
 
 

 

 

Planning & Zoning Commission meetings air live on Geneva Broadcast 
Network, which can be viewed on Comcast Ch. 10, AT&T U-Verse Ch. 99, 
or the City’s YouTube Channel. 

1. Call to Order 

2. Roll Call 

3. Approval of Agenda 

4. Approval of Minutes: December 11, 2025 

5. Concept Review:  

a. 223 E State Street: Conceptual Review of a proposed 13-unit 
residential development.  

Applicant: Jay Garcia, Alteza Group 

Location: 223 E State Street, PIN 12-02-351-028 

6. Public Comment 

When recognized by the Chair, proceed to the podium, state your 
name for the record, and provide your public comments. Please 
understand this is your time to be heard and the public body’s time 
to listen. No discussion or debate will follow. 

7. Other Business 

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. Any individual with a 
disability requesting a reasonable accommodation in order to participate in a public meeting should 
contact the Community Development Department at least 48 hours in advance of the scheduled 
meeting. The Community Development department can be reached in person at Geneva City Hall, by 
telephone at (630)-232-0871, or via email at jmuncie@geneva.il.us. Every effort will be made to allow 
for meeting participation. Notice of this meeting was posted consistent with the requirements of 5 
ILCS 120/1 et seq. (Open Meetings Act). 
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Meeting Agenda 

LOCATION 
City Hall 
Council Chambers 
109 James Street 
Geneva IL, 60134 
 
 
TIME 
7:00 P.M. 
 
 
COMMISSIONERS 
John Mead 
Tim Moran 
Mim Evans 
Michael Slifka 
Rebecca Holoman 
Adam Matyskiel 
 
 
STAFF LIASION  
Matt Buesing 
City Planner 
Phone: (630) 845-9654 
Email: mbuesing@geneva.il.us   
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PROCEDURES FOR PUBLIC HEARINGS  
It is the Planning and Zoning Commission’s job to conduct public hearings in order to receive testimony 
for and against petitions for general amendments to the zoning ordinance, comprehensive plan 
amendments, zoning map amendments, zoning text amendments, special use permits and variations.  

The procedure followed for 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 may be directed to the 
Chairman. Following such testimony, the petitioner and the Planning and Zoning 
Commission may respond to and 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. 
 
• 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. 

 



 
 

 

 

Figure 1.  Location Map. Prepared by Geneva Planning Division, April 2026. 

BACKGROUND 
The subject property is a two-third acre lot located at the northwest 
corner of East State Street and Garfield Street (Figure 1). The site is 
improved with a two-story commercial building (built circa 1867), an 
attached 2-car garage, and an asphalt parking lot with ingress and 
egress points from both Garfield Street and East State Street. The 
building features a ground-floor office space and a second-story 
residential apartment.  
 
Youngberg Planned Unit Development 
Development of the subject property is regulated by the Youngberg 
Planned Unit Development (PUD), which was approved in 2002 via 
Ordinance 2002-69. The PUD ordinance established the following 
regulations for the site: 
• B3(E) - Business District zoning; 
• All permitted uses in the B3(E) district that require 4 parking spaces 

per 1000 gross square feet of floor area are permitted; any use that 
requires more than 4 are prohibited; 
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Community Development Department Report 

APPLICANT 
Jay Garcia, Alteza Group 
 
LOCATION 
223 E State Street 
PIN 12-02-351-028 
 
REQUEST 
Conceptual review of a proposed 
13-unit residential development 
that would include a 6-unit 
building, two 3-unit buildings, 
and the conversion of the 
existing onsite building into a 
residential dwelling. Each 
building would include live/work 
units on the ground floor. 
 
The request would require 
Preliminary & Final Planned Unit 
Development approval.  
 
STAFF LIASION  
Matt Buesing 
City Planner 
Phone: (630) 845-9654 
Email: mbuesing@geneva.il.us   
 
 

mailto:mbuesing@geneva.il.us


 
 

        Agenda Item 5A  
Page 2 of 6                                                                                  223 E State Street Concept Review 

• All special uses in the B3(E) district are also special uses in the PUD; and,   
• Street yard parking setback reduced to 10 feet along Garfield Street. 

 
The PUD also originally planned for the construction of a second, 2-story office building on the western 
portion of the subject property, minor alterations to the parking lot and entrance off Garfield Street, and 
additional landscaping. However, the development was never completed, and a second building was 
never constructed.  
 
Ordinance 2002-69 laid out nine conditions of approval that were to be met before a building permit could 
be issued. One of the conditions required the applicant to submit a Final Plat of Planned Unit 
Development; based on staff’s research, a Final Plat was never submitted. Additionally, the ordinance set 
a deadline for all construction to be completed by December 16, 2004; the deadline was extended to 
December 16, 2006 by Ordinance 2004-69, but construction was never completed. It appears the only 
improvement completed from this PUD was the planting of a landscaping berm at the north property line. 
Due to the passing of the development deadline and the lack of a Final Plat of PUD, the approved site plan 
is considered expired.  
 

