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[One of the powers, duties and responsibilities of the 
Commission on Chicago Landmarks under Section 610 of the 
Chicago Landmarks Ordinance, Chapter 2-120 of the 
Municipal Code of Chicago, is to adopt rules of procedure 
and other regulations for the conduct of its meetings, 
hearings, and other business.  The last major revisions to the 
Commission’s Rules and Regulations were adopted on 
December 7, 2006. On February 3, 2011, minor technical 
revisions were adopted by the Commission to reflect an 
amendment to the Ordinance reducing the membership of 
the Commission from ten to nine members.]   

    
    

Rules and RegulationsRules and RegulationsRules and RegulationsRules and Regulations    
of the Commission on Chicago Landmarksof the Commission on Chicago Landmarksof the Commission on Chicago Landmarksof the Commission on Chicago Landmarks    
 
 

Article I Article I Article I Article I ----    The CommissionThe CommissionThe CommissionThe Commission 
    
A.A.A.A.    Membership, Officers, andMembership, Officers, andMembership, Officers, andMembership, Officers, and    CommitteesCommitteesCommitteesCommittees 
 
    1.1.1.1.        MembershipMembershipMembershipMembership  
 
  a. Members.  As set forth in section 2-120-590 of the 
Municipal Code of Chicago (the “Municipal Code”), the Commission on 
Chicago Landmarks (the “Commission”) shall consist of nine members, 
eight of whom shall be appointed by the Mayor, by and with the consent of 
the Chicago City Council.  The ninth member shall be the Commissioner 
of the Department of Housing and Economic Development or his or her 
designee. [Amend. 2/3/11]  
  b. Powers and Duties.   Commission members’ powers 
and duties are set forth in section 2-120-610 of the Municipal Code, these 
Rules and Regulations, and any future rules or policies adopted by the 
Commission consistent with law. 
  c. Ethics.   Members of the Commission are subject to 
the Governmental Ethics Ordinance, codified at Chapter 2-156 of the 
Municipal Code. If any party to a proceeding believes with good reason 
that a member of the Commission has a conflict of interest pursuant to 
Chapter 2-156 of the Municipal Code in the matter being considered, said 
party shall immediately bring this possible conflict of interest to the 
attention of the Commission or, at a public hearing, to the attention of the 
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hearing officer, who may request that the Commission member abstain 
from participation. 
 
    2.2.2.2.        OfficOfficOfficOfficersersersers    
 
  Pursuant to section 2-120-590 of the Municipal Code, the 
officers of the Commission, designated by the Mayor, shall be a Chair, a 
Vice-Chair, and a Secretary. 
  a. Chair.  The Chair shall be the chief executive of the 
Commission, shall set meeting dates, preside at meetings, decide all 
points of order and procedure, and have such additional duties and 
powers as delegated in these Rules and Regulations.  In the absence of or 
recusal by the Chair, the Vice-Chair shall serve as the Chair.  In the 
absence of or recusal by both the Chair and the Vice-Chair, the Chair 
shall appoint another member of the Commission to serve as the Chair.  
All powers delegated to the Chair in these Rules and Regulations shall 
apply equally to the Vice-Chair or any other member of the Commission 
when acting as Chair. 
  b. Vice-Chair.  The Vice-Chair shall serve as Chair in 
the absence of or recusal by the Chair.  All powers delegated to the Chair 
in these Rules and Regulations shall apply equally to the Vice-Chair when 
acting in the absence of or recusal by the Chair. 
  c. Secretary.  The Secretary shall keep and maintain 
the records of the Commission as set forth in Article I, Section C, of these 
Rules and Regulations. 
 
    3.3.3.3.        CommitteesCommitteesCommitteesCommittees        
 
  a. Standing Committees.  There shall be the following 
standing committees of the Commission:  

1. Permit Review Committee.  The Permit 
Review Committee shall have the duties and responsibilities set 
forth in Article III of these Rules and Regulations. 

2. Program Committee.  The Program Committee 
shall: (i) review and make recommendations to the Commission on 
nominations to the National Register of Historic Places; (ii) solicit 
suggestions from the public for possible Chicago Landmark 
designations; and (iii) perform other functions as delegated by the 
Chair. 

  b. Ad hoc Committees.  In his or her discretion, the 
Chair may create committees of the Commission to evaluate specific 
issues that arise in the conduct of the Commission’s affairs.  An ad hoc 
committee shall exist for the time specified by the Chair. 
  c. Committee Membership.  The Chair shall appoint 
members of the Commission to serve on committees and shall also name a 
chair for each committee.  The Chair may also appoint members of the 
Commission to serve on committees on an interim basis, as required, to 
meet any quorum requirements as set forth in these Rules and 
Regulations.  The Commissioner of the Department of Housing and 
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Economic Development shall not be a member of the Permit Review 
Committee. [Amend. 2/3/11] 
  d. Quorum.  A quorum for a meeting of the Permit 
Review Committee shall consist of three members.  A quorum for a 
meeting for all other committees shall consist of two members. 
  e. Committee Chairs.  The chair of any committee shall 
set meeting dates, preside at committee meetings, decide all points of 
order and procedure, report to the full Commission on all business of the 
committee, and have any such additional duties and powers as delegated 
in these Rules and Regulations.  In the absence of or recusal by the chair 
of the committee, the committee chair shall appoint another member of 
the committee to serve as the chair of the committee.  All powers 
delegated to the committee chair in these Rules and Regulations shall 
apply equally to any other member of the committee when acting as its 
chair 
 
B.B.B.B.        Meetings, Public Notice of Meetings, and AgendasMeetings, Public Notice of Meetings, and AgendasMeetings, Public Notice of Meetings, and AgendasMeetings, Public Notice of Meetings, and Agendas 
 
    1.1.1.1.        MeetingsMeetingsMeetingsMeetings    
 
  All meetings of the Commission shall be open to the public, 
except where otherwise provided in the Illinois Open Meetings Act, 5 
ILCS 120/1 et seq.  All meetings shall be held at times and places 
specified by the Chair in accordance with law and these Rules and 
Regulations. 
  a. Quorum.  A quorum for a meeting of the Commission 
shall consist of five members. 
  b. Voting.  All motions of the Commission may be 
approved, adopted, or passed by a favorable vote of a simple majority of 
the members present at a meeting.  However, when considering a 
recommendation of landmark designation for a proposed district, an 
affirmative vote by six Commission members shall be required if 51% or 
more of the owners of property in said district responding to the request 
for consent file written objections to the designation. 
 
    2.2.2.2.        Public Notice of Commission MeetingsPublic Notice of Commission MeetingsPublic Notice of Commission MeetingsPublic Notice of Commission Meetings    
 
  a. Regular Meetings. The Commission shall provide 
public notice of its meetings at the beginning of each calendar year and 
shall state the dates, times, and places of such meetings.  If the annual 
meeting schedule is changed, at least 10 days notice of such change shall 
be given by publication in a newspaper of general circulation in Chicago.  
If the location of a scheduled meeting changes from that stated on the 
public notice issued at the beginning of the calendar year, the Commission 
shall post a notice at the originally scheduled location and at the 
Commission’s office stating the new location of the meeting. 
  b. Special, Rescheduled, or Reconvened Meetings.  The 
Commission shall provide public notice of any special, rescheduled, or 
reconvened meeting at least 24 hours before such meeting.  However, no 
additional public notice of a reconvened meeting need be given: (i) when 
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announcement of the time and place of the reconvened meeting is made at 
the original meeting and there is no change in the agenda, or (ii) if the 
meeting is convened within 24 hours. 
  c. Form of Notice.   Public notice requirements of the 
Commission are met by: (i) posting a copy of the notice of the annual 
schedule and of all regular, special, rescheduled, or reconvened meetings 
at the office of the Commission; and (ii) supplying a copy of the notice to 
any news medium which has filed with the Commission a request to 
receive such notices. 
 
    3.3.3.3.        AgendasAgendasAgendasAgendas    
 
  The Commission shall post the agenda for each regular 
meeting at its office and the location where the regular meeting shall be 
held at least 48 hours in advance of holding the meeting. 
 
C.C.C.C.    RecordsRecordsRecordsRecords   
 
    1.1.1.1.        Public RecordsPublic RecordsPublic RecordsPublic Records    
 
  The Secretary shall keep all records of the Commission at 
the office of the Commission.  Public records shall be made available for 
inspection during the hours determined by the Commission.  In no 
instance shall a member of the public remove any record from the office 
unless such removal is approved in writing by the Secretary or directed by 
court order.  Access to such records may be obtained upon written request 
to the Commission to the extent required by the Illinois Freedom of 
Information Act, 5 ILCS 140/1 et seq.  The cost for copies of Commission 
records shall be paid by the person requesting same, and no such copies 
shall be released until payment is received. 
 
