
 
 
 
 
  

 

 
                           

MEETING AGENDA 

 
VILLAGE BOARD OF TRUSTEES 

COMMITTEE OF THE WHOLE 
HISTORIC PRESERVATION COMMISSION 

JOINT MEETING 
Tuesday, September 7, 2021 

6:30 P.M. – 7:30 P.M. 
MEMORIAL HALL – MEMORIAL BUILDING 
19 East Chicago Avenue, Hinsdale, Illinois 

 (Tentative and Subject to Change) 
 

1.  CALL TO ORDER – Trustee Stifflear/Chair 
 
2.  ROLL CALL 
 
3.  DISCUSSION ITEMS 

a) Review of Amendments to Title 14 - Historic Preservation Incentive Options 
 
4. ADJOURNMENT 

 
 
 
 

The Village of Hinsdale is subject to the requirements of the Americans with Disabilities Act of 
1990.  Individuals with disabilities who plan to attend this meeting and who require certain 
accommodations in order to allow them to observe and/or participate in this meeting, or who have 
questions regarding the accessibility of the meeting or the facilities, are requested to contact the 
Brad Bloom, ADA Coordinator, at 630-789-7007 or by TDD at 630-789-7022 promptly to allow 
the Village of Hinsdale to make reasonable accommodations for those persons.   

Website http://villageofhinsdale.org 

http://villageofhinsdale.org/


 
 
 
 
 
 
 

 
 

 
              MEMORANDUM 

DATE:   September 7, 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 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. 

• August 10 – Presentation by staff and discussion on the existing Zoning Code regulations and 
potential zoning relief options for historic properties to help encourage property owners to pursue 
preservation over demolition.  

• September 7 – Presentation by staff and discussion on other preservation incentive options include 
in the draft language for Chapter 6 of Title 14 by President Cauley and dated 8-10-2020. 

 
Overview of Preservation Incentive Options 
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.  
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. 
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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. 

 
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 

 
Evaluation of Preservation Incentive Options for Historic Properties 
Zoning relief options for historic properties were included in the packet and discussed at the joint 
Committee of the Whole and Historic Preservation Commission (HPC) meeting on August 10, 2021. 
Please refer to the full meeting packet for additional information on this type of preservation incentive.  
 
A summary of the remaining preservation incentives, including financial assistance and expedited 
processes, included in the proposed Chapter 6 of Title 14 drafted by President Cauley and dated 8-10-
2020 has been included in Exhibit 2 for further discussion and feedback. Possible impacts and decision 
points will be discussed for the Village Board and the HPC to consider and to evaluate potential 
amendments to the Zoning Code or Village Code. 
 
It should be noted that the proposed code language is generally written to offer incentives to landmarks 
that are locally designated or to contributing structures located in a historic district. In the case that the 
Village supports utilizing a historic zoning overlay district that includes specifically identified historic 
properties, the language would be revised to offer these incentives to these other properties. 
 
The draft code language also includes a sunset clause in Section 14-6-5 that would require the Village 
Board to review the incentives provided in new Chapter 6 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. It also states that the Board shall add to, modify or terminate 
incentives set forth in Chapter 6 as necessary based on such review.  
 
The draft provisions for demolition delays included in Chapter 6 of Title 14 by President Cauley will be 
discussed in future meetings held on the amendments to Title 14.  

  
Next Steps 
Staff requests feedback from the Board and Historic Preservation Commission at the upcoming 
Committee of the Whole meeting on September 7, 2021 regarding the additional preservation incentive 
options and which incentives should be included for formal adoption or further analysis. 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.  
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The next future joint meeting of the Committee of the Whole and Historic Preservation Commission is 
tentatively scheduled to take place before the upcoming Board meeting in October.  
 
Attachments 
• Exhibit 1- Draft Amendments to Title 14 - Proposed Chapter 6 of Title 14 drafted by President Cauley, 

dated 8-10-2020 

• Exhibit 2 – Summary of Preservation Incentives 
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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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 Exhibit 2 
Summary of Proposed Preservation Incentives 
Amendments Included in Chapter 6 of Title 14 by President Cauley, Dated 8-4-2020 
 
 
1. Historic Preservation Fund  

• Incentive Description. The Historic Preservation Fund would allow the Village Board to approve 
funding for a broad range of preservation activities, including: 

• Exterior improvements to landmarks and properties within a historic district, either by Village 
initiatives or through grants to private property owners approved by Village Board  

• Studies related to landmarks or existing or potential historic districts 

• Other activities that further preservation efforts and activities of all kinds and types within the 
Village consistent with the Village’s Preservation goals 

Funding is intended to be used for a wide ranges of initiatives and projects, which could include hiring 
a historic preservation specialist to complete surveys of an entire neighborhood or be used for 
individual properties via an existing conditions report, historic assessment report, feasibility study, 
planning and design analysis, National Register nomination, and tax credit application. The program 
could also fund Village-led initiatives such as historic district signage, preservation plans, design 
guidelines, code analysis, and the like.  

