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Introduction
PLAN INTRODUCTION
In late 2003, the Village of Stockton began to discuss the long-term future of the
community. This, coupled with the Village’s desire to develop a mechanism to regulate land
use within the Village, led Stockton to contract with MSA Professional Services, Inc.
To adequately address the range of issues facing the Village of Stockton, this comprehensive
plan was developed.
It focuses on land use, transportation, housing, economic
development, community facilities, and natural resources. MSA assisted the Village of
Stockton Planning Committee in developing a comprehensive plan, while also beginning to
outline the core ideas and elements of a potential zoning code.
The comprehensive plan was envisioned as a long-term guide for the future of the Village of
Stockton. This plan will be implemented through a combination of Village ordinances, the
Capital Improvements Plan, coordinated efforts with other Village entities (Chamber of
Commerce, etc.), and Village cooperation and coordination with regional entities.

CURRENT LAND USE ENVIRONMENT IN THE
VILLAGE OF STOCKTON
The Village of Stockton is located approximately 20 miles west of Freeport, IL, and 45 miles
east of Dubuque, IA. Located near the east-central border of Jo Daviess County, IL,
Stockton sits astride U.S. Highway 20 that connects Rockford, IL to Dubuque, IA, and
points beyond. This section will describe some of the more important aspects or
characteristics of the Village that will affect the formulation of a plan and implementing
policies.

LAND USE CONTROLS
The Village of Stockton currently has limited land use controls. Land use controls allow a
community to enforce certain standards pertaining to land use within their borders.
Common land use controls include: land division ordinances, subdivision ordinances, zoning
ordinances, plat review, site plan review, overlay districts, and others.
The Village of Stockton adopted a subdivision ordinance in February of 2001. This
ordinance (No. 407) governs the subdivision and re-subdivision of lands within the Village
of Stockton. It also lays out a process for the approval of a new subdivision or resubdivision of land within the Village. By laying out this process, the Village can be assured
of consistency in future submittals. This process also provides a level playing field to all
parties submitting plans to the Village for review, can speed up the approval process, and
provides some confidence that the approved subdivision will be consistent with the Village’s
long term goals.
Introduction
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While a subdivision ordinance is a powerful tool, it does not have the ability to control land
uses on individual parcels. This type of control falls to a zoning ordinance. Currently, the
Village of Stockton does not have a zoning ordinance in place. Zoning is “a political
technique through which the use of private land is regulated”1. Zoning divides a community
up into different zones, or districts. Each of these districts has its own requirements for use,
building bulk, and open space.
The Village of Stockton has expressed a desire to exercise additional land use control
through the use of zoning. This comprehensive plan includes recommendations for the
creation of a zoning code. Sample language for several of the zoning code components is
included in the Appendix. These samples are a starting point in the process to tailor a code
to Stockton’s needs.
If the Village of Stockton develops a zoning code, it will also have additional authority and
responsibilities. Currently, the Village has limited authority outside of its boundaries.
However, should the Village adopt zoning, it will be able to exercise additional extra
territorial authority. This authority would extend out 1.5 miles from the Village limits in
every direction. This boundary, often called an extraterritorial boundary, is shown on most
of the maps that are included in this plan.
Extraterritorial authority comes in several forms.
If a community has a subdivision ordinance, it
can require developments within 1.5 miles of its
borders to follow their subdivision ordinance.
This is most useful for developments that occur
directly adjacent to a Village or City. Once a
community has a subdivision ordinance, it has the
option to exercise this extraterritorial authority.
This authority allows a community to review all
rezoning requests or text amendments within the 1.5-mile area surrounding the Village.
Should the Village object to a rezoning or text amendment, it has a powerful tool at its
disposal to block either of these changes. The Village may submit a resolution to the County
Board objecting to the aforementioned request for rezoning or text amendment. This
resolution objecting to a change then forces the petitioner to obtain a super-majority of the
County Board with a ¾ vote for approval. Oftentimes the threat of a Village or City
objecting to a particular request is enough to halt the development that is being objected to.
It should be noted that this authority does not extend to requests for special uses (see the
sample zoning code, Appendix B).

U.S. HIGHWAY 20
The Village of Stockton sits astride USH 20. This transportation corridor runs through the
north side of the Village, entering from the east from Freeport and continuing on to
1 Babcock, Richard F. The Zoning Game. 1966, pg. 125.
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Dubuque to the west. This highway serves as a major east / west corridor from Illinois to
Iowa and points beyond. Currently, this facility is a two-lane road from Freeport to Galena.

The Illinois Department of Transportation has a long-term plan to improve USH 20 to a
four-lane divided highway from Freeport to Galena. This ambitious plan would involve a
future bypass of the Village of Stockton, as well as a rerouting of State Highway 78 around
the north side of the Village. The future bypass of Stockton will have a profound impact on
the Village. It will improve the Village’s connection with the remainder of the region and
the State, while at the same time allowing travelers—potential visitors—to continue past the
Village. This enhanced connection, coupled with the reshaping of the north side of the
Village, and the impact it will have on the amount of traffic that the Village sees, will all
require the Village to aggressively plan for the future.

ECONOMIC DEVELOPMENT
The Village of Stockton has a small but important
economic base.
Stockton has a core of
downtown businesses, as well as highway
commercial uses and several large industries that
provide tax base and jobs to the Village and
surrounding region.
While these industries
provide employment and tax base for the Village,
they have had some difficult periods in recent
years. One of the major blows has been continued job loss at the Dura plant, a local auto
parts manufacturer. The Village also has a need to revitalize its downtown area.
Both of these issues point to the need for a comprehensive business attraction and retention
plan. Currently, economic development policies in the Village of Stockton are not
formalized. The relationships with necessary County and State agencies are not formalized.
The Village also lacks a formal response team to deal with economic development threats
and opportunities.
The Village has seen the recent creation of the Stockton Revitalization group. This
organization has started to look at a long-term plan to revitalize Stockton’s downtown, and
should be included in future discussions on strategy and implementation.
Introduction
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Stockton’s downtown has a valuable
collection of buildings that bring a great
deal of character to the community.
Jo Daviess County has a strong history of
revitalization. The Village of Stockton, the
Village of Elizabeth and the City of Galena
all have downtowns that are strong
influences on the character of the region.
Because of the character of the region, Jo
Daviess County sees approximately
$24,000,000 in tourism expenditures
throughout the County every year2. These tourism dollars have a direct impact on the
Village of Stockton, as most of the tourists to the County travel either to or through
Stockton.
While tourism is a strong portion of the regional economy, according to the Jo Daviess
Visitors and Convention Bureau the total expenditures from tourism have peaked over the
past five years. This represents an additional opportunity for communities in the County to
expand and diversify their offerings to attract tourists. If residents and leaders of the Village
can develop additional attractions that blend with existing offerings in the Village and region,
there is strong potential to attract new visitors to the area, as well as better serving existing
residents.

2 Source: Jo Daviess County Visitor and Convention Bureau
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How to Use this Plan
The core of this comprehensive plan, the Goals, Objectives, and Actions, are divided by
subject into six sections, or elements: Land Use, Transportation, Community Facilities,
Housing, Economic Development, and Natural Resources.
Each element includes one or more general Goals, which are long-term statements that
describe desired future conditions in the Village of Stockton. Each goal is followed by a set
of specific Objectives intended to help reach the general goal.
To help the Village translate this plan into future reality, each goal is also followed by a set of
achievable Actions to be taken by the Village Board and other local entities. Each action is
accompanied by a suggested timeline and an indication of who is responsible to ensure that
the action is completed. Responsible parties include:
Village Board – the Village Board of Stockton
Plan Commission – a body created in the future to act as the official Village Plan
Commission, per State Statutes
Engineer – the duly designated engineer of the Village of Stockton
Planner – the person(s) acting as the official planner of record for the Village of
Stockton
The Appendix to this plan includes two types of information. Appendix A documents
the opportunities for public involvement in the planning process, and provides a record of
the comments submitted. Appendices B-F provide a variety of information that can be
used to help accomplish the many actions recommended in the plan.
The Existing Conditions report includes the underlying data that helps describe the local
community and economy. This is the foundation of the plan and a baseline from which
to measure future progress
Finally, the Maps are grouped together at the end. These maps include background,
existing conditions data (e.g. existing land use, utilities, soils) and desired future
conditions (Proposed Land Use).

How to Use This Plan
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Public Input
Committee meetings - Monthly
Meetings were held at the committee level on a monthly basis, beginning on March 18, 2004.
These meetings were open to the public and were held at both the Village Hall of Stockton
and the Country Inn and Suites, located at 200 Dillon Avenue in Stockton.

Kickoff meeting – February 12, 2004
A public kickoff meeting was held on February 12, 2004 at 6:00 PM in the Country Inn and
Suites at 200 Dillon Ave. This meeting was held to introduce the concept of comprehensive
planning, and elicit community input. There were a total of 12 residents and stakeholders in
attendance at this meeting.
At this meeting, a group exercise was utilized to identify assets and liabilities of the Village of
Stockton. Assets were defined as “Things that you like about the Village of Stockton that
you would do more of.” Liabilities were defined as “Things that you don’t like about the
Village of Stockton that you would reduce or change”.
Residents were asked to identify these assets and liabilities by plan element (land use,
transportation, etc.). They were then asked to vote for their choices of the top issues facing
the Village today. The identified issues and accompanying voting tallies are listed in
Appendix A.

Draft presentation meeting – January 20, 2005
A public informational meeting was held on January 20, 2005 at 6:00 PM in the Stockton
High School. This meeting was held to present the draft comprehensive plan, including the
existing conditions report, the goals, objectives, and actions, and the maps. There were a
total of 28 residents and stakeholders in attendance at this meeting.
Attendees were given time from 6:00 to 7:00 to review the draft maps and copies of the draft
plan. At 7:00 there was a formal presentation of the plan. Following this presentation
attendees were invited to ask questions or make comments. Written comments were also
encouraged. The verbal and written comments received during and after the meeting are
included in Appendix A.

Direct Comment Solicitations – March and April, 2005
Copies of the draft plan were mailed out in early March to community agencies and
organizations that will have some role in the implementation of the Comprehensive Plan.
These included: Galena/Jo Daviess County Convention & Visitors Bureau, Village of
Stockton Department of Public Works, Stockton School District, Stockton Park District,
Public Input
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Stockton Township Library, Jo Daviess County Planning & Development Commission,
Stockton Lions Club, Stockton Revitalization Group, Village of Stockton Police
Department, Village of Stockton Fire and EMS Services, Jo Carroll Vocational Center,
Stockton Chamber of Commerce, Stockton Cheese, Freeport Health Network, and the
Blackhawk Hills Economic Development District.
Each group was asked to review the draft and provide comments in writing or at a special
meeting of the Stockton Plan Committee on April 21, 2005. The comments received are
included in Appendix A.

Public Hearing – May 5, 2005
A formal public hearing was held on May 5, 2005 at 7:00 at the Stockton High School.
Notice of this meeting was published in the Galena Gazette and Village Voices on March
30, 2005.
A brief presentation outlined the goals of the Comprehensive Plan and highlighted
changes made to the plan in response to public input received since the January 20 public
informational meeting. Attendees were able to review the maps and text before and after
the presentation. Comments received at this meeting are included in Appendix A.

Public Input
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Goals, Objectives and
Action Plan
Element 1

Land Use
The Goals, Objectives, and Action Plans laid out below all specifically relate to land use in
the Village of Stockton. Land use is where many of the decisions made in the
comprehensive planning process are carried out. Land use plans that are effectively
developed and carried out provide overarching direction and long-term stability to a
community. They also must link all of the elements of the comprehensive plan together, in
order to account for and address the impacts of each of these elements. For example, to
effectively preserve open space, as well as account for economic development, land use
plans need to address both issues. In the end, land use plans are the graphic and physical
embodiment of a community’s vision for its future.

GOAL 1: Maintain and enhance property values in the Village of
Stockton
Objectives
1. Investigate the development of a zoning code
2. Investigate updating the Village’s subdivision ordinance
3. Investigate the development of additional land use controls, such as signage
codes, landscaping requirements, parking requirements, overlay districts, etc.,
as appropriate
4. Active enforcement of any existing or future ordinances
Action

Timeframe

Responsible
Party

1) Complete a draft zoning code, based on the recommendations
contained within this plan. (See the Sample Zoning Code in
Appendix B)

1 year

2) Identify areas in the subdivision ordinance that the Village should
update / modify
Note: IDOT has final approval of subdivision Plats, as stated in the
Plat Act (copy provided to the Village Clerk)
3) Update the subdivision ordinance, as needed

1 year

Village Board,
Plan
Commission,
Planner
Village Board,
Planner,
Engineer

Goals, Objectives and Action Plan

Ongoing

Village Board
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4) Investigate the development of additional land use controls, as
needed
5) Develop an enforcement policy and program to ensure that any
existing or newly developed ordinances are appropriately enforced

Ongoing

2-5 years

Village Board,
Planner, Plan
Commission
Village Board

GOAL 2: Develop an industrial park
Objectives
1. Identify land suitable for an industrial park in the Village of Stockton
2. Construct an industrial park
3. Identify funds to fund the construction of an industrial park
4. Work with appropriate agencies to market industrial site
Action
1) Using the land use planning process, identify an area that is
appropriate for an industrial park
2) Identify and acquire funds for the construction of an industrial
park
3) Develop a marketing strategy, in cooperation with the Stockton
Revitalization Committee, the Economic Development Committee, Jo
Daviess County Economic Development Committee, Blackhawk Hills
Economic Development District, and other appropriate agencies, to
aggressively market the industrial park
4) Work with the IL DCEO’s newly created LOIS database for listing
and marketing the industrial park.

Goals, Objectives and Action Plan

Timeframe

Responsible
Party

1 year

Village Board,
Planner, Plan
Commission
Village Board,
Planner
Village Board,
Planner

2-5 years
2-5 years

2-5 years

Village Board,
Planner
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GOAL 3: Redevelop Stockton’s downtown
Objectives
1. Identify historic structures and any incentives that may be available for their
rehabilitation
2. Identify blighted parcels and actively pursue their redevelopment
3. Continue to work with the Stockton Revitalization Committee and the
Economic Development Committee to coordinate efforts
Action
1) Investigate the development of an overlay district to protect
existing historic structures in the downtown area

Timeframe

Responsible
Party

2-5 years

Village Board,
Planner, Plan
Commission
Planner,
Village Board
Village Board,
Planner
Village Board,
Planner

2) Identify existing historic structures in the Village

1 year

3) Identify blighted parcels in the Village

1 year

4) Develop a long-term strategy to clean up blighted parcels in the
Village of Stockton. This could include;
a. Meeting with property owners to develop a joint
strategy for cleanup
b. Identifying funding opportunities for cleanup
c. Developing a strategic plan for parcel cleanup
5) Continue to work with the Economic Development Committee and
Stockton Revitalization to coordinate efforts for economic
development

Goals, Objectives and Action Plan

2-5 years

Ongoing

Village Board,
Planner
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GOAL 4: Guide development to appropriate locations in and around
the Village of Stockton
Objectives
1. Identify locations that are appropriate for future development, by type, and
guide development to these areas
2. Discourage development from occurring adjacent to but outside the Village
of Stockton
3. Utilize zoning to enforce the proposed land use plan
4. Work with the County and surrounding Township to guide development to
within the Village of Stockton’s municipal limits to decrease the level of
“coat-tailing” that occurs from rural development
5. Make Stockton the best possible place to live to encourage future residential
development to locate within the Village
Action
1) Develop a land use plan for the Village of Stockton

2) Implement the land use plan through a combination of the
subdivision ordinance, a potential zoning ordinance, capital
improvements plans, and other applicable programs
3) Work with Jo Daviess County and the surrounding Township to
guide development to within the Village of Stockton’s boundaries

4) If the Village develops a zoning code, utilize the Village’s extraterritorial powers to guide development to within the Village limits
5) Work with existing organizations to make the Village an attractive
place to live and work

Goals, Objectives and Action Plan

Timeframe

Responsible
Party

1 year

Village Board,
Planner, Plan
Commission
Village Board

Ongoing

Ongoing

2-5 years
Ongoing

Village Board,
Planner,
County,
Township
Village Board,
Planner
Village Board,
Planner,
Chamber
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GOAL 5: Plan appropriately for the relocations of US Highway 20
and State Highway 78
Objectives
1. Protect the designated Rights of Way from development of any kind
2. Discourage residential development adjacent to the planned route for USH
20.
3. Identify future land uses around the proposed USH 20 interchange.
4. Ensure that industrial development on the north side of the Village will have
convenient access to the new USH 20/STH 78 interchange
Action

Timeframe

Responsible
Party

1) Work with Jo Daviess County to ensure that new development is
not allowed to occur in the proposed Rights of Way.
2) Adopt a zoning code and enforce it extraterritorially to prevent
new residential development immediately adjacent to the
proposed USH 20 Right of Way
3) Conduct a closer study of future land uses around the proposed
USH 20 interchange. To be done as part of the next update of
the Comprehensive Plan or sooner, if USH 20 construction plans
accelerate.

Ongoing

Village Board,
County
Village Board,
Planner

Goals, Objectives and Action Plan

1 year, ongoing

5-10 years

Village Board
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Element 2

Transportation
The Goals, Objectives, and Action Plans laid out below all specifically relate to
transportation in the Village of Stockton. Transportation is a vital function within the
Village, and will have a major impact on the future growth patterns within the Village limits.

GOAL 1: Improve safety on Village roadways
Objectives
1. Investigate reducing speeds on USH 20
2. Improve enforcement of speed limits on USH 20.
3. Limit truck traffic on local streets
Action
1) Meet with IDOT to discuss lowering speed limits on USH 20
Note: IDOT requires a speed study before a speed limit can be
changed. Such a study may or may not justify a lower speed limit.
IDOT contact for speed limits: Scott Kullerstrand (815) 284-5468
2) Establish a reduced speed limit on USH 20 through the Village of
Stockton
3) Direct the Stockton Police Dept. to actively enforce speed limits on
USH 20
4) Work with IDOT to extend a lower speed limit to the east and west
of the Village on USH 20
5) Designate Curtiss Road as a truck route to accommodate truck
traffic from new industrial development on the south side of the
Village. Should be done in conjunction with development along Route
20 East.

Goals, Objectives and Action Plan

Timeframe

Responsible
Party

0-1 years

Village
President,
Engineer

2-5 years

Village Board

Ongoing

Village Board,
Stockton
Police Dept.
Village Board,
Engineer
Village Board,
Engineer

2-5 years
1-2 years

Village of Stockton Comprehensive Plan
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GOAL 2: Ensure access to all residents
Objectives
1. Work to provide transportation access for senior and disabled residents.
2. Improve walking facilities along USH 20.
3. Install sidewalks throughout the Village of Stockton.
Action
1) Meet with Jo Daviess County and other communities (Elizabeth,
Woodbine, Warren, etc.) to identify possible partnering
opportunities and joint needs for elderly / disabled transportation

Timeframe

Responsible
Party

Ongoing

Village Board,
Village
President,
County
Village Board,
Village
Engineer
Village
Engineer /
Planner

2) Work with IDOT to delineate a sidewalk corridor along USH 20

2-5 years

3) Identify possible funding sources, such as IDOT and TEA grants
Note: if constructed as part of scheduled improvements to USH
20, IDOT will cover 50% of the cost of adding sidewalks. All

2-5 years

sidewalks must be constructed to current Americans with Disabilities
requirements. A copy of the ADA Act was provided to the Village Clerk.

4) Apply for funds to complete the sidewalk corridor along USH 20
and other Village streets, as applicable.

2-5 years

5) Identify those areas in the Village of Stockton that do not have
sidewalks
6) Prioritize sidewalk installation areas through the CIP

Ongoing

7) Budget for sidewalk installation through the CIP

Ongoing

Goals, Objectives and Action Plan

Ongoing

Village Board,
Engineer /
Planner
Public Works
Dept.
Village Board,
Planner
Village Board,
Planner
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GOAL 3: Continue the process of the Capital Improvements Plan
(CIP)
Objectives
1. Improve transportation facilities for economic development
2. Design and develop transportation facilities to serve a future industrial park.
Action

Timeframe

Responsible
Party

1) Identify a site for a future industrial park

0-1 years

2) Pursue improvements to East Carpenter Avenue and Simmons
Street as identified in the CIP to benefit Dura and other
businesses
3) Develop a funding program to purchase the selected sight. This
could include Federal EDA funds, USDA grants, TIF funds, or
others
4) Develop a business attraction / retention strategy for this future
industrial site

0-2 years

Village Board,
Engineer
Village Board,
Engineer

5) Identify potential funding sources to construct infrastructure.
These could include: State IDOT Economic Development program,
Federal EDA grants, USDA grants, or others.
6) Direct the Village Engineer to design infrastructure for the
industrial site
7) Coordinate with downtown businesses to develop a long term
strategy to address traffic and parking in the downtown area

Goals, Objectives and Action Plan

2-5 years

Village Board,
Planner

2-5 years

Village Board,
Jo Daviess Co.
CVB, Planner
Village Board,
Planner

2-5 years

2-5 years
2-5 Years

Village Board,
Engineer
Village Board,
Planner
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GOAL 4: Investigate developing a trail system
Objectives
1. Develop a system of trails throughout the community.
2. Coordinate with other communities to ensure trails are connected.
3. Coordinate with the school district to ensure school sites are connected to a
future trail system.
Action

Timeframe

Responsible
Party

1) Identify potential hiking / biking trail routes in the Village

2-5 years

2) Identify potential equestrian trails in the village’s planning area –
look at connecting to existing equestrian properties

5-10 years

3) Work with other entities (Visitor and Convention Bureau, IDNR, Jo
Daviess Co, Stockton School District, etc.) to locate and apply for
funding to develop trail facilities

2-5 years

4) Secure IDNR funds (Recreational Trails Program (RTP), Greenways
and Trails Planning Assistance Program, etc.) to plan for a trail
system in the Village
5) Work with the County and surrounding Townships to connect future
Village trails to County and State trails (Grand Illinois Trail).
(Friends of Galena Trails – contact Catherine Winslow at 777-1666)
6) Develop a marketing strategy with the Jo Daviess Co. CVB to
promote future trail sites in Stockton

2-5 years

Village Board,
Engineer
Village Board,
Township,
Equestrian
Land
Conservation
Resource
Village Board,
Engineer,
Planner
County, School
District
Village Board,
Planner

7) Identify funding, through the CIP process, grant applications, and
community donations, to develop trails

Goals, Objectives and Action Plan

10-20 year

10-20 years

2-5 years

Village Board,
County,
Township
Village Board,
Planner,
County, CVB
Village Board,
Planner
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GOAL 5: Ensure connectivity in newly developed areas.
Objectives:
1. Ensure new developments follow the existing grid pattern of Village
streets, while also considering existing terrain issues.
2. Minimize the development of new cul-de-sacs.
Action
1) Develop guidelines on future street patterns and layouts that
require, where possible, streets be laid out in a grid fashion (See
Appendix C)
2) Set a maximum length of 100 feet for future cul-de-sacs within the
Village to minimize their occurrence and impact on the community
(include and update existing subdivision ordinance)
3) Develop a set of criteria that must be met, prior to the approval of
a future cul-de-sac. This could include the inability to run a
through street due to physical barriers, topography (slope), or
existing structures.

Timeframe

Responsible
Party

0-1 years

Village Board,
Engineer

0-1 years

Village Board,
Engineer

2-5 years

Village Board,
Engineer

GOAL 6: Encourage the conversion of USH 20 to four lanes.
Objectives:
1. Maintain pressure with the Illinois Department of Transportation (IDOT)
from local representatives and state legislature for completion of the USH
20 expansion plans
Action
1) Seek updates on USH 20 expansion plans from IDOT and elected
officials at least once per year, and share Village wishes for the
highway when appropriate

Goals, Objectives and Action Plan

Timeframe

Responsible
Party

Ongoing

Village Board
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Element 3

Community Facilities
The Goals, Objectives, and Action Plans laid out below all specifically relate to community
facilities in the Village of Stockton. Community facilities are tied to basic service provision,
quality of life, economic development, and all other facets of the Village.

GOAL 1: Ensure efficient service provision, given budget constraints
Objectives
1. Continue to evaluate service provision, given budget constraints.
2. Consider hiring full time employees for the Fire Dept. and EMT service.
3. Evaluate the Library & Park District boundaries in relation to the
populations that they serve and the taxes they collect.
4. Require development agreements from future developers.
Action
1) Continue the CIP process that the Village is currently utilizing
2) Study the service provision of the existing Fire and EMS services
that the Village receives, specifically in relation to response time
and future growth goals
3) Analyze the costs and benefits associated with switching to a full
time, paid fire and EMS services (if feasible)
4) Conduct a study to discover how much “leakage” is occurring within
the Park and Library Districts. (“Leakage” refers to users that

Timeframe

Responsible
Party

Ongoing
2-5 years

Village Board
Village Board

5-10 years

Village Board

2-5 years

Village Board,
Park District,
Library
District
Village Board,
Park District,
Library
District
Village Board,
Park District,
Library
District
Village Board,
Engineer

take advantage of the facilities, but are from outside of the Park
and Library District’s taxing boundaries)

5) Work with the Library and Park District to address any real or
perceived inequities in the funding of these vital services in relation
to the populations they serve

10-20 years

6) Re-evaluate the Library and Park District in relation to the
populations that they serve

10-20 years

7) Require future developers to sign development agreements, laying
out the amount of valuation that will be developed, timelines for
phasing, Village improvements required, and penalties for noncompliance
8) Tie the development of community facilities to future development

Goals, Objectives and Action Plan

2-5 years

Ongoing

Village Board
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Goal 2: Ensure adequate service levels as the Village grows
Objectives
1. Work with the school district to evaluate existing facilities, in light of
future growth projections and student capacity needs.
2. Ensure all citizens have access to all portions of the Village Library.
3. Evaluate and plan for future Village space needs
4. Investigate developing a combined Village Hall, Fire Dept, Service
Building, and Police Dept. structure, while also possibly including other
governmental entities.
5. Work with Freeport Health Network (FHN) to ensure that resident’s
health care needs are being adequately met.
6. Investigate the development of a municipal or privately-owned camp
ground
7. Investigate the development of extended education programs through
the use of on-line programs, satellite link-ups, or other distance learning
methods.
Action

Timeframe

Responsible
Party

1) Work with the school district to conduct a long term space needs
analysis
2) Consider the school’s long term space needs when analyzing new
growth / development proposals
3) Analyze new development proposals for their impact on the school
district and its revenues
4) Evaluate the Village Library for accessibility

2-5 years
Ongoing

Village Board,
School Board
Village Board

Ongoing

Village Board

0-1 year

5) Work with the Library District to budget for any required upgrades
to enhance accessibility to the Village Library, specifically the
basement
6) Identify and support grant applications (see Appendix D) that the
Library District could use to install the needed upgrades to the
Village Library
7) Conduct a space needs analysis for Village facilities
8) Budget for future space needs of the Fire Dept., Police Dept.,
Public Works Dept., and Village Hall through the CIP
9) Consider the development of a joint Fire Dept., Police Dept., Public
Works Dept., and Village Hall site to address future space needs of
the Village
10) Meet with other governmental bodies (surrounding Towns, County,
School Dist., etc.) to discuss developing shared spaces
11) Meet with FHN or other applicable providers to discuss a possible
expansion of the existing facilities in the downtown area.

