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MEETING #17

Visitors are welcome to all City meetings; however, pursuant to Governor
Pritzker’s Executive Order 2020-43 limiting gatherings of no more than 50 (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. The
Planning and Zoning Commission meeting will be recorded and rebroadcast.
Individuals may provide public comment to the Commission at
publiccomment@geneva.il.us but comments must be received prior to 12:00
p.m. on Thursday, October 22, 2020.
For more information about meeting procedures or providing public comment,
please see the Meeting and Public Comment Rule Modification Due to COVID19.

1. Call to Order
2. Roll Call
3. Approval of Agenda
4. Approval of Minutes: October 8, 2020
5. Public Hearings:
A. Variations – Requests for a Variation from Section 11-3-5C
(Fences and Walls) to increase the allowable fence height in the
street yard from 42” to 48” and a Variation from Section 11-4A-6
(D-SFMR Single-Family Medium Density Residential District
Setback Requirements) to increase the allowable lot coverage
from 30% to 40%.
Location: 502 S. Fourth Street
Applicant: John & Jennifer Rittenhouse
B. Special Use – Request for an amendment to an existing Special
Use (Ordinance 2013-22) to allow for the addition of a
permanent outdoor seating area.
Location: 509 Stevens Street
Applicant: Brad Novak, Penrose Brewing Company, LLC
6. Public Comment
7. Other Business
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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It is the Planning and Zoning Commission’s job to conduct public hearings 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.
The procedure followed for 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 me. 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 testimony, you must provide your name and address on the registration sheet
located at the entrance of the hearing room and sign in the space provided. By signing the
registration sheet, you agree and understand that anything you say will be considered sworn
testimony and affirm to tell the truth, the whole truth and nothing but the truth.
When giving testimony please approach the lectern, speak directly into the microphone so
that you may be heard. Please begin by stating your name and giving your address. If you
speak additional times, please state your name each time for the record.
Please be concise when presenting your testimony and if your point has already been made, it
is not necessary to repeat it. Each of these points is recorded and will be considered as the
Plan Commission develops findings of fact and a recommendation or recommendations.
You may provide your 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 this 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
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Visitors are welcome to all City meetings; however, pursuant to Governor Pritzker’s Executive Order 2020-43
limiting gatherings of no more than 50 people (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. City Council
Meetings will be livestreamed for the public. Please see below or visit the City website at www.geneva.il.us for
details on how to watch the meeting live. Historic Preservation Commission and Planning and Zoning
Commission Meetings will be recorded and rebroadcast.
Given the limitations on the size of a gathering, the public may provide comment in a variety of ways:
SUBMIT WRITTEN COMMENTS (RECOMMENDED)
Public comments may be submitted via email in advance of the meeting at publiccomment@geneva.il.us or by
hard copy to the dropbox located outside the Geneva City Hall (in the alley) at 22 S. First St. Comments should
be submitted by noon on the day of the meeting. Submitted written comments will not be read aloud during the
meeting, but will be treated as regular correspondence and published online before the meeting under the
agenda section of the City’s website.
When providing written comments, clearly identify the following:
• The date of the meeting
• The type of meeting for the written comments (e.g. Geneva City Council, Planning and Zoning
Commission, Historic Preservation Commission, etc.).
• Name (required) and any other identifying information (optional, address)
• Identify General Public Comment (non-agenda items) or Agenda Item (please indicate specific agenda
topic by agenda number and title)
The entire content of the comments will be subject to public release. The City of Geneva will be under no
obligation to redact any information. The contents of all comments will be posted to the City’s website under
the appropriate meeting for the public body to access and read.
PROVIDE COMMENTS DURING MEETING
Individuals desiring to comment during the meeting must wait outside the entrance at 109 James St. until the
public hearing or public comment portion on the agenda. At the appropriate time, individuals will be granted
entry one at a time to provide the opportunity to comment and will be required to leave the premise following
comments. A face covering is required to be worn to gain entry into the building.
Individuals may also provide written comments during the meeting to publiccomment@geneva.il.us.
As a reminder, all are welcome to follow the progress of the City Council LIVE and other meetings as recorded on
the City’s website and Geneva Broadcast Network, which can be viewed on Comcast Ch. 10, AT&T U-Verse Ch.
99 or the City’s YouTube channel. Past meetings also are available to watch on YouTube.

