
#2010-15 
Metra Ridgefield Station 
Project Review for Planning and Zoning Commission 

 
Meeting Dates: March 3 and March 17, 2010 
 
Zoning Requests: 1) Preliminary PUD for a Metra station. 

2) Comprehensive Plan Amendment from Estate Residential to 
Public and Semi Public.  

 3) Rezoning to the W-Watershed district upon annexation. 
 

Location:  Country Club Road, at Prairie Drive 
 
Acreage: 17.5 acres 
 
Existing Zoning: (I-1 County) Industrial 
 
Surrounding Properties: North (A-1 County) Vacant land 
 South (I-1 County) Lumber Yard 
 East (R-1 County) Residential 
 West (I-1 County, M City) Distribution, Vacant land   
 
Staff Contact: Michelle Rentzsch (815-356-3615) 
 
 
Background: 
The property in question is located in McHenry County, adjacent to the City’s limits.  Metra is 
proposing a commuter station and its associated parking lot to service this section of the county 
with commuter rail access.  Metra is requesting annexation to the City, rezoning upon annexation 
and Preliminary PUD approval for their proposed project plan.  
 
Land Use Analysis:  
Metra has submitted a site plan that indicates a proposed commuter depot and warming shelters on 
the north side of the tracks with the associated parking field that contains 875 parking spaces with 
access from Country Club Road.   
 
PRELIMINARY PLANNED UNIT DEVELOPMENT 
Watershed PUD 
The majority of the property is located with the Crystal Lake Watershed and the petitioner’s 
engineer has provided the City with preliminary engineering plans that meet the requirements of 
the City’s watershed regulations.   
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Watershed “W” zoning is requested as part of the annexation request.  The zoning requirements for 
the “W” Watershed district; the lot area, lot width, setbacks and bulk requirements are all site 
specific, as the primary concern is to provide adequate quality recharge into the watershed.  The 
project would be required to be developed as a Watershed PUD, which allows Railroad Passenger 
Terminals as a permitted use.  Watershed PUDs must demonstrate how they have satisfied the 
conservation goals in this section.   
 

� Goal 1 – Demonstrate efficiency in the use of energy and resources and minimize the 
impact on the natural environment. 

� Goal 2 – Incorporate landscaping and site design that makes an exceptional contribution to 
the quality of the natural environment. 

� Goal 3 - Demonstrate a commitment to providing pedestrian friendly development and 
provide for both automobile and alternative modes of transportation that are planned in 
conjunction with development as well as conscientious use of natural resources or other site 
features.   

 
The proposed transit station certainly fulfills these goals, by providing another means of 
transportation.  In addition, Metra is proposing to use pervious concrete for the north section of the 
parking fields, providing an environmentally conscious option in the design of the lot.    
 
Area Uses 
MCC has aggressive expansion plans and a burgeoning enrollment.  As additional certificate 
courses and curriculum are added and more students take advantage of quality community college 
education offered locally, the attendance at MCC is only expected to increase.  A link to a future 
Metra station would be provide a convenient and attractive method of commuting for the College’s 
students. 
 
The future McHenry County K-Nines baseball stadium is planned in the vicinity and could take 
advantage of the Metra station’s location.  The site is located on Route 14 across from the Centegra 
Hospital of Woodstock facility. The ballpark will contain seating for 6,200 attendees (3,200 chairs, 
2,000 lawn seats, and 1,000 picnic/grandstand seating).  The ball field will be artificial turf, which 
will allow the stadium to be used for all day baseball and softball tournaments, football, soccer, 
lacrosse, concerts and other similar events. The ballpark's footprint is on a 40 acre parcel that is 
part of a larger 250 acre parcel that in future years is planned to become the home to the McHenry 
County Fair, a fire museum, and an exhibition hall that would provide for multiple uses including 
craft and trade shows, farmers markets, antique shows, and meetings.  
 
Transit Orientated Development (TOD) 
Metra stations spur compact development, or transit orientated development.  As noted in the 
article included in this packet, residential development near Metra stations demand a higher 
purchase price and maintain their value, even in recessional markets.   
 
