
 
 
 
 
 
 
 

 
 

 
              MEMORANDUM 

DATE:   August 6, 2021 
 
TO:   Village Board of Trustees 
  Historic Preservation Commission 

Kathleen A. Gargano, Village Manager 
Robert McGinnis, Community Development Director/Building Commissioner 
 

FROM:   Bethany Salmon, Village Planner 
 
RE:  Amendments to Title 14 - Historic Preservation Incentives / Potential Zoning Relief Options  
 
 
Background & Meeting History 
To break up the ongoing discussions on possible amendments to Title 14 of the Village Code into 
manageable segments, the Village is holding joint meetings for the Committee of the Whole and Historic 
Preservation Commission (HPC) one hour prior to every regularly scheduled Board meeting from May to 
September. A brief summary of meetings that have taken place up to this point are included below: 

• May 4 – Overview of the Village’s current historic preservation processes and code requirements and 
introduction to broad questions for future discussions and consideration by the Board. 

• May 18 – Reviewed feedback from Hinsdale builders and architects at a meeting held on May 7 
discussing realistic strategies and incentives that could encourage preservation over demolition. An 
introduction to preservation incentives previously included in the proposed Chapter 6 of Title 14, with 
a focus on potential zoning relief options, was also provided. 

• June 15 – Presentation by Village Attorney Michael Marrs on the legal authority, power, and 
limitations related to historic preservation and zoning regulations. Examples from other communities 
were discussed to show how zoning relief and other preservation regulations could be utilized by 
Hinsdale, particularly through a zoning overlay district.  

• July 13 – Meeting cancelled due to scheduling conflicts with the Finance Commission. 
 
Overview of Proposed Incentives 
The Village of Hinsdale currently does not offer any incentives specifically oriented toward historic 
preservation. The proposed Chapter 6 of Title 14 drafted by President Cauley and dated 8-10-2020, 
included in Exhibit 1, introduces a suite of incentives focused on encouraging the preservation of 
landmark buildings and buildings or structures identified as contributing in a historic district. Staff will 
include a summary and analysis of all preservation incentives for further discussion and feedback at a 
future meeting. The proposed incentives can be categorized as follows:  
1. Zoning Relief – Recognizing that the Village’s current zoning regulations can at times negatively 

impact reinvestment in historic structures and make it difficult or impossible to add improvements, 
zoning relief to bulk requirements such floor area ratio and rear yard setbacks can be offered to 
encourage additions or improvements to historic buildings rather than demolition. 

2. Expedited and Streamlined Processes – Expedited processing of building permits and applications 
for landmark designation, zoning variations, and other zoning approvals is proposed in order to 
decrease the wait time and streamline the review processes associated with these activities, thereby 
reducing the carrying costs incurred by a property owner allowing them to redirect those savings 
toward added costs associated with preservation. 



 
2 

 

3. Financial Assistance – In order to incentivize preservation of and reinvestment in landmarks and 
contributing structures in lieu of demolition, financial assistance is proposed in varying forms: 
• Historic Preservation Fund – Provide grants to property owners for specific exterior 

improvements and offer funding assistance for historic studies or a broad range of other 
preservation related activities  

• Historic Façade Improvement Rebate Program – Provide a capped amount of matching funds 
to property owners for specific exterior improvements 

• Fee Waivers – Waive Village fees for building permits and/or applications for landmark 
designation and zoning approvals 

• Property Tax Rebate – Offer a rebate of the Village portion of property taxes in exchange for 
specific improvements over a determined period of time 

 
Overview of Zoning Relief Options for Historic Properties 
In response to the past discussions at the joint Committee of the Whole and HPC meetings, staff reviewed 
the Zoning Code regulations and drafted additional zoning relief options for historic properties to help 
encourage property owners to pursue preservation over demolition. The existing code requirements as 
well as different alternatives for zoning relief for historic or significant properties are discussed below for 
the Board of Trustees and HPC to consider for adoption. 
 
Existing Zoning Code Regulations 
The majority of single-family detached homes in Hinsdale are located in the R-1, R-2, R-3, and R-4 
Districts, which are shown on the Village’s Zoning Map on Exhibit 2. Exhibit 3 includes the following code 
sections that regulate these single family zoning districts:  

• Section 3-110: Bulk, Space, and Yard Requirements – The existing bulk requirements for properties 
in the single family residential zoning districts are included in this Section. 

• Section 10-104: Precode Structures – Non-conforming structures that existed lawfully prior to the 
adoption of the code are subject to the regulations in this Section. For example, this Section would 
apply to a single-family home built prior to 1988 that does not meet a current required setback listed 
in Section 3-110, but the owner would like to construct a building addition on to the existing house.  

• Section 10-105: Legal Nonconforming Lots of Record – Many existing lots are considered non-
conforming and therefore subject to certain bulk requirements listed in this Section. For example, a 
legally established lot that does not meet the minimum lot area size requirements listed in Section 3-
110 would be subject to the regulations in this Section.  

• Section 12-206: Definitions – Applicable definitions are grouped according to sub-categories. 
 
Hinsdale’s existing Zoning Code has been viewed by homeowners and builders as a major obstacle for 
incentivizing homeowners to choose preservation over demolition and new construction. Historic 
properties are burdened by current zoning requirements, therefore providing zoning relief by right is 
intended to better align existing non-conforming historic buildings with the Village’s code requirements 
as well as give homeowners of eligible properties extra allowances for renovations or building additions, 
potentially providing more than what would be allowed if they chose to pursue demolition and new 
construction. Several specific issues with the existing code regulations are summarized below:  

• Non-User Friendly Code – For years, staff has received feedback from Hinsdale residents, builders, 
and architects on how difficult the existing Zoning Code is to interpret and apply. The code requires 
readers to jump back and forth between Sections 3-110, 10-104, and 10-105 amid references to the 
other subsections and ample footnotes. It has also been brought to staff’s attention how ‘unfriendly’ 
the current zoning sections are to use due to many tables, formatting, and complicated formulas.  
 



 
3 

 

• Non-Conforming Lots and Buildings – There are a high number of non-conforming lots and historic 
structures in the Village.1 These lots and homes were once lawfully established and constructed, but 
with the adoption of a new Zoning Code in 1989, they are no longer in compliance with the applicable 
zoning district regulations. Article 10 of the Zoning Code regulates non-conformities and essentially 
provides a separate set of bulk regulations for non-conforming lots and existing structures.  

• Applying Bulk Regulations to Historic Buildings – In many cases, the existing Zoning Code regulations 
listed in Sections 3-110, 10-104, and 10-105 do not render favorably for building additions or 
alterations to historic buildings. Part of this is because the Village’s code requirements do not fully 
take into account real-life aspects of how old buildings were constructed. For example, floor area ratio 
(FAR) requirements may be more challenging to meet due to existing factors such as higher ceiling 
heights or historic carriage houses that automatically lead to a higher FAR and therefore less 
available to use toward a building addition. New construction can manipulate overall FAR 
requirements more easily. However, historic buildings are at a disadvantage due to existing conditions 
and may face a higher likelihood of requiring approval of a variation by the Zoning Board of Appeals, 
thereby adding additional costs, time, and uncertainty to the process.  
Additionally, renovations and additions onto historic buildings should be compatible with the historic 
character and aesthetics of a building, so greater flexibility to achieve this objective may be needed 
through zoning relief. Without being able to meet existing codes, property owners face real limitations 
on modernizing or constructing additions onto historic buildings. The end result is that a portion of the 
Village’s significant structures lay in wait for demolition instead of being rejuvenated by a new owner. 
 

Proposed Zoning Relief for Historic Homes  
A new possible set of zoning regulations specifically intended for historic properties are included in the 
table on Exhibit 4. The proposed bulk requirements are based off the existing code regulations and are 
intended to help bring some of the legal non-conforming properties further into compliance, while at the 
same time allowing for greater flexibility to accommodate additions or other improvements. Allowing 
zoning relief by right means that homeowners would not be required to obtain approval of minor variations 
by the Zoning Board of Appeals and potentially the Board of Trustees, which is seen as a major obstacle 
due to the extra time and money associated with the formal process.  
 
The goal is to create a separate, streamlined, user-friendly section in the Zoning Code with easily applied 
bulk regulations for historic properties. A new stand-alone section independent of Sections 3-110, 10-
104, and 10-105 avoids further confusion between the different code requirements and allows for 
simplified calculations in one code section. Users ideally would not have to switch back and forth between 
various sections and sort through a slew of footnotes and exceptions.  
 
These new regulations could be applied to several defined geographic areas or scattered sites in the 
Village via a zoning overlay district, as previously discussed at Committee of the Whole meetings. Draft 
code language has not been drafted yet. Future discussions are needed to determine the mechanics of 
implementing zoning relief and exactly what properties would be eligible. Draft code language and 
additional details will be provided in the future based on feedback from the Village Board and HPC.  
 
The proposed zoning relief is summarized below and is compared to the existing code requirements 
under Sections 3-110, 10-104, and 10-105 to show how and where additional flexibility is provided: 

• Front Yards – The proposed regulations allow for a front yard setback at the block average, but no 
less than the existing front yard setback of the structure. Currently, under Section 10-104(B)(1), only 
vertical extensions or additions to precode structures are allowed in the front and rear yard – 

                                                           
1 In 2008, it was determined that the following percent of lots in the single family residential zoning districts were considered non-conforming in 
terms of minimum lot area: R-1 District: 83%; R-2 District: 76%; R-3 District: 36%; R-4 District: 63%. This analysis only focused only on 
minimum lot area, therefore, there may be additional non-conforming lots in terms of lot width or lot depth. Although this information is 
outdated, it is useful to show how many lots do not match up with the Village’s code requirements.  
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horizontal extensions are not permitted if there is an existing non-conforming front or rear yard 
setback. For example, this means a homeowner could theoretically build a second-story addition onto 
their existing non-conforming house so long as it is within the existing footprint of the perimeter walls 
and would not able to build an addition that encroaches further into the front setback. The proposed 
regulations would continue to limit horizontal extensions in the front yard to block average, so long as 
the building extension does not encroach past the existing setback of the structure. 

• Rear Yards – The proposed regulations allow for a reduction to the required rear yard setback in the 
zoning districts to better encourage rear additions. Similar to front yards, currently only vertical 
extensions or additions are allowed in the rear yard to precode structures per Section 10-104(B)(1) – 
horizontal extensions are not permitted if there is an existing non-conforming rear setback. Under the 
proposed regulations, horizontal extensions would be allowed in the rear of a lot, so long as it does 
not encroach into the reduced required rear yard.  