PLANNING AND ZONING COMMISSION MINUTES
City of Geneva
109 James Street - City Council Chambers
October 8, 2020 – Meeting #16
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 Matyskiel, Holomon, Mead, Rittenhouse, Slifka

Absent:

Commissioner Evans

Staff Present:

Community Development Director David DeGroot and City Planner Chayton True

Public Present: Applicants Eric & Valerie Traxler, 2369 Vanderbilt Drive; Dan Venard, 1800 Highgate
Course, St. Charles; John Grzywa, from Wolford Engineering, 1815 S. Meyers Road,
Oakbrook Terrace; Residents Charles and Barb Radovich, 700 Crawford, Geneva;
Carl Austin, One Crawford, Geneva; John H______; Joanne Ely with Planet Depos;
Recording Secretary Celeste Weilandt
_________________________________________________________________________________
Approval of the Agenda
Motion by Commissioner Mead, second by Commissioner Slifka to approve the agenda as
presented. Motion passed by voice vote of 6-0.
Approval of September 24, 2020 Minutes
Motion by Commissioner Rittenhouse, second by Commissioner Mead to approve the
September 24, 2020 minutes, as presented. Motion passed by voice vote of 6-0.
Director DeGroot introduced and welcomed new City Planner Chayton True.
Public Hearings
Chairman Stocking reminded the commissioners and the public that the next agenda item was
continued from September 24, 2020. He proceeded to explain how the hearing would proceed.
Community Development Director DeGroot discussed that in addition to the revised plans that were
posted on the web page, a revised staff report with redline revisions was included.
Chairman Stocking opened up the hearing and invited the applicant to speak.
A.
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 9/24/2020.) Eric & Valerie Traxler.
Representing the petitioners, Mr. Dan Venard, 1800 Highgate Course, St. Charles, provided a
brief overview of his clients’ request. He acknowledged that the tree preservation plan was not
included in the September 24th packet and it was now submitted. The roadway agreement was revised
and resubmitted per comments from Commissioner Evans. Within the tree preservation plan,
Mr. Venard explained that currently the plan depicted parkway trees on the property and they would
need to be pulled within the right-of-way. The shaded portion of the existing Ketterman driveway would
be removed and replaced with an 18-foot drive, consistent with the narrowing portion of the northern
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part of Eighth Street. Four no Parking signs would be incorporated into the new improvements along
Eighth Street. The culvert for stormwater would be extended north. Recalling there was a safety
concern about the culvert, a split rail fence would be installed for safety purposes. Other details
followed regarding communication with the railroad. The buffer along the southern boundary, per City
requirement, would be increased in size.
Reviewing the tree preservation plan in more detail, Mr. Venard explained that the City’s arborist
did make some recommendations. As for the details on the actual plan, Mr. Venard clarified that
initially Tree No. 7 was to be removed but it was an error. Tree No. 7 would remain as would Tree
No. 9 (a White Pine). Also, additional tree protection would take place near the neighbors to the north
and to the east, which he was agreeable to. Lastly, a parking provision for parking no more than 12
hours had been removed and reflected that all parking must be in private driveways.
Per Commissioner Mead’s question, Mr. Venard confirmed that Tree No. 7 would remain.
Commissioner Mead noted that in the Common Driveway Maintenance Agreement the term “driveway”
was now being referenced versus a “street”. Also, the term ”Common Driveway” within the Common
Driveway Maintenance and Repair Agreement, was not defined within the agreement. Lastly, Mead
recalled the neighbor to the north had a civil engineer review the plans and had suggested that the
bioswale on Lot 1 be relocated to the north end of the lot to benefit both properties. He queried
Mr. Venard if that recommendation had been considered, whether it was needed, or whether the City’s
engineering staff was in agreement with the placement of the bioswales.
In response, Mr. John Grzywa, from Wolford Engineering, 1815 S. Meyers Road, Oakbrook
Terrace, stated the comment from that civil engineer was the concern about water runoff from the
property. The neighbor’s civil engineer had suggested relocating the bioswale along the north property
line. However Mr. Grzywa explained that the French drain that was around the pool was moved and
extended further to the west, along the property line to pick up runoff from Lot 1. Director DeGroot also
confirmed the city’s engineering department looked at that matter.
To Commissioner’s Slifka’s question regarding culvert safety, Mr. Venard stated a split rail fence
would be installed which was similarly installed prior.
Chairman Stocking invited the public to speak,
Mr. Carl Austin, One Crawford Avenue, Geneva, inquired about the six trees to be removed
from the parkway and asked if the neighbors could provide their input as to where the six new trees
would be planted, given that the area would look different and it would change the character of Eighth
Street. Mr. Austin noted on the site plan that Eight Street jogged towards his property before the trees
but that Mr. Venard had stated that Eighth Street jogs towards his property because of the tree; it was
not the case.
Mr. Venard clarified that he met with the neighbors a couple of times discussing the northwest
corner of the Traxler property. He explained he was trying to save as much foliage with the Ketterman
property to the west. Mr. Venard explained he was open to working with staff and following the tree
preservation ordinance regarding tree installations and their locations. He did note on the west side
there was the potential for the sanitary line to be an issue and he acknowledged that he had to be
mindful of both the root ball and sanitary line.
Per Commissioner Mead’s question about covering the culvert pipe hole with a grate,
Mr. Venard confirmed the open hole was an existing condition.
Motion by Commissioner Mead, second by Commissioner Slifka to close the public
hearing. Roll call:
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Ayes: Matyskiel, Holomon, Mead, Rittenhouse, Slifka, Stocking
Nay: None
MOTION PASSED. VOTE: 6-0
Commissioner Mead stated he reviewed the conditions that staff put forth which encompassed
the prior meeting and tonight’s meeting. He was confident to vote on this item.
Motion by Commissioner Mead to recommend approval of the request for
Preliminary/Final Flat of Subdivision to create a 2-lot single-family subdivision from a 1.05 acre
property in the R1 Low Density Single-Family Residential District, subject to staff’s findings of
fact and subject to following conditions:
1) The tree preservation plan shall be revised to address the following:
a) The large Ash tree (36” inch diameter) on the adjacent lot to the north is not shown
on the plan. The tree should be fenced to at least 15 feet outside of the drip line prior
to the start of any site work;
b) There is a row of small conifer trees along the adjacent lot to the east that were not
shown on the plan. These trees should be fenced to at least 10 feet outside their drip
lines prior to the start of any site work;
c) More details are required as to the proposed tree preservation measurements for
all trees (i.e., No. 7 through No. 20) in proximity to the proposed sanitary sewer
service line;
d) Tree No. 9, (7-inch White Pine) was shown to be retained. This tree should also
have protective fence installed, along with Tree Nos. 10 through 12 nearby; and
e) Tree No. 7 is shown to be removed but also shown as protected by a fence. Clarify
if the tree is being removed or protected;
2) The landscape Plan shall be revised to locate the six parkway trees identified in the
public right of way;
3) Final engineering shall be approved prior to issuance of building permit by the City;
4) The Common Driveway Maintenance and Repair Agreement shall be signed by the
owners of the west, north, and south properties, as defined therein, and recorded with the Kane
County Recorder’s Office prior to building permit issuance by the City;
5) A backup Special Service Area shall be established to ensure the City has the ability
to maintain the bioswales and storm sewer systems in the event they are not properly
maintained by the homeowners’ association;
6) The applicant shall make a cash contribution to the Geneva School District at the time
of the building permit issuance commensurate with the Land/Cash Fee Ordinance in effect at
the time of permit issuance; and
7) The applicant shall make a cash contribution to the Genera Park District at the time of
the building permit issuance commensurate with the Land/Cash Fee Ordinance in effect at the
time of permit issuance.
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Lastly, approval shall be conditioned upon the variations and exceptions as outlined on
Page 3 of staff’s report. Second by Commissioner Slifka Roll call:
Aye:
Nay:

Matyskiel, Holomon, Mead, Rittenhouse, Slifka, Stocking
None
MOTION PASSED. VOTE: 6-0

Public Comment – None.
Other Business
Director DeGroot reported the commission will meet in two weeks and the agenda will include Pemrose
Brewery and its request for a special use amendment to allow outdoor dining permanently. The
agenda will also include two variations for 502 S. Fourth Street. Regarding the variation for 427 Fulton,
which was denied by this commission, DeGroot reported it was upheld by City Council and was also
denied. The applicant will review other alternatives. Resubmitted Plans for Emma’s Landing should
come before the commission in November. The Mill Race project (incentive request) should go before
City Council on 10/26/2020. A brief update regarding the east side Dunkin Donuts project followed.
Adjournment
Meeting was adjourned at 7:27 p.m. on motion by Commissioner Mead, second by
Commissioner Rittenhouse. Motion passed unanimously by voice vote of 6-0.

Community Development Department Report
-
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PLANNING AND ZONING COMMISSION
AGENDA ITEM 5A

Applicant & Property Owner(s)

VARIATION REQUESTS
Fence Height & Lot Coverage
502 S. 4th Street

John & Jennifer Rittenhouse
Location
502 S. 4th Street
Requests
A Variation to increase the
allowable fence height in the
street yard from 42” to 48”
A Variation to increase the
allowable lot coverage from
30% to 40%
Recommendation
Staff will provide a
recommendation at the
conclusion of the public
hearing.
Staff Liaison
Chayton True, City Planner
Phone: (630) 845-9654
Email: ctrue@geneva.il.us

Figure 1. Location Map. Prepared by Geneva Planning Division, September 2020.