    2.2.2.2.        MinutesMinutesMinutesMinutes    
 
  The Commission shall keep minutes of all Commission 
meetings, indicating those members in attendance and showing the vote 
of each member present upon each question, or if declining to vote, 
indicating such fact.  The Secretary shall sign all minutes adopted by the 
Commission and maintain them as public records. 
 
D.D.D.D. Definition of OwnerDefinition of OwnerDefinition of OwnerDefinition of Owner            
 
    For the purposes of notifying or otherwise contacting an owner as 
specified in Chapter 2-120 of the Municipal Code, an owner, to the extent 
known, shall be as defined in Article II, Section D.1.a through e, of these 
Rules and Regulations. 
 
E.E.E.E. WebsiteWebsiteWebsiteWebsite    
 
 Information, Commission meeting agendas and minutes, and other 
educational materials on the Commission and Chicago’s landmarks, 
landmark districts, and other historical and architectural resources can 
be found on the City of Chicago’s Chicago Landmarks website. 
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Article II Article II Article II Article II ----    Hearings on Landmark DesignationsHearings on Landmark DesignationsHearings on Landmark DesignationsHearings on Landmark Designations 
 
A.A.A.A.    PurposePurposePurposePurpose 
 
 Public hearings on proposed landmark designations are held to 
gather relevant facts and information to assist the Commission in 
deciding whether the subject property or properties meet the criteria for 
landmark designation set forth in section 2-120-620 of the Municipal 
Code. 
 
B.B.B.B.    Necessity of a Public HearingNecessity of a Public HearingNecessity of a Public HearingNecessity of a Public Hearing 
 
 The Commission shall schedule a public hearing on a proposed 
landmark designation when the owner of the subject property declines or 
fails to give written consent to the proposed designation within the time 
specified in section 2-120-650 of the Municipal Code.  In the case of a 
proposed landmark district, a public hearing shall be held by the 
Commission unless all known owners of property located within the 
proposed district consent to landmark designation within the time 
specified in section 2-120-650 of the Municipal Code. 
 
C.C.C.C.    Hearing OfficerHearing OfficerHearing OfficerHearing Officer 
 
 A Hearing Officer shall preside over any public hearing held by the 
Commission on a proposed landmark designation. 
 
    1.1.1.1.        AppointmentAppointmentAppointmentAppointment    
 
  The Chair shall appoint a Hearing Officer to preside over a 
public hearing on a proposed landmark designation.  The Chair shall 
appoint either: (a) a member of the Commission to serve as Hearing 
Officer; or (b) an uninterested person found by the Chair, in his or her sole 
discretion, to have the education, experience, and skill necessary to serve 
as a Hearing Officer.  The Chair shall exercise the powers and duties of 
the Hearing Officer until a Hearing Officer is appointed. 
 
    2.2.2.2.        Powers and Duties of the Hearing OfficerPowers and Duties of the Hearing OfficerPowers and Duties of the Hearing OfficerPowers and Duties of the Hearing Officer    
 
  The Hearing Officer shall have the duty to conduct the 
hearing, to take all necessary action to avoid delay, and to maintain order.  
The Hearing Officer shall have all powers necessary to those ends, 
including, but not limited to, the power to: 
  a. Arrange and change the date, time, and place of 
hearings in accordance with law; 
  b. Extend any deadlines contained in sections 2-120-630 
through 730 of the Municipal Code or these Rules and Regulations by 
agreement of all parties; 
  c. Rule on all requests to become a party; 
  d. Receive, exclude, or limit statements, testimony, or 
evidence; 
  e. Question participants and witnesses; 
  f. Resolve any procedural questions; 
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  g. Recognize any member of the Commission present at 
the hearing and permit such member to question parties and witnesses; 
and  
  h. Take any other necessary or appropriate actions not 
prohibited by law. 
 
D.D.D.D.    Notice of Public Hearing on DesignationNotice of Public Hearing on DesignationNotice of Public Hearing on DesignationNotice of Public Hearing on Designation 
 
 Pursuant to section 2-120-670 of the Municipal Code, the 
Commission shall provide notice prior to conducting a public hearing on a 
landmark designation as set forth below. 
 
    1.1.1.1.        Notice to OwnerNotice to OwnerNotice to OwnerNotice to Owner        
 
  The Commission shall give written notice by United States 
regular mail, postage prepaid, of the date, time, and place of the public 
hearing to any known owner of the property being considered for 
landmark designation.  In the case of a landmark district, the Commission 
shall provide such notice to all known owners of property in the proposed 
landmark district. 
  a. Definition of Owner.   For purposes of supplying 
notice of a landmark designation hearing, an owner is any person, 
organization, corporation, condominium unit title holder, or other legal 
entity having a recorded fee simple interest in a building and/or its 
underlying land.  When an owner has entered into a recorded land lease 
extending for a term in excess of 75 years which lease entitles the lessee 
to construct, demolish, or alter buildings on the land, the lessee shall also 
be considered an owner. 
  b. Joint Ownership.  When one or more persons, 
organizations, corporations, or other legal entities are joint owners of a 
building and/or its underlying land, the rights afforded to owners herein 
shall be exercised as if there were only one owner.  In such circumstances, 
the Commission shall have no obligation to investigate or determine the 
legal relationship among the joint owners governing the exercise of such 
rights.  Absent any timely protest by an owner, the Commission may rely 
on representations made by a joint owner as to the manner in which such 
rights will be exercised. 
  c. Cooperative.  When a building is owned by a 
cooperative corporation, the corporation will be considered the owner. 

d. Condominium.  When the ownership of a building has 
been divided into condominiums, the condominium association will be 
considered the owner.  If the proposed designation includes the interior or 
other portions of the building not held in common ownership by the 
association, then the individual condominium unit owners of such 
portions will also be considered owners. 
  e. Land Trust.  A land trustee shall be considered the 
owner unless the land trustee notifies the Commission in writing of the 
identity of the beneficial owner or owners and certifies that the beneficial 
owner or owners will act on behalf of the land trustee in proceedings 
before the Commission. 
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    2.2.2.2.        OnOnOnOn----Site NoticeSite NoticeSite NoticeSite Notice            
 
  The Commission shall cause to be posted, for a period not 
less than 15 days immediately preceding the hearing, a notice stating the 
time, date, place, and matter to be considered at the hearing. The notice 
shall be prominently displayed on the place, building, object, or structure 
under consideration for landmark status or on the public ways abutting it.  
In the case of designation of an area or district, the notice shall be placed 
on the principal boundaries thereof. 
 
    3.3.3.3.        Publication NoticePublication NoticePublication NoticePublication Notice            
 
  Not less than 15 days immediately preceding the hearing, 
the Commission shall cause to be published in a newspaper of general 
circulation in the City of Chicago a legal notice of the hearing setting forth 
the nature of hearing, the property, area, or district under consideration 
for landmark status, and the date, time, and place of the hearing. 
 
E.E.E.E.    Parties to Designation HearingParties to Designation HearingParties to Designation HearingParties to Designation Hearing    
 
    1.1.1.1.        Party StatusParty StatusParty StatusParty Status    
 
  a. Owners.  Owners of property being considered for 
landmark designation have the right to be a party to the designation 
proceeding.  Any owner wishing to exercise that right shall submit an 
appearance form to the Hearing Officer at the public hearing.        Any owner 
wishing only to make a statement at the public hearing or ask questions 
as part of the presentation by Commission staff need not declare party 
status.    
  b. Other Parties.  Pursuant to section 2-120-680 of the 
Municipal Code, the following persons may become parties to a landmark 
designation hearing:  (i) any person, organization, or other legal entity 
whose use or whose members’ use or enjoyment of the area, district, place, 
building, structure, work of art, or other object proposed for designation 
may be injured by the designation or the failure of the Commission to 
recommend designation; and (ii) any person, organization, or legal entity 
residing in, leasing, or having an ownership interest in real property 
located within 500 feet of the property line of the proposed landmark or 
landmark district.  A request to become a party shall be made by 
submitting an appearance form at the public hearing to the Hearing 
Officer along with information demonstrating satisfaction of either 
subsections (i) or (ii) above. 
 
    2.2.2.2.        Rights of PartiesRights of PartiesRights of PartiesRights of Parties    
 
  a. Participation.  A party to a designation proceeding 
shall be permitted to make a presentation for or against the proposed 
landmark designation.  Such presentation may include an oral or written 
statement, documents, photographs, and/or testimony from witnesses.  
Such presentation shall be limited to whether the area, district, place, 
building, structure, work of art, or other object proposed for designation 
meets the criteria set forth in section 2-120-620 of the Municipal Code. 
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  b. Prohibited Subjects.  Under no circumstances shall a 
party be permitted to present any information not related to whether the 
area, district, place, building, structure, work of art, or other object 
proposed for designation meets the criteria set forth in section 2-120-620 
of the Municipal Code, including but not limited to, information related to 
any economic hardship that may result from the proposed landmark 
designation, an application for a permit, or zoning concerns.   
 
