
   
 
 

 

 

Memorandum 
 
Date: February 6, 2020 
 
To: Comprehensive Plan Steering Committee 

Village of Homer Glen 
 
From:  Konstantine T. Savoy, AICP 
 President 
 
 
Re:   Design Guidelines - Conservation Subdivision Regulations Review 
 
 
Since its incorporation in 2001, the Village of Homer Glen has undertaken a concerted effort to preserve its 
character, natural areas and open spaces through the adoption of plans and regulations to assure continuing 
quality development in the future. To date the Village has adopted: 
 

o Comprehensive Plan 
o The Green Vision Program 
o Subdivision and Site Development Ordinance 

 Conservation Subdivision Regulations 
 Tree Preservation Regulations 

o Outdoor Lighting Ordinance (Dark Skys) 
o Parks and Recreation Master Plan 
o Exterior Construction Standards 

 
The Conservation Subdivision standards were established in 2006, along with 
tree preservation regulations as a method to preserve the character, 
environment, and quality of the Village in face of rapid development trends.  
Although the commitments to maintaining community character and 
environmental quality remain as important policies, Village officials have 
initiated a review of development codes to determine how to better balance 
both preservation and environmental quality while permitting new economic 
development to enhance the Village’s tax base.  
 
The Conservation Subdivision regulations work in conjunction with a number of 
existing Village plans, policies, and guidelines.  For example, the conservation 
subdivision standards will be referenced within design guidelines that are 
specific to SubArea Plans in the Comprehensive Plan.  Conservation subdivision 
regulations are to be used in conjunction with and should support natural area 
preservation objectives and standards outlined in the Village’s Tree 
Preservation regulations, proposed landscape guidelines, Parks and Recreation 
Master Plan, and Green Vision Program.  These documents should be used 
together to ensure that Village conservation objectives and requirements are 
met on a project. 

Village of Homer Glen 
Approves Conservation 
Design Ordinance 
The Homer Glen Village 
Board took action to insure 
achievement of the goals and 
objectives of the Village's 
Comprehensive Plan, as well 
as it's mission statement and 
core values by approving a 
new Conservation Design 
Ordinance at its July 25, 2006 
meeting. Over a thousand 
acres of new open space 
could be added to the Village 
with this new, innovative, 
nature-friendly ordinance. 
This is one of the strongest 
ordinances of its kind in the 
country, and the only one in 
Illinois that requires 
mandatory compliance by 
developers, with no 
incentives or bonuses being 
provided to developers. 
(Source: Village Website) 
 

https://www.homerglenil.org/2224/Mission-Statement
https://www.homerglenil.org/2198/Ordinance-List
https://www.homerglenil.org/2198/Ordinance-List
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This evaluation of the Conservation Subdivision regulations takes into account and seeks to maintain the core 
values established by the community.  These following values provide the foundation and guidelines for 
future development: 
 

• Rural Atmosphere & Concern for Environment.  Preserving the rural atmosphere and protecting the 
environment are essential to safeguarding the appearance and character of Homer Glen.  Homer 
Glen's rural atmosphere is characterized by open space, and agricultural settings.  Safeguarding areas 
of significant natural value, promoting the re-establishment of native vegetation, protecting and 
managing water resources, and providing wildlife corridors are fundamental environmental 
protections.  
 

• Managed Growth Density & Commercial Base Development.  Responsible residential development 
protects the quality of life by limiting adverse effects such as flooding, poor water quality, and other 
environmental problems.    
 

Background of the Design Guidelines 
In conjunction with the Village of Homer Glen's current process to update its Comprehensive Plan and Sign 
Regulations, the Village is embarking on another concurrent process to evaluate the Village's design 
standards regarding sustainability and development in Homer Glen.  This planning process focuses on three 
core elements of the Village's Design Guidelines for Sustainability and Development: (1) Conservation 
Subdivision regulations; (2) Tree Preservation regulations; and (3) Landscape standards.  This report provides 
commentary and suggested recommendations on proposed amendments to the Conservation Subdivision 
regulations.     
 
Design Guidelines Issues - Stakeholder Comments 
During the process to prepare the update the Village’s Comprehensive Plan and design and development 
standards, the consultant team interviewed a variety of stakeholders representing property owner and 
business interests, government agencies and Village officials with regard to current codes.  Provided below is 
a summary of the comments received related to the conservation subdivision ordinance: 
 

• The conservation design regulations are overly restrictive, resulting in no new growth of subdivisions.  
This has handcuffed the entire community’s growth.    

