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EXECUTIVE SUMMARY
The Opportunity
Dear residents and interested developers,
Since 1911, the property originally utilized by the Texas Company (Texaco) has been a part of the
Lockport community, employing countless residents and impacting our industrial heritage. In late 2020,
the opportunity for the City to purchase and control the largest, remediated, portions of the property
presented itself. After much public discussion amongst the City Council, we decided to purchase it for
$2M and closed on March 31, 2021. This once in a lifetime opportunity gives the City full control over the
future land use of the property, removing the possibility of the owner turning it into yet another
distribution facility with few workers and more trucks.
But the work did not end there. In the year since the purchase, city leaders and staff, with your help,
have been working diligently to define a clear vision for the future of the property. This master plan,
after much community input and guidance from an Executive Team and Master Plan Advisory Panel,
identifies that vision:

The Star Innovation District will transform a legacy refinery site into one of the region's
premier locations for sustainable manufacturing, food production, maker activities, research
and education as well as host the community's largest festivals - all within the context of a
sweeping native prairie landscape and Lockport's history as an I&M Canal Town.
This vision sets the trajectory for what the property can become. Now comes the hard work. While this
plan provides a vision, mission and goals, it requires execution to achieve it. We are committed to
making the District something the community can be proud of and view the next few hundred years as
a new era for this legacy property. To be clear, because of EPA rules, industrial-type uses will still be a
part of the future, but by focusing our development attraction efforts on industries that focus on
sustainable manufacturing, education, and indoor farming, wrapped in the context of naturalized open
space, we can turn the narrative of a former oil industry site into one that is clean, green and makes
Lockport a leader in future product and energy production.
This mission to change the narrative also includes key community investments that will catalyze the
north end of the I & M Canal, connecting our National Historic District to the Star Innovation District. We
believe that incorporating the Heritage Village into a future destination playground, a community
festival grounds for events like Canal Days and an educational and training facility developed by local
educational institutions, will provide significant community benefits and support the efforts to develop
the remainder of the property north of 2nd Street.
We are excited to present you with the Star Innovation District Master Plan and look forward to
executing its vision with you, and for you!
Sincerely,

Steve Streit
Mayor, City of Lockport

In March 2021, the City of Lockport purchased the
former Texas Oil Company (known today as
Chevron) refinery site to manage its future and
provide an opportunity for community-based
destinations and positive redevelopment for the
City. The 178 acre property is strategically located
along the Chicago Sanitary & Ship Canal, two rail
lines, the Illinois and Michigan (I&M) Canal National
Heritage Corridor as well as blocks away from the
historic downtown core. The property is ready for a
future that turns the page from what was once an
environmental challenge to something the
community can be proud of. It is a brownfield site
that has been fully remediated and is vacant. The
property is flat, with infrastructure expansion
opportunities to serve both the community’s and
development team’s needs. It is ready for a new life
as the Star Innovation District!
Located in fast growing Will County, the site is in a
strategic location from a regional perspective. With
significant transportation infrastructure including
road, rail, water, air and pipelines - it is considered
the largest inland port in North America. The market
for industrial property is competitive, favorable and
we believe this is the right location to move past the
typical distribution and warehouse market that has
challenged the community with truck traffic, and
into a future where people are invested in the
creation of products and appreciate the resources
the location and community have to offer.
The City and its residents have planned the future of
the property around this Vision statement:

The Star Innovation District will
transform a legacy refinery site into
one of the region's premier locations
for sustainable manufacturing, food
production, maker activities, research
and education as well as host the
community's largest festivals - all within
the context of a sweeping native
prairie landscape and Lockport's
history as an I&M Canal Town.

With a Mission to:

Attract and retain jobs that support
Lockport's vibrant community,
curating a business environment
focusing on a core group of
financially viable sectors to build a
brand and identity for the District and
the City.

The Challenge
The community has taken a strong interest in what
happens with the property, have expressed
concerns about some of the previously allowable
uses and their potential impact on the surrounding
community, specifically increased truck traffic. The
City has worked tirelessly to focus truck-dependent
uses along key interstate interchanges, and is using
the Star Innovation District to change that narrative.
By minimizing truck traffic and still allowing for and
managing access, will give new owners and
businesses the freedom to build their future and
ensure product can still be easily shipped to market.
As the property owner, the City has undertaken this
planning effort to proactively articulate what it
would like to see developed on the land, so it can
begin actively marketing it to parties and partners
who share in the Vision and Mission. Developing the
property represents an opportunity for the City to
grow its workforce and to promote economic
development. This will be done in a way that
emphasizes sustainability and minimizes negative
impacts on the surrounding roads and
neighborhoods.
Planning for the future of the property requires an
approach that balances economic development,
environmental sensitivities, community concerns,
market demand, financial feasibility, infrastructure
capacity, fiscal constraints, and other issues related
to implementation in the near and long term.
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The Solution
This report summarizes the results of a study that:
y Reviewed the history of the property and its
surrounding context
y Analyzed the site and its existing infrastructure
y Explored opportunities and constraints
y Analyzed trends in the regional economy
y Reviewed current conditions in the property market
y Suggested the property types and uses that would
be appropriate
y Determined the amount and type of development
that would be feasible
y Developed a strategy, program, and physical plan
for the site’s development
y Confirmed the infrastructure required
y Outlined the process of implementation
y Highlighted the potential funding sources that may
be available
The community and City officials were engaged
throughout the process, using public meetings and
workshops, as well as a project website, social media,
billboards and the newspaper. This was to develop a
growing understanding of issues, review concerns,
assess needs, collect ideas, and confirm the Vision for
the site. It also gave the public the opportunity to
review and provide feedback regarding the key
findings and recommendations covered in the plan.
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The Result: A Proposed Plan &
Development Strategy
TARGETED USES

Over the course of the study, a number of industries
and land uses were explored to determine what would
be most appropriate for the site. Many relate to
regional and local strengths, employment trends, or
expected future potential. Others were derived from
community feedback about what would be
appropriate, the aspirational vision, and past inquiries
relating to the site. A balance of industrial activities, as
well as business support services that might occupy flex
space (a hybrid of industrial/office), were all
considered.
Clusters of related industries became options for how to
brand the development around a particular theme. Six
themes were explored and four were preferred:
y Sustainable Production – focused on manufacturing
y Food – focused on indoor farming / food processing
y Education/Training – focused on workforce
preparation
y Natural/Passive – focused on open space and prairie
restoration with limited development

AMOUNT, TYPE, & PHASING OF DEVELOPMENT
Separate from the community-based portions of the
site south of 2nd Street, the amount of proposed
development – 1.7 million square feet - was derived
from current zoning, although the phasing and
absorption of such an amount was also reviewed in
light of historical and current trends. Assumptions were
made about the split between the major types of
anticipated space: light industrial vs. flex. Projections of
on-site employment were derived and used to inform
preliminary engineering recommendations relating to
required infrastructure improvements.

CONFIGURATION OF THE PLAN
Diagrams and drawings within the report help
articulate how the development strategy could take
physical form. These “framework options” show key
patterns of land use and open space, as well as
suggested phasing of the development over time. An
“illustrative plan” suggests a potential layout of roads,
infrastructure, buildings, and parking. A detailed
illustrative plan for the portion of the site designated as
a community-related campus south of 2nd Street (of
education, training, incubator/ maker space,
commercial, event, and support spaces), named
“Heritage Commons”, was also created.
It should be noted that the configuration and phasing
of the project, as well its theme and associated uses,
may evolve over time depending on changing market
conditions, the master developer, potential future users,
and other factors which are difficult to anticipate.
However, these plans represent the amount and type of
development anticipated, as well as ways to address
circulation, open space, drainage, and infrastructure.

IMPLEMENTATION
A narrative within the report explores the role of the City
in terms of administering the project. The
recommendation is for the property to be sold, ideally
to a single “master developer” who will then prepare
the site, provide infrastructure, and execute a
marketing plan. Such an entity may choose to develop
buildings speculatively, or build to suit for the needs of
specific occupants once they have committed.
Individual properties could be leased or sold.
Next steps in terms of marketing and branding, as well
as the process of soliciting proposals and negotiating a
development agreement are described. An outline
level action plan with tasks, responsible parties, and
rough timeline is included.
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The Value of this Plan

The community has a direct stake in the future of
how land is developed. Zoning regulations tend to
provide only a crude indication of what is allowed
or not allowed, and often they don’t explain what
is preferred or why. While a city’s Comprehensive
Plan may cover this topic at a general level,
detailed plans are often created for portions of a
city which are targets of redevelopment. This is a
large, centrally-located piece of land, owned by
the City, with a unique set of constraints. It is also
the subject of significant community interest. As a
result, it was determined that a detailed plan was
warranted for this property.
Since the plan involved public and stakeholder
engagement, it confirms some degree of
community support for the ideas proposed. This
removes some of the uncertainty for those who
may consider buying and developing the land,
but who might be concerned about potential
opposition to development moving forward.
A study of this type collects all the relevant
information related to the project in one place
and provides background to the reader regarding
key issues. It shows how the community’s vision
and other considerations have been translated
into a strategy. The City will not be developing the
parcels themselves; it will likely sell the property to
others who will then implement it over time
according to a negotiated Development
Agreement using a “Planned Development” (PD)
overlay that supersedes the underlying zoning. This
plan will be the foundation for such negotiations in
the future.

The Conclusion

In the absence of a plan such as this, real estate
tends to be an ad hoc process, driven exclusively
by the market and investor returns rather than
carefully considering local needs.
Without any guidance provided by the
community regarding its own vision for the
property, the market will simply gravitate to that
which makes the most money, regardless of
negative impacts, and regardless of a
community’s broader vision and goals.
This plan, and the proposed strategy, advocates a
different approach – one that balances market
considerations with local interests and transforms
a legacy refinery site into one of the region's
premier locations for sustainable manufacturing,
maker activities, research, education, workforce
training as well as hosting the community's largest
festivals - all within the context of a sweeping
native prairie landscape and Lockport's history as
an I&M Canal Town.
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INTRODUCTION
The community of Lockport is a desirable suburb of
Chicago that benefits from a stable population,
well-maintained residential neighborhoods, highly
effective management by municipal leaders and
a strong financial position. The Star Innovation
District property is located just north of the
downtown core which is anchored by State Street.
This vibrant and walkable commercial corridor is
the result of conscious efforts to enhance the
environment and attract new business. Popular
trails also exist along the Illinois & Michigan canal
and throughout the State Street corridor.

DEMAND DRIVERS
Lockport is located in Will County, the fastest
growing of the peripheral counties of Chicago and
Cook County. Currently, strong market demand
exists for logistics, warehouse, and distribution
space, particularly along the Interstate corridors.
There is also demand for larger sites that can
accommodate various scales of light industrial and
manufacturing facilities. However, the objective of
the Star Innovation District is to assemble a
collection of creative individuals and companies
that can monetize a variety of goods and services
centered around green technology and clean
manufacturing.

ACCESS & CIRCULATION
State Street (State Route 171) and 9th Street (State
Route 7) intersect in downtown Lockport and carry
a significant amount of traffic in all directions. The
9th Street bridge over the Des Plaines River is a key
regional connection from Lockport to the west into
Romeoville and Crest Hill, as there are limited
vehicular river and canal crossings. Other crossings
include the I-355 bridge 6.5 miles north, the 135th
Street bridge 2.4 miles north, and Ruby Street (State
Route 53), 4 miles south. As a result, Lockport
experiences a significant amount of traffic through
the State Street and 9th Street intersection,
including semi-trucks heading in every direction.

Chevron/Texaco Facility in Lockport, IL
Images from Industrial History; Industrial Scenery Blog

DEVELOPMENT PROGRAM
After a significant amount of investment along
State Street and the downtown core, the City
intends to preserve the area as a pedestrianfriendly area for shopping, dining and social
gathering. To accomplish this, the desire by
current municipal leadership is to allow uses in the
Star Innovation District that have minimal semitruck traffic. Uses such as a maker space,
educational training, light manufacturing,
wholesale commercial, food & beverage and
hospitality are preferred over logistics, warehouse
and distribution. The District has flexible
development areas that can accommodate
varied sizes of facilities, with a vision to co-locate
businesses that share a common industry cluster.

HISTORY
70 Years of Production
In December 1911, the Texas Company (Texaco)
switched on the steam for its first oil refinery outside
the Southwestern U.S. in Lockport, Illinois. Texaco
referred to the facilities as the 'Lockport Works,'
which included the industrial refinery North of 2nd
Street near downtown and an administrative
building just north of Westside Park. Lockport's
strategic position in the Midwest, strong demand
from the Chicago regional market, as well as rail
and canal connectivity fostered a thriving business
for the company. By 1922, Lockport Works was the
second largest refinery in Texaco's holdings.
Throughout its 70-year history in the community,
Texaco employed hundreds of people before
closing the refinery in 1981. The property was
annexed into the City in 2000 and later became
part of the Chevon land holdings after they
acquired Texaco in 2001.
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A Citizens Advisory Panel (CAP) was formed in
2000 that worked with Chevron on the
environmental remediation of the property and
discussed future redevelopment potential to once
again contribute to the local and regional
economy. After two decades, the collaboration
concluded with Chevron completing the
remediation and receiving the last "No Further
Action" (NFA) approvals from the EPA in late 2020,
although monitoring continues today. Chevron
began marketing the property with the intent to
sell what was termed Business Parks 1, 2 and 3.
Without securing a buyer, the company put the
property up for auction in late 2020.
Given the significant truck traffic that Lockport’s
downtown already faces, City leaders were
concerned that if the property was sold to a
distribution, transload or other truck-intensive use,
it would further exacerbate a problem that
impacts the comfort, safety, and success of the
downtown. These concerns culminated on March
31, 2021 when the City closed on the purchase of
what is commonly known as Business Parks 1, 2
and 3. This new property supplemented the 13.67
acres south of 2nd Street that the City owned
previously.

CITY OBJECTIVES
Understand Existing Conditions
The site's environmental history creates challenges
for redeveloping the property in alignment with
the community's vision and desires. Understanding
this history and conditions as they are today lays
the groundwork for producing an implementable
plan that will bring the property back to life.

Chevron/Texaco Facility in Lockport, IL
Images from Industrial History; Industrial Scenery Blog

Identify Community Priorities

Another goal of this project is to provide a place
for the community to exchange ideas,
collaborate, and socialize. By listening,
documenting, and incorporating community
feedback into the planning process, the City
sought to blend successful site development
objectives with local goals and aspirations.

Implementation Strategies

With an existing conditions analysis, market
research, and community feedback, the City and
project team worked with local stakeholders to
produce development options and
implementation strategies. This work identifies
tangible steps the City can take to attract
appropriate end-users to the site and implement
the vision over time.

OPPORTUNITY
The master plan provides the vision for future site
use and sets the stage for the community to
create a new destination that is active,
achievable, and forward-thinking. The District
seeks to support the continued investment in
downtown, enhance the value of the current or
new TIF district, and redirect the legacy of the site
to be a place that is sustainable, resilient,
economically productive as well as culturally
relevant and enriching.
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CONSULTANT TEAM

PROJECT SCHEDULE

Roles & Responsibilities

WEEKS

The executive team provided insight and guidance
on recommendations to the consultant team prior
to community and Council presentations.

