Village of Lincolnwood
Plan Commission
Meeting

Wednesday, October 6, 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
September 1, 2021 Meeting Minutes

4.

Case #PC-10-21:

Request:

5.

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, August 4, and September 1, 2021 Plan
Commission meetings.

Case #PC-15-21:

Zoning Code Text Amendment – Permissibility of Obstructions in the Front Yard

Request:

Referral by the Village Board to consider a Zoning Code Text Amendment related to
the permissibility of certain obstructions in front yards, including but not limited to
certain types of objects, or objects with certain characteristics or functions. This
hearing may also include consideration of other related Text Amendments that may be
discovered during review of this case.

6.

Discussion: Potential Text Amendment Pertaining to Notice Requirements for Plan Commission & ZBA
Public Hearings

7.

Next Regular Meeting: Wednesday November 3, 2021

8.

Public Comment

9.

Adjournment

POSTED: October 1, 2021

Draft MEETING MINUTES
OF THE
PLAN COMMISSION
September 1, 2021 – 7:00 P.M.
LINCOLNWOOD VILLAGE HALL
6900 NORTH LINCOLN AVENUE
LINCOLNWOOD, ILLINOIS 60712

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

Call to Order

Chairman Yohanna noted a quorum of four members and called the meeting to order at 7:02 p.m.
II. Pledge of Allegiance
III. Approval of Minutes
Motion to approve the August 4, 2021 Plan Commission Minutes was made by Commissioner
DeAngelis and seconded by Commissioner Kohn.
Aye: DeAngelis, Novoselsky, Kohn, and Yohanna
Nay: None
Motion Approved: 4-0
IV. Case #PC-14-21: 4500-4560 West Touhy Avenue & 7350 North Lincoln
Avenue – Request to Waive Preliminary Plat Review and Review of a Final
Plat of Subdivision
Commissioner Sampen arrived at 7:06 pm
Community Development Director Scott Mangum went over the case for some changes District
1860 development resulting from the expanded footprint of the grocery store (Building B), which
was approved as a PUD Amendment in July. The current request was for the Plan Commission
to consider waiving the Plan Commissions review of a Preliminary Plat of Subdivision, per
Section 16-4-3 of the village code and to approve a Final Plat of Subdivision for a four lot
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subdivision. The request also included a request to alter the lot lines between two of the
subdivision lots increasing the size of Lot 4 and decreasing the size of Lot 3.
The grocer attached to the project has been formally identified as Amazon Fresh.
There was some discussion with the developer, Rich Tucker, about a timeline of when
construction would begin if passed by the board and about if any decisions have been made
about what art will go on the west wall.
Motion to approve waiver of the Preliminary Plat of Subdivision review made by Commissioner
Novoselsky and seconded by Commissioner Kohn.
Aye: Sampen, DeAngelis, Novoselsky, Kohn, and Yohanna
Nay:
Motion Approved: 5-0
Motion to approve the Final Plat of Subdivision, subject to the following conditions: 1) The
Applicant must secure the necessary approvals from all public utility companies, provide
easement statements, and locate all existing easements on the Plat, prior to recordation; 2) The
Plat of Resubdivision must include all certificates, signatures, and seals as required by Chapter
16 of the Village Code; 3) Survey monuments must be installed as required pursuant to Section
16-5-9 of the Village Code; and 4) The Final Utility Easement placement is subject to approval
by the Village Engineer; was made by Commissioner DeAngelis and seconded by Commissioner
Novoselsky.
Aye: Sampen, DeAngelis, Novoselsky, Kohn, and Yohanna
Nay:
Motion Approved: 5-0
This item will be brought forth to the Village Board on September 9.

V.

Case # PC-07-21: Zoning Code Text Amendment – Permissibility of
Cannabis Businesses