• The conservation design regulations have not been updated in many years, and have not been used, 
in part due to poor regulations.    

• Conservation subdivision design is an appropriate approach to allow for smaller lot sizes and greater 
housing options.   

• Consider allowing lot sizes under 12,000 square feet to provide more housing choices, and to 
encourage new residential development. 
 

Conservation Subdivision Regulations Review 
 
Intent and Purpose of Regulations 
The Conservation Subdivision regulations are intended to preserve open space over time as a requirement of 
future residential development at no cost to taxpayers.  Homer Glen’s approach to requiring all future 
development to conform to the requirements of conservation subdivisions is a unique approach to 
residential development that is not common among communities that have similar provisions in their code.    
 
Open spaces are preserved as a result of the design flexibility afforded by the conservation subdivision 
regulations, such as the reduction in required lot sizes and through carefully planned clustering of homes in 
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proximity to large parcels of inter-connected open space lands.  The open space benefits of conservation 
subdivisions are achieved through the application of the "net density" approach to determining the allowable 
number of units that removes environmentally sensitive lands and roads prior to the calculation of the 
number of units allowed per acre of land. 
 
Conservation subdivisions are an effective vehicle to address housing diversity, advance sustainability and 
promote growth without increasing overall density in the Village dramatically through the flexibility provided 
by reducing lot sizes. 
 

 
 
Policy Issues for Further Consideration 
During the process to evaluate current code provisions, Village officials should consider other potential 
approaches to achieving the goals of the community.  For instance, can open space preservation be achieved 
via other methods in-lieu of requiring all residential development to comply with conservation subdivision 
standards.  As is discussed in our review of the tree preservation regulations, developing a conservation 
easement program as is done in several communities in the Barrington IL area, including Barrington Hills, may 
be a viable option to securing additional open spaces.  Density bonuses are the most common tool used in-
lieu of mandatory conservation requirements as an incentive for developers to choose the conservation 
subdivision approach over traditional development.  Reducing developer fees in conservation subdivisions 
can also be an incentive tool.  The Village may also consider providing flexibility as to when conservation 
subdivision design is required, such as allowing site with less than 10% tree cover to developed under 
standard subdivision regulations, while maintaining a minimum open space requirement of 20% of the net 
land area. 
 
Conservation subdivisions can be a significant tool in expanding housing options in the Village.  Once the net 
density in a conservation subdivision is determined, a mix of housing types within a development should be 
allowed to permit developers to be more responsive to local market demands/needs and provide housing for 
the full life-cycle of individuals seeking to move to Homer Glen or remain in later retirement years.  This 
flexibility enhances a developer's ability to successfully develop sites within shorter time frames bringing 
needed housing on the market sooner. 
 
In addition to open space and tree preservation, other policies to promote sustainability should be 
considered including promoting LEED certification in building construction, and net-zero energy consumption.  
These objectives may also be appropriate for planned unit developments on sites under 10 acres or with less 
tree cover, and could also be incentivized.   
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Overview of Current Conservation Subdivision Regulations 
The Conservation Subdivision regulations require developers of new residential subdivisions to set aside 
between 20% and 50% of the land area as permanent, dedicated, publicly-owned open space.  The amount of 
open space is dependent upon the zoning of the property and is mandatory for all residential developments 
over 10 acres in size.  The only exceptions are for large lot zoning of over 1.5 acres.  In addition to the policy 
issues identified above for further consideration, our review of provisions of the conservation subdivision 
standards confirms comments from community stakeholders who find the current regulations overly 
restrictive inhibiting the Village’s growth.  Key sections of the regulations that appear to have caused most of 
the problems include: 
  

• Requiring that 90% of all lots must adjoin an open space. 
• Establishing a minimum lot size of 12,000 sq. ft. only in the R-3A zoning district. 
• Requiring clusters of residential buildings to consist of at least 5 buildings but not more than 20 

buildings. 
 

 
 
These requirements have resulted in no new development while other surrounding competitive communities 
have added rooftops.  This lack of growth also has a direct connection to commercial growth, as commercial 
development is dependent on the growth of the community, including rooftops. 
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Since the conservation subdivision regulations are mandatory, open spaces should be connected from one 
neighborhood to the next, where feasible, creating an extensive, interlinked ‘green’ network.  The new open 
space areas not only allow the Village to further protect environmentally sensitive lands and community 
character, but also allow additional trails, walking paths, and parks to be built for the benefit of all residents.  
Connected open spaces promote and protect wildlife through the establishment of greenway corridors.   
Many of the Village's scenic vistas can be saved, helping to preserve rural character.  The Village will also 
benefit from reduced infrastructure maintenance costs in the future since fewer miles of roads and utilities 
will be needed.  Flooding and drainage problems will be reduced because there will be less overall impervious 
surface creating runoff.  Similarly, declining groundwater aquifers will be recharged because more impervious 
areas will allow rainwater to soak in. 
 
