
 
  #2019-184 

Immanuel Lutheran Church – Final Plat 
Amendment and Variation 

           Project Review for Planning and Zoning Commission 
     
 
Meeting Date:  December 4, 2019 
 
Requests: 1. Final Plat Amendment to remove a condition of approval.  

 2. Variation from Article 5 the Subdivision Ordinance from the 
requirement to provide a security for the subdivision’s associated 
public improvements. 

 
Location: 395 Teckler Boulevard and 295, 300, and 345 Pathway Court 
 
Acreage: Approximately 60 acres 
 
Existing Zoning: R-2 Single Family Residential 
 
Surrounding Properties: North: R-2 Single Family Residential 

South: B-2 PUD General Commercial 
 East: B-2 PUD General Commercial 
 West: R-2 Single Family Residential 
 

Staff Contact:   Elizabeth Maxwell (815.356.3615) 
________________________________________________________________________ 
 
Background:    

 Immanuel Lutheran Church received a final plat approval for a 4-lot subdivision in March 
of 2006.  The subdivision standards require a Letter of Credit or Bond be posted for the 
amount of any necessary public improvements associated with a plat of subdivision. 

 It was determined that Congress Parkway should connect to the extension of Teckler 
Boulevard at Main Street.  The church posted a Letter of Credit for this improvement in 
the amount of $893,265.45.  The church is requesting that they be released from this 
requirement. 

 In order to complete the intersection connection at least two of the three tracks need to be 
removed along Main Street.  In addition, other rail improvements would be required to 
accommodate train service in the area.  Due to these requirements, City Council placed a  
condition on the subdivision approval: 

7. Prior to any development approval of Lots 1, 2 or 3, the Congress Parkway 
connection will be secured as a public right-of-way. All of the benefited properties 
within the subdivision will pay their proportional fair share of the improvements. 

The church is amending their Final Plat approval and requesting removal of this condition. 
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Final Plat Analysis:  
FINAL PLAT OF SUBDIVISION AMENDMENT 
A final plat is required to meet the standards below.  Staff has provided an analysis of the current 
plat and how the amendment and variation complies or does not comply with the standards.  The 
standards of b), d) and i) are affected by this amendment and the removal of the condition. The 
petitioner is requesting an amendment to their Final Plat approval to eliminate condition #7.  Plats 
of Subdivision are required to meet the following requirements:  
 

a) Promote the health, safety, morals, convenience, order, prosperity and welfare of the 
present and future inhabitants of the City by providing for the orderly growth and 
development of the City;  

 Meets   Does not meet 

b) Coordinating streets and roads within proposed subdivisions with the City's planned street 
system, and with other public facilities;  

 Meets   Does not meet 

This standard could be met, if the connection is necessary, through the Special Service 
Area (SSA).   

c) Providing right-of-way easements for streets and utilities;  

 Meets   Does not meet 

d) Avoiding congestion and overcrowding, and encouraging the proper arrangement of streets 
in relation to existing or planned streets;  

 Meets   Does not meet   

This standard could be met if future development warrants the intersection improvements 
and the owners participate in the construction of the connection via the SSA.   

e) Ensuring there is adequate open space and recreation facilities to serve development;  

  Meets   Does not meet 

f) Ensuring there is proper recordation of landownership records;  

 Meets   Does not meet 

g) Installation of any public improvements including water, sewer, storm sewer or detention, 
parkway trees, and sidewalks;  

 Meets   Does not meet 

h) Burial of overhead utility lines and all new lines and services in appropriate easements; and  

 Meets   Does not meet 

i) Ensuring the provision of such other matters as the City Council may deem necessary in 
order to protect the general health, safety, and welfare of the City 

 Meets   Does not meet 

At such time that the intersection improvement is necessary, which may be due to 
development of the lots along Main Street that warrant an additional access point, the SSA 
would be enacted to complete the intersection improvements.  The additional requirement 
to participate in the overall cost of the railroad relocation improvements could be added to 
the development approvals of the Main Street lots. 
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An SSA is a convenient mechanism: 

1) to release the Church of their financial obligation associated with this plat and burdens of 
maintaining the LOC. 

2) to protect the City, if future development proposals of the three vacant parcels necessitates 
a roadway connection at Congress/Teckler. 

