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CITY OF GENEVA, HISTORIC PRESERVATION COMMISSION

MEETING LOCATION &
HPC INFORMATION

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

Time:
7:00 p.m.

Commissioners:
Paul Zellmer, Chairman
Jim Hamilton
Al Hiller
George Salomon
George Stazin
David Warner
Carolyn Zinke

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

TUESDAY, SEPTEMBER 17, 2019 MEETING

1.

Call to Order

2.

Roll Call

3.

Approval of Meeting Minutes
August 20, 2019

4.

Five Minute Field Guide
Determining Significance

5.

Review of Building Permit Applications
A. 327 South Fourth Street – Larrabee House
CASE 2019-083
Applicant:
St. Mark’s Church
Mike Sweeney
Application for: Request to consider replacement of historic wood
siding with new siding at a Significant property.

6.

Secretary’s Report (Staff Updates)
Staff seeking Commission input regarding minor project modifications
A. 201 North Third Street – Additional Window Replacement
B. 208 South River Lane – Zoning Compliance Revision
C. 318 North Second Street – Tax Assessment Freeze Compliance

7.

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

8.

Adjournment

Next HPC Meeting: October 15, 2019

The Geneva Historic Preservation Commission meeting is audio-recorded, and summary minutes are
transcribed 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 and who require accommodations in order to
allow them to observe and or participate in this meeting are required to contact the Planning Division at
630/232.0818 at least 48 hours in advance of the meeting to allow the City of Geneva to make reasonable
accommodations for those persons.

HISTORIC PRESERVATION COMMISSION
MINUTES
109 James Street
Geneva, Illinois, 60134
August 20, 2019
1.

Call to Order

Chairman Pro tem Hiller called to order the August 20, 2019 meeting of the Geneva Historic
Preservation Commission at 7:00 p.m.
2.

3.

Roll Call
Present HPC:

Chairman Pro tem Hiller; Commissioners Hamilton, Salomon, Stazin,
Warner, Zinke

Absent:

Chairman Zellmer

Others Present:

Mike and Gloria Sweeney, 594 Gray St., Geneva; Dan Marshall, 812 E.
Main St., St. Charles; Cara Mamoth, 21 N. 6th St., Geneva; Brad
Saelens, 208 River Lane, Geneva; Deb and Edward Peterka, 208 S.
River Lane, Geneva; Paul Cvek, 216 Campbell, Geneva; Craig Shodeen,
105 S. River Lane, Geneva; Alan Leahich, 211 Garfield St. Geneva;
Brian Hogan, 311 S. 2nd St., Geneva; Drew and Rachel Grider,
760 Forest Ave., Glen Ellyn; John Mead, 3308 Ridge Point Dr., Geneva;
Robert Chamberlain, 6N510 Rt. 31, St. Charles; and Recording
Secretary Celeste Weilandt

Approval of July 16, 2019 Minutes

Minutes of July 16, 2019 - Motion by Commissioner Salomon, second by Commissioner
Zinke to approve the minutes as presented. Motion passed by voice vote of 3-0-3 (Commissioners
Hamilton, Stazin, Warner abstain.)
4.

Five Minute Field Guide

Preservation Planner, Michael Lambert walked through an introduction of the Sanborn Fire
Insurance Co. maps, discussing that the maps were created to set insurance rates for the
insurability of certain buildings within a town. Summaries followed on how the information for the
maps were gathered by surveyors, how cartographers drew and tinted the maps, and what the
various map abbreviations meant on the maps. Further details followed.
5.

Review of Building Permit Applications

A.
208 S. River Street (Case No. 2019-039). Applicant: Edward and Deborah Peterka,
Owners. Paul Cvek, VIP Home Services, Ltd. Contractor and Brad Saelens, BDS Architecture.
Application for: Demolition of existing attached garage and construction of a new attached garage
at a contributing property. Mr. Lambert recalled this property was a concept review that came
before the commissioners a few months ago. The home was associated with Kate Raftery and the
Beautification Project along River Lane. At the June meeting the concept proposal was to remove
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an existing garage and art studio and replace them with a new two-car garage. Photos of the
existing conditions followed.
Per Mr. Lambert, the owners were requesting to close in a door that would not be used and
construct a new garage that would closely replicate the original garage façade, including the gable
pitch. The art studio would be removed and replaced with a new two-car garage. Floor plans,
construction area, a roof plan, and proposed elevations followed.
Mr. Brad Saelens, architect for the project, explained that nothing changed from the June
presentation. The door was removed. Mr. Saelens offered to replace in kind or, as preferred, to
infill the door with siding and match with surrounding siding. No concerns were voiced.
Motion by Commissioner Salomon to approve as presented and according to
commissioners’ direction from the June meeting. Second by Commissioner Hamilton. Roll
call:
Aye:
Nay:

