Meeting Agenda

CITY OF GENEVA, HISTORIC PRESERVATION COMMISSION

MEETING LOCATION &
HPC INFORMATION

Location:
Geneva City Hall
Council Chambers
109 James Street
Geneva, IL 60134
Time:
7:00 p.m.

Commissioners:
Scott Roy, Chairman
Nanette Andersson
Al Hiller
Zachary Ploppert
Geri Schock-Soderberg
Carolyn Zinke
Staff Liaison:
Michael A. Lambert
Preservation Planner
630/938.4541
preservation@geneva.il.us

TUESDAY, MAY 20, 2014 MEETING

1.

Call to Order

2.

Roll Call

3.

Approval of Meeting Minutes
April 15, 2014

4.

HPC Review of Building Permit Applications
NOTE: Staff Analysis will be provided at the meeting for the
following cases:
A. 127 N. First Street
Applicant:
Application for:
B.

212 S. Fifth Street
Applicant:
Application for:

C.

204 S. Fifth Street
Applicant:
Application for:

D. 522 Campbell Street
Applicant:
Application for:

CASE 2014-027
W. Alex Teipel – Architect
Shodeen Management
New Attached Garage
CASE 2014-032
Avondale Custom Homes
Ken Overstreet / Dave Myszka
Carriage barn Relocation – Lot 1
Exter’r. Improvements to Residence – Lot 1
CASE 2014-033
Avondale Custom Homes
Ken Overstreet / Dave Myszka
New Infill Residence – Lot 2
CASE 2014-002
Avondale Custom Homes
Ken Overstreet / Dave Myszka
New Infill Residence – Lot 4

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.
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HPC Concept Review of Proposed Development Projects
NOTE: Staff Analysis will be provided at the meeting for the
following case:
A. 627 James Street Street, et.al.
CASE 2014-034
Applicant:
Dave Patzelt
Shodeen Group
Application for:
Proposed Redevelopment of existing
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and James streets
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Commissioners:
Scott Roy, Chairman
Nanette Andersson
Al Hiller
Zachary Ploppert
Geri Schock-Soderberg
Carolyn Zinke

TUESDAY, MAY 20, 2014 MEETING

6.

Secretary’s Report
Preservation Month Recap

7.

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

8.

Adjournment

Next meeting June 17, 2014
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The City of Geneva complies with the requirements of the Americans with Disabilities Act of 1990.
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HISTORIC PRESERVATION COMMISSION MINUTES
109 James Street - Council Chambers
Geneva, Illinois 60134
April 15, 2014, 7:00 p.m.

1.

Call to Order

Chairman Roy called the April 15, 2014 meeting of the Geneva Historic Preservation
Commission to order at 7:00 p.m. Roll call followed:
2.

Roll Call
Present HPC:

Chairman Roy, Commissioners Andersson, Hiller, Ploppert, SchockSoderberg, Zinke

Staff Present:

Preservation Planner Michael Lambert

Others Present: Pietro Verone, 416 Hamilton St.; Paul Zellmer, 418 S. Sixth St., Linsey De
Los Santos, 30 W. State St.; Joe Stanton, 524 W. State St.; Liz Safanda,
1013 Dunstan; Recording Secretary Celeste Weilandt
3.

Approval of the March 18, 2014 Minutes

The March 18, 2014 minutes were approved, as presented, on motion by Commissioner
Zinke, seconded by Commissioner Schock-Soderberg. Motion carried by voice vote of 4-2
(Abstain: Ploppert, Andersson)
4.

HPC Review of Building Permit Applications

A.
515 Hamilton Street (Case No. 2014-007); New Free-standing Front Yard Sign;
Applicant: Joe Stanton - Applicant, Mr. Joe Stanton, 524 W. State Street, Geneva confirmed that
the sign’s wood backing would remain the same with composite aluminum bolted on and removed
as tenants changed. The sign would be white with a black vinyl border around it. Mr. Stanton
stated he would confirm the location of the sign and note it on the permit. Positive comments
followed regarding Mr. Stanton’s renovation of the building. Motion by Ploppert, seconded by
Andersson to accept the proposal for a new free-standing front yard sign. Roll call:
Aye:
Nay:

Andersson, Hiller, Ploppert, Schock-Soderberg, Zinke, Roy
None
MOTION CARRIED. VOTE: 6-0

B.
107 S. Second Street (Case No. 2014-009): New Front Yard Fence; Applicant: Villa
Verone Ristorante Italiano, Mr. Pietro Verone - Mr. Lambert noted the application was part of a
liquor permit request and because the building was a contributing building in the historic district,
the fence had to come before this commission.
Mr. Pietro Verone, owner of the restaurant, confirmed the 4-foot fence will be a black
wrought iron fence with footings. The fence will be permanently located since it will be located on
uneven dirt, with landscaping to be planted by the driveway side. The existing hedge will remain
on the outside of the fence. For clarification, Mr. Verone stated no gate will be provided even
though his drawings reflected a gate; just an opening. Mr. Lambert believed a gate was required
by code but stated that zoning staff would have to confirm the need for a gate. Mr. Verone stated
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that if a gate were required, that it have no latch. The current arch would remain. Commissioner
Andersson moved to accept the application for a new front yard fence with either a gate, if
required, or not, if the owner preferred. Seconded by Commissioner Ploppert. Roll call:
Aye:
Nay:

Andersson, Hiller, Ploppert, Schock-Soderberg, Zinke, Roy
None
MOTION CARRIED. VOTE: 6-0

C.
30 W. State Street (Case No. 2014-010); New Awnings/Fabric Structures at Existing
Patio; PF Zellmer Architects; Lindsey De Los Santos - Historic Planner Lambert clarified that he
reviewed this request as a fabric structure and not as an awning. He explained the deck will be
covered with a three-piece fabric structure. Architect, Mr. Paul Zellmer, explained the removable
(with bolts) one-steel frame structure will be painted black with a stretched awning over the top of
the frame, similar to the structure that was approved prior for the lower deck He clarified that the
working drawings were correct but the color renderings were inaccurate, noting the awning would
be one sail and one color (cappuccino). Current posts and lights would be removed. Concern was
raised that water would drain off the shade towards the brick building; however, Mr. Zellmer
indicated that, per fire code, the structure had to be located 4-feet away from the building and it
should not be an issue. Commissioner Zinke made a motion to approve the proposal with the
canopy, as depicted in the working drawings (one long rectangle), and that the sail color be
cappuccino, as presented. Seconded by Commissioner Ploppert. Roll call:
Aye:
Nay:

5.

Andersson, Hiller, Ploppert, Schock-Soderberg, Zinke, Roy
None
MOTION CARRIED. VOTE: 6-0

Secretary’s Report (Staff Update)

Mr. Lambert referenced his permit review report on the dais. He discussed he was
finalizing items for Preservation Month and has decided that a jury will be awarding projects on one
day only (Friday, April 26th) versus two days, as he cannot get individuals to commit to a Saturday.
As a general comment, Lambert said he has been spending much staff time with applicants who
want to live in the historic district, fielding their questions, discussing permits, etc.
6.

New Business

A.
From the Commission - Updates followed on Mr. Lambert’s efforts in contacting
Mary Kaiser from Geneva High School regarding the video project; the fact that no appointees
have been chosen for the HPC; and an status update regarding the Mill Race Inn. Commissioner
Andersson mentioned her recent continuing education class for architects, presented by Wood
Works, on the preservation and the assessment of wood structures and asked if the class counted
towards her commissioner training. Staff asked that she provide her training certificate.
Commissioner Hiller updated the commissioners about the Then and Now poster walking
tour, noting that the posters have been located at various locations and each poster will have a QR
code on it which the public can access from their digital/wireless device to get additional
information about the historic building they are standing in front of. Benefits of the QR technology
followed. Additional comments followed that this event needed to be publicized in the press, on
the city’s web site, and on the Preservation Partners web site.
B.
From the Public - Ms. Liz Safanda, member of Preservation Partners, shared some
of the projects she has planned for Preservation Month and the importance of awareness.
Planned is a walking tour on May 29th, 7:00 p.m. following the Then and Now posters, starting at
2
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Dodson Place and walking up Third Street. Newsletters of the planned activities will be mailed to
the commissioners on May 1st. Ms. Safanda pointed out that Adams Gibbons will also be holding a
walking tour on the east side of Geneva (south side of State Street), followed by a mid-June tour of
the north side of State Street. Lastly, in May-June, Preservation Partners has planned a “This
Place Matters” campaign” (similar to the National Trust campaign whereby individuals submit
photos of buildings that matter to them), where Preservation Partners will select two dozen
buildings in the Tri-Cities and in the Village of Wayne that are located “off the beaten path” and
lesser known. The public can vote for their three favorites out of the 24 structures. Details followed
with Ms. Safanda sharing some historic building photographs with the commissioners.
Returning to the “Then and Now” walking tour, Commissioner Hiller presented 6 of 15
posters that will be placed around town for the tour. Closing the dialog, Commissioner Zinke
commented about a meeting she attended recently discussing social media and historic
preservation, mentioning there is a Facebook site called “You know you live in Geneva, Illinois
when …” and encouraged commissioners to join.
7.

