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M e t r a Tr a i n i n D o w n t o w n C a r y

1: Introduction & Overview
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PLAN MISSION
The goal of the Downtown Cary Strategic Plan is to serve as
a guiding document for the improvement and development
of Downtown Cary — a blueprint that positions Downtown for
reinvestment and maintains the authentic character and charm
that makes it unique. Through an extensive public input process,
the Strategic Plan will serve as a community-supported vision for
the future of Downtown, enabling the Village to advance projects
that align with Strategic Plan objectives. The final Downtown Cary
Strategic Plan will identify priority investments, initiatives, and
implementation actions necessary to make Downtown an active,
desirable destination for the community and visitors alike.

In 2020, the Village of Cary and the
Regional Transportation Authority (RTA)
embarked on the creation of a new
Downtown Strategic Plan, an important
policy document that will guide future
investment and development activity
within the Downtown, near the Metra
Station. The Lakota Group, a Chicagobased planning and urban design firm,
was engaged to lead the development
of the plan, along with real estate market
and economic development consultant,
Goodman Williams Group, and
transportation consultant,

ASE 1

PH

The Downtown Strategic Plan process
was designed to maximize opportunities
for community input, with various check
points to gather ideas and feedback. The
planning process is organized into three
phases:
•

Engage

•

Envision

•

Implement

ASE 2

PH

ASE 3
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PH

Sam Schwartz LLC. A Steering
Committee of community volunteers,
Village staff, agency representatives and
area residents was assembled to help
guide the planning process.
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PLAN PROCESS

ENGAGE

ENVISION

IMPLEMENT

The first phase of the project
establishes a dynamic
community planning process
and creates an information
base to understand the existing
conditions in Downtown Cary.

The second phase creates the
vision and goals of the Plan, and
concepts and recommendations
for future land use and
development.

In the final phase, the Downtown
Cary Strategic Plan will be
drafted, refined, and adopted
with feedback from Village staff,
residents, Steering Committee,
and the Village Board.

PROJECT OVERVIEW

1

Identify potential redevelopment sites with conceptual development
scenarios and financial potential impacts of each.

2

Identify market opportunities for business growth and expansion.

3

Identify parking issues and opportunities.

4

Identify transportation and wayfinding constraints and recommended
improvements.
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Downtown Cary is a small, compact downtown directly adjacent to the Cary Metra
Station. Realizing the unfulfilled potential of Downtown, the Village has partnered
with the Regional Transportation Authority (RTA) to create a vision and strategic plan
for Downtown Cary. The plan is focused on land use, infrastructure improvements
and reinvestment to foster and enhance new development or redevelopment and
support the use of the Metra Station. The primary objectives of the plan are to:

22 Spring Street

6 Spring Street

DOWNTOWN CONTEXT
Figure 1: Downtown Cary Context Map
Cary Public
Library
Cary Grove
High School

THREE OAKS ROAD

NO

Three Oaks
School
THREE OAKS ROAD

THREE OAKS ROAD
RTH

WE

Post Office
ST

HW

Y

W MARGA RET TERRAC E WAY

IND

US

TRI

AL

DR

St Peter and
Paul School

ALMA TERRAC E

14

I
2

E MAIN ST
JAN

CARY ST

DU

SR

14

D

SPRIN G ST

HIGH RD

CU

W MAIN ST

Metra
Commuter
Station

Y

T OFF RD

JANDUS

HW

R Y C R EEK

ST

Legend

I
2

ON
ALG
RY
CA

D

Briargate
Elementary School
G L EN GARR
YR
Village
Hall
Community
Center

WE

CA

WULFF ST

Senior
Center

SEEBERT ST

PRAIR IE ST

KRENZ AVE

RTH

Trinity Oaks
Christian School

DECKER DR

District 26
Transportation
NO
Facility

Oak Knoll Early
Childhood Center
N 2ND ST

Station 1
NOR MA N DR

SCHO OL ST

GEORGETOWN DR

Cary Park
District
Preschool

W MAIN ST

N 1ST ST

QU

IN

RD

DR
RRON
C IM A

MetraStation
Railway
Cary Municipal Boundary

TIF District
CaryCreek
Water Features
Parks and OpenSpace

Public Works
Facility

Tax Parcels
Townships2018MCShare

PREPARED FOR:
VILLAGE OF CARY

BASEMAP

William D. Cary founded the Village in
1833 and it was incorporated in 1893.
The Village is located at the edge of the
greater northwest Chicago metropolitan
region in McHenry County. It is
approximately 45 miles from downtown
Chicago and 30 miles from Chicago
O’Hare International Airport. The City
of Chicago is accessed by Metra which
passes through the heart of Downtown
Cary. Currently, The Village of Cary has a
population of 18,346.
DOWNTOWN CARY SURROUNDING AREA
CARY, IL

Downtown Cary is in the southeast
portion of the Village and is adjacent
to the Northwest Highway (US 14).
It generally emanates out from the
intersection of Main Street and Spring

Street and is adjacent to the Cary Metra
Station. Cary has a small, compact
size Downtown consisting of one- and
two-story buildings, with single-family
residential neighborhoods located to
the west and south. The area to the
north across Northwest Highway is
disconnected from the Downtown Core
both visually and physically. This area
consists of commercial uses oriented
along Northwest Highway, Veteran’s
Park, and single-family residential uses.
True-Value Manufacturing, and other
employment generating uses, are located
to the southeast of the Downtown Core
along Jandus Road.
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Community Engagement
OVERVIEW
The public visioning process of Downtown Cary included significant engagement
with community residents, business owners, Village staff, and elected officials.
From the beginning, stakeholders were engaged in a dialogue on their community’s
Downtown—its key assets, areas for improvement, and vision for its future.
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The process was tailored to encourage participation through a number of different
engagement activities, including a project website, social media posts, stakeholder
interview sessions, online surveys, and an outdoor community workshop held in
Downtown. Community engagement will continue in phase two of the planning
process to solicit feedback on design and development concepts in Downtown Cary.

STAKEHOLDER INTERVIEWS
In July 2020, the planning team spent
two full days in Cary meeting with a
wide variety of Downtown stakeholders,
including local elected officials, Village
Mayor and staff, representatives from
regional transportation organizations such
as Illinois Department of Transportation
(IDOT) and Metra, along with local civic
institutions and local industries, and
Downtown Cary businesses and property
owners. Through these meetings, a
number of key planning challenges and
opportunities emerged. The following
section summarizes stakeholder
feedback.

A Place To Gather
A place to gather in Downtown Cary is
needed to bring the community together
in a safe and bustling environment,
complementing the large footprint of
Metra commuter parking. The former
train depot is an underutilized site that
presents itself as a prime location for a
community space, as noted by multiple
stakeholders. Annual events held in
Downtown Cary include the Cary Main
Street Fest, Cruise Nights in the historic
Downtown, and the Merry Cary Holiday
Parade, most of which are held on Main
Street, in the absence of a community
gathering space. While there is a need
for additional events in Downtown,

The majority of businesses in Downtown
Cary are food-service-industry focused.
While new businesses have been
established in Downtown, there is a lack
in retail variety. Chasing retail trends,
residents and visitors are interested in
local breweries and experiential retail.
Stakeholders mentioned that similar retail
opportunities would position Downtown as
a destination within the region. Pedestrian
traffic to Downtown is needed and the
lack of business mix limits the core’s
vibrancy. Small businesses – especially
micro-businesses – have shouldered the
most adverse consequences of the 2020
health pandemic. This is largely because
of the many downstream effects of job
losses among those who patronized
small, local businesses. Estimates suggest

Development Opportunities
Creating a vision for Downtown Cary
with a focus on future land uses, will
encourage private investment in and
around the Village’s core. Stakeholders
identified a number of sites prone for
improvement opportunities, such as the
BMO Bank site, properties north of the
Metra Station, Maplewood School site, and
other vacant Downtown sites. While new
development is welcomed in Downtown
Cary, long time residents expressed the
need to maintain local character and
preserve the urban fabric. Stakeholders
also mentioned the need for pocket
parks, community open spaces and, in
some instances, building rehabilitations,
to complement potential new larger scale
developments. Most downtowns rely on
Tax Increment Financing (TIF) as a financial
mechanism that offsets costs of private
and public developments, and attract
more businesses. The Village of Cary has
two TIF districts, one north of the Metra
Station and another east of Downtown
Core – stakeholders mentioned that TIF
districts in Cary are struggling, which
hinders opportunities and limits incentives
for new development.

STATE OF THE DOWNTOWN

Downtown Business Mix

more than 150,000 small businesses have
closed nationwide between March and
September 2020. The task ahead for
Downtown Cary, as for most downtowns,
is to reset the economic baseline and
develop a strategy for recovery and
beyond.
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additional “activated spaces” are also
key to ensure its prosperity. Recently,
the Village of Cary temporarily closed
traffic on Spring Street south of Main
Street to create a safe pedestrian space
dubbed “Al Fresco Alley,” which has been
well utilized by residents and visitors –
several stakeholders expressed a desire
to close off Spring Street permanently.
Similar initiatives would distinguish the
Village from neighboring communities
and potentially render Downtown as a
destination. Unconventional gathering
spaces are needed in every downtown,
now more than ever, to respond to
the heightened need for community
connections.

DOWNTOWN CARY STRATEGIC PLAN
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Transportation

Communication

One of Cary’s strongest assets is its
access to the Union Pacific Northwest
line through the Downtown Metra
Station, offering transit opportunities to
residents and visitors. Stakeholders and
business owners noted the importance
of transit to the success and prosperity
of Downtown, with 17% of Metra riders
passing through Cary and an 85%
capacity at the Cary station. While Metra
provides ample transit opportunities for
Downtown, residents mentioned that
access to the station is limited due to the
challenging road network at US 14 and
west of Main Street – “this intersection is
a notorious accident spot in Downtown.”
Pedestrian circulation is further hindered
in Downtown Cary due to missing
sidewalks at key locations. Pedestrian
safety in Downtown was a reoccurring
concern to most stakeholders, expressing
a need for urban design and streetscape
improvements. Many stakeholders
noted that free parking is important to
the success of Downtown Cary. While
there is free parking in Downtown, it
is not in close proximity to the core.
Recently the Village modified parking
restrictions in commuter parking lots
to allow free parking after 11:30 AM.
Though perceptions of a parking issue
vary, improved parking standards and
requirements, as well as better signage
and permitting in certain residential
locations, are desired to address the
issue.

Downtown business owners and
Cary residents expressed that better
advertising and promotion is needed
from both the Cary-Grove Area Chamber
of Commerce and the Village of
Cary. It is important to acknowledge
that the chamber hosts a number of
annual events including the Cary Main
Street Fest, Cary Cruise Nights, Merry
Cary Parade, among others. While
the chamber sponsors and promotes
events through its website and other
platforms, there is a need to focus on
Downtown-specific events. Stakeholders
expressed a need to better communicate
Downtown’s identity and history, allowing
future improvements to build off the
Village’s heritage. There is a consensus
among community stakeholders in the
need to amplify the community’s spirit
and work towards providing more event
opportunities for the community.

