parcels
improperly platted in terms of size and shape, the arrangement of dissimilar land uses, and illogical and unsafe building arrangement and
street layout. Incompatibility of land use relationships is evident, particularly in the blocks bounded by Jefferson Street and Adams Street
where residential uses abut intensive industrial and commercial uses.

10.

Undeveloped Land or Vacant Property- Definition

In order for vacant land to qualif:r as _?lighted, it must first be found to
be vacant as defined in the Act. Vacant land is "any parcel or combination of parcels of real property without CC?mmercial, agricultural and
residential buildings which has not been used for commercial agricultural purposes within five years prior to the designation of the redevelopment area unless the parcel is included in an industrial park conservation area or the parcel has been subdivided".
As vacant land, the property may qualify as blighted if the "sound
growth of the taxing districts is impaired by a combination of two or
more of the following factors: (1) obsolete platting of the vacant land;
diversity of ownership of such land; tax and special assessment delinquencies on such land; flooding on all or part of such land; deterioration of structures or site improvements in neighboring areas adjacent

to the vacant land, or (2) the area immediately prior to becoming vacant qualified as a blighted improved area, or (3) the area consists of
an unused quarry or unused quarries, or (4) the area consists of un-
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used railyards, rail tracks or railroad rights-of-way, or (5) the area,
prior to its designation, is subject to chronic flooding which adversely
impacts on real property in the area and such flooding is substantially
caused by one or more improvements in or in proximity to the area
which improvements have been in existence for at least 5 years, or (6)
the area consists of an unused disposal site, containing earth, stone ,
building debris or similar material, which were removed from construction, demolition, excavation or dredge sites, or (7) ... "

s·ummary of Findings Regarding Vacant Land: In total there are
55 vacant parcels of land, which are located throughout the Redevelopment Project Area. The vacant parcels are identified on Exhibit B Existing Land Uses. Blighted buildings once existed on many of these
lots and demolition has occurred. There is little development interest
for these vacant lots in their present size and configuration.
These vacant parcels qualify as bl.ight.ed because of the proximity to deterioration of structures and site improvements in neighboring areas;
nearly half of them exhibit obsolete platting; and diversity of ownership
makes property assembly for economically viable development much
more difficult to achieve.

E.

Conclusion of Investigation of Blighting Factors
for the Redevelopment Project Area

It is found that the Redevelopment Project Area contains conditions that
qualify it as a combination of blighted area and conservation area. Aging and
deteriorating buildings, site improvements and deleterious land use layout
characterize the Area. These factors and age of buildings are present to a
meaningful extent and are distributed throughout the Area. The following
summar1zes the existence of blighting/conservation factors existing within
the Area:
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.·

Age - 92% of the buildings are over 35 years of age.

·

Depreciation of Physical Maintenance - Depreciation of
physical maintenance is prevalent throughout the Redevelopment Project Area. Of the total structures surveyed, 95% have
signs of depreciation of physical maintenance. In addition,
streets, off-street parking areas and other site improvements
throughout the Area exhibit signs of depreciation of physical
maintenance.

Deterioration - 60% of the structures exhibit signs of deterioration as defined herein.

Dilapidation - 10% of the structures have advanced to the
stage of dilapidation as defined herein.

Structures Below Minimum Code - Approximately 89% of
the buildings have evidence -of deficiencies with respect to
building code compliance.

Excessive Vacancies- Over 12% of the buildings in the area
are vacant which is relatively high.

Excessive Land Coverage- Much of the developed lots in the
area have excessive site coverage (44% of the parcels with
buildings).

Lack of Community Planning- Much of the Area, which has
transitioned from residential to commercial and industrial uses
contain a predominance of parcels of inadequate size and configuration to meet contemporary development standards.

Deleterious Land Use or Lavout - Incompatible land use
relationships exist, particularly in the blocks bounded by Jeffer-
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son Street. and Adams Street where residential. uses abut intensive industrial and commercial uses.

