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INTRODUCTION 
 
The Comprehensive Plan adopted by the Village dates back to 1968-1969.   This document was 
prepared in 2015 and constitutes an update to the Comprehensive Plan efforts initiated by the 
Village of Freeburg in 1991.  It contains considerable information on the Village with regard to 
physical and socio-economic characteristics and estimates of future development requirements.   
 
Within the present Village is an arrangement of land uses that has been adjusted through 
supply and demand of the people of the Village throughout its long history.  This arrangement 
consists of a certain amount of land areas dedicated to single-family residential, multi-family 
residential (duplexes and apartments), commercial, industrial uses, etc.  In general, these areas 
are in proportion to the needs and desires of the citizens, institutions and business enterprises.  
While the current arrangement may leave much to be desired, any land use plan (and 
development control ordinances) must be related to these land uses.  Therefore, a careful study 
must be made of existing land use and its supporting infrastructure because it is the basis for 
the future community pattern. 
 
 
1.1 PURPOSE OF PLANNING AND ZONING 
 
Before explaining the purpose of planning and zoning, it is important to distinguish the basic 
difference between the two.  In general, planning can be defined as a scheme for making, doing 
or arranging something.  A community plan, in essence, sets the framework for future 
development based on a thorough assessment of existing conditions and goals and objectives 
for the future.  It is a “policy” document that defines how the future community environment 
should be.  It is normally “comprehensive” in nature, whereby land use, major streets, utilities, 
etc., are integrated into a unified scheme.  Additionally, since the condition of the local economy 
is closely tied to a community‟s wellbeing, the plan can serve, in part, to fulfill economic 
development objectives.  This report contains a chapter on economic trends and projections 
which helps define physical growth requirements.   
 
Zoning is the “legal” tool the Village uses to control land use.  The Village is granted this 
regulatory authority by the State of Illinois, per Chapter 65 of the Municipal Code.  There are 
other development control ordinances that can supplement the zoning ordinance, such as 
subdivision regulations and sign controls.  Specifically, a zoning ordinance regulates items 
relative to the use of land, height and size of buildings, size of lots, size of yards (building 
setbacks) and parking.  It establishes definitions, standards and procedures for the community‟s 
governing body to review and approve specific land developments.   
 
Zoning should be based on a sound and rational plan.  Though Illinois State statutes do not 
specifically require that a plan be prepared to support zoning controls (unlike many other 
states), case law reveals that land development regulations cannot be arbitrary and capricious.  
Hence, it is always in the best interest of a community to carefully consider its development 
objectives and adopt a plan that provides a strong foundation for its regulatory authority. 
 
The control of the use of land through zoning (supported by a plan) is essential to avoid 
incompatible uses, traffic congestion, environmental degradation and other negative community 
impacts which are the inevitable results of no community development control.  A reasonable, 
but relatively stringent, control is also important to promoting and encouraging private 
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development.  It is important so that an individual buying or building a home or investing money 
in a commercial or industrial enterprise can proceed with confidence in what the future holds for 
the Village‟s land use pattern and, more importantly, its immediate surroundings. 
 
Preparing a village plan is a structured process and, in order for it to have community support, it 
is essential to have citizen input.  The planning processes for the Village of Freeburg provides 
for citizen input early in the planning process, prior to the required public hearing after the plan 
has been developed. 
 
 
1.2 ORGANIZATION OF REPORT 
 
This community analysis component of the Comprehensive Plan (Section 2) begins with an 
examination of population and economic trends and projections.  These projections provide an 
“order of magnitude” estimate of future population and economic activity which, in turn, provides 
a means to estimate future land use requirements (Section 3) and supporting streets and 
utilities.  
 
The Goals and Objectives (Section 4) provide a listing of goals and specific objectives for a 
variety of community development topics and represent the action items and policy positions for 
the Village government to follow.  
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COMMUNITY PROFILE 
 
Section 2 serves as the Village‟s community profile.  This section provides a look at the Village 
in its current state, detailing demographics, households, transportation, infrastructure, the local 
economy, quality of life, and retail/commerce.   
 
 
2.1 DEMOGRAPHIC OVERVIEW & TRENDS 
 
Population Growth & Characteristics 
Freeburg has shown consistent population growth 
throughout its history until this most recent decade 
(Table 2.1).  Population estimates for 2015 are 
4,301, down 54 (-0.24%) from the 2010 census 
number.  Additionally, the projection for 2020 has 
the population declining further.  Although the 
population may be declining, the losses are 
marginal when looking at the overall population 
growth trends (Figure 2.1), and are likely attributed 
to an aging demographic and the tendency for 
young individuals to live in more densely 
populated areas. 
 
 
 
 

 
The age demographics in 
Freeburg explain the population 
drop to some extent (Table 2.2), 
particularly in the growth of the 
population 65 years and older.  It 
is estimated that 16.07% of the 
population falls into this category, 
which is higher than any other 
time the Village‟s history.  The age 
5 and under population has 
dropped consistently since 1980, 
with only a slight increase of 
0.17% to 5.07% from 2010-2015.  
A growing elderly population 
without a growing birth rate in the 
Village leads to a decline in 
population.  
 
 
 
 
 
 

TABLE 2.1 – POPULATION TRENDS 

YEAR POPULATION 
AVG. ANNUAL 

GROWTH 

1900 1,214 - 

1930 1,434 0.60% 

1950 1,661 0.79% 

1960 1,908 1.49% 

1970 2,495 3.08% 

1980 2,989 1.98% 

1990 3,115 0.42% 

2000 3,872 2.43% 

2010 4,354 1.24% 

2015 (Est.) 4,301 -0.24% 

2020 (Proj.) 4,241 -0.28% 

Source:  US Census Bureau, The Nielsen Company 

1,214 

4,354 4,241 

FIGURE 2.1 - POPULATION TRENDS 
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TABLE 2.2 - POPULATION AGE DISTRIBUTION 

AGE GROUP 

1980 
CENSUS 

1990 
CENSUS 

2000 
CENSUS 

2010 
CENSUS 

2015 
ESTIMATE 

# % # % # % # % # % 

Ages Under 5 240 8% 221 7% 210 5% 213 5% 218 5% 

Ages 5 - 17 647 22% 640 21% 841 22% 870 20% 674 16% 

Ages 18 - 64 1,763 59% 1,806 58% 2,255 58% 2,606 60% 2,718 60% 

Ages 65 + 339 11% 448 14% 566 15% 665 15% 691 16% 

Total: 2,989 100% 3,115 100% 3,872 100% 4,354 100% 4,301 100% 

Source:  US Census Bureau, The Nielsen Company       
 

The age distribution of the population (Figure 2.2) shows that the age group with the highest 
percentage of the population is 45-54 years, following closely by 55-64 years.  The age group 
with the least amount of the population is the 85 and older group, with low percentages in the 
15-17 range as well as the 18-20 years. 
 

 
Source:  US Census Bureau, The Nielsen Company 

 

Since 2000 the population has been trending slightly older (Figure 2.3) in the Village.  The 
median age in 2000 was 38.2, in 2010 it was 41.9, and according to 2015 estimates the median 
age is 43.7.  In 2000 the most populated age grouping was 35-44 years old at 19%, whereas in 
2010 and 2013 the most populated age group became 45-54 years old.  The 45-54 age range is 
still the most populated according to 2015 estimates, but the number has dropped from 19% in 
2013 to 16%, and the age range of 55-64 years old has increased from 12% to 16%.  Figure 2.3 
shows the linear trendlines of the age distributions for 2000, 2010, and 2013.  While the trends 
are very similar, it is clear the ages are starting to skew to the older groupings.   

16% 

3% 

FIGURE 2.2 - 2015 POPULATION AGE DISTRIBUTION 
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Source:  US Census Bureau 
 

Race & Sex 
The population in the Village is primarily white 
(Table 2.3).  The only other race with over 1% of 
the population is the classification Two or More 
Races, with 1.37%.   
 
The population is nearly split in terms of sex, 
with 49% of the residents being male and 51% 
female.   
 
 
 
 
 
 
2.2 HOUSEHOLDS & HOUSING 
 

Households Overview 
Just as the aging population is a factor to the declining population, it also contributes to the 
reduction in the number of people per household (Table 2.4).  From the 1980 census to the 
2015 estimate the average persons per household has been in decline.  The total number of 
households does not share the same trend, however, with only a slight decline in the 2015 
estimate after steady growth from the 1980 – 2010 census.  Additionally, this decline in the 2015 
estimate was in large part due to a decrease in renter households, with family and owner 
households seeing continued growth. 
 
 
 
 
 
 
 

0.0%

2.5%

5.0%

7.5%

10.0%

12.5%

15.0%

17.5%

20.0%

22.5%

25.0% FIGURE 2.3 - AGE DISTRIBUTION TRENDS  

2000

2010

2013

Linear (2000)

Linear (2010)

Linear (2013)

TABLE 2.3 - POPULATION BY RACE 

RACE # % 

White Alone 4,172 97 

Black or African American 
Alone 

16 0.37 

American Indian and Alaska 
Native Alone 

18 0.42 

Asian Alone 18 0.42 

Native Hawaiian and Other 
Pacific Islander Alone 

4 0.09 

Some Other Race Alone 14 0.33 

Two or More Races 59 1.37 

Source:  US Census Bureau, The Nielsen Company 
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Average Household Income 
The average household income has been 
steadily increasing in the Village as well (Table 
2.5).  Between 1990 and 2000 there was an 
annual average change of 7.2%, the highest 
dating back to 1980.  From 2000 to 2010, 
however, the Village only saw an average annual 
change of 3.8%.  From the 1980 census to the 
2015 estimate there has been an average annual 
change of 5.3%.   
 

Housing Types 
Single-family housing makes up the majority of housing types in the Village (Table 2.6).  Since 
1980 the number of single-family homes has nearly doubled, with an 86% increase.  Over this 
same time period duplex and multi-family homes saw a 20% increase, and mobile homes only a 
1% increase.   
 

TABLE 2.6 - HOUSING TYPES 

HOUSING TYPE 

1980 
CENSUS 

1990 
CENSUS 

2000 
CENSUS 

2010 
CENSUS 

2015 
ESTIMATE 

# CHG. # CHG. # CHG. # CHG. # CHG. 

Single-Family 777 - 788 11 1,069 281 1,343 274 1,448 105 

Duplex and Multi-
Family 

127 - 133 6 216 83 104 -112 152 48 

Mobile Home 194 - 236 42 204 -32 159 -45 196 37 

Total 1,098 - 1,157 59 1,489 332 1,606 117 1,796 190 

Source:  US Census Bureau, The Nielsen Company       

 
Owner-Occupied Housing Values 
Home values within the Village of Freeburg (Figure 2.4) show the highest percentage of homes 
(26.15%) are $200,000-$299,999.  The next most common group is the $100,000-$149,999 
(17.91%) range, followed by $150,000-$199,999 (15.64%).  Overall, the quality of housing in the 
Village is strong with 71% of all owner occupied housing units valued between $100,000 and 
$399,999.   
 

