Meeting Agenda

CITY OF GENEVA PLAN COMMISSION

JULY 11, 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 #1211

1. Call to Order
2. Roll Call
3. Approval of Agenda
4. Approval of Minutes: May 23, 2019
5. Public Hearing:
A. Art History Brewing – A text amendment to Section 11-6C3 of the Geneva Zoning Ordinance to add “Production
Brewing” to the list of Special Uses in the B2 Business
District. A Special Use for a production brewing facility in
the B2 Business District.
Location: 649-653 W. State Street
Applicant: Tom Rau, Art History Brewing
6. Concept Review:
A. USA Transport Group - Conceptual review of a major truck
repair development. The concept would require
Annexation, a Comprehensive Plan Amendment, a Zoning
Map Amendment, and Site Plan Approval.
Location: Northwest corner of Old Kirk Road and
Reed Road
Applicant: Rares Bagiu, USA Transport Group

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

7. Public Comment
8. Other Business
9. Adjournment
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
July 11, 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 PROCEDURE FOR CONCEPT REVIEWS
On the agenda is a concept review. The Plan Commission will not formulate a recommendation on the
contemplated development. A concept review provides the Plan Commission and the public with an
opportunity to ask questions, provide informal review comments, and convey any concerns they may
have.
A public hearing would be required before the Plan Commission in the future if the developer decides to
submit a formal application for the contemplated development. Notice of a public hearing would be
mailed to all property owners within 500 feet of the property and would be published in a local
newspaper no less than 15 days prior to the public hearing. At a public hearing all interested parties
would be invited to present testimony for or against the petition and cross-examine witnesses
presenting testimony for or against the petition.
The procedure we will follow for the concept review this evening is as follows:
•
•
•
•
•

First, the developer will provide an overview of the contemplated development and will
present any supporting plans or exhibits.
Second, the Plan Commission members will have an opportunity to ask the developer
questions.
Third, members of the public will have an opportunity to ask questions, provide
comments, and convey any concerns they may have.
Fourth, the developer will have an opportunity to answer questions and respond to any of
the comments made.
Finally, the Plan Commission will provide the applicant with informal review comments
and convey any concerns they may have.

We are taking minutes of the meeting so if you do plan on speaking tonight we ask that you provide
your name and address on the registration sheet located near the entrance of the room and sign in the
space provided. We also ask that you state your name and address when you approach the lectern to
speak. If you speak multiple times, please state your name each time. Everyone that wishes to speak
will be given an opportunity to do so. However, if your comment has already been made or your
question has already been asked, it is not necessary to repeat it.
If there are not any questions, is the developer ready to proceed with a presentation?
Please begin by stating your name and address.

PLAN COMMISSION MINUTES
City of Geneva
109 James Street - City Council Chambers
May 23, 2019 – Meeting #1210
Chairman Stocking called the meeting of the Geneva Plan Commission to order at 7:00 p.m. Roll call
followed:
Present:

Chairman Stocking; Commissioners Case, Dziadus, Evans, Kosirog, Leidig (arrives
7:03 p.m.), Mead, Slifka

Absent:

Commissioner Stevenson

Staff Present:

Community Development Director David DeGroot

Public Present: Patti Lane, 516 Ford Street; John Folkerts, 322 N. Fifth Street; Planet Depos Court
Rptr. Joanne Ely; Recording Secretary Celeste Weilandt
_________________________________________________________________________________
Approval of the Agenda
Commissioner Case made a motion to approve the agenda. Second by Commissioner Evans.
Motion passed by voice vote of 7-0.
Approval of Minutes of May 9, 2019
Minutes of the May 9, 2019 meeting were approved on motion by Commissioner Case, second
by Commissioner Evans. Motion passed by voice vote of 7-0 (Leidig arrives 7:03 p.m.)
Public Hearing (continued from 3/28/2019 and 4/25/2019)
Chairman Stocking read the protocol for the following public hearing and swore in those individuals who
would be speaking. Community Development Director DeGroot read into the record the two new items
that were added to the contents of the Plan Commission file.
A.
Downtown Zoning Update – Review and recommendation of proposed text
amendments to Title 11 (Zoning Ordinance) and Title 12 (Subdivisions) of the Geneva City Code and
Zoning Map Amendments for the Downtown Area. Director David DeGroot directed commissioners’
attention to the overhead depicting a summary of the recommendations made to date, recalling that the
recommendation made at the last meeting involved two blocks of properties bounded by Stevens Street
on the north, Peyton Street on the south, Fifth Street on the east, and Sixth Street on the west, and
would be rezoned to the Downtown Single Family Medium Density Residential District. Tonight’s
continuation of the public hearing was to allow those property owners affected by the change to present
testimony in support or opposition to that recommendation.
Chairman Stocking invited the public to speak.
Mr. John Folkerts, 322 N. Fifth Street, was not in favor of changing the zoning from R6 to SF
because his home would lose value. His block would be bordered by Stevens Street on the north, Ford
Street on the south, Fifth Street on the east, and Sixth Street on the west and it would not be in the best
interest for the block to change the zoning. His home currently was single-family residential but he
stated he could increase his home to 3 [units]. He noted some of the other surrounding multi-unit
properties located around him.
No other public comment was received.
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Director DeGroot offered to answer questions. He referenced his draft motion to assist the
commissioners should they move forward but recommended to have one motion summarizing all of the
changes.
In response to Mr. John Folkert’s comments, Commissioner Evans recalled the commissioners
discussed the matter at length and the change was made because commissioners felt this
neighborhood had the potential to remain or return to a strong single-family area and to push it in that
direction versus the other direction. Also, maintaining the single-family zoning on the north side of
downtown was in the best interest of the community. Director DeGroot recalled the area under
discussion was initially a larger area than the two blocks. Part of the commissioners’ consensus was
that the two blocks were more easily grouped together with the single-family homes. The blocks on the
south side of Peyton and on the west side of Sixth Street provided a transitional buffer zone into the
commercial/industrial areas they abutted. Chairman Stocking recalled the area was the same zoning
since 1956. Other commissioners recalled this discussion as well. No further dialog followed.
Motion by Commissioner Evans, second by Commissioner Kosirog, to close the public
hearing. Roll call:
Aye:
Nay:

Case, Dziadus, Evans, Kosirog, Leidig, Mead, Slifka, Stocking
None
MOTION PASSED. VOTE: 8-0

For the record, Commissioner Mead stated he missed the second public hearing for this agenda
item; however, he did thoroughly read the minutes, understood the discussion, and felt comfortable to
vote on this item.
Motion by Commissioner Mead, second by Commissioner Leidig to approve the text
amendments to Title 11 (Zoning Ordinance) and Title 12 (Subdivisions) of the Geneva City Code
and Zoning Map Amendments for the Downtown Area, as presented in the draft documents
provided by staff, with the following exceptions:
1)

2)
3)
4)
5)
6)
7)
8)
9)

Proposed Section 11-4A-4 (Table of Permitted and Special Uses) of the Zoning
Ordinance shall be amended to state “land uses which are not contained in the Table
of Permitted and Special Uses but are seemed to be substantially similar in nature to
the listed or special uses shall be subject to review by the Director of Community
Development;
The maximum building height in the proposed D-MHR Mixed High Density
Residential District shall be 35 feet;
A building containing more than 3 attached single-family dwellings shall require a
Special Use in the D-MHR Mixed High Density Residential District;
The property located at 18 S. 5th Street shall be zoned D-CM Commercial Mixed-Use
District;
The properties along the east side of the 100 block of South Third Street shall be
zoned D-CM Commercial Mixed-Use District;
The property located at 35 N. Bennett Street shall be zoned D-CM Commercial Mixed
Use District;
The properties located at 102, 110 and 114 E. State Street and 5 S. Bennett Street
shall be zoned D-CM Commercial Mixed-Use District;
The properties located at 122 and 130 E. State Street and 22 Crissey Avenue shall be
zoned D-MHR Mixed High Density Residential District;
The property located at 426 River Lane shall be zoned D-MFR Multiple-Family
Residential;
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10) The property located at 417 N. 1st Street shall be zoned D-MHR Mixed High Density
Residential;
11) The properties located at 17, 21, and 29 Anderson Boulevard shall be zoned D-MHR
Mixed High Density Residential District;
12) The properties located at 511 and 513 S. Third Street shall be zoned D-CM
Commercial Mixed-Use District; and
13) The two blocks of properties bounded by Stevens Street on the north, Peyton Street
on the south, Fifth Street on the east, and Sixth Street on the west, shall be zoned DSFMR Single-Family Medium Density Residential, all subject to the findings of fact as
presented in the staff report and the materials found on the Development web site.
Roll call:
Aye:
Nay:

Case, Dziadus, Evans, Kosirog, Leidig, Mead, Slifka, Stocking
None
MOTION PASSED. VOTE: 8-0

Chairman Stocking extended his appreciation to staff for their hard work on the ordinance. Director
DeGroot extended his appreciation to the commissioners for their thoughtfulness in reviewing the
materials and putting in long hours on the matter. A review of next steps followed.
Public Comment – None
Other Business
Director DeGroot stated there may be a case ready for the June 13th meeting; however, there would be
no second meeting in June due to the Mill Race charette. He shared that a press release for the Mill
Race Redevelopment charette had been announced. On the City’s Project Redevelopment web page,
more information could be found regarding the project, including a survey, which Director DeGroot
encouraged the commissioners and others to take. The Mill Race charette is scheduled for June 24th
through June 27th and will be held at Riverside Receptions. A summary followed on the process that
would follow after the charette.
Director DeGroot provided a brief update on the Hamilton Place project (former Cetron site).
Adjournment
Meeting was adjourned at 7:26 p.m. on motion by Commissioner Evans, seconded by
Commissioner Leidig. Motion carried unanimously by voice vote of 8-0.

Community Development Department Report

CITY OF GENEVA PLAN COMMISSION

JULY 11, 2019
Applicant

AGENDA ITEM 5A

ZONING ORDINANCE TEXT
AMENDMENT AND SPECIAL USE
ART HISTORY BREWING

Tom Rau, Art History Brewing
Location
649-653 W. State Street
Request
Zoning Ordinance Text
Amendment to Section 11-6C3 to add “Production
Brewing” to the list of Special
Uses allowed in the B2
Business District. A Special
Use for a production brewing
facility in the B2 Business
District.
Recommendation
Staff will provide a
recommendation at the
conclusion of the public
hearing.
Staff Liaison
Paul Evans
City Planner
Phone: (630) 845-9654
Email: pevans@geneva.il.us

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

BACKGROUND/PROPOSAL
As shown in Figure 1, the subject property is located on the north
side of W. State Street between 6th and 7th Street in the Ace Plaza
Shopping Center. The space, formerly occupied by The Great Frame
Up and Andrea Herrington Hair Designs, has a building area of
approximately 3,687 square feet. The applicant, Tom Rau of Art
History Brewing, is requesting to renovate the subject space into a
microbrewery, tap room and seasonal beer garden. Mr. Rau would
brew several craft beers in the back of the space and have a tap
room in the front for customers to sample Art History craft beers
and/or purchase Art History packaged beers to take with them. The
tap room would be able to accommodate up to 78 persons, with a
small area for private events. The seasonal beer garden would be
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able to accommodate up to 40 patrons on favorable weather days. Please see attached project
narrative and project plans for more information.

REQUEST
The property is located in the B2 Business District, which does not allow production brewing facilities as
a permitted or special use. The applicant is requesting a text amendment to Section 11-6C-3 of the
Geneva Zoning Ordinance to add “Production Brewing” to the list of special uses in the B2 District. The
applicant is also requesting a Special Use for a production brewing facility in the B2 Business District,
specifically for 649-653 W. State Street.