Hamilton, Hiller, Salomon, Stazin, Warner, Zinke
None
MOTION PASSED: VOTE: 6-0

B.
77 N. First Street (Case No. 2019-070). Applicant: Craig Shodeen / Bill Warwick
with Shodeen Group. Application for: Request to consider replacement of clad, replacement
windows with new aluminum-clad windows at a contributing property. Mr. Lambert located the
commercial property on the overhead map, explaining it served as an automobile repair shop/sales
store originally. The 1928 building was renovated by Shodeen about 25 years ago using doublehung windows at that time. The applicant was asking to replace the former replacement windows
with new aluminum-clad double hung windows with simulated divided lights, meeting the HPC’s
window policy.
Applicant, Mr. Craig Shodeen, stated the new windows would be Pella simulated divided
light windows.
Commissioner Hiller commented about the irony of the former replacement windows falling
apart after 25 years, reminding commissioners that the commission usually tells applicants to
preserve their old growth windows. He confirmed with the applicant that the proposed windows will
meet the size and openings of the existing windows, there will be no impact on the historic
character of the building, and the proposal met the HPC’s window policy. For the record,
Commissioner Stazin commented that all windows are not created equal and just because of the
nature of the age, does not in any means or method construe what the value or quality of the
window is.
Motion by Commissioner Stazin, seconded by Commissioner Zinke to approve the
replacement window proposal, as presented. Roll call:
Aye:
Nay:

Hamilton, Hiller, Salomon, Stazin, Warner, Zinke
None
MOTION PASSED: VOTE: 6-0

C.
10 N. Third Street and 301 W. State Street (Case No. 2019-072 and 073).
Applicant: Drew and Rachel Grider, Owners. Dan Marshall with Marshall Architects and John
Vendafreddo with Hogan Design and Construction. Application for:
Request to rehabilitate
exterior facades and replacement of existing windows and rehabilitation of historic wood windows
at a significant property. Mr. Lambert explained the main focus for this building will be the 10 N.
2
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Third Street side even though replacement windows were being proposed for 301 W. State Street.
Both cases will be considered simultaneously.
Historic photographs as well as historic
backgrounds for both addresses followed, noting the storefront for 10 N. Third Street was
renovated extensively in the 1960s into a Mid-Century Modern look and also in the 1980s with
smaller windows and a larger canopy structure that exists currently. The proposal is to return the
10 N. Third Street facade back to its 1962 appearance and to restore the four top windows of that
facade. The proposal also includes replacement of all second floor windows along Third Street.
Mr. Lambert explained that the second floor windows for the 10 N. Third Street address
included a variety of wooden and vinyl windows with a variety of deterioration. The storefront
windows on the first floor will be retained while the second floor windows will be replaced in-kind or
with a clad unit with an 8 over 1 pane window. Brick will be painted again. The north façade will
include a new roof-top deck with glass panel railings sympathetic to the 1962 storefront below.
The north façade (facing parking lot) will include the installation of new windows and the removal
two transom-type windows on the second floor to be replaced with a sliding glass door and glass
rail. The long window will be replaced with two double-hung windows for the new kitchen. The
building will be painted and the stucco parging will be retained. Floor plans for both addresses
were reviewed.
Mr. Dan Marshall, with Marshall Architects, introduced Drew and Rachel Grider, the owners
of the business moving in. Mr. Grider briefly summarized his professional background and how he
acquired the property. Mr. Marshall explained the goal for his clients was to keep the character of
the building, save the building, and bring in a new business. He believed the paint on the building
covered the entire building and due to the expense of removing it entirely, his clients wanted to
repaint it. And, rather than having a variety of windows to preserve versus replacing them,
Mr. Marshall felt replacing them all would be better and would keep the original character of the
building. Regarding the proposed roof deck, it would provide outdoor space. The glass railing
would be simple while the glass panels would be a frosted glass.
Discussing the 1960s reinterpretation of the 10 N. State Street address (designed by
architect Thomas Emma), Commissioner Zinke discussed the brick at the bottom of the windows
was a very 1960s look which Mr. Marshall confirmed would remain. Asked if the original awning
was under the current awning, Mr. Marshall indicated he would have to review its condition but he
was proposing to fix it. Questions followed regarding a canopy detail on the permit plans. Per
Stazin’s questions regarding the existing siding on the north facade, Mr. Marshall explained his
clients would like to replace the existing vinyl siding; however, it was a financial matter for the
owners currently. Commissioner Hiller supported the 1960s portion since it met the commission’s
mission and it appeared to fit in with the period of significance. It also blended well with some of
the nearby businesses. He cautioned Mr. Marshall to be sensitive to the 1960s look.
As for keeping the look, Mr. Marshall explained how he intended to obtain the 1960s look,
i.e., the fascia materials would consist of a flush panel with flush seams rather than the scallop to
bring it more to date. Commissioner Hiller pointed out the stacked brick area was a different color
which defined the two buildings. He believed the applicants should try to maintain the lighter-faced
brick look. However, Mrs. Grider pointed out that the brick was painted the same color currently.
Mr. Marshall indicated his clients’ intent was to paint the entire building one color; however,
Commissioner Hiller suggested stripping the paint on the 1960’s building to better delineate the two
buildings. Commissioner Zinke asked that when the applicants get closer to painting the building
to consider some of the options that were being discussed, emphasizing the history of the two
buildings. Per Mr. Marshall, color renderings would be forthcoming.
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Mr. Lambert added that if the stacked brick below the awning was left one color, it appeared
in the 1960s as an attempt to unify the building along the first floor and it could be an option for the
applicants to consider. He emphasized the history behind the building and what the guidelines of
the Secretary of Interior Standards said. Commissioner Stazin also pointed out the canopy ran the
entire length of the 1960s lower brick and to the bearing wall of the other building, which was a
good start for separation, if that was the intent.
Some commissioners felt the canopy and the lower brick offered enough delineation
between the buildings and paint could always be changed. However, Commissioner Hiller cited
SOI Standards 3, 4, and 5 and their application to the proposal. Regarding the outdoor patio,
Mr. Marshall explained the patio was set out from the building about four feet and the canopy hid it
somewhat. Ms. Grider also pointed out the patio was removable. Regarding the original canopy,
Mr. Marshall stated he planned to reuse the structure, if possible.
Focusing on the second floor windows on Third and State and their existing conditions,
Commissioner Hiller noted photos were not included in the packet.
Mr. Brian Hogan distributed window estimate information from RWP & Sons (in DeKalb) for
a total restoration cost of $86,000 for the 22 windows, which included simulated divided lights.
Referring to the four second-floor windows on State Street, Mr. Lambert noted the furthest window
to the west was original while the three other windows to the east were replaced. Asked if there
was a historic window with matching top and bottom sashes from the 1920s, Mr. Marshall could not
tell.
Mr. Lambert offered that commissioners could seek a full window survey from the
applicants. He relayed that mixing the windows on the State Street façade would not be ideal.
Clarification of the estimate followed by Mr. Hogan. Proposed were 8 over 1 Marvin Integrity clad
windows with SDL and a spacer in between the glass. Questions continued regarding the
condition of the existing windows and the costs associated with removing and replacing the new
windows. Commissioners appeared to be fine with the windows.
Discussion flowed back and forth regarding the differentiation in brick for 10 N. Third Street
and whether the brick could be stripped or painted a different color. The applicants were asked if
they were open to stripping the brick paint located under the canopy.
Ms. Cara Mamott with Haven Design Group, explained the various ideas she was working
on for the building and the various inconsistencies of the brick and color. The goal was to bring
back the integrity of the building and bring it back as a rebirth. Mr. Lambert reminded
commissioners that paint was reversible. On the north elevation, the commissioners were fine with
the proposed windows.
Again, discussion followed between staff and the commissioners regarding the
differentiation of the 1962 building storefront renovation from the main building, and that the
applicants consider that as a courtesy. Applicants voiced no objection to that suggestion.
Commissioner Warner recalled a window survey was usually required and asked for the rationale
on this case. Wherein, Mr. Lambert discussed that in previous cases where the commission dealt
with commercial buildings where a uniform look of windows existed, when one window needed to
be replaced, the commission usually replaced all of the windows.
Motion by Commissioner Stazin to approve the renovations for 10 N. Third Street and
301 W. State Street as presented with additional emphasis being recommended on the
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differentiation of the 1962 building and elevation. Second by Commissioner Hamilton. Roll
call:
Aye:
Nay:

Hiller, Hamilton, Salomon, Stazin, Warner, Zinke
None
MOTION PASSED: VOTE: 6-0

D.
327 S. Fourth Street – Larabee House (Case # 2019-083). Applicant: St. Mark’s
Church; Mike Sweeney. Application for: Request to consider Replacement of Historic Wood
Siding with New siding at a Significant Property. Preservation Planner Michael Lambert recalled
this case was before the commission over the past year. Tonight’s request focused on replacing
the wood siding on the building. A history of the building and historic photos followed. Proposed
renderings were depicted as well as a breakdown of the project’s timeline.
Mr. Lambert stated he walked the site on August 15, 2019 and took photographs of the
exposed siding and exposed conditions. He pointed out the rot in the crown molding, separation at
the eave, nail hole damage etc. He pointed out an area for potential siding material if salvage
siding was needed to be repaired. There was concern as to how the decorative trim under the
belly of the bay would be treated. Would the historic frieze and trim boards be replaced/repaired,
and whether the corbels and brackets would be replaced, etc. Other concerns included how the
original east wing and its enclosure would be treated and how lead abatement would occur.
A list of six items not received from the applicant, were reviewed by Mr. Lambert.
Mr. Mike Sweeney, representing St. Mark’s Church, referenced his report and reviewed
those portions where the siding was removed on the various facades. He explained most of the
existing siding was on the south façade. Other issues noted included the different reveal sizes,
overhangs, separation of fascia boards, soffits, replacement of sub sheathing and some of the
costs involved. Other examples of deterioration followed.
Mr. Sweeney distributed a proposal from Hines in Wheaton, IL for the repair and
replacement of existing siding and trim (total $78,342) and also a proposal to install new Hardi
board siding ($63,145.50). He stated some of the corbels will have to be taken down and repaired
but he would keep as many of them on the building.
Mr. Rob Chamberlain, the siding contractor, explained the condition was beyond repair, due
to the condition of the wood siding, nail holes, and the separation of soffits that occurred. A review
of the two estimates followed. After that, two more quotes were submitted: one that included
repair only with cedar wood (by Hines) and the other for the replacement of all siding in cedar
wood ($72,111). Asked if the wood siding that was already removed was salvaged, Mr. Sweeney
stated it was not and the lead was not remediated when discarded. Mr. Sweeney explained that
using the cedar provided a better match. Asked what percentage of the siding currently on the
building could be repaired and painted, Mr. Chamberlain estimated it was about 50/50.
Another estimate provided by Mr. Sweeney proposed to side the entire home in cedar
siding, which included a vapor barrier, as no current insulation existed. Regarding the corbels,
they would be repaired and reused, and duplicating the former porch that used to be on the house
with new and improved materials.
Commissioner Hamilton stated that to repair only using cedar totaled $81,700 as compared
to replacing with all cedar at $72,100. Mr. Sweeney emphasized there was concern about
removing the existing paint on the siding, the significant wear and tear it would take, and the
texture would not be conforming, which was why the paint estimate was so high.
5
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Discussion followed from Commissioner Hiller that more questions seemed to being asked
and being raised to answer at the meeting and that the case should be continued in order to review
the estimate information that was presented. After some dialog, Mr. Lambert summarized that the
following concerns/questions needed to be addressed: what will be left that will be historic,
quantify what is salvageable, and will the material be exactly replicated or will stock material be
used to replicate. He emphasized to the applicant that the commission was a historic preservation
commission, not a design commission. Other comments made by the presenters were also
clarified by staff.
Discussion followed that the commissioners provide the applicants with a list of questions to
answer for the next meeting. Commissioner Stazin explained that his questions focused on the
fact that maybe a couple of facades could be salvaged while the other facades could be resided
with new siding.
Commissioners recalled a home on James Street that was done similarly.
Mr. Sweeney believed that enough existing siding on the walls of the building could be used to
repair/patch the entire front elevation (west) and possibly the south elevation.
Commissioners voiced the following questions:
1)
2)
3)

What amount of siding is salvageable and what are the elevations that can be
salvaged;
Can historic materials be removed and consolidated to specific elevations; and
What is the cost of removing the old siding, including environmental costs involved, as
part of the cost of replacement.

Due to the late hour, Mr. Lambert suggested the commissioners submit any other questions
to him by the close of business day next Monday (August 26, 2019).
Motion by Commissioner Salomon to table the discussion to September 17, 2019 and
that commissioner questions be forwarded to Mr. Lambert by close of business day
Monday, August 26, 2019. Mr. Lambert will forward the questions to the applicants. Second
by Commissioner Warner. Roll call:
Aye:
Nay:

Hamilton, Hiller, Salomon, Stazin, Warner, Zinke
None
MOTION PASSED. VOTE: 6-0

6.

Secretary’s Report - None

7.

New Business

A.
From the Commission: Commissioner Warner questioned a building on Campbell
Street, which this commission approved previously. Commissioner Zinke inquired of staff as to
why the Mill Race project would be coming before this commission, wherein Mr. Lambert explained
it was due to the landmark status of the entire property. He could not provide details at this point
but suggested she contact Community Development Director David DeGroot.
B.
8.

From the Public: None.

Adjournment
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There being no further business to come before the Historic Preservation Commission, the
meeting was adjourned at 10:11 p.m. on motion by Commissioner Salomon, second by
Commissioner Stazin. Motion carried unanimously by voice vote of 6-0.
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Community Development Department Report

CITY OF GENEVA, HISTORIC PRESERVATION COMMISSION
September 17, 2019

Applicant:
St. Mark’s Church, Owner
Mike Sweeney, Representative
for St. Mark’s Church

AGENDA ITEM 5A

327 South Fourth Street
Proposed Replacement of Historic Wood Siding

BACKGROUND
The St. Mark’s worship and fellowship center traces its roots on South
Fourth Street to 1868, when its historic, limestone chapel was erected at
South Fourth and Franklin Streets.
In 1987, a single-family residence was removed from the east side of
South Fourth Street and the church facilities were expanded to the south
of the historic chapel.

Request:
Replacement of Historic Wood
Siding at the Larrabee House
as part of a Comprehensive
Renovation of the Existing
Church Facilities

In 2000, the parish requested and was granted a Special Use permit for a
second expansion of the church facilities. Upon recommendation from
the Geneva Plan Commission and the Geneva Historic Preservation
Commission, the Geneva City Council adopted Ordinance 2001-22. A
condition of the Special Use approval was the preservation of the
Larrabee House, a historic residence at 327 South Fourth Street.

