Meeting Agenda

PLANNING & ZONING COMMISSION
JULY 28, 2022

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

MEETING #43
Individuals unable to attend in person may be recognized during the
meeting (audio only) by accessing the meeting via the link below:
https://register.gotowebinar.com/register/1119939878643455758
1. Call to Order
2. Roll Call

Time

3. Approval of Agenda

7:00 p.m.

4. Approval of Minutes: July 14, 2022

Commissioners
Scott Stocking, Chairman
John Mead
Mim Evans
Michael Slifka
Rebecca Holoman
Adam Matyskiel
Tim Moran

5. Public Hearing:
A. 1258 Meadows Road Driveway Variations – Requests for a
Variation from Section 11-11C-3 (Access Control Standards for
Streets) to allow more than two driveway entrances and a Variation
from Section 11-5B-4 (Lot and Area Requirements) to increase the
allowable lot coverage from 35% to 38.13%.
Location: 1258 Meadows Road
Applicant: Jonathan and Amber Hylton
6. Public Comment

Staff Liaison

7. Other Business

Chayton True, City
Planner
P: (630) 854-9654
E: ctrue@geneva.il.us

8. Adjournment

This Planning & Zoning 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
Community Development Department 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 VIRTUAL PUBLIC HEARINGS
It is the Planning and Zoning Commission’s job to conduct public hearings, either in person or virtually, 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 variations. Individuals participating within the
public hearing will need to register for and access the meeting via the links provided in previously distributed
public hearing and meeting notices.
The procedure followed for virtual public hearings is as follows:

First, the Planning and Zoning 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 Planning and Zoning Commission process itself may be directed to the
Chairman. Following such testimony, the petitioner and the Planning and Zoning 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 Planning and Zoning
Commission will make a recommendation to the City Council in the form of a motion or motions.










In order to give virtual testimony, participants will be asked to utilize the meeting platform’s “hand
raising” feature to speak. When a hand is “raised” by a participant, City Staff will unmute the
participant allowing them to speak. It is also important for participants to remember to unmute
themselves. Video sharing abilities will not be provided to participants, unless requested.
Participants speaking during the public hearing agree and understand that anything they say will be
considered sworn testimony and affirm to tell the truth, the whole truth and nothing but the truth.
Participants giving testimony will need to remember to speak directly into the microphone to be
heard. Participants must first begin their testimony by stating their name and address. If
participants speak additional times, they will need to state their name each time for the record.
It is asked that presented testimony remain concise. If a point has already been made, it will not
be necessary to repeat it. Each of these points is recorded and will be considered as the
Commission develops findings of fact and a recommendation or recommendations.
Participants may provide testimony in written form, but such written testimony must be presented
to the Planning and Zoning Commission secretary or the designated representative prior to the
closing of the 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 Planning and Zoning 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.

PLANNING AND ZONING COMMISSION MINUTES
City of Geneva
109 James Street - City Council Chambers
July 14, 2022 – Meeting #42
Chairman Stocking called the meeting of the Geneva Planning and Zoning Commission to order at
7:00 p.m. and read a statement explaining the proceedings for the remote and in-person meeting.
Chairman Stocking and City Attorney Ron Sandack also noted that per Federal guidelines the Planning
and Zoning Commission is unable to judge based on health concerns and will not consider testimony in
regards to radio frequency emissions.
Roll Call:
Present:

Chairman Stocking, Commissioners Evans, Mead, Moran, and Slifka

Absent:

Commissioners Holoman and Matyskiel

Staff Present

Community Development Director David DeGroot, City Planner Chayton True, City
Attorney Ron Sandack, and Assistant Planner Matt Buesing

Also Present:

Mr. Ray Shinkle, Mr. Mark Layne, and Mr. Ari Rosenthal on behalf of Verizon
Wireless; Planet Depos Court Reporter