2-5 years

Village Board,
Library Board
Village Board,
Library Board

Goals, Objectives and Action Plan

Ongoing

Village Board,
Planner

2-5 years
Ongoing

Village Board
Village Board,
Village Depts.
Village Board,
Village Depts.

Ongoing

Ongoing

Village Board

0-1 years

Village
President
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12) Work with FHN to encourage them to locate an expanded clinic in
the downtown area.

2-5 years

13) Work with the Jo Daviess CVB to study the creation of a privately
or municipally owned and operated campground
14) Identify funding opportunities that could be utilized to construct a
campground (See Appendix D)
15) Identify a location for a future campground

2-5 years

16) Work with Jo Daviess CVB, local investors, State grants, and other
available funding options to construct a campground

5-10 years

17) Work with the Jo Daviess / Carroll Area Vocational Center (AVC),
Highland Community College (HCC), the Stockton School District,
and others to develop and implement distance learning programs

5-10 years

Goals, Objectives and Action Plan

Ongoing
0-1 years

Village
President,
Planner
Village Board,
County, CVB
Village Board,
Planner
Village Board,
Planner,
Engineer
Village Board,
Planner,
Engineer,
County
Village Board,
AVC, HCC,
Stockton
School Dist.
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GOAL 3: To provide activities for residents of all ages
Objectives
1. Work with the School District, local civic groups, and others to
investigate the creation of a Senior Center / Teen Center in the Village
with a capacity of 200-300 people.
2. Work with the Lions Club to construct ball diamonds in the Village, as
needed.
3. Create future community facilities in a specific area to ensure safety and
easy access.
Action
1) Meet with area Senior and Youth groups to discuss their interest
levels in the creation of a joint community center
2) Encourage the continued provision of social events for seniors by
Senior Outreach of Stockton + (SOS+)
3) Identify a potential site for a community center. This site should
be close to existing facilities to ensure safety and access. The
impact on businesses should also be a consideration when a site is
selected.
4) Develop a list of potential funding sources and donations that could
be utilized in the construction of a community center (See
Appendix D)
5) Through the CIP process, budget for funds to construct a
community center
6) Develop a list of incentives, including local, State, Federal, and
County to assist in the construction of assisted living facilities in
the Village
7) Meet with the Lions Club and the Park District to discuss the
construction of additional baseball / softball fields in the Village

Timeframe

Responsible
Party

0-1 years

Village Board,
President,
Planner
Village Board,
SOS+
Village Board

Ongoing
0-1 years

2-5 years

Village Board,
Planner

5-10 years

Village Board

0-1 years

Village Board,
Planner

0-1 years

Village Board,
Lions Club,
Park District
Village Board,
Lions Club,
Park District

8) Work with the Park District and the Lions Club to identify other
funding sources to construct additional ball fields in the Village.
Contact IDNR, Illinois Clean Energy Community Foundation for
possible grant funds to acquire property.
9) Identify sites for future ball fields

2-5 years

10) Construct ball fields

5-10 years

11) Coordinate with the Park District on expenditures related to future
ball fields

Goals, Objectives and Action Plan

0-1 years

Ongoing

Village Board,
Plan
Committee
Village Board,
Park District
Village Board,
Park District
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GOAL 4: To ensure adequate recreation facilities for all Village
residents
Objectives
1. Create a downtown Park
2. Develop a trail system throughout the Village
3. Develop a South Side Park to serve residents in this area
4. Work with Stockton Cheese (Kraft) to acquire green space.
5. Maintain and expand the skateboard park, with help from area students
Action
1) Identify a location for a downtown park, working in concert with
the Stockton Revitalization group and the Park District
2) Work with the Stockton Revitalization group and the Park District
to develop a physical plan for a downtown park

3) Develop funding sources, including grants (See Appendix D) and
private donations, to complete construction of a downtown park
4) Identify bicycle / pedestrian route through the Village of
Stockton, that connects all vital areas of the community, including
parks, the downtown, schools, Village facilities, residential
neighborhoods, and external attractions and trails
5) Work with the Park District, Stockton Revitalization, the School
District, IDOT, IDNR, and the County to identify and secure
funding for trail construction (See Appendix D)

Timeframe

Responsible
Party

0-1 years

Plan
Committee
Village Board,
Planner,
Engineer, Park
District
Village Board,
Planner, Park
District
Plan
Committee,
Planner,
Village Board
Village Board,
Planner,
Stockton
Revitalization,
School Dist,
County
Village Board,
Planner
Village Board,
Planner, Plan
Commission,
Park District
Village Board,
Planner, Plan
Commission,
Park District
Village Board,
Planner, Park
District

2-5 years

2-5 years

Ongoing

2-5 years

6) Through the CIP, budget for trail installation

2-10 years

7) Work with the Park District to identify a location for a park on the
south side of the Village.

2-5 years

8) Meet with the Park District and neighborhood residents to develop
a park design for a future south side neighborhood park

2-5 years

9) Identify funding sources such as grants (See Appendix D), Park
District funds, and Village funds (CIP) to fund the construction of a
new park on the south side of the Village. Contact IDNR, Illinois
Clean Energy Community Foundation for possible grant funds to
acquire property.

5-10 years

Goals, Objectives and Action Plan
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10) Meet with Stockton Cheese (Kraft) to discuss the acquisition of
green space
11) Work with the Park District and area students to maintain and
expand the existing skateboard park

2-5 years

Village Board

Ongoing

12) Develop a parkland dedication ordinance (See Appendix D) to
require that future developments set aside a portion of the land to
be used for community park space.

2-5 years

Village Board,
Planner, Park
District
Village Board,
Planner

GOAL 5: To maintain and enhance the community’s appearance.
Objectives
1. Update Storefronts
2. To enhance downtown businesses
Action

Timeframe

Responsible
Party

1) Work with Stockton Revitalization and local banks to develop a
façade improvement program for businesses owners

2-5 years

2) Identify and secure funds (See Appendix F) to assist in a façade
improvement program.
3) Promote façade improvement program to area businesses through
the development of a brochure, and in concert with Stockton
Revitalization

2-5 years

4) Coordinate with Stockton Revitalization to develop a strategy to
enhance downtown businesses (See Appendix F)

2-5 years

Village Board,
Planner,
Stockton
Revitalization
Village Board,
Planner
Village Board,
Planner,
Stockton
Revitalization,
Chamber
Village Board,
Planner, Plan
Commission,
Stockton
Revitalization,
Chamber

Goals, Objectives and Action Plan

2-5 years
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Element 4

Housing
The Goals, Objectives, and Action Plans laid out below all specifically relate to housing in
the Village of Stockton. Housing is tied to the attraction of new residents, the retention of
young people, the ability of the elderly and disabled to remain in a community, and the
overall base of employees available to an employer.

GOAL 1: Provide for the housing needs of low-income, elderly and
disabled citizens of Stockton.
Objectives
1. Ensure that senior residents of the community have access to housing
that meets their long-term needs.
2. Ensure that low-income residents in the community have access to safe
housing that meets their needs.
3. Promote new housing developments that are mixed in nature, limiting
the creation of pockets of one type (single family, multi-family, etc.) of
housing.
4. Encourage the development of assisted living facilities.
5. Encourage future senior housing to locate near commercial businesses,
reducing their reliance upon the auto and transit services.
Action

Timeframe

Responsible
Party

1) Identify sites for future senior housing developments

0-1 years

2) Develop a set of incentives, including Federal, State, and local (See
Appendix E) that can assist developers in the design and
construction of senior housing
3) Locate future senior housing in close proximity to community
services and facilities
4) Develop a set of incentives, including Federal, State, and local (See
Appendix E) that can assist developers in the design and
construction of affordable housing
5) Develop requirements that future affordable housing be mixed in
with market rate housing developments, to discourage pockets of
poverty from developing. (See Appendix E)

0-1 years

Village Board,
Planner, Plan
Commission
Village Board,
Planner, Plan
Commission
Village Board,
Planner
Village Board,
Planner

6) Analyze future senior housing in relationship to its location to
commercial businesses and services.

Goals, Objectives and Action Plan

Ongoing
2-5 years

0-1 years

Village Board,
Planner, Plan
Commission

Ongoing

Village Board,
Plan
Commission
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GOAL 2: To ensure a full range of housing options for all residents of
the Village.
Objectives
1. Encourage the development of new subdivisions within the Village
2. Develop guidelines that encourage future housing developments to
feature various housing styles and types to reduce the homogeneity of
residential developments.
3. Encourage subdivisions to feature houses of mixed size and cost ranges.
4. Encourage multi-unit developments, such as condominium
developments or townhouses, to provide alternatives to the residents of
Stockton.
5. Encourage future residential developments to have a maximum or
minimum amount of renter-occupied housing
Action
1) Identify areas for future subdivisions to locate

2) Work with developers to ensure that their needs are met, to ensure
timely construction starts

Timeframe

Responsible
Party

0-1 years

Village Board,
Planner,
Engineer
Village Board,
Engineer,
Planner
Village Board,
Planner, Plan
Commission
Village Board,
Planner
Village Board,
Planner
Village Board,
Planner

Ongoing

3) Develop and implement guidelines (See Appendix E) to ensure
future subdivisions have a mix of housing styles, types, and prices

2-5 years

4) Encourage the development of multi-unit developments, such as
condos or townhouses, to better serve the residents of the Village
5) Develop requirements on a maximum or minimum required amount of
rental housing that is incorporated into new developments
6) Establish a target ratio, for planning purposes, of various forms of
housing within new developments

2-5 years

Goals, Objectives and Action Plan

2-5 years
2-5 years
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GOAL 3: To ensure that residences in the Village are well
maintained.
Objectives
1. Develop and implement a home repair grant and loan program
2. Analyze the impacts of future housing developments as a part of site plan
review.
Action
1) Work with the Northwest Community Action Committee to identify
and acquire grant funds to aid in the development of a home repair
program. (i.e., ‘Get the Lead Out’ program)
2) Work with the USDA to develop a partnership at the local level to
encourage the utilization of existing USDA programs
3) Consider developing a locally funded and controlled housing
rehabilitation program
4) Through the CIP, budget for the development of a locally funded
housing rehabilitation program
5) Evaluate the impacts of new developments on the Village. (See
Appendix E)

Goals, Objectives and Action Plan

Timeframe

Responsible
Party

0-2 years

Village Board,
Planner

2-5 years

Village Board,
Planner
Village Board,
Local Banks

0-2 years
2-5 years
Ongoing

Village Board,
Planner
Village Board,
Planner,
Engineer
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GOAL 4: To maintain a minimum standard of housing throughout
the community.
Objectives
1. Provide affordable housing for residents.
2. Develop a minimum housing standard to ensure that base levels of
health, safety, and welfare are met.
3. Ensure that there is an ample supply of affordable housing to meet the
needs of all residents. This includes all income levels, young people, new
families, and elderly residents.
4. Ensure an adequate supply of rental housing stock.
5. Develop regulations regarding the siting of mobile homes and mobile
home parks.
Action
1) Identify and meet with local agencies and developers to develop and
construct housing for residents of all income levels
2) Develop a minimum housing code

Timeframe

Responsible
Party

Ongoing

Village Board,
Planner
Village Board,
Plan
Commission,
Building
Inspector
Village Board,
Planner, Plan
Commission
Village Board,
Planner, Plan
Commission

2-5 years

3) Ensure that new developments provide a mix of housing and are well
maintained

2-5 years

4) Develop and implement regulations concerning the siting of new
mobile home parks in the Village

2-5 years

Goals, Objectives and Action Plan
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GOAL 5: To allow and encourage alternate styles of housing in the
Village of Stockton
Objectives
1. Allow and encourage different styles of housing, including: multi unit,
duplex / townhouses, apartment housing, garden homes and mixed use
developments
2. Require development agreements from future developers
3. Require that parcels larger than 10 acres complete neighborhood plans as
part of the development process to improve phasing, ensure
compatibility with internal and surrounding uses, and allow the Village to
make long term plans for infrastructure to serve a development.
Action

Timeframe

Responsible
Party

1) Encourage future housing developments to include a mix of dwelling
unit styles

Ongoing

2) Develop a list of housing types and styles that the Village would like
to encourage in new developments

2-5 years

3) Require future developers to sign development agreements, laying
out the amount of valuation that will be developed, timelines for
phasing, Village improvements required, and penalties for noncompliance

2-5 years

Village Board,
Planner, Plan
Commission
Village Board,
Planner, Plan
Commission
Village Board,
Engineer

Goals, Objectives and Action Plan
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Element 5

Economic Development
The Goals, Objectives, and Action Plans laid out below all specifically relate to economic
development in the Village of Stockton. Economic development is tied in to all facets of
growth in the Village. New jobs create new demands on the transportation and utility
systems, as well as drive housing markets.

GOAL 1: To provide a range of employment options to residents.
Objectives
1. Develop work with higher wages to support families and retain
population
2. Develop programs for job opportunities for teenagers and young people,
to retain the community’s youth
3. Encourage the development of more business variety
4. Develop programs to retain existing businesses.
Action
1) Develop incentives to retain and attract businesses that offer a
“living wage” to their employees (See Appendix F)
2) Work with State and County officials to promote Stockton’s newly
developed incentive program, and Stockton as a whole
3) Develop incentives that target businesses that will hire local
employees and those newly out of school to retain the region’s
youth population
4) Work with the Stockton School District, the Jo Daviess / Carroll
AVC, Highland Community College, and local employers to develop
school to work programs to retain the region’s young people

Timeframe

Responsible
Party

0-1 years

Village Board,
Planner
Village Board,
County
Village Board,
Planner

Ongoing
2-5 years

2-5 years

5) Identify a list of targeted businesses that the Village would like to
attract, based on need and market forces

0-1 years

6) Develop incentives to target the identified businesses and
encourage their location in the Village

2-5 years

Goals, Objectives and Action Plan

Village Board,
Planner,
School
District, ACV,
HCC
Village Board,
Planner, Plan
Commission
Village Board,
Planner, Plan
Commission,
Planner
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7) Work with Stockton Revitalization to develop a business visitation
program to meet with existing business owners in the Village to
identify their needs and provide them with support

2-5 years

8) Develop incentives to aid businesses in expansion plans. These could
include the use of TIF funds, County Revolving Loan Funds, State
DCEO funds, and others

0-1 years

Village Board,
Planner,
Stockton
Revitalization,
Chamber
Village Board,
Planner

GOAL 2: To attract and retain quality businesses and employers.
Objectives
1. Get traffic to go down 78 South to Downtown
2. Develop business incentives to attract and retain quality businesses
3. Encourage businesses to relocate here
4. Develop an Industrial Park located in close proximity to USH 20
5. Develop a business support system
6. Enhance the current telecommunications support system
Action

Timeframe

Responsible
Party

1) Develop a signage program to direct traffic down Hwy 78, and into
the downtown area

2-5 years

2) Coordinate with IDOT on the development and installation of
signage. (Note: only certain informational signage is allowed in the
State right-of-way)
3) Develop the intersection of USH 20 and Hwy 78 into a gateway to
the downtown to attract visitors to the center of the Village

2-5 years

Village Board,
Engineer,
Planner
Village Board,
Engineer,
Planner
Village Board,
Engineer,
Planner
Village Board,
Planner,
Stockton
Revitalization,
Chamber
Village Board,
Planner,
Stockton
Revitalization,
Chamber
Village Board,
Planner, Plan
Commission,
Engineer

5-10 years

4) Work with the Jo Daviess CVB, Stockton Revitalization, and the
Chamber of Commerce to develop a business attraction program

2-5 years

5) Work with the Jo Daviess CVB, Stockton Revitalization, and the
Chamber of Commerce to develop a business retention program

Ongoing

6) Identify a location for a future Industrial Park in close proximity to
USH 20, but not fronting on the roadway

Goals, Objectives and Action Plan

0-1 years
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7) Develop a funding program to purchase the selected site. This
could include Federal EDA funds, USDA grants, TIF funds, or other
funding sources
8) Develop a business attraction / retention strategy for this future
industrial site

2-5 years

Village Board,
Planner

2-5 years

9) Identify potential funding sources to construct infrastructure.
These could include: State IDOT Economic Development program,
Federal EDA grants, USDA grants, TIF, EZ or others.
10) Direct the Village Engineer to design infrastructure for the
industrial site
11) Develop incentives to businesses that will coordinate with schoolto- work programs to aid in the retention of area youth

2-5 years

Village Board,
Jo Daviess Co.
CVB, Planner
Village Board,
Planner

12) Work with Stockton Revitalization, Jo Daviess CVB, and the
Chamber of Commerce to develop a business support system

13) Develop and publicize a “Rapid-Reaction” team to respond to
potential investor’s inquiries about the Village and promote specific
parcels available for development/redevelopment. This team could
include: local bankers, elected officials, Village Engineer and
Planner, County ED staff.
Solicit the assistance of Roger Hopkins of the Dekalb County
Economic Development Corporation to learn how to develop this
team and the resources to support it.
14) Work with the IL DCEO’s newly created LOIS database for
community profile information, as groundwork for this “Rapid
Reaction” team.
15) Coordinate with local utilities to enhance the telecommunications
support system in the Village. (Note: work on State rights-of-way
requires a permit.)

Goals, Objectives and Action Plan

2-5 years
2-5 years

Ongoing

0-2 years

Village Board,
Engineer
Village Board,
Planner
Village Board,
Planner,
Stockton
Revitalization,
County,
Chamber
Village Board,
Planner,
Chamber,
Stockton
Revitalization

0-1 years

Village Board,
Planner

Ongoing

Village Board,
Engineer
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GOAL 3: To meet the needs of visitors and tourists to Stockton.
Objectives
1. Continue to develop an area of the Village that meets the needs of
visitors and tourists to the area, including commercial businesses, fast
food, and lodging
Action

Timeframe

Responsible
Party

1) Identify an area that could include these visitor oriented types of
businesses and services

0-1 years

2) Identify those types of businesses that should locate in this
“highway commercial” area

0-1 years

3) Develop incentives to attract these types of businesses to this
“highway commercial” area. “Highway commercial” could include:
a. Fast food
b. Lodging (hotel / motel)
c. Commercial businesses
d. Auto dealerships
e. Convenience stores
f. Gas stations
g. Others

2-5 years

Village Board,
Planner, Plan
Commission
Village Board,
Planner, Plan
Commission
Village Board,
Planner, Plan
Commission

Goals, Objectives and Action Plan
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GOAL 4: Develop and encourage active community events.
Objectives
1. Promote Agri-Tourism – i.e. pumpkin patch, pick apples yourself,
Christmas tree cutting, corn mazes, etc.
2. Develop and attract new events to the Village
3. Hold concerts in the park
4. Strive to hold events on a weekly basis
5. Promote the small town feel and “Community” throughout the Village
6. Encourage tourism
7. Develop, promote, and distribute event calendars and fliers
Action

Timeframe

Responsible
Party

1) Work with the Jo Daviess CVB to promote agri-tourism in and
around the Village of Stockton
2) Identify and promote applicable incentives (See Appendix F) that
could assist these businesses in development and promotion
3) Work with Stockton Revitalization, Chamber of Commerce and the
Jo Daviess CVB to develop new events within the Village

Ongoing

4) Develop an incentive package to attract events to the Village.
These incentives could include promotion of the event, provision of
a site, assistance with permitting processes, or others
5) Work with Stockton Revitalization and the Chamber to develop and
promote a Concert in the Park Series

2-5 years

Village Board,
Planner, CVB
Village Board,
Planner, CVB
Village Board,
Planner,
Chamber, CVB,
Stockton
Revitalization
Village Board,
Planner, CVB

6) Develop an events calendar and fliers that promote Stockton and
regional events
7) Promote the Village of Stockton through a “Small Town USA”
campaign, or similar structure

2-5 years

8) Continue to work with the Jo Daviess CVB, Chamber of Commerce,
Stockton Revitalization, and other agencies as appropriate, to
encourage tourism in and around Stockton

Ongoing

Goals, Objectives and Action Plan

Ongoing
Ongoing

2-5 years

Ongoing

Village Board,
Stockton
Revitalization,
Chamber
Village Board,
CVB, Chamber
Village Board

Village Board,
Stockton
Revitalization,
CVB, Chamber
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GOAL 5: Plan for the positive and negative economic impacts of the
relocation of USH 20.
Objectives
1. Plan for commercial and industrial land uses around the new USH 20/STH
78 interchange
2. Help maintain the commercial vitality of downtown Stockton
Action

Timeframe

Responsible
Party

1) Amend the comprehensive plan when USH 20 relocation
construction plans become more concrete to plan for commercial
and industrial land use around the new USH 20/STH 78 interchange
2) Develop a strategic plan to attract retail traffic to downtown
Stockton from the new USH 20 freeway

5-10 years

Village Board,
Planner

5-10 years

Village Board,
Planner,
Chamber

Goals, Objectives and Action Plan
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Element 6

Natural Resources
GOAL 1: Preserve and enhance natural resources in and around the
Village of Stockton
Objectives
1. Identify those natural resources that are of most importance to the
Village.
2. Preserve those natural resources that are of most importance to the
Village.
3. Connect natural resources in and around the Village to the bicycle and
pedestrian system.
Action

Timeframe

Responsible
Party

1) Identify geographically, those resources that are of most
importance to the Village of Stockton (i.e., highest Village in
Illinois)
2) Work with Jo Daviess County, the surrounding Towns, IDNR, and
others, to protect and enhance the existing natural resources in the
Village

1 year

Village Board

Ongoing

Village Board,
Planner,
Engineer,
County
Village Board,
Planner, Park
District
Village Board,
Planner,
Engineer,
County

3) Coordinate with the Park District to designate and acquire future
parkland for the region

Ongoing

4) Connect identified natural resources to existing and proposed bike
and pedestrian facilities

Ongoing

Goals, Objectives and Action Plan

Village of Stockton Comprehensive Plan

36

5/10/2005

MSA Professional Services, Inc.

Appendices
A) Public Input
• February 2004 SWOT Analysis
• February 12, 2004 Comprehensive Plan Kickoff Meeting
• January 19, 2005 Comprehensive Plan Public Review Meeting
• April 21, 2005 Comments on Draft Comprehensive Plan from
Local Organizations and Agencies
• May 5, 2005 Comprehensive Plan Public Hearing
B) Land Use Tools
• Zoning Code Dimensional Standards
• Zoning Code Uses, by Category
C) Transportation Tools
• Street Design Layout Guidelines
• Illinois Transportation Enhancement Program
D) Community Facilities Tools
• Funding Opportunities for Library, Community Center, and CDAP Housing Grants
• Parkland Dedication Ordinance
• Park And Open Space And Trail Grants
E) Housing Tools
• Building Maintenance Code
• Affordable / Senior Housing incentives (State and Federal)
• Requirements to mix housing types, styles, and costs
• Fiscal / Development Impact Analysis
• Sample Site Plan Review Worksheet
F) Economic Development Tools
• Downtown Redevelopment / Façade Improvement Strategies
• Village of Stockton Economic Development Policies
• Village of Stockton Targeted Businesses
• Village of Stockton Business Survey
G) Comprehensive Plan
• Village of Stockton Adoption Ordinance

Appendices
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Appendix A
Public Input
•
•
•
•

February 2004 SWOT Analysis
February 12, 2004 Comprehensive Plan Kickoff Meeting
January 20, 2005 Comprehensive Plan Public Review Meeting
April 21, 2005 Comments on Draft Comprehensive Plan from
Local Organizations and Agencies
• May 5, 2005 Comprehensive Plan Public Hearing
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SWOT ANALYSIS, FEBRUARY 2004
Prior to the first kickoff meeting with Village residents, the members of the Comprehensive
Planning Committee were asked to complete a Strength Weaknesses Opportunities Threats
(SWOT) analysis. A SWOT analysis is an analysis of:
Strengths:
Things that you like about the Village of Stockton that you wouldn’t change.
Weaknesses: Things that you don’t like about the Village of Stockton that should be improved.
Opportunities: Things that could benefit the Village of Stockton in the future.
Threats:
Things that could harm the Village of Stockton in the future.

This exercise was conducted to gain an initial understanding of some of the major issues that
are facing the Village of Stockton, prior to the kickoff meeting. The insight from these
answers also helped the consultant to identify what issues were of major importance to the
committee members. The results of this exercise are identified on the following pages.
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Village of Stockton, SWOT Exercise

FEBRUARY 2004 TABULATION
NOTE: A “*” indicates each time that a response was given for that particular answer
Strengths:

Weaknesses:

1. Friendliness ****
2. Hometown caring atmosphere
3. Still a “rural” community – haven’t taken a
“too good for visitors” attitude
4. Prompt service at businesses
5. Industrial Base
6. Variety of small town services (2 banks, 2
dentists)
7. Financially sound Village
8. Existing USH 20 & new
9. Good volunteer support
10. Family oriented
11. Small Town charm
12. Nice looking downtown
13. Compact town – not spread out to much
14. Community school
15. Well kept overall
16. Good school system
17. Well maintained streets, etc.
18. Attractive park and pool
19. Recently updated water and sewer systems
20. Small is better; growth is not the issue
21. Usually easy to communicate with people
22. Low crime rate
23. Controllable municipal budget

Appendices

1.
2.
3.
4.
5.
6.
7.
8.
9.

