Meeting Agenda

CITY OF GENEVA PLAN COMMISSION

MARCH 14, 2019
Location
City Hall
Council Chambers
109 James Street
Geneva, IL 60134
Time
7:00 p.m.
Commissioners

Scott Stocking, Chairman
John Mead
Fred Case
Mike Dziadus
Mim Evans
Cindy Leidig
Ron Stevenson
Michael Slifka
Bradley Kosirog

MEETING #1205

1. Call to Order
2. Roll Call
3. Approval of Agenda
4. Approval of Minutes: January 24, 2019
5. Public Hearing:
A. The Beer Cellar – A request for a Special Use per Section 116C-3 to allow the package sale of alcoholic beverages and
the operation of a tavern in the B2 Business District.
Location: 204 W. State Street
Applicant: David Hawley, The Beer Cellar
6. Public Comment
7. Other Business
8. Adjournment

Staff Liaison
Paul Evans
City Planner
Phone: (630) 845-9654
Email: pevans@geneva.il.us

This Plan Commission meeting is being audio and video tape recorded, transcribed by a court
reporter and/or summary minutes are being taken by a recording secretary. The City of Geneva
complies with the requirements of the Americans with Disabilities Act of 1990. Individuals with
disabilities who plan to attend this meeting who require accommodations in order to allow them
to observe and/or participate in this meeting are requested to contact the 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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PROCEDURES FOR PUBLIC HEARINGS

Plan Commission Agenda
March 14, 2019

It is the Plan Commission’s job to conduct public hearings in order to receive testimony for and against
petitions for general amendments to the zoning ordinance, zoning map amendments, zoning text
amendments, special use permits and amendments to special use permits.
The procedure followed for public hearings is as follows:
•
•
•
•

•

First, the Plan Commission secretary or the designated representative will read or describe
written items, reports, and plans into the record.
Second, the petitioner will present testimony in favor of the petition and will present any
supporting plans or exhibits.
Third, the Commission members will have an opportunity to question the petitioner.
Fourth, the Commission will then receive citizen testimony both for and against the
petition. Questions about the proposal may be directed to the petitioner or petitioner’s
witnesses and questions about the Plan Commission process itself may be directed to me.
Following such testimony the petitioner and the Plan Commission may ask questions of
those who testified.
Finally, the petitioner may provide a rebuttal to any testimony in opposition.

When all the testimony is brought into the record the hearing will be closed and the Plan
Commission will make a recommendation to the City Council in the form of a motion or motions.
•

•

•

•

•

In order to give testimony, you must provide your name and address on the registration sheet
located at the entrance of the hearing room and sign in the space provided. By signing the
registration sheet, you agree and understand that anything you say will be considered sworn
testimony and affirm to tell the truth, the whole truth and nothing but the truth.
When giving testimony please approach the lectern, speak directly into the microphone so
that you may be heard. Please begin by stating your name and giving your address. If you
speak additional times, please state your name each time for the record.
Please be concise when presenting your testimony and if your point has already been made, it
is not necessary to repeat it. Each of these points is recorded and will be considered as the
Plan Commission develops findings of fact and a recommendation or recommendations.
You may provide your testimony in written form, but such written testimony must be
presented to the Plan Commission secretary or the designated representative prior to the
closing of this hearing.
After the process is completed and everyone wishing to present testimony has spoken, the
Commission will then decide whether it has heard adequate testimony in order to make a
decision. If it has, the public hearing will be closed.

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

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

PLAN COMMISSION MINUTES
City of Geneva
109 James Street - City Council Chambers
January 24, 2019 – Meeting #1204
Chairman Stocking called the meeting of the Geneva Plan Commission to order at 7:00 p.m. Roll call
followed:
Present:

Chairman Stocking; Commissioners Mead, Evans, Leidig, Slifka, Stevenson

Absent:

Commissioners Case, Dziadus, Kosirog

Staff Present:

City Planner Paul Evans

Public Present: Mr. Justin Heinz, Tri-City Land Management, LLC, 77 N. First Street, Geneva; Court
Reporter Joanne Ely with Planet Depos; Recording Secretary Celeste Weilandt
_________________________________________________________________________________
Approval of the Agenda
Commissioner Evans made a motion to approve the agenda. Second by Commissioner Mead.
Motion carried by voice vote of 6-0.
Approval of Minutes of December 27, 2018
Minutes of the December 27, 2018 meeting were approved on motion by Commissioner Evans
Second by Commissioner Slifka. Motion passed by voice vote of 6-0.
Public Hearing
Chairman Stocking swore in applicant, Mr. Justin Heinz. Contents of the Plan Commission file were
read into the record by City Planner Paul Evans. The following public hearing was opened by the
chairman:
A.
Zoning Ordinance Text Amendment – A request to amend Section 11-6D-2 to
expand the list of permitted uses in the B3 Business District to include “Health or Fitness
Clubs.” Applicant: Justin Heinz, Tri-City Land Management, LLC
Applicant, Mr. Justin Heinz with Tri-City Land Management, LLC, summarized his request
involved the space above 207 S. Third Street, just above the Olivia Restaurant. The space was
previously occupied by Strut, a clothing store, and a hair salon. Peak Fitness in St. Charles
approached him about opening a yoga studio in the space. However, current zoning in Geneva did not
permit the use in the space as B-3, but B-2 did allow health and fitness clubs. He was seeking a text
amendment to allow the fitness club into the space.
Asked how parking would be addressed, Mr. Heinz said he was told the classes would be small
with 5 individuals to a class. However, he could not confirm that number because the studio owner was
not present. Mr. Heinz pointed out another issue which affected the number of persons allowed in the
studio was sprinklers. If the studio owner went over a certain amount of persons, he would be required
to sprinkler the property and he did not want to install sprinklers. Therefore, Mr. Heinz said a clause
was written into the lease to that affect and if sprinklers had to be installed then the lease would
become void. He did not know the occupancy limit for the space.
Per Commissioner Evans’s question on whether this change could potentially be opening up
other issues in the B-3 zoning, Planner Evans explained that generally B-3 was zoned for first-floor
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retail businesses, some of non-retail business were grandfathered in, but there were also non-retail
uses approved above and below the first floor. Because staff confirmed the space in question was
considered a second floor, the applicant, Mr. Heinz asked if he could amend his request to the second
floor only, if it was fine with the commission. He would write the text into the tenant’s lease.
Commissioners appeared fine with the request given that the building was unique and did not
necessarily have a street level. Commissioner Slifka also noted the use was not permitted as a special
use in B-3 either, which staff confirmed was the reason for the text amendment.
Commissioners had concern about the intensity of the use and whether its intensity could affect
nearby tenants with noise or shaking, etc. Mr. Heinz concurred. Commissioner Mead felt limiting the
type of use to a lighter use made sense. Commissioner Evans explained that a special use could limit
it. Commissioners and staff discussed among themselves 1) whether there were any structural
requirements necessary, 2) the definition of Health and Fitness Clubs was a broad term, and
3) applying a special use allowed the commission to be more selective. Commissioner Leidig did not
support the health and fitness use.
After discussing the concern of noise possibly impacting nearby tenants and what the applicant
was actually seeking, Commissioner Evans suggested limiting the use to the four uses being
requested: yoga, ballet bar, core conditioning and flexibility training as long as there was no issue with
the tenant below. Commissioner Leidig supported that as long as there was no impact. Mr. Heinz
explained that there were clauses in the applicant’s lease to protect the other tenants.
Conversation then moved to whether a special use could be considered tonight, wherein
Planner Evans explained that tonight’s hearing was for a text amendment but if the commissioners
wanted a special use, it would require the applicant to file a special use application and Mr. Heinz and
the tenant would have to return for another hearing. Mr. Heinz voiced concern not knowing a special
use was an option and confirmed with Planner Evans that he could have requested a special use prior,
wherein Planner Evans explained that he (Mr. Heinz) came in seeking a permitted use.
Planner Evans proceeded to summarize the difference between a special use request and a
permitted use request and the length of time needed if a special use application was filed instead.
Commissioner Mead asked fellow commissioners if there were any implications if the commission
limited the application to the four uses mentioned above, wherein noise was mentioned as an issue.
Dialog then followed on the definitions for the four individual uses: yoga, ballet bar, low impact cardio,
and flexibility training.
Mr. Heinz explained that commercial leases usually included a clause for the “right to quiet
enjoyment” and if he, as a landlord, allowed someone to go into a space with an allowed use and that
use caused disturbances to nearby tenants, those tenants could come to him stating he
violated/breached their right to quiet enjoyment because he allowed the use to go in next-door. In this
case, Mr. Heinz stated that as long as the added language of “low impact” and a limit to the four types
of exercise were stated, it minimized the risk for that to happen. He also believed the lower tenant
would monitor the newer tenant if there was a noise issue.
Conversation was raised on how long it would take for this case to be approved as a special use
which Planner Evans explained in more detail. Further dialog followed. Planner Evans also described
some of the changes that were being reviewed in the City’s zoning ordinance as it pertained to a new
district where fitness clubs were being defined as Personal Services.
Upon hearing staff’s explanation of the zoning changes to come – whether approved or not Commissioner Evans believed the commission should approve tonight the use by right with the lowimpact language in order for the tenant to start the business and to not have Mr. Heinz go through the
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special use process when such uses were going to be reviewed by this commission in a couple of
months. [Detailed explanation followed by Planner Evans and Commissioner Evans regarding the
comprehensive review that was taking with the City’s downtown zoning ordinance and matching it to
the City’s Downtown master plan.]
Commissioner Mead made a motion to close the public hearing.
Commissioner Stevenson. Roll call:
Aye:
Nay:

Evans, Leidig, Mead, Slifka, Stevenson, Stocking
None

Second by

MOTION PASSED. VOTE: 6-0

Commissioner Mead made a motion to approve a zoning ordinance text amendment to
Section 11-6D-2 to expand the list of permitted uses in the B-3 Business District to include Low
Impact Exercise uses to include Yoga, Ballet Barre, Core Conditioning and Flexibility Training
and be limited to spaces not on the first floor level, subject to the analysis contained in staff’s
report. Second by Commissioner Evans. Roll call.
Aye:
Nay:

Mead, Evans, Leidig, Slifka, Stevenson, Stocking
None

MOTION PASSED. VOTE: 6-0

Public Comment – None.
Other Business
Planner Evans reported that currently there were no applications scheduled for the next meeting on
February 14, 2019. Other updates included the Oberweis proposal and the Hamilton Place (Cetron
Place) project. Regarding the charette, Planner Evans reported that five proposals were received. A
recommendation will be determined in February. Planner Evans elaborated on the work that takes
place with this kind of charette. He also encouraged commissioners to attend the upcoming zoning
ordinance meetings.
Adjournment
Meeting was adjourned at 7:55 p.m. on motion by Commissioner Evans, second by
Commissioner Leidig. Motion carried unanimously by voice vote of 6-0.

Community Development Department Report

CITY OF GENEVA PLAN COMMISSION

MARCH 14, 2019

AGENDA ITEM 5A

SPECIAL USE
THE BEER CELLAR - GENEVA

Applicant
David Hawley, The Beer Cellar
Location
204 W. State Street
Request
A Special Use per Section 116C-3 to allow the package sale
of alcoholic beverages and the
operation of a tavern in the
B2 Business District.
Recommendation
Staff will provide a
recommendation at the
conclusion of the public
hearing.

Figure 1. Location Map. Prepared by Geneva Planning Division, March, 2019.

Staff Liaison
Paul Evans
City Planner
Phone: (630) 845-9654
Email: pevans@geneva.il.us

BACKGROUND/PROPOSAL
As shown in Figure 1, the subject property is located on the south
side of W. State Street just west of 2nd Street in downtown Geneva.
The space, formerly occupied by Board Sports Unlimited, has an area
of approximately 2,355 square feet. The applicant, David Hawley of
the The Beer Cellar – Geneva, would like to renovate the space into a
retail craft beer bottle shop and tap room. Customers would be able
to sample local craft beers and/or purchase craft beers to take with
them. The store hours are expected to be less than those of other
restaurants which serve alcoholic beverages, as the Beer Cellar is
expected to open around noon and close by 10 or 11 pm on most
days. Mr. Hawley currently operates a Beer Cellar in Glen Ellyn.
Please see attached project narrative and project plans for more
information.
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REQUEST

The property is located in the B2 Business District, which requires a Special Use for the “packaged sale of
alcoholic beverages” and for a “tavern”. Therefore, Mr. Hawley is requesting a Special Use per Section
11-6C-3 of the Geneva Zoning Ordinance to allow the package sale of alcoholic beverages and the
operation of a tavern at 204 W. State Street in the B2 Business District.

