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MINUTES 

July 20, 2016 

Plan Commission 

City of Batavia 

 

PLEASE NOTE: These minutes are not a word-for-word transcription of the statements made at 

the meeting, nor intended to be a comprehensive review of all discussions. They are intended to 

make an official record of the actions taken by the Committee/City Council, and to include some 

description of discussion points as understood by the minute-taker. They may not reference some 

of the individual attendee’s comments, nor the complete comments if referenced. 

 

1. Meeting Called to Order for the Plan Commission 

Chair LaLonde called the meeting to order at 7:00pm.  

 

2. Roll Call: 

 

Members Present:  Chair LaLonde; Vice-Chair Schneider; Commissioners Gosselin, 

Harms, Joseph, and Peterson 

 

Members Absent:  

 

Also Present:  Scott Buening, Director of Community Development; Joel Strassman, 

Planning and Zoning Officer; Jeff Albertson, Building Commissioner; 

Drew Rackow, Planner; and Jennifer Austin-Smith, Recording 

Secretary  

 

3. Items to be Removed, Added or Changed 

There were no items to be removed, added or changed. 

 

4. Approval of Minutes: June 15, 2016, Plan Commission  

 

Motion: To approve the minutes from June 15, 2016, Plan Commission  

Maker: Joseph 

Second: Schneider 

Voice Vote: 6 Ayes, 0 Nays, 0 Absent 

   All in favor. Motion carried. 

 

5. Design Review: New Industrial Building 1200-1250 Douglas Road Morgan Harbour 

Construction, Applicant 
Rackow reported that this building is being designed as a spec industrial building and there are 

no tenants at this time. The building would be ready for a warehouse/industrial use. The 

applicant is proposing to build the building in the central part of the site, detention pond on the 

west side of the site, parking in front and loading and truck parking in the rear of the property. 

The building setbacks comply with the zoning code. The items that staff recommends for a 

condition for approval are the retaining wall on the south portion of the site, a condition 

regarding the location of the transformer on the site to be approved by the electric division and 

Community Development staff, signage could be reviewed separately by staff, and the 

landscape. Due to this need to relocate landscape to facilitate utility access Staff would 

recommend a condition requiring it approve any landscape modifications along the west side of 
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the building.. The proposed lighting generally complies with the code however there is a 

requirement to provide full cut off lighting as consistent with the Zoning Code. With the land 

banked parking proposed, they will meet the requirement for industrial parking. Bicycle parking 

is shown in two potential parking spaces and staff suggests having the bike parking on the side 

allowing for more vehicle parking spaces.  

 

LaLonde asked where the bicycle parking is located. Rackow stated the far northwest corner and 

the far northeast corner of the parking lot. LaLonde asked what is the height of the retaining 

wall. Rackow stated that it should be seven or eight feet. In response to an inquiry from the 

Commission Buening noted that no railing would be required on the south side because it is not 

considered a pedestrian area.  

 

Mark Tegrootenhuis, HSA Commercial Real Estate, stated that the proposed building is 

straightforward. There is no user as of yet. Rackow stated that staff does not have a problem with 

the color as proposed. LaLonde asked about aluminum accent tubes. Mark stated that represents 

the vertical line at the front of the building and is a design accent.  

 

Locations of the bike racks were discussed.  LaLonde stated that he likes the location of the bike 

racks to be in the landscaped areas either right on the corner or around the corner.  

 

Motion: Approval of the findings of approval recorded on the staff memo of July 15th  

Maker: Schneider 

Second: Peterson 

Roll Call Vote: Aye: Gosselin, Harms, Joseph, LaLonde, Peterson, Schneider 

    Nay:   
    6-0 Vote, 0 Absent, All in Favor. Motion carried. 

 

Motion: Approval of the design review subject to the recommended conditions specified in 

the staff memo 

Maker: Harms 

Second: Schneider 

Roll Call Vote: Aye: Gosselin, Harms, Joseph, LaLonde, Peterson, Schneider 

    Nay:   
    6-0 Vote, 0 Absent, All in favor. Motion carried. 