Tr a c k s B a r & G r i l l - 1 0 8 W. M a i n S t r e e t

COMMUNITY WORKSHOP & SURVEY RESULTS

Following the community workshop,
the online survey was available for
two weeks, allowing stakeholders and
the community at large to share their
thoughts.
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Workshop exercises included Visual
Preference Boards, where participants
were asked to rank imagery related to

architecture, public art, signage and
gateways, public spaces, and pedestrian
safety initiatives, so the planning team
could get a sense of the community’s
preference on potential improvements to
Downtown’s physical realm. A Big Map
Exercise asked participants to mark the
locations of issues and opportunities
using color coded stickers. Attendees
were also asked to describe the future of
Downtown Cary in a few words.

STATE OF THE DOWNTOWN

Approximately 100 people participated
in the first community workshop, held
on Saturday, September 19th, 2020
in Downtown Cary, on Spring Street.
This workshop introduced the planning
process to the community and provided a
series of interactive exercises to engage
stakeholders on what they considered to
be the biggest issues and opportunities
within the Downtown Core. Providing
attendees with a touchless engagement
opportunity, an online survey echoing the
workshop exercises was available via a
QR code.

C o m m u n i t y Wo r ks h o p # 1

C o m m u n i t y Wo r ks h o p # 1

Future of Downtown Cary
Workshop and survey participants were
asked to answer an open-ended question
about Downtown Cary’s future. “In the
next ten year’s Downtown Cary will
be?” Collective themes emerged from
participants’ responses.

W E LC OMING

14
S M A LL /
CHARMING &
Q UA I N T

V I B R ANT &
B U ST LING
25

9

DESTINATION

7

LOCA L

9

“A more vibrant Downtown with more
activities and a retail variety”
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8

THRIVING

Visual Preference Survey
The goal of the visual preference survey
is to gauge the community’s attitude
towards Downtown’s potential character
through an interactive ranking exercise.
Various types of improvements were
featured on different exhibits and
participants were provided with stickers
to rank how much they liked or disliked
each image. Numbers associated with the
visual preference images, represents the
participants’ votes.

Visual preference topics included:
1. Architecture - massing, height, styles,
and materials
2. Character - public art, and signage
and gateways
3. Public Spaces - types of public
spaces, elements of public spaces,
and temporary public spaces
4. Transportation - pedestrian safety,
and types of bike lanes

ARCHITECTURE

112

Preferred images are shown of various
architecture styles that were presented
in this exhibit. Neo-traditional styles and
three story mixed-use buildings received
the highest ranking, along with rehabbed
commercial buildings and urban, small-lot,
single-family homes.

PUBLIC ART & CHARACTER

93

104

92

13

Interactive public art was most favored
by the community, with multiple playful
art installation ranking the highest.
Wayfinding and signage images of
traditional, yet colorful, signs and
gateways were also ranked highly.
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106

119

PUBLIC SPACE

114

While the images presented to the right
ranked the highest in public spaces, the
majority of open spaces were favored
by participants. Pocket parks, temporary
pop-up shops, and small-scale open
spaces were favored by the community
at large.
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124

TRANSPORTATION

99

73

Pedestrian safety is a major issue for
Downtown Cary. Participants preferred
bump outs and painted crosswalks as
potential safety initiatives. Dedicated bike
lanes were favored over bike-sharrow
lanes, yet multi-purpose bike trails ranked
the highest.
82

83

Strengths & Weaknesses
Collective themes about Downtown’s
strengths and weaknesses emerged
from workshop and survey respondents’
open ended questions and comments.

“I love the independent
businesses and the
community events hosted
in Downtown”

CH AR ACTER

LO CAT I O N

SMA LLTOW N
CHA R M

TRAIN
AC CESS

PEDESTRIAN
SAFETY

LACK O F
PUBLIC
S PACES
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EV ENT S

L AC K O F
R E TA I L
“Downtown is
friendly, but there
isn’t much to do
besides dining at a
restaurant”

STATE OF THE DOWNTOWN

“I am proud to see
people from other
communities dining
in Downtown
Cary!”

Strengths of Downtown include its
small town charm, strategic location,
and access to public transportation.
Weaknesses to Downtown include lack
of retail variety, pedestrian safety, and
lack of community space.

US 14
PARKIN G

“Downtown does not
have a community
gathering space”

Downtown Cary

1. HOW OFTEN DO YOU VISIT
DOWNTOWN CARY?

4. HOW DO YOU GET TO
DOWNTOWN CARY?

Approximately 43% of respondents
visited Downtown Cary all the time or
often, while 50% visited sometimes.
Only 5% of respondents did not visit
Downtown at all.

While the majority of respondents drive to
Downtown, 25% walk and 1% bike.

2. WHY DO YOU VISIT
DOWNTOWN CARY?
The majority of respondents claimed to
visit restaurants and cafes the most in
Downtown Cary (88%), followed by the
Metra Station (69%), and services (22%).
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Survey participants were asked a
number of questions to help identify their
relationship to Downtown Cary.

5. HOW MUCH TIME DO YOU
SPEND LOOKING FOR PARKING?
While 30% of respondents need about
5 minutes to find a parking spot, almost
65% need less than one minute.

6. HOW FAR ARE YOU WILLING TO
WALK FROM YOUR CAR TO YOUR
ULTIMATE DESTINATION?
3. HOW FAR DO YOU TRAVEL TO
GET TO DOWNTOWN CARY?
Approximately 80% of respondents need
less than 5 minutes to get to Downtown
Cary, and the remaining 20% need less
than 20 minutes.

The majority of respondents are willing
to walk two-to-three minutes, if not less,
to get to their destinations in Downtown
Cary.

7. WHAT TYPE OF RETAIL WOULD
YOU LIKE TO SEE IN DOWNTOWN
CARY?

Downtown Cary Initiatives
Survey participants prioritized Downtown
Cary initiatives as follows (10 being the
highest priority and 1 being the lowest):

SPECI ALTY
STO RE

78%

MO M & P O P
SHO P

82%

BUSINE SS
AT T R ACT ION &
R E T E NT ION

NE W &
IMPR OVE D OPEN
SPACE

10

9

SIDE WALK AND
ST R E E T SCAPE
IMPR OVE ME NT S

IMPR OVE D
WALKABILIT Y
& PE DE ST R IAN
SAFE T Y

8

8. WHAT TYPE OF HOUSING
WOULD YOU LIKE TO SEE IN
DOWNTOWN CARY?

PUBLIC E VE NT S
AND FE ST IVALS

MIXED-USE
RESIDENTIAL

6

7

DOWNTOWN
BR ANDING &
WAY FINDING

5

44%
ROWHOUSES

TOWNHOUSES

42%

PUBLIC ART &
PLACE MAKING

4

IMPR OVE D
PAR KING
CONDIT IONS

3

49%
N EW R ESI DEN TIAL
DEVELO PMEN T IN
DOW N TOW N

2

IMPR OVE D BIK E
AND MOBILITY
OPT IONS

1
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67%
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EN TERTA I N M E N T

Big Map Exercise
Participants were asked to:

BLI

T

P

U

1. Identify where in Downtown Cary they would like to see new public
art installed. While public art was indicated as a need throughout all of
Downtown Cary, it was highly requested on Main Street, east of US 14 and
along the train tracks.

R
C A

P

3. Identify key locations for new development or other improvements.
The majority of responses identified the Maplewood School site as a
development opportunity, along with parcels south of the train tracks, along
Main, Spring, and High Streets. Additional key locations for development
and/or improvement were highlighted east of the Downtown Core.

TY

OP

D O W N TQOU I NWR N C A R Y S T R A T E G I C P L A N

2. Indicate where pedestrian safety improvements are a priority. Participants
overwhelmingly indicated that safety improvements were needed at the
intersection of Main Street and US 14. Additional improvements were
highlighted north of the train tracks, along Borden Avenue.

O R T U NI

BIG MAP
EXERCISE
Figure 2: Community Workshop 1 - Big Map Exercise results
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Past Planning Efforts
OVERVIEW & SUMMARY
Village of Cary
Comprehensive Plan

•

US 14 Realignment with Main Street –
the plan recommends the redesign of
this intersection. This concept requires
elimination of the former Village Hall
building adjacent to Veterans Park.
While this building is a community
icon, preservation options may be
limited if the Village pursues the
Highway realignment concept. A more
thorough analysis of this proposal is
•
recommended to properly evaluate
the costs/benefits of implementing a
project of this nature – especially in
regard to the impacts on Downtown
Cary, which may not necessarily benefit •
from the realignment.
Maplewood Access – A new road
providing access from Cary-Algonquin
Road to the Maplewood School site
and Metra Station is identified. This
road would be located behind existing

Maplewood School Site
Redevelopment – Redevelopment of
the former Maplewood School site
is recommended in the Plan. The
Comprehensive Plan identifies this site
as a potential multi-family residential
or mixed-use site, although the viability
of commercial or non-residential uses
should also be assessed. The ability
to provide park and open space, an
amenity that currently exists on the site,
must also be evaluated. Development
of the site with multi-family residential
and open space is likely the best
alternative.
Other Redevelopment Sites – The Plan
also identifies smaller redevelopment
opportunity sites within the Downtown
Core.
US 14 Frontage – The Plan identifies
properties along US 14 north of
Downtown as a redevelopment
opportunity. These sites are within the
TIF district boundary. However, the
proximity to US 14 is a constraint to
redevelopment, given the traffic speeds
and truck volumes. At a minimum,

STATE OF THE DOWNTOWN

•

•
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The Village of Cary updated its
Comprehensive Plan in 2015. This
Plan is intended to guide future land
use decisions and development of the
Village over the next 10-15 years. The
Comprehensive Plan included Downtown
as a subarea with key features and
supported analysis provided below:

single-family homes along Norman
Drive. The costs of constructing this
road may have a substantial impact on
the viability of associated development
proposals.

safety frontage improvements including
new sidewalks and a highway buffer is
warranted.
•

•
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•

•

Western Expansion – The Plan also
suggests expanding Downtown
west, along Main Street towards the
Maplewood School site to better
integrate these two nodes. This
Plan would most likely require the
repositioning or demolition of existing
single-family homes in close proximity to
the sites.
Pedestrian/Streetscape Improvements
– The Plan suggests pedestrian
safety and streetscape improvements
throughout Downtown. Safe and
attractive pedestrian crossings on
US 14 are particularly important. The
Downtown Streetscape Plan builds on
this vision and the Village is starting to
implement some of these improvements.
Trail Opportunity – The Plan identifies
a trail opportunity along the railroad
tracks to Main Street and then
continuing along Main Street, likely
in the form of an on-street bike lane.
The Village has submitted an Illinois
Transportation Enhancement Program
(ITEP) application to complete a bike
trail connection from Cary Algonquin
Road/Main Street to the downtown area,
then along Jandus Road to Jandus
Cutoff and Cary Point Industrial Park.
Centralized Parking – The Plan
suggests consolidating parking
throughout Downtown and managing
shared parking of the Metra lots during
off-peak commuter times.