PROPERTY INFORMATION
The subject property is located in Ace Plaza Shopping Center and is surrounded by commercial and retail
establishments. Ace Plaza Shopping Center includes various commercial uses such as Ace Hardware, 711, China Wok, La Venice Nails & Spa, CBD Vape Smoke, Geneva Hearing Services, Mobbela Salon,
Saverio’s Pizza, and Curds and Whey. State Street Diner, Montage Salon & Spa and Prairie Path Podiatry
& Spa are located immediately to the south of the subject property. SavWay Fine Wines & Spirits and
some commercial offices border the property to the east. The City’s electric substation and a singlefamily home are located to the north. To the west of the subject property is the planned
Cetron/Hamilton Place redevelopment project.
The subject property and the properties to the south are zoned B2 Business District. To the east, the
properties are zoned B2 Business, B2-HS and B2-HN Transitional Business. The property to the west is
zoned B6 Planned Unit Development Business to accommodate the mixed-use Hamilton Place proposal.
Directly north of the subject property is zoned R6 Medium Density Two- and Three-Family Residential
District.
Properties to the east, west and south are designated in the Comprehensive Plan as “Downtown
Commercial/Mixed-use”. Additionally, property along N. Sixth Street to the east is designated for
Residentially Scaled Commercial Mixed-Use and Public/Semi-Public uses. Lastly, the properties to the
north are designated for Single-Family Residential uses and Public/Semi-Public uses. 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.

+
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Table 1. Surrounding Property Information. Prepared by Geneva Planning Division, July 2019.

LOCATION

ZONING DISTRICT

LAND USE

COMPREHENSIVE PLAN

Subject
Property

B2 Business District

Downtown Commercial/
Mixed-Use

North

R6 Medium Density
Two- and ThreeFamily Residential
District
B2 Business District

Ace Plaza Shopping Center
(Ace Hardware, 7-11, La
Venice Nails & Spa, China
Wok, Mobbela Salon Suites,
Papa Saverio’s Pizza, Curds
and Whey, CBD Vape,
Geneva Hearing Services
Geneva Electric Substation
Single-Family home
State Street Diner
Montage Salon & Spa
Prairie Path Podiatry & Spa
SavWay Fine Wine & Spirits
Business Offices

Downtown Commercial/
Mixed-Use

South
East

B2 Business District
B2-HS Business Dist.
B2-HN Business Dist.

West

B6 Planned Unit
Development
Business District

Cetron/Hamilton Place
Redevelopment

Public/Semi-Public
Single-Family
Residential

Downtown Commercial/
Mixed-Use
Residentially Scaled
Commercial
Public/Semi-Public
Downtown Commercial/
Mixed-Use

Figure 2. Zoning Map of the Subject Property and Surrounding Area. Prepared by Geneva Planning Division, July 2019.
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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, July 2019.

REVIEW COMMENTS/STAFF ANALYSIS
Zoning Ordinance Text Amendment
The subject property is located in the B2 Business District, which does not allow for the brewing of beer
on-site. “Production Brewing” is only a permitted use in the I1 Light Industrial District. Below is the
definition of “Production Brewing” from the Zoning Ordinance.
PRODUCTION BREWING: A facility for the production and packaging of malt beverages
for retail and/or wholesale distribution. The facility may include a restaurant or tavern
where the beverages produced on site are sold directly to patrons, either for
consumption on site or in hand-capped, sealed containers in quantities up to one-half (½)
barrel.
The B2 Business District is intended to serve the central business district. The new zoning district
recommended by the Plan Commission under the Downtown Zoning Update is called the
Commercial/Mixed Use District. That district is intended to strengthen the downtown with an
orientation toward pedestrians with ground floor retail/commercial uses. Today microbreweries are
becoming more popular in downtowns and the space needs for the brewing equipment and supplies are
very efficient.
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The City currently has two microbreweries, Penrose Brewing Company on Stevens and Stockholm’s on
W. State Street. Penrose is located in the I1 Light Industrial District and Stockholm’s is located in the B2
Business District. Art History Brewing is requesting to brew their beer and sell it on site in their subject
space in a downtown shopping center. The Building Division and Fire Department have reviewed the
plans and are satisfied with the proposed brewery operation with the installation of a sprinkler fire
suppression system.

The addition of “production brewing” as a Special Use in the B2 Business District would be compatible
and complementary to other retail and service uses in that district. The Special Use designation would
allow the City to evaluate production brewing facilities on a case-by-case basis in relation to the nine (9)
special use standards and determine if a proposed operation is appropriate at the proposed location.
Special Use
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 and is in
Opportunity Site 3 in the City’s adopted Downtown Station Area Master Plan. The surrounding
properties to the west, south and east are also designated as Downtown Commercial/Mixed-Use in
the Downtown Station Area Master Plan. Properties to the east are designated for Residentially
Scaled Commercial and Public/Semi-Public uses. The properties to the north are designated for
Public/Semi-Public and Single-Family Residential uses. The applicant points out that Art History
Brewing will upgrade the image and appearance of existing commercial areas; reinforce the
traditional downtown role; and continue to enhance the community gateways with their
development. The Downtown Commercial/Mixed Use designation is consistent with the proposed
land use as a microbrewery and tap room. The proposed microbrewery and tap room 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 Art History microbrewery and tap room would be similar and compatible to other
downtown establishments such as Old Towne Pub, The Geneva Ale House, Stockholm’s, Little Owl,
and the recently approved Beer Cellar. While a microbrewery is a Special Use, the sale of alcoholic
beverages at restaurants and stores along State Street is common. The applicant anticipates
working with local restaurants to serve Art History customers because Art History will not have a
kitchen. In addition, the draw for the microbrewery will also bring more customers to the area for
the local businesses. There are several establishments along W. State Street which sell alcohol for
consumption on or off premises and there has not been any indication that such uses diminish the
value of adjacent and nearby properties.
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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 microbrewery and tap room will generally draw more people after 5 pm and less
throughout the day than typical retail uses. Patrons are most likely to stop by after work and on the
weekends when the demand of other adjacent businesses is reduced. Friday nights and Saturdays
are expected to be the busiest days. Because the subject space is located in an area of downtown
Geneva that does not require any additional parking spaces to be provided for non-residential
permitted or special uses in the downtown business districts, no additional parking spaces are
required for this proposed use. The subject property currently has 99 off-site parking spaces. The
applicant completed a parking utilization study showing an average of over 50 spaces available onsite on Saturdays between 4 pm and 6 pm. During that same time period during the week there
were approximately 40 parking spaces available on site. The applicant also points out that there are
63 on-street spaces located within 2 blocks from the subject space. The proposed use would not
unduly increase traffic, traffic congestion and/or on-street 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 proposed use would not alter the existing ingress and egress locations on W. State Street and N.
Sixth Street. Cars traveling from the north can enter off of N. Sixth Street and all other cars will be
able to enter and exit on W. State Street. Ample on-street parking on Hamilton or W. State Street is
available for any peak overflow. The proposed use would not have any impact on the existing
ingress and egress in the area, or cause any undue impact on potential vehicle conflicts and
congestion in public streets.
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 center in downtown Geneva since its construction in
1971 as a Jewel Food Store. In 1984, the other commercial buildings on the site were built as the
grocery store transitioned to a hardware store. The proposed use as a microbrewery and tap room
is consistent with and complementary to other similar commercial uses found in the Ace Plaza
Shopping Center and throughout the downtown. The applicant has shown via a parking utilization
study and through discussion with the neighbors that sufficient on-street and off-street parking
spaces are available to support this proposed use. 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.
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The applicant’s building was built in 1984. This space has been part of the core of the downtown for
over thirty years and used for various 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, i.e. Cetron/Hamilton Place. The proposed use as a microbrewery and tap room on the
subject property is consistent with the Geneva Comprehensive Plan land use designation for this
property. No exterior building changes other than signage and a seasonal beer garden are being
proposed. Therefore, the proposed use is not expected to 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 completely
renovate the inside of the space including the installation of new accessible restrooms. The
applicant in concert with the property owner is planning to install a new 6” main and sprinkler
system for the subject space. 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 proposed use
will comply with the applicable regulations, conditions, and requirements of the City.
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 applicant is not planning any changes to the exterior of the building other than signage. They
are planning to have a seasonal beer garden in front of the brewery during the warmer months. The
subject property is located within the Geneva Historic District and as such will need to comply with
Historic District guidelines regarding signage, fencing and site materials. 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. August 5, 2019 - City Council consideration of request
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*This timeline is provided for informational purposes only, exact dates are subject to change.