Typical components of TOD include: 
 

� Walkable design with pedestrian as the highest priority 
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� Train station as prominent feature of town center 
� A regional node containing a mixture of uses in close proximity including office, 

residential, retail, and civic uses  
� High density, high-quality development within 10-minute walk-circle surrounding train 

station 
� Collector support transit systems including trolleys, streetcars, light rail, and buses, etc 

Some benefits that are typically associated with the TOD pattern of development: 
 

� Higher quality of life 
� Better places to live, work, and play 
� Greater mobility with ease of moving around 
� Increased transit ridership 
� Reduced traffic congestion and driving 
� Reduced car accidents and injuries 
� Reduced household spending on transportation, resulting in more affordable housing 
� Healthier lifestyle with more walking, and less stress 
� Higher, more stable property values 
� Increased foot traffic and customers for area businesses 
� Greatly reduced dependence on foreign oil 
� Greatly reduced pollution and environmental destruction 
� Reduced incentive to sprawl, increased incentive for compact development 
� Less expensive than building roads and sprawl 
� Enhanced ability to maintain economic competitiveness 

 
Findings of fact: 
The petitioner is requesting approval of a Preliminary Planned Unit Development to allow the 
construction of a railroad passenger terminal in the W - Watershed zoning district.  A Planned 
Unit Development is a Special Use and Special Uses require separate review because of their 
potential to impact surrounding properties and the orderly development of the City.   
 

Section 2-400 B General Standards for all special uses in the Unified Ordinance establishes 
standards for all special uses in Crystal Lake.  Briefly, the criteria are as follows: 
 

1. The use is necessary or desirable, at the proposed location, to provide a service or facility 
which will further the public convenience and general welfare. 

Meets   Does not meet 
 

2. The use will not be detrimental to area property values. 
Meets   Does not meet 

 
3. The use will comply with the zoning districts regulations. 

Meets  Does not meet 
 

4. The use will not negatively impact traffic circulation. 
Meets   Does not meet 
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5. The use will not negatively impact public utilities or municipal service delivery systems.  If 
required, the use will contribute financially to the upgrading of public utilities and municipal 
service delivery systems. 

 Meets   Does not meet 
 

6. The use will not negatively impact the environment or be unsightly. 
Meets   Does not meet 

 
7. The use, where possible will preserve existing mature vegetation, and provide landscaping 

and architecture, which is aesthetically pleasing, compatible or complementary to 
surrounding properties and acceptable by community standards. 

Meets   Does not meet 
 

8. The use will meet requirements of all regulating governmental agencies. 
Meets   Does not meet 

 
9. The use will conform to any conditions approved as part of the issued Special Use Permit. 

Meets   Does not meet 
 

10. The use will conform to the regulations established for specific special uses, where applicable. 
Meets   Does not meet 

 
 

COMPREHENSIVE PLAN AMENDMENT/MAP AMENDMENT (REZONIN G) 
The petitioner is requesting a Comprehensive Plan amendment from Estate Residential to Public 
and Semi-Public to reflect the public transit use of the proposed plan. Public and Semi-Public is 
defined as representing the locations of municipal buildings, schools, and other public uses. The 
Northwest Sub-Area Plan that was adopted by the City Council in 2008 as part of the 
Comprehensive Plan designated this property as Residential. The Sub-area plan advocates a 
cluster development pattern for residential development along with the use of conservation 
design techniques. The Comprehensive Plan provides more specificity by assigning future land 
uses on a lot-specific basis whereas the Sub-area Plan is a more general locational guide to future 
land uses in the north-west area. 
 
The City’s Northwest Sub-Area Plan anticipated the location of a Metra station in the Ridgefield 
area. An excerpt from the document follows.   
 