TABLE 2.4 - SELECTED HOUSEHOLD CHARACTERISTICS 

HOUSEHOLD 
CHARACTERISTIC 

1980 
CENSUS 

1990 
CENSUS 

2000 
CENSUS 

2010 
CENSUS 

2015 
ESTIMATE 

# CHG. # CHG. # CHG. # CHG. # CHG. 

Persons Per HH 2.81 - 2.7 -0.11 2.65 -0.05 2.54 -0.11 2.47 -0.07 

Family HH 812 - 844 32 1,063 219 1,215 152 1,236 21 

Owner HH 828 - 864 36 1,142 278 1,376 234 1,407 31 

Renter HH 221 - 249 28 272 23 337 59 304 -33 

All HH 1,049 - 1,113 64 1,414 301 1,713 271 1,711 -2 

Source:  US Census Bureau, The Nielsen Company 

 

TABLE 2.5 - AVERAGE HOUSEHOLD INCOME 

YEAR INCOME CHANGE 

1980 Census $19,212  - 

1990 Census $29,960  $10,748  

2000 Census $51,434  $21,474  

2010 Census $70,990  $19,556  

2015 Estimate $87,265  $16,275  

Source:  US Census Bureau, The Nielsen Company 
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Source:  US Census Bureau, The Nielsen Company 

 
 
 
Housing Age 
The majority of the housing units in the 
Village (Table 2.7) were constructed 
between 1990 and 1999 (454), followed 
closely by those constructed between 2000 
and 2009 (437).  Half of all homes in the 
Village were constructed between these 
time periods (Figure 2.5).  The next highest 
grouping is those homes built in 1939 or 
earlier (262).  The age range with the 
fewest homes is the 2010 or later category, 
with only 21.   
 
 

112 

24 32 18 

120 

252 
220 

368 

159 

56 37 9 0 

FIGURE 2.4 - OWNER-OCCUPIED HOUSING VALUE 

TABLE 2.7 - HOUSING UNITS BY YEAR BUILT 

YEAR BUILT # % 

2010 or Later 21 1.17 

2000 - 2009 437 24.33 

1990 - 1999 454 25.28 

1980 - 1989 122 6.79 

1970 - 1979 210 11.69 

1960 - 1969 136 7.57 

1950 - 1959 77 4.29 

1940 - 1949 77 4.29 

1939 or Earlier 262 14.59 

Source:  The Nielsen Company 
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Source:  US Census Bureau, The Nielsen Company 

 
 
 
2.3 TRANSPORTATION 
 
The following is an inventory of the existing 
street network (Table 2.8) in the Village per 
Illinois Department of Transportation (IDOT) 
roadway data from 2013.  The majority of 
the street network (77%) is maintained by 
the Village, with IDOT responsible for a 
portion (18%), and the County maintaining 
the remainder (5%).    
 
The Federal Highway Administration‟s hierarchy of functional systems of roadways is as follows: 
 

- Principal Arterials 
- Minor Arterials 
- Major Collectors 
- Local Roads/Streets 

 
This classification is based on the proportions of service of each roadway classification, with 
arterials offering higher mobility but less land access, and local roads/streets with high land 
access but limited mobility.  The average annual daily traffic (AADT) counts (Figure 2.7) follow 
the hierarchy. 
 
 

2010 or Later 
1% 

2000 - 2009 
24% 

1990 - 1999 
25% 

1980 - 1989 
7% 

1970 - 1979 
12% 

1960 - 1969 
8% 

1950 - 1959 
4% 

1940 - 1949 
4% 

1939 or 
Earlier 

15% 

FIGURE 2.5 - HOUSING UNITS BY YEAR BUILT 

TABLE 2.8 - STREET INVENTORY 

STREET TYPE MILES % AADT 

Principal Arterial 5.37 9.76% 12,242 

Minor Arterial 6.04 10.98% 2,332 

Major Collector 6.82 12.40% 1,010 

Local Road or Street 36.79 66.87% 761* 

*Only 20% of local roads/streets have AADT records. 

Source:  Illinois Department of Transportation 
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FIGURE 2.6 – STREET NETWORK BY STREET TYPE 
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Principal Arterials 
Principal arterials are the most heavily trafficked roadways 
in the Village, with an average AADT count of 12,242.  
These are roadways constructed and maintained by IDOT.  
The majority (72%) of these roadways are two-lanes, with 
high type bituminous surfacing over Portland cement 
concrete.  The remaining principle arterial sections (28%) 
are four-lanes, with bituminous concrete pavement 
surfacing.  Most of the principal arterial streets were most 
recently surfaced in 1990 (Table 2.9), although over half 
(56%) of the mileage has been surfaced in 1996 or later.   
 
Minor Arterials 
Minor Arterials are second to the principal arterials with an average AADT count of 2,332.  Only 
3.5 of the 6.0 miles of minor arterials have information on the resurfacing year.  Of the mileage 
with information available, 2.2 miles were resurfaced in the year 2000 and the remaining 1.3 
miles have surfacing dating back to 1997.   The minor arterials have either bituminous surface-
treated (43%), bituminous concrete pavement (full-depth) (21%), or high type bituminous (rigid 
base) over Portland cement concrete (36%) surfacing.   
 
Major Collectors 
Major collector streets are more prominent than arterials by mileage, but have lower AADT 
counts.  The majority of these roadways are bituminous surface-treated, and the data (where 
available) shows surfacing dating back to 1934 – 1979.   
 
Local Road or Streets 
Local roads and streets make up the majority of the road types in the Village.  Most (57%) of 
these roads are bituminous surface-treated (Table 2.10), with the average surfacing year of 
1971.  The local roads/streets with the most recent surfacing are those with bituminous 
concrete/sheet asphalt/rock asphalt, having been resurfaced in 2008.  Surfacing year data was 
not available for all roads/streets, however.   
 

TABLE 2.10 - LOCAL ROAD/STREET SURFACING 

CODE DESCRIPTION MILES % 

110 Soil-Surfaced (Oiled) 0.17 0.46% 

200 Soil-Surfaced (Untreated) 0.64 1.74% 

300 Bituminous Surface-Treated 21.08 57.30% 

500 High Type Bituminous Surface Treated 8.44 22.94% 

550 Bituminous Concrete, Sheet Asphalt or Rock Asphalt 3.72 10.11% 

700 Portland Cement Concrete (Reinforcement Unknown) 2.45 6.66% 

710 Portland Cement Concrete (No Reinforcement) 0.29 0.79% 

Source:  Illinois Department of Transportation 
 
 
 
 
 
 
 
 
 
 

 

TABLE 2.9 - PRINCIPAL ARTERIAL 
SURFACE AGE 

YEAR MILES % 

1925 0.01 0% 

1990 2.1 39% 

1991 0.24 4% 

1996 1.58 29% 

2006 0.66 12% 

2012 0.78 15% 

Source:  Illinois Department of 
Transportation 
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FIGURE 2.7 – AVERAGE ANNUAL DAILY TRAFFIC BY STREET TYPE 

 
 
 
2.4 INFRASTRUCTURE 
 
Water Distribution System 
The Village of Freeburg Water Distribution System dates back to the late 1800s.  In 1938, a 
water treatment plant was constructed east of the Village near Silver Creek.  Water was drawn 
from Silver Creek and pumped to an impoundment which served as the water supply source for 
the treatment plant.  In 1978 the Freeburg-Smithton-Hecker (FSH) Water Commission 
constructed a water transmission system to serve the three communities, at which point the 
Village of Freeburg abandoned their water treatment plant and connected to the FSH system. 
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Existing Conditions 
The FSH Water Commission purchases water from the Summerfield-Lebanon-Mascoutah 
(SLM) Water Commission.  The SLM Water Commission has a treatment plant capable of 
handling 6.5 million gallons per day.  This plant is located south of Mascoutah and uses the 
Kaskaskia River as its water source.  FSH has a pumping station at the SLM plant with a 
capacity of 960 gallons per minute (1.38 MGD).  Water is pumped into a 16-inch transmission 
line which goes in a westerly direction toward Freeburg.  At the location of the old Freeburg 
Water Treatment Plant, the Village of Freeburg connects to the FSH system with an 8-inch line 
that follows Old Fayetteville Road into the Village.  From the point where the 8-inch line is 
connected, the FSH line reduces to 12-inch and follows Route 15 in a westerly direction to a 0.5 
million gallon elevated storage tank at the south edge of Freeburg.  At this point, there is a 
second connection into the Village of Freeburg system.  The FSH line continues westerly with a 
10-inch line going to the Village of Smithton, and an 8-inch line proceeding onto the Village of 
Hecker. 
 
The Freeburg water distribution system (Figure 2.8) is composed of a variety of line sizes and 
materials, ranging from 4-inch to 14-inch diameter and containing cast iron, ductile iron, 
asbestos cement, and PVC lines.  Elevated storage is provided by two tanks:  the east tank and 
the west tank.  The east tank is located at Apple and Pitts Streets, and has a capacity of 
225,000 gallons.  The west tank, located at Walnut and Temple Streets, has a 250,000 gallon 
capacity.  The Freeburg elevated storage tanks are slightly higher than the FSH elevated 
storage tank.  For this reason there is a telemetry system located at the west Freeburg tank, 
which signals the FSH pumps to shut down when the west tank reaches capacity.  There is 
adequate head on the FSH system to fill the FSH elevated storage tank, controlled with an 
altitude valve, and to fill the Freeburg east tank, which is also controlled with an altitude valve.  
In case of a prolonged power failure preventing operation of the FSH pumping facility, the 
Village could draw upon the FSH elevated storage to feed into the Village system, albeit at a 
reduced pressure. 
 
The Village has a total storage capacity of approximately 655,000 gallons per day.  The average 
daily demand is around 346,000 gallons, with a peak daily demand of almost 519,000 gallons.  
The excess capacity available is approximately 500,000 gallons per day.   
 
The maximum day to average day ratio for the Freeburg system is approximately 1.4, as 
compared with the normal design average of 1.5.  A comparison of the water purchased from 
FSH to the water sold by the Village indicates that 86 percent of the water purchased is 
accounted for.  The American Waterworks Association indicates that losses between 12 and 20 
percent are normal for most systems; therefore, the Freeburg losses of 14 percent are within the 
normal range. 
 
The Insurance Service Office (ISO) specifies a flow of 2,250 gallons per minute for two hours is 
required for fire protection flow.  Based on this metric the Village has a storage requirement of 
270,000 gallons, which is well below the existing available storage capacity.  However, the 
Freeburg Fire Protection District follows the national standard flow of 1,000 gallons per minute 
with a 20-pound per square inch (psi) residual pressure as an objective for the distribution 
system.  This standard cannot be met throughout much of the present system. 
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FIGURE 2.8 – WATER DISTRIBUTION SYSTEM 

 
 
Future Considerations 
Over the past several years, the Village has replaced a number of waterlines within its system to 
improve capacities and pressure.  However, available flows and pressure in some parts of the 
system are less than desired for fire flows and do warrant improvement.  The Village has a 
water system network analysis in its five-year plan which should serve as a guide for future 
system improvements. 
 
