
#2015-25 
McHenry Athletic Complex – Special Use Permit 
Amendment, Final PUD Amendment and 
Variation 
Project Review for Planning and Zoning Commission 

 
 
Meeting Date
 

: May 6, 2015 

Requests

 2. Variation from Article 2-400(C)(25) banquet hall loading 
requirements of a covered passenger drop-off area that is 
located outside of the parking lot drive-aisles that offers 
vehicle stacking for three twenty-foot-long vehicles to 
allow the loading area to remain in its current state, and  

: 1. Special Use Permit Amendment and Final PUD 
Amendment to allow additional uses, 

 3. Variation from Article 4-200 off-street parking and 
loading general surfacing standards to allow a temporary 
gravel parking lot. 

 
Location
 

: 1310 Ridgefield Road 

Acreage
 

: Approximately 10 acres 

Zoning
 

: M PUD- Manufacturing Planned Unit Development 

Surrounding Properties
 South: A1V Agriculture & B3CV General Commercial 

(County) 

: North: M PUD- Manufacturing Planned Unit Development 

East: B3 General Commercial & I1 Agriculture (County) 
West: M PUD- Manufacturing Planned Unit Development 
 

Staff Contact
 

: Kathryn Cowlin (815.356.3615) 

 
Background:

• 
    

Existing Use

• 

:  McHenry Athletic Complex, formerly known as Regional Sports Center is 
an indoor and outdoor soccer complex with the following activities permitted: soccer, T-
ball, football, basketball, lacrosse, fencing, wrestling, and dog agility shows. There is an 
existing kitchen located in the building as well. 

Previous Approvals
o Regional Sports Center was granted a final PUD and SUP in 2002 to allow 

commercial recreational uses. The PUD specifically allowed indoor and outdoor 
soccer matches on the property. The final PUD designated an area for a future 
parking lot addition. In 2010, the PUD and Special Use Permit were amended to 
allow various events such as celebrations and gatherings, dog agility shows, soccer 
and lacrosse tournaments and associated vendors, and off-street parking facilities in 

:   
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another zoning district not in the same block. The SUP and PUD amendment was 
approved with conditions.  
 

Development Analysis:
• 

  
Request

• Outdoor grill in a cover patio with walls that open in the summer and close in the 
winter 

: The petitioner is requesting a final PUD and SUP amendment to allow 
additional uses on the property and zoning variations from Article 4-200 off-street 
parking and loading general surfacing standards and Article 2-400(C)(25) the 
requirements of a loading area for a banquet hall to be covered and passenger drop-off 
area that is located outside of the parking lot drive-aisles that offers vehicle stacking for 
three twenty-foot-long vehicles. The request for additional uses on the property are as 
follows: 

• An outdoor bar 

• Four fenced volleyball pits which could be converted into an outdoor skating rink 

• Up to 3 outdoor gas fire pits 

• 2 horse shoe pits 

• One bocce ball court 

• Conduct indoor and outdoor entertainment for quinceaneras, concerts and banquet 
events 

• Home shows with exhibit booths 

• Trade shows 

• Community garage sales 

• Kick boxing and wrestling 

• Cheerleading   

• Land Use

• 

:  The land use map shows the area as Industry.  This land use designation is 
appropriate for the area. 

Zoning:  The site is zoned M PUD.  This is an appropriate zoning designation for the 
area. 

  
Proposed additional uses: 

• Daily sports Camps (April –October)  
o Soccer Leagues - outdoor 
o Basketball Leagues 
o 200-300 participants during the course of the day 
o 4:00pm peak time 

  
• Quincenera/Dance   

o 1-2 a month 
o 200-400 people   
o 4-5 hour duration 
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• Indoor Soccer Leagues, Volleyball, Basketball, and Speed training (November –March) 

o 300 people per night   
o Monday –Friday 

  
• Saturday Night Soccer League (busiest program) 

o During the course of 8 hours 
o 400-500 people in and out of building (heaviest parking during this time)  
o Runs 20 weeks (20 Saturdays) 

 

• The proposed band shell would have a setback of zero feet. 
Site Layout 

• The sand volleyball courts will be enclosed with a fence. 
 

• Parking requirements as set by the Unified Development Ordinance and Parking Standards 
supplement, calculated as if all uses were to operate simultaneously:  

Parking 

Use Parking Standard Calculation Number 
Required 

Physical Fitness 6.4 per 1,000 SF GFA (2,856.5/1,000)*6.4 18.28 
Recreation (indoor soccer 
& basketball) 

1 per 4 persons in  
designed capacity 

2 Soccer: 44 persons 
2 Basketball: 20 persons 

16 

Outdoor Recreation 10 spaces per field 4 Volleyball, 1 Soccer,  
bocce ball, horseshoes 

80 

Banquet Hall 
(Quinceaneras or indoor 
concert) 

1 for every 4 seats Projected 450 people 112.5 

Outdoor Concert 1 for every 4 seats Projected 500 people 125 
Total  352 

• Existing parking lot has 133 parking spaces. 
• The parking lot addition was approved with the final PUD in 2002. It allows for an addition 

of approximately 33 parking spaces. These 33 parking space will be paved as part of this 
request. 

• The petitioner will provide gravel parking on the property to the northwest; the petitioner is 
in the process of purchasing the land, and will be required to provide this area as parking, 
as a condition of this approval. This parking area has a capacity of approximately 200 
vechicles. 