3) to permit development of the lots in the short term and to allow for the development interest 
and the future intensity of the development (number of vehicle trips) to determine if an SSA is 
even needed. 

 
 
Recommended Conditions:  
If a motion to recommend approval of the petitioner’s request is made it should be with the 
following conditions: 
 

1. Approved plans, reflecting staff and advisory board recommendations, as approved by the City 
Council: 
A. Application (Immanuel Lutheran Church, received 11/18/19) 

 
2. The owner(s), their heirs and assigns, of the four lots within the Immanuel Lutheran Church 

Subdivision, shall not object to a Special Service Area (SSA) being created on the properties 
and their participation in any future SSA to connect Teckler Boulevard with Congress Parkway 
(and all associated costs), if this connection is approved via a future development approval. A 
covenant running with the land shall be recorded on all four lots with this plat condition. 
 

3. The original Final Plat of Subdivision approval, dated March 21, 2006, remains valid except 
as modified by this petition. 
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Zoning Commission meeting and concerns were focused on density and increased traffic 

flow. Mayor Shepley stated that he thinks a residential facility would not generate as 

much traffic as a fully-operational school. He would have more concerns if it would be 

torn down and rebuilt. He said it is a good concept, and would be looking at details later.  

 

Mr. Gottemoller asked the Council to call or stop by to see his client’s work at his  

Coventry location. 

  

12. Immanuel Lutheran Church – Request to eliminate surety requirement for roadway 

and elimination of Final Plat of Subdivision condition for railroad relocation and 

intersection improvements – Discussion Only 

 Joe Gottemoller, attorney representing Immanuel Lutheran Church, and Pastor Tienens, 

provided the City Council with a history of the surety requirements for roadway and the 

Final Plat of Subdivision condition for railroad relocation and intersection improvements 

placed on Immanuel Lutheran Church in 2005.  The Church has held an $893,265.45 

Letter of Credit (LOC) as required by the Council for the extension of Teckler Boulevard 

and connecting to Congress Parkway for 13 years and there has been no movement on the 

railroad relocation. The Church pays thousands of dollars in processing fees for the LOC. 

He said LOC costs and the $15 million to relocate the railroad are prohibitive to the sale 

and development of remaining lots owned by the Church.  

 

Mayor Shepley asked if the primary concern is relief from the Letter of Credit. Mr. 

Gottemoller indicated that would be an immediate help, but would not be the long-term 

goal, with development patterns that will change. Mayor Shepley asked if there were 

members of the public that wished to speak on this item. 

 

Bruce Johnson, a developer who is looking to build senior housing on Lot 3, and is 

completing due diligence on developing at this location, indicated that he has met with 

both City staff and the Church. He said it was his understanding the City has tied the $15 

million railroad relocation to the remaining lots owned by the Church and this deters sale 

and development. He would like to know what the City’s stance is on this issue to help 

him determine if they should look at other lots without the large burden.  

 

Councilwoman Ferguson stated she is a member of Immanuel Lutheran Church, but does 

not serve on any boards, as such there would be no conflict of interest regarding this 

issue. She said she feels the railroad track will not be relocated in the foreseeable future. 

She feels the Church has stuck to its end of the bargain and herself, Mayor Shepley and 

Councilman Dawson have worked tirelessly on this issue and the landscape has changed. 

She is comfortable removing the Church from the Letter of Credit requirement. 

Councilwoman Ferguson would not require railroad relocation costs if a Special Service 

Area on lots 1-3 were to be established, and is not in favor of putting a sidewalk behind 

the Jewel.  

 

Mayor Shepley stated he would rather see the City work with the railroad for a 

sidewalk/crossing at Congress Parkway. 
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Councilwoman Brady agreed with Councilwoman Ferguson regarding the sidewalk. She 

also said she does not see the railroad tracks being moved in the near future, and would 

require intersection improvement costs, but not relocation costs should a Special Service 

Area be established.  

 

Councilman Hopkins said he agreed with fellow Councilmembers. He asked Ms. 

Rentzsch regarding the history of the conditions on the properties. Ms. Rentzsch stated 

that in 2006, the City Council placed a condition of approval on the 4-lot subdivision that 

stated prior to any development of the three lots along Main Street, the right-of-way 

would be secured and these lots would pay their proportional fair share. 

