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residential density, increased building height, reduced residential parking requirements, and reduced
building setbacks for structures that exceeded forty‐five (45) feet.
Based on a recommendation by the DPZ Committee, the City Council hired Houseal Lavigne Associates to
prepare an update to the 2006 Downtown Plan. The DPZ Committee requested the Z & P Commission to
facilitate the collection of stakeholder input and hold public hearings for an updated Downtown plan.
The DPZ specifically requested the Z & P Commission review building height, residential density,
residential parking, and setback requirements in the Downtown area.
In April of 2015, the Z & P Commission held a workshop to kick off the process of updating the
Downtown Plan. The Z & P Commission emphasized the importance of stakeholder input and agreed to
the following information gathering tools:


May 11‐12, 2015: Downtown Focus Groups‐ business owners, property owners, brokers,
residential and commercial developers, Elmhurst College students, long term and new residents
along with key stakeholder interviews.



May 28, 2015: Downtown Community Workshop.



May 2015 to June 2016: Community outreach thru website, survey and sMap.



Summer through Fall 2015: Assessed 2006 Downtown Plan and the current Zoning Ordinance
and Map to determine weak, problematic, and outdated components.



January 7, 2016: Open house to present Draft Downtown Plan to the community.



February 25, 2016: Public Hearing on updated Draft Downtown Plan.



April 25, 2016: Z & P Commission recommended the City Council approve the Downtown Plan.



April 26, 2016: Elmhurst Economic Development Commission endorsed Downtown Plan and
“encourages the City Council to move quickly to update the City’s zoning code to align with the
Plan”.



May 11, 2016: Elmhurst Chamber of Commerce and Industry endorsed Downtown Plan.

The Elmhurst City Council approved Ordinance O‐47‐2016 in June 2016 adopting the new revised
Downtown Plan which “aims to create a unique, exciting, and vibrant pedestrian‐oriented Downtown
atmosphere. By definition, Downtown should look and feel different than the rest of the community. A
mix of land uses, taller buildings, public art, interesting architecture, public spaces, and entertainment
and dining options are all vital pieces of fostering that atmosphere. At the core, all of the Plan’s
recommendations support and reinforce the notion that Downtown should be a special place for all to
enjoy” (p51).
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“Elmhurst has long utilized the principles of transit oriented development (TOD) in its downtown
planning. The importance of TOD in Downtown Elmhurst is to recognize the strong and mutually
reinforcing relationship between multimodal transit facilities and redevelopment possibilities. Residential
and commercial development is drawn to Downtown Elmhurst in part due to its transit accessibility.
Strong multimodal transit services are also important to the Downtown business community and
Elmhurst commuter population. The commuter relies not only on the station for access to employment,
but often utilizes retail and service proximate and convenient to the downtown along their daily
commuter route. Transit Oriented Development principles can be organized around the three
dimensions, or the “3D’s” of transit oriented development. They include: Density, Design, and Diversity”
(p70).

Implementation of the Downtown Plan
A chapter in the new Downtown Plan, titled “Regulatory Strategies Framework”, identifies specific
sections of the City zoning ordinance that should be changed in order to facilitate the recommendations
of the updated Elmhurst Downtown Plan (pp. 143‐147).
The Zoning and Planning Commission reviewed the Elmhurst Zoning Ordinance with respect to the
recommended changes outlined in the Regulatory Strategies Framework chapter on three occasions:
August 25, September 8 and September 22, 2016. A major focus of the discussions revolved around the
Development, Planning, and Zoning Committee’s recommendation to address Density, Height, Parking,
and Setbacks.
(Note: Not all of the strategies of the Regulatory Framework Chapter are being implemented at this
time.)

Four (4) Major Themes of the Downtown Rezoning Effort (Background)
1.
2.
3.
4.