HPC Case Number:
2019-083

The Larrabee House had been acquired by the St. Mark’s congregation in
1960 and, under the conditions of the Special Use permit, was relocated
in 2001. At that time, the house was moved closer to the southwest
corner of its original lot to allow the construction of a fellowship hall as
well as a sunken courtyard. At that time, a detached, two car garage was
constructed to the east of
the residence.

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

Sitting prominently at the
northeast corner of South
Fourth and Fulton streets,
Larrabee House currently
serves as the rectory for the
assistant
pastor
and
provides additional space
for some church-related
youth and small meeting
activities.
Since 1999, Larrabee House
has been identified as a Significant property within the Geneva Historic
District and a Contributing property in the Central Geneva Historic
District, listed in the National Register of Historic Places.

Agenda Item 5A
Project Amendments / Revisions

Page 2 of 6
ARCHITECTURAL EVOLUTION
The Larrabee House dates to 1854 and is
depicted in the 1869 Birds’ Eye Map of
Geneva. It is identified as a Significant local
property within the Historic District.

The Fourth Street entry of the Larrabee House
is characteristic of the mid-1850s Greek
Revival style; however, no other Greek Revival
details that are found, typically, on other local
homes of that era exist. The bracketed frieze
and tall windows are reminiscent of the early
Italianate style, which became fashionable in
northeastern Illinois in the mid-1860s. Based
1869 Birds Eye Map of Geneva
on physical details, it appears that the home
was remodeled when the home was
approximately 20 years old. The 1-over-1 windows are typical of a late Victorian era home and may have been
replaced between 1890 and 1920. The south-facing bay windows are, stylistically, early twentieth century
features. The original exterior siding was covered with the present synthetic siding around 1970.
In fact, the Larrabee House—particularly the bracketed frieze at the main eaves—is similar, architecturally, to the
Parker House (later, LeBaron-Turner House) at 113 Fulton Street.
Based on recent review of its history,
the Parker House (later, the LeBaronTurner House) was remodeled in 18671868 by Clark & Long, the prominent,
mid-nineteenth century builders in
Geneva. Coming from Maine, Robert
Long, Jr. was a carpenter who settled
at Geneva in 1854. Long’s obituary
stated that the Civil War veteran had
contracted on more than one hundred
residences and buildings in Geneva
during his career. It is possible that the
Larrabee House may have been one of
those residences.

Parker House and, later, LeBaron-Turner House
View circa 1910 to circa 1925.
Source: Geneva History Museum