•

Redevelopment Concept – The Plan
also proposes a redevelopment
concept for Downtown showing where
improvements can be made, including
overall site layout and building massing.
The Downtown Strategic Plan will
build upon these concepts, creating
a detailed development plan and
concepts for Downtown Core.

R E S U LT S
The implementation chapter of the
Comprehensive Plan includes a section
related to the Downtown Subarea
Plan. The strategy is to focus on
improvements and investment in the
Downtown Core. The following actions
are included, and some have already
begun or are completed:

High Priority Actions
•

Market underutilized properties
for redevelopment including the
Maplewood School site.

•

Revise development regulations to
permit more intense development
along US 14 and Main Street. (Complete)

•

Develop design guidelines to
ensure that redevelopment or new
development is consistent with the
scale and character of the existing
Downtown. (in process)

Medium Priority Actions
•

Consider revising development
regulations to allow western expansion
of Downtown along Main Street.
(Complete)

Cary Downtown
Streetscape Plan

Objectives
•

Extend the streetscape to create
a consistent theme throughout the
Downtown.

•

Enhance the existing streetscape by
using high-quality materials reflective
of the community history.

•

Incorporate features that are unique
to the Village of Cary.

•

Incorporate environmentally
progressive materials to reflect the
community character.

The streetscape plan is discussed in
more detail in the Streetscape and Urban
Design section of this Plan.
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The Primary Goal of the Streetscape Plan
is to….Establish a downtown streetscape
that is reflective of the Community
image: A high quality, historic, small town
that embraces the natural environment.

The Plan includes the following objectives:

STATE OF THE DOWNTOWN

The Village created a Downtown
Streetscape Plan in 2016 with the primary
goal of providing a more functional,
pedestrian-friendly, and attractive
environment through targeted streetscape
and public realm improvements. The
Downtown Streetscape Plan established
concepts to guide future enhancements,
and prioritized improvements. The Plan
focuses on the Downtown Core area
including Main Street, High Road, Spring
Street, Cary Street, Jandus Road, and the
Downtown section of Route 14.

Main Street - Downtown Cary

2

REAL ESTATE
MARKET ASSESSMENT

2: Real Estate Market Assessment
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OVERVIEW
The following market analysis presents information on the
demographics and employment in the Village of Cary, along
with an assessment of the current residential and commercial
retail markets.

DEMOGRAPHIC & ECONOMIC CONDITIONS

Cary has a lower median age than most
surrounding communities at 38.4 (2020).

Cary has an estimated median income of
$106,663 in 2020. Nearby Oakwood Hills,
Prairie Grove, Crystal Lake, and Lake in
the Hills have a lower median income
than Cary, at $100,000 or less. Barrington
Hills, with an estimated median income of
$146,730 has the highest median income.
The household size in Cary is 2.96,
similar to most surrounding communities.
(see Figure 3 below)

Figure 3: Demographics - source: Esri Business Analyst, 2020 estimates
COMPARATIVE DEMOGRAPHIC CHARACTERISTICS
COMMUNITY

2020
POPULATION
ESTIMATE

2020
HOUSEHOLD
ESTIMATE

2020 MEDIAN 2020 MEDIAN
AGE ESTIMATE HH ESTIMATE

2020 HH
SIZE

Algonquin

31,235

10,790

39.2

$108,470

2.89

Barrington Hills

4,369

1,582

49.4

$146,730

2.72

Cary

18,346

6,193

38.4

$106,663

2.96

Crystal Lake

40,420

14,661

38.7

$89,930

2.75

Fox River Grove

4,774

1,775

43.2

$106,449

2.69

Lake in the Hills

29,598

9,794

33.9

$96,771

3.02

Oakwood Hills

2,125

801

43.4

$100,090

2.65

Prairie Grove

2,129

738

43.6

$95,870

2.87

Trout Valley

542

191

43.4

$109,810

2.84
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Cary is a mid-sized Village in comparison
to its neighbors, with a population just
over 18,000 (2020). Larger communities
nearby include Crystal Lake, Lake in
the Hills, and Algonquin with more than
30,000 residents. Smaller communities
nearby include Oakwood Hills, Prairie
Grove, Barrington Hills, Fox River Grove,
and Trout Valley, with 500 – 4,700
residents.

Lake in the Hills has a considerably low
median age at 33.9, and Barrington Hills
has a higher median age at 49.4, with all
other communities ranging from
43.2 to 43.6.
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Comparative Demographic
Characteristics

Cary Demographic Trends
POPULATION
The population of Cary is 18,346 (2020),
has remained stable in the last ten years,
with a slight loss between 2010 and
2020. A slight increase in the number of
total households and a decrease in total
household size indicate an increase in
one-and-two-person households in the
last decade.

INCOME
The median income data estimates more
than 55% of households in Cary make
more than $100,000. Conversely, 11%
make $35,000 or less.
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RACE & ETHNICITY
The majority of the population in Cary
identifies as White, though there has
been a slight decline between 2010 and
2020. The number of African American
residents is low, with minor increases in
the last decade. Other races and mixed
races have seen slight demographic
changes - 11.5% of the population in Cary
identifies as Hispanic, an increase from
8.9% in 2010.

AGE
The distribution of age groups within the
Village of Cary saw changes between
2010 and 2020. These include a loss
of 15% in school age children (age 0-19)
Similar losses are seen in adults (ages
35-54). There has been a 10% increase
in young adults (ages 20-24), and 30%
increase in (ages 25-34). Increases
are also evident in seniors (ages 55+),
especially ages over 65, as Cary
resident’s age in place.
Intersection of Main Street and Spring Street

Cary Employment Trends
The number of jobs has increased
between 2006 and 2017, though
significant losses occurred between 2010
and 2013. These losses occurred in the
education sector and the retail trade
industry.

nearly 500 jobs since 2010. The leading
employers in Cary are all manufacturing
companies. Stryker, formerly Sage
Products, employs more than 900
people, followed by AptarGroup, CoilCraft
Manufacturing, True Value Manufacturing,
and Durex, all with more than 200
employees.

The leading industry, by far, is
manufacturing with over 2,000 jobs in
2017. There has been significant job
losses in the educational services, losing

Figure 5: Jobs in Cary - Leading Industries 2006-2017 - source: On the Map
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Figure 4: Total Jobs in Cary - source: On the Map

Commuting Patterns

CARY RESIDENTS COMMUTING
PATTERNS

The majority of employees working
in Cary commute less than ten miles,
with a larger number coming from the
western and southern directions. Other
commuting trends can be viewed in the
graphic below. (see Figure 6)

Cary has 9,875 employed residents. Most
employed residents commute to the City
of Chicago (1,000+), Crystal Lake (775), and
Schaumburg (400+). More than 700 Cary
employees work within the Village. (see
Figure 8)

Figure 6: Commuting to Cary, Distance and
Direction - source: OnTheMap

Almost all (92.6%) of Cary commuters drive
alone, or carpool. About 5.5% of Cary
residents commute by transit, and less than
1% walk or bike to work. (see Figure 9)
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Figure 8: Cary Residents Commuting Patterns
- source: 2014-2018 ACS

Year: 2017

INFLOW/OUTFLOW PATTERNS
More than 700 residents live and work
within the Village and more than 9,000
Cary residents leave the Village for
work. More remarkably, 5,300 non-Cary
residents commute to Cary each day for
work. (see Figure 7)
Figure 7: Inflow/Outflow Patterns source: 2014-2018 ACS

Figure 9: Mode of Travel to Work source: 2014-2018 ACS
MODE OF TRAVEL TO WORK
MODE

COUNT

PERCENT

Work at home

802

n/a

Drive alone

7,683

85.5%

Carpool

637

7.1%

Transit

497

5.5%

Walk or bike

74

0.8%

Other

93

1%

RESIDENTIAL ASSESSMENT

The Village of Cary offers numerous assets that make it a desirable place to live,
such as its direct access to Metra and regional connections, proximity to parks and
lakes, rich community pride, and increasingly more diverse housing options.

According to the most recent estimates
from Esri Business Analyst, there are
6,417 housing units in the Village of
Cary, 6,193 of which are occupied.
Among occupied units, 84.6% are owner
occupied with a low but growing renter
occupancy. Cary has a higher owneroccupancy rate than McHenry County as
a whole, at 75.0%

VACANT UNITS
About 200 housing units were vacant
at the time of the most recent American
Community Survey, highlighting an
extremely low vacancy rate of 3.5% lower than the County as a whole (5.3%).
While a quarter of the vacant units were
rented - not occupied or for sale at the
time of the survey - more than two-thirds
(approximately 142 units) were identified
as “other vacant,” including vacancies as
a result of foreclosure, abandonment or
some form of disrepair.

Figure 11: Vacancy Rate, 2020
source: U.S. Census Bureau 2014-2018
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Figure 10: Housing Occupancy Trends, 2020
source: U.S. Census Bureau 2014-2018
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Housing Stock & Occupancy
Characteristics

HOUSING UNITS BY YEAR BUILT

Figure 12: Cary Housing Units by Year Built
source: U.S. Census Bureau 2014-2018

HOUSING UNITS IN STRUCTURE
Nearly three quarters of Cary’s housing
stock consists of single-family detached
homes. Single-family attached housing,
typically townhomes and duplexes,
encompass 18% of the housing units. The
Village has a lower representation of
multi-family housing options, both lowdensity (2-4 units) and higher-density
(5 units and more), accounting for less
than 10% of all housing units – a lower
proportion of multi-family housing than
McHenry County as a whole, at 12.3%.
Figure 13: Cary Housing Units in Structure
source: U.S. Census Bureau 2014-2018
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Like many of Chicago’s outer ring suburbs,
most homes in Cary were constructed
after 1960. Farmland converted into large
single-family subdivisions were common
as suburbs developed and population
continued to move outwards. The years
between 1980 and 1999 saw the largest
addition of new homes in Cary, with 42%
of the housing stock constructed around
that time. During the last two decades,
over 1,400 housing units were built in the
Village.

among the Village’s owner-occupied
housing stock. Renter occupied units
are spread across the various housing
types. Single-family homes (attached and
detached) account for over half (54%) of
the Village’s renter-occupied housing,
while the remainder are spread across
the varying forms of multi-family housing,
ranging from two units to more than 20.

