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December 12, 2025            (VIA EMAIL) 

Historic Preservation Commission 
City of Geneva 
22 S. First Street 
Geneva, IL 60134 

RE: HPC Case No. 2025-114 - 4 E. State Street Historic Landmark 
Demolition  

Commissioners: 

Landmarks Illinois strongly opposes the application to demolish the building 
at 4 E. State Street, otherwise known as the Mill Race Inn or as the 
Alexander Brothers Blacksmith Shop. In both 2018 and 2023, our 
organization included this building on our annual list of the Most 
Endangered Historic Places in Illinois in response to the current owner’s 
plans to demolish the building. Both times, the City of Geneva has denied 
permission to demolish based on the historic significance and value of this 
building, one of the oldest in Geneva. Having reviewed the application for 
demolition available on the City’s website, is our perspective that nothing 
has materially changed since the last time this commission recommended 
against approving demolition in 2023.  

One particular aspect of the 2025 application for demolition to which we 
would like to draw attention is the applicant’s claim that economic 
assessment has not been part of previous deliberations by the Historic 
Preservation Commission regarding this property. That claim is 
demonstrably false. As part of the series of hearings that took place in 
2023, the City of Geneva engaged Teska Associates and the Planera Group 
to analyze the applicant’s pro forma and consider alternatives to 
demolition. The resulting analysis found that a stand-alone reuse of the 
building would allow the applicant to break even with an annual ROI of 1.3%. 
With public private partnership, a stand-alone project would yield a 10% 
ROI, in line with typical returns for a public private partnership. The study 
concluded that reuse of the historic building is financially viable as part of a 
public private partnership, providing clear direction for the applicant 
regarding the future of the building. This analysis informed the 
commission’s final recommendation. We are therefore puzzled that the 
2025 application does not acknowledge the 2023 assessment, nor indicate 
that the applicant has taken any steps since 2023 to pursue this alternative 
or initiate conversation with the City regarding a public private partnership. 
The pro forma submitted with the 2025 application is the same pro forma 
that was submitted in 2022.   

http://www.landmarks.org/


In the absence of initiative to coordinate with the City, the lack of movement regarding the future 
of this property falls to the applicant. To approve demolition now would be to reward the applicant 
for their lack of action to protect and repurpose the historic building despite an evident path 
forward. It would also set a dangerous precedent that property owners wishing to demolish a 
historic landmark in Geneva can eventually expect to be allowed to do so if they are able to wait 
sufficient time, putting the authority of the Geneva Historic Preservation Ordinance at question. 
We urge the commission to again recommend against allowing demolition of 4 E. State Street. 
Thank you for considering our comments.   

Sincerely, 

Kendra Parzen 
Advocacy Manager 























































SUBJECT: Strong Support for Approving Demolition Permit - 4 E. State Street  

 

Dear Ms. Emily Stood, 

 

I am contacting you to voice my firm support for granting the demolition permit for the 

landmarked limestone structure at 4 E. State Street, known as the blacksmith shop. 

 

For years now, this vacant and deteriorating spot has been a real blight on our city—a stark 

contrast to the attractive, lively entrance to Geneva that we all want and expect in such a prime 

riverfront location. 

 

I feel that it is in the best interests of Geneva and most of its citizens to clear this unsightly 

structure without further delay. There's simply no solid reason for the city to keep blocking this 

demolition. 

 

We're now well over eight years into this drawn-out saga, and still no feasible proposals have 

materialized for restoring or repurposing the old stone building. The property owner has made 

good-faith efforts, including suggestions to incorporate the stone materials or create a memorial 

feature, but the Commission continues to impose restrictions that essentially force the owner to 

fund outcomes on private property. 

 

Enough time has passed without a practical path forward. It's time to let go and permit 

redevelopment that serves the broader good of our community. 

 

Please share these comments and my support with the full Historic Preservation Commission as 

they review this matter. 

 

Thank you for your attention to this input. 

 

Sincerely,   

Gregory N. Corda and Amy L. Corda 

778 Fox Run Drive 

Geneva, IL 60134 

            Gregory N Corda           Amy L Corda





























FROM THE DESK OF 
ALAN LEAHIGH  

211 Garfield Street 
Geneva, IL  60134-2313 

December 14, 2025 

Geneva Historic Preservation Commission 

c/o Emily Stood, Preservation Planner 

Geneva City Hall 

22 South First Street 

Geneva, IL 60134 

Dear Commissioners: 

As a resident of Geneva, as well as the First Ward where the Alexander brothers’ foundry and blacksmith 
shop is located, I wish to express my opposition to the petition to demolish the historic landmark. 

