Meeting Agenda

CITY OF GENEVA, HISTORIC PRESERVATION COMMISSION

MEETING LOCATION &
HPC INFORMATION

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

TUESDAY, APRIL 18, 2017 MEETING

1.

Call to Order

2.

Roll Call

3.

Approval of Meeting Minutes
March 21, 2017

4.

Review of Building Permit Applications
A. 22 North Third Street
Case 2016-106
Applicant:
Mike Dixon / Nosh22, Owner
Application for:
Exterior window and door modifications

Time:
7:00 p.m.

B.

Commissioners:
Scott Roy, Chairman
Steve Collins
Jim Hamilton
Al Hiller
George Salomon
Paul Zellmer
Carolyn Zinke

Staff Liaison:
Michael A. Lambert
Preservation Planner
630/938.4541
preservation@geneva.il.us

216 Peyton Street
Applicant:
Application for:

C.

CASE 2017-016
Tom Stras / T-Square Construction, Owner
Christopher D. Rosati, Architect
Exterior Rehabilitation including window
and siding replacement

317 South Third Street
CASE 2017-020
Applicant:
Mike Anastasio, Owner
Matt Lay, Lay Concrete (Contractor)
Application for:
Patio / Fence Expansion

D. 28 South Sixth Street
CASE 2017-027
Applicant:
Michael and Jolynn Loisi, Owner
Application for:
Front porch balustrade (railing)
replacement
5.

Secretary’s Report (Staff Updates)

6.

New Business
A. From the Commission
B. From the Public

7.

Adjournment

Next meeting May 16, 2017
The Historic Preservation Commission meeting is audio-recorded and summary minutes are 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 required to contact the Planning
Division 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.

HISTORIC PRESERVATION COMMISSION
MINUTES
Geneva City Council – Council Chambers
109 James Street, Geneva, Illinois
March 21, 2017
1.

Call to Order

Chairman Roy called to order the March 21, 2017 meeting of the Geneva Historic
Preservation Commission at 7:00 p.m.
2.

3.

Roll Call
Present HPC:

Chairman Roy, Commissioners Collins, Hamilton, Hiller, Salomon
Zellmer, Zinke

Staff Present:

Historic Preservation Planner Michael Lambert; Recording Secretary
Celeste Weilandt

Others Present:

Sean Gallagher, Gallagher Architects, 427 Anderson Blvd.; Katie
Francis, 22 Campbell St.; Tom and Jennifer Stras, 216 Peyton St.; Eric
Severson, 130 W. State St.; James Weitl; 3N877 Bittersweet, St. Charles

Approval of Meeting Minutes – February 21, 2017

Motion by Commissioner Zellmer, seconded by Commissioner Salomon to approve
the February 21, 2017 minutes. Motion carried by voice vote of 5-0-2 (Collins, Zinke abstain)
4.

Review of Proposed Development Concepts:

A.
216 Peyton Street (Case No. 2017-016). Applicant: Tom Stras /T-Square
Construction, Owner; Architect: Christopher D. Rosati; Application for Exterior Rehabilitation
including window and siding replacement. Preservation Planner Lambert referenced a photo of the
home on the overhead noting it was an interesting home that was just purchased and he was trying
to figure out the style and date of the home. After researching the home, Lambert explained the
photo reflected a 1945-idea of what the home should look like but said it did not start out that way.
Built for either the Nathaniel King or William Wakefield family, the house was sold to Mr. George
Strong, who moved into the home around 1880. Based on research of census records, the house
was listed with a Second Street address and not a Peyton Street address. Reviewing the 1869
Bird’s Eye View of Geneva map, Mr. Lambert stated there was some probability that Mr. Strong
may have relocated the home from Second Street to Peyton Street. A review of the home’s
changes from an 1891 and an 1897 Sanborn map followed. A historic photo, dating to ca. 18851890 provided by the Geneva Historic Museum, was placed on the overhead. Additional
photographs followed.
Mr. Lambert reported the house—apparently—was moved again sometime between 1930
and 1945 to its current location set back from Peyton Street. The home served as the Geneva Inn
from 1921 to 1924. Per Lambert, there were features on the home reminiscent from its earliest
period, including—most notably, the frieze and cornice detail at the roof line—that still existed on a
majority of the home.
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However, major alterations have occurred since 1900. The front entranceway was from the
1940s and completed prior to the 1945 Sanborn Fire Insurance map. The windows, which
reflected an Italianate appearance, actually were from the 1940s and were a mixture of old sash;
newer sash; new jambs, and ca. 1870s-era interior casing. The double-hung windows appeared to
have been set up to have rope/pulley and sash weight pockets, but no pulleys or sash weight
pockets existed. The circular window and railings appeared to have been added after 1975.
Through the home’s renovations, Lambert stated the siding had been patched and the
entire west wall was resided with the new, rough-sawn, wood siding screwed into the wall,
probably from the 1970s. The newer siding was an attempt to match the sandblasted, historic
siding.
Lambert summarized where the original features of the home would have existed and
identified the numerous changes over time, including the variety of siding that existed on the home.
Again, he said a number of different types of windows existed and were of various ages. Many
had heavy deterioration -- some with rotten bottom rails. Some of windows dated back to the
1850s with true mortise-and-tenon muntins.
Submitted plans for the home’s current conditions followed in more detail. Interior plans
were also submitted. Mr. Lambert stated the owners were proposing an Option A and an Option B
and were seeking commissioners’ feedback.
Option A for the north elevation was to mimic what the east elevation looked like with a full
two-story entryway. Option B had a flat roof with a short railing detail at the roof lines, which came
from the historic photo. The proposed east elevation would have some small additions on the
second floor, front and rear. Historic windows (those with the mortise-and-tenon muntins) were
identified on each of the elevations, as well as window presumed to be from the 1940s, 1960s,
1970s and 1980s. Lambert noted the four-over-four historic windows on the west elevation and
identified the location of similar windows around the home. Lambert stated the commission would
have to consider the significance of the windows in its discussion with the applicant. On the south
elevation, the owners wanted to remove the rear deck.
Due to the confusing evolution of the home and his attempt to pinpoint the period of
significance of the house and the significance of its alterations, Lambert said he did speak to
representatives of the Preservation Services Division of the Illinois Historic Preservation Agency
(IHPA). IHPA staff also had difficulty placing a “style” on the home; however, because the home
was in the historic district and this commission considers the evolution of buildings throughout the
period of significance for the district, IHPA staff indicated that the 1940s should not be dismissed.
Lambert believed the owners were trying to be sensitive to the historical evolution of the house but
were also trying to remove the “funkiness” from the 1970s.
Lambert elaborated on the many renovations the interior received and stated the home had
been renovated so much that the owners wanted to receive input and direction from the
commissioners before they continued forward.
Liz Safanda, 1013 Dunstan, inquired about the oldest date of the home and explained the
1940s additions were added by a doctor, recalling the addition on the front was an entrance for
patients.
Per a question, Lambert explained that he determined the house was relocated using dates
and census records. Asked where the largest proportion of original siding remained (near cornice
and frieze), Lambert stated it was on east side and to the south side of the bay window.
2
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Representing the applicants, Mr. Chris Rosati stated a restoration company did view the
home’s siding and windows and they determined that the existing siding was sandblasted from its
original smoothness. The restoration company suggested to replace the siding (see bid from
Historic Homes & Window Restoration). Mr. Rosati was proposing a smooth hardiboard siding with
the same exposure. He stated the owners would like to replace the windows with new Castro
brand clad windows, no light divisions. A sample was provided.) Lastly, the front entrance
element on the north elevation would be removed since it was not proportionally correct for the
home and was added at some later time.
Option A would add a full hipped roof with pitch break on it to match the rest of the home
and would provide a better proportion to the home without changing the footprint. Option B would
have the same element but with a flat roof to replicate the railing element that was currently around
the flat portion of the hipped roof on the main portion of the house. Mr. Rosati discussed that the
owners were looking for direction on the front entrance. Proposed were two different entrances -one single door with sidelights and the other one without the sidelights.
Lambert stated that one of the confusing issues about the oldest windows (1850-1870) was
that many of them had a “much later” Italianate casing” (1870-1890) around them. Lambert
believed some of the original windows were moved and some may have been in their original
location. Mr. Rosati mentioned that he did find early 1940s newspaper around the windows used
for insulation which led him to believe the windows were modified at a later date. Per Zinke’s
question, Mr. Rosati estimated there were a total of ten 1850s windows on the structure.
Mr. Lambert also pointed out that the windows did not meet city code and recommended that the
owners speak to the Building Commissioner as soon as possible on whether the windows could be
retained or not. However, Mr. Rosati stated he did speak to Building Commissioner Nelson who
would allow the non-code compliant windows which was why he was going to replace the windows
in their exact size.
Commissioner Zinke added that the commissioners attended a number of workshops on
how 1860 windows could be renovated to be as energy-efficient as brand new windows.
Ms. Liz Safanda also shared positive comments about the window restoration company
(Historic Home and Window Restoration) the owners contacted.
Mr. Tom Stras, owner, stated the window restoration representative (Frank Rojas) did come
out to the home and determined the windows could be restored but at a significant cost (beyond
$40,000).
However, Mr. Rosati expressed his concern about the window restoration was that several
historic windows had divisions in them, while the 1940s windows did not. Commissioner Zellmer
suggested that the owners consider an area to salvage, for example, the historic bay windows
(behind the chimney), while working with the owners on the remaining windows. While
Commissioner Hiller agreed, he also noted the bay area was to the rear of the home which did not
show much from the street.
Regarding the window bid (with storms), Commissioner Hiller confirmed that the owner
would be eliminating all of the storm windows, wherein Mr. Stras confirmed he would like to have
some consistency for the purpose of the home’s resale value. However, Hiller also pointed out that
if there was a section of the home that could be pointed out as original, it became appealing to
potential buyers. On the other hand, Mr. Stras said some people could be concerned the windows
were very old windows and not energy efficient. Storms windows would have to be added and it
3
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was an extra “hassle.” Commissioner Hamilton asked Ms. Stras for clarification of the window bid.
Hamilton said he preferred the historic windows being repaired; Zinke agreed. Mr. Lambert
reminded the commissioners that according to the city’s window policy, windows that were
determined to be “beyond repair” could be replaced and that windows behind the first architectural
break along a building elevation were not held to the same standards. Chimneys were not counted
as an architectural break.
Mr. Stras stated he would prefer to replace all of the windows for consistency but would be
open to restoring the oldest windows if feasible. Mr. Rosati confirmed with his client which
windows could be repaired and those that would be replaced. The applicant was not interested in
leaving windows in their existing, random locations but would consider relocating them all to the
bay window if it could be “done reasonably.” Asked if the home could qualify for a tax freeze,