F.F.F.F.    Participation of NonParticipation of NonParticipation of NonParticipation of Non----Parties Parties Parties Parties     
 
    1.1.1.1.        ParticipationParticipationParticipationParticipation    
 
  Any person, organization, or other legal entity not eligible to 
participate as a party or whose request to be a party is denied by the 
Hearing Officer may participate in a public hearing for a proposed 
landmark designation as a non-party.  Such participation shall be limited 
to making a brief statement for or against the proposed landmark 
designation. 
 

  2.2.2.2.        ProcedureProcedureProcedureProcedure      
 

 To participate in a public hearing, a non-party shall 
complete an appearance form available at the Commission office or at the 
public hearing.  The appearance form shall be submitted to the Hearing 
Officer prior to the commencement of the public hearing.  The Hearing 
Officer may, at his or her sole discretion, allow the submission of an 
appearance form after the commencement of the public hearing, provided 
the submission will not result in prejudice to any party or cause an 
unreasonable delay in the hearing. 
 
G.G.G.G.    Conduct of HearingConduct of HearingConduct of HearingConduct of Hearing 
 

 Hearings shall be conducted in an informal but orderly 
manner in accordance with these Rules and Regulations and the 
directions of the Hearing Officer.  Participants in any hearing shall 
conduct themselves in a courteous  manner and shall address themselves 
solely to the Hearing Officer.  Refusal to comply with this section shall 
constitute grounds for immediate exclusion from any hearing. 

 The following shall be the order of procedure for public 
hearings on landmark designations.  The Hearing Officer may alter the 
order of procedure as circumstances require. 

 
1. Opening of the hearing by the Hearing Officer, the 

Commission’s counsel, or other designated representative. 
 
2. Incorporation into the record of various documents of 

the Commission, if any.  Such documents may include, but are not 
limited to: (i) notification to the owner or owners; (ii) certificate(s) 
of publication of a legal notice; (iii) letter(s) attesting to the posting 
of notices; (iv) the preliminary landmark recommendation and 
summary of information adopted by the Commission; (v) report(s) 
from the Commissioner of the Department of Housing and 
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Economic Development; and (iv) consent/non-consent form(s).  
Documents may be examined at the hearing and are available for 
inspection at the Commission office. [Amend. 2/3/11] 

 
3. Hearing and ruling by the Hearing Officer on all 

requests for party status. 
 
4. Presentation by the Commission staff summarizing 

the preliminary landmark recommendation.  At the conclusion of 
the Commission staff’s presentation, any owner, whether or not a 
party to the hearing, and any other party may ask questions of the 
Commission staff provided such questions relate to whether the 
area, district, place, building, structure, work of art, or other object 
proposed for designation meets the criteria set forth in section 2-
120-620 of the Municipal Code.  To the extent the presentation by 
the Commission staff includes any testimony from witnesses, any 
owner, whether or not a party to the hearing, and any other party 
may question the witnesses. 

   
5. Presentation(s) in support of the designation by 

owners who have become parties and any other parties to the 
hearing, if any.  To the extent any presentations include testimony 
from witnesses, any other parties to the hearing, the Commission 
staff, and the hearing officer may question the witnesses. 

 
6. Presentation(s) in opposition to the designation by 

owners who have become parties and any other parties to the 
hearing, if any.  To the extent any presentations include testimony 
from witnesses, any other parties to the hearing, the Commission 
staff, and the hearing officer may question the witnesses. 

 
7. Statements of interested persons in favor of the 

proposed landmark designation who have submitted an appearance 
form.  In lieu of an oral statement, written statements may be 
submitted at the time of the hearing. 

 
8. Statements of interested persons in opposition to the 

proposed landmark designation who have submitted an appearance 
form.  In lieu of an oral statement, written statements may be 
submitted at the time of the hearing. 

 
  9. Adjournment by the Hearing Officer. 
 
H.H.H.H.    Recommendation to the City CouncilRecommendation to the City CouncilRecommendation to the City CouncilRecommendation to the City Council    
  
 The Commission shall make its recommendation regarding the 
proposed landmark or landmark district to the City Council as set forth in 
section 2-120-690 of the Municipal Code.  As part of its recommendation, 
the Commission shall specifically identify the significant historical or 
architectural features of the proposed landmark or landmark district.  A 
significant historical or architectural feature shall be any part, portion, or 
whole of an area, district, place, building, structure, work of art, or other 
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object that makes an essential contribution to those qualities or 
characteristics by which the criteria for designation are met. 
 
 The Commission shall make the entire record of a hearing 
available to the public pursuant to Article I, Section C, of these Rules and 
Regulations. 

 
 

Article III Article III Article III Article III ----    Procedure and StandardsProcedure and StandardsProcedure and StandardsProcedure and Standards    
for Review of Permit Applicationsfor Review of Permit Applicationsfor Review of Permit Applicationsfor Review of Permit Applications 

 
A. A. A. A.     PPPPurposeurposeurposeurpose 
 
 The Commission reviews all permit applications to ensure that 
proposed work will not adversely affect any significant historical or 
architectural feature of any area, district, place, building, structure, work 
of art, or other object that has been designated a Chicago landmark or for 
which the Commission has made a preliminary determination of 
landmark status. 
 
B.B.B.B.    Overview of the ProcessOverview of the ProcessOverview of the ProcessOverview of the Process 
 
 The permit review process is set forth in sections 2-120-740 
through 2-120-815 of the Municipal Code.  An overview of the permit 
review process is set forth below.   The Commission offers this overview to 
provide context for its regulations only and does not intend for it to 
supplant the requirements of the Municipal Code.  Applicants and other 
interested persons therefore are urged to consult the Municipal Code. 
“Commission” as used only in this Article III.B means the Commission 
itself, or the Commission staff or the Permit Review Committee acting on 
behalf of the Commission pursuant to these Rules and Regulations. 
 
 1.  Preliminary Decision.  Following receipt of a properly completed 
permit application for work to a landmark or proposed landmark, the 
Commission shall issue in writing a preliminary decision approving or 
disapproving the application within 15 days of its receipt. 
 
 2. Informal Conference.  If the Commission preliminarily 
disapproves the permit application, the applicant may request an 
informal conference with the Commission to discuss possible 
compromises.  If the applicant wishes to have an informal conference, the 
applicant must submit its request in writing to the Commission within 10 
days of receipt of the preliminary denial.  The informal conference shall be 
held within 15 days of receipt of the applicant’s request by the 
Commission. 
 
 3.  Commission Hearing.  If the Commission and applicant are 
unable to reach a compromise within 30 days of the conclusion of the 
informal conference, or if the applicant does not request an informal 
conference, the Commission shall commence a public hearing on the 
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permit application.  The public hearing shall be completed within 90 days 
after the Commission initially disapproved the permit application. 
 
 4.  Final Decision.  Within 30 days of the conclusion of the public 
hearing, the Commission shall issue a written decision approving or 
disapproving the permit application. 
 
C.C.C.C.    Review of Projects Before Applicant Files Permit ApplicationReview of Projects Before Applicant Files Permit ApplicationReview of Projects Before Applicant Files Permit ApplicationReview of Projects Before Applicant Files Permit Application 
 
 The Commission encourages, but does not require, applicants to 
seek its advice and guidance before filing a permit application for work 
that would affect any area, district, place, building, structure, work of art, 
or other object that has been designated a Chicago landmark or for which 
the Commission has made a preliminary determination of landmark 
status. 
 

  1.  Requirements 
 
  The staff to the Commission may provide advice and 
guidance to a permit applicant before a permit application is filed.  In 
certain instances, however, the staff may refer the request for pre-permit 
advice and guidance to either the Permit Review Committee or the 
Commission.  The Commission shall establish in writing: (i) the types of 
proposed work that shall be referred by the staff to the Permit Review 
Committee or the Commission; and (ii) the information which must be 
submitted by the permit applicant to qualify for a pre-permit review 
under this section.  The Commission shall make the aforementioned 
writing available at its offices and on the City of Chicago’s Chicago 
Landmarks website. 
 