PROPERTY INFORMATION
Halsa, Aromatherapy and the Geneva Diner are located immediately to the east of the subject property.
Mish, women’s apparel, borders the property to the west. Across State Street to the north is Old Towne
Pub and Vargo’s Dance studio. Located behind the subject property to the south is Lebin Financial
Planning. The subject property and all the surrounding properties are zoned B2 Business District and are
designated in the Comprehensive Plan as “Downtown Commercial/Mixed-use”. Please see Table 1
below and Figures 2 and 3 on the following pages for surrounding property information including
existing zoning, existing land uses, and future land use designations.
LOCATION

Subject
Property

ZONING DISTRICT

B2 Business District

North

B2 Business District

South

B2 Business District

East

B2 Business District

West

B2 Business District

LAND USE

COMPREHENSIVE PLAN

Liquor Store and a Tavern

Downtown Commercial/
Mixed-Use

Old Towne Pub and Vargo’s
Dance
Lebin Financial Planning

Downtown Commercial/
Mixed-Use
Downtown Commercial/
Mixed-Use
Downtown Commercial/
Mixed-Use
Downtown Commercial/
Mixed-Use

Halsa, Aromatherapy/
Geneva Diner
Mish, womens apparel

Table 1. Surrounding Property Information. Prepared by Geneva Planning Division, March 2019.
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Figure 2. Zoning Map of the Subject Property and Surrounding Area. Prepared by Geneva Planning Division, March 2019.

Figure 3. Future Land Use Designation of the Subject Property and Surrounding Area, based on the 2013 Downtown
Station Area Master Plan. Prepared by Geneva Planning Division, March 2019.
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REVIEW COMMENTS/STAFF ANALYSIS