• Possible Funding Sources. The proposed code language includes three possible funding sources: 

• As part of each annual budget cycle, the Village Board would determine if a portion of the Village’s 
budget should be allocated to the Historic Preservation Fund 

• Gifts and donations from private or public sources and fundraising efforts 

• Fines and penalties collected on residential properties with pending applications for demolition, or 
on properties where a residence appears to be unoccupied or abandoned 

It is anticipated that less than $1,000 per year would be collected from fines and penalties from 
residential properties with a pending demolition application or that appear abandoned or unoccupied 
and additional details would need to be determined on how to implement this aspect.  

 

2. Historic Façade Improvement Program 

• Incentive Description. The Historic Façade Improvement Program would provide matching funds to 
property owners for exterior improvements to landmarks or contributing structures in historic districts. 
Projects would need to be reviewed and approved by the Board of Trustees.  

The maximum grant amount or percent of cost sharing between a property owner and the Village would 
need to be determined, in addition to other program details. The table on the following page provides 
details on other Façade Improvement Program offered by communities in Illinois. 

• Possible Funding Sources. The proposed code language includes two possible funding sources: 

• As part of each annual budget cycle, the Village Board would need to determine if a portion of the 
Village’s budget should be allocated to the Historic Preservation Fund 

• Gifts and donations from private or public sources and fundraising efforts 
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Examples of Historic Façade Improvement Programs in Other Communities 
 

Municipality  Program Name & Description Maximum Amount Cost Share 
St. Charles The Facade Improvement Program 

provides matching grants for the 
rehabilitation and restoration of the 
exterior of buildings in the downtown 
area. Properties must be located in 
Downtown Special Service Area 1B, in 
a Historic District, or be a designated 
Historic Landmark. The program budget 
is set each year by City Council.  

The overall amount for 
any commercial or multi-
family residential 
property cannot exceed 
$20,000 within any 
5 year period. Single-
family residential 
properties are limited to 
$5,000 

 For commercial and multi-family 
residential properties, 25% of the 
project may be reimbursed for 
maintenance work and 50% for 
other improvements. Historic 
single-family residential buildings 
are eligible for 50% reimbursement 
for certain projects. Architectural 
Services are reimbursable at 100%, 
up to a certain limit 

Elgin The Historic Architectural 
Rehabilitation Grant Program provides 
residential property owners of 
structures in designated historic 
districts or registered as a landmark 
with reimbursement grants for the 
restoration of exterior features 

Minimum grant amount 
of $5,000, up to a 
maximum of $20,000 

Cost share of 50% 

Aurora  The Historic Preservation Grant 
Program provides reimbursable grants 
for exterior historic rehabilitation 
projects. Properties that are designated 
as historic, owner-occupied, and 
residential with no more than 2 units 
are eligible 

Minimum grant amount 
of $5,000, up to a 
maximum of $20,000 

All grants at or under $10,000 
requires no cash match. All grants 
over $10,000 require a dollar for 
dollar amount for every dollar over 
$10,000 

Bloomington  The Eugene D. Funk Grant Program is 
provides owners of historic properties 
with financial assistance in the 
preservation, restoration or 
rehabilitation of exterior features 

Maximum grant amount 
of $5,000 per project 

The program provides funding for 
up to 50% of the total cost of 
eligible exterior projects 

Bloomington The Harriet Fuller Rust Grant Program 
provides funding for up to 50% of the 
total cost of eligible exterior projects 
within Bloomington’s central 
downtown district 

Maximum award amount 
of $25,000, which may 
be increased to $50,000 
if a building is in an 
extreme and dangerous 
state of disrepair. An 
additional $20,000 may 
be approved to pay for 
costs associated with the 
structural inspection, 
analysis, and reporting of 
a building to determine 
its safety and structural 
integrity 

The program provides funding for 
up to 50% of the total cost of 
eligible exterior projects. Costs 
approved for inspection(s), analysis 
and reporting to determine a 
building’s safety and structural 
integrity will be 100% funded 