A proposed North State Street/Peabody Road water loop would create development 
opportunities in the future for some of the undeveloped land east of Route 13.  Additionally, the 
expansion of the water system would allow the Village to annex more property once utilities 
could be provided to the land owners, as water service is a priority to area residents due to the 
deterioration of well water quality. 
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Wastewater System 
The Freeburg Sanitary Sewer System was installed in the early 1940‟s.  The original treatment 
plant, located along Kessler Road on the west side of the Village, was completed in 1943.  That 
facility employed the activated sludge process utilizing mechanical aerators and had a design 
capacity of a 2,000 population equivalent (PE).  In 1968 a second treatment facility, consisting 
of a two-stage waste stabilization pond, was constructed on the east side of the Village.  A 
portion of the sanitary sewer system was then diverted to that facility, which had a design 
capacity of 1,470 PE.  In the early 1970s, in response to more stringent effluent limitations 
imposed by the Illinois Environmental Protection Agency, the east treatment facility was 
upgraded with the addition of floating aerators, tertiary filtration and chlorination facilities to a 
capacity of 0.31 million gallons per day (MGD).  At that same time the original west treatment 
facility was replaced with a new 4,000 PE activated sludge treatment plant, located south of 
Douglas Road, which employs the contact stabilization activated sludge process with tertiary 
filters and chlorination.  These facilities were completed in 1973.  In 1989, both treatment 
facilities were granted a chlorination exemption by IEPA and, therefore, no longer chlorinate the 
final effluent.   
 
Collection System 
The Freeburg sanitary sewer system consists of lines ranging in size from 8 inches to 24 inches 
(Figure 2.9).  The original system was constructed of vitrified clay pipe and most extensions 
made in recent years have been of PVC plastic. 
 
The locations and capacities of the Village‟s lift stations are as follows: 
 
 1. Pitts Street:  Duplex - submersible, 120 gallons per minute; 
 2. West Street:  Simplex - submersible, 80 gallons per minute; 
 3. Swimming Pool:  Duplex - submersible, 100 gallons per minute; 
 4. Old Fayetteville Road:  Duplex - submersible, 110 gallons per minute. 
 5. Meadowbrook:  Triplex 
 6. North Edison:  Duplex 
 7. Industrial Park:  Duplex 
 8. Palomar:  Duplex 
 
In addition, there are pumping stations at both treatment plants, with capacities of 694 gpm at 
the West Plant and 800 gpm at the East Plant. 
 

The Route 13/15 North lift station has been the source of periodic problems over the years.  
This station is scheduled to be replaced with a new, larger submersible pump station which will 
discharge to the west collection system, re-routing the flow away from the east collection system 
where it presently discharges.  This lift station will be sized to serve the existing tributary flow. 
 
The Pitts Street lift station, upgraded in 2014, has been the source of very few problems.  
Converting the system to a duplex unit has provided additional reliability.   
 
The West Street lift station had been the source of problems resulting in sewer back-up in 
basements of adjoining residences.  The issue appeared to have been excessive flow entering 
the line tributary to the lift station.  These backups seem to have ceased, however, as they have 
not occurred in some time.  It would be desirable to convert the station to a duplex unit, but the 
wet well diameter may be a limiting factor in doing so. 
 



Freeburg, Illinois COMPREHENSIVE PLAN  Page 21 

The swimming pool lift station receives limited usage except during the summer months when 
the swimming pool is in operation.  This station also serves a restroom at the municipal park, 
the caretaker‟s house and several mobile homes adjacent to the park.  Recently upgraded in 
2014, there have been no significant problems with this station. 
 
 

FIGURE 2.9 – SANITARY SEWER SYSTEM 

 
 
The capacity of the west sewer system was improved with the construction of a 21-inch St. Clair 
Street Trunk Sewer.  The hydraulic limitation in the system occurs at the old wastewater 
treatment plant on Kessler Road, where the 21-inch trunk sewer junctions with the 15-inch 
interceptor sewer to the west treatment plant.  During extremely high flow periods the 15-inch 
line is unable to handle the flow from the St. Clair Street Trunk Sewer, resulting in a surcharging 
of the line. 
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Treatment Plants 
The Village has a total treatment capacity of approximately 710,000 gallons per day.  The 
present load is around 500,000 gallons, with an excess capacity of approximately 237,000 per 
day.  The raw wastewater received at both treatment facilities averages at or below the organic 
strength of normal domestic sewage, therefore, the hydraulic capacity is the limiting factor.  
Village engineers have indicated that the wastewater treatment plant expansion is a top priority 
on the list of future capital improvement projects. 
 
Future Considerations 
There are limitations with the sewage collection system.  As stated earlier, in the east system, 
the trunk lines are not adequate to accept large quantities of flow such as what might occur from 
a large development.  On the west system, the interceptor sewer is of inadequate capacity to 
carry all of the flow to the treatment plant after it junctions with the new 21-inch trunk line.  
Because of the nature of the treatment process, the east waste stabilization pond facility is 
better able to handle the high flows with limited impact on its effluent.  Therefore, the east 
system is not critically impacted by the wet weather flows.  However, the west system utilizing 
the activated sludge treatment process is more subject to hydraulic overloading and must be 
limited on the amount of flow that is pumped to the treatment plant.  In the future, the high flow 
conditions and the inability to handle all the flow going to the west treatment plant will need to 
be addressed.  Alternatives would be the provision of an excess flow treatment unit at the site of 
the old treatment plant, or the increase of the interceptor capacity from that point to the site of 
the present west treatment plant. 
 
A northern trunk sewer extension was recently completed, providing 18-inch gravity sewer 
service to the commercial area adjacent to Route 13.  Bids have been prepared for a Deerfield 
relief sewer project, as well as a MH 317 – Old Freeburg Road project that would provide sewer 
to the Parrish property along Route 13.  Future projects include the extension of sewer service 
north along Route 13 to the Village‟s corporate boundary.  These projects, combined with the 
wastewater treatment plant extension, will allow the Village to provide utility service for 
additional properties and accommodate future growth. 
 
Storm Sewer System 
Drainage from the Village of Freeburg is primarily in three watersheds.  The northwestern 
portion of the community drains to Kinney Branch, the eastern section drains to Jack‟s Run 
Creek and the southern section drains to Lemen Branch.  The storm sewer system within the 
Village consists of scattered sections with no well-defined collection system.  Of the longer 
sections, a storm sewer runs west on Phillips Street, then Mill Street, and discharges on the 
west side of the railroad tracks.  Another section runs along West Apple Street, then south and 
east, discharging to the Route 13/15 drainage system.  Another section is located along St. Clair 
and White Streets, east of Highway 13/15, discharging to the east.  With the recent 
improvements of Route 13/15 through the Village, storm sewer was placed along the highway 
from Apple Street south to a point just south of the intersection of Routes 13 and 15 at the 
southern edge of the Village. 
 
There are numerous isolated sections of storm sewer problems, many of which have resulted 
from residents filling in ditches in front of their homes.  There are storm drainage problems in 
the vicinity of the Richland Street area.  During heavy rains, particularly during secondary 
storms occurrences, the stormwater runoff from the properties of Dressler Grain, Tower Fire 
Apparatus and G&S Foundry discharges into inlets and pipes incapable of handling the volume 
of water.  This was addressed in part by the storm sewer installed from the High School south to 
Hill Mine Rd.  The Village is currently investigating solutions to this storm drainage problem.  In 
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addition to this investigation, it would be desirable for the Village to undertake an identification 
program for the existing storm sewer system so that it could be mapped for future reference.   
 
Electric System 
The Village is a member of the Illinois Municipal Electric Agency and has owned, operated, and 
maintained its own electric utility system since 1904. The system presently serves 1,966 
residential, 156 commercial, and 24 industrial users spread across a geographic area of 
approximately 18 square miles. The total electric load for 2014 was 43,254 MWh, with a peak of 
11.3 MW.  
 
A 34.5 KV transmission line, which is the main electric supply to the Village,  runs from Belleville 
to the power plant yard connecting the Ameren IP transmission line to the 34.5 KV/ 4.16KV 
10MVA substation. In 2007 a second power plant and 12MVA substation was added on the 
north end of town.  This allowed the Village‟s load to be split and served from each of the two 
substations, further ensuring reliability of the Village‟s power delivery.  Should the system 
encounter a problem, there is 10.8MW of diesel backup generation to offset supply shortages 
and bridge power outages. 
 
Over the past several years the Village has replaced a number of overhead distribution lines, 
poles, and transformers with buried lines and pad mount transformers.  These improvements 
enhance the system‟s quality and reliability to its customers.  In the future the Village plans to 
continue to update and expand its infrastructure as needed. 
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FIGURE 2.10 – ELECTRIC LINES 

 
 
 
2.5 LOCAL ECONOMY & JOBS 
 
Employment Characteristics 
There are approximately 2,318 residents in the 
civilian population 16 and older that are 
employed (Table 2.11).  The majority (68%) of 
these residents are For-Profit Private Workers.  
Non-Profit Private and Self-Employed Workers 
are the next most common classifications, with 
approximately 220 residents falling under each 
category.   

TABLE 2.11 - CLASS OF WORKER 

CLASSIFICATION # % 

For-Profit Private Workers 1,580 68.16 

Non-Profit Private Workers 219 9.45 

Local Government Workers 146 6.3 

State Government Workers 24 1.04 

Federal Government Workers 131 5.65 

Self-Employed Workers 218 9.4 

Unpaid Family Workers 0 0 

Source:  The Nielsen Company 
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The most common occupation of residents (Table 2.12) is classified as Construction and 
Extraction (345 employees/15.8% of all workers).  Office and Administrative Support 
(225/10.2%), Management (189/8.6%), Unclassified (181/8.3%), and Sales and Related 
(175/8%) are the next most common occupations.   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Workplace Population (Table 2.13) shows the number of establishments, total employees, and 
employees per establishment for those businesses in the Village.  The business type with the 
most establishments in the Village is Construction (22), and the business type with the most 
employees is Manufacturing (299).  Other notable businesses, in terms of total employees, are 
Healthcare and Social Assistance (176), Accommodation and Food Services (124), Retail Trade 
(121), and Educational Services (120).   
 