 

6. Study Session – One North Washington Place, 111-133 East Wilson Street and 20 

North River Street, Shodeen Construction, applicant 

Strassman reported that Shodeen Construction is proposing redevelopment of the former First 

Baptist Church property and adjacent property. This study session is to introduce the Plan 

Commission to this project and to discuss land use and Zoning Code compliance. If this moves 

forward, there would be an application for planned development. The Commission should 

consider issues of land use, building bulk (particularly height), and parking. The City Council 

has begun discussing creating a Tax Increment Financing District (TIF) and a redevelopment 

agreement with Shodeen for this project.  
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Dave Patzelt, of Shodeen Construction, reviewed One North Washington Place with a 

PowerPoint presentation. He discussed the following: 

 Location of the site 

 First Baptist Church Redevelopment and the SB Friedman & Company 2009 study’s 

issues of: 

o Downtown urban design principles 

o River District opportunity  

o Opportunities and constraints identified by Friedman in the study 

 Bell tower might not be able to be saved and HPC Commissioners took a 

liking to reusing some of the elements of the bell tower and replicating in 

a new building using some of the existing materials. 

 Site slopes 

 Opportunity to hide parking in new garage 

o Planning principles 

o Site principles 

o Pedestrians and shared spaces 

 Project Components 

o 171 Residential Units (72 One and 99 Two bedroom) 

o 14,645 +/- Commercial 

 Project Site Plan (Shown over existing building footprints) 

 Proposed Mixed Use Multi Story Building Program Summary 

 Proposed Mixed Use Multi Story Building Site Plan 

 Proposed Mixed Use Multi Story Building Residential Plan – Floors 1-3 (Levels 3-5) 

 Proposed Mixed Use Multi Story Building Residential Plan – 4
th

 Floor (6
th

 Level) 

 Proposed Mixed Use Multi Story Building Residential Plan – Lower Level Garage Plan 

 Proposed Mixed Use Multi Story Building Residential Plan – Upper Level Garage Plan 

 Proposed Mixed Use Multi Story Building Residential Plan – Building Massing 

o Northwest of project site 

o Southeast of project site 

o East across Wilson St Bridge 

o Looking west along E. Wilson St. near gas station 

o Utilities 

 Concept review 

 

Parking was discussed. Patzelt stated that the parking studies have shown that living in this type 

of environment can use shared parking. This residential product would have 1.0 cars per 

residential unit. Joseph asked about the parking north of the church. Patzelt stated that would 

have parking below grade and part of the building above. Patzelt stated that today there is a 

parking count of 120, including the block area. Those 120 parking spaces would be gone. Joseph 

asked about the parking area behind the retail how many spots total. Patzelt stated there 301 

spaces is the total proposed and that includes everything under the building. He continued the 

parking would not be reserved for the residents. Buening stated that parking passes could be 

purchased for overnight parking. The intention for the garage is to be public on both levels for 

residential and commercial tenants to use.  
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Harms asked if these would be apartments or condos. Patzelt stated that the residential units 

would be rentals, but are being built to condo quality that could be converted. The Geneva 

Dodson Development building was discussed. Rental rates there are $2,400 a month. This type 

of project attracts empty nesters and seniors. The parking number continues to fall at the Dodson 

development. 

 

The PC discussed the failing stability of the Baptist Church building. Buening stated that the the 

congregation does not have a problem with the building being demolished, but they do want to 

salvage the stained glass. Peterson asked about the Route 25 extension where the proposed 

property was to be utilized. Buening answered that project was dropped due to its cost.  

 

Schneider stated that he likes the project and he thinks that it would be great. It would be a big 

change to Batavia. Peterson stated that the bulk would still need to be considered. Schneider 

commented that he feels the building’s height is reasonable.   

 

Strassman stated that the next step is for City Council to continue its discussion on the 

redevelopment agreement and the TIF District. After that, Shodeen would submit applications 

for Planned Development and Design Review. Patzelt stated that he hopes to return with more 

detailed plans in thirty to sixty days. 

 

7. Other Business 

There was no other business at this time. 

 

8. Adjournment 

There being no other business to discuss, Chair LaLonde asked for a motion to adjourn the Plan 

Commission. Schneider moved to adjourn the meeting, Joseph seconded. The meeting was 

adjourned at 8:19pm. 