Lambert said, as a house in the historic district the house would be eligible for the freeze.
However, because of the extensive alterations over time and the complete gutting of the interior,
this property at this point in time would likely not qualify for the freeze.
Questions followed on the new, aluminum-clad, wood windows being proposed on the front
façade, wherein Lambert explained what the revised window policy allowed in regard to
replacement windows. Replacement windows must be similar to the details of the existing, historic
windows; Lambert would need additional information and an opportunity to review the proposed
windows to verify compatible dimensions of the stiles and rails of the historic window. This meeting
is his first time seeing the proposed windows. Zellmer and Zinke pointed out to the owner that the
new profile needed to match the exterior appearance of the original windows. Also, the spacer on
the new window was shiny, which is not permitted at spacer bars of simulated muntins under the
Geneva window policy. As for the non-historic window on the east bay, commissioners suggested
reusing the historic windows from the other sides of the house, if similar in size. Zellmer and
Hamilton noted that particular window was not noticeable because it was towards the rear and
behind the 1940s chimney. Turning to the plan, Lambert stated the second floor bay window was
being used as a bathing area which would require tempered glass (either as replacement glass or
a glazed, interior panels).
Hamilton preferred that the owners refurbish the front windows (on Peyton), if possible.
However, Lambert was not sure if those windows could be made operable if they were restored.
After some dialog, commissioners agreed that if the windows could not be refurbished and
operable, then they needed to be replaced. The historic windows could be set aside and saved if
infeasible to re-install them in the bay window.
For the two side windows on the front foyer, Mr. Lambert asked for a consensus of the
commission on whether the windows should be the smaller windows or should they match the
same size windows as the front. Commissioners agreed to replace the small foyer windows with
the same size and to match the height as the other windows on the home. Further dialog followed
that it could be up to the owners to add windows on the upper floor and would review the details in
the final drawings.
Commissioner Hiller preferred Option B because it paid homage to the historic photograph.
Mr. Stras stated he and his wife preferred Option A because the east side of the home was the
original front façade and creating two stories and a hipped roof would pay homage to the original
facade. With Option B, the flat roof would only collect water off the hipped roof above it.
Mr. Lambert explained the difficulty of creating the appearance of an 1850-1860s home while trying
to respect some of its 1940s elements, especially on a home that had been remodeled at least
three times during the interim. He believed the commissioners could “mix it up” if they were
leaning toward that direction. Regarding the preference for the front door with or without the side
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lights, the owners preferred Option A with no side lights; the commissioners were indifferent about
a particular preference. The historic frieze and cornice were to remain. All existing siding on the
entire home would be replaced with Hardi-board.
Ms. Liz Safanda, 1310 Dunstan Road, spoke regarding the commission’s discussion about
the oldest windows. She did not understand why the owner would be allowed to replace the historic
windows on the front façade when the home had lost its integrity, but at the same time she pointed
out that the home was listed as a “contributing property” in the historic district, but it would be
wrapped with Hardboard siding, which was practical and would make the home unified in
appearance. She pointed out that the only area retaining any historical significance from the
earliest period was the east façade but even that had lost its integrity. She asked why restoring that
façade with some of the historic windows would be a requirement of the commission. Mr. Stras
then asked if the commission would consider replacing the windows in the bay window and also
adding a small detailed railing element on top of the existing roof, similar to the historic photograph.
After some dialog between the owner, Mr. Rosati and Mr. Lambert, it became clear to the
commissioners that none of the historic windows in the home functioned and Mr. Rosati could not
confirm that if the windows in the bay area were refurbished that they would be operable.
Commissioners agreed that if the windows could not become operable, then they could replace
them with new windows. A report would be provided for the commissioners to confirm if the
historic windows could be operable or not. Mr. Stras asked the commissioners what other window
information needed to be provided regarding the replacement windows, wherein Lambert said cut
sheets were needed, the bottom rail was to be heavier, and the windows had to look very similar to
the originals.
B.
130 W. State Street (Case No. 2017-019). Applicant: Eric Severson / Geneva
Cleaners, Owner; Application for Window Modification / Equipment Installation. Mr. Lambert
discussed that the window on the Geneva Cleaners building was damaged last fall and has been
boarded up since. Historic photos followed with Mr. Lambert explaining that the building was
constructed in 1953 after a fire destroyed the original First National Bank of Geneva building on the
site. The 1999 Architectural Survey listed the building as non-contributing because the
commission had not adopted its 2016 updated survey; however the 2016 National Register update
identified the building as Contributing because of its age. The building remained intact. Proposed
was a two-component self-service dry-cleaning system. A mock-up rendering was referenced with
Mr. Lambert confirming that the window opening would remain the same size. A photo of the selfserve kiosk followed.
Owner, Mr. Eric Severson, stated he has been in the building since he was born in 1970.
He has tried to keep a few historical pieces of the building intact and does have the original
blueprints for the building in his office. He noted that after the fire in the 1950s, what is called the
“Car Hop” window at the back of the building was originally drawn as a drive-up door but during the
last revisions of the plans, it changed to a walk-up teller window. While he initially wanted to add
the kiosk into the car hop area, the space was too tight. After the corner window broke while an
exchange of window decorations was taking place, Mr. Severson said he saw the opportunity for
the proposed kiosk. He explained how the technology worked and believed the kiosk could be
installed fairly easily with the frame to be intact, but he did not know the exact details of how the
drop box would be positioned nor if glass could be installed below it.
Commissioners shared positive comments stating it was a nice and neat application and
could be reversed, if necessary. Mr. Severson said he had a replacement piece of glass ready for
the next technology.
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Commissioner Zinke asked if the owner could consider another color versus the red kiosk,
such as silver or white, because the red was so bold. Mr. Severson commented that white was
used on the interior to purposely “fade away” the conveyors and the red color was used based on
the result of a branding study done in the 1990s. Mr. Severson shared that the manufacturer that
creates the drop box was different than the company that made the kiosk and that the boxes
tended to rust quickly and did not appear to be ordered in anything other than painted steel. He
felt the color red could help in that area with the aesthetics and overall maintenance, given that
Marberry Cleaners currently had a white box and commissioners could view it. He also explained
that he was considering tying in the conveyor with the outside red color as it would be a benefit
aesthetically for the building and facade.
Overall, commissioners appeared supportive of the proposal. A short discussion followed
on future window displays with the new kiosk.
C.
9 N. Third Street (Case No. 2017-020). Applicant: STC Capital Bank /James Weitl,
Tenant; Application for Wall Modification / Equipment Installation. Mr. Lambert referred to a
historic photo (1930) of the building, stating that the commissioners will be discussing the arcade at
the northwest corner of the building. A current photo of the building followed with Lambert noting
the three stone arches with the center arch containing a recessed entry with two doors. The door
on the left (north door) will remain locked; the door on the right (south door) will access the interior.
Proposed is an ATM machine to be added to the left of the locked door so that the ATM will not be
installed through the limestone facade. The project is visible from the street which is the reason
the case was before the HPC.
Applicant, Mr. Jim Weitl shared his professional and personal background. He stated he
wants to retain what is currently there and wants to respect the historic doors. The proposed ATM
will be inset into the current stucco wall with no impact on the stone and will be flush to the wall.
The unit is approximately 30” deep (or less) and will not be visible from the Third Street windows.
The machine will be a convenience for customers and citizens. There will be no additional sign
advertising the ATM because of sufficient foot traffic along Third Street. The alcove is currently lit
from above but Mr. Weitl stated it may have to be reviewed for safety purposes, and he may have
some lighting changes which would be drawn into the final plans that will be submitted for permit.
He stated he filed for regulatory approval but had not received a response yet.
Positive consensus was received from the commissioners for the ATM proposal.
5.