Poor roads and streets **
No restaurants open on Monday evening
Few “shops” to attract visitors
Industrial base (some not at all)
Empty buildings downtown
Two health clinics (one would be a strength)
Lack of service housing
No plans for Village growth and development
No zoning – anyone can build anything
anywhere they want
10. No real penalty for violating the few rules we
have on building
11. Not enough things for kids to do
12. Need some kind of clearing house for groups
of people that other can join. Need to make
known social groups that exist for people age
30-70+
13. Not enough industry (jobs)
14. Nothing for teen recreation
15. No senior housing
16. No competition for grocery store
17. Subdivision ordinance too vague
18. A populace that at times feels that no action
may be the best
19. Initially hard to get folks involved
20. Poor planning creating future municipal
financial vulnerability
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Village of Stockton, SWOT Exercise (continued)

FEBRUARY 2004 TABULATION
NOTE: A “*” indicates each time that an response was given for that particular answer

Opportunities:

Threats:

1.
2.
3.
4.
5.
6.

1.
2.
3.
4.

Country Inn & Suites in Town
A place for semis to park
More shopping
More shops / stores
Better signage of attractions
School has good ACT scores
consistently
7. Nice park
8. General appearance is good
9. Plenty of water and sewer to spare
10. City planning
11. Monthly newsletter of events in town
and different meetings, social,
church, political
12. Subdivision regulations to control
growth – where and how rules
13. Letting people know what’s going on
in town so they don’t have to travel
to do things
14. Helping older people stay in their
homes as long as possible
15. Repairing decaying infrastructure
16. Senior housing
17. More industry
18. Follow Comp Plan
19. Community Center with scheduled
activities
20. Growth in inner core Front St. and
Main for one stop shopping
21. Being part of an exciting future
which shouldn’t be taken for granted
22. Young professional can build a
career with a solid future

Route 20 going elsewhere
Farms going under and businesses
No restaurants open on Monday
Lack of “choices” at schools (extra
curriculars)
5. Poor roads leading in and out (no
shoulder)
6. Loss of major businesses (Dura)
7. School taxes
8. No room to grow park
9. Cemeteries need some aesthetic
work
10. Hwy 20 mix of industrial and
commercial
11. Loss of Dura business
12. Unrestricted growth everywhere in
and around town but especially along
USH 20
13. The feeling that change is bad
14. The thinking that “if it was good
enough for grandpa, it is good
enough for me”
15. Losing high school by consolidation
16. Rising crime rate
17. Decaying housing **
18. Decaying infrastructure
19. Factory closing (losing jobs)
20. School consolidation
21. Increased crime
22. Outside speculation in real estate
community and going – no long
range interest
23. Poor planning creating the need for
future generations to sacrifice in
catching up
24. Poor planning and its impact on
congestion
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COMPREHENSIVE PLAN KICKOFF MEETING
FEBRUARY 12, 2004
A public kickoff meeting was held on February 12, 2004 at 6:00 PM in the Country Inn and
Suites at 200 Dillon Ave. This meeting was held to introduce the concept of comprehensive
planning, and elicit community input. There were a total of 12 residents and stakeholders in
attendance at this meeting.
At this meeting, a group exercise was utilized to identify assets and liabilities of the Village of
Stockton. Assets were defined as “Things that you like about the Village of Stockton that
you would do more of”. Liabilities were defined as “Things that you don’t like about the
Village of Stockton that you would reduce or change”.
Residents were asked to identify these assets and liabilities by plan element (land use,
transportation, etc.). They were then asked to vote for their choices of the top issues facing
the Village today.

Land Use
Assets
Votes
5
2
0
1
0
0
0
1
1
0
8
Liabilities
Votes
2
0
2
1
1
3
2
2

Categories
2 new subdivisions
Separation of industry from residential areas
Have relocated "Ag Business" outside of Village
Best cropland in County, East, West, North of Stockton
Highest point in town has not been developed
Highest Village in Illinois
Good layout of Village (sewer, curb, water)
Good architecture
Diverse geography
Good park
Highway attracts growth & development
Categories
Land is expensive-outside Chicago Influence. Investment drives up
price
Timberland sells for same price as farmland
Many farms broken up into smaller parcels
Corners of farms being sold for residential development
Houses popping up where they shouldn't
Development adjacent to Village, but not in Village "Coat Tails"
Lack of planning has led to haphazard development
Development in Village - spotty, not organized
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Transportation
Assets
Votes
1
1
1
0
1
0
2
3
0
2
Liabilities
Votes
0
3
2
1
0
0
5

Categories
Still have local postal delivery
Presence of Federal & State Highways
100+ yrs as a "transportation cross-roads"
Regular greyhound service
Access to Rockford-Dubuque-MSN Airports
Merchants Delivery Service
Local Streets are quality- curb & gutter, well laid out
Traffic is an economic generator
No traffic lights
4-lane Hwy 20
Categories
People don't walk like they used to - People drive
Excessive traffic-hard to get across
No traffic light
No public transportation- especially affects elderly
Areas w/o sidewalks
No walking/biking trails
Lack of 4-Lane Hwy 20
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Community Facilities
Assets
Votes
1
0
2
1
1
2
0
0
0
Liabilities
Votes
0
2
3
3
1
0
0

Categories
Good park, good pool
911 (County)
Local School district (not consolidated)
Updated sewer & water tower adequate to handle future growth
Adequate Fire-Police-Ambulance
Have 2+ Drs / Dentists in town
Local pharmacy
Good library
Have a grocery store
Categories
Need assisted living for seniors
Falling enrollment hurts quality of Education
Lots of Youth - oriented problems Town mirrors society
Current growth patterns will necessitate expensive sewer/water
expansions (lifts, etc)
Park is getting full- too small
Some infrastructure renewal issues
Some buildings in downtown need help

Housing
Assets
Votes
2
1
1
1
Liabilities
Votes
4
0
3
1
0
0
0

Categories
People maintain property pretty well
Houses not on market long
Generally a good mix of housing types and values
Nursing homes
Categories
Need more "affordable" housing esp. for young families
Little/no "upscale" housing, what exists is in specific developments
Need assisted housing for seniors & more senior housing
Lot sizes are too small
Nursing home has no room for growth
Few multi-family units
Lacks green space
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Economic Development
Assets
Votes
4
3
0
2
0
1
0
Liabilities
Votes
3
1
1
3
4
1
1
2

Categories
Location, location, location- Hwy 20 & 78
Quality infrastructure
Most downtown stores filled
1.5 million tourists per year come thru
Variety of tourism/recreation/retail opportunities
Good labor- force- less expensive, Good work ethic (Ag background)
Available workforce- People, jobs, low unemployment
Categories
No industrial park
Less variety of stores/shopping as time goes by--Can't survive
without leaving the town
Have 2 business districts - not single districts
"Under employed" Living wage jobs lacking
Lose H.S. Graduates - Brain Drain
Limited ability to attract national franchises
Lack of incentives to attract development
Need TIF district & Enterprise Zone & State designation

Natural Resources
Assets
Votes
3
1
5
0
0
0
0
2
0
0
Liabilities
Votes
2
1
1

Categories
Clean, potable water
Productive Land
Variety of Topography
Access to 2 State parks
Spring water in hills
Hunters
Rock Quarries
Good rural road system
Terrain-trees, hills, @ Edge of Glaciations
Ski area nearby
Categories
Too many deer. Esp. in urban/suburban areas
Some soils not conducive to Ag.
Sizing of fields detrimental
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COMPREHENSIVE PLAN PUBLIC REVIEW MEETING
JANUARY 20, 2005
Verbal comments recorded at the meeting:
We have more growth than population statistics indicate due to the growth in vacation homes. Can we use a
different measure of growth (e.g. housing units?) to help sell Stockton as a place to invest?
A man who owns land on the south side (Keith Arnold) asked why it is proposed for open space rather than
industrial use. He thought it would be industrial.
A woman who owns land west of the Village (Cathy Townsend) complained about the prospect of
extraterritorial zoning, as she doesn’t like the idea of having land use decisions made by a Village Board that
she can’t vote for.
Written public comments received after the meeting:
Paul Fritz, 11385 US 20 East, Fritz Nursery and Garden Center:
Need to develop/annex east on Hwy 20. I was asked if I would, said “yes”, then nothing!
Please lower speed limit ASAP before someone dies between North Route 78 and the High School.
Cathy Townsend, 117 N. Canyon Park Rd, Stockton, IL:
I am concerned about gov. Jurisdiction over land use outside the current village limits. A landowner who lives
outside village limits cannot vote for a Town Board member who may determine what I can or cannot do with
my property. Currently the county has jurisdiction. How do you rectify this situation?
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COMMENTS ON DRAFT COMPREHENSIVE PLAN
FROM LOCAL ORGANIZATIONS AND AGENCIES
APRIL 21, 2005
Chuck Loehr, Stockton Cheese
Stockton Cheese had questions as to how much land would be needed and what the land
would be used for. Stockton Cheese is willing to work with the Village to develop a public
park using Stockton Cheese land south of the current facility. Stockton Cheese would like to
be informed about/included in future discussions about a potential park.
Jackie Lickes, Stockton Chamber of Commerce
The Chamber is working with the Revitalization Committee to attract people from Highway
20 to Downtown Stockton.
The Convention and Visitor’s Bureau is helping with a brochure to promote Downtown
Stockton, and may also be a source of funds for improved signage to draw visitors
downtown.
Bill Krahmer, Stockton Park District
The Park District likes the plan and is ready to work with the Village to implement it.
There is a need for more park space, though earlier attempts to expand the district met
resistance.
The Park District is well supported by local residents and is financially stable.
Richard Dick, Stockton Fire Protection District
There is not enough money in the District’s budget to provide for paid employees.
The District has a new training facility that can host weekend classes for firefighters within a
50-mile radius of Stockton – could become regional training facility.

Appendices

Village of Stockton Comprehensive Plan

47

5/10/2005

MSA Professional Services, Inc.

COMPREHENSIVE PLAN PUBLIC HEARING
MAY 5, 2005
There were 7 people in attendance, all local residents (a copy of the sign-in sheet is included).
Public Comments following the presentation of Plan goals and revisions made since January 2005:
Several attendees helped identify existing land use errors on the plan maps. Several rural
parcels were misidentified. These errors have been corrected.
The proposed bike routes were discussed – some of the proposed routes begin and end in
odd places and STH 78 is not a safe route for biking due to truck traffic. Attendees agreed
with the suggestion that only two proposed routes be mapped: east to west through the
Village along Railroad Ave., and north from this east/west route to USH 20 along Pearl St.
The boundaries of the Downtown Redevelopment Area were questioned. Attendees were
concerned that this specific boundary might unnecessarily restrict future redevelopment
programs to only the parcels within this boundary. As an alternative, the redevelopment
area could be indicated with an oval shape to indicate the general area that does not
correspond to specific property boundaries.
Several attendees were concerned about the potential for increased truck traffic through the
Village generated by future industrial growth on the southeast corner of the village. We
discussed the possibility of diverting truck traffic east to Curtiss Road. This could become a
designated truck route if and when more industrial development occurs on the south side of
the Village.
We discussed the need for closer study of future land uses around the proposed USH 20
interchange. This could happen in 5-10 years as part of the next update of the
comprehensive plan, or sooner if USH 20 construction plans accelerate.
The following recommended changes to the Comprehensive Plan, as per the public
hearing comments, were approved by the Village Board at the May 10, 2005 Board
Meeting.
• Change the proposed bike trails, leaving proposed routes only on Railroad Ave. and
Pearl St, as described above.
•

Change the Downtown Redevelopment Area designated to a an oval that extends from
High Ave. to Carpenter Ave. and about 1.5 blocks east and west of Main St.

•

Add an objective to Transportation Goal 1: “Limit truck traffic on local streets.” Also,
add an action item: “Designate Curtiss Road as a truck route to accommodate truck
traffic from new industrial development on the south side of the Village.”

•

Note the date and source of the future USH 20 right of way data on the maps that
include this data.
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Appendix B
Land Use Tools
• Zoning Code Dimensional Standards
• Zoning Code Uses, by Category
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ZONING CODE DIMENSIONAL STANDARDS
One of the most important portions of a zoning code is the dimensional standards.
Through the comprehensive planning process, the Planning Committee developed the
following dimensional standards, based upon the Village’s existing subdivision ordinance and
existing lot sizes.
The categories that are utilized were developed to not only meet the existing uses in the
Village they were also intended to guide development in the future.

Category

VILLAGE OF STOCKTON
ZONING CODE DIMENSIONAL STANDARDS
Minimum Minimum
Front
Side
Lot Size
Frontage
Yard
Yard
Setback
Setback
20 feet *
10 feet
8,000 s.f.
80 feet

Single
Family
Residential
12,000 s.f.
MultiFamily
Residential
Highway
15,000 s.f.
Commercial
Downtown
5,000 s.f.
Commercial
Heavy
40,000 s.f.
Industrial
20,000 s.f.
Light
Industrial /
Warehouse
Parks /
20,000 s.f.
Recreation
Public
8,000 s.f.
Quasi40,000 s.f.
Public***
Agricultural
40,000 s.f.
Agricultural
25,000 s.f.
Business
Mixed Use
10,000 s.f.
Mineral
5 acres
Extraction
NOTE: s.f. = Square Feet

Rear
Yard
Setback
20 feet

100 feet

25 feet*

15 feet

25 feet

150 feet

25 feet

10 feet

30 feet

60 feet

10 feet**

10 feet**

10 feet**

150 feet

40 feet

80 feet

80 feet

100 feet

30 feet

80 feet

80 feet

100 feet

N/A

N/A

N/A

80 feet
80 feet

25 feet
50 feet

15 feet
25 feet

25 feet
25 feet

N/A
100 feet

N/A
30 feet

N/A
10 feet

N/A
25 feet

60 feet
150 feet

10 feet**
40 feet

10 feet**
80 feet

10 feet**
80 feet
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•
•
•

* - Excludes porches, which may extend up to 10 feet into the front setback. A
porch is defined as a covered, but not enclosed area adjoining an entrance to a
building.
** - Less than 10 feet permitted as a conditional use.
*** - All uses in Quasi-Public are proposed to be “Special Uses”. This will allow
the Village additional time and review over these uses that can vary widely in
intensity and density.

Bold/Italics – These areas refer directly back to the Village’s existing subdivision
ordinance.
Use Definitions:
Public – Governmental of State, County, Village, or Federal entities.
Quasi-Public – School facilities (public or private), churches, non-profit nongovernmental organizations.
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RECOMMENDED USES BY CATEGORY
One section of a zoning code should be a list of intended uses for each zone within a
community. The following section looks at a proposed zoning code for the Village of
Stockton and describes the following:

P = Permitted Uses (A use which may be lawfully established in a particular district
or provided it conforms with all requirements, regulations, and performance standards)
SU = Special Use (Permits a use of the property that the zoning of the property does
not include. Conditional use permits are usually justified after a public hearing and a finding
that they fit with the goals of the community’s master plan and are essential to the public
interest. An example of a conditional use may be a nursery school operating in a residentialuse only zone or a nursery school on a lot in an area that is zoned for residential use.)
NP = Not Permitted
Each of these uses corresponds to a proposed zone (single-family, multi-family, etc.). In any
future zoning code, these zones and their corresponding uses should be considered. The
uses are also closely tied to the existing and future land uses that the Village would like to see
within its borders.
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RESIDENTIAL USES
Type of Use

Single Family

Single-family detached dwelling
Residential accessory uses (garages, etc.)
Multiple family units, with two or more dwellings per
parcel (Density of not greater than eight (8) units per
acre
Home Day Care (1-3 persons not including family
members)
Bed and Breakfast
Group Day Care Center (4 or more persons not
including family members)
Outdoor Recreational/Open Space (Public/Private)
Home Occupation
Residential Garage/Carport – Attached
Residential Garage/Carport - Detached Not to
exceed 625 square feet per dwelling unit
Utility Shed/ Accessory Building (Max. 200 sq. ft.)
On-Site Parking Lot
Parking lots, parking garages, or parking structures,
public
Mobile home parks
Zero Lot Line Construction

Multi-Family

P
P
P (one per parcel) P (one per parcel)
NP

P

SU

SU

SU

SU

NP

SU

P
P
P

P
P
P

SU

P

P
NP

P
P

NP

P

NP
NP

SU
P

P = Permitted Use (A use which may be lawfully established in a particular
district or provided it conforms with all requirements, regulations, and performance
standards)

SU = Special Use (Permits a use of the property that the zoning of the property
does not include. Conditional use permits are usually justified after a public hearing and a
finding that they fit with the goals of the community’s master plan and are essential to the
public interest. An example of a conditional use may be a nursery school operating in a
residential-use only zone or a nursery school on a lot in an area that is zoned for
residential use.)
NP = Not Permitted
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COMMERCIAL / MIXED USES
Type of Use

Highway
Commercial

Downtown
Commercial

Mixed Use

P
P

P
P

P
P

P
SU
P

P
SU
P

P
SU
P

P
P

P
P

SU
P

P

P

P

P
P

P
P

P
SU

P

P

P

P

P

P

P

P

P

P

NP

SU

P

P

P

P

P

P

SERVICE – RETAIL USES
Banks and other financial institutions
Barbershops, beauty shops, and
hairdressers
Bed and Breakfast establishments
Day care center
Duplicating, blueprinting, photocopying,
addressing, mailing, mailing list and
stenographic services
Funeral homes and undertaking facilities
Garment pressing establishments, hand
laundries, hat cleaning and blocking
shops and coin-operated dry cleaning
establishments
General grocery stores, supermarkets, fruit
and vegetable stores, meat and
fish stores, dairy products stores, including
ice cream stores and miscellaneous food
stores.
Gift, novelty and souvenir shops.
Hotels, motor hotels, motels and similar
lodging facilities.
Laundries and dry-cleaning
establishments, including coin operated
laundries, commonly called Laundromat
Liquor stores
Photographic studios and commercial
photography establishments.
Radios, TV, high-fidelity sound equipment,
electronic amplifier, stereophonic sound
system, musical instrument or other such
device sales, service, repair, testing,
demonstration facility
Recreation, outdoor including amusement
parks, drive-in theaters, golf courses open
to the public, golf driving range, archery
range, baseball batting cages, miniature
golf courses, and similar commercial
recreational facilities
Recreation, indoor including billiards and
pool establishments, bowling alley, movie
theater, fitness/exercise center, skating
rinks, and similar commercial facilities
Restaurant, Sit down, substantially all
patrons sit at tables inside, although some
may carry out food
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Restaurant, Carry out, predominant
number of patrons carry out, although
some inside seating is provided. Includes
drive thru type establishments
Restaurant, Concession establishments
without seating, selling ice cream, popcorn,
and comparable items as the primary use
Restaurants, Sidewalk cafes with outdoor
service
Retail bakers, including those which
produce some or all of the products sold on
the premises, but not including
establishments which manufacture bakery
products primarily for sale through outlets
located elsewhere or through home service
delivery
Retail sales, soft goods including: antique
and secondhand stores, bookstores (not
including adult books), gift, novelty and
souvenir shops, stationary stores,
camera/photographic supply stores, candy
nut or confectionary, clothing and shoe
stores, department and variety stores, drug
stores and pharmacies, electrical supply
stores, florist shops, jewelry, watch and
clock stores including repair services, news
dealers and newsstands, sporting goods
stores and bicycle shops, tobacco and
smoker’s supplies stores, home furnishings
and floor coverings stores, paint and
wallpaper stores in buildings under 20,000
square feet in area
Retail sales, hard goods including home
appliance and furniture stores, automotive
accessory stores for the sale of items such
as tires, batteries or other automotive
accessories, farm supply and equipment
dealers, furniture, home furnishings and
floor coverings stores, garden supply and
equipment stores, including power mowers,
hardware stores, paint, glass and
wallpaper stores in buildings under 20,000
square feet in area
Retail Sales, Hard and Soft Goods as
defined above, in excess of 20,000 Square
Feet of Area
Reupholstery and furniture repair and
interior design studios.
Tailor shops, dressmaker shops, garment
and shoe repair shops and shoe shine
parlors
Taverns, bars and other drinking places
Telephone and telegraph offices
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SU

P

P

SU

P

P

P

P

P

P

P

P

P

SU

SU

P

NP

SU

P

SU

SU

P

P

P

P
P

P
P

P
P
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SERVICE – RETAIL – HEAVY
Automobile repair shops, including shops
for general mechanical repairs, automobile
body repair, establishments primarily
engaged in specialized services such as
electrical, battery and ignition repair,
radiator repair, glass replacement and
repair, carburetor repair and wheel
alignment service, and repair of tires, but
not including establishments for rebuilding,
retreading, recapping, vulcanizing, or
manufacturing tires, and not including
establishments exclusively for the painting
of automobiles
Automobile washing, cleaning or polishing
establishments, including selfservice car washes
Automobile and truck, passenger, new
and/or used, dealers
Commercial parking lots, parking garages,
parking structures
Gasoline service stations; provided that all
gasoline pumps, storage tanks and
accessory equipment must be located at
least 10 feet from any existing or
proposed street line and all storage tanks
must be underground
Motorized bicycle, motorcycle, go-cart,
snowmobile, aircraft or other motorized
vehicles and components, sales, service,
repair, testing, demonstration or other use
of motorized bicycles, with the provision
that such activity, when carried out in an
establishment which also engages in the
sale, repair or other operations with
nonmotor-driven bicycles, shall constitute a
separate and distinct use
Motorboat or other water craft, marine
supply, water craft motors or components,
sales, rental, service, repair, testing,
demonstration facilities or establishment
Piston-type engine or motor, or any type of
device, appliance or equipment operated
by such engine or motor sales, service,
repair, testing, demonstration
establishment. Unenclosed vehicles
awaiting sale or repair shall be allowed
only within the limits and any conditions
established by special use permit.
All other vehicles shall be stored within a
building or enclosed by a complete visionbarrier fence a minimum of six (6) feet in
height
Plumbing, heating and air conditioning
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equipment dealers
Rental and leasing establishments
providing floor sanding and waxing
machines, ladders, scaffolds, tools, chairs
or other furniture, or other types of
equipment or similar items
Rental or leasing establishment for
passenger automobiles, limousines or
trucks without drivers, truck trailers, utility
trailers, automobile passenger trailers,
trailer home, mobile home or camper
Truck parking as an accessory use, when
used in the conduct of a permitted
business listed in this section. Truck
parking shall be limited to vehicles of not
over fourteen thousand (14,000) pounds
gross vehicle weight when located
within one hundred fifty (150) feet of a
residential district boundary line
Wholesale merchandise establishments

P

SU

SU

P

NP

NP

SU

NP

NP

SU

NP

NP

P

P

P

P

P

P

P
P

P
P

P
P

P

P

P

P
P

P
P

P
P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

PROFESSIONAL SERVICES
Accounting, auditing and bookkeeping
firms or services
Advertising agencies, consumer credit
reporting, news agencies, employment
agencies
Computer services
Engineering and architectural firms or
consultants
Insurance company, agent, broker, and
service representative offices
Law offices
Newspaper, periodical or book publishing
and printing establishments
Offices, meeting places, and premises of
professional membership associations;
civic, social, and fraternal associations;
business associations, labor unions and
similar labor organizations; political;
religious; charitable; or other non-profit
membership organizations
Physician/Surgeon, dentist/dental surgeon,
osteopathic physician, optometrist and
chiropractor offices
Real estate agents, brokers, managers and
title companies
Scientific, or educational firms, agencies,
offices or services, but not research
laboratories or manufacturing operations
Veterinarians offices and facilities
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ACCESSORY USES
Accessory building, single, provided such
building is used solely for the
purpose of storing inventory, goods or
equipment used in the ordinary course
of the business conducted in the principal
building on the premises
Accessory buildings, multiple, provided
such buildings are used solely for
the purpose of storing inventory, goods or
equipment used or sold in the ordinary
course of the business conducted in the
principal building on the premises
Communications towers and antennas
Garage, attached or underground, not
exceeding two parking stalls for each
dwelling unit or for each commercial
establishment on the premises, provided
that such garage may only be used for the
parking of motor vehicles used by tenants
of the premises or used by the business on
the premises
Residential units, above the ground floor of
a commercial use building
Hospital or medical center, long term
nursing care facility
Residential units, on the ground floor, for
owner/operator of the premises as an
accessory use

P

SU

SU

P

NP

NP

P
P

SU
SU

SU
SU

NP

P

P

P

SU

NP

NP

SU

SU

P = Permitted Use (A use which may be lawfully established in a particular
district or provided it conforms with all requirements, regulations, and performance
standards)

SU = Special Use (Permits a use of the property that the zoning of the property
does not include. Conditional use permits are usually justified after a public hearing and a
finding that they fit with the goals of the community’s master plan and are essential to the
public interest. An example of a conditional use may be a nursery school operating in a
residential-use only zone or a nursery school on a lot in an area that is zoned for
residential use.)
NP = Not Permitted
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Industrial Uses
Type of Use

Heavy
Industrial

Production, or processing, cleaning, servicing, testing or repair
of materials, goods or products, limited to the following uses,
products, components, or circumstances:
- Electronic and electrical products and instruments, such as
transistors, semiconductors, small computers, scanners,
monitors and compact communication devices,
- High technology products related to the fields of physics,
oceanography, astrophysics, metallurgy, chemistry and
biology,
- Laser technology, radiology, X ray and ultrasound products,
manufacturing and assembly;
- Medical and dental supplies,
- Optical, fiber optical and photographic products and
equipment;
- Orthopedic and medical appliances, such as artificial limbs,
brace supports and stretchers,
- Scientific and precision instruments and components,
including robotics;
- Products related to process design, process simulation,
software development, and safety engineering
Production of specific products not listed above but similar in
character and which are produced or assembled manually or
by a light industrial process by virtue of the use of only light
machinery; conducted entirely within enclosed, substantially
constructed buildings; which do not include the use of the
open area around such buildings for storage of raw materials
or manufactured products, or for any industrial purpose other
than loading and unloading operations
Small-scale products (finished weight not exceeding fifty
pounds) related to energy and or to telecommunications and
satellite applications;
Small-scale products (finished weight not exceeding fifty
pounds) related to the resource of agriculture and food
production, forestry, petrochemicals and mining
Production, processing, cleaning, servicing, testing or repair of
materials, goods or products, involving the following uses,
products, components, or circumstances: Cameras and other
photographic equipment; Ceramic products, such as pottery,
figurines and small glazed tiles; Cosmetics and toiletries,
pharmaceutical products, perfumes, and perfumed soaps;
small electrical household appliances, such as lighting
fixtures, irons, fans and toasters; Electrical equipment
assembly, such as home radio and television receivers and
home movie equipment, but not including electrical machinery;
Electrical supplies, manufacturing and assembly, such as and
cable assembly, switches, lamps, insulation and dry cell
batteries
Appendices
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Products from the following previously prepared materials:
bone, canvas, cellophane, cloth, cork,
feathers, felt, fiber, fur, glass, hair, horn, leather, paper,
plastic, precious and semiprecious rubber, shell, wood (but not
including a planing mill) and yarn
Products related to material research and development in
such areas as prepared glass, ceramics, carbon fiber, metals,
textiles, polymers, plastics, chemical foams and inorganic
such as liquid crystals, and synthetic fuels
Products (finished weight exceeding fifty pounds or sold in
bulk) related to energy and or to telecommunications and
satellite applications
Products (finished weight exceeding fifty pounds or sold in
bulk) related to the resource industries of agriculture and food
production, forestry, petro-chemicals and mining.
Crematories
Foundries
Laboratories - research, development and testing, including
testing facilities and equipment, and manufacturing and
fabrication of products in conjunction with such research or
development
Laundries and dry cleaning establishments, industrial and
retail (with a central plant serving more than one retail outlet)
including supply services such as linens, uniforms and diapers
Pilot plants or other facilities for the testing of manufacturing,
processing or fabrication methods, or for the testing of
products or materials
Automobile painting and undercoating services
Automobile/truck storage facilities for over ten (10) vehicles
Automobile, truck and motorcycle, rental, sales and service
with limited outdoor storage (up to ten vehicles)
Automobile accessory stores
Automobile service station; for the retail sale of and
dispensing of fuel, lubricants, tires batteries, accessories, and
diagnostic centers, repair garages, tire installation, vehicle
washes and minor services customarily incidental thereto with
limited outdoor storage (up to ten vehicles)
Automobile driving schools
Bus sales and maintenance shops
Bus and railroad passenger stations, terminals, turnarounds,
and lots
Mobile home or garage dealers with displays
Motor freight operations, including truck terminals, transfer
facilities, vehicle maintenance, cleaning and repair as a
component of trucking operations (provided they are not within
100 feet of a residential parcel)
Parcel delivery and pick up services and facilities
Rail freight terminals, switching yards, shops and
roundhouses
Recreational vehicle sales and service including campers,
snowmobiles, trailers and boats
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Sales, retail or wholesale, and servicing of construction
equipment and farm equipment
Semi-tractor truck/trailer sales, rentals and service
Taxicab garages
Towing services with limited outdoor storage (up to ten
vehicles)
Mini-warehouses
Wholesale, warehouse or distribution centers without outdoor
storage. (Does not include storage or distribution centers for
bottled gas, butane, fuel oil or solid fuels)
Wholesale, warehouse, or distribution centers with outdoor
storage. Includes facilities which handle bottled gas, butane,
fuel oil or solid fuels and facilities with outdoor storage
Electric power production and substations
Fire and police stations
Highway maintenance shops and yards, with limited storage of
asphalt, salt and other bulk materials
Natural gas transmission and distribution facilities
Parking lots, public; park and ride lots
Power plants
Postal services.
Pumping stations, water towers, water works, or wells; public
Telephone exchanges, telephone transmission equipment,
buildings and service yards and telephone booths (outside)
Towers associated with microwave relay, communications,
radio and television and radar related facilities
Utility operation offices, shops, storage areas, display rooms,
service yards or garages
Waste material storage, processing, treatment or disposal, as
a principal use
Adult oriented bookstores, cabarets, or video stores (NOTE:
Adult oriented indicates that over 5% of the materials in a
store, by floor space, is adult in nature)
Rock crushing, processing of raw ore or materials
Mines
Quarries
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P = Permitted Use (A use which may be lawfully established in a particular
district or provided it conforms with all requirements, regulations, and performance
standards)
SU = Special Use (Permits a use of the property that the zoning of the property
does not include. Conditional use permits are usually justified after a public hearing and a
finding that they fit with the goals of the community’s master plan and are essential to the
public interest. An example of a conditional use may be a nursery school operating in a
residential-use only zone or a nursery school on a lot in an area that is zoned for
residential use.)

