Village of Lincolnwood
Plan Commission
Meeting

Wednesday, September 1, 2021
7:00 P.M.
in the
Council Chambers Room
Lincolnwood Village Hall - 6900 North Lincoln Avenue

Agenda
1.

Call to Order/Roll Call

2.

Pledge of Allegiance

3.

Approval of Minutes
August 4, 2021 Meeting Minutes

4.

Case #PC-14-21:

Request:

5.

Case #PC-07-21:
Request:

6.

Case #PC-10-21:

Request:

4500-4560 West Touhy Avenue & 7350 North Lincoln Avenue – Request to Waive
Preliminary Plat Review and Review of a Final Plat of Subdivision
Consideration of a request by Touhy & Lincoln LLC, a Delaware Limited Liability
Company and property owner, to 1) waive Plan Commission Review of a Preliminary
Plat of Subdivision, and 2) approve a Final Plat of Subdivision for a four-lot
subdivision for the property commonly known as 4500—4560 West Touhy Avenue &
7350 North Lincoln Avenue and the development known as District 1860, located
within the B-3 Village Center PD Zoning District. During this Hearing, the Plan
Commission may consider any additional relief that may be discovered during the
review of this case.
Zoning Code Text Amendment – Permissibility of Cannabis Businesses
Village Board referral of Zoning Code Text Amendments to consider the use of
property: (i) in certain portions of the B-1, B-2, B-3, O-1, and M-B zoning districts of
the Village, including properties that front onto portions of Cicero Avenue, Touhy
Avenue, McCormick Boulevard, and Devon Avenue, for adult-use cannabis
dispensaries; and (ii) within the M-B Zoning District, for cannabis infusers. The
proposed amendments for both uses include, without limitation: whether such uses
should be allowed as Permitted or Special Uses, or should be prohibited; hours of
operation, parking requirements, signage, and other operational conditions; distance
requirements; and consideration of other development standards or related Text
Amendments that may be discovered during review of this case.
Zoning Code Text Amendment – Maximum Permitted Floor Area Ratio for
Residential Development
Referral by the Village Board to consider Zoning Code Text Amendments to Section
4.11 and 4.12 of the Zoning Code related to the maximum permitted Floor Area Ratio
(FAR) for residential development. During this Hearing, the Plan Commission may
consider any additional Text Amendments related to this case.
This case was continued at the July 7 and August 4, 2021 Plan Commission
meetings.

7.

Discussion: Update Regarding Previous Plan Commission Cases

8.

Next Regular Meeting: Wednesday October 6, 2021

9.

Public Comment

10.

Adjournment

POSTED: August 27, 2021

DRAFT MEETING MINUTES
OF THE
PLAN COMMISSION
August 4, 2021 – 7:00 P.M.
LINCOLNWOOD VILLAGE HALL
6900 NORTH LINCOLN AVENUE
LINCOLNWOOD, ILLINOIS 60712

Present: Chairman Mark Yohanna, Commissioners Suzanne Auerbach, Mark DeAngelis, Adi Kohn,
Henry Novoselsky, and Don Sampen
Absent: Steven Jakubowski
Staff Present: Community Development Coordinator Marcos Classen, Community Development
Director Scott Mangum, and Community Development Manager Doug Hammel
I.

Call to Order

Chairman Yohanna noted a quorum of five members and called the meeting to order at 7:06 p.m.
II. Pledge of Allegiance
III. Approval of Minutes
Motion to approve the July 7, 2021 Plan Commission Minutes was made by Commissioner
Novoselsky and seconded by Commissioner DeAngelis.
Aye: DeAngelis, Auerbach, Novoselsky, Kohn, Sampen, and Yohanna
Nay: None
Motion Approved: 6-0
IV. Case # PC-12-21 3901 West Touhy Avenue – Approval of Special Uses and
Variations Related to the Development of a Restaurant Use with a DriveThrough Facility
Community Development Manager Doug Hammel went over the case of converting a vacant
restaurant (Long John Silver’s) located at 3901 West Touhy into a Dunkin’ Franchise. To make
the space work the petitioner is looking for three special uses and 10 variations from the village
code.
Mr. Hammel noted that there was discussion with the petitioner since the packet went out that
that they are willing to make changes to the plan as needed. He also went over the staff
recommendations that included a potential 12 month look-back provision to address any traffic
or on street parking issues that arise. The floor was then given over the petitioner.
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Petitioner: Nadeem Meherally addressed the commission and spoke about how he currently owns
the Dunkin located across the street at 3910 W. Touhy since 1996 and operated Dunkin
restaurants since 1987. They’ve been looking for a location where they could have access to a
drive thru. He spoke about how the plans evolved when the site was identified. He also talked
about how digital orders has changed the business model and lowered the time needed to
complete a transaction.
The chairman opened the floor to questions from the commissioners. There was some discussion
about the materials being used for the building and it was asked that if the village standards for
high quality materials could be met while still following the mandates from the Dunkin’
corporate body. Architect for the petitioner Steve Kolber stated that they would be able to meet
village standards.
There was some discussion of staffing and how many staff would be on site at a time. There was
also some discussion about installing a masonry wall along the south property line as a buffer
from the neighbors. The initial plan included installing an eight foot board on board fence. The
commissioners stated a preference of using an actual masonry wall and the petitioner stated they
would be willing to install a masonry wall.
The discussion switched to the topic of traffic impact and the petitioner had Bill Grieves
available to answer questions from the commissioners. The discussion focused on having an
entrance on Touhy for east bound traffic only (right turn in and right turn out only) but for west
bound traffic a second entrance would be on the East Prairie side of the building. After some
discussion a suggestion to change the exit on East Prairie to a 45 degree angle coming out of the
drive thru lace to allow easier access to East Prairie without potentially blocking traffic and
reducing the impact of headlights on neighboring properties.
Discussion turned to the timing of deliveries and when the business would open to the public.
There was also some talk about the signage on the back of the building.
The Chairman then opened up the floor to any public comments.
Jeffrey Bornschlegl addressed the committee and talked about how he has owns the adjacent
bakery (Schlegl’s Bakery) and talked about displeasure with the current situation. He talked
about how he tried to buy the property in question for years unsuccessfully and how if allowed
this would have a tremendous impact on his business.
Inder Dev addressed the committee and talked about how he is an owner of one of the houses on
the other side of the south lot line and he advocated for including a 8 foot masonry wall there.
Motion to recommend approval of the requested Special Uses and Variations. However, before
going to the Village Board for final consideration, the Petitioner will work with staff to revise
plans to include an eight-foot masonry wall along the south lot line, a revised egress
configuration for traffic onto North East Prairie Avenue, signage for site circulation and access
to surrounding streets, and staff review and approval of more robust landscaping made by
Commissioner Sampen and seconded by Commissioner DeAngelis
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Aye: Sampen, DeAngelis, Auerbach, Kohn, and Yohanna
Nay: Novoselsky
Motion Approved: 5-1
Commissioner Novoselsky wanted the record to show that his nay vote was because he believes
that the subject property is not suitable for the intended use.
It is expected that this recommendation will be brought forth to the Village Board on September
9, to allow time for revised plans to be submitted by the Petitioner and reviewed by staff.

V.