Review of Building Permit Applications

A.
22 Campbell Street (Case No. 2016-139). Applicant: Katie & Mark Francis,
Owners; Sean Gallagher, Gallagher Architects; Application for Roof Reconstruction. Preservation
Planner Lambert reminded the commissioners they reviewed this case twice prior and the new
plans were being submitted for permit which included the gable option discussed last month. As a
last comment, Mr. Lambert stated the small roof that was proposed over the front door was
removed from the proposal.
For the owners, Mr. Gallagher recalled he and clients were before the HPC twice and were
now in for permit. He quickly reviewed the differences between the two schemes that were before
the commissioners at the prior meeting, recalling that his clients preferred the gabled option. At
last month’s meeting he recalled that he asked those present their thoughts on the proposal, which
were provided, and with four commissioners indicating that either option would be acceptable.
Tonight, he was seeking approval of the proposal as submitted. The hipped version was shown for
Commissioner Zinke, since she was not at last month’s meeting. Mr. Gallagher described the
6
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differences. Commissioner Zellmer stated he had no issue with the architecture, as proposed, on
the gable but had a difficult time saying it had the same character as the original house.
Mr. Gallagher, referring to the front elevation of the gable, said the only real change –
whether going with the hip or the gable – would be the roof line to the back. Chairman Roy liked
the differentiation; Hiller thought it retained more of the original character of the house; and
Commissioner Salomon supported the proposal.
Motion by Commissioner Hiller to recommend approval of the design for
22 Campbell Street, as presented. Seconded by Commissioner Salomon . Roll call:
Ayes: Collins, Hamilton, Hiller, Salomon, Roy
Nay: Zellmer, Zinke

6.