NP = Not Permitted
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Park and Recreation, Public,
Quasi-Public Uses
Type of Use

Park and
Recreation

Public

Quasi
Public

Land and water preserves, including arboretums
and sustained forestry yield
One single-family detached dwelling for the use of
the owner or caretaker
Outdoor recreational activities including boating,
swimming, harvesting of wild crops such as marsh
hay, ferns, moss, berries, tree fruits and tree seeds,
fishing, trapping, raising of fish and wild animals or
the provisions of natural habitat for the foregoing
Public parks, trails and playgrounds
Outdoor public educational facilities
Noncommercial athletic fields and play fields
Municipal facilities and uses, including, recreational
buildings, administration / village hall facilities, and
community centers, provided such buildings shall
be located not less than fifty (50) feet from any lot
in a residential district
Churches
Civic, institutional
Police, Fire, and EMS stations (provided that they
are not located less than fifty (50) feet from any lot
in a residential district)
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P
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P = Permitted Use (A use which may be lawfully established in a particular
district or provided it conforms with all requirements, regulations, and performance
standards)

SU = Special Use (Permits a use of the property that the zoning of the property
does not include. Conditional use permits are usually justified after a public hearing and a
finding that they fit with the goals of the community’s master plan and are essential to the
public interest. An example of a conditional use may be a nursery school operating in a
residential-use only zone or a nursery school on a lot in an area that is zoned for
residential use.)

NP = Not Permitted
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Agricultural / Agri-Business Uses
Type of Use
Agricultural byproducts, sales and storage
Agricultural machinery and equipment
sales, service and repair
Agricultural supply stores, including
distribution, mixing, blending and storage
of feeds, seeds and fertilizers
Greenhouses and nurseries
Kennels and boarding facilities for
domestic animals
Laboratories, plant genetic and agriculturalrelated experimentation
Lawn and garden equipment sales, service
and repair
Processing and preserving of natural
agricultural products, fruits and vegetables
Riding stables and riding schools
Seasonal flower or vegetable plants,
landscaping supply or similar produce
sales and seasonal sales of cut trees for
holiday decorations within or adjacent to a
temporary structure, and for a duration not
to exceed 60 days in a calendar year
Seasonal vegetable, fruit, or other farm
product sales, but not other types of
products or merchandise within a
permanent sales establishment.
Small-scale Methane Generating
Equipment and alcohol distilling equipment
designed for use in farming operations,
sales and service
Stockyards and livestock auction facilities
Trucking services limited to livestock and
agricultural commodities
Wind driven electrical generating
equipment, sales and service

Agricultural

Agri-Business
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P = Permitted Use (A use which may be lawfully established in a particular
district or provided it conforms with all requirements, regulations, and performance
standards)
SU = Special Use (Permits a use of the property that the zoning of the property
does not include. Conditional use permits are usually justified after a public hearing and a
finding that they fit with the goals of the community’s master plan and are essential to the
public interest. An example of a conditional use may be a nursery school operating in a
residential-use only zone or a nursery school on a lot in an area that is zoned for
residential use.)

NP = Not Permitted
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Appendix C
Transportation Tools
• Street Design Layout Guidelines
• Illinois Transportation Enhancement Program
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STREET DESIGN LAYOUT GUIDELINES
Street design and layout is a primary factor in the overall feeling of a street, neighborhood,
and community. “Each era of urban expansion has had its own conceptions of the good
city, its own processes and standards for city building. A key element in the shaping of cities
has been ideas of what the residential street network should be, since streets are the public
frameworks within which neighborhood life takes place. What should be the character,
pattern, and materials of streets and how should one street relate to another? What activities
should the street accommodate? How wide should streets be and how should they be
furnished and planted? In less than a century, American conceptions of the good residential
street network have shifted dramatically from the interconnected rectilinear grid of the
1930’s and 1940’s to the discontinuous, insular patterns of the cul-de-sacs and loops that
have predominated since World War II until the present time”3
The University of Wisconsin – Madison, at the direction of the State Legislature, developed
standards that could be applied to a traditional neighborhood design type of development.
The
language
that
is
incorporated
into
this
ordinance,
found
at
http://www.wisc.edu/urpl/people/ohm/projects/tndord.pdf, can be utilized to encourage
or require future developments to develop into a grid pattern that mimics the existing layout
of the Village of Stockton.
“Lot and Block Standards.
COMMENTARY: Providing diversity in block and lot size can help to create an urban structure that is
pedestrian friendly. Short blocks in traditional grids create multiple routes and more direct ones for
pedestrians, bicyclists, and motorists. Lot and block design should promote development that is compatible
with natural features, minimizes pedestrian and vehicular conflict, promotes street life and activity, reinforces
public spaces, promotes public safety, and visually enhances development. Lot design should allow for passive
solar designs.
1. Block and lot size diversity. Street layouts should provide for perimeter blocks that are
generally in the range of 200-400 feet deep by 400-800 feet long. A variety of lot sizes should
be provided to facilitate housing diversity and choice, and should meet the projected
requirements of people with different housing needs.
Circulation Standards. The circulation system shall allow for different modes of
transportation. The circulation system shall provide functional and visual links within the
residential areas, mixed use area, and open space of the traditional neighborhood
development and shall be connected to existing and proposed external development. The
circulation system shall provide adequate traffic capacity, provide connected pedestrian
and bicycle routes (especially off street bicycle or multi-use paths or bicycle lanes on the
streets), control through traffic, limit lot access to streets of lower traffic volumes, and
promote safe and efficient mobility through the development.

3 Southworth, Michael and Ben-Joseph, Eran, Streets and the Shaping of Towns and Cities. Pg. 2
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COMMENTARY: A goal of a development should be a vehicle circulation system that provides for access
generally by way of an interconnected network of streets (such as a grid pattern). The interconnected street
pattern is meant to limit the use of isolated cul-de-sacs which force the major circulation pattern of a
community onto a few major roads.
1. Pedestrian Circulation. Convenient pedestrian circulation systems that minimize
pedestrian-motor vehicle conflicts shall be provided continuously throughout the
development. Where feasible, any existing pedestrian routes through the site shall be
preserved and enhanced. All streets, except for alleys, shall be bordered by sidewalks on both
sides in accordance with the specifications listed in Table 1. The following provisions also
apply:
a. Sidewalks in residential areas. Clear and well-lighted sidewalks, [3-5 feet] in width,
depending on projected pedestrian traffic, shall connect all dwelling entrances to the
adjacent public sidewalk.
b. Sidewalks in mixed-use areas. Clear and well-lighted walkways shall connect
building entrances to the adjacent public sidewalk and to associated parking areas.
Such walkways shall be [a minimum of 5 feet] in width.
c. Disabled Accessibility Sidewalks shall comply with the applicable requirements of
the Americans with Disabilities Act.
d. Crosswalks. Intersections of sidewalks with streets shall be designed with clearly
defined edges. Crosswalks shall be well lit and clearly marked with contrasting paving
materials at the edges or with striping.
COMMENTARY: Neighborhoods should also be pedestrian friendly, meaning they provide for pedestrian
safety and convenience. An independent network of sidewalks and bikeways can also promote walking and
reduce reliance on private vehicles.
2. Bicycle Circulation. Bicycle circulation shall be accommodated on streets and/or on
dedicated bicycle paths. Where feasible, any existing bicycle routes through the site shall
be preserved and enhanced. Facilities for bicycle travel may include off-street bicycle paths
(generally shared with pedestrians and other non motorized users) and separate, striped, 4foot bicycle lanes on streets. If a bicycle lane is combined with a lane for parking, the
combined width should be 14 feet.
3. Public Transit Access. Where public transit service is available or planned, convenient
access to transit stops shall be provided. Where transit shelters are provided, they shall be
placed in highly visible locations that promote security through surveillance, and shall be
well-lighted.
4. Motor Vehicle Circulation. Motor vehicle circulation shall be designed to minimize
conflicts with pedestrians and bicycles. Traffic calming features such as “queuing streets,”
curb extensions, traffic circles, and medians may be used to encourage slow traffic speeds.
5. Street Hierarchy. Each street within a traditional neighborhood development shall be
classified according to the following (arterial streets should not bisect a traditional
neighborhood development):
i. Collector. This street provides access to commercial or mixed -use buildings, but it
is also part of the Village's major street network. On-street parking, whether diagonal
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or parallel, helps to slow traffic. Additional parking is provided in lots to the side or
rear of buildings.
ii. Subcollector. This street provides primary access to individual residential
properties and connects streets of lower and higher function. Design speed is 25
mph.
iii. Local Street. This street provides primary access to individual residential
properties. Traffic volumes are relatively low, with a design speed of 20 mph.
iv. Alley. These streets provide secondary access to residential properties where street
frontages are narrow, where the street is designed with a narrow width to provide
limited on-street parking, or where alley access development is desired to increase
residential densities. Alleys may also provide delivery access or alternate parking
access to commercial properties”.4

4 http://www.wisc.edu/urpl/people/ohm/projects/tndord.pdf
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Illinois Transportation Enhancement Program

For the most current information about the program:
http://www.dot.state.il.us/opp/iltep.html

Transportation Enhancement Update:

Illinois Transportation Enhancement funds are fully programmed through 2004. Reauthorization legislation to
continue Enhancement funding beyond 2004 is being drafted nationally for consideration. For these reasons,
the Illinois Department of Transportation (IDOT) will not be accepting applications for new transportation
enhancement projects until after the reauthorization legislation is passed and the federal funds become
available.
Until such time as Congress passes a new transportation bill, determining a time schedule as to when federal
enhancement funds will be available and when IDOT will be able to select enhancement projects will be
difficult. Expectations are that the enhancement program will again be funded at or above the levels provided
under TEA-21.

Workshops, Guidelines and Applications

As for actual project solicitation, it is not anticipated the funds would be available until mid to late 2005 if the
new transportation bill passes this fall. Much is dependent upon the passage of the new bill. A new feature
IDOT is hoping to institute is an on-line application that would speed up the application process and make for
an effective submittal procedure for everyone's benefit.
IDOT is currently reviewing the existing program policies and application procedures for enhancement
projects and will have to evaluate any new federal provisions that may come out of the new federal legislation.
As a part of this process, IDOT will be conducting several meetings with other state agencies and special
interest groups to solicit input on ways to improve and streamline the program. Before new projects are
solicited, IDOT will conduct several public meetings across the state to inform eligible project sponsors of the
new program requirements and provide assistance to local agencies seeking enhancement funds. IDOT is
anticipating holding the public meetings late in the year or in early 2005. An extensive mailing notice will be
sent out to eligible communities able to apply for enhancement funds prior to the public meetings. The public
meeting schedule and any other pertinent updates will be listed on this website.
Project applicants are encouraged to do as much project preparation as possible in advance of the new
enhancement program. Please continue to be patient and take advantage of the outreach for public input when
meetings are held in your region of the state.
CONTACT INFORMATION:

Keith M. Sherman
Chief, Planning, & Systems
Statewide Program Planning
2300 S. Dirksen Parkway
Springfield, Illinois 62764
Phone: (217) 782-0378
Fax: (217) 785-8140

Tim Milam
Highway Planning Manager
Statewide Program Planning
2300 S. Dirksen Parkway
Springfield, Illinois 62764
Phone: (217) 785-2910
Fax: (217) 785-8140
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Appendix D
Community Facilities Tools
• Funding Opportunities for Library, Community Center, and
CDAP Housing Grants
• Parkland Dedication Ordinance
• Park And Open Space And Trail Grants
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Funding Opportunities for Library, Community Center, and
CDAP Housing Grants
USDA RURAL DEVELOPMENT GRANTS
Community Facilities
The Rural Housing Community Facilities Program offers direct and guaranteed loans and
grants designed to finance and facilitate the development of over 80 different types of
essential community facilities serving rural areas. These facilities include, but are not limited
to, hospitals, elderly care facilities, childcare centers, fire and rescue stations, vocational and
medical rehabilitation centers, schools, and public transportation infrastructure.
Special emphasis is given to projects serving Native American communities, Empowerment
Zones, Enterprise and Champion Communities, and Pacific Northwest Initiative
Communities. The Rural Housing Service has assisted in the completion of thousands of
successful community facility projects.
Community Facilities Direct Loan Program
The Rural Housing Service makes direct loans to nonprofit and public entities for the
construction of essential facilities. Most loans are made at below-market interest rates and
are aimed at serving financially challenged rural areas. Allowed expenses include purchase of
land needed for construction of the facility, necessary professional fees, and equipment and
operating costs.
Community Facilities Guaranteed Loan Program
Through this program, the Rural Housing Service guarantees up to 90% of the amount of a
loan from a private lender to a public or nonprofit entity to be used for the construction of
an essential community facility. Many community borrowers in the Community Facilities
Guaranteed Loan Program are able to leverage loan guarantees with funds from private,
state and local sources.
Community Facilities Grant Program
The Community Facilities Grant Program is typically used to fund projects under special
initiatives, such as Native American community development efforts; child care centers
linked with the Federal government's Welfare-to-Work initiative; Federally-designated
Enterprise and Champion Communities, and the Northwest Economic Adjustment
Initiative area.
In most cases, grantees are able to leverage Community Facility funds with private and state
dollars to enable completion of more construction than might have otherwise been possible.
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CDAP GRANTS
Program Description
The Community Development Assistance Program (CDAP) is a federally-funded grant
program that assists Illinois communities by providing grants to local governments to assist
them in financing economic development, public facilities and housing rehabilitation
projects. The program is targeted to assist low-to-moderate income people by creating job
opportunities and improving the quality of their living environment." Low-to-moderate
income people" is defined by federal Section 8 income guidelines.
Who Can Apply
Units of general local government such as cities, villages, townships and counties may apply
for funding. Municipalities must have populations of 50,000 or less and must not be located
in an urban county or the 38 cities that receive federal "entitlement" funds. The Counties of
Cook, DuPage, Kane, Lake, Madison, McHenry, St. Clair and Will are entitlement counties
and not eligible for CDAP funds.
Housing
Single Family Owner Occupied - To provide safe and sanitary living conditions for lowto-moderate income residents of their communities, local governments may request grant
funds up to $400,000. These grants are used to upgrade existing housing stock in the
communities. Applications are judged competitively and are due July each year.
Mobility and Accessibility Rehabilitation Supplement (MARS) - To provide safe and
accessible housing conditions for low-to-moderate income residents of owner occupied and
rental units in their communities, local governments may request grant funds up to
$100,000. These grant funds are used to rehabilitate and retrofit properties for occupancy by
persons with physical impairments. The MARS program is in the process of being revised.
Once the new program guidelines are available they will be included in this report.
Application Process
Applications are to be submitted to DCEO by the deadlines noted in each grant description
section. After receipt, applications are reviewed by program staff and rated according to
criteria outlined in the program guidelines. Staff recommendations are submitted to DCEO's
Director for approval. A grant award document is prepared and forwarded to the unit of
local government. When requesting application guidebooks, please allow yourself sufficient
time to complete the applications and return them to DCEO by the appropriate deadline.
Application guidebooks are available through the mail or by calling 217-785-7546; TDD:
217-785-6055.
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PARKLAND DEDICATION ORDINANCE
The State of Illinois allows parkland dedication to be incorporated into elements of a
community’s subdivision ordinance. Any parkland, open space, or other public space
dedication requirements should be clear, easy to understand, and laid out in such a way as to
ensure that they are met. Below is a sample subdivision ordinance from the Town of
Normal, IL. It lays out the amount of land required to be dedicated within each subdivision,
the approximate location of any future parkland, and options for fee-in-lieu of payments that
can be utilized to meet a community’s needs.
Should the Village decide to incorporate this type of requirement into their general
ordinances, it would be relatively simple to include this in an update of the subdivision
ordinance.
Subdivision Ordinance of the Town of Normal, IL
SEC 16.6-1 GENERAL APPLICABILITY. All subdivisions of property with a residential
use shall be designed so that park and recreational areas are provided in the manner and to
the extent prescribed by this Section, so as to accommodate the open space and recreational
needs of those persons living within the confines of the subdivision.
SEC 16.6-2 AMOUNT & LOCATION OF LAND DEDICATION REQUIREMENTS.
As a condition of approval of a final plat of a subdivision, each owner, subdivider or
developer of property with a residential use, shall be required to dedicate land for park and
recreational purposes, to serve the immediate and future needs of the residents of the
development or to contribute cash in lieu of said actual land dedication, or to make a
combination of cash contribution and land dedication at the election of the Town in
accordance with the following criteria and formula:
Requirement and Population Table. The ultimate density of a proposed development bears
directly on the amount of land required for park purposes. The total requirement shall be
five (5) acres (two (2) hectares) of land per one thousand (1,000) of ultimate population.
Projected population is based upon the maximum number of dwelling units per acre
(hectare) permitted in the respective zoning district and the projected number of occupants
per unit See SEC. 16.6-3(C)&(D).
Location. The Comprehensive Plan and Official Map as adopted by the Town Council, shall
be used as a guideline in locating sites. A central location which will serve equally the entire
development is most desirable. In large developments, these sites can be located throughout
the development according to accepted standards for park area distances. A portion of
retention and detention facilities included within a proposed preliminary subdivision plan
may be considered by the Town to satisfy some, but not more than fifty percent (50%) of
the land dedication requirements contained herein at the recommendation of Town Staff.
Cash Contribution Alternatives. In the event the Town should determine that a cash
contribution shall be made by the owner, subdivider or developer in lieu of land dedication,
the Town shall apply the population ratio of .5 acre (.2 hectare) of land for one hundred
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(100) ultimate population within the development or area to be subdivided times the fair
market value as established in SEC. 16.6-3 of this Code.
16.6-3 CRITERIA FOR REQUIRING A CASH CONTRIBUTION IN LIEU OF LAND
DEDICATION. When the amount of land the owner, subdivider or developer would
otherwise be required to dedicate for park purposes is calculated to be less than five (5) acres
(two (2) hectares) in size with a minimum three hundred (300) feet (100 meters) frontage on
a public street, the Town may determine that the available land is inappropriate for park and
recreational purposes, and the owner, subdivider or developer may be required to pay a cash
contribution in lieu of the land dedication or a combination of land and cash in lieu of land,
at the election of the Town. The cash contribution in lieu of park and recreation land
dedication shall be held in trust by the Town or other public body designated by the Town,
solely for the acquisition and development of park and recreation land as herein before
classified, which may be available to serve the immediate or future needs of the residents of
that subdivision or development or for the improvement of other existing local park and
recreational land which already serves such areas.
Fair Market Value. The cash contribution in lieu of land shall be based on the “fair market
value” of the acres of land in the area improved as specified herein, that otherwise would
have been dedicated as park and recreational sites. It has been determined that the present
“fair market value” as of the adoption date of the revised code of such improved land in the
planning jurisdiction of the Town is $35,000 per acre ($87,500 per hectare) and such figure
shall be used in making any calculation herein unless the subdivider or developer files a
written objection thereto. In the event of such objection, the developer shall submit an
appraisal showing the “fair market value” of such improved land in the area of his
development or other evidence thereof and final determination of said “fair market value”
per acre of such improved land shall be made by the Town Council based upon such
information submitted by the subdivider or developer and from other sources which may be
submitted to the Town Council.
Criteria for Requiring Dedication and a Fee. There will be situations in subdivisions when a
combination of land dedication and a contribution in lieu of land are both necessary. These
occasions will arise when:
Only a portion of the land to be developed is proposed as the location for a park or school
site. That portion of the land within the subdivision falling within the park location shall be
dedicated as a site as aforesaid, and a cash contribution in lieu thereof shall be required for
any additional land that would have been required to be dedicated.
A major part of the local park or recreation site has already been acquired and only a small
portion of land is needed from the development to complete the site. The remaining portion
shall be required by dedication, and a cash contribution in lieu thereof shall be required.
Density Formula. The estimated population per dwelling unit based on current and short
range projected trends in family size of new construction is indicated in this Section and shall
be used in calculating the amount of required dedication for acres of land and any
combination of land dedication and cash contribution unless a written objection is filed
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thereto by an owner, subdivider or developer. The estimate is as follows:
Zoning District
R-1AA
R-1A
R-1B
R-2
R-3A
R-3B
R-4

Population (People per dwelling unit)
2.7
2.7
2.7
2.5
2.5
2.5
2.7

This figure can be reviewed on an annual basis and may be adjusted annually to reflect
changes in land costs and the costs of improvements based upon the maximum allowable
number of dwelling units per lot. For property zoned R-3A and R-3B, the estimate shall be
based on the maximum allowable number of two bedroom dwelling units per lot.
In the event an owner, subdivider or developer files a written objection to the population
estimates listed herein, he shall submit his own demographic study showing the estimated
additional population to be generated from the subdivision, and in that event, final
determination of the density formula to be used in such calculations shall be made by the
Board of Trustees based upon such demographic information submitted by the owner,
subdivider or developer and from other sources which may be submitted to the Board of
Trustees. It is recognized that population density, age distribution and local conditions
change over the years, and the specific formula for the dedication of land, or the payment of
fees in lieu thereof, as stated herein, is subject to periodic review and amendment, if
necessary.
Land and Cash Contribution Formula.
In the event the Town shall require land dedication pursuant to this Code it shall be in
amounts not less than the following:
Zoning
District
R-1AA
R-1A
R-1B
R-2
R-3A
R-3B
R-4

Land Dedication
(square feet per
dwelling unit)
588.06
588.06
588.06
544.50
544.50
544.50
588.06

Land Dedication
(square meters per
dwelling unit)
54.63
54.63
54.63
50.58
50.58
50.58
54.58