Adjournment

The meeting was adjourned at 8:00 p.m. on motion by Commissioner Ploppert, seconded
by Commissioner Andersson. Motion carried unanimously by voice vote 6-0.
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April 28, 2014
David DeGroot
City of Geneva
22 S. First Street
Geneva, IL 60134
Re:

Northeast corner of James and 7th Street, Geneva IL
Concept Plan Review

Dear David:
After several presentations of various plans for redeveloping the northeast corner of James
and 7th Street, as well as several staff reviews of the various proposed plans, we respectfully
request the Plan Commission and the Historic Preservation Commission review and provide
concept feedback on three of the suggested plans.
For background information and recent history of the subject properties following are a series
of photographs of the subject property and surrounding area.

a) Looking east on James from 7th

b) Existing homes on the north side of James east of 7th

c) A two car garage and warehouse with an overhead door exist in the rear of the subject property

d) East side of 7th Street with James Street on the right and the parking lot on the left of the existing Cocoa Bean
pastry shop

e) Looking north on 7th from James Street

Existing zoning:

The Geneva Zoning map indicates the property is zoned B2-J. B2-J is a Transitional Business
District which allows for dwelling units above the ground floor only. The buildings on the
property are currently permitted as they are legal non-conforming.
Comprehensive Plan:

The property is designated as “Residentially Scaled Commercial” in the City’s adopted land use
plan. As shown above, it is also called out in the Opportunity Site 3 in the Downtown Station
Area Master Plan as “possible residentially scaled commercial (transition business)
redevelopment respectful of the building design and intensity of nearby James Street
residences and former residences that have been converted to business uses.”
Occupancy:
The commercial buildings were last occupied with a commercial user who vacated in
December of 2009. Since that time the commercial property has been marketed for lease
during different periods of time by Shodeen Management, Summers Commercial Realty and
Murray Commercial Realty. In February of 2013, an interior demolition was completed to strip
the interior of the building space back to just load bearing walls to try and make it more
marketable. As of the date of this letter, no viable commercial user has been obtained. The
white residential unit has been occupied and continues to be occupied. The yellow corner
house was vacated by the last market rate tenant in 2004. The white house has been occupied
with market rate tenants.
Proposed Plan:
We prepared and presented at least 6 different plans for the proposed development of the
subject property. The plans were reviewed by City Staff and a variety of comments were
offered on each of the plans. These plans can be basically described as follows:
1. Remove the entire commercial building and both residential units, build a mixed-use
development with first floor commercial, 3 floors of residential apartments/condominiums
and underground parking.
2. Remove the entire commercial building and both residential units, build 3 levels of
residential on top of a first floor enclosed parking level with false windows
3. Remove a portion of the commercial building keeping approximately 3000 square feet and
remove the yellow corner house, build two new row houses facing James Street.
4. Remove the entire commercial building, remove the yellow corner house, retain the white
house on James Street, build 6 Townhome units fronting 7th Street, parking access in the
rear. This plan is attached as Alternate Plan #4 – preferred option.
5. Remove a portion of the commercial building, keeping approximately 3000 square feet of
the existing, remove the yellow house, retain the white house and build 3 new townhomes
fronting on 7th Street. This plan is attached as Alternate Plan #5.
6. Remove a portion of the commercial building, keeping approximately 3000 square feet of
the existing, remove the yellow house, retain the white house and build 3 new townhomes
fronting on James Street. This plan is attached as Alternate Plan #6.
Alternative plans 1 – 3 noted above were generally found not to be acceptable to City Staff for
a variety reasons and thus copies are not being provided. We mention them so that the
various commissions are aware that they were investigated. Alternate plans 4 -6 were well
received and generated less questions of staff. Thus we are requesting the Historic
Preservation and Plan Commission to consider Alternate Plans 4 -6. The Shodeen preferred
plan is plan #4 for a variety of reasons which include:
a. The existing commercial property has been marketed for many years and we have not
obtained any interest in the commercial use. Thus the property needs to have a different
use.
b. Townhomes are a good transitional use between residential and commercial.