Vacant Land - The vacant lots included in the Area are adversely impacted by obsolete platting, are located next to neighboring areas having deterioration of structures and site improvements, and development potential is inhibited due to diversity of ownership Qf such lots .
Although it may be concluded that the mere presence of the stated eligibility
factors noted above may be sufficient to make a finding of qualification as a
conservation area, this evaluation was made on the basis that the factors
must be present to an extent that would lead reasonable persons to conclude
t hat public intervention is appropriate or necessary. Secondly, the distribution of conservation area eligibility factors throughout the Area must be
reasonable so that a basically good area is not arbitrarily found to be a conservation area simply because of proximity to an area which exhibits blighting factors .
The conclusions presented in this eligibility analysis are those of the consultant. The City's governing body should review this eligibility analysis and, if
satisfied with the summary of findings contained herein, adopt a resolution
making a finding of a combination blighted area and conservation area and
making this eligibility analysis a part of the public record.
The study and survey of the ·Area indicate that requirements necessary for
designation as an improved conservation area and a vacant blighted area are
present. Therefore, the Area qualifies in two ways. The vacant portion of the
Area qualifies as a blighted area and the improved portion of the Area qualifies as a conservation area to be designated as a redevelopment project area
and eligible for Tax Increment Financing under the Act.
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SECTIONV
FINDINGS OF NEED FOR TAX INCREMENT FINANCING
It was determined that the Redevelopment Project Area, as a whole, qualifies
as a combination blighted area and conservation area. The Act requires that
no redevelopment plan be adopted without meeting additional requirements.
These are addressed below:

A.

Area, on The Whole, not Subject to Growth

The Redevelopment Project Area on the whole has not been subject to growth
and investment. Although the tax base of the Area has grown in the last five
years, it is not a result of widespread significant new investment. Between
1994 and 1997, the total equalized assessed value (E.A.V.) increased by
approximately $453,600 or 20.9%. However, much of this increase in E.A.V.
was due to citywide reassessments in 1995. After the 1995 reassessments,
the E.A.V. declined by $260,590 or -12.Q% (1995 to 1997). In comparison, the
City of Peoria's total E.A.V. increased by 10.8% between 1995 and 1997.
Building permit data from the City of Peoria reveals further evidence of lack
of growth and development in the Area. From 1994 to 1998, the valuation of
building permits issued in the entire City amounted to over $654 million. ·The
equivalent E.A.V. of this construction value is approximately $218 million
(one-third of construction value) and represents 21% of the city total E.A.V.
in 1997. During this same five-year period, the value of building permits
issued in the Redevelopment Project Area amounted to nearly $895,000 of,
which over half ($461,000) was associated with one property (owned by
O'Brien Enterprises, Ltd.). Furthermore, only $8,000 of the total building
perniit value was associated with new building construction. The remainder
was associated with repairs and alterations to existing buildings.
The total improvement value of $895,000 has an equivalent E.A.V. of approximately $298,000, which represents 11% of the 1997 E.A.V. of the Project
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Area. If the O'Brien property is eliminated from consideration, the amount of
reinvestment in the Area amounts to 5.5% of the 1997 E.A.V. of the Area.
Also , note that seven demolition permits were issued in the Project Area
during this five-year period.

B.

Conformance with the City's Comprehensive Plan

The City has amended or will amend its Comprehensive Plan so that the
general land uses proposed in this Redevelopment Plan and Project are in
conformance with those of the Comprehensive Plan. In addition, all development in the Redevelopment Project Area will conform to applicable codes
and ordinances as may be in effect at that time.

C.

Estimated Dates for Completion of the Redevelopment Proiect

Obligations incurred to finance the improvements will be repaid by incremental revenues, which may be supplemented with funds from other sources
(local taxes, state or federal loans or grants, etc.), if available and deemed
appropriate by the City. The obligations, if issued, will be retired in not more
than twenty years from the date of issuance. The estimated date for the
completion of the Redevelopment Plan shall be no later than twenty-three
years from the date of adoption of the Redevelopment Plan by the City.

D.

Would not be Developed but for Tax Increment Financing

The City has found that the Redevelopment Project Area would not reasonably be developed without the use of tax increment revenues. The City further
commits that such incremental revenues will be utilized for the development
and revitalization of the Redevelopment Project Area as provided in the Act.
Underscoring the economic need for municipal financial assistance in the
form of tax increment financing is the fact that without the City's commitment to provide such municipal financial assistance, there will not be commitments for private development and revitalization. This "but for TIF"
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position has been expressed by those private developers interested in pursuing projects in the Area that require TIF assistance in order to move forward
with expansion plans.