ATTACHMENTS
Project Narrative, Text Amendment Narrative and Response to Special Use Standards submitted by
applicant on June 21, 2019
Plat of Survey submitted by the applicant dated
Site Plan prepared by Allen Pepa Architects dated June 21, 2019
Building Floor Plan prepared by Allen Pepa Architects dated June 21, 2019
Beer Garden Perspective prepared by Allen Pepa Architects dated June 21, 2019
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Art History Brewing Inc. - Project Narrative
Art History Brewing Inc. (AHBI) is a 10 barrel, craft brewery with a taproom and outdoor seating
(beer garden). Tom & Cindy Rau are the sole owners of this C Corporation. Both will be engaged
full time in the business. Tom Rau will be GM and brewer while Cindy will lead all sales efforts.
We will employ a head brewer, a taproom manager and several taproom employees once open.
The projected opening is early 2020. There will be significant licensing, permitting, construction,
equipment fabrication & installation, training & brewing efforts to have a successful opening.
The location is a combination of 2 adjoining retail spaces in the plaza next to ACE Hardware,
located at 649-653 West State Street in the historic district of downtown Geneva.
Operationally, AHBI will brew between 8 and 16 different beers on site, in small 5 to 10 barrel
batches. A barrel of beer being equivalent to 31 gallons. The brewery will consist of a 10 barrel
mash / lauter tun, and a 10 barrel, directly fired brew kettle. The burners & tanks will be vented
to the outside through the roof or side of building. Beer will be fermented in 5, 10 or 20 barrel
fermenters, then moved (pumped) to conditioning & carbonation tanks before being
transferred to serving tanks and kegs. The serving tanks and kegs will be located in a large
cooler on premise. Brewing will take place on Mondays to start. We anticipate brewing up to
twice weekly by the end of our first year. On non-Monday brew days, brewing will take place
before the taproom opens for business at noon.
Below are examples of a Mash Tun & Brew Kettle (Brew House), Fermentor & Serving Tank:

Packaging will be for retail purchase on site only for the first year. Kegs will be filled for
distribution to local restaurants wishing to carry our products, and cans will be filled for on-site
purchase with the goal of being able to provide 6 packs to local retail outlets for sale.

Below is a typical small canning line and keg cleaner:

On the taproom side, seating for 80 persons will be available with additional seating for 40
persons in the beer garden. The taproom will have a bar, some standing areas and tables and
chairs. A small area to the rear of the taproom can be cordoned off for small events. There will
be both a male and female restroom built with 2 fixtures in each.
The beer garden will occupy the paver brick area between the sidewalk and parking lot.
Planters will be used to delineate the space and limit access to the beer garden to the minimum
number of ingress points required by city ordinances. We will apply for a permit to install a
shade system, preferably a pergola, but that may end up being shade sails or at the very least,
table umbrellas. Making the beer garden visually pleasing and integrated into the plaza is
important. Exterior signage will be on the face of the plaza with possible signage on the shading
system & ACE pylon sign, if permitted.
Regular business hours are projected to be 12:00 noon to 10:00pm Tuesday through Saturday
and 12:00 noon to 8:00pm Sunday. Lighting, portable heaters and outdoor speakers will be
used in the beer garden where permitted and AHBI will abide by ordinances regulating activity
and noise levels.
There is sufficient parking in the plaza (80+ spots) with additional street parking along 6th and
State to accommodate customers to the brewery. We anticipate that our busiest times will be
afternoons on weekends & evenings, when other businesses will be closed or on reduced retail
hours. This should allow for a better flow of traffic into the lot.

We anticipate that local restaurants will see increased business since AHBI will have no kitchen.
We will sell prepackaged snacks and retail branded merchandise (hats, shirts, glassware).
AHBI will install a large roll-up door at the back of the building for construction and delivery
access. A concrete pad will be installed within the property line for a glycol chiller unit that will
cool the tanks and heat exchanger.
CO2 tanks will supply necessary gas for carbonating beer and pushing beer through pipes or
hose lines.
A compressor may be installed to pressurize serving tanks if needed (TBD).
AHBI will estimate and measure waste water from operations. Temperature & pH will be
adjusted prior to releasing into the waste water system. A “Clean-in-Place” or CIP system will be
employed to clean tanks & lines, which will recirculate cleaning caustic, acid and rinse water
and hold it in a portable tank for reuse and treatment prior to discarding.
Typical CIP Cart:

On occasion there will be waste beer and wort (unfermented beer). In those instances, care will
be made to slowly release it into the waste water system during off hours. AHBI will abide by
the notification process for any releases outside of those permitted.