Community Development Director Scott Mangum went over a brief history of this item
including how this item was reviewed and the recommendation given by the Plan Commission in
July 2021.
The Village Board discussed the item in August 2021 and referred it back to the Plan
Commission looking for the Plan Commission to consider that Cannabis Businesses be
considered a permitted use instead of needing to go through the special use process. With a
potential change to a permitted use the Village Board is also looking for a recommendation to
see if more restrictions should be placed on where Cannabis Businesses should be located.
Finally, as an addition the Plan Commission is being asked to make a recommendation on
whether Cannabis Infusers should be allowed in the M-B District.
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Mr. Mangum then went over the updated staff recommendations which would allow dispensaries
as a Permitted Use in the B-1, B-2, B-3, O, and M-B Zoning Districts subject to restricted
locations:
• 500 feet from pre-existing public or private elementary school within the Village;
• Only permitted within the B-1 District on zoning lots with frontage on Devon
Avenue
• 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
• Not permitted within the O District on zoning lots with frontage on Lincoln
Avenue
• Permitted within the Lincolnwood Town Center PUD
Commissioner Novoselsky asked how this impacts medicinal marijuana.
Village Attorney Hart Passman stated that this would have no impact on medicinal marijuana as
they have a different set of laws so they would not be impacted by recreational cannabis
businesses.
The discussion then shifted over to the recommended restrictions suggested by staff based on the
July 20, 2021 Village Board discussion.
Commissioner DeAngelis stated that he didn’t understand the reasoning behind not allowing
these types of businesses along the central corridor of the Village. He stated that he felt with the
setbacks afforded with the business along Touhy and Lincoln that it would allow for more
discreet placements.
Commissioner Kohn asked about a school on Devon on the Chicago side and questioned why
only Lincolnwood schools were included in the 500 foot provision.
Commissioner Novoselsky indicated a commercial area that is closer to a residential area and
thinks that Cannabis businesses should not be allowed on Devon between Spaulding and Drake.
Commissioner DeAngelis asked about the security plan provision and if it gave the police chief
too much power in determining where these businesses can go.
Motion to recommend all the staff recommendations regarding cannabis dispensaries with two
alterations. No cannabis dispensaries allowed within 500 feet from all pre-existing public or
private elementary schools and no cannabis dispensaries being allowed on Devon Ave between
Spaulding Ave and Drake Ave. Additionally, to allow Cannabis Infusers as a Permitted Use in
the M-B Zoning District was made by Commissioner Novoselsky and seconded by
Commissioner Kohn.
Aye: Kohn, Novoselsky, and Yohanna
Nay: DeAngelis, Sampen
Motion Approved: 3-2
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Case #PC-10-21: Zoning Code Text Amendment – Maximum Permitted
Floor Area Ratio for Residential Development

Chairman Yohanna suggested that the commission continue this case until the next meeting
when Commissioner Auerbach, who is an architect, is expected to be in attendance. He stated
that her expertise would be a much needed resource in the Commission’s discussion of this topic.
Motion to recommend continuation to the Oct 6, 2021 meeting of the Plan Commission was
made by Commissioner Novoselsky and seconded by Commissioner Sampen.
Aye: Sampen, Kohn, Novoselsky, and Yohanna
Nay: DeAngelis
Motion Approved: 4-1
VII. Discussion: Update regarding previous Plan Commission cases
Community Development Manager Doug Hammel gave an update on 3910 W Touhy case
stating that the requested updates have been made and that this case is still scheduled to go to the
Village Board at the Sept. 9th meeting.
VIII. Next Meeting
The next meeting of the Plan Commission is scheduled for Wednesday, October 6, 2021.
IX.

Public Comment

Zach Ruben addressed the commission and asked if they would reconsider and reopen Case #PC10-21 for discussion tonight.
Chairman Yohanna stated that the majority of the Commission feels that the discussion would be
better served if Commissioner Auerbach was present.
X.

Adjournment

Motion for adjournment was made by Commissioner Sampen and seconded by Commissioner
Novoselsky. Meeting adjourned at 8:17 p.m.
Aye: DeAngelis, Sampen, Novoselsky, Kohn, and Yohanna
Nay: None
Motion Approved: 5-0

Respectfully submitted,

Marcos Classen
Community Development Coordinator
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Plan Commission Staff Report
Case # PC-10-21
October 6, 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, August 4, and September 1 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);
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Attic floors;
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
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Design guidelines and standards that address overall massing, daylight planes,
building materials, and other aspects of design.

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.
3
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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.

Plan Commission Staff Report
Case # PC-15-21
October 6, 2021
Nature of Request:
Village Board referral of a potential Zoning Text Amendment related to the permissibility
of obstructions in the front yard.

Notification:
Notice was published in the Lincolnwood Review on September 16, 2021.