BACKGROUND
As shown in Figure 1, the subject property is located at the southwest
corner of S. 4th Street and South Street. The applicants, John &
Jennifer Rittenhouse, would like to construct a pool and pool house
in their rear yard, as well as extend the 48” required security fence
into their street yard. The City of Geneva has adopted the
International Swimming Pool and Spa Code (ISPSC), 2015 Edition, for
regulating and governing the design, construction, alteration,
movement, renovation, replacement, repair, and maintenance of
swimming pools, spas, hot tubs, aquatic facilities, and related
equipment. The ISPSC (305.2.1 Barrier height and clearances)
requires that outdoor swimming pools be surrounded by a barrier
that shall not be less than 48” above grade.
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Rittenhouse Fence Height & Lot Coverage
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The applicant would like to extend the 48” security fence into the street yard to enhance the property’s
security. Section 11-3-5C (Fences and Walls) of the Zoning Ordinance limits the allowable fence height in
the street yard to 42”. The applicant’s current lot coverage is 26.89%, and the proposed improvements
would add 12.39%, bringing the total lot coverage to 39.28%. Section 11-4A-6 (D-SFMR Single-Family
Medium Density Residential District Setback Requirements) of the Zoning Ordinance limits the allowable
lot coverage for a lot over 20,000 sq. ft. to 30%. Therefore, to accommodate the proposed improvements,
the applicants are requesting two variations, one to allow a 48” fence in the street yard and one to
increase the allowable lot coverage from 30% to 40% for the construction of a pool and pool house.

REQUEST
In accordance with Section 11-14-5 of the Geneva Zoning Ordinance, the applicant is requesting a
Variation from Section 11-3-5C (Fences and Walls) to increase the allowable fence height in the street
yard from 42” to 48”, as well as a Variation from Section 11-4A-6 (D-SFMR Single-Family Medium Density
Residential District), to increase the maximum lot coverage for a lot over 20,000 sq. ft. from 30% to 40%.

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-RSCM Residentially
Scaled Commercial MixedUse

Public Parking Lot

Public Parking

East

D-CM Commercial MixedUse

Public Parking Lot

Public Parking

West

D-SFHR Single-Family
High-Density Residential

Single-Family Detached
Residence

Single-Family Residential

Table 1. Surrounding Property Information. Prepared by Geneva Planning Division, September 2020.
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Figure 2. Zoning Map of the Subject Property and Surrounding Area. Prepared by Geneva Planning Division, September 2020.

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, September 2020.
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502 S. 4th Street

Variation – Findings of Fact
Staff has evaluated the requested variations 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.
a. Fence Height Variation – The fence could be built entirely in the rear yard at 48”, but that
would leave an approximately 2,328 sq. ft. portion of land between the existing fence and
the proposed security fence that would become challenging to be fully utilized by the
property owners. The applicant also refers to 3 different instances in which strangers have
entered their property, two of which resulted in the police being called to remove the
individuals. By locating the fence closer to the sidewalk, the applicant believes it will
enhance the security of the property, thus making it more appealing to future
homeowners. The request meets standard 1.
b. Lot Coverage Variation – The applicants have made considerable improvements since
purchasing the property in 2004 (see attached pictures). The applicants state that the
proposed improvements would be an extension of their historic property, which they
have spent the past 16 years restoring and investing in. Rather than taking the financial
viewpoint when addressing reasonable return, the applicants argue that building a pool
and pool house is a reasonable use of their property, to be able to further enjoy it. The
request meets standard 1.
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.
a. Fence Height Variation – The ISPSC requires that outdoor swimming pools be surrounded
by a barrier that shall not be less than 48” above grade. Due to the property being a corner
lot, for the fence to extend to the property line on the east side, it would be limited to
42” due to it being in the street yard. To enhance the security of the entire property, as
well as comply with the ISPSC requirements, the applicant would like to extend the
required 48” security fence into the corner street yard. The request meets standard 2.
b. Lot Coverage Variation – The applicant argues they face a unique hardship in regards to
the spirit of the current lot coverage code, which was established as part of the City’s
teardown/infill regulations intended to ensure that new construction is compatible with
surrounding properties in terms of setbacks, lot coverage, height, floor area, and garage
location. Due to their lot size (26,405.15 sq. ft.), the applicants are limited to 30% lot
coverage, which is approximately 7,921.55 sq. ft. The applicant argues that someone with
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a lot size under 20,000 sq. ft. would be allowed to do what they are proposing without a
variance and that they (applicants) are seeking the same “proportionate” percentage and
lot coverage that someone with a lot under 20,000 sq. ft. would be allowed.
If a lot were to reach the maximum possible size of 19,999 sq. ft. to be allowed 40% lot
coverage, they would be allowed 7,999.6 sq. ft. of lot coverage. The applicant argues that
this hypothetical property owner would be able to proceed with these improvements
without a variance. However, if this hypothetical property owner had the same existing
lot coverage, this would not be the case, and they would still need to pursue a variation.