Metra has discussed the possibility of adding a third commuter rail stop in Crystal Lake. If a 
commuter rail stop were located here, redevelopment would likely occur with high density 
mixed uses. This Plan will establish recommendations to prepare for that type of possible 
development. Whereas, the reuse of old buildings and sites will be positive for this area, it must 
be in concert with the protection of the watershed. High-density mixed-uses can fit well within a 
watershed or unique natural area because they take little space to provide sufficient density to 
meet demand. In addition, higher densities require less roadways and utilities lending it to 
better open space preservation and watershed protection. 
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McHenry County’s Draft 2030 Comprehensive Plan identifies this area as a TOD (Transit 
Orientated Development) Future Station with mixed uses as the predominant land use in the area 
surrounding the station. 
 
The petitioner is also requesting a rezone to the “W” Watershed district, which requires all 
development to be a PUD and is also within the Conservation Overlay. The Conservation 
Overlay district was adopted through the UDO. Per the UDO, where land is classified into an 
overlay district as well as a base zoning district, the standards governing development in the 
overlay district shall be cumulative and in addition to the standards governing development in 
the underlying base zoning district.  A Railroad Passenger Terminal is a permitted use via the 
Conservation Overlay District regulations. 

 
The Conservation Overlay district is intended to protect natural resources by incorporating such 
techniques as energy conservation, passive solar and shading design strategies, storm water best 
management practices, etc; encouraging a more efficient form of development that preserves the 
area’s natural environmental features in perpetuity and, in general, promoting flexible, creative 
developments. 
 
In recommending approval of the rezoning, the Planning and Zoning Commission must transmit 
to the City Council written findings of fact that all of the conditions below apply to the 
application: 
 

a. The existing uses and zoning of nearby property. 
The trend of development in the area of the subject property is consistent with the 
requested amendment. 

 Meets   Does not meet 
 

b. The extent to which property values are diminished by a particular zoning 
classification or restriction. 
The rezoning, if granted, will not alter the essential character of the neighborhood and 
will not be a substantial detriment to adjacent property. 

 Meets   Does not meet 
 

c. The extent to which the destruction of property value of a petitioning property owner 
promotes the health, safety, morals, or general welfare of the public. 
The amendment promotes the public health, safety, comfort, convenience and general 
welfare. 

 Meets   Does not meet 
 

d. The relative gain to the public as opposed to the hardship imposed on a petitioning 
property owner. 

 Meets   Does not meet 
 

e. The suitability of the subject property for its zoned purposes. 
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The property cannot yield a reasonable return if permitted to be used only under the 
conditions allowed under the existing zoning classification. 

 Meets   Does not meet 
 

f. The length of time the property has been vacant as zoned, considered in the context of 
land development in the area. 
The subject property has not been utilized under the existing zoning classification for a 
substantial period of time. 

 Meets   Does not meet 
 

g. The Comprehensive Plan designation and the current applicability of that designation 
and 
Complies with the policies and Official Land Use Plan and other official plans of the 
City. 

 Meets   Does not meet 
 

h. The evidence or lack of evidence, of community need for the use proposed. 
The requested zoning classification permits uses which are more suitable than the uses 
permitted under the existing zoning classification. 

 Meets   Does not meet 
 

Where the evidence is not found to justify such conditions, that fact shall be reported to the City 
Council with a recommendation that the rezoning be denied. 
 
Planned Unit Development Variations  
The purpose of Planned Unit Developments is to encourage and allow more creative and 
imaginative design of land developments than is possible under district zoning regulations. 
Planned Unit Developments are, therefore, intended to allow substantial flexibility in planning 
and designing a proposal. This flexibility is often in the form of relief from compliance with 
conventional zoning ordinance site and design requirements.  
 
Ideally, this flexibility results in a development that is better planned, contains more amenities, 
and is ultimately more desirable than one that would have been produced through compliance 
with typical zoning ordinance and subdivision controls.  
Therefore more lenient site requirements may be granted where the Planned Unit Development 
contains features not normally required of traditional developments. If the evidence is not found 
to justify such conditions, that fact shall be reported to the City Council with a recommendation 
that the variation request be lessened or denied. 
 
