Meeting Agenda

CITY OF GENEVA PLAN COMMISSION

OCTOBER 11, 2018
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 #1199

1. Call to Order
2. Roll Call
3. Approval of Agenda
4. Approval of Minutes: September 27, 2018
5. Concept Plan Review:
A. Nitti Development Subdivision – Conceptual review of a
proposal to demolish the existing structures and parking areas
and construct a 20-unit single-family subdivision. The concept
would require a Zoning Map Amendment from the R1 Low
Density Single-Family Residential District to the R3 Medium to
High Density Single-Family Residential District and Plat of
Subdivision approval.
Location: East side of Western Avenue at Country
Squire Drive
Applicant: Frank Nitti, Nitti Development
6. Public Comment
7. Other Business
8. Adjournment

Staff Liaison
Paul Evans
City Planner
Phone: (630) 845-9654
Email: pevans@geneva.il.us
This Plan Commission meeting is being audio and video tape recorded, transcribed by a court
reporter and/or summary minutes are being taken by a recording secretary. The City of Geneva
complies with the requirements of the Americans with Disabilities Act of 1990. Individuals with
disabilities who plan to attend this meeting who require accommodations in order to allow them
to observe and/or participate in this meeting are requested to contact the Planning Division at
630-232-0818 at least 48 hours in advance of the meeting to allow the City of Geneva to make
reasonable accommodations for those persons.
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Plan Commission Agenda
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PLAN COMMISSION PROCEDURE FOR CONCEPT REVIEWS

Item number __ 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
July 26, 2018 – Meeting #1199
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, Kosirog, Mead, Slifka, Stevenson

Absent:

Commissioners Dziadus, Evans, Leidig

Staff Present:

Community Development City Planner Paul Evans

Public Present: Gary Ciampi, 845 Citizen Avenue, Elburn; Michael Ciampi, 1074 Lincoln Avenue,
Elburn; Planet Depos Court Rptr. Joanne Ely; Recording Secretary Celeste Weilandt
_________________________________________________________________________________
Approval of the Agenda
Commissioner Mead made a motion to approve the agenda.
Kosirog. Motion carried by voice vote of 6-0.

Second by Commissioner

Approval of Minutes of July 26, 2018
Minutes of the July 26, 2018 meeting were approved on motion by Commissioner Stevenson.
Second by Commissioner Mead. Motion passed by voice vote of 6-0.
Public Hearing
Chairman Stocking read the opening statement and explained the protocol for the public hearing.
A.
Zoning Map Amendment– Request to rezone the subject property from the R3 Medium
to High Density Single-Family Residential District to the R6 Medium Density Two- and ThreeFamily Residential District. Location: 304 East Side Drive. Applicant: Gary Ciampi
Applicants Mr. Gary Ciampi, 845 Citizen Avenue, Elburn, Illinois and Mr. Michael Ciampi,
1074 Lincoln Avenue, Elburn Illinois introduced themselves.
Mr. Gary Ciampi thanked the commissioners and city staff for their prior feedback on his
development and believed a balance was found that worked for the community and himself. The
development would be lower in density and would stay in line with new construction. Two duplexes
were proposed -- similar to those found on Sandholm Street – and by having the R6 zoning, it did not
require a variance. Mr. Ciampi reported the setback requirements were met and he would be saving
mature landscaping on the property by moving the structures back a bit. The current entrance that
was located on East Side Drive would be removed, while the entrance/exit on Dodson Street would
remain. Mr. Ciampi emphasized he wanted to make the development a desirable project. (A
rendering on the overhead was referenced.) Mr. Ciampi stated he was working with the public works
department to meet their requirements.
Commissioner comments followed that it was a positive to see the East Side Drive curb cut
removed due to traffic safety concerns. Mr. Ciampi shared his comments on who he was marketing
the development to and explained how the homes would be designed/elevated to sit on the lot –
having vehicles look like they were pulling into the basement.
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Per Commissioner Mead’s question on what the R6 zoning designation meant and what could
be constructed without having to come before the commission for review, Planner Evans proceeded
to explain that the site could be developed as having one, two or three units on each property without
coming before the Plan Commission. However, he noted a three-unit would probably need a
variation. Details followed.
Planner Evans confirmed with Commissioner Mead that the applicant was locked into the
proposed footprint unless he replatted the lot. He further explained to the commission that the
development met the standards of the City’s Comprehensive Plan, the proposed homes were
consistent with the area, and traffic was being removed from East Side Drive. Staff supported the
proposal.
Regarding sidewalks on the site, Mr. Ciampi stated the existing sidewalk would be maintained
and replaced if damaged by construction. However, he noted there were no sidewalks on the north
side of Dodson Street nor on Park.
Commissioner Stevenson made a motion to close the public hearing. Second by Case.
Roll call:
Aye:
Nay:

Case, Kosirog, Mead, Slifka, Stevenson, Stocking
None.