Density
Building Height
Parking
Setbacks

1. Density
Over the past two decades the City has processed numerous downtown development projects with
requests for variations to allow densities higher than the allowed 29 dwelling units per acre.
Recent residential developments in Downtown Elmhurst that have been the subject of an application for
zoning relief have the following densities:
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Crescent Court
Museum Square
Market Square
Hahn Street
Wilder Crossing
Opus (under construction)

40 Dwelling Units/Acre
58 Dwelling Units/Acre
44 Dwelling Units/Acre
87 Dwelling Units/Acre
85 Dwelling Units/Acre (approved but not constructed)
130 Dwelling Units/Acres

The Commission reviewed the concept of using minimum unit size rather than dwelling units per acre of
building site. The concept of minimum unit is that a building can be built on a property of given size with
a maximum building height and minimum parking requirements. If the building is able to meet all
applicable code requirements for minimum unit size, minimum parking requirements, minimum
ingress/egress hallways/paths, etc., then the number of units will vary based on which unit types
(studios, one bedroom, etc.) are desired. In other words, this would allow the market to drive the unit
types, while the Zoning Ordinance controls the bulk of the building.

2. Building Height
Transit‐oriented development, or TOD, is a type of community development that includes a mixture of
housing, office, retail and/or other amenities integrated into a walkable neighborhood, located within a
half‐mile of quality public transportation. The Commission discussed the benefits of having mass transit
in the Downtown, and the effects of market demands and how changes in community demographics
present the opportunity to increase density and the vibrancy of the Central Business District.
The Commission discussed the importance of new development meeting market demands, allowing for
successful development. The discussion of building height focused on what is an appropriate ceiling
height in retail and residential units along with constructability.
The Commission also recognized the importance of allowing the tallest buildings in the core of the
Central Business District and transitioning height as the CBD moves towards the residential districts that
surround the downtown.
The current building heights in C4 and C4A are as follows:
 4 stories or 45 feet
 5 stories or 55 feet
 6 stories or 65 feet
 7 stories or 75 feet
 8 stories or 90 feet
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3. Parking
The City of Elmhurst was one of the first suburban communities to not require off‐street parking for
commercial and office uses in the downtown area. Today, the trend in urban and suburban downtowns
is to have no off‐street parking requirement or, in some cases, off‐street parking maximums.
Over the past two decades the parking requirement for downtown residential uses was reduced from
2.5 spaces per unit to 2 spaces per unit in response to the reduced demand for residential parking in
Transit Oriented Development Areas. The Applicants who have requested parking relief over the past
two decades have been able to provide sufficient evidence to indicate that the actual parking need is in
the range of 1.0 to 1.5 parking spaces per dwelling unit.
Therefore, based on the Commissions desire to encourage Transit Oriented Development the proposed
parking requirements for residential uses within the Core and Outer Core areas were modified based on
the Development’s distance from the Metra Station. The closer a Development is in proximity to the
Metra Station, the lower the parking demand and parking requirements
Within the first 1/8 mile of the Metra Station, or Tier 1, the parking requirement will be one (1) parking
space per dwelling unit; Tier 2, between 1/8 and 1/4 mile, requires 1.25 parking spaces per dwelling unit;
and Tier 3, between 1/4 and 3/8 mile, requires 1.5 parking spaces per dwelling unit.
There will continue to be no off‐street parking requirement for non‐residential uses.
The parking requirement for the Neighborhood Transition District will be two (2) parking spaces per unit,
down from the current requirement of 2.5 parking spaces per unit.
The parking requirements for the Civic/Institutional District are unchanged from the current
Office/Institutional/Cultural District.

4. Setbacks
Currently, the properties located within the proposed Core have zero setbacks unless building height
exceeds 45 feet. This requirement was the subject of numerous applications for zoning relief and was
counterproductive to the streetwall concept of having the buildings in the downtown area built to the
front property line.
The Commission identified the importance of maintaining a streetwall along the main streets of the
Central Business District (CBD) but also discussed the need for setbacks as the CBD transitions into the
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residential areas adjacent to the CBD.