The applicants’ lot is 25 percent larger than the maximum possible size to be allowed 40%
lot coverage, however, is allowed 78.05 square feet less lot coverage. The applicants’
argue that the separate lot coverage restrictions for different lot sizes do not achieve the
intent of the teardown/infill regulations to deter developers from building “McMansions”
that are out of scale with existing homes in older neighborhoods. The applicant is not
proposing an addition to the existing home, but is seeking to improve the property with
accessory uses. The City’s teardown/infill regulations include restrictions on floor area
based on lot size, restrictions on setbacks based on existing setbacks of surrounding
homes, and incentives to encourage detached or side loaded garages. The additional
restriction on lot coverage is not necessary to control the size of the home on larger lots
and does present a unique hardship on homeowners seeking to improve their property
with accessory uses. The request meets standard 2.
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.
a. Fence Height Variation – The additional 6” of fence height in the street yard would 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. The fence would
be located behind an existing decorative fence, as well as substantial landscaping that
would block the view of it. It would also not harm the supply of light and air to properties
in the vicinity, nor would it increase traffic. The request meets standard 3.
b. Lot Coverage Variation – The proposed improvements would meet all building and zoning
requirements aside from the lot coverage. The property is surrounded on two sides (South
& East) by parking lots, both shielded by landscaping. The addition of a pool and pool
house would 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. It would also not harm the supply of light and air to properties in the vicinity, nor
would it increase traffic. The request meets standard 3.
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.
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a. Fence Height Variation – Geneva City Code (11-3-5) limits the maximum fence height in
the street setback to 42”. To meet the ISPSC 48” fence height requirement, the applicant
is requesting the minimum 6” variation to allow for a 48” fence in the street yard, and
meet ISPSC requirements. The request meets standard 4.
b. Lot Coverage Variation – The applicant’s current lot coverage is 26.89%. The proposed
improvements would add 3,272.76 sq. ft. or 12.39% to their lot coverage for a total of
10,372.96 sq. ft. (39.28%). The applicants are requesting a 10% variance, for a total of
40% lot coverage. As currently proposed, this would leave approximately an additional
189.1 sq. ft. of lot coverage available. Although it does leave some additional lot coverage,
it is not a substantial amount and could be used if modifications to the plan are required.
The request meets standard 4.

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

REVIEW/APPROVAL PROCESS: NEXT STEPS*
1. November 2, 2020 - City Council consideration of request
*This timeline is provided for informational purposes only, exact dates are subject to change.

ATTACHMENTS
Letter of Intents
Response to Variation Standards
Property Photographs
Plat of Survey dated August 4, 2020
Site Plan & Pool Design dated September 25, 2020
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OCTOBER 22, 2020

AGENDA ITEM 5B

SPECIAL USE
Penrose Brewing Company LLC

Applicant
Brad Novak, Penrose Brewing
Company LLC
Location
509 Stevens Street
Request
An amendment to an existing
Special Use (Ordinance 201322) to allow for the addition
of a permanent outdoor
seating area.
Recommendation
Staff will provide a
recommendation at the
conclusion of the public
hearing.
Staff Liaison
Chayton True, City Planner
Phone: (630) 845-9654
Email: ctrue@geneva.il.us

Figure 1. Location Map. Prepared by Geneva Planning Division, September, 2020.