c. The townhome use is already incorporated in this area with townhomes directly across
the street on the west side of 7th, townhomes on the south side of James west of 7th, and
townhomes on the east side of 7th between Fulton and South Streets.
d. The City of Geneva has expressed an interest in increasing the population in and around
the downtown business districts.
e. Townhomes fronting on to 7th Street would provide a non-driveway, building face along 7th
Street and would provide residential building and architecture that would face the
residential along James Street much like the Dodson Townhomes on 2nd Street as shown
below:

Regardless of which Alternate Plan is approved and redevelopment of the subject property will
require:
i.
ii.
iii.

An amendment to the Comprehensive Plan
Zoning Map Amendment
And most likely a Preliminary and Final Planned Unit Development

I look forward to having a discussion with as well as obtaining definitive direction from the
Plan Commission and the Historic Preservation Commission relative to the proposed
redevelopment of this property.
Sincerely

David A. Patzelt

Concept Reviews
Amendment to the Downtown Station-Area Master Plan (Opportunity Site 3), Zoning Map
Amendment from the B2-J Business District to the R7 Multiple-Family Residential District,
Preliminary & Final Planned Unit Development - Request for conceptual review of a
proposed redevelopment of properties located at the northeast corner of 7th Street and
James Street. The concept would include demolition of 15 S. 7th Street, the two garages
in the rear of 15 S. 7th Street, and the home at 627 James Street. The concept would provide
six new townhomes facing 7th Street, six guest parking spaces for the townhomes, and a
new garage for the remaining single-family home at 621 James Street.
Location: 13 S. 7th Street, 15 S. 7th Street, 621 James Street and 627 James
Street/Applicant: Dave Patzelt on behalf of the Shodeen Group
Mr. Dave Patzelt, Shodeen Group, 77 N. First Street, Geneva, Illinois, stated he was before the
commission seeking its direction on a preferred option for a development. He reviewed the
location and surrounding character of the site from of number of photographs on the overhead.
A review of the city’s zoning map also followed with Mr. Patzelt explaining that the city’s
Downtown Master Plan recognized the site as No. 9 and was referred to Opportunity Site No. 3
with “possible residentially-scaled commercial, transition/business redevelopment, respectful of
building design and intensity of nearby James Street residences and former residences that have
been converted to businesses or business uses.” Mr. Patzelt explained that he did meet with
staff in a few meetings discussing six different concept plans with Plans 4 (the preferred plan), 5
and 6 being considered for townhomes. Details of each concept plan followed.
Mr. Patzelt handed out a hard copy of Alternative Plan No. 4, which removed the commercial
building in its entirety and then lined up six town units facing 7 Street with garage access from
the east side of the building, similar to the Dodson townhomes located on Second Street. The
mustard home would be razed but the white home would remain and its current two-car garage
would either remain or be reconstructed (along with the stairs) closer to the white home.
Mr. Patzelt believed Plan No. 4 was ideal because the townhomes were a transitional use to the
commercial use along State Street and townhomes existed on the west side of 7th Street as well
as further south on 7th Street. Setbacks were discussed on this plan in more detail. He preferred
the residential use facing 7th Street to give it more prominence to the building and to provide
vehicular access onto James Street. A review of the setbacks also followed.
Next, Alternative Plan No. 5 would include keeping the 3000 sq. feet of the commercial building
and removing a portion of it. A three-unit townhome building would be planned, removing the
mustard house, and its front façade would face James Street, respecting the residential use of
James Street. However, vehicles would be exiting onto 7th Street and parking behind the
commercial building would be questionable. Lastly, Alternative Plan No. 6 was the same as Plan
No. 5 but the vehicular access to the commercial building would be off of James Street.
Mr. Patzelt pointed out the current challenges of the commercial building on 7th Street and
whether it was the right area for a commercial building, noting it had been vacant for many years
with no interest in a commercial use. The question was whether to remove all of the commercial
or a portion of it.
Asked if there was thought about expanding the townhome concept onto the white house since
Shodeen owned it, Mr. Patzelt indicated there was some thought but in trying to be respectful of
historic preservation, he felt the condition of the corner house was so poor that the Historic
Preservation Commission could be fine with removing that house; however, the white house was
not in poor condition, was occupied, and he surmised the HPC would have a difficult time allowing