5. Zoning Map
The Downton area currently consists of nine (9) separate zoning districts. The Downtown Plan
recognizes that although all of the area is considered downtown Elmhurst, there are different
neighborhoods, each with their own distinct character. Furthermore, each has its own uses, traffic
patterns, design characteristics and potentials. The Downtown Plan recommends dividing downtown
into 4 different Functional Land Use Zones: Core, Outer Core, Neighborhood Transition Zone and Civic
Institutional Zone.
Core: The core zone is the heart of downtown and the area that everyone considers to be a part of
downtown. Mixed‐use in nature, it includes most of Downtown’s shopping, dining, and entertainment
uses.
Outer Core Zone: The Outer Core surrounds the Core area and plays a unique role in the function of
Downtown. Its interior areas provide an opportunity for Core expansion, while its outer areas provide a
unique environment to increase the density of Downtown employees and residents.
Neighborhood Transition Zone: Neighborhood Transition areas help Downtown decrease its intensity
moving away from the Core and Outer Core toward quite single family neighborhoods. It should
continue to consist of moderate residential density.
Civic/Institutional Zone: The Civic/Institutional Campus area is a special area defined by its unique mix
of public, institutional, and quasi‐public uses within a concentrated location.
Based on their discussions, review of the current Zoning Code, and the recommendations of the 2016
Downtown Plan the Commission directed Staff to prepare a report outlining the needed text and map
amendments.

PROPOSED AMENDMENTS
Central Business – Core District
“The Core is the heart of downtown and the area that everyone considers to be a part of Downtown.
Mixed‐use in nature, it includes most of Downtown’s shopping, dining and entertainment uses.”
The Core will consist of properties that are currently zoned C4 and C4A.
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Density
Currently residential density is limited to twenty‐nine (29) dwelling units per acre “as‐of‐right”.
The proposed residential density limitations will be expressed in minimum unit sizes are as follows:
Studio
1 Bedroom
2 Bedroom
3 Bedroom

500 square feet
700 square feet
1,000 square feet
1,200 square feet

Building Height
Current building height regulations in the downtown C4 and C4A districts is four (4) stories or forty‐five
(45) feet, with a provision that would allow building heights up to eight (8) stories or ninety (90) feet.
The proposed new building heights for the Core District are six (6) stories or seventy‐seven (77) feet as‐
of‐right, and up to 10 stories or 125 feet if approved by City Council as a Conditional Use. The proposed
building heights are based on the first floor of a mixed‐use building with a clear ceiling height of 15 feet,
upper floors of 10 feet and 2 feet between each story.
Parking
No parking requirement for non‐residential uses. Proposed residential parking requirements are: In the
first 1/8 mile, or Tier 1, the parking requirement will be 1 parking space per dwelling unit, Tier 2,
between 1/8 and 1/4 mile, requires 1.25 parking spaces per dwelling unit and Tier 3, between 1/4 and
3/8 mile, requires 1.5 parking spaces per dwelling unit.
Setbacks
No setbacks required.
Use Lists
The uses allowed in the current C4 and C4A Districts, either as‐of‐right or conditionally, will be
essentially the same with the following changes:
 Audio visual sales and rental is added to the permitted use list
 Carpet, rugs, linoleum, tile, wall and floor covering/sales and service added to the permitted use
list
 Catering establishments were removed from the permitted use list and added to the conditional
use list
 Children’s indoor playground and classes added to the permitted use list
 Department stores added to the permitted use list
 Entertainment, dancing, live music, comedy club uses removed from the conditional use list and
added to the permitted use list
 Furniture stores, including upholstery added to the permitted use list
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Furrier shops including the incidental storage and conditioning of furs added to the permitted
use list
Meeting halls added to the permitted use list
Restaurants with entertainment, dancing, live music, comedy club removed from the conditional
use list and added to the permitted use list
Transportation depots added to the permitted use list and removed from the conditional use list
Pet grooming establishments added to the permitted use list
Masseur/masseuse services added to the conditional use list
Museums and Cultural Facilities added to the conditional use list
Non‐alcoholic drinking and entertainment establishments added to the conditional use list
Radio and television stations and studios added to the conditional use list
Recreation buildings and community centers, non‐commercial added to the conditional use list
Taverns and cocktail lounges added to the conditional use list
Outdoor theatres added to the conditional use list
Other miscellaneous clean up items

Dwelling Units are not allowed on the first floor except if approved by City Council as a Conditional Use.

