Meeting Agenda

PLANNING & ZONING COMMISSION
APRIL 14, 2022

Location
City Hall
Council Chambers
109 James Street
Geneva, IL 60134

MEETING #39
Individuals unable to attend in person may be recognized during the
meeting (audio only) by accessing the meeting via the link below:
https://attendee.gotowebinar.com/register/2736018559346079504
1. Call to Order
2. Roll Call

Time

3. Approval of Agenda

7:00 p.m.

4. Approval of Minutes: March 24, 2022

Commissioners
Scott Stocking, Chairman
John Mead
Mim Evans
Michael Slifka
Rebecca Holoman
Adam Matyskiel
Tim Moran

5. Public Hearing:
A. Variations – Requests for Variations from Section 11-4A-6 (D-SFMR
Single-Family Medium Density Residential District) to increase the
allowable lot coverage from 45% to 49% and from Section 11-3-3(E)
(Accessory Buildings and Uses) to reduce the required rear and side
yard setbacks for a detached accessory structure from 5 ft. to 1.5 ft.
Location: 427 Fulton Street
Applicant: Joe McMahon
6. Public Comment

Staff Liaison

7. Other Business

Chayton True, City
Planner
P: (630) 854-9654
E: ctrue@geneva.il.us

8. Adjournment

This Planning & Zoning Commission meeting is being audio and video tape-recorded, transcribed
by a court reporter and/or summary minutes are being taken by a recording secretary. The City
of Geneva complies with the requirements of the Americans with Disabilities Act of 1990.
Individuals with disabilities who plan to attend this meeting who require accommodations in
order to allow them to observe and/or participate in this meeting are requested to contact the
Community Development Department at 630-232-0818 at least 48 hours in advance of the
meeting to allow the City of Geneva to make reasonable accommodations for those persons.
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PROCEDURES FOR VIRTUAL PUBLIC HEARINGS
It is the Planning and Zoning Commission’s job to conduct public hearings, either in person or virtually, in order to
receive testimony for and against petitions for general amendments to the zoning ordinance, zoning map
amendments, zoning text amendments, special use permits and variations. Individuals participating within the
public hearing will need to register for and access the meeting via the links provided in previously distributed
public hearing and meeting notices.
The procedure followed for virtual public hearings is as follows:

First, the Planning and Zoning Commission secretary or the designated representative will read
or describe written items, reports, and plans into the record.

Second, the petitioner will present testimony in favor of the petition and will present any
supporting plans or exhibits.

Third, the Commission members will have an opportunity to question the petitioner.

Fourth, the Commission will then receive citizen testimony both for and against the petition.
Questions about the proposal may be directed to the petitioner or petitioner’s witnesses and
questions about the Planning and Zoning Commission process itself may be directed to the
Chairman. Following such testimony, the petitioner and the Planning and Zoning Commission
may ask questions of those who testified.

Finally, the petitioner may provide a rebuttal to any testimony in opposition.
When all the testimony is brought into the record the hearing will be closed and the Planning and Zoning
Commission will make a recommendation to the City Council in the form of a motion or motions.










In order to give virtual testimony, participants will be asked to utilize the meeting platform’s “hand
raising” feature to speak. When a hand is “raised” by a participant, City Staff will unmute the
participant allowing them to speak. It is also important for participants to remember to unmute
themselves. Video sharing abilities will not be provided to participants, unless requested.
Participants speaking during the public hearing agree and understand that anything they say will be
considered sworn testimony and affirm to tell the truth, the whole truth and nothing but the truth.
Participants giving testimony will need to remember to speak directly into the microphone to be
heard. Participants must first begin their testimony by stating their name and address. If
participants speak additional times, they will need to state their name each time for the record.
It is asked that presented testimony remain concise. If a point has already been made, it will not
be necessary to repeat it. Each of these points is recorded and will be considered as the
Commission develops findings of fact and a recommendation or recommendations.
Participants may provide testimony in written form, but such written testimony must be presented
to the Planning and Zoning Commission secretary or the designated representative prior to the
closing of the hearing.
After the process is completed and everyone wishing to present testimony has spoken, the
Commission will then decide whether it has heard adequate testimony in order to make a
decision. If it has, the public hearing will be closed.

After a public hearing is closed the Planning and Zoning Commission will refrain from receiving any additional
testimony either for or against the petition. There is one exception to this rule.


City staff will submit a report based on the testimony presented at the hearing. This report will
consider comments or concerns from all City Departments such as the Fire Department, Public Works
Department or the Engineering Department.

PLANNING AND ZONING COMMISSION MINUTES
City of Geneva
109 James Street - City Council Chambers
March 24, 2022 – Meeting #38
Chairman Stocking called the meeting of the Geneva Planning and Zoning Commission to order at
7:00 p.m. and read a statement explaining the proceedings for the remote and in-person meeting.
Roll Call:
Present:

Chairman Stocking, Commissioners Evans, Holoman, Matyskiel, Mead, Moran,
Slifka

Staff Present

Community Development Director David DeGroot and City Planner Chayton True

Also Present:

Mr. Josh Bauer, 1015 Knollwood Road, Deerfield, IL; Jamie Putnam, Mr. Justin
Opitz; Mr. Zach Bianchini, 1221 W. School St. Chicago, IL; Mr. Andy Perille, 988 W.
Higgins Rd., Rosemont, IL; David Schoenbecker, 988 W. Higgins Rd., Rosemont, IL;
Mr. Ryan Martin, 415 Ridge St., Arlington Heights, IL; Mr. Nick Eboli, 1545 Camelot
Lane; Mr. Andrew Black, 653 Chippewa Dr.; Mr. Justin Opitz, 4101 Winfield Rd.;
Recording Secretary Celeste Weilandt; Planet Depos Court Reporter Jacob Faden

_________________________________________________________________________________
Approval of the Agenda
Motion by Commissioner Mead, second by Commissioner Slifka to approve the agenda. Motion
carried unanimously by voice vote of 7-0.
Approval of March 10, 2022 Minutes
Motion by Commissioner Moran, second by Commissioner Evans, to approve the March 10,
2022 minutes. Motion carried unanimously by voice vote 7-0.
Site Plan Review
A. Geneva Route 38 Logistics Center – A request for Site Plan Approval for a proposed
274,800 sq. foot light industrial building on 19.96 acres. Location: 33W300 IL Route 38, P.I.N. 1201-426-019 and 12-12-200-021. Applicant: Duke Realty
Mr. Josh Bauer on behalf of applicant, Duke Realty, reviewed his client’s request to obtain site
plan approval for a 274,800 sq. foot warehouse. A map of the location under discussion was pointed
out on the overhead. Mr. Bauer reminded the commissioners that his team was before the Planning &
Zoning Commission and City Council in December 2021 with a concept plan to rezone from a B-4
district to I-1 Industrial district. The site plan did not change before this commission nor the City
Council in December 2021. It is a by-right development and there were no variations from the City’s
development standards and all setbacks met code. The docks will be facing north, landscaping will be
increased per feedback by the commission; landscape, engineering and a photometric plans are being
finalized to comply with the City’s East State Street design guidelines. The proposal aligns with the
City’s comprehensive plan.
Commissioners confirmed that the landscaping will be increased on the northwest side of the
site and the team is working with staff on the landscaping plans for finalization. Access to the bike path
from the parking lot will be incorporated. Mr. Putnam with Kimley Horn confirmed the connection will
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take place on the north side of Illinois Rt. 38 and he will work with staff to create an access point
sidewalk from the bike path to the front door. The current tree line on the west side of the property is
significant but more trees will be added. There is the intent to preserve the east side of the tree line but
if they cannot, then the applicant will comply with the City’s tree ordinance. Confirmation was made
that the east access drive will be a full access while the west access will be restricted. Mr. Putnam also
confirmed there will be a direct access to the site off of Route 38, at the existing curb-cut. Lastly,
Mr. Putnam stated the sidewalk, for now, will be in front of the proposed building.
Motion by Commissioner Moran, second by Commissioner Mead to approve a request for
site plan approval for the construction of a 274,800 sq. foot light industrial building on 19.96
acres, subject to the findings of fact in staff’s report and the following conditions:
1. Final Engineering shall be approved prior to building permit issuance by the City.
2. The Lighting Photometric Plan shall be revised to comply with the East State Street
Design Guidelines.
3. The Site Plan shall be revised to provide a pedestrian connection from the 10-foot
side path along Illinois Route 38 to the proposed building.
4. The Landscaping Plan shall be revised:
a) To show proper clearances around the transformer. Three feet on three sides and
ten feet on the side with the doors. Doors should face east or south so the primary
and secondary conduits do not cross each other under the vault. Secondary
conduits would have to be 7’-8’ deep if that was the case.
b) To eliminate trees in NW corner of property to allow for access to the existing
switchgear. A truck and 20’ trailer need to be able to get to that switch to pull wire
now and in the future.
Roll call:
Aye: Evans, Holoman, Matyskiel, Mead, Moran, Slifka, Stocking
Nay: None
MOTION PASSED. VOTE: 7-0
Per staff, the above recommendation will be sent to City Council on April 4, 2022, 7:00 p.m., in
the Council chambers.
Public Hearing
A. Fox Valley Commerce Center – Annexation, a Zoning Map Amendment from the RR
Rural Residential District to the I1 Light Industrial District, Preliminary Planned Unit
Development (PUD) and Plat of Subdivision Approval to allow the construction of a three to four
building light industrial development totaling 1,043,820 sq. feet. Location: Generally located at the
northwest corner of Kautz Road & Geneva Drive, P.I.N. 12-01-200-001. Applicant: HIP VI Enterprises,
LLC / C/O Hillwood.
Planner Chayton True read into the record the contents of the planning file. Chairman Stocking
proceeded to swear in those individuals who would be speaking on the proposal.
Mr. Don Schoneheider with Hillwood introduced his team: Andy Perille, VP of Development,
Zack Bianchini, development manager, and Jamie Putnam with Kimley Horn. Mr. Schoneheider
thanked staff for their assistance in this plan and proceeded to provide a background on Hillwood, a
private national development company. Tonight’s focus would be on a warehouse distribution
manufacturing project.