MOTION CARRIED. VOTE: 5-2

Historic Preservation Ordinance Text Amendments

A.
City-initiated amendments to Sections 10-6-6 (Historic Landmarks), 10-6-7 (Historic
Districts), 10-6-10 (Demolition), and 10-6-12 (Economic Hardship) of the City of Geneva Historic
Preservation Ordinance related to public hearing notification. Mr. Lambert reported that City
Council has asked that all public hearings have greater notification to the community. The new
requirement of notification of properties within 250 feet, plus right-of-way, will be revised to 500
feet. The City Council also asked staff to explore a second notice to all affected property owners
for public hearings for all commissions, within 5 working days of an application being submitted.
Challenges of the changes followed, including cases that may be withdrawn.
B.
Minor text clarifications to Sections 10-6-10 (Demolition) and 10-6-12 (Economic
Hardship) of the City of Geneva Historic Preservation Ordinance. Lambert stated he found a
couple of text errors in Sections 10-6-10 and 10-6-12 which he read, and reminded the
commissioners these changes were to be made parallel to the requirements that were being asked
to be considered by the City Council.
Asked about the costs associated with the second notification, Mr. Lambert stated the costs
would be absorbed by the applicant. One of Lambert’s concern was that if an applicant was
seeking relief due to economic hardship, the city just increased the applicant’s costs. Discussion
followed on what was the driving force behind the change in public notice.
Commissioner Zellmer made a motion that the Historic Preservation Commission
recommend the City Council approve the text amendments, as presented. Seconded by
Commissioner Zinke. Roll call:
Ayes: Collins, Hamilton, Hiller, Salomon, Zellmer, Zinke, Roy
Nay: None
MOTION CARRIED. VOTE: 7-0

7.

Secretary’s Report (Staff Updates)

Mr. Lambert reported the consultant continues to work on the National Register survey
update. However, one of Lambert’s on-going concerns regards buildings does not have apparent
architectural significance but have historic significance that surfaces? The surveys have been
based on observed architecture without benefit of property research regarding the historic
evolution of the property. He stated the city had such a case where the building is listed as non7
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contributing, which means it will not quality for a tax assessment freeze. However, in doing further
research, much historical significance has been discovered. Lambert said he contacted the Illinois
Historic Preservation Agency and because the National Park Service had not approve the
corrections to the amendments of the National Register survey yet, he said the surveyor reviewed
the property with the history he provided, an—now—the building was being listed as a contributing
building within the district. Lambert explained that this will become the process that staff will have
to go through moving forward when other properties are found to have historical significance but no
architectural significance. Although such application will not have to go before the City Council, the
commission and/or applicant will have to go through the National Register process which could be
6 to 9 months before the amendment is made.
Lastly, Mr. Lambert reported he has had a steady amount of permits being processed, and,
as part of the Certificate Local Government, he will be receiving his training in Section 106/707
when he visits Springfield for an upcoming matter. He is also busy assisting with several pending
tax assessment freeze projects. He shared an update on a prior tax assessment freeze project for
Commissioner Zinke.
8.

New Business
A.
B.

8.

From the Commission: None
From the Public: None

Adjournment

There being no further business to come before the Historic Preservation Commission, the
meeting was adjourned at 8:50 p.m. on motion by Commissioner Salomon, seconded by
Commissioner Zellmer. Motion carried unanimously by voice vote of 7-0.
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CITY OF GENEVA, HISTORIC PRESERVATION COMMISSION
April 18, 2017

Applicant:
Mike Dixon, Owner /
Developer

Request:
Permit Review for Renovation
of and Addition to an Existing
Residence

HPC Case Number:
2016-106

AGENDA ITEM 4A

22 North Third Street
Proposed Renovations and Additions

BACKGROUND
The existing, vacant, one-story commercial property was built in 1948 or
1949 and is identified as a non-contributing property within the Geneva
Historic District and the North Geneva Historic District as listed in the
National Register of Historic Places. The Applicant proposed to renovate
the property for a restaurant (Nosh) and hair salon (My Salon). The
submitted plans were approved by the Geneva Historic Preservation
Commission on December 16, 2016. Construction work is now in progress.
REQUEST
The Applicant is seeking HPC approval for the removal of the only
remaining original window openings, located at the south side of the
building and visible from North Third Street. The openings would be filled
with brick that will be painted to match the exterior. Additionally, a new
door is proposed to be installed.