 2.  Pre-Permit Approvals 
 
  a. The Permit Review Committee or the Commission 
may issue a conditional approval of the project based on the pre-permit 
submission by the applicant or engage in negotiations with the applicant 
to bring the project into compliance.  If the Permit Review Committee or 
the Commission conditionally approves, with or without conditions, the 
pre-permit submission, the applicant, if it elects to file a permit 
application, shall complete the permit application consistent with the 
conditional approval and these Rules and Regulations. 
  b. Upon receipt of a permit application pursuant to 
Article III, Section E, of these Rules and Regulations for which the Permit 
Review Committee or the Commission has issued a conditional approval, 
the staff to the Commission shall compare the permit application to the 
conditional approval.  If the scope of the proposed work has not changed, 
and the permit application conforms with the conditional approval, the 
staff shall approve the permit application, subject to any conditions, and 
report its approval to the Commission.  If the scope of the work has not 
changed but the permit application does not conform to the conditional 
approval, the staff shall deem the application incomplete and notify the 
applicant of its decision. 
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  c. If the applicant has altered the scope of the proposed 
work of a project for which the Permit Review Committee or the 
Commission issued a conditional approval, the staff to the Commission 
may approve the application, subject to any conditions, if the staff deems 
the changes to be immaterial to the conditional approval.  If the staff 
determines that the changes made by the applicant are material, the 
conditional approval shall be deemed withdrawn and the permit 
application shall be reviewed pursuant to Article III, Section E, of these 
Rules and Regulations.  
 
 3.  Criteria 
 
  The criteria, standards, and guidelines for review of pre-
permit submissions shall be the same as those for the review of permit 
applications under these Rules and Regulations.   
 
 4.  Expiration of Pre-Permit Approval 
 
  A conditional approval issued by the Permit Review 
Committee or the Commission pursuant to this section is valid for two 
years from the date of the conditional approval.  The staff to the 
Commission may extend the approval for an additional year provided that 
the staff finds that the circumstances of the original approval, including 
the project and the applicable criteria, standards, and guidelines of the 
Commission, are substantially the same.   
 
D.D.D.D.    Content of Permit ApplicationsContent of Permit ApplicationsContent of Permit ApplicationsContent of Permit Applications 
 
 The Commission shall establish in writing what information must 
be submitted by the applicant for the permit application to be considered 
complete.  The Commission shall make its requirements available both at 
its offices and on the City of Chicago’s Chicago Landmarks website.    
 
E.E.E.E.    PreliminaPreliminaPreliminaPreliminary Review of Permit Applicationsry Review of Permit Applicationsry Review of Permit Applicationsry Review of Permit Applications 
 

  1.  Time for Preliminary Review 
 
  As set forth in section 2-120-760 of the Code, the 
Commission shall issue in writing a preliminary decision approving or 
disapproving a permit application within 15 days of its receipt by the 
Commission.  The applicant may waive in writing the 15-day period 
required for a preliminary decision by the Commission. 
 

  2.  Review by Commission Staff for Completeness 
 
  The staff to the Commission shall review a permit 
application to determine whether it is complete.  If the staff determines 
that the application is not complete, the staff shall notify the applicant.  
The 15-day period for the Commission to preliminarily approve or 
disapprove such application shall not commence until the Commission 
receives an application that is complete. 
 
  If the staff to the Commission determines that the permit 
application is complete, it shall next determine if the proposed work will 
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affect any significant historical or architectural features.  If the 
significant historical or architectural features have not been defined by 
the designation ordinance, the staff to the Commission shall preliminarily 
identify the significant historical and architectural features pursuant to 
Article III, Section G.1 of these Rules and Regulations. 
 

  3.  Determination of Effect 
 
  a. No effect.  If the staff to the Commission determines 
that the proposed work will not affect a significant historical or 
architectural feature, the staff shall approve the permit application, 
subject to any conditions required by the staff to the Commission, and 
report the approval to the Commission. 
 
  b. Effect present.  If the staff to the Commission 
determines that the proposed work will affect a significant historical or 
architectural feature, the staff shall determine whether the proposed 
work will have an adverse effect on the significant historical or 
architectural features. 
 

1. No adverse effect.  If the staff to the 
Commission determines that the proposed work will not have an 
adverse effect on any significant historical or architectural feature, 
the staff shall approve the permit application, subject to any 
conditions required by the staff to the Commission, and report the 
approval to the Commission. 

 
2. Adverse effect.  If the staff to the Commission 

determines that the proposed work will have an adverse effect on 
any significant historical or architectural feature, the staff may 
take any of the following actions, except with respect to 
applications for demolition, in which case the staff to the 
Commission shall refer the application to either the Permit Review 
Committee or the Commission for review. 

a. Contact the applicant and discuss 
alternative solutions which may eliminate the adverse 
effect.  If the staff elects to contact the applicant and an 
agreement is reached between the staff and applicant that 
will eliminate the adverse effect, the staff shall approve the 
permit application subject to the agreement between the 
staff and the applicant and report the approval to the 
Commission.  If no agreement is reached between the staff 
and applicant, the staff shall refer the permit application to 
the Permit Review Committee or Commission. 

b. Refer the application to the Permit 
Review Committee or the Commission for preliminary 
approval or disapproval. 

c. Preliminarily deny the permit 
application and report the preliminary denial to the 
Commission.  The staff to the Commission may only issue a 
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preliminary denial of a permit application when the staff 
has communicated with the applicant in an effort to 
eliminate the adverse effect and an agreement has not been 
reached one business day before the expiration of the 15-day 
deadline set by section 2-120-760 of the Code. 

 
 3.  Permit Committee Review. 
 
  If the staff to the Commission refers a permit application to 
the Permit Review Committee, the Committee may take any of the 
following actions. 
  a. Direct the staff to the Commission to approve the 
application, subject to any conditions, if the Committee finds that 
proposed work will not have an adverse effect on any significant historical 
or architectural feature and report the approval to the Commission. 

   b. Discuss potential compromises with the applicant 
that would eliminate any adverse effect.  If the Permit Review Committee 
reaches an agreement with the applicant, it shall direct the staff to the 
Commission to approve the application subject to the agreement between 
the Committee and the applicant and report the approval to the 
Commission.  If the Permit Review Committee does not reach an 
agreement with the applicant, the Committee shall refer the permit 
application to the full Commission for preliminary approval or 
disapproval. 
  c. Forward the permit application to the full 
Commission for preliminary approval or disapproval. 
  d. Preliminarily disapprove the permit application. 
 
 4.  Commission Review of Permit Applications. 
 
  Upon receipt of a permit application from either the staff to 
the Commission or the Permit Review Committee, the Commission shall 
preliminarily approve or disapprove the permit application consistent 
with sections 2-120-770 and 2-120-780 of the Municipal Code. 
 
F.F.F.F.    Review FoReview FoReview FoReview Following Preliminary Disapproval of Permitllowing Preliminary Disapproval of Permitllowing Preliminary Disapproval of Permitllowing Preliminary Disapproval of Permit    

bybybyby    CommissionCommissionCommissionCommission    
 
 1.  Informal Conference 
 
  Within 10 days of receipt of the Commission’s written 
decision disapproving the permit application, the applicant may request 
in writing an informal conference with the Commission to review its 
decision.  The Commission will conduct the informal conference within 15 
days of receiving the written request unless the applicant and 
Commission agree in writing to an extension of the time limit.  The 
purpose of this informal conference is to review the Commission’s decision 
and attempt to resolve the issues identified in the disapproval of the 
permit application.  The Chair shall appoint a member of the Commission, 
other than the Commissioner of the Department of Housing and Economic 
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Development, to attend the informal conference on behalf of the 
Commission. [Amend. 2/3/11] 
 
 2.  Public Hearing 
 
  If the informal conference does not resolve the issues 
identified in the preliminary disapproval of the permit application, or 
should the applicant waive the informal conference and choose to pursue 
the permit application without modification, the Commission will hold a 
public hearing in accordance with section 2-120-800 of the Municipal Code 
and Article VI of these Rules and Regulations, to determine whether the 
proposed work will have an adverse effect on any significant historic or 
architectural feature of a landmark or proposed landmark. 
 
G.G.G.G.    Standards and Criteria for Review of Permit ApplicationsStandards and Criteria for Review of Permit ApplicationsStandards and Criteria for Review of Permit ApplicationsStandards and Criteria for Review of Permit Applications 
 

1. Determination of Significant Historical and Architectural 
    Features 

 
  a. The significant historical or architectural features 
shall be those identified in the ordinance designating the area, district, 
place, building, structure, work of art, or other object as a landmark. 
  b. To the extent the designation ordinance for a 
landmark district does not identify the significant historical or 
architectural features, there shall be a rebuttable presumption that the 
significant historical or architectural features are all exterior elevations 
and rooflines, unless otherwise determined by the Permit Review 
Committee or the Commission. 
  c. In all other instances, the significant historical or 
architectural features shall be any part, portion, or whole of an area, 
district, place, building, structure, work of art, or other object that makes 
an essential contribution to those qualities or characteristics by which the 
criteria for designation set forth in section 2-120-620 of the Municipal 
Code of Chicago are met. 
 