No public comment was received on this matter.
Motion by Commissioner Mead to approve the Zoning Map amendment, request to
rezone the subject property from the R3 Medium to High Density Single-Family Residential
District to the R6 Medium Density Two- and Three-Family Residential District, subject to staff’s
findings of fact in its report. Second by Case. Roll call:
Aye:
Nay:

Case, Kosirog, Mead, Slifka, Stevenson, Stocking
None

Public Comment – None.
Other Business – Planner Evans reported that a number developments were underway, including
Dunkin (Donuts), Oberweis, and St. Marks. Notice went out for a concept review for the Geneva
greenhouse property. That review would be presented at the October 11, 2018 meeting. Also,
Preservation Partners invited the Plan Commissioners to a Tiny House tour. Per Planner Evans, the
Meadowbrook Manor project would be returning to the commission for review. Questions followed on
the proposed homes for the greenhouse property.
Adjournment
Meeting was adjourned at 7:24 p.m. on motion by Commissioner Case.
unanimously by voice vote of 6-0.

Motion carried

Community Development Department Report

CITY OF GENEVA PLAN COMMISSION

OCTOBER 11, 2018
Applicant

AGENDA ITEM 5A

CONCEPT REVIEW
Nitti Development Subdivision
Western Avenue at Country Squire Dr.

Frank Nitti, Nitti Development
Location
Western Avenue, immediately
east of Country Squire Drive
Request
Conceptual review of a
proposal to develop a 20-lot
single-family detached
residential subdivision. The
proposal would require a
Zoning Map Amendment from
the R1 Low Density SingleFamily Residential District to
the R3 Medium to High Density
Single-Family Residential
District and Plat of Subdivision
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.
Staff Liaison
Paul Evans
City Planner
Phone: (630) 845-9654
Email: pevans@geneva.il.us

Figure 1. Location Map. Prepared by Geneva Planning Division, October, 2018.

BACKGROUND/PROPERTY INFORMATION
As shown in Figure 1, the subject property is located on the east side
of Western Avenue, immediately east of Country Squire Drive. The
applicant, Nitti Development, is proposing to develop a 20-lot,
single-family subdivision on 7.06 acres. This property was once the
Geneva Greenhouse which closed in June of 2006 after more than 40
years of business. The Geneva Greenhouse property is owned by the
Hitzeroths, who would like to sell the property. The property is
currently improved with 2 detached single-family homes and some
accessory structures, all of which would be demolished as part of the
proposed subdivision.
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Nitti Development would provide two full entrances on Western Avenue. All of the lots would face
inward toward a new public street. A detention pond would be located to the north and would provide
a buffer between the proposed subdivision dwellings and an existing electric substation. The single
family homes would feature first floor master bedrooms, an open floor plan, two-car garages and room
for two additional cars on the driveway. On-street parking is being proposed on the new public street to
accommodate additional guests. Nitti Development is proposing units to be 2,100-3,100 square feet
with a starting price in the lower $600,000’s to upper $800,000’s. Please see the attached development
plans for more information.
Currently the subject property is zoned R1 Low Density Single-Family Residential District. Nitti
Development would be requesting to rezone the subject property to the R3 Medium to High Density
Single-Family Residential District which will accommodate their proposed product line. The entire
property is designated for “Single-Family Residential” use in the City’s adopted Comprehensive Plan.
Please see Table 1 and Figures 2 and 3 for surrounding property information including existing zoning,
existing land uses, and future land use designations.
Table 1. Surrounding Property Information. Prepared by Geneva Planning Division, October, 2018.

LOCATION
Subject
Property

ZONING DISTRICT
R1 Low Density SingleFamily

North

R1 Low Density SingleFamily
R1 Low Density SingleFamily
R1 Low Density SingleFamily
R1 Low Density SingleFamily

South
East
West

LAND USE
Single Family Residential/
Former Greenhouse
Property
City Electric Substation