The consultant team was asked to craft a
community-based vision and redevelopment plan
for the site. This included a variety of factors
including physical, administrative and financial
aspects of how the property might be developed
in the future.

Executive Team Members

Consultant Team Members

Executive Team Roles

y Steven Streit - Mayor
y Ben Benson - City Administrator
y Brent Cann - Director of Public Works &
Engineering
y Doug Pryor - President & CEO of Will County
Center for Economic Development (CED)
y Karen Kostecki - City Council Member & First
Ward Alderperson
y Lance Thies - Director of Community &
Economic Development
y Lisa Heglund - Finance Director
y Matt Garland - Plan & Zoning Commission
Member
y Sonni Williams - City Attorney

MPAP Team Roles

The Master Plan Advisory Panel (MPAP) is a group
of local residents that provided feedback to City
staff and the consultant team during the planning
process. These ideas and comments were
incorporated into the final master plan
recommendations.

MPAP Members

y Andrew Maier
y Bill Molony - Original Texaco Citizens Advisory
Panel (CAP) member
y Bob O'Hara
y Carol Stark
y Ellen Rendulich - CAP
y Jonathan Pugh
y Jonathan Stone
y Kimberly Phillips - City Planner
y Lucas Rodgers
y Sandy Burcenski - CAP

STANTEC
y Todd Meyer - Principal In Charge
y Bryan Zundel - Project Manager
y Brian Jennett - Market Analysis / Development
Program
y Sarah McDonald - Stakeholder Engagement
Lead
y George Halkias - Architect, Industrial Buildings
Sector Lead
y Anushree Nallapaneni - Urban Designer & GIS
Specialist
y Ginny Young - Urban Designer & Landscape
Architect

V3 COMPANIES
y Brad Prischman - Land Development Engineer
y Keith Oswald - Senior Environmental Lead
y Kurt Corrigan - Municipal Engineering Lead

1. Discovery

1
2
3
4

• Summary of Existing Information
• Project Base Map
• Community Engagement Strategy
• Project Schedule
• Optional Summary of Developer Engagement

• Market Assessment
• Development Program and Strategy
• Physical Development Parameters
• Committee and Stakeholder Engagement Findings

6

8

3. Ideas
• Development Program
• Conceptual Plan
• Circulation Plan
• Committee and Stakeholder Engagement Findings

9
10
11
12
13

4. Refinement
• Development Program Summary
• Illustrative Master Plan
• Circulation Plan
• Stakeholder Engagement Findings
• Draft Final Plan Report Outline
• Draft Site Development Presentation
• Optional Financial Feasibility Assessment

14
15
16

Community
Workshop

2. Analysis

5

7

Kickoff Meeting

5. Delivery
• Final Documents
• Final Presentation

Final Presentation to the
City Council
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STAKEHOLDER
ENGAGEMENT
SUMMARY
Community Workshop 1
OVERVIEW
This event began with a presentation by Mayor
Steve Streit highlighting the site's history, existing
conditions, and proposing a maker’s park on a
portion of the property. Next, Lance Thies, Director
of Community and Economic Development,
provided an overview of the master planning
effort. Finally, Stantec and V3 staff presented a
more technical overview of the existing conditions.
As a part of the open forum, attendees were
invited to learn more about the project, ask
specific questions, voice concerns and participate
in two activities. A detailed report of Workshop 1 is
located in Appendix 1.

ACTIVITY RESULTS

Preferred Land Uses
Attendees in this activity were presented with a list
of land uses and given two green dots and a blue
dot. The green dots represented uses were
supported or preferred, and the blue dots were
land uses they opposed for the site. Votes were
used to assign each option a priority.
Participants selected a Solar Panel Farm, Education
and Training (18 years or older), and Community
Events and Festivals as the top three choices for
preferred land uses with 14, 13, and 12 votes
respectively. Warehouse and Distribution uses
received the most 'no' votes, placing it in the
bottom three priorities, with Private Open Space (no
votes), and Clean Manufacturing and Warehousing.
Subsidizing Land Uses
Attendees in this activity had the same list of Land
Uses, but used two yellow dots to indicate uses
they would potentially subsidize and a red dot for
those they would not. Each land use was assigned
a priority calculated from the votes.

The top three priorities for subsidization, in order,
are Education and Training (18 years or older),
Community Events and Festivals, and Solar Panel
Farm. Participants were most opposed to
subsidizing Warehouse and Distribution, Clean
Manufacturing and Warehousing, and Private
Open Space uses.

Community Workshop 2
OVERVIEW
This event started with market analysis findings,
followed by a presentation of the vision for the site,
the site development strategy, the clusters targeted
for development and the financial feasibility of the
project from the standpoint of a for-profit developer
and the financial implications for the City.
The presentation was given by Bryan Zundel,
Project Manager, and Brian Jennett, Market &
Financial Analyst, with introductory and closing
remarks from Lance Thies, Director of Community
and Economic Development.

ACTIVITY RESULTS
After the presentation, meeting attendees had an
opportunity to voice questions, comments or
concerns. Overall, there was general support for the
project and most of the discussions centered around
the specifics of how the development would be
implemented and the current state of the real estate
and manufacturing markets.

Project Website
OVERVIEW
The project website provided the community with
project information, including a schedule, event
notices, project background, presentations from
community workshops, progress updates and a
survey opportunity.

ACTIVITY RESULTS
The community survey provided similar questions to
those posed at Workshop 1, in addition to others. A
summary of the results can be found in Appendix 1.

The images on the previous page are images from community
workshop #1 on November 10, 2021 and community workshop
#2 on February 9, 2022.
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SITE ANALYSIS
Key Information to Know
y The site is well located in close proximity to
Downtown Lockport

y The streets around downtown are not designed to
accommodate semi truck traffic

y Remediation of the brownfield site now permits
redevelopment for industrial use, with certain
restrictions and limitations

Existing Features &
Key Site Adjacencies
SITE LOCATION & SIZE

The property is located in Lockport, Illinois. As a
part of fast-growing Will County, the
redevelopment area includes land parcels known
as Business Parks 1-3 that total 178 acres and that
the City owns. In addition, the City owns property
between the BNSF railroad and the Sanitary & Ship
Canal. These land parcels comprise the study area
for the project with boundaries including the
Canadian National (CN) railroad to the east, the
Shell tank farm to the north, the Burlington Northern
& Santa Fe (BNSF) railroad to the west and a
residential neighborhood to the south.

ADJACENT USES

metropolitan area as a major national hub for
industry and transportation.
y Deep Run Creek runs between the two canals
on the portion of city-owned property on the
west side of the study area. It is a tributary to the
Chicago Sanitary & Ship Canal.
y The South Stormwater Pond at the southwest
corner of the District provides storage for surface
water runoff that occurs as a result of storms.
y Fiddyment Creek flows through the surrounding
residential neighborhood and Runyon Preserve.
It extends west through Business Park 1 and
empties into the I & M Canal.
Collectively, these water features add to the
identity of the District, provide visual interest, create
ecosystems and provide wildlife habitat.

SURROUNDING AMENITIES
Situated north of Downtown Lockport, the Star
Innovation District site has close proximity to
shopping, entertainment, as well as eating and
drinking establishments. Downtown Lockport
continues to see revitalization and new businesses.
The Star Innovation District should leverage these
amenities and build on the vibrancy and
momentum of Downtown Lockport.

Surrounding the site is a tank farm operated by the
Shell Oil Company to the north, Lewis University
and Airport across the Des Plaines River to the west
and residential neighborhoods to the east and
south. To the northeast, along New Avenue, and
just north of 9th Avenue along Daviess Avenue are
industrial uses. A mix of commercial and residential
uses are located along State Street.

Recreational opportunities are plentiful around the
District. These include the nearby Runyon Preserve,
Westside Park, Heritage Village, and Lincoln
Landing. These are all within a short walking, biking
and driving distance of the District. Next to the I&M
Canal, a regional trail sees significant use from
pedestrians and cyclists. Additional recreational
areas and opportunities also exist beyond the local
context but with easy access.

HYDROLOGY

CONNECTIVITY

There are multiple waterways that bisect, border
and traverse the site including the following:

The southern portion of the District is within a
half-mile (roughly 10 minute) walking distance to
downtown. Visitors of the District can also easily
bike downtown and a trip by vehicle only takes a
couple minutes. The Illinois and Michigan (I&M)
Canal Trail connects the site to downtown
Lockport, while also providing regional
connections to Joliet to the south and Romeoville
to the north.

y The Des Plaines River and the Chicago Sanitary
& Ship Canal are the two largest waterways
adjacent the site, located to the west.
y The I&M Canal divides Business Park I and Business
Parks 2-3, but is no longer used to transport goods
as it was functionally replaced by the Chicago
Sanitary & Ship Canal. Both canals served
important roles in the development of the
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LAND USE POTENTIAL
PERMITTED USES

POTENTIAL USES

USES NOT FEASIBLE

Business Park /
Commercial Office / Flex
Space

Art & Art Studios

Educations & Training
(High School and Younger)

Data Center

Community Events /
Festivals

Open Space; Public

Hotels / Hospitality

Educations & Training
(18+ Years Old; College, Tech
/ Trade School)

Recreation; Indoor

Industrial; Hydroponic
Farming

Entertainment

Recreation; Outdoor

Industrial; Light
Manufacturing

Food Production / Food
Processing (Indoor
Farming, Ghost Kitchens, etc)

Residential

Industrial; Research &
Development

Interpretive History /
Cultural Elements

Trails

Industrial; Warehousing

Open Space; Prairie /
Naturalized Areas
(No Human Access)

Water Recreation (Kayak,
Canoes, Paddle Boats,
Paddle Boards, etc.)

Maker Space / Business
Incubator

Open Space; Private

Restaurants,
Microbreweries, Beer
Gardens, Bars

Solar Farm

While the site soils have been remediated and the site
has been deemed ready for redevelopment, there are
limitations as to what type of land uses are allowed
based on the IEPA regulations. Since Chevron pursued
an “industrial/commercial” cleanup standard for the
remediation efforts, the allowed uses fall into industrial/
commercial use categories. This means that residential
(including recreational use), and mixed-use residential
development are not allowed. The chart on the above
outlines the ‘Permitted Uses’ as well as those not
allowed (‘Uses Not Feasible’). Development for
industrial/commercial use requires no additional IEPA
coordination or approvals.

SOILS

The site is bounded by the Canadian National (CN)
railroad (which includes Metra commuter rail
service, with a station in downtown Lockport) to
the east and the Burlington Northern & Santa Fe
(BNSF) railroad on the western portion of the
District. Rail spurs to District development sites are
more likely to occur from the BNSF line.

A significant part of site remediation included
removal of contaminated soils and replacement
with soils reaching industrial/commercial cleanup
standards. The remediation accomplished greater
than 95% reduction of contaminants found in site
soils and surface water sediments. This was done by
removing contaminated material down to bedrock
and bringing the site back to grade with approved
soils. The bedrock is a very hard rock material, and
much less permeable than the soil and loose rock
above it. After reviewing the cleaned soils, the IEPA
stated remediation objectives were met and No
Further Action (NFA) was required for soil
remediation.

TOPOGRAPHIC FEATURES
The District has few notable topographic features
within the parcel boundaries. The site is relatively
flat as a result of its location within the Des Plaines
River valley. Site grading, as part of the soil
remediation replacement, also contributed to the
flatness. More notable slopes on site occur along
the CN railroad and depressed site features such
as Fiddyment Creek and the water diversion
channel conveying overflow surface water from
the I&M Canal to the South Stormwater Pond.
The site generally slopes from east to west towards
the Chicago Sanitary & Shipping Canal and Des
Plaines River. Some low points exist that cause
water ponding after storms. One location is in the
northwest corner of Business Park I and the other is
in the southwest corner of Business Park II, in a
portion of the property where occasional
community festivals and events occur.
There is additional grade change outside of the
parcel boundaries, as New Avenue and State
Street sit at a higher elevation than land west of
the Canadian National railroad. The elevation
change from the intersection of 2nd Street and
State Street down to the Canadian National
railroad crossing 2nd Street is a difference of
approximately 15 feet.

Retail

LAND USE

RAILROADS

There is an additional column in the chart listing
'Potential Uses'. Dependent upon specific site plans,
these uses might be allowed. However, a formal
interpretation and determination as to whether
allowable, and under what conditions, must be sought
from IEPA. A Concept Site Plan outlining proposed uses
should be prepared and submitted to the City within
the early stages of any proposed development plan,
whether those uses are Permitted Uses or Potential
Uses. Upon the City’s consideration, if a Potential Use is
being considered, a submittal including a Concept
Site Plan, including use specifics, should be provided
to IEPA Bureau of Land to obtain their formal
interpretation as to whether, by definition, the specific
use can be allowed under the terms of the
environmental land use restrictions.

Environmental Remediation
OVERVIEW
Historic use of the site as an oil refinery caused
contamination of the soil and water on the
property. Since the remediation of the site was
completed in 2020, the land has become eligible
for redevelopment following 'No Further Action'
(NFA) determinations by the Illinois Environmental
Protection Agency (IEPA). The determinations
means the site is clean enough for approved
activities and land uses to occur on the premises.

Since the depth to bedrock from finished grade is
relatively shallow and often near the surface, it is
recommended the developer performs soil borings
within early stages of any proposed development
plan to identify depth to bedrock. There will be
areas of the site where additional structural soil
material will need to be imported to provide
appropriate utility and foundation coverage,
stormwater detention basin depth, and to grade
the site to direct stormwater runoff to storm
structures and detention basins. When performing
excavation and grading, environmental land use
restrictions related to NFAs require some soil
handling and field screening requirements.

GROUNDWATER
Although groundwater remediation efforts were
completed in 2020, No Further Action (NFA)
approvals from the IEPA are still in progress and
groundwater monitoring wells remain in a number
of locations on-site. Since the site cleanup was
performed in compliance with IEPA approved
plans and post-remediation sampling indicates
there are no exposure concerns for future use,
approvals are expected, at which time the existing
groundwater monitoring wells can be removed by
Chevron. Per the terms of the groundwater NFA,
determinations will not require on-going/future
groundwater monitoring and testing. As of the
preparation of this document, the status of the
groundwater NFAs is pending IEPA review of the
final reports documenting remediation. In the
interim, at the discretion of Chevron and as
approved by IEPA, some existing groundwater
monitoring wells may be removed to facilitate
specific development plans. Otherwise, the
existing wells must stay and be worked around until
the final approval of the groundwater NFAs allows
their removal.
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Existing Infrastructure
LOCATION

PARCEL 1

PARCEL 3
South
Stormwater
Pond

Floodplain
Per FEMA’s Flood Insurance Maps, a floodway has
been designated that runs east and west through
the southern end of Parcel 1. The floodway and
Fiddyment Creek span the width of Parcel 1 until
eventually connecting to the Illinois and Michigan
Canal. There are also sections under Fiddyment
Creek that are indicated as floodplain. An
approximate range of depths to water table is not
available. Soil borings are recommended to
determine water table and bedrock depths within
property limits relative to new construction.
Wetlands
There are mapped wetlands located at the north
end of Parcel 3, along Fiddyment Creek within
Parcel 1, and along the I&M Canal (off-site).
Additional information is located in the Appendix.
A wetland assessment of all three Parcels will be
required to be prepared by the developer to
identify any wetland areas and anticipated buffers
from development associated with those wetland
areas. Depending on the findings of the wetland
assessment report, it may be recommended that a
Jurisdictional Determination be submitted to the
U.S. Army Corp of Engineers to determine the
jurisdiction of any wetland areas identified within
the Parcels.