Geneva Planning & Zoning Commission

-3-

March 24, 2022

Variation 1 includes Site Plan A which incorporates 2 plans: Plan 1 depicts the construction of
four separate buildings with Phase 1 constructing buildings 1 and 2 while Phase 2 would be Buildings 3
and 4 to the east. Phase 1 would break ground this summer.
Variation 2 includes Site Plan B which would include two smaller buildings, with the possibly of
phase 2 being one larger building on the east side of the site. Examples of various elevations followed.
The docks, on the west elevation will be screened from Kirk Road. Per their traffic study, there is no
need to connect Geneva Drive west to Kirk Road. Geneva Drive will remain as is. However, staff has
asked that they make accommodations for the possibility of an extension for Division Street. Access to
and from the site will be by Kautz Road. Per a noise study done by the applicant, the anticipated sound
level for the site will be 44 to 48 decibels. A photometric/lighting plan followed. The lighting on the far
east and west sides of the property will not spill over their property.
Mr. Schoneheider briefly reviewed the types of tenants that utilize Hillwood spaces, noting a
majority of them come from the Fox Valley area. A landscape plan followed. The proposed buildings
will be near LEED standards and be sustainable, but not LEED-certified.
Chairman Stocking invited commissioner comment. Conversation centered on the extensive
truck parking that was occurring on Geneva Drive currently and the fact that Mr. Schoneheider planned
to work with the Geneva Police to enforce the parking issues. Director DeGroot proceeded to share
that he did reach out to the property owner on the south side of Geneva Drive across the proposed
parcel to relay that once the proposal begins construction, the trucks will have to be relocated off the
road, possibly utilizing their own 2.5 acres to the west of their own property. Continuing, when the two
buildings are developed, the landscaping on the eastern half will be graded with grass and natural
plantings to look attractive, as described by Mr. Schoneheider. No electronic charging stations will be
installed at this time, but there will be parking spaces for electric vehicles.
Mr. Schoneheider confirmed that once the buildings are constructed they are eventually sold but
are kept for some length of time. The proposed buildings have been designed to be split into quarters if
necessary. He also confirmed that while the warehouse business is in demand, the development of the
last building(s) will depend on the market at the time, but there is already an interest.
Per further commissioner questions, Mr. Schoneheider stated the proposed buildings will not be
in any flight path of the nearby DuPage Airport. The building height request was necessary for flexibility
purposes and for potential users (food companies).
Regarding the applicant’s request for a 0-foot side yard setback for trailer parking, Mr. Ryan
Martin, with Kimley Horn, referred to the site plan and explained how the first two buildings will have a
shared parking lot within the truck court and have a lot line down the middle of the court. Easement
rights will exist to allow trucks to go back and forth. While there is a request to go to 90% lot coverage
for an individual building, Mr. Martin confirmed, for the overall development, it would not exceed the
code by 80%. Mr. Schoneheider explained why LEED certification was not being sought.
Addressing landscaped parking islands for the shared parking lot, Mr. Randy Perille explained
that the ends of the internal parking lot, between Buildings 1 and 2, would include landscaping islands
but no islands within the shared parking lot because they were not conducive to the maneuvering of
trucks. Mr. Schoneheider confirmed with Commissioner Slifka that their expectation was that their
property would be able to handle the truck/trailer traffic under normal conditions for Geneva Drive, as
per their traffic study. Mr. Perille added that roof parapets would be used to hide air conditioning units,
roof drainage, etc. Dialog followed as to what the petitioner’s noise study took into account wherein the
applicant pointed out the study took into account the normal use of manufacturing and warehouse
distribution light assembly. It was pointed out the proposed buildings were to be constructed in such a
way as to keep the noise on site and not go west. There was no plan to land bank. Asked what
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recourse the City had to get Linear Logistics trucks onto their undeveloped site, DeGroot indicated
enforcement would have to take place. Linear Logistics was notified that once construction begins, the
parked trucks would have to be relocated.
Lastly, Commissioner Mead pointed out that once the proposed two eastern-most buildings are
developed, they will sit lower than the western buildings, so the 55 ft. height would not be an issue.
Regarding the proposed site Plan B, should one single building be constructed, the applicant explained
that its parking would be located on the east and west perimeter.
Chairman Stocking invited public comment.
Mr. John Dashner, 733 Lexington Drive, Geneva, appreciated the applicant’s informative
presentation, but asked that the commission take its time in reviewing the traffic study for this corridor,
consider any IDOT and KDOT issues, and consider the future. He asked the commission to review
stormwater management closely, especially with the 100-year rain events and its impact on the area.
He liked the plan but he also inquired how will the detention pond be constructed to deter birds,
especially near the airport. Lastly, Mr. Dashner suggested that the applicant add some solar panels to
the roof to catch renewable energy.
Mr. Kevin Mosciano, 558 Lexington Drive, also liked the presentation. He asked to see the Kirk
Road view at night with the lights on. He asked to have more landscaping added on the west side of
the first building, and voiced concern about truck parking and having the green and red lights blinking at
the residents to the west. He asked to add more landscaping on the west facade. Mr. Mosciano voiced
concern about the traffic pattern and the accuracy of the traffic study, screening of the air conditioning
units, and how would the developer deal with peak seasons of grocery tenants.
Mr. Hendrick Rieck, 674 Greenmeadow Lane, appreciated the transparency of the presentation,
asked for an estimate of taxes coming to the City, what was the future plan for Geneva Drive and would
there be an evening traffic pattern due to the residents.
Mr. David Walendziak, 578 Lexington Drive, wanted to confirm that Phase 2 would be a
warehousing use. He was concerned about truck traffic on Geneva Drive and the current trucks
parking on Kautz Road, should there be an emergency.
Chairman Stocking invited virtual comments from the public. None received.
In response to the questions raised, Mr. Schoneheider confirmed the west elevation will have no
docks nor lights -- only pole lighting. The proposed building will be more of a varied warehouse building
versus the more specialized, such as the Lineage building, which houses cooling refrigeration.
Mr. Perille explained the traffic study in more depth. The proposed traffic will go to Kautz Road away
from the building. With regard to future development, traffic engineer Justin Opitz discussed the future
development of Kautz Road, which he explained will be able to handle the future traffic counts.
Mr. Jamie Putnam, engineer, returned and stated the detention pond does address the 100-year flood.
The pond design will include native plantings with an under-drain in order to deter birds and other fowl
from landing in an open area. The rerouting of trucks to Route 38 will take place because there is a
weight limit from Geneva Drive to the north on Kautz Road, and the traffic model takes that into
account. The landscaping on the west side of the site was addressed and it will have additional
screening. As for incorporating solar power, Mr. Perille explained that the region does not have many
sunny days and it would require additional structures to construct on top of the buildings. There is the
possibility that Phase 2 could begin construction simultaneously with Phase 1. There was no tax
impact study done and the proposed buildings will not have truck terminals.
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Commissioner Evans inquired about a proposed residential development coming to Kirk Road
and Route 38 and whether that applicant had expressed concern about the amount of truck traffic
coming to the area, wherein City Planner True indicated that applicant has not specifically raised that
concern. However, KDOT and IDOT would be involved in the review and approval of any
ingress/egress from the development. Per Commissioner Holoman’s questions, staff confirmed the
City’s 2003 comprehensive plan does call for the connection of Division Street from Kirk Road to Kautz
Road but at this time the developer does not need the extension of Division, which is why it was not
being connected at this time. Per staff, the expansion of Kautz Road would be done by late 2022 or
early 2023.
Mr. Schoneheider closed his presentation by thanking staff for their assistance.
Motion by Commissioner Mead, second by Commissioner Moran to close the public
hearing. Roll call:
Aye:
Nay:

Evans, Holoman, Matyskiel, Mead, Moran, Slifka, Stocking
None
MOTION PASSED. VOTE: 7-0

