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Executive Summary
The Illinois General Assembly passed the Tax Increment Allocation Redevelopment Act (65 ILCS
5/11-74.4-1 et seq.) ("Act") to address the growing number of blighted areas in many Illinois
municipalities. The blighting of communities impairs the value of private investment and threatens
the growth of communities’ tax bases. The Act declares that in order to promote the public health,
safety, morals, and welfare within these communities, blighting conditions must be eliminated.
Therefore, to induce redevelopment pursuant to the Act, the Village of Coal Valley on November
1, 2006 adopted the following ordinances:
1. Ordinance 2006-00-16, approving the Tax Increment Finance Village of Coal Valley Route
6 Redevelopment Plan and Project Area ("Original Plan");
2. Ordinance 2006-00-17 designating the Route 6 Project Area ("Original Redevelopment
Project Area"); and
3. Ordinance 2006-00-18 adopting tax increment financing for the Redevelopment Project
Area.
In August of 2017, Ehlers and Associates, Inc. (“Ehlers”) was retained by the Village of Coal
Valley as its TIF Consultant (“Consultant”) to amend the Original Plan to expand the boundaries,
evaluate the redevelopment project estimated project costs and other plan components, and update
the Original Plan to comply with current State law and Village ordinance and policy standards.
The boundary area is being expanded to include additional parcels fronting Route 6 that may be
redeveloped, as well as adjacent parcels that require infrastructure and drainage work to address
chronic flooding of these parcels.
The changes to the Original Plan are presented section by section and follow the format of the
Original Plan. Changes are prefaced in italics with the appropriate replaced text below in this
document entitled “Tax Increment Finance, Village of Coal Valley, Route 6 Redevelopment Plan
and Project Area, Amendment No. 1, January 2018” ("Amendment No. 1"). The Village hereby
certifies that there will not be displacement of 10 or more inhabited units as a result of the Original
Plan or this Amendment No. 1. As such, a housing impact study is not required as part of this
Amendment No. 1.
The area proposed to be added to the Original Redevelopment Project Area will herein be referred
to as the Added Area (“Added Area"). The Original Redevelopment Project Area as amended to
include the Added Area shall be referred to herein as the Redevelopment Project Area
("Redevelopment Project Area" or “RPA”).
References herein to the "Redevelopment Plan” mean the Original Plan, as approved by Ordinance
2006-00-16, and as amended by this Amendment No. 1.
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Modifications to the Original Plan
Each of the changes detailed below follow the format of the Original Plan.
The modifications made in this Amendment No. 1 to the Original Plan are summarized as
follows:
1. Amend the Redevelopment Project Area to include 56 additional parcels.
2. Update the Redevelopment Plan language to comply with current TIF Act requirements
and any applicable Village regulations.
The following attachments and tables are now included also, some of which are revised or have
been added as part of the Amendment No. 1:


Table 1: Redevelopment Project Area Parcel Numbers with Most Recent EAV (revised)




Attachment 1: Legal Description – Redevelopment Project Area (revised)
Attachment 1a: Legal Description – Added Area (new)




Attachment 2: Boundary Area –- Redevelopment Project Area (revised)
Attachment 2a: Boundary Map – Added Area



Attachment 3:

Original Plan - Village of Coal Valley Route 6 Redevelopment Plan and
Project Area



Attachment 4:

Village of Coal Valley Route 6 Redevelopment Project Area
Amendment No. 1 Added Area Eligibility Report



Attachment 5:

Future Land Use Map

Unless noted otherwise, all provisions of the Original Plan remain in effect.

I. INTRODUCTION
A. Discussion of TIF
The third and fourth paragraphs, starting with “The generic boundary of the Redevelopment
Project Area…”, are deleted and replaced with the following sentences:

Subsequently, in August of 2017, the Village engaged Ehlers to prepare an amendment to the
Original Plan to expand the boundaries of the Redevelopment Project Area to include additional
parcels.
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A general description of the Redevelopment Project Area is the area located along 1st Avenue/
U.S. Route 6 between east of East 11th Street on the east side and west of 17th Street on the west
side.
Attachment 1 is the Legal Description of the Route 6 Redevelopment Project Area Amendment
No. 1. Attachment 1a is the Legal Description of the Added Area.

B. The Village of Coal Valley
The entire subsection is deleted and replaced with the following paragraphs:

The first European settlers who arrived in the area traded furs with Saux and Fox Native American
tribes, who used the nearby river systems as transportation routes. William and Charles Bailey
built the first house within the present Village limits. It is believed that they first discovered coal
in the area, which attracted new settlers to Coal Valley.
In 1856, the Village was incorporated and Coal Valley Mining Company, the first major coal
mining business in the area, was formed. In 1857, a rail line was completed between the Village
and Rock Island. With a coal mining business established, more businesses and institutions were
established, creating jobs and thus attracting more settlers. Although mining was the initial
industry of the county, coal mining ended in 1942.
As its early success was the result of its plentiful transportation options, so too is the continuing
success of the community. The Village is located within the Davenport, Moline, and Rock Island
Metro Area and is only approximately 8 miles southeast of Davenport Iowa. The Village is situated
along the I-280 and I-74 corridors that link to I-80 and U.S. Route 150. U.S. Route 6, which
connects residents to the City of Moline, runs through the Village and a stretch of it comprises the
Route 6 TIF District. These interstate highways provide easy access to the Chicago Metropolitan
Area, Des Moines, St. Louis and Minneapolis. Air travel is provided through Quad City
International Airport and commuters have the option to connect to the City of Moline via Citi Bus
there. The area also provides rail and barge services to local industries.
The present incorporated boundary for the Village covers approximately 2.77 square miles.
Although the primary coordinates for the Village are located within Rock Island County, the
boundaries also extend into Henry County. Additionally, the Village is located within the
Township of Coal Valley.
As of the 2010 United States Census, Coal Valley had a population of 3,743 persons, which is a
3.6 percent increase in population since the 2000 census. The most current U.S. Census estimate
as of 2016 is 3,721 persons, which is a 0.58% decrease from 2010. The median household income
is $71,287 in 2015, a 44.8% increase not adjusting for inflation. The median age is 42.7 years, as
compared to the Illinois median age of 37.7 years. In 2015, there were 1,523 households based on
U.S. Census American Community Surveys (ACS) 5-year Estimates. The poverty rate in Coal
Valley is 4.8%.
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Home ownership is high, as 89% of the housing units are occupied by their owners based on ACS
5-year Estimates. As of 2015 U.S. Census Estimates, the median property value was $166,700, a
4.8% increase since 2014.
Today, the Village of Coal Valley is a non-home rule municipality. It is governed by a Village
President, elected for a four-year term, and a six-member Board of Trustees, who are elected for
four-year, staggered terms. Village operations are overseen by the Village Administrator and
conducted by the following departments: Building and Inspections, Finance, Parks, Police, Public
Works, and Water and Sewer.
There are 4 public parks managed by the Village: Coal Valley Municipal Park (1st Street Park),
Post Office Park, Stanley B. Engstrom Park, and West 5th Street Park. Each park includes
playground equipment and the Village has access to two pavilions and one ballfield. In addition,
the Niabi Zoo, which receives 250,000 visitors a year, sits in the middle of the Village’s west and
east borders. The zoo is part of the Rock Island County Forest Preserve and covers 40 acres. An
additional 200 acres is set aside for preservation.
With respect to public safety, the Village has a contract with Rock Island County Sheriff’s
Department for dispatch and enhanced 911 services. The Village also provides policing services
to the community, patrolling in both its jurisdictions, Rock Island County and Henry County.
Currently, the Coal Valley Police Department has a total of 7 full-time and 2 part-time officers.
Library Services are provided by Robert R. Jones Public Library, located within the Village.
Moline-Coal Valley School District 40 and Orion Community Unit School District 223 provide
primary and secondary education in the Village. Several private and public colleges are located
within a short driving distance, including Black Hawk College, Augustana College, St. Ambrose
University, Trinity College of Nursing and Health Sciences, and Palmer College of Chiropractic.
Numerous other institutions are within a two-hour driving distance including Joliet Junior College
and Coe College.
C. Summary of the Village's Problems
The following paragraph is to be inserted immediately following the seventh paragraph:

Since the designation of the Original Redevelopment Project Area, the Redevelopment Project
Area has seen limited growth. Recent improvements include the addition of several new
commercial establishments, including the Route 6 Equity Growth Project. This project is a strip
mall that includes Happy Joe’s Pizza, Country Style Ice Cream, Mulligans Sports Bar and a
Subway sandwich shop.
Amendment No. 1 adds to the Redevelopment Project Area properties that were not originally
included, but are also suffering from chronic flooding, obsolescence, deleterious land use, a lack
of community planning, and lagging EAV.
D. Tax Increment Financing
There are no changes to this subsection.
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E. The Redevelopment Project Area of the Village of Coal Valley
The entire subsection is deleted and replaced with the following paragraphs:

At the request of the Village, the TIF Consultant surveyed the area identified by the Village. The
Eligibility Reports for the Original Redevelopment Project Area and for the Added Area, as
previously defined in the Amendment No.1 Executive Summary, include the findings to document
any blighting or conservation area factors that may exist within the Redevelopment Project Area.
The results of the analysis of the Original Redevelopment Project Area are included in Attachment
3. The results of the Added Area’s eligibility are attached as Attachment 4 of this Amendment
No. 1.
The Redevelopment Project Area is approximately 155 acres, which includes the Original
Redevelopment Project Area, 43 acres of the Added Area, and additional rights-of-way.
The boundaries of the Redevelopment Project Area have been drawn to include only those
contiguous parcels of real property and improvements substantially benefited by the proposed
Redevelopment Project to be undertaken as part of this Redevelopment Plan. The boundaries of
the Redevelopment Project Area including the Original Redevelopment Project Area and the
Added Area are shown in Attachment 2 and Attachment 2a and are generally described as the
area located along 1st Avenue/ U.S. Route 6 between east of East 11th Street on the east side and
west of 17th Street on the west side.
In August 2017, the Village engaged Ehlers to prepare an amendment to the Original Plan to
expand the boundaries of the Redevelopment Project Area to include additional parcels, evaluate
the redevelopment project estimated project costs and other plan components, and to update the
Original Plan to comply with current State law and Village ordinance and policy standards. The
boundaries of the Redevelopment Project Area are described in the legal description for the
Redevelopment Project Area, as amended, in Attachment 1 and for the Added Area in
Attachment 1a. The eligibility findings are detailed in the Village of Coal Valley, Route 6
Redevelopment Project Area, Amendment No. 1, Added Area Eligibility Report, Attachment 4.
F. The Village of Coal Valley Tax Increment Redevelopment Project and Redevelopment
Plan
There are no changes to this subsection.

II. REDEVELOPMENT PROJECT AREA ELIGIBILITY CONDITIONS
The following paragraph is to be inserted immediately following the third paragraph (after the
bullets):

In addition, a separate eligibility study was conducted for the Added Area to the Original
Redevelopment Project Area. The results of those findings can be found in Attachment 4.
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The following paragraphs are to be inserted immediately following the last paragraph of this
section prior to the “Surveys and Analyses Conducted” subsection:

With respect to Amendment No. 1, the conservation area factors that qualify the Added Area are
documented in Attachment 4. As set forth in the Act, the Added Area meets five criteria, in
addition to the age factor, as required and listed below:
x
x
x
x
x

Obsolescence
Inadequate Utilities
Deleterious Land Use or Layout
Lack of Community Planning
Lagging EAV

There must be a reasonable presence and distribution of these factors as stated in the Act. The
conservation area factors are reasonably present and distributed throughout the Added Area as
documented in the Rating Survey. For a more detailed analysis of these factors, refer to
Attachment 4.

III. REDEVELOPMENT PLAN
A. Redevelopment Plan Goals
There are no changes to this subsection.

B. Redevelopment Plan Objectives
Item 1 is replaced with the following text:

1) Reduce or eliminate those conditions that qualify the Redevelopment Project Area as a blighted
area in the Original Redevelopment Project Area and as a conservation area in the Added Area.
This includes the chronic flooding problem. Attachment 3 and Attachment 4 describe these
conditions.
The following Item 12 is added after Item 11:

12) Elevate land under existing or new properties within the floodplain to provide for adequate
storm water drainage.
C. Redevelopment Program
In Item 4, “Displacement”, the second paragraph is deleted and replaced by the following text:
As a result of the Added Area from Amendment No. 1, there are more than seventy-five (75)
occupied residential units in the Redevelopment Project Area. However, the Village certifies that
there will be fewer than ten (10) residential displacements as a result of this Redevelopment Plan.
Therefore, a Housing Impact Study and Relocation Plan are not necessary.
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D. Redevelopment Policies
There are no changes to this subsection.

E. Redevelopment Implementation Strategies
There are no changes to this subsection.

IV. REDEVELOPMENT PROJECT COSTS
Estimated Redevelopment Project Costs
There are no changes to this subsection. (There was no Section V.)

VI. REDEVELOPMENT PROGRAM CERTIFICATIONS
A. An itemized-list of estimated Redevelopment Project Costs
There are no changes to this subsection.

B. Evidence indicating that the Redevelopment Project Area on the whole has not been
subject to growth and development through investment by private enterprise.
The entire subsection is deleted and replaced with the following paragraphs:

Since the designation of the Original Redevelopment Project Area, the Redevelopment Project
Area has seen limited growth. Recent improvements include the addition of several new
commercial establishments, including the Route 6 Equity Growth Project. This project is a strip
mall that includes Happy Joe’s Pizza, Country Style Ice Cream, Mulligans Sports Bar and a
Subway sandwich shop.
Amendment No. 1 adds to the Redevelopment Project Area properties that were not originally
included, but are also suffering from chronic flooding, obsolescence, deleterious land use, a lack
of community planning, and lagging EAV. This is evidenced in the Eligibility Report of the
Original Plan, Attachment 3.
In addition, the Added Area has not had any significant redevelopment and continues to be
impacted by many of the issues challenging redevelopment within the Original Redevelopment
Project Area.
The Redevelopment Project Area as a whole, and also within the Added Area alone, is adversely
impacted by the presence of eligibility factors as documented in Section II of this Redevelopment
Plan. These factors are reasonably distributed throughout the Redevelopment Project Area. A lack
of growth and development through investment by private enterprise was exhibited in the Original
Redevelopment Project Area and the Added Area, which presently remains as a condition in
certain areas. The above findings demonstrate a continued lack of investment in the
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Redevelopment Project Area and the need to continue tax increment financing to address these
issues. These factors go beyond normal development costs and TIF funds will be necessary to
finance such infrastructure, land preparation, and building rehabilitation. The Redevelopment
Project Area as a whole has not been subject to sound growth and development through investment
by private enterprise and it would not reasonably be anticipated to be developed without TIF
assistance. This Redevelopment Plan supports the need to continue tax increment financing to
address these issues.
C. An assessment of any financial impact of the Redevelopment Project Area on or any
increased demand for services from any taxing district affected by the plan and any
program to address such financial impact or increased demand.
There are no changes to this subsection.

D. The sources of funds to pay costs.
There are no changes to this subsection:

E. The nature and term of obligations to be issued.
The entire subsection is deleted and replaced with the following paragraphs:

The Village may issue obligations secured by or payable from Incremental Property Taxes
pursuant to the Act. To enhance the security of such municipal obligations, the Village may pledge
its full faith and credit through the issuance of general obligation bonds. Additionally, the Village
may provide other legally permissible credit enhancements to any obligations issued pursuant to
the Act. All obligations issued by the Village pursuant to this Redevelopment Plan and the Act
shall be retired by the end of the 24th year after the year of adoption of the initial ordinances
approving the RPA and Redevelopment Plan and Project.
In addition to paying Redevelopment Project Costs, Incremental Property Taxes may be used for
the scheduled retirement of obligations, mandatory or optional redemptions, establishment of debt
service reserves and bond sinking funds, and any other lawful purpose. To the extent that
Incremental Property Taxes are not needed for these purposes, any excess Incremental Property
Taxes may then become available for distribution annually to taxing districts within the RPA in
the manner provided by the Act.
The scheduled final maturity date of any financial obligation may not exceed 20 years from the
date of issuance. One or more series of obligations may be issued to implement the Redevelopment
Plan for the RPA. Subsequent obligations, if any, may be issued as junior lien obligations or as
parity obligations.
F. The most recent equalized assessed valuation of the Redevelopment Project Area.
The following paragraph is inserted after the second paragraph:
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The purpose of identifying the most recent equalized assessed valuation ("EAV") of the
Redevelopment Project Area is to provide an estimate of the initial EAV which the Rock Island
County Clerk will certify for the purpose of annually calculating the incremental EAV and
incremental property taxes of the Redevelopment Project Area. The certified initial 2005 EAV for
the Original Project Area is $1,508,919. The 2016 EAV of all taxable parcels in the Added Area
is estimated to be $2,935,707, resulting in a combined estimated initial EAV for the
Redevelopment Project Area of $4,444,626. (See Table 1.)
The EAV is subject to verification by the Rock Island County Clerk. After verification, the final
figure shall be certified by the Rock Island County Clerk, and shall become the Certified Initial
EAV from which all incremental property taxes in the Redevelopment Project Area will be
calculated by Rock Island County.
G. An estimate as to the equalized assessed valuation after redevelopment and the general
land uses to apply in the Redevelopment Project Area.
The entire subsection is deleted and replaced with the following paragraph:

The estimated EAV of real property within the RPA, by the year 2029 (collection year 2030), is
anticipated to be between $5 million and $7 million. The estimates are based on several key
assumptions including the following: (1) the most recent State Multiplier of 1.000 applied to 2016
assessed values will remain unchanged; (2) for the duration of the RPA, the tax rate for the entire
area is assumed to be the same and will remain unchanged from the 2016 level; and (3) growth
from reassessments of existing properties in the RPA will be at a rate of 1.0% per year with a
reassessment every four years. The estimate for the higher end of the range includes the prior
assumptions and includes projections based on increased EAV that may result from a conservative
estimate of redevelopment activity within the RPA over a 23-year period. Depending on the actual
redevelopment that occurs, the EAV may be realized at a higher or lower amount than indicated
in the range above.
General land uses within the Redevelopment Project Area are shown in the Future Land Use Map
attached herein as Attachment 5.
H. A commitment to fair employment practices and an affirmative action plan.
The entire subsection is deleted and replaced with the following two paragraphs:

The Village is committed to and will affirmatively implement the assurance of equal opportunity
in all personnel and employment actions with respect to this Redevelopment Plan and the
Redevelopment Project. This includes, but is not limited to: hiring, training, transfer, promotion,
discipline, fringe benefits, salary, employment working conditions, termination, etc. without
regard to any non-merit factor, including race, national origin, color, religion, gender, gender
identity, sexual orientation, disability (physical or mental), age, status as a parent, or genetic
information.
In order to implement this principle for this Redevelopment Plan, the Village shall require and
promote equal employment practices and affirmative action on the part of itself and its contractors
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and vendors. In particular, parties engaged by the Village shall be required to agree to the
principles set forth in this section.
I. If it concerns an industrial park conservation Redevelopment Project Area, the plan shall
also include a general description of any proposed developer, user and tenant of any
property, a description of the type, structure and general character of the facilities to be
developed, a description of the type, class and number of employees to be employed in
the operation of the facilities to be developed.
There are no changes to this subsection.

J. If property is to be annexed to the municipality, the plan shall include the terms of the
annexation agreement.
There are no changes to this subsection.

Findings
The heading “Findings” above is be inserted immediately prior to the following sentence on
page 20 of the Original Plan:

The Village of Coal Valley makes the following findings as described in the Act:
1. According to the Act, the municipality must find that the Redevelopment Project Area
on the whole has not been subject to growth and development through investment by
private enterprise and would not reasonably be anticipated to be developed without the
adoption of the Redevelopment Plan.
The second paragraph is deleted and replaced with the following paragraphs:

The EAV for the parcels in the Redevelopment Project Area is increasing at an annual rate that
was less than the balance of the Village for four (4) of the last five (5) calendar years. The EAV
has also increased at an annual rate that is less than the Consumer Price Index for All Urban
Consumers for four (4) of the last five (5) calendar years. These conditions demonstrate the lack
of investment in the Redevelopment Project Area.
Table 1 of the Original Plan (Attachment 3) shows the EAV of the Original Redevelopment
Project Area. Table 1 of this Redevelopment Plan shows the EAV for the Redevelopment Project

Area as amended.
The following paragraph is inserted immediately following the last paragraph of the subsection:

In the absence of Village-sponsored redevelopment initiatives, blighting conditions are expected
to continue on these improved properties. Erosion or lack of appreciation of the assessed valuation
of property in and near of the Redevelopment Project Area could lead to a reduction of real estate
tax revenue to all taxing districts.
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2. According to the Act, the municipality must find that the Redevelopment Plan and
Project conform to the comprehensive plan for the development of the municipality as a
whole… (additional provision for municipalities with a population of 100,000 or more).
The following paragraphs are inserted immediately following the last paragraph of the
subsection:

Since the designation of the Original Redevelopment Project Area, the Village conducted the
“Highways 6 and 150 Corridors Market Study”, which includes the Redevelopment Project Area.
The study concluded that despite recent population growth, the U.S. 6 highway corridor has yet to
realize its potential as a great place. It characterized Highway 6 as “a rural thoroughfare with no
sidewalks that is transitioning into the earliest stages of a denser suburban corridor.”
The study states its key findings include the following current needs:
x
x
x
x
x
x
x

Improved conditions near the entrance to Village along Highway 6, including better
floodway protection.
Better urban design and appearance of both corridors.
The redevelopment of vacant or underutilized properties, specifically the “Jack and Jill”
site in the Highway 6 corridor.
An increase in the number of commercial businesses and retail opportunities to serve
local residents.
An expansion in the range of housing types.
Additional population growth that is facilitated in an effective and planned manner.
Improvement in the quality of life for existing and future residents with new amenities,
events, and services.

The heading language in Item 3. is deleted and replaced with the following paragraph:

3. According to the Act, the Redevelopment Plan must establish the estimated dates of
completion of the redevelopment project and retirement of obligation issues to finance
the Redevelopment Project Costs. The Act sets the latest date as December 31 of the 24th
year after the year in which the ordinance approving the Redevelopment Project Area is
approved.
There are no changes to the comments in this subsection.

4. According to the Act, the municipality must find, in the case of an Industrial Park
Conservation Redevelopment Area, that the municipality is a labor surplus municipality
and that the implementation of the Redevelopment Plan will reduce unemployment,
create new jobs and by the provision of new facilities, enhance the tax base of the taxing
districts that extend into the Redevelopment Project Area.
There are no changes to this subsection.
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5. According to the Act, the municipality must find that the Redevelopment Project Area
would not reasonably be developed without the use of incremental tax revenue.
The following paragraphs are inserted immediately following the last paragraph of the
subsection:

Based on the historical lack of private investment without assistance and the documented problems
in the Original Redevelopment Project Area and in the Added Area, the Village finds that the
Redevelopment Project Area would not have reasonably have been developed in some areas, nor
will the Redevelopment Project Area continue to be, without the use of incremental tax revenue.
Refer to Section II., Redevelopment Project Area Eligibility Conditions, for more detail.
6. According to the Act, the municipality must certify that such incremental revenues will
be exclusively utilized for the development of the Redevelopment Project Area.
There are no changes to this subsection.

7. According to the Act, the municipality must determine the need for a housing impact
study, based on 10 or more inhabited residential units to be displaced, and certify if the
above criteria are not met.
There are no changes to this subsection.