Case #PC-13-21: Zoning Code Text Amendment – Video Gaming as a
Permitted or Special Use

Community Development Director Scott Mangum spoke about how this topic was referred by
the Village Board and went over the case including a text amendment for both a new definition
and to allow for Video Gaming Establishments as a Special Use.
Mr. Mangum talked about how this topic was originally considered back in 2016 but was not
passed at that time. He also gave information about other communities in Illinois including that
13 out of 23 communities in a recent Northwest Municipal Conference survey allow video
gaming and 95 different communities in Cook County allow video gaming. He also stated that
the village could expect an average revenue of around Twenty four (24) thousand per location
per year (based on 2015 projections).
Mr. Mangum also talked about how this item was prompted by budget conversations about
potential new sources of revenue, but that the Village Board only wants to consider stand-alone
use options as opposed to allowing Video Gaming within restaurants or gas stations.
There was no public comment for this item.
Commissioner Novoselsky asked for clarification as to what was being asked of the
Commission. Is the commission supposed to determine if Video Gaming is going to be allowed,
or is the commission supposed to craft zoning classifications and modifications assuming that
video gaming is going to be allowed?
Chairman Yohanna stated that he felt that the commission should first discuss if video gaming
should be allowed and if it was determined that it should be allowed then the commission could
look at updating the village code.
There was some discussion about the amount of revenue generated by single use video gaming
sites.
The discussion then moved to how video gaming reflects on the community’s image as a whole
and the commissioners voiced their desire to not cheapen Lincolnwood’s image.
Commissioner DeAngelis spoke about how he could see a single use Video Gaming
establishment as part of a PUD as a special use and also thinks that if the commission feels the
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village board is going to start allowing this use that it might make sense to craft the ordinances in
a way that would help maintain the image they feel Lincolnwood should have.
Motion to recommend that Video Gaming not be allowed in Lincolnwood was made by
Commissioner Auerbach and seconded by Commissioner Kohn.
Aye: Sampen, Auerbach, Kohn, Novoselsky, and Yohanna
Nay: DeAngelis,
Motion Approved: 5-1
A second motion was made by Commissioner Novoselsky that if gaming is allowed it only be
allowed in the B-3 and M-B districts.
No second was given.
VI.

Case #PC-10-21: Zoning Code Text Amendment – Maximum Permitted
Floor Area Ratio for Residential Development

Staff requested this item be continued to the September 1, 2021 meeting of the Plan
Commission.
Motion to recommend continuation to the September 1, 2021 meeting of the Plan Commission
was made by Commissioner Novoselsky and seconded by Commissioner DeAngelis.
Aye: Sampen, DeAngelis, Auerbach, Kohn, Novoselsky, and Yohanna
Nay: None
Motion Approved: 6-0

VII. Discussion: Update regarding previous Plan Commission cases
Community Development Manager Doug Hammel went over some recent cases that went
previously sent through the Plan Commission:
Minor Variation Provisions
◦ Adopted by Board, with revisions to 1) limit side yard setback Minor Variation
eligibility to one approval, and 2) clarify that vertical additions can be approved
for the pre-existing footprint and the additional portion approved as part of the
same Minor Variation request
Reverse-slope Garages
◦ Adopted by Board as recommended by the Plan Commission as an amendment to
Article 12 Water and Sewers of the Village Code
Recreational Cannabis
◦ Referred back to Plan Commission for a hearing in September to narrow the
permissibility to certain areas
Landscape regulations Trigger for 50% Interior Renovations
◦ Approved by Board as recommended by the Plan Commission
Page 4 of 5
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VIII. Next Meeting
The next meeting of the Plan Commission is scheduled for Wednesday, September 1, 2021.
IX.

Public Comment

Chairman Yohanna asked if there was anyone from the audience who would like to address the
Plan Commission on any subject. Let the record state no one came forward.
X.

Adjournment

Motion to recommend adjournment was made by Commissioner DeAngelis and seconded by
Commissioner Sampen. Meeting adjourned at 9:27 p.m.
Aye: DeAngelis, Sampen, Auerbach, Novoselsky, and Yohanna
Nay: None
Motion Approved: 6-0

Respectfully submitted,

Marcos Classen
Community Development Coordinator
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Plan Commission Staff Report
Case # PC-14-21
September 1, 2021
Subject Properties:
4500—4560 West Touhy Avenue &
7350 North Lincoln Avenue

Zoning District:
B3, Village Center PD (Planned
Development)

Petitioner:
Touhy & Lincoln, LLC (Tucker
Development), Property Owner

Nature of Request:
Request to 1) waive Plan Commission
Review of a Preliminary Plat of
Subdivision, and 2) approve a Final Plat
of Subdivision for a four-lot subdivision.

Notification: Mailed legal notices dated August 13, 2021 were provided to properties within
250 feet and the following notice was published in the Lincolnwood Review on August 12,
2021:
Consideration of a request by Touhy & Lincoln LLC, a Delaware Limited Liability
Company and property owner, to 1) waive Plan Commission Review of a Preliminary
Plat of Subdivision, and 2) approve a Final Plat of Subdivision for a four-lot subdivision
for the property commonly known as 4500—4560 West Touhy Avenue & 7350 North
Lincoln Avenue and the development known as District 1860, located within the B-3
Village Center PD Zoning District. During this Hearing, the Plan Commission may
consider any additional relief that may be discovered during the review of this case.

4500-4560 West Touhy Avenue and 7350 North Lincoln Avenue

September 1, 2021

Background
Tucker Development Group seeks a waiver of the Preliminary Plat of Subdivision and
approval of the Final Plat of Subdivision for the District 1860 mixed-use development on
8.47 acres, at the northwest corner of Touhy and Lincoln Avenues.
Ordinance No. 2019-3432, granting a Special Use Permit for a Planned Unit Development
for the District 1860 project, was approved on November 19, 2019, along with Resolution
No. R2019-2201 approving a Final Plat of Subdivision. Since these approvals, an
amendment to the PUD was approved on July 20, 2021 to allow for an expanded footprint
of Building B, the Amazon Fresh Grocery store.

2021 Approved Building Footprint

2020 Approved Building Footprint

To coincide with the expanded building footprint, the developer is now requesting a Final
Plat of Subdivision that would increase the size of Lot 4, the Amazon Fresh parcel, from
51,969 square feet to 63,199 square feet, while decreasing the size of Lot 3, common areas,
from 112,803 square feet to 101,159 square feet. The most significant changes are bubbled
in red in the comparison image below.
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Additionally, the area of Lot 1, mixed-use building, has nominally decreased from 141,830
square feet to 141,531 square feet. The area of land dedicated to public right-of-way along
Touhy Avenue has increased at the northeast and northwest corners of the intersection of
Touhy Avenue-Barclay Place, particularly at the latter location.
Waiver of Preliminary Plat of Subdivision Request
The subdivision of these properties would be considered a Major Subdivision as it does not
meet the requirements of a Minor Subdivision, most notably that the subdivision be located
in a Residential Zoning District. Therefore, a Preliminary Plat review and Final Plat review
would typically be required. However, Section 16-4-3 of the Subdivision Ordinance
provides the Plan Commission with the discretion to waive Preliminary Plat review.
In this instance, a waiver of the Preliminary Plat review process is being sought since a
Preliminary and Final Plat of Subdivision has previously been approved for a substantially
similar development.
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Plat of Abrogation
The petitioner is also seeking the Village to agree to a Plat of Abrogation that would
abrogate (repeal) a previously recorded building line along a portion of Touhy Avenue and
two sections of utility easements along the western edge of the existing Lot 8 and
southwestern edge of the existing Lot 6. According to the proposed Plat of Abrogation, it
appears that the 10’ Utility easement is per the Lincoln-Touhy Addition to Lincolnwood,
recorded April 1, 1960 (Doc No. 17819591) and the 25’ building line is per Jean Jackson
Addition to Lincolnwood, recorded March 17, 1954 (Doc No. 15857201). Village staff is
in agreeance with the proposed Plat of Abrogation.