Parking stall size and landscape areas 
The petitioner is asking for two variations in conjunction with their PUD request.  The first is to 
allow parking spaces to be 8.5 feet x 18 feet instead of the 9 feet by 19 feet required under the 
ordinance.  This request is typical and has been granted for all the other Metra parking facilities within the 
City.  The second variation is to allow the landscape area as shown on the plans.  The ordinance requires 
an 8-foot wide landscape strip every 4 to 6 parking rows.  Due to the configuration of some of the islands 
and the provision of sidewalk areas, the full 8 feet has not been provided in some of these islands. 
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Recommended Conditions:  
A motion to recommend approval of the petitioner’s request with the following conditions: 
 

1. Approved plans, reflecting staff and advisory board recommendations, as approved by the 
City Council: 
A. Application (Metra, received 02/24/10). 
B. Site Plan (SEC, dated 10/07/09, received 02/23/10). 
C. Elevations pictures (received 02/23/10). 
D. Traffic Impact Study (Patrick, dated 2/12/10) 
 

2. A complete landscape plan shall be provided with the final PUD submittal which illustrates 
the species, size and quantity of all selected plant types and a planting detail. 

 
3. A permit is required from the McHenry County Department of Transportation for the 

roadway connection to Country Club Road.  MCDOT will determine required roadway 
improvements to Country Club Road and other County roadways in the area. 

 
4. A traffic study was required; the study must meet MCDOT’s minimum criteria per new 

access ordinance.  Off-site intersection analysis was required.  The Engineering Division 
concurs with the final traffic study. 

 
5. The property is in the Crystal Lake Watershed.  The Crystal Lake Watershed Design Manual 

should govern development. For final, submit revised storm water report addressing storm 
water consultant review comments of July 1, 2009. 

 
6. Storm water release is into trapped pocket areas in Ridgefield.  There appears to be no 

defined drainage patterns or release points downstream.  Release should be emergency 
release only.  If there is a defined storm water system downstream, provide details and 
capacities. 

 
7. Bike racks are provided.  Add separate bike facility access to Country Club Road frontage 

and to the northeast corner of the property. 
 

8. Address how emergency access will be handled for this property. 
 
9. The following variations are granted as conditions of the PUD: 

A. The allow parking spaces to be 8.5 feet x 18 feet instead of the required 9 feet by 19 feet. 
B. To allow the interior parking lot landscape areas as shown on the plans.   

 
10. The petitioner shall address all of the review comments and requirements of the Engineering 

and Building, Fire Rescue, Police, Public Works, and Planning and Economic Development 
Departments; Christopher Burke’s Stormwater/Watershed review; and Patrick Engineering’s 
Traffic Impact Study. 

 
 

























 
 
 
 

CRYSTAL LAKE PLANNING AND ZONING COMMISSION 
SPECIAL MEETING 

TUESDAY, OCTOBER 27, 2009 
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, Goss, Greenman, Jouron, Skluzacek, and Hayden were present. Mr. McDonough was absent. 
 
Michelle Rentzsch, Director of Planning and Economic Development, Erik Morimoto, Assistant City 
Engineer, and John Cowlin, City Attorney, 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.  
 
APPROVE MINUTES OF THE OCTOBER 21, 2009 PLANNING AND ZONING 
COMMISSION MEETING 
Mr. Goss moved to approve the minutes from the October 21, 2009 Planning and Zoning Commission 
meeting as presented.  Mr. Batastini seconded the motion.  On roll call, members Goss, Greenman, 
Jouron, and Skluzacek voted aye.  Members Batastini, Esposito, and Hayden abstained.  Motion passed. 
 
2009-60 METRA RIDGEFIELD STATION – PUBLIC MEETING 
Conceptual Plan Review. 
 
Joe Gottemoller, attorney, Phil Pagano and Rick Mack with Metra, and Kevin Harder and Ted Hamilton 
with Smith Engineering, were present to represent the request. 
 
Mr. Hayden stated that this is a Public Meeting and under the UDO, which was recently adopted, a 
conceptual review does not require presentation from the public because this is a conceptual plan only.  
He said this conceptual plan will also be discussed at the November 3 City Council meeting.  Mr. 
Hayden said he understands that this site is one of several Metra is looking at for this project.  The 
Commission will not discuss the other locations nor will they discuss if one site is better than another. 
 