Zoning Text Amendment Request Narrative:
The Zoning Ordinance amendment addresses breweries in business districts. The proposal is
the result of recent interest by a brewery that would like to locate on West State Street in the B2
Commercial zone of Geneva, as well as trends in development of small breweries with
taprooms. The barrel limitation takes into consideration the need to keep brewing operations
appropriately sized in Geneva’s commercial district.
The proposal would add the following use as special use in the B-2 zoning district:
Amended 06/21/19:
A facility for the production and packaging of malt beverages for retail and/or wholesale distribution.
The facility may include a restaurant or tavern where the beverages produced on site are sold
directly to patrons, either for consumption on site or in hand-capped, sealed containers in quantities
up to one-half (½) barrel.

Art History Brewing Inc.

Special Use Standards Met:
•

•

The proposed use of a craft brewery with a taproom and beer garden is consistent with
the Geneva comprehensive plan as it will:
o “Upgrade the image and appearance of existing commercial areas, including
buildings, parking lots, signage, landscaping and public rights of way.”
§ Provide improvements to the aging plaza at 653 West State Street, a noncontributing building, thus encouraging high grade tenants into this
western section of the historic district.
§ Provide a draw for new tenants and owners in the Hamilton Place
development.
§ Provide infill development…
§ Improve the desirability of underused property…
§ Encourage rehabilitation of older commercial properties…
§ Encourage the consolidation of small commercial lots… we will be
combining several spaces for one larger business.
o “Reinforce and strengthen the traditional role of Downtown as the City’s
centralized, multi-purpose focal point with a unique charm, appeal and historic
character.”
§ Provide an additional draw for visitors to downtown Geneva. Beer
tourism is a growing industry.
§ Prevent the locating of a brewery taproom in an industrial zone instead
of the downtown commercial zone, and not drawing downtown
customers away.
§ Provide employment opportunities in the downtown historic district.
o “Continue to improve and enhance the community gateways through the use of
special signage, landscaping and other entry design features at key locations.”
§ The western end of the historic district could use investment and
upgrades.
The proposed use will increase the value of the properties adjacent to the space.
o We have met with the owners or managers of Mobbela, Vape 312, Papa
Severios, China Wok and Curds & Whey. They all are excited about added
customer traffic to the plaza. The value of the food businesses will only increase
if new taproom & beer garden customers are purchasing food to consume on
site. Vape 312 & Mobbela are looking forward to the added customer exposure.
o Vacancies in the plaza hurt local businesses by indicating that the area is
undesirable to rent. The taproom & beer garden will compliment the Hamilton
Place development. Hamilton Place and local residents will have one more
service industry within walking distance.
o The property owner is willing to invest in a new 6” main and sprinkler system for
the plaza with a committed long-term tenant such as ours. This raises the value
of the rentable space by adding additional types of businesses that can be
supported.

•
•
•
•
•
•
•

o Fire protection services will now have a sprinkler suppression system in place in
a plaza where there is already a restaurant without one. Sprinklers provide life
and property safety benefits. Co-located tenants will benefit from new fire
suppression systems in case of a fire in the plaza.
The proposed use will make use of existing parking in the ACE lot. The business hours of
the business will be primarily afternoons and evenings. Evening use by other tenants is
limited, so that available parking in the lot will be utilized.
Existing ingress and egress for the lot exists on both State and 6th Street.
The proposed use will add outside seating to the existing building, which will improve,
not diminish, the character of the building.
The proposed use will be a source of new traffic to existing restaurants, China Wok,
Papa Severios, Firewater, and State Street Diner because the proposed use will not
include a food service kitchen.
The proposed use will use existing utilities and drainage. The increased production of
waste water will be minimal – estimated at less than 2,000 gallons per week.
The proposed use will include an outdoor seating license and a request for installation
of a temporary system to provide shade for customers.
The proposed use will not make any significant changes to the outside of the building
except for an exterior sign and patio cover.

Paul Evans
City Planner, Geneva IL

June 20, 2019

Parking Utilization Study:
Saturday, June 15, 4pm to 6pm.
4:00pm: ACE Plaza (not including handicap spaces): 47 available
State St. adjacent to lot: 8 spaces available
4:30pm: ACE Plaza: 49 available
State St. 8 available
5:00pm: ACE Plaza: 51 available
State St. 8 available
There were 63 additionally available spots on streets within 2 blocks: Going North on 6th, East on Hamilton, South on 4th,
West on State (including 5th St.) and the parking lot next to the theatre building.
Note: At 5pm, all but 2 spaces were available in the lot in front of Benjamin Moore across the street. We have not been able
to set up a meeting with the owners to date (est. 60+ spaces). We did not count the available spaces on the south side of
State St.. There were spaces available, but we only counted spaces that would not involve crossing State St.
5:30pm: ACE Plaza: 59 available
State St. 8 available
Tuesday June 18 (AHBI closed Mondays)
5:00pm: ACE Plaza: 46 spaces available, State St. 8 available
Thursday June 20, 5:00pm (Note: During Swedish Days)
ACE Plaza: 36 available
State St. 8 available
There were 37 additionally available spots on streets within 2 blocks: Going North on 6th, East on Hamilton, South on 4th,
West on State (including 5th St.) and the parking lot next to the theatre building.
5:30pm: ACE Plaza: 41 available
State St. 8 available
There were 40 additionally available spots on streets within 2 blocks: Going North on 6th, East on Hamilton, South on 4th,
West on State (including 5th St.) and the parking lot next to the theatre building.
6:00pm: ACE Plaza: 40 available
State St. 8 available
There were 31 additionally available spots on streets within 2 blocks: Going North on 6th, East on Hamilton, South on 4th,
West on State (including 5th St.) and the parking lot next to the theatre building.
Tenant Hours of Operation & Parking Needs:
1. ACE: Mon – Sat: 7am – 8pm, Sun: 9am – 6pm (15 employees at peak, all park in the lot)
2. Vape 312: Mon – Sat: 10am – 11pm, Sun: 10am – 9pm (one employee parks in lot) Customers don’t tend to spend
a lot of time in store.
3. Papa Severios: Mon Sat: 11am – 10pm, Sun: 12pm – 10pm (3-4 employees park in lot, they have 2 drivers who
usually park in front while picking up pizzas)
4. Curds & Whey: Mon & Wed: Closed, Tues: 1lam – 3pm, Thurs: 10am – 5pm, Fri: 11am – 5pm, Sat: 9am – 5pm, Sun:
11am – 3pm (1 employee parks in lot)
5. 7-Eleven: 24 Hours, 7 Days (1 employee parks in lot)
6. China Wok: Mon: 11-9:30pm, Tues: Closed, Wed – Sat: 11am – 9:30pm, Sun: 12pm – 9:30 pm (was not able to
speak with owner this week – est. 3-4 employees park in lot)
7. Mobbela Salon: Hours? (6-7 employees park in lot)
8. La Venice: Mon – Fri: 10am – 8pm, Sat: 9am – 6pm, Sun: 11am – 5pm (est. 8 employees park in lot)