Woodstock The Façade Improvement Program 
assists projects which contribute to the 
economic revitalization and historic 
character of the downtown area. 
Funding comes from revenue generated 
by the City’s Tax Increment Financing 
(TIF) districts and therefore, only 
properties in the TIF district are eligible 

Funding award amounts 
are at the discretion of 
the City and will be 
based on the merits of 
the project and the 
amount of funding that 
has been budgeted. 
Typical award amounts 
are less than $5,000 

Funds up to 50% of the total 
project cost 
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3. Fee Waivers –  Building Permits and Applications for Landmark Designation & Zoning Approvals 

• Incentive Description. This incentive would allow for the waiving of Village fees for building permits 
and/or applications for landmark designation and zoning approvals. 

• Landmark / Certificate of Appropriateness Application Fees. The Village is currently assuming the costs 
for Landmark and Certificate of Appropriateness applications, which includes fees for publishing public 
notices in the newspaper, hiring a court reporter for any public hearings, and for any necessary 
recording fees. A breakdown of these estimated costs is included below. The only currently fee charged 
is a $50 fee for a Certificate of Zoning Compliance, which can also be submitted with the building permit.  

If this practice of waiving these application fees is continued through a formal fee waiver program, the 
financial impacts to the Village would be minimal. If a fee was to be charged, it would most likely be in 
line with the amount charged for an Exterior Appearance / Site Plan Review due to similarities in the 
number of meetings, notice requirements, and costs. For projects within 250 Feet of a single-family 
residential zoning district, a fee of $800 is charged.  

• Planning & Zoning Application Fees. The financial impacts for waiving fees for applications brought 
before the Plan Commission, Zoning Board of Appeals, and/or Village Board is unclear because the 
number of eligible properties and projects is yet to be determined. For example, there would be 
different impacts if only residential homes in Robbins Park are eligible versus Downtown commercial 
property owners.  

The Village currently charges the application fees included in the table below. These fees include both 
a non-refundable amount and an initial refundable amount placed in escrow to cover legal fees for 
preparing ordinances, public notices, and other administrative costs. 

• For a hiring a court reporter for a public hearing, it costs $125/hour plus transcription at $6.30 per 
page, which includes a bound hard copy, that typically totals at least $300 for a standard public 
hearing. 

• Notices for public hearings or public meetings in the newspaper, The Hinsdalean, are charged by 
the $2.10 per line. Based on several examples, the average cost had a range of $175 to $375 
depending on the number of lines. 

• According DuPage County’s website, recording fees costs $67 for standard documents, with 
additional charges for plats and other exhibits.  

 
Village Planning & Zoning Application Fees 

Application Type Non-Refundable 
Application Fee  

Initial Escrow 
Amount 

Total Application 
Fee 

Map Amendment (Rezoning) $350 $1,650 $2,000 
Exterior Appearance / Site Plan Review $250 $350 $600 
Exterior Appearance / Site Plan Review - 
Within 250 Feet of Single-Family Residential 

$250 $450 $800 

Variation Request $250 $600 $850 
Sign Permit Review $100 $0 $100 
Certificate of Zoning Compliance $50 $0 $50 
Landmark Designation  $0 $0 $0 
Certificate of Appropriateness $0 $0 $0 
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• Building Permit Fees. Title 9-1-4 of the Village Code outlines the required building permit fees. In 
general, permit fees for new structures and building additions are based on floor area (the size of a 
project in square feet) whereas permit fees for remodeling and alterations where no new square 
footage is added is based on the value of construction. Additional fees are charged for specific 
components of a permit, such as electric and plumbing.  

Municipalities that allow for building permit fee waivers generally only waive fees for exterior work – 
interior work is generally not eligible.  

The table below shows past building permit fees charged for single-family homes in the Robbins Park 
Historic District to show a range of the fees that the Village Board can expect to be waived if this 
program was approved. 
 