 

 

 

 

 

Minutes respectfully submitted by Jennifer Austin-Smith 



 CITY OF BATAVIA 
 

 

DATE: August 12, 2016 

TO: Plan Commission 

FROM: Drew Rackow AICP, Planner 

SUBJECT: Public Hearing:  Multiple Family Building at 1600 West Wilson 

Street, SJR Inc, Applicant 

 Comprehensive Plan Land Use Map Amendment from Public 

Facilities and Institutional to Residential 8 to 15 Dwelling Units 

per Acre 

 Establishment of a Planned Development Overlay District in a R4 

Multiple Family Residential, Medium Density District  

 Design Review for a New Residential Building  

SJR Inc, Applicant 

  

Background and Information Supplied by the Applicant 

 

Arney Silvestri, representing SJR Inc., has submitted applications for several actions to allow for 

a proposed 12 unit multiple family residence building at the former west side water tower site at 

the intersection of Wilson Street with Sphuler and Independence Drives. The property is 

approximately ½ acre. The Comprehensive Plan Land Use Map Amendment would place the 

property under a land use category consistent with the proposed multiple family residence use 

and current zoning, rather than the present designation of Public Facilities and Institutional.  The 

proposed Planned Development is to allow for relief from the Zoning Code for several aspects of 

the development, including a lesser amount of lot area per unit and allowing narrower setbacks 

among other proposed site conditions.  Design Review is required to approve the exterior 

elevations and design of the site. 

 

The applicant proposes a 12 unit building with 8 two bedroom units and 4 one bedroom units.  

Six units would access Sphuler Drive and six units would access Independence Drive.  Each unit 

would have one garage parking place and one space in a common driveway.  Landscaping is 

proposed around the perimeter of the site.  The parcel is currently zoned R4, Residential Multiple 

Family Residence Medium Density.  Abutting properties to the south share this zoning district.  

Properties to west are zoned CC, Community Commercial.  Properties to the north are O, Office.  

Properties to the east are zoned R1-L, Single Family Residential.  The applicant notes the unique 

layout of the site and the identified needs for rental housing as factors to consider as part of the 

review of the request for a Planned Development.  As a rental building, it would be subject to the 

City’s Apartment Licensing and Inspection Program.   

 

Staff Analysis 

 



Comprehensive Plan:  The proposed amendment to the Comprehensive Plan is to place the 

property into a classification to reflect the conversion to residential.  The property is currently 

designated as Public Facilities and Institutional.  The Comprehensive Plan established a Gross 

Density (area prior to street dedication) for the proposed Multiple Family Residential, Medium 

Density District designation.  An analysis of the change relative to the Comprehensive Plan 

Goals is as follows:   

 

Land Use:  The amendment would address goal 1 “Maintain Batavia as an attractive place to 

live, work, shop and play, with a balance of land uses” through Policy C: “Encourage mixed uses 

of land where they are compatible and integrated with the neighborhood”.   Goal 4 “Maintain a 

diversity of housing types, prices and styles for all segments of the community” would be met by 

Policy E to “Effectively use information from studies of the Batavia housing market to better 

address City-wide housing needs”  Goal 5 of “Coordinate land use and transportation planning” 

would be facilitated through Policy C: “Locate higher density residential uses convenient to 

transit corridors and employment centers”  The amendment would reinforce Goal 8, Policy B, of 

“Provide gradual land use transitions and buffers between lower intensity and higher intensity 

uses” and Policy E to “Consider transitional zoning district designations to effectively separate 

incompatible land use s when amending the Official Zoning Map”, by placing an appropriate 

designation on the existing zoning of the property.   

 

Housing, Neighborhood Conservation and Historic Preservation: The proposed development 

would assist in accomplishing Goal 1, “Provide a wide range of housing opportunities for people 

in all life circumstances” by accomplishing Policy A: “Provide a diversity of quality rental and 

owner occupied housing” and Policy D: “Encourage varied housing styles, densities and types 

within neighborhoods”.  Goal 2 “Preserve the character of established residential neighborhoods” 

could be accomplished through Policy B: “Prevent commercial encroachment into residential 

neighborhoods”, by providing a transition from existing commercial and office uses.  

 

Utility Impacts – The proposed change is not expected to have a negative impact on the City’s 

infrastructure or its ability to serve development in the immediate area or the city as a whole.  

Sufficient utilities/infrastructure is in place to serve the proposed use. 

 

Overall, the proposed Comprehensive Plan Land Use Map Amendment places the property in a 

Land Use category consistent with the current zoning district and proposed use.  The proposed 

designation would align more closely with the actual proposed residential density requested 

through the planned development.  