9. Hearing Center: Mon – Fri: 8:30am – 5pm, Sat & Sun Closed (Employee count TBD)
10. Shed Spa: Mon, Wed, Fri, Sun: Closed, Tues & Thurs: 9am – 8pm. Sat: 9am – 3pm (employee count TBD)
Parking Comments From Meeting With Tenants, Owners, Managers
1. ACE – No concerns about additional customer traffic. Owner does not provide any guaranteed parking in their
lease agreements.
2. Vape 312: No concerns about additional customer traffic – sees it as improving his business opportunity
3. Papa Severios: No concerns about additional customer traffic – sees it as improving her business opportunity
4. Curds & Whey: No concerns about additional customer traffic - sees it as improving his business opportunity
5. 7-Eleven: No concerns about additional customer traffic, their customers park in front
6. China Wok: Left message for owner, waiting on a response
7. Mobbela Salon: Left message for owner, waiting on a response
8. La Venice: Left message for owner, waiting on a response
9. Hearing Center: Closed at 5pm, didn’t leave a message
10. Shed Spa: Closed at 5pm, didn’t leave a message
Note: SavWay commented they do not allow public parking in their lot, but there is no sign stating that. We agreed to
inform our customers that they should not park in SavWay’s lot if that issue arises. Otherwise, they welcome our customers
to the area (beer drinkers are their customers too).

Geneva Plaza, Sixth Street (between State & Hamilton streets) & Hamilton Street (between Fifth & Sixth streets)

Parking Restrictions:
Geneva Plaza parking only, as well as
handicap parking spots
No parking this side
90 minute parking 8 a.m. to 6 p.m. and
no parking 2 a.m. to 6 a.m. (except Saturday,
Sunday & holidays)
9 hour parking 8 a.m. to 6 p.m. (except
Saturday, Sunday & holidays)

EXIST. DUMPSTER
EXIST. TRANSFORMER

EXIST. GAS
METER

35
/8"

1 HR. SEPARATION @
SPRINKLER ROOM

"
35
/8"

121 SF

4' - 9 3/4
11 "
/ 2"

120 SF

35
/8"
14'
-0

5' -

05
/8"

COOLER
237 SF

5' - 0"

4' - 0" 4' - 9 1/4"

6' - 0"

MOVABLE
CANNING TABLE

SHELVING

PALLET

CIP

10' - 0"
3 5/8"

KEG
WASHER

DEMO CONC. SLAB
AND REPOUR

10 BBL
FERM

10 BBL
FERM

10 BBL
FERM

5' - 0"

17' - 4"

40 SEATS

GRIST MILL W/
CRACKING
UNIT ABOVE

CLEAN IN PLACE

10 BBL DF
BREWHOUSE

13' - 0"

BEER
GARDEN

3' - 8"

1' - 4"
6' - 0"

4' - 0" 2' - 0" 4' - 0"

84 SF

1,416 SF

14 SEATS

EXISTING
PAVERS

LAB/
OFFICE

FRP, PAINT ABOVE

3' - 6"

HALF WALL W/ WD.
CAP

62 SF

8' - 0"

1' - 4"

10 BBL
FERM

CLOSE OFF
DOOR

38' - 4 3/4"

10 BBL
FERM

10 BBL
FERM

10 BBL
FERM

10 BBL
FERM

3' EXIT DOOR

20 BBL
HLT

Area

Department

COOLER
PACKAGING /BREWHOUSE
LAB/ OFFICE
BREWERY

237 SF
1,416 SF
84 SF
1,737 SF

BREWERY
BREWERY
BREWERY

MEN
WOMEN
TAP ROOM
VEST.
TAPROOM

120 SF
121 SF
1,647 SF
62 SF
1,950 SF

TAPROOM
TAPROOM
TAPROOM
TAPROOM

SPK. RM.
HOUSE SERVICE
TOTAL

69 SF
69 SF
3,756 SF

HOUSE SERVICE

7' - 9"

CARBON
WATER FILTER

1
ART HISTORY BREWING
649-53 W. STATE ST., GENEVA, IL 60134

Name

10 BBL
BRITE

6' - 0"
10 BBL
FERM

01 - Area - Room List

28' - 1 1/4"

27' - 0"
4"
6' - 8"

PACKAGING
/BREWHOUSE

MOP SINK

CO2

2' - 1"

51
/ 4"
4' -

COUNTER

VEST.

37' - 2"

"

O2

(4) DOUBLE
STACKED
HORIZ. TANKS

BAR

34' - 6"

1/8

STORAGE RACK

BEER
TAPS

"

4' - 0"

2' - 6

6' - 0" 16 SEATS

8' - 8"

628 SF

-7

TRENCH
DRAIN

1,647 SF

1' - 4"

13'

DISPLAY CASE

TAP
ROOM

1' - 4"

35
/8"

FR
P,
PA
INT
AB
OV
10'
E
-0
"

COUNTER
LIFTS

MIN.
4' - 0"

11' - 6"

"

12'

ORDER
AREA
28 SEATS

NEW OVERHEAD
ROLLING DOOR

0"

7' -

8' -

69 SF

MEN
MERCHANDISE
DISPLAY SHELVES

9' -

SPK.
RM.

