
 
 

AGENDA 
ZONING BOARD OF APPEALS 

May 14, 2014 
6:30 PM 

CITY HALL, 101 GREEN STREET, GALENA, IL 
 

1. Call to Order 
 

2. Roll Call and Declaration of Quorum 
 

3. Approval of April 9, 2014 ZBA Meeting Minutes. 
 

OLD BUSINESS 
 

4. Cal. No. 14S-02, Applicant and Owner: Wendy Heiken, 1004 Park Avenue, Galena, IL 61036.    
Location:  Parcel: 06-500-144-00, Original Town East of Galena River, Block 23 comprised of 
part of Lot 11.  Common address 1004 Park Avenue, Galena, IL 61036.  Request for Special Use 
Permit to allow Tour of Home as an accessory residential land use in a Low Density Residential 
District.  Ratification of Findings of Fact. 
 

NEW BUSINESS 
 

5. Cal. No. 14S-03, Applicant: Kelly Johnson, Owner: Kelly Johnson & Steven Hickie, 9676 US 
Highway 20 W, Galena, IL 61036.  Location:  Parcel: 06-500-147-00, Unit 2 of “The Plantation 
Townhouses”, located in a part of the North half of the Southwest quarter of Section 21, 
Township 28 North, Range 1 East of the Fourth Principal Meridian, City of Galena, East Galena 
Township, Jo Daviess County, Illinois.  Common address 9676 US Highway 20 W, Galena, IL 
61036.  Request for Special Use Permit to allow Major Home Occupation as an accessory 
residential land use in a Medium Density Residential District. 

 
6. Cal. No. 14S-04, Applicant & Owner: Daniel Balocca – 125 South Prospect Street, Galena, IL 

61036.  Location:  Parcel: 22-100-565-00 Lot Fifteen (15) and Sixteen (16) in Block Number Three 
(3) in the City of Galena on the West side of the Galena River in the County of Jo Daviess in the 
State of Illinois, common address 125 S. Prospect Street, Galena, IL.  Request for Special Use 
Permit to allow a Small Inn Accommodations land use, with 7 rooms, in a Low Density Residential 
District. 
 

7. Cal. No. 14HCO-02, Applicant: Adam Johnson – 211 Fourth Street, Galena, IL 61036 and Owner: 
James L. Miller – 402 Fourth Street Galena IL, 61036.  Location:  Parcel: 13-001-078-59 Lot 9 
Chains and Links Subdivision, common address 11401 A Street, Galena IL.  Request for Highway 
20 Development Permit to construct a storage unit building in the Second Phase of the Galena 
Climate Controlled Storage plan.  
 

8. Cal. No. 14S-05, Applicant & Owner: James Wirth – 121 South High Street, Galena, IL 61036.  
Location:  Parcel: 22-100-573-00 Lot Sixteen (16) in Block Number Four (4) in the City of 
Galena on the West side of the Galena River in the County of Jo Daviess in the State of Illinois, 
common address 121 South High Street, Galena, IL 61036.  Request for Special Use Permit to 
allow House Tour as an accessory residential land use in a Low Density Residential District. 
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9. Cal No. 14S-06, Applicant & Owner: James Wirth – 121 South High Street, Galena, IL 61036.  

Location:  Parcels: 06-500-170-00 & 06-500-174-03 both part of Lot One (1) in Block Number 
Twenty-nine (29), Original Town East of Galena River in the County of Jo Daviess in the State of 
Illinois, common address 901 Fourth Street, Galena, IL 61036.  Request for Special Use Permit to 
allow House Tour as an accessory residential land use in a Low Density Residential District. 
 

COUNTY ZONING 
10. None 

 
WORKSESSION & OTHER 

11. None 
 

PUBLIC COMMENTS 
 
12. Public Comments 
 
13. Adjourn 
 
Anyone who may require special assistance or special accommodation should contact City staff during office 
hours at 777-1050, prior to the meeting. 
 
Posted May 7, 2014 
By Matt Oldenburg 
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     MINUTES 
           ZONING BOARD OF APPEALS      

APRIL 9, 2014 
 
 

CALL TO ORDER: 
 
Acting Chairperson Baranski called the regular meeting of the Zoning Board of Appeals to 
order at 6:30 PM on Wednesday, April 9, 2014 at City Hall, 312 ½ N. Main Street, Galena, IL.   
 
ROLL CALL AND DECLARATION OF QUORUM: 
 
As Roll Call was: 
 
Baranski   Present  
Bochniak   Present (arrived at 6:32)  
Cook    Present   
Holman   Present   
Nybo    Absent   
O’Keefe   Present  
Rosenthal   Present (arrived at 6:37)  
   
A quorum was declared.   
 
Zoning Administrator Matt Oldenburg, City Attorney Joe Nack and Zoning Secretary Deb Price 
were also present.      
 
APPROVAL OF MINUTES 
 
MOTION:  Cook moved, seconded by Bochniak to approve the minutes from the February 12, 
2014 meeting.     
 
Motion carried on voice vote.   
 
MOTION:  O’Keefe moved, seconded by Bochniak to approve the minutes from the March 12, 
2014 meeting.     
 
Motion carried on voice vote. 
 