8. According to the Act the municipality must determine the number of residences and
certify that the area contains 75 or fewer occupied residential units.
The subsection is deleted and replaced with the following paragraph:

The Village of Coal Valley has determined that, with the addition of the Added Area, there may
be more than 75 inhabited residential units in the Redevelopment Project Area and hereby certifies
that this Redevelopment Plan and Redevelopment Project will not result in the displacement of
residents from ten (10) or more inhabited residential units.
9. According to the Act, the municipality must incorporate the housing impact study if
required.
The subsection is deleted and replaced with the following paragraph:

The Village of Coal Valley hereby certifies that, with the addition of the Added Area, this
Redevelopment Project Area may have more than 75 occupied residential units, but the
Redevelopment Plan will not result in the displacement of residents from ten (10) or more
inhabited residential units, and therefore a housing impact study is not required.
10. When a relocation plan is required, and the residents are low and very low-income
households, then the plan must adopt an assistance plan that is not less than the Federal
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Uniform Relocation Assistance and Real Property Acquisition Policies Act of 1970 and
the regulations under the Act.
The subsection is deleted and replaced with the following paragraph:

As certified in subsections 8 and 9 above, with the addition of the Added Area, the Redevelopment
Project Area may have more than 75 inhabited residential units. However, because the Village
certifies that redevelopment will not displace 10 or more inhabited residential units, neither a
housing impact study nor a relocation plan is required.
11. According to the Act, the municipality must indicate the effort to be made for
relocation to occur near the Redevelopment Project Area.
The subsection is deleted and replaced with the following paragraph:

As certified, the Redevelopment Plan and Project does not require a housing impact study or a
relocation plan.
12. According to the Act, the municipality must indicate how a change in the number of
units to be affected in a plan causes the housing provisions to be triggered.
The subsection is deleted and replaced with the following paragraph:

As certified, the Redevelopment Plan and Project does not require a housing impact study or a
relocation plan.
New items 13, 14, and 15 are to be added immediately after item 12:

13. According to the Act, the Redevelopment Project Area includes only those contiguous
parcels of real property and improvements that will be substantially benefited by the
proposed redevelopment project improvements.
The map of the Redevelopment Project Area is Attachment 2 and is made part of this document
by reference hereto. It illustrates that all parcels in the Redevelopment Project Area are
contiguous.
The Redevelopment Project Area was found to qualify as both a Blighted Area (Original
Redevelopment Project Area) and a Conservation Area (Added Area) according to the Act. The
Redevelopment Plan Program (Section III. C. of this report) and the Redevelopment Plan Policies
and Implementation Strategy as identified in the Redevelopment Project Costs (Section VI.) are
specifically geared to remediation of Blighted Area and Conservation Area factors. Therefore, the
Village finds that the area will substantially benefit from the proposed Redevelopment Project
investment in infrastructure and facilities.
14. According to the Act, no Redevelopment Plan may be approved or amended that includes
the development of vacant land (i) with a golf course and related clubhouse and other
facilities or (ii) designated by federal, State, county or municipal government as public
land for "outdoor recreational activities" or for nature preserves and used for that
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purpose within five years prior to the adoption of the Redevelopment Plan. For the
purpose of this subsection, "recreational activities" is limited to camping and hunting.
The Redevelopment Plan does not include the development of vacant land (i) with a golf course
or (ii) designated as public land for “outdoor recreational activities” or for nature preserves used
for those purposes within five years prior to the adoption of the Redevelopment Plan.

15. According to the Act, no cost shall be a redevelopment project cost in a
Redevelopment Project Area if used to demolish, remove, or substantially modify a
historic resource, unless no prudent and feasible alternative exists. "Historic the
National Register of Historic Places or (ii) a contributing structure in a district on the
National Register of Historic Places. This item does not apply to a place or structure
for which demolition, removal, or modification is subject to review by the
preservation agency of a Certified Local Government designated as such by the
National Park Service of the United States Department of the Interior.
The Village hereby certifies that Redevelopment Project Costs relating to the demolition,
removal, or substantial modification of historic resources, if present, will be utilized in
conformance with the Act.

VII. PROVISIONS FOR AMENDMENT THE REDEVELOPMENT PLAN
There are no changes to this section.
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Tables
Table 1:

PIN
1722200010
1722200011
1722200012
1722200013
1722201001
1723100005
1723100010
1723100011
1723100012
1723100013
1723101002
1723101003
1723101004
1723102001
1723103001
1723107001
1723107003
1723108001
1723108002
1723109001
1723200009
1723200010
1723200011
1723200012
1723200013
1723200014
1723201001

Redevelopment Project Area Amendment No. 1 Parcel Numbers
and Most Recent EAV
TIF BASE TAX YEAR
YEAR
2016 VALUE
2005
107,607
2005
16,137
2005
86,172
2005
30,305
2005
275,000
2005
38,757
2005
43,853
2005
154,745
2005
Exempt
2005
268,546
2005
10,419
2005
27,465
2005
40,424
2005
35,137
2005
18,922
2005
501,165
2005
55,514
2005
17,244
2005
Exempt
2005
6,667
2005
7,784
2005
42,609
2005
39,439
2005
13,858
2005
31,581
2005
17,516
2005
37,557

1723201003
1723211005

2005
2005

99,394
17,388

1723300002
1723300010
1723300011
1723300012

2005
2005
2005
2005

5,232
38,787
167,197
160,836

1723301001
1723301002
1723302001
1723302002

2005
2005
2005
2005

25,981
25,923
24,830
24,733

1723303001
2005
1723304002
2005
1723304003
2005
SUBTOTAL-Original TIF

PIN
1722200002
1722200003
1722200004
1722200006
1722200007
1722200014
1723100002
1723104015
1723104036
1723105001
1723105011
1723105012
1723105013
1723105024
1723202002
1723202003
1723203001
1723203006
1723203011
1723203012
1723205001
1723205002
1723205003
1723205009
1723205010
1723205011
1723207001

TIF BASE
YEAR
2016
2016
2016
2016
2016
2016
2016
2016
2016
2016
2016
2016
2016
2016
2016
2016
2016
2016
2016
2016
2016
2016
2016
2016
2016
2016
2016

1723207002
1723207011

2016
2016

TAX YEAR
2016 VALUE
65,186
10,982
9,194
66,430
62,366
202,517
115,352
333,978
54,356
151,385
82,591
20,682
19,780
272,240
33,092
103,333
33,375
52,495
36,719
32,355
78,844
33,307
33,900
Exempt
26,024
24,131
29,954
32,507
37,547

ESTIMATED BASE EAV
Base EAV-Original TIF
TY2016 EAV-Added Area

1,508,919
2,935,707

Route 6 TIF Amendment No. 1
ESTIMATED BASE EAV:
4,444,626

PIN
1723207012
1723207013
1723207022
1723208001
1723208002
1723208003
1723208013
1723208014
1723208015
1723209001
1723209002
1723209003
1723209012
1723209013
1723209014
1723210001
1723210002
1723210003
1723210011
1723210012
1723210013
1723210014
1723210015
1723211002
1723211006
1724100009
1724100010

TIF BASE
YEAR
2016
2016
2016
2016
2016
2016
2016
2016
2016
2016
2016
2016
2016
2016
2016
2016
2016
2016
2016
2016
2016
2016
2016
2016
2016
2016
2016

SUBTOTAL-Added Area

TAX YEAR
2016 VALUE
26,481
35,881
Exempt
36,682
37,243
24,980
33,117
31,345
29,947
28,873
37,346
31,119
38,165
29,920
41,018
37,756
32,822
29,780
4,735
34,926
5,053
33,978
1,579
103,963
57,838
75,906

632
2,935,707

ESTIMATED CURRENT EAV
TY2016 EAV-Original TIF
TY2016 EAV-Added Area

TY2016 TOTAL
ESTIMATED EAV:

3,016,826
2,935,707

5,952,533

319,456
146,362
36,284
3,016,826
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Attachments
Attachment 1:

Legal Description – Redevelopment Project Area
Amendment No. 1

That part of the Northwest Quarter of Sections Number Twenty-Two (22) and Twenty-Three
(23), Township Number Seventeen (17) North, Range Number One (1) West of the Fourth
Principal Meridian, described as follows:
Commencing at the southwest corner of a parcel designated as parcel No. 1215-4 containing
approximately 3.183 acres, located south of the southerly right-of-way line of F.A.I. 280 and 74,
and north of the north right-of-way line of U.S. Route 6 (West 1st Avenue), in the Village of Coal
Valley, Illinois, said parcel being located approximately 450 feet east of the Half Section Line of
Section 22; thence from said southwest corner in a northerly direction 140.79 feet to the
southerly right-of-way line of F.A.I. Route 280 and 74; thence in a southeasterly direction along
the south right-of-way line of Route 280, a distance of 201.81 feet; thence in a northerly
direction 30 feet; thence in an easterly direction along the southerly right-of-way line of said
F.A.I. Route 280 and 74, approximately 229.79 feet to the northeast corner of said Parcel No.
1215-4; thence continuing in an easterly direction along the southerly right-of-way line of said
F.A.I. Route 280 and 74, a chord length of 120.13 feet, along the north line of Parcel No. 121513, to said parcel’s northeast corner; thence continuing in an easterly direction along the
southerly right-of-way of said F.A.I. Route 280 and 74, and the north boundary line of Parcel
1215-12, to the northwest corner of Parcel 1215-10; thence continuing in an easterly direction
along the southerly right-of-way of said F.A.I. Route 280 and 74, a distance of 150.88 feet to a
concrete right-of-way marker, and thence continuing in an easterly direction along the F.A.I.
Route 280 and 74 south line a distance of 191.45 feet to the northeast corner of said Parcel 121510; thence continuing southeasterly along said south Interstate No. 280 right-of-way line a
distance of 200.04 feet, to the northeast corner of said Parcel No. 1215-11; thence continuing
southeasterly along said south Interstate No. 280 right-of-way line a distance of 9.22 feet to a
right-of-way marker; thence northeasterly along said south right-of-way line 190.70 feet to a
right-of-way marker, and the northeast corner of said Parcel No. 1215-8; thence south parallel to
the east line of said Section 22, a distance of 189.38 feet, to the north right-of-way line of present
Route No. 6; thence in an easterly direction along the north right-of-way line of Route 6 to the
southwest corner of parcel 1219-8; thence North 104 feet to the northwest corner of said parcel;
thence east 397.77 feet to the northeast corner of said parcel; thence south 106.5 feet to said
north right-of-way line of Route 6; thence in an easterly direction along the north right-of-way
line of Route 6 to the southwest corner of parcel 1219-7; thence north along the west boundary
of parcel CV 1219-7 a distance of 302.54 feet to the northwest corner of said parcel 1219-7;
thence continuing along the north boundary of said parcel 1219-7 and the south right-of-way
line of RAI 280/74, a distance of 560 feet to the northwest corner of Lot Number Two (2) in
Valley Oaks Subdivision; thence in an easterly direction a distance of 323.84 feet along the
north boundary of Lot Number Two (2) in Valley Oaks Subdivision and the south right-of-way
line of F.A.I. 280/74 to the northeast corner of said Lot Number Two (2) in Valley Oaks
Subdivision and the northwest corner of Lot Number One (1) in Valley Oaks Subdivision 2nd
Addition; thence continuing in an easterly direction along the north line of Lot Number One (1)
in Valley Oaks Subdivision 2nd Addition, a distance of 77.48 feet to the northeast corner of said
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Lot Number One (1) in Valley Oaks Subdivision 2nd Addition and the northwest corner of Lot
Number Three (3) in Hild’s Second Addition; thence continuing in an easterly direction along
the north boundary of said Lot Number Three (3) in Hild’s Second Addition, a distance of 131.1
feet to the northeast corner of said Lot Number Three (3) in Hild’s Second Addition and the
northwest corner of Lot Number Two (2) in Hild’s Second Addition; thence continuing in an
easterly direction along the north boundary of Lot Number Two (2) in Hild’s Second Addition, a
distance of 120.9 feet to the northeast corner of said Lot Number Two (2) Hild’s Second
Addition and the northwest corner of parcel 1219-10; thence continuing S 89° 23’ East a distance
of 90 feet along the north boundary of parcel 1219-10 to the northeast corner of said parcel 121910; thence continuing in an easterly direction along the south right-of-way line of F.A.I. 280/74
and the north boundary of parcel 1219-4, an approximate distance of 57.91 feet to the northeast
corner of said parcel 1219-4 and the northwest corner of parcel 1219-3; thence continuing S 88°
54’ 46” E along the south right-of-way line of F.A.I. 280/74 and the north boundary of said
parcel 1219-3, a distance of approximately 176 feet to the northeast corner of said parcel 1219-3
and the northwest corner of Lot Number One (1) in Lehnhardt Subdivision; thence continuing S
80° 54’ 52” E along the north boundary of said Lot Number One (1) in Lehnhardt Subdivision a
distance of 101 feet to the northeast corner of said Lot Number One (1) in Lehnhardt Subdivision
and the northwest corner of parcel 1219-2; thence continuing in an easterly direction along the
north line of said parcel 1219-2 and the south right-of-way of F.A.I. 280/74, a distance of 49 feet
to the northeast corner of said parcel 1219-2 and the northwest corner of parcel 12772-1; thence
continuing in an easterly direction along the north boundary of said parcel 12772-1 and the south
right-of-way line of F.A.I. 280/74 a distance of 298.19 feet to the northeast corner of said parcel
12772-1 and the northwest corner of parcel 12768, thence continuing in an easterly direction 85
feet to the northeast corner of parcel 12768 and the northwest corner of parcel 12768-1; thence
continuing in an easterly direction along the north boundary of said parcel 12768-1 and the south
right-of-way line of F.A.I. 280/74, a distance of approximately 108 feet to the northeast corner of
said parcel 12768-1 and the northwest corner of parcel 12768-2; thence continuing in an easterly
direction along the north boundary of said parcel 12768-2 and the south right-of-way line of
F.A.I. 280/74 a distance of approximately 85 feet to the northeast corner of said parcel 12768-2 (
the preceding three (3) parcels also known as Lot Number One (1) and Outlot “A” between the
north line of said Lot One (1) and the south line of the public highway known as F.A.I. Rt. 6 in
Mielke’s Subdivision); thence continuing easterly along the south right-of-way line of F.A.I.
280/74, a distance of 40 feet to the northwest corner of Lot Number One (1) Salerno First
Addition; thence continuing in an easterly direction along the north boundary of said Lot
Number One (1) Salerno First Addition, a distance of 124.13 feet to the northeast corner of said
Lot Number One (1) Salerno First Addition and the northwest corner of Lot Number Two (2)
Salerno First Addition; thence continuing in an easterly direction along the north boundary of
said Lot Number Two (2) Salerno First Addition, a distance of 198.64 feet to the northeast corner
of said Lot Number Two (2) Salerno First Addition and the northwest corner of Lot D in
Highway Acres Addition; thence continuing in an easterly direction along the north boundary of
Lot D in Highway Acres Addition and the south right-of-way line of F.A.I. 280/74 a distance of
70.22 feet; thence continuing easterly along the north boundary of Lot D in Highway Acres
Addition and the south right-of-way of F.A.I. 280/74 a distance of 249.78 feet to the northeast
corner of said Lot D in Highway Acres Addition; thence south along the east boundary of parcel
CV 18-10 a distance of approximately 70 feet, to the north right-of-way line of Route 6; thence
in a southerly direction, a distance of 50 feet, across the right-of-way of Route 6 to the north lot
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line of Lot Number One (1) Fairview Subdivision, being a subdivision of Lot H, Highway Acres;
thence continuing in an easterly direction along the north line of said Lot Number One (1) and
the south right-of-way line of Route 6, to the northeast corner of said Lot Number One (1) and
to the west right-of-way line of East Fifth Street; thence continuing in an easterly direction along
the south right-of-way line of Route 6, a distance of 66 feet to the east right-of-way line of said
East Fifth Street and to the northwest corner of Lot Number Twenty-Nine (29) in said Fairview
Subdivision; thence continuing in an easterly direction from the northwest corner of said Lot
Number Twenty-Nine (29) along the south right of way line of Route 6 a distance of 112 feet to
the northeast corner of said Lot Number Twenty-Nine (29) and to the northwest corner of Lot
Number One (1) in Country Club Estates, a subdivision; thence continuing in an easterly
direction from the northwest corner of said Lot Number One (1) along the north boundary line of
said Lot Number One (1) and the south right-of-way line of Route 6, a distance of 115 feet to
the northeast corner of said Lot Number One (1) and to the west right-of-way line of East Sixth
Street; thence continuing in an easterly direction along the south right-of-way line of Route 6, a
distance of 60 feet to the east right-of-way line of East Sixth Street and to the northwest corner of
Lot 21 Country Club Estate Addition; thence continuing in an easterly direction along the north
line of said Lot Number Twenty-One (21) and the south right-of-way line of Route 6, a distance
of 115 feet to the northeast corner of said Lot Number Twenty-One (21) and to the northwest
corner of Lot Number One (1) in Bil-Mar Addition; thence continuing in an easterly direction
along the north line of said Lot Number One (1) and the south right-of-way line of Route 6, a
distance of 130.1 feet to the northeast corner of said Lot Number One (1) and to the west rightof-way line of East Seventh Street; thence continuing in an easterly direction along the south
right-of-way line of Route 6, a distance of 80 feet to the east right-of-way line of East Seventh
Street and to the northwest corner of Lot Number Twenty-One (21) in Bil-Mar Addition; thence
continuing in an easterly direction from the northwest corner of said Lot Number Twenty-One
(21) and along the north line of Lot Number Twenty-One (21) and the south right-of-way line of
Route 6, a distance of 130.1 feet to the northeast corner of said Lot Number Twenty-One (21)
and the northwest corner of a parcel designated as parcel 121102-1; thence continuing in an
easterly direction along the southerly right-of-way line of Route 6 and from the northwest corner
of said parcel 121102-1, a distance of 115.8 feet to the northeast corner of said parcel 121102-1
and to the northwest corner of parcel 1218-1; thence continuing in an easterly direction across
the northerly boundary of said parcel 1218-1 and along the south right-of-way line of Route 6, a
distance of 103 feet to the northeast corner of said parcel 1218-1 and to the northwest corner of
parcel 1218-12; thence continuing in an easterly direction from the northwest corner of said
parcel 1218-1 and the northwest corner of parcel 1218-12 continuing in an easterly direction, a
distance of 53.35 feet and continuing on the south right-of-way line of Route 6, S 82° 56’ 17” W
a distance of 100.50 feet along the southerly right-of-way line of Route 6; thence continuing S
87° 14’ 45” E, a distance of 46.71 feet to the northeast corner of said parcel 1218-12 and to the
northwest corner of parcel 1227-1; thence continuing in a southeasterly direction along the south
right-of-way line of Route 6 S 87° 14’ 45” E a distance of 153.35 feet; thence continuing
southeasterly along said right-of-way line S 79° 50’ 10” E, a distance of 227.71 feet; thence
continuing in a northeasterly direction N 77° 49’ 35” E, a distance of 5.88 feet to the northeast
corner of Parcel 1227-1 and the northwest corner of parcel 1227-1-A; thence continuing N 77°
49’ 35” E a distance of 122.67 feet; thence continuing S 88° 40’ 40” E a distance of 50.00
feet; thence continuing S 47° 42’ 25” E, a distance of 106.75 feet to the west right-of-way line
of Niabi Zoo Road; thence continuing in a southerly direction to the southeast corner of said
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parcel 1227-1-A; thence continuing in a westerly direction along the south boundary line of
1227-1-A, a distance of 250 feet to the southwest corner of 1227-1-A; thence continuing in a
westerly direction along the south boundary of parcel 1227-1, a distance of 384.15 feet to the
southwest corner of said parcel; thence continuing in a southerly direction along the east
boundary line of parcel 1218-12 to the southeast corner of said parcel and the north boundary of
parcel 1218-1; thence continuing in a southerly direction along the easterly boundary line of
parcel 1218-1, a distance of 324.2 feet, to the southeast corner of parcel 1218-1; thence
continuing in a westerly direction along the south boundary line of parcel 1218-1 a distance of
260 feet to the southwest corner of parcel 1218-1 and the easterly boundary line of Outlot A in
Bil-Mar Addition; thence continuing in a northerly direction, along the westerly boundary line of
parcel 1218-1 to the southeast corner of parcel 1102-3; thence in a westerly along the south
boundary of parcel 1102-3 a distance of 118.7 feet to the southeast corner of Lot 19 of Bil-Mar
Addition; thence continuing along the south boundary of Lot 19 Bil-Mar Addition, a distance of
140 feet to the southwest corner of said Lot 19 Bil-Mar Addition and the east right-of-way line
of East 7th Street; thence continuing across East 7th Street, a distance of 60 feet to the west rightof-way line of East 7th Street and the southeast corner of Lot 3 in Bil-Mar Addition; thence
continuing in a westerly direction along the south boundary of said Lot 3 in Bil-Mar Addition, a
distance of 140 feet to the southwest corner of said Lot 3 Bil-Mar Addition and the east
boundary line of Lot 19 in Country Club Estates; thence continuing in a southerly direction
along the east boundary of said Lot 19 to the southeast corner of Lot 19 of Country Club
Estates; thence continuing in a westerly direction along the south boundary line of Lot 19
Country Club Estates, a distance of 114.9 feet to the southwest corner of said Lot 19 in Country
Club Estates and the east right-of-way line of East 6th Street; thence continuing in a westerly
direction across East 6th Street a distance of 60 feet to the west right-of- way line of East 6th
Street and the southeast corner of Lot 3 of Country Club Estates Addition; thence continuing in a
westerly direction along the south boundary of said Lot 3 in Country Club Estates Addition, a
distance of 114.9 feet to the southwest corner of said Lot 3 in Country Club Estates Addition and
the east boundary line of Lot 26 in Fairview Subdivision; thence in a northerly direction along
the east boundary line of said Lot 26 in Fairview Subdivision to the northeast corner of said Lot
26 in Fairview Subdivision and the southeast corner of Lot 27 in Fairview Subdivision; thence
continuing in a westerly direction along the south boundary line of Lot 27 in Fairview
Subdivision, a distance of 112 feet to the southwest corner of said Lot 27 in Fairview
Subdivision and the east right-of-way line of East 5th Street; thence continuing in a westerly
direction across East 5th Street, a distance of 66 feet to the west right-of-way line of East 5th
Street and the southeast corner of Lot 3 in Fairview Subdivision; thence continuing in a westerly
direction along the south boundary of Lot 3 in Fairview Subdivision, a distance of 112 feet to
the southwest corner of said Lot 3 in Fairview Subdivision and the east boundary of Lot 4 in the
Resubdivision of Lot G, Highway Acres Addition; thence in a southerly direction to the
southeast corner of Lot 4 of the Resubdivision of Lot G, Highway Acres Addition; thence in a
westerly direction along the south boundary of said Lot 4, a distance of 136.7 feet to the
southwest corner of said Lot 4 of the Resubdivision of Lot G, Highway Acres Addition to the
southwest corner of said Lot 4 and the east right-of-way line of East 4th Street; thence continuing
in a westerly direction across East 4th Street, a distance of 66 feet to the west right-of-way line of
East 4th Street and the southeast corner of Lot 21 of the Resubdivision of Lot G in Highway
Acres Addition; thence continuing in a westerly direction along the south boundary line of said
Lot 21, a distance of 126.8 feet to the southwest corner of said Lot 21 of the Resubdivision of
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Lot G in Highway Acres Addition and the east boundary of Lot 3 Plainview Court Subdivision;
thence in a southerly direction to the southeast corner of said Lot 3 in Plainview Court
Subdivision; thence continuing in a westerly direction along the south boundary of said Lot 3
Plainview Court, a distance of 131.75 feet to the southwest corner of said Lot 3 in Plainview
Court and the east right-of-way line of East 3rd Street; thence continuing in a westerly direction
across East 3rd Street, a distance of 66 feet to the west right-of-way line of East 3rd Street and the
southeast corner of Lot 15 in Plainview Court Subdivision; thence continuing in a westerly
direction along the south boundary of said Lot 15 in Plainview Court Subdivision, a distance of
131.75 feet to the southwest corner of said Lot 15 and the west boundary of Lot 15 in River Park
Acres; thence in a northerly direction to the southeast corner of Lot 14 in River Park Acres;
thence in a westerly direction along the south boundary of Lot 14 in River Park Acres, a distance
of 167.5 feet to the southwest corner of said Lot 14 in River Park Acres and the east right-of-way
line of East 2nd Street; thence continuing in a westerly direction across East 2nd Street, a distance
of 66 feet to the west right-of-way line of East 2nd Street and the southeast corner of Lot 11 in
River Park Acres; thence continuing in a westerly direction along the south boundary of Lot 11
in River Park Acres, a distance of 160 feet to the southwest corner of said Lot 11 in River Park
Acres and the southeast corner of Lot 2 in River Park Acres; thence continuing in a westerly
direction along the south boundary line of Lot 2 in River Park Acres, a distance of 160.13 feet to
the southwest corner of said Lot 2 in River Park Acres and the East right-of-way line 1st Street;
thence continuing in a westerly direction across 1st Street, a distance of 60 feet to the west rightof-way line of 1st Street; thence in a northerly direction along the west right-of-way line of 1st
Street to the southeast corner of Lot 1 Selhost 1st Addition; thence continuing in a westerly
direction along the south boundary line of said Lot 1 Selhost 1st Addition, a distance of 150 feet
to the southwest corner of said lot 1 Selhost 1st Addition and the southeast corner of Lot 22 in
Selhost 1st Addition; thence continuing in a westerly direction along the south boundary of said
Lot 22 in Selhost 1st Addition, a distance of 140 feet to the east right-of-way line of West 2nd
Street; thence continuing in a westerly direction across West 2nd Street, a distance of 66 feet to
the west right-of-way line of West 2nd Street and the southeast corner of Lot 23 in Selhost 1st
Addition; thence continuing in a westerly direction along the south boundary of said Lot 23 in
Selhost 1st Addition, a distance of 140 feet to the southwest corner of said Lot 24 in Selhost 1st
Addition and the southeast corner of Lot 1 in Selhost 2nd Addition; thence continuing in a
westerly direction along the south boundary of said Lot 1 Selhost 2nd Addition; a distance of 140
feet to the southwest corner of said Lot 1 Selhost 2nd Addition and the east right-of-way line of
West 3rd Street; thence continuing in a westerly direction across West 3rd Street, a distance of 66
feet to the west right-of-way line of West 3rd Street and the southeast corner of Lot 22 in Selhost
2nd Addition; thence continuing in a westerly direction along the south boundary of said Lot 22
in Selhost 2nd Addition, a distance of 140 feet to the southwest corner of said Lot 22 in Selhost
2nd Addition and the southeast corner of Lot 23 in Selhost 2nd Addition; thence continuing in a
westerly direction along the south boundary line of said Lot 23 Selhost 2nd Addition a distance of
140 feet to the southwest corner of said Lot 23 and the east right-of-way line of West 4th Street;
thence continuing in a northerly direction along the west boundary line of said Lot 23 in Selhost
2nd Addition, a distance of 200 feet to the northwest corner of said Lot 23; thence in a westerly
direction from the northwest corner of said Lot 23 Selhost 2nd Addition and the east right-of-way
line of West 4th Street, a distance of 66 feet to the west right-of-way line of West 4th Street;
thence continuing in a westerly direction along the south right-of-way line of Route 6, a distance
of 280 feet to the east right-of-way line of West 5th Street; thence continuing in a westerly
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direction a distance of 66 feet to the west right-of-way line of West 5th Street and the northeast
corner of Lot Number Twenty-Four (24) in Meadow View Addition; also known as parcel
12902; thence in a southerly direction along the east boundary of said Lot Number Twenty-Four
(24) Meadow View Addition, a distance of 72.55 feet to the southeast corner of said Lot Number
Twenty-Four (24) in Meadow View Addition; thence in a westerly direction along the south
boundary of said Lot Number Twenty-Four (24) in Meadow View Addition, a distance of 143.5
feet to the southwest corner of said Lot Number Twenty-Four (24) in Meadow View Addition,
and a point on the east boundary line of parcel 12905; thence in a southerly direction along the
east boundary line of parcel 12905, a distance of approximately 833.6 feet, to the southeast
corner of said parcel 12905 and the one-half (1/2) Section Line of Section 23; thence in an
easterly direction along the midline right-of-way line of West 2nd Avenue to the west right-ofway line of 1st Street; thence in a southerly direction across West 2nd Avenue to a point on the
south right-of-way line of West 2nd Avenue and the northeast corner of parcel 121613; thence in
a southerly direction along the east boundary of said parcel 121613, a distance of 273 feet to the
southeast corner of said parcel 121613; thence continuing in a southerly direction along the west
right-of-way line of 1st Street, a distance of 232 feet, to the north right-of-line of West 4th
Avenue; thence in a southwesterly direction along the north right-of-way line of West 4th
Avenue, a distance of 106 feet; thence continuing in a southwesterly direction along the north
right-of-way line of West 4th Avenue, a distance of 444.07 feet to the southeast corner of parcel
1220-1-C; thence continuing in a southwesterly direction along the south boundary of parcel
1220-1-C, to the southwest corner of parcel 1220-1-C; thence in a northerly direction along the
west boundary of parcel 1220-1-C, a distance of 644.5 feet to the northwest corner of said parcel
1220-1-C and the southwest corner of parcel 1220-1-A, also known as Unit One of Valley Creek
Condominiums; thence continuing in a northwesterly direction along the west line of Unit One
Valley Creek Condominiums, a distance of 235.8 feet to the northwest corner of Unit One Valley
Creek Condominiums and the south right-of-way line of West 2nd Avenue; thence continuing in a
westerly direction along the south right-of-way line of West 2nd Avenue, a distance of 1651.2
feet to the southwest corner of parcel 12905 and the southeast corner of parcel 1215-3; thence
continuing in a northerly direction along the west boundary of parcel 12905 and the east
boundary of parcel 1215-3, a distance of 963.5 feet to the northwest corner of said parcel 1215-5
and the south right-of-way line of Route 6; thence continuing in a northerly direction to the north
right-of-way line of Route 6 and the southeast corner of parcel 1215.4; thence in a westerly
direction along the north right-of-way line of Route 6 to the southwest corner of said parcel
1215.4 and the point of beginning.
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Attachment 1a:

Legal Description – Added Area

VILLAGE OF COAL VALLEY – Route 6 Redevelopment Project Area
ATTACHMENT NO. 1: LEGAL DESCRIPTION FOR THE ADDED AREA:
ADDED PARCEL A:
That part of the Northwest Quarter of Sections Number Twenty-Two (22) and Twenty-Three
(23), Township Number Seventeen (17) North, Range Number One (1) West of the Fourth
Principal Meridian, described as follows:
Commencing at the southwest corner of a parcel designated as parcel No. 1215-4 containing
approximately 3.183 acres, located south of the southerly right-of-way line of F.A.I. 280 and 74,
and north of the north right-of-way line of U.S. Route 6 (West 1st Avenue), in the Village of Coal
Valley, Illinois, said parcel being located approximately 450 feet east of the Half Section Line of
Section 22; thence from said southwest corner in a northerly direction 140.79 feet to the
southerly right-of-way line of F.A.I. Route 280 and 74; thence in a southeasterly direction along
the south right-of-way line of Route 280, a distance of 201.81 feet; thence in a northerly
direction 30 feet; thence in an easterly direction along the southerly right-of-way line of said
F.A.I. Route 280 and 74, approximately 229.79 feet to the northeast corner of said Parcel No.
1215-4; thence continuing in an easterly direction along the southerly right-of-way line of said
F.A.I. Route 280 and 74, a chord length of 120.13 feet, along the north line of Parcel No. 121513, to said parcel’s northeast corner; thence continuing in an easterly direction along the
southerly right-of-way of said F.A.I. Route 280 and 74, and the north boundary line of Parcel
1215-12, to the northwest corner of Parcel 1215-10; thence continuing in an easterly direction
along the southerly right-of-way of said F.A.I. Route 280 and 74, a distance of 150.88 feet to a
concrete right-of-way marker, and thence continuing in an easterly direction along the F.A.I.
Route 280 and 74 south line a distance of 191.45 feet to the northeast corner of said Parcel 121510; thence continuing southeasterly along said south Interstate No. 280 right-of-way line a
distance of 200.04 feet, to the northeast corner of said Parcel No. 1215-11; thence continuing
southeasterly along said south Interstate No. 280 right-of-way line a distance of 9.22 feet to a
right-of-way marker; thence northeasterly along said south right-of-way line 190.70 feet to a
right-of-way marker, and the northeast corner of said Parcel No. 1215-8; thence south parallel to
the east line of said Section 22, a distance of 189.38 feet, to the north right-of-way line of present
Route No. 6; thence continuing west along the said north right-of-way line a distance of
approximately 1390 feet to the said southwest corner of Parcel No. 1215-4, and the place of
beginning.
ADDED PARCEL B:
That part of the Northwest Quarter of Section Number Twenty-Three (23), Township Number
Seventeen (17) North, Range Number One (1) West of the Fourth Principal Meridian, described
as follows:
Commencing at the southeast corner of the Northwest Quarter of Section No. Twenty-Three
(23), Township Number Seventeen (17) North, Range Number One (1) West of the Fourth
Principal Meridian; thence north 968.5 feet to the north right-of-way line of Highway Number 6;
thence West along the North line of said highway, 2178.8 feet to the Place of Beginning; thence

Village of Coal Valley, Illinois
Route 6 Redevelopment Plan and Project Area Amendment No. 1

Page 22
January 2018

North 104 feet; thence east 397.77 feet; thence south 106.5 feet to said north right-of-way line of
Rt. 6; thence westerly along the north right-of-way line 397.77 feet, more or less, to the Place of
Beginning, situated in the County of Rock Island and State of Illinois, and described as Parcel
1219.8, containing one (1) acre.
ADDED PARCEL C:
That part of the Northwest Quarter of Section Number Twenty-Three (23), Township Number
Seventeen (17) North, Range Number One (1) West of the Fourth Principal Meridian, described
as follows:
Commencing at the northwest corner of Lot Twenty-Three (23) in Selhost Second Subdivision;
thence in an easterly direction, a distance of 140 feet along the south right-of-way line of Highway
Number 6, to the northeast corner of said Lot Twenty-three (23); thence continuing in an easterly
direction, a distance of 140 feet along said south right-of-way line, from the northwest corner of
Lot Twenty-Two (22), and along the north line of said Lot Number Twenty-Two (22) to the
northeast corner of said Lot Number Twenty-Two (22); thence continuing in an easterly direction
a distance of 66 feet from the west boundary line of the right-of-way of West 3rd Street, to the east
boundary line of said right-of-way line and to the northwest corner of Lot Number One (1) in
Selhost Second Subdivision; thence continuing in an easterly direction along the north line of Lot
Number One (1), 140 feet to the northeast corner of said Lot Number One (1), and the northwest
corner of Lot Number Twenty-Three (23) of Selhost First Subdivision; thence continuing in an
easterly direction a distance of 140 feet, along the north line of said Lot Number Twenty-Three
(23) to the northeast corner of said Lot Number Twenty-Three (23); thence continuing in an
easterly direction from the west boundary line of the right-of-way of West 2nd Street, a distance of
66 feet to the east boundary line of the right-of-way line of West 2nd Street, and to the northwest
corner of the parcel designated as Tax Parcel 12664-1, and legally described as the north 80 feet
of Lot Twenty-Two (22) in Selhost First Subdivision; thence continuing in an easterly direction
from the northwest corner of said Parcel 12664-1, a distance of 140 feet, along the north line of
said parcel, to the northeast corner of said parcel, and the northwest corner of Lot Number One (1)
in Selhost First Subdivision, except that portion vested in the State of Illinois, which fronts 20 feet
on Route 6; thence in an easterly direction a distance of 130 feet, along the north line of said Lot
Number One (1) and the south right-of-way line of Route 6, to the northeast corner of said Lot
Number One (1), and the west boundary line of the right-of-way of East First Street; thence
continuing in an easterly direction from the west boundary line of the right-of-way of East First
Street across the public right-of-way of East First Street to the northwest corner of Lot Number
One (1) in River Park Acres Second Addition; thence continuing from the northwest corner of said
Lot Number One (1) in an easterly direction along the south boundary line of the right-of-way of
Route 6, a distance of 145.13 feet to the northeast corner of said Lot Number One (1); thence from
the northeast corner of said Lot Number One (1) a distance of 160 feet from the northwest corner
of Lot Number Twelve (12) in River Park Acres Addition to the northeast corner of said Lot
Number Twelve (12) in River Park Acres Addition, which is also the west right-of-way line of
East Second Street; thence continuing in an easterly direction a distance of 66 feet from the west
right-of-way line of East Second Street to the east right-of-way line of East Second Street and to
the northwest corner of Lot Number Thirteen (13) of said River Park Acres Addition to the Village
of Coal Valley; thence continuing in an easterly direction a distance of 167.5 feet along the south
right of way line of Route 6 to the northeast corner of said Lot Number Thirteen (13); thence
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continuing in an easterly direction along the south right-of-way line of Route 6 from the northeast
corner of said Lot Number Thirteen (13) and the northwest corner of Lot Number Seventeen (17)
of Plainview Court Subdivision, a distance of 131.75 feet to the northeast corner of said Lot
Number Seventeen (17), and to the west right-of-way line of East third Street; thence continuing
in an easterly direction a distance of 66 feet along the south right-of-way line of Route 6 to the
easterly right-of-way line of East Third Street and to the northwest corner of Lot Number One (1)
in Plainview Court Subdivision; thence continuing in an easterly direction along the north line of
said Lot Number One (1) a distance of 131.75 feet to the northeast corner of said Lot Number One
(1) and the northwest corner of Lot Number Twenty-Four (24) in the Re-Subdivision of Lot G,
Highway Acres Addition; thence continuing in an easterly direction along the north line of said
Lot Number Twenty-Four (24) and the southerly right-of-way line of Route 6, a distance of 128.8
feet to the northeast corner of said Lot Number Twenty-Four (24), and to the westerly right-ofway line of East Fourth Street; thence continuing in an easterly direction along the south boundary
right-of-way line of Route 6, a distance of 66 feet to the easterly right-of-way line of said East
Fourth Street and to the northwest corner of Lot Number One (1) in the Re-Subdivision of Lot G
of Highway Acres Addition; thence continuing in an easterly direction along the north line of said
Lot Number One (1) and the south right-of-way line of Route 6, a distance of 136.7 feet to the
northeast corner of said Lot Number One (1) and to the northwest corner of Lot Number One (1)
in Fairview Subdivision, being a subdivision of Lot H, Highway Acres; thence continuing in an
easterly direction along the north line of said Lot Number One (1) and the south right-of-way line
of Route 6, a distance of 112 feet to the northeast corner of said Lot Number One (1) and to the
west right-of-way line of East Fifth Street; thence continuing in an easterly direction along the
south right-of-way line of Route 6, a distance of 66 feet to the east right-of-way line of said East
Fifth Street and to the northwest corner of Lot Number Twenty-Nine (29) in said Fairview
Subdivision; thence continuing in an easterly direction from the northwest corner of said Lot
Number Twenty-Nine (29) along the south right of way line of Route 6 a distance of 112 feet to
the northeast corner of said Lot Number Twenty-Nine (29) and to the northwest corner of Lot
Number One (1) in Country Club Estates, a subdivision; thence continuing in an easterly direction
from the northwest corner of said Lot Number One (1) along the north boundary line of said Lot
Number One (1) and the south right-of-way line of Route 6, a distance of 115 feet to the northeast
corner of said Lot Number One (1) and to the west right-of-way line of East Sixth Street; thence
continuing in an easterly direction along the south right-of-way line of Route 6, a distance of 60
feet to the east right-of-way line of East Sixth Street and to the northwest corner of Lot 21 Country
Club Estate Addition; thence continuing in an easterly direction along the north line of said Lot
Number Twenty-One (21) and the south right-of-way line of Route 6, a distance of 115 feet to the
northeast corner of said Lot Number Twenty-One (21) and to the northwest corner of Lot Number
One (1) in Bil-Mar Addition; thence continuing in an easterly direction along the north line of said
Lot Number One (1) and the south right-of-way line of Route 6, a distance of 130.1 feet to the
northeast corner of said Lot Number One (1) and to the west right-of-way line of East Seventh
Street; thence continuing in an easterly direction along the south right-of-way line of Route 6, a
distance of 80 feet to the east right-of-way line of East Seventh Street and to the northwest corner
of Lot Number Twenty-One (21) in Bil-Mar Addition; thence continuing in an easterly direction
from the northwest corner of said Lot Number Twenty-One (21) and along the north line of Lot
Number Twenty-One (21) and the south right-of-way line of Route 6, a distance of 130.1 feet to
the northeast corner of said Lot Number Twenty-One (21) and the northwest corner of a parcel
designated as parcel 121102-1; thence continuing in an easterly direction along the southerly right-

Village of Coal Valley, Illinois
Route 6 Redevelopment Plan and Project Area Amendment No. 1

Page 24
January 2018

of-way line of Route 6 and from the northwest corner of said parcel 121102-1, a distance of 115.8
feet to the northeast corner of said parcel 121102-1 and to the northwest corner of parcel 1218-1;
thence continuing in an easterly direction across the northerly boundary of said parcel 1218-1 and
along the south right-of-way line of Route 6, a distance of 103 feet to the northeast corner of said
parcel 1218-1 and to the northwest corner of parcel 1218-12; thence continuing in an easterly
direction from the northwest corner of said parcel 1218-1 and the northwest corner of parcel 121812 continuing in an easterly direction, a distance of 53.35 feet and continuing on the south rightof-way line of Route 6, S 82° 56’ 17” W a distance of 100.50 feet along the southerly right-ofway line of Route 6; thence continuing S 87° 14’ 45” E, a distance of 46.71 feet to the northeast
corner of said parcel 1218-12 and to the northwest corner of parcel 1227-1; thence continuing in a
southeasterly direction along the south right-of-way line of Route 6 S 87° 14’ 45” E a distance of
153.35 feet; thence continuing southeasterly along said right-of-way line S 79° 50’ 10” E, a
distance of 227.71 feet; thence continuing in a northeasterly direction N 77° 49’ 35” E, a distance
of 5.88 feet to the northeast corner of Parcel 1227-1 and the northwest corner of parcel 1227-1-A;
thence continuing N 77° 49’ 35” E a distance of 122.67 feet; thence continuing
S 88° 40’ 40”
E a distance of 50.00 feet; thence continuing S 47° 42’ 25” E, a distance of 106.75 feet to the west
right-of-way line of Niabi Zoo Road; thence continuing in a southerly direction to the southeast
corner of said parcel 1227-1-A; thence continuing in a westerly direction along the south boundary
line of 1227-1-A, a distance of 250 feet to the southwest corner of 1227-1-A; thence continuing in
a westerly direction along the south boundary of parcel 1227-1, a distance of 384.15 feet to the
southwest corner of said parcel; thence continuing in a southerly direction along the east boundary
line of parcel 1218-12 to the southeast corner of said parcel and the north boundary of parcel 12181; thence continuing in a southerly direction along the easterly boundary line of parcel 1218-1, a
distance of 324.2 feet, to the southeast corner of parcel 1218-1; thence continuing in a westerly
direction along the south boundary line of parcel 1218-1 a distance of 260 feet to the southwest
corner of parcel 1218-1 and the easterly boundary line of Outlot A in Bil-Mar Addition; thence
continuing in a northerly direction, along the westerly boundary line of parcel 1218-1 to the
southeast corner of parcel 1102-3; thence in a westerly along the south boundary of parcel 1102-3
a distance of 118.7 feet to the southeast corner of Lot 19 of Bil-Mar Addition; thence continuing
along the south boundary of Lot 19 Bil-Mar Addition, a distance of 140 feet to the southwest
corner of said Lot 19 Bil-Mar Addition and the east right-of-way line of East 7th Street; thence
continuing across East 7th Street, a distance of 60 feet to the west right-of-way line of East 7th
Street and the southeast corner of Lot 3 in Bil-Mar Addition; thence continuing in a westerly
direction along the south boundary of said Lot 3 in Bil-Mar Addition, a distance of 140 feet to the
southwest corner of said Lot 3 Bil-Mar Addition and the east boundary line of Lot 19 in Country
Club Estates; thence continuing in a southerly direction along the east boundary of said Lot 19 to
the southeast corner of Lot 19 of Country Club Estates; thence continuing in a westerly direction
along the south boundary line of Lot 19 Country Club Estates, a distance of 114.9 feet to the
southwest corner of said Lot 19 in Country Club Estates and the east right-of-way line of East 6th
Street; thence continuing in a westerly direction across East 6th Street a distance of 60 feet to the
west right-of- way line of East 6th Street and the southeast corner of Lot 3 of Country Club Estates
Addition; thence continuing in a westerly direction along the south boundary of said Lot 3 in
Country Club Estates Addition, a distance of 114.9 feet to the southwest corner of said Lot 3 in
Country Club Estates Addition and the east boundary line of Lot 26 in Fairview Subdivision;
thence in a northerly direction along the east boundary line of said Lot 26 in Fairview Subdivision
to the northeast corner of said Lot 26 in Fairview Subdivision and the southeast corner of Lot 27
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in Fairview Subdivision; thence continuing in a westerly direction along the south boundary line
of Lot 27 in Fairview Subdivision, a distance of 112 feet to the southwest corner of said Lot 27 in
Fairview Subdivision and the east right-of-way line of East 5th Street; thence continuing in a
westerly direction across East 5th Street, a distance of 66 feet to the west right-of-way line of East
5th Street and the southeast corner of Lot 3 in Fairview Subdivision; thence continuing in a
westerly direction along the south boundary of Lot 3 in Fairview Subdivision, a distance of 112
feet to the southwest corner of said Lot 3 in Fairview Subdivision and the east boundary of Lot 4
in the Resubdivision of Lot G, Highway Acres Addition; thence in a southerly direction to the
southeast corner of Lot 4 of the Resubdivision of Lot G, Highway Acres Addition; thence in a
westerly direction along the south boundary of said Lot 4, a distance of 136.7 feet to the southwest
corner of said Lot 4 of the Resubdivision of Lot G, Highway Acres Addition to the southwest
corner of said Lot 4 and the east right-of-way line of East 4th Street; thence continuing in a westerly
direction across East 4th Street, a distance of 66 feet to the west right-of-way line of East 4th Street
and the southeast corner of Lot 21 of the Resubdivision of Lot G in Highway Acres Addition;
thence continuing in a westerly direction along the south boundary line of said Lot 21, a distance
of 126.8 feet to the southwest corner of said Lot 21 of the Resubdivision of Lot G in Highway
Acres Addition and the east boundary of Lot 3 Plainview Court Subdivision; thence in a southerly
direction to the southeast corner of said Lot 3 in Plainview Court Subdivision; thence continuing
in a westerly direction along the south boundary of said Lot 3 Plainview Court, a distance of 131.75
feet to the southwest corner of said Lot 3 in Plainview Court and the east right-of-way line of East
3rd Street; thence continuing in a westerly direction across East 3rd Street, a distance of 66 feet to
the west right-of-way line of East 3rd Street and the southeast corner of Lot 15 in Plainview Court
Subdivision; thence continuing in a westerly direction along the south boundary of said Lot 15 in
Plainview Court Subdivision, a distance of 131.75 feet to the southwest corner of said Lot 15 and
the west boundary of Lot 15 in River Park Acres; thence in a northerly direction to the southeast
corner of Lot 14 in River Park Acres; thence in a westerly direction along the south boundary of
Lot 14 in River Park Acres, a distance of 167.5 feet to the southwest corner of said Lot 14 in River
Park Acres and the east right-of-way line of East 2nd Street; thence continuing in a westerly
direction across East 2nd Street, a distance of 66 feet to the west right-of-way line of East 2nd Street
and the southeast corner of Lot 11 in River Park Acres; thence continuing in a westerly direction
along the south boundary of Lot 11 in River Park Acres, a distance of 160 feet to the southwest
corner of said Lot 11 in River Park Acres and the southeast corner of Lot 2 in River Park Acres;
thence continuing in a westerly direction along the south boundary line of Lot 2 in River Park
Acres, a distance of 160.13 feet to the southwest corner of said Lot 2 in River Park Acres and the
East right-of-way line 1st Street; thence continuing in a westerly direction across 1st Street, a
distance of 60 feet to the west right-of-way line of 1st Street; thence in a northerly direction along
the west right-of-way line of 1st Street to the southeast corner of Lot 1 Selhost 1st Addition; thence
continuing in a westerly direction along the south boundary line of said Lot 1 Selhost 1st Addition,
a distance of 150 feet to the southwest corner of said lot 1 Selhost 1st Addition and the southeast
corner of Lot 22 in Selhost 1st Addition; thence continuing in a westerly direction along the south
boundary of said Lot 22 in Selhost 1st Addition, a distance of 140 feet to the east right-of-way line
of West 2nd Street; thence continuing in a westerly direction across West 2nd Street, a distance of
66 feet to the west right-of-way line of West 2nd Street and the southeast corner of Lot 23 in Selhost
1st Addition; thence continuing in a westerly direction along the south boundary of said Lot 23 in
Selhost 1st Addition, a distance of 140 feet to the southwest corner of said Lot 24 in Selhost 1st
Addition and the southeast corner of Lot 1 in Selhost 2nd Addition; thence continuing in a westerly
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direction along the south boundary of said Lot 1 Selhost 2nd Addition; a distance of 140 feet to the
southwest corner of said Lot 1 Selhost 2nd Addition and the east right-of-way line of West 3rd
Street; thence continuing in a westerly direction across West 3rd Street, a distance of 66 feet to the
west right-of-way line of West 3rd Street and the southeast corner of Lot 22 in Selhost 2nd Addition;
thence continuing in a westerly direction along the south boundary of said Lot 22 in Selhost 2nd
Addition, a distance of 140 feet to the southwest corner of said Lot 22 in Selhost 2nd Addition and
the southeast corner of Lot 23 in Selhost 2nd Addition; thence continuing in a westerly direction
along the south boundary line of said Lot 23 Selhost 2nd Addition a distance of 140 feet to the
southwest corner of said Lot 23 and the east right-of-way line of West 4th Street; thence continuing
in a northerly direction along the west boundary line of said Lot 23 in Selhost 2nd Addition, a
distance of 200 feet to the northwest corner of said Lot 23 and the Point of Beginning.
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Attachment 2:

Boundary Map – Redevelopment Project Area Amendment
No. 1
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E. Redevelopment Implementation Strategy
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jG hG G  G G G G G G G
zG XWTYYUYWG G XWTYZUZG G {G zG
jUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUG
OXYPG pG G G  G G G G G G
SG
G
G
G
G
G
yG
wUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUG
OXZPG jGGzGGGGGG
GGGG{pmGwGUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUG
OX[PGG jGGs GGGG GG
GGGG{pmGUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUG

OX\PG jGjGGhG
oUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUG

K\WWSWWW
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Notes:
1. All costs shown are in 2006 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. Private redevelopment costs and investments are in addition to the above.
3. If allowed by the Act adjustments to line items may be made within the total budget.
4. Certain infrastructure work in connection and appurtenant to the Redevelopment Project
Area can be undertaken.
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TABLE 1
VILLAGE OF COAL VALLEY
ROUTE 6
REDEVELOPMENT PROJECT AREA
TIF BASE and FIVE-YEAR EAV
Coal Valley
EAV
PARCEL
2005
768
11,997
770
24,587
771
33,322
905
280,132
911
25,938
1038
33,638
1039
23,829
1040
9,002
1041
10,102
1532
32,609
1533
38,658
1611
25,966
1612
74,657
1613
226,913
1614
59,262
1220-1-A
4,518
15-5
72,793
18-10
5,412
19-10
33,472
19-12
19-14
33,721
19-2
7,879
19-4
22,248
19-6
4,329
19-7
83,896
20-1
202,861
20-1-A-1
21,552
20-1-A-2
21,472
20-1-A-3
22,553
20-1-A-4
22,504
20-1-C
2,271
20-1-D
20,600
768-1
27,413
768-2
15,178
772-1
5,122
906-1
13,826
TOTAL
1,554,232

2004
11,648
23,871
32,352
271,973
25,183
32,659
23,135
8,740
9,808
31,659
37,532
25,210
72,482
220,304
57,536
4,386
70,673
5,254
32,497

2003
11,420
23,402
31,718
286,688
24,689
32,018
22,682
8,569
9,616
31,038
36,796
24,716
71,061
215,984
56,407
4,300
69,287
5,151
31,860

2002
11,420
23,402
15,453
330,145
24,689
32,018
22,682
8,569
9,616
31,038
36,796
24,716
71,061
215,984
56,407
4,300
69,287
5,151
33,275

2001
8,775
23,402
31,729
297,146
21,336
28,097
21,026
7,872
8,659
27,299
36,796
24,716
71,061
215,984
54,241
4,294
69,287
5,151
24,925

2000
8,688
23,170
31,415
261,204
21,125
27,818
20,818
7,794
8,574
27,029
36,432
24,471
70,358
213,846
48,193
4,252
68,601
5,100
24,678

1999
8,518
22,716
30,799
692,582
20,711
27,273
20,410
7,641
8,406
26,499
35,718
23,991
68,979
209,653
43,380
4,169
31,988
2,750
24,194

32,739
7,649
21,600
4,203
81,452
204,849
17,999
17,944
20,439
20,392
2,523

32,097
7,499
21,176
23,673
79,855
200,832
17,646
17,592
20,038
19,992
2,803

32,097
7,499
21,176
23,673
79,855
200,832
17,646
17,592
20,038
19,992
3,115

32,097
7,499
16,356
18,458
79,855
200,832
17,545
17,502
19,984
19,940
3,460

31,779
7,424
16,194
18,275
79,065
198,843
17,371
17,328
19,786
19,742
3,845

31,156
7,278
15,876
17,917
77,515
194,944
17,030
16,988
19,398
19,355
3,805

26,615
14,736
4,973
13,423
1,488,438

26,093
14,447
4,876
14,160
1,500,181

26,093
14,447
4,876
38,020
1,552,960

20,530
11,236
5,151
38,020
1,490,261

20,326
11,124
5,100
37,644
1,437,412

19,927
10,906
5,000
36,905
1,804,377

TABLE 2
VILLAGE OF COAL VALLEY
ROUTE 6
REDEVELOPMENT PLAN AND PROJECT AREA
PROJECTED EAV AND TAX INCREMENT

Route 6 Redevelopment Project Area
$ 1,554,232

Base Value

1
2
3
4
5
6
7

8
9
10
11
12
13
14
15
16
17
18
19
20
21
22
23

Construction
Year

Valuation
Year

Revenue
Year

Inflation
Increment

2007
2008
2009
2010
2011
2012
2013
2014
2015
2016
2017
2018
2019
2020
2021
2022
2023
2024
2025
2026
2027
2028
2029

2008
2009
2010
2011
2012
2013
2014
2015
2016
2017
2018
2019
2020
2021
2022
2023
2024
2025
2026
2027
2028
2029
2030

2009
2010
2011
2012
2013
2014
2015
2016
2017
2018
2019
2020
2021
2022
2023
2024
2025
2026
2027
2028
2029
2030
2031

15,542
25,198
34,950
42,799
43,727
44,664
45,361
46,065
51,525
57,041
57,861
58,690
59,527
60,122
60,723
61,330
61,944
62,563
63,189
63,821
64,459
65,103

Totals

Inflation Factor

1.00%

Value
Added

Valuation
Increment

Tax
Rate

Tax
Increment

0
950,000
950,000
750,000
50,000
50,000
25,000
25,000
500,000
500,000
25,000
25,000
25,000

0
965,542
1,940,740
2,725,690
2,818,489
2,912,216
2,981,881
3,052,242
3,598,307
4,149,832
4,231,873
4,314,734
4,398,423
4,457,950
4,518,072
4,578,795
4,640,125
4,702,069
4,764,632
4,827,820
4,891,641
4,956,099
5,021,203

7.9017
7.9017
7.9017
7.9017
7.9017
7.9017
7.9017
7.9017
7.9017
7.9017
7.9017
7.9017
7.9017
7.9017
7.9017
7.9017
7.9017
7.9017
7.9017
7.9017
7.9017
7.9017
7.9017

0
76,294
153,351
215,376
222,709
230,115
235,619
241,179
284,327
327,907
334,390
340,937
347,550
352,254
357,004
361,803
366,649
371,543
376,487
381,480
386,523
391,616
396,760

3,875,000
Present Value at 5.75%

6,751,874
$

3,238,360

ATTACHMENT 1
VILLAGE OF COAL VALLEY
ROUTE 6
REDEVELOPMENT PROJECT AREA
LEGAL DESCRIPTION

ATTACHMENT 2
VILLAGE OF COAL VALLEY
ROUTE 6
REDEVELOPMENT PROJECT AREA
MAP

ATTACHMENT 3
VILLAGE OF COAL VALLEY
ROUTE 6
REDEVELOPMENT PLAN AND PROJECT AREA
ELIGIBILITY REPORT
(See Separate Report)

G
}GGjG} SGpG
yGwGhG
{GpGmGwGG
G

G

G

G
l GyG
G
qGYWW]G
G
G
wGi aG
lGGhG
\\WG~GyG
sSGpsGG]W\ZYG
UTUG

Coal Valley Redevelopment Area

page

1

Village of Coal Valley
Route 6 Redevelopment Project Area
Eligibility Report
Table of Contents

Executive Summary ......................................................................................................

I.

II.

3

Basis for Redevelopment
Statutory Required Findings..............................................................................
Eligibility of a Blighted Area...................................................................................
Eligibility of a Conservation Area ....................................................................
Eligibility of an Industrial Park Conservation Area..........................................
Conclusion and Findings...................................................................................

3
4
5
5
6

The Redevelopment Project Area .........................................................................

8

III. Analysis of Conditions in the Area
Eligibility Survey and Analysis.......................................................................... 9
Presence of Blight Factors ................................................................................. 10
Eligibility of a Blighted Area ........................................................................ 10
Eligibility of a Conservation Area ................................................................ 18

IV. Eligibility Conclusions.......................................................................................... 19
V.

Tables
Table 1: TIF Base / Five-Year EAV..................................................................... 21
Table 2: Rating Survey ........................................................................................ 22

VI.

Attachments
Attachment 1: Legal Description
Attachment 2: Map
Attachment 3: Flood Maps
hG[aGGPhotographs of Redevelopment Project AreaG

G
G
G
G
G

G

Coal Valley Redevelopment Area

page

2

EXECUTIVE SUMMARY
G
This Village of Coal Valley’s Route 6 Redevelopment Project Area Eligibility Report (the “Eligibility
Report”), among other things, documents the eligibility and qualifications of the Redevelopment Project
Area (the “Redevelopment Project Area”) in the Village of Coal Valley, Illinois (the “Village”) for
designation as a blighted area pursuant to the definition contained in the Illinois Tax Increment
Allocation Redevelopment Act, 65 ILCS 5/11-74.4-1 et seq. (the “Act”).
As set forth in the Act, “Redevelopment Project Area” (Redevelopment Project Area) means an area
designated by a municipality, which is not less in the aggregate than 1½ 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” (an “Industrial Park Conservation Area”) or a blighted area
(“Blighted Area”) or a conservation area (“Conservation Area”), or a combination of both.
“Blighted Area” provisions apply to this Redevelopment Project Area.
As defined in the Act “…'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:” industrial,
commercial, and residential buildings or improvements are detrimental to the public safety, health or
welfare based on the documentation of five of thirteen specific factors that are reasonably distributed
throughout the improved part of the Redevelopment Project Area.
As defined in the Act “…'conservation' area means any improved or vacant 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 3 or more of the following factors is detrimental to the public safety,
health, morals or welfare and such an area may become a blighted area…”
As defined in the Act “….‘industrial park conservation area’ means 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 within 1 ½ 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 the 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.”
This Eligibility Report documents the relevant statutory requirements and how the Redevelopment Project
Area meets the eligibility criteria.

I. BASIS FOR REDEVELOPMENT
A. Statutorily Required Findings
The Illinois General Assembly made two key findings in adopting the Act:
1. That there exist 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.
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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 also specifies
certain requirements, which must be met before a municipality can proceed with implementing a
redevelopment project. One of these requirements is that the municipality must demonstrate that each
prospective redevelopment project qualifies either as a “Blighted Area” or as a “Conservation Area”
or a Combination of Blighted and Conservation Area or an “Industrial Park Conservation Area”
within the definitions set forth in the Act.
B. 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:
1. If improved, industrial commercial and residential building or improvements are detrimental to
the public safety, health, or welfare because of a combination of five or more of the following
factors, each of which is (i) present, with the presence documented, to a meaningful extent so
that a municipality may reasonably find that the factor is clearly present within the intent of the
Act and (ii) reasonably distributed throughout the improved part of the Redevelopment Project
Area:
x
x
x
x
x
x
x
x
x
x
x
x
x

Dilapidation
Obsolescence
Deterioration
Presence of structures below minimum code standards
Illegal use of individual structures
Excessive vacancies
Lack of ventilation, light, or sanitary facilities
Inadequate utilities
Excessive land coverage
Deleterious land use or layout
Lack of community planning
EPA Remediation Finding
Declining EAV

2. If vacant (Vacant Land), the sound growth of the Redevelopment Project Area is impaired by a
combination of two (2) or more of the following factors, each of which is (i) present, with that
presence documented to a meaningful extent, so that the Village may reasonably find that the
factor is clearly present with the intent of the Act, and (ii) reasonably distributed throughout the
vacant part of the Redevelopment Project Area to which it pertains:
1.
2.
3.
4.
5.

Obsolete platting
Diversity of ownership
Tax sale and special ownership
Deterioration of structures or site improvements in neighboring or adjacent
Areas
The Redevelopment Project Area has incurred Illinois Environmental Protection Agency or
United States Environmental Protection remediation costs.
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6.

The Total EAV of the proposed area has declined or not appropriately appreciated for (3) of
the last (5) calendar years.

3. If vacant (Vacant Land), the sound growth of the Redevelopment Project Area is impaired by one
of the following factors that (i) is present, with that presence documented to a meaningful extent,
so that a Village may reasonably find that the factor is clearly present within the intent of the Act,
and (ii) is reasonably distributed throughout the vacant part of the area to which it pertains:
1. The area consists of one or more unused quarries, mines, or strip mine ponds.
2. The area consists of unused rail yards, rail tracks, or railroad rights-of-way. The area, prior to
its designation, is subject to (i) chronic flooding that aversely impacts on real property in the
area, as certified by a registered professional engineer or appropriate regulatory agency or (ii)
surface water that discharges from all or a part of the area and contributes to flooding within
the same watershed, but only if the redevelopment project provides for facilities or
improvements to contribute to the alleviation of all or part of the flooding.
3. The area consists of an unused or illegal disposal site containing earth, stone, building debris,
or similar materials that were removed from construction, demolition, excavation, or dredge
sites.
4. Prior to the effective date of the applicable amendatory Act of the 91st General Assembly, the
area is not less than 50, nor more than 100 acres, and 75% of which is vacant (notwithstanding
that the area has been used for commercial agricultural purposes within five (5) years prior to
the designation of the Redevelopment Project Area, and the area meets at least one of the
factors itemized in paragraph (1) above, 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.
5. The area qualified as a blighted improved area immediately prior to becoming vacant, unless
there has been substantial private investment in the immediately surrounding area.
C. 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 Village 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 3 or more of the factors is detrimental to the public safety, health, morals or
welfare, and such an area may become a blighted area:
The factors are the same factors listed for developed land in a Blighted Area.
D. Eligibility of an Industrial Park Conservation Area
In order to be determined to be an Industrial Park Conservation Area, vacant property must meet
the following requirements and definitions:
1.
2.
3.
4.

Annexation Prior to Adoption
Industrial Zoning
Property is Vacant
Labor Surplus Municipality

Coal Valley Redevelopment Area
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5. Property is to become part of an industrial park
6. Contiguous to blighted area

E. Conclusions and Eligibility Findings

1. There are three categories under which an area can be determined to meet the blight criteria.
The area must meet the criteria under one of these categories if it is determined to be
blighted. One set of the criteria for both the Blighted and Conservation designation deals
with improved land. Two sets within the blighted designation deal with vacant land. The
minimum number of factors must be present in one of these categories and the presence of
each must be documented;
2. Each factor to be claimed must be distributed throughout the Redevelopment Project Area
and should be present to a meaningful extent so that a local governing body may reasonably
find that the factor is clearly present within the intent of the Act; Each claimed factor is
distributed throughout the Redevelopment Project Area and is present to a meaningful extent
throughout the Redevelopment Project Area.
3. The property must equal or exceed 1.5 acres. The property exceeds 1.5 acres at 75 acres.

This report concludes that the Coal Valley Route 6 Redevelopment Area is eligible for TIF designation as
blighted for improved and vacant land.
Five criteria of thirteen criteria required for improved land. The Redevelopment Project Area meets the
requirements for designation as Blighted based on the following five criteria present for improved land:
x
x
x
x
x

Obsolescence
Deterioration
Excessive land coverage
Lack of community planning
EAV increased at a lesser rate than the Village as a whole for three of the last five years.

The Redevelopment Project Area is not eligible to be designated as a “Conservation Area” because on 48%
of the structures are 35 years or older. Fifty percent is required for designation. As it meets the criteria for
“Blighted Area” the Redevelopment Project Area meets the other requirement for designation in that it
meets five criteria and three are required.
The following blocks constitute vacant land or partially vacant land:
20-1 D
20-1-C
905*

*Denotes Trailer Area
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The Coal Valley Route 6 Redevelopment Project Area meets the requirements for designation as
Blighted (vacant) based on the following:
1.

For vacant land, the minimum of two criteria is required under one section, three criteria are met as
follows:
x
x
x

2.

EAV Increase less than City Increase, (four) of five years
Obsolete Platting
Adjacent Structures and Site Improvements are deteriorated.

For vacant land, the minimum of one criteria is required under one section, one criteria is met:
x

Flooding is present in the trailer court area. The owner of the trailer court to keep
floodwaters out of that facility has constructed an artificial dyke and that area is on the flood
plain map. The small area of vacant land north of West 4th avenue does not appear on the
FEMA map; however, it experiences chronic flooding problems as reported by the Village.
This area is a small part of the overall Redevelopment Project Area.

For designation as a blighted area only one of the two sets of criteria needs to be met. In this case, the
vacant land meets both sets of criteria. The above factors are distributed throughout the vacant portions of the
Redevelopment Project Area and are present to a meaningful extent so that a local governing body may
reasonably find that the factor is clearly present within the intent of the Act.
The vacant land meets the definition of vacant according to the Act.

Coal Valley Redevelopment Area
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II.

THE REDEVELOPMENT PROJECT AREA

The Redevelopment Project Area is approximately 75 acres and will be inside the following described
general boundary as follows:
The Redevelopment Project Area begins at the north side of West 1st Avenue (Illinois Route 6) on a line
with the northwest corner of parcel 15-5. It continues east along West 1st Avenue to the southwest side of
parcel 19-7. It follows this parcel line north and then east and follows the north parcels lines of 1041,
1040, 1039, 19-4, 19-3, 19-14,19-10,19-3,19-14,19-2,772-1,768, 768-1,1532,1533, and 1810 where it
turns south to West 1st Avenue and runs along the south side of West 1st Avenue to the single family lot
962 which it follows to the drainage way west of 5th Street. It turns south at that point and runs south to
the north side of West 2nd Avenue. It runs east on West 2nd avenue to the east side of West 2nd Street
where it turns south. It runs to the north parcel line of 614 and follows that parcel line turning east and
then south running to the south side of West 4th Avenue. It runs southwest on West 4th Avenue to a line
with the west parcel line of 1220-1-C running along that parcel line. It then turns northwest running
along the parcel line of 1220-1-A. It runs across the drainage way to about 1/5 of the way of parcel 905
where it turns north. It runs to about ¾ of the way north on pin 905. At that point it turns west running
on a line in parcel 905 and 15-5. It then turns north at 15-5 to the beginning.
Attachment 1 is the Legal Description of the Redevelopment Project Area and is made part of this
document by reference hereto.
Attachment 2 is the Map of the Redevelopment Project Area.

Coal Valley Redevelopment Area
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III. ANALYSIS OF CONDITIONS IN THE REDEVELOPMENT PROJECT AREA
In determining whether or not the proposed Redevelopment Project Area meets the eligibility requirements of
the Act, at the Village’s direction, Ehlers & Associates, Inc. (the “Consultant”) conducted research and field
surveys. The Consultant surveyed the Redevelopment Project Area in May and June of 2006.
A survey and analysis of existing conditions within the Redevelopment Project Area were completed by
the Consultant to document the extent to which each blighted factor is present within the Redevelopment
Project Area. The surveys and analyses included:
1. Exterior survey of the condition and use of each building;
2. Field survey of environmental conditions covering street, sidewalks, lighting, traffic,
parking facilities, landscaping, fences and walls, and general property maintenance;
3. Analysis of existing uses and their relationships;
4. Analysis of vacant sites;
5. Review of previously prepared plats, plans and studies;
6. Analysis of water, sewer, gas utilities, etc.
7. Contacts with Village officials, county officials and private parties knowledgeable as to area
conditions, history, age of buildings and site improvements, real estate matters and related
items, as well as examination of existing information related to the Redevelopment Project
Area.
A. Eligibility Survey and Analysis
1. Building Components Evaluated
During the field survey, each component of a subject building was examined to determine whether it
was in sound condition or had minor, major, or critical defects. Building components examined were
of two types:
a. Primary Structure
These components are the basic structural elements of any building, including foundation
walls, load-bearing walls and columns, roof structure, and roof.
b. Secondary Structure
These components are generally added to the primary structural components and are
necessary parts of the building, including porches and steps, windows and window units,
doors and door units, chimneys, gutters and down spouts.
2.

Final Building Rating

After completing the review of the exterior building condition survey, each individual building was
placed in one of three categories based on the combination of defects found in various primary and
secondary building components. Each final rating is described below.
a. Sound Structures
Sound buildings kept in a standard condition, requiring no maintenance at present.
buildings so classified have defects so minor as to not impact the area.

These

b. Deteriorated
Buildings where factors were present from a major to extreme extent. Usually these buildings
contain defects that are not easily correctable through normal maintenance or required contracted
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skills to accomplish the level of improvements as part of maintenance or correction of defects.
These buildings are noted as being deteriorated on the survey.
c. Dilapidated
Buildings appear to be so severely defective as to need demolition. Structural integrity, however,
was not documented. While these factors were reviewed, the Consultant did not conduct a
documented building condition analysis, as the visual survey did not detect such levels of defects.
Had these conditions been identified, such analysis would have been done.
Results of this survey are found in Attachment 2, Rating Survey which is made part of this document
by reference hereto.
B. Presence of Blight Factors
Summarized below are the conclusions of the surveys and analyses completed for each blight factor
based on existing conditions within the Redevelopment Project Area. In order to qualify the
Redevelopment Project Area for a TIF, the Redevelopment Project Area must meet criteria set forth in
the Act. The specific criteria as defined by the Act precede each finding. The conclusions indicate
whether the factor is found to be present within the Redevelopment Project Area, and the relative
extent to which the factor is present. The Rating Survey showing the conditions in each parcel is
found in Table 2, Rating Survey. The following factors are documented in this study.
x

The blight factors dealing with improved land are reasonably distributed throughout portion of
the Redevelopment Project Area that has structures.

x

The blight factors dealing with vacant land are reasonably distributed throughout the vacant
portion of the Redevelopment Project Area.

x

The entire Redevelopment Project Area is impacted by and shows the presence of blight
factors.

Eligibility of a Blighted Area
The vacant land in the Redevelopment Project Area qualifies as blighted.
The improved land in the Redevelopment Project Area qualifies as blighted.
“Blighted Area” means any improved or vacant area within the boundaries of the Redevelopment
Project Area located within the territorial limits of the Village where:
If improved, industrial, commercial, and residential buildings or improvements are detrimental
to the public safety, health, or welfare because of a combination of five (5) or more of the
following factors, each of which is (i) present, with that presence documented to a meaningful
extent, so that a Village may reasonably find that the factor is clearly present within the intent of
the Act, and (ii) reasonably distributed throughout the improved part of the Redevelopment
Project Area:

(a)

Coal Valley Redevelopment Area
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analysis determines that major repair is required or the defects are so
serious and so extensive that the buildings must be removed.
An ascertainment of the structural state was not done as part of this study.
As such, these findings will not be used for qualification. Adequate
criteria for designation exist without using this criterion.
(b)

Obsolescence. The condition or process of falling into disuse. Structures
have become ill-suited for the original use.
Structures throughout this Redevelopment Project Area meet this
criterion. There are a number of available retail facilities that line Route 6
in the Redevelopment Project Area that are no longer desirable because of
size and shape of lots or structures. Many of the structures are too small
to be adapted to alternate uses. The large pole buildings have limited
adaptability. See Table 2 for parcels with these conditions.

