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CITY OF BATAVIA 
DATE: September 28, 2016 

TO: Committee of the Whole 

FROM: Joel Strassman, Planning and Zoning Officer 

SUBJECT: Windmill Manor Apartments, 2400 Hawks Drive (formerly South Drive)  
• Ordinance 16-60: Amendment to the Zoning Map for a Planned Development Overlay 
• Resolution 16-81-R: Approving a Final Plat of Subdivision for Windmill Manor 

 JNP Batavia, LP, applicant 
 
Summary:  Approval of a planned development (PD) and final plat of subdivision for Windmill Manor Apartments 
at 2400 Hawks (formerly South) Drive. 
 
Background:  The 2011 approvals of Ordinances 11-08 and 11-09 annexed and zoned the 4.5 acre property located 
at 2400 Hawks Drive as R5 Multi-Family High Density to allow an 80 unit multi-family building for residents 55 
years and older to be built using the Illinois Housing Development Authority’s Affordable Housing Tax Credit 
program.  The annexation included approval of a planned development and preliminary plat of subdivision providing 
relief to certain City Code requirements.  The planned development approval specified the need for final approval. 
 
Approval of attached Ordinance 16-60 and Resolution 16-81-R, along with the Plan Commission’s action on Design 
Review, would complete the entitlement process.  While the 2011 annexation did not include site or building plans, 
the current site and building plans are consistent with the concepts presented to the City Council in 2011, and follow 
the Code relief granted to allow fewer dwelling units that required for a property of this size in the R5 District, omit 
the 3rd floor building step-back, and included language to accommodate fewer parking spaces than required and omit 
required school land-cash donation and impact fee due to the age restriction. 
 
The current PD seeks additional Zoning Code relief to omit the requirement for 25% enclosed parking and to allow a 
building height of 47 feet (45 feet is the R5 maximum).  The increased building height would not result in a building 
having a greater basement to roof height; this request would allow for changes in site grading that may affect the 
calculated building height needed through final engineering.  The final plat of subdivision seeks relief from the 
maximum 4:1 slope to allow a 3:1 slope along the south and west property lines to navigate the site’s challenged 
topography and to allow for a berm to provide screening to the residents to the southwest.  For a complete description 
and analysis of the proposal, please see the staff memorandum to the Plan Commission.  
 
Plan Commission Review Action:  At the September 21st hearing, two (2) neighboring residents addressed the 
Commission with questions on the affect on the McKee Tributary property, site lighting, and screening to the 
residents to the southwest.  The applicant’s engineer noted that water from the site would be directed to the McKee 
Tributary.  Staff added that the McKee Tributary property was annexed to the City and developed as a detention 
facility in part to provide detention for eventual development of several properties in the area including the subject 
property.   The applicant noted that light levels would be reduced to zero foot candles at the south and west property 
lines and the Commission added that light poles would be relatively low, with an overall height of 14.5 feet.  The 
applicant’s landscape architect showed perspective drawings of the screening effect of the perimeter berms with 
landscaping added. 
 
The Commission requested that an additional sidewalk from the building to the street be added.  The applicant’s 
engineer stated that this can be done by routing the sidewalk through the center parking lot landscape area.  The 
Commission focused on the main building entrance and its lack of prominence.  The Commission suggested a taller, 
more prominent entrance enclosure and larger windows on that portion of the building be considered.  The applicant 
agreed to adjust that part of the building to better emphasize the entrance.  The Commission was willing to have staff 
review and approve that change. 
 
 
 
 

http://www.cityofbatavia.net/AgendaCenter/ViewFile/Item/9374?fileID=5562
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By votes of 6-0, the Commission recommended approval of both the PD and final plat of subdivision, with the 
specifications and conditions as listed in attached Ordinance 16-60 and Resolution 16-81-R.  The Commission also 
approved Design Review (6-0) subject to City Council approval of the planned development, and to allow minor 
revisions to site conditions as a result of staff approval of final engineering. 
 
Alternatives:  The COW can recommend approval of the Ordinance as presented, add or remove approval 
conditions, recommend denial, or continue its review with direction to staff for revisions. 
 

• Pros: Approval of Ordinance 16-60 and Resolution 16-81-R would allow for the submission and issuance of 
building permits to develop the site containing the building and use contemplated with the 2011 annexation 
of the property. 

• Cons: Not approving Ordinance 16-60 and Resolution 16-81-R will force the property to remain 
unimproved until another developer can propose a building use consistent with the 2011 annexation and 
approvals.  Denial may jeopardize tax credits for an affordable senior development at this location. 

• Budget Impact: The City will realize building permit revenues as part of the construction process.  After 
completion, the City will realize property tax and utility revenues.  The City will also realize additional State 
per capita taxes once the City population increase is determined by a decennial or special census.    The City 
will also incur the usual expenses of serving residential properties that were also considered with the City’s 
actions on this property in 2011.  With additional residents in close proximity to services and goods on the 
Randall Road corridor, there may be an increase in sales in these nearby businesses that translates to 
increased sales tax revenue. 

• Staff Impact: Staff time has and would be used to complete the entitlement process and throughout the 
building permit processes.  After completion of the project, there would be no more staff time needed than 
was contemplated when this property was annexed and approved for essentially the same development in 
2011. 

Timeline for Actions: With COW recommendations for approval of Ordinance 16-60 and Resolution 16-81-R (as 
presented or with direction for revision), both would be placed on the City Council’s agenda for the October 17th 
meeting. 
 
Staff Recommendations:  Attached Ordinance 16-60 and Resolution 16-81-R have been drafted to include the Plan 
Commission’s recommendations.  Staff therefore recommends approval of Ordinance 16-60 and Resolution 16-81-R 
as presented. 
 
 
Attachments 

1. JNB Project Narrative 
2. Draft Ordinance 16-60 
3. Draft Resolution 16-81-R 
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 Media 



JNB Batavia, LP Narrative and Responses to Comprehensive Plan 

Goals and Zoning Standards 
 
 

Project Information     
Project Name:  Windmill Manor Apartments- Batavia  
Project Location:  1500 South Drive, Batavia, Kane County, Illinois 
Owner:   JNB Batavia, LP 
Phone:    773-968-9590-Chris Tritsis (or 563-505-5611- James Bergman) 
Email:    tritsis@cubitdevelopmentgroup.com (or jim@jnbice.com) 
Address:    20 Sandsone Court, LeClaire, IA 52753 
 
 
Basic Information  
Land:   Vacant            
Site Area:  App 4.5 acres, 195,827 SF  
Current Zoning: Zoned R-5  
Proposed Zoning: R-5 with a PUD overlay and Design Review Approval 
 
 
 
Introduction to Project 
Windmill Manor Apartments is a proposed mixed-income, 80-unit (plus one manager unit), new 
construction three-story elevator development for seniors 55 and older to be located in Batavia, 
Illinois. The project will consist of 60 one-bedroom and 20 two-bedroom affordable units of which 
72 will be affordable to seniors. The remaining 8 units will be unrestricted to market rate monthly 
rents.  There will be an additional one-bedroom onsite manager’s office in the basement. 
 
Windmill Manor Apartments is being designed specifically for the aging population and the 
building design allows for an abundance of social space. The project will include thousands of 
square feet of space for:  storage (for the building and residents), the onsite manager’s unit, several 
office spaces (maintenance, leasing, etc.), main lobby (with furniture such as couches and tables), 
a dining room, sitting areas, a community room, an exercise room, a library, a multi-media room, 
and a community beauty salon, computer room and craft room. 
 
Each spacious unit will have an outdoor balcony, will have wireless internet, and be cable ready. 
All kitchen appliances will be Energy Star rated and include refrigerator/freezer, microwave, 
electric range/oven, and dishwasher. The units will have vinyl or laminate flooring in the kitchen 
and bathroom and wall-to-wall carpet in the living and bedrooms. 
 
The surrounding residential and commercial allows for a generous mix of service and creates a 
sense of place in which the senior residents may be a part of a neighborhood and have the ability 
to complete daily service needs within a neighborhood business district. 
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Proposed Land Use 
As part of the Annexation Agreement, dated April 4th, 2011 the vacant land has a zoning of R-5.  
The project will be age restricted senior Independent living for tenants 55 and older.  
 
Economic Benefits to the City 
This development will provide more than 81 eligible voters to the community.  These residents 
will bring the purchasing power to Batavia and will significantly add to the sales tax base as they 
shop at the local businesses, grocery stores, clothing companies, and other commercial 
establishments.   
 
Currently the site is vacant land and is not highest and best use for generating real estate tax.   The 
building once completed and fully leased will generate additional property tax.  The development 
will generate various application fees.   The building’s energy consumption is primarily electric 
so it will benefit the surplus of electricity the town has invested in.  Since the project is age 
restricted it will not impact the schools, have a lessened impact on parks, water consumption, sewer 
demands and road usage.  Construction of housing brings many economic benefits to a local 
community, such as increase in jobs. The hard costs to preserve, renovate, and improve the 
project’s housing units is approximately $12,000,000.  This also creates indirect economic benefit 
as surrounding retail owners will have an increase in customers as various on-site workers will 
patronize these establishments on a daily basis. 
 