 

OLD BUSINESS 
 

None 
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NEW BUSINESS 

 
Cal. No. 14S-02, Applicant and Owner: Wendy Heiken, 1004 Park Avenue, Galena, IL 61036.    
Location:  Parcel: 06-500-144-00, Original Town East of Galena River, Block 23 comprised of 
part of Lot 11.  Common address 1004 Park Avenue, Galena, IL 61036.  Request for Special 
Use Permit to allow Tour of Home as an accessory residential land use in a Low Density 
Residential District. 
 
City Attorney Nack swore in all those who wished to testify at tonight’s Public Hearing.   
 
MOTION:  O’Keefe moved, seconded by Cook to open the Public Hearing on Cal. 14S-02.   
 
Motion carried on voice vote.   
 
Wendy Heiken, 1004 Park Avenue, Galena said she plans to have the home open on 
weekdays Monday thru Thursday, possibly Friday but not on weekends when she is busy with 
overnight guests.  She is concerned about parking.  Looking at the map the Board can see that 
there are six parking spots in front of her property.  It is rare that she has weekday overnight 
guests so running the tour during the week would not impact the parking.  She plans to have 
tours at 11:00AM and 2:00PM.  The afternoon tour would be over before any overnight guests 
would arrive.  Two tours are allowed by the recently passed zoning text amendment.          
 
O’Keefe asked if Heiken was okay with the recommended fifteen person limit including tour 
guides.   
 
Heiken said she was.   
 
Cook asked if she would ever want to use the 6:30PM tour time. 
 
Heiken said maybe during the off season say in November. 
 
Baranski asked about the parking.  When looking at the extended property lines it seems 
parking spaces one and six do not totally fall onto Heiken’s property.  Really there are four 
legitimate parking spaces in front of her property.   
 
Heiken said there is room for two to four vehicles at the back of her property also.   
 
Baranski asked where her overnight guests park. 
 
Heiken said she has seven guest rooms and they all park in front of the house.   
 
O’Keefe asked if there are parking requirements for this SUP.   
 
Oldenburg said no only as it applies to the guest house.   
 
Rosenthal asked if parking would be allowed across from the guest house on the river side.   
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Oldenburg said not really.  It is a two way street, but it is really not complete on that side.  
There are people who do park there. 
 
O’Keefe said he didn’t think the police ticketed persons who parked there.    
 
Baranski asked those persons wishing to testify in favor of the request to come forward.   
 
No one did.   
 
Baranski asked those persons wishing to testify against the request to come forward.   
 
John Cox, 906 Third Street, Galena said he is the attorney for the owner of the neighboring 
property.  He said it is important to remember that this home is not a Bed and Breakfast but a 
Small Inn and as such can have up to seven guest rooms.  The current ordinance would not 
allow this use in a residential district; Small Inns are allowed only in commercial districts.  They 
have been grandfathered in and the SUP is in perpetuity unless the Inn ceases operation for 
twelve months at which time the permit would be invalid.  Tonight’s request is for a second 
SUP.  His client has no objection to the tour home if the SUP for the Small Inn is revoked.  The 
dilemma here is parking.  The Special Use is valid, but there must be a reason the City 
decided to no longer allow Small Inns in residential districts.  His client has not called 
complaining about ongoing parking problems here.  If a second business is opened parking 
problems will only increase.  They understand there will not be tours on the weekends, but 
there is nothing stopping them from renting guest rooms during the week when there are tours.  
The guests often park horizontally which impacts the parking even more.  In the past the 
parking issues have been worked out to make both the Small Inn and the Belvidere successful.  
His client is not objecting to the tour home or the Small Inn use but the approval of two SUP’s 
for this property. 
 
O’Keefe asked if the Belvidere has a license or permit.   
 
Cox said he did not as he too is grandfathered in as commercial property.  The Board is 
required to look at the SUP criteria that must be met for approval.  The applicant has to assure 
the neighbors that the new use will not be injurious to adjacent properties. 
 
O’Keefe asked if the parking in front of the Belvidere was on City property.        
 
Cox said it was.   
 
Baranski asked if there was a SUP for the Small Inn or was the use just grandfathered in.   
 
Oldenburg said there was a SUP.  
 
Baranski asked Cox if there were any other issues besides parking.   
 
Cox said there were none.  All the concerns are parking related.  Both property owners have to 
work together and adding another business here would make working together difficult.  If 
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Burlingame would sell the property the tour home is grandfathered in and could continue with a 
new owner so the parking concerns will persisit.   
 
Baranski asked how many cars park at the Belvidere during the busiest times of the 
day/season.  Do his customers park in front of Heiken’s property?  
 
Cox said he thought this probably happened.  Most often if you go to the inn you park and stay.  
If you go for the tour you park and then leave.  They have no objection to one or the other – in 
fact the tour home would have less impact on the parking than the Small Inn.   
 
O’Keefe said there is a third business that impacts the area and that would be the trolleys. 
 
Rosenthal asked if the ordinance allows multiple SUP’s. 
 
Nack and Oldenburg said more than one is allowed.   
 
Cox thought one Special Use Permit was appropriate. 
 
Bochniak asked what if the Small Inn was busy seven days a week.  Has anyone ever 
complained about the parking problems?   
 
Cox said there is a cleared space at the end of Park Avenue that is used for over flow parking 
for both businesses.  There really is nothing that can be done about the current parking issues.  
Their objection is that adding an additional use to the area will increase the parking problems 
and make it difficult to continue working these issues out.    
                                 