COMPREHENSIVE PLAN
Single-Family Residential

Single Family Residential

Single-Family Residential

Single Family Residential

Single-Family Residential

Single Family Residential

Single-Family Residential

Single-Family Residential

REQUESTS
At this time the applicant, Frank Nitti, is requesting conceptual review of a proposal to redevelop the
property into a 20-lot single-family subdivision and rezone the property to the R3 Medium to High
Density Single-Family Residential District with minimum 8,400 square foot lots. All 20 of the proposed
lots would meet or exceed the standards for the R3 District. Nitti Development is also proposing a
variation in the right of way width to 50 feet instead of the standard 66 feet. Please see the attached
conceptual subdivision plan for more information. The proposal would require the following:
1) Zoning Map Amendment
2) Preliminary and Final Plat of Subdivision Approval
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Existing Uses/Surrounding Uses
The existing use of the property to the north is for a Geneva electric substation. The existing use of
the properties to the immediate east, south and west is for single-family detached residences. Most
of the subject property was the Geneva Greenhouse for 40 years up to 2006. The site today is
largely open and undeveloped with two single family residences and some accessory buildings
associated with the former greenhouse existing on the property. The proposed single-family
detached ranch-style homes are compatible with the existing single-family detached residential uses
within the general area. The size range of 2,100 to 3,100 square feet is compatible with surrounding
properties and the increased value of the new homes should have a positive impact on adjacent
homes.

Figure 2. Zoning Map of the Subject Property and Surrounding Area. Prepared by Geneva Planning Division, October, 2018.

Zoning
The property is currently zoned R1 Low Density Single-Family Residential District. The surrounding
single-family residences to the north and west are also zoned R1 District. The existing zoning to the
north, south, east and west of the property is zoned R1 Low Density Single-Family Residential
District, which requires a minimum lot frontage of 100 feet and minimum lot size of 13,000 square
feet. The requested R3 Medium to High Density Single-Family Residential District requires a

Nitti Development Subdivision
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minimum lot frontage of 60 feet and a minimum lot size of 8,400 square feet per dwelling unit. The
proposed single-family lots will vary from 8,400 to 21,333 square feet.
The proposed subdivision would have an internal relationship, meaning the street yards of the new
lots and houses would face a new internal dedicated street. This results in a rear yard relationship
to the existing surrounding residences in the R1 District. This relationship is consistent with other
homes in the surrounding R1 District zoning.
Table 2. Zoning District Comparisons. Prepared by Geneva Planning Division, October 2018.

Zoning Category

R1 Low Density Single-Family

R3 Medium to High Density
Single-Family

Minimum Lot Area

13,000 square feet/Dwelling Unit

8,400 square feet/Dwelling Unit

Minimum Lot Frontage

100 feet

60 feet

Street Setback

25 feet

20 feet

Side Setback

12 feet

6 feet

Rear Setback

35 feet

25 feet

Lot Coverage

40%

40%

Building Height

35-38 feet

34-38 feet

Comprehensive Plan
The subject property is designated for single-family residential uses in the City’s 2003
Comprehensive Plan. The proposed future land use by Nitti Development is for single-family
detached homes. The Homes for a Changing Region Plan dated the summer of 2014 designates this
site as an area that could be developed for higher density housing. The Nitti Development
Subdivision addresses one of Geneva’s 2003 Comprehensive Plan Residential Area Policies “Encourage new residential development that provides for a range of housing types that meet the
life-style needs of the City’s population.” The proposed first floor master bedroom ranch units
present a residential type that addresses the needs of seniors and “empty-nesters” which would
allow Geneva’s population to age in place rather than having to move to other communities to find
the type of home style they are seeking. The requested R3 Medium to High Density Single-Family
Residential District zoning will accommodate this single-family product that is consistent with the
surrounding land uses in the Comprehensive Plan and addresses the need for different housing
styles to meet an aging population.
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Figure 3. Future Land Use Designation of the Subject Property and Surrounding Area, based on the 2003 City of Geneva
Comprehensive Plan. Prepared by Geneva Planning Division, October 2018.

Subdivision Review
Nitti Development is proposing a 20 lot subdivision with a detention pond located to the north of the
property. The lot sizes for the subdivision vary widely from four lots with the near minimum R3 lot size
of 8,400 square feet to seven lots that are larger than the R1 minimum lot size of 13,000 square feet.
Each house is proposed to have room on the driveway for 2 guest parking spots, there are no other offstreet guest parking spaces for this development. Therefore, residents hosting a party would need to
park on the street. The applicant will need to show that emergency vehicles can safely navigate the
subdivision when cars are parked along the street.
The City’s standard right-of-way width is 66 feet, 4 feet of sidewalk and 14 feet of parkway on each side
of a 30 foot roadway. A narrowed parkway width of 6 feet instead of 14 feet may unnecessarily
compact the area needed for utilities and parkway trees. The required right of way width is generally
needed to accommodate street lights, fire hydrants, gas lines, water/sanitary/stormwater lines (with
required separation distances) and possibly electric or cable. Ten to fifteen foot easements may also be
necessary to accommodate the number of utilities needed to service the homes.
The detention pond on the north side of the development will need a backup Special Service Area
agreement to maintain the pond.
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Questions for Consideration
1. Is the R3 Medium to High Density Single-Family Residential District appropriate for this property
given its location and the zoning of surrounding properties?
2. Does a reduced right-of-way width make sense for this development?