Past Permits for Single-Family Homes in the Robbins Historic District 

Address Building Permit Type Valuation Permit Fees 
134 S. Park Addition/Renovation $150,000 $3,182 
304 S. Lincoln Renovation $50,000 $1,567 
307 S. Lincoln Addition/Renovation $80,000 $2,590 
231 E. Third Addition/Renovation $500,000 $8,965 
318 S. Garfield Addition/Renovation $222,000 $6,264 
329 E. 6th Street Renovation $1,200,000 $24,334 
46 S. County Line Road Addition/Renovation $400,000 $9,983 
731 S. Elm Renovation $230,000 $5,542 
202 E. 4th Street Addition/Renovation $150,000 $725 
430 E. 3rd Street Addition/Renovation $800,000 $4,648 
Average Permit Fee - - $6,780 

 
 
4. Village Property Tax Rebate Program  

• Incentive Description. This program would offer a rebate for the Village portion of property taxes 
collected over a set number of years [to be determined] when: 

• A property owner pursues rehabilitation, repair, or restoration work for a landmark or contributing 
structure in a historic district and the cost of work exceeds a to-be-determined percentage of the 
appraised value of the property; or 

• A property owner seeking demolition, relocation, or removal of a landmarked structure or 
contributing structure in a historic district decides to forgo such plans in favor of continuing to 
maintain the structure, regardless of improvements.  

The proposed code language states that the cost of work must exceed an undetermined percentage of 
the appraised value of the property, which ultimately creates a minimum investment amount needed 
to qualify. If this incentive is supported, the appropriate percentage of the appraised value required to 
trigger eligibility should be determined by the Board and inserted in the final ordinance.  

Per the draft language, the maximum number of years that a property tax rebate could be extended 
for, as approved by the Village Board, also would need to be determined.  

The State of Illinois also offers a Property Tax Assessment Freeze Program for Historic Residences, 
which could be used as a model for a program offered by the Village of Hinsdale. Landmarks and 
contributing properties in the Robbins Park Historic District may be eligible for this program. Additional 
information is included in this packet on page 7. 
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• Property Tax Information. The Village’s portion of the tax bill is 7.278% for DuPage County (Downers 
Grove Township) and 6.755% for Cook County.  

Several examples are included below to show the amount of property taxes paid to the Village for both 
residential and commercial properties. The tables help provide a sense of how much the Village would 
forgo in property taxes on average each year for different property types. 

In the case of 420 S. Park, if the Village property tax portion collected in 2020 of $2,889.70 was waived 
for 3 years as an incentive, the property owner would save roughly $8,669.10. If the Village property 
tax portion was waived for 6 years, the property owner would save roughly $14,448.50. It should be 
noted the annual tax amount will change each year and most likely slightly increase alongside an 
increase in the assessed value, so this is just an estimated number based on the Village property tax 
amount for 2020. 

 

Historic Homes Currently or Recently For Sale - 2020 DuPage County Property Tax Information 

Address Property 
Size  

Fair Market 
Value 

Assessed Value 
(Land + Building)  

Total Tax Bill  Village of Hinsdale 
Portion of Tax Bill 

420 S. Park Avenue 0.58 acres $2,369,900 $789,900 $39,706.00
  

$2,889.70 

202 E. 4th Street 1.03 acres $2,501,400 $833,700 $42,193.68
  

$3,070.76  

114 S. Stough Street 
(Two PINs) 

0.56 acres $777,440 $320,810 $16,353.94 $1,190.19 

132 N. Vine Street 0.11 acres $395,200 
 

$131,720 $6,153.96
  

$447.86  

306 E. 1st Street 0.57 acres $1,700,000 $566,610 $28,578.22 $2,079.85 
 

14 S. Park Avenue 
 

0.27 acres $721,000 $240,300 $11,689.04
  

$850.70  

121 S. County Line 
(Cook County) 

0.68 acres $1,775,590 $177,559 $38,375.67 $2,535.48 

 

 

Historic Buildings in the Downtown – 2020 DuPage County Property Tax Information 

Address Property 
Size  

Assessed Value 
(Land + Building)  

Total Tax 
Bill  

Village of Hinsdale 
Portion of Tax Bill 

33-37 S. Washington Street - Starbucks 0.11 acres $463,370 $24,806.98 $1,719.10 
 

101 S. Washington Street - Marcus 0.11 acres $432,250 $23,140.94
  

$1,603.64  

42 S. Washington Street 0.07 acres $312,140  $16,710.74
  

$1,158.03 

50 S. Garfield Avenue - Dips & Dogs 0.14 acres $116,390 $6,231.06 $431.80  
112-14 S. Washington Street - Vistro 0.19 acres $462,130 $24,740.60

  
$1,714.49 
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134 N. Lincoln Street - Terra Cotta House 

 
 

• Building Size: 5,462 Square Feet 
• Property Size: 0.37 acres 
• Interior Information:                   