In the two previous petitions for demolition, the arguments principally were financial.   This third 
petition argues that public opinion has shifted toward demolition.  I don’t think that is true  I know of no 
neighbors who favor demolition.  

The petition presents a false choice between two outcomes:  keeping an eyesore or demolishing it.  I 
don’t think the majority of Geneva citizens fully support either of those outcomes.  Most would prefer 
that the landmark be restored, redeveloped or re-purposed so that it returns to being an asset, as it was 
throughout the first of the past two centuries in our community. 

If public opinion is to be the deciding factor, members of the community should be given an opportunity 
to creatively develop, evaluate and recommend to the property owner ways in which the landmarked 
structure can be restored, redeveloped or re-purposed.  So far, that opportunity has been denied.   

During a hearing on the most-recent demolition petition, I proposed a study group composed of 
representatives of interested citizen organizations to develop reasonable, big-idea ways to restore, 
redevelop or re-purpose the structure.  I even offered to organize the study group that could include 
participation by the property owner.   

If the study group is unable to conceive and recommend one or more solutions that the owner finds 
acceptable, then that outcome indeed might augment the argument for demolition.   

To date, the petitioner has brought forward only one alternative for preserving the structure – an 
adaptive use as an office – and argued that that would be economically unrealistic.  A single potential use 
is not in compliance with City Code 10-6-10 regarding demolition of landmarked structures that states 
“Demolition shall be considered only when all other redevelopment options for a building, structure, 
object, improvement or site have been exhausted.”  (Attached) 

I maintain that one adaptive use does not exhaust all redevelopment options. 

The current petition, published last Wednesday, includes about 20 letters from citizens who essentially 
state they don’t like the unsightly remnants of the blacksmith shop.  I agree.  I don’t like them either.  
However, the solution does not have to be demolition.  I’m confident that the majority of citizens would 
favor a faithful restoration, redevelopment or repurpose of the blacksmith shop, especially when shown 
that the structure has immense historical, educational, commercial, recreational and tourism potential.  

Sincerely, 

Alan K. Leahigh 



GENEVA CITY CODE 

Title 10 – Building Regulations 

Chapter 6 – Historic Preservation 

10-6-10: - DEMOLITION OF DESIGNATED PROPERTIES:

Requests for demolition of any portion of or the entirety of any building, structure, or object 

shall require review by the Historic Preservation Commission when such demolition request 

affects: 

1. More than twenty-five percent (25%) of any exterior street façade of a building, structure

or object;

2. More than twenty-five percent (25%) of any combination of exterior foundations, walls,

and/or roofs;

3. Any purposefully-designed landscape by a notable individual; or

4. A significant, naturally-occurring land or geological formation when such building,

structure, object or site has been designated as a historic landmark or has been

identified as a contributing or significant property within a designated historic district.

Demolition shall be considered only when all other redevelopment options for a building, 

structure, object, improvement, or site have been exhausted. 



















December 12, 2025


Emily Stood

Preservation Planner

Historic Preservation Commission

22 South First Street

Geneva, Illinois  60134


Re:  4 East State Street


Dear Emily,


My husband and I first visited Geneva in 1983 while we were house hunting. I had a good 
friend from college that was from Geneva and I always remembered she loved where she was 
from. I knew she was right the moment we drove into town. It was like entering a movie set. We 
had lunch at Mill Race Inn, walked the river, the parks, the schools and were amazed with the 
variety of shops on tree lined streets. Most of all we couldn’t believe the great neighborhoods. 
We could envision the history of the town by seeing the different styles of homes. Each street 
had a wonderful mix of well cared for homes dotted with beautiful historic ones. We knew if we 
could find a house to buy Geneva was going to be our home.  A month later we purchased the 
1892 Davis House on Batavia Avenue. It was a perfect place to raise our 4 children. Even 
though they’ve traveled extensively they still say they can’t imagine a better place to have 
grown up. 


We were drawn to Geneva because it dares to be different!  Since 1835 it’s managed to 
maintain it’s own unique identity. There are many reminders of the people that settled this river 
town. It makes me extremely grateful to the Geneva Historic Commission, the  Geneva History 
Museum and Preservation Partners for the work they do every day. 

It’s also one of the reasons we have record amounts of visitors to our town every year.

In the scheme of things, we’re all here for a short time. We all have a responsibility to 
encourage the City to continue to move forward in a way that compliments and preserves what 
began here almost 200 years ago.


Growth is inevitable. Thoughtful and careful growth is a necessity!