_________________________________________________________________________________
Chairman Stocking swore in those individuals who would be speaking on the proposal.
Approval of the Agenda
Motion by Commissioner Mead, second by Commissioner Evans to approve the agenda. Motion
carried unanimously by voice vote of 5-0.
Approval of June 9, 2022 Minutes
Motion by Commissioner Moran, second by Commissioner Evans, to approve the June 9, 2022
minutes. Motion carried unanimously by voice vote 5-0.
Public Hearing
A. Verizon Tower at Oscar Swan – Requests for an Amendment to the Blackberry
Planned Unit Development (PUD) to allow Wireless Communication Facilities as a Special Use;
and a Special Use to erect a 100 ft. concealed wireless communication tower. Location: 1800 W.
State Street. Applicant: Tower North / Verizon Wireless.
Planner Chayton True read into the record the contents of the planning file.
Mr. Ray Shinkle with Verizon Wireless introduced his team: Mark Layne, Land Appraiser; Ari
Rosenthal, Attorney; Jessie McDaniel, Verizon RF Engineer (joined virtually). Mr. Shinkle proceeded to
present a slideshow describing the need for an additional cell tower in the proposed area due to a
coverage gap, and he described how the proposed project meets the standards outlined in Geneva’s
Zoning Ordinance. Pictures from a “balloon test” along with mock drawings of the proposed tower were
shown. Mr. Shinkle noted that there is no evidence of a correlation between cell towers and property
values.
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Chairman Stocking invited commissioner comment. Conversation centered on future tower sites
in the City of Geneva, the height of the proposed tower, how Verizon determined there was a lack of
service in this area, and what the timeline is until the area experiences complete coverage failure.
Director DeGroot clarified for the Commission that per the Zoning Ordinance cell towers don’t have to
be 100 ft. tall, but, rather, that they can go up to a maximum height of 100 ft. Mr. McDaniel explained
that four of the six sectors in the target area are already exhausted and that a 100 ft. tower would help
to alleviate the capacity issues. Mr. Shinkle added that the sectors surrounding the subject site are at
risk of immediate capacity failure. Mr. McDaniel also noted that Verizon determines coverage issues
based on a variety of proprietary metrics that they cannot share with the public.
Chairman Stocking invited in-person comments from the public.
Mr. Chuck Chilicki, 540 Dempsey Place, asked about why this specific location was selected
and voiced concerns about decreased property values. He asked how Verizon collected coverage data
on Randall Road. Lastly, Mr. Chilicki asked about the impact the tower would have on new residents
who may have been unaware of the tower.
Ms. Lisa Haymond, 366 Colonial Circle, asked about previous sites that Verizon looked into for
a new tower, and wondered how the proposed site was different from those previous options.
Mike Reitz, 1943 Blackberry Drive, asked about the accuracy of the balloon test and the
mockup design pictures from the balloon test.
Don Sprague, 2169 Clover Lane, asked why Verizon would choose a site close to residential
properties and voiced concerns about property values.
Jerry Miller, 550 Dempsey Place, stated that he was against amending the PUD. Mr. Miller also
noted that the balloon test pictures did not show what the proposed tower would look like in the winter
when the surrounding trees lost their leaves.
Lynn McHale, 564 Bradbury Lane, asked if there were any provisions for if the owner of Oscar
Swan sold the property.
Tom Negele, 408 Wakefield Lane, voiced concerns about property values.
Fred Eddy, 2266 Blackberry Drive, voiced concerns about property values and what would
happen in the future if the proposed tower was approved.
John Martens, 512 Bradbury Lane, asked about additional sites that Verizon was looking at.
Chairman Stocking referred to previous applications that came before the Planning and Zoning
Commission from Verizon for cell towers.
Chris Perozek, 355 Colonial Circle, asked if there would be any lights on the tower and if the
tower made any significant noise.
Chairman Stocking invited virtual comments from the public.
Bruce and Sylvie noted that existing towers in the area are located on undeveloped land. They
voiced concerns about property values, and questioned if the proposed tower violated Standard #5 due
to its height; they asked if the tower can increase to 120 ft. without a public hearing. Lastly, they noted
that the proposed tower location is close to a preschool.
Chairman Stocking invited in-person comments from the public.