 
 
 
 
 
 
 
 
 
 
 

TABLE 2.12 - EMPLOYMENT BY OCCUPATION 

SOC CODE OCCUPATION DESCRIPTION # % 

11 Management 189 8.64 

13 Business and Financial Operations 98 4.48 

15 Computer and Mathematical 15 0.69 

17 Architecture and Engineering 49 2.24 

19 Life, Physical, and Social Science 8 0.37 

21 Community and Social Services 58 2.65 

23 Legal 2 0.09 

25 Education, Training, and Library 143 6.54 

27 Arts, Design, Entertainment, Sports, and Media 23 1.05 

29 Healthcare Practitioners and Technical 94 4.3 

31 Healthcare Support 31 1.42 

33 Protective Service 25 1.14 

35 Food Preparation and Serving Related 48 2.19 

37 Building and Grounds Cleaning and Maintenance 95 4.34 

39 Personal Care and Service 75 3.43 

41 Sales and Related 175 8 

43 Office and Administrative Support 225 10.29 

45 Farming, Fishing, and Forestry 12 0.55 

47 Construction and Extraction 345 15.78 

49 Installation, Maintenance, and Repair 91 4.16 

51 Production 84 3.84 

53 Transportation and Material Moving 121 5.53 

99 Unclassified 181 8.28 

Source:  The Nielsen Company 
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TABLE 2.13 - WORKPLACE POPULATION 

BUSINESS DESCRIPTION 
 TOTAL 

ESTABLISHMENT 
TOTAL 

EMPLOYEES 
EMPLOYEES PER 
ESTABLISHMENT 

Total Businesses 138 1,357 10 

        Private Sector 131 1,307 10 

        Public Administration 4 48 12 

Agriculture, Forestry, Fishing and Hunting 3 13 4 

Mining, Quarrying, and Oil and Gas 
Extraction 

0 0 0 

Utilities 1 4 4 

Construction 22 81 4 

Manufacturing 5 299 60 

Wholesale Trade 3 79 26 

Transportation and Warehousing 5 46 9 

Information 3 7 2 

Real Estate and Rental and Leasing 2 11 6 

Professional, Scientific, and Technical 
Services 

9 64 7 

Management of Companies and Enterprises 0 0 0 

Administrative, Support, Waste Mgmt. 
Remediation Services 

6 36 6 

Educational Services 1 120 120 

Healthcare and Social Assistance 12 176 15 

Arts, Entertainment, and Recreation 4 9 2 

Retail Trade 15 121 8 

        Motor Vehicle and Parts Dealers 4 18 5 

        Furniture and Home Furnishing Stores 1 1 1 

        Electronics and Appliance Stores 0 1 0 

        Building Material and Garden 
Equipment, Supplies Dlrs 

3 35 12 

        Food and Beverage Stores 2 35 18 

        Health and Personal Care Stores 3 14 5 

        Gasoline Stations 2 3 0 

        Clothing and Accessories Stores 0 0 0 

        Sporting Goods, Hobby, Book and Music 
Stores 

1 1 1 

        General Merchandise Stores 1 11 11 

        Miscellaneous Store Retailers 0 0 0 

        Nonstore Retailers 0 2 0 

Finance and Insurance 11 33 3 

        Monetary Authorities-Central Bank 0 0 0 

        Credit Intermediation and Related 
Activities 

7 22 3 

        Securities, Comm Cntrcts, Fin Invests, 
Related Activities 

2 3 2 

        Insurance Carriers and Related Activities 2 8 4 
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TABLE 2.13 - WORKPLACE POPULATION (CONT.) 

BUSINESS DESCRIPTION 
 TOTAL 

ESTABLISHMENT 
TOTAL 

EMPLOYEES 
EMPLOYEES PER 
ESTABLISHMENT 

        Funds, Trusts and Other Financial 
Vehicles 

0 0 0 

Accommodation and Food Services 11 124 11 

        Accommodation 1 3 3 

        Food Services and Drinking Places 10 121 12 

Other Services (except Public Administration) 18 84 5 

        Repair and Maintenance 6 25 4 

        Personal and Laundry Services 4 16 4 

        Religious, Grant Making, Civic, 
Professional, Similar Orgs 

8 43 5 

Source:  The Nielsen Company 
    

 
Employment opportunities are within a relatively 
close proximity to the Village (Table 2.14).  Nearly 
all employees (95.2%) have less than an hour of 
travel time (one-way) to work, and over half 
(62.3%) are within 30 minutes.  The most common 
commute time range is 15 – 29 minutes (44.5%).   
 
 

 
 
For the most part the workers in the Village are 
commuting alone (Table 2.15).  Since most 
workers having relatively short commute 
residents may not be seeking out car pools or 
other means of transportation.  Alternatively, with 
most residents working in the area if more public 
transportation options were made available it 
could reduce the amount of single passenger 
commuters. 
 
 

 
Economic Development 
One of the economic development incentives in use by the Village is Tax Increment Financing 
(TIF), an instrument created by the State of Illinois to promote the economic development or 
redevelopment of high priority areas within a community.  In order to establish a TIF 
Redevelopment Project Area, the property set for inclusion has to meet specific State 
designated criteria.  TIF Districts are financed through a portion of property tax in the given 
district, dedicated to pay for eligible redevelopment activities through financing of public 
improvements and providing economic incentives to businesses that will undertake 
improvements to parcels of land in the District.   
 

TABLE 2.14 - TRAVEL TIME TO WORK 

TIME # % 

< 15 Minutes 393 17.77 

15 - 29 Minutes 984 44.5 

30 - 44 Minutes 550 24.88 

45 - 59 Minutes 178 8.05 

> 60 Minutes 106 4.79 

Source:  The Nielsen Company 
  

TABLE 2.15 - TRANSPORTATION TO WORK 

TRANSPORTATION # % 

Drove Alone 1,919 83.07 

Car Pooled 140 6.06 

Public Transportation 51 2.21 

Walked 74 3.2 

Bicycle 1 0.04 

Other Means 13 0.56 

Worked at Home 112 4.85 

Source:  The Nielsen Company 
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In a TIF district the incremental property tax (the tax above the base value of property when the 
district is established), goes entirely to the municipality.  This increment is dedicated to the 
payment of redevelopment costs. In short, anticipated increase in real estate tax revenues from 
property development and improvement are used to finance the improvements themselves. At 
the end of the TIF District‟s 23-year life, all real estate tax revenues, including increments 
generated, are again shared proportionately by the taxing bodies based on their individual tax 
rates. 
 
Freeburg has one TIF redevelopment project area, the North State Street TIF District, which 
was established in 2004.  The program has been active since its creation, with over $3.5M 
dispersed for TIF eligible projects. 
 

TABLE 2.16 - TIF DISTRICT OVERVIEW 

TIF 
DATE 

CREATED 
BALANCE AT YEAR 

START (FY 2014) 
TOTAL AMOUNT 

DEPOSITED 
TOTAL AMOUNT 

DISPERSED 

North State Street 12/6/2004 $347,661 $3,885,512 $3,549,304 

Source:  Illinois Department of Revenue 

   
 
 
Municipal sales tax revenues have 
been in decline in recent years (Table 
2.17).  Since 2012 the Village has 
averaged -5% annually.   
 
 
 
 
2.6 QUALITY OF LIFE 
 
Parks & Recreation 
Within the corporate limits of Freeburg, there are approximately 61 acres of park land.  The vast 
majority of this park land is associated with the Freeburg Recreation Park which contains an 
outdoor swimming pool, tennis courts, lighted ball diamonds, a fishing pond and natural wooded 
areas.  Except for the swimming pool, the Freeburg Recreation Park is owned and operated by 
the Freeburg Park District Board.  The Village of Freeburg owns and operates the swimming 
pool.  The only other park land within the community is Village Square Park.   
 
While Freeburg Recreation Park provides exceptional recreation opportunities for Village 
residents, the lack of other defined public or private open space throughout the community 
diminishes the overall quality of life.  Many communities require that subdivisions and other 
developments dedicate a certain portion of land to common open space.  This is a technique to 
ensure that a minimum of active and/or passive open space is disbursed throughout a 
community as development occurs.  Such open spaces can be nothing more than visual breaks 
in the urban landscape and can serve dual purposes (i.e., storm drainage detention or retention 
facilities).  Notwithstanding this option to gain open space, the Village Plan should consider 
other parks to service other sections of the Village, particularly to the west and north. 
 
Though not graphically identified on the Plan, other open spaces and neighborhood parks are 
encouraged as residential development occurs.  With larger development proposals, it would be 
appropriate for the Park District and/or other interest groups to negotiate the purchase of a small 

TABLE 2.17 - MUNICIPAL SALES TAX OVERVIEW 

YEAR REVENUE CHANGE ($) CHANGE (%) 

2012 $407,033  -- -- 

2013 $377,163  - $29,870 -7.34% 

2014 $365,603  - $11,560 -3.07% 

Source:  Illinois Department of Revenue 
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amount of land for future park facilities.  Creative site designs, with open common areas, can 
provide recreational activity space for the persons that reside in the subdivisions.   
 

FIGURE 2.11 – PARKS AND RECREATION

 
 
Fire Protection 
The Village is served by a volunteer fire department.  Currently there are 40 volunteers, and the 
Village has a Fire Insurance Class of 4. 
 
Police Protection 
There are ten full-time and four part-time members of the Village‟s police department.   
 

TABLE 2.18- 2013 CRIME STATISTICS (PER 100,000 RESIDENTS) 

LOCATION MURDERS RAPES ROBBERIES ASSAULTS BURGLARIES THEFTS 
VEHICLE 
THEFTS 

ARSON 
CRIME 
INDEX 

Freeburg 0 N/A 22.9 229.2 320.9 779.3 22.9 0 630.0 

Illinois 5.5 25.4 137.6 204 452.1 1659.8 162.5 N/A 1342.0 

U.S. 4.5 25.2 109.1 229.1 610 1899.4 221.3 N/A 1477.0 

Freeburg 
(Total) 

0 N/A 1 10 14 34 1 0 
 

Source:  CityData 
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Hospitals & Medical Centers 
There are no hospitals in the Village.  The residents of Freeburg are served by the hospitals 
located in Belleville, just eight miles northeast.  Belleville is home to Belle Manor, Family 
Hospice of Belleville, Hospice of Southern Ill, Inc., Memorial Hospital, and St. Elizabeth 
Hospital. 
 
Education 
Freeburg is home to a well educated population 
(Table 2.19).  Nearly all residents (93.3%) are 
at least a high school graduate.  Additionally, 
over 40% of the residents have attained a 
degree of some sort (Associate‟s, Bachelor‟s, 
Master‟s, Professional School, or Doctorate).   
 
The level of educational attainment can be 
attributed to the Village‟s access to higher 
education.  Within a 30 mile radius (Table 2.20) 
there are numerous large (enrollment of 2,000 
+) institutions, ranging from nationally 
accredited technical universities to nationally 
acclaimed public and private Universities. 
 