6 Bedrooms, 4 Full Bathrooms, 
2 Partial Bathrooms 

• Estimated Sale 
Price:  $1,635,000 

Tax Body 2019 2020 2020 Tax 
Distribution 

Grade School District 181 $13,573.85 $12,970.86 46.376% 

High School District 86 $8,477.07 $8,856.46 31.665% 

Village of Hinsdale $1,959.55 $2,035.52 7.278% 

College of DuPage $1,111.44 $1,159.97 4.147% 

County of DuPage $870.85 $882.77 3.156% 

Hinsdale Public Library $840.33 $873.45 3.123% 

DuPage Forest Preserve District $653.53 $661.12 2.364% 

Downers Grove Township RD $268.35 $278.16 0.995% 

Downers Grove Township $163.64 $169.53 0.606% 

DuPage County Airport 
Authority $74.19 $81.20 0.290% 

Total Tax Bill $27,992.80 $27,969.04 -- 

 
 

420 S. Park Avenue 

 
 

• Building Size: 6,765 Square Feet 
• Property Size: 0.58 acres 
• Interior Information:                   

6 Bedrooms, 6 Full Bathrooms, 
1 Partial Bathrooms 

• Current Sale Price:  $2,199,000 

Tax Body 2019 2020 2020 Tax 
Distribution 

Grade School District 181 $19,267.54 $18,413.97 46.376% 

High School District 86 $12,032.87 $12,572.99 31.665% 

Village of Hinsdale $2,781.52 $2,889.70 7.278% 

College of DuPage $1,577.60 $1,646.72 4.147% 

County of DuPage $1,236.14 $1,253.23 3.156% 

Hinsdale Public Library $1,192.82 $1,240.00 3.123% 

DuPage Forest Preserve District $927.66 $938.56 2.364% 

Downers Grove Township RD $380.92 $394.89 0.995% 

Downers Grove Township $232.28 $240.67 0.606% 

DuPage County Airport 
Authority 

$105.31 $115.27 0.290% 

Total Tax Bill $39,734.66 $39,706.00 -- 
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• State of Illinois Property Tax Assessment Freeze Program for Historic Residences 

• Program Description. The Property Tax Assessment Freeze Program freezes the assessed value of a 
historic, owner-occupied, principal residence for 8 years when the owner undertakes a substantial, 
approved rehabilitation. The assessed value is brought back to market level over a period of 4 years.  

The program is administered by the Illinois State Historic Preservation Office (IL SHPO) and is free to 
Illinois homeowners. The program is not managed by the Village of Hinsdale, but many Historic 
Preservation Commission’s will review the proposed plans prior to a property owner submitting to 
SHPO. Landmarks and contributing properties in the Robbins Park Historic District and Downtown 
Historic District may be eligible for this program. Please refer to the attached program summary for 
additional information. 

• Requirements.  

• Housing Type. The residence must be owner-occupied and the owner's principal residence. Only 
Single-family houses, residential buildings with up to six units as long as the building owner resides 
in one of the units, condominium buildings, and cooperatives are eligible.  

• Historic Building. The property must be individually listed on the National Register of Historic 
Places, a contributing property within a National Register Historic District, a designated landmark 
in a community whose preservation ordinance has been approved for the assessment freeze 
program, or a contributing property within a local historic district in a community whose 
preservation ordinance has been approved for the assessment freeze program.  

• Secretary of the Interior's Standards for Rehabilitation. The residence must be rehabilitated in 
accordance with the Secretary of the Interior's Standards for Rehabilitation. These 10 broad 
standards establish that a historic building's significant facades, spaces and elements must be 
retained and appropriately repaired. Any work undertaken during the freeze must also meet the 
Standards, or the freeze will be cancelled for the remainder of the freeze period. 

• Minimum Investment. Applicants must spend at least 25% of the Fair Market Value determined 
by the County Assessor’s Office on eligible costs for rehabilitation for the year the project began. 
Costs for building additions are considered an ineligible expense that cannot be counted towards 
meeting the minimum expenditure. 

Using the example of 420 S. Park, the Fair Cash Value determined by DuPage County is 
$2,369,900. The property owners would need to spend $592,475 within a 24-month period (25% 
of the Fair Cash Value) on qualifying exterior rehabilitation work to be eligible for the program. 
More information on this program is included below for reference. Fair Cash Value is not available 
for non-residential parcels.  

• Assessment Example. The assessed value is frozen at the pre-rehabilitation level for 8 years after the 
owner undertakes a substantial rehabilitation. The assessed value is then stepped up in even 
increments for 4 years, returning to the current market rate assessed value on the 4th year. This 
ultimately amounts in 11 years of reduced property taxes.  