Richard Burlingame, 1008 Park Avenue, Galena said he operates a tour home at 1008 Park 
Avenue.  He is not against tour homes – without these Galena would not be what it is today.  
He feels adding another use would devaluate his property because of the increase in traffic.  
He does accommodate the Small Inn by opening by 11:00AM.  He has his employees assist 
the guests with angle parking.  The parking is awful on the weekends.  Heiken’s personal 
visitors as well as guests with motorcycles have parked on his property by the alley on more 
than one occasion.  He does not call the police to complain, but he cannot tolerate this 
anymore.     
 
Rosenthal asked whose garage was pictured in the packet materials.   
 
Burlingame said it was Heiken’s.   
 
O’Keefe asked Burlingame is he has any objections to the request other than parking.   
 
Burlingame said no.   
 
Rosenthal asked how many parking spots Burlingame has in front of his business.    
 
Burlingame said probably five or six. 
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Rosenthal asked if Burlingame if his business was only a tour home.   
 
Burlingame said yes.  Nothing is sold – only tours are given.   
 
Baranski asked how frequent his tours were.   
 
Burlingame said about every fifteen to twenty minutes.  Only twelve persons are on each tour 
and the tour takes about thirty minutes.  He sometimes has two tours going in the home at one 
time – up to twenty four person in the home at one time.    
 
Rosenthal asked where those people park.   
 
Baranski asked what percentage of persons touring his home actually park at the Belvidere. 
 
Burlingame said many of his customers will walk or arrive via the trolley.   
 
Rosenthal wondered if many of the same people who tour one home will then tour the next 
make it a win for both properties.   
 
Baranski asked Heiken if she wished to address any of the opposition’s comments.     
 
Heiken said she was not aware of the parking problems in the alley or on Burlingame’s private 
property.  She cannot control who parks or how they park in the public parking areas.   
 
Holman asked if there were problems with cars blocking Park Avenue so traffic could not 
continue past the Belvidere.   
 
Heiken said she was not aware of any. 
 
Oldenburg said there is a sign indication no parking.      
 
Oldenburg said the objectors could now question Heiken. 
 
Cox asked Heiken if she was aware that her relatives had been parking on Burlingame’s 
property.   
 
Heiken said she did, but she did not know about the motorcycles.   
 
Burlingame said there have been other times that this occurs.  Heiken is not there to know 
what goes on.     
 
MOTION:  Rosenthal moved, seconded by O’Keefe to close the Public Hearing on Cal. No. 
14S-02.   
 
Motion carried on voice vote.   
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MOTION:  O’Keefe moved, seconded by Holman to approve the SUP request for Cal. No. 
14S-02 with the condition that the SUP be reviewed in one year to examine any difficulties 
between the two properties.   
 
Discussion:  O’Keefe said parking is always a problem.  It is a public street.  Many businesses 
in Galena have parking on public city streets.  The requested use may or may not generate 
additional traffic.  Let’s approve it and see how things work out for the first year.   
 
Rosenthal asked that the applicant police the alley to make sure no one is parking on 
Burlingame’s property so as to alleviate this issue.   
 
Holman said if the police or City Hall need to be notified of a problem so be it.     
 
Baranski agrees with O’Keefe.  The review is a good idea.  Parking is organic and it will always 
be an issue in Galena.  The Board will review this in a year to see if the problems are there or 
if they work themselves out like they have other times.       
 
O’Keefe said often times what seems like a big deal at the Public Hearing never materializes at 
the one year review.  He also asked if the limit on the number of persons per tour would be 
part of the recommendation. 
 
Oldenburg said he would include this in the Conditions of the Finding of Fact.    
 
O’Keefe asked if the City notified the surrounding property owners of the one year review. 
 
Nack said he did not think we had ever done that.     
 
O’Keefe asked if this could be a condition.  It seems it would be fair for people to know when 
the review is happening.   
 
Nack said this would put the burden on the City to notify.  At that time you are only reviewing 
you are not rescinding the permit.    
 
O’Keefe said previously there were persons that wished they had been notified of the review.    
 
Baranski asked if a one year license could be approved so that if there were problems the 
permit could be revoked.   
 
Nack said he is not in favor of a one year review.  There are review criteria that are very 
specific.  The Board should approve or deny based on the criteria.  When the SUP is approved 
it goes with the land.         
 
Rosenthal said if there are problems people can bring these to City Hall where staff will 
address the issues.  The SUP can always be revoked even without Board review.     
 
Baranski said parking is not a condition to revoke the permit.   
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Rosenthal said the City owns the parking in front of these two businesses – you can’t control 
who parks there.   
 
Nack said there are specifics such as the numbers of people on each tour, days and hours that 
the tours will run.  Violation of these would be grounds for revoking the permit.        
    
Cook asked about the hours.  Who set these?   
 
Oldenburg said the Zoning Board set these when the text amendment was requested by the 
City.  The maximum number of tours per week is 17 during the peak season and 9 during the 
off season.   
 
Holman said he is concerned about persons parking and blocking the thru traffic with concern 
to emergency vehicles.   
 
Nack said the Police would be responsible for keeping this open.   
 
Oldenburg said he would address this with the Police Chief.       
 
Baranski asked the Board to examine the review the Approval Criteria and Recommendations:   
 

(1) Site plan review standards. All applicable site plan review criteria in § 
154.914. 

The Board agreed this met the criteria. 

(2) District standards. The underlying zoning district standards established in 
§§ 154.201 through 154.209  including the defining characteristics of the 
district; 

The Board felt that the request met the standards for the residential district.        