TABLE 2.20 - REGIONAL COLLEGES/UNIVERSITIES (2,000+ ENROLLMENT) 

COLLEGE/UNIVERSITY DISTANCE CITY 
FULL-TIME 

ENROLLMENT 

Southwestern Illinois College 7 miles Belleville, IL 9,085 

Lindenwood University – Belleville 10 miles Belleville, IL 1,900 

McKendree University 14 miles Lebanon, IL 2,564 

Saint Louis Community College 21 miles Saint Louis, MO 18,019 

Saint Louis University 23 miles Saint Louis, MO 11,606 

Ranken Technical College 25 miles Saint Louis, MO 2,134 

Southern Illinois University Edwardsville 26 miles Edwardsville, IL 11,933 

Webster University 27 miles Saint Louis, MO 12,406 

Source:  City-Data Report 
    

 
2.7 RETAIL & COMMERCE 
 
Retail Sales  
Of all consumer expenditures of those residents in the Village in 2014 (Table 2.21), 61% were in 
retail sales.  The retail category with the most sales was in the Census‟s GAFO classification, 
which represents sales at stores that sell merchandise normally sold in department stores.  
These kinds of retail businesses are:   
 

 general merchandise stores 
 clothing and clothing accessories stores 
 furniture and home furnishings stores 
 electronics and appliance stores 
 sporting goods, hobby, book, and music stores 
 office supplies, stationery, and gift stores 

 

TABLE 2.19 - EDUCATION ATTAINMENT OF 
POPULATION AGE 25+ 

EDUCATION LEVEL # % 

Less than 9th grade 71 2.35 

Some High School, no diploma 131 4.34 

High School Graduate (or GED) 992 32.86 

Some College, no degree 608 20.14 

Associate Degree 305 10.1 

Bachelor's Degree 571 18.91 

Master's Degree 287 9.51 

Professional School Degree 38 1.26 

Doctorate Degree 16 0.53 

Source:  The Nielsen Company 
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Given the encompassing GAFO classification it is not surprising that it would be the retail 
category with the most sales, at $19.6M or 18.6% of all consumer expenditures.  Auto Dealers 
were second to GAFO, with $13.3M (12.6% of consumer expenditures).  Grocery Stores 
($10.7M/10.2%), General Merchandise Stores ($10.4M/9.9%), and Total Accommodation & 
Food Services ($7.7M/7.3%) were the next highest retail categories.   
 
Projected sales for 2020 show that the most significant retail increases are in electronics related 
stores.  Radio/TV/Other Electronic Stores are projected over a 30% increase, from $933,000 
sales in 2014 to $1.2M in 2020.  Computer & Software Stores are projected to increase 27%, 
but with a smaller impact of total sales from only $386,000 to $491,000.   
 
Automotive related retail sales are expected to decline, with the biggest decreases projected in 
Automotive Parts/Accessories/Tire Stores (-9.6%), Auto Dealers (-7.1%), Gas Stations without 
Convenience Stores (-5.5%), and Gas Stations with Convenience Stores (-2.7%).  The most 
significant decrease is the projected drop of Auto Dealers from $13.3M to $12.4M, as the Auto 
Dealers retail category was the second highest in terms of total sales.  This contributes to the 
reasons total consumer expenditures in only projected to increase 1.1% by 2020.   
 

TABLE 2.21 - CONSUMER EXPENDITURES 

RETAIL CATEGORY 

2015 ESTIMATE 2020 PROJECTION 

# % 
ANNUAL 
AVG/HH 

# % 
ANNUAL 
AVG/HH 

Consumer Expenditures 105,339,000 100 61,566 106,534,000 100 62,815 

All Retail Stores 64,683,000 61.4 37,804 65,778 61.74 38,784 

Grocery Stores 10,754,000 10.21 6,285 10,864,000 10.2 6,406 

Convenience Stores 575,000 0.55 336 591,000 0.55 348 

Health & Personal Care Stores 5,088,000 4.83 2,974 5,221,000 4.9 3,078 

Building Materials/Garden Equipment/Supplies 
Dlr 

1,807,000 1.72 1,056 1,918,000 1.8 1,131 

Hardware Stores 221,000 0.21 129 234,000 0.22 138 

Home Centers 836,000 0.79 488 886,000 0.83 522 

Nursery & Garden Centers 262,000 0.25 153 279,000 0.26 165 

Lawn & Garden Equipment & Supplies Dealers 294,000 0.28 172 314,000 0.3 185 

General Merchandise Stores 10,385,000 9.86 6,070 10,975,000 10.3 6,471 

Department Stores (Excluding Leased) 5,225,000 4.96 3,054 5,571,000 5.23 3,285 

Warehouse Clubs, Superstores, Other General 
Merch 

5,251,000 4.98 3,069 5,516,000 5.18 3,252 

Full Service Restaurants 1,761,000 1.67 1,029 1,782,000 1.67 1,050 

Fast Food Restaurants 1,455,000 1.38 850 1,454,000 1.37 858 

Eating Places 5,026,000 4.77 2,938 5,084,000 4.77 2,998 

Drinking Places 137,000 0.13 80 139,000 0.13 82 

Furniture Stores 1,015,000 0.96 593 1,068,000 1 630 

Other Home Furnishing Stores 791,000 0.75 462 842,000 0.79 497 

Household Appliance Stores 246,000 0.23 144 283,000 0.27 167 

Radio/TV/Other Electronics Stores 933,000 0.89 545 1,220,000 1.15 719 

Computer & Software Stores 386,000 0.37 225 491,000 0.46 290 

Camera/Photographic Supply Stores 87,000 0.08 51 110,000 0.1 65 

Clothing & Clothing Accessory Stores 4,130,000 3.92 2,414 4,335,000 4.07 2,556 

Clothing Accessory Stores 67,000 0.06 39 71,000 0.07 42 

Shoe Stores 583,000 0.55 341 591,000 0.55 349 

Jewelry Stores 956,000 0.91 559 1,060,000 0.99 625 
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TABLE 2.21 - CONSUMER EXPENDITURES (CONT.) 

RETAIL CATEGORY 

2015 ESTIMATE 2020 PROJECTION 

# % 
ANNUAL 
AVG/HH 

# % 
ANNUAL 
AVG/HH 

Office Supplies & Stationary Stores 246,000 0.23 144 277,000 0.26 163 

Gift, Novelty & Souvenir Shops 223,000 0.21 130 239,000 0.22 141 

Hobby, Toy & Game Shops 399,000 0.38 233 429,000 0.4 253 

Sewing/Needlework/Piece Goods Stores 105,000 0.1 61 108,000 0.1 64 

Florists 693,000 0.66 405 758,000 0.71 447 

Book Stores 565,000 0.54 330 606,000 0.57 357 

Sporting Goods Stores 566,000 0.54 331 650,000 0.61 383 

Sporting Goods, Hobby, Book & Music Stores 1,626,000 1.54 950 1,844,000 1.73 1,087 

Luggage & Leather Goods Stores 89,000 0.08 52 108,000 0.1 63 

Auto Dealers 13,309,000 12.63 7,779 12,364,000 11.61 7,290 

Automotive Parts/Accessories/Tire Stores 603,000 0.57 353 545,000 0.51 322 

Gas Stations with Convenience Stores 5,100,000 4.84 2,981 4,965,000 4.66 2,928 

Gas Stations without Convenience Stores 1,472,000 1.4 860 1,391,000 1.31 820 

Electronic Shopping & Mail Order 2,792,000 2.65 1,632 3,095,000 2.9 1,825 

Total Accommodation & Food Services 7,729,000 7.34 4,517 7,816,000 7.34 4,608 

GAFO: General Merch, Apparel, Furniture, 
Other 

19,618,000 18.62 11,466 21,119,000 19.82 12,452 

Source:  The Nielsen Company 
       

Retail Market Power 
Retail Market Power (RMP) is the difference between the supply and demand in a reporting 
geography, in this case the Village.  When the difference is positive, in that the demand is 
greater than the supply, there is an opportunity gap.  As such, when the difference is negative 
there is a surplus.  Nielsen‟s Retail Market Power statistics are derived from two major sources 
of information.  The demand is from the Consumer Expenditure Survey (CE Survey, or CEX), 
fielded by the US Bureau of Labor Statistics.  The supply data is from the Census of Retail 
Trade (CRT), which is made available by the US Census.  The following additional data sources 
are incorporated to create both supply and demand estimates, and then generate the 
opportunity gap data:   
 
Data Sources for Potential Sales:  

• Census of Retail Trade (CRT) Annual Survey of Retail Trade 
• Claritas Business-Facts 
• Census of Employment & Wages 
• State Sales Tax reports 
• Trade Associations 
• Demand Side Estimates 

  
Data Sources for Potential Expenditures:  

• Consumer Expenditure Survey (CEX) Global Insights 
• Claritas Current Year demographics 
• Trade Associations 

 
The RMP data allows for the comparison of the supply and demand to determine potential 
sources of revenue growth. This comparison can be done both at the merchandise line level 
(Table 2.22) and the retail outlet level (Table 2.23). An opportunity gap appears when 
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household expenditure levels for the Village are higher than the corresponding retail sales 
estimates. This difference signifies that resident households are meeting the available supply 
and supplementing their additional demand potential by going outside of the Village. The 
opposite is true in the event of an opportunity surplus which occurs when the levels of 
household expenditures are lower than the retail sales estimates. In this case, local retailers are 
attracting residents from other areas to their stores. 
 
When looking at the opportunity gap of all merchandise lines it is clear that there is some retail 
leakage occurring, with a $25.6M gap across all merchandise lines.  The highest gap of any 
merchandise line is the Cars, Trucks, Other Powered Transportation category, with a $4.8M 
difference between the demand of residents and supply in the Village.  It is also significant due 
to the fact that it has the highest demand of any merchandise line, and only 67% of that demand 
is being met.  The next highest category in terms of demand is Groceries & Other Foods, with 
$13.3M.  The demand for this merchandise line is adequately being met, however, and only a 
2% opportunity gap exists.   
 
Drugs, Health Aids & Beauty Aids are another significant category, with the third highest 
demand ($9.0M) and the second highest opportunity gap ($3.9M).  Only 67% of the demand for 
this merchandise line is being met in the Village, which results in a considerable amount of 
money spent by residents outside of Freeburg.   
 
Some other merchandise lines that are significant solely on the lack of supply in the Village are 
Jewelry ($1.3M gap), Packaged Liquor/Wine/Beer ($1.8M gap), Computer Hardware, Software 
& Supplies ($1.2M gap), and Women‟s, Junior‟s & Misses‟ Wear ($2.5M gap).   
 
Notable surpluses exist in Automotive Fuels (-$1.1M) and Meals & Snacks (-$1.7M).  While 
opportunity gaps are viewed as positive, surpluses are not necessarily negative indicators.  The 
surpluses in these merchandise lines are due to the fuel stations and convenience stores along 
the Hwy 13 corridor, which draw consumer expenditures from residents outside of the Village.   
 
Other surpluses could be an indication that the market for that merchandise line is saturated.  
New stores in the merchandise lines of Hardware, Tools, Plumbing, Electrical (41% surplus), 
Lumber & Building Materials (38% surplus), Flooring & Floor Coverings (19% surplus), and 
Sporting Goods (17% surplus) may not be able to capture as many consumer expenditures due 
to the abundant supply. 
 