 2.  Standards 
 
  The U.S. Secretary of the Interior’s Standards for 
Rehabilitation and Guidelines for Rehabilitating Historic Buildings, as 
well as other criteria, standards, and guidelines that may be adopted and 
published by the Commission, including but not limited to these Rules 
and Regulations, govern the Commission in evaluating the effect of work 
proposed in a permit application. 
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3.  Criteria for Determining Adverse Effect 
 

a. Work proposed as part of a permit application that is 
contrary to any of the following criteria will be deemed to have an adverse 
effect. 
 

1. The work will maintain the significant 
historical or architectural feature with no material change to that 
feature. 

 
2. The work will repair the significant historical 

or architectural feature with no material change to that feature. 
 

3. The work will replace the significant historical 
or architectural feature where the original feature is deteriorated 
beyond reasonable methods of repair, and the replacement feature 
is in kind—that is, similar in design, construction, function, 
appearance, material, and other characteristics. 

 
4. The work will restore the significant historical 

or architectural feature to its original character where the feature 
has been removed or altered and the alteration is not in itself 
significant in terms of its design, character, or material, and where 
the restoration is based upon documented evidence, such as 
photographs or drawings, of the original feature. 

 
5. The work will restore the significant historical 

or architectural feature to its original character where the feature 
has been removed or altered and the alteration is not in itself 
significant in terms of its design, character, or material, and where 
the restoration, lacking documentary evidence, is intended to 
restore the general historic character of the feature as evidenced by 
similar building features and types. 

 
6. The work constitutes an addition of a feature 

where the new feature will not adversely alter, change, obscure, 
damage, or destroy any significant historical or architectural 
feature. 

 
7. The work constitutes new construction or an 

addition to a building or structure that meets the established 
criteria, standards, and guidelines of the Commission. 

 
8. The work will alter a non-contributing building 

in a landmark district, meets the established criteria, standards, 
and guidelines of the Commission, and will not otherwise have an 
adverse effect on the significant historical or architectural features 
of the landmark district. 

 
9. The work otherwise meets the Commission’s 

criteria, standards, and guidelines and will not have an adverse 
effect on the significant historical or architectural features. 
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  b. Demolition of either (i) a building or structure 
designated as a landmark or (ii) a contributing building or structure 
within a landmark district, shall be deemed a per se adverse effect on the 
significant historical or architectural features. 
 

  4.  Criteria for Determining a Contributing Building within a 
      Landmark District 
 
  a. Criteria.  The following criteria shall be considered in 
determining whether a property contributes to the character of a 
landmark district: 
 

1. The subject property exhibits the significant 
historical or architectural features described in the designation 
ordinance.  If the significant historical or architectural features are 
not defined in the designation ordinance, they shall be determined 
pursuant to Article III, Section G.1 of these Rules and Regulations. 

 
2. The subject property exhibits the general 

historic and architectural characteristics associated with the 
district. 

 
3. The subject property respects the general site 

characteristics associated with the district. 
 

4. The subject property exhibits the general size, 
shape, and scale associated with the district. 

 
5. The materials of the subject property are 

compatible with the district in general character, color, and 
texture. 

 
6. If the subject property has been altered in a 

manner which is contrary to these criteria, such changes could be 
easily reversed or removed.  Synthetic siding, dormers, and porch 
enclosures shall be deemed easily reversed or removed. 

 
  b. Prerequisites for Demolition.  Demolition of non-
contributing buildings, structures, or improvements within a landmark 
district may be allowed if the building, structure, or improvement 
proposed for demolition is non-contributing to the character of the district 
and its removal will not have an adverse effect on the significant 
historical or architectural features of the district. 
 

  5. Criteria for New Construction, Additions, and Alterations to 
      Non-Contributing Buildings 

 
  Permit applications for new construction, additions, and 
alterations to non-contributing buildings are reviewed to ensure that they 
are compatible with and complement existing significant historical or 
architectural features and qualities.  The intent is to encourage excellence 
in contemporary design that does not imitate, but rather complements, 
existing architectural and environmental characteristics of the subject 
property or district. 
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  The following criteria shall be considered in evaluating 
permit applications for new construction, additions, and alterations to 
non-contributing buildings: 
 

a. The new structure exhibits the general size, shape, 
and scale of the features associated with the property or district. 

 
b. The site plan exhibits the general site characteristics 

associated with the property or district. 
 

c. The design respects the general historic and 
architectural characteristics associated with the property or 
district in general character, color, and texture. 

 
d. The materials are compatible with the existing 

structures in the district in general character, color, and texture. 
 

e. In the case of additions, the addition is so connected 
to the property that it does not adversely alter, change, obscure, 
damage, or destroy any significant critical features. 

 
f. In the case of minor alterations to non-contributing 

buildings, minor alterations compatible with the architectural 
character of the existing building shall be deemed to not have an 
adverse effect on the significant historical or architectural features 
of the landmark. 

 
 

Article IV Article IV Article IV Article IV ----    Hearings on Permit ApplicationsHearings on Permit ApplicationsHearings on Permit ApplicationsHearings on Permit Applications 
 
A.A.A.A.    PurposePurposePurposePurpose 
 
 A public hearing shall be held by the Commission on a permit 
application to determine whether proposed work will adversely affect any 
significant historical or architectural feature of a landmark or a proposed 
landmark.    
 
B.B.B.B.    Necessity of a Public HearingNecessity of a Public HearingNecessity of a Public HearingNecessity of a Public Hearing    
 
    A public hearing shall be held by the Commission on a permit 
application when required and within the time period specified by section 
2-120-800 of the Municipal Code.  
 
C.C.C.C.    Hearing OfficerHearing OfficerHearing OfficerHearing Officer 
 
    A Hearing Officer shall preside over any public hearing held by the 
Commission on a permit application.   
 
 1.1.1.1.  AppointmentAppointmentAppointmentAppointment    
 
  The Chair shall select a hearing officer in accordance with 
Article II, Section C.1, of these Rules and Regulations, except that the 
Chair shall not select the Commissioner of the Department of Housing 
and Economic Development to serve as a Hearing Officer.  The Chair shall 
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exercise the powers and duties of the Hearing Officer until a Hearing 
Officer is appointed.  [Amend. 2/3/11] 
 

        2.2.2.2.        Powers and Duties of the Hearing OfficerPowers and Duties of the Hearing OfficerPowers and Duties of the Hearing OfficerPowers and Duties of the Hearing Officer    
     
  The Hearing Officer shall have the duty to conduct the 
hearing, to take all necessary action to avoid delay, and to maintain order.  
The Hearing Officer shall have all powers necessary to those ends, 
including, but not limited to, the power to: 
 

a. Arrange and change the date, time, and place of 
hearings in accordance with  law; 

 
b. Extend any deadlines contained in sections 2-120-670 

through 680 and sections 2-120-740 through 800 of the Municipal 
Code or these Rules and Regulations by agreement of all parties; 

 
c. Rule on all requests to become a party and set 

deadlines for any submissions of information contained in these 
Rules and Regulations;    

 
d. Receive, exclude, or limit evidence;;;; 

 
  e. Question witnesses; 
 
  f. Resolve any procedural questions; 
 

g. Recognize any member of the Commission present at 
the hearing and permit such member to question witnesses; 

 
h. Report in writing his or her findings and/or 

conclusions to the Commission;;;; and 
 

i. Take any other necessary or appropriate actions not 
prohibited by law. 

 
D.D.D.D.    Notice of Public Hearing Notice of Public Hearing Notice of Public Hearing Notice of Public Hearing on Permit Applicationon Permit Applicationon Permit Applicationon Permit Application    
 
 Pursuant to section 2-120-670 of the Municipal Code, the 
Commission shall provide notice prior to conducting a public hearing on a 
permit application as set forth below: 
 

        1.1.1.1.        Notice to Applicant and Owner, if Different Notice to Applicant and Owner, if Different Notice to Applicant and Owner, if Different Notice to Applicant and Owner, if Different      
 
  Notice of the date, time, and place of the public hearing shall 
be given to the applicant of the permit application and any known 
owner(s) of the property at issue, if different from the applicant.  For the 
purpose of supplying notice of a public hearing on a permit application, an 
owner shall be as defined in Article II, Section D.1, of these Rules and 
Regulations. 