Requested Approvals
Tucker Development seeks a waiver of the requirement for a Preliminary Plat of
Subdivision, per Section 16-4-3 of the Subdivision Code, to approve a four-lot subdivision.
The Petitioner specifically requests that the Plan Commission consider the following
actions:
1. Approval of a waiver of the requirement for a Preliminary Plat of Subdivision, per
Section 16-4-3 of the Subdivision Code; and, if waived,
2. Approval of a Final Plat of Subdivision.

Documents Attached
1.
2.
3.
4.

Subdivision Application
Proposed Final Plat of Subdivision
Proposed Final Plat of Abrogation
Relevant Code Sections
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VILLAGE OF LINCOLNWOOD Public Hearing Application

Community Development Department

Subdivision/Consolidation

SUBJECT PROPERTY
Property Address: 7350 N. Lincoln Avenue/4500-4560 W. Touhy Avenue
Permanent Real Estate Index Number(s): 10-27-317-049 through 052 and 10-27-317-055
Zoning District: B-3/PUD ____________ Lot Area: 8.468 acres
List all existing structures on the property. Include fencing, sheds, garages, pools, etc.

Are there existing development restrictions affecting the property?
__X_ Yes
(Examples: previous Variations, conditions, easements, covenants) If yes, describe:

___ No

REQUESTED ACTION
□ Preliminary Plat of Subdivision
X Final Plat of Subdivision
□ Minor Subdivision

□ Plat of Consolidation
□ Plat of Vacation
□ Subdivision Variation

PROJECT DESCRIPTION
Describe the Request and Project: Multi-family, retail/commercial

PROPERTY OWNER/PETITIONER INFORMATION
Property Owner(s):
Name: (List all beneficiaries if Trust): Touhy & Lincoln LLC
Address: 954 West Washington,, Suite 405, Chicago, IL 60607
Telephone: (847) 748-3900 Fax: (_____) ______________ E-mail: rtucker@tuckerdevelopment.com
Petitioner (if different from owner):
Name:

Relationship to Property: __________________

Address: _____________________________________________________________________________
Telephone: (_____)___________ Fax: (_____) _________ E-mail: ____________________________

REQUIRED ATTACHMENTS *
Check all Applicable Documents Attached:

Plat of Survey

__X____

Plat of Subdivision

___X___

Final Engineering (Final Plat Only) ____X__
Copy of Current Title Policy

____X__

Copies of Other Applications

______

PDF Files of all Drawings

______

*The above documents are required for all applications. The Zoning Officer may release an applicant from
specific required documents or may require additional documents as deemed necessary.

COST REIMBURSEMENT REQUIREMENT
The Village requires reimbursement of certain out-of-pocket costs incurred by the Village in
connection with applications for zoning approvals and relief. These costs include, but are not
limited to, mailing costs, attorney and engineer costs, and other out-of-pocket costs incurred by the
Village in connection with this application. In accordance with Section 5.02 of the Village of
Lincolnwood Zoning Ordinance, both the petitioner and the property owner shall be jointly and
severely liable for the payment of such out-of-pocket costs. Out-of pocket costs incurred shall be
first applied against any hearing deposit held by the Village, with any additional sums incurred to
be billed at the conclusion of the hearing process.
Invoices in connection with this application shall be directed to:
Name:

Touhy & Lincoln LLC

Address:

954 West Washington, Suite 405

City, State, Zip:

Chicago, IL 60607

ATTESTMENT AND SIGNATURE
I hereby state that I have read and understand the Village cost reimbursement requirement, as well
as the requirements and procedures outlined in Article V of the Village Zoning Ordinance, and I
agree to reimburse the Village within 30 days after receipt of an invoice therefor. I further attest
that all statements and information provided in this application are true and correct to the best
of my knowledge and that I have vested in me the authority to execute this application.
PROPERTY OWNER:

PETITIONER: (If different than Property Owner)

Signature

Signature

Richard Tucker, President

Print Name

July 30, 2021

Date
COMMUNITY DEVELOPMENT DEPARTMENT ● 6900 NORTH LINCOLN AVENUE
LINCOLNWOOD, ILLINOIS 60712 ● PHONE: 847.673.7402 ● FAX: 847.673.7456

VILLAGE PLAN COMMISSION CERTIFICATE

OWNERS AND INTERESTED PARTIES

EASEMENT PROVISIONS
BOARD OF TRUSTEES CERTIFICATE

VILLAGE ENGINEER CERTIFICATE

“

“

NOTARY SEALS

”

”

COUNTY CLERK CERTIFICATE

SURVEYOR'S CERTIFICATE

RECORDER CERTIFICATE

SURFACE WATER STATEMENT
ILLINOIS DEPARTMENT OF TRANSPORTATION CERTIFICATE

625 Forest Edge Drive Vernon Hills, IL. 60061
TEL 847.478.9700

FAX 847.478.9701

ILLINOIS DEPARTMENT OF TRANSPORTATION ACCEPTANCE

VILLAGE PLAN COMMISSION CERTIFICATE

OWNERS AND INTERESTED PARTIES

BOARD OF TRUSTEES CERTIFICATE

NOTARY SEALS

RECORDER CERTIFICATE
SURVEYOR'S CERTIFICATE

625 Forest Edge Drive Vernon Hills, IL. 60061
TEL 847.478.9700

FAX 847.478.9701

Attachment #4. Village Code Sections Related to Subdivision Process
16-2-1 Application and compliance required.
(A) Subdivision. No subdivision shall be undertaken within the jurisdiction defined in Section
16-1-1 of this Code except after approval of a completed application pursuant to this
Chapter 16 and then only in compliance with the provisions of this Chapter 16.
(B) Conveyances. No lot, tract, or parcel of land within any proposed subdivision shall be
conveyed until such subdivision has been recorded in the Office of the Cook County Recorder
pursuant to the provisions of this Chapter 16.

16-4-3 Discretionary elimination of preliminary review of major subdivisions.
If the proposed subdivision is a major subdivision, the applicant may request that the Plan
Commission review the proposed subdivision solely in accordance with and pursuant to the final
plat review process set forth in Section 16-4-5 of this Code. No such request shall be granted
unless: (a) the applicant files a final plat application in accordance with Section 16-3-3 of this
Code; and (b) the Plan Commission determines, in its sole and absolute discretion, that the
proposed subdivision can be effectively and fully considered without separate preliminary and
final review. If approval is granted by the Plan Commission, the proposed subdivision shall be
reviewed by the Plan Commission solely in accordance with and pursuant to the final plat review
process set forth in Section 16-4-5 of this Code. If the Plan Commission denies the request, the
plat shall be reviewed in accordance with and pursuant to the preliminary plat review process set
forth in Section 16-4-4 of this Code.

16-4-5. Final plat review.
(A) Filing; deadline; general review.
(1) An application for approval of a final plat of subdivision shall be filed with the Village
Director of Community Development, in full compliance with Section 16-3-3 of this Code, at
least 30 days before the meeting of the Plan Commission at which it is to be considered.
(2) The Village Director of Community Development shall review the final plat for general
completeness, for compliance with requirements of law, including, without limitation, the
application requirements established in this Chapter 16, for compliance with the approved
preliminary plat, any modifications and conditions imposed on the preliminary plat, and for
technical accuracy. Within 15 days after the date of filing of the application, the Director shall
notify the applicant either that the application has been accepted for processing or that the
application may not be processed because of deficiencies or inaccuracies in it. Every deficient or
inaccurate application shall be returned to the applicant. If the Director determines that the
application should be accepted for processing, then the Director shall refer the application to all
appropriate staff members and committees for review.