RECOMMENDATION
Staff has no recommendation at this time. The Plan Commission is not expected to formulate a
recommendation on the proposed redevelopment 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
Subdivision Plans
Sample Developments

Conceptual Development Plan
7.3+- Acres located east of Western Avenue at County Squire Drive, Geneva, IL.
Respectfully Submitted To: The City of Geneva

Project Overview

Nitti Development, LLC. Experience and Team

Project Description

The Nitti Development team have developed, built and sold multiple residential
developments, built many residential residences and even commercial projects.
Nitti Development has been highly successful Berteau Development, of similar
size and scope is referenced herein as well as other project. Similar to its recent
projects, Nitti Development plans to employ the same internal staff and team of
professionals for the Summit Development.

The collaboration of Nitti Development with V3 Companies will bring Geneva a
new construction single-family first floor master development located on the subject site.

Project Team;

Developer/Builder:
Engineer:
Architect:
Sales/Marketing:

Nitti Development, LLC
V3 Companies
JMB Architects
Redfin Corp.

Nitti Development, LLC. is recognized as a premier real estate developer and
home builder and has prospered in various market areas and conditions, with
particular success in sophisticated markets. The proposed project provides a high
quality, new construction residential offering focused on first floor master bedroom living. It has the experience to make the development successful and become a proud jewel of the Geneva Community.

Centrally located amongst existing residential communities. With twenty new
homes, this high quality residential offering will provide a new construction residential offering to Geneva.

We have designed a subdivision that will fit in the existing R3 residential zoning
with only one variance request. The sole variance is that of a 50; right of way in
lieu of the typical 66’ right of way. The road size will remain 30’, so only a reduction in the parkway is requested. We have used the same ROW in our Berteau Development in Elmhurst Il and we have found it liked and both the city and residents.
The following pages outline the details of our proposed development.

We invite you to visit our newest model home at Fairway Court in Glen Ellyn
to see our quality product first had.

Home/Product Type

3,100 SF Ranch Style Home

2,100 SF two story home with first floor master

Home/Product Type

2,300 SF Ranch Style Home

2,900 SF two story home with first floor master

Typical Site plan and ROW detail

60’x140
1”=20’

10’
20’

Typical Roadway Section
60’

Typical Site Plan
2,250sf+- ranch style home

50’ Right of Way

Current Major Projects
BERTEAU DEVELOPMENT
Joanne Way, Elmhurst, IL.

The Berteau Development is a 56 lot, single family home development in Elmhurst, IL. The
homes are offered on lots ranging from 7,000 to 21,000 square feet, with homes in sizes from
3,200-5,500. Every home includes top-quality materials and amenities, including windows by
Pella, appliances by Sub-Zero and Wolf, and plumbing fixtures by Kohler.
The land for Berteau Development was purchased from Elmhurst Memorial Hospital (built in
1926) as part of its move from the original 12-acre property to a new, larger facility. Nitti Development closed on the land in summer of 2014, and demolition of the existing hospital structures quickly began.
Berteau features a multitude of different home styles for owners to choose from. Nitti’s design
team creates unique attributes for each home, so no two homes ever look, or feel, the same.

Nitti Development began releasing homes in October of 2014, with delivery starting early 2015.
Berteau is centrally located in Elmhurst, just blocks away from downtown —
Currently Berteau is in its third and final phase of homes.

FAIRWAY COURT
Fairway Court, Glen Ellyn, IL.

Nitti Development purchased the land in 2016, with a desire to build a new and unique community in charming Glen Ellyn. With brand new streets and curbs, sewer systems and trail
access, Fairway Court offers a brand new community of 14 luxury-hand crafted homes, with
premium finishes and quality.
Fairway Court is ideally located-privately tucked away in a cul-de-sac surrounded by lush
trees, just blocks from the restaurants, shopping, trails and parks of Glen Ellyn. Additionally,
Glen Ellyn is home to top-rated schools, the Glen Oak Country Club and Lake Ellyn
Currently Fairway Court is delivering its first home next month and the new model home is
open every weekend.