The Alexander Brother’s Blacksmith Shop, 4 East State Street, has sadly been horribly 
neglected!  What can be done? The answer is easy, save it and protect it!  This historic 
commercial building is where everything was made that was needed to build the early  
settlements along the Fox River.  

It’s unthinkable this landmarked structure be demolished. Throughout the Tri Cities there are 
hundreds of examples of buildings that have been partially or completely restored. The time 
and creativity it takes is always well worth it!  Third Street is a perfect example of historic 
buildings beautifully adapted to house shops, restaurants and offices.  Kent Shodeen did 
remarkable work transforming the 1874 Creamery and Pump House into the stunning 
Herrington Hotel.  


When the Shodeen Family purchased the Mill Race Inn property, they committed to  
incorporating the Blacksmith Shop into their plans.  Apparently, they’ve changed their mind. To 
allow this significant part of Geneva’s history to be completely neglected was their decision. 
Were they hoping if they didn’t maintain it, they’d be allowed to demolish it?  This structure 
was their responsibility. They’ve been building in this area since 1961 and are very familiar the 



City codes. They have the means, methods and opportunity to incorporate the blacksmith 
shop into whatever they plan to build.  They’ve proven it with the hotel. 


Adaptive reuse is applauded in every community across the country. It’s regularly written 
about, always attracts attention, conversation, clientele and endless accolades for the creative 
methods used while preserving history. 


I respectfully request the Historic Preservation Commission uphold their unanimous decision to 
deny the demolition of 4 East State Street.  

Thank you for your continuous work and attention to this irreplaceable piece of Geneva’s 
industrial history. 


Sincerely,


Karen Lando

424 South Street

Geneva, IL 60134


karenlando@yahoo.com


mailto:karenlando@yahoo.com




















 

 

 

December 15, 2025 

 

Historic Preservation Commission 
City of Geneva 
109 James Street, Geneva, IL 60134 
 
RE: CASE 2025-114: Demolition of a Historic Landmark at 4 E. State Street 
 
 
To the Distinguished Members of the Geneva Historic Preservation Commission, 
 
For seven years, this community has wrestled with what to do with the 1840s blacksmith 
shop at 4 E. State Street in Geneva. One thing we are sure everyone can agree on, though, is 
that a resolution has been frustratingly elusive.  
 
Preservation and reuse of this building is aligned with the purpose of Geneva’s historic 
preservation ordinance, which is “to promote the educational, cultural, and economic 
welfare of the public of the city… [and] strengthen the economy of the city…”1 Geneva’s 
brand is built around this purpose of preserving history. Historic places have made Geneva a 
unique place to live, work, and visit. 
 
Of course, not every building can or should be saved. The owner of the 1840s blacksmith 
shop argues that this is one of the buildings that should not be saved. They argue that the 
majority of the community wants the building demolished, which is one of the four criteria 
for which a building may be approved for demolition according to Geneva’s historic 
preservation ordinance.   

Many in the community are vocally in favor of demolition. Many are also vocally opposed 
to demolition. We agree with the applicant that the majority of the community wants 4 East 
State Street redeveloped. 

 
1 Geneva Municipal Code 10-6-1: Purpose, Chapter 6 – Historic Preservation, 

https://library.municode.com/il/geneva/codes/code_of_ordinances?nodeId=TIT10BURE_CH6HIPR_10-6-1PU.  

https://library.municode.com/il/geneva/codes/code_of_ordinances?nodeId=TIT10BURE_CH6HIPR_10-6-1PU
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The mission of Preservation Partners of the Fox Valley is to offer heritage education to promote  
the appreciation and preservation of the Fox Valley’s rich architectural and historical resources. 

 

P.O. Box 903  St. Charles, Illinois 60174  (630) 377-6424  ppfv.org 

Whether the majority of the community prefers the blacksmith shop to be a part of 
that redevelopment or not does not appear to be as clear. 

Our analysis of this demolition application, therefore, reviewed the possible negative 
consequences of demolition to the goal of redevelopment of the site, which appears to be the 
desire of the majority of the community. We reasoned that if demolition did not increase 
the likelihood of a redevelopment that the majority of the community would support, this 
demolition application would not likely be supported by a majority of the community. 

The first negative consequence we considered was the viability of the site's redevelopment 
in a timely manner. We reasoned that a vacant lot for a decade, for example, would not 
accomplish the majority’s interest in seeing the site redeveloped. Unfortunately, promised 
redevelopment is less realized than many might assume. According to a 2024 study of the 
historic districts in San Antonio, Texas, by PlaceEconomics.com, as one example,  “Of all 
parcels with a primary structure demolition [between 2010 and 2023], 62.6% have either 
remained vacant or became a parking lot,” (emphasis added).2 A long-term vacant parcel 
in a prominent location would not necessarily be better for the community or advance the 
majority’s interest in redevelopment any more than leaving the blacksmith shop standing at 
this time.  