It is recognized that local conditions change over the years and the land dedication
requirements of this Section are subject to periodic review and amendment, if necessary.
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Cash Contribution. In the event the Town shall require solely cash in lieu of park and
recreation land dedication, pursuant to this Code, the cash contribution shall not be less than
the amounts in the following table:
Zoning District Cash contribution (per dwelling unit)
R-1AA
$472.50
R-1A
$472.50
R-1B
$472.50
R-2
$437.50
R-3A
$437.50
R-3B
$437.50
R-4
$472.50
It is recognized that local conditions change over the years and the cash contribution
provided in the foregoing is to be subject to periodic review and amendment, if necessary.
16.6-4 RESERVATION OF ADDITIONAL LAND. Where the Comprehensive Plan or
the standards of the Town call for a larger amount of park and recreational land in a
particular subdivision than the developer is required to dedicate, the land needed beyond the
developer’s contribution shall be reserved for subsequent purchase by the Town, provided
that such acquisition is made within one (1) year from the date of the Final Plat which
includes the area of the park to be dedicated.
16.6-5 COMBINING WITH ADJOINING DEVELOPMENTS. Where the subdivision is
less than forty (40) acres (16 hectares), public open space, which is to be dedicated, should,
where possible, be combined with dedications from adjoining developments in order to
produce usable recreation areas without hardship on a particular developer.
16.6-6 TOPOGRAPHY AND GRADING. The slope, topography and geology of the
dedicated site as well as its surroundings must be suitable for its intended purposes. Grading
on sites dedicated for park and recreational uses shall not differ greatly from surrounding
land.
16.6-7 IMPROVED SITES. All sites shall be dedicated in a condition ready for full service
of electrical, water, sanitary sewer, storm sewer and streets as applicable to the location of
the site, or acceptable provisions made here fore. All sites shall be graded and seeded.
SEC. 16.6-8 SCHOOL LAND DEDICATION.
16.6-8.1 General.
Where it is the policy of the impacted school district to request developers of new residential
developments to dedicate land or make cash contributions to the district in lieu of dedicating
land for new schools, the following provisions shall apply.
Fees and/or land dedications from developers of residential developments under the
jurisdiction of the Town shall be in accordance with SEC 16.6- 8.
16.6-8.2 Provisions.
Dedication of School Sites or Payment of Fees in lieu of:
As a condition of approval of a Final Plat of subdivision or Final Development Plan of a
Planned Unit Development, each subdivider or developer shall be required to dedicate land
for school sites, to serve the immediate and future needs of the residents of the
development, or cash contribution in lieu of actual land dedication, or a combination of
both, as determined by the Town of Normal and the impacted school district, in accordance
with the following criteria and formula.
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Criteria for Requiring School Site Dedication:
Requirement and Population Ratio. The ultimate number of students to be generated by a
subdivision or Planned Unit Development shall bear directly upon the amount of land
required to be dedicated for school sites. The land dedication requirement shall be
determined by obtaining the ratio of: (1) estimated children to be served in each such school
classification over the (2) maximum recommended number of students to be served in each
school classification as stated herein, and then applying such ratio to the (3) said minimum
recommended number of acres for a school site of each such school classification as stated
herein. The product thereof shall be the area of land deemed needed to have sufficient land
for school sites to serve the estimated increased children in each such school classification.
School Classifications and Size of School Site. School classifications and size of school sites
within the Town shall be determined in accordance with the following criteria:
School
Classification

Max. No. of
Students

Min. Site Size
(Acres)

Min. Site - Size
(Hectares)

Elementary
Junior High
Senior High

600
900
1,200

11
29
50

4.5
12.0
20.0

Location. The Town of Normal Comprehensive Plan and or the standards adopted by the
impacted school district shall be used as a guideline in locating sites.
16.6-8.3 Criteria for Requiring a Contribution in Lieu of School Sites. Where the
development is small and the resulting site is too small to be practical or when the available
land is inappropriate for a school site, the Town shall require the subdivider or developer to
pay a cash contribution in lieu of the land dedication required. The cash contribution in lieu
of school sites shall be held by the Town, solely for the use in the acquisition of land for a
school site to serve the immediate or future needs of children from that subdivision or
development or for the improvement to any existing school site which already serves the
needs of that development. Said cash contribution in lieu of school site dedication shall be
deposited with the Town prior to recording of the final plat or approval of the Final
Development Plan for a Planned Unit Development.
Fair Market Value. The cash contribution in lieu of land shall be based on the “fair market
value” of the acres (hectares) of land in the area improved as specified herein, that otherwise
would have been dedicated as a school site. It has been determined that the present “fair
market value” of such improved land in and surrounding the Town is $35,000 per acre
($14,164 per hectare) and such figure shall be used in making any calculation herein unless
the subdivider or developer files a written objection thereto. In the event of any such
objection the developer shall submit an appraisal showing the “fair market value” of such
improved land in the area of his/her development or other evidence thereof and final
determination of said “fair market value” per acre (hectare) of such improved land shall be
made by the Town Council based upon such information submitted by the subdivider or
developer and from any other sources which may be submitted to the Town Council, school
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district and others.
Criteria for Requiring Dedication and a Fee. There will be situations in subdivisions or
planned unit developments when a combination of land dedication and a contribution in lieu
of land are both necessary. These occasions will arise when:
Only a portion of the land to be developed is proposed as the school site. That portion of
the land within the subdivision falling within the school location shall be dedicated as a site
as aforesaid, and a cash contribution shall be required for any additional land that would
have been required to be dedicated.
A major part of the school site has already been acquired and only a small portion of land is
needed from the development to complete the site. The remaining portions shall be required
by dedication and a cash contribution in lieu thereof shall be required.
16.6-8.4 Density Formula. The following table of population density is generally indicative of
current and short range projected trends in family size for new construction and shall be
used in calculating the amount of required dedication of acres (hectares) of land or the cash
contributions in lieu thereof unless a written objection is filed thereto by the subdivider or
developer.
Elementary
Junior High
Senior High
Housing Type
(Children per du) (Children per du) (Children per du)
Single & Two
0.385
Family
Multifamily
0.094

0.117

0.187

0.036

0.06

In the event a subdivider or developer files a written objection to the Table of Estimated
Ultimate Population listed herein, he/she shall submit his/her own demographic study
showing the estimated additional population to be generated from the subdivision or
planned unit development and in that event final determination of the density formula to be
used in such calculations shall be made by the Town Council based upon such demographic
information submitted by the subdivider or developer and from other sources which may be
submitted to the Town Council, school district or others. It is recognized that population
density, age distribution and local conditions change over the years, and the specific formula
for the dedication of land, or the payment of fees in lieu thereof, as stated herein, is subject
to periodic review and amendment if necessary.
16.6-8.5 Annexation. The dedications of land or cash contributions in lieu thereof required
by this Section shall also be required as a condition to the annexation of any land to the
Town and provisions thereof shall be incorporated in any pre-annexation agreement
governing such land.
16.6-8.6 Exemptions. The dedication of land or cash contributions in lieu thereof as required
by this Section shall be applicable unless the Town Council determines either that such new
subdivision will not in itself have an impact upon or create a need for new school facilities
and that any such need is not uniquely attributable to such new subdivision. The
determination by the Town Council shall be binding upon all the parties involved.
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16.6-8.7 Formula For Cash Contributions.
Children/dwelling unit/school
classification/zoning district

RR-1A R-1B R-2
1AA

Elementary

0.385 0.385 0.385 0.385 0.094 0.094

Junior High

0.117 0.117 0.117 0.117 0.036 0.036

Senior High

0.187 0.187 0.187 0.187 0.060 0.060

Dwelling units/acre/zoning district
(maximum)

2

4

6

14

R-3A R-3B

18

72

Children/acre/school
classification/zoning district
Elementary

0.770 1.540 2.310 5.390 1.692 6.768

Junior High

0.234 0.468 0.702 1.638 0.648 2.592

Senior High

0.374 0.748 1.122 2.618 1.080 4.320

Maximum School Population Maximum
& Minimum Site Size
School
(acres)/school classification Population

Minimum
Site Size
(acres)

Minimum Site
Size (hectares)

Elementary

600

11

4.45

Junior High

900

29

11.74

Senior High

1200

50

20.23

Required Land Dedication by
school class classification &
zoning district (acres)

R1AA

Elementary

0.0141 0.0282 0.0424 0.0988 0.0310 0.1241

Junior High

0.0075 0.0151 0.0226 0.0528 0.0209 0.0835

Senior High

0.0156 0.0312 0.0468 0.1091 0.0450 0.1800

Total Land Dedication (acres)
per acre

0.0372 0.0745 0.1117 0.2607 0.0969 0.3876
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Total Land Dedication
(hectares) per hectare

0.0151 0.0301 0.0452 0.1055 0.0392 0.1569

Total Land Dedication (acres)
per dwelling unit

0.0186 0.0186 0.0186 0.0186 0.0054 0.0054

Total Land Dedication
(hectares) per dwelling unit

0.0075 0.0075 0.0075 0.0075 0.0022 0.0022

Required Fee
in Lieu of
Land
Dedication by
R-1AA
school
classification
& zoning
district
Elementary
Junior High
Senior High

R-1A

R-1B

R-2

R-3A

R-3B

$494.08 $988.17 $1,482.25 $3,458.58 $1,085.70 $4,342.80
$263.90 $527.80 $791.70 $1,847.30 $730.80 $2,923.20
$545.42 $1,090.83 $1,636.25 $3,817.92 $1,575.00 $6,300.00

Total Fee per
$1,303.40 $2,606.80 $3,910.20 $9,123.80 $3,191.50 $13,566.00
acre
Total Fee per
$527.48 $1,054.96 $1,582.44 $3,692.35 $1,372.52 $5,490.08
hectare
Total Fee per
$651.70 $651.70 $651.70 $651.70 $188.42 $188.42
dwelling unit
16.6-8.8 Procedures for Managing Cash Contributions.
The school district's business agent shall provide a copy of the school district's policy and
procedures to any developer seeking approval of a new residential development under the
jurisdiction of the Town.
The required cash contributions shall be deposited with the Town's Finance Department
before the Town shall record the Final Plat or approve the Final Development Plan of a
Planned Unit Development.
The Finance Department shall deposit the cash contribution in an escrow account and shall
issue periodic reports to the business agent for the school district.
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The business agent shall file a capital improvement plan with the City Clerk which shall
indicate the proposed use of funds by the school district.
The business agent shall file a request for transfer of funds with the City Clerk, certifying
that the funds so paid, shall be used for the capital improvements in accordance with the
plan referenced in SEC 16.6-8.8(D).
The school district's business agent shall maintain records indicating the use of the funds.
In the event the funds are not used by the school district within one year of receipt, said
funds with any earned interest will be returned to the Town.
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PARK AND OPEN SPACE AND TRAIL GRANTS

The Open Space Lands Acquisition and Development (OSLAD) Program is a state-financed
grant program that provides funding assistance to local government agencies for acquisition
and/or development of land for public parks and open space. The federal Land & Water
Conservation Fund program (known as both LWCF and LAWCON) is a similar program
with similar objectives. Both are managed in Illinois by the Department of Natural
Resources with concurrent application due dates, equal grant maximums and similar general
rules.
Projects vary from small neighborhood parks or tot lots to large community and county
parks and nature areas. The state program is financed by a percentage of the state's Real
Estate Transfer Tax. The federal program is financed nationally by revenue from OSOD
leases.
Under both programs, funding assistance up to 50% of approved project costs can be
obtained. Grant awards up to $750,000 are available for acquisition projects, while
development/renovation projects are limited to a $400,000 grant maximum.
Written applications must be submitted to IDNR between May 1 and July 1 of each calendar
year, with grant awards typically announced by December or January. Only those local
government agencies having statutory authority to acquire and develop land for public park
purposes are eligible to apply for and receive assistance under the OSLAD and LWCF grant
programs.
Applications are evaluated and prioritized for funding assistance based upon recreation
priorities and criteria identified in the Department's Statewide Comprehensive Outdoor
Recreation Plan (SCORP). Lands acquired with OSLAD or LWCF funds are required to be
operated and maintained in perpetuity for public outdoor recreation.
Examples of eligible projects include:
Acquisition of land for new park sites or park expansion, water frontage, nature
study, and natural resource preservation.
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Development/Renovation of:
o Picnic and playground facilities;
o Outdoor nature interpretive facilities;
o Sports courts and play fields;
o Swimming pools, beaches and bathhouses;
o Campgrounds and fishing piers;
o Winter sports facilities;
o Park roads and paths, parking, utilities and restrooms; and
o Architectural/engineering (A/E) services necessary for proper design and
construction of approved project components.
Starting with the 2002 manuals, applications can be filled in ONLINE using Adobe Acrobat Reader 5.0.

The Illinois Bicycle Path Grant Program was created in 1990 to financially assist eligible
units of government acquire, construct, and rehabilitate public, non-motorized bicycle paths
and directly related support facilities. Grants are available to any local government agency
having statutory authority to acquire and develop land for public bicycle path purposes.
Financial assistance up to 50% of approved project costs is available through the program.
Maximum grant awards for development projects are limited to $200,000 per annual request;
no maximum exists for acquisition projects. Revenue for the program comes from a
percentage of vehicle title fees collected pursuant to Section 3-821(f) of the Illinois vehicle
code.
Applications for grant assistance must be received by IDNR by March 1 of each calendar
year. Applications are evaluated on a competitive basis according to criteria set by the
Department. Grant awards are generally announced within six months following the
application deadline date.
Eligible project costs include:
Linear corridor land acquisition costs, including associated appraisal fees; and
Bicycle path development or renovation including site clearing and grading, drainage,
surfacing, bridging, fencing, signage, and directly related support facilities such as
potable water and restroom facilities.
Starting with the 2002 Trails manual, applications can be filled in ONLINE using Adobe Acrobat Reader 5.0
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The federal "Recreational Trails Program" (RTP), was created through the National
Recreational Trail Fund Act (NRTFA) as part of the Intermodal Surface Transportation Efficiency
Act of 1991 (ISTEA) and re-authorized by the Transportation Equity Act for the 21st Century
(TEA 21). This program provides funding assistance for acquisition, development,
rehabilitation and maintenance of both motorized and non-motorized recreation trails. By
law, 30% of each states' RTP funding must be earmarked for motorized trail projects, 30%
for non-motorized trail projects and the remaining 40% for multi-use (diversified) motorized
and non-motorized trails or a combination of either. Eligible applicants include federal, state
and local government agencies and not-for-profit organizations.
The RTP program can provide up to 80% federal funding on approved projects and requires
a minimum 20% non-federal funding match. Applications for grant assistance must be
received by IDNR no later than March 1 of each calendar year. Awards are generally
announced within 180 days following the application deadline date.
Examples of eligible project activities include:
Trail construction and rehabilitation;
Restoration of areas adjacent to trails damaged by unauthorized trail uses;
Construction of trail-related support facilities and amenities; and
Acquisitions from willing sellers of trail corridors through easements or fee simple
title.
Grant assistance from this program cannot be used for the following purposes:
Condemnation of any kind of interest in property;
Construction of any motorized use trail on U.S. Forest Service lands designated as
wilderness or currently not authorized for such use by an approved management
plan; or
Upgrading, expanding or otherwise facilitating motorized use or access to trails
predominantly used by non-motorized trail users, and on which, as of May 1, 1991,
motorized use is either prohibited or has not occurred.
Starting with the 2002 Trails manual, applications can be filled in ONLINE using Adobe Acrobat Reader 5.0
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Appendix E
Housing Tools
•
•
•
•
•

Building Maintenance Code
Affordable / Senior Housing incentives (State and Federal)
Requirements to mix housing types, styles, and costs
Fiscal / Development Impact Analysis
Sample Site Plan Review Worksheet
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BUILDING MAINTENANCE CODE
Building maintenance codes can be used to ensure that a community has safe housing and
structures. Several Illinois communities have adopted such codes, including the Cities of
Bloomington (http://www.cityblm.org/) and Urbana (http://www.city.urbana.il.us/).
Search each city’s website for “property maintenance code” to see their codes. Many
communities, Bloomington included, have used the International Property Maintenance
Code, which can be purchased online from several retailers for a modest fee.

AFFORDABLE / SENIOR HOUSING INCENTIVES
(STATE AND FEDERAL)
STATE HOUSING PROGRAMS
The State of Illinois offers multiple housing programs through the Illinois Housing
Development Authority (http://www.ihda.org). Programs to assist low and moderate
income families to purchase a home include:
AFFORDABLE HOUSING TRUST FUND - Across Illinois, quality affordable
housing has become increasingly scarce and desperately needed for many low- and
very low-income households. Demand for affordable rental units continues to
exceed supply, and quality housing too often costs more than families can afford. In
September of 1989, the Illinois Legislature created the Illinois Affordable Housing
Trust Fund, an initiative to help create and fund affordable housing programs across
the state. Through the Affordable Housing Trust Fund, approximately $16 million to
$20 million is allocated each year to eligible sponsors and developers for the benefit
of low- and very low-income Illinois households. Low-income is defined as 80
percent of the area median income. Very low-income is defined as 50 percent of the
area median income.
FUNDING FACTS
Funding of the Illinois Affordable Housing Trust Fund comes from a single source.
Each month, the state forwards 50 percent of the real estate transfer fee to the
Illinois Housing Development Authority (IHDA) for administration of the program
statewide. Trust Funds are made available, on a competitive basis, to both non-profit
and for-profit entities and units of local government. Individual citizens are not
eligible for Trust Fund financing.
The Illinois Housing Development Authority periodically reviews all eligible
applicants and makes funding decisions based upon specific criteria, such as a
project’s readiness to proceed, its percentage of affordable housing units and the
development’s impact on the community. Other criteria used to evaluate housing
applications include a development’s willingness to house special needs populations
and its commitment to mixed-income developments. All project applications are
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initially reviewed by the Affordable Housing Trust Fund Advisory Commission
before final approval by the IHDA Board of Directors at its monthly meeting.
Advisory Commission and IHDA Board meetings are open to the public.
While Trust Funds may be distributed in the form of a loan or a grant, the maximum
funding typically awarded is $750,000 per project. In addition, a project sponsor is
generally awarded no more than $1.5 million in Trust Fund financing within a 12month period. Trust Funds are generally considered a “last resort” financing source,
meaning they are used in instances where there is no other financing available to
make a project viable.
TRUST FUND FINANCING AT WORK
While Trust Funds are primarily used for the rehabilitation of existing single-family
and multifamily housing, specific examples of projects funded through the
Affordable Housing Trust Fund may vary in size and scope and are located across
the state. Following is a short description of the types of projects typically funded
through Trust Fund dollars.
• For Sale (As Is/New Construction/Rehabilitation) Programs allow sponsor
agencies to help fix up or construct homes for purchase by individual low- and very
low-income households.
• Down Payment/Closing Cost Programs allow sponsor agencies to help low- and
very low-income homebuyers receive help with down payments and closing costs.
• Owner-Occupied Rehab Programs allow sponsor agencies to create programs for
low-and very low-income households to bring their homes up to required building
codes.
• Multifamily Construction/Rehabilitation Projects allow sponsor agencies to create
new developments and rehabilitate existing units to serve low- and very low-income
renters across Illinois. Many of these developments may be part of a larger
neighborhood revitalization project, meet the needs of a special population or
encourage mixed-income tenants within a development.
SINGLE FAMILY HOME PROGRAM - In 1990, Congress sought an affordable
housing plan — national in scope, yet locally flexible. Dollars sent to states and
localities via HUD, Congress said, must be administered by seasoned and successful
housing finance agencies. The result? The National Affordable Housing Act of 1990
(HOME is one part) was enacted, and the Illinois Housing Development Authority
(IHDA) was selected by the governor as the entity best qualified to run HOME
statewide. Three general purposes of the HOME Program are:
• To expand the supply of decent and affordable housing for renters and
homeowners with low and very low incomes. Depending upon the program, people
earning between 50 percent and 80 percent of a region’s median income will usually
qualify for HOME-assisted housing.
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• To strengthen the ability of state and local governments to design and implement
local affordable housing strategies that (1) increase the stock of decent, reasonably
priced dwellings, (2) weigh the unique demographic, economic and other features
where housing is built and (3) provide affordable rental housing to low-income
families.
• To extend and strengthen partnerships among all levels of government, the private
sector and non-profit organizations in the production and operation of affordable
housing in Illinois.
HOME PROGRAM ACTIVITY TYPES
In Illinois, Single Family HOME funds may be used in three distinct ways. Each of
the three HOME funding categories is briefly outlined here and described more fully
in the sub-pages of this section. The HOME funding categories are:
1. Purchase and rehabilitation assistance for homebuyers.
2. Rehabilitation of single-family, owner-occupied homes.
3. Rehabilitation of rural, small rental properties.
These categories are detailed in-depth below.
The HOME program is not a “categorical” housing program requiring a specific
housing activity. Rather, the HOME program gives states and local governments the
authority and freedom to decide exactly what kind of housing assistance— or mix of
housing help— is most appropriate to meet their particular housing needs.
IHDA allocates HOME funds according to a ranking system, explained in
application packets provided to housing developers. Because demand for HOME
financing regularly outstrips its availability in Illinois, proposals that leverage HOME
funds with money from other sources are strongly encouraged and receive priority.
Finally, all applications may not be funded, and those that are funded may receive
less than the full amount requested.
MULTI-FAMILY HOUSING PROGRAMS - IHDA offers a variety of financing
resources to help developers of affordable multifamily housing. They include:
Sources of Financing
State of Illinois Affordable Housing Trust Funds
Federal HOME Funds
Federal Housing Tax Credits
State Housing Tax Credits
Direct Loan Multifamily Financing (Risk Share, AMBAC, Bond Financing, etc.)
Preservation Financing
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While developers may be eligible to receive financing from more than one of the
programs listed above, please be aware that each program has its own specific
requirements and underwriting guidelines that must be met prior to funding. Please
browse the entire website for a more comprehensive understanding of each of the
sources of financing that may be available to developers, as well as instant access to
the required comprehensive guidelines, requirements, applications and forms that
must be completed for a consideration of funding.
Other Developer Resources
Once a proposal has been submitted to IHDA, the Authority offers two other types
of assistance. The first is information to help determine if a development is likely to
succeed in the long run, taking into account local demographics and other data. The
second area of assistance for developers concerns IHDA's requirements (and how to
meet them) during the actual construction of an IHDA-financed development.
FEDERAL HOUSING PROGRAMS
The following is a listing of RHS programs which might be of interest to individuals
interested in buying or renovating a home. Click on a link for a brief description of
that program.
The Single-Family Housing Program provides homeownership opportunities to low
and moderate-income rural Americans through several loan, grant, and guarantee
programs. The program also makes funding available to individuals to finance vital
improvements necessary to make their homes decent, safe, and sanitary.
Direct Loan Program (Section 502)
Under the Direct Loan program, individuals or families receive direct financial
assistance directly from the Rural Housing Service in the form of a home loan at an
affordable interest rate.
Most of the loans made under the Direct Loan Program are to families with income
below 80% of the median income level in the communities where they live. Since
RHS is able to make loans to those who will not qualify for a conventional loan, the
RHS Direct Loan program enables many more people to buy homes than might
otherwise be possible. Direct loans may be made for the purchase of an existing
home or for new home construction.
Loan Guarantee Program (Section 502)
Under the Guaranteed Loan program, the Rural Housing Service guarantees loans
made by private sector lenders. (A loan guarantee through RHS means that, should the
individual borrower default on the loan, RHS will pay the private financier for the loan.) The
individual works with the private lender and makes his or her payments to that
lender.
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Under the terms of the program, an individual or family may borrow up to 100% of
the appraised value of the home, which eliminates the need for a down payment.
Since a common barrier to owning a home for many low-income people is the lack
of funds to make a down payment, the availability of the loan guarantees from RHS
makes the reality of owning a home available to a much larger percentage of
Americans.
Mutual Self-Help Housing Program (Section 523)
The Mutual Self-Help Housing Program makes homes affordable by enabling future
homeowners to work on homes themselves. With this investment in the home, or
"sweat equity", each homeowner pays less for his or her home. Each qualified
applicant is required to complete 65% of the work to build his or her own home.
Technical Assistance Grants and Site Loans are provided to nonprofit and local
government organizations, which supervise groups of 5 to 12 enrollees in the SelfHelp Program. Members of each group help work on each other's homes, moving in
only when all the homes are completed.
Once accepted into the Self-Help Housing Program, each individual enrollee
generally applies for a Single-Family Housing Direct Loan (Section 502).
Home Repair Loan and Grant Program (Section 504)
For very low income families who own homes in need of repair, the Home Repair
Loan and Grant Program offers loans and grants for renovation. The Home Repair
Program also provides funds to make a home accessible to someone with disabilities.
Money may be provided, for example, to repair a leaking roof; to replace a wood
stove with central heating; to construct a front-door ramp for someone using a
wheelchair; or to replace an outhouse and pump with running water, a bathroom,
and a waste disposal system.
Homeowners 62 years and older are eligible for home improvement grants. Other
low income families and individuals receive loans at a 1% interest rate directly from
RHS.
Multi-Family Housing - Rental Assistance Program (Section 521)
Rural Development Multi-Family Housing programs provide a number of finance
options to developers of low-income community housing.
Rural Housing Service assistance to individual residents of multi-family dwellings
comes primarily in the form of rental assistance. Rent subsidies under the Rental
Assistance Program ensure that elderly, disabled, and low-income residents of multifamily housing complexes financed by RHS are able to afford rent payments. With
the help of the Rental Assistance Program, a qualified applicant pays no more than
30% of his or her income for housing.
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Residents of multi-family housing complexes built under both the Rural Rental
Housing Program (Section 515) and the Farm Labor Housing Program (Section 514)
are eligible to apply for the Rental Assistance Program. (Please note that not all
residents of RHS-financed housing developments receive rental assistance.)
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HOUSING MIX REQUIREMENTS
Requiring developments to mix housing types and styles can have a dramatic impact on a
community. From the low-income, high-rise apartment developments of Pruitt-Igoe to the
sprawling mcmansions located behind gates with guards, the clustering or mixing of housing
styles, types, costs, and layout can help create a well balanced neighborhood and community.
By ensuring that neighborhoods are balanced between different housing types and styles and
densities can ensure that no one housing style or type overpowers a community. This
mixing of housing can ensure that a community has adequate taxes to cover the services that
are required of various types of home owners and renters, while also ensuring a mix of
residents to fulfill all of the required functions within a community (student, teacher,
volunteer, care giver, etc.).
One method of accomplishing this task is through a traditional neighborhood design
ordinance. A sample of this type of ordinance can be found at:
http://www.wisc.edu/urpl/people/ohm/projects/tndord.pdf .
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FISCAL / DEVELOPMENT IMPACT ANALYSIS
New development in a community is often viewed as a positive, regardless of the type of
development or the cost to a community. However, continuing research shows that many
developments do not create enough new tax base (revenue) to cover the services that they
will require (expenditures). To conduct an analysis of these impacts, there are many
resources available. Some of these resources are listed below:
1. University of Northern Iowa Institute for Decision Making and Alliant Energy http://www.esd.uni.edu/idm
2. Community Guide to Development Impact Analysis (Mary Edwards) http://www.lic.wisc.edu/shapingdane/facilitation/all_resources/impacts/analysis_in
tro.htm (NOTE: This link provides an excellent starting point for communities in
the form of worksheets that can be completed to analyze a development.)
3. NRDC Fiscal Impact Analysis information http://www.nrdc.org/cities/smartgrowth/dd/ddinx.asp
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SITE PLAN REVIEW APPLICATION
PETITION: I, HEREBY PETITION THE VILLAGE OF STOCKTON PLANNING &
ZONING COMMISSION TO CONDUCT A SITE PLAN REVIEW ON THE
FOLLOWING TYPE OF USE:
Business District Use: ________________________________
Manufacturing District Use: ________________________________
Multi-family & Elderly Residential Use: ___________________
Use Related To Conditional Use Permit Request To Allow ________________________
Revision of Previously Approved Site Plan
Other __________________________________________________________________
APPLICANT (PERSON(S)
OR FIRM) NAME,
ADDRESS
DAYTIME TELEPHONE:
PROPERTY OWNER
NAME AND ADDRESS: (if
different from applicant)
LEGAL DESCRIPTION OF
PROPERTY
PARCEL NO.
STREET ADDRESS OR
STREET BOUNDARIES
OF PROPERTY:
PRESENT ZONING:
APPLICANT'S STATEMENT: I have reviewed and understand the Village of Stockton zoning
ordinance Site Plan Review section pertaining to technical specifications, required site plan
information, required improvements and standards related to this request and those standards
governing the zoning commission's recommendations and decisions. I understand approval of a site
plan under this section shall expire one (1) year after the date of approval, unless a building permit
has been issued for construction in accordance there with. I understand an administrative fee will be
assessed for this site plan review and that payment is required prior to the scheduled review date and
that any engineering or legal fees are invoiced and paid separately by the developer in addition to the
application fee. Further, a letter of credit, bond or other surety, in an amount subject to the approval
of the zoning administrator, may be required to guarantee the completion of all work covered under
this section.
_______________________________________ ___________________________________
SIGNATURE
DATE
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BASELINE INFORMATION
CHECKLIST FOR REQUIRED SITE PLAN INFORMATION TO BE
COMPLETED BY APPLICANT
Applicant
Staff
REQUIRED INFORMATION
Included
Confirmed
Name and address of the owner or developer
North point
Date
Scale of drawing
Number of sheets
General use
All necessary approvals have been received from any other
governmental body with jurisdiction over the property to allow for the
development according to the plan, unless the approval by the
Commission is made contingent on such approvals being obtained by a
date certain;
All reasonable measures have been taken in the design of the site and the
improvements thereon to protect the safety of the occupants and
frequenters of the site and the general public;
The development according to the plan will not violate any applicable
state or federal law, regulation or order or any other ordinance of the
Village or conflict with any material feature of the Village Master Plan.
Location Map: The location of the tract by an insert map at a scale of
not less than one inch equals two thousand feet (1" = 2000'), indicating
such information as the names, numbers and widths of adjoining roads,
railroads, subdivisions, towns, existing and proposed easements and
utilities; watercourses and their names or other landmarks sufficient to
clearly identify the location of the property.
Existing and proposed topography with a maximum contour interval of
two (2') feet, except where existing ground is on a slope of less than two
(2%) per cent where one (1') foot contours shall be shown.
A map identifying the classification of soil types at a scale of not less
than one inch equals one hundred feet (1" = 100'), based upon the
County Soils Identification Maps, as determined necessary by the
Zoning Administrator.
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Where slopes exceed 12% or where a use is proposed on land having
soils that are unsuitable or marginal for development, on-site soil tests
and/or construction plans shall be provided that clearly indicate that the
soil conditions are adequate to accommodate the development
contemplated or that any inherent soil condition or slope problems will
be overcome by terracing, retaining walls, oversized foundations and
footings, drain tile or other special construction techniques
Any other information as may be required by the Zoning Administrator.
All other improvements required by the Village ordinances according to
established Village standards.
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CHECKLIST FOR REQUIRED SITE PLAN INFORMATION TO BE
COMPLETED BY APPLICANT
Applicant
Staff
REQUIRED INFORMATION
Included
Confirmed
SITE FEATURES / DESIGN
Present use of all adjoining properties.
Proposed building location
On any portion of any site where the current or post-development slope
exceeds or will exceed 12%, adequate engineering measures have been
taken to assure the stability of the site and any structures to be located
thereon;
The development of the property in accordance with the plan will not
unreasonably impair the aesthetic appearance of the property or the
general area, interfere with the reasonable use or enjoyment of
neighboring properties for uses already established or permitted thereon
or significantly impair the value of other properties in the area;
Wherever possible, commercial development shall front on adjacent
streets.
Site plans must do whatever is necessary to minimize the impact of
parking structures on the streetscape.
In districts zoned for commercial, where ever possible, less than 50% of
off-street parking for the entire property shall be located between the
front facade of the principal building and the primary abutting street.
Lot area
Building setbacks
Sufficient information to show how the physical improvements
associated with the proposed development interrelate with existing or
proposed development of adjacent properties.
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CHECKLIST FOR REQUIRED SITE PLAN INFORMATION TO BE
COMPLETED BY APPLICANT
Applicant
Staff
REQUIRED INFORMATION
Included
Confirmed
BUILDING / STRUCTURAL FEATURES
Building height
Number of stories
Commercial, industrial, multi family and mixed use
residential/commercial structures with facades greater than 100 feet shall
be articulated to reduce the massive scale and uniform appearance of
these structures. This may be done by use of any of the following; wall
plane projections, arcades, display windows, entry areas, awnings,
recessed windows, shutters, or other similar methods. Roof lines shall
also be varied where ever possible.
Structures in the multi-family residential districts shall have at least 25%
of their exterior covered by brick, native stone, tinted or textured
concrete masonry units, or other similar decorative material. Exterior
shall be calculated as the total amount of wall space, excluding roofs and
windows, that is visible from grade level views on each side of the
structure and shall be included in the application materials.
All structures in industrial shall have at least 20% and 15% respectively,
of their exterior covered by brick, native stone, tinted or textured
concrete masonry units or other similar decorative material. Exterior
shall be calculated as the total amount of wall space, excluding roofs,
overhead door and dock areas, and windows, that is visible from grade
level views on each side of the structure and shall be included in the
application materials.
All structures in the commercial districts will have at least 35% of their
exterior covered by brick, native stone, tinted or textured concrete
masonry units or other similar decorative material. Exterior shall be
calculated as the total amount of wall space, excluding roofs and
windows, that is visible from grade level views on each side of the
structure and shall be included in the application materials.
The visibility of service and utility areas, including, but not limited to,
loading docks, exterior storage areas, waste facilities and mechanical
equipment from public areas shall be minimized;
Interior building design specifications
Number, size and type of any proposed dwelling units or commercial
facilities
All building elevations shall be provided. Building exterior materials shall
be shown on the elevation drawings.
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CHECKLIST FOR REQUIRED SITE PLAN INFORMATION TO BE
COMPLETED BY APPLICANT
Applicant
Staff
REQUIRED INFORMATION
Included
Confirmed
LANDSCAPING / GREEN SPACE / NATURAL AREAS
Minimum green space calculations
A landscape plan complying with the requirements of the Village
including appropriate calculations
All areas designated as wetlands, flood plains, flood ways or habitats for
endangered wildlife will be preserved, or will be properly mitigated as
approved by the Commission and by any state or federal agency with
jurisdiction over such areas;
All areas designated as wetlands, flood plains, flood ways or habitats for
endangered wildlife will be preserved, or will be properly mitigated as
approved by the Commission and by any state or federal agency with
jurisdiction over such areas;
Woodlands and individual trees shall be preserved whenever practicable;
Disruption of existing natural features will be avoided to the greatest
extent practicable and such features will be incorporated into the design
to the extent feasible;
Park land requirements met (if applicable)
Vegetation removal and replacement in conformance with the
requirements of Village ordinances
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CHECKLIST FOR REQUIRED SITE PLAN INFORMATION TO BE
COMPLETED BY APPLICANT
Applicant
Staff
REQUIRED INFORMATION
Included
Confirmed
TRANSPORTATION
Driveway width(s)
A parking plan
The number of curb cuts and other points of access to public streets
shall be minimized and located as far from street intersections as
practicable;
Sufficient access shall be provided to all structures on the parcel for
emergency vehicles and adequate facilities for fire protection shall be
provided;
All areas intended for pedestrian traffic shall be clearly distinguished
from vehicular traffic areas, adequately lighted, and handicapped
accessible in compliance with state and federal standards;
The need and opportunity for dangerous traffic movements and
increased traffic congestion will be minimized and adequate provisions
have been made to assure safe and efficient vehicular and pedestrian
traffic flow to, from and within the site;
Construction of pedestrian walkways for use by occupants and patrons
to walk from each occupancy unit to any other within the site and to
adjacent sites. Wherever possible, connection shall be made to existing
walkways in adjacent developments or shall be aligned with proposed
future walkways.
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CHECKLIST FOR REQUIRED SITE PLAN INFORMATION TO BE
COMPLETED BY APPLICANT
Applicant
Staff
REQUIRED INFORMATION
Included
Confirmed
UTILITIES
Location and design specifications of all streets, sidewalks and other
public improvements required by any Village ordinance.
All existing and proposed water and sanitary sewer facilities, indicating
all pipe sizes, types and grades and points where connection is to be
made to the Village utility system.
Provisions for the adequate disposition of storm water in accordance
with the Stockton Municipal Code and Jo Daviess County Storm Water
Management Standards, indicating the location, size, type and grade of
ditches, catch basins and pipes and connections
to existing drainage system, and on-site storm water retention or
detention.
Provisions for adequate temporary and permanent erosion and
sedimentation control measures.
Construction of curb and gutter along all streets and within all parking
and access areas.
Installation of an adequate drainage system for the disposition of storm
water.
Each use permitted on the property can be efficiently provided with all
necessary public utilities and the full development as permitted
according to the plan will not create an unreasonable burden on any
public services or utilities;
Storm water runoff will not be diverted from existing points of exit from
the site and the rates and velocity of such runoff will not be increased;
All public facilities will comply with the applicable design standards
established by the Village;
Installation of adequate temporary and permanent erosion and
sedimentation control measures.
Installation of all public utility facilities necessary to provide utility
services to the property. All utilities shall be installed underground
except:
1. Equipment such as the electric distribution transformers, electric
transmission lines carrying 40,000 volts or more, switchgear, meter
pedestals and telephone pedestals which are normally installed above
ground may continue to be so installed, in accordance with accepted
utility practices, for underground distribution where they are adequately
Appendices
Village of Stockton Comprehensive Plan