E.

Assessment of Financial Impact

The City Council finds that the financial impact of the Redevelopment Area
on or increased demand for facilities or services from any taxing district
affected by the Plan is not significant. The anticipated amount of residential
development within the Area is expected to be minor if any (e.g. , some "infill" development) and thus, would not significantly impact the School District. Furthermore , any additional residential development in the Area
would likely be offset by residential dwellings removed as a result of redevelopment for business park land uses.

Non~residential

development will re-

quire property consolidation and infrastructure improvements that will be.
paid for , in part, by tax increment financing.
/

In addition, the TIF program provides funds for a building rehabilitation and
infrastructure improvement program that is expected to enhance property
values. Thus, it is anticipated that a successful redevelopment program will
enhance property values outside the Redevelopment Project Area as well.
Development outside the TIF area will generate additional tax revenue for
local taxing bodies.
The City, to the extent that surplus revenues become available, will distribute these surplus revenues on a pro-rata basis to local taxing bodies whenever possible. Every effort will be made to reduce the time frame for completion of the TIF program to a time frame less than the allowable 23-years.
The City and Joint Review Board will monitor the progress of the TIF program and its future impacts on all local taxing bodies. In the event significant adverse impacts are identified that increase demands for facilities or
services in the future , the City will consider utilizing tax increment proceeds
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or other appropriate actions , to the extent possible, to assist in addressing
the needs.

80 ll8
3/15/99

Ff!l-1 Urban Consulting
Page • 30

Northside Business Park TIP
Redevelopment Plan and Project

Peoria, fllino is

SECTION VI
REDEVELOPMENT PLAN
A.

Introduction

This section presents the Redevelopment Plan for the Redevelopment Project
Area. Pursuant to the Tax Increment Allocation Redevelopment Act, when
the finding is made that an area qualifies as either conservation, blighted,
combination of conservation and blighted areas, or industrial park conservation area, a Redevelopment Plan must be prepared. A Redevelopment
Plan is defined in the Act as "the comprehensive program of the municipality
for development or redevelopment intended by the payment of redevelopment
project costs to reduce or eliminate those conditions the existence of which
qualified the redevelopment project area as a blighted area or conservation
area or combination thereof or industrial park conservation area, and thereby
to enhance the tax bases of the taxing districts which extend into the Redevelopment Project Area" .
B.

Proposed General Land Use Plan

The proposed General Land Use Plan for the Redevelopment Project Area is
presented on Exhibit E, entitled General Land Use Plan.
All redevelopment projects shall be subject to the provisions of the City of
Peoria's ordinances and other applicable codes as may be in existence and
may be amended from time-to-time. The interest shown to date in private
projects is dependent upon property assembly and public infrastructure needs
being addressed by the City. The costs for these redevelopment activities
cannot be addressed absent tax increment financing.
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Objectives

The objectives of t he Redevelopment Plan are :
1.

Reduce or eliminate those conditions that qualify the Redevelopment Project Area as eligible for tax increment financing by
carrying out the Redevelopment Plan including installing t he
needed public improvements stated herein. These improvements may include other infrastructure needs as identified
during the implementation of the Redevelopment Plan.

2.

Prevent the recurrence of blighting conditions by actions out lined herein.

3.

Enhance the real estate tax base for the City and all other
taxing districts, which extend into the Redevelopment Project
Area through the implement ation and completion of the act ivit ies ident ified herein.

4.

Encourage and assist private investment, redevelopment and
rehabilitation within the Redevelopment Area through the provision of financial assistance for new development and rehabilitation as permitted by the State of Illinois Tax Increment Allocation Redevelopment Act.
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5.

Improve the overall environment of the Area including public
safety and security measures so as to encourage new investment
wherever possible in a manner that is compat ible wit h surrounding land uses.

6.

Provide for safe and efficient traffic circulation, facilitate effective emergency response time and accessibility, and general access within the Redevelopment Area.
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Complete all public and private actions required in this Redevelopment Plan in an expeditious manner.