Central Business – Outer Core District
“The Outer Core surrounds the Core area and plays a unique role in the function of Downtown. Its
interior areas provide an opportunity for Core expansion, while its outer areas provide a unique
environment to increase the density of Downtown employees and residents.”
The Outer Core will consist of properties that are currently zoned R1, R2, R3, R4, R5, C4 and O1.
The Outer Core lists residential uses on the first floor of a building as compatible, whereas the Core
discourages residential on the first floor of a building.
Density
The proposed residential density limitations will be expressed in minimum unit sizes are as follows:
Studio
1 Bedroom
2 Bedroom
3 Bedroom

500 square feet
700 square feet
1,000 square feet
1,200 square feet

Building Height
Current building height regulations in the downtown C4 district is four (4) stories or forty‐five (45) feet,
with a provision that would allow building heights up to eight (8) stories or ninety (90) feet.
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Current building height regulations for the O1, R1, R2, R3, R4 and R5 districts is between 2 ½ and 3
stories.
The proposed new building heights for the Outer Core District are four (4) stories or 53 feet and six (6)
stories or seventy‐seven (77) feet if the property does not abut single family residences (either detached
or attached)
Parking
No parking requirement for non‐residential uses. Proposed residential parking requirements are: In the
first 1/8 mile, or Tier 1, the parking requirement will be 1 parking space per dwelling unit, Tier 2,
between 1/8 and 1/4 mile, requires 1.25 parking spaces per dwelling unit and Tier 3, between 1/4 and
3/8 mile, requires 1.5 parking spaces per dwelling unit.
Setbacks
No setbacks required.
Use Lists
The uses allowed in the current C4 and C4A Districts, either as‐of‐right or conditionally, will be
essentially the same with the following changes:
 Audio Visual sales and rental is added to the permitted use list
 Carpet, rugs, linoleum, tile, wall and floor covering/sales and service added to the permitted use
list
 Catering Establishments were removed from the permitted use list and added to the conditional
use list
 Children’s indoor playground and classes added to the permitted use list
 Department Stores added to the permitted use list
 Entertainment, dancing, live music, comedy club uses added to the permitted use list
 Furniture stores, including upholstery added to the permitted use list
 Furrier shops including the incidental storage and conditioning of furs added to the permitted
use list
 Meeting halls added to the permitted use list
 Restaurants with entertainment, dancing, live music, comedy club removed from the conditional
use list and added to the permitted use list
 Added pet grooming establishments to the permitted use list
 Masseur/masseuse services added to the conditional use list
 Museums and Cultural Facilities added to the conditional use list
 Non‐alcoholic drinking and entertainment establishments added to the conditional use list
 Radio and television stations and studios added to the conditional use list
 Recreation buildings and community centers, non‐commercial added to the conditional use list
 Taverns and cocktail lounges added to the conditional use list
 Outdoor theatres added to the conditional use list
 Other miscellaneous clean up items
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Dwelling units are allowed on all floors, including the first floor.

Neighborhood Transition District
“Neighborhood Transition areas help Downtown decrease its intensity moving away from the Core and
Outer Core toward quiet single‐family neighborhoods. It should continue to consist of moderate
residential density.”
The neighborhood transition district will consist of properties that are currently zoned R2, R3 and R4.
Density
The proposed residential density limitations will be expressed in minimum unit sizes are as follows:
Studio
1 Bedroom
2 Bedroom
3 Bedroom