(B) Scheduling of public meeting. After receipt of all required information, payment of all
required fees, and satisfactory general review pursuant to Section 16-4-5(A) of this Code, the
Village Director of Community Development shall notify the applicant of the date that the
application will be conditionally scheduled for review at a public meeting of the Plan
Commission. Such date shall be determined in light of the Plan Commission's pending docket
and the notification deadlines as set forth in this Section 16-4-5.
(C) Notice of public meeting.
(1) When required. Notice of a public meeting of the Plan Commission to review an application
for final plat approval shall be required only for those applications for which final review only is
required in accordance with Section 16-4-2 of this Code or for which combined preliminary and
final review has been allowed or approved pursuant to Section 16-4-3 of this Code. No public
notice shall be required for those applications for which notice was provided during preliminary
plat review in accordance with and pursuant to Section 16-4-4(B) of this Code.
(2) Notice requirements. When notice of a public meeting of the Plan Commission to review an
application for final plat approval is required, the applicant shall, upon the conditional
scheduling of a public meeting of the Plan Commission, comply with all notice requirements set
forth in Section 16-4-4(B)(2) of this Code.
(3) Rescheduled. If the notices required pursuant to this Section 16-4-5(C) cannot be mailed and
posted within the required time periods, then the public meeting of the Plan Commission shall be
rescheduled to ensure that such notice periods can be satisfied.
(D)Determination of completeness of application. Provided that the Village Director of
Community Development makes a general determination of completeness pursuant to Section
16-4-5(A)(2) of this Code, and provided the notices are timely given in accordance with Section
16-4-5(C) of this Code, then the applicant shall deliver a completed certificate of notice to the
Director not later than the date of the scheduled public meeting (and, if delivered sooner, shall be
deemed delivered on the date of the scheduled public meeting). The delivery of such completed
certificate of notice shall be the final element of the application for final plat approval and shall
represent the completion of the applicant's application for purposes of any statutory periods for
undertaking and completing the Village's review of an application for final plat approval;
provided, however, that any material change to such application after the commencement of the
public hearing shall be deemed the filing of a new item in support of the application and shall
restart any such statutory review period.
(E) Action by Plan Commission. Within 15 days after the commencement of the public meeting
to review the application for final plat approval (or such longer period to which the applicant
may agree), the Plan Commission shall recommend whether the final plat should be approved,
approved with modifications or conditions, or disapproved; and shall transmit such
recommendation to the Board of Trustees. The Plan Commission may recommend approval of a
final plat subject to certain conditions or modifications as are deemed necessary in the interests
and needs of the community. The failure of the Plan Commission to act within the time period
specified in this Section 16-4-5(E), or such further time to which the applicant may agree, shall
be deemed to be a recommendation of the Plan Commission to approve the final plat.

(F) Action by Board of Trustees. The Board of Trustees, within 45 days after receipt of the report
of the Plan Commission, shall disapprove the final plat or shall approve it by ordinance or
resolution duly adopted. Any approval of a final plat may be subject to certain conditions or
modifications as are deemed necessary in the interests and needs of the community. If the Board
of Trustees disapproves the final plat, then the Village Director of Community Development
shall notify the applicant in writing of the reasons stated for such disapproval. The failure of the
Board of Trustees to act within the time period specified in this Section 16-4-5(F), or such
further time to which the applicant may agree, shall be deemed to be a decision of the Board of
Trustees disapproving the final plat. Approval of a final plat shall not entitle the applicant to any
other approval or issuance of any permit until after all of the standards and procedures for such
other approval or issuance of a permit have been satisfied, and such approval shall be subject in
any event to the requirements of Section 16-4-5(G) of this Code.
(G) Final engineering plans. Except as specifically provided otherwise by the Board of Trustees,
no final plat of subdivision shall be approved by the Board of Trustees until after all required
final engineering plans for the subdivision have been approved in accordance with the provisions
of this Chapter 16.

Plan Commission Staff Report
Case # PC-07-21
September 1, 2021
Nature of Request:
Village Board referral of a Zoning Text Amendment related to Adult-Use Cannabis
Dispensaries and consideration of Cannabis Infusers.

Notification:
The following notice was published in the Lincolnwood Review on August 12, 2021:
Village Board referral of Zoning Code Text Amendments to consider the use of
property: (i) in certain portions of the B-1, B-2, B-3, O-1, and M-B zoning districts
of the Village, including properties that front onto portions of Cicero Avenue,
Touhy Avenue, McCormick Boulevard, and Devon Avenue, for adult-use cannabis
dispensaries; and (ii) within the M-B Zoning District, for cannabis infusers. The
proposed amendments for both uses include, without limitation: whether such uses
should be allowed as Permitted or Special Uses, or should be prohibited; hours of
operation, parking requirements, signage, and other operational conditions; distance
requirements; and consideration of other development standards or related Text
Amendments that may be discovered during review of this case.

Background
The “Compassionate Use of Medical Cannabis Pilot Program Act” went into effect on
January 1, 2014. This Act allowed the establishment of medical cannabis dispensaries and
cultivation centers and the prescribing of medical cannabis to patients and caregivers in
Illinois. The uses still had to comply with state and local regulations as they related to
building, zoning and fire safety codes and ordinances.
The Illinois General Assembly passed the Illinois Cannabis Regulation and Tax Act, which
became effective on January 1, 2020. This Act legalized the possession and private use of
cannabis for residents over the age of 21 from licensed dispensaries. The Act prohibits
cannabis use in public places, schools, child care facilities and other locations but does not
alter the 2013 medical cannabis pilot program. Under the new Act, local municipalities are
able to permit and regulate cannabis related businesses through zoning restrictions
provided they are “reasonable” and “not in conflict” with the Act. More specifically

Zoning Text Amendment: Adult Use Cannabis Dispensaries
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municipalities can enact conditional (or special) use permits “governing the time, place,
manner, and number” of cannabis businesses.
The Village last evaluated this use in 2019 which resulted in the creation of definitions for
Adult Use Cannabis Dispensaries and other cannabis businesses (cultivation center, craft
grower, infuser, processor, and transporter) but prohibited each of the uses in all zoning
districts. Since this action a number of adult use dispensaries have opened in surrounding
communities including Chicago, Evanston, Morton Grove, Niles, and Skokie. Results of a
Northwest Municipal Conference Survey completed by 22 other municipalities and
updated with information from neighboring Skokie and Chicago show that 16 of these 24
communities now allow Cannabis Dispensaries.
According to the State of Illinois Cannabis Resource Website there is currently one
dispensary within 3 miles of the 60712 Zip Code, 5 within 5 miles, and 16 within 15 miles.
However, this data may not be complete, as the dispensary located in Skokie does not
appear on the map.
Municipalities are allowed to enact up to a 3% local tax, and preliminary analysis of the
most recent monthly adult use cannabis sales data from the State of Illinois indicates that
the average dispensary would generate around $380,000 per year in municipal revenue
based on a 3% tax.
As a result of legislation passed earlier this year three lotteries were held in July and
August to award up to 185 adult use dispensary statewide. Licensees would then have 180
days to secure a location, which makes this an opportune time for the Village to consider
the issue. However, ongoing litigation may delay this process.
Staff has visited 4 dispensaries in the area. Below is a description of the locations:
• Zen Leaf, 1804 Maple Avenue, Evanston (Exterior) – Located on ground level of
municipal parking structure in Downtown Evanston.
• Sunnyside Cannabis Dispensary, 1739 E. Golf Road, Schaumburg (Exterior) –
Located as part of inline shopping center on the perimeter of Woodfield Mall
along with national fast casual restaurants.
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•

Enlightened Dispensary, 820 E. Golf Road, Schaumburg (Interior and Exterior) –
Standalone
building
on
major
arterial
road.