For example, if the Assessor’s determined Fair Market Value is $400,000 when the Property Tax 
Assessment Freeze Program is utilized and the current market value on the 12th year is $500,000, the 
Fair Market Value is stepped up in the following manner: 

• Years 1-8: $400,000  

• Year 9: $425,000 

• Year 10: $450,000 

• Year 11: $475,000  

• Year 12: $500,000 

 

https://www.nps.gov/tps/standards/rehabilitation.htm


 

 

Property Tax Assessment Freeze Program  
Overview 

 

The Illinois Revenue Act (35 ILCS 200/Art. 10 Div. 4) provides owner-occupants with an eight-year 
freeze on the assessed value of their historic residences.  After the eight-year assessment freeze 
period, there is a four-year period during which the property’s assessed value steps up to its current 
amount.  This results in 12 years of reduced assessed value.  If a rehabilitation meets all four 
provisions described below, the Illinois Historic Preservation Agency (IHPA) will issue a Certificate of 
Rehabilitation for the property.  This Certificate allows your assessor to implement the assessment 
freeze for your property.  The following pages explain how you can meet these conditions.  
 
IHPA shall approve a Certificate of Rehabilitation Application (Application) when: 
 

1. The building is owner-occupied housing – Single-family houses, residential buildings with up 
to six units (as long as the building owner resides in one of the units), condominium buildings, 
and cooperatives are eligible for the assessment freeze program.   

 
2. The project involves a historic building – For this program, a “historic building” is: 

a. individually listed on the National Register of Historic Places in any Illinois community, or 
b. a contributing property within a National Register historic district in any Illinois 

community, or 
c. individually listed on the Illinois Register of Historic Places in any Illinois community, or  
d. designated as an individual local landmark in a community that has an approved 

preservation ordinance, or  
e. a contributing property within a local historic district in a community that has an approved 

preservation ordinance 
Properties within historic districts (letters b and e above) can be certified as “historic” by 
completing Part 1 of the Application.  If you are uncertain whether your home has been 
designated a historic building, contact your local landmark commission or IHPA at 217-785-
5042.  For a current list of communities with ordinances approved for the tax freeze program, 
see #2 under “Provisions” on our website at http://www.illinoishistory.gov/PS/taxfreeze.htm.   

 
3. The project was done in accordance with the Secretary of the Interior’s Standards for 

Rehabilitation (Standards) – By completing Part 2 of the Application, you will enable IHPA to 
review your project and determine whether your rehabilitation meets the Standards.  For 
information on the Standards, see http://www.nps.gov/hps/TPS/tax/rehabstandards.htm. 

 
4. The project was a substantial rehabilitation with a budget whose eligible expenses equal 

or exceed 25% of the property’s fair cash value for the year the rehabilitation started – A 
“substantial” rehabilitation is defined as “interior or exterior rehabilitation work that preserves the 
historic building in a manner that significantly improves its condition.”  Eligible expenses are 
those costs spent on the existing building (see FAQs for more information).  The property’s fair 
cash value (or market value, as some assessors call it) is determined by the local assessor.  
You will need to submit documentation of your expenses as requested in Part 3 of the 
Application. 

 



  

Property Tax Assessment Freeze Program 
Frequently Asked Questions 

 
Is there a cost to apply to or participate in the assessment freeze program?  No, this program is 
administered free of charge as a benefit to Illinois property owners interested in rehabilitating their 
historic homes. 
 

Does this program freeze my property taxes?  No, it freezes your Assessed Value at the amount it 
was in the year your rehabilitation started.  The assessed value is the amount that determines your 
payable taxes.  You are still subject to multipliers and fluctuating tax rates throughout the freeze period. 
 

Can I sell my house during the freeze period?  Yes.  Selling a residence that has the assessment 
freeze does not encumber the sale in any way, but the existing assessment freeze does not transfer to 
the subsequent owner-occupant.  If the property sells or if it changes from residential use to commercial 
use, the assessment freeze will be cancelled for the remainder of the freeze period.  When the property 
sells, the assessed value and the fair market value are revised to their current level.  If the new owner-
occupant desires, s/he can immediately apply for a new assessment freeze if s/he meets the program 
criteria and spends more than 25% of the revised fair market value on a new rehabilitation project.   
 

Can I apply for the assessment freeze more than once?  Yes, but the same owner-occupant must 
wait 4 years after the end of the 12-year assessment freeze period before applying again for the same 
residence.  If the same owner-occupant in the same property applies for the assessment freeze after 
that 4-year waiting period, s/he must spend more than 25% of the current fair market value on a new 
rehabilitation project.  If that same owner-occupant moves to a different property, s/he can immediately 
apply for an assessment freeze for the new property. 
 