Motion by Commissioner Mead, second by Commissioner Slifka to approve a Zoning
Map Amendment upon annexation of the project site from the RR Rural Single-Family
Residential District to the I1 Light Industrial District, subject to staff’s findings of fact in the staff
report. Roll call:
Aye: Evans, Holoman, Matyskiel, Mead, Moran, Slifka, Stocking
Nay: None
MOTION PASSED. VOTE: 7-0
Motion by Commissioner Mead, second by Evans to approval a Preliminary Planned Unit
Development (PUD) and Plat of Subdivision approval for a light industrial development
consisting of three to four buildings upon 75.23 acres with the following tailored development
standards as listed on pages 2 and 3 of the staff report:
a. Truck and trailer parking as a primary use (in addition to any other uses permitted by
the I1 district) will be an enumerated Special Use.
b. Ten (10) feet for Street setback along Geneva Drive and a zero-foot side yard setback
for trailer parking.
c. Lot coverage may not exceed 90% for each individual lot or 80% for the subdivision.
d. Interior parking lot landscaping requirements shall not apply to truck courts, truck
parking, and/or trailer parking areas and shall only apply to passenger vehicle
parking lots.
e. Maximum Building Height shall not exceed fifty-five (55) feet.
f. Landscaped islands be provided for every 12 passenger vehicle parking stalls or less,
and that no landscaped island be required with respect to truck and trailer parking
areas.
g. The stormwater basin shall be modified to allow appropriate landscaping associated
with a naturalized basin per the approved Landscape Plan prepared by a licensed
Professional Landscape Architect, but may also adhere to Section 11-10-6A2 of the
Geneva Zoning Ordinance.
h. Each required parking space shall be nine feet (9’) in width and at least eighteen feet
(18’) in length.
i. One car parking stall per 1,500 SF of warehousing shall be required.
j. Lots 1 and 2 on Preliminary PUD Plan Alternate A or B, 1 stall per 1,500 SF of
warehousing be required, but shall be calculated with respect to Lots 1 and 2 as a
whole as opposed to being calculated individually as to Lot 1 without reference to Lot
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2 (i.e. a “Shared Parking Approach”), and vice versa, and if the Developer develops
either of said Lots 1 or 2 to necessitate the Shared Parking Approach to meet the
enforced on an individual lot basis. Passenger car parking shall be shared across all
Lots, then the Developer shall be required to create a record a cross-parking
easement agreement as against Lots 1 and 2 in form satisfactory to the City.
k. The number of driveways shown on the Preliminary PUD Plans shall be allowed.
l. The maximum driveway width criteria does not apply in particular to the inbound and
outbound truck driveways and the minimum widths for the two passenger-car only
driveways be reduced to 27’ wide back of curb to back of curb.
m. Monument Signs:
i. Maximum height 10 feet.
ii. Double sided signs are permitted with the area of each face not exceeding 80
square feet.
iii. Monument signs shall have a masonry base, and the body of the sign shall be in
such color as to be architecturally consistent with the overall appearance of the
building to which it pertains.
iv. Each monument sign may be located within five (5) feet of the lot line, including in
the front yard.
n. Façade Signs:
i. For any building occupied by a single tenant, such tenant shall be entitled to
façade signage equal to two (2) square feet of sign area (including accessory
signage) for each lineal foot of the building such tenant occupies, not to exceed
300 square feet.
ii. If a building is occupied by more than one tenant, then each tenant shall have a
similar signage right; provided, however, that the maximum façade square footage
of 300 square feet shall be allocated between the tenants in proportion to the
building square footage that they each occupy.
Roll call:
Aye: Evans, Holoman, Matyskiel, Mead, Moran, Slifka, Stocking
Nay: None
MOTION PASSED. VOTE: 7-0
Per staff, the above recommendation will go before City Council on April 18, 2022 at 7:00 p.m.
in the Council chambers.
Public Comment - None.
Other Business
Planner True confirmed the commission will have a meeting on April 14, 2022 with two items for review.
Valley Animal Hospital is asking for a revision to a preliminary and final PUD and a comprehensive plan
amendment. Director DeGroot indicated the department is very busy and most likely there will be a
meeting on April 28th. The position for assistant planner has been posted on the City’s web site and
there is a good pool of applicants. Planner True announced the text amendment and sign variation
discussed at last month’s meeting were approved recently by City Council.
Adjournment
A motion was made by Commissioner Evans to adjourn the meeting at 8:44 p.m. Motion carried
unanimously by voice vote of 7-0.
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AGENDA ITEM 5A

VARIATION REQUESTS
LOT COVERAGE & SETBACKS
427 FULTON STREET

Applicant & Property Owner
Joe McMahon
Location
427 Fulton Street
Requests
A Variation to increase
permitted lot coverage from
45% to 49%.
A Variation to reduce the
required setbacks for an
accessory structure from 5 ft.
to 1.5ft.
Recommendation
Staff will provide a
recommendation at the
conclusion of the public
hearing.

Figure 1. Location Map. Prepared by Geneva Planning Division, April 2022.

Staff Liaison

BACKGROUND

Chayton True, City Planner
Phone: (630) 845-9654
Email: ctrue@geneva.il.us

As shown in Figure 1, the subject property is located at the northeast
corner of the intersection of Fulton Street and S. 5th Street. The
applicant, Joe McMahon, would like to remove the existing one-car
detached garage and replace it with a two-car detached garage and
workshop utilizing the existing driveway connecting to Fulton Street.
As shown on the attached plat of survey, the proposed garage would
be located in the northeast corner of the property. A small workshop
would also be incorporated into the footprint of the proposed garage.
The garage, as designed, would require an increase to the allowable
lot coverage and a decrease to the required rear and side yard
setbacks for detached accessory structure. Additional details can be
found in the “Request” section below. This is the second time the
applicant has applied for Variations related to a new garage at the
subject property. The applicant first applied for two Variations in 2020
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seeking to allow a new garage in the corner street yard on a lot greater than 60 ft. in width and to reduce
the required corner street yard setback from 20 feet to 1.5 feet for said garage. A public hearing was held
before the Planning & Zoning Commission in September of 2020, where the Commission recommended
City Council deny the requested variations. This recommendation was ultimately upheld by the City
Council and the request were denied. Minutes and Videos from both meeting have been included as
attachments to this report for reference. The Variations were not recommended for approval by the
Commission because one or both requests did not meet Variation standards #2 (Unique Hardship or
Practical Difficulty) and #4 (Minimum Variation). These finding were established based on evidence that
the applicant had other viable options to construct the proposed garage without the magnitude of relief
sought in the Variations. There was also concern regarding the required removal of a mature parkway
tree to accommodate the applicant’s new driveway to the proposed garage. The applicant has now
returned to the City with an alternate proposal that would still need Variations to accomplish.

REQUEST
In accordance with Section 11-14-5 of the Geneva Zoning Ordinance, the applicant is requesting two
Variations related to the proposed construction of a new detached garage. The first Variation is a
requested departure from Section 11-4A-6 (D-SFMR Single-Family Medium Density Residential District)
to increase the allowable lot coverage from 45% to 49%. The second Variation is a requested departure
from Section 11-3-3(E) (Accessory Buildings and Uses) to reduce the required rear and side yard setbacks
for a detached accessory structure from 5 ft. to 1.5 ft.

PROPERTY INFORMATION
The subject property is located in the D-SFMR Single-Family Medium Density Residential District and is
designated as “Single-Family Residential” in the City’s adopted Downtown Station-Area Master Plan.
Please see Table 1 below and Figures 2 and 3 on the following page for surrounding property information
including existing zoning, existing land uses and future land use designations.
LOCATION

ZONING DISTRICT

LAND USE

COMPREHENSIVE PLAN

Subject Property

D-SFMR Single-Family
Medium Density
Residential

Single-Family Detached
Residence

Single-Family Residential

North

D-SFMR Single-Family
Medium Density
Residential

Single-Family Detached
Residence

Single-Family Residential

South

D-SFMR Single-Family
Medium Density
Residential

Single-Family Detached
Residence

Single-Family Residential

East

D-SFMR Single-Family
Medium Density
Residential

Single-Family Detached
Residence

Single-Family Residential

West

D-SFMR Single-Family
Medium Density
Residential

Single-Family Detached
Residence

Single-Family Residential

Table 1. Surrounding Property Information. Prepared by Geneva Planning Division, April 2022.
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Figure 2. Zoning Map of the Subject Property and Surrounding Area. Prepared by Geneva Planning Division, April 2022.

Figure 3. Future Land Use Designation of the Subject Property and Surrounding Area, based on the 2003 Comprehensive Plan
and 2013 Downtown Station Area Master Plan. Prepared by Geneva Planning Division, April 2022.
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REVIEW COMMENTS
Variation – Findings of Fact
Staff has evaluated the requested variation in relation to the four (4) variation standards the Planning and
Zoning Commission uses in formulating its findings of fact, as set forth in Section 11-14-5G of the Zoning
Ordinance. The staff analysis below is based on the information and documents provided by the applicant
and staff’s review of the request. Based on evidence and testimony provided at the public hearing, the
Planning and Zoning Commission may choose to use the staff analysis in formulating its findings of fact,
or formulate its own findings. The applicant has also prepared a response to the four (4) Variation
standards, attached to this report for your review and consideration.
1. Reasonable Return: The property in question cannot yield a reasonable return if permitted to be used
only under the regulations of the district in which it is located.
The replacement of the existing one-car garage with a two-car garage with a workshop would allow
the property to yield a reasonable return. The great majority of homes in the surrounding area have
at least a two-car garage. Providing a two-car garage on the subject property would be a reasonable
use of the property and would meet market expectations for a single-family home in Geneva.
Although it may be possible to construct a two-car garage on the property without the Variation to
reduce the required setbacks (see Figure 4 below), doing so would take up the majority of the
property’s rear yard and may require the elimination of the ancillary workshop. The applicant is
attempting to avoid this scenario, which would still likely require a Variation to lot coverage.
Eliminating usable backyard space may impact the property’s ability to yield a reasonable return. The
requested Variations meet Standard 1.