TABLE 2.22 - RETAIL MARKET POWER OPPORTUNITY GAP (MERCHANDISE LINES) 

MERCHANDISE LINES 
2015 DEMAND 2015 SUPPLY 

OPPORTUNITY 
GAP/SURPLUS (CONSUMER 

EXPENDITURES) 
(RETAIL 
SALES) 

Total Retail Sales & Eating, Drinking Places 84,811,071 59,242,609 25,568,462 

Groceries & Other Foods 13,289,075 13,024,825 264,250 

Meals & Snacks 7,118,586 8,803,422 -1,684,836 

Alcoholic Drinks 358,960 146,802 212,158 

Packaged Liquor/Wine/Beer 2,088,912 226,881 1,862,031 

Cigars, Cigarettes, Tobacco, Accessories 2,083,710 2,098,817 -15,107 

Drugs, Health Aids & Beauty Aids 8,982,273 5,048,981 3,933,292 

Soaps, Detergents & Household Cleaners 186,387 98,002 88,385 

Paper & Related Products 750,620 610,488 140,132 

Men's Wear 1,860,238 833,798 1,026,440 

Women's, Juniors' & Misses' Wear 3,091,067 573,366 2,517,701 
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TABLE 2.22 - RETAIL MARKET POWER OPPORTUNITY GAP (MERCHANDISE LINES) (CONT.) 

MERCHANDISE LINES 2015 DEMAND 2015 SUPPLY 
OPPORTUNITY 
GAP/SURPLUS 

Children's Wear 1,282,722 243,030 1,039,692 

Footwear 1,267,511 806,508 461,003 

Sewing, Knitting & Needlework Goods 143,358 20,201 123,157 

Curtains, Draperies, Blinds, Slipcovers, Etc. 902,096 267,296 634,800 

Major Household Appliances 504,294 276,796 227,498 

Small Electric Appliances 156,824 120,546 36,278 

Televisions, Video Recorders, Video 
Cameras 

735,859 174,654 561,205 

Audio Equipment, Musical Instruments 664,817 130,848 533,969 

Furniture & Sleep Equipment 1,537,807 431,482 1,106,325 

Flooring & Floor Coverings 500,826 597,871 -97,045 

Computer Hardware, Software & Supplies 1,405,778 155,794 1,249,984 

Kitchenware & Home Furnishings 1,526,436 1,089,146 437,290 

Jewelry 1,339,127 11,481 1,327,646 

Books 1,183,054 307,449 875,605 

Photographic Equipment & Supplies 239,448 123,331 116,117 

Toys, Hobby Goods & Games 1,267,140 442,233 824,907 

Optical Goods 469,384 138,850 330,534 

Sporting Goods 862,398 1,006,288 -143,890 

RVs, Campers, Camping & Travel Trailers 931,063 156,284 774,779 

Hardware, Tools, Plumbing, Electrical 557,783 783,645 -225,862 

Lawn/Garden/Farm Equipment/Supplies 994,687 398,702 595,985 

Lumber & Building Materials 360,847 498,594 -137,747 

Paint & Sundries 162,413 85,715 76,698 

Cars, Trucks, Other Powered Transportation 14,425,342 9,601,645 4,823,697 

Automotive Fuels 5,508,197 6,621,147 -1,112,950 

Automotive Lubricants 97,127 62,457 34,670 

Pets, Pet Foods & Pet Supplies 1,021,874 423,978 597,896 

All Other Merchandise 4,953,032 2,801,254 2,151,778 

Source:  The Nielsen Company 
    

Retail Market Power is also provided for types of retail stores (Table 2.23).  The analysis of the 
merchandise lines provides a general view of the retail sales, while the retail stores RMP shows 
more of a detailed look at some of the individual types of stores under each merchandise line 
categorization.  The retail store types are as follows: 
 
Vehicle and Parts Dealers 
New and used automobile dealers, motorcycle dealers, recreational vehicle dealers, all-terrain vehicle 
dealers, boat dealers, auto parts stores, auto accessories stores and tire dealers are included in this 
category 

 
Furniture and Home Furnishings Stores 
Furniture stores, home furnishing stores, home decorating stores and floor covering stores are included in 
this category  

 
Electronics and Appliance Stores 
Household appliance stores, electronics stores, computer and software stores and camera and 
photographic equipment stores are included in this category 
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Building Materials and Garden Supply Stores 
Building material and supply dealers, home improvement centers, paint and wallpaper stores, hardware 
stores, lumberyards, lawn and garden stores, outdoor power equipment stores, nursery and garden 
centers are included in this category 

 
Food and Beverage Stores 
Grocery stores, supermarkets, convenience stores, specialty food stores and beer, wine and liquor stores 
are included in this category 

 
Health and Personal Care Stores 
Pharmacies, drug stores, cosmetic dealers, beauty supply stores, perfume stores, optical goods stores, 
health care stores and personal care stores are included in this category 

 
Gasoline Stations 
Gasoline stations and gasoline stations with convenience stores are included in this category 

 
Clothing and Clothing Accessories Stores 
Men's clothing stores, women's clothing stores, children‟s and infant‟s clothing stores, family clothing 
stores, clothing accessories stores, shoe stores, jewelry stores, luggage stores, leather goods stores are 
included in this category  

  
Sporting Goods and Hobby Stores 
Sporting goods stores, hobby stores, toy stores, sewing and needlework stores, musical instrument and 
supplies stores, book stores, newsstands, music stores are included in this category 

 
General Merchandise Stores 
Department stores and other general merchandise stores are included in this category 

 
Miscellaneous Store Retailers 
Florists, office supply stores, stationery stores, gift and souvenir stores, used merchandise stores and 
other miscellaneous retailers are included in this category  

 
Foodservice and Drinking Places 
Full-service restaurants, limited-service eating places, special foodservices, taverns and bars are included 
in this category   

 
TABLE 2.23 - RETAIL MARKET POWER (RETAIL STORES) 

RETAIL STORES 
2015 DEMAND 

2015 
SUPPLY OPPORTUNITY 

GAP/SURPLUS (CONSUMER 
EXPENDITURES) 

(RETAIL 
SALES) 

Total Retail Sales & Eating, Drinking Places 84,811,071 59,242,609 25,568,462 

Motor Vehicle & Parts Dealers-441 16,313,875 10,083,666 6,230,209 

        Automotive Dealers-4411 13,209,307 9,313,973 3,895,334 

        Other Motor Vehicle Dealers-4412 1,803,224 458,457 1,344,767 

        Automotive Parts/Accessories, Tire Stores-4413 1,301,344 311,236 990,108 

Furniture & Home Furnishings Stores-442 1,677,255 121,634 1,555,621 

        Furniture Stores-4421 888,228 0 888,228 

        Home Furnishing Stores-4422 789,027 121,634 667,393 

Electronics & Appliances Stores-443 1,515,946 0 1,515,946 

        Appliance, TV, Electronics Stores-44311 1,184,001 0 1,184,001 

            Household Appliances Stores-443111 214,221 0 214,221 

            Radio, Television, Electronics Stores-443112 969,780 0 969,780 
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TABLE 2.23 - RETAIL MARKET POWER (RETAIL STORES) (CONT.) 

RETAIL STORES 
2015 DEMAND 

2015 
SUPPLY OPPORTUNITY 

GAP/SURPLUS (CONSUMER 
EXPENDITURES) 

(RETAIL 
SALES) 

        Computer & Software Stores-44312 295,610 0 295,610 

        Camera & Photographic Equipment Stores-44313 36,335 0 36,335 

Building Material, Garden Equipment Stores -444 9,291,260 7,929,885 1,361,375 

        Building Material & Supply Dealers-4441 7,890,635 7,595,260 295,375 

            Home Centers-44411 3,172,195 0 3,172,195 

            Paint & Wallpaper Stores-44412 136,881 0 136,881 

            Hardware Stores-44413 778,530 1,591,604 -813,074 

            Other Building Materials Dealers-44419 3,803,029 6,003,656 -2,200,627 

               Building Materials, Lumberyards-444191 1,416,178 2,245,393 -829,215 

        Lawn/Garden Equipment/Supplies Stores-4442 1,400,625 334,625 1,066,000 

            Outdoor Power Equipment Stores-44421 478,831 0 478,831 

            Nursery & Garden Centers-44422 921,794 334,625 587,169 

Food & Beverage Stores-445 10,509,325 7,053,197 3,456,128 

        Grocery Stores-4451 6,751,913 7,051,324 -299,411 

            Supermarkets, Grocery Stores-44511 6,311,763 6,615,070 -303,307 

            Convenience Stores-44512 440,150 436,254 3,896 

        Specialty Food Stores-4452 819,033 1,873 817,160 

        Beer, Wine & Liquor Stores-4453 2,938,379 0 2,938,379 

Health & Personal Care Stores-446 4,903,507 3,445,824 1,457,683 

        Pharmacies & Drug Stores-44611 3,885,163 3,445,824 439,339 

        Cosmetics, Beauty Supplies, Perfume Stores-44612 339,451 0 339,451 

        Optical Goods Stores-44613 248,410 0 248,410 

        Other Health & Personal Care Stores-44619 430,483 0 430,483 

Gasoline Stations-447 7,865,492 11,017,233 -3,151,741 

        Gasoline Stations with Convenience Stores-44711 5,740,447 11,017,233 -5,276,786 

        Other Gasoline Stations-44719 2,125,045 0 2,125,045 

Clothing & Clothing Accessories Stores-448 3,785,609 0 3,785,609 

        Clothing Stores-4481 1,936,846 0 1,936,846 

            Men's Clothing Stores-44811 96,430 0 96,430 

            Women's Clothing Stores-44812 431,949 0 431,949 

            Children's, Infants' Clothing Stores-44813 111,347 0 111,347 

            Family Clothing Stores-44814 1,042,717 0 1,042,717 

            Clothing Accessories Stores-44815 85,240 0 85,240 

            Other Clothing Stores-44819 169,163 0 169,163 

        Shoe Stores-4482 288,276 0 288,276 

        Jewelry, Luggage, Leather Goods Stores-4483 1,560,487 0 1,560,487 

            Jewelry Stores-44831 1,408,566 0 1,408,566 

            Luggage & Leather Goods Stores-44832 151,921 0 151,921 

Sporting Goods, Hobby, Book, Music Stores-451 1,546,419 1,895,100 -348,681 

        Sporting Goods, Hobby, Musical Inst Stores-4511 1,354,327 1,895,100 -540,773 

            Sporting Goods Stores-45111 714,610 1,895,100 -1,180,490 

            Hobby, Toy & Game Stores-45112 364,385 0 364,385 

            Sewing,Needlework & Piece Goods Stores-45113 133,651 0 133,651 

            Musical Instrument & Supplies Stores-45114 141,681 0 141,681 

        Book, Periodical & Music Stores-4512 192,092 0 192,092 

            Book Stores & News Dealers-45121 162,303 0 162,303 
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TABLE 2.23 - RETAIL MARKET POWER (RETAIL STORES) (CONT.) 