•

Curaleaf, 10000 Skokie Boulevard, Skokie (Exterior) – Standalone building located
across the street from Old Orchard Shopping Center.

Initial Village Board Referral
On June 1, 2021, the Village Board discussed this matter at the Committee of the Whole
and referred it to the Plan Commission. The discussion was prompted by budget
conversations about potential new sources of revenue. Collectively, Trustees expressed
openness to reconsidering allowing Cannabis Dispensaries.
July 7, 2021 Plan Commission Consideration and Recommendation
On July 7, 2021, following testimony and discussion, the Plan Commission unanimously
approved a motion recommending the following regulations:
• Allow dispensaries in the B-1, B-2, B-3 and M-B (Retail Overlay Zone) Zoning
Districts, as a Special Use;
• No cap/limitation on the number of dispensaries;
• On-site consumption to be prohibited;
• Parking requirement of 3.3 spaces per 1,000-square feet of gross floor area;
• Permitted operating hours not to exceed 9:00 a.m. to 9:00 p.m.;
• No additional annual inspections or licenses required other than what the state
requires and inspections associated with annual Village Business License renewals;
• Dispensaries permitted at single-tenant free-standing buildings or at multi-tenant
buildings;
• Follow state requirements regarding prohibitions on advertising cannabis imagery
and visual display to the public of cannabis products;
• Prohibit drive-through windows and service;
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Consider consolidating medical cannabis and recreational cannabis dispensaries
into one definition. If this is not done, the least restrictive of the regulations for
medical cannabis and recreational cannabis businesses should be imposed;
No buffer between dispensaries; and
Require that dispensaries maintain the following separation from “sensitive uses”:
o 500 feet from pre-existing public or private elementary or secondary school;

July 20, 2021 Village Board Discussion
On July 20, 2021, the Village Board discussed the Plan Commission’s July 7th
recommendation and referred the matter back to the Commission with the direction to
consider Adult-Use Cannabis Dispensaries as a Permitted Use, instead of Special Use, but
to limit the eligible geographic areas. A map was displayed that indicated areas where the
Board was more open to dispensaries. Generally, these areas were towards the periphery of
the Village on Cicero Avenue, Touhy Avenue, McCormick Boulevard, and Devon
Avenue. The possibility of creating a single-use overlay district that spanned a number of
underlying zoning districts was discussed with the Village Attorney and Community
Development Director suggesting that limitations within the text of the code may have a
similar effect without the need for a Map Amendment. Additionally, the Board discussed
the possibility of creating licensure or registration requirements, somewhat analogous to
Liquor Licensing, as a way to limit the overall number of licenses or registrations.
Although the specifics of licensing or registration is outside of the purview of the Plan
Commission, the Village Attorney will be present at the September 1 Plan Commission
meeting if there are general questions.
Revised Text Amendment
The proposed revised Text Amendment, full language attached, would keep the same
operational regulations recommended by the Plan Commission in July, with the exception
of allowing Cannabis Dispensaries as a Permitted Use in the B-1, B-2, B-3, and M-B
Zoning Districts with changes to the Restricted Locations listed below:
(d)

Restricted Locations.

i.

No Adult Use Cannabis Dispensary may be located on any lot that is
less than 500 feet from any lot used for a pre-existing public or
private elementary or secondary school within the Village, measured
from lot line to lot line.

ii.

Adult Use Cannabis Dispensaries are only permitted within the B-1
District on zoning lots with frontage on Devon Avenue.

iii.

Adult Use Cannabis Dispensaries are not permitted within the B-2
District on zoning lots with frontage on Cicero Avenue between
Devon Avenue and Estes Avenue, or with frontage on Touhy Avenue
between Keystone Avenue and East Prairie Avenue, or with frontage
on Devon Avenue between Keating Avenue and Cicero Avenue.
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iv.

Adult Use Cannabis Dispensaries are not permitted within the O-1
District on zoning lots with frontage on Lincoln Avenue.

v.

Adult Use Cannabis Dispensaries are permitted within the Lincolnwood
Town Center Planned Unit Development.

The effect of these changes is shown on the attached map and below.

While the July discussion only focused on dispensaries, since that meeting an elected
official raised the idea of regulations for Cannabis Infusers, which are currently prohibited
in all Zoning Districts, but defined as the following:
CANNABIS INFUSER
A facility operated by an organization or business that is licensed by the
Department of Agriculture to directly incorporate cannabis or cannabis concentrate
into a product formulation to produce a cannabis-infused product.
Because this use is analogous to a light manufacturing use, the Commission should
consider whether this would be most appropriate as a Permitted or Special Use within the
M-B Zoning District.

Public Comment
In advance of the packet distribution staff has not received any public comment directly on
this item, but has received a question from one property owner in the area of Lincoln and
Touhy Avenues inquiring whether the Village would allow a dispensary at the property
and has met with one existing dispensary operator with potential interest in partnering with
a lottery winner to open a location in Lincolnwood.

Requested Action
Staff seeks a recommendation from the Plan Commission regarding a Zoning Text
Amendment to allow Adult Use Cannabis Dispensaries as a Permitted Use with the
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regulations contained and outlined above, and to allow Cannabis Infusers as a Permitted or
Special Use in the M-B Zoning District.

Documents Attached
1. Proposed Text Amendment Ordinance
2. Map 7 – July 7, 2021 Plan Commission Recommendation
3. Map 8 – Proposed Text Amendment Regulations
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Attachment 3 - Proposed Text Amendment language
“Table 4.01.1 Permitted and Special Uses in All Zoning Districts
*

*

*

Zoning Districts
Use
Category

Residential

Manufacturing/
Business

Public

O-1

M-B

P

Business

Standard

R-1

R-2

R-3

R-4

B-1

B-2

B-3
PD

*

*

*

*

*

*

*

*

*

*

*

-

-

-

-

-P

-P

-P

-P

-P

-

§
4.07(18),
4.08(7)

*

*

*

*

*

*

*

*

*

*

*

*

*

COMMERCIAL
*
Adult Use
Cannabis
Dispensary
*

- P or S

Cannabis Infuser
*

*

*

*

*

*

*

*

*

*

*

*

*

“4.07. Additional Use Standards for Business and Office Districts:

*
(18)

*

*

Adult Use Cannabis Dispensaries.
(a)

Definitions. For purposes of this Section 4.07(18), any term not
defined in this Zoning Ordinance has the meaning set forth in the
Illinois Cannabis Regulation and Tax Act, 410 ILCS 705/1 et seq.

(b)

Standards for Approval. The Village may not issue a special use
permit for an Adult Use Cannabis Dispensary that does not satisfy,
at a minimum, the standards and requirements set forth in this
Section 4.07(18).