Mr. Pagano said this discussion is to talk about the improvements to the UP Northwest line.  They are 
the largest commuter rail system in the US and second largest based on ridership.  Since they have 
owned the system, they have put considerable dollars in capital investments.  Mr. Pagano said this line is 
the longest in their system which is 71 miles long and the largest job market is along this line – 
approximately 600,000 jobs.  They feel they do a pretty good job of bringing people into Chicago but 
they need to improve overall such as adding more express trains.  He said they currently have a 96 to 
97% on-time performance rating. 
 
Mr. Pagano said this station will be part of 4 New Start projects over the next 10 years.  They plan to add 
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a new line to the southwest; a second new line called STAR which would be suburban to suburban from 
O’Hare to Prairie Stone to Joliet; and 2 major infrastructure projects.  This is a very long process when 
dealing with Federal dollars but they are now at the point of starting to design plans.  Their purpose is to 
increase service and make significant improvements.  They will be extending the McHenry branch line 
to Johnsburg and adding another station in Woodstock. 
 
Mr. Pagano said they have had several meetings with staff to get input into the process.  They understand 
the wetlands, watershed and traffic issues and are very familiar with building a station in Crystal Lake.  
He said they are currently expanding their parking lot at the Pingree Station.   
 
Mr. Mack said most of their ridership for this new station would come from the northwest which will 
help to reduce the traffic on Walkup and Oak Street.  Their conceptual plan is to use the property north 
of the Alexander Lumber site just west of Country Club Road in Ridgefield.  The property is 17.5 acres. 
 The parking area is planned to be on the in-bound side of the tracks.  There will be a small station and 
two warming shelters.  Mr. Mack said the site will accommodate a shuttle bus to McHenry County 
College and they have talked with PACE about the roads and radii to accommodate a bus.  They will 
also provide 875 parking spaces and 18 handicap spaces.  Mr. Mack showed photos of the typical small 
depot and shelter.  They have found this to be a more efficient operation. 
 
Mr. Harder said storm water management and traffic are major concerns.  The property is within the 
Crystal Lake Watershed and they will be using best management practices for the project.  They will 
have 5 ½ acres for the watershed bio-swales with only 50% impervious.  They propose to have no water 
release from this site.  Mr. Harder said they have presented a preliminary storm water report to staff for 
their review.  He showed photos of the rain garden and the cross section of the bio-swale.  Their plan 
includes the use of native vegetation in the landscaping island in the parking lot so the water will soak 
into the subsurface.   
 
Mr. Harder said they have done mechanical traffic counts and the report presented to staff is the first 
look at the site and surrounding areas.  This report is not final.  They have talked with the County and 
staff regarding 6 intersections they feel need further study and they are currently conducting manual 
traffic counts on turns at those intersections.  The intersections they are studying closer do not have any 
turn lanes except for Tartan Drive which leads to McHenry County College.  He said they will probably 
be making improvements to those intersections.  Mr. Harder said the trip generation numbers matches 
what Metra staff told them from their surveys of ridership.  The peak hours will change as ridership 
changes.  The numbers show that 70% of the traffic comes from the northwest region of the station. 
 
Mr. Pagano said the Ridgefield station needs to be looked at as part of the overall improvements to the 
system so no one would have to commute to Crystal Lake for Metra service.  He said this station will 
help people living in Covered Bridge, Fox Fire, etc. to help reduce their commute to a station.  They are 
also proposing to relocate the yard to Woodstock.  Mr. Pagano said they have met with MCC and they 
are very interested in having bus service to the station for students and faculty.   
 