Geneva Planning & Zoning Commission

-3-

July 14, 2022

Michael Ward, 2022 Wellington Court, questioned the validity of Verizon’s data and asked the
Commission to request more data from Verizon. Mr. Ward suggested that the City revise its code on
cell towers and create a comprehensive map of potential locations for future cell towers.
Bill Nelson, 345 Colonial Circle, noted that the removal of dead or unimportant trees around the
subject site could make matters worse. Mr. Nelson asked why the future coverage map shown by
Verizon didn’t show any improvement to the desired location to the West.
Tom Johnson, 365 Colonial Circle, asked if there was a plan outside of residential areas that
addressed the coverage issues at Geneva Commons.
City Planner True recognized Bin Evans of Cityscape.
Mr. Evans stated that the proposed plans for the tower did not include a light, and he
recommended adding a condition on the building permit stating that lights could not be added. Mr.
Evans added that the monopine tower design can be more densely covered in branches. Lastly, Mr.
Evans recommended adding a permit condition stating that the tower cannot exceed a height of 100 ft.
Chairman Stocking invited in-person comments from the public.
Jeanie McGowan, 227 N. Cambridge Drive, noted that a correction needed to be made on the
agenda because the balloon went down at 10:48 a.m. but the agenda states it was up until 11:00 a.m.
Chairman Stocking invited virtual comments.
Emily M. stated that her daughter attends the nearby preschool and she is worried about the
proposed tower being so close to the school. She asked if they can notify the parents of children who
attend the school.
Chairman Stocking invited in-person comments from the public.
David Carey, 353 Colonial Circle, noted maintenance issues with the Oscar Swan site and has
concerns about the maintenance of the tower. Mr. Carey asked about locating the tower closer to the
industrial site to the West or in Geneva Commons. Lastly, Mr. Carey asked if Verizon would add
additional branches to the monopine tower.
Fran Fatta, 2019 Wellington Court, asked for clarification on a point made by the applicant, Ray
Shinkle.
Bridget Siligmueller, 532 Dempsey Place, stated that she just recently purchased a house near
the subject site, but noted that she wouldn’t have purchased said house if she knew about the tower.
In response to the public comment, Mr. Shinkle stated that the proposed subject site is zoned B1 and is not located in a residentially zoned district; the crane used for the balloon test did not come
down until the required time, however, the balloon popped before the crane came down. Mr. Shinkle
addressed the discussion about reduced property values and noted that this is merely speculation.
Lastly, he confirmed that the tower will not have a light and that the noise from the tower meets the
code requirements.
Commissioner Mead asked about the leasing structure of the tower and if there would be any
provisions to remove the tower if the main tenant were to leave. Mr. Shinkle stated that Tower North
would be leasing the space to Verizon (other carriers would be subtenants). City Planner True added
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that there is also a provision in the City Zoning Ordinance that addresses taking down the tower under
certain circumstances.
Commissioners addressed Mr. Layne in regards to concerns about property values. Mr. Layne
confirmed that he is a certified appraiser in the state of Illinois. He stated that he has never found
evidence that shows that cell towers have any impact, positive or negative, on property values.
Commissioner Evans asked Staff if they have looked into alternative sites for the tower. Director
DeGroot stated that they do not have data on where cell towers are needed and, therefore, have not
looked into any alternative sites. Commissioner Evans asked Staff if they spoke with Emergency
Services about potential issues if the tower doesn’t go up. City Planner True stated that he did not
receive any comments from Fire or PD during the review process. Commissioner Evans asked if
Verizon could survey residents about coverage issues. Mr. Shinkle noted that this would not be
something that Verizon would be able to do.
Commissioner Mead asked the applicant if Verizon could provide basic sets of data. Mr.
Rosenthal responded by stating that Verizon is not able to share proprietary data with the public.
Commissioner Slifka asked who is responsible for the maintenance of the existing trees around
the site. Mr. Shinkle said that Verizon would not be responsible for existing trees, but Verizon would be
responsible for any new trees they put in. Director DeGroot added that there are additional
requirements in the City’s Tree Preservation Plan.
Motion by Commissioner Evans, second by Commissioner Moran to close the public
hearing. Roll call:
Aye:
Nay:

Evans, Mead, Moran, Slifka, Stocking
None

MOTION PASSED. VOTE: 5-0

Motion by Commissioner Moran, second by Commissioner Mead to approve an
Amendment to the Blackberry Planned Unit Development (PUD) to allow Wireless
Communication Facilities as a Special Use on Parcels 2 and 3.
Roll call:
Aye:
Nay:

None
Evans, Mead, Moran, Slifka, Stocking

MOTION FAILS. VOTE: 5-0

Motion by Commissioner Mead, second by Evans to approve a Special Use to erect a 100
ft. concealed wireless communication tower at 1800 W. State Street, in accordance with Section
11-3-12 (Wireless Communication Facilities) and Section 11-14-4 (Special Use Permits) of the
Geneva Zoning Ordinance and subject to the Findings of Fact in the Staff Report and the
following conditions:
1. The tower shall not exceed a maximum height of 100 ft.
2. The tower shall not include a light.
3. The density of the monopine design shall be approved by City Staff before approval.
Roll call:
Aye: None
Nay: Evans, Mead, Moran, Slifka, Stocking

MOTION FAILS. VOTE: 5-0
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Per staff, the above recommendation will tentatively go before City Council on either August 1,
2022 or August 8, 2022 at 7:00 p.m. in the Council chambers.
Public Comment - None.
Other Business
Planner True confirmed the commission will have a meeting on July 28, 2022 with one item for review.
1258 Meadows Road is asking for two variations for three driveway access points and lot coverage in
regards to the addition of a second driveway with two access points. Additional applications submitted
to the City are not ready for public hearing yet. Staff confirmed the variation at 427 Fulton St was
approved as submitted by City Council, and the Even Flow sign variation will go before the City Council
on July 18, 2022.
Adjournment
A motion was made by Commissioner Evans to adjourn the meeting at 10:35 p.m. Motion
carried unanimously by voice vote of 5-0.

Community Development Department Report
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AGENDA ITEM 5A

VARIATION REQUESTS
ACCESS CONTROL & LOT COVERAGE
1258 MEADOWS ROAD

Applicant & Property Owner
Jonathan & Amber Hylton
Location
1258 Meadows Road
Requests
A Variation to allow more
than two driveway entrances.
A Variation to increase the
allowable lot coverage from
35% to 38.13%.
Recommendation
Staff will provide a
recommendation at the
conclusion of the public
hearing.
Staff Liaison
Chayton True, City Planner
Phone: (630) 845-9654
Email: ctrue@geneva.il.us

Figure 1. Location Map. Prepared by Geneva Planning Division, July 2022.

BACKGROUND
As shown in Figure 1, the subject property is located at the southeast
corner of the intersection of Meadows Road and Dryden Road. The
subject property is currently improved with a single-family detached
dwelling fronting Meadows Road. The dwelling includes a side loaded
attached garage with one access point for a driveway on Dryden Road.
The applicants, Jonathan and Amber Hylton, would like to add a
semicircular driveway with two additional access points along
Meadows Road. Section 11-11C-3 of the Zoning Ordinance states that
single-family detached uses on minor streets may be permitted two
driveway entrances. The proposed new driveway along Meadows
Road will increase the total number of access points on the subject
property from one to three. As improved, the total lot coverage for
the subject property is 32.2%. The allowable lot coverage for the
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subject property is 35%. The proposed driveway and other improvements would add an additional 2,030
sq. ft. of impervious surface and increase the total lot coverage to a nonconforming 38.13%. The applicant
is not proposing any modifications/alterations to the existing building. Additional details can be found in
the “Requests” section below.

REQUESTS
In accordance with Section 11-14-5 of the Geneva Zoning Ordinance, the applicant is requesting two
variations. First, the applicant is requesting a Variation from Section 11-11C-3 (Access Control Standards
for Streets) to allow more than two driveway entrances. The applicant is also requesting a Variation from
Section 11-5B-4 (RE Estate Single Family Residential District – Lot and Area Requirements) to increase
the allowable lot coverage from 35% to 38.13%.