(c)

Deterioration. With respect to buildings, defects include, but not limited
to, major defects in the secondary building components such as doors,
windows, porches, gutters, and downspouts, and fascia. With respect to
surface improvements, that the condition of roadways, alleys, curbs,
gutters, sidewalks, off-street parking, and surface storage areas evidence
deterioration, including, but not limited to, surface cracking, crumbling,
potholes, depressions, loose paving material, and weeds protruding
through paved surfaces.
Deterioration, as a factor, is present to a major extent throughout the
entire developed portion of the Redevelopment Project Area.
Deterioration is evidenced by the conditions of roofs, doors, and windows.
Many buildings need significant improvements. Problems were also noted
with gutters, downspouts (or the lack thereof) and fascia. Cracking and
deterioration of pavement, appearance of weeds through pavement,
potholes and other deteriorating conditions exist throughout the
Redevelopment Project Area.
A number of trailers are severely
deteriorated although they will not be considered structures. Buildings
associated with the trailer court are deteriorated. Buildings to the north of
Route 6 exhibit deterioration in the parking lots and so do several of the
buildings. The plaza area shows deterioration. Many of the parking lots
are not paved. See Table 2 for parcels with these conditions.

(d)

Presence of structures below minimum code standards. All structures
that do not meet the standards of zoning, subdivision, building, fire, and
other governmental codes applicable to property, but not including housing
and property maintenance codes.
There is not adequate documentation present for this criterion.

Coal Valley Redevelopment Area
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(e)

Illegal use of individual structures. The use of structures in violation of
applicable Federal, State, or local laws, exclusive of those applicable to the
presence of structures below minimum code standards.
Illegal structures are not apparent in the Redevelopment Project Area.

(f)

Excessive vacancies. The presence of buildings that are unoccupied or
under-utilized and that represent an adverse influence on the area because
of the frequency, extent, or duration of the vacancies.
Unoccupied buildings and vacant lots within the developed portion of the
Redevelopment Project Area were numerous. Parcels with vacancies are
identified in the Rating Survey, Table 2. Vacancies were noted
throughout the trailer court. There are vacant stores in the plaza. There
are vacant lots and vacant buildings on the north side of Route 6.

(g)

Lack of ventilation, light, or sanitary facilities. The absence of adequate
ventilation for light or air circulation in spaces or rooms without windows,
or that require the removal of dust, odor, gas, smoke, or other noxious
airborne materials. Inadequate natural light and ventilation means the
absence of skylights or windows for interior spaces or rooms and improper
window sizes and amounts by room area to window area ratios.
Inadequate sanitary facilities refer to the absence or inadequacy of garbage
storage and enclosure, bathroom facilities, hot water and kitchens, and
structural inadequacies preventing ingress and egress to and from all
rooms and units within a building.
The above characteristics were not noted.

(h)

Inadequate utilities. Underground and overhead utilities such as storm
sewers and storm drainage, sanitary sewers, water lines, and gas,
telephone, and electrical services that are shown to be inadequate.
Inadequate utilities are those that are: (i) of insufficient capacity to serve
the uses in the Redevelopment Project Area, (ii) deteriorated, antiquated,
obsolete, or in disrepair, or (iii) lacking within the Redevelopment Project
Area.
No problems were noted with utilities on a surface view. However,
detention and retention will be needed to develop or redevelop some areas
within the Redevelopment Project Area. Utilities will need to be developed
in the vacant land areas.

(i)

Coal Valley Redevelopment Area
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problem conditions warranting the designation of an area as one exhibiting
excessive land coverage are: (i) the presence of buildings either
improperly situated on parcels or located on parcels of inadequate size and
shape in relation to present-day standards of development for health and
safety, and (ii) the presence of multiple buildings on a single parcel. For
there to be a finding of excessive land coverage, these parcels must exhibit
one or more of the following conditions: insufficient provision for light
and air within or around buildings, increased threat of spread of fire due to
the close proximity of building, lack of adequate or proper access to a
public right-of-way, lack of reasonably required off-street parking, or
inadequate provision for loading and service.
Excessive land coverage exists in the Redevelopment Project Area on lots
occupied by small retail businesses. Buildings are located on parcels of
inadequate size and shape in relation to present-day standards of
development. The buildings within the trailer court area exhibit this
condition. Four blocks exhibit this condition.
(j)

Deleterious land use or layout. The existence of incompatible land-use
relationships, buildings occupied by inappropriate mixed-uses, or uses
considered to be noxious, offensive, or unsuitable for the surrounding
area.
Single-family residential uses are mixed with commercial uses.

(k)

Lack of community planning. The proposed Redevelopment Project Area
was developed prior to or without the benefit or guidance of a community
plan. This means that the development occurred prior to the adoption by
the City of a comprehensive or other community plan, or that the plan was
not followed at the time of the area’s development. This factor must be
documented by evidence of adverse or incompatible land-use relationships,
inadequate street layout, improper subdivision, parcels of inadequate shape
and size to meet contemporary development standards, or other evidence
demonstrating an absence of effective community planning.
There are parcels are of inadequate shape and size to meet contemporary
development standards. Access is difficult in a number of locations. Roads
have not been platted and access from the north is curtailed due to the
expressway. Businesses have developed without adequate access in the
rear due to the expressway.

(l)

Coal Valley Redevelopment Area

Environmental clean-up. The proposed Redevelopment Project Area has
incurred Illinois Environmental Protection Agency or United States
Environmental Protection Agency remediation costs for, or a study
conducted by an independent consultant recognized as having expertise in
environmental remediation has determined a need for the clean-up of
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hazardous waste, hazardous substances, or underground storage tanks
required by State or federal law, provided that the remediation costs
constitute a material impediment to the development or redevelopment of
the Redevelopment Project Area.
There were no identified areas on the Illinois Environmental Protection Agency’s
lists.

The total equalized assessed value of the proposed redevelopment
project area has declined for three (3) of the last five (5) calendar
years prior to the year in which the Redevelopment Project Area is
designated, or is increasing at an annual rate that is less than the balance of
the City for three (3) of the last five (5) calendar years for which
information is available, or is increasing at an annual rate that is less than
the Consumer Price Index for All Urban Consumers published by the
United States Department of Labor or successor agency for three (3) of the
last five (5) calendar years prior to the year in which the Redevelopment
Project Area is designated.
As illustrated in the table below, the EAV in the Redevelopment Project
Area has increased at a rate that is less than the balance of the Village for
5 of the last 5 calendar years. EAV is also documented in Table 1.
TOTAL
Percent Change
CITY WIDE EAV
Balance
Percent Change

2.

1,554,232
1,488,438
1,500,181
1,552,960
1,490,261
1,437,412
1,804,377
4.42%
-0.78%
-3.40%
4.21%
3.68%
-20.34%
54,853,863 50,873,836 47,285,738 45,501,938 41,692,392 38,421,214 36,163,216
53,299,631 49,385,398 45,785,557 43,948,978 40,202,131 36,983,802 34,358,839
7.93%
7.86%
4.18%
9.32%
8.70%
7.64%

If vacant, the sound growth of the Redevelopment Project Area is impaired by a
combination of two (2) or more of the following factors, each of which is (i)
present, with that presence documented to a meaningful extent, so that the City
may reasonably find that the factor is clearly present with the intent of the Act,
and (ii) reasonably distributed throughout the vacant part of the Redevelopment
Project Area to which it pertains:
(a)

Obsolete platting of vacant land that results in parcels of limited or narrow
size, or configurations of parcels of irregular size or shape that would be
difficult to develop on a planned basis and in a manner compatible with
contemporary standards and requirements, or platting that failed to create
rights-of-ways for streets or alleys, or that created inadequate right-of-way
widths for streets, alleys, or other, public rights-of-way, or that omitted
easements for public utilities.
Obsolete platting is present in the portions of Redevelopment Project Area
that are vacant. The small vacant area north of West 4th Avenue has not
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been platted with public rights of way, streets of easements for utilities. The
trailer park is platted for trailers and would require changes if redeveloped
differently. The platting of the area west of West 5th Street is complicated
by the drainage way.
(b)

Diversity of ownership of parcels of vacant land sufficient in number to
retard or impede the ability to assemble the land for development.
Diversity of ownership of parcels is not present in the portion of
Redevelopment Project Area that is vacant

(c) Tax and special assessment delinquencies exist, or the property has been
the subject of sales tax under the Property Tax Code within the last five (5)
years.
Tax and special assessment delinquencies are not present in the portion of
Redevelopment Project Area that is vacant.
(d)

Deterioration of structures or site improvements in neighboring areas
adjacent to the vacant land
This criterion does apply to the structures and site improvements adjacent
to portions of the vacant area. Some parcels show deterioration,
obsolescence, vacancies, and lack of community planning. There are
periods where the EAV has decreased. This deterioration is documented in
the portion of this document dealing with improved land.

(e)

The area has incurred Illinois Environmental Protection Agency or
United States Environmental Protection Agency remediation costs for,
or a study conducted by an independent consultant recognized as having
expertise in environmental remediation has determined a need for the
clean-up of hazardous waste, hazardous substances, or underground storage
tanks required by State or Federal law, provided that the remediation costs
constitute a material impediment to the development or redevelopment of
the Redevelopment Project Area.
There are no documented remediation costs in the vacant land areas.

(f)

The total equalized assessed value of the proposed Redevelopment
Project Area has declined for three (3) of the last five (5) calendar years
prior to the year in which the Redevelopment Project Area is designated,
or is increasing at an annual rate: that is less than the balance of the city for
three (3) of the last five (5) calendar years for which information is
available, or is increasing at an annual rate that is less than the Consumer
Price Index for All Urban Consumers published by the United States
Department of Labor or successor agency for three (3) of the last five (5)
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calendar years prior to the year in which the Redevelopment Project Area
is designated.
EAV is provided in Table I. EAV for Vacant Parcels is shown in the
following table. The parcel with less than five years of EAV data was
excluded.
The annual rate of increase for Vacant Land is less than the Village’s EAV
increase for three of the five years calculated.
PARCEL
20-1-C
905
Percent Change
City
Percent Change

2005
2,271
280,132
3.00%

2004
2,523
271,973
-5.13%

2003
2,803
286,688
-13.16%

2002
3,115
330,145
11.11%

2001
3,460
297,146
13.76%

2000
3,845
261,204
-62.29%

7.93%

7.86%

4.18%

9.32%

8.70%

7.64%

1999
3,805
692,582

3.
If vacant, the sound growth of the Redevelopment Project Area is impaired by one of
the following factors that (i) is present, with that presence documented to a meaningful extent, so
that a city may reasonably find that the factor is clearly present within the intent of the Act, and
(ii) is reasonably distributed throughout the vacant part of the Redevelopment Project Area to
which it pertains:
(a)

The area consists of one or more unused quarries, mines, or strip mine
ponds.
There are no quarries, mines, or strip mine ponds present.

(b)

The area consists of unused rail yards, rail tracks, or railroad
rights-of-way.
This criterion does not apply.

(c)

The area, prior to its designation, is subject to (i) chronic flooding that
aversely impacts on real property in the area, as certified by a registered
professional engineer or appropriate regulatory agency or (ii) surface water
that discharges from all or a part of the area and contributes to flooding
within the same watershed, but only if the redevelopment project provides
for facilities or improvements to contribute to the alleviation of all or part
of the flooding.
Flood Areas are shown on FEMA maps in the attachments. The Federal
Emergency Management Agency finds chronic flooding on these parcels.
The applicable portion of the FEMA map follows:

Coal Valley Redevelopment Area
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North and South of Route 6 exhibit chronic flooding.
(d)

The area consists of an unused or illegal disposal site containing earth,
stone, building debris, or similar materials that were removed from
construction, demolition, excavation, or dredge sites.
There was no disposal site noted.

(e)

Coal Valley Redevelopment Area

Prior to the effective date of the applicable amendatory Act of the 91st
General Assembly, the area is not less than 50, nor more than 100
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acres, and 75% of which is vacant (notwithstanding that the area has
been used for commercial agricultural purposes within five (5) years
prior to the designation of the Redevelopment Project Area), and the
area meets at least one of the factors itemized in paragraph (1) above,
the area has been designated as a town or City center by ordinance or
comprehensive plan adopted prior to January 1, 1982, and the area
has not been developed for that designated purpose.
These criteria do not apply
(f)

The area qualified as a blighted improved area immediately prior to
becoming vacant, unless there has been substantial private investment in
the immediately surrounding area.
These criteria do not apply

2. 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 City 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 (3) or more of the
following (above) factors is detrimental to the public safety, health, morals or welfare,
and such an area may become a blighted area:
The Redevelopment Project Area does qualify by meeting the five criteria (three are
required) of the above-sited criteria. It is does not qualify based on age in that 48% of
structures are 35 years or older, fifty percent with the age criterion are required.

Coal Valley Redevelopment Area
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IV. ELIGIBILITY CONCLUSIONS
The Redevelopment Project Area meets the required five criteria as listed below for designation as “blighted”
for improved land.
x
x
x
x
x

Obsolescence
Deterioration
Excessive Vacancies
Lack of community planning
EAV increased at a lesser rate than the Village as a whole for three of the last five years.

The Redevelopment Project Area also meets the requirements of the Act for designation of vacant land as a
Blighted Area. These eligibility factors in the vacant area include:


Obsolete platting of vacant land that failed to create rights-of-ways for streets or alleys and that
omitted easements for public utilities.



The total equalized assessed value of the proposed Redevelopment Project Area the year in which the
Redevelopment Project Area is designated is increasing at an annual rate that is less than the balance
of the city for three (3) of the last five (5) calendar years for which information is available. (Four
years were less in the Redevelopment Project Area.)



Deterioration of structures or site improvements in neighboring or adjacent areas

Further, the Redevelopment Project Area meets the requirements of the Act for designation of vacant land as
a Blighted Area based on an additional section of the Act. In this section of the Act, one criterion meets the
requirements. In this case, there is one criterion present as follows:


The Village could conclude that the vacant property in the Redevelopment Project Area suffers from
chronic flooding that impacts real property based on the determination of a regulatory agency, in this
case, the Federal Emergency Management Agency.

The Vacant Land has also been platted.
Finally, there must be a reasonable presence and distribution of these factors as stated in the Act. The criteria
are reasonably present and are distributed throughout the Redevelopment Project Area as documented in the
Rating Survey.
Based on these factors, the Consultant has recommended that the Village could conclude that property
within the Redevelopment Project Area qualifies as a Blighted as defined in State statute and is in need of
revitalization and guided growth to ensure that it will contribute to the long-term physical, economic, and
social well-being of the Village.
The Redevelopment Project Area has not been subject to sound growth and development through
investment by private enterprise and the Redevelopment Project Area would not reasonably be anticipated
to be developed without TIF assistance.
Evidence also exists that the area will not develop without intervention by the Village. This evidence is
as follows:
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x

There is substantial flood plain in the vacant areas that will require expensive remediation.

x

Large areas within the improved land have substantial problems that will require expensive
rehabilitation or replacement due to obsolescence and deterioration.

x

EAV in both the Vacant as well as Improved Land in the Redevelopment Project Area has
developed at a lesser yearly rate of increase than that of the Village. The EAV has shown a
decrease in rate in multiple years. This follows a decrease in EAV of 20.34 % in the year 2000.

x

The annual average rate of increase for the Village has been 7.62% compared to a much smaller
average rate of increase for the Redevelopment Project Area of -2.4%.
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TABLE 1
VILLAGE OF COAL VALLEY
ROUTE 6 REDEVELOPMENT PROJECT AREAG
TIF BASE and FIVE-YEAR EAV
Coal Valley
EAV
PARCEL
2005
768
11,997
770
24,587
771
33,322
905
280,132
911
25,938
1038
33,638
1039
23,829
1040
9,002
1041
10,102
1532
32,609
1533
38,658
1611
25,966
1612
74,657
1613
226,913
1614
59,262
1220-1-A
4,518
15-5
72,793
18-10
5,412
19-10
33,472
19-12
19-14
33,721
19-2
7,879
19-4
22,248
19-6
4,329
19-7
83,896
20-1
202,861
20-1-A-1
21,552
20-1-A-2
21,472
20-1-A-3
22,553
20-1-A-4
22,504
20-1-C
2,271
20-1-D
20,600
768-1
27,413
768-2
15,178
772-1
5,122
906-1
13,826
TOTAL
1,554,232

Coal Valley Redevelopment Area

2004
11,648
23,871
32,352
271,973
25,183
32,659
23,135
8,740
9,808
31,659
37,532
25,210
72,482
220,304
57,536
4,386
70,673
5,254
32,497

2003
11,420
23,402
31,718
286,688
24,689
32,018
22,682
8,569
9,616
31,038
36,796
24,716
71,061
215,984
56,407
4,300
69,287
5,151
31,860

2002
11,420
23,402
15,453
330,145
24,689
32,018
22,682
8,569
9,616
31,038
36,796
24,716
71,061
215,984
56,407
4,300
69,287
5,151
33,275

2001
8,775
23,402
31,729
297,146
21,336
28,097
21,026
7,872
8,659
27,299
36,796
24,716
71,061
215,984
54,241
4,294
69,287
5,151
24,925

2000
8,688
23,170
31,415
261,204
21,125
27,818
20,818
7,794
8,574
27,029
36,432
24,471
70,358
213,846
48,193
4,252
68,601
5,100
24,678

1999
8,518
22,716
30,799
692,582
20,711
27,273
20,410
7,641
8,406
26,499
35,718
23,991
68,979
209,653
43,380
4,169
31,988
2,750
24,194

32,739
7,649
21,600
4,203
81,452
204,849
17,999
17,944
20,439
20,392
2,523

32,097
7,499
21,176
23,673
79,855
200,832
17,646
17,592
20,038
19,992
2,803

32,097
7,499
21,176
23,673
79,855
200,832
17,646
17,592
20,038
19,992
3,115

32,097
7,499
16,356
18,458
79,855
200,832
17,545
17,502
19,984
19,940
3,460

31,779
7,424
16,194
18,275
79,065
198,843
17,371
17,328
19,786
19,742
3,845

31,156
7,278
15,876
17,917
77,515
194,944
17,030
16,988
19,398
19,355
3,805

26,615
14,736
4,973
13,423
1,488,438

26,093
14,447
4,876
14,160
1,500,181

26,093
14,447
4,876
38,020
1,552,960

20,530
11,236
5,151
38,020
1,490,261

20,326
11,124
5,100
37,644
1,437,412

19,927
10,906
5,000
36,905
1,804,377
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TABLE 2
VILLAGE OF COAL VALLEY
ROUTE 6 REDEVELOPMENT PROJECT AREA
RATING SURVEYG
G

Obsoles- Deterio- Minimum
PINS
768
770
771
905
911
1038
1039
1040
1041
1532
1533
1611
1612
1613
1614
1220-1-A
15-5
18-10
19-10
19-12
19-14
19-2
19-4
19-6
19-7
20-1
20-1-A-1
20-1-A-2
20-1-A-3
20-1-A-4
20-1-C
20-1-D
768-1
768-2
772-1
906-1

cense

ration

Code

Vacant

Land

Land

Cover

Use

x
x
x
x
x
x
x
x
x
x
x
x

x

x

x

x

x
x
x
x
x
x
x

x
x
x

x

x

x
x

x
x
x
x

x
x

x

x

x
x
x
x
x
x
x
x

x
x
x
x
x

x

x
x

x
x
x
x
x
x

Plan
x
x
x
x
x
x
x
x
x
x
x
x
x
x
x
x
x
x
x
x
x
x
x
x
x
x
x
x
x
x
x
x
x
x
x
x

G
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ATTACHMENT 1
VILLAGE OF COAL VALLEY
ROUTE 6 REDEVELOPMENT PROJECT AREA
LEGAL DESCRIPTION
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ATTACHMENT 2
VILLAGE OF COAL VALLEY
ROUTE 6 REDEVELOPMENT PROJECT AREA
MAP
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ATTACHMENT 4
VILLAGE OF COAL VALLEY
ROUTE 6 REDEVELOPMENT PROJECT AREA
PHOTOS

Obsolescence

Obsolescence, Deterioration

Obsolescence, Community Planning
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Deterioration, Obsolescence

Vacant, Deterioration

Obsolescence, Deterioration
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Deterioration, Obsolescence

Flooding (Property Owner’s Dyke)

Vacant Land
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Deterioration, Obsolescence, Vacancy

Deterioration

Vacant
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Deterioration

Vacancy, Deterioration
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Executive Summary
On November 1, 2006, the Village of Coal Valley adopted the ordinance approving “Tax
Increment Finance, Village of Coal Valley, Route 6 Redevelopment Plan and Project Area”
(“Original Plan”), designating the Route 6 Redevelopment Project Area ("Original Redevelopment
Project Area"); and adopting tax increment financing for the Original Redevelopment Project
Area. In August of 2017, Ehlers and Associates, Inc. (“Ehlers”) was retained as the TIF
Consultant (“Consultant”) by the Village of Coal Valley to amend the Original Plan to expand the
boundaries, evaluate the Redevelopment Project’s estimated project costs, and update the Original
Plan to comply with current Village ordinance and policy standards.
As part of the “Tax Increment Finance, Village of Coal Valley, Route 6 Redevelopment Plan and
Project Area, Amendment No. 1” (“Amendment No. 1”), this Added Area Eligibility Report was
prepared to document the eligibility of the additional parcels and adjacent rights-of-way to be
added to the Original Redevelopment Project Area.
This “Tax Increment Finance Village of Coal Valley Route 6 Redevelopment Project Area
Amendment No. 1 Added Area Eligibility Report, January 2018” (“Added Area Eligibility
Report”), among other things, documents the eligibility and qualifications of the Added Area
(defined below) in the Village of Coal Valley, Illinois (“Village”) for designation as a
“Conservation Area” pursuant to the definition contained in the Illinois Tax Increment Allocation
Redevelopment Act, 65 ILCS 5/11-74.4-1 et seq. (the “Act”).
The area proposed to be added to the Original Redevelopment Project Area will herein be referred
to as the Added Area (“Added Area"). The Added Area includes 56 Permanent Index Numbers
(PINs) and all adjoining rights-of-way within the Village of Coal Valley (see Attachment 1). The
Original Redevelopment Project Area, as amended by the Added Area, shall be referred to herein
as the Redevelopment Project Area ("Redevelopment Project Area" or “RPA”) (see Attachment
2). The legal description for the Added Area can be found in Attachment 3, and the legal
description for the Redevelopment Project Area as amended can be found in Attachment 4.
Representative photographs of conditions in the Added Area are included in Attachment 5.
As set forth in the Act, “Redevelopment Project Area” (Redevelopment Project Area) means an
area designated by a municipality, which is not less in the aggregate than 1½ 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” (“Industrial Park Conservation Area”) or a
blighted area (“Blighted Area”) or a conservation area (“Conservation Area”), or a combination of
both “Conservation Area” and “Blighted Area.” The definitions of each of these areas are in
Attachment 6: Definitions. The criteria for each of these of the areas are listed in Attachment
7: Eligibility Categories.

The Conservation Area provisions apply to the improved land in the Added Area. This Added
Area Eligibility Report documents the relevant statutory requirements and how the Added Area
meets the eligibility criteria.
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I.

Basis for Redevelopment

A. Statutorily Required Findings
The Illinois General Assembly made two key findings in adopting the Act:
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.
These findings were made on the basis that the presence of blight, or of 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 also
specifies certain requirements, which must be met before a municipality can proceed with
implementing a redevelopment project. One of these requirements is that the municipality must
demonstrate that each prospective redevelopment project area qualifies either as a “Blighted Area”
or as a “Conservation Area” or a combination of Blighted Area and Conservation Area or an
“Industrial Park Conservation Area” within the definitions set forth in the Act. The definitions of
each of these areas are found in Attachment 6: Definitions.

B. Eligibility Findings
Each Redevelopment Project Area must meet the requirements for designation as Blighted,
Conservation, Blighted and Conservation or Industrial Park Conservation Area. The criteria for
each of these requirements are listed in Attachment 7: Eligibility Categories.