BRIEF HISTORICAL SIGNIFICANCE AND DEVELOPMENT
Built for the family of William Morse and Mary M. (Haight) Larrabee, the 1854 Larrabee House has been attributed
to a builder by the name of Elbridge Hall. Although an Elbridge Hall purchased significant tracts of land in Kane
County and throughout Illinois during the 1840s and 1850s, no builder by that name is identified in local histories.
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A native of Whitehall, New York, William M. Larrabee was born in 1809 and came to Chicago with his parents and
siblings around 1838, when he married his second wife, Mary M. Haight. The Larrabee family was among the early,
prominent pioneers of Chicago, and Larrabee Street is named in honor of the family. By 1846, Charles Larrabee
was City Attorney; by 1853, William M. had been named Secretary of the Galena & Chicago Union Railroad; and,
by 1854, C. R. Larrabee was Secretary of St. James Hospital. (Source: Chicago History Museum)
The Larrabee family left Chicago, briefly in 1849, and moved to Wisconsin, where William M. Larrabee began his
railroad career. However, the family returned to Chicago by 1852. (Source: Andreas, Alfred T. The History of
Chicago, Volume 3, 1886)
In 1853, the Galena & Chicago Union Railroad from Chicago made its way to the east bank of the Fox River at
Geneva. By 1855, the railroad had crossed the river. With the completion of the rail line through Geneva, several
railroad officials settled in town and, in the 1850s, built some of the finest houses in town, including Augustus
Herrington, solicitor, 416 South First; William Larrabee, secretary, Fourth & Fulton; William D. Plato, attorney, 415
South Fifth; Samuel Nelson, roadmaster, South and Third; and Thomas Clancy, worker, South and First. (Source:
Geneva Historical Society 50th Anniversary, p. 86).
William M. Larrabee served as Secretary and Treasurer of the Galena & Chicago Union Railroad as Secretary until
1864. After the Galena & Chicago Union Railroad was absorbed by the Chicago & North Western Railroad, William
M. Larrabee assumed the position of Secretary-Treasurer of the Chicago & Alton Road rail line until his death in
1879.
William and Mary Larrabee raised eight children in the South Fourth Street home. During that time, William M.
Larrabee served as the Mayor of Geneva for one term (1869-1870). Following William M. Larrabee’s death in 1870,
his widow continued to live in the home until the mid-1880s before relocating to Denver, Colorado.
By 1885, their son, William D. Larrabee was living in “the old family mansion” at Geneva. (Source: Andreas, Alfred
T. The History of Chicago, Volume 3, 1886) Like his father, William D. Larrabee worked, also, for the Chicago &
Alton Road rail line. William D. Larrabee raised his family and remained in the Larrabee family home at Geneva
until the early 1890s, when he relocated to California.
When William D. Larrabee moved out of the house, it passed through several families. In 1960, the Larrabee House
was purchased by St. Mark’s parish from the estate of Bessie M. Blatner.
The Larrabee House is considered Significant for its association with a significant Geneva resident and as an
excellent, local example of architecture (Late Greek Revival / Italianate Cruciform Residence).
CONCEPT REVIEW – PLANNED UNIT DEVELOPMENT
On April 17, 2018, St. Mark’s parish sought direction from the Geneva Historic Preservation Commission regarding
their proposal to connect the existing worship and fellowship center to the historic Larrabee House as part of the
process for a Planned Unit Development (PUD) request before the Geneva Plan Commission.
Prior to submitting an application for a building permit, the proposed additions were required to meet all zoning,
building and Life Safety regulations adopted by the City of Geneva.
Specifically, the Applicant was seeking—in April 2018—feedback regarding:
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1. the removal of the sunken courtyard and the construction of a new, grade-level connecting vestibule;
2. the restoration or replacement of historic siding (existing condition unknown at this time due to
installation of synthetic siding) with low-maintenance, composite siding;
3. installation of new windows or rehabilitation of existing windows;
4. removal of a historic, central chimney;
5. construction of an addition to the east (rear) side of Larrabee House (which may require the removal
and/or relocation of the historic, bracketed frieze;
6. connection of the Larrabee House to the existing, detached garage;
7. removal of existing brackets and replacement with similar, composite details;
8. restoration of the historic verandah at the west and south facades; and
9. landscape / site improvements to make the Larrabee House handicap accessible and eco-friendly.
The Commission provided direction—in accordance with the adopted Secretary of the Interior’s Standards for
Rehabilitation as well as the adopted Geneva Window Policy; adopted Geneva Siding Policy, and adopted Design
Guidelines for Historic Properties in Geneva—regarding the 9 requests presented at the April 17, 2018 meeting of
the Commission. See attached Minutes, as accepted.
FINAL REVIEW – PLANNED UNIT DEVELOPMENT
On August 20, 2018, St. Mark’s parish submitted a complete Planned Unit Development (PUD) Application, and
the request was brought before the Historic Preservation Commission on September 18, 2018. The Final Review
request included request for approval of the plans that excluded the replacement of the historic siding and the
replacement of the historic windows. The Commission concurred with the request with 5 stipulations (see
attached letter dated February 22, 2019, prepared upon the submittal of complete architectural plans).
REQUEST AND ANALYSIS
On April 10, 2019, Mr. Chris Aiston, representing St. Mark’s parish, notified David DeGroot, Director of Community
Development that the building committee was requesting to appeal the Historic Preservation Commission’s denial
of St. Mark’s request for the replacement of historic siding and replacement of historic windows. However, the
record of the Commission proceedings clearly states that those items were removed from consideration and that
the Commission never denied the requests because the requests had never been made.
Subsequently, Mr. Aiston submitted a memorandum, dated May 14, 2019 (see attached) that outlined a request
to replace the historic siding, replace the historic windows, and install additional windows in the building exterior
walls. Since the request submittal, the siding has been found to be reparable and that item has been removed