PROPERTY INFORMATION
The subject property is located in the RE Estate Single-Family Residential District and is designated as
“Single-Family Residential” in the City’s Comprehensive Plan. Please see Table 1 below and Figures 2 and
3 on the following page for surrounding property information including existing zoning, existing land uses
and future land use designations.

LOCATION

ZONING DISTRICT

LAND USE

COMPREHENSIVE
PLAN

Subject Property

RE Estate SingleFamily Residential
R1 Low Density
Single-Family
Residential
RE Estate SingleFamily Residential
RE Estate SingleFamily Residential
RE Estate SingleFamily Residential

Single-Family Detached
Residence
Single-Family Detached
Residence

Single-Family
Residential
Single-Family
Residential

Single-Family Detached
Residence
Single-Family Detached
Residence
Single-Family Detached
Residence

Single-Family
Residential
Single-Family
Residential
Single-Family
Residential

North

South
East
West

Table 1. Surrounding Property Information. Prepared by Geneva Planning Division, July 2022.
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Figure 2. Zoning Map of the Subject Property and Surrounding Area. Prepared by Geneva Planning Division, July 2022.

Figure 3. Future Land Use Designation of the Subject Property and Surrounding Area, based on the 2003
Comprehensive Plan. Prepared by Geneva Planning Division, July 2022.
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REVIEW COMMENTS
Variations – Findings of Fact
Staff has evaluated the requested variations in relation to the four (4) variation standards the Planning
and Zoning Commission uses in formulating its findings of fact, as set forth in Section 11-14-5G of the
Zoning Ordinance. The staff analysis below is based on the information and documents provided by the
applicant and staff’s review of the requests. Based on evidence and testimony provided at the public
hearing, the Planning and Zoning Commission may choose to use the staff analysis in formulating its
findings of fact, or formulate its own findings. The applicant has also prepared a response to the four (4)
Variation standards, attached to this report for your review and consideration.
1. Reasonable Return: The property in question cannot yield a reasonable return if permitted to be used
only under the regulations of the district in which it is located.
a. Access Control – The subject property is currently improved with a single-family detached
dwelling with an attached three car garage. The driveway leading up to the garage is
accessible via Dryden Road. The applicant has noted in their response to Standard 1
regarding Access Control that 19 other properties within the vicinity of the subject
property have semi-circle front driveways. The applicant has also states in their response
to Standard 1 that the variation will enhance the value of the property and allow for a
reasonable return. It states this can be accomplished through improving access to their
property for guests and reducing excessive and repetitive lawn maintenance and repair
caused by vehicles parking along Meadows Road. While the addition of a second driveway
connecting to Meadows Road may improve the value of the property, the subject
property may still be able to yield a reasonable rate of return without the second
driveway. The request does not meet standard 1.
b. Lot Coverage – The request for a lot coverage variation is required because the proposed
1,800 sq. ft. driveway and other improvements increases the total lot coverage to 38.13%
(728.05 sq. ft. over the allowable maximum). The proposal also includes the removal of a
200 sq. ft. front walk, a 50 sq. ft. stoop, and 418 sq. ft. of flagstone. The applicant has
specifically stated the lot coverage increase is also needed to accommodate the
appropriate turn radius for the driveway. This in turn would potentially minimize lawn
damage caused by having a narrower driveway with a tighter turn radius and less square
footage. The increase to lot coverage would allow for a functional semi-circle driveway,
but even without this specific design and lot coverage increase, the property may be able
to yield a reasonable return if the variation is not allowed. The request does not meet
Standard 1.
2. Unique Hardship or Practical Difficulty: The shape, topography or other conditions of the land is such
that it is extremely difficult to comply with the regulations generally applicable to the property.
a. Access Control – The subject property sits at the corner of Meadows Road and Dryden
Road, which is improved with a private drive not maintained by the City. As improved, the
subject property has one access point on Dryden Road. Additionally, both Meadows and
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Dryden Roads do not have sidewalks or curbs, leaving pedestrians to walk along the
street. The applicants noted that vehicles tend to park along Meadows Road which
creates a dangerous traffic pattern for oncoming traffic as they must maneuver around
both parked vehicles and pedestrians. The addition of a second driveway accessible via
Meadows Road would help to alleviate traffic congestion, but the applicants have not
explained why the existing driveway on Dryden Road cannot be used for the same
purpose. It is also unclear why the applicants cannot have an additional driveway with
only one access point along Meadows Road. The subject property’s street yard along
Meadows Road has a depth of 50 ft. This depth presents a challenge to designing a circle
type driveway with a single point of access along Meadows Road. Therefore, the
applicants are pursuing a semi-circle driveway with two access points with a radius
generous enough to provide the free movement of vehicles on the driveway. The 50 ft.
depth of the street yard along Meadows may present a practical difficulty which limits the
ability to design the desired type of driveway within the parameters of the Geneva Zoning
Code, however, the depth of the yard is not a unique characteristic when compared to
other properties in the area. The request meets Standard 2.