            
2.2.2.2.        OnOnOnOn----Site Notice and Publication NoticeSite Notice and Publication NoticeSite Notice and Publication NoticeSite Notice and Publication Notice 

 
  Notice shall be given as stated in Article II, Sections D.2 and 
D.3, of these Rules and Regulations. 
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E.E.E.E.    Parties to Permit Application HearingParties to Permit Application HearingParties to Permit Application HearingParties to Permit Application Hearing    
 

        1.1.1.1.        ProcedureProcedureProcedureProcedure    
 
  a. Parties as a Matter of Right.  In any public hearing 
held by the Commission on a permit application, the (i) applicant of the 
permit application, (ii) the owner of the property at issue, if different from 
the applicant, and the (iii) Historic Preservation Division of the 
Department of Housing and Economic Development shall be deemed 
parties to the hearing.  All parties as a matter of right shall complete an 
appearance form available from the Commission and file it with the 
Commission by the date set by the Hearing Officer, but no later than 10 
days prior to the hearing. [Amend. 2/3/11] 
  b. Parties by Request.  Pursuant to section 2-120-680 of 
the Municipal Code, the following persons may become parties to a permit 
review hearing: (i) any person, organization, or other legal entity whose 
use or enjoyment of the area, district, place, building, structure, work of 
art, or other object designated as a landmark may be injured by the 
approval or disapproval of a proposed alteration, construction, 
reconstruction, erection, demolition, or relocation of a designated 
landmark; and (ii) any person, organization, or legal entity residing in, 
leasing, or having an ownership interest in real property located within 
500 feet of the property line of the designated landmark or landmark 
district.  Such person, organization, or legal entity must request to become 
a party by completing an appearance form available from the Commission 
and filing it with the Commission by the date set by the Hearing Officer, 
but no later than 5 business days prior to the public hearing.  The 
Hearing Officer may rule on a request for party status prior to the public 
hearing, but if the Hearing Officer does not, he or she shall rule at the 
commencement of the public hearing. 
  c. At his or her discretion, the Hearing Officer may 
accept appearance forms after the set deadlines for such filings provided it 
will not result in prejudice to a party or an unreasonable delay in the 
hearing.    
 
 2.2.2.2.    Rights of PartiesRights of PartiesRights of PartiesRights of Parties    
 
  a. Evidence and Testimony.  A party to a public hearing 
on a permit application shall be permitted to present evidence and 
testimony either in support of or in opposition to the permit application.  
A party’s evidence and testimony may consist of both documents, 
including but not limited to reports, records, and photographs, and 
testimony from fact and/or expert witnesses.  Under no circumstances 
shall a party be permitted to present any evidence related to economic 
hardship which may result from the denial of the permit application. 
  b. Cross-Examination.  A party shall be entitled to 
cross-examine witnesses of an adverse party.  Re-direct and re-cross shall 
also be permitted. 
  c. Rebuttal Evidence and Testimony.  The applicant for 
a permit or the owner, if different from the applicant, shall be permitted 
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to present rebuttal evidence and testimony.  The right to cross-
examination, re-direct, and re-cross, as set forth above in subsection 2(b), 
shall apply to the witnesses called during rebuttal. 
  d. Post-Hearing Submission.  Following a public 
hearing, a party may submit draft findings or conclusions for the Hearing 
Officer’s consideration. 
 

        3.3.3.3.        Disclosure of Testimony and EvidenceDisclosure of Testimony and EvidenceDisclosure of Testimony and EvidenceDisclosure of Testimony and Evidence    
 
        a. Disclosures by Parties.  All parties to a public hearing 
on a permit application shall disclose the following information to all 
other parties: 
 

1. Position Statement.        A written statement 
setting forth whether the party supports or disapproves of 
the permit application and all bases for its position. 

 
2. Fact Witnesses.  The name and address of 

every witness the party will call to testify at the public 
hearing, together with a summary of the facts to which each 
witness is expected to testify. 

 
3. Expert Witnesses.  The name and address of 

every expert witness the party will call to testify at the 
public hearing.  The party shall also disclose the 
qualifications of the expert witness, the expert’s conclusions 
and opinions, any report or summary prepared by the expert 
of his or her opinions and conclusions, and any documents 
relied upon or examined by the expert witness in the 
formulation of his opinions or conclusions. 

 
4. Documents.  A copy of each document or other 

tangible item that the party will introduce as evidence at the 
hearing. 

 
  b. Timing of Disclosures.  Parties as a Matter of Right, 
as defined in Article IV, Section E.1.a of these Rules and Regulations, 
shall make their disclosures by such date set by the Hearing Officer, but 
no later than 10 days prior to the commencement of the public hearing.  
Parties by request, as defined in Article IV, Section E.1.b of these Rules 
and Regulations, shall make their disclosures by such date set by the 
Hearing Officer, but no later than 5 business days prior to the 
commencement of the public hearing.  At his or her discretion, the 
Hearing Officer may accept disclosures after the deadline provided it will 
not result in prejudice to a party or an unreasonable delay in the hearing.    
 
F.F.F.F.    Participation of NonParticipation of NonParticipation of NonParticipation of Non----PartiesPartiesPartiesParties    
 

        1.1.1.1.        ParticipationParticipationParticipationParticipation    
 
        Any person, organization, or other legal entity not eligible or 
desiring to participate as a party or whose request to become a party is 
denied by the Hearing Officer may participate in a public hearing on a 
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permit application as a non-party.  Such participation shall be limited to 
making a brief statement for or against the proposed permit application. 
 

  2.2.2.2.  ProcedureProcedureProcedureProcedure            
 
  To participate in a public hearing, a non-party shall 
complete an appearance form available at the Commission office or at the 
public hearing.  The appearance form shall be submitted to the Hearing 
Officer prior to the commencement of the public hearing.  The Hearing 
Officer may, at his or her sole discretion, allow the submission of an 
appearance after the commencement of the public hearing, provided the 
submission will not result in prejudice to any party or cause an 
unreasonable delay in the hearing. 
 
G.G.G.G.    Burden of ProofBurden of ProofBurden of ProofBurden of Proof 
 
 The permit applicant bears the burden of proving that the proposed 
work will not have an adverse effect on the significant historical or 
architectural features of the landmark property or district.  Whether the 
proposed work will have an adverse affect shall be governed by the 
standard set forth in Article III, Section G of these Rules and Regulations. 
 
H.H.H.H.    Conduct of Public HearinConduct of Public HearinConduct of Public HearinConduct of Public Hearingggg 
 
 Public hearings shall be conducted in a formal and orderly manner 
in accordance with these Rules and Regulations and at the direction of the 
Hearing Officer.  Participants in any hearing and their attorneys, if any, 
shall conduct themselves in a courteous manner and shall address 
themselves solely to the Hearing Officer.  Refusal to comply with this 
section shall constitute grounds for immediate exclusion from any 
hearing. 
 
 The following is the order of procedure for public hearings on 
permit applications.  The Hearing Officer may alter the order of procedure 
as circumstances require. 
 

1. Opening of the hearing by the Hearing Officer, the 
Commission’s counsel, or other designated representative. 

 
2. Hearing and ruling by the Hearing Officer on all 

requests for party status. 
 

  3. Taking of appearances of parties and their counsel, if 
any. 

 
4. Incorporation into the record of various documents of 

the Commission, if any.  Such documents may include, but are not 
limited to: (i) notification of the hearing to the applicant and owner 
of the subject property, if different; (ii) certificate(s) of publication 
of a legal notice; and (iii) letter(s) attesting to the posting of notices.  
Documents may be examined at the hearing and are available for 
inspection at the Commission office. 

 
  5. Opening statements by the parties. 
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6. Presentation of cases-in-chief by parties in support of 

the application, with cross-examination of the their witnesses by 
parties adverse to the application, and re-direct and re-cross to the 
extent necessary.  The Hearing Officer may also question 
witnesses. 

 
7. Presentation of cases-in-chief by parties in opposition 

to the application, with cross-examination of their witnesses by 
parties in support of the application, and re-direct and re-cross to 
the extent necessary.  The Hearing Officer may also question 
witnesses. 

 
8. Presentation of rebuttal case, if any, by applicant or 

owner, if different, with cross-examination of the witnesses by 
parties adverse to the application, and re-direct and re-cross to the 
extent necessary.   

 
9. Statements of interested persons in favor of the 

permit application who have submitted an appearance form.  In 
lieu of an oral statement, written statements may be submitted at 
the time of the hearing. 

 
10. Statements of interested persons in opposition the 

permit application who have submitted an appearance form.  In 
lieu of an oral statement, written statements may be submitted at 
the time of the hearing. 

 
   11. Closing statements by the parties. 

 
12. Adjournment by the Hearing Officer.  Before 

adjournment, the Hearing Officer shall set a deadline for the 
optional submission of draft findings or conclusions by the parties 
for the Hearing Officer’s consideration.  