UTILITIES
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PARCEL 2

Stormwater
The “Stormwater Management Plan Review
Memorandum” prepared by Benes and Associates,
dated April 5, 2012, summarizes the existing
stormwater management facilities that serve the
three parcels within the Star Innovation District
property (“South Property”) that were designed
and constructed at that time on behalf of the City.
These facilities include an existing stormwater
detention basin at the south end of the City
property located west of the development
property and BNSF railroad tracks. This basin
provides stormwater detention storage for Parcels
1, 2 and 3, assuming 1.3 million square feet of
commercial/industrial development over all three
parcels, designed in accordance with the City of
Lockport Development Code and Will County
Stormwater Management Ordinance that were in
place in 2012. Stormwater runoff from each of the
parcels is conveyed to the basin via various

drainage swales, inverted storm sewer syphons,
and two existing stormwater lift stations.
Stormwater calculations will be required for any
proposed development to show compliance with
the Stormwater Management Report and current
City of Lockport Development Code and Will
County Stormwater Management Ordinances,
which include more stringent rainfall data in
comparison with the stormwater requirements in
place when the original design was completed in
2012. Therefore, it is anticipated additional control
volume will be required for all three parcels.
Additional stormwater management volume and
surge basins will be required for Parcel 1, to the
north and south of Fiddyment Creek. It is
anticipated overflow for Parcel 1 would route to
Fiddyment Creek. The “Stormwater Management
Plan Review Memorandum” noted above is
included within the Appendix for detailed review of
stormwater requirements for the redevelopment of
the property.
Potable Water
There is an existing 12” water main running north
and south along the west side of American Road
through Parcel 1. The water main is under the
jurisdiction of the City of Lockport and available to
serve Parcel 1. This water main loops east along
Lovell Lane at the north side of Parcel 1 and
continues under the CN railroad tracks. To the
south, this 12” main connects to the existing 16”
City water main that heads east along 2nd Street
as well as west under the I&M Canal and then
south along Canal Street.
In Phase I, it is anticipated that a 12” water main
will be extended west to the BNSF railroad tracks
from the 16” water main running south and east at
the 2nd Street bridge over the I&M Canal. This 12”
extension will serve Parcel 2 and 3, with an 8” or 12”
main extending north along the west side of Parcel
2 and 3 to be constructed in Phase II. At the south
end of Parcel 3, the 16” water main in Canal Street
connects to a 6” water main along Clinton Street.
In Phase I, this 6” water main will be replaced with
a 12” water main. All water main improvements
would be the responsibility of the developer. It is
recommended pressure and flow data be
collected and discussed with the City to confirm
the existing water main facilities will be adequate
for any proposed development.
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Sanitary Sewer
On behalf of the City, Baxter and Woodman prepared
a Technical Memorandum to evaluate sanitary design
alternatives considering the proposed redevelopment
and existing sanitary facilities in the vicinity of the
property. Based on that study, and a projection of
3,500 to 4,000 jobs on site, 180,000 GPD was assumed
to be spread evenly over Parcels 1, 2 and 3 based on
an assumption of 10 PE/acre. The flow from the overall
development would be split to avoid the additional
cost of installing a force main under the I&M Canal.
Parcel 1 sanitary sewer flow would be directed to the
existing City gravity sanitary sewer within State Street.
There is an existing 12” gravity sanitary sewer that flows
south along American Road from the north end of
Parcel 1 to an existing wet well near the center of
Parcel 1. The existing lift station (not in operation) and
4” force main extending south along American Road
and east along 2nd Street to the State Street gravity
sanitary sewer will need to be replaced/up-sized for
the proposed Parcel 1 development flows.
Parcel 2 and 3 sanitary sewer flows would be collected
with a new 12” gravity sanitary sewer running from the
north end of Parcel 2 to the south end of Parcel 3. This
sanitary sewer would connect to the existing City
gravity sanitary sewer infrastructure within Clinton
Street, which continues to flow south to the Division
Street wastewater treatment plant. Approximately 400
feet of existing 10” gravity sanitary within Clinton Street
will need to be replaced with 12” gravity sanitary
sewer main as part of the sanitary sewer
improvements. A small lift station may be required for
the portion of Parcel 2 north to the existing stormwater
drainage swale. Other lift stations may be needed in
areas where depth to bedrock and limitations on site
grade are prohibitive.

South
Stormwater
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Pond

It should be noted that the existing City sanitary sewer
system flowing south on the west side of the I&M Canal
is tributary to an existing City lift station near 13th
Street. Final allocation of proposed sanitary flow to
the existing east facilities and west/south facilities will
need to be reviewed by the City to determine each
system has the capacity to accept the proposed
sanitary flow, and additional monitoring and analysis
may be required. All sanitary sewer improvements
would be the responsibility of the developer.

Electric Service
There is existing 12kV overhead and 34kV underground
electrical infrastructure to the south and east of the
development. Once a Concept Site Plan with
anticipated electrical loading is provided, ComEd will
review and assess the proposed electrical routing and
potential off-site extensions / permitting that may be
required.
Natural Gas
To the east, gas lines are present along the State Street
ROW and has a 2” line to the east side of the street
and a 6” line to the west. A network of 2” and 4” mains
reside to the south in the residential neighborhood.
There is natural gas infrastructure to the south and east
of the development. Should natural gas need to be
extended under the CN railroad tracks, permitting
could take multiple years. The existing natural gas
infrastructure to the south does not extend further
north than 5th Street. Once a Concept Site Plan with
anticipated gas loading is provided, NICOR will review
and assess the proposed gas line routing and
potential off-site extensions / permitting that may be
required.
Telecom / Data
There are existing AT&T facilities located at the north
side of Parcel 1, as well as east of the CN railroad
tracks. There are existing AT&T facilities located south
of Parcel 3. As of this report, Comcast had not
provided atlas maps. Comcast has confirmed they
have fiber at N. State Street / IL 171 and E. North Street,
however servicing the development will require a
substantial plant extension, including permitting with
the CN railroad, State and City. Once a Concept Site
Plan with anticipated telephone/data loading is
provided, AT&T and Comcast will review and assess
the proposed routing and potential off-site extensions
that may be required.
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Opportunities & Constraints
OPPORTUNITIES

1

Limited visibility into site

2

Highest visibility into site

3

Public trail head access

4

Potential conversion of Canal Street to bike
and pedestrian only route

5

Possible Daviess Avenue extension and most
direct route for new line from sewage
treatment plant

6

Ponding during storm events

7

Limited vehicular access routes over the
railroad tracks

8

Pedestrian bridge over I&M Trail with long
views up and down the waterway

9

Designated floodplain

10 Required access for Shell property
11 Low elevation / ponding area
12 Proposed pedestrian bridge
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There are very few sites in the greater Chicago
metropolitan area for innovation-oriented
training, fabrication, light industrial and
manufacturing uses that are this large and are
near a variety of high-quality assets and
amenities. The proximity to downtown Lockport,
Lewis University, an educated and skilled
workforce, parks, open spaces, trails and wellmaintained residential neighborhoods
collectively provide an attractive and desirable
place to establish various business enterprises.

CONSTRAINTS
Some limitations do exist relative to proposed
redevelopment of the property, primarily the
allowed land uses and ongoing environmental
monitoring of the property. The site is not
immediately adjacent to an Interstate highway
and access is currently limited one primary entry
point. A shallow depth to bedrock on site is
beneficial for building foundations but is a limiting
factor for basement space, utility infrastructure
and increased space needed for stormwater
management / detention facilities

C

D

ST

Pedestrian bridge over
Fiddyment Creek

Fiddyment Creek from
pedestrian bridge

I&M Canal Trail looking
north from Second
Street

I&M Canal looking
north from Second
Street
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development, it is more likely to be a hybrid between
commercial and community uses that are being
displaced elsewhere and are well-suited for the site
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for work, and those who work within Lockport tend
to live outside the City

Lockport's job growth has been minimal over the last
20 years, whereas Will County employment has grown
significantly. Forward looking projections imply the
City's employment will grow by approximately 2,600
jobs over the next 30 years (the county, by
comparison, will grow by 50,000 jobs). A majority of
the recent job growth in the county has occurred
outside of the City of Lockport. Most residents
commute to workplaces outside the City and county.
Major employment centers include downtown
Chicago, the I-88 Corridor, nearby Joliet and
Bolingbrook. Most people who work in Lockport
commute in from elsewhere.
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with over 40% population growth and 30%
employment growth projected through 2050

By 2050, Lockport is projected to grow to a population
of 36,000 residents. This represents nearly 40% growth
for the City, providing significant opportunities for
development in several sectors of the City. Much of
the growth in the metro area is anticipated to be in
the suburban periphery, emulating development in
neighboring cities including Chicago and Joilet. Will
County as a whole is projected to increase to nearly 1
million people by 2050.

Will County Population

Retail
Trade
Trade
Retail Retail
Trade

y However, growth in Lockport will still be significant

POPULATION

1,000,000
800,000
1,200,000
800,000
600,000
1,000,000
600,000
400,000
800,000
400,000
200,000
600,000
200,000
0
400,000
0
200,000

983,219

18401840
18501850
18601860
18701870
18801880
18901890
19001900
19101910
19201920
19301930
19401940
19501950
19601960
19701970
19801980
19901990
20002000
20102010
20202020
20302030
20402040
20502050

increase significantly in Will County, but most of this
will be outside of Lockport

1,200,000
1,000,000

Lockport Population
Lockport Population

40,000

1840
1850
1860
1870
1880
1890
1900
1910
1920
1930
1940
1950
1960
1970
1980
1990
2000
2010
2020
2030
2040
2050

y Population and Employment are projected to

Growth Trends

HealthHealth
Care
Health
and
Care
Care
Social
andand
Social
Assistance
Social
Assistance
Assistance

Key Information to Know

Will County Population
Will County Population

1,200,000

Educational
Educational
Services
Services
Educational
Services

MARKET ANALYSIS

10,000

Transportation and Logistics
Business Services

D i st r i b u t i o n a n d e C o m m e r c e

Distribution and Electronic Commerce

2016

2015

2014

2013

2012

2011

2010

2009

2008

2007

2006

2005

2004

2003

2002

2001

2000

1998

36 | Stantec

1999

-

Star Innovation District Master Plan | 37

SUMMARY OF PROPERTY MARKET PROSPECTS

Property Market Trends
RESIDENTIAL

LABS / HEALTH RESEARCH & DEVELOPMENT

As population increases, there will be a need for
more housing. Housing affordability is declining
as demand outpaces the City's housing
inventory. Existing homes are primarily singlefamily detached, but demand for multi-family
options is growing. Longer term outlooks include
demand for transit-oriented development, senior
housing options, and smaller living spaces with
limited maintenance obligations. Residential
uses are not allowed within the Innovation District
due to environmental restrictions.

Laboratories and R&D facilities tend to cluster
around related entities such as educational
institutions, medical facilities, offices, and
researchers. Aging populations and growing
healthcare needs will likely drive demand
for certain types of labs. These types of uses
often require more secure sites to maintain
confidentiality, making the Innovation District
potentially attractive for some lab and R&D
development.

INDUSTRIAL

The retail sector has been experiencing
significant disruption as people shift to discount/
big box stores and/or shop online. The pandemic
has caused further challenges. With significant
vacancy and declining rents, there is general
consensus that retail space is overbuilt, both
nationally and regionally. Although Will County is
growing, and this will eventually result in demand
for new retail, the broader market conditions will
limit the potential for any large-scale retail
development in the short-term. Lockport is a
relatively small community and the downtown is
not considered a major retail destination. Existing
retail and services focus on serving the local
community. The project site's location is also not
conducive to larger-scale retail due to it's
location, visibility, and access issues. Over time,
there may be potential for some convenience
retail serving those on-site, as long as it doesn't
undermine existing businesses downtown.

Industrial growth in the region is very strong and
is predicted to remain so for the foreseeable
future. Most of this growth is in transportationrelated businesses. Infrastructure and road
upgrades will be needed to support the growth.
As available space declines and demand
continues to grow, rents and values for this type
of property are likely to increase. Light industrial
and "flex" uses could also see growth, especially
in areas where warehouse and distribution uses
are not allowed.

OFFICE
The demand for commercial office space
in the suburbs has been decreasing for an
extended period of time. Some growth has
been shifting back to downtown Chicago to
attract a new generation of younger talent.
Space per employee has also been declining
as part of broader, long-term trends. In the
last few years we have also seen pandemicrelated disruptions. Some companies appear
to be exploring remote work as a permanent
strategy, at least for a portion of their workforce.
Collectively, all these factors have helped
increase vacancy and drive down office rents
and values. A number of major suburban office
properties are currently for sale. With stagnated
demand and an excess of supply throughout
the area, major new office space development
is less likely at the present time, unless it is
significantly cheaper (eg. by occupying flex
industrial space) than prevailing rents for higher
quality, better located, dedicated office
buildings.

RETAIL & SERVICE

FOOD & BEVERAGE
Lockport has a good variety of food and
beverage establishments, including those along
State Street that serve residents, employees and
students. Dining out has increased across the
country in recent years, particularly at unique
and non-chain restaurants such as the Lock &
Mule in downtown Lockport. This industry is
expected to rebound from pandemic-related
disruptions, and with population growth
expected, some new development may be
viable.

Use
Industrial
Office
Lab
Retail/Service
Food & Beverage
Residential
Hotel
Community Facilities
Open Space/Recreation
Education
Parking

Short Term Outlook

Longer Term Outlook

HOSPITALITY
Hotels tend to cluster around business centers,
tourist destinations, historical sites and highcapacity transportation corridors. Lockport is not
expected to receive any significant increases in
tourist traffic, and the out-of-the-way nature of
the project site does not make it an ideal location
for hotel accommodations, unless future uses
within the Innovation District drive it long-term.

COMMUNITY, RECREATION & OPEN SPACE
Lockport has a substantial inventory of community
facilities, open space, and recreational amenities.
The canal trail specifically passes through the
western portion of the site and is a well-used asset
for both residents and visitors. If trail use continues
to grow, development should include an
enhanced trail access element. The open space
system will need to be carefully planned and
outdoor recreation as it is limited due to
environmental restrictions.

EDUCATION
The education sector is experiencing several shifts
due to pandemic-related disruptions and new
learning methods driven by technology. Lockport
is near some educational institutions such as Lewis
University and Joliet Junior College. These,
together with Lockport Township High School can
effectively provide workforce training
opportunities. There are few vocational training
facilities in the southwest part of the metro region,
despite its recent growth. This suggests a potential
opportunity to explore, particularly if such training
is related to industries already in the area or those
that occupy the Innovation District in the future.