 

Councilman Hubbard said it would benefit the entire City, not just these properties, and it 

is hard to keep burdening the Church with these requirements. He does not agree with the 

sidewalk requirements as presented.  

 

Councilman Haleblian said he agreed with the other Councilmembers that the sidewalk 

does not make sense. Burdening the properties with the Letter of Credit is holding up 

development.  

 

Mayor Shepley indicated that he also feels the Letter of Credit should not be required, but 

was not ready to make bigger picture decisions without a clearer picture regarding 

proposed development on the lots being discussed.   

 

 

14. City Code Amendment – Chapter 360: Watershed and Text Amendment for the 

Crystal Lake Watershed Implementation Plan – Discussion Only 

 City Engineer Abby Wilgreen provided the City Council with a brief history of the City’s 

1975 Watershed Ordinance/Manual and the updated 2007 Watershed Manual, which 

focuses on new development and expansion of existing commercial development. 

Requirements for existing developed neighborhoods around the lake platted decades ago 

were not addressed in the 2007 manual. A policy was developed shortly after 2007 

requiring infiltration trenches be installed with any new impervious coverage over 300 

square feet.  

 

 While this existing policy for existing residential areas has generally been working, over 

the last few years enhancements to the City's policy have been identified. During the 

various stormwater public meetings held in 2017 and 2018, a recurring comment was to 

improve how the City addresses improvements that add new impervious area in these 

existing residential areas as the perception is that adding impervious area in the 

watershed causes harm to surrounding properties. As a result, City staff looked to amend 

the existing policy to address concerns. 

 

 Public Works Director Mike Magnuson explained steps City staff has completed in 

developing these proposed enhancements, including field reviews of older trench drains, 

review of practices in other communities, collecting feedback from local contractors and 

homebuilders, and a peer review of the proposed enhancements. Mr. Magnuson said the 

























CRYSTAL LAKE PLANNING AND ZONING COMMISSION 
WEDNESDAY, MARCH 1, 2006 

HELD AT THE CRYSTAL LAKE CITY COUNCIL CHAMBERS 
 
The meeting was called to order by Chair Hayden at 7:30 p.m.  On roll call, members Batastini, Esposito, 
Hess, Hopkins, Jouron, Skluzacek, and Hayden were present. Members Greenman and Schofield were 
absent. 
 
Michelle Rentzsch, Planning Director, Leslie Schott, Planner, John Cowlin, City Attorney, and Dan 
Brinkman, City’s traffic consultant, were present from Staff. 
 
Mr. Hayden asked the people in attendance to rise to say the Pledge of Allegiance.  He led those in 
attendance in the Pledge. 
 
Mr. Hayden stated that this meeting is being televised now as well as being recorded for future playback 
on the City’s cable station. 
 
 
2005-48 IMMANUEL LUTHERAN CHURCH – W. Main St.; N. Commons SC – PUBLIC 
MEETING 
Final Plat of Subdivision for 4 lots. 
 
Tom Zanck, attorney, John Burrow with Immanuel Lutheran, Mark Munaretto and Steve Crede with 
Smith Engineering, were present to represent the petition.  Mr. Zanck said they received Council 
approval in May for the Preliminary Plat.  This is substantially the same as the Preliminary Plat.  They 
will come back to rezone each parcel individually.   
 
Mr. Zanck said they believe the cul-de-sac design was approved at preliminary and they are deferring 
the zoning until each lot comes through.  He said the Union Pacific owns the track right of way and 
they are in contact with them.  Mr. Zanck said regarding the street name change – they are proposing 
to use Teckler Blvd. until the cul-de-sac and then it be called Congress Parkway. 
 
Mr. Zanck asked about the comment in the traffic study regarding the traffic signal at Crystal Lake 
Avenue and Walkup. They don’t feel it is appropriate for this development. 
 
Mr. Hayden said the petitioner is only asking for Final Plat and would need to come back to the City 
for approval for each lot.  He said that four people has signed the sign in sheet for this petition and 
didn’t ask to speak.  Mr. Hayden said if after the Commission asks their questions and they wish to 
comment, they would have that opportunity. 
 