• Side Yards – The proposed setbacks generally reflect the existing minimums required without using 
extended formulas. Per Section 10-104(B)(2), precode buildings with non-conforming side yards can 
be extended vertically or horizontally if the existing non-conforming side yard setback is maintained 
or the extension is not located within 10 feet from any side lot line in the R-1 and R-2 districts or within 
6 feet from any side lot line in the R-3 and R-4 districts; whichever is greater. The proposed 
regulations set the minimum limits in terms of feet measured from the side lot line, but would no longer 
require whatever is greater.  
For example, a lot in the R-1 District with a lot width of 125 feet would require a 13.5 foot side yard 
setback. The existing historic precode structure has a non-conforming side setback of 12.5 feet. 
Under the current regulations of Section 10-104, a building addition would have to maintain the 
existing 12.5 foot setback. Under the proposed regulations, that same historic structure would be 
allowed to expand the width of the addition by 2.5 feet by providing a 10 foot side yard setback. The 
10 foot setback is currently the minimum side yard setback allowed for horizontal extensions to 
precode structures in the R-1 and R-2 District. However, many building additions would not be able 
to take advantage of this additional feet to extend further into the side yard because the code requires 
whatever is greater between the existing non-conforming side yard setback and the minimum 10 feet.  
A common complaint about historic homes is that room sizes are generally too narrow, small, and not 
compatible with today’s family needs. Larger kitchens, family rooms, or other rooms generally require 
the building envelope to be enlarged. The existing regulations in Section 10-104 generally allow for 
improvements within the existing building envelope. The proposed regulations are intended to help a 
homeowner expand the building envelope by giving extra zoning allowances to widen or add 
additional rooms to a historic building.  

• Building Elevation – Building elevation is defined as the vertical distance measured from one foot 
above the lowest point of the top of foundation to the highest point of a building or structure. Under 
Section 3-110 and Section 10-105, maximum elevation is calculated according to a formula based on 
the width of the side yard. Section 10-104(B)(4) permits non-conforming elevations to be extended 
horizontally and can exceed the maximum elevation permitted by code, so long as the top of the roof 
of the extension does not exceed the top of the precode structure. The proposed standards allow for 
the same horizontal extensions, specifically requiring that all extensions cannot exceed the existing 
highest ridge line.  

• Building Height – Building height is defined as the vertical distance measured from grade to the 
highest point of the roof for flat roofs, or to the deck line for mansard roofs, or to the mean height 
between the principal eave and the highest ridge or point for gable, hip, and gambrel roofs, or to the 
highest point of a structure without a roof. Under Section 3-110, maximum building height is calculated 
according to a formula based on the width of the side yard. 
Section 10-104(B)(5) is not applicable to most situations in the Village and it only applies to 
conforming lots. This section generally states that an existing precode structure with a non-complaint 
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height may be extended horizontally and vertically so long as the extension does not exceed the 
height of the existing roofline. In the proposed regulations, a maximum building height is not included 
because building elevation limitations are already included. Building elevation is based on the highest 
point of a building, or the top of the ridge, which would not be impacted in most situations and is more 
effective for regulating projections above grade.  

• Floor Area Ratio (FAR) – FAR has been waived for historic properties. Building additions or other 
improvements would still be regulated by building elevation, lot coverage, and building coverage to 
ensure that bulk and mass are appropriate.  

• Building Coverage – There are no proposed changes to building coverage as currently required in 
Section 3-110. Based on an analysis of the four cases to be discussed below, all examples had 
roughly 1,661 square feet to 4,255 square feet of remaining building coverage available at the current 
25% lot area maximum, which should provide enough building coverage area for a building addition. 
Additionally, with the exception of 206 N. Washington, there have been no past variation requests for 
an increase in building coverage. This seems to point to the fact that a major change to building 
coverage is not warranted at this time. Any specific requests would be handled through the formal 
variation process.   

• Lot Coverage – A 10% increase to lot coverage is proposed, from 50% to 60%, provided that there 
are no adverse impacts on adjacent properties. Based on a review of past variation cases, it appears 
that the only request for an increase in total lot coverage was for 318 S. Garfield. For this case, 
additional impervious surface was due to a long driveway and rear hardscapes. The requested 
increase was for an additional 8.38% above the allowed 50% total lot coverage.  

• Lot Area and Dimensions – Language is included to state that the existing lot area and dimensions 
are not to be reduced. If a property owner needed to subdivided a property or move a lot line, they 
would be required to obtain approval of a Tentative and Final Plat in accordance with Title 11 of the 
Village Code and potentially a variation through the formal process.  

 
Examples of Zoning Relief 
Four historic properties were analyzed to see how the existing zoning code requirements compare to the 
proposed zoning relief options discussed above. The examples include 244 E. First Street, 306 E. First 
Street, 420 S. Park Avenue, and 33 E. Fifth Street. These addresses were chosen because they are 
either well-known cases or were relevant to current development. 
 
On the annotated plat of surveys for each of these four properties, the required setback lines per the 
existing code requirements are shown in red and the setback lines for the proposed zoning relief for 
historic properties are shown in blue. The intent of these exhibits is to visually show what the proposed 
zoning relief will look like when applied to real-life examples in the Village and the full extent to which this 
relief could help historic properties.  
 
Please be aware these calculations are preliminary estimates only and certain requirements such as front 
setbacks, which are based on block averages that require verification via a survey, have not been verified 
by staff at this time. However, these examples are helpful for thinking about what bulk requirements would 
come into play if a homeowner pursued new construction versus an addition onto the existing historic 
home. 
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244 E. First Street 
The property at 244 E. First Street was considered an existing non-conforming corner lot in the R-1 
District. As shown in the table below, the lot did not meet the minimum lot size requirements listed in 
Section 3-110 and therefore would be subject to the requirements listed in Section 10-105 for legal non-
conforming lots as well as Section 10-104 for precode structures.  
The existing rear yard setback of approximately 21.5 feet was also non-conforming per the existing zoning 
regulations. Under the proposed standards for zoning relief, the existing historic building would have been 
considered code compliant with regards to rear yard setback and there would have been room for 
expansion to the south. 

Street View 

   
  

Birds Eye View 

 
 

Existing Conditions - Lot Area and Dimensions 

 
Existing Conditions R-1 District Requirements 

- Section 3-110 
Requirements for Non-Conforming 
Lots in R-1 District - Section 10-105 

Lot Area 25,074.2 square feet 30,000 square feet 14,000 
Lot Width 148.50 feet 125 feet 80 feet 
Lot Depth 168.85 feet 125 feet 125 feet 
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Existing Versus Proposed Setbacks 

 

Yards Existing Code Requirements – 
Section 10-105 

Proposed Zoning Relief –    
New Code Requirements 

Change With 
Zoning Relief  

Front  55.03’  
 
Calculation: Block Average 

55.03’ 
 
Calculation: Block Average, but not to 
exceed existing structure setback 

None 

Corner Side 35’ 
 
Calculation: 35 feet or 30 percent of lot 
width, whichever is less (148.5’ x 30% = 
44.55’ / or / 35’) 

35’  
 
Calculation: 35', or existing setback; 
whichever is less 

None 

Interior Side 15.85’ 
 
Calculation: feet; or 6 feet plus 10 percent of 
lot width in excess of 50 feet, whichever is 
more (148.5’ - 50’ x 10% + 6 = 15.85’) 

10’ 
 
Calculation: 10' per yard 

+5.85’  

Rear 25.33’ 
 
Calculation 15% of lot depth, min. 25' (15% 
x 168.85’ = 25.33’) 

16.89' 
 
Calculation: 10% lot depth; minimum 15' 
(10% x 168.85’ = 16.89’) 

+8.44’ 
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306 E. First Street 

The property is considered an existing non-conforming corner lot in the R-1 District. As shown in the table 
below, the lot does not meet minimum lot size requirements per Section 3-110 and therefore is subject 
to Section 10-105 for legal non-conforming lots as well as Section 10-104 for precode structures.  
For both the existing and proposed zoning district regulations, neither set of standards helped in allowing 
the existing porte-cochere to be enclosed or would allow for an addition in the corner side yard.  However, 
the proposed district regulations would allow for an expansion of about 8.5 feet to the south, whereas the 
existing regulations would not allow for any expansion.   

Street View 

    
 

Birds Eye View 

 
 

Existing Conditions - Lot Area and Dimensions 

 
Existing Conditions R-1 District Requirements 

- Section 3-110 
Requirements for Non-Conforming 
Lots in R-1 District - Section 10-105 

Lot Area 25,0007.8 square feet 30,000 square feet 14,000 
Lot Width 147.01 feet 125 feet 80 feet 
Lot Depth 170.11 feet 125 feet 125 feet 

 

N
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Existing Versus Proposed Setbacks 

 

Yards Existing Code Requirements – 
Section 10-105 

Proposed Zoning Relief – New 
Code Requirements 

Change With 
Zoning Relief  

Front  Block Average (Unknown) – 
Existing Setback Roughly 66’ 
 
Calculation: Block Average 

Block Average (Unknown) – 
Existing Setback Roughly 66’ 
 
Calculation: Block Average, but not to 
exceed existing structure setback 

N/A 

Corner Side 35’ 
 
Calculation: 35 feet or 30 percent of lot 
width, whichever is less (147.01’ x 30% = 
44.1’ / or / 35’) 

32.36’ (Existing Setback) 
 
Calculation: 35', or existing setback; 
whichever is less 

+2.64’ 

Interior Side 15.7’ 
 
Calculation: 10 feet; or 6 feet plus 10 
percent of lot width in excess of 50 feet, 
whichever is more (147.01’ - 50’ x 10% + 6 = 
15.7) 

10’ 
 
Calculation: 10' per yard 

+5.7’  

Rear 25.52’ 
 
Calculation: 15% of lot depth, min. 25' (15% 
x 170.11’ = 25.52’) 

17.01' 
 
Calculation: 10% lot depth; minimum 15' 
(10% x 170.11’ = 17.01’) 

+8.51’ 
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420 S. Park Avenue 
Because the lot does not meet the minimum lot size requirements listed in Section 3-110 and therefore 
would be subject to the requirements listed in Section 10-105 for legal non-conforming lots as well as 
Section 10-104 for precode structures. The existing north setback is also considered non-conforming.  
The existing required setbacks under the current code allows for little to no space for a building addition, 
such as an attached garage, on the south side of the building without approval of a variation. When 
reviewed under the proposed regulations, not only does the structure become conforming in regards to 
the existing north setback, but additional space area is provided to allow for an addition to the south of 
the structure. By just allowing for a couple of extra feet of setback relief for the house, a future property 
owner may be able to build an addition or attached garage on the south side of the home.  