Appropriate for Site
Positive
Negative
Uncertain

Source: Stantec, based on CoStar, broker
reports, and various other sources

Recommended
Development Types
Most of the significant development activity in the
area in recent years is related to transportation,
distribution, and logistics. Since the City would like
to avoid creating additional semi-truck traffic in
the downtown area, the recommendation is to
focus on options for light manufacturing and flex
space with a possible hybrid of light industrial and
office space - land uses that do not have a high
or frequent need for semi-trucks.
Incubator and maker spaces, educational
opportunities, indoor recreation, and community
uses are also viable, though on a smaller scale
than light industrial, manufacturing, R&D and
office uses.
Currently, there appears to be no support for
pure office or destination retail, but this could
change over the long-term as Will County grows
in population and depending on the type and
density of development within the District.
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Industry Analysis

Recommended Target Industries and Activities (A mix of Traded and Local Goods & Services)

Below are the fastest growing industries* in Will County,
as defined by employment. The diagram on the facing
page shows the relationships between select industries
and the sector that is growing the fastest (distribution
and e-commerce); it also highlights those industries
recommended for the site.

TRANSPORTATION & LOGISTICS
This sector contains air, rail, truck, barge, bus,
passenger, cargo and freight transportation services.
It also includes related operation services and support
activities such as inspections, maintenance, repairs,
security, and loading/unloading. Although warehouse
and distribution is not desired, leveraging the rail lines
that run through and adjacent to the site can be an
opportunity for passenger and freight.

DISTRIBUTION & E COMMERCE
This sector consists primarily of wholesalers as well as
mail order houses and e-commerce merchants. These
companies mostly buy, hold, and distribute a wide
range of products such as apparel, food, chemicals,
gases, minerals, farm materials, machinery, and other
merchandise. The sector also contains companies
that support distribution and electronic commerce
operations, including packaging, labeling, and
equipment rental and leasing functions.

FOOD PROCESSING & MANUFACTURING
This sector focuses on the processing of raw food
materials and manufacturing products for end users.
This includes millers and refineries of rice, flour, corn,
sugar, and oilseeds. These upstream products
contribute in part to producing specialty foods, animal
foods, baked goods, candies, teas, coffees, beers,
wines, other beverages, meats, packaged fruits and
vegetables, and processed dairy products.

BUSINESS SERVICES
Companies in this sector include establishments and
services primarily designed to support other aspects of
a business, or to assist unrelated companies. This
includes corporate offices and headquarters.
Professional services such as consulting, legal services,
facilities management and support services, computer
services, architectural, engineering and construction
services as well as recruiting and placement services.
All for-hire ground passenger transportation services
are also included.

EDUCATION & KNOWLEDGE CREATION
This sector contains all educational and training
institutions, as well as related supporting
establishments. It also includes research and
development institutions in biotechnology, life
sciences, physical sciences, social sciences and
engineering.
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+
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&
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COMMUNITY
& HEALTH
SERVICES

FINANCIAL,
INSURANCE,
REAL ESTATE
SERVICES

ENVIRONMENTAL
SERVICES

INFORMATION
TECHNOLOGY &
ANALYTICAL
INSTRUMENTS

BUSINESS
SERVICES

COMMUNICATIONS
EQUIPMENT &
SERVICES

LIGHTING &
ELECTRICAL

ARTS & ENTERTAINMENT

LEISURE, TOURISM, &
RECREATION GOODS
& SERVICES

GOODS RETAIL & WHOLESALE

UTILITIES

DISTRIBUTION

CONSTRUCTION

&

FURNITURE
MATERIALS,
VEHICLES, &
EQUIP. STRG.

HOSPITALITY

PERSONAL & COMMERCIAL
SERVICES

RESEARCH & DEVELOPMENT
LABS, TESTING, ETC.

SOLAR
POWER

MARKETING,
DESIGN,
PRINTING &
PUBLISHING

AGRICULTURE

INDOOR/
VERTICAL
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LIVESTOCK

FISHING

e-COMMERCE

MAINTENANCE &
REPAIR SVCS
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PROCESSING &
MANUFACTURING

MATERIALS MFG

NONMETAL
MINING

METALS

METALWORKING TECH

FORESTRY & PLANT PRODUCTS

OIL & GAS

DOWNSTREAM
CHEMICALS

PAPER & PACKAGING

*Note: technically these are groups of related industries. They are typically called "clusters" in formal economic data (terms that are defined by the
US Cluster Mapping Study). However, the term "cluster" has also been used throughout the project to refer to potential thematic grouping of uses
and activities on the site. To reduce confusion, we are using more generic terms on these pages; the graphics themselves use the term "clusters".
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Long-Term Shifts Employment by Industry Sector
Source: US Cluster Mapping Study, Stantec

Use

PLASTICS

Short Term Outlook

OTHER PRODUCT MANUFACTURING TRADED & LOCAL,
INDUSTRIAL & CONSUMER
Diagram of relationships between Distribution & e-Commerce and other Industry Sectors
Source: Stantec, adapted from US Cluster Mapping Study

Longer Term Outlook

Appropriate for Site

Boxes with solid colors recommended
(Building off growing distribution and
e-commerce county wide, existing regional &
local strengths, expected future growth, what is
lacking/needed, what is appropriate for the site,
existing infrastructure, community feedback,
etc.) Note: not all sectors are shown.
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VISION & STRATEGY

"
"

The Vision Statement describes the desired outcomes and future state of the
Innovation District, while the Mission Statement defines the goals, values and
purpose of the District. The goals are outlined below.

Vision
The Star Innovation District will transform a legacy refinery site
into one of the region's premier locations for sustainable
manufacturing, maker activities, research and education
as well as host the community's largest festivals - all within the
context of a sweeping native prairie landscape and the
Lockport's history as an I&M Canal Town

Mission

The Star Innovation District was planned to attract and retain jobs
that support Lockport's vibrant community, curating a business
environment that focuses on a core group of financially viable
sectors to build a brand and identity for the District and the City

Goals

1

Preserve and enhance the interests of the
City and community in public space, 		
open space, the Canal, regional multi-		
modal connections and Heritage Village

2

Restrict truck access to New Avenue and
target development that maximizes clean
manufacturing of products of all types 		
and minimize the volume of truck traffic

3

4

Seek real estate developers and 		
businesses that focus on the District's core
industry clusters and will be partners to 		
help execute the vision of the District

Make strategic investments in water,		
sanitary infrastructure and roadways to 		
leverage development opportunities and
accommodate City needs on the southern
portion of the site

5

Utilize sustainable, resilient, low-impact 		
development and passive energy		
alternatives such as solar power, where 		
appropriate, to provide benefits to District
users and the community with minimal 		
impacts to existing infrastructure

6

Strengthen the area around the 2nd Street
and Daviess intersection with small scale
development supportive of the historical
and educational environment that builds
on the City's history as a community of 		
creators, allowing dreamers, makers and
entrepreneurs to explore their passion in a
collaborative and fun place
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REDEVELOPMENT PROGRAM OPTIONS
Key Information to Know
y The plan seeks to bring together thinkers, educators, researchers, makers, inventors,
product developers, manufacturers and skilled laborers to bring life, vitality and
productivity to the Star Innovation District.
y The preferred industry clusters include 1) Education and workforce training to help
prepare a skilled workforce, 2) Clean, green and sustainable manufacturing, and 3)
Year-round, indoor food production / processing.
y Native prairie, naturalized open space, wetlands and stormwater facilities may be an
interim or longer-term land use in certain areas.

The site framework plans are intended to guide
future development from a programmatic and
physical standpoint through the identification of
significant site elements. In order to prepare the
framework plans, guidelines were needed to
match the vision, mission and goals to potential
redevelopment options. The potential land uses
were analyzed to determine feasibility in light of
current market conditions and vetted through
stakeholder engagement.

While a common key to success is to assemble
land uses inter-dependent and beneficial to one
another in order to help create a strong image
and identity for the District, it is also important to
make sure there is enough diversity in the uses and
businesses so they can overcome economic and
industry impacts. Intentional diversification can
help the long-term viability of the District and its
economic contributions to the City.

The recommended land uses, which rose to the
top of the list during this process, include
innovative research & development, education
and training as well as light manufacturing and
green technology. As part of realizing the Vision, it
is expected that the businesses, institutions and
other entities who choose to locate within the
District will help promote local economic
development and job creation.

Building on this approach, the idea of innovation
districts gained popularity as participants noticed
the positive effects of industry clusters. While the
initial documented clusters were industrial and
manufacturing in nature, new versions emerged
with different focus areas including healthcare,
science and technology. As research and
development into these sectors grew, the
innovative nature of the clusters came into focus.
Not only were these collections of geographically
consolidated businesses profitable, but they
fostered additional spin-off businesses. These
businesses often directly related to the creation of
new or enhanced goods and services, innovating
on previous versions and prototypes.

Redevelopment Strategies

Example Innovation District

How we understand and value land and real
estate is often associated with how we use it. With
that in mind, the identity of the District is at least in
part tied to the programming. To begin the
process, the team developed a list of potential
land uses for the property based on discussions
with City leaders, key stakeholders and
community members. These uses were compared
against market investment trends to determine
what is most likely to succeed.

INNOVATION DISTRICTS

To harness the power of innovation and industry
clustering dynamics, forward-thinking
communities have worked to create their own
idea-focused areas as a part of urban
redevelopment efforts. Those who were able to
create vibrant innovation districts did so by

46 | Stantec

Star Innovation District Master Plan | 47

Preferred Clusters
Natural / Passive Cluster

Food Cluster

bringing together talented workers, creative
businesses and institutions in a unique and
desirable setting. In return, they saw economic
success in the way of more businesses that grew
faster and generated greater revenue streams to
the community along with higher paying jobs.
Innovation itself is an important part of the
economic vitality of the districts. It often means
the businesses are not only drawing revenue from
the local economy, but also from areas far
beyond the district.

Sustainable Production Cluster

Education & Training Cluster

Because there is interest in leveraging the
creative, entrepreneurial and maker community in
Lockport, an innovation-focused industry cluster
can incorporate components such as fabrication
spaces, business incubators and educational/
training facilities (key components of an
innovation district) to help support local talent
and help develop their creative ideas.

INDUSTRY CLUSTERS
On large properties, a collection of programs or
uses can come together in a cluster to form a
district or campus with a unique identity that
draws people and businesses to it. Industry clusters
have been proven to be successful around the
world. In this way, enterprises with similar or shared
business objectives congregate in a close
geographic area to form synergies.

Technology Cluster

Future Logistics & Delivery Cluster

They can leverage the same materials and supply
chains, share knowledge across their businesses,
collaborate on new and innovative ideas, engage
in shared purchasing power and form
communities that help the individual entities to
grow and succeed. This collective success can
continue to attract and promote the growth of
new businesses as the District matures and
expands over time.

Potential Industry Clusters

After analyzing a list of potential businesses and
land uses, some clusters emerged during the
planning process as having good potential and
were worth further exploring. The six (6) clusters on
the facing page were placed at the top of the list
for further investigation. After careful consideration,
two (2) of the clusters didn't compare as favorably
as the others. Those removed from the list were the
Technology Cluster and the Future Logistics &
Delivery Cluster.

Preferred Industry Clusters

After removing the two (2) clusters from the priority
list, further refinement and analysis of the
remaining four commenced. Through a process of
elimination and verification, the Food Cluster and
Sustainable Production, and Education and
Training Clusters are the three (3) preferred industry
clusters that make the most sense for the District.
The reason for selecting three clusters instead of
one is to provide flexibility for the future
development of the site. Due to the limited
number of opportunities that present themselves,
the City needs enough flexibility to accommodate
the right developer or user that expresses serious
interest. Having three cluster preferences provides
this flexibility. The fourth cluster, the Natural /
Passive Cluster, is noted below as both an interim
use and as an open space network amongst the
future development sites, but not a recommended
long-term land use. On the following pages, each
preferred industry cluster is further defined.
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NATURAL / PASSIVE FOUNDATIONAL ELEMENTS
The Natural and Passive Cluster was the last cluster
omitted from the final list as a long-term land use. This
cluster includes multiple elements found in the other
clusters, many of which are popular amongst the
community. Overall, the cost of developing the publicly
funded infrastructure in this scheme could not be offset
by potential development revenues. The scheme also
requires the City to cover most of the maintenance
costs of the open spaces. The overall expense is
therefore greater than it would seem based on first
impression.
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Despite these costs, many of these programmatic
elements are both supported by the community and
would positively contribute to the identity of the site. As
such, the naturalized open space, solar panel farm,
maker space / business incubator, and educational /
R&D facilities are considered foundational elements to
be integrated into the other three preferred clusters. By
incorporating these elements into the overall
development plan, the costs of the prime elements of
the Natural / Passive Cluster receive some level of
financial accommodation due to the presumed
revenues generated by the rest of the development.

Prairie / Naturalized Open Space
One of the main priorities of the development is the
opportunity to maintain some of naturalized open
space on site. Given the current state of the property
and the limitations, this open space would likely be
native prairie. Tallgrass prairies with wildflower meadows
are native to the area, provide seasonal interest, create
habitats and help clean stormwater, amongst other
notable qualities.

If you were to visit the site today, prairie has already
begun to takeover the remediated site and has started
creating an interesting identity. However, the
environmental regulations require that it is mowed
regularly, which is not a best practice in ecological
restoration. Because of the environmental limits of the
site, any prairie and naturalized open spaces would be
private and not accessible to the public.
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Food Cluster

The food industry cluster has multiple opportunities to
support businesses and organizations centered around
the production of food and beverage products.
Overall, the market shows opportunity in this area, but it
will require finding the right developers, brokers, and
businesses interested in locating in Lockport.

INDOOR FARMING
While environmental restrictions prohibit the farming of
food outside on the site, businesses can engage in
indoor farming. Some examples include hydroponic
farming, vertical farming and greenhouse-based
farming. Local success stories for these types of
operations have been growing in frequency and there
is market data showing demand for these types of
businesses.
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While regulations prohibit the creation of public open
space on the site, there is opportunity to have an
indoor farmer's market to sell locally grown and
packaged food.

FOOD PROCESSING
Businesses can focus on the food processing and
production in the form of manufactured, packaged or
prepared foods. In this cluster, produce and herbs are
grown on site and sent to restaurants throughout
Lockport and beyond. Or, that product could turn into a
packaged good like a granola bar. An emerging trend
is the ghost kitchen, which serves as a hub for the
preparation of food for numerous restaurants,
particularly for online ordering platforms.

Although food is the focus of this cluster, it does not
exclude beverages. Beverages made on site could be
alcoholic, non-alcoholic or some of both. A brewery or
distillery here may have a primary focus in the
production of the beverages, but also include a tasting
room or full scale restaurant. The non-alcoholic
beverage company may create sports drinks, sparking
water, smoothies or sodas.