Number of Employees  

 Construction- The potential direct job creation generated by this project is 5 jobs for 
every million dollars of construction.  This would be equivalent to 90 construction jobs.   

 Permanent- 1 Full Time Property Manager, 1-part time maintenance person, various part 
time: accountant, various vendors, providers, etc. that will support this new facility. 

 
Intense Use of Utilities 
There will be no intense use of Batavia utilities.  Similarly, the project is trying to achieve 
Enterprise Green which will incorporate energy efficient layout, performance products like closed 
and open cell spray foam for reduced heat and cooling loads, additional green products and energy 
saving fixtures.   

 Sewer/Water/Drainage: The McKee Creek storm water detention already anticipated 
a development on the site.  But since this is a senior project it will utilize less water and 
sewer than a traditional family project or even a commercial project like a restaurant.  
That will translate into less washing clothes, less cooking, less toilets flushing, less 
showering, no pool, etc.  Additionally, the units in the building will include nearly all 
one bathrooms.   

 Electricity- The project units will include electric heat, air conditioning and appliances, 
such as, washer/dryer, stove, oven, microwave etc.).  These appliances will be Energy 
Star and high efficiency.  Lighting will similarly be either Energy Star fixtures, 
company fluorescent or all LED.  All are designed to incorporate a lower demand on 
the electrical footprint. 

 Gas- The building will have central water heat that will be gas and piped to the 
individual units. 
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Lastly, Per the MEMO TO: Mayor and City Council dated April 1, 2011, City staff concludes that 
the proposed change to the requested land use category would not negatively affect the City’s 
ability to provide utilities and services to this and other properties in the City if the property were 
to be developed under a conforming zoning district as proposed with the Comprehensive Plan 
Change. This includes emergency response and sanitary sewer. Intensity of potential development 
and its effect on traffic would be comparable to, or even less than possible with the development 
potential of community commercial uses and zoning. 
 
Proposed Start of Construction 
October 10, 2016 
 
Prosed End of Construction 
November 1, 2017 
 
Leasing 
August 1, 2017 

 
Comprehensive Plan Use Goals:  The following details how the proposed development meets 
the Comprehensive Plan Land Use Goals Planned Development Standards and Design Review 
Standards: 

 
COMPREHENSIVE PLAN LAND USE GOALS 

 
 Goal 1.  Maintain Batavia as an attractive place to live, work, shop and play, with a balance 
of land uses. 
 
RESPONSE:  The proposed use adds to the balance of land uses in Batavia.  With the aging 
population, independent senior housing is necessary to serve the community.  Given its 
location, size and shape, the subject property is not a viable retail site. 
 
 Goal 2.  Protect and enhance environmentally sensitive and historically significant place. 

RESPONSE:  This goal is not applicable.  The subject property is not environmentally 
sensitive or historically significant. 
 
 Goal 3.  Plan land uses to achieve an efficient provision of public facilities and services. 

RESPONSE:  Adequate sewer and water capacity exists to service this area.   
 
 Goal 4.  Maintain a diversity of housing types, prices and styles for all segments of the 
community. 
 
RESPONSE:  Tax credits are being used to make the units as affordable as possible, which 
is a policy under this goal.  It also fulfills the policy of encouraging new senior housing 
complexes.   
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 Goal 5.  Coordinate land use and transportation planning. 

RESPONSE:  The proposed development meets the policy of locating high density residential 
uses convenient to transit corridors, such as Randall Road and Fabyan Parkway.  It also is 
located on an internal circulation route, another stated policy. 
 
 Goal 6.  Continue to make the downtown and the Fox River the focal point of the 
community. 
 
RESPONSE:  This goal is not applicable. 

 Goal 7.  Redevelop obsolete industrial areas as mixed-use developments compatible with 
neighborhood character. 
 
RESPONSE:  This goal is not applicable. 

 Goal 8.  Provide gradual land use transitions and buffers between lower intensity and higher 
intensity uses. 
 
RESPONSE:  The proposed use and high density residential classification is a compatible 
transition to the Community Commercial designation on the Comprehensive Plan to the 
west, General Commercial to the east, Community Commercial to the north, which will be 
requesting a Comprehensive Amendment change to high density residential and residential 
to the south. The transition to the residential to the south is buffered by berming, extensive 
landscaping and a six foot high board on board closed fence. The closest home is 
approximately 160 feet from the proposes senior residential building. 
 
 Goal 9.  Maintain sufficient retail and employment areas to ensure the fiscal and economic 
vitality of the City. 
 
RESPONSE:  The subject property is not viable for retail use given its location and 
configuration.  This is also why the comprehensive land use designation for the subject 
property was amended several years ago from commercial to high density residential. 
 
 Goal 10.  Establish a system of parks, open spaces and trails that supports neighborhoods, 
protects sensitive environmental areas. 
 
RESPONSE:  The proposed use will provide an outside area for residents.  If required, a fee-
in-lieu will be paid to the Park District.   
 
 Goal 11.  Plan for the possible reuse of both the Fermilab and unincorporated Mooseheart 
properties.   
 
RESPONSE:  This goal is not applicable.   
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RE-ZONING STANDARDS 
 

The proposed zoning to R-5 PUD overlay satisfies all the findings that shall be made 
pursuant to Section 5-7-4.  At the time of the hearing, the City will be able to confirm the required 
public notice and public meetings and hearings have been conducted pursuant to Section 5.704A 
and B.  Regarding Section 5.704(C), the City amended the Comprehensive Plan for this property 
to high density residential several years ago.  This amendment was approved in an anticipation of 
an independent senior living facility.   

 
PLANNED DEVELOPMENT OVERLAY STANDARDS 

 
 The proposed development meets the purposes and uses for a Planned Development 
Overlay.  Section 3.101 provides: 
 

3.101 Purposes  
 
The purposes of the Planned Development Overlay Zoning District (PD) are to: 
 
A. To modify development regulations of this Title to implement the Comprehensive 

Plan. 
 
B. Provide opportunities for unique or mixed-use development. 
 
C. Provide opportunities for development intensity greater than permitted by base 

district regulations for affordable housing, senior housing, and congregate living 
facilities. 
 

Section 3.102 provides: 
 

3.102 Use of a Planned Development Overlay Zoning District 
 
A. Extent.  A Planned Development Overlay Zoning District (PD) may overlay all or 

part of any base district or contiguous districts.  Base district regulations shall apply 
except to the extent modified by an overlay district.  The Official Zoning Map shall 
identify the area covered by each PD.   
 

B. Use of the PD Zoning District.  A PD may only be adopted for one or more of the 
following: 
 
1. To modify development regulations of this Title to implement policies in the 

Comprehensive Plan. 
 

2. To permit unique or mixed-use development. 
 



6 
 

 
 
3. To permit development intensity greater than permitted by base district 

regulations for affordable housing, senior housing, and congregate living 
facilities. 

 
4. To permit a concurrent review of structures and neighborhood design, including 

lot pattern. 
 

C. Limitations. 
 
1. A PD shall not be used to add, eliminate, or restrict uses permitted in the base 

district regulations.   
 
2. A PD shall be applied only to contiguous property so as to create a unified and 

cohesive development.   
 

RESPONSES: 

 
 The proposed development meets the criteria established in 3.101 and 3.102 by 
modifying zoning regulations in the R-5 district to permit a senior housing development to 
be established, which is one of the policies under goal number 4 of the Land Use element of 
the Comprehensive Plan.  Modifications to some of the zoning requirements are necessary 
in order to construct the state of the art facility being proposed.  Also, some of the 
requirements in the Zoning Code simply do not apply to senior housing facilities.  Lastly, 
Section 3.101C and 3.102B3 specifically provide the Planned Development Overlay should 
be used to provide opportunities for development intensity greater than permitted by base 
district regulations for senior living facilities. Although the development does not seek to 
increase the density provided in R-5, this provision recognizes the difficulty in developing an 
affordable senior housing facility under the R-5 regulations and zoning ordinance 
regulations.  The Planned Development does not request any of the limitations noted in 
Section 3.102(C). 
 