101

5/10/2005

MSA Professional Services, Inc.

screened from view;
2. Meters, service connections and similar equipment normally attached
to the outside wall of the premises they serve may be so installed;
3. Temporary overhead facilities required for construction purposes shall
be permitted;
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Appendix F
Economic Development Tools
• Downtown Redevelopment / Façade Improvement
Strategies
• Village of Stockton Economic Development Policies
• Village of Stockton Targeted Businesses
• Village of Stockton Business Survey
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DOWNTOWN REDEVELOPMENT / FAÇADE
IMPROVEMENT STRATEGIES
There are many resources relating to downtown redevelopment. Some of these resources
are listed below:
1. Illinois Main Street Program - http://www.state.il.us/ltgov/mainstreet/
2. Illinois Historic Preservation Agency http://www.state.il.us/hpa/PS/mainstreet.htm
3. Federal Historic Preservation Tax Credit http://www2.cr.nps.gov/tps/tax/index.htm
4. Property Tax Freeze Assessment Program http://www.state.il.us/hpa/PS/taxfreeze.htm
These resources should be considered a starting point. The redevelopment and
improvement of a downtown / main street area takes time and effort. Results should not
be looked for overnight. However, once the effort begins to take hold, changes will begin
to occur without any community prompting. Once a community has achieved this level
of interest in the main street / downtown area, the task changes from a kick-starting
change to one of management.

ECONOMIC DEVELOPMENT POLICIES
The Village of Stockton has set forth the recommended economic development policies
below. These policies are meant to provide guidance for current and future Village citizens,
elected officials, and staff, as well as potential investors. It should be noted that these
policies are guidelines, and the Village has the authority to make any adjustments or
modifications to them as is deemed necessary to protect the long-term interests of the
Village and its citizens.

Goal: To develop and implement an effective and affordable economic development

program for the Village of Stockton.

Objectives:
To define, identify and prioritize desirable forms of economic development.
To jointly utilize financial, procedural, and other non-traditional incentives in a
coordinated fashion to create a standard, equitable, effective and affordable
recruitment and retention program for the Village of Stockton.
Tailor specific incentives to those areas to encourage and reward desirable
development impacts as defined by the Village of Stockton.
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Policies:
The Village of Stockton places the highest priority on economic development activity that
meets the following criteria:
Creates 10 or more new jobs in the community within two years of beginning
operations.
Retains 25 or more jobs in the community for more than two years of beginning
operations.
All qualified jobs created or retained must meet the following criteria:
o All new or retained jobs should be based on a 40-hour work week for 12
months a year.
o All new or retained jobs should pay at least 25% more than the State of
Illinois median household income (MHI).
o All new or retained jobs must have adequate documented health care
benefits.
o All new or retained jobs are not a replacement of jobs cut in the previous
five (5) years.
Minimizes the cost on public infrastructure.
o New or expanded development should utilize existing facilities, or fullydeveloped lots (roads, water, sewer) whenever feasible.
o New or expanded development should actively help to invest in and pay
for an appropriate share of the costs of required public infrastructure
(e.g. roads, water main, wells, sanitary main, lift stations,
pedestrian/bikeways, traffic signals, storm water management facilities,
treatment plant facilities, water storage facilities, fire stations, police
stations, landfills, public works garages, etc).
o Directly locates customer, suppliers and vendors in immediate vicinity to
one another.
Ensures compatibility with neighboring uses through the use of screening, buffers,
landscaping, controlled business hours, onsite parking, noise and light dampening
technologies, pollution control technologies and pre-determined design standards.
Guarantees that cost of servicing and maintaining the development will not exceed
the revenues to be generated by that development.
Agrees to performance measures by means of a developer’s agreement with the
Village of Stockton and only qualifies for incentives when all those measures have
been met.
The Village of Stockton will consider the following incentive programs for qualified
development proposals:
Financial Incentives:
Reduction of Utility Connection Fees by up to 50%
Delaying Collection of Building Permit Fees up to 6 months
Waiving of Plan Review Fees (Preliminary Plat)
Use of Tax Increment Financing to Assist with Public Infrastructure and Other
Qualified Project Costs
Application of State of Illinois Enterprise Zone Tax Benefits
Facilitation of State and Federal Grant and Loan Assistance
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Tax abatement
Procedural Incentives
Accelerated Site Plan Review (Guaranteed 30 days for Joint Plan Commission and
Village Board Review)
Holding of One Preliminary Special Meeting for General Consultation at No Charge
Holding of Special Meetings for Approvals (If Regulatory Deadlines Require Such
Action)
Assistance With Mitigation of State or Federal Regulations
Non-Traditional Incentives
Spousal Employment Relocation Assistance
Student School Transitional Program
Providing a List of Available Realtors and Housing Opportunities
Providing a List/Tour of Local and Regional Shopping Areas
Providing a List/Tour of Social Commodities in the Community
Providing a “Welcome” Package with Discounted or Free Services from Local
Businesses
Host “Welcome” Events for New Businesses and Employees.
The Village of Stockton will consider incentives for qualified development proposals based
on the following criteria:
The proposed project should clearly meet all or a significant majority of economic
development goals for the community.
Guarantees of performance should be formally provided in the form of a developer
agreement or other similarly legally binding agreement.
Any incentives to be offered need to be cost effective for the community, both in
the short term and over the long term. Any incentives to be offered are subject
budgetary or other constraints, and are based on feasibility to the Village. Incentives
must be affordable to the community and they must likely generate a significant
return on the local investment.
Incentives should have clawback provisions, to ensure that if a developer does not
follow through on their obligations, that the community is able to recover their costs,
and not turn that burden over to the taxpayers.
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VILLAGE OF STOCKTON TARGETED BUSINESSES
The Village of Stockton, as a part of its overall economic development policy, has developed
a preliminary list of businesses that it would like to encourage to locate within the Village
limits. The Village has targeted these businesses for a combination of reasons, including but
not limited to:
1.
2.
3.
4.
5.

A desire to create new, high paying jobs for residents;
A desire to provide for the overall needs for goods and services of Village residents;
A need to enhance existing businesses;
To continue to build the economy of the Village;
To enhance the tourism industry in and around the Village.

To that end, the Village of Stockton has identified the following businesses, by type, as those
that are specifically targeted for location within the community:

Commercial:
Downtown Commercial (CBD)

1. Entertainment oriented establishments (with the exception of adult oriented
businesses) such as: bowling alleys, game arcades, pool halls, theaters, health
clubs, gyms, fraternal lodges, fraternal membership clubs
2. Personal Service Oriented establishments such as: branch banks, restaurants,
cafes, delis, laundromats, photos studios, photocopy and blueprint services,
hair, tanning, and personal care services, business, vocational, martial arts,
and other trade schools, dance or music classes, taxidermists, employment
agencies, mortuaries, veterinarians, animal grooming, barber or beauty shops,
clothes pressing / dry cleaning establishments, tailor shops,
3. Sales oriented establishments such as: Stores selling, leasing, or renting
consumer, home and business goods including art, art supplies, bicycles,
clothing, dry goods, electronic equipment, fabric, furniture, garden supplies,
gifts, groceries, hardware, household products, jewelry, pets, pet food,
pharmaceuticals, plants, printed material, stationary and videos; food sales.
Other examples include: tools and equipment, feed and seed stores, electrical
and household appliance stores including radio and television sales, clothing
and costume rental stores, china and glassware stores, coin and philatelic
stores, book and stationery stores, paint and wallpaper stores, camera and
photographic supply stores, candy and ice cream stores, picture framing,
leather goods and luggage stores, dry goods stores, sporting goods stores,
musical instrument sales and repair, office machine sales/servicing, business
machine sales/service, sewing machine sales/service, optician sales, antique
shops, florist shops, millinery shops, toy shops, tobacco shops, pawn shops,
gift shops, hobby shops, art galleries, shoe stores, drug stores, secondhand
stores and rummage shops, hardware stores, department stores, furniture
stores, including accessory upholstering, office supply stores, meat markets,
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bakeries, and delicatessens, carpet and rug stores, phonograph record and
sheet music stores, bicycle sales, rental, and repair stores.

Highway Commercial
1.
2.
3.
4.
5.
6.
7.

Gas stations
Grocery stores
Lumber yards
Greenhouses and nurseries
Outlet / shopping malls
Hospitals
Health clinics

Industrial:
1.
2.
3.
4.
5.
6.
7.
8.
9.

Welding shops
Machine shops
Electric motor repair
Repair of scientific or professional instruments
Heavy truck servicing and repair
Building, heating, plumbing or electrical contractors offices shops and yards
Exterminators
Recycling operations
Janitorial and building maintenance services

10.
11.
12.
13.
14.
15.

Fuel oil distributors
Solid fuel yards
Research and development laboratories
Laundry, dry-cleaning and carpet cleaning plants
Photofinishing laboratories
Truck and trailer rental
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16. Processing or storage of agricultural and farm products, with the exception
of slaughterhouse operations
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VILLAGE OF STOCKTON BUSINESS SURVEY
Responses from 22 Businesses
1. How would you rate the value of Village services that your company receives for the
taxes it pays to the Village?

a. Excellent (5%)

b. Good (64%)
c. Fair (18%)
d. Somewhat poor (5%)
e. Very poor (5%)

No response (5%)

2. How important do you feel the following items are to long-term economic growth in
Stockton?
Very
Important

Somewhat
Important

Neutral

Efficient
Government
Educated
Workforce
Research and
Development

82%

14%

5%

68%

32%

41%

36%

Physical
Infrastructure
Equal
Opportunity
Quality
Natural
Resources

77%

23%

32%

50%

14%

5%

45%

41%

9%

5%

No
Response
(5%)

Somewhat
not
important

Not
important

18%

3. Is your business considering expanding in the future?
a. Yes (41%)
b. No (50%)

No Response (9%)

4. Do you conduct business with other businesses in the Jo Daviess County region?

a. Yes (95%)
b. No (5%)
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5. Please list three new programs, actions, or projects that the Village could undertake
that would aid your business:

-Highway 20 annexation – for business expansion
-Possible expansion East of 20
-Annexation of property east of Stockton
-Annex U.S. 20 east of town to Route 78
-Industrial Park
-Job creation
-Job retention
-Help bring new large employers to this area
-Entice new manufacturing to area
-Search for new industry
-Aggressive economic development
-Focus on retaining the businesses we have then add to then when they p
prosper
-Continued planned housing expansion
-Incentives for home construction
-Housing for elderly
-Make downtown more attractive
-Revolving loan program to make physical improvements to downtown
buildings
-Replace downtown lighting with more aesthetic poles/fixtures
-Better signage (striking signage directing people downtown)
-Work with existing businesses to retain jobs & expand
-Village board members to shop our stores
-Shop local
-Entertainment, recreation areas
-Beautify our town
-New-younger families
-More adult Ed training
-Working together with neighboring communities to save dollars, i.e. this
project
-Any new business that offers decent wages increases our business
-Marketing Stockton more
-Community events
-Advertising
-Summer activities directed at tourists
-Reduce sanitary sewer infiltration
-Watermain looping from West Front to Stockton Cheese
-Add sand filters or dissolved air flotation (DAF) to municipal sewage
treatment plant
-Make Carpenter St. or Simmons St. better able to handle large trucks
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6. Please list, in order of their priority (1 – most important, 3 – least important) the
three most serious problems in the Village of Stockton.

1-

2-

3-

-Loss of downtown business
-Retention of jobs (industrial & retail or service)
-Lack of decent jobs
-Sidewalks – disrepair
-Need for good jobs/full time employment for young people
-Un-attractive business district
-Teenage drinking/abuse of alcohol
-Lack of activities for teens
-Water infiltration into sanitary sewer system
-Too many police officers (not that many needed)
-Small business “hopefuls” need practical advice on running
a successful business
-Inability to attract the Chicago area tourists
-Sewer system
-Water/Sewer/Storm Sewer Facility problems
-Cutbacks at Dura
-Vandalism
-Lack of things to bring people to area
-Lack of youth center
-Lack of jobs
-Drug trafficking
-Increase effect to help Dura increase their production
-Community support of local business
-Need for different types of businesses
-Upgrading of water lines/sewers
-Storm sewer runoff
- Zoning and Enterprise area would be great too.
-Decreasing school enrollment
-Better signage
-Keeping downtown alive to attract tourism
-Elevated land/lot prices make it too hard to buy land & start
new business, banks are nervous to lend money to this area
-Aging population
-More shopping i.e. clothes, dollar store??
-Sewer and water drainage along Main Street needs correcting
-Need business & housing development
-Need parking lot downtown
-Community involvement
-Consistency of store hours
-Update or renovate old buildings (businesses)
-High property rates discourage new business/old business
-Streets
-Subdivision Ordinances and completion
-Empty buildings downtown
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7. How would you rate the transportation system in Stockton for meeting your
business needs?

a. Excellent

b. Good (68%)
c. Fair (27%)

d. Somewhat poor

e. Very poor

No Response (5%)
8. For each possible improvement to Stockton’s transportation system listed below,
please indicate how much you agree or disagree that each improvement would help
your business?
a. Better roads
i. Agree (73%)
ii. Disagree (14%)

No Response (14%)

b. Better public transit
i. Agree (27%)
ii. Disagree (32%)

No Response (32%)
Neutral (9%)

c. Better access to truck / rail facilities
i. Agree (45%)
ii. Disagree (27%)

No Response (23%)
Neutral (5%)

9. Over the past 12 months, did your company:
a. …Develop new products or services that are consistent with your core
business?
i. Yes (32%)
ii. No (55%)

No Response (14%)

b. …Have difficulty finding skilled employees?
i. Yes (36%)
ii. No (55%)

No Response (09%)
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10. What was your company’s percentage of sales revenues in the past 12 months from
new products or services that were introduced in the past three years?

2% Sales Revenue
8% Sales Revenue
10% Sales Revenue
20% Sales Revenue
40% Sales Revenue
100% Sales Revenue
No Response

-

5%
5%
14%
9%
5%
9%

-

55%

11. How would you rate the following area institutions for preparing students for
Stockton's workforce?
Excellent

Good

Fair

Stockton High
School
Jo Daviess /
Carroll
Vocational
Center

5%

73%

23%

23%

45%

18%

Highland
Community
College

41%

55%

5%

No
Response
(14%)

Somewhat
poor

Very poor

12. Is it necessary for your company to provide basic education to entry-level positions
for each of the following? Check all that apply
a. _____Math (32%)
b. _____Writing / spelling (27%)
c. _____Reading (27%)
d. _____Computer skills (41%)
e. _____People skills (59%)

No Response (32%)

Appendices

Village of Stockton Comprehensive Plan

114

5/10/2005

MSA Professional Services, Inc.

13. What percentage of your current positions in your business requires the following
levels of education attainment?
a. _____High school / GED

100% requirement
90% requirement
70% requirement
60% requirement
10% requirement
No Response

b. _____Associate degree

90% requirement
20% requirement
No Response

-

55%
9%
5%
5%
5%
14%

-

5%
5%
14%

c. _____Bachelors degree

10% requirement
No Response

d. _____Graduate degree

40% requirement
No Response

e. _____Other

100% requirement
No Response

-

14%
14%

-

5%
14%

-

14%
14%

14. Which of the following best describes the type of primary Internet connection at
your place of business (Please select just ONE answer)

a. My company has a website (9%)

b. I use the Internet for getting information / selecting vendors (45%)
c. We order basic supplies and materials (14%)
d. We order critical supplies (9%)
e. We track orders or the status of our accounts (9%)
f. Our customers can order our products over the Internet (5%)
g. Our customers can track the status of their orders / accounts (5%)
h. Only office staff and supervisors have access to e-mail (23%)
i. Virtually all employees have e-mail (9%)
j. We do not use Internet at all (18%)
All Apply (5%)

No Response (5%)
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15. How well does the following statements describe your company? Our company
takes an interest and gets involved in local school and civic events.
a. Very well (50%)
b. Somewhat (50%)
c. Not at all
16. Over the last 12 months, what percentage of your company’s annual budget was
spent on employee training?
a.
b.
c.
d.

<1% (32%)
1-2% (41%)
3-5% (5%)
>5% (9%)

No Response (14%)

17. Does your company currently offer employer-sponsored health insurance plan for
employees?
a. Yes (59%)
b. No (32%)

No Response (9%)
18. What percentage of the premium is paid for by the company?
a.
b.
c.
d.
e.

0-20% (14%)
21-40% (0%)
41-60% (5%)
61-80% (9%)
81-100% (36%)

No Response (36%)

19. What percent of eligible employees participate in your health insurance?
a. 0-20% (18%)
b. 21-40% (0%)
c. 41-60% (9%)
d. 61-80% (5%)
e. 81-100% (32%)

No Response (36%)

20. Did your company offer an employer-sponsored health insurance plan for employees
three years ago?
a. Yes (59%)
b. No (41%)
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21. Which best describes your company?
Manufacturing (9%)
Non-manufacturing (32%)
Tourism (5%)
Retail (32%)
e. Non-Profit (0%)

a.
b.
c.
d.