REQUESTS 
The applicant, Jay Garcia of Alteza Group, is requesting conceptual review of the proposed redevelopment 
of 223 East State Street, which would include:  
 

1. Interior renovations to the existing building to convert it to a residential dwelling with a live/work 
unit.  

2. Construction of three, 3-story residential buildings, including two 3-unit buildings and one 6-unit 
building. Each building would feature ground-floor live/work unit(s); the second and third floors 
would contain 2-bedroom/2-bath units.  

3. The subdivision of the property into four separate lots so that each building would be on its own 
zoning lot with shared access to the parking lot. 

4. Elimination of the curb cut off of East State Street.  
5. Reconfiguration of the parking lot to include 21 spaces to accommodate the new units. 

 
The Youngberg PUD is incompatible with the proposed development, so the applicant would need to 
create a new PUD better tailored to the proposed development. The new PUD would need to use the D-
CM Commercial Mixed-Use District as the underlying zoning.  The property was rezoned to the D-CM 
District in 2019 as part of the downtown zoning update. The PUD would also need to increase the 
allowable street yard setbacks for the D-CM district, which establishes a maximum street yard setback of 
15 feet. 
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PROPERTY INFORMATION
The subject property is located in the D-CM District and is identified by the City’s Comprehensive Plan in 
the Downtown Station-Area Master Plan for General Commercial. Please see Table 1 below and Figures 3 
and 4 on the following pages for surrounding property information including existing zoning, existing land 
uses, and future land use designations. 

LOCATION ZONING DISTRICT LAND USE 
COMPREHENSIVE 

PLAN 

Subject Property D-CM District Office General Commercial 

North D-SFMR District
Vacant Land / Single-

Family Homes 
Single-Family 
Residential 

South D-CM District Dunkin / Bank General Commercial 

East D-CM District Single-Family Homes General Commercial 

West D-CM District 2 & 3-Family Dwellings General Commercial 

Table 1.  Surrounding Property Information. Prepared by Geneva Planning Division, April 2026. 

Figure 2.  Zoning Map of Subject Properties and Surrounding Area.  Prepared by Geneva Planning Division, April 2026. 
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Figure 3.  Future Land Use Designation of Subject Properties and Surrounding Area, based on the 2003 Comprehensive Plan.  
Prepared by the Geneva Planning Division, April 2026.

ANALYSIS 
Existing Uses/Surrounding Uses 
Per Table 1, the property is bordered by vacant land (direct northerly neighbor) / single-family homes 
(north of the vacant land) to the north, a Dunkin’ and Coldwell Banker across East State Street to the 
south, single-family homes to the east across Garfield Street, and two and three-family dwellings to the 
west. The proposed increase in residential density to the subject property would be compatible with the 
residential uses to the west and could act as a transition to the nearby single-family residential units. 
Additionally, the proposed development would increase the City’s supply of diverse housing stock while 
also maintaining and rehabilitating the existing “historic” dwelling.  

Zoning 
The property is currently subject to the Youngberg PUD with the B3(E) Business District acting as the 
underlying zoning, even though the property was rezoned to the D-CM Commercial Mixed-Use District. 
The property is neighbored by the D-CM zoning district on all sides but the north, which is zoned D-SFMR 
Single-Family Medium Density Residential district. Rescinding the existing PUD would allow for the D-CM 
zoning district to act as the underlying zoning, which would be compatible with the neighboring zoning.  

One of the applicant’s goals is to keep and rehabilitate the existing building on the site. The applicant has 
proposed staggered setbacks for the proposed buildings in an effort to create visual interest and to soften 
the transition of the sight lines to the existing building from the right-of-way. Based on the conceptual site 
plan, staff noted that multiple variations from the D-CM maximum street setback of 0-15 feet would be 
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required in order to allow for the staggered setbacks. Assuming the lots are labeled from west to east 
numerically, these variations would be to increase the allowable setbacks to: 
 
• 15.29 feet from East State Street (Lot 2) 
• Existing setback of existing building (Lot 3) 

• 23.33 feet from East State Street (Lot 4) 

 
The proposed buildings would be three stories in height, reaching a maximum height of about 40 ft. The 
D-CM district allows for a maximum height of 50 ft. 
 
The applicant is proposing to maintain the existing 2-car garage and reconfigure the parking lot to include 
21 spaces. Per Section 11-11A-6 of the Zoning Ordinance, 2-bedroom units are required to provide 1.5 
parking spaces per unit. With a total of 13 proposed units, the total required number of off-street parking 
spaces comes out to 20 spaces. The applicant has noted that each building would be subject to a shared 
cross-access agreement for the parking lot, but each unit would most likely also be assigned at least one 
designated parking space.  
 