from the request. Similarly, the installation of additional windows has been removed from the request.
Consequently, the request—as amended—has been limited to a request for the replacement of historic, wood
windows at a Significant building in the Historic District. The May 14, 2019 memorandum states “St. Mark’s Church
can realize significant cost reductions with pursuing the window replacement effort over that of restoring the
existing windows.” Mr. Aiston has noted that St. Mark’s is a not-for-profit organization and, therefore,
implementing the most cost-effective window project is the primary goal of the congregation.
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At its May 28, 2019 meeting, the Commission was unable to determine the actual, existing conditions or the true
costs of window replacement. The submitted proposal from Marvin Window & Door Co. does not include the
initial costs of labor to remove the existing windows; of material and labor to re-install exterior and interior trim
and does not include the cost of sealant around the perimeter of installed window trim.
At its July 16, 2019 meeting, the Geneva Historic Preservation Commission considered the request for window
replacement and front door replacement. Additional documentation was provided by the Applicant regarding the
condition of windows and the proposed replacement of the front door (see attached information). Staff visited
the site (07.11.2019) and made additional observations about the condition of the windows. Detailed views of the
existing window conditions were provided at the Commission meeting for review and comment.
The existing, front door system—that incorporated a single sidelite and transom--does not retain an original door,
sidelite or transom. The proposed door system was determined to be more sympathetic to a period door with
flanking sidelites and a transom. However, the proposed transom divisions (3) are not representative of a historic
configuration; 5 panes would be more appropriate and proportional. Similarly, the 3 vertical divisions of the
flanking sidelites are not consistent with the proportions of period sidelites; 4 vertical divisions of each sidelite
would be more appropriate to the period of the home. The proposed door leaf complements the period
architecture of the Larrabee House; however, Staff recommended that the recessed, door panels should better
reflect historic proportions and be aligned with sidelight panels.
Upon consideration of the facts and costs presented, the HPC supported the replacement of all windows except
the leaded glass windows and associated sash which were required to be restored and integrated with new,
aluminum –clad, 1-over-1, replacement double-hung windows. Additionally, the HPC supported the replacement
of the front door system in accordance with Staff recommendations.
REQUEST AND ANALYSIS
On August 6, 2019, Mr. Mike Sweeney—on behalf of the St. Mark’s church renovation team—submitted a request
for the “replacement or repair” of the historic wood siding at the entirety of the exterior. The details of
replacement and/or repair materials has not been clearly identified in the submitted request.
Staff visited the site on August 8, 2019 and found the siding to be in a state of repair equal to or better than
historic siding at other properties throughout the Historic District where the historic siding had been restored. A
significant amount of historic siding, trim and architectural details (not to be construed as “original” to the midnineteenth century but installed—in whole or in part—by 1925) have been retained at the significant property.
Furthermore, a large portion of historic siding is located at the north elevation and beyond the first architectural
break and, therefore, could be an excellent source of salvage material for restoration of facades visible from the
street. Based on other completed projects throughout the Historic District, Staff believes that the historic siding
is salvageable and that repairs can be made with like materials; matching profiles; and/or epoxy fillers that are
formulated for the purpose of restoring historic buildings.
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Furthermore, the submitted request of August 8, 2019 does not clearly identify what is meant by siding
replacement. The request may intend only the replacement of the clapboard siding but may also be a unclear
request to also replace the corner trim, bay window belly trim, frieze, eave brackets, fascia, crown moldings and
other architectural elements that are associated with the historic evolution of the home between 1854 and 1930.
Substitute materials have not been provided by the Applicant for the Commission’s evaluation.
Following the August 20, 2019 meeting of the Commission, it was the request of the Commission to obtain an
organized and complete tabulation of the quantities and costs associated with the Applicant’s request for siding
replacement. The information requested by the Commission was intended to be gathered and delivered to the
Applicant by the close of business on Tuesday, August 27, 2019; the information was transmitted to the
Applicant on Wednesday, August 28, 2019 at 5:18 pm. Additionally, an extension for return of the requested
information was granted to the Applicant; the submittal deadline was extended to 9:00 am on September 9,
2019…an entire week beyond the scheduled deadline for submittals for the September HPC meeting. The
Applicant delivered supplemental material at 3:10 pm on September 9, 2019, but the submittal was
subsequently withdrawn by the Applicant as “incomplete.” A digital submittal was made on September 10,
2019, which also was withdrawn by the Applicant as “incomplete” and replaced with a third submittal
(attached) made at 3:45 pm on September 12, 2019…just one day prior to the required publication of the HPC
agenda. The late receipt of the Applicant’s material—as requested by the Commission—has rendered impossible
any Staff review or analysis of the submitted material in advance of the publication of the agenda for the
September 17, 2019 HPC meeting.
If the Commission supports the request for siding replacement, Staff recommends that the property be reclassified from a Significant property in the Historic District to a Non-Contributing property in the Historic District
because little-to-no historic materials that were known to the significant occupants of the property will remain at
the exterior or interior upon the completion of the current renovation project, as proposed by the Applicant.