Background
Earlier in 2021, staff received a request to permit the installation of decorative masonry
columns in the front yard of a residential property. However, while staff has observed
several instances of these on other properties throughout the Village, there is no provision
in the Zoning Code that explicitly allows such an improvement. Therefore, staff brought
this item to the Village Board Committee of the Whole in June 2021 for consideration of a
potential Text Amendment that would clarify the permissibility of this type of
improvement.
Current Zoning Regulations
Sections 4.11 and 4.12 of the Zoning Code establish certain required setbacks for principal
structures in residential zoning districts, including a minimum front yard setback of 25’,
and a minimum corner side yard setback of 10 feet. Section 3.10 of the Zoning Code
establishes the permissibility of certain permitted obstruction in required yards. The intent
of Section 3.10 is to allow for certain improvements or characteristics that are commonly
found on residential properties, but may be located in yards as opposed to being part of the
principal structure. Section 3.10 identifies the following as permitted obstructions in front
and/or corner side yards (“” indicates that an item is permitted in the indicated yard):

Item
Air-conditioning window units
Stand-alone air-conditioning condensers and equipment, provided they
are at least 10 feet from side property lines and at least 20 feet from an

Front

Corner Side
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Front

Corner Side

adjoining residential property owner's window


Arbors and trellises, not in excess of 8 feet in height
Architectural projections of sills, belt courses, cornices and ornamental
features projecting nor more than 18 inches into a yard





Awnings and canopies, projecting into a yard not more than 10% of the
depth of front or rear yard or 25% of the width of side yard





Balconies projecting not more than four feet into the required yard and
not more than four feet from the front building elevation



Basketball hoop on non-recreation land use, limited to one pole- or
garage-mounted goal and shall be at least 5 feet from all property lines





Bay windows, one-story and projecting 3 feet or less in the yard





Chimneys projecting 24 inches or less into the yard





Covered entry structure, not to exceed 3 feet from building





Ice rinks, located not less than 10 feet from the property line



Fences (pursuant to Section 3.13 of the Zoning Code)



Flagpoles





Overhanging eaves and gutters projecting 36 inches or less





Patios, located at least 4 feet from all side and rear property lines





Porches, located at least 4 feet from all side and rear property lines





Ramps for use by disabled persons






Solar panels
Steps, open without roof





Terraces in a residential district





Window wells, not to exceed 3 feet from foundation wall





The table above allows for some freestanding objects that are permitted in required front or
corner side yards, including basketball hoops and flagpoles. However, if a proposed object
does not specifically fit within the zoning definition for those objects, it is presumed that
that object is not permitted.
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Existing Front Yard Obstructions throughout the Village
Staff has observed several examples throughout the Village of certain types of elements
being located within the required front or corner side yard setbacks of properties in
residential zoning districts. These observations are summarized as follows:
•

•

•
•

Stand-along lamp posts are present throughout the Village. These typically include
a single pole with a decorative light on top. Based on staff’s observations, this is
believed to be the most common type of front or corner side yard obstruction. In
some instances, the lamp post includes a numeric address sign for the property.
Masonry columns are found throughout the Village, but are most prominent in
portions of the community with larger lot widths. These columns tend to be
approximately three to four feet in height, and may include a numeric address sign
or a decorative lighting element. These are typically located on one or both sides of
a driveway or sidewalk entrance to the property.
Sculptures of various kinds can be found on some properties, though this typically
occurs on properties with a larger lot width. Sculptures vary in terms of size and
mass, with some being as tall as five feet.
Mailboxes were observed in front yards on a limited basis. Examples staff observed
tend to be mounted on decorative brackets or posts.

Example of a Stand-alone Lamp Post

Example of Masonry Columns

Example of a Sculpture

Example of a Mailbox
3
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Village Board Committee of the Whole Discussion
On June 15, 2021, staff presented this topic to the Village Board Committee of the Whole.
Below is a summary of that discussion based on the following policy questions that were
presented by staff:
•

Is the Board interested in explicitly permitting these types of obstructions in the
front and/or corner side yards?

•

If so, does the Board find any differences between front yards and corner side yards
for properties fronting on two streets?

•

Are there different types of improvements that are more or less desirable in front
and corner side yards?

•

Are there size restrictions for improvements that could be permitted in front and
corner side yards?

•

Should improvements be permitted in the public right-of-way?