Street View 

   
 

Birds Eye View 

 
 

Existing Conditions - Lot Area and Dimensions 

 
Existing Conditions R-1 District Requirements - 

Section 3-110 
Requirements for Non-Conforming 
Lots in R-1 District - Section 10-105 

Lot Area 25,428 square feet 30,000 square feet 14,000 
Lot Width 162.65 feet 

(estimated) 
125 feet 80 feet 

Lot Depth 209 feet 125 feet 125 feet 

N
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Existing Versus Proposed Setbacks 

 

Yards Existing Code Requirements – 
Section 10-105 

Proposed Zoning Relief – 
New Code Requirements 

Change With 
Zoning Relief  

Front  Block Average (Unknown) – Existing 
Setback Roughly 58’ 
 
Calculation: Block Average 

Block Average (Unknown) – 
Existing Setback Roughly 58’ 
 
Calculation: Block Average, but not to 
exceed existing structure setback 

N/A 

Corner Side 35’ 
 
Calculation: 35 feet or 30 percent of lot width, 
whichever is less (162.65’ x 30% = 48.8’ / or / 35’) 

35’ 
 
Calculation: 35', or existing setback; 
whichever is less 

None 

Interior Side 17.27’ 
 
Calculation: 10 feet; or 6 feet plus 10 percent of 
lot width in excess of 50 feet, whichever is more 
(162.65’ - 50’ x 10% + 6 = 17.27’) 

10’ 
Calculation: 10' per yard 

+7.27’  

Rear 31.35’ 
 
Calculation: 15% of lot depth, min. 25' (15% x 
209’ = 31.35’) 

20.9’ 
 
Calculation: 10% lot depth; minimum 
15' (10% x 209’ = 20.9’) 

+10.45’ 
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33 E. Fifth Street 

The property located at 33 E. Fifth Street is considered a conforming corner lot in the R-4 District and 
therefore is subject to the bulk regulations in Section 3-110. In this case, there is not as significant of a 
benefit created from the proposed zoning relief due to the large size of the existing lot (particularly in 
relation to R-4 requirements) and the existing setbacks. There is ample room already for a building 
addition on this lot if needed. For this case, the design of a building addition would be largely impacted 
by changes to building height, building elevation, and FAR. 
 

Street View 

   
 

Birds Eye View 

  
 

Existing Conditions - Lot Area and Dimensions 

 
Existing Conditions R-4 District Requirements - Section 3-110 

Lot Area 26,646.3 square feet 10,000 square feet 
Lot Width 156 feet (estimated) 80 feet 
Lot Depth 170.81 feet 125 feet 

 

N 
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Existing Versus Proposed Setbacks 

 

Yards Existing Code Requirements – 
Section 10-105 

Proposed Zoning Relief – New 
Code Requirements 

Change With 
Zoning Relief  

Front  Block Average (Unknown) – 
Estimated to be 56.7’; Existing 
Setback of 65.22’ 
 
Calculation: Block Average 

Block Average (Unknown) – 
Estimated to be 56.7’; Existing 
Setback of 65.22’ 
 
Calculation: Block Average, but not to 
exceed existing structure setback 

None 

Corner Side 29.4’ 
 
Calculation: Block Average 

15’ 
 
Calculation: 15', or existing setback; 
whichever is less 

+14.4’ 

Interior Side 16.6’ 
 
Calculation: 8 feet; or 6 feet plus 10 percent of 
lot width in excess of 50 feet, whichever is 
more (156’ - 50’ x 10% + 6 = 16.6’’) 

6’ 
 
Calculation: 6' per yard 

+10.6’  

Rear 25’ 
 
Calculation: 25’ 

15' 
 
Calculation: 15'  

+10’ 
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Zoning Board of Appeals (ZBA) Examples 
Staff also reviewed how the existing zoning regulations compared to the potential zoning relief for historic 
properties in four previous cases sent to the Zoning Board of Appeals (ZBA) for review. It should be noted 
that only one of the four cases (318 S. Washington) would have been exempt from obtaining approval of 
a variation if the proposed zoning relief was applied. It is important to note that each of these cases is 
unique and these variation requests may not apply to historic properties at large, but additional analysis 
could be warranted to determine if the proposed zoning relief provides enough flexibility.  
1. 318 S. Washington – Request to increase total floor area ratio (FAR) and total lot coverage in order 

to enlarge an existing sunroom/four-season room. Without the 96 square foot room addition, the 
existing FAR and total lot coverage exceeded code requirements. With the proposed zoning relief 
under the new regulations, the homeowner would have been able to complete this work by right 
without obtaining approval of a variation. 

2. 206 N. Washington – Request to increase the maximum allowable floor area ratio square footage by 
1,469 square feet and increase of 272 square feet to the  maximum allowable building coverage in 
order to restore and construct an addition onto the existing home while maintaining the existing 
original coach house on the property. The proposed zoning regulations would have provided relief to 
FAR to complete this work by right, but the homeowner would still be required to obtain approval of a 
variation for building coverage. 

3. 306 N. Garfield – Request to reduce the corner side yard setback by 13’ 9” from the block average of 
44’7” to 30’10” to allow for the construction of a porte cochere. If reviewed under the proposed 
regulations for zoning relief, this case would still require approval of a variation for the corner side 
setback. The proposed 30.83 foot corner side yard setback for the porte cochere would not have met 
the new 35 foot corner side yard requirement, but the variation request would have been reduced 
from 13.75 feet to 4.17 feet.  

4. 108 E. Fifth Street – Request to reduce the side yard setback by 7.7 feet from the required 12.5 feet 
to 4.8 feet to allow for the construction of room addition. In this case, the existing side yard setback 
of the house was 4.8 feet and considered non-conforming. Under the proposed zoning regulations, 
the homeowner would still be required to obtain approval of a variation for a reduction to the side yard 
setback. However, less relief (5.2 feet) would be needed for approval by the ZBA as the required 
setback would measure 10 feet rather than the 12.5 feet.  

 
Items for Additional Consideration / Future Discussion 
• Zoning Overlay District - Is there support for providing zoning relief via a zoning overlay district though 

the Zoning Code? 

• Eligibility / Identifying Buildings Worth Preserving - What properties should be eligible for zoning relief 
and other preservation incentives?  
Currently, the draft version of Chapter 6 of Title 14 included in Exhibit 1 proposes to provide floor area 
ratio and rear yard setback relief to landmark properties and contributing buildings in an established 
Historic District. This zoning relief would only apply to properties in the R-1, R-2, R-3, and R-4 Single 
Family Residential Zoning Districts in the Robbins Park Historic District. It should be noted that the 
text amendment does not include relief to the bulk regulations in other non-residential or mixed use 
zoning districts, including those in the Downtown Historic District. It should be determined if there is 
need for different types of zoning relief for historic commercial or mixed use properties elsewhere in 
the Village.  
Staff previously received feedback that the Village should identify a list of buildings that are truly 
special and should be preserved. There have also been several discussions on how the Village can 
provide preservation incentives to other areas or scattered sites in the Village that may not be 
individually landmarked or located in a historic district. A separate list could be important for property 
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owners that are reluctant to individually landmark their properties and therefore would not be able to 
take advantage of a preservation incentive if the property is located outside of the Robbins Park 
Historic District.  
A publicly available and complete list of properties deemed worthy of preservation could be included 
in a zoning overlay district and be able to take advantage of a range of preservation incentives. Based 
on prior conversations, the HPC is working on identifying a list of properties and scattered sites that 
the Village can consider including in an overlay district. A property would be added through a 
determined process at a later date after adoption by the HPC and/or Village Board.  

• Approval Process - What does this review and approval process look like? Will this process entail 
administrative approval by staff or require approval by the ZBA, HPC, PC, and/or the Village Board? 
How do we ensure the process does not create too many hurdles that deter property owners from 
preservation? 
Staff has received feedback from residents, builders, and architects that whatever new regulations 
are adopted by the Village should be obtained through an easy, streamlined process and should limit 
the number of hurdles homeowners must go through. Homeowners may be afraid to invest extra time, 
energy, and money into the formal review process for a variation where they are unclear if they will 
even be granted Village approval. The variation process typically takes 3 to 4 months to obtain 
approval, depending on if the ZBA has the power to grant a specific variation or if approval of the 
Village Board is required in cases where the ZBA does not have final authority.  
Objections from neighbors were also considered a huge concern and it was stressed that any 
preservation incentives should not be incumbent on neighbor approval. The variation process entails 
publishing a public notice in the newspaper, posting of a sign on the subject property, and sending 
out certified mail to all properties within 250 feet of the subject property, followed by the public hearing 
at the ZBA. This could mean something as small as a couple feet of reducing a setback could lead to 
a lot of time, energy, and money.  
Due to the considerations listed above, it is recommended that certain zoning relief be granted to 
historic properties by right through an expedited, streamlined process instead of requiring approval 
of a variation through the Zoning Boards of Appeals process. Zoning relief would not be contingent 
on the approval of adjacent neighbors and public notice via certified mail and a public hearing could 
be removed. It is important to note though that the community would receive public notice and be 
provided an opportunity to testify on any code changes at a public hearing as part of the formal text 
amendment process.  

• Review by the Historic Preservation Commission – Although staff acknowledges that the review and 
approval process for zoning relief should be simple and not create additional road blocks for property 
owners, some level of review by the HPC may be warranted to ensure that proposed projects taking 
advantage of zoning relief meet historic preservation codes and standards. It is important to stress 
that historic preservation is the underlying reason why these properties would be allowed to obtain 
zoning relief in the first place.   
Review by the HPC would be critically important for cases where a homeowner was trying to take 
advantage of zoning relief under the guise of historic preservation, but was actually proposing to 
demolish the majority of historic building. Of note, Section 9-1-7(A)(3) of the Village Code defines 
Demolition as “The razing and removal of more than 50% of the exterior walls of a structure.” Section 
14-1-3 of the Village Code defines Demolition as: “Any act or process that destroys, in part or in 
whole, a landmark or a site within an historic district.” It is warranted to revisit this definition as part of 
this code amendment to ensure that homeowners are held to an appropriate standard for benefiting 
from an incentive.  
One option is to allow the HPC to have binding authority appealable to the Village Board, to ensure 
that any changes are consistent with a historic building, compatible with the character of a historic 
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district, and also meet other Village standards for approval. The removal of public notice and public 
hearing requirements may help expedite the process to balance out this review. Ideally, projects could 
be reviewed at a public meeting, potentially with notice in the newspaper only. This process would be 
substantially less time consuming and challenging compared to the formal variation process via the 
ZBA and Board. This would create about a 2-month review process from application to approval date 
by the HPC and would eliminate homeowner fears of the variation process, while still maintaining 
authority of projects via a review by the HPC. Additional details on the formal approval process would 
be determined, particularly if zoning relief is provided through an overlay district. Consideration could 
also be given to allow staff to administratively approve items, which could be dependent on the scope 
and size of project type 

• Standards for Approval – How do we make sure that changes to significant or historic buildings will 
be appropriate or compatible? General standards for approval should be determined and would be 
outlined up front in the code regulations so that projects could initially be designed with these in mind. 
For example, building additions should be designed to be compatible with the historic character of a 
building and should meet Standards 9 and 10 of the Secretary of Interior’s Standards for 
Rehabilitation: 

• Standard 9: “New additions, exterior alterations, or related new construction shall not destroy 
historic materials that characterize the property. The new work shall be differentiated from the old 
and shall be compatible with the massing, size, scale, and architectural features to protect the 
historic integrity of the property and its environment.” 