500 square feet
700 square feet
1,000 square feet
1,200 square feet

Building Height
Three (3) stories or 35 feet as of right, 4 stories or 45 feet if approved by City Council as a Conditional
Use.
Parking
Two (2) parking spaces per dwelling unit.
Setbacks
The proposed setbacks for the Neighborhood Transition District are:
 Front Setback
Zero
 Side Setback
Zero
 Rear Setback
25 feet
Use Lists
The uses proposed to be permitted as of right are single family attached (townhomes), multi‐family
buildings (condominiums and apartments). Bed and Breakfast uses are allowed if approved by City
Council as a Conditional Use.
Existing single‐family residences will become grandfathered conditional uses, and new single family
homes could only be built if approved by City Council as a Conditional Use.
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Civic/Institutional District
“The Civic/Institutional campus area is a special area defined by its unique mix of public, institutional,
and quasi‐public uses within a concentrated location.”
The Civic Institutional Zone will consist of properties that are currently zoned O/I/C, C4, R2 and R5.
The Civic/Institutional District is similar to the existing O/I/C zoning district.
Use Lists
The significant change proposed for the Civic/Institutional District is that private offices that are not
related to a Civic or Institutional Use will no longer be permitted in the C/I Civic Institutional Zone.
Other modifications to the use list are:
 Day care centers and preschools are permitted as of right as an accessory use
 Cemetery was added as a Conditional Use (St Mary’s Cemetery)
 Clubs and lodges, private were removed from the Conditional Use list
 Continuing Care Retirement Community was removed from the Conditional Use list
 Convalescent and Nursing Homes were removed from the Conditional Use list
 Convention or exhibition halls were removed from the Conditional Use list
 Day Care Centers and Preschools (non‐accessory) were removed from the Conditional Use list
 Funeral Homes were removed from the Conditional Use list
 Health and Medical institutions were removed from the Conditional Use list
 Offices, business and professional (private and not an accessory to a permitted use) were
removed from the Conditional Use list
 Planned Developments were removed from the Conditional Use list
 Fire Stations and Police Stations were removed from the Conditional Use list
 Telephone exchanges and telephone transmission equipment buildings were removed from the
Conditional Use list
Parking requirements will not change from current code requirements.
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COMMUNITY WORKSHOPS/ PUBLIC HEARING
The proposed amendments outlined above were presented at two open house events held in the Council
Chambers at City Hall on March 9 and March 13, 2017. These workshops were well attended with
constructive input from the attendees.
As a result of this community input, City Staff prepared the following modifications which were made to the
proposed map and text amendments and presented to the Zoning and Planning Commission at the Public
Hearing on March 23, 2017.
There were interested parties present in the audience who addressed the Commission regarding the
proposed Map and Text Amendments (transcripts of the Public Hearing are on file in the offices of the
Community Development Department and on the City of Elmhurst website under “Board Docs”).

PROPOSED AMENDMENTS PRESENTED
Core District:
No changes to proposed Map Amendments or Text Amendments.
Outer Core District:
Establish a second Outer Core District, called “Outer Core Office”, which limits non‐residential uses to
office uses only. The Outer Core Office District would have the same bulk provisions as the Outer Core
District.
Revised Map Amendments
 Immanuel Lutheran Church block should remain R2 Single‐Family Residential
 Residential properties at the southwest corner of Park and Arlington and at the northeast corner
of Marion and Kenilworth should be Neighborhood Transition District
 Properties at the south east corner of York and Robert Palmer should remain R5
 Properties along Virginia Street that do not front onto York should be Outer Core Office
 Properties on the west side of Addison Avenue, between Third and North, should be Outer Core
Office
 The 111 Larch Property should be zoned Neighborhood Transition
 The YMCA property should be Outer Core Office
Neighborhood Transition District:
Setbacks in the Neighborhood Transition District should remain the same as the current underlying
districts:
 Front Setback – 25 feet
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 Corner‐Side Setback – 10 feet
 Interior Side Setback – 5 feet
 Rear Setback 25
Single family dwellings should be allowed as of right and not conditionally.
Multi Family buildings (condominiums and apartments) should not be allowed.
Civic/Institution District:
No changes to proposed Map Amendments or Text Amendments.
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DELIBERATION
The Zoning and Planning Commission deliberated the proposed Map and Text Amendments on April 13 and
April 27, 2017. In their review of the requests for Map Amendments and Text Amendments to the Elmhurst
Zoning Ordinance, the Zoning and Planning Commission had access to all submittals relating to this case, as
well as the applicable regulating Codes and Ordinances.