 The modifications from the zoning ordinance are listed in the below chart. They all 
are requested to implement Goal 4 of the Land Use element of the Comprehensive Plan. Goal 
4, Policy (a). states “Encourage use of the Zoning Code Planned Development Overlay 
Zoning District residential density bonus to insure affordability”.   Goal 4 Policy (b) states 
“Encourage new, and the expansion of existing senior housing complexes.” Goal 10 Policy 
(a) states “Require new development and redevelopment to orient open areas toward 
adjacent rivers and creeks” 
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PUD MODIFICATION TO 

ZONING ORDINANCE 
 

Ordinance Requirement Requested Modifications 

1. Table 2.204 (A) requiring a minimum of 
25% of required parking to be located in an 
enclosed building 

No enclosed parking 

2. Table 4.204 requiring 1.5 parking spaces per 
one bedroom and 2.25 parking spaces per 
two bedroom = 137 total  
(61 one bedroom = 92 spaces plus 20 two 
bedroom = 45 spaces) 

115 Parking spaces 

3. Table 2.204 – 10 Foot Building at 3rd floor 
step-back 

No building step-back at 3rd floor 

4. Table 2.204 Maximum Net Land Area per 
Unit – 2,333 square feet 

2418 Square Feet Maximum Net Land 
Area Per Unit 

5. Table 2.204 Maximum Building Height – 45 
Feet  

47 Feet Maximum Building Height   

6. Subdivision Ordinance Section 11-5-2-G – 
Requiring 4:1 maximum grading slope  

3:1 maximum slope requested along 
the south and west sides of the 
Property 

 
1. The requested modification to not enclose 25% of the parking and to reduce 

the number of parking spaces is to satisfy the affordability policy for this senior housing 
development and the policy to locate open areas near creeks and streams. The site has more 
than adequate space to provide at grade uncovered parking. The cost to enclose some of the 
parking, together with the topographical challenges of the site make this requirement cost 
prohibitive. In addition, it would cause the building to go one story higher since the current 
plan contains the manager unit, common area and storage in the basement level and the 
lobby and apartments on the first level. All the outside parking provided is located adjacent 
to non-residential uses and will be adequately screened and buffered.  
 

2. As to the number of parking spaces, the ITE Manual for Average Peak 
Parking Demand for Senior Adult Housing is .59 vehicles per dwelling unit.  The range is .45 
to .67 parking spaces per dwelling unit.  The Thomas Place senior independent facility in 
Glenview, which is a facility one of the principals of applicant has developed contains 1.3 
parking spaces per dwelling unit (186 spaces for 144 units).  This parking ratio has been 
more than adequate to serve the facility. Not providing these additional 27 spaces, in addition 
to reducing unnecessary developments costs, also allows for the southwest corner of the site 
to be used as an outdoor area for the residents, rather than parking. This location fulfills the 
Comprehensive Plan policy of locating open spaces adjacent to rivers and creeks. 
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3. The elimination of the step-back provision on the third floor and the minimum 
density modification were approved in the annexation agreement and are now being codified 
in the Planned Development Overlay. The step-back provision would result in the loss of 
units, would require an additional floor and would greatly impact the development’s 
affordability.  

 
4. The maximum net Land Area per Unit is just above the 2,333 square foot 

requirement (approximately 2,418 square feet). The unusual configuration of this parcel, 
with its triangle shape and rectangle appendage in the southwest corner does not lend itself 
to maximum efficiency in laying out the building. The maximum requirement would be met 
if not for the rectangle are in the southwest corner. 
 

5. The proposed plans meet the height requirement.  Currently the project is 
calculated to reach a height of 40’-10” which is 4’-2” under the maximum height of 45’-0” 
required per city regulations.  The modification is requested only if, during construction 
grading, the slope on the south end of the property needs to be changed. 

 
6. The slope modification on the south and west sides of the Property are 

necessary because of the extraordinary topographical relief across the site.  There is 20 feet 
of grade difference from north to south making this 3 to 1 slope necessary.   
 

DESIGN REVIEW STANDARDS 
 

 The proposed development meets the standards for approval required by Section 5.604 of 
the Zoning Ordinance, which provides: 
 
5.604 Design Review Approval 
 

A. Action.  The Plan Commission of the Director as appropriate shall approve, approve 
with modifications and/or conditions, or deny an application for Design Review 
subject to the requirements of the Zoning Code and based on compliance with 
approved design guidelines.  An action of the Plan Commission shall be 
accompanied by findings of fact giving the reasons for the action. 
 

B. Findings for Approval.  The following findings shall be made prior to approval of 
a Design Review application: 
 
1. The project is consistent with applicable design guidelines.   

 
2. The project conforms to the Comprehensive Plan, and specifically to the Land 

Use, Urban Design, and Environmental Elements. 
 
3. The project is consistent with all applicable provisions of the Zoning Code. 
 
4. The project is compatible with adjacent and nearby development. 
 
5. The project design provides for safe and efficient provision of public services. 



9 
 

 
RESPONSES: 
 

1. City Multifamily design guidelines compliance: 
 
The project is compatible and compliant with adjacent neighborhoods in form, 
function, finishes, and proportion.  As can be seen by the elevations and other 
plans, the development is substantially consistent with the Batavia’s design 
guidelines.  The proposed development will provide abundant open and common 
space within and around the building.  There will be picnic areas with barbecue 
grills and picnic tables, open balconies and/or patios, community and recreation 
rooms, an exercise room with exercise equipment, onsite manager with office, wifi, 
media room, computer and business room, bicycle parking and abundant storage 
on the site.  These complimentary amenities will enhance the fully functional 
residential community development.   
 
The elegant, high end quality and durable finishes throughout the project will 
provide a rich, and tasteful ambiance that will be attractive and functional.  The 
building will be “secure” with access control for the tenant’s safety, and security 
camera monitoring all entrances, and common circulation areas.  The site and all 
common / circulation areas within the building will be well lighted to provide 
tenants and visitors a safe environment.   
 
The site will be attractively landscaped in compliance with the city zoning 
standards, and the parking will be arranged to allow good access onto the site and 
into the building with particular attention to the ease of access from the parking 
areas to the building for the elderly. 
 
The tenants and visitors will be able to access all building and site amenities via 
corridors and/or sidewalks that comply with all standards for access, the Illinois 
accessibility code, and the Americans with Disabilities Act. 
 
The building has been designed to complement and fit the site.  The façade 
incorporates numerous materials, elevations and roof lines, as well as surfaces in 
order to break up the façade through avoiding a “box” look.  Each apartment will 
have a balcony or patio giving all tenants their own “outdoor” space, as well as 
providing an element that brakes up the building façade.   
   

2. The proposed development is consistent with all these elements.  It meets the land 
use goals element as outlined in a separate section of this narrative.  The 
environmental element goals are satisfied by (i) the use of native plants and 
landscape materials as part of the landscape plan; (ii) minimizing erosion and 
stormwater pollution by the use of best management practices as part of the 
project’s stormwater management; (iii) constructing a new, energy efficient 
building.  The Urban Design guidelines are met by, including, but not limited to 
(i) substantially meeting the City’s multi-family design guidelines; (ii) providing 
high quality building materials that are appropriate in size and scale and extensive 
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landscaping around the perimeter and the building to provide screening, softening 
and buffering; (iii) providing outdoor spaces for the residents of this development; 
(iv) use of lighting to minimize glare and light pollution and using lighting to 
accent various features of the development; providing attractive signage that is in 
scale for the surrounding area.   
 

3. The project is consistent with all applicable provisions of the Zoning Code, except 
as modified or varied.   

 
4. The project is compatible with adjacent and nearby development.  Senior housing 

will be a less intense use than many of the potential general commercial uses.  The 
trend of development in this area is for a similar type of use being proposed to the 
north, commercial to the east and medical office to the west.  To the south is a 
residential subdivision.  The closest home, however, is approximately160 feet from 
the proposed building and separated by berming, landscaping, and a six-foot-high 
closed board on board fence.     