HOUSING TENURE BY UNITS IN
STRUCTURE
The vast majority (82%) of owneroccupied units in the Village consist
of traditional detached single-family
housing. Single-family attached housing
forms account for 17% of owner-occupied
units. Condominiums in three or four-unit
buildings and other attached multi-family
housing have little to no representation

RECENT & PLANNED
DEVELOPMENTS
The most recent development, as
reflected in building permits, was the
Cary Senior Living project. Completed in
2019, the 62-unit development provides
affordable units for seniors. The project

Development activity and interest
remains strong in the Village of Cary.
Plans for the West Lake subdivision
off Three Oaks Road and Northwest
Highway are currently underway. Original
plans consisted of 227 townhomes and
commercial property along Three Oaks
Road. Development stalled during the
recession, resulting in the construction
of only 67 units. D-R Horton, project
develop, purchased 160 undeveloped
lots and is continuing the plans of

Figure 14: Cary Building Permits - source: U.S. Census Bureau 2014-2018
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Housing within Cary is relatively diverse.
The field survey shows a multitude of
housing types throughout the Village.
These include detached single-family
homes in ranch and spilt level forms,
as well as two-stories - typical of the
1990s construction boom. Newer duplex
townhomes and apartment developments
have been infilled north of Northwest
Highway. Older mixed-use buildings with
apartments over ground floor retail are
located along Main Street near the Metra
Station.

was developed by PIRHL and HDJ
Architects, and was financed using
federal tax credits awarded by the Illinois
Housing Development Authority (IHDA),
generating $12.5 million in private equity
to offset construction costs. IHDA also
issued bonds to provide a first mortgage
loan and a loan from the federal HOME
Investment Partnerships Program. As
a result, the apartments will remain
affordable for household earning no more
than 60% of the area median income.
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Housing within the Downtown
Study Area
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the previous development with slight
modifications. The project features
two- and three-bedrooms with two
car garages ranging in size from 1,500
to 2,000 square feet. Sale prices are
targeting $252,000 on average, and
buildout is anticipated to take five years.
The Harper Pointe subdivision near
Harper Avenue and Haber Road is also
undergoing an expansion. Elm Tree
Properties, LLC started construction
in 2018 and has since expanded the
project to feature 22 Duplex units (11
buildings) and convert the former Haber
Oaks School building to 24 senior living
apartments.

MAPLEWOOD SCHOOL SITE
In 2017, School District 26 filed a request
for bids regarding the sale of the former
Maplewood School property at 422 West
Krenz Avenue. The 15-acre site is made
up of five parcels and is within a half-mile
of the Metra Station, presenting a unique
development opportunity to enhance the
Downtown, bringing transit-supported
developments to the area, along with
added open and community gathering
spaces.
The property would be sold “as is,”
adding hurdles for future buyers on
demolition, and relocation of the bus barn
located on site, as well as the baseball
fields that are used by neighborhood
organizations. Multiple proposals have
been brought forth to the Village and the
community for consideration, but as of

September 2020, the site is still owned
by School District 26, and the Village is
not currently reviewing or deliberating
any proposals.
Previously submitted proposals on
this site, have been reviewed, and
developers familiar with the site plans
have been engaged by our team,
to better understand the potential
development opportunities on the
Maplewood School site. Ideally, the
site would include a variety of multifamily housing types, including for sale
and rental apartments, in three-to-four
story elevatored buildings with parking
below. Single-family attached units, like
townhomes or row-homes with garages
should also be considered. Single-family
detached homes on the periphery of
the site would blend in with the existing
character of the neighborhood.
Proposals also included adding openspace and community gathering
spaces. Site planning and design of
the Maplewood School site will require
more community input and buy-in, as
well as continued studies on demolition
of the site, construction costs, traffic
studies, and other analyses. Considering
impacts to the residential neighborhoods
surrounding the site to the west and
south will be critical.

The “For-Sale” housing market continues
to remain strong in the Cary area.
Detached single-family home median
prices rebounded from the Great
Recession and remain competitive with
neighboring communities, such as Crystal
Lake and Algonquin. The remarkably low
turnaround time on sales, together with
the low supply, highlights the area as a
desirable and affordable community to
own a single-family detached home.
The desirability for attached singlefamily homes in the Cary area is on the
rise. While the median sale price has
steadily increased over the last five years,
attached single-family units are selling
fast, averaging only 62 days on the
market. Although outside the Downtown

The rental market continues to show
signs of strength across different market
segments. The majority of rental units
are in the Study Area, primarily along
1st Street and in Downtown. Rent prices
increased at a pace of 5.7% over the
last five years, twice as fast as McHenry
County as a whole. New units at
Cary Senior Living LP came online in
late 2019, bringing the occupancy to
87.5%; however, prior to the new units,
occupancy rates were steady at 95%
or higher – which is tight by industry
standards - even as asking rental prices
have risen. This trend suggests new units
at appropriate rental prices could be
absorbed in the Village.
The newest residential developments are
located on the periphery of Downtown,
typically on larger tracts of land. The
Maplewood School site is a unique
opportunity to attract more households to
the Downtown through transit-supported
development. The site’s large size could
potentially provide a variety of housing
types, from single-family attached and
detached homes to three-to-four-story
elevator rental buildings while creating
new gathering space and community

STATE OF THE DOWNTOWN

Cary has a significantly low residential
vacancy rate at 3.5%. Most of the Village’s
housing stock was constructed in the
1980s and early 2000s and includes
predominantly detached single-family
homes. There have been no new
residential developments built in the
Downtown area in recent years. The
most recent development in Cary was the
Senior Living LP at 880 Feiberg Court, an
affordable housing development targeted
for people over the age of 62. Key
housing market indicators show strong
potential for new residential development
throughout the community.

Core, the two planned townhome and
duplex developments reflect the growing
appeal for this housing segment in Cary.
Foreclosures, which are another indicator
of a housing market’s health, continue to
decline in Cary and remain lower than
McHenry County’s average.
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Preliminary Conclusions:
Residential Assessment
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space in Downtown. Future development
could accommodate a range of growing
demands segments:
•

Aging residents and senior citizens
looking to remain in Cary;

•

Downsizing empty-nesters seeking
an active lifestyle with proximity to
Downtown, and;

•

Young professionals seeking proximity
to transit.

Local stakeholders and Cary residents
emphasized a desire for more housing
types, particularly close to Downtown.
Additional attached single-family homes
and multi-family units in the Downtown
area could attract new households
to Cary that might not be able to
afford a detached single-family home,
including young families, educators and
healthcare professionals. An infusion of
new households to Downtown would
generate more foot traffic and spending
power, in turn generating support for local
businesses.

2 3 2 W. M a i n S t r e e t

COMMERCIAL MARKET ASSESSMENT
The following section provides an analysis of the commercial retail conditions in
Cary, identifying trends within Downtown Cary, and the larger market area. Data was
collected through multiple methods and sources to complete this initial analysis.
This market assessment will be used to inform recommendations to enhance the
competitive position of Downtown Cary and make it a more active retail destination
for residents and visitors.

Per CoStar, Cary has 545,000 square
feet of retail within its borders, with
the majority positioned on Northwest
Highway (US 14), Three Oaks Road,
and Downtown Cary on Main Street,
Spring Street, and Jandus Road. Multiple
shopping centers, retail strip centers
and plazas, as well as big box retailers
on the north side of Northwest Highway
near Three Oaks Road make up most of
the retail inventory in Cary. This includes
Cary Corners Shopping Center with more
than 30,000 feet and Cary Square with
60,000 square feet.
Comparative retail inventory for Cary
and neighboring communities shows
that Crystal Lake has the most retail
inventory of surrounding communities
with 5.1 million square feet, though

average market rents are slightly higher,
but comparable to Cary at $15.86 per
square foot. Neighboring Algonquin has
more than 4 million square feet of retail,
and the highest average market rents
reaching nearly $20.00 per square foot.
The differences in inventory shed light
on the significant differences in retail
sales tax between Cary and surrounding
communities. Note that only neighboring
communities with more than 100,000
square feet of retail were analyzed for
this comparison.
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Cary Retail Inventory
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Methods and sources include a retail sales tax analysis in Cary and a comparative
retail sales tax analysis of neighboring communities, as well as identification of
existing and competitive retail centers proximate to Cary. An inventory of all the
businesses within Cary’s Downtown Core was completed, with an in-depth analysis
of the two main retail corridors within the Study Area: the area south of the Metra
Station (Main Street, Cary Street, Spring Street, and Jandus Road), and the area north
of the Metra Station along Northwest Highway 14.

Competitive Retail Destinations
An analysis of opportunities for additional
retail within the project boundary must
consider commercial districts and
shopping centers located in close
proximity to the Study Area (see
Figure 15). These various destinations are
competing with Downtown Cary for both
retailers and consumer spending.

In analyzing the large retail centers and
active commercial corridors, it is clear that
there is an abundance of retail serving
Cary residents, though many are located
outside of the Village limits. Nearby
communities Crystal Lake and Algonquin
have active downtown commercial
centers with ample shopping and
neighborhood centers in close proximity
to Cary.

Figure 15: Commercial Downtowns - source: CoStar
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ACTIVE COMMERCIAL DOWNTOWNS
NAME

DESCRIPTION

Downtown Cary

There is ~149K SF of retail in Downtown Cary, centered around the Metra
Station on Main St, Cary St, and Spring St, and some retail on NW HWY 14.
Restaurant and service based storefronts are ample.

Downtown Crystal Lake

There is ~375 SF of retail in downtown Crystal Lake, centered around the
Metra Station on multiple blocks. Ample restaurants and shops make this
a popular destination for residents and visitors.

Downtown Algonquin

There is ~200K SF of retail in downtown Algonquin, positioned along
Main Street off Algonquin Rd. The downtown area has a unique character
of retail storefronts in previously residential homes.

Retail Gap Analysis
One analytic tool used to identify possible
retail opportunities within a market area is
to calculate the leakage or gap between
the expenditure potential of households
living in a market area and estimates of
actual sales from area businesses located
there. A positive number suggests that
demand exceeds local supply, indicating
that shoppers are spending money
outside of the market area (a “positive
retail gap”) for these types of purchases
(shown in green on

Figure 16) and may represent an
opportunity to attract stores of these
types in the market area. Conversely,
if sales exceed the market areas’
expenditure potential (typically shown
in red), the existing stores are attracted
dollars from a larger market area. This
likely indicates a more competitive retail
environment.
It should be noted that this analysis
is not a definitive indicator of retail
opportunities within Cary. Successful
recruiting of businesses to an area
depends on the character and proximity

of competitors, the demographic and
socioeconomic makeup of the consumer
base, vehicular and pedestrian traffic
counts, and availability of commercial
space.
A gap analysis for Cary shows that 6,193
households have a considerably higher
spending potential than was being spent
at stores in Cary, with the gap amounting
to $236,474,066. The gap is larger in retail
trade than food-and-beverage services,
likely due to the substantial retail supply in

nearby communities, though the food-andbeverage leakage exceeds $21 million.
The industry sub-sectors with the highest
retail gap outside of food-and-beverage
are listed in Figure 16, that being general
merchandise, automobile dealers, and
grocery stores. Additionally, some industry
sectors have zero supply (retail sales) in
Cary, including: clothing/accessories /
shoes stores, sporting goods/hobby/book/
music stores, general merchandise stores,
and furniture stores.