• Standard 10: “New additions and adjacent or related new construction shall be undertaken in such 
a manner that if removed in the future, the essential form and integrity of the historic property and 
its environment would be unimpaired.” 
  

Next Steps 
Staff requests feedback from the Board and Historic Preservation Commission at the upcoming 
Committee of the Whole meeting on August 10 regarding these possible zoning relief options. If 
supported by the Board and HPC, staff and the Village attorney will work to draft code language for review 
and to bring through a formal text amendment process, which will entail a public hearing at the Plan 
Commission and final consideration by the Village Board.  
 
An analysis of other preservation incentives included in the proposed text amendments will be provided 
at a future meeting, in addition to other changes to the code that deal with demolition delay or the review 
process. Future joint meetings of the Committee of the Whole and Historic Preservation Commission 
meetings are tentatively scheduled to take place before the upcoming Board meetings scheduled on 
September 7 and September 21.  
 
Attachments 
• Exhibit 1- Draft Amendments to Title 14 - Proposed Chapter 6 of Title 14 drafted by President Cauley, 

dated 8-10-2020 

• Exhibit 2 – Zoning Map 

• Exhibit 3 – Section 3-110, Section 10-105, Section 10-104 of the Zoning Code 

• Exhibit 4 – Proposed Zoning Relief / Bulk Requirements for Historic Properties – Potential Historic 
Zoning Overlay District Regulations  
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Potential Amendments to Title 14 – Historic Preservation 
Chapter 6 - Preservation Incentives 

DRAFT – 08-10-20 

Chapter 6 
LANDMARK AND HISTORIC DISTRICT INCENTIVES AND RESTRICTIONS 

14-6-1: HISTORIC PRESERVATION FUND:

A. Creation of Historic Preservation Fund. There is hereby established by the Village a special fund called the
Village of Hinsdale Historic Preservation Fund. 

B. Source of Funds. The Board of Trustees may, through the budget process, allocate such funds to the
Historic Preservation Fund as it deems necessary. The Village may, in addition, accept monetary gifts and 
donations from private or public sources into the fund, and may engage in fundraising efforts and deposit the 
proceeds of such fundraising into the Historic Preservation Fund. Finally, all fines and penalties collected on 
residential properties within the Village where there is a pending application for demolition, or on properties 
where a residence appears abandoned or unoccupied, shall be deposited into the Historic Preservation Fund. 

C. Use of Funds. The Board of Trustees may, upon application to the Village and approval by the Village
Board, utilize funds in the Historic Preservation Fund for the following purposes: 

1. The preservation of landmarks and for improvements to structures, buildings sites and areas located
in a historic district either through the Village’s own initiative or, upon application, through grants 
approved by the Board of Trustees for improvements to privately owned properties; 

2. To fund studies related to landmarks or existing or potential historic districts;

3. To otherwise further preservation efforts and activities of all kinds and types within the Village
consistent with the goals of this Article. 

14-6-2: HISTORIC FAÇADE IMPROVEMENT REBATE PROGRAM:

A. Creation of Historic Façade Improvement Rebate Program. There is hereby established by the Village a
Historic Façade Improvement Rebate Program, and a special fund called the Village of Hinsdale Historic 
Façade Improvement Rebate Program Fund.  

B. Source of Funds. The Board of Trustees may, through the budget process, allocate such funds to the
Historic Façade Improvement Rebate Progam Fund as it deems necessary. The Village may, in addition, 
accept monetary gifts and donations from private or public sources into the fund, and may engage in 
fundraising efforts and deposit the proceeds of such fundraising into the Historic Façade Improvement Rebate 
Program Fund. 

C. Use of Funds. The Board of Trustees may, upon application to the Village and approval by the Village
Board, utilize funds in the Historic Façade Improvement Rebate Program to provide rebates in the form of 
matching funds to property owners who seek to repair, maintain or improve the façade of landmarks, or 
contributing buildings or structures in historic districts. 

14-6-3: PRESERVATION INCENTIVES:
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In the interest of furthering preservation within the Village, and consistent with the goals of this Article, the 
Village shall make the following incentives available subject to application and conformance with program 
requirements as established by the Village Manager: 

A. All public hearing and other fees related to designation shall be waived for applicants seeking a landmark
designation, or designation of an area as a historic district. 

B. All public hearing, building permit and other Village fees related to zoning or other approvals needed shall
be waived for applicants seeking to perform rehabilitation, repair or restoration on a designated historic 
landmark or on contributing buildings or structures located in a historic district. Prior application is required. 
Application and public hearing processes seeking approvals related to rehabilitation, repair or restoration 
on a designated historic landmark or on contributing buildings or structures located in a historic district 
shall be expedited to the extent possible by the Commission, the Village Board, and other applicable 
Village boards, committees and commissions. Such expedited processes shall include, when appropriate, 
the calling of special meetings of the Commission, the Village Board and other applicable Village boards, 
committees and commissions. 

C. The application and public hearing process seeking to designate a structure, building, or site as a
landmark, or an area as an historic district, shall be expedited to the extent possible by the Commission 
and Village Board. Such expedited processes shall include, when appropriate, the calling of special 
meetings of the Commission, the Village Board and other applicable Village boards, committees and 
commissions. 

D. Commencing on January 1, 2021, and subject to compliance with program requirements to be developed
by the Village Manager, the Village portion of the real estate property taxes received by the Village on 
landmarked structures or on contributing buildings or structures within a historic district may, upon 
application and approval of the Village Board, be rebated to the property owner or their designee for a 
period not to exceed     years. Rebates may be made available to applicants seeking to perform 
rehabilitation, repair or restoration on a designated historic landmark or on contributing buildings or 
structures located in a historic district whose costs of rehabilitation, repair or restoration exceed ___% of 
the appraised value of the landmark or contributing building or structure, and to applicants who seek 
demolition, relocation or removal of a landmarked structure, building or site, or demolition, relocation or 
removal of a structure, building or site within a historic district who decide to forgo such demolition, 
relocation or removal in favor of continuing to maintain such landmark, or contributing structure, building 
or site in a historic district.    

E. Historic landmarks and contributing buildings or structures within a historic district are, subject to
compliance with requirements to be established by the Village Manager, application and approval by the 
Village Board, and available funding, eligible for grants from the Village’s Historic Preservation Fund and/or 
matching funds from the Village’s Historic Façade Improvement Rebate Program.   

F. Notwithstanding anything else in this Code or the Village’s Zoning Code, and subject to no objections
having been received by the Village from adjacent neighbors following a mailing regarding the proposed 
building modifications, the following relaxed bulk and other zoning requirement standards shall apply to 
landmarked properties within the Village: 

1. Landmarked properties or contributing properties within a historic district shall be exempt from Floor
Area Ratio (FAR) requirements; and 

2. Landmarked properties or contributing properties within a historic district in the below-specified zoning
districts are subject to the following relaxed rear yard setback requirements in lieu of those set forth in the 
Zoning Code: 
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Rear: 

R-1 R-2 R-3 R-4

(a) Corner lot 10% of lot depth, 10% of lot depth, 15’ 15’ 
min. 15’ min. 15’ 

(b) Interior lot 25’ 25’ 15’ 15’ 

G. Consultation with Village staff at no cost is available concerning additional Federal, State and County
incentives that may be available for eligible properties. 

14-6-4: DEMOLITION DELAYS:

A. Delay Upon Acquisition. Not withstanding anything else in this Article, the Village shall not accept an
application for demolition and/or certificate of appropriateness for a contributing structure in a historic district 
absent proof the party that will own the property at the time of demolition has owned the property for at least 
one (1) year. The one (1) year ownership requirement may be waived where the owner can provide proof that 
the property on which the structure sits was marketed prior to application by the applicant or by a prior owner 
for at least one (1) year as a contributing structure located in a historic district that could be maintained or 
rehabilitated, and that included information on available Village preservation incentive programs.    

B. Delay for Preservation.

1. In cases involving demolition, relocation or removal of a landmarked structure, building or site, or
involving demolition, relocation or removal of a structure, building or site within a historic district, the Village 
Board may order that permits for demolition, relocation or removal upon approval of a certificate of 
appropriateness be delayed for up to one hundred and eighty (180) days to afford an opportunity to find 
alternatives to the proposed action. 

2. The delay order shall be issued to the applicant and owner, with a copy to the Director, and shall
identify and evaluate the structure's historical or architectural significance, propose preservation 
alternatives and relevant planning considerations based on such evaluation, encourage interest in and 
understanding of preservation in the whole of the Village as it may be applicable to the demolition, 
relocation or removal permit request under review, and encourage and provide means of communication 
and exchange of views between the applicant and the occupants of properties within two hundred fifty 
(250) feet of the subject property.

3. The Village Board shall determine its recommendations for saving the structure, building or site and
transmit them in writing to the applicant, and attempt to work out a mutually satisfactory solution. A copy 
of the Village Board’s recommendations shall be forwarded to the Building Commissioner and to the 
Commission. 

4. The delay order may include a request for a conference with the applicant. Any delay by the applicant
in complying with such request shall be added to the delay period allowed in this section. 

5. The delay order may include a requirement that the applicant market the property with a public real
estate listing that includes specific Village-approved references to the preservation incentives listed in 
Section 14-6-3, where applicable, as well as any other incentives offered by the Village as an alternative 
to demolition.  
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C. Delay for Public Convenience and Safety.  The Director of Public Works may order that the issuance of a
demolition permit be delayed if the proposed schedule for the demolition will interfere with previously 
scheduled works in the public rights-of-way in the immediate vicinity of the subject property, or if the Director 
of Public Works determines that delay is necessary to prevent undue congestion and noise impacts in the 
neighborhoods when the traffic or noise from the proposed demolition combined with traffic or noise from 
previously scheduled public works projects in the immediate neighborhood. 

D. Emergency Delay.  The Village reserves the right to delay the issuance of a demolition permit in the event
of an emergency if the Village Manager determines that the demolition work will delay or otherwise interfere 
with the Village’s response to the emergency. 

E. Administrative Delay.  The Building Director may delay the issuance of a demolition permit for up to sixty
(60) days if one or more building or demolition permits for primary structures have been approved for
properties, for which work is continuing, on either side of the right-of-way block face and/or alley along which 
the property is located, or if the Building Director determines that a delay is necessary to prevent undue 
congestion and noise impacts in the neighborhood.  