FOOD EDUCATION
With the right educational partners, the District could
be home to a culinary school, which includes a
restaurant to showcase the talents of the students while
also providing them opportunity to learn not only how
to make the food, but also how to operate the business.
In addition to a culinary school, education and training
could be part of the farming component to provide
training on indoor plant growing, irrigation strategies,
indoor farm layout, labeling, packing, shipping, etc.

FOOD RESEARCH
Food research can mean many things. There are
institutions that engage in plant science to figure out
how plants best grow and how to make them grow
better. Some are interested in soils, microbes, fertilizers
or plant hybridization. Any number of research based
opportunities exist in the research and development
realm of the food industry, many of which may be a
good fit for this cluster.

FOOD-RELATED MANUFACTURING
Companies not producing food may also be interested
in becoming part of the cluster. There are many subsets
of this industry that would benefit by being in the same
district as those growing and making the food.
Manufacturing related business could include
packaging materials, grow lights, irrigation systems for
hydroponic farms, frames for greenhouses, appliances
for kitchens as well as others.
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Sustainable Production Cluster
This cluster focuses on the creation of goods and
services with a sustainable, resilient or regenerative
mission. This could include services or the creation of
products using materials sustainably harvested, clean
and green technology, renewable energy as well as
creating products or services catering to the triple
bottom line of economic, environmental and
social responsibility.
One of the benefits of this cluster is the range of
opportunities that exist. Businesses from many different
industrial subsets could become part of the cluster, so
long as they contribute to the sustainable identity of the
District. The overall use flexibility means there is likely to
be a larger pool of developers and end users than the
other clusters.
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While the Food Cluster seems to be favored by the
community, its components could merge into this
cluster as its mission aligns with the sustainable vision of
the production cluster. The main differences between
the Food Cluster (where food related businesses
operate independently of other industries) and food
related elements integrating into the Sustainable
Production Cluster is the proportion of the site devoted
to food related business and how specialized the
identity of site would become. By integrating into this
cluster, the community could see a use they identify
with favorably, while not over-relying on the food
related industry to be the sole economic engine of the
District.

SUSTAINABLE MANUFACTURING

EDUCATION / RESEARCH & DEVELOPMENT

The primary anticipated land use for the District is light
manufacturing. The market demand is greater for this
program more than other uses, and the building
footprint requirements are typically larger as well, which
fits with the highest and best use of the site.

Like the Food and Education Clusters, there is
opportunity to have an educational or training
component as a part of this cluster. One such option is
to have a college or technical school run a facility on
site to train workers and students on sustainable
manufacturing practices. Alternatively, some businesses
and research institutions may want to locate in the
District to be close to the production facilities they are
researching and testing innovations on. In the end,
some form of workforce training to produce skilled labor
is a priority for the District.

Some representative products that businesses could
create here include food production, electric vehicle
related products, and solar panel creation. This is by no
means an exhaustive list, but rather suggestive of the
sustainability-oriented businesses that have the
potential of locating here.

CORPORATE / INSTITUTIONAL OFFICE
In the event that large manufacturing businesses locate
in the Star Innovation District, there may be a need for
accompanying offices for their employees. By locating
offices on site, they can be in close proximity to the
production facilities.
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Education and Training Cluster
There are many influences that will contribute to the
success of communities like Lockport and the Greater
Chicago Area in the foreseeable future. Our research
suggests that the Knowledge Economy will increasingly
dominate economic growth and the need for
educated workers and talent of all ages and industries.
Skilled labor is a part of the workforce that has
specialized training, understanding and experience to
carry out complex tasks as opposed to general labor. It
is characterized by specialized education attained
through training and experience, and predominantly
corresponds with higher wages. This can be contrasted
with unskilled labor, which refers to individuals with a
limited range of skills to use in the workplace.
With economic changes occurring quickly with the
growth of knowledge-based jobs, the skilled laborers of
the future will likely be different from today's workforce.
Automation and machine learning have provided
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some uncertainty amongst some labor pools that their
jobs may someday be replaced by machines or robots.
An example of this is truck drivers being replaced by
autonomous vehicles. In order to counter this, many
efforts are underway globally to educate and train a
new generation of skilled labor that will provide the job
functions needed in the future.
Many young people today wonder what skills will be
valuable to employers in the future. Advanced
manufacturing that requires a variety of professional
services that offer specialized knowledge in the
process, such as anatomy or economics, may soon
depend on workers having skills in programming,
precision fabrication and robotics, as Artificial
Intelligence (AI) advances across a wide array of
industries. Skills in science, technology, engineering,
and math (STEM) are essential for communities such as
Lockport to stay competitive in training the modern
workforce. The Star Innovation District could be the
perfect canvas for this kind of education and training to
take place.

The fastest growing segment of our knowledge
economy is Innovation — anchored by companies
whose primary focus is research and development.
These companies are opening branches or relocating
to where the knowledge workers want to live. This
includes urban places with access to affordable
multi-family housing and easy access to shopping areas
and places to enjoy food, coffee, and cocktails as is
found in downtown Lockport. These uses in turn support
arts, culture, entertainment and recreation, which
contribute to the overall quality of life.
We have also found the educated workforce also
prefers cities with walkable, mixed-use downtowns with
amenities, close-in, urban neighborhoods and access
to beautiful natural areas and outdoor recreation. In
addition to the need for education and training, the
students of these institutions also generally prefer to be
in active urban environments to take advantage of
local amenities and benefits. They also want to be close
to companies and other institutions where they have

opportunities for joint research, collaboration and
employment. In this way, continued investment in
downtown Lockport to create vibrant retail, food &
beverage, recreation, entertainment and affordable
housing opportunities is critical to the success of an
Innovation District promoting education and training as
core offerings.
Perhaps the most important element of this industry
cluster, however, is the entities and institutions that will
provide the educational and training offerings. The City
will continue to work to identify potential partners
interested in being part of the Innovation District. This
could be existing institutions such as Joliet Junior
College and Lewis University. It could include entities in
the Greater Chicago area and beyond that want to
locate in the District, or new entities that are designed
to fit with the preferred industry cluster.
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Option 1
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Option 2

Option 3

RENOVATE AMERICAN ROAD
American Road provides access to the Shell property to
the north of the District, and there is a permanent
agreement to allow access to that property through the
site. Therefore, the site development framework options
all maintain this access through the use of American
Road. Option 3 allows for alteration to the configuration
of the road to suit the future development of the District
depending on end user needs. Currently, American
Road is City of Lockport ROW, but could be a private
road in the future depending on the land sale.

REQUIRE HIGH QUALITY DESIGN
Architecture and design will play a large role in the
appeal and marketing of the District. It also abuts a
residential neighborhood to the south so new buildings
will be required to be compatible aesthetically. As a
result, the City will require higher-quality design and
materials, particularly for highly visible building façades
oriented toward parking lots and the streets. This would
also include views from outside the District, other
buildings and from accessible open spaces.

CREATE A CAMPUS ATMOSPHERE
Creating a campus-like experience adds to the
marketability of the District. It creates spaces supporting
the collaboration and social engagement necessary to
create a vibrant community. This atmosphere is
particularly important in the Heritage Corridor south of
2nd Street. Though there is emphasis on this area,
connectivity between development north and south of
2nd Street is vital to ensuring that the District feels like a
unified and cohesive campus.

LIMIT SEMI-TRUCK TRAFFIC

FRAMEWORK OPTIONS
The site framework options suggest how the property might
be developed over time based on the planning process
with the City and Stakeholders. This includes site access,
circulation, parking, development parcels, utility areas,
infrastructure upgrades and open space enhancements.
One of the critical elements of the framework plan is that
areas to be conserved and developed have been
identified with preferred locations for particular land uses.
This includes wetlands and the provision for required
stormwater detention facilities.

Development Strategies

The proposed development strategies illustrate various
intensities of development and potential phasing. The
first retains the majority of the land as open space. The
second balances conservation of open space with area
for development. The third illustrates the highest
utilization of the site and is the recommended strategy.

ENCOURAGE NATURALIZED OPEN SPACE

Planning Principles
Several planning and design strategies are present
across each strategy, including the following:

UTILIZE EXISTING INFRASTRUCTURE & SITE FEATURES
Each scheme attempts to utilize as much existing site
infrastructure as possible. The I&M Canal and
accompanying trail is a critical consideration for each
plan, as are other stormwater management facilities
such as Fiddyment Creek and the pond on the west side
of the property (West Pond). Some vehicular routes exist
and some have utilities under them. While many of
these routes need improvement, the gravel and grading
of the current roads would likely help to reduce roadway
construction costs.

As described earlier, native open space plantings are
fundamental to the identity of the District. Each strategy
reflects this in the Prairie / Naturalized Open Space
zones. Included in this strategy is the vegetative
buffering of the I&M Canal and the canal trail to
reinforce this naturalized atmosphere, not only from
within the site, but also for those using the trail.

TARGET SOLAR FARMS & DATA CENTERS
Solar farms and data centers are land uses the
community sees value in. Strategies 2 & 3 define a solar
farm or data center zones west of the BNSF railroad
because this land has limited vehicular access. Since
these uses require less frequent access, this location
was determined to be feasible for these uses with
high-speed data connections put into place. It is
recommended that the City preserve both access
points to the west area to maximize potential future use.

The surrounding roadway network is not suitable for
semi-truck traffic due to the street sizes, geometry and
structure. As a result, the City will work to implement
land uses that minimize semi-truck traffic and a new
access point onto New Avenue from Lovell Lane.

Preferred Strategy

Of the three strategies, the second strategy was not
preferred because it does not provide enough revenue
for the City to support the infrastructure costs that the
City would need to incur to facilitate development. The
City would also incur the cost to maintain the open
space. While cost is important, this option also does not
create the desired campus-like atmosphere for the
District. The remaining strategies, 1 and 3, are the
preferred strategies, with Strategy 1 as the preferred
interim option to allow time for the market to mature.
Preferred Strategy 3 may take time for the City to find
the right developer / end users and to implement the
necessary infrastructure to support the development.
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Short-Term Strategy (0-5 Years)

AMERICAN ROAD

LOVELL LANE

2ND STREET

Short-term Framework Strategy

The City of Lockport intends to search for end users
who help to fulfill the mission and vision of the
District by implementing the desired light industrial,
clean manufacturing and educational land uses in
the north part of District. In the mean time, the City
will be working with partners to establish the maker
space and business incubator at the south end of
the District. It also maintains a place for
community festivals and events to take place.

FEATURED SITE LAND USES

As an interim use, the naturalized open space
provides some ecological benefits in terms of
wildlife habitat creation, biodiversity, slowing the
flow of, and helping to clean, stormwater. While it
must remain fenced and inaccessible by the
public due to environmental regulations, it is a
visual amenity for trail users and people that travel
by or interact with the site.

INFRASTRUCTURE

This strategy also carries some inherent challenges.
First, the City has an annual expenditure to mow
and maintain the property, per the environmental
regulations. Also, there is no economic benefit to
the City as compared with light industrial,
manufacturing or other preferred uses. In addition,
it will be more difficult to establish a successful
maker space and business incubator without the
collaboration and visibility of the accompanying
corporate and institutional partners in the District.
Finally, even the smallest amount of development
on site will require costly infrastructure upgrades.
These improvements are more easily defrayed
through full site build-out, so proceeding with
implementation of site utilities in the short term will
require the City to make early investments and
accept a longer term to wait for a return on those
investments from an economic development
perspective.

y Co-located Event Space and Maker Park /
Business Incubator around shared parking, south
of Second Street
y Remainder of site remains naturalized open
space as an interim use
y Continue to enhance usable park, trail and
open spaces along the canal

y Install sanitary sewer and water utility lines
stubbed to property boundary around 2nd and
Daviess Avenue
y Work with ComEd to upgrade transformers and
electrical lines to support event space and
maker space
y Work with telecom provider to ensure highspeed data is provided for the event space and
maker space
y Perform ongoing mowing of prairie grasses

RESPONSIBILITIES
Public entities likely responsible for:
y Utilities to site, including through Daviess Avenue
and 2nd Street
y Daviess Avenue and 2nd Street improvements
y Potential full or shared parking costs
y Maintenance of public streets, open space and
stormwater facilities, generator and pumps in the
short term, ultimately transferred to the POA
when established
POA / Private, corporate, institutional or non-profit
partners needed for:
y Maker Park / Business Incubator structures,
administration, operations & maintenance
y Private streets and roadways as established
along with new development
y May be subsidized with public funding sources
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Stormwater Management Basin
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Sustainable Manufacturing Building Pads
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Private Trail System
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Small Manufacturing / Wholesaler
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Public Trail
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Small Manufacturing
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Target Use Sub-Area Plan (see next page)

6

Storage Yard

12
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y Co-locate uses oriented toward the 'public good'
(Education/Training, Maker Space, Event Space)
around shared parking
y Strengthen connections to the canal, trail network
and the "Heritage Commons"
y Transform Canal Street into a promenade near the
central hub and event space
y Sell land parcels to a master developer who supports
the vision of the Innovation District with future end
users
y Create institutional or community-based solar farm
areas
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The second zone is north of 2nd Street and has been
allocated for light industrial and manufacturing uses.
Finally, the third zone is the land between the Sanitary &
Ship Canal and the BNSF railroad, which is a
combination of stormwater management facilities and
a renewable energy installation. The plan provides
ample open space for stormwater facilities, park space
and trail connections where allowed.
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This preferred long-term development strategy proposes
three (3) primary activity zones. The first is located south
of 2nd Street and is envisioned as the central gathering
location close to downtown and known as 'Heritage
Commons'. In this area, the plan establishes a maker
space, business incubator, a facility for education &
training, maintain a place to host festivals and events, a
food & beverage offering and potential culinary school.
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INFRASTRUCTURE
y Install sanitary sewer and water utility lines stubbed to
property boundary around 2nd and Daviess Avenue
y On-site infrastructure to parcels by master developer
or property owners' association (POA)
y Canal Street closed to vehicular traffic and converted
to a pedestrian promenade
y Daviess Street expected to remain public ROW and
extended north to 2nd Street, but with controlled
access into / out of District from the south to protect
west side neighborhood
y Stormwater management and open space system
managed by POA
y The developer will be responsible for the cost of
constructing the New Avenue connection onto the
site. This will serve as the truck traffic entrance and
limit truck traffic south along New Avenue. Shared
cost via grants is possible.

RESPONSIBILITIES
Private, corporate, institutional or non-profit partners
needed for:
y Common area maintenance and operations
established by master developer and transferred to
the POA
y Street & utility upgrades in development zones
including private stormwater management
y Partial investment in New Ave connection and utility
extensions
Through land sale revenue, grants and TIF funds, the
Public entities will likely be responsible for:
y Partial utilities to site, including through Daviess
Avenue, 2nd Street and stub into parcels
y Canal Promenade improvements
y Potential full or shared parking cost
y Maintenance & operations of the event space,
parking and canal area
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This area represents the most communal, educational
and entrepreneurial spaces in the District. It has the
most specialized programs and the scale of the
buildings are more conducive to creating a walkable
environment. It is also oriented towards hosting festivals
and events for Lockport. These features make this area
a key driver of the image and identity of the Star
Innovation District and make it a catalyst for attracting
users and creating regional awareness.