C. Conclusions and Findings
1. The area must meet the criteria under one of three categories if it is determined to be
blighted. One set of the criteria for both the Blighted Area and Conservation Area
designation deals with developed property. Two sets of criteria within the blighted
designation deal with vacant property. The minimum number of factors must be present
in one of these categories and the presence of each must be documented;
2. Each factor to be claimed must be distributed throughout the Redevelopment Project Area
and should be present to a meaningful extent so that a local governing body may reasonably
find that the factor is clearly present within the intent of the Act;
3. The property must equal or exceed 1½ acres; and
4. The Redevelopment Project Area must meet the “but for” requirements in that development
and redevelopment would not occur without financial assistance and intervention by the
municipality.
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5. In the case of a Conservation Area, a finding that the area is not yet blighted, but because
of blighting factors is detrimental to the health, safety, morals or welfare of the public, and
such an area may become a blighted area, and that 50% or more of the structures in the
area are 35 years or older.
This report concludes that the proposed Added Area of the Route 6 Redevelopment Project Area
is eligible for designation as a Conservation Area for improved land.

II.

The Added Area

A general description of the Added Area is the area located along 1st Avenue/U.S. Route 6 between
east of East 11th Street on the east side and west of 17th Street on the west side.. The Added Area
consists of 56 PINs and all adjoining rights-of-way within the Village of Coal Valley. The Added
Area contains 6 vacant parcels of land and 50 parcels have improvements such as buildings and
parking lots. There are 49 primary buildings in the Added Area.
The Added Area is approximately 43 acres, bringing the total Redevelopment Project Area to 155
acres, in excess of the required minimum 1½ acres required by the Act.
Attachment 1 is a map of the Added Area Redevelopment Project Area. Attachment 2 illustrates

that all parcels within the Original Project Area and the Added Area are contiguous. Both
Attachment 1 and Attachment 2 are made part of this document by reference hereto. The legal
description for the Added Area can be found in Attachment 3 and the Redevelopment Project
Area, as amended in Attachment 4.

Added Area (highlighted in yellow)
with Original Redevelopment Project Area (highlighted in pink)

Village of Coal Valley, Illinois
Route 6 Redevelopment Project Area Amendment No. 1
Added Area Eligibility Report

Page 3
January 2018

III. Analysis of Conditions in the Added Area
In determining whether the Added Area meets the eligibility requirements of the Act, at the Village’s
direction, Ehlers conducted research and field surveys.
A survey and analysis of existing conditions within the Added Area were completed by the
Consultant in August of 2017 to document the extent to which each blighted factor is present
within the Added Area. Various research and field surveys were undertaken, including:
1. Exterior survey of the condition and use of each building;
2. Field survey of conditions, including streets, sidewalks, lighting, traffic, parking
facilities, landscaping, fences and walls, and general property maintenance;
3. Analysis of existing uses and their relationships;
4. Analysis of tax maps to ascertain platting;
5. Analysis of vacant sites, if any;
6. Review of previously prepared plats, plans, and studies;
7. Review of Federal Emergency Management Agency (FEMA) flood maps;
8. Review of Environmental Protection Agency (EPA) and Illinois Environmental
Protection Agency (IEPA) compliance lists;
9. Analysis of water, sewer, gas utilities, etc.;
10. Review of county and township tax records; and
11. Contacts with Village officials, county officials, other taxing bodies as appropriate, and
private parties knowledgeable as to area conditions, history, age of buildings and site
improvements, real estate matters and related items, as well as examination of existing
information related to the Added Area.

A. Eligibility Survey and Analysis
During the field survey, each component of a subject building was examined to determine whether
it was in sound condition or had minor, major, or critical defects. Building components examined
are of two types:
1. Building Components Evaluated

a. Primary Structure
These components are the basic structural elements of any building, including
foundation walls, load-bearing walls and columns, roof structure, and roof.
b. Secondary Structure
These components are generally added to the primary structural components and
are necessary parts of the building, including porches and steps, windows and
window units, doors and door units, chimneys, gutters, and downspouts.
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2. Building Components Classifications
After completing the review of the exterior building condition survey, each individual building
is placed in one of three categories based on the combination of defects found in various
primary and secondary building components. Each final rating is described below.

a. Sound Structures
Sound buildings kept in a standard condition, requiring no maintenance at present.
These buildings so classified have defects so minor as to not impact the area.
b. Deteriorated
Buildings contain defects that are not easily correctable through normal
maintenance or required contracted skills to accomplish the level of improvements
as part of maintenance or correction of defects. These buildings are noted as being
deteriorated on the survey.
c. Dilapidated
Buildings appear to be so severely defective as to need demolition. Structural
integrity, however, was not documented. While these dilapidation factors were
reviewed, the Consultant did not conduct a documented building condition analysis
to reveal major structural problems.

B. Presence of Eligibility Factors
Summarized below are the conclusions of the surveys and analyses completed for each eligibility
factor based on existing conditions within the Added Area. In order to qualify the Added Area for
TIF designation, the Added Area must meet criteria set forth in the Act. The specific criteria as
defined by the Act precede each finding. The conclusions indicate whether the factor is found to
be present within the Added Area, and the relative extent to which the factor is present.

C. Eligibility as a Blighted Area
As defined in the Act, “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 are detrimental to the
public safety, health or welfare based on the documentation of five (5) of thirteen (13) specific
factors that are reasonably distributed throughout the improved part of the Redevelopment Project
Area. If vacant, the sound growth of the redevelopment project area is impaired by two or more
specific factors in one section of the Act or one or more in a second section of the Act.
The following is an analysis of the Blighted Area eligibility factors:
1. If improved, industrial, commercial, and residential buildings or improvements are
detrimental to the public safety, health, or welfare because of a combination of five
(5) or more of the factors for an Improved Blighted Area as outlined in the Act, each
of which is (i) present, with that presence documented, to a meaningful extent, so
that a municipality may reasonably find that the factor is clearly present within the
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intent of the Act, and (ii) reasonably distributed throughout the improved part of the
Redevelopment Project Area.
Finding: The Added Area does not qualify as a “Blighted Area” for improved land.

2. If vacant, the sound growth of the Redevelopment Project Area is impaired by a
combination of two (2) or more of the following factors, each of which is (i) present,
with that presence documented, to a meaningful extent, so that a municipality may
reasonably find that the factor is clearly present with the intent of the Act, and (ii)
reasonably distributed throughout the vacant part of the Redevelopment Project
Area to which it pertains:
Finding: The Added Area does not qualify as a “Blighted Area” for vacant land
under this section of the Act.

3. If vacant, the sound growth of the Redevelopment Project Area is impaired by one
(1) of the following factors that (i) is present, with that presence documented, to a
meaningful extent, so that a municipality may reasonably find that the factor is
clearly present within the intent of the Act, and (ii) is reasonably distributed
throughout the vacant part of the Redevelopment Project Area to which it pertains:
Finding: The Added Area does not qualify as a “Blighted Area” for vacant land
under this section of the Act.

D. Eligibility as a Conservation Area
As defined in the Act, “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. A Conservation Area is not
yet a Blighted Area, but the presence of three (3) or more of the following conservation factors (as
defined in the Act) is detrimental to the public safety, health, morals or welfare of the community,
and such an area may become a Blighted Area without the interventions described within the
Redevelopment Plan.
Finding: A review of information provided by Rock Island County tax records
indicates that more than 83% of the structures in the Added Area are 35 years of age
or older. Therefore, the age criterion for a Conservation Area has been satisfied, as
more than 50% of the structures within the Added Area are 35 years of age or older.

In order to be designated a Conservation Area, three (3) conservation factors must also be met. The
Added Area qualifies for “Conservation Area” designation, as it meets the age criteria and five (5) of
the Conservation Area factors as defined in the Act.
The following is an analysis of the Conservation Area eligibility factors:

Village of Coal Valley, Illinois
Route 6 Redevelopment Project Area Amendment No. 1
Added Area Eligibility Report

Page 6
January 2018

1. Dilapidation. An advanced state of disrepair or neglect of necessary repairs to the primary
structural components of buildings, or improvements in such a combination that a
documented building condition analysis determines that major repair is required or the
defects are so serious and so extensive that the buildings must be removed.
Finding: Dilapidation is not apparent, nor were any structural assessments completed.
Therefore, this factor does not apply to the Added Area.

2. Obsolescence. The condition or process of falling into disuse. Structures have become illsuited for the original use.
Obsolete building types have an adverse affect on nearby and surrounding development
and detract from the physical, functional and economic vitality of the area. Obsolete
buildings contain characteristics or deficiencies that limit their long-term sound use or
reuse. Obsolescence in such buildings is typically difficult and expensive to correct.
Finding: Obsolescence as a factor, is present throughout the Added Area. Evidence of
obsolescence includes, but is not limited to, the age and condition of buildings. Additional
factors contribute to the economic obsolescence of a parcel, including the parcel’s size
and shape, the condition of the utilities that service the property and permitted zoning
uses.
The age of a building can often contribute to obsolescence. According to Rock Island
County tax records, 83% of the primary structures in the Redevelopment Project Area are
more than 35 years of age. Aging buildings are often not suitable for current business
needs, or for new businesses looking to occupy a space within the Village.
The size and shape of parcels can also contribute to obsolescence. Some are parcels
are small and narrow in size. The size of buildings in relationship to the size of the parcels
on which they are located also contributes to the buildings functionality and marketability.
The Added Area also includes parcels of an inadequate size to accommodate
contemporary commercial redevelopment within the Added Area.
As detailed further under Factor 8, Inadequate Utilities, the Village’s infrastructure is not
meeting the current needs of the community. The Redevelopment Project Area does not
have adequate storm water management infrastructure.
Obsolescence, can be applied as a factor to the entire Redevelopment Project Area and
is reasonably present throughout the Added Area. (see Table 2: Conditions Survey of
Parcels in the Added Area).

3. Deterioration. With respect to building defects, including, but not limited to, major defects
in the secondary building components such as doors, windows, porches, gutters, and
downspouts, and fascia. With respect to surface improvements, that the condition of
roadways, alleys, curbs, gutters, sidewalks, off-street parking, and surface storage areas
evidence deterioration, including, but not limited to, surface cracking, crumbling, potholes,
depressions, loose paving material, and weeds protruding through paved surfaces.
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Finding: Deterioration, as a factor, is present throughout the Added Area to a limited
extent but not at a level to be considered a qualification factor. The condition of the
majority of the buildings, loading docks, parking lots, driveways and surface areas suffer
from deferred and/or insufficient maintenance.
Evidence of deterioration was found in the primary building components including
foundation cracks, deteriorated concrete/masonry, roofs, and damaged aluminum siding.
Additional signs of deterioration include, but are not limited to: façade damage, holes,
loose/missing materials and mortar in brickwork joints, dry rot, and gutter/downspouts
damage. There are boarded and missing windows, missing window panes in sliding
industrial doors, and faulty flashing around window and doors.
The pavement surfaces exhibit moderate to severe degradation in the form of widespread
cracks accompanied by overgrown vegetation, bumps and depressions, standing water,
absence of curbs or guardrails, and extensive debris. Deterioration was also observed in
the parking lots and driveways.
Deterioration can only be applied to approximately 15 of the 49 (30%) buildings.
Therefore, this factor is not being used to qualify the Added Area.

4. Presence of structures below minimum code standards. All structures that do not meet
the standards of zoning, subdivision, building, fire, and other governmental codes
applicable to property, but not including housing and property maintenance codes.
Finding: The presence of structures below minimum code standards, as a factor, was
not apparent. Therefore, this factor does not apply to the Added Area.

5. Illegal use of individual structures. The use of structures in violation of applicable
federal, State, or local laws, exclusive of those applicable to the presence of structures
below minimum code standards.
Finding: No illegal use of individual structures was apparent. Therefore, this factor does
not apply to the Added Area.

6. Excessive vacancies. The presence of buildings that are unoccupied or under-utilized and
that represent an adverse influence on the area because of the frequency, extent, or duration
of the vacancies.
Finding: Excessive vacancies, as a factor, occur in varying degrees in the Added Area.
Excessive vacancies include improved properties that evidence no effort directed toward
their occupancy or underutilization of these spaces. Structures with excessive vacancies
and underutilized structures have an adverse effect on the value, safety and desirability
of nearby properties.
Overall, excessive vacancies and underutilization can be applied to 12 of the 49 (24%)
buildings. While present to a limited extent, this factor does not apply to the Added Area.
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7. Lack of ventilation, light, or sanitary facilities. The absence of adequate ventilation for
light or air circulation in spaces or rooms without windows, or that require the removal of
dust, odor, gas, smoke, or other noxious airborne materials. Inadequate natural light and
ventilation means the absence of skylights or windows for interior spaces or rooms and
improper window sizes and amounts by room area to window area ratios. Inadequate
sanitary facilities refer to the absence or inadequacy of garbage storage and enclosure,
bathroom facilities, hot water and kitchens, and structural inadequacies preventing ingress
and egress to and from all rooms and units within a building.
Finding: Lack of ventilation, light, or sanitary facilities, as a factor, is not apparent.
Therefore, this factor does not apply to the Added Area.

8. Inadequate utilities. Underground and overhead utilities such as storm sewers and storm
drainage, sanitary sewers, water lines, and gas, telephone, and electrical services that are
shown to be inadequate. Inadequate utilities are those that are: (i) of insufficient capacity
to serve the uses in the Redevelopment Project Area, (ii) deteriorated, antiquated, obsolete,
or in disrepair, or (iii) lacking within the Redevelopment Project Area.
Finding: Inadequate utilities as a factor, is present throughout the Added Area and the
RPA. Over 70% of the Redevelopment Project Area is not adequately served by one or
more utilities related to floodplain management, storm sewer and storm water
management, water system, sanitary sewer system and roadway improvements. Portions
of the Added Area experience flooding and are identified in the Federal Emergency
Management Agency (FEMA) maps (see Attachment 7) and attested to by the Village’s
engineer (see Attachment 8). The current utilities lack the capacity to service the Added
Area.
Inadequate utilities can be applied as a factor to approximately 39 parcels of the 56
parcels (70%) in the Added Area and is reasonably present throughout the Added Area.
(see Table 2: Conditions Survey of Parcels in the Added Area).

9. Excessive land coverage and overcrowding of structures and community facilities.
The over-intensive use of property and the crowding of buildings and accessory facilities
onto a site. Examples of problem conditions warranting the designation of an area as one
exhibiting excessive land coverage are: (i) the presence of buildings either improperly
situated on parcels or located on parcels of inadequate size and shape in relation to presentday standards of development for health and safety, and (ii) the presence of multiple
buildings on a single parcel. For there to be a finding of excessive land coverage, these
parcels must exhibit one or more of the following conditions: insufficient provision for
light and air within or around buildings, increased threat of spread of fire due to the close
proximity of building, lack of adequate or proper access to a public right-of-way, lack of
reasonably required off-street parking, or inadequate provision for loading and service.
Finding: Excessive land coverage, as a factor, was not found present to a meaningful
extent in the Added Area and therefore this factor does not apply.
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10. Deleterious land use or layout. The existence of incompatible land-use relationships,
buildings occupied by inappropriate mixed-uses, or uses considered to be noxious,
offensive, or unsuitable for the surrounding area.
Finding: Deleterious land use or layout, as a factor, is present throughout the RPA. The
Added Area runs east and west along U.S. Route 6. Route 6 is one of two main roads
that service Coal Valley. The majority of the Added Area is designated for commercial
use as part of the Village’s Comprehensive Plan and it is also zoned for commercial uses.
Route 6 is a heavily traveled road and not optimal for the current use, which is partially
residential.
Deleterious land use or layout can be applied as a factor to approximately 38 of the 56
(68%) parcels and is reasonable present throughout the Added Area (see Table 2:
Conditions Survey of Parcels in the Added Area).

11. Lack of community planning. The proposed Redevelopment Project Area was developed
prior to or without the benefit or guidance of a community plan. This means that the
development occurred prior to the adoption by the municipality of a comprehensive or
other community plan, or that the plan was not followed at the time of the area’s
development. This factor must be documented by evidence of adverse or incompatible
land-use relationships, inadequate street layout, improper subdivision, parcels of
inadequate shape and size to meet contemporary development standards, or other evidence
demonstrating an absence of effective community planning.
The first comprehensive plan for the Village was not issued until 1997. The majority of
the buildings in the Added Area were constructed prior to the development of the Village’s
Comprehensive Plan. It also lacked the type of detail needed to direct the Added Area’s
development as defined above. The majority of the proposed Added Area was developed
prior to or without the benefit or guidance of an adopted comprehensive plan. Therefore,
this factor does apply for the purpose of this analysis.
This factor is documented by many of the same issues that are cited under the previous
factors of Excessive Land Coverage and Deleterious Land Use and Layout. Many of the
parcels are insufficient in size with respect to contemporary development standards, which
can create additional challenges for developers of new buildings or renovations of existing
buildings. Route 6 is one of the Village’s main commercial areas and is heavily traveled
for a residential use. Access from the north is curtailed due to the expressway. Therefore,
this criterion applies and is reasonably present throughout the entirety of the Added Area.
Lack of Community Planning applies to the Added Area as a whole, and is evidenced in
the attached map (see Table 2: Conditions Survey of Parcels in the Added Area).

12. Environmental clean-up. The proposed Redevelopment Project Area has incurred Illinois
Environmental Protection Agency or United States Environmental Protection Agency
remediation costs for, or a study conducted by an independent consultant recognized as
having expertise in environmental remediation has determined a need for the clean-up of
hazardous waste, hazardous substances, or underground storage tanks required by State or
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federal law, provided that the remediation costs constitute a material impediment to the
development or redevelopment of the Redevelopment Project Area.
Finding: There is no evidence that improved properties within the Added Area have
incurred costs for environmental remediation efforts according to either the Illinois
Environmental Protection Agency or the United States Environmental Protection Agency
and no environmental studies were provided to the Consultant. Therefore, this factor does
not apply to the Added Area.

13. The total equalized assessed value of the proposed Redevelopment Project Area has
declined for three (3) of the last five (5) calendar years prior to the year in which the
Redevelopment Project Area is designated, or is increasing at an annual rate that is less
than the balance of the municipality for three (3) of the last five (5) calendar years for
which information is available, or is increasing at an annual rate that is less than the
Consumer Price Index for All Urban Consumers published by the United States
Department of Labor or successor agency for three (3) of the last five (5) calendar years
prior to the year in which the Redevelopment Project Area is designated.
Finding: The Equalized Assessed Value (EAV) for the parcels in the Added Area is
shown in the table below. The data indicates lagging EAV of the Added Area in two of the
three measures (b. and c.) as follows:

a. The total EAV has declined for two (2) of the last five (5) calendar years.
b. The total EAV has increased at a rate that was less than the balance of
the Village for four (4) of the last five (5) years.
c. The total EAV has increased at an annual rate that is less than the
Consumer Price Index for All Urban Consumers for four (4) of the last
five (5) calendar years.
EAV Comparison of Parcels for Added Area
2011
Total EAV of RPA

2012

2,927,872

2,938,314
0.36%

Percent Change
Total EAV of RPA
declined from previous year?
Total EAV of RPA

no

2,927,872

2,938,314
0.36%

Percent Change
Village Wide EAV
Balance of Village Wide EAV

61,146,697
58,218,825

2,918,676
-0.67%

YES
2,918,676
-0.67%

2,972,110
1.83%

no
2,972,110
1.83%

2015

2,935,657
-1.23%

YES
2,935,657
-1.23%

2016

2,935,707
0.00%

no
2,935,707
0.00%

62,429,733
59,491,419

62,872,602
59,953,926

65,114,677
62,142,567

64,227,487
61,291,830

64,492,152
61,556,445

2.19%

0.78%

3.65%

-1.37%

0.43%

Percent Change
Total EAV of RPA
less than balance of City?
Total EAV of RPA

TAX YEAR
2013
2014

2,927,872

Percent Change
CPI
Total EAV of RPA less than the CPI?

YES
2,938,314
0.36%
2.1%

YES

YES
2,918,676
-0.67%
1.5%

YES

YES
2,972,110
1.83%
1.6%

no

no
2,935,657
-1.23%
0.1%

YES

YES
2,935,707
0.00%
1.3%

YES

The EAV for the entire Added Area by parcel is provided in Table 1.
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E. Eligibility of an Industrial Park Conservation Area
“Industrial Park Conservation Area” means 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 within 1½ miles of the territorial limits of a municipality that is a labor surplus
area if the area is annexed to the municipality; which area is zoned industrial no later than at the
time the 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.
Finding: The Added Area does not qualify as an Industrial Park Conservation Area.
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IV. Eligibility Conclusions
This report concludes that the Added Area is eligible for Tax Increment Finance (“TIF”)
designation as a Conservation Area.
The Added Area meets the requirements of Section 11-74.4-3 (b) (2), (8), (10), (11), and (13) of
the Act for designation as a Conservation Area. For designation as a Conservation Area, any
improved area within the boundaries of a Redevelopment Project Area located within the territorial
limits of the Village 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 (3) or more
of the following factors is detrimental to the public safety, health, morals or welfare, and such an
area may become a blighted area:
The following five (5) criteria are present and reasonably distributed throughout the Added Area,
as stated in the Act:
x

Obsolescence

x

Inadequate utilities

x

Deleterious land use or layout

x

Lack of community planning

x

Lagging EAV

There must be a reasonable presence of and distribution of these factors in the Added Area, as
stated in the Act. These factors are not required to be present in every parcel. The above factors
are distributed throughout the Added Area and are present to a meaningful extent such that a local
governing body may reasonably find that the factors are clearly present within the intent of the
Act. Table 2, Conditions Survey of Parcels in the Added Area, contains the results of various
research, field survey, and analysis of existing conditions in the Added Area, which demonstrates
that the above criteria are reasonably present and distributed throughout the Added Area.
The Added Area is approximately 43 acres, bringing the total Redevelopment Project Area to 155
acres, in excess of the required minimum 1½ acres required by the Act. Only those contiguous
parcels of real property that are expected to benefit substantially from the proposed Redevelopment
Plan and Project improvements are included in the RPA.
The Added Area as a whole is adversely impacted by the presence of blighting factors, which are
detrimental to the health, safety, morals or welfare of the public, and these factors are reasonably
distributed throughout the RPA. These factors go beyond normal development needs, and to
reduce and eliminate the blighted conditions, TIF funds will be necessary to finance redevelopment
activities
The Added Area has not been subject to sound growth and development through investment by
private enterprise. The Added Area would not reasonably be anticipated to be developed without
TIF assistance.
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Based on these factors, the Consultant recommends that the Village conclude that the property
within the Added Area qualifies as a Conservation Area for improved land as defined in State
statute and is in need of revitalization and guided growth to ensure that it will contribute to the
long-term physical, economic, and social well-being of the Village.
This report concludes that the Added Area of the Route 6 Redevelopment Project Area,
Amendment No. 1 is eligible for Tax Increment Finance (“TIF”) designation as a Conservation
Area for improved land.
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Tables
Table 1:

1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20
21
22
23
24
25
26
27
28
29
30
31
32

Added Area EAV by Parcel Number

PIN
1722200002
1722200003
1722200004
1722200006
1722200007
1722200014
1723100002
1723104015
1723104036
1723105001
1723105011
1723105012
1723105013
1723105024
1723202002
1723202003
1723203001
1723203006
1723203011
1723203012
1723205001
1723205002
1723205003
1723205009
1723205010
1723205011
1723207001
1723207002
1723207011
1723207012
1723207013
1723207022

Tax Year
2016 EAV
65,186
10,982
9,194
66,430
62,366
202,517
115,352
333,978
54,356
151,385
82,591
20,682
19,780
272,240
33,092
103,333
33,375
52,495
36,719
32,355
78,844
33,307
33,900
Exempt
26,024
24,131
29,954
32,507
37,547
26,481
35,881
Exempt
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33
34
35
36
37
38
39
40
41
42
43
44
45
46
47
48
49
50
51
52
53
54
55
56

PIN
1723208001
1723208002
1723208003
1723208013
1723208014
1723208015
1723209001
1723209002
1723209003
1723209012
1723209013
1723209014
1723210001
1723210002
1723210003
1723210011
1723210012
1723210013
1723210014
1723210015
1723211002
1723211006
1724100009
1724100010