RETAIL STORES 
2015 DEMAND 

2015 
SUPPLY OPPORTUNITY 

GAP/SURPLUS (CONSUMER 
EXPENDITURES) 

(RETAIL 
SALES) 

               Book Stores-451211 142,354 0 142,354 

               News Dealers & Newsstands-451212 19,949 0 19,949 

            Prerecorded Tape, CD, Record Stores-45122 29,789 0 29,789 

General Merchandise Stores-452 9,504,919 6,591,465 2,913,454 

        Department Stores, Excl Leased Departments-4521 3,995,700 0 3,995,700 

        Other General Merchandise Stores-4529 5,509,219 6,591,465 -1,082,246 

Miscellaneous Store Retailers-453 2,288,939 334,982 1,953,957 

        Florists-4531 90,495 0 90,495 

        Office Supplies, Stationery, Gift Stores-4532 1,057,307 0 1,057,307 

            Office Supplies & Stationery Stores-45321 516,688 0 516,688 

            Gift, Novelty & Souvenir Stores-45322 540,619 0 540,619 

        Used Merchandise Stores-4533 160,961 0 160,961 

        Other Miscellaneous Store Retailers-4539 980,176 334,982 645,194 

Non-Store Retailers-454 7,210,335 800,623 6,409,712 

Foodservice & Drinking Places-722 8,398,190 9,969,000 -1,570,810 

        Full-Service Restaurants-7221 3,791,773 2,267,869 1,523,904 

        Limited-Service Eating Places-7222 3,333,463 7,351,185 -4,017,722 

        Special Foodservices-7223 920,937 349,946 570,991 

        Drinking Places -Alcoholic Beverages-7224 352,017 0 352,017 

GAFO * 19,087,455 8,608,199 10,479,256 

        General Merchandise Stores-452 9,504,919 6,591,465 2,913,454 

        Clothing & Clothing Accessories Stores-448 3,785,609 0 3,785,609 

        Furniture & Home Furnishings Stores-442 1,677,255 121,634 1,555,621 

        Electronics & Appliances Stores-443 1,515,946 0 1,515,946 

        Sporting Goods, Hobby, Book, Music Stores-451 1,546,419 1,895,100 -348,681 

        Office Supplies, Stationery, Gift Stores-4532 1,057,307 0 1,057,307 

Source:  The Nielsen Company 
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LAND USE 
 
Section 3 is an overview of land use in the Village.  Existing land uses by type are detailed, as 
well as parcel classifications of each land use type.  Additionally, the current zoning districts are 
illustrated, as well as the development constraints within each of those districts.  Finally, future 
land use plans are considered. 

 
 
3.1 EXISTING LAND USE  
 
The existing land use pattern, to a 
large extent, sets the stage for the 
plan.  However, this does not 
preclude the plan from 
recommending alternate uses of 
certain parcels that are under-
utilized, inappropriate because of 
negative impacts on surrounding 
properties or to achieve 
redevelopment objectives.  In order 
for the plan to be reasonable, careful 
consideration should be given to the 
existing use of land, as well as to the 
suitability and carrying capacity of 
undeveloped property for particular 
uses. 
 
The land use analysis shows that 
the majority (52%) of the land in the 
Village is developed.  Of the 
developed land, residential is the 
primary land use.  In terms of parcel 
type, residential is the most common 
with just over 70% of all parcels.  
Undeveloped is the next most 
common parcel type with 19%, 
followed by industrial and commercial 
at 5% each.  The existing land use in 
the Village can be seen in Figure 3.2. 
 
 
 
 
 
 
 
 
 
 

TABLE 3.1 - LAND USE CLASSIFICATIONS 

CLASSIFICATION 
PARCELS ACREAGE 

# % # % 

Residential 1,500 71.26% 1,583.60 39.46% 

Commercial 107 5.08% 169.48 4.22% 

Industrial 17 0.81% 52.91 1.32% 

Tax Exempt 103 4.89% 317.33 7.91% 

Undeveloped 378 17.96% 1,889.68 47.09% 

Total 2,105  4,013.00  

Source:  St. Clair County Assessor 

Residential 

Commercial 

Industrial 
Tax Exempt 

Undeveloped 

FIGURE 3.1 - EXISTING LAND USE BY ACREAGE 
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FIGURE 3.2 – EXISTING LAND USE 

 
 
Residential Land Uses 
In terms of residential land use classifications (Table 3.2), single-family residences (40 – 
Improved Residential) make up 82% of all parcels classified as residential.  Commercial multi-
family parcels (19%) and improved rural - non-farm (6%) are the next most common residential 
land use classifications. 
 
Figure 3.3 shows the location of the parcels classified as a residential land use in the Village.   
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TABLE 3.2 - RESIDENTIAL PARCEL CLASSIFICATIONS 

CODE  DESCRIPTION 
PARCELS ACREAGE 

# % # % 

10 Improved rural - Non farm 85 5.67% 321.84 20.32% 

11 Farm land with home site 28 1.87% 420.48 26.55% 

12 Farm land with farm buildings 7 0.47% 111.54 7.04% 

40 Improved residential 1,231 82.07% 664.52 41.96% 

42 Mobile Home - Privilege 13 0.87% 4.42 0.28% 

43 Mobile Home - Real Estate 40 2.67% 34.72 2.19% 

44 Duplex 41 2.73% 12.04 0.76% 

45 Split Duplex 30 2.00% 4.24 0.27% 

46 Nuisance Value - Residential 1 0.07% 0.65 0.04% 

50 Commercial Multi Family 20 18.69% 5.62 3.31% 

51 Condominiums 1 0.93% 0.12 0.07% 

64 Mobile Home Court 3 2.80% 3.44 2.03% 

Total 1,500 
 

1,583.61 
 

Source:  St. Clair County Assessor 

     

The intermixing of multi-family and two-family dwellings that is present within single-family 
neighborhoods is a reflection of past and current zoning regulations.  In certain instances, it 
appears that the mix of multi-family and two-family dwellings within single-family areas is a 
result of a “pyramid” system of permitted uses in Freeburg‟s residential zoning district 
regulations.  For example, in the MR-2 Multi-Family District, permitted uses include those uses 
permitted in the MR-1 Two-Family District.  In the MR-1 District, permitted uses include those 
allowed in what was the SR-2 Single-Family District and so on.  Therefore, a developer can plat 
a subdivision in the MR-2 District and begin building multi-family or two-family dwelling on the 
lots and then, either concurrently or later, decide to building single-family dwellings as well. 
 
While mixing residential densities within a development is not inherently an improper 
development technique, it is important that the site design scheme be established prior to 
construction, with consideration of grouping densities, coordination of architectural styles, off-
street parking and vehicular access/circulation.  This can best be accomplished through 
“planned development” district regulations as opposed to pyramid residential zoning.  The 
Village has such planned development provisions in their Zoning Code. 
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FIGURE 3.3 – RESIDENTIAL PARCELS 
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Another problematic residential land use issue in Freeburg is the existence of mobile homes in 
single-family neighborhoods.  There is no question that mobile homes are an affordable housing 
alternative.  However, the existence of mobile homes within neighborhoods of a more 
permanent single-family housing stock tends to negatively affect the values of the single-family 
homes.  At the time of the land use survey, there were 36 mobile homes located within single-
family zoning districts.  They were either non-conforming uses or are replacement mobile 
homes that were permitted by the special use permit provisions of the Freeburg Zoning Code 
(for existing mobile homes only).  In addition to the above mobile homes, there were 26 units 
located on originally single-family platted lots that have been since zoned MH-1 “Mobile Housing 
District.” 
 
One of the reasons for allowing replacement mobile homes through the special use permit 
procedure has been that a newer mobile home is a better than the dilapidated existing mobile 
home.  The situation becomes more controversial when the applicant for a special use permit to 
replace a mobile home has financial hardships and not able to have permanent housing built on 
the lot.  Furthermore, an excuse may be made that the lot dimensions are insufficient to build a 
contemporary single-family residence.  The latter situation may have some merit.  However the 
land use survey revealed that seven of the non-conforming or mobile homes permitted by 
special use permits were on lots, or multiple lots under single ownership, that were of sufficient 
size to easily accommodate permanent single-family residential construction.    
 
Formerly a SR-2 Single-Family Zoning District existed, which had a minimum lot size of 6,000 
square feet and a minimum lot width of 50 feet.  Such standards are conducive to affordable 
housing construction, whether it be traditional home construction, manufactured, or 
prefabricated housing.  Additionally, these regulations were suited for some of the older platted 
lots with smaller dimensions that are in the Village.  Currently all single-family areas are zoned 
SR-1, which has a minimum lot size of 9,500 square feet and minimum lot width of 80 feet, 
making many single-family residential lots non-conforming as well.  If the Village expects to 
resolve the situation of mobile homes in single-family neighborhoods, then it must delineate 
appropriate areas for the SR-2 District classification.  Also, the Village must make the difficult 
decision to make all existing mobile homes in single-family districts to be non-conforming and 
eliminate the special use permit alternative to replace existing mobile homes.  There are two 
mobile home parks where placement of this type of housing is appropriate.  There may be a 
need to expand these mobile home communities or to allow additional ones to provide 
alternatives to relocate existing mobile homes from single-family neighborhoods. 
 
Commercial Land Uses 
Commercial properties take up 170 acres, or 4 percent, of the total acreage.  The majority of 
commercial land uses are located along Illinois Routes 13 and 15.  The most recent commercial 
development activity has occurred both north and south along these State routes outside the 
older platted area of the Village.  One of the principal reasons for this growth trend away from 
the older section of this Village has been the availability of larger parcels, allowing more space 
for buildings and off-street parking.  Along State Street (Illinois Rte. 13 and 15), there are 
typically older commercial structures confined to shallow lot depths and, perhaps, narrow lot 
widths.  Often, these commercial structures are separated only by an alley from adjacent 
residential neighborhoods.  Other commercial uses are scattered throughout the older platted 
area of the Village.  Many of these are non-conforming uses within the SR-1 Single-Family 
Zoning District. 
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FIGURE 3.4 – COMMERCIAL PARCELS 
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Overall, the pattern of commercial development in Freeburg is fragmented.  There is no 
identifiable “downtown” or “central business district.”  In considering future commercial 
development options, it would be wise to limit commercial development to the areas between 
the existing northern and southernmost commercial properties along Illinois Routes 13 and 15.  
Also, the Village may also consider increasing the depth of commercial land uses in selected 
areas along State Street.  Such proposals should be predicated on unified redevelopment 
schemes that involve multiple properties.  Plan policy could reflect this, though it would be 
unwise to pre-zone any existing residential properties until an actual redevelopment proposal is 
presented to the Village.  One incentive that could stimulate redevelopment along State Street is 
Tax Increment Financing (TIF).  However, the key to a successful TIF district is having new 
commercial (preferably retail) development that will generate a sufficient incremental increase in 
taxes to finance eligible redevelopment costs (i.e., property acquisition, demolition and 
infrastructure improvements). 
 