Figure 16: Retail Gap Analysis - source: CoStar
SUPPLY
(retail sales)

RETAIL GAP
(leakage)

Total Retail Trade + Food-and-Beverage

$337,175,668

$100,701,602

$236,474,066

Total Retail Trade

$302,556,697

$87,212,781

$215,343,916

$34,618,971

$13,488,821

$21,130,150

$52,238,885

$5,151,723

$47,087,162

$52,112,374

$8,491,279

$43,621,095

$42,430,222

$2,732,056

$39,698,116

INDUSTRY SUMMARY

Total Food-and-Beverage
INDUSTRY SUBSECTOR
General Merchandise
Automobile Dealers
Grocery Stores

Cary Metra Station
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DEMAND
(retail potential)
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RETAIL GAP ANALYSIS

Downtown Cary

multi-family units, and open space also
exist in Downtown Core.

The Study Area for this plan focuses on
Downtown Cary, centered around the
Metra Station. The core of Downtown
Cary is south of the Metra Station, with
additional retail uses north of the Metra
Station along Northwest Highway.
Residential housing, both single-family
attached and detached, with some

The map below displays the Study Area
categorized by use. The high volume of
service & office uses in Downtown are
highlighted in blue, as well as residential
in pink. Retail uses, shops and eating and
drinking places, exist north and south of
the station.
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Figure 17: Downtown Cary by Use

The inventory identified 77 storefronts, 69
of which were occupied and eight were
vacant, putting the vacancy rate at 10%.
The business mix below, shows a high
number of service uses, both personal
and professional, and moderately
high number of food-and-beverage
service retails. Out of the 69 occupied
commercial storefronts in the Study Area,
25 are professional service and office
space storefronts, which includes financial
and insurance services, real estate
services, banks, lawyers, and other office
space. 14 of the storefronts are personal
and household service establishments,
which includes hair and nail care, florists,
day care, yoga and fitness, amongst
others. Analysis of the food-and-beverage

The majority of auto-related uses are
clustered along Northwest Highway, with
four storefronts. Four establishments
in Downtown are categorized as arts,
culture and religion, which includes the
Cary-Grove Performing Arts Center, the
Wascher Art Center Studio’s and Gallery,
the All 4 K9, and one church. Lowest in
the Downtown retail inventory is actual
retail stores, with only one retail storefront,
Brush, the gift shop. The majority of
vacancies in Cary are along Northwest
Highway.
One category that is completely
absent from Downtown’s inventory is
governmental and institutional uses, with
the village hall, library, police and fire
stations, post offices, schools, and other
civic uses existing outside of Downtown
Cary.

Figure 18: Business Mix in Downtown Cary - source: CoStar

STATE OF THE DOWNTOWN

A business inventory of Downtown Cary’s
commercial corridors was conducted in
June 2020 and again in September to
gage conditions during the 2020 health
pandemic.

places identified 14 total, with seven sitdown options, five fast casual/carry out,
one coffee shop, one bar, and 1 liquor/
convenience store.

39

BUSINESS MIX IN
DOWNTOWN CARY
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Figure 20: Downtown Cary Business Inventory

1.

Cary Ale House & Brewery

9.

Chamber of Commerce

17. HR Plumbing

2. BMO Harris Bank

10. Cary Dental

18. Happy’s Bar

3.

Orchard Prime Meats& Wine

11. Cary-Grove Animal Hospital

19. Cary Food & Liquors

4.

Brush

12. Cary-Grove KinderCare

20. Cleaners

5. The Tracks Bar & Grille

13. Fairway Golf Cars

6. Conscious Cup

14. Dairy Queen

21. Carniceria Y Taqueria / Maple
Tree / Romanesco’s Italian

7.

15. Cary Tire & Auto

750 Cusina Rustica

8. Cary-Grove Performing
Arts Center

16. Tipsy Goat Tavern

22. Marathon Gas

Limitations on space are also an issue,
with most of Downtown positioned
between two blocks. The expansion
of Downtown would provide more
opportunity for added retail, though
space options are limited with the
proximity of residential homes. Nearby
Algonquin has rezoned single-family
homes located in their downtown to allow

Traditional anchors typically found in
downtowns are not present in Downtown
Cary. This includes local government
or municipal buildings, a library, police
and fire stations, schools, churches, post
office, or a community center. The lack
of such anchors limits trips to Downtown.
Open space or a community gathering
space is also limited in Downtown Core.
Community gathering spaces, such as
“Al Fresco Alley,” can be an inexpensive
and effective way to bring foot traffic and
dollars to Downtown, stimulating local
economic growth.

STATE OF THE DOWNTOWN

The core of Downtown Cary is south
of the Metra Station, where most of the
storefronts exist. It has the character
of a small, traditional Downtown and
is accessible to residents and visitors
traveling by foot, car, or public transit. It is
visually and physically disconnected from
the area north of the station across US
14. The business mix in Downtown Cary
is primarily service based, which limits
trips to Downtown, and time and money
spent in the area. While newly opened
food-and-beverage places in Downtown
have been a welcomed addition, the lack
of retail stores and community gathering
space limits further activity in the area.
Recruitment of businesses that allow for
people to stay longer and visit multiple
destinations would have a positive impact
on Downtown. Examples of this would
be an ice cream parlor, bakery, café,
immersive retail stores, or an experiencebased storefront such as a “painting with
a twist,” or other types of stores with
group event offerings.

for retail uses, expanding its downtown
and adding to its unique character. Similar
to Algonquin, the Village of Cary has
begun exploring ways to increase retail
uses in Downtown. Multiple opportunity
sites in Downtown Cary could bring
added retail, through the infill of smallscale development parcels, such as the
drive-through Bank site, the vacant Bank
building on US 14, along with additional
buildings to the north of US 14.
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Preliminary Conclusions:
Retail Assessment

3

DEVELOPMENT
FRAMEWORK
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3: Development Framework
OVERVIEW
Downtown Cary is small and compact. It is largely characterized
by one-to-two-story traditional commercial buildings constructed
from wood and masonry. The Downtown progressed from its
initial development period in the early 20th century to the 1950s
and 60s. During this time, Downtown maintained its position as a
local shopping and commercial center for the Village.

LAND USE
US
Figure 21: Downtown Cary
D I Land Use Map
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The existing land use mix in Downtown Cary includes a variety of commercial,
residential, and service based uses. The Metra Station and adjacent parking lots
also comprise a large portion of the Downtown as paved hardscape. Veteran’s Park
provides a large open space and a water feature. Cary Creek also flows through
the southeast portion of the Study Area. Industrial uses are located further out,
southeast of Downtown along Jandus Road.
Downtown Cary is typical of suburban commercial areas found near major
metropolitan regions where commercial development occurred within walking
distance to residential neighborhoods and transit. There are minimal civic or
institutional uses in Downtown. Single-family neighborhoods constructed in the early
to mid-20th century are located to the west and south. Multi-family development
exists southwest of the Downtown core.
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Figure 22: Downtown Cary
D I Character Areas Map

E

RA

ALMA TERR ACE

ALG

ON

QU

IN

RD

ELDEN DR

H

A

LF

M

IL

CA

RY

FRAN KE ST

U

S

RA

TER

MI

LE

BORDEN AVE

QUAR

NO

KRENZ AVE

ST

HW

I
2

E MAIN ST

CARY ST
DU

SR

D

SPR ING ST

2

WEAVER DR

Y

W MAIN ST

HIGH RD

DOWNTOWN CARY STRATEGIC PLAN

WE

JAN

Metra Station
Railway
Cary Municipal Boundary

Character Areas
Downtown Core (DC)
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Downtown North (DN)
Downtown South (DS)

Cary’s existing character is largely defined by its residential neighborhoods within
a well-preserved natural setting. Part of the goal of this Plan, in conjunction with
the Streetscape Plan, is to improve the character of Downtown to better reflect the
true image of the community. The project area has been defined into the following
character areas:

DOWNTOWN CORE

DOWNTOWN NORTH

The Downtown Core is the approximate
three block area immediately south of the
Metra Station. This area is generally bound
by High Road to the west, Cary Street
to the south, and Jandus Road and the
railroad tracks to the north and east. The
corner properties at the Main Street/High
Road intersection area are also included.
It is a small and compact area and is the
location most identifiable as Downtown
Cary. The core area includes triangular
shaped parcels due to the presence of the
railroad tracks running from northwest to
southeast. Parking lots and some vacant
or underutilized parcels exist however,
most commercial buildings are oriented
to the street, some with parking located
behind or to the side of the building. A
small pocket of residential uses exists
near the corner of High Road and Cary
Street. Most structures are constructed
of masonry or wood-framed board and
batten. The Downtown Core has potential
for further expansion one block west
along Main Street which is already zoned
B1-Central Business District.

The presence of the Northwest Highway
(US 14) corridor largely defines the
character of this area to the immediate
north of the Downtown Core. The railroad
tracks and Highway both present a
significant physical barrier between
the north and southern portions of the
project area. The commercial buildings
along the Northwest Highway opposite
the Metra Station consist of variety or
pre-war era buildings that are in varying
condition. Some auto-oriented service
uses also exist along this frontage. Most
buildings are positioned along the street
and although there is a sidewalk, the
narrow width forces pedestrians close the
Highway and fast-moving traffic with little
separation, creating an unsafe condition.
The former Village Hall building is located
on the corner, adjacent to the Veteran’s
Park open space area.

STATE OF THE DOWNTOWN

Dairy Queen on Northwest Highway
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103 - 105 Main Street
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The remaining area consists of the
east-bound US 14 corridor with some
commercial and service uses located
along this corridor. Single-family
residential uses fill in the remaining
area. A vacant/former Bank site sits
prominently at the US 14/Main Street
intersection and another vacant site is
located at the corner of US 14 and N 2nd
Street.

The former school bus yard and western
parking lots in this area also provide
development opportunities, and the
ability to strengthen connections from the
Maplewood School site to the Downtown
Core.

DOWNTOWN SOUTH

Jandus Street.

19 - 25 N. Seebert Street

DOWNTOWN WEST
The Downtown West area consists
primarily of single-family uses with a mix
of some multi-family residential buildings
along Charlotte Place west of High Road.
Some commercial based service uses are
located along Main Street and housed
in residential structures. The commercial
character of the Downtown extends
into this area but quickly transitions to a
residential character. The lotting pattern is
generally comprised of long, narrow lots
with single-family homes oriented closer
to the street. Sidewalks and landscaping
along the street are characteristic.
This area also includes the former
Maplewood School site which represents
a significant development opportunity.