Mr. Skluzacek said the Union Pacific won’t put a road through their right of way but understands why 
the developer is showing the road going up to that area.  He would prefer to have two entrances into 
this property and believes that the Union Pacific won’t budge. 
 
There was no one present who wished to speak on this matter.  
 
Mr. Hayden asked for those in attendance who are in support of this plan to raise their hands.  Then he 
asked for those in opposition to the plan to raise their hands.  Mr. Hayden said those in favor were the 
majority. 
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Mr. Hopkins asked about the traffic signal at Crystal Lake Avenue and Walkup.  Mr. Brickman said they 
considered the overall regional traffic and there will be more traffic through that intersection going to this 
site.  He said the intersection has met the warrants for a traffic signal several years ago but the City 
declined to install one.  Mr. Hayden said when the lots come through for zoning; we can discuss the signal 
at that time.  Ms. Rentzsch said the consultant took into account anticipated uses for this property and if 
the proposed use is not dramatically different than the uses used in the report, there will not be another 
traffic study required. 
 
Mr. Batastini said there are many things that are changing in the downtown area that will have an effect on 
this intersection.   
 
Mr. Batastini moved to approve Final Plat of Subdivision for 4 lots for Immanuel Lutheran Church 
property located west of Main Street and north of the Commons Shopping Center with the following 
conditions 
 

1. Approved plans, to reflect staff and advisory board comments, as approved by the City Council: 
A. Final Plat of Subdivision (Smith Engineering Consultants, no date, received 8/10/05) 
B. Engineering Improvement Plans (Smith, dated 8/1/05) 
C. Traffic study (GHA, dated 11/15/04) 

 
2. Final Plat of Subdivision 

A. The cul-de-sac design does not meet the City’s standard teardrop design. Please correct on all 
plans. (Section 3.7-2(b)1)  
B. Illustrate how a public pedestrian path (i.e. wider, multi use cross section) will extend through 
this subdivision, providing a Prairie Path connection to CLC HS as well as the ILC campus. 
Pedestrian signals should be provided at any intersection(s) with Main Street, both for traffic along 
and crossing Main. 
C. The sidewalks at the terminus of Teckler Boulevard should be extended to connect with the 
Prairie Path.  The sidewalks at the southern end of Teckler Boulevard are not in line with the 
existing sidewalks, please adjust accordingly. 
D.  Provide a landscape plan that illustrates the required parkway trees, in accordance with the 
species, size and spacing requirements of the Subdivision Ordinance and the proposed landscaping 
for the landscape area within the cul-de-sac. (3.7-5(b)) 
E.  Make the following changes to the Final Plat document: 

i. The setbacks provided on the Final Plat document reflect the existing R-2 zoning.  These 
setbacks will change with any zoning changes.  The setback should be changed to 30 feet along 
Main Street, as this is a side abutting a street. (3.5-2(b)16) 
ii. Provide a reference to the covenants for shared maintenance responsibilities on the plat and 
provide the covenants for review and approval. (3.5-2(b)17) 
iii. Provide a date on the plat. (3.5-2(b)5) 
iv. Detail the dedication status of adjacent roadways (Sunset, Walkup, Mary Lane, Teckler, and 
Main) and indicate that Teckler and Developer Drive are “Hereby dedicated to the City of 
Crystal Lake.” Provide an alternative street name for Developer Drive for review and approval 
by appropriate jurisdictions. Identify the MCCD Prairie Path.  (3.5-2(b)8) 
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v. Accurately describe the location of at least two concrete monuments. (3.5-2(b)14) 
vi. The PUEs should be located along the rear of the lots to eliminate the pedestals and 
transformer boxes along the front main roadways.  
vii. Correct Plan Commission to Planning and Zoning Commission on the signature block. 

 
3. No off-site road improvements have been shown on the engineering plans. Provide the 
recommended improvements (right-of-way, grading, drainage, construction costs, etc) detailed in the 
traffic study in association with the approved Option and in anticipation of a crossing in line with 
Congress Parkway. 
 