• The petitioner has included in their request a letter from the owner of 8733 Ridgefield Road 
(south of the property in questions, across Ridgefield Road) allowing the use of their gravel 
parking lot for overflow parking. This parking area has a capacity of approximately 80-120 
vehicles. Use of this area was previously approved through a PUD amendment. 

 

• No landscape plan was provided, a plan must be provided for the parking lot addition. 
Landscape 
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Comprehensive Land Use Plan 2020 Vision Summary Review:
The Comprehensive Plan designates the subject property as Industry, which allows for existing 
and future manufacturing and commercial recreation uses.  The following goals are applicable to 
this request: 

  

 

Goal: Support manufacturing uses within the community which contribute to the regional 
and local economy and Crystal Lake’s live, work, play philosophy. 

Land Use – Industry 

 
This can be accomplished with the following supporting actions: 
Supporting Action: Expand and attract manufacturing users which provide jobs, services, and 
products strengthening the City’s economy. 
 

Goal: Establish marketing efforts to attract and retain businesses throughout the City. 
Economic Development – Attract and Retain Businesses 

 
This can be accomplished with the following supporting actions: 
Supporting Action: Continue to solicit businesses in the City’s strongest growth sectors. 
 
 
Findings of Fact
FINAL PLANNED UNIT DEVELOPMENT AMENDMENT 

: 

The petitioner is requesting an amendment to a Final Planned Unit Development to allow the 
additional uses at the subject property.  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 
 

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 
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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 

 
ZONING ORDINANCE VARIATION 
The petitioner is requesting variations from Article 2-400(C)(25) banquet hall loading 
requirements of a covered passenger drop-off area that is located outside of the parking lot drive-
aisles that offers vehicle stacking for three twenty-foot-long vehicles to allow the loading area to 
remain in its current state, and Article 4-200 off-street parking and loading general surfacing 
standards to allow a temporary gravel parking lot. The Unified Development Ordinance lists 
specific standards for the review and approval of a variation.  The granting of a variation rests 
upon the applicant proving practical difficulty or hardship caused by the Ordinance requirements 
as they relate to the property.  To be considered a zoning hardship, the specific zoning 
requirements; setbacks, lot width and lot area must create a unique situation on this property.  It 
is the responsibility of the petitioner to prove hardship at the Planning and Zoning Commission 
public hearing. 
 

When evidence in a specific case shows conclusively that literal enforcement of any provision of 
this Ordinance would result in a practical difficulty or particular hardship because: 

Standards 

a. The plight of the property owner is due to unique circumstances, such as, unusual 
surroundings or conditions of the property involved, or by reason of exceptional 
narrowness, shallowness or shape of a zoning lot, or because of unique topography, or 
underground conditions.  

 Meets   Does not meet 
 

b. Also, that the variation, if granted, will not alter the essential character of the locality. 

 Meets   Does not meet 
 
 
For the purposes of supplementing the above standards, the Commission may take into 
consideration the extent to which the following facts favorable to the application have been 
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established by the evidence presented at the public hearing: 

a. That the conditions upon which the application for variation is based would not be 
applicable generally to other property within the same zoning classification; 

 Meets   Does not meet 
 

b. That the alleged difficulty or hardship has not been created by any person presently 
having interest in the property; 

 Meets   Does not meet 
 

c. That the granting of the variation will not be detrimental to the public welfare or 
injurious to other property or improvements in the neighborhood in which the property 
is located; or 

 Meets   Does not meet 
 

d. That the proposed variation will not impair an adequate supply of light or air to 
adjacent property, will not unreasonably diminish or impair the property values of 
adjacent property, will not unreasonably increase congestion in the public streets, 
substantially increase the danger of fire or otherwise endanger public safety. 

 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 variation be denied.   
 
Recommended Conditions:
If a motion is made to recommend approval of the petitioner’s request, the following conditions 
are recommended: 

  

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

Council: 
A. Application (Tom Zanck, received 04/10/15). 
B. Site Plans (received 04/10/15) 
C. Parking Plan (received 05/15/15) 

 
2. The following uses are allowable: an outdoor bar, four fenced volleyball pits which could be 

converted into an outdoor skating rink, kick boxing, wrestling, cheerleading events, up to 3 
outdoor gas fire pits, 2 horse shoe pits, one bocce ball court, conduct indoor and outdoor 
entertainment for Quinceaneras, concerts and banquet events, home shows with exhibit 
booths, trade shows and community garage sales, per the approved site plan.  

 
3. Provide a detailed site plan for the area where outdoor concerts are to be held, and how 

pedestrian traffic will be managed. 
 
4. Adjust the location of the band shell to comply with the UDO accessory structure setback 

requirement of 5 feet. 
 
5. Provide details for the fencing to be used for the sand volleyball area.  Chain-link fencing 

shall not be allowed. 
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6. When the adjacent property is purchased for additional parking, provide City Staff with a site 

plan for an approved surface parking lot that meets landscaping requirements. 
 

7. Provide a landscape plan for the parking lot addition. 
 

8. Pave the previously approved 33 parking spaces prior to commencing any additional uses. 
 

9. The additional 200 gravel parking spaces on the adjacent property to the north and west shall 
be installed prior to commencing any additional uses. These parking spaces shall be paved no 
later June 1, 2016. 

 
10. The petitioner shall comply with all of the requirements of the Community Development, 

Fire Rescue, Police and Public Works Departments. 
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