TABLE 3.3 - COMMERCIAL PARCEL CLASSIFICATIONS 

CODE DESCRIPTION 
PARCELS ACREAGE 

 
# % # % 

60 Commercial Business 90 84.11% 105.19 62.07% 

63 Commercial Non Profit 2 1.87% 47.97 28.30% 

65 Commercial With Farmland 1 0.93% 5.01 2.95% 

70 Commercial Office 14 13.08% 11.31 6.67% 

Total 107 
 

169.48 
 

Source:  St. Clair County Assessor 

     
Industrial Land Uses 
Nearly 53 acres of industrial operations exist within the Village of Freeburg.  The largest 
industrial facility is Hubbell Wiegmann Company (manufactures of electrical enclosures) which 
employs approximately 280 persons.  Historically, the Village‟s industrial enterprises have 
developed along, or nearby, the Illinois Central Railroad, though currently, no industry in 
Freeburg utilizes rail transport.   
 
Other similar industrial uses are scattered throughout the older sections of the Village.  These 
are remnants of previous unsatisfactory development policy, or lack thereof.  Their location in 
residential neighborhoods not only damages the residential character, but has resulted in 
somewhat unsuitable sites for the industrial operations themselves (i.e., poor access, lack of off-
street parking, storage areas and no room for expansion).  These situations are particularly 
troublesome for the plan and zoning code to address. 
 

TABLE 3.4 - INDUSTRIAL PARCEL CLASSIFICATIONS 

CODE DESCRIPTION 
PARCELS ACREAGE 

# % # % 

80 Industrial 17 100.00% 52.91 100.00% 

Total 17 
 

52.91 
 

Source:  St. Clair County Assessor 
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FIGURE 3.5 – INDUSTRIAL PARCELS  
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Institutional Land Uses 
Public and semi-public land uses include properties developed for schools, churches, 
cemeteries, public offices and similar uses.  They are uses that are typically allowed in 
residential zoning districts, but subjected to “conditional use” (or “special use”) approval 
procedures. 

 
These land uses cover nearly over 317 acres, or 7.7 percent of the Village‟s acreage.  The 
majority of public and semi-public acreage is associated with Freeburg Elementary, the High 
School District facilities, and the parks in the Village.  Also included in this inventory is the 
Village Municipal Center, located in the southern part of town on Illinois Route 15.  The 
remaining public and semi-public uses are disbursed throughout the Village and are principally 
churches and cemeteries.   

 
TABLE 3.5 - INSTITUTIONAL PARCEL CLASSIFICATIONS 

CODE DESCRIPTION 
PARCELS ACREAGE 

# % # % 

9000 Exempt 102 99.03% 316.49 99.74% 

9001 Partial Exempt 1 0.97% 0.84 0.26% 

Total 103 
 

317.33 
 

Source:  St. Clair County Assessor 
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FIGURE 3.6 – INSTITUTIONAL PARCELS 
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Undeveloped Land 
Table 3.6 provides a breakdown of undeveloped land within the Village by the current property 
classification.  There are a total of 378 parcels totaling nearly 1,890 acres.  The majority of this 
undeveloped acreage is currently classified as farm use.  The second largest amount of 
undeveloped acreage is general undeveloped land with no improvements.  These two 
classifications make up 86 percent of the undeveloped land within the Village.   
 

TABLE 3.6 - UNDEVELOPED PARCEL CLASSIFICATIONS 

CODE DESCRIPTION 
PARCELS ACREAGE 

# % # % 

20 Unimproved rural - Non farm 36 9.52% 190.74 10.09% 

21 Unimproved rural - Farm 75 19.84% 1,448.23 76.64% 

23 Forestry Management 5 1.32% 79.77 4.22% 

28 Conservation Stewardship 1 0.26% 4.96 0.26% 

29 Woodland Transition 2 0.53% 25.33 1.34% 

30 Unimproved residential 163 43.12% 67.91 3.59% 

32 Developer Residential 60 15.87% 53.28 2.82% 

55 Unimproved Commercial 36 9.52% 19.47 1.03% 

Total 378 
 

1,889.68 
 

Source:  St. Clair County Assessor 
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FIGURE 3.7 – UNDEVELOPED PARCELS 
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SECTION 3.2 – ZONING DISTRICTS 
 
The zoning district map for the Village (Figure 3.8) was updated in 2015. Per the Village‟s 
Zoning Code, the districts are defined as follows: 
 
Agriculture District – A 
The “A” Agricultural District encompasses areas that are presently undeveloped or sparsely 
developed and that, for various reasons, should remain so for the foreseeable future.  Some 
tracts of land in this district are fertile and relatively level and best suited for agricultural pursuits.  
Other tracts in this district have such poor soils steep slopes, inadequate natural drainage, 
and/or other problems, or are simply so distant from existing developed areas that the provision 
and maintenance of roads, utilities, and storm water drainage systems would be impractical or 
burdensomely expensive to the tax paying public.   
 
Single-Family Residential – SR-1 
In the "SR 1", Single family Residence District, land is principally used for or is best suited for 
detached, single family dwellings and related educational, religious and recreational facilities.  
The regulations for this district are intended to stabilize and preserve sound existing single 
family neighborhoods and to promote the development of subdivisions offering a range of new 
conventionally constructed single family housing.  Other types of residences (mobile homes, 
immobilized mobile homes, duplexes, apartments, and the like) are strictly prohibited in this 
district. 
 
Two-Family Residential – MR-1 
The "MR 1," Two Family Residence District, encompasses areas suitable for both single family 
dwellings and duplexes as well as related educational, religious and recreational facilities. 
 
Multi-Family Residential – MR-2 
The "MR 2" Multiple Family Residence District is established to stabilize and conserve existing 
neighborhoods that predominantly consist of multiple family dwellings and to promote the 
development of comparable new areas in order to accommodate all persons desiring this type 
of residential environment. 
 
Manufactured Housing District – MH-1 
The "MH 1" Manufactured Housing District is primarily intended to provide areas suitable for the 
placement of immobilized manufactured homes on individual lots for the establishment of 
manufactured home parks and for the placement of modular homes.  This district is intended to 
preserve all other residential districts for conventionally constructed dwellings.   
 
Community Business District – B-1 
The "B 1," Community Business District, primarily encompasses the long established 
commercial areas of the Village where a wide range of goods and services is offered to the 
general public at retail or wholesale. 
 
Highway Business District – B-2 
The "B 2" Highway Business District is intended to accommodate and regulate strip commercial 
developments and compatible uses. Since such businesses, both retail and wholesale, draw 
their patrons primarily from the motoring public, they typically require direct access to major 
streets and large lots for off street parking and loading.   
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Light Industrial – I-1 
The "I 1" Light Industrial District is intended to provide for areas where light industry, research 
facilities, warehouses, and wholesale businesses may locate without detriment to the remainder 
of the community.  In these areas, a satisfactory correlation of factors required by such uses 
exists or can be readily achieved.   
 
Moderate Industrial – I-2 
The "I 2" Moderate Industrial District is intended to provide for areas where industry, research 
facilities, warehouses, and wholesale businesses may locate without detriment to the remainder 
of the community.  In these areas, a satisfactory correlation of factors required by such uses 
exists or can be readily achieved.   
 

FIGURE 3.8 – ZONING DISTRICTS 
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SECTION 3.3 – FUTURE LAND USE 
 
The Future Land Use element establishes the pattern of land uses and location of growth for 
Freeburg.  The development of the ideal future land use is based on existing land use, zoning, 
utilities and infrastructure.   This section represents the growth policy from which the Village 
ensures that physical expansion of the developed areas is managed at a rate to support any 
projected population and economic growth.   

 
FIGURE 3.9 – FUTURE LAND USE 

 
 
Future Land Use Requirements 
The most significant changes from the existing land use to the future land use plan are 
associated with what is currently vacant, underdeveloped land or land currently used for 
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agricultural purposes.  Table 3.7 details the acreage change from the existing land use to the 
illustrated future land use. 
 

TABLE 3.7 - FUTURE LAND USE 

CLASSIFICATION 
ELU FLU CHANGE 

ACREAGE ACREAGE ACRES % 

Agricultural 2,302.09 907.71 -1394.38 -61% 

Residential 1,583.60 2,251.29 667.69 42% 

Commercial 169.48 458.12 288.64 170% 

Industrial 52.91 213.52 160.61 304% 

Source:  St. Clair County Assessor 

 

The most significant difference in terms of acreage is the change in agricultural property.  In 
terms of planned additional acreage, residential land uses are the biggest increase with 668 
acres.  As far as a total percent increase, the percentage of industrial properties grew 304% 
from 53 existing acres to 214 acres.  Commercial land uses increased 170%, or by 289 acres.   
 

Planning Area 
In order to plan for future growth beyond the existing Village boundaries, both the existing and 
future land use of the land within a 1.5 mile radius of the existing corporate limits should be 
considered.  The existing land uses of the unincorporated properties within a 1.5 mile radius of 
Village‟s corporate boundary are illustrated in Figure 3.10. 
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FIGURE 3.10 – EXISTING LAND USE WITHIN UNINCORPORATED 1.5 MILE RADIUS 

 
 
Just as with the future land use within the corporate boundary, the most significant changes 
from the existing land use to the future land use plan (Figure 3.11) in the 1.5 mile planning area 
are associated with what is currently vacant, underdeveloped land or land currently used for 
agricultural purposes.  The most common change is those parcels designated as residential in 
the future land use plan, in order to accommodate future population growth and the spread of 
residential land uses.  Another reason is that, per the Village‟s zoning code, any territory 
annexed into the Village is automatically designated part of the SR-1 (single-family residential) 
district.  However, the Board of Trustees, under advisement of the Plan Commission, may 
annex property under another zoning district if all legal requirements for zoning the property at 
the time of the annexation are met. 
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FIGURE 3.11 – FUTURE LAND USE WITHIN UNINCORPORATED 1.5 MILE RADIUS 

 
 
Development Constraints 
Key factors considered when analyzing future development constraints were the location of 
undermined areas, floodplains, and availability of public sewer and water utilities.  The parcels 
with undermining and/or floodplain concerns are illustrated in Figure 3.12.  Of the total 
undeveloped parcels, only 138 acres (37%) are without these development constraints.  In 
terms of acreage, the parcels not affected by one of the aforementioned constraints total 225 
acres, which is just 12% of the total acreage of the undeveloped parcels.  However, should 
some of the undeveloped parcels be split in ways to circumvent these constraints the number of 
parcels, and the percentage of the acreage, that are without constraints would be higher.  These 
findings suggest that annexing territory with less limiting development constraints will be 
necessary to accommodate efficient and orderly growth of Freeburg. 
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FIGURE 3.12 – PARCELS WITH UNDERMINING/IN FLOODPLAIN 

 
 
Subsurface Coal Mines 
The existence of vast amounts of underground coal mines in the vicinity of Freeburg presents 
the greatest constraint to future development.  The threat and unpredictability of subsidence is a 
discouragement to development that has become more pronounced over the past two decades 
in southern Illinois.  There have been several incidences of structural damage due to 
subsidence in Freeburg. 
 
The undermined areas depicted in Figure 3.13 were created using Illinois State Geological 
Survey (ISGS) data.  It should be noted that the areas indicated as „undermined‟ should be 
considered to be a general location, and a buffer around these areas should be applied in the 
when considering future development.  The Village has conducted separate studies on the 