16

1
4

10
11

VOCATIONAL EDUCATION
The vocational training building has good access from
2nd Street and Daviess Avenue. It fronts the main event
space where it can showcase programs to event
patrons. The space also serves as a quad for the facility
where students & instructors can host outdoor classes or
to relax and socialize.
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Proposed events in Heritage Commons are a large part
of the identity of the site. The master plan showcases
the flexibility for different types and sizes of events and
the enhanced infrastructure to heighten the
entertainment experience. At the north end of the
event quad is a festival street where vendors can
arrange tents, kiosks or food trucks. The main space is
for larger programming and is flanked with adjacent
tree-lined walkways. The stage area at the south end of
the event lawn provides a location for a stage as well
as the support and staging area to bring equipment in
and out for performances. Finally, the adjacent gravel
lot to the west serves as overflow parking and/or a
place for carnival rides or other uses requiring truck
access and staging.

RESTAURANT / CULINARY SCHOOL
The restaurant takes a prominent position at the
intersection of the Canal Walk and 2nd Street,
overlooking the I&M Canal. This location provides a high
degree of visibility necessary for a successful food &
beverage offering, and creates a unique environment
overlooking the canal greenway. It is in close proximity
to the Vocational Technical Education program, the
Maker Space / Business Incubator and can even draw
patrons during festivals and events. The potential for a
culinary school exists depending on interested
institutional and corporate partners.

MAKER SPACE/ BUSINESS INCUBATOR
Nestled between the Canal Walk, Daviess Avenue and
the main event space, the maker space and business
incubator has multiple amenities to draw in
entrepreneurs. It also includes a main courtyard
overlooking the I&M Canal where this creative
community can come together to collaborate and
socialize. As these programs gain success and
popularity, there is ample room for expansion.
Collectively, the space is one of the engines to create
energy and vibrancy for the District, due to its creative
and inviting atmosphere.

OPEN SPACE
The look and feel of the open space and connection to
the canal & trail network reinforces the current positive
identity of the site as a beautiful and natural
environment. The creation of prairies and wildflower
meadows will add to the user experience and cater to
the sustainable site development mission.
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ADMINISTRATION
Municipal Role
The City’s role as owner of the property is to
regulate how the land is used in the future. The
City is also actively searching for partners to help
fulfill the vision of Heritage Commons, speaking
with companies and institutions that may want to
locate here, and is engaged in ongoing
stakeholder engagement efforts.
Going forward, it is recommended that the City
issue a Request for Qualifications or Expression of
Interest (RFQ/EOI) for parties who may be
interested in purchasing both the northern
development areas or Heritage Commons sites,
and/or playing a role as a redevelopment partner
for the project as it evolves in the future.
As part of this process, the City will review
mechanisms for development controls such as
land use zoning, deed restrictions, sale and lease
terms, development agreements, etc. This will be
important to ensure that what ultimately happens
on the property is consistent with current plans
and community goals and objectives.

the private sector. This would most likely be
industrial developers who assess and develop sites
like this one on a day-to-day basis. They possess
the market knowledge, experience, relationships,
and scale economies to ensure that the District is
implemented successfully. This would require
selling the land to one or more third parties –
something that will be explored further prior to the
release of an RFQ or EOI.
Given the size of the project, the simplest solution
would simply be a sale using a negotiated
development agreement. There is no need for a
separate, public organization to organize,
develop, or administer the development. The
existing mechanisms the City has to regulate and
enforce controls on property, and any changes to
zoning and deed restrictions, are adequate to
govern the property's future use through the
execution of a Planned Development (PD).

The City may also play a role in planning,
designing, funding, and operating certain
infrastructure elements for the site. Coordinating
with other governmental entities and applying for
available funds typically involves City staff.

The sale would be to a “master developer” who
would focus on land development, site
preparation, infrastructure, and marketing. Such
an entity may consider developing buildings
on-site themselves, or they may divide the land
into parcels for sale or lease, either to end users
who would build-to-suit for their needs or subdevelopers who would build on a speculative
basis. The recommendation is to implement a
Property-Owner's Association (POA) to be
responsible for the operation and maintenance of
the common areas of the District.

Governance & Development

Operational Structure

There are different redevelopment and business
models that could be used to implement the
project, either directly or through other parties.
These include governing mechanisms and
organizations that can engage in a bulk land sale
to a developer/operator, the use of individual lot
sales to independent owners who would then be
governed by a property owner's association, and
various direct development scenarios (build and
sell buildings; build and lease space; develop site
with infrastructure and lease or sell parcels to
others, who would build and then sell/lease, etc).
There are also various options as to how the city
might execute the various implementation-related
roles and responsibilities described above.

Once Business Parks 1 and 2 of the District are
completed, in the sense of being fully built out, or
the parcels have been sold to others in
anticipation of such build out, the property will
need a mechanism for ongoing, site-wide
management. This could take several forms as
described below. Ultimately, the selected structure
will depend on the future owners of the site and
how they operate.

RECOMMENDED STRUCTURE
Given the various considerations regarding the
potential development of the project site, the
recommendation is for the various development
roles described above to be shifted to entities in

SINGLE PARTY PRIVATE OWNERSHIP
Large industrial developers will sometimes hold
and maintain properties they have developed as
part of their portfolio. Alternatively, they can sell
the property to third party investors. Those entities
will either manage the property themselves or
outsource such tasks to a third party specialized in
such roles. At times, ownership and management
is often separate. The master developer may
transfer common ground to the POA.
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Marketing

Collateral

There have been various inquiries regarding the
availability of the site and the market seems aware
that it might eventually become available.
However, there needs to be a proactive effort to
market the site for the specific vision that has been
articulated in the master plan, and specifically for
the uses identified in the District instead of the most
common current market demand (warehouse/
distribution). Only then will there be confirmation of
market interest in what the community has in mind.
The initial effort can be a more casual effort –
socializing the ideas with brokers and major
developers, using the documents from this study – in
what is called a “market sounding exercise”.

Marketing collateral for the Star Innovation District
could be as simple as a one-sheet flier or a
document of a few pages in addition to the project
website and social media campaign. Below is a list
of typical elements found in marketing collateral:

Branding: Image and Identity

It will be important for the District to develop a
brand and identity that conveys how a planned
and well-managed development is different from
typical industrial zoned property. Given its various
public and commercial elements, the residents and
visitors may come in contact with (and in some
cases, use the canal trail to walk through) the
project, so it is worth thinking about how to
approach this through signage, way-finding,
landscape design, and street furniture. This will help
to establish a more positive image both for the
property itself as well as Lockport generally.

y Location map
y Basic parameters – land size, zoning, allowable
GFA, current infrastructure availability. Also:
distance from key points in metro (Bolingbrook/
Romeoville/Joliet, downtown Chicago, O’Hare/
Midway), other nearby transport infrastructure;
perhaps some basic info-graphics for area (such
as employment w/in 10 miles)
y Overall site plan and description, rendering and/
or aerial photo
y Example parcel plan with development
guidelines and restrictions (those would come
later though)
y Target tenants, potentially (for example, those
from the Cluster concepts, research, etc.) – “ideal
for…”
y Utility capacity
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Zoning
Current zoning for the site is M2 - General
Manufacturing, north of 2nd Street and M1 - Limited
Manufacturing south of 2nd Street. Surrounding the
District is a mixture of uses. The proposed site
framework and preferred clusters includes uses not
permitted in the M1 or M2 districts. Because of
these limitations and the desire of Lockport to
create a District with targeted uses and an
innovative design, the District should adopt a
Planned Development (PD) Zoning. Below are some
of the considerations in addition to the use
allowances Lockport should consider and
negotiate with the single-user or master developer.

SITE GUIDELINES & DEVELOPMENT RESTRICTIONS
Lot Area Minimums/Maximums - Lot area minimums
control the size of buildings on site. The larger the lot
area the larger the building footprints possible. For
industrial facilities, it is normally cost prohibitive to
have buildings under 80,000 square feet in size
(although they can be subdivided for smaller
tenants). Lots in manufacturing areas are typically
larger as a result. Having said that, many modern
industrial buildings can be enormous. If the goal is
to limit the size of buildings and focus on supporting
an ecosystem of small and medium enterprises
(SMEs), the city may wish to impose a lot area
maximum instead.
Lot Width Minimums - M-1 & M2 both have 100'
minimums. While this makes sense for industrial uses,
many of which will end up with wider lots in order to
be functional (most manufacturing building will be
greater than 100' wide), smaller uses like the
restaurant identified in the targeted area plan may
not need 100' of lot width.
Building Height - Currently there is a limit of 45' for
buildings. Manufacturing buildings are most likely to
have the greatest floor-to-floor height demands of
the uses targeted. For buildings over 150,000 Square
feet users tend to want buildings 40 feet tall. If an
office is added to the floor above, the building
height would currently exceed the 45 feet
allowable per the bulk regulations for districts M1
and M2. It is therefore recommended that the PD
allow for taller building heights.

Landscaped buffer - At a minimum, the PD should
identify a proper distance along the I&M Canal
and the I&M Canal Trail to help clean water before
entering the canal and to preserve the
aesthetically pleasing environment along the trail
today. The industrial uses should have a greater
distance from these elements than the other uses.
The illustrative plan depicts a 60' buffer, whereas
the uses south of 2nd Street have a 30' buffer so
they can engage the canal walk and make use of
the unique setting.
Open storage - This is currently permitted in M2 and
requires a special use permit in M1 and cannot
happen within 150' of a residential facility. The PD
will need to maintain a standard similar to the
requirement for proximity to residential properties
and should also maintain the wall or fence
requirement. However, the City should allow open
storage yards by right when they draft the PD
ordinance.
For the above standards, the PD should include a
table similar to the one found under Commercial
Bulk Regulations in the Zoning Ordinance, outlining
these regulations, but categorized by use as
opposed to zoning district, as the target area
includes uses not permitted in the manufacturing
districts.

PLANNED DEVELOPMENT PROCESS
The developer or single-user shall conform to the
Planned Development process outlined in the City
of Lockport Code of Ordinances to obtain their
Special Use Permit.

PERFORMANCE CONDITIONS
There are a set of performance standards in the
Lockport Zoning Ordinance. They delineate
acceptable levels of noise, vibration, particulate
matter, toxic and noxious matter, odors, and glare.
In addition to these standards, the City should
consider adding restrictions on truck traffic (as the
community does not want additional truck traffic
downtown) and water/wastewater usage (to not
over-strain community facilities). These items may
need to be included in a purchase agreement
instead of the planned development agreement,
depending upon legal review.
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INVESTMENT
Infrastructure Development
UTILITIES

Stormwater
The Business Park 1 site requires stormwater
management to support the road, parking lots,
and buildings. Because of the bedrock depth,
shallow basins are required. The basins total 13.5
acres (48.7 acre feet) and are a cost the
developer or end user would incur. Business Park 2
does not need new stormwater detention areas,
as the South Pond covers the stormwater for this
piece of land. Due to excessive ponding during
storms on the southwest corner of Business Park 3,
the site will likely need some form of stormwater
management, unless grading can resolve the
standing water issue.

South Pond

Water
The development will need municipal water lines
connecting Business Parks 2 and 3. The City would
need to cover the cost of running the line along
the Daviess Avenue extension. The developer or
single site user would have to build and finance
connections to the water main into the
development areas from 2nd Street.
Sanitary Sewer
For development to occur on site, upgrades to the
sanitary sewer system are necessary. Parcel 1 is
intended to be serviced via existing City gravity
sanitary sewer within State Street. The existing lift
station and 4” force main extending south along
American Road and east along 2nd Street to the
State Street gravity sanitary sewer will need to be
replaced/upsized for the proposed Parcel 1
development flows.
Parcel 2 and 3 sanitary sewer flows would be
collected with a new 12” gravity sanitary sewer
that would run for the north end of Parcel 2 to the
south end of Parcel 3 and connect to the existing
City gravity sanitary sewer infrastructure within
Clinton Street, which continues to flow south to the
Division Street water treatment plant.
Approximately 400 feet of existing 10” gravity
sanitary within Clinton Street will need to be
replaced with 12” gravity sanitary sewer main as
part of the sanitary sewer improvements. A small
lift station may be required for the portion of
Parcel 2 north to the existing stormwater drainage
swale.

It should be noted that the existing City sanitary
sewer system flowing south on the west side of the
I&M Canal is tributary to an existing City lift station
near 13th Street. Final allocation of proposed
sanitary flow to the existing east facilities and
west/south facilities will need to be reviewed by
the City to determine that each system has the
capacity to accept the proposed sanitary flow,
and additional monitoring and analysis may be
required. All sanitary sewer improvements would
be the responsibility of the developer.

TRANSPORTATION
In conjunction with the sewer and water lines,
Lockport will extend Daviess Avenue and 2nd
Street. The developer will need to construct and
fund the New Avenue connection (with possible
assistance from the City).

Phasing
One of the critical first steps to attracting and
supporting development of the District is to build
the sewer and water lines identified under
infrastructure development. This starts by
engaging a engineering and design firm to work
with the City to develop the design and drawings
needed to get the project built. During this effort,
the consultant team should put together an
estimate of probable cost. The City will use the
number supplied to secure funds needed to
finance the project. Once the design is complete,
the City will open the project up for bid.

Ongoing Maintenance &
Carrying Costs
OPEN SPACE
During the short-term portion of the framework,
the City will need to continue covering the costs
of maintaining (mowing) the site. The area south of
2nd Street will remain the City's responsibility as
long as it holds ownership. As a single owner or
developer takes ownership over the remaining
site, as outlined in the long-term framework, they
will assume responsibility for maintaining the open
space they own. If that entity parcels and sells
subsets of the property, the district will need a
Property Owners Association (POA), or similar
mechanism, for collecting funds from landowners
and maintaining the shared open spaces.
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ROADS & UTILITIES
The City will cover the development of roads and
maintenance of utilities in the public Right-of-Way
(ROW), connecting them to the development sites.
American Road will be private ROW in a multi-tenant
scenario and the easement to access the Shell site to
north must be maintained. Property owners are
responsible for private drives and utilities on their
property. Maintenance and operations costs for event
space, parking and the canal walk will be
responsibilities of Lockport. The City will potentially cover
full or shared parking costs depending upon negotiated
agreements.