Figure 4. Alternative plans to accommodate a two-car on the subject property without Variations originally provided in
the Sept. 24, 2020 Planning & Zoning Commission Staff Report. Prepared by Geneva Planning Division, September 2020.
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2. Unique Hardship or Practical Difficulty: The shape, topography or other conditions of the land is such
that it is extremely difficult to comply with the regulations generally applicable to the property.
The applicant’s home is located on a non-conforming zoning lot, meeting the minimum 60’ lot width,
but not the depth necessary to meet the minimum 8,400 square foot lot size. If the lot had the
additional 25’ of depth necessary to meet the minimum lot size it could be possible to construct a
detached garage completely within the rear yard without taking up all of the usable area. To preserve
as much rear yard space as possible, the applicant is proposing to build the new garage in a portion
of the rear yard that would fall within and beyond the footprint of the existing garage. The new garage
would maintain the existing 1.5 ft. side yard setback along the east property line, but would enlarge
the footprint north and west. Maintaining the 1.5 ft. side yard setback along the east property line
would require a Variation, but is desired by the applicant in order to align the new garage with the
existing driveway. When the Planning & Zoning Commission considered the applicant’s originally
requested Variations in 2020, the staff report and findings of fact cited that two-car garages come in
a variety of sizes, but typically range in width and depth from 20’ to 24’. Using the same figure
provided in the 2020 staff report (Figure 5 below), a 20’ by 20’ garage would provide parking for 2
vehicles and a 24’ by 24’ garage would provide parking for 2 vehicles and accommodate additional
storage. It should be noted that if the applicant were to propose a minimally-sized two-car garage at
20 ft. by 20 ft. (aligning with the south and east façade of the proposed garage), the applicant could
eliminate the need for the lot coverage Variation and the reduced setback along the north property
line. The minimally sized two-car garage would bring the lot coverage to 44.5% (45% max) and provide
the required 5 ft. setback between the proposed garage and the north property line. However, this
would eliminate the applicant’s desired workshop and additional space to maneuver within the
garage. As mentioned, the applicant’s home is located on a non-conforming zoning lot with reduced
depth, which would barely allow the minimum size of a standard two-car garage and still require a
variation to reduce the required side yard setback. The non-conforming conditions of the subject
property create a practical difficulty and therefore, the request meets Standard #2.
20’ x 20’

24’ x 24'

Figure 5. Examples of two-car garages with widths and depths between 20’ and 24’. Prepared by Geneva Planning
Division, September 2020, Reviewed by Geneva Planning Division, April 2022.
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3. Character of the Area: The applicant must show that the variation requested will not be materially
detrimental to the public welfare or materially injurious to the enjoyment, use or development of
property or improvements permitted in the vicinity; will not materially impair an adequate supply of
light and air to properties and improvements in the vicinity; will not substantially increase congestion
in the public streets due to traffic or parking or increase the danger of flood or fire; will not unduly tax
public utilities and facilities in the area; or will not endanger the public health, safety or welfare.
One of the stated goals of this project is to get the applicants’ cars off of the street, so this project
would not increase congestion in the public streets due to traffic or parking. The project would not
tax public utilities and facilities in the area, nor would it impair an adequate supply of light and air to
properties in the area. The scale of the proposed garage would be comparable to other garages within
the neighborhood and could not exceed the height of the primary residence at 427 Fulton Street.
There are several homes within the vicinity that have driveways connecting the street frontage to the
rear yard where detached garages are located. The applicant is seeking to keep the proposed garage
in the rear yard and utilize the existing driveway that connects to Fulton Street, all of which would
maintain the character and scale of the surrounding neighborhood.
During their March 15, 2022 meeting, the Geneva Historic Preservation Commission conceptually
reviewed the proposed garage and its potential impact to the character of the area, as the structure
is located within the Geneva Historic District. Meeting minutes and video have been attached to this
staff report. The Historic Preservation Commission is forwarding their findings from the conceptual
review to the Planning and Zoning Commission for consideration. Overall, the Historic Preservation
Commission made the following findings:
Historic Significance and Demolition
 The existing garage is not identified as an outstanding example of an early 20th century,
detached, residential automobile garage in Geneva.
 The existing garage does not retain sufficient architectural and/or structural integrity to
warrant preservation or restoration.
 The loss of the existing garage does not significantly alter the historic character of the
property or the neighborhood.
Historic Significance and Proposed, New Construction:
 Conceptually, the proposed garage will be subordinate and complementary to the historic
architectural character of the property.
 Conceptually, the proposed garage will complement the historic mass, scale, height and
materials of the existing property.
 Conceptually, the proposed garage does not depart significantly from the historic character
of the property and the neighborhood.
The Historic Preservation Commission approved the concept for demolition of the existing garage and
construction of a new garage, provided that the new garage is subordinate to the existing home. Final
designs for the proposed garage would need to be considered and approved by the Historic
Preservation Commission upon the applicant’s submission of a building permit. This review process
will further the goals of ensuring the proposed garage maintains the character of the area. The
requested Variations would not be out of character for the area. The requested Variations meet
Standard 3.
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4. Minimum Variation: Any variation considered by the Planning and Zoning Commission shall be
considered the minimum variation necessary for the reasonable use of the land.
The applicant is seeking to replace an existing 288 sq. ft. detached one-car garage with a new 708 sq.
ft. detached two-car garage and workshop. Per Figure 6 located in Standard 2 above, the typical
minimum size for a two-car garage is 20 ft. by 20 ft. or 400 sq. ft. If the minimal two-car garage was
proposed, the applicant would no longer need a Variation to increase lot coverage or a Variation to
decrease the allowable setback between the proposed garage and the north property line. However,
the applicant is seeking to build a two-car garage with a workshop that ultimately enlarges the
footprint of the overall structure, thus requiring an increase to lot coverage and setback Variations.
Even if the proposed garage were reoriented within the rear yard of the property, a Variation to lot
coverage would still be needed. Additionally, reorienting the proposed garage would eliminate usable
space within the subject property’s back yard and impacting the property’s reasonable return, as
explained in Standard 1. The applicant is requesting the minimum variations needed for the
construction of the desired garage and workshop and therefore meets Standard 4.

RECOMMENDATION
Staff will provide a recommendation at the conclusion of the public hearing.

REVIEW/APPROVAL PROCESS: NEXT STEPS*
1. May 2, 2022 – City Council consideration of request
*This timeline is provided for informational purposes only, exact dates are subject to change.

ATTACHMENTS
Project Narrative
Applicant’s Response to Variation Standards
2022 Plat of Survey – Existing and Proposed Conditions
2020 Plat of Survey – Existing and Proposed Conditions
Minutes from the September 24, 2020 Planning & Zoning Commission Meeting
Video from the September 24, 2020 Planning & Zoning Commission Meeting
Minutes from the October 5, 2020 City Council Meeting
Video from the October 5, 2020 City Council Meeting
Draft Minutes from the March 15, 2022 Geneva Historic Preservation Commission Meeting
Video from the March 15, 2022 Geneva Historic Preservation Commission Meeting
Supporting Photos

Planning and Zoning Commission
City of Geneva
109 James St.
Geneva, IL 60134
February 1, 2022
Re: Variance request - 427 Fulton St.
My intent with this project is to build a two-car garage with storage, similar in
location to where my current one car garage stands. The existing small lot in this
section of town is fairly restrictive, which is why I would like to keep the existing
side yard set-back where it is and decrease the rear yard set-back to 1½ ft.
This solution was suggested to me by a commission member at my previous
meeting. This proposed location and configuration does present a challenge to
entering and exiting garage, but I think manageable if new lot line variances are
approved.
Also at the previous meeting, my neighbor to the rear (north) stated he would be
agreeable to a smaller rear yard set-back if it would allow me to accomplish my
goal of building a new garage.
Building this new structure in the proposed location will only increase total lot
coverage from 45% to 49%. An increase in lot coverage was granted to the residents
at 502 S. Fourth St., which was confined by existing lot size.
Thank you for your consideration.