4. Incorporate tree preservation into the land planning efforts for each lot, as they develop.   
 
5. The proposed ROW cross-section varies from a conventional 2% slope from ROW to street. In some 
cases the parkway slopes are excessive.  Drainage, maintenance, parkway tree planting, driveway 
locations and other problems may develop with these cross slopes. The conventional public road cross 
section as shown on the approved preliminary plat should be shown for the public road specific cross 
sections 
 
6. The petitioner shall address all comments of the Building, Engineering, Fire/Rescue, Planning and 
Public Works Departments; Hey and Associates’ review of the engineering dated February 9, 2006; 
and comments included in the traffic study completed by Gewalt Hamilton Associates, Inc. dated, 
November 15, 2004 excluding the comment regarding the traffic signal at Crystal Lake Avenue and 
Walkup. 
 
7.  Change Developer Drive to Teckler Drive. 

 
Mr. Skluzacek seconded the motion.  On roll call, all members voted aye.  Motion passed. 



CRYSTAL LAKE PLANNING AND ZONING COMMISSION MEETING 
WEDNESDAY, MAY 4, 2005 

HELD AT THE CRYSTAL LAKE CITY COUNCIL CHAMBERS 
 
The meeting was called to order by Acting Chair Schofield at 7:30 p.m.  On roll call, members 
Batastini, Esposito, Hess, Jouron, and Schofield were present.  Members Greenman, Hopkins, 
Skluzacek, and Hayden were absent. 
 
Michelle Rentzsch, Planning Director, Brian Grady, Latika Bhide, and James Richter, Planners, John 
Cowlin, City Attorney, Clyde Wakefield, City Engineer, Dan Brinkman, City’s traffic consultant, 
and Todd Sinn, City’s tree consultant, were present from Staff. 
 
2005-14 IMMANUEL LUTHERAN – W. MAIN ST.; N. COMMONS SC – PUBLIC MEETING 
 
Preliminary Plat and Variation for a four lot subdivision  
 
Tom Zanck, attorney, John Burrow and Pastor Bergen with Immanuel Lutheran Church, Mark 
Munaretto, development agent, and Steve Crede with Smith Engineering, were present to represent 
the petition.  Mr. Zanck showed the site plan and described the surrounding roads for location.  He 
said they are planning to have an easement for the Congress Parkway extension.  He said they 
originally requested zoning for two parcels for “B-2” but it was suggested that the zoning request 
was premature so they amended their request.   
 
Mr. Zanck said they are requesting Preliminary Plat of Subdivision and variation for the cul-de-sac 
length.  There would be an emergency access only at Hillside and Sunset and also a private lane 
would be extended into the church property from Walkup.  He said they have worked with the 
majority of the area residents and also evaluated the traffic from the new Metra station.  They don’t 
want to impose an undo burden on the neighbors. 
 
Mr. Zanck said the traffic numbers in the study are 41% higher than actual because the library would 
be part of the project.  They are concerned about the staff comment in the report regarding the street 
alignment to be determined at Final approval.   
 
Tom Wells, 1 Paddock Street, is concerned with several things that are happening in the area such as 
the high school, athletic fields, Workshop for the blind, etc.  He said anything that would increase 
vehicle volume in the area isn’t a good idea.  Mr. Wells said he doesn’t want the road to be put 
through.   
 
Rosemary Kurtz, 599 Cress Creek Lane, said that the Walkup extension has been on the books for 
many years.  Many petitions have been brought before the City but were rejected.  Mrs. Kurtz 
recommended that the Plat be approved as shown without connecting Walkup.  The connection 
would increase the traffic through the residential area by 91%.  There would be too many chances 
for disaster. 
 
Donna Kurtz, 75 S. Walkup Ave., said she has talked with the neighbors and they would welcome 
Immanuel Lutheran to their neighborhood.  They have been a good neighbor to the City. 
 
Bonnie Schultz, 224 College, said she is the Assistant Principal and teacher at Immanuel Lutheran 
and listed the possible expanded programs for their church and school.  She asked the congregation 



PLANNING AND ZONING COMMISSION 
MAY 4, 2005 
PAGE 2 
 
members in attendance who are in support of the request to stand.  The majority of the audience 
stood at this point. 
 
Bob Vetter, 223 S. Walkup Avenue, said he was part of the battle to stop the road from going 
through previously.  He said when Immanuel Lutheran purchased the property, they had a meeting 
with the neighbors and asked their concerns. He supports this plan.  
 
Pastor Bergen, 141 Maple Street, said they are very excited about the development and campus for 
their church and school. 
 