Can I act as a developer and “flip” a house?  Yes.  A person or a company can purchase a 
residence, receive approval on the Part 1 and Part 2 of the Application, and perform the rehabilitation 
but not move into the property.  When the residence is sold, if the new owner submits the Part 3 of the 
Application and receives approval, then s/he receives the assessment freeze on the property. 
 

What are the Standards?  The Secretary of the Interior has written 10 principles that advise how to 
improve or alter historic structures without sacrificing those elements that make them significant.  The 
word used to describe this kind of work is “rehabilitation.”  These 10 Standards specifically refer to the 
rehabilitation of historic structures (as opposed to the restoration or the reconstruction of them).  
Though the Standards themselves are broadly written, the National Park Service has refined their 
interpretation over the last 30 years in thousands of projects across the country.  IHPA will use these 10 
Standards and this specific interpretation to review your Application.  For more information, see: 
http://www.illinoishistory.gov/PS/standards.htm.  
 

How much do I need to spend on my rehabilitation project?  Your minimum expenditure is at least 
25% of your property’s “fair cash value” (or “market value”), as determined by your assessor.  This 
program uses the “fair cash value” and not the “assessed value” to calculate your minimum 
expenditure.  This figure can usually be found on your tax bill or by calling your township or county 
assessor’s office.  Some assessors make this information available on their websites.  As an example, 
if you began your project in 2007 and the assessor’s fair market value in 2007 was $290,850, then your 
minimum expenditure is 25% (or ¼) of that number, which is $72,712.50.  There is no maximum 
expenditure.   
 

How long do I have to complete my rehab project?  Ordinarily, you have 24 months to meet or 
exceed your minimum expenditure with eligible expenses.  You must submit an Application within two 
years of the project’s completion.  IHPA can give an extension when a project warrants it (i.e. major 
changes in scope or finances, family emergencies), if a written request and explanation are made by 
the owner.  
 

What are eligible expenses?  Costs incurred by the property owner in the rehabilitation of the existing 
building.  They include, but are not limited to, roof replacement, masonry repointing, wood refinishing, 



  

painting, electrical and mechanical systems upgrades, work done to existing additions (even if they are 
not historic), kitchen and bathroom improvements and architectural fees.  Reconstruction of missing 
historic features (i.e., porch, cornice) can be eligible expenses provided that the reconstruction is based 
upon historical or physical documentation.  If the sum of eligible expenses exceeds your minimum 
expenditure, then you have spent enough to trigger the freeze. 
 

What are ineligible expenses?  Costs incurred by construction outside the existing building, including 
landscaping, patios, decks, the construction of new additions, driveways, and plant material.  These 
expenses, as well as work paid for by grant money and insurance pay-outs (i.e., after a disaster), 
cannot be counted towards meeting your minimum expenditure.  
 

How do I document my expenses?  By submitting copies of any of the following: receipts, cancelled 
checks, paid bills, and contractors’ liens.  A spreadsheet or summary of work and costs is helpful. 
 

What if my project has already started or is completed?  You are not disqualified from applying if 
construction has already started or is completed.  But we strongly recommend applying before 
construction begins in order to avoid jeopardizing your Application.  Owners applying during or after 
project completion must be able to document the property’s pre-rehabilitation condition.  All work, both 
eligible and ineligible expenses, must meet the Standards. 
 

What if there is additional work to be done in the future?  All work done during the 12 years of the 
freeze program must be submitted for IHPA to review to ensure that it meets the Standards.  Any 
additional work must be described in your Application or submitted at a later date for our review and 
approval prior to initiating work.  If additional work occurs during the period of the freeze and that work 
is not approved as meeting the Standards, your freeze will be cancelled for the remainder of the freeze 
period. 
 

What parts of the project does IHPA review?  We review the entire project, exterior and interior, 
eligible and ineligible expenses, to ensure the Standards have been met. 
 

Can I build an addition to my house?  Yes.  The addition will be reviewed for compliance with the 
Standards.  But the cost of the addition is considered an ineligible expense and cannot be counted 
towards meeting your minimum expenditure. 
 