b. Lot Coverage – The subject property has a total lot area of 23,297 sq. ft. and is allowed a
maximum lot coverage of 8,153.95 sq. ft. or 35%. The proposed addition of a 1,800 sq. ft.
driveway would increase the total lot coverage to 38.13%. The applicants have also
proposed removing various improvements to reduce their lot coverage, but they are
unable to remove other features of the property to comply with the requirement and
keep their proposed design. Alternative designs to the driveway with less square feet
would eliminate the need for a lot coverage variation. However, the increase in lot
coverage may be justified due to the tight radius required for this type of driveway, in
addition to the necessary width of the driveway to keep automobiles from veering off the
driveway and damaging the lawn. The request does not meet standard 2.
3. Character of the Area: The applicant must show that the variation requested will not be materially
detrimental to the public welfare or materially injurious to the enjoyment, use or development of
property or improvements permitted in the vicinity; will not materially impair an adequate supply of
light and air to properties and improvements in the vicinity; will not substantially increase congestion
in the public streets due to traffic or parking or increase the danger of flood or fire; will not unduly tax
public utilities and facilities in the area; or will not endanger the public health, safety or welfare.
a. Access Control – The addition of a semicircle driveway would not be detrimental to the
character of the surrounding area. There are currently a number of other properties in
the area with similar semicircle driveways. There are also two neighboring properties with
three access points, including access via a semicircle driveway. These properties are
located at 1002 Ray Street and 1012 Hawthorne Lane. The proposal would also help
reduce congestion on Meadows road by providing a space to park off the main
thoroughfare for guests of the subject property. This would also clear space for pedestrian
access along this portion of Meadows Road. The request meets standard 3.
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b. Lot Coverage – The proposed improvements would push the subject property over the
maximum allowable lot coverage by about 728.05 sq. ft. or 3.18%. Currently the subject
property has a lot coverage of 32.2%. The proposed increase in lot coverage to 38.13%
would not be detrimental to the character of the surrounding area. The request meets
standard 3.
4. Minimum Variation: Any variation considered by the Planning and Zoning Commission shall be
considered the minimum variation necessary for the reasonable use of the land.
a. Access Control – The proposed new driveway will add two new access points for the
subject property along Meadows Road. With one existing access point for an existing
driveway along Dryden Road, the proposed project brings the total number of access
points to three. Per Section 11-11C-3 of the Zoning Ordinance, the subject property is
allowed two access points, and they are asking for one additional access point. The
request meets standard 4.
b. Lot Coverage – The applicant’s current lot coverage is 32.2%. The proposed improvements
would increase the lot coverage to 38.13%. The subject property is allowed a total lot
coverage of 35%, and as such, the applicants are requesting an increase of 3.13% or about
728.05 sq. ft. The request meets standard 4.

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

REVIEW/APPROVAL PROCESS: NEXT STEPS*
1. August 15, 2022 – City Council consideration of request
*This timeline is provided for informational purposes only, exact dates are subject to change.