Bonnie Stephens, 3738 Erin St., said they moved to Crystal Lake seven years ago because they felt 
this was a family community.  She is asking the Commission to approve the church’s request.  This 
will be good for the youth. 
 
Peter Albryna, 100 S. Walkup Avenue, said the Walkup connection would increase the traffic.  He 
has two small children that he is concerned with as well as the others who walk to school and the 
library.  Mr. Albryna said the neighborhood couldn’t accept that kind of traffic increase. 
 
David Czuba, 110 S. Walkup Ave., said he supports the plan as presented.  He said there would be 
more traffic from the church but it is a different type of traffic.  He suggested that there be parking 
available for people who come from the south to the church as well as parking on the north side of 
the church for people who come from that direction.  Then they wouldn’t have to go around to the 
other side. 
 
There was no one else in attendance who wished to speak in this matter.  The public hearing was 
closed at this time. 
 
Mr. Batastini thanked the neighbors for coming to the meeting.  He also likes the plan as designed.  
There are still a lot of buffer areas.  Mr. Batastini kept asking himself who would benefit if Walkup 
would go through.  The only benefit would be as a cut through and Main Street, which is 4 lanes, is 
just to the east.  It is not worth wrecking a neighborhood to have a cut-through.   
 
Mr. Esposito agreed.  He said there are several school campuses in the City such as Crystal Lake 
South and St. Thomas.  Stopping the traffic from going by the schools in this area is a good thing.   
 
Mr. Jouron said he likes the plan as well.  He suggested that if there is a chain or gate across the 
private lane to put in something to keep people from driving around the chain. 
 
Ms. Hess said it is great to see a good turnout of the neighborhood.  She also appreciated receiving 
the letters from the neighbors.  Ms. Hess said she lives in the neighborhood and feels this is an 
excellent plan for the residents of the area, church and City. 
 
Ms. Hess asked about comments in the traffic study.  Mr. Brinkman said retail would have a 
different traffic pattern.  He said improvements would be needed at other intersections. 
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Mrs. Schofield asked how feasible is the Congress extension over the tracks.  Mr. Zanck said the 
railroad declined the original request but gave them options to check into.  They will be asking the 
City for their help in this matter. 
 
Mrs. Schofield asked how the plat would be affected if the connection to Congress is not made.  Ms. 
Rentzsch said they don’t know the possible uses of the lots.  Mrs. Schofield asked if the 
configuration could change.  Ms. Rentzsch said the largest uncertainty is the Congress connection 
and the access needs will be determined by the future uses.  She said that is why she worded the 
condition as it is stated in the staff report.  All future uses in this subdivision will be further reviewed 
as either a Special Use Permit or a PUD. 
 
Mrs. Schofield asked about Fire Department comments.  Ms. Rentzsch said they did do a time test 
and the response time is appropriate from the south station. 
 
Mr. Batastini moved to approve the Preliminary Plat Preliminary Plat of Subdivision to create 4 lots 
and Subdivision Ordinance Variation from Section 3.4-2(h) from the maximum length of 500 feet 
for a cul-de-sac to allow 1,580 feet for Immanuel Lutheran property located west of Main Street and 
north of the Commons Shopping Center with the following conditions: 
 

1. Approved plans, to reflect staff and advisory board comments, as approved by the City 
Council: 

A. Preliminary Plat of Subdivision (Smith Engineering Consultants, dated 1/13/05) 
 

2. Since the specific land uses are not known, but will impact the ultimate traffic patterns, the 
final road layout and general site accesses for Lot 1 will be determined at Final Plat of 
Subdivision. 

 
3. The petitioner shall address all comments of the Building, Engineering, Fire/Rescue, Planning 
and Utilities Departments; Hey and Associates’ review of the engineering dated April 12, 2005; 
and comments included in the traffic study completed by Gewalt Hamilton Associates, Inc. 
dated, November 15, 2004. 

 
Mr. Jouron seconded the motion.  On roll call, members Batastini, Esposito, Hess, and Jouron voted 
aye.  Mrs. Schofield voted no.  Motion passed. 
 
Mrs. Schofield said she voted no because she is concerned with the access not going through on 
Congress and is concerned with the impact of the development if the access is not granted. 
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