BACKGROUND/PROPOSAL
As shown in Figure 1, the subject property is located northwest of the
Stevens Street and 5th Street intersection. The applicant, Brad Novak
of Penrose Brewing Company LLC, is seeking to add permanent
outdoor seating to the existing facility. Penrose Brewing Company
applied for and received a special use (Ordinance 2013-22) in June of
2013 to operate the existing brewing facility and tasting room. An
amendment to the Special Use is being presented for consideration
because the proposed outdoor seating was not included in the scope
of the original plans. The proposed outdoor seating would be located
on the east side of the building close to the main entrance (see
attached site plan). The applicant is seeking to place a total of five
tables that would provide additional capacity for 40 people.
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As shown on the attached site plan, the outdoor seating would be confined using a fencing system and
would set back five feet from and parallel to the east property line. The outdoor patio would operate with
the same limited retail hours of the tasting room: Monday – Closed; Tuesday-Thursday – 12:00-9:00 pm;
Friday – 12:00-10:00 pm; Saturday – 12:00-10:00 pm; and Sunday – 1:00-6:00 pm. According to the
applicant, plants and Edison-style outdoor lighting are planned to enhance the experience of the
additional outdoor space. A parking agreement was drafted as part of the original special use, which
dedicated 9 additional parking spaces on the adjoining property to the east for exclusive use by Penrose
Brewing. These 9 parking spaces were dedicated in addition to 19 parking spaces on the Penrose Brewing
property. The proposed outdoor seating would need to acquire area currently used for an accessible
parking space near the main entrance of the building. This space would be shifted to the existing parking
lot located in the street yard setback.

REQUEST
The applicant is requesting an amendment to their existing special use (Ordinance 2013-22), to allow for
the addition of a permanent outdoor seating area for their tasting room.

PROPERTY INFORMATION
The subject property is located in the D-IM Light Industrial Mixed-Use District and is designated as
“Industrial/Business Park” 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.
Table 1. Surrounding Property Information. Prepared by Geneva Planning Division, September 2020.

LOCATION

ZONING DISTRICT

LAND USE

COMPREHENSIVE PLAN

Subject
Property

D-IM Light Industrial
Mixed-Use

Penrose Brewing

Industrial/Business Park

North

I1 Light Industrial

S & N Manufacturing

South

D-SFMR SingleFamily Medium
Density Residential
D-IM Light Industrial
Mixed-Use

Single-Family Residence

Light Industrial/Office
Research
Single-Family
Residential

East
West

D-IM Light Industrial
Mixed-Use

Fiberking Carpet and Air
Duct Cleaning, Inc., The
Party Kitchen
Ron’s Automotive Services
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Industrial/Business Park
Industrial/Business Park
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Figure 2. Zoning Map of the Subject Property and Surrounding Area. Prepared by Geneva Planning Division, September 2020.

Figure 3. Future Land Use Designation of the Subject Property and Surrounding Area, based on the Comprehensive Plan, and the
2013 Downtown Station Area Master Plan. Prepared by Geneva Planning Division, September 2020.
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REVIEW COMMENTS/STAFF ANALYSIS