(c)

Additional Application Requirements.
In addition to the
requirements set forth in Article V of this Zoning Ordinance for
special use permits, applicants for a special use permit for an

Adult Use Cannabis Dispensary must submit the complete
application provided by the Illinois Department of Financial and
Professional Regulation to receive the State license to operate as
an Adult Use Cannabis Dispensary.
(d)

Restricted Locations.
i.

No Adult Use Cannabis Dispensary may be located on any
lot that is less than 500 feet from any lot used for a preexisting public or private elementary or secondary school
within the Village, measured from lot line to lot line.

ii.

Adult Use Cannabis Dispensaries are only permitted
within the B-1 District on zoning lots with frontage on
Devon Avenue.

iii.

Adult Use Cannabis Dispensaries are not permitted within
the B-2 District on zoning lots with frontage on Cicero
Avenue between Devon Avenue and Estes Avenue, or with
frontage on Touhy Avenue between Keystone Avenue and
East Prairie Avenue, or with frontage on Devon Avenue
between Keating Avenue and Cicero Avenue.

iv.

Adult Use Cannabis Dispensaries are not permitted within
the O-1 District on zoning lots with frontage on Lincoln
Avenue.

v.

Adult Use Cannabis Dispensaries are permitted within the
Lincolnwood Town Center Planned Unit Development.

(e)

Hours of Operation. Notwithstanding Section 4.07(15) of this
Zoning Ordinance to the contrary, Adult Use Cannabis
Dispensaries may operate only between 9:00 a.m. and 9:00 p.m.

(f)

Drive-Through Windows and Facilities Prohibited. Adult Use
Cannabis Dispensaries may not have drive-through facilities or
provide drive-through service.

(g)

Security and Video Surveillance. Each Adult Use Cannabis
Dispensary must provide security and video surveillance: (i) as
required by applicable state laws and regulations; and (ii) in
conformance with a security plan approved in advance by the
Village Chief of Police.

(h)

On-Site Conduct.

(i)

i.

Loitering is prohibited on any lot used as an Adult Use Cannabis
Dispensaries.

ii.

Smoking, inhaling, or consuming cannabis products in the Adult
Use Cannabis Dispensary or anywhere on the lot used for the
establishment is prohibited.

Minors prohibited. No person under the age of 18 may be
permitted within any Adult Use Cannabis Dispensary, except
when in the custody and control of his or her parent, grandparent,
or legal guardian, or another adult age 18 or older with
supervisory authority over such person.”

SECTION 4. ADDITIONAL
USE
STANDARDS
FOR
THE
M-B
LIGHT
MANUFACTURING/BUSINESS. Section 4.08 of Article IV of the Zoning Ordinance is hereby
amended further to read as follows:
“4.08. Additional Use Standards for M-B - Light Manufacturing/Business District:

*
(7)

*

*

Adult Use Cannabis Dispensaries. Adult Use Cannabis Dispensaries are
only permitted within the M-B District on zoning lots with frontage on
Devon Avenue or on Touhy Avenue, and are subject to the standards set
forth in Section 4.07(18) of this Zoning Ordinance. "

Village of Lincolnwood Restrictions for Adult Use Cannabis Dispensary
Map 7 - Planning Commission Recommendation
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Village of Lincolnwood Restrictions for Adult Use Cannabis Dispensary
Cannabis Dispensaries are a Permitted Use in the B-1, B-2, B-3, O, and M-B
Zoning Districts with the Restricted Locations Listed Below:
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Plan Commission Staff Report
Case # PC-10-21
September 1, 2021
Nature of Request:
Village Board referral of a potential Zoning Text Amendment related to Floor Area Ratio
regulations.

Notification:
Notice was published in the Lincolnwood Review on June 17, 2021. The case was
subsequently continued during the July 7 and August 4 meetings of the Plan Commission.

Background
Sections 4.11 and 4.12 of the Zoning Code establish a number of standards related to bulk
and density for residential development. Specifically, these sections include regulations
related to the maximum Floor Area Ratio (FAR) for a given residential zoning lot. The
intent of this regulation is to cap the intensity of development (as measured in total floor
area) based on the size of a given lot. For reference, the Zoning Code defines FAR as “the
gross floor area of a building divided by the total lot area of the zoning lot on which it is
located.” The Zoning Code’s definition of “gross floor area” clarifies the following areas
as either qualifying as, or not qualifying as, floor area for the purposes of determining
compliance with FAR requirements:
Areas Included in the FAR Calculation
• Basement floors (when the basement is at least 50% above grade);
• Elevator shafts and stairwells at each floor;
• Floor spaces and shafts used for mechanical, electrical, and plumbing equipment;
• Penthouses;
• Interior balconies and mezzanines;
• Enclosed porches;
• Floor space used for accessory uses; and
• For interior spaces with a ceiling height of more than 14 feet, each 14-foot
increment of height, or portion thereof, is counted against FAR.
Areas Not Included in the FAR Calculation
• Cellar floors (when the basement is less than 50% above grade);
• Attic floors;
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Decks and patios;
Open, unenclosed porches;
Sheds 100 square feet in area or less;
Chimneys projecting not more than two feet from an exterior wall; and
The first 250 square feet or 50% of the floor area of a detached or attached garage,
whichever is less.

For all properties in the R Residential zoning districts, FAR regulations are as follows:
• For properties with a lot area greater than or equal to 6,000 square feet, FAR = .6
• For properties with a lot area less than 6,000 square feet, FAR = .66
This graduated scale, based on a lot size threshold of 6,000 square feet, allows for a greater
ratio of floor area for smaller lots, with the intent of accommodating standard single-family
home amenities on such lots.
Recent Variation Request Related to FAR
In April, 2021, the prospective owner of the property at 6547 North Central Park Avenue
sought approval of a Variation to allow a floor area above and beyond what is permitted by
Section 4.11 of the Zoning Code. The subject lot has an area of 8,162 square feet, which
equates to a permitted floor area of 4,897 square feet. However, the Petitioner was
proposing an addition that would have increased the floor area from 4,571 square feet to
5,521 square feet. The Village Board requested additional information from the Petitioner
in order to demonstrate that the request meets the standards in the Zoning Code for
approval of Variations. At the same time, the Village Board directed staff to prepare initial
research related to the use of FAR as a development regulation. Subsequently, in May
2021, the Village Board referred to the Plan Commission the question of whether FAR is
an appropriate means of regulating development intensity. This staff report outlines staff’s
initial research and analysis related to that question.

Relevant Analysis and Research
This section of the staff report summarizes staff research and analysis regarding FAR and
its relevance to residential development in the Village.
What local regulations impact buildable floor area?
In addition to regulating residential development based on FAR, the Village’s Zoning
Code includes the following types of regulations that aim to address bulk, scale, and
development intensity:
• Minimum setbacks from front, rear, and side lot lines that establish the buildable
envelope of a property;
• Maximum building height;
• A maximum building coverage of 35% (with an exception of up to 40% to allow
for the construction of a new garage);
• A maximum impervious surface coverage (including all structures and hard
surfaces) of 60%; and
• Design guidelines and standards that address overall massing, daylight planes,
building materials, and other aspects of design.
2
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The following table identifies which of these regulatory approaches is used in other
communities adjacent to Lincolnwood.
Community Comparison of Single-Family Residential Bulk, Area, and Design Standards
Impervious
Min.
Max. Building Building
Design
Design
Surface
FAR
Setbacks Height/Stories Coverage
Guidelines Standards
Coverage
Lincolnwood
Skokie
Evanston
Chicago
Des Plaines
Niles
Morton Grove

X
X
X
X
X
X
X

X
X
X
X
X
X
X

X
X
X

X
X
X

X
X

X

X

X
X
X

X
X

X
X

X

As shown in this table, it is common among all included peer communities to use setbacks
and height maximums to regulate the overall bulk of development. About one-half of the
communities use FAR as a development regulation.
Key Findings: Lincolnwood uses a combination of regulations to address the
overall development intensity of residential lots. This approach is generally
consistent with neighboring communities, about half of which also utilize
FAR.