ATTACHMENTS
Project Narrative
Applicant’s Response to Variation Standards
2022 Plat of Survey – Existing and Proposed Conditions
Proposed Site Plan
Supporting Photos
Neighborhood Support Letter

Jonathan & Amber Hylton
1258 Meadows Rd.
Geneva, IL 60134
Building and Zoning Commission
City of Geneva
22 South First Street
Geneva, IL 60134
RE: Letter of Intent for Requested Variations
Dear Building and Zoning Commission,
We are writing this letter of intent to request 2 minimum variations to Access Control Standards for
Streets and Lot Coverage for our home address at 1258 Meadows Road. Currently we have one access
point where Dryden Road, a private road, intersects Meadows Road. We have a unique situation in that
Dryden Road is a private road that must exist to allow for our neighbors at 817 Dryden Road to have
access to their driveway. The city does not maintain Dryden Road in any way. We would like to add two
(2) additional access points to the front of our home on Meadows Road and increase our lot coverage
ratio from 35% to 38.13% to allow for a half circle driveway for 3 main reasons. The three reasons for
our request for variation are as follows:
1. Pedestrian and Neighborhood Safety:
We have two children ages 8 & 5 that we do not allow to walk along Meadows Road without an
adult. Meadows Road is a favorite thoroughfare for local automobile traffic while it is
concurrently a favorite for local pedestrians enjoying our neighborhood. When there are
delivery services or lawn maintenance services present, most of them park along Meadows
Road to gain access to each respective home. Whenever there are vehicles parked on Meadows
it leaves local traffic, both auto and pedestrian, to deal with dangerous congestion on a narrow
roadway. For this reason, we have our daughter get dropped off by the bus from Western
Avenue School because we have no sidewalks along our section of Meadows and there is no
safe way for her to get home during the week when there is congestion along Meadows Road.
Allowing for this minimum variation allows us to do our part in reducing the dangerous
congestion along Meadows Road.
2. Excessive and Repetitive Lawn Maintenance/Repair:
Due to our section of Meadows Road not having curbs, any delivery services, lawn maintenance,
and first-time visitors park half on the street and half in the grass. We have replanted and
reseeded many times over the last 5 years to repair the damage caused by vehicles parking
along Meadows Road. The damage is significantly worse when we are dealing with wet
conditions (either rain or snow melting). Our requested minimum variation will allow for
delivery services, lawn maintenance and future visitors the ability to drive in and park in our half
circle driveway instead of parking in the front of our house on our lawn.
3. Practical Use By Providing More Convenient Access:
Currently any guests/visitors must park in our driveway and walk around the front of our home
to gain access to our front door. While this might seem easy for your average healthy person,
this walk for our aging parents and visitors has proven to be difficult, especially in periods of
inclement weather. Many first-time visitors drive by our home and do not know where to park
or how to access our driveway from Dryden Rd. This minimum variation will make it more

convenient for delivery services, lawn maintenance, first-time visitors and regular guests to gain
access to the front of our home.
Finally, we believe the 2 minimum variation approvals to allow this improvement to our home will fit
well within the character of our neighborhood while also increasing the safety of our narrow roadway
for both cars and pedestrians.
Thank you for your time and consideration.
Sincerely,