Staff Liaison:
Michael Lambert
Preservation Planner
630/938.4541
preservation@geneva.il.us

Above: December 16, 2016 submittals with areas of newly proposed work identified

The window removal is requested to accommodate roof / ceiling
structure and new HVAC ductwork. The new door is proposed for secure
access to the basement level.
Signage will be reviewed under a separate permit application.
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Agenda Item 4A
Permit Review

The submitted, revised plans (see below) depict the loss of the circa 1948 windows and the installation of a new
door on the south side of the building. The proposed revisions face a parking lot but are visible from Third Street.

STAFF ANALYSIS
The five, square windows are the only remaining vestiges of the original architectural character of this 1948-1949
commercial building. They functioned to provide light into an interior stairwell which is to remain as part of the
renovation project. It is important to note that—based on the graphic information provided—the head, or top, of
the original windows are at the same height as the heads / tops of proposed new windows and transoms above
the doors. Therefore, it would seem that any roof structure and HVAC ductwork would be in conflict with the new
windows and transoms as well.
However, it is equally important to note that the property will be significantly transformed when completed.
The Commission’s approval of this project in December 2016 was based on the fact that the building, when
originally constructed, was minimalistic and incorporated few, distinctive architectural elements other than the
glass storefront corner (now altered) and the south-facing windows (proposed to be removed).
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CITY OF GENEVA, HISTORIC PRESERVATION COMMISSION
April 18, 2017

Applicant:
Tom Stras / T-Square
Construction, Owner
Christopher D. Rosati,
Architect

Request:
Concept Review for Exterior
Modifications at an Existing
Residence

HPC Case Number:
2017-016

Staff Liaison:
Michael Lambert
Preservation Planner
630/938.4541
preservation@geneva.il.us

AGENDA ITEM 4B

216 Peyton Street
Proposed Exterior Modifications

BACKGROUND
The existing, two story residence was built in the mid-nineteenth century.
However, the house has been altered numerous times over its lengthy
history.
The original home may have been built by Nathaniel King in 1857. Later
that same year, the property was transferred to the Tuthill King Trust. In
addition to being the brother and business partner (clothing) of Nat King,
Tuthill King was an early settler of Chicago and a well-known millionaire.
However, the Peyton Street home as it stands, today, does not resemble
the home depicted in the 1869 Bird’s Eye View of Geneva or that Nat or
Tuthill King would have known. The William Wakefield family acquired the
property in 1866. Under Wakefield. The east-facing bay window was
added, based on investigation of the exposed structural framing of the
home.
However, the King / Wakefield house, as depicted in the 1869 Bird’s Eye
View of Geneva, does not look like the property as recorded in a circa
1885-1895 photograph. At that time, the home was occupied by the
family of George W. Strong, who purchased the property in 1880. Under
the tenure of the Strong family, the primary entrance was located on the
east elevation, where a circa 1885, Stick style porch was constructed.
Between 1921 and 1924, the property was remodeled and served as The
Geneva Inn. The house was moved south on the lot in 1939. During the
next two or three years, the home was extensively remodeled, including
the addition of the front-facing, projected vestibule. During that
remodeling windows were removed, relocated, modified and added…in
some cases, utilizing very early window sash (circa 1857-1866) and late
nineteenth century, interior window casing.
Subsequent remodeling over the next 50 years resulted in the removal of
the late 19th century porch; the replacement of many of the original
windows; the construction of a prominent, exposed chimney breast; the
sandblasting of original clapboard siding; relocation of many interior
partitions; construction of new, interior stairways; the replacement of
significant portions of the exterior siding; the addition of art glass in new
and existing windows; and the addition of railings at the front vestibule
roof as well as at the truncated, hipped roof above the majority of the
home.
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Agenda Item 4B
Permit Review