Policies

The City of Peoria proposes to undertake this Redevelopment Plan and
Project, which consists of planned economic development activities, sound
fiscal policies, marketable land uses, and other private and public activities.
Appropriate policies have been or will be developed as required assuring the
completion of the Redevelopment Plan and the activities specified.
The City of Peoria has considered alternative means of financing the necessary public improvement program, as well as providing financial incentives
for private investment within the Redevelopment Project Area. It was determined that tax increment financing constitutes the most effective means.
available for enabling the development of the Redevelopment Project Area to
proceed. This portion of the community, the City as a whole, and all other
local taxing bodies, will benefit from the implementation of this Redevelopment Plan.

E.

Redevelopment Project

To achieve the objectives proposed in the Plan, a number of activities will
need to be undertaken. An essential element of the Redevelopment Plan is a
combination of private developments, as well as public investments and
infrastructure improvements. Improvements and activities necessary to
implement the Plan may include the following:

1.

Private Redevelopment Activities:
Rehabilitation of existing properties and new construction or
reconstruction of private buildings at various locations as
permitted by the Plan.

80118

3/15/99

~ Urban Consulting
Page • 34

Northside Business Park TIF
Redevelopment Plan and Project

2.

Peoria, fllinois

Public Redevelopment Activities:
Public improvements and support activities will be used to
induce and complement private investment. These may include,
but are not limited to: street improvements, land assembly and
site preparation, street work, public utilities (water, sanitary
and storm sewer facilities), landscaping, traffic signalization,
promotional and improvement programs, as well as other
programs of financial assistance, as may be provided by the
City.

3.

Land Assembly:
In order to achieve the objectives of the Plan, land assembly by
the City may be necessary in order to attract private
development interest. Therefore , any property located within
the Redevelopment Project-Area may be acquired by the City as
necessary to assemble various parcels of land to achieve
marketable tracts, or if such property is necessary for the
implementation of a specific public or private redevelopment
project.

The estimated costs associated with the eligible public redevelopment activities are presented in Exhibit F entitled Estimated Budget. This estimate
includes reasonable or necessary costs incurred or estimated to be incurred in
the implementation of this Redevelopment Plan. These estimated costs are
subject to refinement as specific plans and designs are finalized and experience is gained in implementing this Redevelopment Plan and do not include
financing costs.
In addition to the above and outside TIF funding, the City is working in
partnership with the Illinois Department of Transportation to fun a portion
of the costs to relocate the one-way to two-way traffic crossover associated
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with U.S. Highway 24 Illinois Route 29 (Adams Street/Jefferson Avenue),
which traverses the Redevelopment Project Area. This highway lmprovement will facilitate the development of a business park in the Area.
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Exhibit F
ESTIMATED BUDGET
Northside Business Park Redevelopment Project Area
City of Peoria, Illinois
Description

Estimated Cost

A. Public Works or Improvements
(Construction of streets, sidewalks, streetscape
improvements, utility relocation, and other public
improvements)

$7,000,000

B. Property Assembly & Relocation Costs

4,000,000

C. Site Work

1,000,000

D. Building Rehabilitation

500,000

E. Taxing District Capital Costs

500,000

F. Job Training

500,000

G. Interest Subsidies

300,000

H. Planning, Legal, Professional Services &
Administration

2,000,000

I. Contingency

1,600,000

$17,400,000

Total Estimated Budget
Notes:

1. All costs shown are in 1999 dollars and do not include additional costs to be incurred in
future financing (e.g., bond issuance costs, interest payments on obligations and related
expenses) or inflationary costs that may be realized.

2. Adjustments may be made among line items within the budget to reflect program
implementation experience.
3. Private redevelopment costs and investment are in addition to the above.
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SECTION VII
IMPLEMENTATION STRATEGY
A.

Introduction

The development and follow through of this well-devised implementation
strategy is a key element in the success of this Redevelopment Plan. In order
to maximize program efficiency and to take advantage of current developer
interest in the Area, and with full consideration of available funds , a phased
implementat ion strategy will be employed.
A combination of private investments and public improvements is an essential element of the Redevelopment Plan. In order to achieve this end, the
City may enter into agreements with private developers proposing that t ax
increment financing assistance may be provided, where deemed appropriate
by t he City, t o facilitate private projects. The City may also contract with
others to accomplish cert ain public project~ as contained in t his Redevelopment Plan.