What specific impact does FAR have on defining maximum floor area?
In order to quantify the specific impact of FAR regulations on residential development,
staff analyzed a total of 30 zoning lots, selected at random in each of the four residential
zoning districts. The fundamental question this analysis aimed to answer is how much
more restrictive FAR is compared to other zoning regulations that can help define the
amount of buildable floor area on a lot. To demonstrate this impact, staff determined the
buildable floor area of the 30 lots using the following three zoning regulations and related
assumptions:
• FAR, based on the applicable multiplier depending on the size of the lot;
• Building coverage, assuming a building footprint equal to 35% of the lot area, then
multiplied by two to reflect a typical two-story structure; and
• Required setbacks to establish the maximum permitted building envelope, then
multiplied by two to reflect a typical two-story structure.
It is worth noting that other regulations, such as daylight plane and impervious surface
coverage, could further impact the buildable floor area on a given lot, but those regulations
are not as directly quantifiable as the regulations listed above.
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Setbacks: Permitted
floor area = the
permitted building
envelope x 2

This analysis led to the following conclusions with regard to the impact that FAR has on
permitted floor area relative to other development regulations:
• Across all residential zoning districts, FAR is more restrictive (in terms of the
maximum amount of floor area that can be built on a given lot) than both building
coverage and setback regulations.
• The R-1 district experiences the greatest reduction in permitted gross floor area
(compared to what would otherwise me allowed by setback and building coverage
regulations) when current FAR regulations are applied.
• The R-4 district experiences the smallest reduction in permitted gross floor area
(compared to what would otherwise me allowed by setback and building coverage
regulations) when current FAR regulations are applied.
• For the properties with the lowest permitted gross floor area based on FAR, the
FAR impact (the difference between the amount of permitted gross floor area
allowed by other zoning regulations and that allowed by FAR) ranges from 173
square feet to 633 square feet.
Key Findings: FAR is more restrictive, in terms of establishing the maximum
permitted floor area, than either the building coverage regulations or setback
regulations. If FAR regulations were not taken into account, properties in the
R-1 district would have the greatest increase in permitted floor area, and
properties in the R-4 zoning district would have the smallest increase in
permitted floor area.
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In what portions of the Village is FAR most challenging to residential expansion?
Because FAR is a regulation based
on lot area, the lots with the
smallest areas are more likely to be
adversely impacted by FAR in the
event that owners of those lots want
to expand their homes. While the
Village does not maintain easily
quantified data related to the actual
floor area of homes of
Lincolnwood, the geographic
impacts of FAR can be illustrated
Lots with a Maximum Floor Area of less than
by looking at target home sizes and
2,000 square feet
seeing which portions of the Village
cannot meet those targets based on
current FAR regulations. For
example, a target home size of 2,000
square feet is generally attainable
throughout the Village, with the
exception of townhouse properties
and a few abnormally small singlefamily properties. A target size of
3,000 square feet is attainable in
most areas, but a greater number of
properties in the southeast portion of

Lots with a Maximum Floor Area of less than
3,000 square feet

the Village cannot meet this target.
Once the target home size is
increased to 4,000 square feet, many
lots in many portions of the Village
cannot meet that target. This
permitted floor area threshold implies
less of a restriction in any one portion
of the community.

Lots with a Maximum Floor Area of less than
4,000 square feet

Key Findings: The southeast portion of the Village has the greatest
concentration of residential lots whose size may prevent them from expanding
to a size that could accommodate contemporary amenities.
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Policy Questions
The following policy questions may serve as topics for discussion among the Plan
Commission.
Does the Plan Commission feel FAR is an appropriate way of regulating the amount of
permitted floor area?
As described earlier in this report, the Village’s Zoning Code includes several regulations
that directly or indirectly restrict the maximum amount of permitted floor area, including
FAR, building coverage, and required setbacks. Based on staff’s analysis of 30 parcels
throughout the Village, if FAR were no longer used, permitted floor areas would increase
by 6-17%, depending on the specific characteristics of a given lot, and that benefit would
apply to all properties throughout the Village, with the largest parcels seeing the greatest
benefit.
Does the Plan Commission believe FAR is too restrictive in any portions of the Village?
As demonstrated in staff’s analysis, the fact that FAR is based on lot area means that
residential lots are entitled to different amounts of floor area. In areas of the Village where
smaller lots are predominant, the impact of FAR is more prevalent. The current regulations
recognize this by increasing the FAR from .6 to .66 for properties with a lot area of less
than 6,000 square feet. However, adjustments could be made to this sliding scale if the
Plan Commission feels that this does not provide enough floor area for smaller lots.
Does the Plan Commission believe all single-family residential lots should be entitled to
a minimum floor area? If so, what is an appropriate minimum floor area?
As older homes are modernized, current FAR regulations could keep them from being
improved with contemporary amenities that require additional floor area (i.e. modern
kitchens, additional bedrooms, master bedroom suites, etc.). Regulations could be amended
to allow for a base maximum floor area regardless of lot size. (It is assumed that properties
would still be regulated by required setbacks and building coverage, which could still
indirectly cap maximum floor area at an amount below what the base maximum floor area
could entitle all properties to have.) For larger properties, FAR would still be used to cap
the maximum permitted floor area. If this approach is preferred, the Plan Commission
would have to consider what base maximum floor area is appropriate.
Potential Zoning Approaches to Consider
Depending on the responses to the policy questions above, the Plan Commission may
consider the following zoning approaches:
• Keep the regulations as they currently are;
• Establish a base maximum permitted floor area, then allow FAR to regulate
maximum floor area for properties that would exceed that base threshold;
• Amend either the threshold for small lots that would benefit from higher FAR
(currently 6,000 square feet in lot area), or the magnitude of the additional FAR
(currently .66);
• Amend the Zoning Map and Zoning Code to establish a FAR overlay that provides
specific allowances for portions of the Village impacted by FAR regulations to a
greater extent than other (this may be appropriate given the fact that current zoning
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district boundaries do not cleanly align with portions of the Village where smaller
lot sizes proliferate); or
Eliminate FAR regulations entirely and rely on building coverage and setbacks to
govern the maximum floor area that a given lot can accommodate.

Requested Action
Staff seeks the Plan Commission’s direction and a recommendation regarding the policy
questions and potential zoning approaches set forth in this report.