ZONING & PLANNING COMMISSION RECOMMENDED CHANGES TO TEXT AND
MAP
Core District:
The Commission began with a discussion of the proposed Core District, including the modified permitted and
conditional use lists, and agreed that the proposed map and text amendments for the proposed Core District
were appropriate. The residential uses allowed in the Core District are limited to multi‐family/mixed‐use
buildings above the first floor.
Outer Core District:
The Commission discussed the proposed Outer Core District as well as the Outer Core Office District
proposed at the Public Hearing.
After discussion, the Commission agreed to change the “Outer Core Office” district to the “Outer Core
Residential” district, which would limit the uses to residential with an opportunity for office uses to be
located on the first floor if approved as a Conditional Use by City Council. Building height was modified from
four (4) stories or 53 feet and six (6) stories 77 feet if not abutting single family properties to four (4) stories
48 feet and six (6) stories 72 feet when 100 feet away from a property line that abuts single‐family
residential property.
The Commission also changed the map for the following properties:
 Properties fronting Park Avenue between Cottage Hill and Prospect Avenues from Civic/Institution
to Outer Core.
 111 Larch from Neighborhood Transition to Outer Core Residential District.
 The southwest corner of Park and Arlington from Neighborhood Transition to Outer Core
Residential.
 The Charlestown Apartments (3rd and Michigan) from Outer Core to Outer Core Residential.
 Change the southwest corner of Haven and Elmhurst back to R4 from Outer Core.
Residential uses permitted are multi‐family buildings and attached single family (townhomes). Single family
detached structures will not be allowed either as‐of‐right or conditionally.
Neighborhood Transition District:
The Commission discussed the Neighborhood Transition District noting that the original proposal was
modified as follows:
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Original proposal setbacks were zero for the front and side yards, and 25 feet for the rear yard; this was
changed to a front yard setback of 25 feet, a corner‐side yard setback of 10 feet, an interior side yard
setback of 5 feet and a rear yard setback of 25 feet. These modified setbacks mirror the current setbacks
required in the areas to be rezoned to the Neighborhood Transition District.
In the original proposal, multi‐family buildings were permitted and single‐family detached homes were
proposed to be Conditional Uses. This was changed to not allowing multi‐family buildings (condos and
apartments), and allowing single family homes as‐of‐right. Therefore, the only uses allowed in this district
will be single‐family attached (townhomes) and single‐family detached.
Civic/Institution District:
The Commission discussed the Civic/Institution District noting that the final proposal was not modified
from the original proposal.
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The final Proposed amendments to the Zoning Ordinance Map and Text:
Central Business – Core District
“The Core is the heart of downtown and the area that everyone considers to be a part of Downtown.
Mixed‐use in nature, it includes most of Downtown’s shopping, dining and entertainment uses.”
The Core will consist of properties that are currently zoned C4 and C4A.
Density
Currently residential density is limited to twenty‐nine (29) dwelling units per acre as‐of‐right.
The proposed residential density limitations will be expressed in minimum unit sizes are as follows:
Studio
1 Bedroom
2 Bedroom
3 Bedroom