Can my own labor count as an eligible expense?  Yes, as long as you document your work hours 
using the “Do-It-Yourself Labor Report” downloadable from our website.  The Microsoft Word version: 
http://www.illinoishistory.gov/PS/diy.doc; the Acrobat pdf: http://www.illinoishistory.gov/PS/diy.pdf.  The 
allowable hourly rate is the federal minimum wage ($7.25/hr, effective 7/24/09).  If you are a 
professional, you can charge your professional rate for work done in your profession (example: if you 
are a plumber by trade, you can claim your professional rate for all plumbing work on your project but 
not for plastering or roofing).  A letter certifying your professional rate must accompany the form. 
 

How long does it take for IHPA to review my application?  IHPA reviewers must respond to a 
submission with 45 days.  Normally, our reviews are handled in a much shorter amount of time.  Feel 
free to contact us to check on the status of your application (217-785-5042). 
 

How are Certificates issued for multi-unit properties?  For multi-unit properties, the work on the 
entire building, not just on each unit, must meet the Standards.  Individual condo units are eligible to 
receive a Certificate of Rehabilitation.  For cooperative buildings, one Certificate will be issued for the 
building as a whole.  For residential buildings with up to six units as long as the building owner resides 
in one of the units, a single Certificate will be issued for the building as a whole.  Contact Mike Ward at 
IHPA (217-785-5042) to discuss how your multi-unit project can best apply for the assessment freeze. 
 

Are there other requirements that have to be met during the freeze period?  Each year, the 
assessor will send you an affidavit to complete verifying that you are the owner occupant of the single-
family residence.  If you do not return the affidavit, your assessment freeze will be cancelled for the 
remainder of the freeze period. 
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5. Expedited & Streamlined Processes. 

• Incentive Description. The Village would offer expedited processing of building permits and 
applications for Variations, Landmark Designation, Certificate of Appropriateness, Exterior Appearance 
/ Site Plan Review, signage, or other zoning and planning approvals. Expediting approvals would be 
intended to decrease wait time and streamline the review processes, thereby reducing the carrying 
costs incurred by a property owner and allowing them to redirect those savings toward added costs 
associated with preservation. 

• Methods for Streamlining the Process. Staff previously received strong support from Hinsdale builders, 
architects, and homeowners on providing some sort of expedited process for building permits, 
Certificate of Appropriate reviews for single-family homes by the HPC, or other zoning applications for 
property owners who are looking to retrofit a historic building.  

The draft code language included in Chapter 6 of Title 14 states that the Village will expedite the 
process for permits and different applications, only identifying the option to hold special meetings as a 
specific method for achieving this goal. The various application types provided below could be further 
assessed for how to streamline the application review and approval process. This could include 
examining the process for approving formal findings of fact at subsequent meetings, public hearings 
versus public meetings, public notification requirements, the current schedule of the governing bodies, 
administrative approvals, exemptions of specific project types from the Certificate of Appropriateness 
process, different Certificate of Appropriateness approvals based on major versus minor changes, and 
Certificate of Appropriateness approvals for contributing versus non-contributing structures/new 
construction.  

Any changes would likely require a text amendment to the Zoning Code. Additional review is needed 
by the Village attorney to determine if certain changes to the code can be made. 

• Certificate of Appropriateness. Approximately 2-3 months from application submittal date to 
consideration by the HPC. Applications generally must be submitted 1 month prior to the HPC 
meeting and generally require 1 meeting at the HPC, unless continued to subsequent meetings. A 
public hearing is required for projects that include demolition. This time period includes building 
permit plan review and the completion of any required public notices.  

• Landmark Designation. Approximately 3-4 months and includes 4 separate meetings: (1) Public 
Hearing at the HPC; (2) First Reading of the Ordinance at the Village Board; (3) Formal Approval of 
Findings and Recommendations at the HPC; and (4) Second Reading of the Ordinance at the Village 
Board.  

• Exterior Appearance / Site Plan Review. This process generally takes at least 3-4 months and 
review at a minimum of four meetings: 1) Public Meeting at the PC; (2) First Reading of the 
Ordinance at the Village Board; (3) Formal Approval of Findings and Recommendations at the PC; 
and (4) Second Reading of the Ordinance at the Village Board.  Projects located in the Downtown 
Historic District are also brought to the Historic Preservation Commission for review and 
recommended approval. Projects located within 250 feet of a single-family zoning district are 
require to provide public notice.  

• Variations. Approximately 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.  

• Sign Permits. This process typically takes 1-2 months. Plan Commission has final authority over 
signage. Projects located in the Robbins Park or Downtown Historic Districts are also brought to 
the Historic Preservation Commission for review and recommended approval. 
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