 
5. It does.  The development has been reviewed by all departments of the City and 

modifications made pursuant to their comments and suggestions.   
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CITY OF BATAVIA, ILLINOIS 
ORDINANCE 16-60 

AMENDING THE OFFICIAL ZONING MAP FOR A 
 PLANNED DEVELOPMENT OVERLAY – WINDMILL MANOR APARTMENTS 

(2400 HAWKS DRIVE) 
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MAYOR AND CITY COUNCIL 
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CITY OF BATAVIA, ILLINOIS 
ORDINANCE 16-60 

AMENDING THE OFFICIAL ZONING MAP FOR A 
 PLANNED DEVELOPMENT OVERLAY – WINDMILL MANOR APARTMENTS 

(2400 HAWKS DRIVE) 

WHEREAS, JNB Batavia, LP, has filed an application for Planned Development 
Overlay/Zoning Map Amendment of the property located at 2400 Hawks Drive, and legally 
described as: 

THAT PART OF THE NORTHEAST QUARTER OF SECTION 17, TOWNSHIP 39 
NORTH, RANGE 8 EAST OF THE THIRD PRINCIPAL MERIDIAN DESCRIBED 
AS FOLLOWS: COMMENCING AT THE SOUTHWEST CORNER OF SAID 
NORTHEAST QUARTER; THENCE N0'02"W ALONG THE WEST LINE OF SAID 
NORTHEAST QUARTER, 250.00 FEET FOR THE POINT OF BEGINNING; 
THENCE N88°15'20"E, 150.00 FEET; THENCE N0°00'02"W, 200.00 FEET; 
THENCE N88°15' 20"E, 499.02 FEET TO THE SOUTHWEST CORNER FABYAN 
RANDALL SUBDIVISION AS PLATTED BY DOCUMENT 2003K037410; 
THENCE N1°44'40"W ALONG THE WEST LINE OF SAID SUBDIVISION, 25.29 
FEET TO THE SOUTH LINE OF SOUTH DRIVE AS DEDICATED BY 
DOCUMENT 2003K080053; THENCE NORTHWESTERLY ALONG THE SOUTH 
LINE OF SAID SOUTH DRIVE, BEING A CIRCULAR CURVE HAVING A 
RADIUS OF 333.00 FEET CONCAVE TO THE NORTHEAST, THE CHORD OF 
WHICH BEARS N57°31'03"W, 125.21 FEET; THENCE N46°44'44"W ALONG 
SAID SOUTH LINE, 209.29 FEET; THENCE NORTHWESTERLY ALONG SAID 
SOUTH LINE, BEING A CIRCULAR CURVE HAVING A RADIUS OF 467.00 
FEET CONCAVE TO THE SOUTHWEST, THE CHORD OF WHICH BEARS 
N69°14'25"W, 366.70 FEET; THENCE S88°15'54"W, 56.40 FEET TO THE WEST 
LINE OF SAID NORTHEAST QUARTER; THENCE S000'02"E ALONG SAID 
WEST LINE, 580.41 FEET TO THE POINT OF BEGINNING IN THE CITY OF 
BATAVIA, KANE COUNTY, ILLINOIS.  

has been filed with the City Clerk of the City of Batavia, Kane County, Illinois, requesting an 
amendment to the Official Zoning Map for a Planned Development Overlay pursuant to the 
terms of Ordinance 11-06, with final plan approval through Design Review; and 

WHEREAS, the applicant has also sought and received Design Review approval from the 
Batavia Plan Commission concurrent with this Planned Development Overlay/Zoning Map 
Amendment; and 

WHEREAS, the applicant is also seeking concurrent approval of a Final Plat of Subdivision for 
Windmill Manor and the Commission recommended approval thereof; and  
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WHEREAS, all public notification regarding the intention of the City to amend the Official 
Zoning Map and for said Planned Development Overlay and Design Review approval was 
executed as required by City Code; and 

WHEREAS, a public hearing was held pursuant to the Batavia City Code by the Batavia Plan 
Commission on September 21, 2016; and  

WHEREAS, the Plan Commission has reviewed the application and recommends approval of 
such Zoning Map Amendment for a Planned Development Overlay to the City Council to 
include the following modifications to the Zoning Code and conditions: 

1. Modification to Zoning Code Table 4.204: Off-Street Parking Requirements to reduce the 
required number of parking spaces from 137 to 115; 

2. Modifications to Zoning Code Table 2.204: Site Development Regulations – Multi-Family 
Residential Districts to: 
a. Omit the required 25% of parking to be in an enclosed building 
b. Eliminate the required 10 foot step-back at the 3rd floor 
c. Increase the maximum net land area per unit from the allowed 2,333 square feet to 

approximately 2,418 square feet 
d. Increase the maximum building height from the allowed 45 feet to 47 feet; 

3. Allowing minor revisions to site conditions as a result of staff approval of final engineering; 
4. The Planned Development ordinance including language requiring the building owner to remove 

and replace the south patio if access to the sewer in the adjacent easement is needed; 
5. Adding a sidewalk connection from the building entrance area through the center parking lot 

landscaped area to the public sidewalk; 
6. Staff approval of a revised main building entrance area to increase the height of the enclosure and 

size of the windows in the area of the entrance enclosure; and 
 
WHEREAS, on October 4, 2016, the Committee of the Whole reviewed the application and 
concurred with the Plan Commission recommendation for approval to the City Council; and 

WHEREAS, the City Council of the City has received the recommendation of both the Plan 
Commission and Committee of the Whole and has considered same; and  

WHEREAS, it is in the best interest of the City of Batavia that the Property, as described above, 
be zoned as requested by the applicant and owner of record; 

NOW THEREFORE, BE IT ORDAINED, by the City Council of the City of Batavia, Kane 
and DuPage Counties, Illinois: 

SECTION 1: That the application submitted by JNB Batavia, LP for the approval of a Zoning 
Map Amendment for a Planned Development Overlay for Windmill Manor Apartments is 
approved, with modifications to the Zoning Code and conditions listed below, and in substantial 
conformance with the Exhibits attached hereto.   

1. Modification to Zoning Code Table 4.204: Off-Street Parking Requirements to reduce the 
required number of parking spaces from 137 to 115; 
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2. Modifications to Zoning Code Table 2.204: Site Development Regulations – Multi-Family 
Residential Districts to: 
a. Omit the required 25% of parking to be in an enclosed building 
b. Eliminate the required 10 foot step-back at the 3rd floor 
c. Increase the maximum net land area per unit from the allowed 2,333 square feet to 

approximately 2,418 square feet 
d. Increase the maximum building height from the allowed 45 feet to 47 feet 
e. Other modifications as necessary to implement the Site Plan, as approved herein; 

3. Allowing minor revisions to site conditions as a result of staff approval of final engineering; 
4. The Planned Development ordinance including language requiring the building owner to remove 

and replace the south patio if access to the sewer in the adjacent easement is needed; 
5. Adding a sidewalk connection from the building entrance area through the center parking lot 

landscaped area to the public sidewalk; 
6. Staff approval of a revised main building entrance area to increase the height of the enclosure and 

size of the windows in the area of the entrance enclosure; and 
 

Exhibit Plan Dated Prepared by 

A Site Plan August 25, 2016 CRK & Assoc., Civil 
Engineers, P.C.  

B Grading Plan “ “ 

C Utility Plan “ “ 

D Landscape Plan “ McCallum Associates 

E Sign Plan  August 16, 2016 Stock Design-
Architecture 

F Exterior Building 
Elevations and Perspectives May 15, 2016 “ 

G Photometric Plan August 25, 2016 Richard  L.J. Kluzak 

H Decorative Wall Light - 1 Stop Lighting 

 

SECTION 2: That this Ordinance 16-60 shall be in full force and effect upon its presentation, 
passage and publication according to the law. 

PRESENTED to and PASSED by the City Council of the City of Batavia, Illinois, this 17th day 
of October, 2016.  

APPROVED by me as Mayor of said City of Batavia, Illinois, this 17th day of October, 2016. 
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  _______________________________ 

 Jeffery D. Schielke, Mayor 

 

 
Ward Aldermen Ayes Nays Absent Abstain Aldermen Ayes Nays Absent Abstain 
1 O’Brien     Vacant     
2 Callahan     Wolff     
3 Hohmann     Chanzit     
4 Mueller     Stark     
5 Botterman     Atac     
6 Cerone     Russotto     
7 McFadden     Brown     
Mayor Schielke     
VOTE: Ayes Nays Absent Abstention(s)  
Total holding office: Mayor and 14 aldermen 

 
 
ATTEST: 
 
______________________________ 

 Chris Simpkins, Deputy City Clerk 
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HEAVY DUTY BIT. PAVEMENT

P.C.C. PAVEMENT

SITE  ANALYSIS

SITE

Parcel Area
4.59 Acres
195,796 sf

PARKING

Proposed Use Convenience Store/Gas Station (Service Station) & Carwash (Automotive Laundry)
Existing Zoning R5
Required Zoning R-5 PUD

Floor Area Ratio Reqd 0.15

Building Area 29,495 sf Service Station
81 Units

SETBACKS

Front Yard Side Yard Side Yard
 (Hawks)   (West)   (South)

Building Setback      40'      30'      30'
  Provided     52.4'      40'      40'

Green Space Setback      20'      20'      20'
  Provided      20'      20'      31'

Quantity Reqd 92 = 1.5 * 61 1.5 Spaces per 1-bedroom
45 = 2.25 * 20 2.25 Spaces per 2+ bedrooms 
137 Required

Provided 115 = 110 Standard + 5 ADA 1.42 Spaces per unit

Stall Size Required 9' x 19' (Standard)
Provided 9' x 19' (Standard), 16' x 16' (ADA)

Driveway Width Minimum 14'-18' (single lane service drive/fire lane); 25' (w/ 90° parking)
Provided 18' (single lane service drive/fire lane); 25' (w/ 90° parking)

Area Per Unit 2,418 sf / unit
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LUMINAIRE SCHEDULE

Symbol Qty Label Arranged TLL LLF Description BUG Rating

6 A-1 SINGLE N.A. 0.90 New Fixt 142W LED T5W 14'-6" Mtg Ht

(4100K/2x8=16 LED's/13811 Lumens/1400mA)