(3) Specific standards. The land use regulations established in § 154.405; 

The Board said the application me the requirements for House Tour use.   

(4) Availability of complementary uses. Other uses complementary to, and 
supportive of, the proposed project shall be available including, but not 
limited to: schools, parks, hospitals, business and commercial facilities, and 
transportation facilities. 

The Board said it is a complementary use as there is an operational tour home next 
door. 
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(5) Compatibility with adjoining properties. Compatibility with and protection of 

neighboring properties through measures such as: 

The Board said the use is compatible with the neighboring tour home.  It also may be 
complementary as persons may visit both homes.  Both homes are businesses and this 
will not change.        

(a) Protection of privacy. The proposed plan shall provide reasonable visual 
and auditory privacy for all dwelling units located within and adjacent to 
the site. Fences, walls, barriers and/or vegetation shall be arranged to 
protect and enhance the property and to enhance the privacy of on-site 
and neighboring occupants; 

The Board said the requested use is for inside the home on her property.  Nothing will 
change on the exterior.  Whatever privacy there was will continue – it will not diminish 
the neighboring privacy.            

(b) Protection of use and enjoyment. All elements of the proposed plan shall 
be designed and arranged to have a minimal negative impact on the use 
and enjoyment of adjoining property. 

The Board said the neighboring property is an existing tour home.  Any person who 
tours the applicant’s home or the neighboring home will derive enjoyment from said 
business.     

(c) Compatible design and integration. All elements of a plan shall coexist in 
a harmonious manner with nearby existing and anticipated development. 
Elements to consider include: buildings, outdoor storage areas and 
equipment, utility structures, building and paving coverage, landscaping, 
lighting, glare, dust, signage, views, noise, and odors. The plan must 
ensure that noxious emissions and conditions not typical of land uses in 
the same zoning district will be effectively confined so as not to be 
injurious or detrimental to nearby properties. 

The Board said the property is already a Small Inn for public use.  Nothing will change 
with that use.  The structure is not changing – the request has no effect on this.          

 
As Roll Call was: 
 
Bochniak   Yes  
Cook    Yes  
Holman   Yes 
Nybo    Absent  
O’Keefe   Yes  
Rosenthal   Yes 
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Baranski   Yes 
            
Motion carried. 
 
Rosenthal resume as Chairperson.    
 

COUNTY ZONING 
 
None 
 

WORKSESSION/OTHER 
 

None 
 

PUBLIC COMMENTS 
 
None 
 
 
MOTION:   Bochniak moved, seconded by O’Keefe to adjourn the meeting at 7:50pm.    
 
Motion carried on voice vote.   
 
Respectfully submitted by 
 
 
Deb Price   
Zoning Board Secretary 
 
 
 
 
 

04-09-2014 – ZBA 
 
 
 

9 



MEMO 
 
To: The Zoning Board of Appeals 
 
From: Matt Oldenburg, Zoning Administrator 
 
Date: May 9, 2014 
 
RE:       Cal. No. 14S-03, Applicant: Kelly Johnson, Owner: Kelly Johnson & Steven Hickie, 
9676 US Highway 20 W, Galena, IL 61036.  Location:  Parcel: 06-500-147-00, Unit 2 of “The 
Plantation Townhouses”, located in a part of the North half of the Southwest quarter of Section 
21, Township 28 North, Range 1 East of the Fourth Principal Meridian, City of Galena, East 
Galena Township, Jo Daviess County, Illinois.  Common address 9676 US Highway 20 W, 
Galena, IL 61036.  Request for Special Use Permit to allow Major Home Occupation as an 
accessory residential land use in a Medium Density Residential District. 
 
Summary: 
 
The applicant is requesting a Special Use Permit to operate a Single Chair Beauty Parlor, Major 
Home Occupation, as an accessory residential land use in a Medium Density Residential District.   
 
The applicant proposes to operate the business in the front room of her residence in a 125 square 
feet space, well under the required 200 square feet maximum.  The applicant has sufficient space 
in her driveway to accommodate the additional parking needed for her clients.   
 
The staff has reviewed her application and certain plumbing adaptations will be required before 
the business can commence operations.  This will be handled by the Building Department after 
the Special Use Permit is approved.  The appearance of the structure will not be altered in any 
way as to preserve its residential character.  Please refer to §154.406 (H)(3) for the detailed 
regulations.  The proposed application is consistent and compliant with these regulations. 
 
Land uses include Residential / Commercial uses surrounding the property.  The applicant has 
provided pictures, included in the packet, to show the commercial uses that are nearby the 
property.  They feel that the addition of this use will have little impact on the already mixed-use 
nature of the neighborhood. 
 
Approval Criteria & Recommendation: 
 
The purpose of a special use review is to provide an opportunity to utilize property for an activity, 
which under usual circumstances, could be detrimental to other permitted uses and which normally is 
not permitted within the same district. A special use may be permitted under circumstances particular 
to the proposed location and subject to conditions that provide protection to adjacent land uses. A 
special use is not a use by-right and one that is otherwise prohibited without approval of a special use 
permit. 
The application shall demonstrate that the proposed development will comply with the following: 

          (1)     Site plan review standards. All applicable site plan review criteria in § 154.914. 

          (2)     District standards. The underlying zoning district standards established in §§ 
154.201 through 154.209  including the defining characteristics of the district; 
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          (3)     Specific standards. The land use regulations established in § 154.405; 

          (4)     Availability of complementary uses. Other uses complementary to, and supportive of, 
the proposed project shall be available including, but not limited to: schools, parks, hospitals, 
business and commercial facilities, and transportation facilities. 