F. Duration of Delay.  The delays authorized by this section shall be promptly terminated when the conditions
giving rise to the delay cease to exist, provided that, in no instance shall a delay authorized by subsection B 
exceed one hundred and eighty days (180) or a delay authorized by subsection E of this section exceed sixty 
(60) days.

14-6-5: TERMINATION OF INCENTIVES: The incentives provided for in this chapter shall be reviewed by the
Board at least every five (5) years relative to their overall effectiveness and impact on preservation within the 
Village, as balanced against their impact on Village finances and other relevant factors. The Village Board 
shall add to, modify or terminate incentives set forth in this chapter as necessary based on such review. 
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Section 3-110: Bulk, Space, And Yard Requirements: 
The building height, lot, yard, floor area ratio, and coverage requirements applicable in the single-family 
residential districts are set forth in the following table. Footnote references appear in subsection I of this 
section at the end of the table. 
   

R-1 R-2 R-3 R-4 
A.   Maximum height (feet or stories, whichever is more restrictive):  

1.   Principal structures: 
(a)   Feet: 

(i)   Smallest side yard 
provided of 14' or less 

 
30' 

  

(ii)   Smallest side yard 
provided of not less than 
14' and not more than 24' 

 
30' plus 20% of the difference between the smallest 
side yard provided and 14' 

(iii)   Smallest side yard of 
more than 24' 

 32' plus 10% of the difference between the smallest 
side yard provided and 24', but not to exceed 34' 

(b)   Stories 3 3 3 3 
2.   Accessory structures 15 15 15 15 

B.   Maximum elevation: 
1.   Principal structures: 

(a)   Smallest side yard 
provided of 14' or less 

37' plus 0.75' for each foot of side 
yard provided in excess of 10' and 
not more than 14', but not to 
exceed 40' 

35.5' plus 0.75' for every foot of 
side yard provided in excess of 
8' and not more than 14', but not 
to exceed 40' 

(b)   Smallest side yard 
provided of more than 14' and 
not more than 24' 

40' plus 20% of the difference between the smallest side yard 
provided and 14' 

(c)   Smallest side yard of 
more than 24' 

42' plus 10% of the difference between the smallest side yard 
provided and 24', but not to exceed 44' 

2.   Accessory structures n/a 
 

n/a 
 

C.   Minimum lot area and dimensions:1,2 
1.   Total lot area (square feet) 30,000 20,000 15,000 10,000 
2.   Lot area per unit (square 
feet) 

30,000 20,000 15,000 10,000 

3.   Lot width: 
(a)   Interior lot 125' 100' 70' 70' 
(b)   Corner lot 125' 100' 80' 80' 

4.   Lot depth 125' 125' 125' 125' 
D.   Minimum yards:2,3,4,5,6 

1.   Front7,8,9 35' 35' 35' 35' 
2.   Minimum side yards:9 

    

(a)   Corner lot:8,10 
    

(i)   Corner side 35' 35' 35' 35' 
(ii)   Interior side 10' 10' 8' 8' 

 or 6' plus 10% of lot width in excess of 50', whichever is more 
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(b)   Interior lot:10 
    

(i)   Minimum per yard 10' 10' 8' 8' 
 or 6' plus 10% of lot width in excess of 50', whichever is more 
(ii)   Minimum total 30% of lot width up to, and including, 125' plus 35% of lot width in 

excess of 125' 
3.   Rear:9,11 

(a)   Corner lot 15% 
of lot depth, 
min. 25' 

15% 
of lot depth, 
min. 25' 

25' 25' 

(b)   Interior lot 50' 50' 25' 25' 
E.   Maximum floor area ratio:12,13 

1.   Lots with a total lot area less 
than 10,000 square feet 

 0.25 plus 1,100 square feet 

2.   Lots with a total lot area 
equal to or greater than 10,000 
square feet but not greater than 
20,000 square feet 

 0.24 plus 1,200 square feet 

3.   Lots with a total lot area 
greater than 20,000 square feet 

 0.20 plus 2,000 square feet 

F.   Maximum building coverage:14 
1.   Maximum combined total 
principal and accessory uses 

25% 25% 25% 25% 

2.   Maximum total accessory 
uses 

10% 10% 10% 10% 

G.   Maximum lot coverage, as 
defined in section 12-206 of this 
code15 

50% 50% 50% 50% 

H.   Minimum spacing between 
principal and accessory 
structures16 

10' 10' 10' 10' 

  
   I.   Exceptions and explanatory notes: 
      1.   Nonconforming Lots: See section 10-105 of this code for lot requirements with respect to legal 
nonconforming lots of record. 

      2.   Exception For Through Lots: Any through lot that: 
         (a)   Is a lot of record; 

         (b)   Was platted prior to October 4, 1995; 
         (c)   Was created by a plat or deed recorded at a time when the creation of a lot of such size, shape, 
depth, and width at such location would not have been prohibited by any ordinance or other regulation; 

         (d)   Is the only through lot that is a lot of record within the block in which it is located; 
         (e)   Is capable of being subdivided into two (2) lots, each containing not less than 87.5 percent of the 
required lot area for the zoning district in which it is located and each having a lot width and depth no less 
than those required pursuant to subsections 10-105A2(b) and A2(c) of this code; 

         (f)   Is capable of being subdivided without creating any new, or increasing any existing, nonconformity 
with respect to any building located on such through lot; and 

https://codelibrary.amlegal.com/codes/hinsdaleil/latest/hinsdale_il_zoning/0-0-0-2341#JD_12-206
https://codelibrary.amlegal.com/codes/hinsdaleil/latest/hinsdale_il_zoning/0-0-0-1530#JD_10-105
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         (g)   Is not capable of being subdivided in conformance with all of the requirements of this code; 
   may nevertheless be subdivided, but only into two (2) lots of substantially equal area. Each of the resulting 
lots shall be deemed to be a legal nonconforming lot of record subject to the requirements of section 10-
105 of this code regarding nonconforming lots. 
      3.   Visibility Across Corners: Any other provision of this code to the contrary notwithstanding, nothing 
shall be erected, placed, planted, allowed to grow, or maintained on any corner lot in any residential district 
in violation of the provisions of title 7, chapter 1, article D of the village code. 
      4.   Special Setbacks For Signs: Special setbacks established for some signs by subsections 9-106F 
and H of this code shall control over the yard and setback requirements established in the table. 
      5.   Specified Structures And Uses In Required Yards: The following structures and uses, except as 
limited below, may be located in any required yard: 
         (a)   Statuary, arbors, trellises, and ornamental light standards having a height of eight feet (8') or less; 
and 

         (b)   Eaves and gutters projecting not more than three feet (3') from an exterior wall; and 
         (c)   Awning, canopies, bay windows, and balconies, projecting not more than three feet (3') into a front 
or rear yard from an exterior wall for a distance along such wall of not more than one-third (1/3) of the 
building width of the building in question or two feet (2') into a side yard from an exterior wall for a distance 
along such wall of not more than one-fourth (1/4) of the building depth of the building in question; provided, 
however, that all such projections shall be confined entirely within planes drawn from the main corners of the 
building at an interior angle of forty five degrees (45°) with the wall in question; and 
         (d)   Covered, unenclosed porches, patios or terraces projecting not more than: 1) eight feet (8') into a 
front or corner side yard from an exterior wall; provided, however, that no such porch, patio or terrace shall 
extend: a) closer than twenty five feet (25') from the front lot line in an R-1 or R-2 district, b) closer than 
twenty feet (20') from the front lot line in an R-3 or R-4 district, or c) more than two feet (2') outside any side 
or rear yard line as extended into the front or corner side yard; or 2) three feet (3') into a rear yard from an 
exterior wall for a distance along such wall of not more than one-third (1/3) of the building width of the 
building in question; and 
         (e)   Chimneys, flues, belt courses, leaders, sills, pilasters, lintels, ornamental features, cornices, and 
the like projecting not more than two feet (2') from an exterior wall; and 
         (f)   Outside stairways projecting from an exterior wall of a principal structure or from a porch, patio or 
terrace; provided, however, that such staircase shall not extend to any point more than eleven feet (11') into 
the required yard and the height of such staircase shall not be greater than four feet (4') but not closer than 
ten feet (10') to the front or corner side lot lines; and 
         (g)   Flagpoles; and 

         (h)   Nonmechanical laundry drying equipment, except in front yards; and 
         (i)   Terraces; provided, however, that except for an otherwise permitted driveway, no paved terrace, 
and no wall or similar structure requiring a foundation to support a terrace, shall encroach past the interior 
side of a principal structure, or be located within ten feet (10') of any rear lot line; and 
         (j)   Recreational devices, but only freestanding basketball standards and no other recreational devices 
in any front yard; and 

         (k)   Fences, walls, and hedges, subject to the limitations of section 9-107 of this code; and 
         (l)   Driveways, subject to the limitations of subsection 9-104F of this code; and 
         (m)   Swimming pools and appurtenances thereto constructed at or below finished grade, except in any 
front or corner side yard and not within ten feet (10') of any lot line when located within any required yard, 
subject to the requirements of subsection 9-107E of this code. 

https://codelibrary.amlegal.com/codes/hinsdaleil/latest/hinsdale_il_zoning/0-0-0-1530#JD_10-105
https://codelibrary.amlegal.com/codes/hinsdaleil/latest/hinsdale_il_zoning/0-0-0-1530#JD_10-105
https://codelibrary.amlegal.com/codes/hinsdaleil/latest/hinsdale_il_zoning/0-0-0-1426#JD_9-107
https://codelibrary.amlegal.com/codes/hinsdaleil/latest/hinsdale_il_zoning/0-0-0-1053#JD_9-104
https://codelibrary.amlegal.com/codes/hinsdaleil/latest/hinsdale_il_zoning/0-0-0-1426#JD_9-107
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         (n)   Sidewalks in the front, rear and corner side yards when located a minimum of two feet (2') from 
any interior lot line and in an interior side yard when located in only one interior side yard and located two 
feet (2') from the interior lot line and not exceeding thirty inches (30") in width. 
         (o)   Window wells and emergency egress area wells in rear yards. Window wells may extend not more 
than two feet (2') from an exterior wall into the front, corner side and interior yards. One emergency egress 
area well, defined in title 9, chapter 2 of the village code, as amended, may be permitted in an interior side 
yard and shall have a metal grate which is flush with the ground. No guardrail shall be permitted as part of 
an emergency egress area well. 

         (p)   Patios; provided, however, that patios shall not encroach past the interior side of a principal 
structure, or be located within ten feet (10') of any rear lot line. 
         (q)   Generators located in side yards at least three feet (3') from the lot line and no farther than five 
feet (5') from the exterior wall of the principal structure. Generators: 1) may only be installed if the 
manufacturer decibels rating of the unit does not exceed seventy (70) decibels at seven meters (7 m), 2) 
may only be exercised during the hours of ten o'clock (10:00) A.M. to two o'clock (2:00) P.M., and 3) may 
not be otherwise operated so as to create a nuisance. Generators must be screened with a solid fence or 
densely planted evergreens. 