The Downtown South area generally lies
south of Cary Street and east of High
Road and includes the Jandus Road
corridor. This area is generally residential
in character and largely consists of
single-family homes along the street with
sidewalks and street trees. Cary Creek
daylights in this area to a pond and
open space area just south of Jandus
Road. This open space area includes
a large field and potential residential
development site which is located behind
existing single-family homes along Spring
Street. This area provides a natural buffer
between the Downtown Core and the
more industrial True-Value manufacturing
site. The character of this area begins
to change to more industrial in nature
heading southeast along Jandus Road.
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Conscious Cup Coffee - 77 W Main Street

ZONING

Figure 23: Downtown Cary
U SZoning Map
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B3: Fringe Business
B3R: Fringe Business Residential
E1: Very Low Density Single-Family Residential
R2A: Single-Family Residential
R1: Moderate Density Single-Family Residential
R2: High Density Single-Family Residential
R3: Multi-Family Residential
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M: Limited Manufacturing
PO: Parks and Open Space

The Downtown is generally zoned as Central Business District, B1 which allows a mix
of uses. The project area also includes other zoning districts as described herein.
The transitional areas to the south and west of the core are currently zoned for
residential use, either as higher density single-family (R2) or multi-family residential
(R3). This allows for a range of building types including attached single-family units
up to multi-story apartments, however the density range of these districts is capped
at 9 to 18 units per acre, respectively.
A mix of business district types are located along Northwest Highway on the east
side of the Study Area, falling under the B3 and B3R - ‘Fringe Business District’
category. These districts are intended to serve as a transitional designation between
highly traveled corridors and adjacent residential uses.
A summary of key takeaways related to the Village’s current zoning code is provided
on the following page.

Zoning Analysis and
Considerations
The following conclusions are drawn
from review of the zoning districts and
ordinance:
1. Single-family attached uses such
as townhomes or row homes are
conditionally allowed in B1 zoning.
While there may be areas in the
Downtown area appropriate for these
uses, they should be prohibited in
the Downtown Core where a more
commercial or retail street frontage is
desired.

which can allow creativity and artistic
expression adding to the vitality of
Downtown.
5. Some accessory uses allowed
in B1 include detached garages
as an accessory to a residential
dwelling, and parking areas in front
of residential units. The Zoning
Ordinance should focus less on
residential parking areas and garages
in the Downtown Core.
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2. Recreational uses such as athletic
fields, large parks, playgrounds,
swimming pools are allowed in the B1
District. While some open space areas
such as plazas and small pocket parks
are appropriate in the Downtown,
larger athletic fields and swimming
pools should not be permitted.
3. Banks with drive-throughs are not
allowed, which qualifies the Bank
northeast of Main Street as an existing
non-conforming use. The Bank site
along with its drive-through and
adjacent parking area is next to the
train station. This site is considerably
underutilized and offers a prime
redevelopment site that could
serve as a catalyst to Downtown
reinvestment.
4. All types of decorative signage are
permitted in the Downtown Core
G o l d W a t c h - 2 1 8 W. M a i n S t r e e t

ISSUES & OPPORTUNITIES
The following development issues and opportunities have been identified during the
first phase analysis.
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MAPLEWOOD SCHOOL SITE
The site of the former Maplewood
School is the largest development
opportunity in the Downtown area. The
site is currently for-sale, and although
some past development proposals have
been discussed, there are no current
plans for development of the site being
processed by the Village. The future
land use of the site is designated for
multi-family residential development
but is currently zoned for single-family
residential. A large portion of the
current site is used as parkland and
open space. Several baseball fields
also exist on the site. Although this area
is not designated as parkland in the
Village, it does serve as a park to the
surrounding neighborhood and may
be perceived as a neighborhood park.
Future development of the site must take
this into consideration. Though previously
designated as single-family residential,
it is generally expected that multi-family
residential development will play an
important role in future redevelopment
efforts. Development of the site for multifamily residential development or other
use other than single-family homes will
require a zoning amendment.

DOWNTOWN CORE
OPPORTUNITY SITES
There are a handful of sites within
the immediate proximity of the
Downtown Core that could offer
opportunities for either redevelopment
or infill development. There may
be opportunities on some sites to
increase the height or mass of buildings
depending on the context of adjacent
uses. However, a primary consideration
for any new development is to maintain
the area’s charm and character. New
development in and around the
core should respect the surrounding
development form, scale and massing.
The BMO Bank site and drive-through is
one such site where increased height and
size of development may be appropriate.

OTHER SELECT SITES
There are other vacant or underutilized
sites that may be prone to development
in the near term. Two vacant sites
along the Northwest Highway include
the former Bank site at the southeast
corner of Main Street and the Northwest
Highway, as well as a vacant site located
on the northeast corner of North 2nd
Street and the Northwest Highway. The
northern frontage of the Northwest
Highway between Veteran’s Park and
Borden Avenue also presents a potential

1. Small and/or narrow parcel size and
older building stock in the Downtown
Core will make some redevelopment
options more difficult. Further, the
team heard a lot of feedback of
retaining the charm and small scale
of the Downtown Core, which would
recommend against significant
parcel consolidations. Small infill
development may be appropriate
on select sites as well as a focus
on building improvements, property
investment, and the streetscape.
In some instances there are
deep parcels that feature smaller
commercial or low-density residential
uses along their primary frontages,
leaving the remaining portions of the
site less viable for commercial use.
In these instances, infill development
of accessory dwellings units (ADUs)
within the rear portions of the property
may present an opportunity to provide
modest increases in density and unit
diversity without directly impacting the
local character.

3. Downtown lacks open space and is
home to excess parking and paved
areas. There are instances where
street widths do not justify demand,
and other areas where excess parking
could be repositioned. There is an
opportunity to reduce the amount of
area dedicated to vehicles, increase
pedestrian connections, and generally
improve the interface between the
pedestrian realm and auto realm.
Commuter parking lots within the
Study Area could potentially represent
another source of land for new
development given their location and
- in some cases - inefficient layout or
design. In these instances, portions

STATE OF THE DOWNTOWN

GENERAL ISSUES AND
OPPORTUNITIES

2. Accessibility to Downtown from
Northwest Highway (US 14) is
challenging. US 14 is also designated
a truck route and serves a primary
purpose of serving regional traffic
through the area. An awkward
intersection exists between Main
Street, which provides access to the
Downtown, and US 14. West bound
travelers have two independent
lanes that require a sharp curve to
stay on US 14 or the option of the
left-turn lane to access Downtown.
The geometrics of the intersection
combined with limited signage and
traffic speeds make this intersection
dangerous and intimidating to cross.
The high traffic volume and noise also
make at-grade residential uses – and
potentially some commercial uses –
less desirable.
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opportunity for redevelopment due to
older and disinvested building stock.
Lastly, the open field between the
Downtown Core and the True Value site
presents a greenfield site adjacent to
Jandus Road. The site is adjacent to Cary
Creek and may provide have access
challenges, but nonetheless provides
another opportunity for infill multi-family
development.
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of the commuter lots with higher
visibility or direct frontage on local
streets could be infilled with commuter
parking supplemented on other sites
with less commercial value.
4. Policy Constraints. In some cases
current land use policies and zoning
standards within the Study Area may
not be in direct alignment, or may
present unintended impediments to
new development. This is particularly
relevant in respect to density and bulk
standards for multi-family residential
and denser single-family residential
uses that are intended to be more
transit-supportive in nature.
5. Compatibility - As the Downtown
improves and new development or
redevelopment occurs, there may
be periods of time that result in
incompatible land use or building
forms close or adjacent to each
other. This may be from short term
construction impacts, or potential
locations for higher density residential
uses. The local character and scale of
the commercial district building form
blends with adjacent residential uses.
Main Street is commercial in character
through the Downtown, but quickly
transitions to residential character
heading west. The transition area
includes commercial uses housed in
residential homes, currently identified
for potential downtown expansion.
Similarly, on the Downtown Core block
bound by Main, High, Cary and Spring

Streets, future development may
result in temporary incompatible uses.
This block contains a portion of the
downtown but quickly transitions to
residential uses along Cary and High
Streets. Short term incompatibilities
may result as the Downtown is
improved and especially if denser
multi-family housing is constructed.
Over time, as more development
occurs, this issue will lessen and uses
will again blend seamlessly.

Cary Ale House & Brewing Company 2 0 8 W. M a i n S t r e e t

DOWNTOWN SITE ANALYSIS
U SOpportunity Sites Map
Figure 24: Downtown Cary
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Secondary Opportunity Sites
Policy Priority Opportunity Sites

An analysis of sites that may be viable candidates for future development within the
Study Area is shown above. The analysis organizes potential opportunity sites into
three categories based on character, strategic value, and priority for development.

PRIORITY DEVELOPMENT
OPPORTUNITY SITES - properties

that are perceived to have a higher
level of viability or importance for new
development based on their size,
location, or other strategic advantages.
This category also includes sites that
are vacant or have a lower barrier to
development representing opportunities
for near-term implementation.

SECONDARY OPPORTUNITY SITES

- this category represents properties that
have potential for future development or
redevelopment, but also have constraints
that could complicate implementation
efforts. Examples include sites of limited
size or those with existing uses that could
raise the costs of development. The
sites in this category are also generally
viewed by the project team as having

less strategic value for the district and
community and therefore may not warrant
as direct or concerted involvement by
the village in redevelopment efforts.
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POLICY PRIORITY OPPORTUNITY
SITES – This category represents sites

that may have potential for higher use or
increased density, but are not considered
to have high strategic value. As a result,
new development would be better
managed incrementally through zoning
or other policy changes. Most of the
sites in this category are located to the
south and west of the central core, which
were noted in the Comprehensive Plan
as being part of a Downtown ‘expansion
area.’ Many of these properties have
existing uses that lend unique character
or value to the district, which could be
diminished if extensive redevelopment
were to occur. An infill or reuse approach
is generally recommended on these
sites where additional density could be
provided without diminishing existing
character or value. In other cases, the
existing zoning or land use policies are
simply not aligned with the envisioned
character or market potential of the site.
Frisch & Barrett Insurance Agency 2 2 6 W. M a i n S t r e e t
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Brush Home Decor and Paint Studio - 121 W Main Street
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4
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MOBILITY

4: Mobility
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OVERVIEW
One of the most valuable aspects of a Downtown is that
residents and visitors can complete a variety of tasks within
a single area. The characteristics that enable people to do a
lot of different things in a small area are distinctly what makes
Downtowns attractive places to visit and live: density, mix
of uses, and walkability. The vision for Downtown Cary will
emphasize the importance of mobility and connectivity as
critical to the success of Downtown as well as the role transit
plays in that success.

ACCESS & CONNECTIVITY
Transit Service &
Access to Metra

Transit service in Downtown Cary is also
offered through Pace Suburban Bus ondemand services which is open to the
general public and provides riders “curbto-curb” service Monday through Friday
between the hours of 6:00 am and 5:00
pm1.

1

https://www.pacebus.com/dial-ride-services-mchenry-county

Metra provided survey data in which
riders identified their primary mode of
access to and from the Cary Station.
Riders who live close to the station tend
to walk, while those further from the
station tend to drive or be dropped-off.
Several of those driving alone or being
dropped off are within one mile of the
station—a 20-minute walk or five-minute
bike ride, indicating that bicycle and
pedestrian improvements would be
impactful in improving non-auto access to
the Cary Metra Station.