          (5)     Compatibility with adjoining properties. Compatibility with and protection of 
neighboring properties through measures such as: 

               (a)     Protection of privacy. The proposed plan shall provide reasonable visual and 
auditory privacy for all dwelling units located within and adjacent to the site. Fences, walls, 
barriers and/or vegetation shall be arranged to protect and enhance the property and to enhance 
the privacy of on-site and neighboring occupants; 

               (b)     Protection of use and enjoyment. All elements of the proposed plan shall be 
designed and arranged to have a minimal negative impact on the use and enjoyment of adjoining 
property. 

               (c)     Compatible design and integration. All elements of a plan shall coexist in a 
harmonious manner with nearby existing and anticipated development. Elements to consider 
include: buildings, outdoor storage areas and equipment, utility structures, building and paving 
coverage, landscaping, lighting, glare, dust, signage, views, noise, and odors. The plan must 
ensure that noxious emissions and conditions not typical of land uses in the same zoning district 
will be effectively confined so as not to be injurious or detrimental to nearby properties. 
The Zoning Board of Appeals can grant, conditionally grant, or deny all applications for a 
Special Use Permit or an amendment thereof.  If the Board would like to grant the request, a 
motion to draft Findings of Fact should be entertained.  The Findings of Fact will then be 
presented for final consideration at the next Board meeting. 
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Floorplan of 9676 US Hwy 20 W









MEMO 
 
To: The Zoning Board of Appeals 
 
From: Matt Oldenburg, Zoning Administrator 
 
Date: May 9, 2014 
 
RE: Cal. No. 14S-04, Applicant & Owner: Daniel Balocca – 125 South Prospect Street, 
Galena, IL 61036.  Location:  Parcel: 22-100-565-00 Lot Fifteen (15) and Sixteen (16) in Block 
Number Three (3) in the City of Galena on the West side of the Galena River in the County of Jo 
Daviess in the State of Illinois, common address 125 S. Prospect Street, Galena, IL.  Request for 
Special Use Permit to allow a Small Inn Accommodations land use, with 7 rooms, in a Low 
Density Residential District. 
 
Summary: 
 
The applicant is requesting a Special Use Permit to operate as a 7-room Small Inn in a Low 
Density Residential District.  This would allow the applicant to add additional guest rooms on the 
property within the Carriage House at the rear of the Felt Manor at 125 S. Prospect Street.  The 
property is located within the City’s Historic District.  The applicant has stated that the proposed 
special use will provide needed additional lodging and guest services in the historic district.  The 
inn will contribute to the general fund via sales and hotel tax revenue. 
 
Staff has reviewed the plans and application and determined that the request meets the bulk 
density, intensity and performance requirements of the Zoning Ordinance.  If approved, major 
renovation will be conducted on the Carriage House and will be built to suit two new guest 
sleeping rooms.  The Building Department and Staff will ensure that the renovation meets current 
building, electrical, plumbing and life safety codes.  The Fire Inspector will work with the 
applicant, by written variance request (between Fire Prevention Bureau and applicant), to 
maintain B&B Codes for the main house and then apply the new Lodging and Rooming Code to 
the Carriage House.  Significant landscaping will be added to the site to improve privacy and 
consideration with adjacent properties.  The proposed plan includes parking stalls that meet 
current zoning regulations for number of spaces and dimensional requirements. 
 
Land uses to the north includes residential and Bed & Breakfast.  Land use to the south includes 
residential and Bed & Breakfast.  Land use to the east includes residential and Galena Fire House, 
Turner Hall & Grace Episcopal Church.  Land uses to the west includes residential & St. 
Matthew’s Church. 
 
Approval Criteria & Recommendation: 
 
The purpose of a special use review is to provide an opportunity to utilize property for an activity, 
which under usual circumstances, could be detrimental to other permitted uses and which normally is 
not permitted within the same district. A special use may be permitted under circumstances particular 
to the proposed location and subject to conditions that provide protection to adjacent land uses. A 
special use is not a use by-right and one that is otherwise prohibited without approval of a special use 
permit. 
The application shall demonstrate that the proposed development will comply with the following: 

          (1)     Site plan review standards. All applicable site plan review criteria in § 154.914. 
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          (2)     District standards. The underlying zoning district standards established in §§ 
154.201 through 154.209  including the defining characteristics of the district; 

          (3)     Specific standards. The land use regulations established in § 154.405; 

          (4)     Availability of complementary uses. Other uses complementary to, and supportive of, 
the proposed project shall be available including, but not limited to: schools, parks, hospitals, 
business and commercial facilities, and transportation facilities. 

          (5)     Compatibility with adjoining properties. Compatibility with and protection of 
neighboring properties through measures such as: 

               (a)     Protection of privacy. The proposed plan shall provide reasonable visual and 
auditory privacy for all dwelling units located within and adjacent to the site. Fences, walls, 
barriers and/or vegetation shall be arranged to protect and enhance the property and to enhance 
the privacy of on-site and neighboring occupants; 

               (b)     Protection of use and enjoyment. All elements of the proposed plan shall be 
designed and arranged to have a minimal negative impact on the use and enjoyment of adjoining 
property. 