Development of a master greenway/open space plan providing for both an inventory of open spaces to 
protect and a plan for the inter-connection of such spaces can be an important guide to developers and the 
Village.  A greenway/open space plan could be the basis for modifying the application of the conservation 
subdivision requirements, such that only lands that include open space areas identified in this plan would be 
subject to conservation regulations.  These areas could be deemed environmentally sensitive. 
 
The basic principle underlying conservation subdivision design is the protection and preservation of natural 
resources and community character through design flexibility.  A review of best practices and our experience 
with conservation development regulations suggests that the following provisions should be considered in a 
conservation code.   
 

• Allow for greater flexibility in lot size standards.    
 

• Conservation subdivisions should be designed as ‘density neutral’ developments.  Eliminating or 
allowing for a greater variety of lot sizes encourages creative design, which in turn is more market 
responsive, profitable and sensitive to the predevelopment character of a site. 
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• Provide flexibility in the ability of developers to arrange units.  With greater flexibility more open 
space preservation is possible. 

 
• The determination of the net density or the density allowed after discounting undevelopable lands is 

often the least understood and clearly regulated.  In simple terms, the density allowed in a 
conservation subdivision should not exceed the number of homes that could be built in a standard 
subdivision with compliance with all of the Village’s development regulations.   Often, the 
determination of the maximum density is based on a ‘Yield Plan.’  The yield plan is a conceptual level 
drawing showing the conventional subdivision lotting allowed using the lot size and dimensional 
requirements of the zoning and subdivision codes, and unbuildable lands (floodplains, wetlands, 
stormwater management areas, protected natural areas, etc.).   
 

• Protected lands should comprise at least 50% of the net buildable land for lots sizes under 1 acre. 
 

• Require the adoption of restrictive covenants that ensure conservation lands are perpetually 
restricted from further development.   
 

• Conservation easements should be executed between the landowner and Village or a qualified land 
conservancy, such as is discussed in our tree preservation regulations review report for the 
Barrington Hills area.  Deed restrictions should be required to govern maintenance responsibilities 
with a backup Special Service Area to ensure adequate funding. 
 

• Provide for density bonuses for uses such as workforce housing, not to exceed an increase of 15% of 
total units.  Workforce housing would apply to apartment units with rents at 30-60% of the Area 
Median Income (AMI), and home prices attainable with incomes at 80-100% of AMI. 
 

• Define types of uses allowed within conservation areas, to include agriculture and horticulture, 
including the raising of crops and livestock and related buildings.  Exclude commercial and intensive 
feedlots and livestock operations.  Other permitted uses include pasture land for horses used solely 
for recreational purposes; equestrian facilities not to exceed 50% of the conservation area; parks and 
playfields and playgrounds not to exceed 50% of the conservation area.  At least 20% of conservation 
areas should be used as common space for all residents. 

 
Typical reasons developers avoid conservation subdivisions is that minimum lot sizes are too large, combined 
with excessive lot frontage and setback requirements, which make development impractical or impossible.  
However, conservation design typically lowers upfront development cost by 10-15% due to fewer roads and 
utilities required and reduces long term maintenance obligations of the Village of a homeowners association. 
 
Recommendations for Further Consideration 
 
The preparation of the following comments regarding Homer Glen’s Conservation Subdivision regulations is 
the result of best practices research and experiences of the consultant team. 
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Existing 
Conservation 
Regulations 

Recommendations/Commentary for Further Consideration 

Purpose Statements:  
Promote design 
flexibility, clustering 
of lots, and inter-
connected 
greenways. 

These statements are important principles to be adhered to in successful conservation 
developments, but several ordinance standards are barriers to implementation. 

Applicability of 
Regulations 

Current regulations require conformance to conservation standards for most of the 
residential zoning districts in the Village, irrespective of the presence of environmentally 
sensitive areas.  Village Board members have expressed support for only requiring 
conservation subdivision regulations to apply to only properties with natural areas that 
should be preserved.  Under this application, lands which do not have environmental 
areas to be protected, the Village still retains the authority to require tree preservation 
on all subdivisions.   The ordinance makes reference to the residential zoning districts 
where the conservation subdivision requirements apply but does not list such zoning 
districts.  Later in this section lot size and zoning bulk requirements are listed for certain 
districts.   