To determine the site’s viability for redevelopment, answers to the following questions 
could be helpful: 

• What timeline can the public expect for a redevelopment proposal to be submitted to the 
City?  

• What has the owner learned from federal and state agencies about the challenges that could 
impact a redevelopment of this parcel since it is largely within the 100-year and 500-year 
flood plains (see Appendix A)?  

• What are the other challenges, such as federal and state permits, financial assistance from the 
City, etc, that may need to be addressed for a redevelopment proposal to move forward? 

The second negative consequence we considered was the impact on the community caused 
by the structures that will NOT be demolished with this demolition application. According 
to the demolition application, the non-historic concrete foundation of the former Mill Race 
Inn restaurant, which is directly west of the blacksmith shop and frequently filled with 
stagnant water, and the wooden pavilion near the river south of the blacksmith shop, are not 

 
2 PlaceEconomics, “Diversity, Demolition, and Housing in San Antonio’s Historic Districts,” July 2024, 12, 

https://www.placeeconomics.com/wp-content/uploads/2024/10/San-Antonio-Diversity-and-

Demolitions_edited_AUGUST6.pdf.  

https://www.placeeconomics.com/wp-content/uploads/2024/10/San-Antonio-Diversity-and-Demolitions_edited_AUGUST6.pdf
https://www.placeeconomics.com/wp-content/uploads/2024/10/San-Antonio-Diversity-and-Demolitions_edited_AUGUST6.pdf
https://www.placeeconomics.com/wp-content/uploads/2024/10/San-Antonio-Diversity-and-Demolitions_edited_AUGUST6.pdf
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The mission of Preservation Partners of the Fox Valley is to offer heritage education to promote  
the appreciation and preservation of the Fox Valley’s rich architectural and historical resources. 

 

P.O. Box 903  St. Charles, Illinois 60174  (630) 377-6424  ppfv.org 

included in this demolition application. If the blacksmith shop “stands in the way of 
[redevelopment] Goals,” to quote the applicant, then it would seem that other deteriorating 
structures would likewise “stand in the way of [redevelopment] Goals…”3 A prominent 
parcel in the city would not necessarily be better off or closer to redevelopment with the 
blacksmith shop demolished, while other deteriorating structures remain.  

An answer to whether or not the non-historic concrete foundation and wood pavilion 
would be demolished and, if so, when the public can expect that to occur could be helpful. 

The final negative consequence we considered was the over $300,000 in building code 
violation fines owed to the City by the owner. Enforcement of a city’s building code is often 
an effective tool for motivating the maintenance of any structure within city limits. The 
recent rehabilitation of the 1904 Heinz Cut Glass Factory in St. Charles is an example of 
using building code enforcement to transform an eyesore into a reused, rehabilitated historic 
structure. In this case, judicial review affirmed that the City acted appropriately in denying 
demolition and in levying fines to compel a property owner to comply with its building 
code. If the owner pays the full fine, the expense could stall their redevelopment of the 
property and therefore the majority’s goal of redevelopment. If the owner does not pay any 
fine, building code enforcement could be undermined, which would make it more difficult 
for the City to fulfill the majority’s goals for historic preservation.  

An explanation of how the property owner plans to address the fines they owe to the City if 
the demolition is approved could be helpful. 

If the HPC were to deny this demolition application, there is an opportunity for the former 
blacksmith shop to be part of a larger redevelopment at a minimal cost to the property 
owner. Collaboration between the public and the owner, with that goal in mind, would 
likely accomplish something the community could be proud of that honors the legacy of 
Geneva’s industrial past and stimulates Geneva’s future. 

Sincerely, 
 
 

Al Watts 
Community Engagement Director 
Preservation Partners of the Fox Valley 

 
3 David A. Patzelt to Emily Stood, Applicant Letter, “4 East State Street Stone Remnant Structure (Blacksmith 

Shop) Demolition Permit Application,” December 5, 2025, 7, 

https://www.geneva.il.us/DocumentCenter/View/16662/Applicant-Letter---12525pdf.  

https://www.geneva.il.us/DocumentCenter/View/16662/Applicant-Letter---12525pdf
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Appendix A: Flood Map of 4 E. State Street, Geneva, IL4 

 

 

 
4 “FEMA Flood Map Service Center,” Federal Emergency Management Agency, accessed December 15, 2025, 

https://msc.fema.gov/portal/home.  

https://msc.fema.gov/portal/home
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