      6.   Platted Building Lines: See subsection 12-101F of this code. 
      7.   Special Orientation Requirement For Through Lots: If: a) fifty percent (50%) or more of the total 
number of lots on a frontage are through lots, and b) the fronts of the single-family dwellings located on fifty 
percent (50%) or more of the total number of through lots on that frontage face the same frontage, then 
development of a single-family dwelling on a through lot on the same frontage shall result in the front of such 
single-family dwelling facing the same frontage as fifty percent (50%) of the single-family dwellings on all 
through lots on the same frontage. 
      8.   Front And Corner Side Yard Adjustment On Partially Developed Frontages: When a lot has a front or 
corner side yard located on a frontage in which fifty percent (50%) or more of the lots have already been 
developed, the front or corner side yard applicable to such lot shall be determined by taking the average of 
the setbacks of the buildings on all of the lots on such frontage, including the existing building on the subject 
lot, which if vacant for less than five (5) years, the building that previously sat on such lot shall be included, 
and excluding the highest and lowest setbacks for buildings on developed lots on such frontage and all lots 
containing nonresidential principal buildings or structures; provided, however, that no such front or corner 
side yard shall be permitted to be less than twenty five feet (25') in the R-1 and R-2 districts and twenty feet 
(20') in the R-3 and R-4 districts. When a lot has a front or corner side yard located on a frontage in which 
less than fifty percent (50%) of the lots have already been developed, the front or corner side yard 
applicable to such lot shall be determined by taking the average of the setbacks of the buildings on each of 
the developed lots and the required front or corner side yard in the zoning district for each of the 
undeveloped lots, including the existing building on the subject lot, which if vacant for less than five (5) 
years, the building that previously sat on such lot shall be included, and excluding the highest and lowest 
setbacks for buildings on developed lots on such frontage and all lots containing nonresidential principal 
buildings or structures; provided, however, that no such front or corner side yard shall be permitted to be 
less than twenty five feet (25') in the R-1 and R-2 districts and twenty feet (20') in the R-3 and R-4 districts. 
When a lot has a front or corner side yard located on a frontage that contains three (3) or less lots, the front 
or corner side yard applicable to such lot shall be determined by taking the average of the setbacks of all 
principal structures on such frontage, including the existing building on the subject lot, which if vacant for 
less than five (5) years, the building that previously sat on such lot shall be included, and excluding all lots 
containing nonresidential principal buildings or structures. When determining a front or corner side yard 
required pursuant to this subsection, all measurements of setbacks of existing buildings shall exclude all 
encroachments in front or corner side yards by covered, unenclosed porches authorized by subsection I5 of 
this section. When a through lot is located on a frontage where fifty percent (50%) or more of the total 
number of lots on the frontage are through lots, the front yard that is opposite the front yard toward which the 
front of the principal dwelling is oriented shall be fifty percent (50%) of the average front yard as determined 
under this subsection; provided, however, that no such front yard shall be permitted to be less than thirty five 
feet (35'). 

https://codelibrary.amlegal.com/codes/hinsdaleil/latest/hinsdale_il_zoning/0-0-0-2282#JD_12-101
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      9.   Side And Rear Yard Regulations For Accessory Structures And Uses: Parking areas wherever 
located and other detached accessory structures and uses when located within the rear twenty percent 
(20%) of the lot shall not be required to maintain an interior side or rear yard in excess of two feet (2'); 
provided, however, that when the rear yard of such lot abuts the side yard of an adjacent lot, then detached 
accessory structures and uses shall not be located closer than six feet (6') from said side yard, and provided 
further, however, that the exception provided by this subsection shall not apply to residential recreational 
facilities or antennas and antenna support structures. No accessory structure or use, or combination of such 
structures or uses, other than permitted accessory parking garages, located within an otherwise required 
side or rear yard pursuant to this subsection shall occupy more than thirty percent (30%) of such required 
yard. 
      10.   Corner And Interior Side Yard Adjustment: The required corner side yard in the R-3 and R-4 
districts may be reduced by one foot (1') for each foot of additional interior side yard provided in excess of 
the applicable minimum interior side yard requirement; provided, however, that no such corner side yard 
shall be reduced to a size less than twenty feet (20'). 
      11.   Rear Yard Regulation For Decks: Decks shall not be required to maintain a rear yard in excess of 
twenty five feet (25') in the R-1 and R-2 districts nor in excess of fifteen feet (15') in the R-3 and R-4 districts. 
      12.   Special Floor Area Ratio Standard: This maximum floor area ratio requirement shall not apply to 
prevent development of a total of two thousand eight hundred (2,800) square feet of gross building floor 
area. 
      13.   Floor Area Bonus For Detached Garages: In determining the floor area ratio for lots having a 
detached garage and no other garage, exclude one-half (1/2) of the area of the detached garage, but not 
more than two hundred fifty (250) square feet. 
      14.   Building Coverage Exceptions: Coverage by the following structures and portions of structures shall 
not be included in determining the amount of building coverage: 

         (a)   Decks; and 
         (b)   One-fourth (1/4) of the floor area of a detached garage located on a zoning lot having a detached 
garage and no other garage, but not more than one hundred twenty five (125) square feet; and 
         (c)   The first two hundred (200) square feet of a porch if all of the following criteria are met: 1) the 
porch is covered, and 2) the porch is, and shall permanently remain, unenclosed, and 3) the porch is 
attached to that part of a single-family detached dwelling that fronts a required front yard or corner side yard, 
and either 4) in the case of a front yard, the portion of the porch to which the exemption applies lies between 
the widest apart side building lines of the dwelling or lies in front of the front building line of the dwelling 
extended or 5) in the case of a corner side yard, the portion of the porch to which the exemption applies lies 
between the frontmost and the rearmost building lines of the dwelling or lies in front of the corner side 
building line of the dwelling extended; provided, however, that this exemption shall not exceed a total of two 
hundred (200) square feet for any zoning lot. 
      15.   Residential Lot Coverage: For residential lots under ten thousand (10,000) square feet, maximum 
lot coverage shall be sixty percent (60%). 
      16.   Exception For Specified Structures: This limitation shall not apply to attached accessory structures, 
nor to air conditioning units, antennas, or antenna support structures, nor to any accessory structure 
protected by a fire separation wall approved by the village manager. (Ord. 92-43, §§2A, B, 3, 10-6-1992; 
Ord. 95-10, §§4A, 5, 6, 3-21-1995; Ord. 95-15, §2B, 4-24-1995; Ord. 95-33, §§3A, B, 10-3-1995; Ord. 99-6, 
§§2, 7A, 3-2-1999; Ord. 99-34, §§2A, B, 8-3-1999; Ord. 99-51, §2, 11-2-1999; Ord. O2001-10, §2, 3-6-2001; 
Ord. O2002-76, §2, 12-17-2002; Ord. O2003-01, §2, 2-4-2003; Ord. O2007-09, §2, 1-23-2007; Ord. O2007-
10, §2, 1-23-2007; Ord. O2008-42, 8-12-2008; Ord. O2010-10, §3, 2-1-2010) 
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Section 10-104: Precode Structures: 
   A.   Authority To Continue: Any precode structure may be maintained, altered, enlarged, rebuilt, restored, 
and repaired so long as it remains otherwise lawful, subject to the restrictions in subsections B through E of 
this section and subsection 10-101D of this article. 
   B.   Maintenance, Repair, Alteration, And Enlargement: Any precode structure may be maintained, 
repaired, altered or enlarged; provided, however, that except as hereinafter expressly provided, no such 
maintenance, repair, alteration, or enlargement shall either create any new parking, loading, yard, bulk or 
space nonconformity or increase the degree of any parking, loading, yard, bulk, or space nonconformity of 
all or any part of such structure as it existed on the effective date of this code. Notwithstanding the preceding 
sentence: 
      1.   Front And Rear Yard Vertical Extensions: Any portion of a precode structure that is nonconforming 
with respect to a required front or rear yard may be extended vertically within its existing perimeter walls but 
may not be extended horizontally; and 

      2.   Side Yard Vertical Extensions: Any portion of a precode structure that is nonconforming with respect 
to a required side yard may be extended vertically within its existing perimeter walls; provided, however, that 
no such extension shall be allowed within ten feet (10') of any side lot line in the R-1 and R-2 districts or 
within six feet (6') of any side lot line in the R-3 and R-4 districts; and 
      3.   Side Yard Horizontal Extensions: Any portion of a precode structure that is nonconforming with 
respect to a required side yard may be extended horizontally between the required front and rear yard lines 
at a distance from the side lot line equal to the greater of: a) the minimum existing distance between said 
side lot line and said nonconforming portion or b) ten feet (10') in the R-1 and R-2 districts or six feet (6') in 
the R-3 and R-4 districts; and 
      4.   Roof Elevation Extensions: Any portion of a precode structure that is nonconforming with respect to 
the permitted maximum elevation may be extended horizontally at an elevation in excess of said permitted 
maximum elevation; provided, however, that the top of the roof of such extension shall not exceed the top of 
the precode structure. 

      5.   Roof Height Extensions: Any portion of precode structure located on a conforming lot in a single-
family residential district that is nonconforming with respect to the permitted maximum height and that is a 
precode structure solely due to the nonconforming height of the structure may be extended: a) horizontally 
at a height in excess of said permitted maximum height but not in excess of the roofline of the existing 
structure or b) horizontally and vertically at a height in excess of the permitted maximum height but not in 
excess of the height of the structure as of the date of initial occupancy of the original structure, provided, 
however, that such extension shall not be permitted where the height of the structure as of the date of initial 
occupancy of the original structure exceeded the maximum height authorized by law; and, in either case, 
such extension shall not extend more than twenty four inches (24") beyond the exterior face of the exterior 
walls of said existing structure. 
      6.   Certain Garages Accessory To Certain Precode Detached Dwellings: Notwithstanding the applicable 
maximum floor area and building coverage regulations and notwithstanding the limitations set in subsection 
C1 of this section, a detached garage accessory to, and on the same zoning lot as, a precode single-family 
detached dwelling structure may be demolished and replaced with a new detached garage if, but only if, all 
of the following conditions and standards are met: a) the dwelling was constructed prior to 1950, b) the 
dwelling does not have an attached garage, and c) the replacement garage does not exceed a total floor 
area of four hundred forty (440) square feet. 
For the purposes of this subsection B, any vertical or horizontal extension of a precode structure in violation 
of subsection B5 of this section shall be construed to increase the degree of an existing nonconformity. For 
purposes of this subsection B, the provisions of subsection D of this section shall, where applicable, be 
applied in determining the existence and extent of any side yard nonconformity. 