Techlight Scimitar LSMT~2N8T5WE

B4-U0-G2

1 A-2 BACK-BACK N.A. 0.90 New Fixt 142W LED T5W 14'-6" Mtg Ht

(4100K/2x8=16 LED's/13811 Lumens/1400mA)

Techlight Scimitar LSMT~2N8T5WE

B4-U0-G2

5 B-1 SINGLE N.A. 0.90 New Fixt 142W LED T3 w/ Light Shield 14'-6" Mtg Ht

(4100K/2x8=16 LED's/9065 Lumens/1400mA)

Techlight Scimitar LSMT~2N8T3E-S213

B1-U0-G2

CALCULATION TYPE

UNIT OF MEASUREMENT  

CALCULATION SUMMARY

ILLUMINANCE

FOOTCANDLES (Fc)

Label Avg Max Min Avg/Min Max/Min # Pts

All Calculation Points

Parking Area

0.50 5.7 0.0 N.A. N.A. 2745

2.09 5.7 0.5 4.18 11.40 401
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1111 HIGHWAY 25 NORTH
SUITE 201

BUFFALO  MN  55313
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FAX:763.682.9048

DATE INIT DESCRIPTION#

LED
PHOTOMETRIC

PLAN

NA

SL3.0 1

B.JACOBS

B.STORMS

P
R

O
J
E

C
T

 
I
N

F
O

P
R

O
J
E

C
T

 
#

I
S

S
U

E
 
D

A
T

E
D

E
S

I
G

N
 
L

E
V

E
L

RICHARD L.J. KLUZAK
PROFESSIONAL ENGINEER

1111 HIGHWAY 25 NORTH
SUITE 201

BUFFALO  MN  55313

PH:763.682.7128
FAX:763.682.9048

BASED ON THE INFORMATION PROVIDED, ALL DIMENSIONS AND LUMINAIRE LOCATIONS

SHOWN REPRESENT RECOMMENDED POSITIONS. THE ENGINEER AND/OR ARCHITECT

MUST DETERMINE APPLICABILITY OF THE LAYOUT TO EXISTING OR FUTURE FIELD

CONDITIONS.

THE LIGHTING PATTERN REPRESENTS ILLUMINATION LEVELS CALCULATED FROM

LABORATORY DATA TAKEN UNDER THE CONTROLLED CONDITIONS UTILIZING

CURRENT INDUSTRY STANDARD LAMP RATINGS IN ACCORDANCE WITH ILLUMINATING

ENGINEERING SOCIETY APPROVED METHODS. ACTUAL PERFORMANCE OF ANY

MANUFACTURER'S LUMINAIRE MAY VARY DUE TO VARIATION IN ELECTRICAL VOLTAGE,

TOLERANCE IN LAMPS, AND OTHER VARIABLE FIELD CONDITIONS.

FOR ADDITIONAL LIGHTING INFORMATION CONTACT:

PH: 763.684.1548

0' 50' 100'
3

LED PHOTOMETRIC PLAN
SCALE: 1" = 50'-0"

WINDMILL MANOR

BATAVIA . ILLINOIS

KE7160711

07.12.2016

24 NORTH BENNETT STREET
GENEVA. IL. 60134

PH:630.845.1270

KNOCHE &
ASSOCIATES PC

LIGHT POLE

1/2" PVC CONDUIT

GROUND WIRE IN

NO. 6 BARE COPPER

PARKING LOT.

ON CONDUITS

BASE PLaTE COVER

PROVIDE BUSHINGS

M
I
N

.

3
'
-
0
"

CONNECTION

COPPER CLAD

24"

3" CLEAR

3" CLEAR

Z

DIA.

GROUND ROD

MIN.

CADWELD OR 

DOUBLE LUG

GRADE LEVEL

CONCRETE SHALL BE 4,000 PSI @ 28 DAYS WITH 6% AIR ENTRAINMENT

CONDUITS (PVC) SCH 40 WITH

LONG SWEEP ELBOWS

DIMENSION SCHEDULE

**X=TBD

Y=2'-0"

Z=2'-0"

FOR CONCRETE BASE.(REMOVE SONOTUBE

AFTER CONCRETE SETS, RUBFINIsH, NO PAINT)

OPPOSITE HANDHOLE

GROUND LUG INsIDE POLE

NO. 10 GROUND WIRE TO LIGHT FIXTURE

1" FORMED CHAMFER

ANCHOR BOLTS (4 REQ'D)

WITH TWO NUTS EACH.

INSTALL SQUARE WITH

SEAMLESS SONOTUBE TYPE FORM

**THIS POLE FOOTING DETAIL IS TYPICAL, FOR INFORMATIONAL PURPOSES ONLY;

ACTUAL FOOTING SHOULD BE DESIGNED FOR THE SPECIFIC APPLICATION AND LOCATION

WITH CONSIDERATION TO ACTUAL REQUIRED SEISMIC, SOIL, WIND LOAD CONDITIONS, ETC.

CONCRETE POLE

LIGHT FIXTURE

FINISHED GRADE

14.5'

13'

1.5'

STRAIGHT SQUARE

BASE

STEEL POLE 

PAINTED FINISH

1

POLE DETAIL
SCALE: NTS 2

LIGHT POLE BASE DETAIL TYP.
SCALE: NTS

08.25.2016 BLS CORRECTED POLE
HEIGHT1
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CITY OF BATAVIA, ILLINOIS 
RESOLUTION 16-81-R 

APPROVING THE FINAL PLAT OF SUBDIVISION FOR WINDMILL MANOR 
(2400 HAWKS DRIVE) 

ADOPTED BY THE 
MAYOR AND CITY COUNCIL 

THIS 17TH DAY OF OCTOBER, 2016 

 

 

 
 
 
Published in pamphlet form Prepared by: 
by authority of the Mayor  
and City Council of the City of Batavia, City of Batavia 
Kane & DuPage Counties, Illinois, 100 N. Island Ave. 
This 18th day of October, 2016 Batavia, IL 60510 
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CITY OF BATAVIA, ILLINOIS 
RESOLUTION 16-81-R 

APPROVING THE FINAL PLAT OF SUBDIVISION FOR WINDMILL MANOR 
(2400 HAWKS DRIVE)  

WHEREAS, a preliminary plat of subdivision for Windmill Cove had been submitted along 
with applications to annex and zone the property located at 2400 Hawks Drive; and 

WHEREAS, subsequent to a favorable recommendation from the Batavia Plan Commission, on 
April 4, 2011, the City Council approved a preliminary plat of subdivision for this property as 
part of annexing and zoning the subject property; and  

WHEREAS, JNB Batavia, LP has submitted an application for a final plat of subdivision for the 
subject property; and 

WHEREAS, on September 21, 2016 the Plan Commission reviewed the final plat of subdivision 
and found that it to be in substantial conformance with said preliminary plat of subdivision; and 

WHEREAS, following finding said substantial conformance, the Plan Commission 
recommended approval of the final plat to include; 

1. A variance to Subdivision Regulations Section 11-6-3 to waive payment of the Capital 
Improvement Development Fee;  

2. A variance to Subdivision Regulations Section 11-5-2-G to allow a slope of 3:1 in place of 
the maximum 4:1 slope along the south and west sides of the property, subject to staff 
approval of final engineering; 

3. Correcting signature and utility certificates before City officials sign the plat; and 
 
WHEREAS, the City Council reviewed the final plat and found said final plat of subdivision to 
be in substantial conformance with said approved preliminary plat of subdivision, with the Plan 
Commission’s recommended relief to the Subdivision Regulations[DMR1]; 

NOW THEREFORE, BE IT RESOLVED, by the City Council of the City of Batavia, Kane 
and DuPage Counties, Illinois: 

SECTION 1: That the final plat of subdivision for Windmill Manor, as depicted in Exhibit “A” 
attached hereto, is approved, to include: 

1. A variance to Subdivision Regulations Section 11-6-3 to waive payment of the Capital 
Improvement Development Fee.  

2. A variance to Subdivision Regulations Section 11-5-2-G to allow a slope of 3:1 in place of 
the maximum 4:1 slope along the south and west sides of the property, subject to staff 
approval of final engineering. 

3. Correcting signature and utility certificates before City officials sign the plat. 



CITY OF BATAVIA, ILLINOIS RESOLUTION 16-81-R 
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Exhibit Plan Dated Prepared by 

A Final Plat of Subdivision 
for Windmill Manor August 14, 2016 CRK & Associates, Civil 

Engineers, P.C. Inc.  
 

SECTION 2: That this Resolution 16-81-R shall be in full force and effect upon its 
presentation, passage, and publication according to the law. 

PRESENTED to and PASSED by the City Council of the City of Batavia, Illinois, this 17rd day 
of October, 2016.  