               (c)     Compatible design and integration. All elements of a plan shall coexist in a 
harmonious manner with nearby existing and anticipated development. Elements to consider 
include: buildings, outdoor storage areas and equipment, utility structures, building and paving 
coverage, landscaping, lighting, glare, dust, signage, views, noise, and odors. The plan must 
ensure that noxious emissions and conditions not typical of land uses in the same zoning district 
will be effectively confined so as not to be injurious or detrimental to nearby properties. 
The Zoning Board of Appeals can grant, conditionally grant, or deny all applications for a 
Special Use Permit or an amendment thereof.  If the Board would like to grant the request, a 
motion to draft Findings of Fact should be entertained.  The Findings of Fact will then be 
presented for final consideration at the next Board meeting. 
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existing retaining walls & steps to remain

provide lanscaping buffer, remove grass,
provide more substantial year-round plantings,
takes steps to prevent erosion & drainage from site

relocate existing retaining wall to the East
to provide enough length for new parking spaces

relocate failing retaining wall
as needed to provide parking area

maintain edge of paving along North property line,
no new paving beyond this line

existing curb recently placed to divert street run-offexisting curb recently placed to divert street run-off

existing curb cut provides space for 2 parking spaces,
consider allowing space to be grandfathered
existing curb cut provides space for 2 parking spaces,
consider allowing space to be grandfathered

approx. edge of existing paving

total parking paving area
approx. 4,500 s.f.

2
4
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Ice

House
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Proposed Site Plan
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1
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medium evergreen tree, 20 pts.

40" tall evergreen shrub, 5 pts.

Key to Plantings

medium evergreen shrub, 5 pts.
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medium deciduous
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Landscaping Points

Paved Area
160 new points shown
4,500 s.f. x 60 pts./10,000 s.f.
 = 27 points required
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0 10' 20' 40'
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270'

lawn

lawn

lawn

North

Lot Size
0.62 acres
27,000 s.f.

Zoning: LDR Low Density Residential

Min. Landscaping 40% = 10,800 s.f.,
 approx. 16,000 s.f. shown (59%)

Max. Building Coverage 40% = 10,800 s.f.,
 approx. 4,600 s.f. existing (17%)

Parking 1 per Guest Room + 1 For Inn Keeper = 8 required,
 8 shown including ADA space
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MEMO 
 
To: The Zoning Board of Appeals 
 
From: Matt Oldenburg, Zoning Administrator 
 
Date: May 9, 2014 
 
RE: Cal. No. 14HCO-02, Applicant: Adam Johnson – 211 Fourth Street, Galena, IL 61036 
and Owner: James L. Miller – 402 Fourth Street, Galena, IL 61036.  Location: Parcel: 13-001-
078-59 Lot 9 Chains and Links Subdivision, common address 11401 A Street, Galena, IL.  
Request for Highway 20 Development Permit to construct a storage unit building in the Second 
Phase of the Galena Climate Controlled Storage Plan. 

 
Project Summary: 
 
The applicant is requesting approval of a Highway 20 Development Permit to construct a 
proposed storage unit building in the Second Phase of the Galena Climate Controlled Storage 
plan.  In 2011, the ZBA approved a development permit with the proposed building to mimic the 
indoor access building.  Since the applicant has changed the building to an outside access storage 
plan, the new design must again be reviewed and approved by the ZBA.  The plan as proposed 
includes one 6,636 square foot outside access storage building (similar to existing outside access 
building but smaller in footprint), and associated circulation and landscaping features. The 
application, architect elevation drawings for the building, and engineering/site plan drawings 
have been included in the packet for your reference.  The building will include stone, EIFS and 
rooflines similar to the existing buildings (see elevation drawing).   
 
The proposed parking, lighting, landscaping, driveways and circulation areas were reviewed by 
Staff.  Building floor area ratios and landscape surface ratios were reviewed by Staff.  The onsite 
storm water detention facility was built to accommodate this proposed addition.  The structure 
meets the design and development concept criteria of the Design Manual. 
 
Approval Criteria & Decision: 
 
Highway 20 Development Permit (Cal. No. 14HCO-02) - The application shall demonstrate 
that the proposed development will comply with the following: 
 

(1) All applicable site plan review criteria in § 154.914; 
 

(2) The overall context of the corridor and the goals for new development as described in 
Chapter III of the Design Manual; 

 
          (3)     The corridor development concepts described in Chapter IV of the Design Manual; 
 
          (4)     The proposed character of the applicable design districts as described in Chapter V of 
the Design Manual; 
 
          (5)     The proposed pattern of development for the Highway 20 Corridor as described in 
Chapter VI of the Design Manual; 
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          (6)     The standards for building orientation, design and materials as described in Chapter 
VII of the Design Manual; and 
 
          (7)     The standards for site features and elements as described in Chapter VII of the 
Design Manual. 
 