   C.   Damage Or Destruction: Any precode structure that is demolished, damaged, or destroyed by any 
means, whether or not within the control of the owner thereof, may be rebuilt, restored, or repaired; 
provided, however, that: 

https://codelibrary.amlegal.com/codes/hinsdaleil/latest/hinsdale_il_zoning/0-0-0-1463#JD_10-101
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      1.   Voluntary Damage: In no event shall any demolition, damage, or destruction to such a structure 
caused by any means within the control of the owner be rebuilt, restored, or repaired except in conformity 
with all of the applicable district regulations other than minimum lot area and lot dimension regulations. 
      2. Involuntary Damage: In no event shall any damage or destruction to such a structure caused by any 
means not within the control of the owner be rebuilt, restored, or repaired so as to create any new parking, 
loading, yard, bulk, or space nonconformity or to increase the degree of any parking, loading, yard, bulk, or 
space nonconformity existing prior to such damage or destruction. For the purposes of this subsection C2, 
any vertical or horizontal extension of a structure in violation of the yard, bulk, or space regulations 
applicable in the district in which such structure is located shall be construed to increase the degree of an 
existing nonconformity, except that: 
         (a)   Front And Rear Yard Vertical Extensions: Any portion of a precode structure that was, prior to 
such damage or destruction, nonconforming with respect to a required front or rear yard may be extended 
vertically within its existing perimeter walls but may not be extended horizontally; and 

         (b)   Side Yard Vertical Extensions: Any portion of a precode structure that was, prior to such damage 
or destruction, nonconforming with respect to a required side yard may be extended vertically within its 
existing perimeter walls; provided, however, that no such extension shall be allowed within ten feet (10') of 
any side lot line in the R-1 and R-2 districts or within six feet (6') of any side lot line in the R-3 and R-4 
districts; and 

         (c)   Side Yard Horizontal Extensions: Any portion of a precode structure that was, prior to such 
damage or destruction, nonconforming with respect to a required side yard may be extended horizontally 
between the required front and rear yard lines at a distance from the side lot line equal to at least: 1) the 
minimum existing distance between said side lot line and said nonconforming portion as it existed prior to 
such damage or destruction and 2) ten feet (10') in the R-1 and R-2 districts or six feet (6') in the R-3 and R-
4 districts. 
   For purposes of this subsection C, the provisions of subsection D of this section shall, where applicable, 
be applied in determining the minimum yards required and the existence and extent of any side yard 
nonconformity. 
   D.   Special Yard Regulations: Whenever any precode structure is located on a lot that does not comply 
with the lot area or lot width regulations of the district in which it is located, such structure may be 
maintained, altered, enlarged, rebuilt, restored, and repaired subject to the side yard regulations for such 
district as stated in subsection 10-105A of this article rather than the side yard regulations otherwise 
applicable in such district. 
   E.   Moving: No precode structure shall be moved in whole or in part, for any distance whatsoever, to any 
other location on the same or any other lot unless the entire structure shall thereafter conform to the 
regulations of the zoning district in which it is located after being moved. 
   F.   Driveways: A driveway that has been in existence in excess of twenty five (25) years may be 
reconstructed in its present location. (Ord. 92-43, §5, 10-6-1992; Ord. 95-10, §§4C, D, 3-21-1995; Ord. 95-
15, §2D, 4-24-1995; Ord. 98-21, §2, 5-5-1998; Ord. 99-6, §3, 3-2-1999; Ord. O2003-5, §2, 3-4-2003; Ord. 
O2007-16, §3, 2-20-2007) 

 
Section 10-105: Legal Nonconforming Lots Of Record: 
   A.   Authority To Use For Single-Family Detached Dwellings In Residential Districts: In any residential 
district, notwithstanding the regulations imposed by any other provisions of this code, a single-family 
detached dwelling, and any permitted accessory structure, that complies with the regulations of this 
subsection may be erected, maintained, altered, enlarged, rebuilt, restored, and repaired on a legal 
nonconforming lot of record. Construction of such dwelling, and any accessory structure, shall comply with 
all the regulations applicable to such dwellings and accessory structures in the zoning district in which the lot 
in question is located, except that the following requirements shall apply in place of requirements otherwise 
applicable: 

https://codelibrary.amlegal.com/codes/hinsdaleil/latest/hinsdale_il_zoning/0-0-0-1530#JD_10-105
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      1.   Maximum Elevation: 
 

R-1 R-2 R-3 R-4 R-5 R-6 
(a)   Principal structures 

    
Not applicable 

(i)   Smallest side yard provided of 14 
feet or less 

34 feet plus 0.75 foot for each foot of side yard 
provided in excess of 6 feet, and not more 
than 14 feet, but not to exceed 40 feet 

Not applicable 

(ii)   Smallest side yard provided of 
more than 14 feet and not more than 
24 feet 

40 feet plus 20 percent of the difference 
between the smallest side yard provided and 
14 feet 

Not applicable 

(iii)   Smallest side yard of more than 
24 feet 

42 feet plus 10 percent of the difference 
between the smallest side yard provided and 
24 feet, but not to exceed 44 feet 

Not applicable 

(b)   Accessory structures Not applicable Not applicable Not applicable 

  
      2.   Minimum Lot Area And Dimensions:  

R-1 R-2 R-3 R-4 
(a)   Total lot area (square feet) 14,000 14,000 10,000 7,000 
(b)   Lot width (feet): 

    

(i)   Interior lot 70 70 50 50 
(ii)   Corner lot 80 80 50 50 
(c)   Lot depth (feet) 125 125 125 100 

  
      3.   Minimum Side Yards (Feet):  

R-1 R-2 R-3 R-4 R-5, R-6 
(a)   Corner lot: 

(i)   Interior 
side 

10 feet 10 feet 6 feet 6 feet 6 feet 

 or 6 feet plus 10 percent of lot width in excess of 50 feet, whichever is 
more 

 

(ii)   Corner 
side 

35 feet or 30 
percent of lot 
width, whichever 
is less 

35 feet or 30 
percent of lot 
width, whichever 
is less 

15 feet or 30 
percent of lot 
width, 
whichever is 
greater 

15 feet or 30 
percent of lot 
width, 
whichever is 
greater 

6 feet or 30 
percent of lot 
width, 
whichever is 
greater 

(b)   Interior lot: 

(i)   Minimum 
per yard 

10 feet 10 feet 6 feet 6 feet 6 feet 

 or 6 feet plus 10 percent of lot width in excess of 50 feet, whichever is 
more 

 

(ii)   Minimum 
total 

30 percent of lot width up to, and including, 125 feet plus 35 percent of 
lot width in excess of 125 feet 

20 feet or 30 
percent of 
frontage, 
whichever is less 
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   B.   Authority To Use For Permitted Uses In Nonresidential Districts: A legal nonconforming lot of record 
located in any district other than a residential district may be developed for any use permitted or specially 
permitted in the district in which it is located if, but only if, the development of such lot meets all 
requirements of the district in which it is located, including floor area ratio, coverage, and yard and setback 
requirements, except lot area, width, and depth requirements. (Ord. 92-43, §6, 10-6-1992; Ord. 95-10, §4B, 
3-21-1995; Ord. 95-15, §2C, 4-24-1995; Ord. 99-6, §§4A, B, 3-2-1999) 
 
 
Section 12-206: Definitions: 
Nonconforming Lots & Structures 
Nonconforming Structure: See definition of Precode Structure. 
Precode Structure: Any building or structure, other than a sign, lawfully existing as of June 18, 1988, or the 
date of any subsequent amendment to the village's zoning regulations that renders such building or structure 
nonconforming, that: 
   A.   Does not comply with all of the regulations of this code, or any such amendment to it, governing 
parking, loading, or bulk and space requirements for the zoning district in which such building or structure is 
located; or 

   B.   Is located on a lot that does not, or is so located on a lot as not to, comply with the area, dimension, 
yard, or setback requirements for the zoning district in which such building or structure is located; or 
   C.   Both subsections A and B of this definition; except 

   D.   Any building containing more than one dwelling unit in addition to the number permitted by the district 
regulations in the district where it is located shall be deemed to be a nonconforming use rather than a 
precode structure. 
Nonconforming Lot Of Record: A lot of record that does not comply with the lot requirements for any use 
permitted in the district in which it is located. 

Nonconforming Lot Of Record, Legal: A nonconforming lot of record that: 
   A.   1.   Was created by a plat or deed recorded at a time when the creation of a lot of such size, shape, 
depth, and width at such location would not have been prohibited by any ordinance or other regulation; and 
      2.   Is located in a residential district and meets the minimum lot area and lot dimension standards of 
subsection 10-105A of this code, or is located in a district other than a residential district; and 

      3.   Was vacant on June 18, 1988, or became vacant thereafter by reason of demolition or destruction of 
a precode structure that is not authorized to be rebuilt or replaced pursuant to subsection 10-104C of this 
code; or 

   B.   Was created pursuant to section 3-110 of this code. 
Except as authorized pursuant to section 3-110 of this code, a legal nonconforming lot of record cannot be 
created by the sale or transfer of property that results in the creation of a nonconforming lot of record or that 
increases the degree of nonconformity of any existing nonconforming lot of record. 
Lot Dimensions 
Lot, Width Of: The shortest distance between side lot lines measured by a line passing through the point of 
the required front yard line equidistant from the points where the front yard line intersects the side yard lines 
(measured along the front yard line); provided, however, that the length of the front lot line shall not be less 
than eighty percent (80%) of the required minimum lot width except for curved front lot lines of legal 
nonconforming lots of record abutting a cul-de-sac which shall be not less than fifty percent (50%) of the 
required minimum lot width. 

Lot Depth: The maximum straight line distance between the front and rear lot lines. 

https://codelibrary.amlegal.com/codes/hinsdaleil/latest/hinsdale_il_zoning/0-0-0-1530#JD_10-105
https://codelibrary.amlegal.com/codes/hinsdaleil/latest/hinsdale_il_zoning/0-0-0-1510#JD_10-104
https://codelibrary.amlegal.com/codes/hinsdaleil/latest/hinsdale_il_zoning/0-0-0-130#JD_3-110
https://codelibrary.amlegal.com/codes/hinsdaleil/latest/hinsdale_il_zoning/0-0-0-130#JD_3-110
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Yards / Setbacks 
Yard: A required open space on a lot between a lot line and a yard line that is, except as otherwise 
expressly authorized by this code, unoccupied and unobstructed from grade to the sky. 
Yard, Corner Side: A yard extending from the front yard line to the rear lot line between the corner side lot 
line of the lot and the corner side yard line. 