Permitted Uses Consideration should be given to expanding the types of residential uses allowed to 
provide greater housing options and marketability while increasing open space 
preservation.  Although Village Board members did not have a clear consensus on the 
types of alternative housing to be allowed, adding multi-family, senior, and workforce 
housing options are housing types to be explored further.  Establishing standards that 
permit a certain percentage of alternative housing types, such as townhomes, rowhomes, 
duplex, triplex, fourplex units, can be a response to an emerging housing need commonly 
referred to as “missing middle housing.”  This approach provides additional dwelling unit 
types without significantly altering the character of the neighborhood.  Missing middle 
housing also provides workforce housing and enables residents to age in place.   
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Minimum Lot Sizes As discussed previously and as supported by most of the Village Board, consideration 
should be given to removing the ‘grandfathering’ of the R-4 district or creating zoning 
districts allowing lots under 12,000 sq. ft., and providing greater lot size reductions in the 
R-3 and R-3A districts.   If the existing lot size minimums are retained, we note that a 
significant (approximately 50%) reduction in lot sizes can be achieved in the R-1, R-2, and 
R-2A zoning districts, but only limited lot reductions are allowed in R-3 and R-3A (30% and 
20% respectively).    The R-6A multi-family district has no minimum lot size, but at 6 
du/acre density lots are too small to gain any benefit from conservation regulations.  
Consider removing R-6A from the list of applicable districts.   

Open Space 
Frontage 
Requirement 

As previously discussed, the requirement that 90% of all lots in a conservation subdivision 
must adjoin an open space conservation area is one of the most significant deterrents to 
development.  The ordinance further states that lots across the street from open space 
do not qualify.  Consideration should be given to removing these provisions. 

Clustering of Homes The requirement establishing a minimum and a maximum number of units to be 
clustered appears arbitrary and restricts creative designs and may also limit the amount 
of open space and natural resources protected.  Consideration should be given to 
removing this standard. 

Open Space 
Definition 

The amount of open space preserved can include floodplains, wetlands, lands with slopes 
greater than 12%, ponds, lakes, stormwater management areas, utility and drainage 
easements.   This definition essentially provides a developer with a density bonus.  Under 
a standard subdivision lotting plan, floodplains, wetlands, stormwater management areas 
and other locally and federally protected lands are not included in the number of 
buildable lots created.  Village Board members expressed interest in expanding the 
definition of open space to include private and common areas and 50% of required land 
dedication for parks and schools. 
 
The real open space benefit of the ordinance is the requirement that 25% of the ‘net’ 
open space shall be buildable (this does not include the unbuildable areas listed above).  
However, no definition is provided for what is the ‘net’ area. 
 
The ordinance needs to clarify what is the ‘net’ area of a site and apply the minimum lot 
size requirement of the underlying zoning district to determine the number of units 
allowed.  The Planned Unit Development regulations of the Village’s zoning code defines 
the method to determine density.  Consideration should be given to using the same 
definition in the Conservation Subdivision regulations.   

Ownership & 
Maintenance 

The regulations establish that after 5 years the conservation open space must be 
dedicated to the Village with no continuing obligation for maintenance or payment of 
costs.  Over time this could place a significant burden on staff and Village financial 
resources.  Consideration should be given to requiring the creation of a Special Service 
Area to be applied to all conservation areas at the time of subdivision approval to provide 
a long-term funding source for maintenance, and retaining ownership of conservation 
areas in the Homeowners Association. 
 
A management plan is required for conservation areas with no specific guidelines or 
requirements established in the regulations.  Consideration should be given establishing 
minimum standards for maintenance. 
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Other Issues for Consideration 
Other design standards associated with building architecture can both impact the quality, character, and 
ability of developments to be successfully developed.  Village Board members were asked to consider 
modifying existing masonry standards to provide flexibility in the design of new residential units.   Results 
were mixed as indicated below:   
                          

 A majority of the Trustee support allowing stone masonry covering less than 100% of the 
aggregate total area of a building.      

 There is no clear consensus of Trustees to allow brick covering less than 100% of the aggregate 
total area of a building and to allow elevations with limited masonry with variations in materials 
and colors with accents.  

 A majority of Trustees support allowing the use of fiber cement panels and wood cladding 
covering 100% of the aggregate total of a building, but several individuals would only allow in 
limited circumstance.   

 