 

Building/Setbacks/Density (Planned Development Request):  The building would be composed 

of vinyl sided elevations with an asphalt shingle roof.   Second floor units would have individual 

balconies.  Ground units would have smaller concrete patios.  An articulated entrance corridor is 

provided at the north and south elevations.  Building setbacks would require relief under the 

Zoning Code, specifically to allow narrower setbacks.  Setbacks are at 21.53 feet on Wilson 

Street and 23.12 on Sphuler, while the Independence setback is at 25.16 feet.  These dimensions 

are from the balconies.  Effectively the building setback is approximately 26 feet on these three 

elevations.  In order to provide greater distance from Wilson Street, the south (rear) setback 

proposes a greater amount of relief with a setback of 10.26 instead of the required 20 feet.  The 



proposed building height meets zoning requirements.  The applicant intends to provide material 

and color samples at the Plan Commission meeting. 

 

The applicant does propose density greater than the base district regulations.  The R4 Zoning 

District permits a minimum lot square footage of 2,333 per unit (18.67 units per acre).  This base 

district allowance would permit 9 units on the property.  The proposed density would be at a rate 

of approximately 1,777 square feet per unit (24.53 units per acre).  The multiple family 

developments to the south are approximately 12.41 units per acre (3,510 square foot per unit).  

The Homes for a Changing Region Plan does forecast a need for additional residential 

apartments within the community, projecting a need, under a “balanced housing profile” of  

1,085 additional multiple family dwellings in the community by 2040.    

 

The Planned Development Overlay allows for greater increases in density, setbacks and other 

standards for unique developments and to advance Comprehensive Plan goals.  The applicant 

notes the unique configuration of the site as being a factor for the Planned Development request.  

Three frontages ultimately have an effect of reducing the amount of land available for 

development on the parcel, as the Zoning Code is not written to contemplate a triple frontage 

configuration.  For this reason a planned development is a suitable solution.  The submitted plans 

would determine the future development of the site.  Additionally, by providing the proposed 

housing mix in the community with one and two bedroom apartments, the building would also 

further advance City development goals.  For these reasons, staff is supportive of the Planned 

Development request.  The increase in the number of units allowed on the property from 9 to 12 

under the Zoning District is a reasonable request for the Commission to consider.   

 

Landscape:  The proposed landscaping generally meets Zoning Code requirements, with trees 

provided along the perimeter of the site and for parkway plantings.   Trees counts do result in 

one tree per unit.  Separate detention areas are not provided as this site was accounted for in the 

West Winds Subdivision. 

 

Lighting:  No specific site lighting is proposed other than that required by building code. 

 

Access:  Access is provided with two driveways, one that faces Sphuler Drive and the other that 

faces Independence Drive.  The proposed driveway as depicted would provide a break in 

pavement.  The consensus of staff upon review of the current plans has concluded that this may 

create access issues for the center garages, especially if driveway parking places are occupied by 

larger vehicles.  Staff would recommend the replacement of these trees elsewhere on site or if 

not feasible as a contribution to the parkway tree program.  The tree along Independence is 22”, 

staff would recommend an inch per inch replacement of this tree with additional trees on site.  

Additionally, the Commission may consider requiring a smaller landscape area to break up the 

driveway.  Relief from driveway requirements would be a Planned Development request.  

Access to units would be provided by doors with a common hallway oriented north and south.  

Some garages would also have access to the common hallway.  The new public sidewalks are 

currently depicted at four feet.  Staff recommends a condition that all sidewalks other than 

Sphuler Drive, which is presently four feet,  be revised to five feet, consistent with City Code.   

 



Parking:  The site plan depicts 24 parking places (12 in driveways and 12 in garages).  This 

meets the Zoning Code requirements for multi-family units.  As individual garages with storage 

areas are provided, there is no requirement for bicycle parking.    

 

The Zoning Code has several findings for the Plan Commission to consider for approval of a 

Design Review.  Staff has drafted responses to the findings for the Commission to consider.   

 

Findings for Approval:  

 

Design Review Findings: 

 
A. The project is consistent with applicable design guidelines:  The proposed improvements would be 

generally consistent with the Multi-Family Design Guidelines, some aspects where differences exist are 

also considered as part of the Planned Development, or would otherwise not be applicable to a property of 

this scale. 