Trustees generally support the idea of lamp posts in front yards in order to enhance the
safety of neighborhoods. However, larger objects might obstruct views for motorists or
pedestrians. One Trustee stated a desire to not be overly burdensome or regulatory for
residents. However, it is important to make sure objects are not offensive or vulgar in
nature. Trustees agreed that objects should not be permitted on public right-of-way, and
should be regulated similarly to sight triangles. One Trustee felt mailboxes may not be an
appropriate obstruction due to the aesthetic impact on neighborhoods. One Trustee asked if
lighting standards would be discussed as part of this topic. Another Trustee raised a
question about a past issue regarding a resident who wanted to install a fountain on their
property.
Considerations
The Plan Commission may consider the following with regards to this topic.
Current Sight Triangle Requirements
Several portions of the Village Code related to preserving a clear line of sight at the
intersection of two streets or a street and an alley. The standards used for calculating the
size of a line-of-sight triangle vary depending on the intent of certain sections of the code
and certain variables, such as the speed limit on intersecting streets and whether the intent
is to regulate items in the public right-of-way versus those on private property. In staff’s
opinion, the most appropriate standards for this situation can be found in Section 3.13(9)g
of the Zoning Code. That section states that, for the intersection of two streets, the sight
triangle be calculated by establishing a point where the curbs of the two streets would
intersect if extended, then measure 25 feet away from that point along each leg of the curb
line. A hypotenuse would be drawn between those two resulting endpoints to create the
line-of-sight triangle. Within that area, no objects can be more than three feet in height.
The concept is also applied to the intersection of a street and an alley, though the
measurement is established at 15 feet instead of 25 feet.
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Diagrams Illustrating Line-of-Sight Triangle Calculations
for Street Intersections (left) and Street/Alley Intersections (right)

In Section 11 Signs of the Zoning Code, regulations prohibit a sign face greater than three
feet in height from being located in a sight triangle, but contemplates poles for pole/pylon
signs within the sight triangle, so long as the face of the sign supported by the pole is at
least eight feet above grade.
Dimensional Characteristics
Existing front yard obstructions throughout the community vary in terms of size and bulk.
Lamp posts tend to be slender and tall, while decorative masonry columns are generally
shorter and wider. When considering aesthetic impacts on a neighborhood, the Plan
Commission may consider dimensional limitations that allow for different appropriate
options, but prohibit excessively large objects. Additional detail is provided in the Staff
Recommendation section of this report.
Other Aesthetic Impacts
In addition to the aesthetic impact of the size and bulk of obstructions, the Plan
Commission may consider the following:
•

Material: Currently, decorative columns that staff has observed throughout the
community are generally made of masonry materials that are consistent with the
primary structure on the property and overall character of the neighborhood.

•

Animated objects: Zoning regulations sometimes prohibit animated objects, or
objects that appear to have the effect of animation, due to their potential to be a
nuisance to neighboring property owners or to impact the aesthetic character of the
neighborhood. (For example, the Zoning Code specifically prohibits animated
signs.) The Plan Commission may consider whether animated objects are
appropriate. Within the context of this discussion, examples of animated object
would include fountains, windmills, or flashing or strobing lights.
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Staff Recommendation
Based on the information and considerations presented in this report, staff recommends the
following for consideration by the Plan Commission:
• That the Zoning Code be amended to explicitly allow objects in the front and
corner side yards, subject to the standards noted below;
• A maximum of one object per zoning lot can be located in the front or corner side
yard, unless, in the opinion of the Zoning Administrator, multiple objects are
clearly and obviously intended to be compatible and consistent with one another
(i.e. matching decorative columns along a driveway);
• No objects can be located in a designated sight triangle, using the standard for the
intersection of a street and alley (15 feet from the point of intersection of the curb
and driveway);
• Objects must be setback at least three feet from all lot lines, ensuring that there is
no inadvertent encroachment onto the public right-of-way;
• The footprint of an object must fit within a four-foot by four-foot area;
• Any object with a height greater than four feet can be no wider than one foot in any
dimension, with the exception of a light fixture at the top of a lamp post;
• No object can be animated or create the effect of animation; and
• To the extent possible, objects must feature materials that are consistent and
compatible with the primary structure on the property and the overall character of
the neighborhood.

Requested Action
Staff seeks the Plan Commission’s direction and a recommendation regarding the
considerations and staff recommendation set forth in this report.

Documents Attached
1. Photo Examples of Existing Front Yard Obstructions
2. Relevant Regulations
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Attachment #1. Photo Examples of Existing Front Yard Obstructions
Lamp Posts

Masonry Columns

Sculpture

Mailboxes

Attachment #2. Relevant Regulations
2.02 Definitions.
YARD: An open area on a lot as required in
this comprehensive amendment, which is
unobstructed from its lowest level to the sky,
except as otherwise provided herein.
YARD, CORNER LOT SIDE: That area on a lot
between the street side lot line, the line
established by the front yard, and the line
established by the rear lot line.
YARD, FRONT: That area of a lot between the
front lot line, two side lot lines (interior or
street), and the line established by the front
yard requirement of each district or the front
face of the primary building that is set back
the furthest from the front lot line.