Tax Year
2016 EAV
36,682
37,243
24,980
33,117
31,345
29,947
28,873
37,346
31,119
38,165
29,920
41,018
37,756
32,822
29,780
4,735
34,926
5,053
33,978
1,579
103,963
57,838
75,906
632
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Table 2:

Conditions Survey of Parcels in the Added Area

EAV

Deleterious
Land Use
and Layout

Lack of
Community
Planning

X

X

X

X

17-23-100

X

X

X

17-23-104

X

X

X

17-23-105

X

X

17-23-202

X

X

X

17-23-203

X

X

X

X

X

17-23-205

X

X

X

X

X

17-23-207

X

X

X

X

X

17-23-208

X

X

X

X

X

17-23-209

X

X

X

X

X

17-23-210

X

X

X

X

X

17-23-211

X

X

X

X

17-24-100

X

X

X

X

Block
Number

Obsolescence

17-22-200

Inadequate
Utilities

X

X
X

*Lagging EAV is measured for the Added Area as a whole rather than by parcel.
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Attachments
Attachment 1: Added Area Boundary Map
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Attachment 2: Redevelopment Project Area Boundary Map
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Attachment 3: Legal Description for the Added Area
VILLAGE OF COAL VALLEY – Route 6 Redevelopment Project Area
ATTACHMENT NO. 1: LEGAL DESCRIPTION FOR THE ADDED AREA:
ADDED PARCEL A:
That part of the Northwest Quarter of Sections Number Twenty-Two (22) and Twenty-Three
(23), Township Number Seventeen (17) North, Range Number One (1) West of the Fourth
Principal Meridian, described as follows:
Commencing at the southwest corner of a parcel designated as parcel No. 1215-4 containing
approximately 3.183 acres, located south of the southerly right-of-way line of F.A.I. 280 and 74,
and north of the north right-of-way line of U.S. Route 6 (West 1st Avenue), in the Village of Coal
Valley, Illinois, said parcel being located approximately 450 feet east of the Half Section Line of
Section 22; thence from said southwest corner in a northerly direction 140.79 feet to the
southerly right-of-way line of F.A.I. Route 280 and 74; thence in a southeasterly direction along
the south right-of-way line of Route 280, a distance of 201.81 feet; thence in a northerly
direction 30 feet; thence in an easterly direction along the southerly right-of-way line of said
F.A.I. Route 280 and 74, approximately 229.79 feet to the northeast corner of said Parcel No.
1215-4; thence continuing in an easterly direction along the southerly right-of-way line of said
F.A.I. Route 280 and 74, a chord length of 120.13 feet, along the north line of Parcel No. 121513, to said parcel’s northeast corner; thence continuing in an easterly direction along the
southerly right-of-way of said F.A.I. Route 280 and 74, and the north boundary line of Parcel
1215-12, to the northwest corner of Parcel 1215-10; thence continuing in an easterly direction
along the southerly right-of-way of said F.A.I. Route 280 and 74, a distance of 150.88 feet to a
concrete right-of-way marker, and thence continuing in an easterly direction along the F.A.I.
Route 280 and 74 south line a distance of 191.45 feet to the northeast corner of said Parcel 121510; thence continuing southeasterly along said south Interstate No. 280 right-of-way line a
distance of 200.04 feet, to the northeast corner of said Parcel No. 1215-11; thence continuing
southeasterly along said south Interstate No. 280 right-of-way line a distance of 9.22 feet to a
right-of-way marker; thence northeasterly along said south right-of-way line 190.70 feet to a
right-of-way marker, and the northeast corner of said Parcel No. 1215-8; thence south parallel to
the east line of said Section 22, a distance of 189.38 feet, to the north right-of-way line of present
Route No. 6; thence continuing west along the said north right-of-way line a distance of
approximately 1390 feet to the said southwest corner of Parcel No. 1215-4, and the place of
beginning.
ADDED PARCEL B:
That part of the Northwest Quarter of Section Number Twenty-Three (23), Township Number
Seventeen (17) North, Range Number One (1) West of the Fourth Principal Meridian, described
as follows:
Commencing at the southeast corner of the Northwest Quarter of Section No. Twenty-Three
(23), Township Number Seventeen (17) North, Range Number One (1) West of the Fourth
Principal Meridian; thence north 968.5 feet to the north right-of-way line of Highway Number 6;
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thence West along the North line of said highway, 2178.8 feet to the Place of Beginning; thence
North 104 feet; thence east 397.77 feet; thence south 106.5 feet to said north right-of-way line of
Rt. 6; thence westerly along the north right-of-way line 397.77 feet, more or less, to the Place of
Beginning, situated in the County of Rock Island and State of Illinois, and described as Parcel
1219.8, containing one (1) acre.
ADDED PARCEL C:
That part of the Northwest Quarter of Section Number Twenty-Three (23), Township Number
Seventeen (17) North, Range Number One (1) West of the Fourth Principal Meridian, described
as follows:
Commencing at the northwest corner of Lot Twenty-Three (23) in Selhost Second Subdivision;
thence in an easterly direction, a distance of 140 feet along the south right-of-way line of
Highway Number 6, to the northeast corner of said Lot Twenty-three (23); thence continuing in
an easterly direction, a distance of 140 feet along said south right-of-way line, from the
northwest corner of Lot Twenty-Two (22), and along the north line of said Lot Number TwentyTwo (22) to the northeast corner of said Lot Number Twenty-Two (22); thence continuing in an
easterly direction a distance of 66 feet from the west boundary line of the right-of-way of West
3rd Street, to the east boundary line of said right-of-way line and to the northwest corner of Lot
Number One (1) in Selhost Second Subdivision; thence continuing in an easterly direction along
the north line of Lot Number One (1), 140 feet to the northeast corner of said Lot Number One
(1), and the northwest corner of Lot Number Twenty-Three (23) of Selhost First Subdivision;
thence continuing in an easterly direction a distance of 140 feet, along the north line of said Lot
Number Twenty-Three (23) to the northeast corner of said Lot Number Twenty-Three (23);
thence continuing in an easterly direction from the west boundary line of the right-of-way of
West 2nd Street, a distance of 66 feet to the east boundary line of the right-of-way line of West
2nd Street, and to the northwest corner of the parcel designated as Tax Parcel 12664-1, and
legally described as the north 80 feet of Lot Twenty-Two (22) in Selhost First Subdivision;
thence continuing in an easterly direction from the northwest corner of said Parcel 12664-1, a
distance of 140 feet, along the north line of said parcel, to the northeast corner of said parcel, and
the northwest corner of Lot Number One (1) in Selhost First Subdivision, except that portion
vested in the State of Illinois, which fronts 20 feet on Route 6; thence in an easterly direction a
distance of 130 feet, along the north line of said Lot Number One (1) and the south right-of-way
line of Route 6, to the northeast corner of said Lot Number One (1), and the west boundary line
of the right-of-way of East First Street; thence continuing in an easterly direction from the west
boundary line of the right-of-way of East First Street across the public right-of-way of East First
Street to the northwest corner of Lot Number One (1) in River Park Acres Second Addition;
thence continuing from the northwest corner of said Lot Number One (1) in an easterly direction
along the south boundary line of the right-of-way of Route 6, a distance of 145.13 feet to the
northeast corner of said Lot Number One (1); thence from the northeast corner of said Lot
Number One (1) a distance of 160 feet from the northwest corner of Lot Number Twelve (12) in
River Park Acres Addition to the northeast corner of said Lot Number Twelve (12) in River Park
Acres Addition, which is also the west right-of-way line of East Second Street; thence continuing
in an easterly direction a distance of 66 feet from the west right-of-way line of East Second
Street to the east right-of-way line of East Second Street and to the northwest corner of Lot
Number Thirteen (13) of said River Park Acres Addition to the Village of Coal Valley; thence
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continuing in an easterly direction a distance of 167.5 feet along the south right of way line of
Route 6 to the northeast corner of said Lot Number Thirteen (13); thence continuing in an
easterly direction along the south right-of-way line of Route 6 from the northeast corner of said
Lot Number Thirteen (13) and the northwest corner of Lot Number Seventeen (17) of Plainview
Court Subdivision, a distance of 131.75 feet to the northeast corner of said Lot Number
Seventeen (17), and to the west right-of-way line of East third Street; thence continuing in an
easterly direction a distance of 66 feet along the south right-of-way line of Route 6 to the easterly
right-of-way line of East Third Street and to the northwest corner of Lot Number One (1) in
Plainview Court Subdivision; thence continuing in an easterly direction along the north line of
said Lot Number One (1) a distance of 131.75 feet to the northeast corner of said Lot Number
One (1) and the northwest corner of Lot Number Twenty-Four (24) in the Re-Subdivision of Lot
G, Highway Acres Addition; thence continuing in an easterly direction along the north line of
said Lot Number Twenty-Four (24) and the southerly right-of-way line of Route 6, a distance of
128.8 feet to the northeast corner of said Lot Number Twenty-Four (24), and to the westerly
right-of-way line of East Fourth Street; thence continuing in an easterly direction along the south
boundary right-of-way line of Route 6, a distance of 66 feet to the easterly right-of-way line of
said East Fourth Street and to the northwest corner of Lot Number One (1) in the Re-Subdivision
of Lot G of Highway Acres Addition; thence continuing in an easterly direction along the north
line of said Lot Number One (1) and the south right-of-way line of Route 6, a distance of 136.7
feet to the northeast corner of said Lot Number One (1) and to the northwest corner of Lot
Number One (1) in Fairview Subdivision, being a subdivision of Lot H, Highway Acres; thence
continuing in an easterly direction along the north line of said Lot Number One (1) and the south
right-of-way line of Route 6, a distance of 112 feet to the northeast corner of said Lot Number
One (1) and to the west right-of-way line of East Fifth Street; thence continuing in an easterly
direction along the south right-of-way line of Route 6, a distance of 66 feet to the east right-ofway line of said East Fifth Street and to the northwest corner of Lot Number Twenty-Nine (29)
in said Fairview Subdivision; thence continuing in an easterly direction from the northwest
corner of said Lot Number Twenty-Nine (29) along the south right of way line of Route 6 a
distance of 112 feet to the northeast corner of said Lot Number Twenty-Nine (29) and to the
northwest corner of Lot Number One (1) in Country Club Estates, a subdivision; thence
continuing in an easterly direction from the northwest corner of said Lot Number One (1) along
the north boundary line of said Lot Number One (1) and the south right-of-way line of Route 6,
a distance of 115 feet to the northeast corner of said Lot Number One (1) and to the west rightof-way line of East Sixth Street; thence continuing in an easterly direction along the south rightof-way line of Route 6, a distance of 60 feet to the east right-of-way line of East Sixth Street and
to the northwest corner of Lot 21 Country Club Estate Addition; thence continuing in an easterly
direction along the north line of said Lot Number Twenty-One (21) and the south right-of-way
line of Route 6, a distance of 115 feet to the northeast corner of said Lot Number Twenty-One
(21) and to the northwest corner of Lot Number One (1) in Bil-Mar Addition; thence continuing
in an easterly direction along the north line of said Lot Number One (1) and the south right-ofway line of Route 6, a distance of 130.1 feet to the northeast corner of said Lot Number One (1)
and to the west right-of-way line of East Seventh Street; thence continuing in an easterly
direction along the south right-of-way line of Route 6, a distance of 80 feet to the east right-ofway line of East Seventh Street and to the northwest corner of Lot Number Twenty-One (21) in
Bil-Mar Addition; thence continuing in an easterly direction from the northwest corner of said
Lot Number Twenty-One (21) and along the north line of Lot Number Twenty-One (21) and the
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south right-of-way line of Route 6, a distance of 130.1 feet to the northeast corner of said Lot
Number Twenty-One (21) and the northwest corner of a parcel designated as parcel 121102-1;
thence continuing in an easterly direction along the southerly right-of-way line of Route 6 and
from the northwest corner of said parcel 121102-1, a distance of 115.8 feet to the northeast
corner of said parcel 121102-1 and to the northwest corner of parcel 1218-1; thence continuing
in an easterly direction across the northerly boundary of said parcel 1218-1 and along the south
right-of-way line of Route 6, a distance of 103 feet to the northeast corner of said parcel 1218-1
and to the northwest corner of parcel 1218-12; thence continuing in an easterly direction from
the northwest corner of said parcel 1218-1 and the northwest corner of parcel 1218-12 continuing
in an easterly direction, a distance of 53.35 feet and continuing on the south right-of-way line of
Route 6, S 82° 56’ 17” W a distance of 100.50 feet along the southerly right-of-way line of
Route 6; thence continuing S 87° 14’ 45” E, a distance of 46.71 feet to the northeast corner of
said parcel 1218-12 and to the northwest corner of parcel 1227-1; thence continuing in a
southeasterly direction along the south right-of-way line of Route 6 S 87° 14’ 45” E a distance
of 153.35 feet; thence continuing southeasterly along said right-of-way line S 79° 50’ 10” E, a
distance of 227.71 feet; thence continuing in a northeasterly direction N 77° 49’ 35” E, a distance
of 5.88 feet to the northeast corner of Parcel 1227-1 and the northwest corner of parcel 1227-1A; thence continuing N 77° 49’ 35” E a distance of 122.67 feet; thence continuing S 88° 40’
40” E a distance of 50.00 feet; thence continuing S 47° 42’ 25” E, a distance of 106.75 feet to
the west right-of-way line of Niabi Zoo Road; thence continuing in a southerly direction to the
southeast corner of said parcel 1227-1-A; thence continuing in a westerly direction along the
south boundary line of 1227-1-A, a distance of 250 feet to the southwest corner of 1227-1-A;
thence continuing in a westerly direction along the south boundary of parcel 1227-1, a distance
of 384.15 feet to the southwest corner of said parcel; thence continuing in a southerly direction
along the east boundary line of parcel 1218-12 to the southeast corner of said parcel and the
north boundary of parcel 1218-1; thence continuing in a southerly direction along the easterly
boundary line of parcel 1218-1, a distance of 324.2 feet, to the southeast corner of parcel 1218-1;
thence continuing in a westerly direction along the south boundary line of parcel 1218-1 a
distance of 260 feet to the southwest corner of parcel 1218-1 and the easterly boundary line of
Outlot A in Bil-Mar Addition; thence continuing in a northerly direction, along the westerly
boundary line of parcel 1218-1 to the southeast corner of parcel 1102-3; thence in a westerly
along the south boundary of parcel 1102-3 a distance of 118.7 feet to the southeast corner of Lot
19 of Bil-Mar Addition; thence continuing along the south boundary of Lot 19 Bil-Mar
Addition, a distance of 140 feet to the southwest corner of said Lot 19 Bil-Mar Addition and the
east right-of-way line of East 7th Street; thence continuing across East 7th Street, a distance of 60
feet to the west right-of-way line of East 7th Street and the southeast corner of Lot 3 in Bil-Mar
Addition; thence continuing in a westerly direction along the south boundary of said Lot 3 in BilMar Addition, a distance of 140 feet to the southwest corner of said Lot 3 Bil-Mar Addition and
the east boundary line of Lot 19 in Country Club Estates; thence continuing in a southerly
direction along the east boundary of said Lot 19 to the southeast corner of Lot 19 of Country
Club Estates; thence continuing in a westerly direction along the south boundary line of Lot 19
Country Club Estates, a distance of 114.9 feet to the southwest corner of said Lot 19 in Country
Club Estates and the east right-of-way line of East 6th Street; thence continuing in a westerly
direction across East 6th Street a distance of 60 feet to the west right-of- way line of East 6th
Street and the southeast corner of Lot 3 of Country Club Estates Addition; thence continuing in a
westerly direction along the south boundary of said Lot 3 in Country Club Estates Addition, a
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distance of 114.9 feet to the southwest corner of said Lot 3 in Country Club Estates Addition and
the east boundary line of Lot 26 in Fairview Subdivision; thence in a northerly direction along
the east boundary line of said Lot 26 in Fairview Subdivision to the northeast corner of said Lot
26 in Fairview Subdivision and the southeast corner of Lot 27 in Fairview Subdivision; thence
continuing in a westerly direction along the south boundary line of Lot 27 in Fairview
Subdivision, a distance of 112 feet to the southwest corner of said Lot 27 in Fairview
Subdivision and the east right-of-way line of East 5th Street; thence continuing in a westerly
direction across East 5th Street, a distance of 66 feet to the west right-of-way line of East 5th
Street and the southeast corner of Lot 3 in Fairview Subdivision; thence continuing in a westerly
direction along the south boundary of Lot 3 in Fairview Subdivision, a distance of 112 feet to
the southwest corner of said Lot 3 in Fairview Subdivision and the east boundary of Lot 4 in the
Resubdivision of Lot G, Highway Acres Addition; thence in a southerly direction to the
southeast corner of Lot 4 of the Resubdivision of Lot G, Highway Acres Addition; thence in a
westerly direction along the south boundary of said Lot 4, a distance of 136.7 feet to the
southwest corner of said Lot 4 of the Resubdivision of Lot G, Highway Acres Addition to the
southwest corner of said Lot 4 and the east right-of-way line of East 4th Street; thence continuing
in a westerly direction across East 4th Street, a distance of 66 feet to the west right-of-way line of
East 4th Street and the southeast corner of Lot 21 of the Resubdivision of Lot G in Highway
Acres Addition; thence continuing in a westerly direction along the south boundary line of said
Lot 21, a distance of 126.8 feet to the southwest corner of said Lot 21 of the Resubdivision of
Lot G in Highway Acres Addition and the east boundary of Lot 3 Plainview Court Subdivision;
thence in a southerly direction to the southeast corner of said Lot 3 in Plainview Court
Subdivision; thence continuing in a westerly direction along the south boundary of said Lot 3
Plainview Court, a distance of 131.75 feet to the southwest corner of said Lot 3 in Plainview
Court and the east right-of-way line of East 3rd Street; thence continuing in a westerly direction
across East 3rd Street, a distance of 66 feet to the west right-of-way line of East 3rd Street and the
southeast corner of Lot 15 in Plainview Court Subdivision; thence continuing in a westerly
direction along the south boundary of said Lot 15 in Plainview Court Subdivision, a distance of
131.75 feet to the southwest corner of said Lot 15 and the west boundary of Lot 15 in River Park
Acres; thence in a northerly direction to the southeast corner of Lot 14 in River Park Acres;
thence in a westerly direction along the south boundary of Lot 14 in River Park Acres, a distance
of 167.5 feet to the southwest corner of said Lot 14 in River Park Acres and the east right-of-way
line of East 2nd Street; thence continuing in a westerly direction across East 2nd Street, a distance
of 66 feet to the west right-of-way line of East 2nd Street and the southeast corner of Lot 11 in
River Park Acres; thence continuing in a westerly direction along the south boundary of Lot 11
in River Park Acres, a distance of 160 feet to the southwest corner of said Lot 11 in River Park
Acres and the southeast corner of Lot 2 in River Park Acres; thence continuing in a westerly
direction along the south boundary line of Lot 2 in River Park Acres, a distance of 160.13 feet to
the southwest corner of said Lot 2 in River Park Acres and the East right-of-way line 1st Street;
thence continuing in a westerly direction across 1st Street, a distance of 60 feet to the west rightof-way line of 1st Street; thence in a northerly direction along the west right-of-way line of 1st
Street to the southeast corner of Lot 1 Selhost 1st Addition; thence continuing in a westerly
direction along the south boundary line of said Lot 1 Selhost 1st Addition, a distance of 150 feet
to the southwest corner of said lot 1 Selhost 1st Addition and the southeast corner of Lot 22 in
Selhost 1st Addition; thence continuing in a westerly direction along the south boundary of said
Lot 22 in Selhost 1st Addition, a distance of 140 feet to the east right-of-way line of West 2nd
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Street; thence continuing in a westerly direction across West 2nd Street, a distance of 66 feet to
the west right-of-way line of West 2nd Street and the southeast corner of Lot 23 in Selhost 1st
Addition; thence continuing in a westerly direction along the south boundary of said Lot 23 in
Selhost 1st Addition, a distance of 140 feet to the southwest corner of said Lot 24 in Selhost 1st
Addition and the southeast corner of Lot 1 in Selhost 2nd Addition; thence continuing in a
westerly direction along the south boundary of said Lot 1 Selhost 2nd Addition; a distance of 140
feet to the southwest corner of said Lot 1 Selhost 2nd Addition and the east right-of-way line of
West 3rd Street; thence continuing in a westerly direction across West 3rd Street, a distance of 66
feet to the west right-of-way line of West 3rd Street and the southeast corner of Lot 22 in Selhost
2nd Addition; thence continuing in a westerly direction along the south boundary of said Lot 22
in Selhost 2nd Addition, a distance of 140 feet to the southwest corner of said Lot 22 in Selhost
2nd Addition and the southeast corner of Lot 23 in Selhost 2nd Addition; thence continuing in a
westerly direction along the south boundary line of said Lot 23 Selhost 2nd Addition a distance of
140 feet to the southwest corner of said Lot 23 and the east right-of-way line of West 4th Street;
thence continuing in a northerly direction along the west boundary line of said Lot 23 in Selhost
2nd Addition, a distance of 200 feet to the northwest corner of said Lot 23 and the Point of
Beginning.
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Attachment 4: Legal Description of the Redevelopment Project Area
That part of the Northwest Quarter of Sections Number Twenty-Two (22) and Twenty-Three
(23), Township Number Seventeen (17) North, Range Number One (1) West of the Fourth
Principal Meridian, described as follows:
Commencing at the southwest corner of a parcel designated as parcel No. 1215-4 containing
approximately 3.183 acres, located south of the southerly right-of-way line of F.A.I. 280 and 74,
and north of the north right-of-way line of U.S. Route 6 (West 1st Avenue), in the Village of Coal
Valley, Illinois, said parcel being located approximately 450 feet east of the Half Section Line of
Section 22; thence from said southwest corner in a northerly direction 140.79 feet to the
southerly right-of-way line of F.A.I. Route 280 and 74; thence in a southeasterly direction along
the south right-of-way line of Route 280, a distance of 201.81 feet; thence in a northerly
direction 30 feet; thence in an easterly direction along the southerly right-of-way line of said
F.A.I. Route 280 and 74, approximately 229.79 feet to the northeast corner of said Parcel No.
1215-4; thence continuing in an easterly direction along the southerly right-of-way line of said
F.A.I. Route 280 and 74, a chord length of 120.13 feet, along the north line of Parcel No. 121513, to said parcel’s northeast corner; thence continuing in an easterly direction along the
southerly right-of-way of said F.A.I. Route 280 and 74, and the north boundary line of Parcel
1215-12, to the northwest corner of Parcel 1215-10; thence continuing in an easterly direction
along the southerly right-of-way of said F.A.I. Route 280 and 74, a distance of 150.88 feet to a
concrete right-of-way marker, and thence continuing in an easterly direction along the F.A.I.
Route 280 and 74 south line a distance of 191.45 feet to the northeast corner of said Parcel 121510; thence continuing southeasterly along said south Interstate No. 280 right-of-way line a
distance of 200.04 feet, to the northeast corner of said Parcel No. 1215-11; thence continuing
southeasterly along said south Interstate No. 280 right-of-way line a distance of 9.22 feet to a
right-of-way marker; thence northeasterly along said south right-of-way line 190.70 feet to a
right-of-way marker, and the northeast corner of said Parcel No. 1215-8; thence south parallel to
the east line of said Section 22, a distance of 189.38 feet, to the north right-of-way line of present
Route No. 6; thence in an easterly direction along the north right-of-way line of Route 6 to the
southwest corner of parcel 1219-8; thence North 104 feet to the northwest corner of said parcel;
thence east 397.77 feet to the northeast corner of said parcel; thence south 106.5 feet to said
north right-of-way line of Route 6; thence in an easterly direction along the north right-of-way
line of Route 6 to the southwest corner of parcel 1219-7; thence north along the west boundary
of parcel CV 1219-7 a distance of 302.54 feet to the northwest corner of said parcel 1219-7;
thence continuing along the north boundary of said parcel 1219-7 and the south right-of-way
line of RAI 280/74, a distance of 560 feet to the northwest corner of Lot Number Two (2) in
Valley Oaks Subdivision; thence in an easterly direction a distance of 323.84 feet along the
north boundary of Lot Number Two (2) in Valley Oaks Subdivision and the south right-of-way
line of F.A.I. 280/74 to the northeast corner of said Lot Number Two (2) in Valley Oaks
Subdivision and the northwest corner of Lot Number One (1) in Valley Oaks Subdivision 2nd
Addition; thence continuing in an easterly direction along the north line of Lot Number One (1)
in Valley Oaks Subdivision 2nd Addition, a distance of 77.48 feet to the northeast corner of said
Lot Number One (1) in Valley Oaks Subdivision 2nd Addition and the northwest corner of Lot
Number Three (3) in Hild’s Second Addition; thence continuing in an easterly direction along
the north boundary of said Lot Number Three (3) in Hild’s Second Addition, a distance of 131.1
feet to the northeast corner of said Lot Number Three (3) in Hild’s Second Addition and the
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northwest corner of Lot Number Two (2) in Hild’s Second Addition; thence continuing in an
easterly direction along the north boundary of Lot Number Two (2) in Hild’s Second Addition, a
distance of 120.9 feet to the northeast corner of said Lot Number Two (2) Hild’s Second
Addition and the northwest corner of parcel 1219-10; thence continuing S 89° 23’ East a distance
of 90 feet along the north boundary of parcel 1219-10 to the northeast corner of said parcel 121910; thence continuing in an easterly direction along the south right-of-way line of F.A.I. 280/74
and the north boundary of parcel 1219-4, an approximate distance of 57.91 feet to the northeast
corner of said parcel 1219-4 and the northwest corner of parcel 1219-3; thence continuing S 88°
54’ 46” E along the south right-of-way line of F.A.I. 280/74 and the north boundary of said
parcel 1219-3, a distance of approximately 176 feet to the northeast corner of said parcel 1219-3
and the northwest corner of Lot Number One (1) in Lehnhardt Subdivision; thence continuing S
80° 54’ 52” E along the north boundary of said Lot Number One (1) in Lehnhardt Subdivision a
distance of 101 feet to the northeast corner of said Lot Number One (1) in Lehnhardt Subdivision
and the northwest corner of parcel 1219-2; thence continuing in an easterly direction along the
north line of said parcel 1219-2 and the south right-of-way of F.A.I. 280/74, a distance of 49 feet
to the northeast corner of said parcel 1219-2 and the northwest corner of parcel 12772-1; thence
continuing in an easterly direction along the north boundary of said parcel 12772-1 and the south
right-of-way line of F.A.I. 280/74 a distance of 298.19 feet to the northeast corner of said parcel
12772-1 and the northwest corner of parcel 12768, thence continuing in an easterly direction 85
feet to the northeast corner of parcel 12768 and the northwest corner of parcel 12768-1; thence
continuing in an easterly direction along the north boundary of said parcel 12768-1 and the south
right-of-way line of F.A.I. 280/74, a distance of approximately 108 feet to the northeast corner of
said parcel 12768-1 and the northwest corner of parcel 12768-2; thence continuing in an easterly
direction along the north boundary of said parcel 12768-2 and the south right-of-way line of
F.A.I. 280/74 a distance of approximately 85 feet to the northeast corner of said parcel 12768-2 (
the preceding three (3) parcels also known as Lot Number One (1) and Outlot “A” between the
north line of said Lot One (1) and the south line of the public highway known as F.A.I. Rt. 6 in
Mielke’s Subdivision); thence continuing easterly along the south right-of-way line of F.A.I.
280/74, a distance of 40 feet to the northwest corner of Lot Number One (1) Salerno First
Addition; thence continuing in an easterly direction along the north boundary of said Lot
Number One (1) Salerno First Addition, a distance of 124.13 feet to the northeast corner of said
Lot Number One (1) Salerno First Addition and the northwest corner of Lot Number Two (2)
Salerno First Addition; thence continuing in an easterly direction along the north boundary of
said Lot Number Two (2) Salerno First Addition, a distance of 198.64 feet to the northeast corner
of said Lot Number Two (2) Salerno First Addition and the northwest corner of Lot D in
Highway Acres Addition; thence continuing in an easterly direction along the north boundary of
Lot D in Highway Acres Addition and the south right-of-way line of F.A.I. 280/74 a distance of
70.22 feet; thence continuing easterly along the north boundary of Lot D in Highway Acres
Addition and the south right-of-way of F.A.I. 280/74 a distance of 249.78 feet to the northeast
corner of said Lot D in Highway Acres Addition; thence south along the east boundary of parcel
CV 18-10 a distance of approximately 70 feet, to the north right-of-way line of Route 6; thence
in a southerly direction, a distance of 50 feet, across the right-of-way of Route 6 to the north lot
line of Lot Number One (1) Fairview Subdivision, being a subdivision of Lot H, Highway Acres;
thence continuing in an easterly direction along the north line of said Lot Number One (1) and
the south right-of-way line of Route 6, to the northeast corner of said Lot Number One (1) and
to the west right-of-way line of East Fifth Street; thence continuing in an easterly direction along
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the south right-of-way line of Route 6, a distance of 66 feet to the east right-of-way line of said
East Fifth Street and to the northwest corner of Lot Number Twenty-Nine (29) in said Fairview
Subdivision; thence continuing in an easterly direction from the northwest corner of said Lot
Number Twenty-Nine (29) along the south right of way line of Route 6 a distance of 112 feet to
the northeast corner of said Lot Number Twenty-Nine (29) and to the northwest corner of Lot
Number One (1) in Country Club Estates, a subdivision; thence continuing in an easterly
direction from the northwest corner of said Lot Number One (1) along the north boundary line of
said Lot Number One (1) and the south right-of-way line of Route 6, a distance of 115 feet to
the northeast corner of said Lot Number One (1) and to the west right-of-way line of East Sixth
Street; thence continuing in an easterly direction along the south right-of-way line of Route 6, a
distance of 60 feet to the east right-of-way line of East Sixth Street and to the northwest corner of
Lot 21 Country Club Estate Addition; thence continuing in an easterly direction along the north
line of said Lot Number Twenty-One (21) and the south right-of-way line of Route 6, a distance
of 115 feet to the northeast corner of said Lot Number Twenty-One (21) and to the northwest
corner of Lot Number One (1) in Bil-Mar Addition; thence continuing in an easterly direction
along the north line of said Lot Number One (1) and the south right-of-way line of Route 6, a
distance of 130.1 feet to the northeast corner of said Lot Number One (1) and to the west rightof-way line of East Seventh Street; thence continuing in an easterly direction along the south
right-of-way line of Route 6, a distance of 80 feet to the east right-of-way line of East Seventh
Street and to the northwest corner of Lot Number Twenty-One (21) in Bil-Mar Addition; thence
continuing in an easterly direction from the northwest corner of said Lot Number Twenty-One
(21) and along the north line of Lot Number Twenty-One (21) and the south right-of-way line of
Route 6, a distance of 130.1 feet to the northeast corner of said Lot Number Twenty-One (21)
and the northwest corner of a parcel designated as parcel 121102-1; thence continuing in an
easterly direction along the southerly right-of-way line of Route 6 and from the northwest corner
of said parcel 121102-1, a distance of 115.8 feet to the northeast corner of said parcel 121102-1
and to the northwest corner of parcel 1218-1; thence continuing in an easterly direction across
the northerly boundary of said parcel 1218-1 and along the south right-of-way line of Route 6, a
distance of 103 feet to the northeast corner of said parcel 1218-1 and to the northwest corner of
parcel 1218-12; thence continuing in an easterly direction from the northwest corner of said
parcel 1218-1 and the northwest corner of parcel 1218-12 continuing in an easterly direction, a
distance of 53.35 feet and continuing on the south right-of-way line of Route 6, S 82° 56’ 17” W
a distance of 100.50 feet along the southerly right-of-way line of Route 6; thence continuing S
87° 14’ 45” E, a distance of 46.71 feet to the northeast corner of said parcel 1218-12 and to the
northwest corner of parcel 1227-1; thence continuing in a southeasterly direction along the south
right-of-way line of Route 6 S 87° 14’ 45” E a distance of 153.35 feet; thence continuing
southeasterly along said right-of-way line S 79° 50’ 10” E, a distance of 227.71 feet; thence
continuing in a northeasterly direction N 77° 49’ 35” E, a distance of 5.88 feet to the northeast
corner of Parcel 1227-1 and the northwest corner of parcel 1227-1-A; thence continuing N 77°
49’ 35” E a distance of 122.67 feet; thence continuing S 88° 40’ 40” E a distance of 50.00
feet; thence continuing S 47° 42’ 25” E, a distance of 106.75 feet to the west right-of-way line
of Niabi Zoo Road; thence continuing in a southerly direction to the southeast corner of said
parcel 1227-1-A; thence continuing in a westerly direction along the south boundary line of
1227-1-A, a distance of 250 feet to the southwest corner of 1227-1-A; thence continuing in a
westerly direction along the south boundary of parcel 1227-1, a distance of 384.15 feet to the
southwest corner of said parcel; thence continuing in a southerly direction along the east
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boundary line of parcel 1218-12 to the southeast corner of said parcel and the north boundary of
parcel 1218-1; thence continuing in a southerly direction along the easterly boundary line of
parcel 1218-1, a distance of 324.2 feet, to the southeast corner of parcel 1218-1; thence
continuing in a westerly direction along the south boundary line of parcel 1218-1 a distance of
260 feet to the southwest corner of parcel 1218-1 and the easterly boundary line of Outlot A in
Bil-Mar Addition; thence continuing in a northerly direction, along the westerly boundary line of
parcel 1218-1 to the southeast corner of parcel 1102-3; thence in a westerly along the south
boundary of parcel 1102-3 a distance of 118.7 feet to the southeast corner of Lot 19 of Bil-Mar
Addition; thence continuing along the south boundary of Lot 19 Bil-Mar Addition, a distance of
140 feet to the southwest corner of said Lot 19 Bil-Mar Addition and the east right-of-way line
of East 7th Street; thence continuing across East 7th Street, a distance of 60 feet to the west rightof-way line of East 7th Street and the southeast corner of Lot 3 in Bil-Mar Addition; thence
continuing in a westerly direction along the south boundary of said Lot 3 in Bil-Mar Addition, a
distance of 140 feet to the southwest corner of said Lot 3 Bil-Mar Addition and the east
boundary line of Lot 19 in Country Club Estates; thence continuing in a southerly direction
along the east boundary of said Lot 19 to the southeast corner of Lot 19 of Country Club
Estates; thence continuing in a westerly direction along the south boundary line of Lot 19
Country Club Estates, a distance of 114.9 feet to the southwest corner of said Lot 19 in Country
Club Estates and the east right-of-way line of East 6th Street; thence continuing in a westerly
direction across East 6th Street a distance of 60 feet to the west right-of- way line of East 6th
Street and the southeast corner of Lot 3 of Country Club Estates Addition; thence continuing in a
westerly direction along the south boundary of said Lot 3 in Country Club Estates Addition, a
distance of 114.9 feet to the southwest corner of said Lot 3 in Country Club Estates Addition and
the east boundary line of Lot 26 in Fairview Subdivision; thence in a northerly direction along
the east boundary line of said Lot 26 in Fairview Subdivision to the northeast corner of said Lot
26 in Fairview Subdivision and the southeast corner of Lot 27 in Fairview Subdivision; thence
continuing in a westerly direction along the south boundary line of Lot 27 in Fairview
Subdivision, a distance of 112 feet to the southwest corner of said Lot 27 in Fairview
Subdivision and the east right-of-way line of East 5th Street; thence continuing in a westerly
direction across East 5th Street, a distance of 66 feet to the west right-of-way line of East 5th
Street and the southeast corner of Lot 3 in Fairview Subdivision; thence continuing in a westerly
direction along the south boundary of Lot 3 in Fairview Subdivision, a distance of 112 feet to
the southwest corner of said Lot 3 in Fairview Subdivision and the east boundary of Lot 4 in the
Resubdivision of Lot G, Highway Acres Addition; thence in a southerly direction to the
southeast corner of Lot 4 of the Resubdivision of Lot G, Highway Acres Addition; thence in a
westerly direction along the south boundary of said Lot 4, a distance of 136.7 feet to the
southwest corner of said Lot 4 of the Resubdivision of Lot G, Highway Acres Addition to the
southwest corner of said Lot 4 and the east right-of-way line of East 4th Street; thence continuing
in a westerly direction across East 4th Street, a distance of 66 feet to the west right-of-way line of
East 4th Street and the southeast corner of Lot 21 of the Resubdivision of Lot G in Highway
Acres Addition; thence continuing in a westerly direction along the south boundary line of said
Lot 21, a distance of 126.8 feet to the southwest corner of said Lot 21 of the Resubdivision of
Lot G in Highway Acres Addition and the east boundary of Lot 3 Plainview Court Subdivision;
thence in a southerly direction to the southeast corner of said Lot 3 in Plainview Court
Subdivision; thence continuing in a westerly direction along the south boundary of said Lot 3
Plainview Court, a distance of 131.75 feet to the southwest corner of said Lot 3 in Plainview
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Court and the east right-of-way line of East 3rd Street; thence continuing in a westerly direction
across East 3rd Street, a distance of 66 feet to the west right-of-way line of East 3rd Street and the
southeast corner of Lot 15 in Plainview Court Subdivision; thence continuing in a westerly
direction along the south boundary of said Lot 15 in Plainview Court Subdivision, a distance of
131.75 feet to the southwest corner of said Lot 15 and the west boundary of Lot 15 in River Park
Acres; thence in a northerly direction to the southeast corner of Lot 14 in River Park Acres;
thence in a westerly direction along the south boundary of Lot 14 in River Park Acres, a distance
of 167.5 feet to the southwest corner of said Lot 14 in River Park Acres and the east right-of-way
line of East 2nd Street; thence continuing in a westerly direction across East 2nd Street, a distance
of 66 feet to the west right-of-way line of East 2nd Street and the southeast corner of Lot 11 in
River Park Acres; thence continuing in a westerly direction along the south boundary of Lot 11
in River Park Acres, a distance of 160 feet to the southwest corner of said Lot 11 in River Park
Acres and the southeast corner of Lot 2 in River Park Acres; thence continuing in a westerly
direction along the south boundary line of Lot 2 in River Park Acres, a distance of 160.13 feet to
the southwest corner of said Lot 2 in River Park Acres and the East right-of-way line 1st Street;
thence continuing in a westerly direction across 1st Street, a distance of 60 feet to the west rightof-way line of 1st Street; thence in a northerly direction along the west right-of-way line of 1st
Street to the southeast corner of Lot 1 Selhost 1st Addition; thence continuing in a westerly
direction along the south boundary line of said Lot 1 Selhost 1st Addition, a distance of 150 feet
to the southwest corner of said lot 1 Selhost 1st Addition and the southeast corner of Lot 22 in
Selhost 1st Addition; thence continuing in a westerly direction along the south boundary of said
Lot 22 in Selhost 1st Addition, a distance of 140 feet to the east right-of-way line of West 2nd
Street; thence continuing in a westerly direction across West 2nd Street, a distance of 66 feet to
the west right-of-way line of West 2nd Street and the southeast corner of Lot 23 in Selhost 1st
Addition; thence continuing in a westerly direction along the south boundary of said Lot 23 in
Selhost 1st Addition, a distance of 140 feet to the southwest corner of said Lot 24 in Selhost 1st
Addition and the southeast corner of Lot 1 in Selhost 2nd Addition; thence continuing in a
westerly direction along the south boundary of said Lot 1 Selhost 2nd Addition; a distance of 140
feet to the southwest corner of said Lot 1 Selhost 2nd Addition and the east right-of-way line of
West 3rd Street; thence continuing in a westerly direction across West 3rd Street, a distance of 66
feet to the west right-of-way line of West 3rd Street and the southeast corner of Lot 22 in Selhost
2nd Addition; thence continuing in a westerly direction along the south boundary of said Lot 22
in Selhost 2nd Addition, a distance of 140 feet to the southwest corner of said Lot 22 in Selhost
2nd Addition and the southeast corner of Lot 23 in Selhost 2nd Addition; thence continuing in a
westerly direction along the south boundary line of said Lot 23 Selhost 2nd Addition a distance of
140 feet to the southwest corner of said Lot 23 and the east right-of-way line of West 4th Street;
thence continuing in a northerly direction along the west boundary line of said Lot 23 in Selhost
2nd Addition, a distance of 200 feet to the northwest corner of said Lot 23; thence in a westerly
direction from the northwest corner of said Lot 23 Selhost 2nd Addition and the east right-of-way
line of West 4th Street, a distance of 66 feet to the west right-of-way line of West 4th Street;
thence continuing in a westerly direction along the south right-of-way line of Route 6, a distance
of 280 feet to the east right-of-way line of West 5th Street; thence continuing in a westerly
direction a distance of 66 feet to the west right-of-way line of West 5th Street and the northeast
corner of Lot Number Twenty-Four (24) in Meadow View Addition; also known as parcel
12902; thence in a southerly direction along the east boundary of said Lot Number Twenty-Four
(24) Meadow View Addition, a distance of 72.55 feet to the southeast corner of said Lot Number
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Twenty-Four (24) in Meadow View Addition; thence in a westerly direction along the south
boundary of said Lot Number Twenty-Four (24) in Meadow View Addition, a distance of 143.5
feet to the southwest corner of said Lot Number Twenty-Four (24) in Meadow View Addition,
and a point on the east boundary line of parcel 12905; thence in a southerly direction along the
east boundary line of parcel 12905, a distance of approximately 833.6 feet, to the southeast
corner of said parcel 12905 and the one-half (1/2) Section Line of Section 23; thence in an
easterly direction along the midline right-of-way line of West 2nd Avenue to the west right-ofway line of 1st Street; thence in a southerly direction across West 2nd Avenue to a point on the
south right-of-way line of West 2nd Avenue and the northeast corner of parcel 121613; thence in
a southerly direction along the east boundary of said parcel 121613, a distance of 273 feet to the
southeast corner of said parcel 121613; thence continuing in a southerly direction along the west
right-of-way line of 1st Street, a distance of 232 feet, to the north right-of-line of West 4th
Avenue; thence in a southwesterly direction along the north right-of-way line of West 4th
Avenue, a distance of 106 feet; thence continuing in a southwesterly direction along the north
right-of-way line of West 4th Avenue, a distance of 444.07 feet to the southeast corner of parcel
1220-1-C; thence continuing in a southwesterly direction along the south boundary of parcel
1220-1-C, to the southwest corner of parcel 1220-1-C; thence in a northerly direction along the
west boundary of parcel 1220-1-C, a distance of 644.5 feet to the northwest corner of said parcel
1220-1-C and the southwest corner of parcel 1220-1-A, also known as Unit One of Valley Creek
Condominiums; thence continuing in a northwesterly direction along the west line of Unit One
Valley Creek Condominiums, a distance of 235.8 feet to the northwest corner of Unit One Valley
Creek Condominiums and the south right-of-way line of West 2nd Avenue; thence continuing in a
westerly direction along the south right-of-way line of West 2nd Avenue, a distance of 1651.2
feet to the southwest corner of parcel 12905 and the southeast corner of parcel 1215-3; thence
continuing in a northerly direction along the west boundary of parcel 12905 and the east
boundary of parcel 1215-3, a distance of 963.5 feet to the northwest corner of said parcel 1215-5
and the south right-of-way line of Route 6; thence continuing in a northerly direction to the north
right-of-way line of Route 6 and the southeast corner of parcel 1215.4; thence in a westerly
direction along the north right-of-way line of Route 6 to the southwest corner of said parcel
1215.4 and the point of beginning.
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Attachment 5: Definitions
As defined in the Act “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 are detrimental to the
public safety, health or welfare based on the documentation of five of thirteen specific factors that
are reasonably distributed throughout the improved part of the Redevelopment Project Area. If
vacant, the sound growth of the redevelopment project area is impaired by two or more specific
factors in one section of the Act or one or more in a second section of the Act.
As defined in the Act “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 3 or more of thirteen specific factors is detrimental
to the public safety, health, morals or welfare and such an area may become a blighted area.
As defined in the Act “industrial park conservation area” means 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 within 1 ½ 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 the 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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Attachment 6: Eligibility Categories
Eligibility of a Blighted Area
There are three categories under which an area can be determined to meet the “Blighted area”
criteria. The area must meet the criteria under one of the following three categories.
“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:
1. If improved, industrial commercial and residential building or improvements are
detrimental to the public safety, health, or welfare because of a combination of five or more
of the following factors, each of which is (i) present, with the presence documented, to a
meaningful extent, so that a municipality may reasonably find that the factor is clearly
present within the intent of the Act and (ii) reasonably distributed throughout the improved
part of the Redevelopment Project Area:
x