Special Use
Penrose Brewing Company LLC

Special Use
Staff has evaluated the proposed special use in relation to the nine (9) special use standards the Planning
& Zoning Commission uses in formulating it findings of fact, as set forth in Section 11-14-4(F) of the Zoning
Ordinance. Staff has also evaluated the finding of facts established in the originally approved special use
(Ordinance 2013-22) in comparison to the requested amendment. Based on evidence and testimony
provided at the public hearing, the Planning & Zoning Commission may choose to use this analysis as the
basis for its findings of fact, or formulate its own findings.
1. The proposed use at the specified location is consistent with the comprehensive plan.
The subject property is designated for “Industrial/Business Park” uses within the City’s adopted
Downtown Station-Area Master Plan. Penrose Brewery encompasses a production, distribution, and
warehousing facility in their currently location, while the tasting room is considered a secondary focus.
The proposed addition of outdoor seating would not significantly impact the existing use of the
subject property because the primary use will remain a production facility for hand-crafted, artisanal
beers. Therefore, the current land use would be consistent with the comprehensive plan.
2. The proposed building or use will not diminish the value of adjacent and nearby properties.
Real Valuation Group completed a value of impact study for the original special use in June of 2013.
The 2013 study found that the then prospective brewery with tasting room would have no impact on
the surrounding study area/neighborhood. The conclusion was based on the demand within the
market, the lack of negative impact felt by a residential neighborhood by a larger brewery in Chicago,
and consideration of home values/rental rates within the neighborhood. An addition of proposed
outdoor seating as described by the application is considered a minimal addition to the overall use
and will not impact to the value of nearby properties.
3. The proposed use at the specified location will not substantially or unduly increase traffic, traffic
congestion and on-street parking demand in the immediate vicinity of the proposed use and in the
area affected by traffic generated by the proposed use.
The capacity of individuals visiting Penrose Brewery is likely to remain consistent with or without the
addition of outdoor seating. Incorporating the outdoor seating will likely provide more seating options
to the same capacity of patrons that exists today. Therefore, no substantial increase of traffic or traffic
congestion is expected to impact the vicinity of the current use. No impact to on-street parking
demand is expected to occur, as a forthcoming revision to the existing off-street parking agreement
would add two spaces to the overall parking configuration between Penrose Brewery and the adjacent
property to the east. To provide outdoor seating, Penrose will relocate an accessible parking space,
which will lead to a minor reorganization to the brewery’s overall parking layout. The adjacent
property to the east would allocate 1 additional dedicated parking space to the existing 9 dedicated
parking spaces for Penrose to utilize, per the new parking agreement. In total, Penrose would increase
their off-street parking capacity from 29 spaces to 31 spaces.
Page 4 of 6
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4. The proposed use has been designed to provide for adequate ingress and egress to minimize potential
vehicle conflicts and congestion in public streets.
The parking lot of the subject property connects to Stevens Street through a 36’ wide entrance/exit.
The parking lot of the adjacent property to the east, which will house 10 dedicated, off-street parking
spaces for the brewery’s use, also has access to this aforesaid entrance/exit, in addition to a 15’ wide
entrance/exit that also connects to Stevens Street. A shared 15’ wide alley also extends along the
brewery’s east property line that provides access to off-street parking toward the back-half of the
subject property.
5. The proposed building or use will not adversely affect or change the character of the area in which it
is located.
The requested amendment for the subject special use to allow outdoor seating will not adversely
affect or change the character of the area. The proposed outdoor seating will provide additional
seating options for an existing tasting room, which is considered a secondary use to the overall
brewing facility. The applicant has indicated that the proposed seating area will be confined using a
barrel and rail fencing system and decorated with Edison-style lighting and vegetation. These
measures are being included in the proposed seating area to enhance the aesthetics and charter of
the subject property.
6. The proposed use at the specified location will not adversely affect the use and development of
adjacent and nearby properties in accordance with the regulations of the district in which they are
located. The location, size and height of proposed buildings and other structures, and the operation of
the use will not adversely affect the use and development or hinder the appropriate development of
adjacent and nearby properties.
The proposed outdoor seating will not require any additions to building square footage or height to
the single-story industrial use that currently exists. The proposed seating area will not cause an
adverse effect to adjacent properties, as the seating area will be using an existing outdoor space on
the subject property. The special use amendment will not adversely affect the use and development
or hinder the appropriate redevelopment of adjacent and nearby properties.
7. Adequate utility, drainage, parking and other necessary facilities to service the proposed use will be
provided and that such utility, drainage, parking and other necessary facilities will not adversely affect
the use, development and value of adjacent and nearby properties.
Staff maintains the opinion included in the original finding of facts for the special use, which states
that adequate utilities, drainage, parking and other necessary facilities are available to serve the
existing use and the proposed outdoor seating.
8. The proposed building, other structures and use comply with any and all regulations, conditions or
requirements of the city applicable to such building, structure or use.
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The proposed special use amendment and submitted plans for the outdoor seating will comply with
Section 11-3-5 (Fences and Walls). The parking requirement for the existing and proposed special use
is a minimum of 28 parking spaces. A forthcoming revision to the existing parking agreement would
call for a total of 31 off-street parking spaces dedicated for Penrose Brewing, which exceeds the
minimum requirement.

9. That the exterior architectural appeal and function of any proposed structure will not be so at variance
with either the exterior architectural appeal and functional plan of the structures already constructed
or in the course of construction in the immediate neighborhood or the character of the applicable
district to cause a substantial depreciation in property values in the neighborhood.
The proposed amendment to the existing special use will not enable the expansion of the existing
structure or construction of a new structure on the subject property to where a variation for
architectural appeal would be necessary. The existing single story industrial building, which houses
Penrose Brewery, will remain unchanged and will therefore have no impact in the immediate
neighborhood. The proposed amendment to the existing special use is not expected to cause a
substantial depreciation in property values in the neighborhood.

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

REVIEW/APPROVAL PROCESS: NEXT STEPS*
1. November 2, 2020 - City Council consideration of request
*This timeline is provided for informational purposes only, exact dates are subject to change.

ATTACHMENTS
Project Narrative and Response to Special Use Standards submitted on July 29, 2020
Site Plan Amendment
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Penrose Brewing Company / Project Description for Special Use Application
Penrose Brewing Company is looking to add adjacent space for an outdoor patio that would be situated
directly to the east of our existing building…see attached site plan. This outdoor patio area will provide
additional and optional outdoor seating, something Penrose severely lacks. The outdoor patio will
operate with the same limited retail hours of our taproom – closed on Monday, Tuesday – Thursday: 129p, Friday: 12-10p, Saturday: 12a-10p, and Sunday: 1-6p.
Consistent with the City of Geneva’s Comprehensive Plan, our additional outdoor space will provide a
visually appealing space that will fit in with the city’s overall plan. The additional space is being added
more for optional seating, than additional capacity meaning traffic volumes will not be impacted,
dedicated parking will not need to change, nor will ingress or egress need to be modified beyond the
existing three entrance/exits. Equally, the proposed additional space will not adversely affect the
character of the area nor impact the use and development of adjacent properties as adequate utility and
drainage facilities exist to service the proposed space.