The interior of the home was completely gutted, exposing the structural framing, in the late winter of 2017.
Investigation of the wall, ceiling, and roof framing suggests that much of the existing framing has been re-purposed
over time, being salvaged from other parts of the home or—perhaps—even other properties in the Geneva
area. Additionally, the roof has been largely re-sheathed, suggesting that a portion of the roof may have been
damaged by a fire at some point in the property’s history.
Approximately six (6) sets of the earliest window sash remain in the home. Dating to the period between circa
1857 and circa 1865, the window sash are unique in Geneva for several reasons: the windows are very long and
narrow for their period; the four-over-four configuration is uncommon, locally; and the muntins are mortisedand-tenoned into the sash rails and stiles which is indicative of early construction methods. Some windows have
been retrofitted with newer sash that replicate the four-over-four look but do not match stile, rail or muntin
details. Other window openings throughout the house utilize a combination of older sash within circa 1941 jambs;
mid-twentieth century windows within the circa 1941 jambs; and post-1945 replacement window sash and
window units. The window openings that have older sash within newer jambs are odd: some of the sash are routed
for insertion of sash ropes while others are not; the sash do not appear to have any operating mechanism to allow
the windows to remain fixed in an open position; and the jambs are installed tight to framing thereby eliminating
sash weight pockets. Many of the windows have been surrounded by old newspapers, dating to 1940 and 1941.
The one feature that seems to have survived all of the various rehabilitation projects is the cornice detail at the
main eave of the home.
The proposed rehabilitation project was presented as a Concept Review at the March 21, 2017 meeting of the
Geneva Historic Preservation Commission. At that time, the Commission supported the Applicant’s proposal to:
a. restore the original cornice at the entire perimeter of the building;
b. replace the existing siding because of the extensive damage from previous sandblasting and the
minimal amount of original siding material that remains;
c. construct additions at the Front (North) Façade above the front entryway and at the rear (South)
elevation of the home;
d. replacement of non-operational windows with one-over-one , aluminum clad, double-hung windows
of the identical proportions of the existing, paired windows;
e. installation of windows proportional to the existing paired windows at the existing east and west
walls of the north foyer addition;
f. replacement of the non-historic front door and surround / frontispiece; and
g. replacement of the non-historic railing at the truncated, hipped roof of the main house with either a
railing or curb that is sympathetic to the curb visible in the circa 1885 – 1890 photograph of the home.
The Geneva Historic Preservation Commission did not support the disposal and replacement of all of the windows
and requested the Applicant re-use the circa 1857-1865 window sash. The Commission’s preference was for all of
the four-over-four sash be consolidated to the eight (8) window openings at the first and second floor of the eastfacing bay window. Although 10 sets of the four-over-four windows were identified as existing in the house during
the March 21, 2017 Commission meeting, actually only six (6) sets exist. At the request of the Applicant, Michael
A. Lambert, Preservation Planner for the City of Geneva, met the Applicant and the Project Architect on-site on
Tuesday, April 4, 2017. The joint investigation revealed several interesting additional factors regarding the early
windows:
a. the representation made at the March 21, 2017 Commission meeting that ten (10) matched sets of
the early window sash remain in the house was incorrect;
b. only six (6) non-matched, pairs of the early window sash remain in the house;
c. some sash have a double ogee detail at the stiles and rails while others have only a single ogee detail;
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d. the window sash are not of uniform size (varying by as much as 5/8” in width) and, therefore, cannot
be interchanged into the exiting bay window jambs without modification of the existing jambs; and
e. the east-facing bay window is an addition that, likely, is not of the era of the four-over-four windows.
The Applicant has provided additional photographs of the early windows as well
as additional information regarding the design and condition of each sash (see
attachments). Approximately half of the early sash have visible rot in either the
meeting rail of the top sash or in the bottom rail of the bottom sash; the rot is
extensive enough to necessitate either an epoxy consolidation or complete
replacement with new material.
The Applicant has furnished an estimate for the restoration and replication of
additional windows (see attached). The window estimate, as submitted,
identifies the restoration and reconstruction of the early, four-over-four
windows to complete both levels of the bay window. However, the estimate
specifically identifies converting the existing sash to a six-over-six configuration,
matching the historic muntins and replacing the glass with tempered glass
around bathing fixtures. The Commission has not asked for or suggested
approval of converting the existing four-over-four windows to a six-over-six
configuration, which can only be presumed to be an expensive undertaking. The
estimate for the required eight (8) windows is $13, 840.00, or approximately
$1,730.00 each. The Applicant has also furnished the estimate for aluminumclad, one-over-one, replacement windows (see attached).
Rehabilitation of the garage will be considered under a separate permit review request.
REQUEST
The Applicant is seeking approval from the Geneva Historic Preservation Commission for the exterior
rehabilitation of the home at 216 Peyton Street as detailed in the attached permit drawings, including the
replacement of all windows in the home with aluminum-clad, one-over-one window units as manufactured by
Casco.
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Date:
To:

Jennifer Stras jenniferstras@sbcglobal.net
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From:
Subject:
Date:
To:

Jennifer Stras jenniferstras@sbcglobal.net
6
April 11, 2017 at 6:28 PM
T ! tom@tsquareinc.com

Current window count with muttons that appear to be old but not original to house
because of mismatched sashes and sizes and are non-operable.
Window 1 (North Bay) Window size is 5/8” smaller in width
Top Sash – Double Ogee
Bottom Sash – Single Ogee

Window 2 (East Bay-North Window) Window size is 5/8” smaller in width
Top Sash – Single Ogee
Bottom Sash – Double Ogee
Window 3 (East Bay- South Window)
Top Sash – Double Ogee
Bottom Sash – Double Ogee
Window 4 (South Window)
Top Sash – Double Ogee
Bottom Sash – Double Ogee

Window 5 (Southwest Window)
Top Sash – Single Ogee
Bottom Sash – Single Ogee

Window 6 (Northwest Window)
Top Sash – Single Ogee
Bottom Sash – Single Ogee
Total
(2) Double Ogee with matching top and bottom sash
(2) Single Ogee with matching top and bottom sash
Currently 8 window openings for 1st and 2nd floor bay.