Service (13%)
Finance (5%)
No Response (5%)

22. For how many years has your company been in business? ________________

90 years
75 years
50 years
32 years
30 years
28 years
25 years
20 years
18 years
17 years
11 years
9 years
8 years
7 years
4 years
3 years
1 year
< 1 year

-

5%
5%
5%
9%
5%
5%
9%
9%
5%
5%
5%
5%
9%
5%
5%
5%
5%
5%
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23. How many year-round employees do you currently have at your company?

a. Full Time______

Out of 21 businesses, 383 total full-time employees
250 F/T
70 F/T
10 F/T
9 F/T
8 F/T
7 F/T
5 F/T
4 F/T
3 F/T
2 F/T
1 F/T
No response

-

5%
5%
5%
5%
5%
5%
5%
9%
14%
5%
18%
23%

b. Part Time_____________

Out of 21 businesses, 82 total part-time employees
18 P/T
11 P/T
10 P/T
9 P/T
7 P/T
5 P/T
3 P/T
2 P/T
1 P/T
No response

-

5%
5%
5%
5%
5%
5%
14%
18%
23%
18%
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24. Of year round employees who are FULL-TIME, what percentage are female?

100% female
75% female
67% female
66% female
43% female
27% female
10% female
0% female
No response

-

36%
5%
5%
5%
5%
5%
5%
9%
27%

25. Of year round employees who are PART-TIME, what percentage are female?

100% female
90% female
80% female
50% female
27% female
10% female
0% female
No Response

-

36%
5%
9%
9%
5%
9%
18%
9%

26. Please check the range that includes your company’s total sales in 2003
Under $100,000 (9%)
$100,001 - $500,000 (32%)
$500,001 - 1,000,000 (23%)
$1,000,001 - $5,000,000 (0%)
e. Over $5,000,000 (14%)

a.
b.
c.
d.

No Response (23%)

27. In general, how well has your business performed in the past 12 months, as
compared to the same period one year ago?
a.
b.
c.
d.
e.

Much better (5%)
Somewhat better (36%)
About the same (32%)
Somewhat worse (18%)
Much worse (0%)

No Response (9%)
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Appendix G
Comprehensive Plan
Village of Stockton
Adoption Ordinance
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Element 1

Demographic Conditions
1.1 Introduction

The existing demographics of a community are closely tied to a community’s past, and can
often help plan for the future. Element 1, Demographic Conditions, provides insight into
the Village of Stockton’s demographics over time. These existing conditions should be kept
in mind throughout the duration of this plan.
The Village of Stockton has seen a slight decrease in its population over the past 30 years.
Stockton is also facing an increase in the age of its population. These trends, along with the
others that are outlined in the following section, provide an overview of the demographics
within the Village of Stockton, and their impact on the community that is there today.

1.2 Existing Demographic Conditions
1.2.1 Population
The Village of Stockton has seen its population fluctuate over the past 30 years. As shown
in the table below, Stockton’s population decreased during the period from 1970 – 1990.
However, during the 1990’s, the population rebounded to nearly the level of 1970. This
could most likely be attributed to the positive economic conditions of that decade, and their
impact on the Village job market. To maintain this positive population growth, the Village
needs to continue to attract new businesses to the area.
While the Village’s population declined very slightly overall, the surrounding municipalities
of Elizabeth and Galena also saw a similar fluctuation and decline. Jo Daviess County also
saw a similar cycle of population increase and decrease over this same time period. The
State of Illinois saw increases of overall population throughout the 30 years in question.
Table 1.2a: Historic Population Trends, 1970-2000
Village of Stockton Village of Elizabeth
Year

City of Galena

Jo Daviess County

Number % Change Number % Change Number % Change Number % Change

1970

1,930

-

707

-

3,759

1980

1,900

-1.55%

1990

1,871

-1.53%

741

4.8%

641

-13.4%

2000
1970-2000
Change

1,926

2.94%

682

6.4%

-

Illinois
Number

% Change

11,113,976

-

-

21,776

3,876

3.1%

23,520

8.0%

11,426,518

2.8%

3,647

-5.9%

21,821

-7.2%

11,430,602

0.0%

3,460

-5.1%

22,289

2.1%

12,419,293

8.6%

-299

-8.0%

513

2.4%

13,050,317

11.7%

US Census Bureau (1970-2000)
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1.2.2 Age Distribution
The median age for the Village of Stockton was 40.7
years in 2000. This compares to 41.6 years for Jo
Daviess County, and 34.7 years for the State of
Illinois. Table 1.2b illustrates a clustering of
population (39%) between the ages of 25 and 54.
There is also a concentration of population aged
between 65 and 84 years. This is a significant senior
population for a community the size of Stockton.
See Figure 1.2b.

Table 1.2b: Age Distribution, 2000

This age structure has specific ramifications for the
future of the Village in terms of service provision,
earning power, labor force, and schools. While the
cluster of younger residents between 25 and 34
represents those persons in the prime child bearing
years and reaching for or attaining their maximum
wage potential, there is also a large group of
residents over 65 years of age.

Number Percent
Under 5 years

118

6.1

5 to 9 years

118

6.1

10 to 14 years

129

6.7

15 to 19 years

109

5.7

20 to 24 years

96

5.0

25 to 34 years

227

11.8

35 to 44 years

292

15.2

45 to 54 years

208

10.8

55 to 59 years

103

5.3

60 to 64 years

93

4.8

65 to 74 years

188

9.8

75 to 84 years

182

9.4

85 years and over

63

3.3

Median age (years)

40.7

The Village of Stockton should be aware of the needs of each of these age groups. Younger
residents between 25 and 54 will most likely focus on the quality of schools, the
opportunities for their children to recreate, and the presence of jobs in the area. These
residents also usually represent those people with the highest ability to absorb changes in the
cost of living, as they frequently are not on a fixed income. Their demands on school and
public facilities will offset their higher incomes and ability to pay. These residents represent
the available labor pool to most employers, and are a key to attracting and retaining future
business.
Older residents, typically over age 65, present a separate group of issues. These residents are
frequently living on fixed incomes and also begin to become less mobile. These residents
also require a typically higher rate of health care as they age. Access to and availability of
health care and social services are vital to ensuring that this population’s needs are met. This
population can also represent a vital pool of experience for area businesses. While many
residents in this age group may be retired, they represent a vast amount of experience that
the community can pull from to expand its economic base.
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Figure 1.2b Age Distribution

1.2.3 Education Levels
For residents of Stockton age 25 years or over, almost 82 percent have at least a high school
degree. This compares similarly to the County and State overall, at 84 percent and 81
percent respectively. At the same time, the Village shows a lower percentage of residents
over age 25 with a bachelor’s degree or higher (9%) than either the County (15%) or State
(26%).
Education levels are vital, as they are solid indicators of the current and long term earning
potential of an individual. They are also important to potential investors / employers in an
area. If investors are going to create new jobs in a community, they must consider the
education and skill levels of the potential employees that they could hire.
Table 1.2c: Village of Stockton Educational Attainment, 2000
Number Percent

Population 25 years and over
Less than 9th grade

1320

100.0

123

9.3

9th to 12th grade, no diploma

116

8.8

High school graduate (includes equivalency)

593

44.9

Some college, no degree

302

22.9

Associate degree

65

4.9

Bachelor's degree

96

7.3

Graduate or professional degree

25

1.9

Percent high school graduate or higher

81.9

Percent bachelor's degree or higher

9.2

2000 Census, SF-3
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1.2.4 Income Levels
Table 1.2d below shows income distribution for the Village, and compares percentages of
income distribution between Stockton, Jo Daviess County, and Illinois. The distribution of
income is fairly similar to Jo Daviess County overall, with most differentiation occurring in
income groups over $75,000 where the Village shows lower percentages. Median household
income in 2000 for Stockton was $35,921. This number compares slightly lower than the
County and State overall. Income levels are vital to potential investors, as they are closely
tied to discretionary income.
Table 1.2d: Median Household Income, 2000
Jo Daviess State of
Village
County
Illinois
Number Percent Percent
Percent
Households
Less than $10,000

824

100.0

100.0

100.0

77

9.3

7.5

8.3

$10,000 to $14,999

61

7.4

5.6

5.5

$15,000 to $24,999

133

16.1

15.0

11.3

$25,000 to $34,999

134

16.3

14.5

11.9

$35,000 to $49,999

190

23.1

20.1

16.2

$50,000 to $74,999

159

19.3

21.9

20.7

$75,000 to $99,999

43

5.2

8.2

11.6

$100,000 to $149,999

23

2.8

4.5

9.0

$150,000 to $199,999

1

0.1

1.5

2.6

$200,000 or more

3

0.4

1.3

2.8

40,411

46,590

Median household income (dollars)

35,921

2000 Census, SF-3

1.2.5 Employment Characteristics
The following table outlines the employment characteristics of the Village of Stockton.
These characteristics provide an insight into where residents work, and where they get their
income. The two largest areas that residents in the Village work in are the Production,
Transportation, and Material Moving sector and the Sales and Office sector.
Table 1.2e: Workers by Occupation, 2000
Number

Percent

Management, professional, and related

167

17.7

Services

138

14.6

Sales and office

208

22.0

Farming, fishing, and forestry

16

1.7

Construction, extraction, and maintenance

130

13.7

Production, transportation, and material moving

287

30.3

946

100.0

Employed civilian population 16 years and over
2000 Census, SF-3
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1.3 Population Projections
1.3.1 Population Projection Methodology
Population projections allow a community to anticipate and plan for future growth needs.
These projections are based on the Village of Stockton’s 30-year growth patterns. For the
purposes of planning, there are three separate projections that were run. Each projection is
based off of the 30-year growth trend of the Village. The Village of Stockton decreased by
0.14% from 1970 to 2000.
The first method utilizes this decline in population as a pointer for projecting population
change in five-year increments. The existing population of the Village from the 2000 Census
was projected out using this existing rate (-0.14% / per 10 years) and calculated forward in
five-year increments.
The second method is similar to the first, in that its basis is the 30-year growth rate of the
Village. However, this method assumes that events occur that have a positive influence on
the population, leading to a 5.0% / 10 year increase in the existing 30-year rate. This rate
(+4.86% / per 10 years) is then applied in five-year increments to the Village’s existing
population from the 2000 Census.
The third method is a mirror image of the second method. It starts with the 30-year growth
rate of the Village, but then assumes events occur that lead to further population losses of an
additional 5% per 10-year period. This rate (-5.14% / per 10 years) is then applied to the
existing population from the 2000 Census.
1.3.2 Population Projections
Table 1.2g - Population Projections, 2005 - 2025
Population
Year

Method 1

Method 2

Method 3

2005

1930

1930

1930

2010

1929

1977

1880

2015

1927

2025

1832

2020

1926

2074

1785

2025

1925

2125

1739

MSA Professional Services, Inc, 2004

The population projections in Table 1.2g point towards continued small changes in overall
population numbers, depending upon the outside events that occur in and around the
Village. The primary point to recognize is, for the Village of Stockton to grow in
population, there must be positive changes in the region, such as job creation.
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Element 2

Land Use
2.1 Introduction

Land use is a vital component of a comprehensive plan. Land use changes are frequently the
most visible result of a comprehensive planning process. The nature of land use ensures that
all components of a comprehensive planning process must be seamlessly blended into the
final outcome in the land use plan. Economic development, transportation, natural
resources, housing, and community facilities all impact existing land uses. They also have a
direct impact on future land use decisions and changes.
Existing growth trends, population projections, natural and environmental constraints, and
regional factors all impact land use in the Village of Stockton. As the Village begins to plan
for the future, these factors must be weighed, along with the Village’s long-term goals for
development.

2.2 Existing Land Use Conditions
2.2.1
Existing land uses in the Village of Stockton are broken down into the following categories:
Dwelling Unit: A building or a portion thereof designed exclusively for residential
occupancy and containing provisions for living, sleeping, eating, cooking and sanitation for
not more than one family.
Residential – A structure that only contains dwelling units (as defined above). This
could be a single-family structure, duplex, condominium development, apartments,
townhouses, or others.
Highway Commercial – A location where retail goods
are bought and sold and services are provided. Possible
examples include a grocery store, gas station, or a strip
mall. These operations will serve or generate a large
amount of automobile traffic, and are less suitable for
downtown locations.
Downtown Commercial – A location where retail goods
are bought and sold and services are provided. These uses will be located in the
downtown, or Central Business District (CBD). These uses will generally be nonauto oriented commercial activities.
Industrial – A location that manufactures or processes goods and products. This can
include things such as assembly plants, auto parts manufacturing plants, warehouses,
or other uses that create noise, smoke and particulate matter, odors, noxious gases,
traffic, glare and / or heat, vibrations, storm water, or waste.
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Park / Recreation – These locations will include uses
for active and passive recreation. The main feature of
these uses if that they are not developed, is to save
those facilities that serve in a recreational capacity.
Transportation – Transportation uses include things
related to how residents and visitors get around the community. These can be
things such as roads, hiking / biking paths, municipal parking lots, and future
right-of-way.
Public / Quasi-Public – Public and quasi-public uses are locations that are owned
and / or used by governmental bodies, non-governmental
organizations (NGO’s), and community organizations. These
can include the Village Hall, public works buildings, County,
State, and Federal structures, schools, churches, and others.
Agricultural – These uses are characterized by their direct
support of agricultural practices. These uses include things like
farm fields, pastures, agricultural structures (barns, storage
sheds, etc.), and other related structures.
Agricultural Business – These uses include those businesses that rely upon
agriculture primarily for their business. This could include uses like implement
dealers, ethanol plants, and feed mills.
Mixed Use – These uses are generally a mix of residential and commercial uses on
the same parcel of land. This is frequently found in the central business district, as
commercial uses on the first floor, and residential uses on the second floor.
These land use categories relate to the Existing and Proposed Land Use maps for the Village
and Planning Area. They are also important in that they relate to any future zoning code
categories that the Village of Stockton may choose to develop.
Current land uses in the Village of Stockton and its planning area are broken down as
follows:
Land Use Category
Agricultural
Downtown Commercial
Highway Commercial
Industrial
Park
Public
Residential
Transportation
Vacant

Total Number of Acres
15.7
25
27
122
2.9
64.8
181.4
126.1
18.1
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2.3 Existing Land Use Controls
2.3.1 Zoning
The Village of Stockton does not currently have any land use controls in place. This is an
issue that may need to be addressed in the future.
2.3.2 Subdivision Ordinance
The Village has a subdivision ordinance that includes design guidelines. The subdivision
ordinance regulates; subdivision of land, relationship to adjoining streets, minimum street
and alley width, cul-de-sacs, block length and width, minimum lot size, general lot layout,
corner lots, building set back lines, character of development, stream easements, and
improvements (streets, sidewalks, water lines, sewers, street lights, and other utilities).

2.4 Land Use Issues
Land use issues that have been identified by the community are outlined below. These
issues will be addressed in the Goals and Objectives phase of the plan. From that phase, a
series of recommended actions will be laid out to specifically deal with each issue.
1. There is an identified need to develop some type of land use control within the
Village of Stockton.
2. The Village should identify parking standards for future commercial and industrial
developments.
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Element 3

Transportation
3.1 Introduction
Transportation is a vital piece of all communities. It links the Village with surrounding
markets, job locations, goods and services, recreational and social opportunities, and the
world at large. The following element addresses the Village of Stockton’s existing
transportation facilities, as well as beginning to identify future needs of the transportation
system.
The Village of Stockton has a sound transportation system that is constantly being
maintained and enhanced by Village projects. While the existing facilities are always
maintained, the major project facing the community and Jo Daviess County is the future
expansion of Route 20 to a four-lane system from Freeport to Galena.
While this project is multiple years into the future, there is a real need to develop a plan to
address the challenges that the Village will face, once these improvements are constructed.
While the improvements currently proposed include a four-lane facility and a realignment of
Hwy 78, they also include a bypass of the community. This bypass, while bringing increased
traffic to one small part of the community, will also direct traffic away from the existing
commercial district, providing further challenges for these businesses.
The Transportation Systems map shows the existing transportation systems, routes, traffic
counts from 2004, and the proposed bypass of USH 20 and STH 78 around the Village of
Stockton.

3.2 Existing Transportation System Conditions
3.2.1 Village Road Facilities
Village road facilities and their existing conditions are outlined in the “Village of Stockton
Capital Improvements Program 2003-2007” (CIP). This report outlines the roadways that
are in need of specific repairs or reconstruction, estimated costs, and a timeline to complete
these projects. Currently, the Village is planning on street projects to reconstruct or repair
East Benton Ave., East Carpenter Ave., West Railroad Ave., East Front Ave., Rush St.,
Simmons St., and Simmons St. (2nd phase). The Village has also identified the need for a
new salt shed for the Public Works Department.
3.2.2 Traffic Generators and Counts
Traffic generators in the Village of Stockton include the school facilities, the Central
Business District (CBD), USH 20 commercial corridor, the nursing home on Simmons and
Front Ave., Dura Automotive on Simmons and Carpenter, and the Stockton Cheese Plant
off of West Railroad and West Front Ave.

Existing Conditions Report

Village of Stockton Comprehensive Plan

EC-10

5/10/2005

MSA Professional Services, Inc.

Traffic generators are important to note in a community. They are activity centers and
frequently the center of jobs and commerce. Future developments and improvements
should be targeted to these areas to ensure that they are maintained and enhanced, as the
need arises.
3.2.3 Accident Data
In 2003, the Village of Stockton had 43 traffic accidents. Areas of specific concern are
Simmons and Route 20, Route 20 and Route 78, and Carpenter and Simmons. These areas
have higher than average traffic accident counts.
3.2.4 Bicycle and Pedestrian Facilities
The Village of Stockton has a formal sidewalk policy. This policy states that the Village will
remove and haul away old sidewalk and furnish labor to install new sidewalk. The Village
will pay for half the cost of concrete, with the property owner paying for the remaining half
of the cost.
As part of the existing CIP, the Village has identified the need to replace some areas of
existing sidewalk, while also installing sidewalk in areas that do not currently have sidewalk.
The Village currently utilizes the Street Department to replace existing sidewalk and install
new sidewalk, due to cost savings that are realized through utilizing existing staff. These
repairs and installation are done as time permits Village staff to work on these projects, and
as funds are available.
The Village of Stockton does not currently have any existing bicycle facilities. However,
there may be an opportunity in the future to develop bicycle facilities to enhance the modal
options that are available to residents in the Village.
3.2.5 Elderly and Disabled Transportation
Transportation options for the elderly and disabled persons are available through Senior
Citizens Transportation Center in Freeport, IL. As the population ages, there may be an
increased need in the future for transportation services for elderly and disabled populations.
3.2.6 Truck Routes, Rail Access, and Air Passage
Truck: Stockton is served by 3 local, interstate and intrastate motor freight carriers. There is
also package delivery service available and commercial bus service.
Rail: there is no rail access to the Village.
Air: the nearest commercial airport is the Greater Rockford Airport located approximately
50 miles to the east of Stockton. The airport has over 50 flights per day and is accessed by 4
commercial airlines.
The nearest public airport is the Freeport Airport located approximately 28 miles from
Stockton. The airport includes a lighted runway, available fuel, and private storage of
aircraft.
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3.3 Existing Transportation Policies and Controls
3.3.1 Roadway Design and Traffic Controls
The Village of Stockton’s roadway design and traffic control standards are spelled out in the
Subdivision Ordinance (No. 407). Roadway width, surfacing, sub-grade, and construction
standards are spelled out specifically to ensure that all new ROW and utilities are constructed
in an appropriate fashion.
The subdivision ordinance also indicates that dead-end streets (cul-de-sacs) shall be avoided
when possible.
3.3.2 Parking Requirements
The Village of Stockton does not currently have any parking requirements in place. This may
be an issue that it wishes to consider in the future, to ensure that new developments are
adequately served.
3.3.3 Right of Way Policies
The Village of Stockton’s right of way policies are outlined in the subdivision ordinance.
This ordinance lays out requirements for street width and vision corners.
The Illinois Department of Transportation (IDOT) maintains the right to review all requests
for access to State Highways. Currently, IDOT will design all entrances, except commercial
facilities, and the owner may then proceed with construction. Drainage issues will be
addressed on commercial access, if water drains toward State ROW. Traffic projections will
be projected on commercial access, to see if turn lanes are required. If these projections are
required, an intersection design study must be completed prior to construction.
Subdivision plats must be approved by IDOT if they have access to, or are contiguous with
State ROW. Most sites will only be allowed one access point, depending on size.
Commercial access points may get two in special cases. Sometimes ROW must be
dedicated, depending on the size of the development.
IDOT also sets out pavement thickness requirements for all State ROW. IDOT also
mandates that utility adjustments at property owner’s expense. Setbacks are required on side
roads, off of four lane facilities. Four lane facilities require a minimum of 200 feet setback
before the first entrance is allowed.

3.4 Existing Transportation Planning Efforts
3.4.1 Local, Regional, and State Initiatives and Resources
There are three major players in transportation initiatives in the Stockton area: the Village of
Stockton, Jo Daviess County, and IDOT. The major IDOT initiative is outlined below in a
discussion of Route 20.
According to the County Highway Engineer, there are currently no plans to upgrade any
facilities in or around the Village of Stockton.
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3.4.2 U.S.H 20
The Route 20 Bypass will have a major impact on the Village, in that it will provide an
improved link to the Dubuque, Chicago, Rockford, and Freeport markets and enhance the
ability of residents to move freely throughout the County. This will also provide challenges,
as Route 20 currently runs through the Village limits. This provides the businesses that front
on the highway with reliable traffic, and it forces drivers to pass through the Village,
improving the chance that they will stop and spend money. Once the bypass is complete,
while traffic counts may increase, the Village will have to work harder to entice those drivers
moving past at 65 miles an hour to get off the highway and stop in Stockton. This is the
threat and opportunity that a bypass presents.
Per IDOT, plans are in place to begin Contract Plans and Land Acquisition for the Galena
Bypass in 2004, and possibly extending through 2010. This is the only portion of the project
that has funding for final design and purchase of right-of-way. Construction could begin on
this phase of the project as soon as 2007, provided that funds are available. IDOT has yet to
identify a long term timeline for the construction of the remainder of the four-lane highway,
including the portion to bypass the Village of Stockton.

3.5 Transportation Issues
Transportation issues that have been identified by the community are outlined below. These
issues will be addressed in the Goals and Objectives phase of the plan. From that phase, a
series of recommended actions will be laid out to specifically deal with each issue.
1. There may be a future need for increased elderly and disabled transportation
services, as the population continues to age.
2. The future of Route 20 will impact the Village a great deal.
3. The Village may wish to investigate strengthening the language in the subdivision
ordinance regarding cul-de-sacs. Encouraging additional grid construction ensures
that future development will match with the existing areas of the Village and be easy
to navigate.
4. The Village may wish to adopt some type of parking requirements for commercial,
industrial, and multi-family developments.
5. Reanalyzing street standards (widths, etc.) may be of particular interest, specifically
with newer styles of development becoming more prevalent.
6. The two major areas of accidents, Route 20 and Simmons St., should be addressed to
improve safety.
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Element 4

Community Facilities
4.1 Introduction
Community facilities provide a large portion of the structure for a Village. They house
government offices, educational institutions, non-governmental organizations (NGO’s), and
many other vital functions. These facilities also consist of several utilities (sewer, water, etc.),
public safety (police, fire, EMS), and other entities that protect the public’s health, safety,
and welfare. This element outlines these utilities, their status, and the issues facing the
Village of Stockton regarding future community facilities.
The Village of Stockton has multiple community facilities within the Village. Currently, the
Village contains facilities for local government offices, the Stockton School District, and
multiple other vital community structures.