3 5/8" 10' - 0"

6"

WOMEN

4"

3 5/8"

1 HR.
DEMISING
WALL

-4

"

13'

-4

20 SEATS

0"

23' - 8 3/8"

STORAGE PLATFORM ABOVE
RESTROOMS AND OFFICE

GALLERY
DISPLAY
WALLS

FIRST FLOOR PLAN
1" = 10'-0"
DATE:

7/1/19

DRAWN:

AK/KP

SCALE:

1" = 10'-0"

ALLEN

PEPA

PROJECT NO.:

19-014

A R C H I T E C T S

215 FULTON STREET
GENEVA, IL 60134
Ph. 847.695.7092
www.allenpepa.com

SK-1
SD 7/1/19

1

EXTERIOR PERSPECTIVE OF BEER GARDEN

ART HISTORY BREWING
649-53 W. STATE ST., GENEVA, IL 60134

DATE:

7/1/19

DRAWN:

KP/AK

SCALE:
PROJECT NO.:

19-014

ALLEN

PEPA

A R C H I T E C T S

215 FULTON STREET
GENEVA, IL 60134
Ph. 847.695.7092
www.allenpepa.com

SK-2
SD 7/1/19

PROPERTY LINE

GLYCOL
BOX

PUMP
6x6 Cracking

Unit

To
n
15

FERM

HLT-T
10 BBL
DF

BREW

HOUSE

FERM

10
BB
HO L
RIZ STA
TA C KE
N
KS D

10
BB
HO L
RIZ STA
TA C KE
N
KS D

FERM

10BBL
FERM

10BBL

FERM

10BBL

10BBL

FERM

FERM

10BBL

10BBL

FERM

DW

FERM

10BBL

10BBL

L
RIZ STA
TA C KE
N
KS D

10
BB
HO

73,224.36 S.F. (1.681 ACRES)
43,777.8 S.F. (1.005 ACRES)
117,002.16 S.F. (2.686 ACRES)

FERM

BRITE

PROPOSED
BREWERY
3,756 S.F.

10BBL

SHER

10BBL

KEG WA

LOT AREA
PARCEL 1 =
PARCEL 2 =
TOTAL =

20BBL

Ch
ille
r

55 CU
FT HOPPER
TALL
1,070 LBS

20BBL

EXIST. REAR
DELIVERY
DRIVE

BUILDING AREA (COMMERCIAL)
BUILDING 1 = 13,612 S.F.
BUILDING 2 = 21,979 S.F.
BUILDING 3 = 4,050 S.F.
TOTAL =
39,641 S.F.

PROPOSED
BEER GARDEN

.339
FLOOR AREA RATIO =
LOT COVERAGE RATIO = 98%

STREET

TOTAL PARKING SPACES = 95 STALLS
(INCLUDES 4 HANDICAP STALLS)

2
ART HISTORY BREWING
649-53 W. STATE ST., GENEVA, IL 60134

N SIXTH

PROPOSED PATH
OF EGRESS, MIN.
44" WIDTH

WEST ST
AT

SITE PLAN

E ST R EE
T

1" = 50'-0"
DATE:

7/1/19

DRAWN:

KP/ AK

SCALE:

As indicated

ALLEN

PROJECT NO.:

19-014

A R C H I T E C T S

PEPA

215 FULTON STREET
GENEVA, IL 60134
Ph. 847.695.7092
www.allenpepa.com

SK-3
SD 7/1/19

EXIT 3

REAR
DELIVERY
DRIVE

36"

E

EXIT 4
36"
WOMEN

F

OCCUP.

AREA

15
To
nC

121 SF

1

hille

r

SPK. RM.
OCCUP.

1

AREA

OCCUP.

MEN

69 SF

1

AREA

120 SF
COOLER
AREA

OCCUP.

237 SF

1

DW

10
BB
H O L ST
RIZ AC
TA KED
NK
S

10
BB
H O L ST
RIZ AC
TA KED
NK
S

AREA

1,647 SF

82

10
BB
H O L ST
RIZ AC
TA KED
NK
S

TAP ROOM
OCCUP.

01 - Code Study - Occupancy Calculation

LAB/ OFFICE

A
VEST.

B

AREA

62 SF

TALL
1,070 LBS

6' - 0"

EXIT 1
36"

SHELVING

EXIT 2

PALLET

84 SF

1

PACKAGING
/BREWHOUSE
AREA
OCCUP.
1,416 SF
5

COOLER
PACKAGING /BREWHOUSE
LAB/ OFFICE
BREWERY

AREA

MEN
WOMEN
TAP ROOM
VEST.
TAPROOM
TOTAL

55 CU FT HOPPER

1

OCCUP.

CIP

D

10 BBL DF BREW HOUSE

C

AREA

10BBL FERM

10BBL FERM

10BBL FERM

10BBL FERM

20BBL HLT-T

6' - 0"
10BBL FERM

10BBL FERM

10BBL FERM

10BBL FERM

628 SF

10BBL FERM

3' EXIT DOOR

1

237 SF
1,416 SF
84 SF
1,737 SF

1
5
1
7

120 SF
121 SF
1,647 SF
62 SF
1,950 SF
3,687 SF

1
1
82
1
85
92

10BBL BRITE

40

300
300
20
100

Total Occupants
(Rounded)

Area

CLOSE OFF
DOOR

BEER GARDEN
OCCUP.

Occupancy 1/x
300
300
100

36"
KEG WASHER

OCCUP.

Name

EGRESS
EGRESS
EGRESS
EGRESS
EGRESS
EGRESS

PATH
PATH
PATH
PATH
PATH
PATH

A: LENGTH = 69'69'-10"
B: LENGTH = 42'42'-11"
C: LENGTH = 77'77'-0"
D: LENGTH = 74'74'-0"
E: LENGTH = 111'111'-3"
F: LENGTH = 72'72'-6"

EGRESS PLAN
1" = 10'-0"

ART HISTORY BREWING
649-53 W. STATE ST., GENEVA, IL 60134

DATE:

7/1/19

DRAWN:

AK

SCALE:

1" = 10'-0"

ALLEN

PEPA

PROJECT NO.:

19-014

A R C H I T E C T S

215 FULTON STREET
GENEVA, IL 60134
Ph. 847.695.7092
www.allenpepa.com

SK-4
SD 7/1/19

Community Development Department Report

CITY OF GENEVA PLAN COMMISSION

JULY 11, 2019
Applicant

AGENDA ITEM 6A

DARA PROPERTIES DEVELOPMENT
CONCEPT REVIEW
OLD KIRK ROAD AND REED ROAD

Rares Bagiu, USA Transport
Group, Inc.
Location
Northwest corner of Reed
Road and Old Kirk Road
(unincorporated)
Request
Conceptual review of a major
truck repair development. The
concept would require
Annexation, a Comprehensive
Plan Amendment, a Zoning
Map Amendment, and Site
Plan Approval.
Recommendation
Staff has no recommendation
at this time. This conceptual
review provides the Plan
Commission with an
opportunity to ask questions,
provide informal review
comments, and convey any
concerns they may have.