3.10 Permitted obstructions in yards.
(1) Table 3.10.01 below (Permitted Obstructions in Yards) list items which are permitted in yards and the
location (e.g. front yard) where they are permitted. A "P" denotes that an obstruction is permitted; a "—
" denotes that the obstruction is prohibited.
Table 3.10.01
Permitted Obstructions in Yards
Yard
Front

Rear

Side

Corner
Side

Air-conditioning window units, provided they do not
extend more than 2 feet from window

P

P

P

P

Air-conditioning condensers and equipment, other than
window units, provided they are at least 10 feet from side

—

P

—

P

Item

Table 3.10.01
Permitted Obstructions in Yards
Yard
Front

Rear

Side

Corner
Side

Arbors and trellises, not in excess of 8 feet in height

—

P

P

P

Architectural projections of sills, belt courses, cornices
and ornamental features projecting nor more than 18
inches into a yard

P

P

P

P

Awnings and canopies, projecting into a yard not more
than 10% of the depth of front or rear yard or 25% of the
width of side yard

P

P

P

P

Backup electrical generator, provided they are at least 10
feet from all property lines

—

P

—

—

Balconies projecting not more than four feet into the
required yard and not more than four feet from the front
building elevation or more than four feet from the rear
building elevation

P

P

—

—

Basketball hoop on nonrecreation land use, limited to one
pole- or garage-mounted goal and shall be at least 5 feet
from all property lines

P

P

—

P

Bay windows, one-story and projecting 3 feet or less in
the yard

P

P

P

P

Chimneys projecting 24 inches or less into the yard

P

P

P

P

Covered entry structure, located as part of a primary or
secondary entrance, open on 3 sides, not to exceed 3 feet
from building

P

P

P

P

Decks, in a residential district, provided that they do not
exceed required building setbacks

—

P

—

—

Item
property lines and at least 20 feet from an adjoining
residential property owner's window

(Note 1)

Table 3.10.01
Permitted Obstructions in Yards
Yard
Front

Rear

Side

Corner
Side

—

P

—

—

Greater than 30 inches diameter

—

P

—

—

Less than 30 inches diameter

—

P

P

—

Ice rinks, seasonal, located not less than 10 feet from the
property line and, when located in a required corner side
yard, screened by evergreen plant materials of a height at
least as high as the structure used to enclose the ice rink

—

P

—

P

Fallout shelters, attached or detached

—

P

—

—

Fences (pursuant to Section 3.13 of this article)

—

P

P

P

Flagpoles

P

P

P

P

Overhanging eaves and gutters projecting 36 inches or
less into the yard and are not less than 2 feet from any lot
line

P

P

P

P

Patios in a residential district, located at least 4 feet from
all side and rear property lines

P

P

P

P

Playground equipment

—

P

—

—

Porches, located at least 4 feet from all side and rear
property lines

P

P

P

P

Ramps for use by disabled persons

P

P

P

P

Sheds, storage buildings, gazebos, etc.

—

P

P

—

Solar panels

—

P

P

P

Item
Detached garages, provided that such accessory building
shall not cover more than 30% of the required area of a
rear yard
Dish antennas

Table 3.10.01
Permitted Obstructions in Yards
Yard
Front

Rear

Side

Corner
Side

Steps, open without roof

P

P

P

P

Swimming pools, private, located not less than 5 feet from
a lot line and 10 feet from the nearest overhead utility;
swimming pools must be completely enclosed by fencing

—

P

—

—

Television, radio towers or antennas, provided that they
are at least 5 feet from all property lines as permitted in
Section 3.12 of this article

—

P

P

—

Tennis courts, volleyball, basketball, shuffleboard and
other courts, private, provided not less than 10 feet from
any property line or the minimum setback, whichever is
more restrictive

—

P

—

—

Terraces in a residential district, that are; (i) located at
least four feet from all side and rear property lines, or
40% of the distance between the principal building to the
rear lot line, whichever is less; (ii) located not more than
four feet above the average level of the ground
immediately beneath the terrace; and (iii) not more than
10 feet from the front facade of the principal building

P

P

P

P

Window wells: not to exceed 3 feet from foundation wall

P

P

P

P

Item

Note 1: Bay windows located in the interior side yard must maintain a minimum setback of five
feet from side lot line.