Documents Attached
1. Relevant Regulations
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Attachment #1. Relevant Regulations
2.02 Definitions.
FLOOR AREA, GROSS: The sum of the gross horizontal areas of all floors of a building or of such area
devoted to a specific use, measured from the exterior face of exterior walls or from the center line of
walls separating two buildings or uses. Gross floor area shall include, without limitation, areas such as:
a. Basement floors;
b. Elevator shafts and stairwells at each floor;
c. Floor spaces and shafts used for mechanical, electrical, and plumbing equipment, except
equipment located in a cellar or on the roof;
d. Penthouses;
e. Interior balconies and mezzanines;
f. Enclosed porches; and
g. Floor space used for accessory uses.
When any space has a floor-to-ceiling height of 14 feet or more, each 14 feet of height, or
fraction thereof, shall constitute a separate floor, provided, however, for spaces with a sloping
or slanting ceiling, only that portion of such space with a floor-to-ceiling height of 14 feet or
more shall be treated as a separate floor.
Gross floor area shall exclude the following specific areas:
a. Horizontal area devoted to off-street parking and off-street loading facilities, located in
each floor of a building for which the principal use is manufacturing, business, office, or
multifamily residential;
[Amended 4-2-2013 by Ord. No. 2013-3047]
b. Cellar floors;
c. Attic floors;
d. Decks and patios;
e. Open, unenclosed porches;
f. Sheds 100 square feet in area or less;

g. Chimneys projecting not more than two feet from an exterior wall; and
h. The first 250 square feet or 50% of the floor area of a detached or attached garage,
whichever is less.
FLOOR AREA RATIO: The gross floor area of a building divided by the total lot area of the zoning lot on
which it is located. For planned unit developments, the floor area ratio shall be determined by dividing
the gross floor area of all principal buildings by the total lot area of the development site.

4.11 Area, bulk, density and setback standards: R-1, R-2, and R-3 Districts.
Residential Zones
Use Category

R-1

R-2

R-3

Minimum lot size (square feet)

9,000 SF

7,000 SF

5,400 SF

Maximum impervious coverage: %

60%

60%

60%

Maximum building coverage (%)

35%

35%

35% (Note 4)

SF detached 1-story dwelling without
basement

1,700 SF

1,400 SF

1,300 SF

SF detached 1-story dwelling with basement

1,500 SF

1,200 SF

1,100 SF

SF detached dwellings with (1 + stories)

1,000 SF

800 SF

700 SF

Maximum building height (feet) peaked roof
SF detached measured to roof peak

35 feet

35 feet

35 feet

Maximum building height (feet) flat roof SF
detached measured to the highest point of
the flat roof

22 feet

22 feet

22 feet

Lot Standards (single-family dwelling units)

Minimum Ground Floor Area Per Dwelling

Building Standards

Residential Zones
Use Category

R-1

R-2

R-3

Finished 1st floor height limit SF residential
(elevation at top of curb to the top of the
finished first floor)

Max. 3 feet

Max. 3 feet Max. 3 feet

Maximum building height (feet)
nonresidential

40 feet

40 feet

40 feet

SF detached, lot size > 6,000 SF

0.6

0.6

0.6

SF detached, lot size < 6,000 SF or total floor
area < 3,600 SF

0.66

0.66

0.66

Nonresidential permitted or special uses

0.5

0.5

0.5

Minimum front setback (feet) (Note 3)

25 feet

25 feet

25 feet

Minimum front yard coverage with
landscaping (%)

50%

50%

50%

Minimum interior side setback (feet) singlefamily detached dwellings

The greater
of 5 feet or
10% of lot
width

The greater The greater of
of 5 feet or 5 feet or 10%
10% of lot of lot width
width

Minimum interior side yard setback (feet)
nonresidential uses

15 feet each 15 feet
side yard
each side
yard

15 feet each
side yard

Minimum corner side setback (feet)

10 feet

10 feet

10 feet

Minimum rear setback (feet)

30 feet

30 feet

30 feet

Maximum FAR

Yard Standards

Note 1: See Section 2.02, Definitions, of this Zoning Ordinance for further clarification on how standards
are defined.
Note 2: SF detached = single-family detached dwelling unit
Note 3: See Section 4.10(2)b for an additional requirement concerning minimum front yard setbacks.

Note 4: In the R-3 District, the Zoning Administrator may approve a building coverage of up to 40% to
accommodate the construction of a one- or two-car garage that meets the following standards:
a) The garage does not exceed 500 square feet in floor area;
b) The total building coverage of all other structures on the lot does not exceed 35%, unless
otherwise authorized through a variation granted in accordance with Section 5.15 of this Zoning
Ordinance; and
c) The proposed garage is compliant with all other requirements set forth in this Zoning Ordinance,
except as otherwise authorized through a variation granted in accordance with Section 5.15 of
this Zoning Ordinance.

4.12 Area, bulk, density and setback standards: R-4 - General Residence District.
Zoning District
Use Category

R-4

Lot Standards
Minimum lot size (square feet)

5,400 SF

Minimum lot area all non-SF dwelling types (per unit)

3,000 SF

Minimum lot width (feet) detached single-family with attached garage 60 feet
Maximum impervious coverage single-family (%)

60%

Maximum building coverage single-family (%) (Note 6)

35%

Minimum Coverage Floor Area Per Dwelling
SF detached 1-story dwelling without basement

1,100 SF

SF detached 1-story dwelling with basement

1,000 SF

SF detached dwellings with (1 + stories)

650 SF

SF semidetached dwelling (1 story)

1,000 SF

SF semidetached dwelling (1 + stories)

650 SF

Two-family detached dwellings

1,000 SF

Building Standards

Zoning District
Use Category

R-4

Single-family attached or detached maximum building height for
pitched roofs (Note 1)

35 feet or 2 stories

Single-family maximum building height for flat roofs

22 feet

Finished 1st floor height limit single-family detached; (elevation at top Maximum 3 feet
of curb to the top of the first floor)
Multifamily or nonresidential maximum building height (feet)

45

Maximum FAR
SF detached, lot size >/= 6,000 SF

0.6

SF detached, lot size < 6,000 SF or total floor area <3,600 SF

0.66

Multifamily residential

0.6

Nonresidential permitted or special uses

0.6

Yard Standards (Note 2)
Minimum front setback (feet) (Note 5)

25

Minimum front yard coverage with landscaping (%)

50%

Min. interior side setback (feet) single-family detached dwellings

The greater of 5 or 10%
of lot width

Min. interior side setback (feet) single-family semidetached dwellings 5
(one yard only)
Min. interior side yard (single-family attached)

None

Min. interior side yard setback (feet) multifamily dwellings and
nonresidential uses

5

Min. corner side yard setback (feet)

10

Min. rear setback (feet)

30

Min. rear setback (feet) where alley exists (measured from center line 38
of alley)

Zoning District
Use Category

R-4

Notes:
1)

Height does not apply to multifamily dwellings or nonresidential structures/35 feet or 2 stories,
whichever is less

2)

Yards general, for buildings more than 30 feet in height, each front, side and rear yard as
required above shall be increased in width or depth by two feet for each additional one foot of
building height over 30 feet

3)

Where a side wall faces a front or a rear wall, and there are more than 4 windows per floor, 2 of
which are bathroom or storage, then the building separation shall not be less than 40 feet or 50
feet where one of the walls contains an entrance door.

4)

Where a side wall faces another side wall, and there are more than 4 windows per floor, 2 of
which are bathroom or storage, then the building separation shall not be less than 40 feet or 50
feet where one of the walls contains an entrance door.

5)

See Section 4.10(2)b for an additional requirement concerning minimum front yard setbacks.

(6)

In the R-4 District, the Zoning Administrator may approve a building coverage of up to 40% to
accommodate the construction of a one- or two-car garage that meets the following standards:
a) The garage does not exceed 500 square feet in floor area:
b) The total building coverage of all other structures on the lot does not exceed 35%, unless
otherwise authorized through a variation granted in accordance with Section 5.15 of this Zoning
Ordinance; and
c) The proposed garage is compliant with all other requirements set forth in this Zoning
Ordinance, except as otherwise authorized through a variation granted in accordance with
Section 5.15 of this Zoning Ordinance.