B.

Project Costs

Costs that may be incurred by the City in implementing this Plan may include , without limitation, project costs and expenses that may be eligible
under the TIF Act, as amended from time to t ime , including the below as
current ly permitted by the Act:
1.

Costs of studies, surveys, development of plans and specifications,
wetland mitigation plans, implementation and administration of t he
redevelopment plan including but not limited to staff and professional
service costs for architectural, engineering, legal, environmental, mar-

keting, financial, planning or other services.
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Property assembly costs, including but not limited to acquisition of
land and other property, real or personal or interest therein, demolition of buildings, and the clearing and grading of land.

3.

Costs of rehabilitation, reconstruction or repair or remodeling of existing public or private buildings and fixtures.

4.

Cost of construction of public works or improvements.

5.

Cost of job training and retraining.

6.

Financing costs, including but not limited to, all necessary and incidental expenses related to the issuance of obligations, and which may
include payment of interest on any obligations issued thereunder accruing during the estimated period of construction of any redevelopment project for which such obligations are issued and for not exceeding thirty-six (36) months thereafter, and including reasonable reserves related thereto.

7.

All or a portion of a taxing district's costs ·resulting from the redevelopment project necessarily incurred or to be incurred (consistent with
statutory requirements) in furtherance of the objectives of the redevelopment plan and project, to the extent the municipality by written
agreement accepts and approves such costs.

8.

Relocation costs to the extent that a municipality determines that
relocation costs shall be paid or is required to make payment of relocation costs by federal or state law.

9.

Payments in lieu of taxes.

10.

Interest cost incurred by a redeveloper related to the construction,
renovation or rehabilitation of a redevelopment project provided that:
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(A)
such costs are to be paid directly from the special
tax allocation fund established pursuant to this Act; and
(B)
such payments in any one-year may not exceed 30%
of the annual interest costs incurred by the redeveloper with regard to the redevelopment project during that year;
(C)
if there are not sufficient funds available in the
special tax allocation fund to make the payment pursuant to
this paragraph then the amounts so due shall accrue and be
payable when sufficient funds are available in the special tax
allocation fund; and
(D)
the total of such interest payments paid pursuant
to this Act may not exceed 30% of the total (i) cost paid or incurred by the redeveloper for the redevelopment project plus (ii)
redevelopment project costs excluding any property assembly
costs and any relocation costs incurred by a municipality pursuant to this Act.

C.

Most Recent Equalized Assessed Valuation

The most recent total equalized assessed valuation (E.A.V.) for the Redevelopment Project Area has been estimated by the City to be approximately
$2,730,000. The County Clerk of Peoria County will verify the base E.A.V.
amount.

D.

Redevelopment Valuation

Contingent on the adoption of this Tax Increment Redevelopment Plan and
commitment by the City to the Redevelopment Program, it is anticipated that
several major private developments and/or improvements may occur within
the Redevelopment Project Area.
The private redevelopment investment in this Redevelopment Project Area is
expected to increase the equalized assessed valuation to approximately $14 to
$16 million upon completion of the potential private projects.
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Source of Funds

The primary source of funds to pay for Redevelopment Project Costs associated with implementing the Redevelopment Plan shall be funds collected
pursuant to tax increment allocation financing to be adopted by the City.
Under such financing, tax increment revenue resulting from increases in the
E.A.V. of property, in the Redevelopment Project Area shall be allocated to a
special fund each year (the "Special Tax Allocation Fund") . The assets of the
Special Allocation Fund shall be used to pay Redevelopment Project Costs
and retire any obligations incurred to finance Redevelopment Project Co·sts.
In order to expedite the implementation of the Redevelopment Plan and
construction of the public improvements, the City of Peoria, pursuant to the
authority granted to it under the Tax Increment Allocation Redevelopment
Act, may issue bonds or other obligations to pay for the eligible Redevelopment Project Costs. These obligations may be secured by future revenues to
be collected and allocated to the Special Allocation Fund.
If available, revenues from other economic development funding sources,

public or private , will be utilized. These may include State and Federal
Programs, local retail sales tax, applicable revenues from any adjoining Tax
Increment Financing Areas, and land disposition proceeds from the sale of
land in the Redevelopment Project Area, as well as other revenues . The final
decision concerning redistribution of yearly tax increment revenues may be
made a part of a bond ordinance.
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Nature and Term of Obligation