The proposed development would remove the existing access point along E State Street, so traffic would 
be filtered through the second existing access on Garfield Street. While the proposal would increase the 
overall density for the site, staff does not believe the proposed unit count is large enough to significantly 
impact traffic congestion. The proposed live/work units are also designed for home offices rather than a 
commercial store front, so high levels of traffic from clientele or guests of the business are not expected. 
The site is also slightly over parked to provide additional off-street parking for the live/work units or guests 
of the residents.   
 
Given its location on E State Street, the subject property falls within the E State Street Corridor 
Ornamental Lighting Area and is therefore required to include “acorn-style” light fixtures in the proposed 
parking lot. A photometric plan would be required for review as part of a formal submittal to the City.  
 
Comprehensive Plan & Downtown Station-Area Master Plan 
The subject property is designated for General Commercial uses in the Downtown Station-Area Master 
Plan. The designations to the west, south, and east are also General Commercial while the north is Single-
Family Residential. The Downtown Station-Area Master Plan is a subarea of the Comprehensive Plan that 
was adopted in 2012 and amended in 2013. The sub-area plan states the General Commercial areas 
“should appropriately balance vehicular and pedestrian access, provide for primary and secondary 
commercial uses, and reflect the character of the traditional context.”  The proposed development would 
preserve the existing structure and add 3 new buildings within the traditional context of narrow 
residential lots along E State Street, some of which remain residential and some of which have been 
converted to commercial use.  The new buildings would also include live/work units on the ground floor 
providing for secondary commercial uses.   
 
E State Street Reconstruction  
East State Street is currently being expanded and utilities are being moved within the right-of-way. Given 
the timing of the development proposal, it’s possible that the proposed development’s site preparation 
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activities could align with the planned IDOT utility installations which would significantly lower overall 
development costs. Per IDOT plans, the following utilities will be installed near the site: 
 
• Storm sewer will be extended to the curb line south of the site (along the north side of E State St.). 
• A water main will be installed along the southern parkway of E State St. and extended to this site. 
• A sanitary sewer will be installed along the centerline of E State St. It is unclear whether the service 

will be extended to this site or if the intent is to reuse the existing service. 
 

QUESTIONS FOR CONSIDERATION 
1. Does the Commission have any concerns with the residential nature of the proposed use given its 

location on E State Street?  
 

2. Are there any special conditions outside of what the code allows for under “Home Occupations” 
that the Commission would want for the proposed live/work units? This could include allowable 
types of businesses, exterior signage, hours of operation, etc. Currently, the Zoning Ordinance 
defines a “Home Occupation” as:  
 
A gainful occupation or profession carried on by an occupant of a dwelling unit as a use which is 
clearly incidental to the use of the dwelling unit for residential purposes. Only members of the 
family occupying the premises shall engage in the home occupation and, except as authorized by 
special use permit, the home occupation shall be carried on wholly within the principal building. 
No article shall be sold or offered for sale on the premises and no mechanical or electrical 
equipment shall be installed or maintained other than is customarily incidental to domestic use. 
There shall be no exterior display, exterior sign, no exterior storage of materials, no other exterior 
indication of the home occupation or variation from the residential character of the principal 
building or any accessory building, and no offensive noise, vibration, smoke, dust, odors, heat or 
glare shall be produced, nor shall such home occupation create a parking or traffic problem. No 
more than one vehicle associated with the home occupation shall be permitted on the premises. 
Home occupations shall be allowed as an accessory use within the principal building or as a special 
use within an accessory building and only in residential zoning districts. 

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

 
ATTACHMENTS 
223 E State Conceptual Plans - Alteza Group 
O-2002-69 Preliminary & Final PUD 
O-2004-69 Extending Development Schedule 
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Proposed Mixed Residential Building -

223 East States Street, Geneva, IL
1 Gound Floor Live / Work Units and 2 Residential Units Above

First Floor Plan Second Floor Plan Third Floor Plan
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T/ THIRD FLOOR

T/ FIRST FLOOR

EL. +25'-4"

B/ THIRD FLOOR CEILING

EL. +38'-8"

EL. +14'-4"

T/ MEAN ROOF HEIGHT

EL. +0'-4"

T/ SECOND FLOOR

EL. +34'-4"

LIGHT FIXTURE

VERTICAL BOARD
AND BATTON SIDING

3 1/2" WINDOW TRIM

SMOOTH PANEL
SIDING

7 1/4" TRIM BOARD

2x8 FASCIA

ARCHITECTURAL
SHINGLES

3 1/2" CORNER TRIM

SOLDIER COURSE

4" STONE HEADER
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T/ FRONT GRADE
EL. +0'-0"

VERTICAL BOARD
AND BATTON SIDING

3 1/2" CORNER TRIM

4" STONE SILL

4" STONE SILL

12
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Proposed Mixed Residential Building -

223 East States Street, Geneva, IL
2 Gound Floor Live / Work Units and 4 Residential Units Above
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