500 square feet
700 square feet
1,000 square feet
1,200 square feet

Building Height
Current building height regulations in the downtown C4 and C4A districts is four (4) stories or forty‐five
(45) feet, with a provision that would allow building heights up to eight (8) stories or ninety (90) feet.
The proposed new building heights for the Core District are six (6) stories or seventy‐seven (77) feet as
of right, and up to 10 stories or 125 feet if approved by City Council as a Conditional Use. The proposed
building heights are based on the first floor of a mixed use building with a clear ceiling height of 15 feet,
upper floors of 10 feet and 2 feet between each story.
Parking
In the first 1/8th mile, or Tier 1, the parking requirement will be 1 parking space per dwelling unit, Tier 2,
between 1/8 and 1/4 mile, requires 1.25 parking spaces per dwelling unit and Tier 3, between 1/4 and
3/8 mile, requires 1.5 parking spaces per dwelling unit.
There will continue to be no off‐street parking requirement for non‐residential uses.
Setbacks
No setbacks required.
Use Lists
The uses allowed in the current C4 and C4A Districts, both as‐of‐right or conditionally, will be the same
with the following changes:
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Audio Visual sales and rental is added to the permitted use list
Carpet, rugs, linoleum, tile, wall and floor covering/sales and service added to the permitted use
list
Catering Establishments removed from the permitted use list and added to the conditional use
list
Children’s indoor playground and classes added to the permitted use list
Department Stores added to the permitted use list
Entertainment, dancing, live music, comedy club uses added to the permitted use list
Furniture stores, including upholstery added to the permitted use list
Furrier shops including the incidental storage and conditioning of furs added to the permitted
use list
Meeting halls added to the permitted use list
Restaurants with entertainment, dancing, live music, comedy club added to the permitted use
list
Transportation depots added to the permitted use list and removed from the conditional use list
Added pet grooming establishments to the permitted use list
Masseur/masseuse services added to the conditional use list
Museums and Cultural Facilities added to the conditional use list
Non‐alcoholic drinking and entertainment establishments added to the conditional use list
Radio and television stations and studios added to the conditional use list
Recreation buildings and community centers, non‐commercial added to the conditional use list
Taverns and cocktail lounges added to the conditional use list
Outdoor theatres added to the conditional use list

Dwelling Units are not allowed on the first floor except if approved by City Council as a Conditional Use.

Central Business – Outer Core District
“The Outer Core surrounds the Core area and plays a unique role in the function of Downtown. Its
interior areas provide an opportunity for Core expansion, while its outer areas provide a unique
environment to increase the density of Downtown employees and residents.”
Density
The proposed residential density limitations will be expressed in minimum unit sizes are as follows:
Studio
1 Bedroom
2 Bedroom
3 Bedroom

500 square feet
700 square feet
1,000 square feet
1,200 square feet
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Building Height
The proposed new building heights for the Outer Core District are 4 stories 53 feet and 6 stories 77 feet
when 100 feet away from a property line that abuts single‐family attached or detached residential
property.

Parking
In the first 1/8th mile, or Tier 1, the parking requirement will be 1 parking space per dwelling unit, Tier 2,
between 1/8 and 1/4 mile, requires 1.25 parking spaces per dwelling unit and Tier 3, between 1/4 and
3/8 mile, requires 1.5 parking spaces per dwelling unit.
There will continue to be no off‐street parking requirement for non‐residential uses.

Setbacks
No setbacks required.
Use Lists
The uses allowed in the current C4 and C4A Districts, either as‐of‐right or conditionally, will be
essentially the same in the new Outer Core District with the following changes:
 Audio Visual sales and rental is added to the permitted use list
 Carpet, rugs, linoleum, tile, wall and floor covering/sales and service added to the permitted use
list
 Catering Establishments were removed from the permitted use list and added to the conditional
use list
 Children’s indoor playground and classes added to the permitted use list
 Department Stores added to the permitted use list
 Entertainment, dancing, live music, comedy club uses added to the permitted use list
 Furniture stores, including upholstery added to the permitted use list
 Furrier shops including the incidental storage and conditioning of furs added to the permitted
use list
 Meeting halls added to the permitted use list
 Restaurants with entertainment, dancing, live music, comedy club added to the permitted use
list
 Added pet grooming establishments to the permitted use list
 Masseur/masseuse services added to the conditional use list
 Museums and Cultural Facilities added to the conditional use list
 Non‐alcoholic drinking and entertainment establishments added to the conditional use list
 Radio and television stations and studios added to the conditional use list
 Recreation buildings and community centers, non‐commercial added to the conditional use list
 Taverns and cocktail lounges added to the conditional use list
 Outdoor theatres added to the conditional use list
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Other miscellaneous clean up items

Dwelling units are allowed on all floors, including the first floor.