APPROVED by me as Mayor of said City of Batavia, Illinois, this 17th day of October, 2016. 
 

 

  _______________________________ 

 Jeffery D. Schielke, Mayor 

 
Ward Aldermen Ayes Nays Absent Abstain Aldermen Ayes Nays Absent Abstain 
1 O’Brien     Vacant     
2 Callahan     Wolff     
3 Hohmann     Chanzit     
4 Mueller     Stark     
5 Botterman     Atac     
6 Cerone     Russotto     
7 McFadden     Brown     
Mayor Schielke     
VOTE: Ayes Nays Absent Abstention(s)  
Total holding office: Mayor and 14 aldermen 

 
 
ATTEST: 
 
______________________________ 

 Chris Simpkins, Deputy City Clerk 
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CITY OF BATAVIA 
DATE: September 28, 2016 

TO: Committee of the Whole 

FROM: Joel Strassman, Planning and Zoning Officer 

SUBJECT: Windmill Manor Apartments, 2400 Hawks Drive (formerly South Drive)  
• Ordinance 16-60: Amendment to the Zoning Map for a Planned Development Overlay 
• Resolution 16-81-R: Approving a Final Plat of Subdivision for Windmill Manor 

 JNP Batavia, LP, applicant 
 
Summary:  Approval of a planned development (PD) and final plat of subdivision for Windmill Manor Apartments 
at 2400 Hawks (formerly South) Drive. 
 
Background:  The 2011 approvals of Ordinances 11-08 and 11-09 annexed and zoned the 4.5 acre property located 
at 2400 Hawks Drive as R5 Multi-Family High Density to allow an 80 unit multi-family building for residents 55 
years and older to be built using the Illinois Housing Development Authority’s Affordable Housing Tax Credit 
program.  The annexation included approval of a planned development and preliminary plat of subdivision providing 
relief to certain City Code requirements.  The planned development approval specified the need for final approval. 
 
Approval of attached Ordinance 16-60 and Resolution 16-81-R, along with the Plan Commission’s action on Design 
Review, would complete the entitlement process.  While the 2011 annexation did not include site or building plans, 
the current site and building plans are consistent with the concepts presented to the City Council in 2011, and follow 
the Code relief granted to allow fewer dwelling units that required for a property of this size in the R5 District, omit 
the 3rd floor building step-back, and included language to accommodate fewer parking spaces than required and omit 
required school land-cash donation and impact fee due to the age restriction. 
 
The current PD seeks additional Zoning Code relief to omit the requirement for 25% enclosed parking and to allow a 
building height of 47 feet (45 feet is the R5 maximum).  The increased building height would not result in a building 
having a greater basement to roof height; this request would allow for changes in site grading that may affect the 
calculated building height needed through final engineering.  The final plat of subdivision seeks relief from the 
maximum 4:1 slope to allow a 3:1 slope along the south and west property lines to navigate the site’s challenged 
topography and to allow for a berm to provide screening to the residents to the southwest.  For a complete description 
and analysis of the proposal, please see the staff memorandum to the Plan Commission.  
 
Plan Commission Review Action:  At the September 21st hearing, two (2) neighboring residents addressed the 
Commission with questions on the affect on the McKee Tributary property, site lighting, and screening to the 
residents to the southwest.  The applicant’s engineer noted that water from the site would be directed to the McKee 
Tributary.  Staff added that the McKee Tributary property was annexed to the City and developed as a detention 
facility in part to provide detention for eventual development of several properties in the area including the subject 
property.   The applicant noted that light levels would be reduced to zero foot candles at the south and west property 
lines and the Commission added that light poles would be relatively low, with an overall height of 14.5 feet.  The 
applicant’s landscape architect showed perspective drawings of the screening effect of the perimeter berms with 
landscaping added. 
 
The Commission requested that an additional sidewalk from the building to the street be added.  The applicant’s 
engineer stated that this can be done by routing the sidewalk through the center parking lot landscape area.  The 
Commission focused on the main building entrance and its lack of prominence.  The Commission suggested a taller, 
more prominent entrance enclosure and larger windows on that portion of the building be considered.  The applicant 
agreed to adjust that part of the building to better emphasize the entrance.  The Commission was willing to have staff 
review and approve that change. 
 
 
 
 

http://www.cityofbatavia.net/AgendaCenter/ViewFile/Item/9374?fileID=5562
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By votes of 6-0, the Commission recommended approval of both the PD and final plat of subdivision, with the 
specifications and conditions as listed in attached Ordinance 16-60 and Resolution 16-81-R.  The Commission also 
approved Design Review (6-0) subject to City Council approval of the planned development, and to allow minor 
revisions to site conditions as a result of staff approval of final engineering. 
 
Alternatives:  The COW can recommend approval of the Ordinance as presented, add or remove approval 
conditions, recommend denial, or continue its review with direction to staff for revisions. 
 

• Pros: Approval of Ordinance 16-60 and Resolution 16-81-R would allow for the submission and issuance of 
building permits to develop the site containing the building and use contemplated with the 2011 annexation 
of the property. 

• Cons: Not approving Ordinance 16-60 and Resolution 16-81-R will force the property to remain 
unimproved until another developer can propose a building use consistent with the 2011 annexation and 
approvals.  Denial may jeopardize tax credits for an affordable senior development at this location. 

• Budget Impact: The City will realize building permit revenues as part of the construction process.  After 
completion, the City will realize property tax and utility revenues.  The City will also realize additional State 
per capita taxes once the City population increase is determined by a decennial or special census.    The City 
will also incur the usual expenses of serving residential properties that were also considered with the City’s 
actions on this property in 2011.  With additional residents in close proximity to services and goods on the 
Randall Road corridor, there may be an increase in sales in these nearby businesses that translates to 
increased sales tax revenue. 

• Staff Impact: Staff time has and would be used to complete the entitlement process and throughout the 
building permit processes.  After completion of the project, there would be no more staff time needed than 
was contemplated when this property was annexed and approved for essentially the same development in 
2011. 

Timeline for Actions: With COW recommendations for approval of Ordinance 16-60 and Resolution 16-81-R (as 
presented or with direction for revision), both would be placed on the City Council’s agenda for the October 17th 
meeting. 
 
Staff Recommendations:  Attached Ordinance 16-60 and Resolution 16-81-R have been drafted to include the Plan 
Commission’s recommendations.  Staff therefore recommends approval of Ordinance 16-60 and Resolution 16-81-R 
as presented. 
 
 
Attachments 
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2. Draft Ordinance 16-60 
3. Draft Resolution 16-81-R 
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JNB Batavia, LP Narrative and Responses to Comprehensive Plan 

Goals and Zoning Standards 
 
 

Project Information     
Project Name:  Windmill Manor Apartments- Batavia  
Project Location:  1500 South Drive, Batavia, Kane County, Illinois 
Owner:   JNB Batavia, LP 
Phone:    773-968-9590-Chris Tritsis (or 563-505-5611- James Bergman) 
Email:    tritsis@cubitdevelopmentgroup.com (or jim@jnbice.com) 
Address:    20 Sandsone Court, LeClaire, IA 52753 
 
 
Basic Information  
Land:   Vacant            
Site Area:  App 4.5 acres, 195,827 SF  
Current Zoning: Zoned R-5  
Proposed Zoning: R-5 with a PUD overlay and Design Review Approval 
 
 
 
Introduction to Project 
Windmill Manor Apartments is a proposed mixed-income, 80-unit (plus one manager unit), new 
construction three-story elevator development for seniors 55 and older to be located in Batavia, 
Illinois. The project will consist of 60 one-bedroom and 20 two-bedroom affordable units of which 
72 will be affordable to seniors. The remaining 8 units will be unrestricted to market rate monthly 
rents.  There will be an additional one-bedroom onsite manager’s office in the basement. 
 
Windmill Manor Apartments is being designed specifically for the aging population and the 
building design allows for an abundance of social space. The project will include thousands of 
square feet of space for:  storage (for the building and residents), the onsite manager’s unit, several 
office spaces (maintenance, leasing, etc.), main lobby (with furniture such as couches and tables), 
a dining room, sitting areas, a community room, an exercise room, a library, a multi-media room, 
and a community beauty salon, computer room and craft room. 
 
Each spacious unit will have an outdoor balcony, will have wireless internet, and be cable ready. 
All kitchen appliances will be Energy Star rated and include refrigerator/freezer, microwave, 
electric range/oven, and dishwasher. The units will have vinyl or laminate flooring in the kitchen 
and bathroom and wall-to-wall carpet in the living and bedrooms. 
 
The surrounding residential and commercial allows for a generous mix of service and creates a 
sense of place in which the senior residents may be a part of a neighborhood and have the ability 
to complete daily service needs within a neighborhood business district. 
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Proposed Land Use 
As part of the Annexation Agreement, dated April 4th, 2011 the vacant land has a zoning of R-5.  
The project will be age restricted senior Independent living for tenants 55 and older.  
 