STANDARDS FOR SPECIAL USES
City of Geneva
Standards for Special Uses: The applicant must provide a statement with the application and present
evidence at the public hearing demonstrating compliance with each of the following special use
standards:
1. The proposed use at the specified location is consistent with the comprehensive plan.
As stated in the City of Geneva Comprehensive Plan, “the [plan] must respond to the expressed values
and desires of the community. Penrose Brewing Company aligns well with the goals and key objectives.
Penrose Brewing Company remains as distinctive a business as one may find. As a micro-brewery,
producing hand-crafted, artisanal beers, we have strong, independent, local ownership that is uniquely
suited to help maintain the “small town” atmosphere and character of Geneva. Penrose also adds value
and further distinction to the small business community by providing products and services that appeal to
a more affluent consumer demographic, perfectly suited to support the neighboring business community,
as well. We feel the addition of an outdoor patio area will further enhance the “Geneva Experience” and
equally provide opportunities for job creation and growth.
2. The proposed building or use will not diminish the value of adjacent and nearby properties.
As we demonstrated in our original Special Use Permit via local firm, Real Valuation Group, their impact
study found that the addition of a taproom would not diminish the value of adjacent of nearby properties.
We equally feel the addition of the outdoor patio will have a similar “non-affect” on nearby properties.
3. The proposed use at the specified location will not substantially or unduly increase traffic, traffic
congestion and on-street parking demand in the immediate vicinity of the proposed use and in the area
affected by traffic generated by the proposed use.
The addition of outside seats will not unduly increase traffic, congestion, or parking. Penrose Brewing
Company meets all City of Geneva parking requirements with 29 privately designated spaces available to
support any/all traffic in and out of the Tasting Room and patio. Included with our special use application
is a signed letter from subject property ownership, clearly citing private use parking designations.

4. The proposed use has been designed to provide for adequate ingress and egress to minimize potential
vehicle conflicts and congestion in public streets.
The parking lot at the subject property has three entrances/exits providing adequate ingress and egress
to minimize potential vehicle conflicts and congestion. Two additional alley ways between buildings allow
for easy through access, and around all buildings + available parking within the business park.
5. The proposed building or use will not adversely affect or change the character of the area in which it is
located.
The addition of the outdoor patio area with it’s plants and Edison bulb lighting will only serve to enhance
an already industrial look and view. The addition of an outdoor patio area will not adversely affect or
change the character of the light industrial business park in which it is located.
6. The proposed use at the specified location will not adversely affect the use and development of
adjacent and nearby properties in accordance with the regulations of the district in which they are located.
The location, size and height of proposed buildings and other structures, and the operation of the use will
not adversely affect the use and development or hinder the appropriate development of adjacent and
nearby properties.
In addition to the private parking space designation letter provided by subject property ownership, no
other hindrances or concerns exist that would adversely affect adjacent or nearby properties. Total
capacity at the brewery should remain flat and this additional space will merely provide options for indoor
or outdoor seating.
7. Adequate utility, drainage, parking and other necessary facilities to service the proposed use will be
provided and that such utility, drainage, parking and other necessary facilities will not adversely affect the
use, development and value of adjacent and nearby properties.
Adequate utility and drainage facilities currently exist to service the proposed use, so there will be no
impact and/or change to use, development, and value of adjacent and nearby properties.
8. The proposed building, other structures and use comply with any and all regulations, conditions or
requirements of the city applicable to such building, structure or use.
The proposed use complies with all local, state, and federal liquor laws, and licensing.
9. That the exterior architectural appeal and function of any proposed structure will not be so at variance
with either the exterior architectural appeal and functional plan of the structures already constructed or in
the course of construction in the immediate neighborhood or the character of the applicable district to
cause a substantial depreciation in property values in the neighborhood.
Addressed in #6 above…

DRAWING NAME: S:\Project Files\Active Jobs\2020 Jobs\2008-Penrose Brewery\Drawing Data\A-Exhibits\2020-09-10\02-Site Plan.dwg DATE PRINTED: Sep 10, 2020 - 12:26pm
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