Special Use
The Beer Cellar - Geneva

Special Use Approval
Staff has evaluated the proposed special use in relation to the nine (9) special use standards the Plan
Commission uses in formulating it findings of fact, as set forth in Section 11-14-4(F) of the Zoning
Ordinance. Based on evidence and testimony provided at the public hearing, the Plan Commission may
choose to use this analysis as the basis for its findings of fact, or formulate its own findings.
1. The proposed use at the specified location is consistent with the comprehensive plan.
The subject property is designated for “Downtown Commercial/Mixed-Use” uses in the City’s
adopted Downtown Station Area Master Plan. All of the surrounding properties are also designated
as Downtown Commercial/Mixed-Use in the Downtown Station Area Master Plan. The Downtown
Commercial/Mixed Use designation is consistent with the proposed land use as a liquor store and
tavern. The proposed liquor store and tavern use at this location would be consistent with the City’s
Comprehensive Plan.
2. The proposed building or use will not diminish the value of adjacent and nearby properties.
The operation of a packaged liquor store and tavern would be compatible to other downtown
establishments such as Old Towne Pub, The Geneva Ale House, SavWay Fine Wine & Spirits,
Stockholm’s, Little Owl, and 7-11. While the sale of packaged alcoholic beverages and taverns are
Special Uses in the B2 District, the sale of alcoholic beverages at restaurants is common along State
Street. There are several establishments along W. State Street which sell alcohol for the
consumption on or off premises and there has not been any indication that such uses diminish the
value of adjacent and nearby properties.
3. The proposed use at the specified location will not substantially or unduly increase traffic, traffic
congestion and on-street parking demand in the immediate vicinity of the proposed use and in the
area affected by traffic generated by the proposed use.
The proposed package sale of alcoholic beverages and the operation of a tavern would generally
draw more people after 5 pm and less throughout the day than typical retail uses. Beer Cellar
patrons are most likely to stop by after work. For Glen Ellyn, Fridays from 3-6 pm and Saturdays are
the busiest days. The City of Geneva Zoning Ordinance does not require any additional parking
spaces to be provided for non-residential permitted or special uses in the downtown business
districts. The subject property does not have any off-site parking spaces but there is a public parking
lot located behind the store and public on-street parking located on State Street, Second Street and
James Street. The proposed use would not unduly increase traffic, traffic congestion and/or onstreet parking demand in the immediate vicinity.
4. The proposed use has been designed to provide for adequate ingress and egress to minimize
potential vehicle conflicts and congestion in public streets.
The subject property does not have any vehicular ingress or egress. The proposed use would not
have any impact on the existing ingress and egress in the area, or cause any undue impact on vehicle
conflicts and congestion in public streets.
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5. The proposed building or use will not adversely affect or change the character of the area in which it
is located.
The subject property has been a commercial building in downtown Geneva since its construction in
1887. The proposed use as a liquor store and tavern is consistent with and complementary to other
similar commercial uses found throughout the downtown. The City has sufficient on-street and offstreet parking spaces available to support this proposed use. The proposed liquor store and tavern
would be replacing a former retail use Board Sports Unlimited. The proposed use would not
adversely affect or change the character of the area in which it is located.
6. The proposed use at the specified location will not adversely affect the use and development of
adjacent and nearby properties in accordance with the regulations of the district in which they are
located. The location, size and height of proposed buildings and other structures, and the operation
of the use will not adversely affect the use and development or hinder the appropriate development
of adjacent and nearby properties.
The applicant’s building was built in 1887 as the Community Building. This space has been part of
the core of the downtown for over a century and used as a general store and restaurant among the
commercial uses over its lifetime. The proposed use is consistent with other similar establishments
that sell alcoholic beverages on State Street in the B2 District. The commercial use of the subject
property has not deterred the development of adjacent properties. The proposed use as a liquor
store and tavern on the subject property is consistent with the Geneva Comprehensive Plan land use
designation for this property. No exterior building changes other than signage are being proposed.
Therefore, the proposed use should not adversely affect the use and development of adjacent and
nearby properties.
7. Adequate utility, drainage, parking and other necessary facilities to service the proposed use will be
provided and that such utility, drainage, parking and other necessary facilities will not adversely
affect the use, development and value of adjacent and nearby properties.
The subject property is serviced by all of the necessary public utilities. The applicant will renovate
the inside of the space with the installation of two new accessible restrooms, new flooring and
ceilings. Adequate utility, drainage, parking and other necessary facilities to service the proposed
use are available. The proposed Special Use would not affect the use, development and value of
adjacent and nearby properties.
8. The proposed building, other structures and use comply with any and all regulations, conditions or
requirements of the city applicable to such building, structure or use.
The applicant is not requesting any zoning deviations as part of this application. The applicant is
planning to appeal the determination by the Building Code Official and the Fire Code Official that the
installation of an automatic fire suppression system is required for the change of use. The applicant
is proposing alternative fire prevention methods that the Building Code Official and Fire Code
Official have reviewed and determined to be acceptable given the floor plan and proposed
occupancy. The Committee of the Whole will consider the appeal on March 25, 2019. The proposed
use will otherwise comply with the applicable regulations, conditions, and requirements of the City.
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9. That the exterior architectural appeal and function of any proposed structure will not be so at
variance with either the exterior architectural appeal and functional plan of the structures already
constructed or in the course of construction in the immediate neighborhood or the character of the
applicable district to cause a substantial depreciation in property values in the neighborhood.
The Beer Cellar is not planning any changes to the exterior of the building other than signage. The
exterior appeal and function of the subject property would not be at variance with the exterior
architectural appeal and functional plan of the structures in the immediate neighborhood as to
cause a substantial depreciation in property values in the neighborhood.

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

REVIEW/APPROVAL PROCESS: NEXT STEPS*
1. April 1, 2019 - City Council consideration of request
*This timeline is provided for informational purposes only, exact dates are subject to change.

ATTACHMENTS
Project Narrative and Response to Special Use Standards submitted by applicant on February 20, 2019
Plat of Survey submitted by the applicant on September 18, 2014
Building Floor Plan prepared by Valerio, Dewalt, Train Associates, Inc. dated February 20, 2019
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