Economic Benefits to the City 
This development will provide more than 81 eligible voters to the community.  These residents 
will bring the purchasing power to Batavia and will significantly add to the sales tax base as they 
shop at the local businesses, grocery stores, clothing companies, and other commercial 
establishments.   
 
Currently the site is vacant land and is not highest and best use for generating real estate tax.   The 
building once completed and fully leased will generate additional property tax.  The development 
will generate various application fees.   The building’s energy consumption is primarily electric 
so it will benefit the surplus of electricity the town has invested in.  Since the project is age 
restricted it will not impact the schools, have a lessened impact on parks, water consumption, sewer 
demands and road usage.  Construction of housing brings many economic benefits to a local 
community, such as increase in jobs. The hard costs to preserve, renovate, and improve the 
project’s housing units is approximately $12,000,000.  This also creates indirect economic benefit 
as surrounding retail owners will have an increase in customers as various on-site workers will 
patronize these establishments on a daily basis. 
 
Number of Employees  

 Construction- The potential direct job creation generated by this project is 5 jobs for 
every million dollars of construction.  This would be equivalent to 90 construction jobs.   

 Permanent- 1 Full Time Property Manager, 1-part time maintenance person, various part 
time: accountant, various vendors, providers, etc. that will support this new facility. 

 
Intense Use of Utilities 
There will be no intense use of Batavia utilities.  Similarly, the project is trying to achieve 
Enterprise Green which will incorporate energy efficient layout, performance products like closed 
and open cell spray foam for reduced heat and cooling loads, additional green products and energy 
saving fixtures.   

 Sewer/Water/Drainage: The McKee Creek storm water detention already anticipated 
a development on the site.  But since this is a senior project it will utilize less water and 
sewer than a traditional family project or even a commercial project like a restaurant.  
That will translate into less washing clothes, less cooking, less toilets flushing, less 
showering, no pool, etc.  Additionally, the units in the building will include nearly all 
one bathrooms.   

 Electricity- The project units will include electric heat, air conditioning and appliances, 
such as, washer/dryer, stove, oven, microwave etc.).  These appliances will be Energy 
Star and high efficiency.  Lighting will similarly be either Energy Star fixtures, 
company fluorescent or all LED.  All are designed to incorporate a lower demand on 
the electrical footprint. 

 Gas- The building will have central water heat that will be gas and piped to the 
individual units. 
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Lastly, Per the MEMO TO: Mayor and City Council dated April 1, 2011, City staff concludes that 
the proposed change to the requested land use category would not negatively affect the City’s 
ability to provide utilities and services to this and other properties in the City if the property were 
to be developed under a conforming zoning district as proposed with the Comprehensive Plan 
Change. This includes emergency response and sanitary sewer. Intensity of potential development 
and its effect on traffic would be comparable to, or even less than possible with the development 
potential of community commercial uses and zoning. 
 
Proposed Start of Construction 
October 10, 2016 
 
Prosed End of Construction 
November 1, 2017 
 
Leasing 
August 1, 2017 

 
Comprehensive Plan Use Goals:  The following details how the proposed development meets 
the Comprehensive Plan Land Use Goals Planned Development Standards and Design Review 
Standards: 

 
COMPREHENSIVE PLAN LAND USE GOALS 

 
 Goal 1.  Maintain Batavia as an attractive place to live, work, shop and play, with a balance 
of land uses. 
 
RESPONSE:  The proposed use adds to the balance of land uses in Batavia.  With the aging 
population, independent senior housing is necessary to serve the community.  Given its 
location, size and shape, the subject property is not a viable retail site. 
 
 Goal 2.  Protect and enhance environmentally sensitive and historically significant place. 

RESPONSE:  This goal is not applicable.  The subject property is not environmentally 
sensitive or historically significant. 
 
 Goal 3.  Plan land uses to achieve an efficient provision of public facilities and services. 

RESPONSE:  Adequate sewer and water capacity exists to service this area.   
 
 Goal 4.  Maintain a diversity of housing types, prices and styles for all segments of the 
community. 
 
RESPONSE:  Tax credits are being used to make the units as affordable as possible, which 
is a policy under this goal.  It also fulfills the policy of encouraging new senior housing 
complexes.   
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 Goal 5.  Coordinate land use and transportation planning. 

RESPONSE:  The proposed development meets the policy of locating high density residential 
uses convenient to transit corridors, such as Randall Road and Fabyan Parkway.  It also is 
located on an internal circulation route, another stated policy. 
 
 Goal 6.  Continue to make the downtown and the Fox River the focal point of the 
community. 
 
RESPONSE:  This goal is not applicable. 

 Goal 7.  Redevelop obsolete industrial areas as mixed-use developments compatible with 
neighborhood character. 
 
RESPONSE:  This goal is not applicable. 

 Goal 8.  Provide gradual land use transitions and buffers between lower intensity and higher 
intensity uses. 
 
RESPONSE:  The proposed use and high density residential classification is a compatible 
transition to the Community Commercial designation on the Comprehensive Plan to the 
west, General Commercial to the east, Community Commercial to the north, which will be 
requesting a Comprehensive Amendment change to high density residential and residential 
to the south. The transition to the residential to the south is buffered by berming, extensive 
landscaping and a six foot high board on board closed fence. The closest home is 
approximately 160 feet from the proposes senior residential building. 
 
 Goal 9.  Maintain sufficient retail and employment areas to ensure the fiscal and economic 
vitality of the City. 
 
RESPONSE:  The subject property is not viable for retail use given its location and 
configuration.  This is also why the comprehensive land use designation for the subject 
property was amended several years ago from commercial to high density residential. 
 
 Goal 10.  Establish a system of parks, open spaces and trails that supports neighborhoods, 
protects sensitive environmental areas. 
 
RESPONSE:  The proposed use will provide an outside area for residents.  If required, a fee-
in-lieu will be paid to the Park District.   
 
 Goal 11.  Plan for the possible reuse of both the Fermilab and unincorporated Mooseheart 
properties.   
 
RESPONSE:  This goal is not applicable.   
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RE-ZONING STANDARDS 
 

The proposed zoning to R-5 PUD overlay satisfies all the findings that shall be made 
pursuant to Section 5-7-4.  At the time of the hearing, the City will be able to confirm the required 
public notice and public meetings and hearings have been conducted pursuant to Section 5.704A 
and B.  Regarding Section 5.704(C), the City amended the Comprehensive Plan for this property 
to high density residential several years ago.  This amendment was approved in an anticipation of 
an independent senior living facility.   

 
PLANNED DEVELOPMENT OVERLAY STANDARDS 

 
 The proposed development meets the purposes and uses for a Planned Development 
Overlay.  Section 3.101 provides: 
 

3.101 Purposes  
 
The purposes of the Planned Development Overlay Zoning District (PD) are to: 
 
A. To modify development regulations of this Title to implement the Comprehensive 

Plan. 
 
B. Provide opportunities for unique or mixed-use development. 
 
C. Provide opportunities for development intensity greater than permitted by base 

district regulations for affordable housing, senior housing, and congregate living 
facilities. 
 

Section 3.102 provides: 
 

3.102 Use of a Planned Development Overlay Zoning District 
 
A. Extent.  A Planned Development Overlay Zoning District (PD) may overlay all or 

part of any base district or contiguous districts.  Base district regulations shall apply 
except to the extent modified by an overlay district.  The Official Zoning Map shall 
identify the area covered by each PD.   
 

B. Use of the PD Zoning District.  A PD may only be adopted for one or more of the 
following: 
 
1. To modify development regulations of this Title to implement policies in the 

Comprehensive Plan. 
 

2. To permit unique or mixed-use development. 
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3. To permit development intensity greater than permitted by base district 

regulations for affordable housing, senior housing, and congregate living 
facilities. 

 
4. To permit a concurrent review of structures and neighborhood design, including 

lot pattern. 
 

C. Limitations. 
 
1. A PD shall not be used to add, eliminate, or restrict uses permitted in the base 

district regulations.   
 
2. A PD shall be applied only to contiguous property so as to create a unified and 

cohesive development.   
 

RESPONSES: 

 
 The proposed development meets the criteria established in 3.101 and 3.102 by 
modifying zoning regulations in the R-5 district to permit a senior housing development to 
be established, which is one of the policies under goal number 4 of the Land Use element of 
the Comprehensive Plan.  Modifications to some of the zoning requirements are necessary 
in order to construct the state of the art facility being proposed.  Also, some of the 
requirements in the Zoning Code simply do not apply to senior housing facilities.  Lastly, 
Section 3.101C and 3.102B3 specifically provide the Planned Development Overlay should 
be used to provide opportunities for development intensity greater than permitted by base 
district regulations for senior living facilities. Although the development does not seek to 
increase the density provided in R-5, this provision recognizes the difficulty in developing an 
affordable senior housing facility under the R-5 regulations and zoning ordinance 
regulations.  The Planned Development does not request any of the limitations noted in 
Section 3.102(C). 
 