The Zoning Board of Appeals can approve, conditionally approve, or deny all applications 
for a Highway 20 development permit.   
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West Elevation
1/8" = 1'-0"

East Elevation
1/8" = 1'-0"

4
12

12
7

Building Classification
Storage Building, Moderate Hazard, S1
Type IIIA, 6,636 sq. ft.
General Notes
1. Dimensions are to the face of concrete foundation or wood studs unless noted otherwise.  Doors are dimensioned to the centerline of rough openings.
2. Contractor to provide certificates of insurance for Worker's Compensation and Liability.  All work to conform to governing National, State and Local Codes.
3. Exterior Walls to be stone veneer or stucco over 4" liteform concrete walls, interior finish to be 5/8" firecode drywall, painted.
4. Interior walls to 2x4 wood studs at 16" o.c., interior finish to be 5/8" firecode drywall, screwed & painted.
5. Ceilings at structure to be 5/8" firecode drywall, painted, typical.  Provide R-36 ceiling insualtion minimum throughout.
6. Roofing to be heavy architectural asphalt shingle class B fire-rated, over 15# felt (36" ice & water shield around perimeter) on ½" OSB roof deck with H-clips over
manufacturer's roof trusses.  Provide aluminum drip edge with aluminum fascia & vented soffits.
7. Masonry veneer to have expansion joints as required by industry standards for the masonry selected.  Provide galvanized ties at 32" on center each way.  Provide continuous
base flashing & cord weeps as required.
Sitework
1. Sitework to include all demolition, site clearing, excavation back-filling, & drainage.
2. Excavation Contractor to provide underground utilities, electrical and gas lines including trenching, materials, hook-up, backfilling.  Lines to be buried in compacted sand with
24" dirt cover.
3. Provide 4" perforated drain tile around building perimeter set in 12" clean stone with 15# felt over.
Concrete
1. Concrete to be 3000 psi at 28 days for walls and footing and 4000 psi at 28 days for slabs, minimum.  All wood in contact with concrete to be wolmanized.
2. Foundation walls to be 8" continuous ICF concrete with (4) #4 bars horizontal & #4 bar at 6' -0" o.c. vertical.  Footings to be 12" deep x 36" wide continuous concrete with (3)
#4 bars continuous & #4 bar hook at 6' -0" o.c. vertical.  Footings to bear on undisturbed soil.
3. Interior slab to be 4" concrete minimum, sealed, over 6 mil vapor barrier, on 6" minimum compacted fill with radiant floor heating.
4. Provide ½" x 12" anchors bolts 12" from each corner & at 4'-0" o.c. elsewhere.
Structural
1. Structural wood to be Doug-fir #2 or better unless noted otherwise.  Contractor to provide all miscellaneous blocking, bracing, headers, hangers and anchors as required.
2. Roof framing to be ½" OSB roof deck with H-clips nailed over manufacturer's roof trusses at 24" o.c., layout by manufacturer.
3. Structural Loads to be  Floor: 100 psf live load, 15 psf dead load,  Roof: 35 psf live load, 10 psf dead load.
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MEMO 
 
To: The Zoning Board of Appeals 
From: Matt Oldenburg, Zoning Administrator 
Date: May 9, 2014 
 
RE: Cal. No. 14S-05, Applicant & Owner: James Wirth – 121 South High Street, Galena, IL 
61036.  Location:  Parcel: 22-100-573-00 Lot Sixteen (16) in Block Number Four (4) in the City 
of Galena on the West side of the Galena River in the County of Jo Daviess in the State of 
Illinois, common address 121 South High Street, Galena, IL 61036.  Request for Special Use 
Permit to allow House Tour as an accessory residential land use in a Low Density Residential 
District. 
 
Summary: 
 
The applicant is requesting a Special Use Permit to operate House Tours as an accessory 
residential land use in a Low Density Residential District.   
 
The applicant proposes to operate tours during the allotted timeframes in the Ordinance.  Per the 
regulations, this time frame would allow for up to 17 tours per week during the busy season and 9 
tours per week during the off-season.  
 
The staff has reviewed his application and conducted a site visit.  Although the applicant requests 
a tour occupancy of 18, Staff recommends that a maximum of 10 persons shall be on the tour at 
one time, excluding the tour guides.  This is derived from the NFPA regulations for low-
concentration assembly, which allows 15 square feet per person.  The smaller rooms of 
approximately 150 square feet, on the tour, were used for this calculation.  Please see attached 
floor plan for route used on the tour.  The building is generally in good condition and is nearly 
ready for operations as a Tour House.  Staff inspection indicates some addition of smoke 
detectors in various rooms, one fire extinguisher on each floor and covering some electrical boxes 
in the basement.   
 
No physical alterations are planned on the site or structure to accommodate this use. 
 
Land uses include Residential to the North, Residential/Commercial/Tourism to the East, South 
and West. 
 
Approval Criteria & Recommendation: 
 
The purpose of a special use review is to provide an opportunity to utilize property for an activity, 
which under usual circumstances, could be detrimental to other permitted uses and which normally is 
not permitted within the same district. A special use may be permitted under circumstances particular 
to the proposed location and subject to conditions that provide protection to adjacent land uses. A 
special use is not a use by-right and one that is otherwise prohibited without approval of a special use 
permit. 
The application shall demonstrate that the proposed development will comply with the following: 

          (1)     Site plan review standards. All applicable site plan review criteria in § 154.914. 

          (2)     District standards. The underlying zoning district standards established in §§ 
154.201 through 154.209  including the defining characteristics of the district; 
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          (3)     Specific standards. The land use regulations established in § 154.405; 

          (4)     Availability of complementary uses. Other uses complementary to, and supportive of, 
the proposed project shall be available including, but not limited to: schools, parks, hospitals, 
business and commercial facilities, and transportation facilities. 