Without excluding other methods of City or private financing, the principal
source of funding will be those deposits made into the Special Allocation
Fund of monies received from the taxes on the increased value (above the
initial equalized assessed value) of real property in the Area. These monies
may be used to repay private or public sources for the expenditure of funds
made as Redevelopment Project Costs for applicable public or private redevelopment activities noted above, or may be used to amortize Tax Increment
Revenue obligations, issued pursuant to this Redevelopment Plan, for a term
not to exceed 20 years bearing an annual interest rate as permitted by law.
Revenues received in excess of 100% of funds necessary for the payment of
principal and interest on the bonds and not needed for other redevelopment
project costs or early bond retirements may be declared as surplus and become available for distribution annually to the taxing bodies to the extent
that this distribution of surplus does not impair the financial viability of the
project. One or more bond issues may be sold at any time in order to implement this Redevelopment Plan.

G.

Completion of Redevelopment Project

The estimated date for the completion of the Redevelopment Plan is no later
than 23 years from the date of adoption of the Redevelopment Plan by the
City.

H.

Fair Employment Practices and Mfirmative Action

The City of Peoria will insure that all private and public redevelopment
activities are constructed in accordance with fair employment practices and
affirmative action by any and all recipients of Tax Increment Financing
assistance.
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Reviewing and Amending the TIF Plan

This Redevelopment Plan may be amended in accordance with the provisions
of the Tax Increment Allocation Redevelopment Act, 65 ILCS 5/11-7 4.4-1, et.
seq. Also, the City shall adhere to all reporting requirements and other
statutory provisions .
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RE V. 2-19-99