STATE OF THE DOWNTOWN

Figure 25: Mode of Access Map
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Downtown Cary benefits from Metra
access along the Union Pacific/Northwest
(UP-NW), providing the business district
with high-quality transit. The new Cary
Metra Station was completed in 2019,
relocating the station house to the east
side of the tracks on the inbound side.
Cary is the 17th of 23 stops heading
outbound from downtown Chicago
along the line. Metra’s core market at
the Cary station and the UP-NW line has
historically been the traditional employee
inbound commute to the Loop in the
morning and outbound in the evening.
According to data from 2018, the Cary
station has just under 900 boardings
on a typical weekday. It should also be
noted that the 2020 health pandemic
significantly impacted Metra’s ridership
and operations since March of 2020 and
continued trends are unknown at this
time.

Walkability & Sidewalks
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From a transportation perspective,
walkability is a key component of any
thriving downtown. Having comfortable
and convenient sidewalk amenities and
safe crossing locations is essential for
walkability in a downtown. It also fosters
a “Park Once” environment. While the
majority of Cary’s Downtown commercial
and adjacent neighborhood streets have
sidewalks, crucial segments are missing.
Feedback from the public open house
indicated a clear interest from residents
and visitors alike in walking to, from,
and within Downtown Cary but that
segments of missing sidewalk and other
lacking amenities such as lighting and
landscaping prevent them from doing so.
Access to the Metra Station on foot—and
business Downtown in general—is limited
by inconvenient, uncomfortable, or nonexistent walking paths. In particular,
input highlighted the missing sidewalks
adjacent to the Metra Station along
Jandus Road and Northwest Highway, as
well as the harsh intersection conditions
at US 14 and West Main Street. Pedestrian
connections are lacking to the northwest
and southeast employment areas.

Pedestrian signage within Downtown
Cary limits the understanding of new or
infrequent visitors when walking to, from,
and within Cary. As Cary’s Downtown
continues to develop and expand,
the presence of clear, consistent, and
predictable signage will be a key element
of attracting and navigating pedestrians
to and within Downtown.

Northwest Highway

40 Northwest Highway

McHenry County is home to several
popular regional trails including the
Hebron Trail, the HUM Trail and the
Prairie Trail, which local residents and
visitors frequent throughout the year.
The 2040 McHenry County long-range
bicycle facility plan proposes a regional
bikeway corridor along the UP-NW
corridor that would connect the Village of
Cary to the McHenry County Prairie Trail
as well as Lake and Cook County. Within
Downtown specifically, there are several
planned future bike facilities identified
in the Village’s Bicycle and Pedestrian

Mobility Plan including Main Street,
Seebert Street, Charlotte Place, and
Spring Street. The need for additional
bike parking has been identified
historically, as shown in the streetscape
design concepts for the Downtown area.
Bicycle parking and end-of-trip facilities
are an essential piece of infrastructure
since many people will choose not to
cycle if they are not able to safely secure
their bicycle at their destination.
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Trail & Bikeway Network
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Figure 26: Sidewalk Gaps and Planned Bikeways Map
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Figure 27: Intersections and ADT Map

Street & Intersection Framework
Downtown Cary is framed by a strong
connection to rail transit and its location
just off US 14, a major US highway and
Strategic Regional Arterial that carries
over 28,000 vehicles per day. The core
of Downtown is a pedestrian-oriented
district south of US 14 and the Union
Pacific railroad tracks, and east of Cary
Algonquin Road, a County arterial. West
Main Street serves as the gateway
into and through Downtown, carrying
over 8,000 vehicles per day, and its
unconventional skewed intersection
with US 14 is the primary entrance to

the business district. The street network
serving Downtown consists mostly of
local roadways that connect via Main
Street and other collector streets to the
arterial system.
All roadways in the Study Area are
under the jurisdiction of the Village of
Cary except US 14, which is owned and
maintained by the Illinois Department of
Transportation(IDOT), and Cary Algonquin
Road, which is County owned and
maintained. US 14 is a State-maintained
truck route and Jandus Cutoff Road and
the portion of Jandus Road in front of
True Value are local truck routes.

The Village has applied through
IDOT for HSIP funding for safety
improvements at the intersection
of US 14 with West Main Street. In
addition, this intersection is identified
in the Comprehensive Plan as a
longer-term realignment opportunity
to create a more traditional
T-intersection.

•

Pedestrian crossing enhancements
are identified in the Comprehensive
Plan on US 14 at its intersection with
Borden Avenue. The Village, however,
has indicated that a guardrail will be
installed along the south side of US 14
along this location.

•

The Comprehensive Plan identifies
the intersection of Cary Algonquin
Road with Silver Lake Road and
James Way as a potential roundabout
location.

•

Pedestrian improvements are
targeted for the railroad crossing on
Jandus Cutoff Road.

•

Potential reconfiguration of the Metra
Kiss-n-Ride area in front of the former
station house has been identified as
an opportunity.

Streetscape design concepts for the
Downtown Core consider enhanced
intersection crossings and lane
configurations along Main Street,
Jandus Road, Spring Street, and High
Street.

•

A potential extension of Industrial
Drive southeast from its intersection
with Cary Algonquin Road is identified
in the Comprehensive Plan.
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•

•
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Intersection improvements in and
around Downtown are identified in
several different past planning studies as
summarized below:

Main Street Pedestrian Crosswalk
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Figure 28: Crash Map

Safety Issues
Crash data indicates a high frequency of
crashes on US 14 at its intersection with
West Main Street. A total of 66 crashes
occurred at the intersection during a
five-year period, from 2014 through 2018,
including 16 injuries. This correlates with
the Village’s HSIP funding application
which indicates most of the injury
accidents are occurring when westbound
US 14 traffic collides with the eastbound
motorists. Proposed safety improvements
would consist of overhead signage and

lane usage clarification to reduce motorist
confusion. In addition, this intersection
was identified in the Comprehensive Plan
as a longer-term realignment opportunity
to create a more traditional T-intersection
that would simplify traffic movements and
shorten pedestrian crossings which are
currently long distances. Crash data also
shows a higher frequency of crashes at
the intersection of US 14 and 1st Street.
Two pedestrian related crashes occurred
on US 14 and one on Main Street.

PARKING
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Figure 29: Overall Parking Map

With just under 1,000 spaces in Downtown,
the parking supply consists of Metra
parking, publicly available on-street
spaces, publicly available surface lots, and
privately available surface lots.
Approximately 60 percent of Downtown
parking is dedicated to Metra. Private
parking is just under 24 percent of the
Downtown parking supply. On- and offstreet public parking makes up just 16
percent of the total parking supply. When
the majority of parking is dedicated for
private businesses and individual users
it can increases the number of vehicle

Figure 30: Downtown Parking by type
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Downtown Parking
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trips, requiring users to park and repark
each time they visit a different business
within Downtown. This also increases
the parking supply and overall pavement
footprint. When parking is shared
between multiple land uses, it allows the
drivers of different businesses to access
the same spaces throughout the course
of the day, optimizing parking resources
and the use of valuable land.
On-street parking in the Downtown is
free and time restricted. A breakdown of
the examined on-street parking supply
can be seen in Figure 31. Most on-street
spaces are designated as two-hour
parking and located in the Downtown
Core area adjacent to the Metra Station.
Four- and six-hour parking regulations
make up tend to be located along the
periphery of the Downtown area. There
are also three spaces along Spring Street
that have no time restrictions outside
of the 6:00am to 9:00am hours, likely
to prevent overnight parking. Overall,
the distribution of location of on-street
parking encourages short-term users to
park within the central area and longerterm users to park along the Downtown’s
periphery, which is a best practice in
parking management.

Downtown Cary Road Conditions

Figure 31: On-street Parking by Time Limit
ON-STREET PARKING SUPPY BY TIME LIMIT
TYPE

NUMBER

PERCENT

2hr

102

77%

4hr

10

8%

6hr

17

13%

NP 6-9am

3

2%

132

n/a

Total Supply

Downtown Cary Road Conditions

While the payment for these parking
lots is currently the same for all, the
Village will be implementing new rates
and introducing a three-tiered system:
1) value, 2) standard, and 3) preferred
parking rates. Quarterly permit holders
will have access to parking in any
available daily fee space. By increasing
rates in parking facilities closer to the
station and maintaining lower rates
further from the station, Metra hopes
to balance the parking demand across
all of their parking lots at this location.
However, the $0.25 price gaps between
tiers may not be wide enough to
effectively influence parking behavior.
This may be an opportunity for the Village
to document and assess demand shift
associated with these new rate changes
and continue to adjust or increase price

Figure 32: Parking Utilization Data
HISTORIC PARKING UTILIZATION DATA
YEAR

OBSERVED
CAPACITY PARKING USE

EFFECTIVE
USE (%)

2011

624

525

84%

2012

595

510

86%

2013

595

524

89%

2014

596

524

88%

2015

596

531

90%

2016

596

537

90%

A parking facility with longer-term
parking, such as commuter lots, reaches
its “functional capacity” if the parking
occupancy is greater than 90%. Overall,
Cary’s parking demand has remained
between 86% and 90% since 2011.
Accordingly, this analysis indicates that
the parking demand at the Cary Metra
Station meets its functional capacity.
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There are approximately 596 parking
spaces in proximity to the Cary Metra
Station including permit, pick-up/drop-off,
and daily parking spaces. Permit spaces
are offered to parkers on a quarterly
basis for $95, while short-term parking is
$1.50 per day on a first-come first-serve
basis. Payment for parking is accepted
through ParkMobile and pay stations
located in the northern parking lot,
southern parking lot, and at the station
building. Notably, parking in the Metra
lots is free and open to the public from
11:30am to 12:00 midnight on weekday
and all day on weekends and holidays.

gaps to achieve their desired parking
utilization rate throughout these parking
facilities.
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Metra Parking

M e t r a Tr a i n i n D o w n t w o n C a r y

•

The Cary Metra Station serves as
a valuable amenity to residents
and businesses that benefit from
commuters.

•

There are many transportation
improvements already being
considered in and around Downtown,
many of which will help improve the
image of Downtown Cary.

•

The limited points of vehicular and
pedestrian entry to Downtown is an
issue and improved access will be a
key component to the framework of
Downtown.

•

Many resident and visitors of Cary are
interested in connecting Downtown
to nearby trails and the greater
regional network. Additionally, the
planned regional US 14 bikeway
corridor presents an opportunity to
vastly improve pedestrian and bicycle
access to Downtown. Appealing to
bicyclists throughout the region will be
a key strategy to attract more people
to Downtown.

•

There are opportunities to consolidate
and share parking more efficiently
throughout the Downtown including
Metra parking and inefficient off-street
parking lots.

•

The intersection at Main Street
and Northwest Highway is the
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Preliminary Conclusions:
Transportation Assessment

primary connection and access
point into Downtown Cary, but
with high vehicle speeds and wide
crossing lengths, pedestrians do
not feel safe or comfortable at this
intersection. Safety and urban design
improvements at this intersection
will improve pedestrian conditions,
provide a sense of place and identity
to Downtown Cary and help guides
motorists to Downtown.