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

PROPERTY INFORMATION
As shown in Figure 1, the subject property is located at the
northwest corner of Reed Road and Old Kirk Road, just south of the
Illinois Route 38. The site is 2.93 acres and is currently unimproved.
The property is currently zoned B3 Business by Kane County and has
a Special Use for outside storage from the County. The City’s
adopted Southeast Subarea Plan designates the subject property as
“Mixed-Use” for uses such as retail, entertainment and office uses
but suggests the City would remain flexible with future proposed
uses on the site. The existing surrounding uses are industrial uses,
i.e. landscaping yard, lubricants manufacturing and industrial
machinery repair. Please see Table 1 and Figures 2 and 3 for
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surrounding property information including existing zoning, existing land uses, and future land use
designations.

PROPOSAL
The applicant, Rares Bagiu of USA Transport Group, is requesting conceptual review of a proposal to
construct a semi-truck repair business on the subject property for his truck fleet. USA Transport runs 56
semi-trucks of which they own 32. The proposed project is to build a shop to repair and provide
preventative maintenance for their trucks and trailers and to provide for the storage of some tractor
trailers. They anticipate 3 to 5 mechanics and the office management staff to be on site. On the nearly
3 acre site, they are proposing a 9,450 square foot maintenance building which could accommodate up
to 8 semis inside at one time, a 1,800 square foot office, 9 staff parking spaces and 6 trailer parking
spaces. All access would be provided off of Old Kirk Road and a stormwater detention area will be
located along Reed Road. Please see the attached project summary and conceptual site plans for more
information.
If the project moves forward, the site would need to be annexed. The applicant would be requesting I1
Light Industrial zoning for which major truck repair is a permitted use. Concept Site Plan -1 shows the
preferred alternative that will meet the applicant’s current needs and a second concept (Future
Conditions) showing how they can meet the City’s parking requirement for a major truck repair use
should they need to sell the property at a later date. As part of annexation, the applicant would
dedicate 33 feet of right of way for Old Kirk Road and would extend all of the utilities to the site.

REQUESTS
At this time the applicant is requesting conceptual review. The Plan Commission will not formulate a
recommendation on the proposed development at this time. The concept review provides the Plan
Commission and the public with an opportunity to ask questions, provide informal review comments,
and convey any concerns they may have.
A public hearing would be required before the Plan Commission in the future if the developer decides to
submit a formal application for the contemplated development of the property. Notice would be mailed
to all property owners within 500 feet of the property when an application is filed and again no less than
15 days prior to a public hearing. Notice of the public hearing would also be published in a local
newspaper. At a public hearing all interested parties would be invited to present testimony for or
against the petition and cross-examine witnesses presenting testimony for or against the petition. A
formal application to redevelop the property as contemplated would require the following:
1) Annexation
2) A Comprehensive Plan Amendment to change the land use designation from “Mixed-Use” to the
“Industrial or Commercial” designation.
3) A Zoning Map Amendment to zone the property I1 Light Industrial District upon annexation.
4) Site Plan Approval for a major truck repair business in the I1 Light Industrial District.

DARA Properties Concept Review
Agenda Item 6A
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Table 1. Surrounding Property Information. Prepared by Geneva Planning Division, July, 2019.
LOCATION

ZONING DISTRICT

LAND USE

COMPREHENSIVE PLAN

SUBJECT
PROPERTY

B3 Business Special Use (Kane Co)

Mixed-Use

NORTH

B1 Business District

Special Use for Outside
Storage for a Concrete
business
Vacant

SOUTH

B3 Business Special Use (Kane Co)

Special Use for CLC
Lubricants Company

Industrial or Commercial

EAST

B1 Business District

Unfinished Residential
Subdivision

Mixed-Use

WEST

B1 Business District
B3 Business Special Use (Kane Co)

Special Use for outdoor
storage of landscape
materials

Mixed-Use

Mixed-Use

Figure 2. Zoning Map of the Subject Property and Surrounding Area. Prepared by Geneva Planning Division, July 2019.
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Figure 3. Future Land Use Designation of the Subject Property and Surrounding Area, based on the 2012 Southeast
Subarea Plan, 2003 East State Street Subarea Plan and Comprehensive Plan. Prepared by Geneva Planning Division, July,
2019.

REVIEW COMMENTS
Existing Uses/Surrounding Uses
The existing use of the unincorporated subject property is as a contractor’s yard with a Special Use for
outdoor storage for a concrete business. The existing uses surrounding the property to the west and
south are industrial uses located in unincorporated Kane County. The unfinished Enclaves residential
development is located to the east and vacant land is located to the north.
Comprehensive Plan
The subject property is designated for “Mixed-Use” in the City’s Southeast Subarea Plan. Types of
mixed-uses contemplated are retail, entertainment and office uses but the City has indicated it would be
flexible in the development of this property. The surrounding properties to the north, west and east are
designated for “Mixed-Use”. The property to the south is designated for “Industrial or Commercial”
uses.
Zoning
The subject property is currently zoned B3 Business by Kane County. To the west and the south, the
property is zoned B3 Business by Kane County. To the north and to the east, the property is zoned B1
Business by the City of Geneva. The only development in the area are industrial uses located in
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unincorporated Kane County. The City is maintaining its flexibility as this is the first development in the
City of Geneva in the area. The proposed major truck repair is a permitted use in the I1 Light Industrial
District. The applicant has submitted a site plan that appears to meet the I1 zoning requirements.
Questions for Consideration
1. Is proposed zoning and use appropriate for this property?

RECOMMENDATION
Staff has no recommendation at this time. The Plan Commission is not expected to formulate a
recommendation at this time. This conceptual review provides the Plan Commission with an
opportunity to ask questions, provide informal review comments, and convey any concerns they may
have.

ATTACHMENTS
Project Summary
Conceptual Site Plan 1 and 2
Floor Plan and Elevations
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