Estimate

Historic Home & Window Restoration, Inc.
215 West Park Ave.
Aurora, IL 60506-4060
Phone #

(630)235-3838

Fax #

(630)264-0848

restorehistorichomes@gmail.com
www.historicrestorationillinois.com

Date

Estimate #

4/6/2017

496

Name / Address
Tom Stras
216 Peyton St
Geneva IL 60134
(630)885-8015

Project

Description
PROJECT: WINDOW RESTORATION
6/6 DOUBLE HUNG: Dismantle windows by removing sash to off-site
facility for full restoration. Remove glass and multiple layers of paint and
repair any deteriorated wood. Sand, prime and paint sash, on site jambs, and
sills. Re-glaze glass opening with existing glass any broken glass will be
replace. Window sash will be tooled to accept new permanent weather strip
(metal and foam) that will be supply and install in place. Supply and install
new locks and handles, Supply new window balance system to make bottom
sash operable, Windows will be delivered and adjusted in place for a smooth
operation (bottom sash only). Windows will be primed and painted with two
coats of exterior and interior paint. window assembly only and no trim work
included.
Double hung
New mutin grills will be made and install in four windows to match profile
to make window sashes 6 panes of true divided glass each.
STORM WINDOWS
Detach storm window and take to off site facility to be restore by removing
glass and strip off paint to bare wood, repair as necessary modified bottom
glass opening to accept new glass and screen insert that will be provided for
bottom glass, wood frames will be prime and painted, delivered and install
with wether seals,

NEW GLASS: tempered glass will be supply and install in 4 bathroom
windows of 12 panes each ( each glass about 11"x 14")

Any alterations or additions will become an additional charge

Qty

Rate

Total

8
4

950.00
250.00

7,600.00
1,000.00

8

325.00

2,600.00

48

55.00

2,640.00

Total

$13,840.00

Community Development Department Report

CITY OF GENEVA, HISTORIC PRESERVATION COMMISSION
April 18, 2017

Applicant:
Mike Anastasio, Owner
Matt Lay, Lay Concrete,
Contractor

Request:
Permit Review for Expansion
of an outdoor dining patio /
waiting area including the
associated perimeter fence.

HPC Case Number:
2017-020

AGENDA ITEM 4C

317 South Third Street
Proposed Patio and Fencing Expansion

BACKGROUND
The Applicant for this property is seeking to expand an existing outdoor
patio so that guests may relax outdoors while waiting for a table or linger
after dinner to listen to live music. The patio abuts Third and Fulton
streets and, therefore, is subject to review by the Historic Preservation
Commission.
A prosed bar may require separate approval if it is permanently affixed to
the ground for stability or because utilities (electricity or plumbing) are
incorporated into the bar. Any permanently affixed bar will be reviewed
under a separate permit review.
REQUEST
To accommodate patrons of the restaurant, the owner proposes to
enlarge the outdoor patio area, utilizing the identical paving materials
(concrete) and the identical fencing (painted, wrought iron). The request
has been reviewed by the Community Development Department and has
been determined to be in compliance with all zoning and building
regulations. The fencing is required per statutes governing outdoor liquor
consumption.
STAFF ANALYSIS

Staff Liaison:
Michael Lambert
Preservation Planner
630/938.4541
preservation@geneva.il.us

Although the proposed project does significantly reduce the vegetative
area surrounding the present patio, the project has no irreversible impact
on the significant features of the property and could be removed at some
point in the future without adverse effect. The outdoor dining patio is
consistent with the general character of South Third Street.

Community Development Department Report

CITY OF GENEVA, HISTORIC PRESERVATION COMMISSION
April 18, 2017

Applicant:
Michael and Jolynn Loisi,
Owners

AGENDA ITEM 4D

BACKGROUND
The Applicant of this property is seeking to complete several
improvement projects simultaneously. One part of the request is the
replacement of the existing, non-historic, wrought iron porch railing with
a historically-sensitive, wood balustrade. The proposed project does not
include or contemplate the full restoration of the porch.

Request:
Permit Review for
Replacement of a Porch
Balustrade

HPC Case Number:
2017-027

Staff Liaison:
Michael Lambert
Preservation Planner
630/938.4541
preservation@geneva.il.us

28 South Sixth Street
Proposed Porch Balustrade

REQUEST
Based on a historic photograph of
their home, the Applicants are
seeking approval of a new, front
porch balustrade, constructed of
wood and painted, that is
sympathetic to the historic porch
railing. The existing porch posts will
remain but will be accentuated with
additional moldings and trim to
more closely represent the original
plinths shown in the historic
photograph. The project is subject
to HPC review because it is visible
from the public right-of-way.
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STAFF ANALYSIS
Although the project does not restore the porch in its entirety, the new balustrade is based on historic
documentation and is more complementary to the architecture of the home than the wrought iron railing. The
installation does not impede or preclude the restoration of the porch at some point in the future if an owner chose
to do so.