C a r y B a n k a n d Tr u s t - 6 0 E . M a i n S t r e e t
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Wildrose Floral Design - 27 E. Main Street
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STREETSCAPE &
URBAN DESIGN

5: Streetscape & Urban Design
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OVERVIEW
The Village’s Downtown Streetscape Plan is the guiding
document for improvement to the public realm in the Downtown
Core. The Plan recommends several improvements which are
starting to be installed. The Downtown Strategic Plan is meant
to complement ongoing streetscape improvements and focus
on the built environment through building and site investments
and improvements. The following information is based on the
Streetscape Plan and supplemented with additional information
on the existing conditions in the Downtown.

The Streetscape Plan recommends, based analysis of the existing conditions,
discussions with Village staff, and information from the Comprehensive Plan...
developing an authentic historic streetscape design style that is representative of
the community image. It also recommends using materials that reflect the history of
the community, while incorporating environmentally sensitive, progressive materials
that represent the contemporary community image.

DOWNTOWN
FORM & SCALE

style. This type of massing and style
would complement the existing built
environment of Downtown.

The visual preferences surveys for
massing and height indicates a strong
preference against four-story or taller
buildings designed in modern style with
heavy use of masonry and glass. The
preference is for buildings three stories
or less and designed in a more traditional
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The Village of Cary has a compact,
walkable Downtown with direct access to
the Metra commuter station. Northwest
Highway 14 is located to the north of the
Downtown but is physically separated
from the Downtown Core from the
railroad tracks. The building form and
scale contributes to the pedestrian
environment in Downtown. Most buildings
are one or two stories and located along
the sidewalk oriented to the pedestrian.
The scale of the Downtown Core is
intimate although that changes in closer
proximity to the Metra Station where open
parking lots and limited buildings provide
a more open and exposed feeling.
Parking lots and open hardscape define
the area around the station and along
the railroad tracks in areas dedicated to
parking or station use.

Spring Street Activation

STREETSCAPE CHARACTER & WALKABILITY
S
Figure 33: Streetscape and
I U Urban Design Existing Conditions Map
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Former Train depot, to be removed
Existing Street Plaza

The existing streetscape is functional and includes some amenities but could be
improved to better accommodate pedestrians, community events, and reflect the
history and community image. The Streetscape Plan recommends a variety of
streetscape and urban design concepts and enhancements are recommended for
different areas of the Downtown. These include frontage improvements along Route
14, and streetscape design improvements including landscaping, crosswalk and
intersection enhancements and gateway treatments in the Downtown Core. The
visual preferences surveys for public art and streetscape elements indicates a desire
for more public art elements, including murals and interactive art displays.

While sidewalks along Main Street are
wider on west side of the tracks and have
more substantial tree lawns between

A similar condition exists on the east
side of the tracks where US 14 turns
north. The block has substantial depth
between the roadway and sidewalk, but
little buffering between the sidewalk and
parking. Near the intersection of US 14
and Main Street the tree lawn is partially
occupied by a parallel parking lane,
which does offer some buffering between
pedestrians and on-coming traffic, but
ultimately diminishes the amount of space
for pedestrians even further.

INTERSECTION & CROSSINGS
Three intersections have been identified
as having difficult or conflicting
conditions. The first is the primary
intersection of US 14 and Main Street at
the rail crossings. The complications
associated with this intersection are
well understood and the Village has
recently submitted proposals for
enhanced signage and other safety
related improvements. In addition to
high traffic counts and numerous turning
movements, the intersection is defined
by expansive paving and indirect or
inconvenient pedestrian crossings that
further diminish pedestrian comfort and
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As shown in the Urban Design Analysis
Map provided on the following page,
there are several areas within the Study
Area where current frontage conditions
are of notable concern. One example
includes the area along Main Street/US 14
directly east of downtown, where there is
a general lack of buffering between the
sidewalk and roadway. This condition
is especially acute on the south side of
Main Street where smaller free-standing
residential buildings (many housing
commercial uses) are only set back a
short distance from the roadway. Beyond
a lack of sidewalk buffering, there are
also numerous curb-cuts and overhead
utility lines running along the right-ofway, resulting in frontage conditions that
are particularly challenging within this
segment. Though not directly located
within the downtown core, this portion
of Main Street represents an important
strategic linkage between downtown
and the neighborhoods to the east
and will require mitigation in some
form if increased bike and pedestrian
connectivity is desired on both sides of
the tracks. Furthermore, initial data and
input from Metra indicates that ridership
rates were notably lower for residents
living on the east side of the tracks
than west, which could very likely be
associated with these connectivity issues.

roadway and sidewalk, there are portions
of the downtown that lack buffering
between the sidewalk and adjacent
private parking lots. In these locations –
especially in the proximity of Main Street
and High Road – the lack of buffering
significantly diminishes the character and
quality of the built environment.
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FRONTAGE CONDITIONS
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convenience. While the complications
associated with this intersection are
numerous, they also present a series
of potential opportunities in that traffic
is forced to slow down - and often stop
– within close visual proximity of the
heart of the downtown core. Another
consideration is that when a pedestrian
crossing signal is active all vehicular
movement at/through is stopped, which
could potentially allow for more direct
pedestrian crossing activity through the
intersection itself.
Two other locations were also identified
as potentially requiring improvement
due to unique challenges and a lack of
pedestrian infrastructure. The first is the
intersection of Borden Avenue and US
14. While a crosswalk and sidewalks exist
on the east side of the intersection, there
are no such facilities on the west side
of US 14 even though the Metra Station
platform is located in the immediate
proximity. While implementing a direct
pedestrian crossing to the platform is
highly desirable, IDOT has discouraged
crossings at this location and a guardrail
is expected to be installed in the near
future. Whether or not the guardrail will
provide a suitable barrier to discourage
crossings is not yet known, but further
mitigation may be required if collisions
with pedestrians are observed.
The final intersection of note is located
at Jandus Road and Cary Street, which
currently does not have dedicated
crosswalks or sidewalks, even though
there is a substantial amount of
commuter parking within the vicinity and

to the south along Jandus. Improved
pedestrian conditions are needed in
this location to help solidify and expand
connectivity to the downtown core –
especially if additional development is
enabled on vacant land to the south. The
existence of a one–way road network on
Jandus Road between this intersection
and Main Street further complicates
vehicular movements in this portion of the
Study Area.

PUBLIC SPACES
The Village is currently testing out a
temporary street closure on Spring
Street, between Cary and Main Streets.
This project has appeared to have had
success in bringing people downtown
in support of local restaurants and cafes
during the 2020 health pandemic. It is
recommended that the Village continue
to review feedback from both the public
and local business owners to determine
the value of more permanent installation
as either a shared street or true plaza.
Additional opportunities for pedestrian
space are also recommended as part
of an overall downtown placemaking
strategy and could occur where possible
within both the public right of way and
on private property as part of broader
redevelopment opportunities. One
opportunity for new public space includes
the site of the former train station, which
is scheduled to be removed in the
relative future. Initial ideas for that plaza
space have begun to be developed, with
additional study anticipated as part of this
planning effort.

The visual preferences surveys for
signage and gateways indicate a strong
preference for Downtown identity
signage, banners, and gateway elements.
The survey also indicated locations for
design elements, which could include
signage and gateways outside the
Downtown Core area as described
above.

Although a formal historic district or
formally recognized historic properties
do not exist in the Downtown, several
properties and structures exhibit qualities
and design craftsmanship that could
be associated with the past settlement
of Downtown Cary. These structures
reflect the history of Cary and should be
preserved to the extent possible. Some
of these include stately Victorian singlefamily homes along Main Street that could
be considered as adaptive to commercial
use. The properties along Main Street are
already zoned as B1 to accommodate this
potential change of use and would help
accomplish expanding the Downtown
west along Main Street.
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The Downtown currently lacks a cohesive
signage and identity program and
because of this lacks an identifiable
image and sense of place. Some initial
elements exist to provide a foundation
for a complete signage and identity
plan for the Downtown. This include the
shelter near the train station emblazed
with “CARY.” The Streetscape Plan
recommends gateway signage to
provide an entrance statement to the
Downtown Core. However, gateways to
the Downtown should also be considered
further afield in locations along Northwest
Highway (US 14), Jandus Road and Main
Street to the west of Downtown to evoke
a sense of arrival. These gateway
elements should work in concert with
other placemaking elements within the
downtown and increase in intensity and
prominence as one moves closer to the
core. Elements the highest visual impact
are recommended near the primary
intersection of US 14 and Main Street,
which functions as the ‘front door’ of the
downtown.

HISTORIC
PROPERTIES &
ADAPTIVE USE
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GATEWAYS, SIGNAGE
& WAYFINDING

4 Northwest Highway
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1: Summary & Conclusions
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OVERVIEW
In summary, it will take a combined effort and variety of
improvements to transform Downtown Cary into a thriving,
vibrant Downtown with an increased mix of uses while
retaining its local charm.

URBAN DESIGN
Streetscape and design improvements
will strengthen the public realm and help
create a sense of place, provide identity
and increase the desirability of walking
along Downtown streets. The desire
for a community event space, or public
plaza was mentioned throughout the
engagement process and highlighted
as a key opportunity to add vibrancy to
the Downtown while making it a local
destination.

TRANSPORTATION
A wide variety of transportation
improvements, including traffic and
pedestrian safety improvements, roadway
and parking modifications, trail extensions
and development, and signage and
wayfinding elements will contribute to
improving the Downtown experience.
Roadway and parking improvements will
improve traffic flow and access to the
Downtown, help inform motorists and
eliminate the safety hazard caused by the

REAL ESTATE MARKET
Continued improvement and investment
in Downtown Cary must also be based
on the current realities of the real estate
market and development context. The
2020 health pandemic has added an
extra layer of complexity in determining
short and long-term expectations in
the real estate market. Metra ridership
is currently down significantly due to
the pandemic. This could change longterm; however, it can be assumed that
some change in personal behavior will
result from this pandemic. This could be
related to work and commute patterns,
shopping patterns and behavior, or the
desirability and demand for apartments
or condominiums compared to singlefamily homes. These patterns or changes
in behavior will remain to be seen, as well
as any long-term effects. The Village’s
ability to understand these behavior
changes and prepare a plan that remains
flexible and balances the interests of the
community while directing investment
into Downtown should help in achieving
the desired result for a locally thriving
Downtown.
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Land use changes and development
opportunities can help improve the built
environment and provide additional
building space for businesses currently
lacking in the Downtown. A new
multi-family or mixed-use residential
development could serve as a catalytic
project, and any new residential project
in or near Downtown will add households
and create foot traffic.

awkward US 14/Main Street intersection.
Pedestrian and bicycle improvements
will help improve and increase access
to Downtown by residents in the
surrounding neighborhoods, and from
bicyclists in the greater Fox River
region. Wayfinding and signage provide
information and help strengthen identity
and create interest.
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LAND USE AND DEVELOPMENT
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