LEGAL DESCRIPTION
Northside Business Park
Redevelopment Project Area

Part of the Northwest Quarter of Section 2, and part of the Northeast, Southeast and Southwest
Quarters of Section 3, being in Township-8-North, Range-8-East ofthe Fourth Principal
Meridian, and also part of the Southwest Quarter of Section 35, Township-9-North, Range-8East of the Fourth Principal Meridian, all being in the County and the City of Peoria, Illinois,
being more particularly described as follows:
Commencing at the intersection of the westerly bank of the Illinois River and the northeasterly
right-of-way line of Spring Street, extended in a southeasterly direction, as the Point of
Beginning, said point also being on the boundary of the Northside Riverfront Tax Increment
Finance District; thence northwesterly, along said boundary, on the northeasterly right-of-way
line of Spring Street extended, to the northwesterly right-of-way line of Adams Street; thence
southwesterly, along said boundary, on the northwesterly right.:of-way line of Adams Street, to
the intersection of the southwesterly right-of-way line of Voris Street; thence in a northwesterly
direction, along the said southwesterly right-of-way line of Voris Street, to the intersection of the
southeasterly line ofLot 30 in Block 101 of Wheeler's Addition to the City ofPeoria, Illinois, (as
recorded in Plat Book B-1 , Pages 16 & 17 at the Peoria County Recorder's Office) extended in a
southwesterly direction; thence in a northeasterly direction, along said southeasterly line of Lot
30 extended, to the most southerly corner ofLot24 in Block 101 of said Wheeler's Addition;
thence in a northwesterly direction, along the southwesterly line of said Lot 24, to the most
easterly corner of Lot 25 in Block 101 of said Wheeler's Addition; thence in a northeasterly
direction, .._long a line being 109.50 feet southeasterly of and parallel with the southeasterly rightof-way Line of Jefferson Avenue, a distance of 46.33 feet to a line being 10.67 feet southwesterly
of the northeasterly line of Lot 23 in Block 101 of said Wheeler's Addition; thence in a
northwtsterly direction, along a line being 10.67 feet southwesterly of the northeasterly line of
said Lot 23 extended, to the northwesterly right-of-way line of Jefferson Avenue; thence in a
northeasterly direction, along said northwesterly right-of-way line of Jefferson Avenue to the
intersection of the northeasterly line of Lot 11 in J.C . Birket's Addition to the City of Peoria,
Illinois (as recorded in Plat Book B-2, Page 187 at the Peoria County Recorder's Office); thence
in a northwesterly direction, along said northeasterly line of Lot 11, a distance of 177.60 feet to
the intersection of the southeasterly alley line; thence in a southwesterly direction, along said
southeasterly alley line, to the intersection of the southwesterly line of lot 5 in said J.C. Birket's
Addition, extended in a southeasterly direction; thence in a northwesterly direction, along said
extended line ofLot 5, to the intersection of the easterly right-of-way line ofthe Peoria, Peoria
Heights & Western Railroad (formerly the Peoria & Rock Island Railroad); thence in a northerly
direction, along said easterly right-of-way line, to the intersection of the northeasterly right-ofway line r..c Abington Street; thence in a southeasterly direction, along said northeasterly right-ofway line of Abington Street, to the intersection of the northwesterly right-of-way line of Jefferson
A venue; thence in a northeasterly direction, along said northwesterly right-of-way line of
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Jefferson Avenue, ~o the intersection of the northwesterly right-of-way line of Adams Street;
thence in a northeasterly direction, along said northwesterly right-of-way line of Jefferson
Avenue, to the southwesterly right-of-way line of Woodlawn Avenue; thence in a northwesterly
direction, ...long said southwesterly right-of-way line of Woodlawn Avenue, to the intersection of
the northwesterly alley line in Block 3 of Camblin's Addition to the City of Peoria, Illinois (as
recorded in Plat Bol,k A, Page 310 at the Peoria County Recorder's Office), extended in a
southwesterly direction; thence in a northeasterly direction, along said northwesterly alley line
extended, to the most easterly comer of Lot 4 in said Block 3 of Camblin's Addition; thence in a
southeasterly direction, along the northeasterly line of Block 3 in said Camblin's Addition, to the
northwesterly line of the southeasterly half of Homestead Lot 16 in Sibley Place, a Subdivision in
the City ofPeoria, Illinois (as recorded in Plat Book D, Page 10 at the Peoria County Recorder's
Office); thence in a northeasterly direction, along said northwesterly line of the southeasterly half
of Homestead Lot 16, to the southwesterly right-of-way line ofPark Avenue; thence in a
northeasterly direction to the intersection of the northeasterly right-of-way line of Park Avenue
and the northwesterly line of the alley in Block 1 of said Sibley's Place; thence in a northeasterly
direction, along said northwesterly line of the alley in Block 1 extended, to the northeasterly
right-of-way line of Spitznagle A venue; thence in a southeasterly direction, along said
northeasterly right-of-way line of Spitznagle Avenue extended, to the southeasterly right-of-way
line of Ar. ·1ns Street; thence in a southwesterly direction, along said southeasterly right-of-way
line of Adams Street, to the most westerly comer of Lot 1 of Jewells Subdivision in the City of
Peoria, Illinois (as recorded in Plat Book A, Page 6 at the Peoria County Recorder's Office);
thence ia a southeasterly direction, along the southwesterly line of said Lot 1, extended
southeasterly, to the intersection ofthe southeasterly right-of-way line of the Peoria & Pekin
Union Railroad; thence in a southwesterly direction, along said southeasterly right-of-way line of
the Peoria & Pekin Union Railroad, to a point being 748.59 feet northeasterly of the northeasterly
right-of-way line of Grant Street; thence in a southeasterly diiection, perpendicular to the last
course, 546.4 feet; thence in a southwesterly direction, perpendicular to the last course, 80 feet;
thence in a southeasterly direction, perpendicular to the last course, 33.39 feet; thence in a
southwesterly direction, perpendicular to the last course, 150 feet; thence in a northwesterly
direction, perpendicular to the last course, to the southeasterly right-of-way line of Iowa Street;
thence in a southwesterly direction, along said southeasterly right-of-way line oflowa Street, to
the intersection ofthe northeasterly right-of-way line of Grant Street; thence in a southeasterly
direction, along said northeasterly right-of-way line of Grant Street extended, to the westerly
bank of the Illinois River; thence in a westerly and southwesterly direction, along said westerly
bank of the Illinois River, extended across the entrance of Detweiller Marina, to the Point of
Beginning.