Jonathan Hylton

Amber Hylton

Jonathan and Amber Hylton
1258 Meadows Rd.
Geneva, IL 60134
Building and Zoning Commission
City of Geneva
22 South First Street
Geneva, IL 60134
RE: Exhibit B Standards for Variations written responses
1.) Reasonable Return:
Access Control Variation: We believe that allowing for this minimum variation will enhance the
value of our property and allow for a reasonable return to our home and neighborhood by
reducing congestion along Meadows Road and by providing a functional aesthetic to our front
yard. Furthermore, we acknowledge that this reasonable return standard is a difficult standard
to meet without finding overlap with other standards. Given that our neighborhood has 19
other homes with half circle front driveways, we firmly believe that adding this feature to our
home will not only fit the character of other similar homes in our neighborhood, but these two
new access points will also provide us with a reasonable use of our front yard. By allowing the
two new access points to our home, we will alleviate one of our practical difficulties of having to
repair and/or replace the grass adjacent to our front yard along Meadows Road due to damage
caused by delivery services and other automobile traffic trying to avoid congestion.
Finally, we have spoken with and confirmed with our neighbors on Meadows regarding the
scope of our proposed improvement and we have the full support of all our immediate
neighbors.
Lot Coverage Variation: We believe that our additional request for a 3.13% increase to our lot
coverage ratio conforms to the logic laid out for the Access Control Variation above. Increasing
our lot coverage ratio allows us to increase the turn radius on the proposed half circle driveway
to minimize interior lawn damage from having too steep of an interior turn radius, thereby
increasing the reasonable use and reasonable return of the proposed half circle drive.
2.) Unique Hardship or Practical Difficulty:
Access Control Variation: We live on the corner of Dryden Road (a private drive) and Meadows
Road. The city does not maintain Dryden Road, and our neighbors at 817 Dryden Road must
have this access point for accessibility to their home/driveway. We would like to add a half
circle driveway to our front yard, but because our neighbors need the Dryden Road access point,
we cannot get our half circle drive and conform to the current code by blocking off our access to
Dryden Road.
One practical difficulty that will be reduced by allowing our half circle driveway would be to
allow us to do our part in increasing pedestrian safety by reducing congestion along Meadows
Road. There are no sidewalks along our section of Meadows Road, which leaves parked cars,
automobile traffic and pedestrian traffic fighting over our limited roadway. We have witnessed
a few near accidents in front of our home with parked vehicles, pedestrians and automobile
traffic so we have our daughter take the bus home from Western Avenue Elementary instead of
simply walking home.
Another practical difficulty that we have dealt with over the last five years is that we have had
to re-sod and repair the grass along Meadows Road due to delivery services, lawn maintenance,
and visitors parking half on Meadows Road and half in the grass along the road. In addition to

not having sidewalks, our section of Meadows Road also does not have any curbs to protect our
front lawn, which leaves us constantly being in a state of lawn repair especially when conditions
are wet.
Lastly, we have found it to be increasingly difficult for our aging parents and guests to be able to
gain access to our front door by parking in our driveway and walking around to our front door
on our stone lawn path. First-time visitors find it difficult to know where to park and ultimately
end up parking on Meadows Road instead of in our driveway because it is not clear from
Meadows Road how to gain access to our driveway.
Lot Coverage Variation: We believe that our additional request to increase our lot coverage
ratio from 35% up to 38.13% conforms to the logic laid out above for the Access Control
Variation and will allow us to avoid the practical difficulty of having interior lawn damage caused
by having too steep of an interior turn radius for visitors. We will be removing other existing
impervious surface to accommodate our half circle driveway, but there is nothing left for us to
remove in order for us to get under the 35% threshold for this improvement.
3.) Character of the Area:
Access Control Variation: As previously stated, there are 19 other homes within our small
neighborhood that have half circle, front yard driveways. We believe that adding a half circle
driveway to our home will fit the character of our neighborhood while also increasing the
aesthetic appeal of our home. Interestingly, there are 2 other homes within 500 feet of our
home that currently have 3 access points, including a half circle driveway in their respective
front yards. 1012 Hawthorne Lane has 3 curb cuts along Hawthorne Lane, and 1002 Ray Street
has 2 access points on Ray Street and a separate access point for garage access on Sunset Road.
Lot Coverage Variation: While we are uncertain of other variations for lot coverage ratios in our
neighborhood, we believe that our additional request to increase our lot coverage ratio by
3.13% will more appropriately fit the character of surrounding area.
4.) Minimum Variation:
Access Control Variation: We are currently asking for the minimum variation of 1 additional
access point for us to accomplish adding a half circle driveway to our front yard. We believe
that we have a unique proposition because our main access point to our home is a private
driveway, which is really only necessary for our neighbor on 817 Dryden Rd. This variation
request allows us to provide a reasonable use to our currently under-utilized front yard.
Lot Coverage Variation: We are additionally requesting an additional 3.13% of lot coverage over
the 35% threshold to allow for a reasonable turn radius for our proposed half circle driveway.
Based on some walkways that are being removed to accommodate our proposed half circle
driveway, we are requesting an additional 728.05 square feet of impervious coverage in order to
maintain the character of our surrounding area.