Joe McMahon

Exhibit B – Standards for Variations
Subject: McMahon, 427 Fulton St., Geneva, IL

1. Reasonable Return
I believe having a new two-car garage is a reasonable expectation in this
neighborhood and will be a benefit to this property. Plus it will provide extra
storage for a small house. Our current garage needs replacement (see photo). A
new garage would be an asset to this property and increase use and enjoyment of
this space. This new garage would increase value of this small lot and maximize our
return on investment.
2. Hardship
This lot is small. The home is small. In order to provide off street parking for our
vehicles and storage space, we need to increase the size of the garage. This is very
difficult under current standards. The property is limited by its one-car garage. As
is, only one vehicle is garaged in the winter and multiple vehicles are being moved
(in and out of driveway and/or street). A two-car garage will alleviate the shuffling
of cars and the need to park vehicles on city streets overnight.
3. Character of the Area
Adding a two-car garage will bring my property up to expected garage space in this
neighborhood. Most neighboring properties have two or three car garages (see
photos). Most neighboring properties have garages in front of their homes.
Proposed garage is rear of house, similar to neighboring garage at 415 Fulton St.,
but will not be as tall as neighboring garage (see photo).
4. Minimum Variation (as shown on drawing)
I am asking for garage as shown in drawing. I do not intend to build a larger garage
than what is shown. I plan on utilizing existing driveway. This garage as shown with
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McMahon, 427 Fulton St., Geneva, IL
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extra needed storage space will serve as garage and storage space for lawn/yard
equipment and carpentry tools.
 Increase lot coverage by 4%
 Maintain existing side yard set-back of 1’ 6”
 Increase rear yard set-back to 1’ 6”

To my knowledge, no other variations are necessary to complete this project as
planned.

PLANNING AND ZONING COMMISSION MINUTES
City of Geneva
109 James Street - City Council Chambers
September 24, 2020 – Meeting #15
Chairman Stocking called the meeting of the Geneva Planning and Zoning Commission to order at
7:00 p.m. Roll call followed:
Present:

Chairman Stocking; Commissioners Evans*, Matyskiel, Holomon, Mead, Rittenhouse,
Slifka

Staff Present:

Community Development Director David DeGroot

Public Present: Applicant Joe McMahon, 427 Fulton Street; Applicants Eric & Valerie Traxler,
2369 Vanderbilt Drive; Residents Charles Radovich, 700 Crawford, Geneva; Carl
Austin, One Crawford, Geneva; Jon Grzywa, Steven and Wendy Kastel, 415 Fulton
Street, Geneva; Dan Venard Patricia MacLachlan, 318 S. Fifth Street, Geneva; Alan
Huth, 315 S. Fifth Street, Geneva; Parker Livingston, Joann Ely with Planet Depos;
Recording Secretary Celeste Weilandt
(*Remote)
_________________________________________________________________________________
Chairman Stocking welcomed new Commissioners Adam Matyskiel and Rebecca Holomon.
Approval of the Agenda
Motion by Commissioner Mead, second by Commissioner Slifka, to approve the agenda as
presented. Motion passed by voice vote of 7-0.
Approval of September 10, 2020 Minutes
Motion by Commissioner Mead, second by Commissioner Rittenhouse, to approve the
September 10, 2020 minutes, as presented. Motion passed by voice vote of 7-0.
Public Hearings
Chairman Stocking explained the protocol for the public hearing and swore in those that would be
speaking.
A.
Variations– Request for a variation from Section 11-3-3E (Detached Accessory
Structures) to allow a detached garage in a corner street yard and a variation from Section 11-4A-6
(Setback Requirements in the D-SFMR Single-Family Medium Density Residential District) to reduce
the required corner street yard setback from 20 feet to 1.5 feet. Location: 427 Fulton Street; Applicant:
Joe McMahon.
The contents of the Planning and Zoning file were read by Director DeGroot.
Stocking invited the applicant to speak.

Chairman

Applicant, Joe McMahon, 427 Fulton Street, confirmed that he read staff’s agenda packet.
Currently he has a 50-foot long driveway from Fulton Street north to a one-car garage that has been
repaired over the years. The boards and framing were not in good shape and the concrete floor had
cracks. Mr. McMahon stated he reviewed options for a two-garage garage and planned to keep the
east wall (built on property line) and build to the west. He understood that if the east wall was kept, he
could tear down the other three walls and construct to the west. Mr. McMahon stated he did consider
various options which did not work well since he wanted to keep the open green space. His proposal
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was similar to a garage two doors down. He described another similar garage on Sixth Street.
Mr. McMahon provided his own perspective on how prior garages could have received approval, i.e.,
each was done on a case by case basis and each was in its own time.
Discussing the construction of the western portion of the garage, Mr. McMahon explained that it
will take away part of his driveway to become green space and the garage itself will become green
space. Where the current garage is located now, to another 30 feet, will become green space, followed
by the back of the garage to the sidewalk. The proposed garage was about 32 feet but would include
10 feet for a working area. He planned to install a single 16-foot garage door with two feet on either
side to get in on either side of the garage. He believed nowadays it was unusual for a house to sell
with a one-car garage. And, his lot was not large as compared to his neighbors.
Mr. McMahon explained that a couple of months ago he did have some neighbors who had
objections and so he was asking for a minimum variance. He was available to answer questions.
The Chairman invited the public to speak on this matter.
Ms. Patricia MacLachlan, 318 S. Fifth Street, referenced her letter and proceeded to explain that
she was sympathetic to her neighbor’s need for a garage, but explained that while Mr. McMahon had a
small lot, he had a small house, and a house that would not need a two-car garage. She wanted to see
a solution where no variance was needed and reminded the commission that the zoning ordinance was
in place in order to preserve a certain streetscape of the town, especially in the historic district.
Ms. MacLachlan voiced concern about a red oak located in the parkway as well as an urban forest
where the garage would be located. She hoped the applicant could find a solution with a one-car
garage with a nice workspace. She stated that her neighbor would not mind a variance to allow the
garage to go closer to the property line.
Mr. Steve Kastel, 415 Fulton Street, discussed the difficulty backing out of his own driveway and
supported the applicant getting the variance. He supported the fact that more green space would be
created and added that Mr. McMahon was not the type of person to just remove trees. In fact, he said
that Mr. McMahon had asked him to not cut down his own Maple trees that provided shade both to his
property and to Mr. McMahon’s property. Mr. Kastel supported the variance, confirmed that
Mr. McMahon had multiple cars, and that his garage was falling apart.
Ms. Wendy Kastel, 415 Fulton Street, acknowledged Mr. McMahon was a builder and would
construct the garage to code. He was also a gardener and would not hurt the beauty of the corner.
Mr. Alan Huth, 315 S. Fifth Street, reiterated the positive character of the applicant. However,
Mr. Huth did not support the variance and believed Mr. McMahon could construct a two-garage and still
have an integrated lawn area without the variance. He even suggested that another variance could be
obtained to set back the applicant’s garage up to his own property line. Mr. Huth objected to the
proposal for the following reasons: 1) where would the existing telephone pole be relocated; 2) the
massive oak tree on the applicant’s property; and 3) the variance for moving the garage up to the
sidewalk. He pointed out the Gerlach’s garage was the only other garage that was close to the
sidewalk but also that it was grandfathered in. He stated that if the variance was granted it would
create a precedent.
Commissioner Mead commented that the option of having the variance to allow the garage to
be set further back toward the rear of the lot versus a variance that allows it up to the sidewalk was an
interesting option since he was struggling with the proposed variance within the historic district when
other options existed. Commissioner Rittenhouse inquired about the telephone pole, wherein Director
DeGroot explained that the telephone pole would be moved to the south and it would have to be 3 feet
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off the edge of the driveway towards Fulton Street. Lot coverage was briefly discussed and the fact
that the current coverage was 36.8% but that it would be less with the removal of the driveway.
Asked if he considered keeping the current driveway and redoing his garage as it sits now and
not impede on Fifth Street, Mr. McMahon explained that he did review that option and said he did not
have anymore room on his lot to construct anything. By removing the garage and the driveway he said
he was freeing up green space to construct a garage. He argued the only variance he was seeking
was to get closer to the street, citing there were a couple of other similar garages in the area.
Commissioner Rittenhouse explained that because enough neighbors were concerned about
the trees and the existing beauty of the area, he believed the applicant had a better opportunity of
having a variance [because of the older trees] than building off of Fifth Street. However, Mr. McMahon
believed that a realistic concern from the neighbors was not voiced tonight and that he did speak to his
neighbors. He believed there were many more that supported his request than non-supporters.
Commissioner Holoman asked if Mr. McMahon had considered other options besides the foot
and one-half variance request and whether a compromise could be met wherein Mr. McMahon
explained he was only constructing what he would use, i.e., to store his cars and have 10 feet of
working space. Mr. McMahon explained he was not trying to make enemies.
Commissioner Evans asked staff if the applicant constructed the garage in a way that did not
require a variance could the applicant still remove the parkway tree, wherein Mr. McMahon interjected
and stated he would do everything to save the tree, even move his driveway a little, because it was
important to his neighbors. In response to Evans’ question, Director DeGroot explained how the
applicant would have to go about getting an appraisal for the parkway tree as well as a permit to
remove it. DeGroot explained the applicant’s options. Commissioner Evans did not believe the
monetary compensation would make up for the loss of such a mature tree and relayed that the purpose
of the zoning ordinance was to consider the benefit of the community and not the individual.
Commissioner Evans voiced concern about setting a precedent, the loss of the tree, and that it was not
in the best interest of the community even though she understood the applicant’s position.
Commissioner Slifka was not concerned about facing the garage onto Fifth Street but the
setback was a concern. If the setback were maintained there could be an easier way of getting the
driveway around the tree, noting the driveway could be narrowed to get around the tree. With regard to
having the garage near the sidewalk, Commissioner Slifka explained if the driveway were narrowed, it
would mean visitors would have to park on the street, which was a concern. Dialog between Slifka and
the applicant followed regarding vehicles parking on the parkway.
Chairman Stocking struggled with the hardship aspect of the application, believed there was
flexibility to move the garage, and did not believe the applicant needed to ask for such a drastic
variance. While Commissioner Mead acknowledged the first three standards were being met by the
applicant, he believed the fourth standard -- minimum variation – was too extreme and believed a
compromise was in order. To him, two solutions existed that were more preferred than what was being
requested.
Mr. Jeff Rodewald, 217 S. Fifth Street, explained that he could not make the turn on his
driveway and also explained how he expanded his current 17 ft x 17 ft garage. He noted that if the
single vehicle driveway is kept and the applicant goes west with his existing garage, the City will not
approve it due to the lot coverage. Per DeGroot, the existing lot coverage was just under 50% and the
maximum allowable lot coverage was 40%, meaning that the lot is non-conforming. However, he
reported a 5% bonus was added if a detached garage could be located in the rear yard but the garage
could not be forward of the house, as proposed. Mr. Rodewald also noted that other garages existed,
as reported in staff’s report. He believed a precedent was already set. Mr. Rodewald agreed with the
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applicant that the request should be reviewed on an individual basis. However, Commissioner Mead
believed the precedent was set with garages being in the side yard, noting staff’s report only contained
two garages from the property line.
Further questions between Commissioner Mead and Dir. DeGroot followed on whether any lot
coverage benefit could result if the asphalt driveway became pavers, or the fact that the applicant could
request a lot coverage variation. Commissioner Rittenhouse pointed out the challenges of the request
with the applicant’s garage being on the sidewalk and the fact that the request was for a very large
garage. He asked if Mr. McMahon understood that he could apply for a variance, raze the existing
garage and construct a new garage by using the same driveway. Rittenhouse believed the applicant
had a better case with that request.
In response, Mr. McMahon understood that when one applies for a variance, and receives the
variance, they get what they want. One is not going to apply for a variance for something one does not
want.
Kelsey McMahon, pointed out that the driveway existed and went to an 18 to 20 foot garage.
The variance that was mentioned [by Rittenhouse] went from the back of his garage to the fence
(property line) which was only five feet. The garage the applicant was seeking was 32 feet.
Ms. McMahon explained the garage would only be 24 feet maximum if he was allowed to build to the
property line. The garage was not big enough even with the five feet and she asked commissioners to
remember that. She did not appreciate an earlier comment made.
Commissioner Mead shared the idea that if the garage was moved back five feet and the front
of the garage five feet, and the 20 ft. depth kept, there would be more room to park and the applicant
could construct further west and use a stall for storage. He believed the applicant could still get what
was requested but not necessarily where he wanted it.
Neighbor Steve Kastel, 415 Fulton, returned, referring to Mead’s point, did not know how the
applicant would make the turn out of the inside stall and clear the corner of the applicant’s house.
Ms. MacLachlan returned and asked about permeable pavers and believed it should not count
toward lot coverage. Director DeGroot explained that the city’s ordinance states that anything that is
not turf counts towards lot coverage, including permeable pavers. Ms. MacLachlan supported the
applicant’s request for a garage.
Motion by Commissioner Mead, to close the public hearing. Second by Commissioner
Slifka. Roll call:
Aye:
Nay:

Evans, Matyskiel, Holomon, Mead, Rittenhouse, Slifka, Stocking
None
MOTION PASSED. VOTE: 7-0

Motion by Commissioner Mead to approve the request for a variation from Section 11-33E (Detached Accessory Structures) to allow a detached garage to be built in the corner street
yard on a lot that is greater than 60 feet wide, subject to the findings of fact in staff’s report.
Second by Commissioner Slifka.
Per DeGroot, Standard Nos. 2 and 4 listed in staff’s report were not met.
Roll call:
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None
Evans, Matyskiel, Holomon, Mead, Rittenhouse, Slifka, Stocking
MOTION FAILED. VOTE: 0-7

Motion by Commissioner Mead to approve a variation from Section 11-4A-6 (Setback
Requirements in the D-SFMR Single-Family Medium Density Residential District) to reduce the
required corner street yard setback from 20 feet to 1.5 feet for the purpose of constructing a
new garage, subject to the findings of fact in staff’s report. Second by Commissioner Slifka.
Roll call:
Aye:
Nay:

None
Evans, Matyskiel, Holomon, Mead, Rittenhouse, Slifka, Stocking
MOTION FAILED. VOTE: 0-7

Mr. McMahon confirmed his understanding of what was voted upon and asked if there was an
option to discuss the matter at the City Council (10/5) meeting. Dir. DeGroot explained he could
contact his alderman and opportunities existed for public comment at the City Council meeting but not a
public hearing.

B.
Preliminary/Final Plat of Subdivision – Request to create a 2-lot single-family
subdivision from a 1.05 acre property in the R1 Low Density Single-Family Residential District.
Location: Generally located northeast of the terminus of South 8th Street at the Union Pacific Railroad;
Applicant: (This hearing is continued from the 9/10/2020.) Eric & Valerie Traxler.
Applicants Mr. and Mrs. Traxler were present. Mr. Eric Traxler, 2369 Vanderbilt Drive, Geneva,
explained they were the owners of the subject property on Eighth Street. He shared their reasons for
why they moved to Geneva and why they purchased the lot, i.e., to construct their dream home. He
described the beauty of the area and the relief they were seeking, which was to keep that beauty.
Listening to staff and neighbors’ concerns, Mr. Traxler said they agreed to many of their comments.
Mr. Dan Venard, project manager, 1800 Highgate Course, St. Charles, explained the project,
and area in general, and described the improved right-of-way (turf) that served the property traveling to
the south. The plan was to subdivide the lot into two R1 lots with 100-foot frontage. The character of
the area was explained, noting there were no curbs, no street lights and the goal was to keep it the
same. Mr. Venard relayed that two neighborhood meetings were held to review the petitioner’s draft
plans and to hear neighbors’ feedback. Additionally, Mr. Venard explained that staff has asked, and the
petitioner has agreed, to execute a roadway agreement where the maintenance and/or improvements
are removed from the City and placed on the two lots, as well as Mr. Ketterman’s lot. Along with that
agreement there will be a dormant special service area (SSA) for the stormwater system and bioswale.
(Photographs of the area were depicted on the overhead.)
Mr. Venard explained the layout of the new roadway improvements after speaking with the fire
department. He proceeded to point out the location for the sanitary line, five-foot berming, bioswales
and French drain (along the northern boundary of tracks) to mitigate overland water flow. A landscape
plan was presented and explained. An arborist has been hired to prepare a tree preservation plan.
Elevations for the two proposed homes were briefly presented.
Per commissioner questions, Mr. Venard explained how a bioswale is constructed/worked and
how the dormant SSA also worked.
Civil Engineer, Jon Gryzwa, from Wolford Engineering, 1815 S. Meyers Road, Oakbrook
Terrace, provided in greater detail the location of the two bioswales on the two lots. He described the
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current drainage of the property and how it traveled to the north. With the proposed drainage, it would
pick up the drainage on the two sites and travel into the bioswales and bypass the property to the north.
Commissioners raised dialog about the overflow of the creek, whether additional water would be
added by the new lots, and asked how the water flow would be managed. Director DeGroot relayed
that the Public Works department and WBK, the city’s stormwater consultant, were reviewing the plan
and did recommend some conditions of approval that needed to be addressed first before any permit
would be issued. Regarding the radius for emergency vehicles to turn around, Commissioner Mead
asked if there was enough room for them to do that.
Mr. Venard explained that the existing driveways would serve as a three-point for emergency
vehicles. Asked if there was any intent to save the vegetation/trees along the east property line,
Mr. Venard responded in the affirmative.
Commissioner Rittenhouse would have preferred to have seen the arborist’s report before the
approval. However, Director DeGroot explained that there were many issues that needed to be
reviewed with the arborist, i.e., the quality of the trees being removed, the planting requirements if the
trees are removed, and to ensure that any trees within 50 feet of any disturbed area are being properly
protected during construction.
Commissioner Slifka inquired that once the right-of-way becomes private, what standards do the
three homeowners have to comply with, and does the City have a say in that process, wherein Director
DeGroot explained that it would have to be maintained to the same standards as the City. The back-up
SSA process was explained by Director DeGroot.
Commissioner Mead confirmed that the three property owners would have to maintain the gray
shaded area south of Crawford Street (on site plan). Regarding the private agreement, Director
DeGroot confirmed that one of staff’s conditions was that it be recorded with the land before a permit is
issued. Per Commissioner Matyskiel’s question regarding protective coverings for culverts on Eighth
Street, DeGroot indicated that on Sheet No. 201 it stated that culvert protection was to be provided yet
he had not received the details and they would be required before any permit was issued.
The civil engineer discussed the proposed water main going through that portion of the Union
Pacific Railroad line. He stated he was in the process of reaching out to the railroad to understand how
to get approval. Director DeGroot said the engineering plans would have to be reviewed and approved
by Public Works before the building department issued a permit.
Chairman Stocking opened up the meeting to public comment.
Mr. Charles Radovich, 700 Crawford, was the property owner to the east of the Traxler site and
noted that Eighth Street was a dedicated City street from South Street to the railroad tracks. It was
improved from South Street to the intersection of Crawford, which improved portion was maintained by
the City. Crawford was also a dedicated street from Crawford to the Seventh Street extension but only
improved up to his property line. The City maintained that property. He stated there were other
instances of homes next to dedicated streets but they were unimproved streets with the property
owner’s obligation to maintain the driveway from the dedicated street to their garage/parking area. No
private street existed. He further explained that at least twice a year, vehicles ended up in the culvert
and that the previous owners prior to the Kettermans had a split rail fence to delineate the culvert.
Mr. Carl Austin, One Crawford Street, had a civil engineer review the current plan, who
recommended that the storm sewer be extended to the north property line or create a bioswale on the
north property line. The current plan was good for the new property but not for his property. Mr. Austin
recommended that the new road be constructed in the middle of the easement. He voiced concern
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there was no tree preservation plan, no final engineer plans, and he was concerned about trees being
removed or replaced. Mr. Austin voiced concern about the commission making a decision without
having the neighbors review it, concern about maintaining the ditch, and the fact that the existing lots
were an acre and the petitioners were creating half acre lots.
Commissioner Mead agreed that the public should have a chance to review the tree
preservation plan and was not sure whether the commission was ready to vote on the matter.
Chairman Stocking asked the owner if there was a reason why he installed the pavement the way he
did in the right-of-way, wherein Mr. Venard explained it was to screen the Ketterman’s property to the
west.
Commissioner Evans inquired about parking on Eighth Street and pointed out that it stated in
the agreement that guests could park on the street for up to 12 hours. Mr. Venard actually indicated
that had to be amended to state No Parking.
Mr. Carl Austin, One Crawford Street, returned and asked where vehicles would park while the
homes were under construction, wherein Mr. Venard said there is the ability to install stone and have
the vehicles park along the east side of Eighth Street while the two homes are being constructed.
Motion by Commissioner Rittenhouse, second by Commissioner Mead to continue the
public hearing to a date certain, that date being October 8, 2020, to review tree preservation
plans and to address other concerns, Roll call:
Aye:
Nay:

Evans, Matyskiel, Holomon, Mead, Rittenhouse, Slifka, Stocking
None
MOTION PASSED. VOTE: 7-0

Public Comment – None.
Other Business
Director DeGroot reported that the new zoning map was approved for 15 Woodlawn. The City has
extended an offer for the new city planner (Chayton True) who will be starting on October 5, 2020. The
Emma’s Landing revisions are underway as well as the Verizon Wireless tower on Randall Road. The
Mill Race concept will be brought to COW in late October. An update also followed regarding the east
side Dunkin Donuts project. Per questions, the City has no ability to revoke the Dunkin Donuts permit
currently but staff did stress to them that there was a heavy interest in opening the site. Staff
referenced a Robert Rules cheat sheet on the dais.
Adjournment
Meeting was adjourned at 9:04 p.m. on motion by Commissioner Evans, second by
Commissioner Slifka. Motion passed unanimously by voice vote of 7-0.

CITY OF GENEVA COUNCIL MEETING
October 5, 2020
Visitors are welcome to all City meetings; however, pursuant to Governor Pritzker’s Executive
Order 2020-43 limiting gatherings of no more than 50 persons (or 50% of room occupancy) and
a requirement to wear a face covering in public places, physical attendance at public meetings
may be limited or restricted. Meetings will be livestreamed for the public to provide the ability to
contemporaneously hear all discussion, testimony and roll call votes of the open meeting in real
time. Please visit the City website for details on how to watch the meeting live.
For more information please see the “Notice Regarding Meeting and Public Comment Rule Due
to COVID-19"
Tonight’s meeting will be conducted under Robert's Rules of Order. The Mayor or Chairman of
the meeting will serve as the Parliamentarian. All Council members may at any time seek advice
or counsel of the City Attorney as is deemed necessary to interpret, overrule and/or stay any
actions by the Aldermen, Mayor or Chairman.
CALL TO ORDER
The Geneva City Council meeting was called to order by Mayor Kevin Burns at 7:00 p.m.
Aldermen present: Tara Burghart, Richard Marks, Jeanne McGowan, Gabriel Kaven, Dean
Kilburg, Brad Kosirog, Robert Swanson.
Aldermen and Clerk attending by video or teleconference: Mike Bruno, Craig Maladra, Becky
Hruby, Roger Godskesen.
Aldermen absent:
Also attending: City Atty. Ron Sandack, Finance Manager Rita Kruse, Community
Development Director David DeGroot, Assistant City Administrator Ben McCready
NEW BUSINESS /PUBLIC COMMENT
Mayor Burns introduced Zoeie Kreiner and Sandy Benson, the founders of Support Over Stigma,
which is an organization the provides PTSD Help for Active Duty Military, Veterans, First
Responders and their families. Kreiner described the impacts of PTSD and of her organization’s
efforts to aid and support affected individuals, including packages and Christmas stockings for
deployed service members. The organization website is www.supportoverstigma.org, and
provides information about multiple ways the public can support this very noble cause.
Ald. Burghart introduced Mike Simon, owner of 220 S. 3rd Street. Simon requested an exception
to parking regulations to include his property. The property residents had been receiving parking
passes for the past 34 years, but a recent realization noted this address was not in the eligible
area. A discussion followed resulting in consent to have city staff investigate an amendment to
consider this and any other addresses which would fall into the parking area and bring it back to
the council for consideration. A majority of the aldermen present spoke in favor and none voiced
opposition.
Ald. McGowan noted “Oaktober”, which is a month-long program promoting the value of oak
trees to the environment and the City of Geneva.
PUBLIC HEARINGS, SPECIAL ITEMS AND PRESENTATIONS
a. Presentation on Geneva Police & Firefighters’ Pensions Actuarial Reports
Mr. Franken from the actuarial firm Foster and Foster presented highlights of the annual review
of the pension funds. Included were the current status of the funds, and how the upcoming statemandated consolidation of funds could affect the process. A discussion followed with
questions from Ald. Marks, Swanson, Burghart and Kilburg.
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AMENDMENTS TO AGENDA
None
OMNIBUS AGENDA
All Items listed on the Omnibus Agenda are considered to be routine by the City Council and
will be enacted by one motion. There will be no separate discussion on these items unless a
council member so requests in which event the item will be removed from the Omnibus
(Consent) Agenda and considered in its normal sequence on the Agenda.
Moved by Ald. Marks, seconded by Ald. Swanson to approve the motion as presented.
Roll Call:
AYES: 10
NAYS: 0

(Ald. Bruno, Burghart, Hruby, Kaven, Kilburg, Kosirog, Maladra, Marks,
McGowan, Swanson)
Motion Carried

Approve Minutes from the City Council Meeting on September 21, 2020. (Clerk
recommends approval)
Moved by Ald. Marks, seconded by Ald. Swanson to approve the measure as presented.
Approved by unanimous roll call vote. (Omnibus Agenda). MOTION CARRIED
APPROVE REPORTS
a. Financial Report Period Ended July 31, 2020
Moved by Ald. Marks, seconded by Ald. Swanson to approve the measure as presented.
Approved by unanimous roll call vote. (Omnibus Agenda). MOTION CARRIED
COUNCIL COMMITTEES
None
OTHER ITEMS AND CORRESPONDENCE
None
MUNICIPAL BILLS FOR PAYMENT:
City of Geneva Expenditures - 10/05/2020
Manual Check(s) –
Utility Billing Refund(s)
Misc. Refund(s) –
Sales Tax Abatement –
City of Geneva Payroll
Tri-Com Expenditures - 10/05/2020
Tri-Com Payroll
Total Expenditures

$ 1,282,661.43
833.28
701,731.57
174,611.88
102,263.09
____________
$ 2,262,101.25

Moved by Ald. Bruno, seconded by Ald. Kosirog to approve the bills as presented.
Roll Call:
AYES: 10

(Ald. Bruno, Burghart, Hruby, Kaven, Kilburg, Kosirog, Maladra, Marks,
McGowan, Swanson)
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NAYS: 0