St. Marks Church Project
Conversion and renovation of rectory
to Larrabee House Community Center
Exterior Siding / Trim / Soffit/Crown Molding

Presented to
Geneva Historical Preservation Commission
September,17 2019

Project
 Restoration and Repurpose of existing structure located at 327 S 4th Street
 Connection both above and below ground to St. Marks Church

Structure – What we Know
 Built 1854
 Significant remodeling occurred 1902
 Records show multiple changes to exterior footprint - Sanborn
 Multiple porches added and removed
 1960 acquired by St. Marks to be used as rectory
 Circa 1964 Final West Facing Porch Removed
 1970 enclosed in aluminum siding and aluminum storm windows
 2000 Physically moved to the southwest corner of the property.

Larrabee 1897

Larrabee House 1905

At Issue - Damage
 Poorly Installed Roof System – improper flashing
 Has allowed rain water to seep into and behind crown molding / soffit / frieze
 Significant linear feet of soffit trim and crown molding suffered water damage beyond
repair
 West Porch has been repaired multiple times. Evidence that west wall was resided
 Second porch door was removed and wall (including siding) patched
 North face - east of bump out, evidence at one time had a door and a porch
 South face - east end, had been remodeled and all the siding removed
 When house was moved, all bottom trim boards were removed
 With removal of interior plaster and exterior aluminum siding discovered:
 A window was removed and wall with siding patched on Southeast face.
 Have identified at least four (4) different siding materials, nails, and reveals from
multiple periods of replacement and patching
 Recent completion of new shingles uncovered evidence that waster damage extends
up into rafter system