Central Business – Outer Core Residential District
“The Outer Core surrounds the Core area and plays a unique role in the function of Downtown. Its
interior areas provide an opportunity for Core expansion, while its outer areas provide a unique
environment to increase the density of Downtown employees and residents.”
The Outer Core lists residential uses on the first floor of a building as compatible, whereas the Core
discourages residential on the first floor of a building.
Density
The proposed residential density limitations will be expressed in minimum unit sizes are as follows:
Studio
1 Bedroom
2 Bedroom
3 Bedroom

500 square feet
700 square feet
1,000 square feet
1,200 square feet

Building Height
The proposed new building heights for the Outer Core Residential District are 4 stories 48 feet and 6
stories 72 feet when 100 feet away from a property line that abuts single‐family attached or detached
residential property.
Parking
In the first 1/8th mile, or Tier 1, the parking requirement will be 1 parking space per dwelling unit, Tier 2,
between 1/8 and 1/4 mile, requires 1.25 parking spaces per dwelling unit and Tier 3, between 1/4 and
3/8 mile, requires 1.5 parking spaces per dwelling unit.
There will continue to be no off‐street parking requirement for conditionally approved first floor office
uses.
Setbacks
No setbacks required.

Use Lists
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The uses allowed in the Outer Core Residential District are multi‐family residential buildings; single‐
family detached and single‐family attached (townhomes) are not permitted.
Dwelling units are allowed on all floors, including the first floor.
Professional offices are allowed on the first floor if approved as a Conditional Use by the City Council.

Neighborhood Transition District
“Neighborhood Transition areas help Downtown decrease its intensity moving away from the Core and
Outer Core toward quiet single‐family neighborhoods. It should continue to consist of moderate
residential density.”
Density
The proposed residential density limitations will be expressed in minimum unit sizes are as follows:
Studio
1 Bedroom
2 Bedroom
3 Bedroom

500 square feet
700 square feet
1,000 square feet
1,200 square feet

Building Height
Three (3) stories or 35 feet.
Parking
Two (2) parking spaces per dwelling unit.
Setbacks
The proposed setbacks for the Neighborhood Transition District are:
 Front Setback
25 feet
 Corner Side Setback
10 feet
 Interior Side Setback 5 feet
 Rear Setback
25 feet
Use Lists
The uses proposed to be permitted as of right are single‐family attached (townhomes) and single‐family
detached. There will be no uses listed as Conditional Uses.
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Civic/Institutional District
“The Civic/Institutional campus area is a special area defined by its unique mix of public, institutional,
and quasi‐public uses within a concentrated location.”
The Civic/Institutional District is the same as the existing O/I/C zoning district with respect to bulk and
setback regulations. However, the private offices that are not related to a Civic or Institutional Use will
no longer be permitted in the C/I Civic Institutional Zone.
Use Lists
The significant change proposed for the Civic/Institutional District is
Other modifications to the use list are:
 Day care centers and preschools are permitted as of right as an accessory use
 Cemetery was added as a Conditional Use (St Mary’s Cemetery)
 Clubs and lodges, private were removed from the Conditional Use list
 Continuing Care Retirement Community was removed from the Conditional Use list
 Convalescent and Nursing Homes were removed from the Conditional Use list
 Convention or exhibition halls were removed from the Conditional Use list
 Day Care Centers and Preschools (non‐accessory) were removed from the Conditional Use list
 Funeral Homes were removed from the Conditional Use list
 Health and Medical institutions were removed from the Conditional Use list
 Offices, business and professional (private and not an accessory to a permitted use) were
removed from the Conditional Use list
 Planned Developments were removed from the Conditional Use list
 Fire Stations and Police Stations were removed from the Conditional Use list
 Telephone exchanges and telephone transmission equipment buildings were removed from the
Conditional Use list
Parking requirements will not change from current code requirements.
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CASE RECORD
All submittals for the record in this case, including the transcripts of the public hearing and submitted
written testimony, are on file in the offices of the Community Development Department and on the City of
Elmhurst website under “Board Docs”.