the white house to be razed. Chairman Rogers personally supported removing the white house
since he also supported increasing density in the downtown area. If the market was right, he
supported homes on both James and 7th Streets, since renting the current commercial building
on 7th Street had no interested parties; Mr. Shodeen and the other commissioners concurred.
Dialog then followed on whether stacked flats should be considered and, if so, the building would
be either three or four levels in height, with parking or commercial located on the first floor, but
the fourth floor would have to be stepped back to minimize the massing. Asked if accessing the
parking lot to the north was considered from this site, Mr. Patzelt indicated that Mr. Anderson
owned that property and had no interest in cross access.
After each commissioner provided their input, the commissioners appeared to be in support for
the six townhomes facing 7th Street (option 4), and, in addition to removing the mustard-colored
house, to remove the white house. There was the concern about the four-story height, however.
Regarding landscaping, Mr. DeGroot indicated that by moving the current garage and the six
guest parking stalls along the east property line and pushing them further to the west, it better
aligned with the drive aisle and created a landscaped buffer. Commissioner Erickson closed by
sharing some of the challenges of leasing out the current commercial building and the fact that if
commercial were to go on the first floor, it would probably struggle like the existing commercial
use. He preferred Alternative No. 4.
Dir. Untch provided staff comments which included that the HPC will want to see from Mr. Patzelt
a demolition proposal/permit which includes a condition analysis of the mustard-colored historic
building, what will it take to make the building code-compliant or viable in the market place, and
can the developer recoup that investment. Dir. Untch emphasized that both, the mustard-colored
and white buildings were contributing structures and the area was experiencing substantial
reinvestment. However, since his staff-level meetings with Mr. Patzelt, he felt more comfortable
with Alternative No. 4, with some flexibility for the north setback off of Cocoa Bean. The 10-ft.
setback off of James Street, while it may have more mass, he did not believe it was much of a
departure from what currently existed and could be “nudged up a little bit to the north.” He felt
the townhomes facing James Street made more sense, pointing out that when reviewing
Alternative Plan Nos. 5 and 6, the parking becomes “co-mingled.” Planner DeGroot also
recommended that the relationship of the end unit to James Street include architectural detail to
that elevation; Mr. Patzelt concurred with adding the details.
In response to staff comments, Mr. Patzelt believed that the justification (financial analysis) for
razing the white house will be tough but he reminded the commissioners he went through the
appeal process for Dodson House and believed the HPC would agree that the development
turned out very well. To the mixed-parking comment with commercial/residential, he did not see
it as an issue and cited Dodson Building 8 had it as well as other communities.
Chairman Rogers also shared that he hoped the HPC would look beyond the saving of one house
and consider the “greater good” of the area by having a new townhome development, thereby
adding to the density. Dir. Untch closed by explaining some of the buildings the HPC has
reviewed, since requesting financial analyses from developers, citing the HPC has preserved
buildings that have been retrofitted, and sometimes expanded, into viable uses, thereby returning
the investment, whereas in other communities, he stated some historic buildings cannot even be
considered in such a way.
Mr. Patzelt appreciated the commissioners’ input and briefly shared some of the things that have
been occurring at the Mill Race Inn.