Yard, Front: A yard extending across the entire front of a lot between the front lot line of the lot and the front 
yard line. 
Yard Line, Corner Side: A line drawn parallel to a corner side lot line at a distance therefrom equal to the 
depth of the required corner side yard. 
Yard Line, Front: A line drawn parallel to a front lot line at a distance therefrom equal to the depth of the 
required front yard. If the front lot line is not straight, then the front yard line shall be drawn as nearly parallel 
to such front lot line as possible but shall in no case be drawn closer to any point on such front lot line than 
the depth of the required front yard. 

Yard Line, Rear: A line drawn parallel to a rear lot line at a distance therefrom equal to the depth of the 
required rear yard. 
Yard Line, Side: A line drawn parallel to a side lot line at a distance therefrom equal to the depth of the 
required side yard. 
Yard, Rear: A yard extending along the full length of the rear lot line between the side lot lines and between 
the rear lot line and the rear yard line, except that in the case of a corner lot the rear yard shall extend from 
the inner side lot line to the corner side yard line. 
Yard, Required: The minimum yard depth designated in the regulations of this code establishing minimum 
front, corner side, side, and rear yard requirements for various uses, structures, and districts. 
Yard, Side: A yard extending along a side lot line from the front yard to the rear yard between the side lot 
line and the side yard line. 

Floor Area Ratio 
Floor Area, Gross (For Determining Floor Area Ratio In Single-Family Residential Districts): Except as 
hereinafter provided, the sum of the gross horizontal areas of all floors of all stories and partial stories of a 
building, or of such area devoted to a specific use, measured from the exterior face of exterior walls or from 
the centerline of walls separating two (2) buildings or uses. Gross floor area shall include: 
   A.   Fifty percent (50%) of all floor area located in a basement, except as provided in subsection 2(d) of 
this definition; 

   B.   One hundred percent (100%) of all floor area located on any level, other than a basement, that is 
counted as a story or a half story; provided, however, that: 
      1.   When any portion of a story or half story has no floor above it and has a ceiling height of seven feet 
(7') or more over an area that is twenty percent (20%) or less than the portion of the story or half story 
immediately below such portion it shall be excluded before any calculation of gross floor area pursuant to 
this subsection B; and 
      2.   When any portion of a story or half story has no floor above it and has a ceiling height of seven feet 
(7') or more over an area that is less than one-half (1/2), but more than twenty percent (20%), of the portion 
of the story or half story immediately below such portion, then only fifty percent (50%) of the floor area of 
such portion that has a ceiling height of seven feet (7') or more shall be included; and 
      3.   When any portion of a story or half story has no floor above it and has a ceiling height of seven feet 
(7') or more over an area that is equal to or greater than one-half (1/2) of the portion of the story or half story 
immediately below such portion, then one hundred percent (100%) of the floor area of such portion that has 
a ceiling height of seven feet (7') or more shall be included; and 
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      4.   For a single-family detached dwelling in the R-1, R-2, R-3 or R-4 district constructed prior to January 
1, 1930: a) the floor area of the uppermost level of that dwelling, if that dwelling has two (2) full stories below 
the uppermost level, shall be excluded before any calculation of gross floor area pursuant to this subsection 
B and b) the floor area of the basement of that dwelling also shall be excluded before any calculation of 
gross floor area pursuant to this subsection B, provided, however, that such basement floor area shall not be 
excluded if that floor area is a part of any alteration or enlargement of that dwelling at any time after March 
1, 2006, which alteration or enlargement changes the elevation of any portion of the first story of that 
dwelling; and 

   C.   One hundred percent (100%) of all exterior area that is surrounded on eighty five percent (85%) or 
more of its perimeter by the walls of any structure. 
For purposes of measuring gross floor area, all of the following shall, without limitation, be included: 

   A.   Elevator shafts and stairwells at each floor; 
   B.   Floor spaces and shafts, not including roof space, used for mechanical, electrical, and plumbing 
equipment; 

   C.   Penthouses; 
   D.   Interior balconies and mezzanines; 

   E.   Atria; 
   F.   Enclosed porches (but not open porches); 

   G.   Floor space used for accessory uses; and 
   H.   Where any space has a floor to ceiling height of more than fourteen feet (14'), each fourteen feet (14') 
in height, and any fraction thereof in excess of fourteen feet (14') of height or a multiple thereof, shall be 
treated as a separate floor. 
Floor Area Ratio (FAR): The gross floor area of a building divided by the total lot area of the zoning lot on 
which it is located. For planned developments, the FAR shall be determined by dividing the gross floor area 
of all principal buildings by the net area of the site. 
Story (For Determining Stories In Single-Family Residential Districts): Except as hereinafter provided, each 
level of a building included between the surface of any floor and the surface of the floor next above it, or if 
there is no floor above, then the space between the floor and the ceiling next above it. The various levels 
shall be treated as follows: 

   A.   A cellar shall not be counted as a story; 
   B.   A basement shall be counted as one-half (1/2) story; 

   C.   The first level that is neither a cellar nor a basement, whether or not located above a cellar or 
basement, shall be counted as the first full story; 
   D.   Except as provided in subsection E of this definition, any level located above such first full story shall 
also be counted as a full story; and 

   E.   Notwithstanding subsection D of this definition, the uppermost level of a structure: 
      1.   Shall not be counted as a story when it has a ceiling height of seven feet (7') or more over a floor 
area that is twenty percent (20%) or less of the floor area of the next lower level; 
      2.   Shall be counted as one-half (1/2) story when it has a ceiling height of seven feet (7') or more over a 
floor area that is more than twenty percent (20%) and less than one-half (1/2) of the floor area of the next 
lower level; 
      3.   Shall be counted as a full story when it has a ceiling height of seven feet (7') or more over a floor 
area that is one-half (1/2) or more of the floor area of the next lower level. 
For the purpose of determining the number of stories, the following rules shall apply: 
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   A.   The floor of a story may split levels provided that there is not more than four feet (4') difference in 
elevation between the different levels of the floor; and 
   B.   Where any space has a floor to ceiling height of more than fourteen feet (14'), each fourteen feet (14') 
in height, and any fraction thereof in excess of fourteen feet (14') of height or a multiple thereof, shall be 
treated as a separate story. 

Basement: A portion of a structure located partly underground having an average ceiling height above grade 
of more than three and one-half feet (31/2') but less than six feet (6'). 
Cellar: A portion of a structure located partly or wholly underground having an average ceiling height above 
grade of not more than 3.5 feet. 

Building Height and Elevation 
Elevation: As used in sections 3-110, 10-104 and 10-105 of this code, the vertical distance measured from 
top of foundation to the highest point of a building or structure. For the purposes of this definition: 
   A.   "Top of foundation" shall mean a point one foot (1') above the lowest point of the foundation of a 
building or structure that is either: 1) above grade or 2) visible from the exterior of the building or structure; 
provided, however, that if the top of the lowest floor joist of the first full story of such building or structure is 
lower than said lowest point of the foundation, then the top of said floor joist shall be deemed to be the top of 
foundation; and 
   B.   "Highest point of a building or structure" shall mean the point of said building or structure that is 
located at the highest vertical distance above the top of foundation. Notwithstanding the foregoing, the 
following shall not be included in determining said highest point: chimneys and railings, and any turrets, 
widow walks, and cupolas having no exterior length, width, or diameter in excess of nine feet (9'). 

Height: The vertical distance measured from grade to the highest point of the roof for flat roofs, or to the 
deck line for mansard roofs, or to the mean height between the principal eave and the highest ridge or point 
for gable, hip, and gambrel roofs, or to the highest point of a structure without a roof. When a parapet wall, a 
penthouse, or any similar structure is located on the roof of a building with a flat or mansard roof, the 
building height shall be measured to the highest point of said structure if any part of it extends above the 
height as measured pursuant to the first sentence of this definition. Notwithstanding the foregoing, the 
following shall not be considered in determining the height of a building: mechanical equipment; walls or 
similar structure designed exclusively for the purpose of screening mechanical equipment from view; 
chimneys and railings; and turrets, widow walks, or cupolas having no exterior length, width, or diameter in 
excess of nine feet (9'). 

Grade: The average level of the ground existing prior to any reshaping of the natural contours at the four (4) 
corners of a structure or proposed structure that are, respectively, closest to the four (4) points of 
intersection of the required front, rear and side yard lines. When the existing natural ground level slopes 
away from any such corner, then the level of the ground at such corner shall be measured at the lowest 
point lying within six feet (6') of such corner. 
Lot Coverage & Building Coverage 
Lot Coverage: The percentage of a lot's area covered by any building or structure, or any surface that has 
been compacted or covered with a layer of material so that it is resistant to infiltration by water. Such 
surfaces shall include, without limitation, driveways, patios, tennis courts, compacted graveled areas (but not 
uncompacted areas of decorative gravel), sidewalks, paved terraces and other similar surfaces that restrict 
the ability of water to drain, seep, filter or pass through into the ground below. See also definition of Building 
Coverage. 
Building Coverage: The percentage of a lot's area covered by any building or structure. See also definition of 
Lot Coverage. 
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Proposed Bulk Requirements for Historic Properties – Potential Historic Overlay District 

R-1 / R-2 R-3 / R-4

A. Maximum Height Not applicable Not applicable 
B. Maximum Elevation Not to exceed the existing highest ridge line Not to exceed existing highest ridge line 

C. Minimum Lot Area and Dimensions Existing lot area and dimensions not to be 
reduced 

Existing lot area and dimensions not to be 
reduced 

D. Minimum Yards

1. Front Block average, but no less than the existing 
front setback of the structure 

Block average, but no less than the existing 
front setback of the structure 

2. Side
a. Corner Lot

i. Corner Side 35' or the existing corner side setback of 
the structure, whichever is less 

15' or the existing corner side setback of 
the structure, whichever is less 

ii. Interior Side 10' per yard 6' per yard 
b. Interior Lot 10' per yard 6' per yard 

3. Rear
a. Corner Lot 10% lot depth, minimum 15' 15' 
b. Interior Lot 25' 15' 

E. Maximum Floor Area Ratio (FAR) Not applicable Not applicable 
F. Maximum Building Coverage

1. Maximum Combined Total Principal
and Accessory Uses 25% of lot area 25% of lot area 

2. Maximum Combined Accessory
Uses 10% of lot area 10% of lot area 

G. Total Lot Coverage 60% of the lot area, provided that there are 
no adverse impacts on adjacent properties 

60% of the lot area, provided that there are 
no adverse impacts on adjacent properties 

Exhibit 4

Bsalmon
Rectangle


	Staff Report - Amendments to Title 14 - Zoning Relief
	Exhibit 1 - Title 14 - Chapter 6 - Proposed Amendments - Incentives
	Exhibit 2 - Hinsdale Zoning Map 2021
	Exhibit 3 - Applicable Zoning Code Sections
	Exhibit 4 - Proposed Bulk Requirements for Historic Properties