Motion Carried

COMMITTEE OF THE WHOLE ITEMS OF BUSINESS
*a. Approve Ordinance No. 2020-31Amending Title 7 (Vehicles and Traffic), Chapter 4
(Traffic Schedules); Schedule V (Speed Limits) Reducing the Speed Limit from 40MPH to
30MPH on Kaneville Road from Randall Road West to the City Limits.
Moved by Ald. Marks, seconded by Ald. Swanson to approve the measure as presented.
Approved by unanimous roll call vote. (Omnibus Agenda). MOTION CARRIED
*b. Approve Resolution No. 2020-73 Authorizing Bid Award and Execution of a Contract
with Schroeder and Schroeder, Inc. in an Amount Not to Exceed $50,000.00 for 2020
Sidewalk and Curb Maintenance Project.
Moved by Ald. Marks, seconded by Ald. Swanson to approve the measure as presented.
Approved by unanimous roll call vote. (Omnibus Agenda). MOTION CARRIED
*c. Approve Resolution No. 2020-74 Authorizing Bid Award and Execution of a Contract
with Chicagoland Paving Contractors, Inc. in an Amount Not to Exceed $300,000.00 for
2020 Pavement Maintenance Project.
Moved by Ald. Marks, seconded by Ald. Swanson to approve the measure as presented.
Approved by unanimous roll call vote. (Omnibus Agenda). MOTION CARRIED
PRESENTATION OF ORDINANCES, PETITIONS, RESOLUTIONS, AND BID
AWARDS
a. Consider Approval of Resolution No. 2020-75 Upholding the Recommendation of the
Planning and Zoning Commission to Deny Variation Requests for 427 Fulton Street to
Allow a Detached Garage in the Corner Street Yard and to Reduce the Required Corner
Street Yard Setback from 20 Feet to 1.5 Feet.
Moved by Ald. Marks, seconded by Ald. Kosirog to approve the motion as presented.
Ald. Bruno recused himself and left the virtual meeting.
In response to questions from Ald. Kaven and Kosirog, Director DeGroot responded that the
applicant has indicated he would resubmit a modified application for review, and regarding the
assessed value of a mature oak tree on the site.
There being no further questions:
Roll Call:
AYES: 9

(Ald. Burghart, Hruby, Kaven, Kilburg, Kosirog, Maladra, Marks, McGowan,
Swanson)

ABSTAIN: 1 (Ald. Bruno)
NAYS: 0

Motion Carried

Ald. Bruno rejoined the virtual meeting.
b. Consider Approval of Resolution No. 2020-76 Authorizing Execution of an
Intergovernmental Agreement with the County of Kane for CARES Act Funding.
Moved by Ald. Marks, seconded by Ald. Kosirog to approve the measure as presented.
Roll Call:
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AYES: 10
NAYS: 0

(Ald. Bruno, Burghart, Hruby, Kaven, Kilburg, Kosirog, Maladra, Marks,
McGowan, Swanson)
Motion Carried

ADJOURNMENT
There being no further business, moved by Ald. McGowan to adjourn the Geneva City Council
meeting.
Roll Call:
AYES: 10
NAYS: 0

(Ald. Bruno, Burghart, Hruby, Kaven, Kilburg, Kosirog, Maladra, Marks,
McGowan, Swanson)
Motion Carried

The meeting adjourned at 8:14 PM.
______________________________
City Clerk
Roger Godskesen
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HISTORIC PRESERVATION COMMISSION
109 James Street
Geneva, Illinois, 60134
March 15, 2022
1.

Call to Order

Chairman Zellmer called to order the March 15, 2022 meeting of the Geneva Historic
Preservation Commission at 7:00 p.m. and read a prepared statement.
2.

3.

Roll Call
Present HPC:
Absent:

Chairman Zellmer, Commissioners Jensen, McManus, Salomon
Commissioners Hartman, Stazin and Zinke

Staff Present:

Preservation Planner Michael Lambert

Others Present:

Applicant Recording Secretary Celeste Weilandt

Approval of November 16, 2021 Minutes

Minutes of November 16, 2021 – Motion by Commissioner Jensen to approve the
minutes as presented. Second by Commissioner Salomon. A voice vote followed and
motion passed. Vote:
3.

Five Minute Field Guide – Shake or Shingle

Preservation Planner Michael Lambert provided a short presentation on shake shingle vs.
sawn shingle, reviewing the differences between the two shingle types.
4.

Review of Conceptual Development Plans

A. 136 S. Fifth Street (Case No. 2022-004). Applicant/Owner: Mike and Liz Henderson,
Owners, along with David Bus and Geralyn Toth with ACBI Architects and Architect Tom Wetmore
with Wetmore Construction, Contractor. Application for Exterior Rehabilitation of a Significant
Property. Preservation Planner Lambert noted that this case was withdrawn by the petitioner.

B. 427 Fulton Street (Case No. 2022-005). Applicant/Owner Joe McMahon. Application
for Demolition of an Existing Garage and Construction of a New Garage. Preservation Planner
Lambert discussed the petition was a demolition of a garage and a concept review. The reason for
this case coming before the Historic Preservation Commission was to provide input to the Planning
and Zoning Commission (PZC) discussion regarding the PZC recommendations to be made to the
City Council. The location of the property was depicted on the overhead, and a brief history of the
bungalow structure followed. The owner would like to demolish the existing (one-car) garage and
replace it with a slightly larger (two vehicle) garage on the same site (northeast corner of property).
Deterioration of the structure was pointed out. Two zoning variation requests are being sought: a
variation to reduce the required rear and side-yard setback for a detached accessory structure
from the required 5 feet to a minimum 1.5 feet as well as a variation for lot and area requirements
to increase the allowable lot coverage from 45% to 49%. Photos of the existing garage’s exterior
and interior followed.

Historic Preservation Commission
March 15, 2022

Mr. Lambert identified three questions to be considered by the commissioners in regard to
historic significance and demolition: 1) is the existing garage a good example of an early 20th
century, detached, residential automobile garage in Geneva?; 2) does the existing garage retain
sufficient architectural and/or structural integrity?; and 3) does the loss of the existing garage
significantly alter the historic character of the property and/or the neighborhood?
Mr. Lambert identified three additional questions to be considered by the commissioners in
regard to historic significance and proposed new construction: 1) is the proposed garage
subordinate and complementary to the historic architectural character of the property?; 2) at a
conceptual level, does the proposed garage complement the historic mass, scale, height and
materials of the existing property?; and 3) does the proposed garage significantly depart from the
historic character of the property and/or the neighborhood?
Additional considerations also followed but Lambert reminded the commissions that the
applicant would have to return to the HPC for approval of final construction drawings with sample
materials.
Owner/Applicant, Mr. Joe McMahon, came forward and explained the new garage door will
be 8 feet in height and a couple of feet wider to accommodate vehicles. The western “bump-out”
will be a small workshop. He envisions he will install windows in the top panel of the garage to
provide light, a hipped asphalt roof to match the house, windows on the west elevation, and a west
entry door. The roof pitch is estimated to be 4:12 or 5:12 roof pitch to match the existing residence
with asphalt shingles. He is leaning toward the garage siding being Dutch lap siding, probably
wood.
Mr. McMahon recalled from a previous Planning & Zoning Commission (PZC) meeting that
his neighbor to the north did not want vehicular entry to a new garage from Fifth Street. The
neighbor to the east has a two-story garage (pictured in the staff report provided). He intended his
garage to blend in to the property and not overshadow his neighbors’ garages. Mr. McMahon
explained the that the garage had some deterioration issues As for when the garage was
constructed, Mr. McMahon did not know that information but surmised it was built when one-car
garages were the norm. (Mr. Lambert noted the garage was constructed about 1930 (or later) but
substantial alternations took place thereafter.)
Per Mr. Lambert’s question, Mr. McMahon explained the existing garage was about one
and one-half feet off the east property line. The current rear (north) setback line was about 3 feet.
The new, two vehicle garage would have an approximate 1-foot roof overhang to avoid
encroaching on the neighbors’ property.
Chairman Zellmer asked the commissioners if the existing garage was a good example of
an early 20th century garage wherein commissioners voiced they did not feel it was and it was
more like a utilitarian structure constructed with little intent except to keep a vehicle out of
inclement weather. Commissioners also felt that neither the loss of the existing garage or the
construction of the proposed garage would alter the character of the property or neighborhood
because the proposed garage is to be located in the far rear of the home and was well hidden.
Chairman Zellmer—noting that the existing residence was raised a substantial distance above
grade—emphasized to the applicant that the new garage roof should not overpower the existing
house structure, and that it be subordinate to the main home. Mr. McMahon concurred with that
comment.
Motion by Commissioner Salomon to approve the concept for the demolition of the
existing garage and construction of a new garage as long as the new garage is subordinate
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to the existing home and approval by the HPC of design and finishing elements prior to
construction. Second by Commissioner McManus. Roll call:
Aye: McManus, Jensen, Salomon, Zellmer
Nay: None

MOTION PASSED. VOTE: 4-0

Mr. Lambert informed Mr. McMahon the he would forward the HPC determination to the
Planning and Zoning Commission.
5.

Secretary’s Report (Staff Updates)

Historic Preservation Planner Lambert announced that 521 Hamilton Street has qualified for
a Property Tax Assessment Freeze for the Mid-Century Modern house.
This was good news
because few Mid-Century Modern buildings exist in the designated Geneva Historic District and
none outside of the Historic District are individually designated as Historic Landmarks. On another
topic, Mr. Lambert explained many projects have not been coming forth due to supply chain
delays, labor shortages, and rising construction costs. In the meantime, he continues to work on
the survey. Updates followed as to previous projects that have been approved or that have come
through the HPC. In response to a Commissioner inquiry, Mr. Lambert noted that he had met with
property representatives regarding the modification of the Historic Landmark designation for the
former Mill Race Inn property.
6.

8.

New Business
A.

From the Commission: None

B.

From the Public: None

Adjournment

There being no further business to come before the Historic Preservation
Commission, the meeting was adjourned at 7:52 p.m. on motion by Commissioner Salomon,
second by Commissioner Jensen. A voice vote was taken and the motion passed
unanimously by voice vote of 4-0.
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