Financial Feasibility & Impacts

Given the preliminary nature of the plan and the
number of unknowns, this type of analysis should be
considered “pre-feasibility”. Nevertheless, some key
points are noted below:

Approximately $200 Million

y Total potential development would be approximately
1.7 mil square feet of buildings at completion

Potential Project Revenue:

y A combination of light industrial manufacturing and
“flex” space in 5-15 smaller buildings of 30-200K SF
(will depend on developers)

178 acres of land

y 3,000-4,000 jobs at full build out

55% development area

y Various assumptions underly the financial model:
current construction costs, estimates of infrastructure
cost, average market rents (and how those might
change over time); also, variations on the roles the
City might play/who pays for what

0.4 Floor Area Ratio
1.7 million SF of building space
(GFA)
(at full site build-out, including
community uses)
80% light manufacturing

y The initial results reveal that the project may be
challenged without changes to the underlying
assumptions (such as construction costs, rental
inflation, vacancy, and absorption rate)

20% flex space

y The potential of corporate and institutional
partnerships should be explored

5-15 buildings (depends on end
user needs)

y We are confident that, over time, there is a market for
what is being proposed

3,700 jobs (approximate)

Total Project Cost:

y The site is approximately 178 acres total, of which
around 55% can be developed; the rest would
remain open space, detention, roads, and
community space

Infrastructure Cost:
Approximately $15 Million

Approximately $8-12/SF for building space

y If the market continues to grow, rents will continue to
outpace inflation, and current construction costs
(which are high because of supply chain issues in
2022) will fall, which will likely change the results
y Near-term action items include the following, and the
recommendation is a combination of all of these:
• Consider subsidizing the infrastructure (at least
partially), and get it started on Daviess Street.
• Wait for rents to increase and construction costs to
fall
• Continue to articulate the concept and make
clear the restrictions you are imposing
• Conduct a market sounding exercise
Remember:
• The more prepared the City is by having a plan
and showing community support, the better the
chance for success
• Projected growth in the area means that
development options should grow over time
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Potential Funding Sources

Below is a list of federal and state grant programs
for consideration that could provide funding
support for Lockport’s Star Innovation District
Project. A summary of key highlights of the grant
and low-cost loan programs is shown below.
Typically, federal and state programs can be
stacked to deliver projects.
Grant applications should highlight reuse of
underutilized property and leverage site proximity
to local and regional economic development
assets, including the Lockport Historic District and
Lewis University. In addition, illustrate benefits to the
greater regional economy with emphasis on the
business incubator and attraction of jobs. In
addition, the Master Plan elements that would be
most applicable for the particular grant program
are identified below.

CITY AS APPLICANT
Illinois Department of Transportation (IDOT)
Economic Development Program (EPD)
The purpose of the EDP grant is to “provide state
assistance for roadway improvements or new
construction that are necessary for access to new
or expanding industrial, manufacturing or
distribution type companies.” This program can be
used to fund many components of roadway
engineering and construction and is not a
competitive program but is based solely on the
number of jobs created. While the company must
commit to a certain number of jobs, the IDOT only
enters into agreements with a local body of
government (i.e. county, municipality) located
within Illinois for sponsorship of eligible companies /
businesses meeting the eligible criteria
requirements.
y Maximum award: Applicants will receive a
contributed portion from the state: $30,000 for
every new job created and $10,000 for every job
retained up to a maximum of $2 million.
y Master Plan Elements: Roadway extensions.
y The City is the main applicant, but would work
closely with the master developer on the grant
application.
y Deadline: Rolling
y Contact: 217-785-8643 or email todd.a.smith@
illinois.gov
y Website: https://idot.illinois.gov/transportationsystem/local-transportation-partners/countyengineers-and-local-public-agencies/fundingopportunities/economic-development-program
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Illinois Environmental Protection Agency
Wastewater/ Stormwater and Drinking Water Loans
The program goal is to provide “financial assistance
to eligible public or private applicants for the
design and construction of a wide variety of
projects that protect or improve the quality of
Illinois’ water resources. We assist applicants with
projects that address human health and failing
water infrastructure.” This program for new drinking
water or wastewater infrastructure would be helpful
to utilize for low-cost financing to close any funding
gaps if needed. Grant details include:
y Maximum award: Depends on project
y Master Plan Elements: New water and sewer
infrastructure.
y Funding Cycle: 7/1/2022-6/30/2023
y Website: https://www2.illinois.gov/sites/GATA/
Grants/SitePages/CSFA.aspx?page=Opportunity.
aspx?nofo%3d2023
U.S. Department of Commerce Economic
Development Administration (EDA) Public Works
and Economic Adjustment Assistance Programs.
The program is “designed to leverage existing
regional assets and support the implementation of
economic development strategies that advance
new ideas and creative approaches to enhancing
economic prosperity in distressed communities,
including those negatively impacted by changes to
the coal economy and nuclear power plant
closures.” Grants provide investments supporting
construction, non-construction, planning, technical
assistance, and revolving loan fund projects under
EDA’s Public Works program. Eligible applicants
include states, counties or cities, or district
organizations. Grant application details include:
y Maximum: $30,000,000; however, the average
size of a Public Works investment has been
approximately $1.4 million, and investments
generally range from $600,000 to $3,000,000
y Master Plan Elements: Water and sewer system
improvements, industrial parks, workforce training
facilities, business incubators and accelerators,
technology-based facilities, multi-tenant
manufacturing facilities, science and research
parks, and telecommunications infrastructure
and development facilities.
y The City is the main applicant, but would work
closely with the master developer or expanding
business on the grant application.
y Deadline: 09/30/2022
y Contact: https://www.eda.gov/contact/
y Website: https://www.grants.gov/web/grants/
view-opportunity.html?oppId=321695

CITY OR BUSINESS AS APPLICANT
United States Department of Agriculture (USDA)
Agricultural Marketing Service Farmers Market
Promotion Program
The Farmers Market Promotion Program (FMPP)
funds projects that “develop, coordinate and
expand direct producer-to-consumer markets to
help increase access to and availability of locally
and regionally produced agricultural products.”
The program supports outreach, training, and
technical assistance to domestic farmers markets,
roadside stands, community-supported
agriculture programs, agritourism activities market
opportunities. Grant application details include:
y Maximum: $250,000
y Master Plan Elements: Food cluster/farmers
market development
y Deadline: May 16, 2022 was latest deadline but
generally available on an annual basis
y Contact: FMLFPPgrants@usda.gov
y Website: https://www.ams.usda.gov/services/
grants/fmpp

BUSINESS AS APPLICANT
SBA Office of Innovation and Technology Federal
and State Technology (FAST) Partnership Program
The mission of the Small Business Administration
(SBA’s) Office of Innovation & Technology is “to
strengthen the technological competitiveness of
small businesses across the country.” Within the
state, the FAST program is administered by the
University of Illinois Urbana-Champaign. The
program provides support and funding to
entrepreneurs across the state and would be an
important resource for supporting the business
incubator component of the Master Plan. Grant
application details include:
Other grant application details include:
y Maximum: Variable.
y Master Plan Elements: Business incubator and
small business entrepreneurial support.
y Deadline: Rolling.
y Contact: 217-333-8324 or email research-park@
illinois.edu
y Website: https://researchpark.illinois.edu/
resource/sbir-program/
Small Business Administration (SBA) Small Business
Innovation Research (SBIR) and Small Business
Technology Transfer (STTR) programs
The mission of SBIR/STTR programs is to "support
scientific excellence and technological
innovation through the investment of Federal
research funds in critical American priorities to

build a strong national economy.” This expansive
program provides funding opportunities from
federal agencies that run the gamut from
Department of Defense to the Department of
Health and Human Services. The program,
targeted to small, entrepreneurial businesses,
require that businesses have a non-profit or
education partner to apply. Grant application
details include:
y Maximum: Variable.
y Master Plan Elements: Business incubator and
small business entrepreneurial support.
y Website: https://www.sbir.gov/about
Business Attraction Prime Sites
This source stems from the Illinois Department of
Commerce and Economic Opportunity. The
program goal is to “assist companies with largescale capital investment projects that commit to
significant job creation for Illinois residents as they
relocate or expand operations within Illinois.”
Private businesses relocating or expanding in
Illinois may use this grant program in coordination
with the City of Lockport and the State of Illinois.
Before applying, the project needs eligibility
approval or to have a pending application in one
of three state programs: Illinois Economic
Development for a Growing Economy (EDGE)
program, the Illinois High Impact Business Program
(HIB), or Reimagining Electric Vehicles (REV) Illinois
Program.
The Business Attraction Prime Sites program is
attractive as both a company recruitment tool
and a means to create necessary infrastructure
for the development of the project site. The grant
helps fund a broad range of development
activities including architectural planning and
engineering design; land and building acquisition;
costs related to site selection, and preparation
and improvement; utility work; new construction of
buildings and structures. Grant details include:
y Maximum award: $6,000,000
y Master Plan Elements: Architectural planning
and engineering design; site preparation; and
utility upgrades.
y The business is the main applicant, but would
work with the City on the grant application.
y Funding Cycle: 9/20/21 – 12/31/23
y Contact: Sean Pritchard, Email: Sean.Pritchard@
illinois.gov
y Website: https://www2.illinois.gov/sites/GATA/
Grants/SitePages/CSFA.
aspx?page=Opportunity.aspx?nofo%3d2023

Des Plaines River Valley (2016)
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Des Plaines River Valley Enterprise Zone

Project Site

•

•

Des Plaines River Enterprise Zone (2016)
Source:Illinois Department of Commerce - https://www2.illinois.gov/dceo/ExpandRelocate/Incentives/taxassistance/EZMaps2/Des_Plaines__30.pdf

LL

COOK

DUPAGE

KANE

¯

Illinois Department Of Revenue
Property Tax Division

DISCLAIMER
In preparing these maps, constraints of scale, data, time, and personnel required the generalization and extrapolation of boundaries which
have not been field-checked. The base maps used by the Department in this process were obtained from the University of Illinois
(ILLIMAP), and the U.S. Department of Commerce, and the Bureau of the Census (TIGER). These maps may not be used to determine
any boundary or the location of monuments, railroads, roads, or streets, with any precision, because the boundaries and locations on
these maps are ONLY GENERALIZED REPRESENTATIONS OF APPROXIMATE LOCATIONS AND BOUNDARIES.
The Illinois Department of Revenue and the State of Illinois hereby give notice to all users that these maps and the data included hereon,

•

Enterprise Zone Utility Tax Exemption
A state utility tax exemption on gas, electricity
and the Illinois Commerce Commission's
administrative charge and
telecommunication excise tax is available to
businesses located in Enterprise Zones. Eligible
businesses must make an investment of at
least $5 million in qualified property that
creates a minimum of 200 full-time equivalent
jobs in Illinois, an investment of $20 million that
retains at least 1,000 full-time-equivalent jobs,
or an investment of $175 million that creates
150 full-time equivalent jobs in Illinois. The
majority of the jobs created must be located
in the Enterprise Zone where the investment
occurs.

•

Contribution Deduction
Businesses may deduct double the value of a
cash or in-kind contribution to an approved
project of a Designated Zone Organization
from taxable income.

The City of Joliet and four other jurisdictions
(Romeoville, Lockport, Rockdale, and
unincorporated Will County) administer a State of
Illinois designated enterprise zone that applies to
the project site. The map shown identifies the
portion of the community that has been
designated for inclusion. The State of Illinois offers
incentives designed to encourage businesses to
locate or expand operations within an enterprise
zone. A complete description of this program and
available incentives can be found on the Illinois
Department of Commerce & Economic
Opportunity site. A summary of incentives is
identified below:
Sales Tax Exemptions
A 6.25 percent state sales tax exemption is
permitted on building materials to be used in
an Enterprise Zone. The Materials must be
permanently affixed to the property and must
be purchased from a qualified retailer.
Machinery and Equipment Consumables/
Pollution Control Facilities Sales Tax
Exemption
A 6.25 percent state sales tax exemption of
purchases of tangible personal property to be
used in the manufacturing or assembly
process or in the operation of a pollution
control facility within an Enterprise Zone.
Eligibility is based on a business making an
investment of at least $5 million in qualified
property that creates a minimum of 200
fulltime-equivalent jobs, a business investing
at least $40 million in a zone and retaining at
least 2,000 jobs, or a business investing at least
$40 million in a zone which causes the
retention of at least 80 percent of the jobs
existing on the date it is certified to receive
the exemption.

The Des Plaines River Valley Enterprise Zone is
managed by a Zone Administrator.
Information pertaining to the Zone may be
directed to supervisor@joliettownship.net.
Website: https://www.joliet.gov/business/
economic-development/incentives/desplaines-river-valley-enterprise-zone

DEVELOPER OR BUSINESS AS APPLICANT
Des Plaines River Valley Enterprise Zone
•

Enterprise Zone Investment Tax Credit
A state investment tax credit of 0.5 percent is
allowed a taxpayer who invests in qualified
property in a Zone. Qualified property
includes machinery, equipment and buildings.
The credit may be carried forward for up to
five years. This credit is in addition to the
regular 0.5 percent Investment tax credit,
which is available throughout the state, and
up to 0.5 percent credit for increased
employment over the previous year.
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NEXT STEPS

PLANNING & INFRASTRUCTURE STEPS

Planning &
Development

Infrastructure &
Buildings

Master Plan Submittal &
Approval

Review Applicable
Infrastructure Funding
Programs

Drafting of Language on
Property Controls

Infrastructure Funding
Applications

Market Sounding Exercise
Requests for Qualifications
and Expressions of Interest
Requests for Proposals

Confirmation of
Infrastructure Funding /
Local Commitments

Selection of Preferred
“Master Development”
Partner

Detailed Engineering /
Design of Off-Site
Infrastructure

Finalization of Sale

Off-Site Infrastructure Work

Detailed Planning & Design
Planned Development
Submittal +
Review & Approvals
Marketing & Pre-Sales /
Leasing of Individual Sites

Overall Site Work Begins
Detailed Engineering /
Design of Common, On-Site
Infrastructure

Submission / Approval of
Plans for Individual Lots
Submission / Approval of
Building & Infra Design /
Engineering

The project team created an Action Plan to
support the community’s vision, conceptual plans,
and corresponding development components.
The Action Plan contains four overarching
implementation strategies followed by
corresponding actions. These strategies focus on
(1) Ownership and Management Structure, (2)
Marketing and Recruitment activities, (3)
Regulatory and Zoning Framework, and (4), Studies,
Subdivision, and Site Development activities that
are associated with project development.
These are high level recommendations to ensure
the property redevelops and each concept plan
component is fully implemented and maintained
concurrent with project development. The City
(and its developer and governmental partners)
should establish internal work plans for each
action. Notably, it is anticipated that the City will
issue a Request for Proposals (RFP) to solicit/attract
a developer partner to construct and manage
the majority of the planned Star Innovation District
– it will be important to define the City’s and
developer’s roles in this arrangement. For each
implementation strategy, the Action Plan lists
actions, the target year(s), entity and partners,
resources, and detail/components.

Planned Development Process
RFP for Contractors;
Selection
Ordering of Materials
Commencement of
Construction

Move-Ins & Commencement
of Operations
Ongoing Marketing, Sales &
Leasing
Future Phases

To advance the community’s vision and to create
a successful Innovation District, the City of Lockport
and its stakeholder partners must have an action
plan in place to guide future work plans, budget
allocations, property maintenance, infrastructure
planning, land use and permitting, project
marketing, and developer recruitment activities.

Future Construction

Draft and Issue Preliminary RFQ/EOI for Master
Developers
This invitation/public announcement should be
written carefully to make clear both the nature of
the opportunity and the City’s intentions, as well
as the requirements in terms of what needs to be
submitted (eg. a letter, a list of relevant
experience with projects of a similar size or nature,
information about the company’s background
and track record). The criteria for evaluation of
submittals should be noted.
Submittals/Prequalification
Once the submittals have been received, the City
should review them systematically according to
the criteria established.