 
I.I.I.I.    Record of HearingRecord of HearingRecord of HearingRecord of Hearing 
 
 The record of the hearing shall consist of (i) the transcript of the 
hearing, (ii) all documents admitted as evidence at the hearing, (iii) any 
written statements submitted at the hearing, (iv) any documents of the 
Commission incorporated into the record as described in Article IV, 
Section H.1, and (v) any draft findings or conclusions submitted by the 
parties. 
 
J.J.J.J. PostPostPostPost----Hearing Submission to CommissionHearing Submission to CommissionHearing Submission to CommissionHearing Submission to Commission    
 

        1.1.1.1.        Submission of Draft Findings and Conclusions by PartiesSubmission of Draft Findings and Conclusions by PartiesSubmission of Draft Findings and Conclusions by PartiesSubmission of Draft Findings and Conclusions by Parties 
 
  Any party may submit draft findings or conclusions for the 
Hearing Officer’s consideration.  The Hearing Officer shall set a deadline 
for submission of such draft findings or conclusions before concluding the 
public hearing. 
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2.2.2.2.        Report by Hearing OfficerReport by Hearing OfficerReport by Hearing OfficerReport by Hearing Officer 
 
  Following a public hearing on a permit application, the 
Hearing Officer shall report in writing his or her findings and/or 
conclusions to the Commission and make the entire record of the hearing 
available to the full Commission for its review.    
 
K.K.K.K.    Final Review by the CommissionFinal Review by the CommissionFinal Review by the CommissionFinal Review by the Commission    
 

        1.1.1.1.        Scope of Commission ReviewScope of Commission ReviewScope of Commission ReviewScope of Commission Review    
 
        The public hearing is the forum for the presentation of all 
evidence and testimony by the parties regarding the permit application.  
The Commission shall only consider evidence or testimony included in the 
record of the hearing described in Article IV, Section I in determining 
whether to approve or disapprove the permit application.    
 
    2.2.2.2.        Final Commission DecisionFinal Commission DecisionFinal Commission DecisionFinal Commission Decision    
 
        Following receipt and consideration of the report of the 
Hearing Officer, the Commission shall issue a written administrative 
decision approving or disapproving the permit application within the time 
specified in section 2-120-800 of the Municipal Code.  The decision shall 
contain the findings or conclusions that constitute the basis for the 
decision consistent with the criteria in sections 2-120-740 through 780 of 
the Municipal Code and these Rules and Regulations. 
 
  Pursuant to section 2-120-810 of the Municipal Code, the 
written decision of the Commission constitutes a final administrative 
decision subject to judicial review, unless the decision involves approving 
a application for demolition subject to City Council review under section 
2-120-825 of the Municipal Code.  
 
 

3.3.3.3.     Recusal by the Commissioner of the Department of Recusal by the Commissioner of the Department of Recusal by the Commissioner of the Department of Recusal by the Commissioner of the Department of Housing Housing Housing Housing 
and Economic Developmentand Economic Developmentand Economic Developmentand Economic Development    

  The Commissioner of the Department of Housing and 
Economic Development shall recuse himself or herself from any vote by 
the Commission on any final decision on a permit application. [Amend. 
2/3/11] 

 
 
Article V Article V Article V Article V ----    HearingsHearingsHearingsHearings    for Expedited Consideration of Proposedfor Expedited Consideration of Proposedfor Expedited Consideration of Proposedfor Expedited Consideration of Proposed    

Landmark Designations and Permit AppLandmark Designations and Permit AppLandmark Designations and Permit AppLandmark Designations and Permit Applicationslicationslicationslications 
 
A.A.A.A.    PurposePurposePurposePurpose 
 
 A public hearing on both a proposed landmark designation and a 
permit application involving the area, district, place, building, structure, 
work of art, or other object under consideration for landmark designation 
is held (i) to gather relevant facts and information to assist the 
Commission in deciding whether the property under consideration for 
landmark designation meets the criteria set forth in section 2-120-620 of 
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the Municipal Code; and (ii) to determine whether the work set forth in 
the permit application will adversely affect any significant historical or 
architectural feature of the proposed landmark.    
 
B. B. B. B.     Necessity of a Public HearingNecessity of a Public HearingNecessity of a Public HearingNecessity of a Public Hearing    
 
 A public hearing on both the proposed landmark designation and 
the permit application shall be held by the Commission within the time 
specified by section 2-120-820 of the Municipal Code when (i) the 
Commission has issued a preliminary disapproval of a permit application 
for work involving the area, district, place, building, structure, work of 
art, or other object being considered for landmark designation, and (ii) the 
Commission has failed to resolve the permit application with the 
applicant. 
 
C.C.C.C.    Hearing OfficerHearing OfficerHearing OfficerHearing Officer    
 
 A Hearing Officer shall preside over any public hearing held by the 
Commission on both a proposed landmark designation and a permit 
application.   
 

        1.1.1.1.        AppointmentAppointmentAppointmentAppointment    
 
  The Chair shall select a Hearing Officer in accordance with 
Article II, Section C.1, of these Rules and Regulations, except that the 
Chair shall not select the Commissioner of the Department of Housing 
and Economic Development to serve as a Hearing Officer. [Amend. 2/3/11] 
 

  2.2.2.2.        Powers and Duties of the Hearing OfficerPowers and Duties of the Hearing OfficerPowers and Duties of the Hearing OfficerPowers and Duties of the Hearing Officer 
 
  As related to the proposed landmark designation, the 
Hearing Officer shall have all powers and duties as described in Article II, 
Section C.2, of these Rules and Regulations.  As related to the permit 
application, the Hearing Officer shall have all powers and duties as 
described in Article IV, Section C.2, of these Rules and Regulations. 
 
D.D.D.D.    Notice ofNotice ofNotice ofNotice of    Public HearingPublic HearingPublic HearingPublic Hearing 
 
 As related to the proposed landmark designation, the Commission 
shall provide notice as set forth in Article II, Section D, of these Rules and 
Regulations. As related to the permit application, the Commission shall 
provide notice as set forth in Article IV, Section D, of these Rules and 
Regulations.  
 
E.E.E.E.    Parties to the Public HearingParties to the Public HearingParties to the Public HearingParties to the Public Hearing 
 
 Parties and non-parties to the landmark designation portion of the 
public hearing shall be governed by Article II, sections E and F, of these 
Rules and Regulations.  Parties and non-parties to the permit application 
portion of the public hearing shall be governed by Article IV, sections E 
and F, of these Rules and Regulations. 
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F.F.F.F.    Burden of ProofBurden of ProofBurden of ProofBurden of Proof    
 
 As related to the permit application, the applicant bears the 
burden of proof as described in Article IV, Section G, of these Rules and 
Regulations. 
 
G.G.G.G.    Conduct of Public HearingConduct of Public HearingConduct of Public HearingConduct of Public Hearing 
 

  1.1.1.1.        OrderOrderOrderOrder    
 
  The permit application portion of the hearing shall precede 
the landmark designation portion of the hearing.  The Hearing Officer 
may alter the order of procedure as circumstances require.    
 

        2.2.2.2.        Permit ApplicationPermit ApplicationPermit ApplicationPermit Application 
 
  For the permit application portion of the hearing, the 
conduct of the hearing, the hearing record, the post-hearing submissions, 
and the final review by the Commission shall follow Article IV, Sections H 
through K, of these Rules and Regulations. 
 
  At the discretion of the Hearing Officer and by mutual 
agreement of all parties, the parties may offer evidence and testimony 
pertaining to whether the property under consideration for landmark 
designation meets the criteria set forth in section 2-120-620 of the 
Municipal Code during the permit application portion of the hearing, and 
such evidence or testimony may be incorporated by reference in the 
landmark designation portion of the hearing to avoid unnecessary 
duplication.  
 

        3.3.3.3.        Landmark DesignationLandmark DesignationLandmark DesignationLandmark Designation 
 
  For the landmark designation portion of the hearing, the 
conduct of the hearing and the Commission’s final recommendation to 
City Council shall follow Article II, Sections G through H, of these Rules 
and Regulations. 