 

B. The project conforms to the Comprehensive Plan, and specifically to the Land Use, Urban 

Design, and Environment Elements: As a proposed the proposed plan would conform to the proposed 

Land Use Map Amendment and advance goals of the Land Use Element.  The project does not conflict 

with Urban Design element goals and policies.   

 

C. The project is consistent with all applicable provisions of the Zoning Code: The project requests 

relief from the Zoning Code through the planned development.  In all other regards it will be consistent 

with the Zoning Code.  

 

D. The project is compatible with adjacent and nearby development: The proposed development 

would provide a transitional buffer from adjacent Office and Commercial Districts to the Single Family 

Districts to the east.  It would be similar to adjacent multiple family development.  

 

E. The project design provides for safe and efficient provision of public services:  As approved, 

public services can be delivered safely and efficiently. 

 

Staff Recommendation 

 

Staff recommends that the Plan Commission conduct the Public Hearing for the requested 

Comprehensive Plan and Zoning actions and conduct the Design Review.  Staff has provided 

positive findings for each, consistent with the Staff Recommendation.    Staff recommends the 

following actions: 

 

1. Open and Conduct a Public Hearing for the proposed Comprehensive Plan and 

Zoning Map (Planned Development) amendments. 

a. After conducting the Public Hearing, if no further information is to be 

considered, close the hearing. 

b. If the Plan Commission requires additional information, or would like to see 

revisions, continue the hearing to a date certain. 

2. After the Conclusion of the Public Hearing, staff recommends the Plan Commission 

review and take action on the Findings of Approval for Design Review 



3. Approve a Comprehensive Plan Land Use Map Amendment to amend the 

Comprehensive Plan Land Use Map designation from PFI, Public Facilities and 

Institutional to Residential, 8 to 15 dwelling units per Acre.  

4. Approve the Planned Development and Design Review subject to the following 

conditions: 

a. Development shall be substantially in compliance with the plans submitted by 

Michael J. Grissom and Associates, Donahue and Thornhill Inc. and RLS 

Landscape dated July 18, 2016 and July 6, 2016.   

b. Revision of the driveways to provide full access to interior units, with 

provision of a small landscape area, subject to City Staff approval. 

c. Replacement of removed tree at Independence with the replacement of trees at 

a one to one inch caliper rate on site, and/or equivalent contribution to the 

City Parkway Tree program.   

d. All trees to be of the required minimum sizing, as required by Zoning Code. 

e. Public Sidewalks other than along Sphuler Road be revised to five feet in 

width. 

f. Approval of Final Engineering Plans by City Staff. 

g. If the City and petitioner do not complete the sale of the property, the 

approval shall be null and void.   

 

Attachment:  Application Submittal   

 

C:  Mayor and City Council 

 Arney Silvestri, SJR Inc. – Applicant  

 Kate McCracken, Applicant Attorney 

 Media 

 

  



Requested Relief from the Zoning Code for a Planned Development 

 

1. Relief from Table 2.204 for a Minimum Perimeter building setback, corner(east) of 

approximately 23.12' instead of the required 30 feet. 

2. Relief from Table 2.204 for a Minimum Perimeter building setback, corner(west) of 

approximately 25.16' instead of the required 30 feet. 

3. Relief from Table 2.204 for a Minimum Perimeter building setback, rear of 

approximately 10.26’ instead of the required 20 feet. 

4. Relief from Table 2.204 for a Minimum Perimeter landscape area for the rear of 

approximately 9.25’ instead of the required 20 feet. 

5. Relief from Table 2.204 for private open space for four ground floor units, being 

provided 24 square feet rather than the required 60 square feet. 

6. Relief from Table 2.204 for common open space amenities, 600 square foot playground. 

7. Relief from Table 2.204 for a Minimum Perimeter building setback, front of 

approximately 21.53 instead of the required 30 feet. 

8. Relief from Table 2.204 for Minimum net land area per unit of approximately 1,777 

square feet instead of the required 2,333 square feet. 

9. Relief from 4.207.A to allow a driveway width of approximately 61’ instead of 18’. 

10. And other relief necessary from the Zoning Code to grant approval of the proposed site 

plans, in general conformance with the plans depicted for review by the Plan 

Commission.  
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