4.2 Existing Facilities
4.2.1 School Facilities
There are three public education facilities located in the Village of Stockton. Stockton
Elementary School is located at 236 N. Pearl Street and offers programming for grades
PreK-5th. Approximate enrollment is about 307 students. Stockton Middle School is located
at 500 N. Rush Street and is open to grades 6-8. There are about 150 students who attend
the middle school. The Stockton Senior High School is located at 540 N. Rush Street for
grades 9-12. Approximate enrollment figures for the high school is about 204 students. The
latest A.C.T Composite Score for the community was 22.7.
4.2.2 Library Facilities
The Stockton Public Library is located at 140 West Benton Street. The library contains over
16,000 book volumes as well as internet access and video media. There were over 5,000
library visits in 2001.
4.2.3 Park Facilities
The Village has a park district and, therefore does not maintain the existing parks within the
community. This park district is responsible for the maintenance and upkeep of all parks in
the area, including Stockton Park, located in the Village.
The Mississippi Palisades State Park is located about 30 miles southwest of the Village and
offers beautiful scenery, hiking, climbing, camping, hunting, picnicking, and site seeing.
“Palisades’ is the word used to describe a line of lofty, steep cliffs usually seen along a river,
and Mississippi Palisades, 3 miles north of Savanna in Carroll County, handsomely lives up
to its name. Caves are evident as are dangerous sink holes-limestone caves that go straight
down. Erosion has carved intriguing rock formations, including Indian Head, with its
aquiline characteristics, and Twin Sisters, a pair of humanoid figures on the bluff tops. The
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U.S. Interior Department recognized the remarkable nature of this area when in 1973 it
designated acreage here as a national landmark.
Wooded ravines, whose brilliant hues splash the cliffs with color each autumn, dissect the
unglaciated terrain. Ferns, dot the deep ravines, while in the park’s northern region, leaves of
the white birch ripple in the wind. Each spring and summer the valleys and slopes are
dappled with the blooms of trillium, bluebell, lobelia, shooting star and yellow ladies’ slipper.
Animal life, within the park and the river areas immediately adjoining it, is varied. Waterfowl
and shorebirds are numerous, as are wild turkeys. Striking pileated woodpeckers make their
home in the park, and depending on ice conditions, eagles feed at the river in January and
February. Because so many birds migrate along the river, their lyrical songs can be heard at
the Mississippi Palisades each spring and fall…. “White-tailed deer, gray squirrel, skunk,
muskrat and weasel can be viewed in the park, as can mink, gray and red fox, woodchuck
and, even occasionally, badger.”
(http://dnr.state.il.us/lands/Landmgt/PARKS/R1/PALISADE.HTM)

The Apple River Canyon State Park offers an excellent mix of fishing, hiking and excellent
scenery. This natural area is located approximately 10 miles northwest of Stockton.
“Flowing endlessly for countless centuries, the Apple River has cut through the masses of
limestone, dolomite and shale until massive cliffs now rise high above the water and canyons
have formed. Vast ages of water and erosion widened and deepened the crevices as rivers
and streams cut their way through the stone. Close-up views of the colorful canyon reveal
walls dotted with mosses, lichens and tenacious bushes which have found crevices to hold
their roots on the sheer walls.”
“The glacial sweep which ironed out hills and filled valleys in other parts of the state left this
area unscratched. This circumstance accounts for the large number of fossil remains to be
found near the surface here. It also was responsible for the easy availability of the lead veins
that has much to do with the early development of this section of Illinois. The park contains
such wildlife as deer, squirrels, rabbits, raccoons, eagles, hawks and 47 varieties of birds. At
least 14 different ferns and over 500 different herbaceous plants and 165 varieties of flowers
can be seen throughout the park.”
(http://dnr.state.il.us/lands/Landmgt/PARKS/R1/APPLE.HTM)

The Village of Stockton is also located near the Thompson and Salem Units, Witkowsky
Wildlife Area, Tapley Woods, Hanover Bluff Nature Preserve and Wards Grove Nature
Preserve, Artenson-Wells Nature Preserve and Falling Down Prairie.
4.2.4 Police Department
The Stockton Police Department is located at 155 W. Front Avenue. The police station
includes a staff of 4 full-time and 8 part-time workers. The Village currently has 2 patrol
cars, both of which are equipped with video cameras and radar. The service area is mainly
the Village of Stockton. However, the Village has a mutual aid agreement with the County
to provide service as needed.
The Village of Stockton’s Police Department has identified a need for a new police station to
house the police chief and other offices. The CIP has outlined several scenarios that the
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Village will be considering shortly to address this need. There are also ongoing equipment
needs, such as replacement squad cars and updated equipment.
4.2.5 Fire Department and Emergency Medical Services
The Stockton Fire Department is a 30-member volunteer force, with 15 EMTs. The Fire
Department operates 2 engines / pumpers, 3 tankers, 2 fire trucks, one rescue truck, and one
personnel carrier. The EMT service has two ambulances. The service area covers 140square miles and stops at the Stephenson and Carroll County lines.
4.2.6 Water System
The Village maintains municipal water service. Approximate storage capacity for the water
system is 400,000 gpd with treatment capacity measuring 1,857,000 gpd. Average daily
demand is approximately 400,000 gpd with peak daily demand around 580,000 gpd. Excess
capacity for the current system is 1,677,000 gpd.
The Village currently is planning on five major water projects, per its CIP; replacement of
¾” and 1” water mains with 8” mains, Columbia Ave. water main replacement, water main
loopings, cleaning the water tower, and replacing fire hydrants. These five projects are
budgeted to occur through 2007. The water system is shown on the Utility Map.
4.2.7 Sanitary System
Stockton maintains a wastewater treatment facility. Treatment capacity is approximately
1,275,000 gpd with a present load of about 550,000 gpd. The wastewater treatment system
has an excess capacity of 725,000 gpd.
The Village has multiple ongoing sanitary sewer system projects to upgrade and improve
these existing facilities. These projects include; a manhole maintenance program, a sanitary
sewer televising and cleaning program, Phase 2sanitary sewer rehabilitation to include
infiltration /inflow analysis and sanitary sewer rehabilitation improvements, and a sanitary
sewer extension to the east edge of the Village limits. These projects are budgeted to occur
through 2007. The sewer system is shown on the Utility Map.
4.2.8 Storm Water System
The Village has curb and gutter and storm drains on most of their roadways. All
improvements and future development are to have curb and gutter and storm drainage. The
Village has an ongoing program, outlined in the CIP, to construct storm sewer, curb and
gutter and restore sections of road to address storm water concerns.
4.2.9 Community Facilities
The Village does not operate any existing community buildings. The CIP has identified a
need for a Community Building in the coming years.
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4.3 Existing Facilities Policies and Coordination
4.3.1 Intergovernmental Coordination
The Village currently has intergovernmental agreements with the surrounding jurisdictions
(County, etc.) regarding police, fire, and EMS services. This cooperation is in the form of
mutual aid agreements.

4.4 Community Facilities Issues
The following community facilities issues have been identified through the planning process.
These issues should be addressed in future planning efforts to ensure that they are
appropriately addressed.
1. The Village of Stockton has identified the need for a future community facility to
house meeting space and a kitchen.
2. There is a need for recreation programs for residents of all ages.
3. Falling enrollment at the school has the potential to impact the quality of education
that students receive.
4. There are ongoing infrastructure issues (sewer, water, etc.) that must be addressed to
ensure that the Village is prepared for the future.
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Element 5

Housing
5.1 Introduction

This element provides a baseline assessment of Stockton’s current housing stock. The
housing characteristics of a community are an important element of a comprehensive plan.
First, the physical location of housing often determines where municipal service provisions
need to be concentrated. Second, the condition of housing stock is often a good indicator
of social and economic conditions present within a community. Finally, identifying housing
clusters of new development will often indicate where future housing is likely to locate, and
what capital improvements might be necessary to accommodate new populations. The
information presented in this element of the Village of Stockton’s Comprehensive Plan will
provide officials with information about the current housing stock and detail occupancy
characteristics.

5.2 Existing Housing Conditions
5.2.1 Occupancy Characteristics
According to the 2000 Census, there were a total of 894 housing units within the Village. Of
these housing units, 831 units were occupied by owners or renters. A housing unit is
classified as occupied if it is the usual place of residence of the person or group of people
living in it at the time of enumeration. The difference in available units to occupied units is
the vacancy rate. In 2000, the vacancy rate was 1.7 percent for owner-occupied units, and
9.8 percent for rental units. See Table 5.2a.
Table 5.2a: Housing Occupancy, 2000
Number Percent
Total Housing Units

894

100.0

Occupied Housing Units

831

93.0

Vacant Housing Units

63

7.0

Homeowner Vacancy rate (percent)

1.7

Rental Vacancy rate (percent)

9.8

2000 Census, SF-1

Existing Conditions Report

Village of Stockton Comprehensive Plan

EC-18

5/10/2005

MSA Professional Services, Inc.

Tenure refers to the distinction between owner-occupied and renter-occupied housing units.
In 2000, there were 619 owner-occupied housing units. This accounts for 75 percent of the
available housing units in Stockton. Renter-occupied housing comprises 25 percent of total
housing units. See Table 5.2b.
Table 5.2b: Housing Tenure, 2000
Number

Percent

Occupied Housing Units

831

100.0

Owner-occupied housing units

619

74.5

Renter-occupied housing units

212

25.5

Average household size (owner-occupied)

2.35

Average household size (renter-occupied)

1.91

2000 Census, SF-1

5.2.2 Structural Characteristics
A housing unit is a house, an apartment, a mobile home or trailer, a group of rooms, or a
single room occupied as separate living quarters, or if vacant, intended for occupancy as
separate living quarters. A complete breakdown of residential structures in Stockton by unit
is presented in Table 5.2c. As shown in the table, 74 percent of the available housing units
are single-family detached structures. The second most prevalent residential structure in the
Village is the mobile home with 9 percent of the total housing stock. There are a variety of
residential structures within the Village, with the exception of structures with 20 or more
units where there is none.
Table 5.2c: Units in Structure, 2000
Number Percent
1-unit, detached

653

73.8

1-unit, attached

18

2.0

2 units

60

6.8

3 or 4 units

31

3.5

5 to 9 units

40

4.5

6

0.7

10 to 19 units
20 or more units
Mobile home
Total housing units

-

-

77

8.7

885

100.0

2000 Census, SF-3
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5.2.3 Value Characteristics
The following table lists housing values for owner-occupied housing units in 2000. The
value indicated is the respondent’s estimate of how much the property (house and lot,
mobile home and lot, or condominium unit) would sell for if it were for sale. The data
indicate that most homes in Stockton are valued between $50,000-$99,999. There are no
homes valued at over $300,000 dollars. The median value was $74,900 which compares
lower than Jo Daviess County at $89,100 and Illinois at $130,800.
Table 5.2d: Housing Values (owner-occupied), 2000
Number
Percent
Less than $50,000
$50,000 to $99,999

68

13.7

339

68.3

$100,000 to $149,000

83

16.7

$150,000 to $199,999

4

0.8

$200,000 to $299,999

2

0.4

$300,000 to $499,999

-

-

$500,000 to $999,999

-

-

$1,000,000 or more

-

-

Median (dollars)

74,900

2000 Census, SF-3

5.2.4 Age Characteristics
The age of a community’s housing stock typically reflects several important factors including
size, offered amenities, and overall maintenance costs. Age of the home often also reflects
different regional and national trends in housing development. Housing predating the
1940s, for example, was typically smaller and built on smaller lots. In subsequent decades,
both average lot and home sizes have increased. For example, average homes constructed in
the 1980s and 1990s are typically much larger than housing built in previous decades.
Additional bedrooms, bathrooms, and attached garage space are among the amenities usually
found in newer housing units.
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As shown in Table 5.2e, 45 percent of Stockton’s housing stock was built prior to 1939.
This would indicate that a significant portion of Stockton’s housing may require additional
care and maintenance as building materials show signs of aging. 87 percent of residential
structures within the Village were built before 1980.
Table 5.2e: Year Structure Built, 2000
Number Percent
1999 to March 2000

2

0.2

1995 to 1998

16

1.8

1990 to 1994

34

3.8

1980 to 1989

63

7.1

1970 to 1979

129

14.6

1960 to 1969

79

8.9

1940 to 1959

162

18.3

1939 or earlier

400

45.2

2000 Census, SF-3

Figure 5.2e: Year Structure Built, 2000
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5.3 Housing Projections

Housing projections allow a community to begin to anticipate future land use needs. To
plan for the future land use, housing projections have been created to predict future land
demand. These projections have been set up on low, medium, and high growth models.
The low growth projection assumes a 1.8% increase in housing units every five years. The
medium growth projection assumes a 2.8% increase in housing units every five years. The
high growth projection assumes a 3.8% increase in housing units every five years.
Low Growth Projection

2000

2005

2010

2015

2020

2025

Owner Occupied Housing
Units

619

630

641

653

665

677

Renter Occupied Housing
Units

212

216

220

224

228

232

Total Housing Units-Low
Growth

894

910

926

943

960

977

2000

2005

2010

2015

2020

2025

619

636

654

672

691

711

212

218

224

230

237

243

894

919

945

971

998

1026

High Growth Projection

2000

2005

2010

2015

2020

2025

Owner Occupied Housing
Units

619

643

667

692

719

746

Renter Occupied Housing
Units

212

220

228

237

246

255

Total Housing Units- High
Growth

894

928

963

1000

1038

1077

Source; MSA Professional Services, Inc.,

Medium Growth Projection
Owner Occupied Housing
Units
Renter Occupied Housing
Units
Total Housing Units-Medium
Growth

Source; MSA Professional Services, Inc.,

Source; MSA Professional Services, Inc.,

5.4 Housing Programs
There are several housing programs that residents can currently access. They include:
U.S. Department of Agriculture (USDA) Rural Development – USDA rural development
oversees several grants that apply to the Village and its residents. These include:
Direct Loan Program (Section 502) - Under the Direct Loan program, individuals or
families receive direct financial assistance directly from the Rural Housing Service in
the form of a home loan at an affordable interest rate. Most of the loans made
under the Direct Loan Program are to families with income below 80% of the
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median income level in the communities where they live. Since RHS is able to make
loans to those who will not qualify for a conventional loan, the RHS Direct Loan
program enables many more people to buy homes than might otherwise be possible.
Direct loans may be made for the purchase of an existing home or for new home
construction.
Loan Guarantee Program (Section 502) - Under the Guaranteed Loan program, the
Rural Housing Service guarantees loans made by private sector lenders. (A loan
guarantee through RHS means that, should the individual borrower default on the loan, RHS will
pay the private financier for the loan.) The individual works with the private lender and
makes his or her payments to that lender. Under the terms of the program, an
individual or family may borrow up to 100% of the appraised value of the home,
which eliminates the need for a down payment. Since a common barrier to owning a
home for many low-income people is the lack of funds to make a down payment, the
availability of the loan guarantees from RHS makes the reality of owning a home
available to a much larger percentage of Americans.
Mutual Self-Help Housing Program (Section 523) - The Mutual Self-Help Housing
Program makes homes affordable by enabling future homeowners to work on homes
themselves. With this investment in the home, or "sweat equity", each homeowner
pays less for his or her home. Each qualified applicant is required to complete 65%
of the work to build his or her own home. Technical Assistance Grants and Site
Loans are provided to nonprofit and local government organizations, which
supervise groups of 5 to 12 enrollees in the Self-Help Program. Members of each
group help work on each other's homes, moving in only when all the homes are
completed. Once accepted into the Self-Help Housing Program, each individual
enrollee generally applies for a Single-Family Housing Direct Loan (Section 502).
Home Repair Loan and Grant Program (Section 504) - For very low income families
who own homes in need of repair, the Home Repair Loan and Grant Program offers
loans and grants for renovation. The Home Repair Program also provides funds to
make a home accessible to someone with disabilities. Money may be provided, for
example, to repair a leaking roof; to replace a wood stove with central heating; to
construct a front-door ramp for someone using a wheelchair; or to replace an
outhouse and pump with running water, a bathroom, and a waste disposal system.
Homeowners 62 years and older are eligible for home improvement grants. Other
low income families and individuals receive loans at a 1% interest rate directly from
RHS.
According to interviews with the local office of USDA, located in Stephenson County, most
applications for these programs are processed in 30 days. After this time, a family or
individual will know if they are eligible for USDA housing programs, and what funds they
are able to access. Further information relating to these programs can be found in the
Appendix,
or
through
the
Rural
Development
site
for
Illinois
(http://www.rurdev.usda.gov/il/).
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5.5 Housing Issues

The following housing issues have been identified through the planning process. These
issues should be addressed in future planning efforts to ensure that they are appropriately
addressed.
1. There is a need to develop additional senior housing and assisted living units in the
coming years, as the population continues to age.
2. There is a need to develop housing that is affordable to young families.
3. There are few multi-family units available in the Village.
4. Stockton needs to develop a range of housing unit styles and sizes to meet the needs
of future residents.
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Element 6

Economic Development
6.1 Introduction

Economic development is vital to the future health of the Village of Stockton. The Village
has specific interests in retaining existing businesses and attracting additional investors to the
Village. The following element identifies the existing economic conditions in the Village of
Stockton. This includes employment status, workforce by industry, major employers, and
the strengths and weaknesses of the local economy.

6.2 Existing Economic Conditions
6.2.1 Labor Force and Employment Status
According to the 2000 Census, the Village had 1,505 people over the age of 16 who were
able to participate in the labor force. Of these, 66 percent (993) were in the labor force,
which is consistent with Jo Daviess County and the State of Illinois with 67.5 percent and
65.4 percent labor force participation respectively. Stockton also had about the same
unemployment rate as the County and State overall , with 3.1 percent unemployment locally.
The Village is significantly higher in the percentage of families where all parents are in the
labor force with almost 85 percent in 2000. During this same year, the County had 70.6
percent and the State 58.3 percent.
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Table 6.2a: Employment Status, 2000
Jo Daviess State of
County
Illinois

Village

Population 16 years and over
In labor force

Number

Percent

1,505

100.0

Percent

Percent

993

66.0

67.5

65.4

Civilian labor force

993

66.0

67.5

65.1

Employed

946

62.9

64.8

61.2

Unemployed

47

3.1

2.7

3.9

Percent of civilian labor force

4.7

-

4.0

6.0

-

-

-

0.2

512

34.0

32.5

34.6

809

100.0

Armed Forces
Not in labor force

Females 16 years and over
In labor force

483

59.7

61.4

59.0

Civilian labor force

483

59.7

61.4

59.0

Employed

467

57.7

59.4

55.5

Own children under 6 years

126

100.0

All parents in family in labor
force

107

84.9

70.6

58.3

Private wage and salary
workers

765

80.9

76.4

81.8

Government workers

71

7.5

9.7

12.7

Self-employed workers in own
not incorporated business

101

10.7

13.1

5.3

9

1.0

0.8

0.3

Unpaid family workers
2000 Census, SF-3
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6.2.2 Industry
Table 6.2b shows workforce participation by industry in 2000. The primary industry for
Stockton was manufacturing with almost 30 percent (276) of the workforce. The next
highest industries are educational, health, and social services with 17 percent, retail trade with
almost 12 percent, and construction with 10 percent. Stockton shows slightly lower
percentages than the County and State in professional, scientific, management,
administrative, and waste management services and in arts, entertainment, recreation,
accommodation and food services.
Table 6.2b: Workforce by Industry, 2000
Village
Number
Percent
Agriculture, forestry, fishing
and hunting, and mining
Construction
Manufacturing

29

Jo Daviess State of
County
Illinois
Percent
Percent

3.1

6.9

1.1

96

10.1

8.6

5.7

276

29.2

17.5

16.0

Wholesale trade

21

2.2

2.4

3.8

Retail trade

111

11.7

11.0

11.0

Transportation and
warehousing, and utilities

53

5.6

4.7

6.0

Information

10

1.1

1.4

3.0

49

5.2

5.1

7.9

25

2.6

6.1

10.1

Educational, health, and social
services

161

17.0

17.3

19.4

Arts, entertainment,
recreation, accommodation and
food services

49

5.2

12.0

7.2

Other services (except public
administration)

50

5.3

4.7

4.7

Public administration

16

1.7

2.4

4.0

946

100.0

100.0

100.0

Finance, insurance, real estate,
and rental and leasing
Professional, scientific,
management, administrative,
and waste management
services

Employed civilian population 16
years and over
2000 Census, SF-3
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Major employers in the Stockton community are shown in Table 6.2c. The major employers
include Dura Automotive, the Stockton School District, and Stockton Cheese.
Table 6.2c: Major Local Employers, 2000
Employer
Product/Service
Dura

Employees

Auto Parts Manufacturer

600

Education

99

Stockton School District
Stockton Cheese
Sullivans
Primera
Stockton Station
MC Nett Chevrolet

Cheese

80

Grocery store

55

Egg products

40

Gas/convenience

20

Car dealership

16

Illinois Department of Commerce and Economic Opportunity, 2000

6.2.3 Highway and Retail Commercial
U.S. Highway 20 currently runs through the Village of Stockton. In the future, this route
will be shifted to the north of the Village and expanded to a four-lane highway, as shown in
the figure below. The current highway commercial area surrounding current alignment of

Route 20 contains multiple commercial establishments, including a grocery store, several
restaurants, a convenience store, a hotel, and multiple other businesses. When this
alignment shift is completed, the Village will need to ensure that the existing businesses are
not lost due to the drop in traffic.
Retail commercial is centered in the Stockton Central Business District. This area is located
along State Hwy 78, south of the Route 20 / Hwy 78 intersection. The downtown contains
multiple historic structures and is home to several retail establishments. The Village of
Stockton is also looking to revitalize its downtown and commercial enterprises.
To that end, Stockton Revitalization was established. This committee is focusing on
developing further commercial enterprises, while also aiding existing businesses. This plan
will endeavor to coordinate any end product with the results and efforts of this committee.
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6.2.4 Agricultural Economy
The agricultural economy is still a vital player in the Stockton economy. The Jo Daviess
County Farm Bureau is located in Elizabeth and is an important resource for many local
farmers.
6.2.5 Tourism
The Village of Stockton benefits from its location along Route 20 with large numbers of
tourists passing through the Village. While the majority of tourists may not currently stop in
the Village, they present an enormous opportunity. If the Village can find a way to entice
some of these travelers to stop, they would have a solid source of outside revenue.
According to the Galena & Jo Daviess County FY 2004 Business Plan, most visitors to Jo
Daviess County in 2003 were repeat visitors. These visitors came primarily from Illinois,
Wisconsin, and Iowa, with small percentages coming from Minnesota and Indiana. This has
specific implications for the Village of Stockton in the short and long term. If the Village
can succeed in attracting these visitors to stop and form a favorable impression, there is a
strong chance that they will return the next time they are in Jo Daviess County.
While Stockton may share in the tourism dollars that come into the County, there seems to
be a consensus that the Village does not see the major benefits from these dollars as Galena
does. According to the Community Attitude Survey of January 2003 conducted by the Jo
Daviess County CVB, there is a general impression that the City of Galena receives most of
the tourism dollars in the County.

6.3 Community and Regional Economic Strengths and Weaknesses
6.3.1 Strategic and Competitive Advantages of the Community and the Region
Strategic and competitive advantages of the community and the region are listed below. To
build an economic development strategy, the Village of Stockton should find ways to
capitalize on the existing strategic and competitive advantages, while minimizing the relative
weaknesses.
•
•
•
•
•
•
•

Location on USH 20 and Hwy 78 – junction point provides increased traffic
School facilities
A strong school district
A strong work ethic
Natural beauty of the region
Largest population base between Freeport and Galena
Close ties to agriculture

6.3.2 Strengths and Weaknesses of Attracting Businesses
The Village of Stockton should consider its strengths and weaknesses in attracting
businesses, when developing an economic development strategy. These strengths and
weaknesses are listed below.
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Strengths:
• Location along Route 20 and Hwy 78
• Quality infrastructure
• Most downtown stores are filled
• High number (1.5 million) tourists pass through every year
• Variety of regional tourism / recreation / retail opportunities
• Strong, inexpensive labor force
• Available workforce
Weaknesses:
• No industrial park
• Lack of major capital markets in the area
• Lack of major four lane highway
• Less variety in stores / shopping as time goes by
• Two separate business districts splits shopper’s time
• Lacking jobs with living wages (“underemployed”)
• Loss of young people to areas with more job opportunities
• Limited ability to attract national franchises due to the relatively small population
• Lack of local incentives to attract development
• Lack of TIF district / Enterprise zone / State designations
6.3.3 Strengths and Weaknesses of Retaining Businesses
The Village of Stockton should consider its strengths and weaknesses in retaining existing
businesses, when developing an economic development strategy. These strengths and
weaknesses are listed below.
Strengths:
• Location along Route 20 and Hwy 78
• Quality infrastructure
• Most downtown stores are filled
• High number (1.5 million) tourists pass through every year
• Variety of regional tourism / recreation / retail opportunities
• Strong, inexpensive labor force
• Available workforce
• Willingness of the Village to work with existing investors to ensure they are successful
Weaknesses:
• No industrial park
• Lack of major capital markets areas
• Lack of major four lane highway
• Less variety in stores / shopping as time goes by
• Two separate business districts splits shopper’s time
• Loss of young people to areas with more job opportunities
• Limited ability to attract national franchises due to the relatively small population
• Lack of local incentives to assist businesses in expanding
• Lack of TIF district / Enterprise zone / State designations
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6.3.4 Existing Economic Development Programs
The Village of Stockton is currently assessing the potential of creating a revolving loan fund
to aid in the attraction and retention of additional businesses. The Village is also working
with local businesses and the chamber of commerce, as well as state agencies on possible
programs. These meetings were started in 2004.
The Stockton Banking Center and Citizen Bank are both involved in the development of a
Village Revolving Loan Fund. Neither bank currently has a fund in place to address this
type of loan program. Jo Daviess County Community Development Corporation has
economic development loans that are tied to job creation. Other entities with economic
development programs are the Blackhawk Hills Economic Development District and the
Illinois Department of Commerce and Economic Opportunities.

6.4 Economic Development Issues
The following Economic Development issues have been identified through the planning
process. These issues should be addressed in future planning efforts to ensure that they are
appropriately addressed.
1. There is a need to develop local incentives to attract development.
2. Stockton needs to identify and develop an industrial park to attract future investors
to the Village.
3. The Village continues to lose its young people to other areas, as they leave in search
of jobs.
4. The Village of Stockton would like to develop a TIF and an Enterprise Zone.
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Element 7

Natural Resources
7.1 Introduction
This element includes an analysis of existing natural resources in and around the Village of
Stockton. The chapter presents existing conditions and programs for the conservation and
promotion of effective management of natural resources in the Village. The rural heritage of
Stockton is especially important to local residents, and the natural features of the area very
much define local identity. Stockton is the highest village, by elevation, in the State of
Illinois.

7.2 Existing Natural Resources
7.2.1 Water Resources
The Village of Stockton’s water resources are generally limited to groundwater resources.
There are several small creeks that are in close proximity to the Village’s limits. These
resources should be considered when planning for future land uses. Water resources are also
included in the environmental constraints list, described below.
7.2.2 Environmental Constraints
Environmental constraints are those things that limit or prohibit development. These
include things such as wetlands, floodplains, steep slopes, species habitat, or other identified
areas of specific concern. Wetlands, floodplains, and steep slopes are all identified on the
Environmental Corridors Map. Also included in this document are maps identifying septic
soils, prime ag soils, and slopes (based on soils information).
7.2.3 Land, Soils, and Geological Resources
“The physical characteristics of Jo Daviess County are peculiar and, in some respects, rather
remarkable. The land generally is rolling and, as a rule, there is not a great quantity of what
is known as prairie land. The general dip of the county is toward the south and west,
generally terminating in a high bluff along the banks of the Mississippi River.
It contains within its borders the highest point in the State of Illinois. Many of the hills of
the County are conical in form and one of them, called “Pilot Knob”, has been a mark for
pilots on the Mississippi River ever since that stream has been navigated along the borders
of the County.
Many of its hills are capped with Dolomitic Niagara Limestone. Under this lies the green
and blue shale and limestone of the Cincinnati Group, but the great bed-rock of the county
is the Galena Limestone…
The soil of Jo Daviess County is generally a black loam, and there is no kind of grain or fruit
that can be grown in this latitude which the county cannot produce.” (Excerpt from “History of Jo

Daviess County, 1904”).
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7.2.4 Habitat Resources
Habitat resources around the Village of Stockton are present in wooded areas, rivers and
wetlands, and other vital natural resources.
The State of Illinois Department of Natural Resources (IDNR) (http://www.dnr.state.il.us/)
maintains a list of all existing endangered and threatened species within the State of Illinois.
Prior to any development efforts, the IDNR should be contacted to address any issues
pertaining to habitat for these species.

7.3 Natural Resource Issues
The following natural resource issues have been identified through the planning process.
These issues should be addressed in future planning efforts to ensure that they are
appropriately addressed.
1. There are too many deer, specifically in urban and suburban areas.
2. Some soils are not conducive to agriculture.
3. The sizing of fields is detrimental.
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