          (5)     Compatibility with adjoining properties. Compatibility with and protection of 
neighboring properties through measures such as: 

               (a)     Protection of privacy. The proposed plan shall provide reasonable visual and 
auditory privacy for all dwelling units located within and adjacent to the site. Fences, walls, 
barriers and/or vegetation shall be arranged to protect and enhance the property and to enhance 
the privacy of on-site and neighboring occupants; 

               (b)     Protection of use and enjoyment. All elements of the proposed plan shall be 
designed and arranged to have a minimal negative impact on the use and enjoyment of adjoining 
property. 

               (c)     Compatible design and integration. All elements of a plan shall coexist in a 
harmonious manner with nearby existing and anticipated development. Elements to consider 
include: buildings, outdoor storage areas and equipment, utility structures, building and paving 
coverage, landscaping, lighting, glare, dust, signage, views, noise, and odors. The plan must 
ensure that noxious emissions and conditions not typical of land uses in the same zoning district 
will be effectively confined so as not to be injurious or detrimental to nearby properties. 
The Zoning Board of Appeals can grant, conditionally grant, or deny all applications for a 
Special Use Permit or an amendment thereof.  If the Board would like to grant the request, a 
motion to draft Findings of Fact should be entertained.  The Findings of Fact will then be 
presented for final consideration at the next Board meeting. 
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MEMO 
 
To: The Zoning Board of Appeals 
From: Matt Oldenburg, Zoning Administrator 
Date: May 9, 2014 
 
RE: Cal No. 14S-06, Applicant & Owner: James Wirth – 121 South High Street, Galena, IL 
61036.  Location:  Parcels: 06-500-170-00 & 06-500-174-03 both part of Lot One (1) in Block 
Number Twenty-nine (29), Original Town East of Galena River in the County of Jo Daviess in 
the State of Illinois, common address 901 Fourth Street, Galena, IL 61036.  Request for Special 
Use Permit to allow House Tour as an accessory residential land use in a Low Density Residential 
District. 
 
Summary: 
 
The applicant is requesting a Special Use Permit to operate House Tours as an accessory 
residential land use in a Low Density Residential District.   
 
The applicant proposes to operate tours during the allotted timeframes in the Ordinance.  Per the 
regulations, this time frame would allow for up to 17 tours per week during the busy season and 9 
tours per week during the off-season.  
 
The staff has reviewed his application and conducted a site visit.  Staff recommends that a 
maximum of 10 persons shall be on the tour at one time, excluding the tour guides.  This is 
derived from the NFPA regulations for low-concentration assembly, which allows 15 square feet 
per person.  The smaller rooms of approximately 150 square feet, on the tour, were used for this 
calculation.  Please see attached floor plan for route used on the tour.  The building’s structural 
integrity appears to be in stable condition.  The buildings masonry, roof and the rest of the 
property is in poor condition and is not ready for operations as a Tour House.  Staff inspection 
indicates major improvements are needed before anyone is allowed on the property other than the 
owner, contractors and City Staff/Inspectors.  However, the Special Use Permit can be granted on 
the condition that tours cannot be conducted until this property and structure meet the regulations 
of applicable Codes in building, life safety, etc at a later date.  Parking is not available on the 
street, so consideration must be given to surrounding parking areas if this is to operate as a Tour 
House. 
 
Land uses include Residential/Commercial/Tourism in all directions. 
 
Approval Criteria & Recommendation: 
 
The purpose of a special use review is to provide an opportunity to utilize property for an activity, 
which under usual circumstances, could be detrimental to other permitted uses and which normally is 
not permitted within the same district. A special use may be permitted under circumstances particular 
to the proposed location and subject to conditions that provide protection to adjacent land uses. A 
special use is not a use by-right and one that is otherwise prohibited without approval of a special use 
permit. 
The application shall demonstrate that the proposed development will comply with the following: 

          (1)     Site plan review standards. All applicable site plan review criteria in § 154.914. 
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          (2)     District standards. The underlying zoning district standards established in §§ 
154.201 through 154.209  including the defining characteristics of the district; 

          (3)     Specific standards. The land use regulations established in § 154.405; 

          (4)     Availability of complementary uses. Other uses complementary to, and supportive of, 
the proposed project shall be available including, but not limited to: schools, parks, hospitals, 
business and commercial facilities, and transportation facilities. 

          (5)     Compatibility with adjoining properties. Compatibility with and protection of 
neighboring properties through measures such as: 

               (a)     Protection of privacy. The proposed plan shall provide reasonable visual and 
auditory privacy for all dwelling units located within and adjacent to the site. Fences, walls, 
barriers and/or vegetation shall be arranged to protect and enhance the property and to enhance 
the privacy of on-site and neighboring occupants; 

               (b)     Protection of use and enjoyment. All elements of the proposed plan shall be 
designed and arranged to have a minimal negative impact on the use and enjoyment of adjoining 
property. 

               (c)     Compatible design and integration. All elements of a plan shall coexist in a 
harmonious manner with nearby existing and anticipated development. Elements to consider 
include: buildings, outdoor storage areas and equipment, utility structures, building and paving 
coverage, landscaping, lighting, glare, dust, signage, views, noise, and odors. The plan must 
ensure that noxious emissions and conditions not typical of land uses in the same zoning district 
will be effectively confined so as not to be injurious or detrimental to nearby properties. 
The Zoning Board of Appeals can grant, conditionally grant, or deny all applications for a 
Special Use Permit or an amendment thereof.  If the Board would like to grant the request, a 
motion to draft Findings of Fact should be entertained.  The Findings of Fact will then be 
presented for final consideration at the next Board meeting. 
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