    
    

Article VI Article VI Article VI Article VI ----    Economic HardshipEconomic HardshipEconomic HardshipEconomic Hardship 
 
A.A.A.A.    Application for Economic HardshipApplication for Economic HardshipApplication for Economic HardshipApplication for Economic Hardship 
 
 Pursuant to section 2-120-830 of the Municipal Code, upon final 
notification from the Commission or the City Council of a decision to deny 
an application for a permit to construct, reconstruct, alter, add to, 
demolish or relocate property given a preliminary recommendation for 
landmark status or designated as a landmark, the permit applicant may 
within 30 days apply to the Commission for an economic hardship 
exception on the basis that the denial of the permit will result in the loss 
of all reasonable and beneficial use of or return from the property. 
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B.B.B.B.    Public Hearing on Economic HardshipPublic Hearing on Economic HardshipPublic Hearing on Economic HardshipPublic Hearing on Economic Hardship 
 
 Pursuant to section 2-120-840 of the Municipal Code, the 
Commission shall hold a public hearing on an application for an economic 
hardship exception within 30 days from receipt by the Commission of the 
application.  Public hearings on applications for an economic hardship 
exception shall follow the procedures for public hearings as set forth in 
Article IV of these Rules and Regulations. 
 
C.C.C.C.    Burden of ProofBurden of ProofBurden of ProofBurden of Proof    
 
 The applicant bears the burden of proof that the existing use of the 
property is economically infeasible and that the sale, rental, or 
rehabilitation of the property is not possible, resulting in the property not 
being capable of earning any reasonable economic return.  Proof of 
economic hardship is not established solely by submission of proof of 
actual financial loss or lost opportunity to obtain increased return from 
the property, although these factors the Commission may consider.  Proof 
of economic hardship must be established by clear and convincing 
evidence. 
 
D.D.D.D.    Evidence of Economic HardshipEvidence of Economic HardshipEvidence of Economic HardshipEvidence of Economic Hardship    
 
 Any applicant for an economic hardship exception shall offer at the 
public hearing described in section 2-120-840 of the Municipal Code 
evidence relevant to the following issues: 
 
  1.  The applicant's knowledge of the landmark designation 
at the time of acquisition, or whether the property was designated 
subsequent to acquisition. 
 
  2.  The current level of economic return on the property as 
considered in relation to the following: 
 

a. The amount paid for the property, the date of 
purchase, and party from whom purchased, including a description 
of the relationship, if any, between the owner of record or applicant 
and the person from whom the property was purchased and any 
terms of financing between seller and buyer. 

 
b. The annual gross and net income from the 

property for the previous three years; itemized operating and 
maintenance expenses for the previous three years; and 
depreciation deduction and annual cash flow before and after debt 
service, if any, during the same period. 

 
c. Remaining balance on any mortgage or other 

financing secured by the property and annual debt-service, if any, 
during the prior three years. 

 
d. Real-estate taxes for the previous four years 

and assessed value of the property according to the two most recent 
assessed valuations. 
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e. All appraisals obtained within the previous 
two years by the owner or applicant in connection with the 
purchase, financing, or ownership of the property. 

 
f. Form of ownership or operation of the 

property, whether sole proprietorship, for-profit or not-for-profit 
corporation, limited partnership, joint venture, or other. 

 
g. Any state or federal income tax returns on or 

relating to the property for the past two years. 
 
  3.  Any listing of the property for sale or rent, price asked, 
and offers received, if any, within the previous two years, including 
testimony and relevant documents regarding: 
 

a. Any real-estate broker or firm engaged to sell 
or lease the property. 

 
b. Reasonableness of the price or rent sought by 

the applicant. 
 
c. Any advertisements placed for the sale or rent 

of the property. 
 
  4.  The infeasibility of profitable alternative uses for the 
property as considered in relation to the following: 
 

a. A report from a licensed engineer or architect 
with experience in rehabilitation as to the structural soundness of 
any structures on the property and their suitability for 
rehabilitation. 

 
b. Estimate of the cost of the proposed 

construction, alteration, demolition, or removal, and an estimate 
of any additional cost that would be incurred to comply with the 
recommendation and decision of the Commission issued pursuant 
to section 2-120-800 of the Municipal Code. 

 
c. Estimated market value of the property in the 

current condition; after completion of the proposed construction, 
alteration, demolition, or removal; and, in the case of a proposed 
demolition, after renovation of the existing property for continued 
use. 

 
d. In the case of a proposed demolition, the 

testimony of an architect, developer, real-estate consultant, 
appraiser, or other real-estate professional experienced in 
rehabilitation as to the economic feasibility of rehabilitation or 
reuse of the existing structure on the property. 
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Article VII Article VII Article VII Article VII ----    Preservation EasementsPreservation EasementsPreservation EasementsPreservation Easements 
 
A.A.A.A.    Definition and PurposeDefinition and PurposeDefinition and PurposeDefinition and Purpose 
 
 A preservation or conservation easement is a legal agreement 
between a property owner and a public agency or a private, not-for-profit 
organization which gives the agency or organization the right to monitor 
and protect the architectural and historic character of the property.  
Easement donations may be made to the City of Chicago. 
 
B.B.B.B.    Public Hearing on Preservation EasementsPublic Hearing on Preservation EasementsPublic Hearing on Preservation EasementsPublic Hearing on Preservation Easements 
 
 The Commission shall hold a public hearing on any proposed 
donation before recommending to the City Council that the donation be 
accepted.  The Commission's public hearing will be conducted according to 
the procedures set forth in Article II of these Rules and Regulations. 
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Chicago Landmark Designation Process* 
Commission on Chicago Landmarks 

 

 
1. Preliminary Summary of InformationPreliminary Summary of InformationPreliminary Summary of InformationPreliminary Summary of Information    Report by Commission StaffReport by Commission StaffReport by Commission StaffReport by Commission Staff    

Commission staff researches the historic and architectural 
significance of the building or the district and submit a report 
to the Commission. 

 
2. Preliminary RecommendationPreliminary RecommendationPreliminary RecommendationPreliminary Recommendation 

The Commission votes whether to initiate the consideration 
process for a proposed designation. A positive vote puts in place 
the Commission’s authority to review building permits during 
the consideration process. 

 
3. Report from Department of Report from Department of Report from Department of Report from Department of Housing and Economic DevelopmentHousing and Economic DevelopmentHousing and Economic DevelopmentHousing and Economic Development  

Statement of how the proposed landmark designation affects 
neighborhood plans and policies. 

 
4. Commission RequCommission RequCommission RequCommission Requests Owner Consentests Owner Consentests Owner Consentests Owner Consent 

The Commission contacts each owner and requests consent.  
Owner consent is advisory—not required—for designation 
(except for houses of worship).  When an owner does not 
consent, a public hearing is held. 

 
5. Public HearingPublic HearingPublic HearingPublic Hearing     

A public hearing is held to gather relevant facts and 
information to assist the Commission in its consideration of the 
proposed landmark designation. 

 
6. Final Commission RecommendationFinal Commission RecommendationFinal Commission RecommendationFinal Commission Recommendation 

After a review of the entire record, the Commission votes 
whether to recommend the proposed landmark designation to 
the City Council. 

 
7. Hearing by City Council’s Landmarks CommitteeHearing by City Council’s Landmarks CommitteeHearing by City Council’s Landmarks CommitteeHearing by City Council’s Landmarks Committee 

The Commission’s recommendation is referred to the 
Committee on Historical Landmarks Preservation, which votes 
on whether to recommend the designation to City Council. 

 
8. Vote Vote Vote Vote on Designation on Designation on Designation on Designation by City Councilby City Councilby City Councilby City Council    

Designation of a Chicago Landmark is a legislative act of the 
Chicago City Council. 

 
*This overview is offered as context for the landmark designation process as set forth in sections 2-
120-630 through 2-120-730 of the Municipal Code and does not supplant the provisions of the 
Code.  Interested persons are therefore urged to consult the Code. 



 
 

 
 

 

 
 
 
 
 
 
 

 
 
 
 
 
 
 
Alta Vista Terrace (3800 block) was the first landmark district to be 
designated as a landmark by the City Council (Sept. 15, 1971).  The forty 
English-style row houses facing this one-block-long street – located just 
north of Wrigley Field—were built in 1900-04 by developer Samuel E. Gross.  
(Photograph by Richard Nickel, c. 1970.) 

 
 

 



 
 

 
 

 

 

 
 

 
 
 

 
 
COMMISSION ON CHICAGO LANDMARKS 
 
 
Rafael M. Leon, Chairman 
James M. Houlihan, Vice Chairman  
Andrew J. Mooney, Secretary 
Anita Blanchard, M.D.  
Victor Ignacio Dziekiewicz 
Tony Hu  
Mary Ann Smith  
Richard Tolliver 
Ernest C. Wong  
 
 
The Commission is staffed by the: 
 

 
 
Department of Planning and Development, 
Bureau of Zoning and Land Use 
 
Historic Preservation Division 
City Hall, Room 1101 
121 North LaSalle Street 
Chicago, Illinois 60602 
312.744.3200 (TEL) ~ 312.744.9140 (FAX)  
http://www.cityofchicago.org/landmarks 
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