At Issue - Paint
 Multiple coats of paint over many years
 Some coats are lead based paint

Removal:

Remediation Options

 Chemical removal tested – failed
 Heat Removal – Not practical
 Mechanical Removal – Probably Choice
 Requires scaffolding and tenting as well as capture and worker protection
 Few contractors willing to perform lead paint remediation work
Encapsulate:
 Explored option – challenging proposition and price prohibitive

At Issue – Vapor/Air Barrier
 Original framing was 2 X 4 with 1” solid board, sheathing applied horizontally
leaving huge gaps between sheathing boards
 Affords only final siding material as exterior protection
 Modern building materials/practices would use 4’ x 8’ OSB with vapor barrier
 (Tyvek house wrap) which prevents infiltration of air and water, however it does
allow water vapor to escape preventing interior mold and rot

West Side 4th Street

West Side 4th Street

West Side 4th Street
Siding Not Original

West Side 4th Street

West Side 4th Street

West Side 4th Street

West Side 4th Street

West Side 4th Street

South Side Fulton Street

South Side Fulton Street
Siding Not Original

South Side Fulton Street

South Side Fulton Street

South Side Fulton Street

South Side Fulton Street

South Side Fulton Street

South Side Fulton Street

South Side Fulton Street

East Side Parking Lot

East / Upper Elevation

East

East

East

East

East

East

East

East

East

North Side Facing Church

North/Upper Elevation

North

North Lower Elevation 2

North

North/Lower Elevation

North/Lower Elevation

North/Lower Elevation

North

North/Upper Elevation

North

North

North

North

Material List Covering Exterior of Larrabee
Measured area of Larrabee not included in new construction or addition
 8400 Linear feet of horizontal siding
 440 Lineal feet of Crown Molding – Two Part
 200 Lineal Feet of 4” Trim – Corners
 200 Lineal Feet of 6” Trim – Corners
 450 Lineal Feet of 6” Trim – Doors and Windows
 440 Lineal Feet of 12” - Soffit
 440 Lineal Feet of 8” Trim – Facia
 440 Lineal Feet of 5/4” x 12” Frieze
 240 Lineal Feet of 5/4” x 8” Trim

Total Materials Identified as Needing to be Replaced
 Siding:

 Frieze:

 8400 - Total Lineal Feet

 440 - Total Lineal Feet

 3150 - Lineal Feet Needing to be Replaced

 200 - Lineal Feet Needing to be Replaced

 37.5 - Percent of Total Requiring Replacement

 45 - Percent of Total Requiring Replacement

 Trim – Corner/Door/Window:

 Facia:

 1090 - Total Lineal Feet

 440 - Total Lineal Feet

 670 - Lineal Feet Needing to be Replaced

 200 - Lineal Feet Required Replacement

 61 - Percent of Total Requiring Replacement

 45 - Percent of Total Requiring Replacement

 Crown Molding 2 Piece

 Soffit

 440 Total Lineal Feet

 440 - Total Lineal Feet

 200 Lineal Feet Needing to be Replaced

 200 - Lineal Feet Needing to be Replaced

 45 - Percent of Total Requiring Replacement

 45 - Percent of Total Requiring Replacement

Cost Estimate to Repair
 Materials………………………………………………………………………….$21,472


Siding …………………………………………… $5,575



Trim - Door/Window/Corner………………… $2,517



Frieze……………………………………………….$1,564



Facia……………………………………………….$ 700



Soffit………………………………………………..$1,116



*Crown Molding (*must be specially milled)
• Base 200 Lineal Feet @ $35.00…………..$7,000
• Trim 200 Lineal Feet @ $15.00……………$3,000

 Labor – Remove-Repair Siding/Trim/Crown / ……………..…………….……… $19,000
 Painting


Remediate Lead Paint………………………………………………...….$27,000



Prime / Paint……………………………………………..……………....

$12,000

 Interior Vapor Barrier - Closed Cell Foam……………………………..……….$ 8,200

 Total

$87,672

Cost Estimate to Replace
 Materials………………………………………………………………………….$28,241


Siding …………………………………………… $14,834



Trim - Door/Window/Corner………………… $3,998



Frieze……………………………………………….$3,439



Facia……………………………………………….$1,542



Soffit………………………………………………..$2,228



Crown Molding ……………………..…………..$2,200

 Labor –


Remove……………..…………….……………………………………………….…$2,500



Replace…………………………………………………………………………………$26,500

 Painting


Remediate Lead Paint………………………………………………...….

$0



Prime / Paint……………………………………………..……………....

$0

 Interior Vapor Barrier - Closed Cell Foam……………………………..………. $0

 Total

$57,241

Final Consideration
 Next step with interior is: insulating – drywall – floors – cabinetry - fixtures
 We cannot begin insulating interior without first securing “envelope” of exterior
 Targeting the Grand Opening for Larrabee to be Geneva Christmas Walk,
December 6th, 2019
 To complete project on schedule we must begin work on siding immediately.