Mr. Gottemoller said they are requesting the Commission’s comments. 
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Mr. Hayden said there are a significant number of comments in the staff report and asked if the applicant 
has any concerns.  Mr. Gottemoller said the Fire Department has many questions but they feel the 
comments are manageable and can be worked out with Staff.  They know the traffic study is not 
complete but it is certain that this station will reduce the traffic on Hillside Road and Walkup.  Mr. 
Hayden asked if this project will annex into the City.  Mr. Gottemoller said the City’s position for many 
years is to get the property within the Watershed into the City and under their development control.  Mr. 
Hayden said the County does not recognize the City’s watershed requirements.  Mr. Gottemoller said 
their plan is to work with the City.  Mr. Hayden said the majority of the road network in that area is not 
under the City’s control.  Mr. Gottemoller said they have already been in contact with the jurisdictions 
about the roads.  Mr. Pagano said that will not be a problem.  They have had other stations that have had 
as many as 11 entities to deal with. 
 
Mr. Jouron asked if there will be any warming shelters on the outbound side.  Mr. Pagano said usually 
they don’t but there is enough room on the platform to add them in the future if they are needed. 
 
Mr. Goss said his major concern is Market Street.  It is a very short street and will be grid locked quickly 
but if it is expanded it will harm what is existing in Ridgefield.  He also feels that parking will be needed 
on both sides of the tracks.  That will eliminate traffic on Market Street and keep Ridgefield intact.  Mr. 
Pagano said they will look at the traffic patterns.  He said this will not be an elevated station like Pingree 
Road.  Mr. Goss asked how this station can be sprinklered without City water.  Mr. Gottemoller said it 
has been done in other sites.   
 
Mr. Batastini said the presentation was very good, especially to see the big picture.  He also worries 
about the stacking on Market Street but he also is aware that the cars won’t all come at one time.  Mr. 
Batastini added that he believes there will need to be parking on the other side of the tracks due to future 
residential growth in the area.  Mr. Pagano said Metra feels that the majority of the ridership will be 
coming from northwest of the station.  Mr. Batastini is concerned with how this station will work not 
just in 3 years but in 30 years after the residential in that area is built.  He would also like more 
information on how the pervious surface works as well as how the swales work.  Mr. Batastini is also 
concerned with snow removal and salt that will be used on the parking lot.   
 
Mr. Greenman said he appreciates the opportunity to discuss the project as a conceptual.  He is very 
excited to hear about the service improvements for the area.  He would also like a better feel for the 
enhancements to the system such as traffic.  Mr. Pagano said there will be a final traffic study done 
which will be more than assumptions.  He said they will be going before the Council next week and will 
also ask them to allow Smith Engineering to expand their scope.  
 
Mr. Greenman said he would like a better understanding of the coverage requested.  Mr. Harder said the 
plantings and paving work in tandem.  Mr. Gottemoller said there may be generous site coverage but 
they will be using a pervious type of pavement.  Mr. Greenman said he would also like a time line for 
the projects and the upgrades to the area roads.  Mr. Pagano said this project is part of a total upgrade.  
They do not intend to build without the entire project moving forward.  The entire project will be started 
in 3 to 4 years and completed within 5 to 6 years.  Mr. Greenman said things do change and some things 
are out of people’s control. 
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Mr. Esposito agreed with the concern of the small roads in Ridgefield as well as the snow removal from 
the lot.  He agrees that there is a need for a station in that area and as a daily commuter would welcome 
the change in the traffic.   
 
Mr. Skluzacek agreed with the comments that had been made.  He also would like a parking lot entrance 
off Ridgefield instead of all Market Street. There will be a lot of traffic going through there.  Mr. Pagano 
said they need to look at where the traffic will be coming from.  This station will provide a relief valve 
to the Crystal Lake traffic and station. 
 
Mr. Hayden thanked the applicant for the presentation and they have clearly done their homework.  He is 
very excited to have the development within the City limits and using the watershed BMPs.   
 
Mr. Goss also requested that emergency response time be presented at a future meeting.  He said if the 
City is checking into another fire station it would be helpful to know that information. 
 
Mr. Pagano thanked the Commission for their questions and input on this project. 
 
 
REPORT FROM PLANNING 
Ms. Rentzsch reviewed the items that will be discussed at the next PZC meeting on November 4. 
 
COMMENTS FROM THE COMMISSION 
There were no comments from the Commissioners. 
 
The meeting was adjourned at 8:55 p.m. 
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