Draft and Issue RFP
Once the City has a list of pre-qualified firms, a
more formal request for proposals – and bids for
the property - can be made. This request can
include a copy of the existing plan and relevant
background research. Expectations regarding
land use and development controls should be
noted. Contract terms should be outlined, subject
to negotiation at a later phase. Criteria for
evaluation of proposals should be indicated.
The submittal in response to this request will require
some effort on the part of interested parties to
compile, as respondents would need to describe
how they would plan to develop the site in ways
that address the City’s goals and objectives.
Commitments in terms of amount of development
and timeline would need to be noted. The RFP
may even require some initial conceptual plans to
be drawn up so that intentions are clear. If the
proposing entity is joining with other firms or
institutions to submit a combined proposal, that
should be noted. The City may wish to pursue a
“two-envelope” proposal submittal, where the
proposal concept is evaluated independently of
price. Respondents should typically be given 2-3
months to develop a plan.
Submittals; Proposal Review; Choice of Preferred
Buyer
Once proposals are received, the City should
undertake a systematic and objective process to
review what has been submitted. Proposers should
be allowed to interview formally and answer
questions from City Staff. The City may even wish
to make both the proposals and a portion of the
selection process public (asking the public for
comments and feedback).
Parties/proposals should be ranked and the top
candidate given the opportunity to negotiate
with the City to finalize terms of the sale and
incorporate any desired features that arose from
other candidates during the proposal process.
Negotiation of Agreements
The various commitments on the part of both
parties are likely going to require a process of
negotiation as they become formal contracts
(disposition and development agreements). The
initial commitment parameters can be written up
in a letter of intent (LOI) to guide the lawyers who
draw up the formal paperwork.
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Action Plan
Property Controls & Restrictions

Negotiated Agreements

It is recommended that the City replace current site
zoning as with a set of Planned Development (PD)
regulations to align with the vision for the site. This may
include minimizing warehouse/distribution uses by
limiting loading docks and truck traffic routes on local
roads. The PD should also align with desired
development intensity. This can include modifying
building height limits and allowable number of stories to
accommodate modern industrial buildings. Also, the PD
should explicitly state the environmental restrictions. The
City should designate the portion of the site being
considered for community/commercial/educational
uses as non-industrial.

Initial, short form letter providing basic outline of
agreement. This is generally the basis of understanding
used to create the formal Development Agreement.

REVISED LAND USE ZONING

ENVIRONMENTAL LAND USE CONTROLS (ELUCs)
The Environmental Land Use Control (ELUC) is an
institutional control that may be used under Illinois
Administrative Code to impose land use limitations or
requirements related to environmental contamination.
The ELUC is in place for the site and the City should work
with IEPA to amend it if necessary in light of the
proposed redevelopment.

CODES, COVENANTS, & DEED RESTRICTIONS (CC&Rs)
While the ELUC dictates a majority of the allowed uses
for the site, the City may also use CC&R's to approve or
deny land uses based on compatibility with the vision of
the District. These controls can be established by the
City or Master Developer and transferred to the POA to
be administered in the management, maintenance
and operations of the District over time.

DEVELOPMENT GUIDELINES (IF NEEDED IN ADDITION TO
PD REGULATIONS)
May address additional setbacks, massing, materials,
landscape, lighting, signage, color and material
palettes, screening, etc.

LETTER OF INTENT

ACTION PLAN 1 – OWNERSHIP AND MANAGEMENT STRUCTURE
Implementation Strategies &
Actions

Lead Entity Details / Components
Define ownership structure for the Innovation District (whether private or
semi-public). Specifically define the ownership structure for the following
components.

SALE AGREEMENT
This agreement would formalize the sale of the property
by the City to a Master Developer to implement the
vision of the District. It should specify the terms and
conditions of the sale as well as the timeline to close,
take possession and maintain site control.

Action 1.a. – Define the
preferred ownership structure
for the Star Innovation District

City of
Lockport &
Developer

Establish the timing and/or project milestones where ownership will be
transferred to specific entities.
Define the official management / maintenance entity for each of the following
site components:
Action 1.b – Define the
responsible management /
City of
maintenance entity for each site Lockport &
component within the Star
Developer
Innovation District.

•
•
•
•
•

Streets and right-of-way
Stormwater basis
Tent and concert space
Development lots/parcels
Renewable energy site (i.e., solar array)

Agree on the maintenance plan and entity responsibilities for each site
component in terms of scope of work, frequency/timing, limitations, and routine
capital investments.
Establish how the private site elements will be managed and maintained on the
property (e.g., a Property Owners Association (POA), Developer Entity, and/or
Individual Users)

Coordination

This list represents entities that may require review/
coordination by the Master Developer regarding
implementation. Review would come after detailed
planning has been completed by the prospective
buyer (Master Developer).
y Mayor
y City Council
y Chevron
y Shell
y MWRD
y CN/BNSF Railroads
y Will County Forest Preserve District
y IEPA
y IDOT
y Community Groups
y Participating Institutions
y Other partnerships as needed

Streets and right-of-way
Stormwater basins
Tent and concert space
Development lots/parcels

Determine which entity (e.g., public agency, City department, management
entity, developer entity) will control each site component.

DISPOSITION AND DEVELOPMENT AGREEMENT
Along with the sale of the property, it is recommended
that the City enter into a Development Agreement with
the Master Developer to ensure that development of
the District occurs in the way the City has intended and
contains detail that is consistent with what has been
identified in the PD and the CC&R's. The Development
Agreement may include timing requirements for
implementation, right of first refusal by the City for
certain land uses, and expectations of the developer in
the future, including marketing the property,
establishing the POA, and options to extend the
agreement. If the agreement is a lease instead of a
sale, the name is changed to Lease Disposition and
Development Agreement.

•
•
•
•

Action 1.c – Define the
management structure for the
private elements of the Star
Innovation District

City of
Lockport,
Developer &
Businesses

Identify which site elements would be maintained by the Developer, a POA, and
individual site users/businesses (e.g., landscaping, trash collection, parking,
signage, etc.).
Master developer to create a formal management/maintenance agreement for
each entity.
Define the various revenue sources that will fund property management and
maintenance. Define the sources based on the public and private site
components. (e.g., association fees, special assessments, Business
Improvement District fees, etc.).

Action 1.d – Define the revenue City of
source(s) for property
Lockport &
management and maintenance. Developer

Prepare annual budgets for the property management and maintenance
components. Develop proportional fees for each development lot/parcel or
property user and update annually.
Determine the timing/phasing when revenue sources/fees/special assessments
will be employed.
Define an alternate management/maintenance plan and cash reserves in the
event the developer entity ceases to manage the property (i.e., a plan for the
City to take over management activities if the developer abandons the
property).
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ACTION PLAN 2 – MARKETING & RECRUITMENT

ACTION PLAN 3 – REGULATORY AND ZONING FRAMEWORK

Implementation Strategies &
Actions

Implementation Strategies &
Actions

Lead Entity

Details / Components
Develop an RFP that outlines the vision, land offering, terms, submittal
requirements, and development/management expectations for the Star
Innovation District project.

Action 2.a. – Issue a formal
Request for Proposals (RFP) to
recruit a developer partner/
entity.

Identify advertising sources to post the RFP including industry/real estate
organizations that specifically cater to business and industrial users/developers.
City of
Lockport

Generate a list of potential developer entities that have a history and experience
of developing/managing similar Innovation Districts – proactively market the RFP/
opportunity to those entities as part of the public solicitation process.

Action 2.c – Market the
Innovation District concept to
prospective tenants, users,
brokerage firms, and developer
entities.

Master
Developer,
City of
Lockport,
Government
Agencies,
Brokers / Real
Estate Agents
& Industry
Partners

Develop a formal brand for the property in terms of a name (if applicable), logo,
character, and targeted industries.

Promote the Innovation District and its development opportunities to State and
local economic development agencies to entice potential users/tenants and
funding to the property.

Formally adopt/recognize the Star Innovation District Master Plan – by resolution.
City of
Lockport

Action 3.b – Secure a
purchase, construction, and
management contract with the
developer entity/partner

Commence contract negotiations between the City and the selected Master Developer entity/
partner pertaining to the terms and conditions of the Sale Agreement.
City of
Lockport,
Developer & Define roles and responsibilities for the City and the Master Developer via the Development
Legal Counsel Agreement to ensure that they are in line with the vision for the District via the PD and any
CC&R's.

Action 3.c – Obtain a developer City of
Concept Plan (or other name)
Lockport &
for the Innovation District.
Developer

Develop a process by which the City interfaces with the Master Developer to implement the
Master Plan components and recommendations, relating to approval of land use, permitting,
services, and rights-of-way.

Prior to site development and zoning activity, require developer to create and provide a
Concept Plan for the property consistent with the Star Innovation District Master Plan. (Based
on Action 2.a).
Ensure Concept Plan defines street and mobility framework, land use areas, open space /
conservation tracts, and development parcels.
Apply a Planned Development (PD) district to the property. (This usually includes underlying
base zones with modifications to the allowable uses and development standards).

Develop marketing materials, branding standards, and a project website.
Engage with real estate representatives and brokerage firms to promote the
Innovation District and to generate interest of potential tenants.

Details / Components

Action 3.a – Formally adopt/
recognize the Star Innovation
District Master Plan as part of
City policy

Interview and select a developer partner/entity to develop and manage the
Innovation District property.

Action 2.b – Develop and adopt
Developer
a formal brand for the Innovation
Entity
District

Lead Entity

Action 3.d – Define the zoning
approach for the Innovation
District.

City of
Lockport,
As part of the zoning approach, define the list of allowable uses and the applicable
Developer &
performance standards and weave these standards into the zoning requirements.
Legal Counsel
Initiate and process a formal rezone application.

Action 3.e – Negotiations with
IEPA and Chevron

Designate a City staff representative that will manage and promote all activities
related to the Innovation District development.

Meetings to review and confirm use exclusions and conditions.

Develop special design standards (i.e., Design Manual) for the following site components:
Action 3.f – Define and adopt
special design standards for site City of
development and building
Lockport &
designs within the Innovation
Developer
District.

•
•
•
•
•
•

Building facades
Landscaped areas
Streets and trails
Open space / conservation
Parking lots, loading, and service areas
Signage and way-finding
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ACTION PLAN 4 – STUDIES, SUBDIVISION, AND SITE DEVELOPMENT

ACTION ITEM TIMELINE & CHECKLIST

Implementation Strategies &
Actions

Next Steps

Lead Entity

Action 4.a – Develop a Planned
Development (PD) plan for the
Developer
Innovation District.

Action 4.b – Complete a
transportation study and define
major mobility projects
associated with the Innovation
District development.

Developer

Details / Components

Mid-term

Government

X

Draft Language for Property Controls

Government

X

Utilize the PD plan to guide associated studies and construction documents (see other Actions
under Action Plan 4).

Draft Language for Request for Qualifications and Expressions
of Interest from Developers

Government

X

Conduct a traffic/mobility study for the Innovation District based on the PD plan and the project
build-out scenario.

Submission for Qualifications

Developer

X

Pre-Qualification

Government

X

Identify transportation and mobility enhancement projects that are vital to the Innovation District
development and operations.

Review Infrastructure Funding Sources / Availability

Government

X

Complete Applications for Funding/ Wait for Decision

Government

X

Define a phasing plan for transportation/mobility projects which are connected to development
milestones or intensity thresholds.

Decide on Public Infrastructure Provision, if any

Government

X

Revise Capital Improvement Plan for New Infrastructure

Government

X

Define and implement a transportation mitigation plan for project traffic that may impact the 9th
Street Bridge and the Downtown Area. Focus on mitigation initiatives on semi-trucks and
freight vehicles.

RFQ / RFP for Infrastructure Providers

Government

X

Detailed Planning and Engineering Design (off-site)

Government (TBD)

X

Construction of Off-Site Infrastructure

Government (TBD)

Draft Language for Request for Proposals, including required
plans, commitments, evaluation criteria

Government

X

Complete a master utility service plan for the Innovation District based on the PD plan and the
project build-out scenario.

Issue RFP

Government

X

Developer

X

Identify methods and initiatives to reduce water consumption, improve energy efficiency, and
capture/treat stormwater runoff within the Innovation District (to reduce overall service
demand).

Collect and Evaluate Responses

Government

X

Selection of Preferred Buyer / Development Partner

Government

X

Draft Language for Disposition / Development Agreement:
Purchase/Sale/Lease Agreement

Government

X

Identify utility projects and line sizes/locations that are vital to the Innovation District
development and operations.

Submission of Proposals

Negotiation of Terms; Finalization of Contract and Sale

Define (and formalize through agreements) which utilities/service lines will be maintained by
the developer, property owners/tenants, and/or service provider.

Detailed Planning and Design of Project

Define the water/sewer utility service billing arrangement for each tenant/user within the
Innovation District (e.g., individual service meters with customer billing or a master meter with
user fees assessed from the developer).

“Planned Development” Submittal

Define a phasing plan for utility infrastructure that is connected to development milestones or
intensity thresholds.
Develop construction drawings for the primary roadways, drainage features, main utility lines,
and site grading.
Obtain site development permits for construction activities.
Perform site improvements.
Developer

Short-term

Obtain a final plat for the Innovation District that includes development lots and rights-of-way.
Develop construction drawings for individual projects/development sites within the Innovation
District.
Obtain site development/land use permits for individual projects.
Perform site improvements.

Long-term

Private
Conduct Market Sounding Exercise

Define the stormwater management billing arrangement for each tenant/user.

Action 4.d – Develop the
essential site infrastructure.

Other

Develop a PD plan for the Innovation District. Define new rights-of-way, development parcels/
lots, conservation tracts, and major easements. Alternatively, develop a subdivision plan for
each development phase.

Develop and implement mobility options that focus on transit access, bicycles, walking, and
shared vehicle use to lessen the dependence on single-occupancy vehicles to and from the
Innovation District.

Action 4.c – Complete a master
utilities plan and define major
City of
infrastructure projects
Lockport &
associated with the Innovation
Developer
District development.

Gov’t vs

Review by and Coordination with Other Gov’t Agencies

ALL

X

Developer

X

ALL
Developer

X

Government

X

Initial Overall Site Work

Developer

X

Marketing & Pre-Sales/Leasing of Individual Sites

Developer

X

ALL

X

Review and Approvals Process

Submission/Approval of Development Plans for Lots
Building/On-Site Infrastructure Detailed Design

Developer

X

Submission of Building/Infrastructure Plans; Review and
Approvals

Developer

X

RFP for Contractors; Selection

Developer

X

Commencement of Construction: Early Phase Buildings

Developer

X

Continuation of Sales/Leasing of Building Space

Developer

X

Tenant Move-Ins Begin

Owner or Tenant

X

Park Tenants & Owners Work Commences

Owner or Tenant

X

ALL

X

Continued Marketing & Sales/Leasing

For more information, contact:

Lance Thies
Director of Community and Economic Development
City of Lockport, Illinois

Office: 815. 838. 0549 X1137
Mobile: 312. 257. 4382

lthies@lockport.org

www.cityoflockport.net