Dilapidation

x

Obsolescence

x

Deterioration

x

Presence of structures below minimum code standards

x

Illegal use of individual structures

x

Excessive vacancies

x

Lack of ventilation, light, or sanitary facilities

x

Inadequate utilities

x

Excessive land coverage

x

Deleterious land use or layout

x

EPA remediation finding

x

Lack of community planning

x

Declining EAV

OR
2. If vacant (Vacant Land), the sound growth of the Redevelopment Project Area is impaired
by a combination of two (2) or more of the following factors, each of which is (i) present,
with that presence documented, to a meaningful extent, so that a municipality may
reasonably find that the factor is clearly present with the intent of the Act, and (ii)
reasonably distributed throughout the vacant part of the Redevelopment Project Area to
which it pertains:
x

Obsolete platting
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x

Diversity of ownership

x

Tax sale and special assessment delinquencies

x

Deterioration of structures or site improvements in neighboring or adjacent areas

x

The Redevelopment Project Area has incurred Illinois Environmental Protection
Agency or United States Environmental Protection Agency remediation costs

x

The Total EAV of the proposed area has declined or not appropriately appreciated
for three (3) of the last five (5) calendar years

OR
3. If vacant (Vacant Land), the sound growth of the Redevelopment Project Area is impaired
by one of the following factors that (i) is present, with that presence documented, to a
meaningful extent, so that a municipality may reasonably find that the factor is clearly
present within the intent of the Act, and (ii) is reasonably distributed throughout the vacant
part of the area to which it pertains:
x

The area consists of one or more unused quarries, mines or strip mine ponds.

x

The area consists of unused rail yards, rail tracks, or railroad rights-of-way.

x

The area, prior to its designation, is subject to (i) chronic flooding that aversely
impacts on real property in the area, as certified by a registered professional engineer or appropriate regulatory agency or (ii) surface water that discharges from all
or a part of the area and contributes to flooding within the same watershed, but only
if the redevelopment project provides for facilities or improvements to contribute
to the alleviation of all or part of the flooding.

x

The area consists of an unused or illegal disposal site containing earth, stone,
building debris, or similar materials that were removed from construction,
demolition, excavation, or dredge sites.

x

Prior to the effective date of the applicable amendatory Act of the 91st General
Assembly, the area is not less than fifty (50), nor more than one hundred (100)
acres, and 75% of which is vacant (notwithstanding that the area has been used for
commercial agricultural purposes within five (5) years prior to the designation of
the Redevelopment Project Area, and the area meets at least one of the factors
itemized in paragraph (1) above, 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.

x

The area qualified as a blighted improved area immediately prior to becoming
vacant, unless there has been substantial private investment in the immediately
surrounding.
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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 Village 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 (3) or more of the following factors is detrimental to the public safety, health,
morals or welfare, and such an area may become a blighted area:
x

Dilapidation

x

Obsolescence

x

Deterioration

x

Presence of structures below minimum code standards

x

Illegal use of individual structures

x

Excessive vacancies

x

Lack of ventilation, light, or sanitary facilities

x

Inadequate utilities

x

Excessive land coverage

x

Deleterious land use or layout

x

Lack of community planning

x

EPA Remediation Finding

x

Declining EAV

Eligibility of an Industrial Park Conservation Area
“Industrial Park Conservation Area” means 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 within 1 ½ miles of the territorial limits of a municipality that is a labor surplus
area if the area is annexed to the municipality; which area is zoned industrial no later than at the
time the 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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Attachment 7: Federal Emergency Management Agency (FEMA) Maps

Village of Coal Valley, Illinois
Route 6 Redevelopment Project Area Amendment No. 1
Added Area Eligibility Report

Page 35
January 2018

Attachment 8: Engineer’s Certification of Chronic Flooding
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Attachment 5:

Future Land Use Map
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