 The modifications from the zoning ordinance are listed in the below chart. They all 
are requested to implement Goal 4 of the Land Use element of the Comprehensive Plan. Goal 
4, Policy (a). states “Encourage use of the Zoning Code Planned Development Overlay 
Zoning District residential density bonus to insure affordability”.   Goal 4 Policy (b) states 
“Encourage new, and the expansion of existing senior housing complexes.” Goal 10 Policy 
(a) states “Require new development and redevelopment to orient open areas toward 
adjacent rivers and creeks” 
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PUD MODIFICATION TO 

ZONING ORDINANCE 
 

Ordinance Requirement Requested Modifications 

1. Table 2.204 (A) requiring a minimum of 
25% of required parking to be located in an 
enclosed building 

No enclosed parking 

2. Table 4.204 requiring 1.5 parking spaces per 
one bedroom and 2.25 parking spaces per 
two bedroom = 137 total  
(61 one bedroom = 92 spaces plus 20 two 
bedroom = 45 spaces) 

115 Parking spaces 

3. Table 2.204 – 10 Foot Building at 3rd floor 
step-back 

No building step-back at 3rd floor 

4. Table 2.204 Maximum Net Land Area per 
Unit – 2,333 square feet 

2418 Square Feet Maximum Net Land 
Area Per Unit 

5. Table 2.204 Maximum Building Height – 45 
Feet  

47 Feet Maximum Building Height   

6. Subdivision Ordinance Section 11-5-2-G – 
Requiring 4:1 maximum grading slope  

3:1 maximum slope requested along 
the south and west sides of the 
Property 

 
1. The requested modification to not enclose 25% of the parking and to reduce 

the number of parking spaces is to satisfy the affordability policy for this senior housing 
development and the policy to locate open areas near creeks and streams. The site has more 
than adequate space to provide at grade uncovered parking. The cost to enclose some of the 
parking, together with the topographical challenges of the site make this requirement cost 
prohibitive. In addition, it would cause the building to go one story higher since the current 
plan contains the manager unit, common area and storage in the basement level and the 
lobby and apartments on the first level. All the outside parking provided is located adjacent 
to non-residential uses and will be adequately screened and buffered.  
 

2. As to the number of parking spaces, the ITE Manual for Average Peak 
Parking Demand for Senior Adult Housing is .59 vehicles per dwelling unit.  The range is .45 
to .67 parking spaces per dwelling unit.  The Thomas Place senior independent facility in 
Glenview, which is a facility one of the principals of applicant has developed contains 1.3 
parking spaces per dwelling unit (186 spaces for 144 units).  This parking ratio has been 
more than adequate to serve the facility. Not providing these additional 27 spaces, in addition 
to reducing unnecessary developments costs, also allows for the southwest corner of the site 
to be used as an outdoor area for the residents, rather than parking. This location fulfills the 
Comprehensive Plan policy of locating open spaces adjacent to rivers and creeks. 
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3. The elimination of the step-back provision on the third floor and the minimum 
density modification were approved in the annexation agreement and are now being codified 
in the Planned Development Overlay. The step-back provision would result in the loss of 
units, would require an additional floor and would greatly impact the development’s 
affordability.  

 
4. The maximum net Land Area per Unit is just above the 2,333 square foot 

requirement (approximately 2,418 square feet). The unusual configuration of this parcel, 
with its triangle shape and rectangle appendage in the southwest corner does not lend itself 
to maximum efficiency in laying out the building. The maximum requirement would be met 
if not for the rectangle are in the southwest corner. 
 

5. The proposed plans meet the height requirement.  Currently the project is 
calculated to reach a height of 40’-10” which is 4’-2” under the maximum height of 45’-0” 
required per city regulations.  The modification is requested only if, during construction 
grading, the slope on the south end of the property needs to be changed. 

 
6. The slope modification on the south and west sides of the Property are 

necessary because of the extraordinary topographical relief across the site.  There is 20 feet 
of grade difference from north to south making this 3 to 1 slope necessary.   
 

DESIGN REVIEW STANDARDS 
 

 The proposed development meets the standards for approval required by Section 5.604 of 
the Zoning Ordinance, which provides: 
 
5.604 Design Review Approval 
 

A. Action.  The Plan Commission of the Director as appropriate shall approve, approve 
with modifications and/or conditions, or deny an application for Design Review 
subject to the requirements of the Zoning Code and based on compliance with 
approved design guidelines.  An action of the Plan Commission shall be 
accompanied by findings of fact giving the reasons for the action. 
 

B. Findings for Approval.  The following findings shall be made prior to approval of 
a Design Review application: 
 
1. The project is consistent with applicable design guidelines.   

 
2. The project conforms to the Comprehensive Plan, and specifically to the Land 

Use, Urban Design, and Environmental Elements. 
 
3. The project is consistent with all applicable provisions of the Zoning Code. 
 
4. The project is compatible with adjacent and nearby development. 
 
5. The project design provides for safe and efficient provision of public services. 
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RESPONSES: 
 

1. City Multifamily design guidelines compliance: 
 
The project is compatible and compliant with adjacent neighborhoods in form, 
function, finishes, and proportion.  As can be seen by the elevations and other 
plans, the development is substantially consistent with the Batavia’s design 
guidelines.  The proposed development will provide abundant open and common 
space within and around the building.  There will be picnic areas with barbecue 
grills and picnic tables, open balconies and/or patios, community and recreation 
rooms, an exercise room with exercise equipment, onsite manager with office, wifi, 
media room, computer and business room, bicycle parking and abundant storage 
on the site.  These complimentary amenities will enhance the fully functional 
residential community development.   
 
The elegant, high end quality and durable finishes throughout the project will 
provide a rich, and tasteful ambiance that will be attractive and functional.  The 
building will be “secure” with access control for the tenant’s safety, and security 
camera monitoring all entrances, and common circulation areas.  The site and all 
common / circulation areas within the building will be well lighted to provide 
tenants and visitors a safe environment.   
 
The site will be attractively landscaped in compliance with the city zoning 
standards, and the parking will be arranged to allow good access onto the site and 
into the building with particular attention to the ease of access from the parking 
areas to the building for the elderly. 
 
The tenants and visitors will be able to access all building and site amenities via 
corridors and/or sidewalks that comply with all standards for access, the Illinois 
accessibility code, and the Americans with Disabilities Act. 
 
The building has been designed to complement and fit the site.  The façade 
incorporates numerous materials, elevations and roof lines, as well as surfaces in 
order to break up the façade through avoiding a “box” look.  Each apartment will 
have a balcony or patio giving all tenants their own “outdoor” space, as well as 
providing an element that brakes up the building façade.   
   

2. The proposed development is consistent with all these elements.  It meets the land 
use goals element as outlined in a separate section of this narrative.  The 
environmental element goals are satisfied by (i) the use of native plants and 
landscape materials as part of the landscape plan; (ii) minimizing erosion and 
stormwater pollution by the use of best management practices as part of the 
project’s stormwater management; (iii) constructing a new, energy efficient 
building.  The Urban Design guidelines are met by, including, but not limited to 
(i) substantially meeting the City’s multi-family design guidelines; (ii) providing 
high quality building materials that are appropriate in size and scale and extensive 
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landscaping around the perimeter and the building to provide screening, softening 
and buffering; (iii) providing outdoor spaces for the residents of this development; 
(iv) use of lighting to minimize glare and light pollution and using lighting to 
accent various features of the development; providing attractive signage that is in 
scale for the surrounding area.   
 

3. The project is consistent with all applicable provisions of the Zoning Code, except 
as modified or varied.   

 
4. The project is compatible with adjacent and nearby development.  Senior housing 

will be a less intense use than many of the potential general commercial uses.  The 
trend of development in this area is for a similar type of use being proposed to the 
north, commercial to the east and medical office to the west.  To the south is a 
residential subdivision.  The closest home, however, is approximately160 feet from 
the proposed building and separated by berming, landscaping, and a six-foot-high 
closed board on board fence.     

 
5. It does.  The development has been reviewed by all departments of the City and 

modifications made pursuant to their comments and suggestions.   
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CITY OF BATAVIA, ILLINOIS 
ORDINANCE 16-60 

AMENDING THE OFFICIAL ZONING MAP FOR A 
 PLANNED DEVELOPMENT OVERLAY – WINDMILL MANOR APARTMENTS 

(2400 HAWKS DRIVE) 

ADOPTED BY THE 
MAYOR AND CITY COUNCIL 

THIS 17TH DAY OF OCTOBER, 2016 

 

 

 
 
 
Published in pamphlet form Prepared by: 
by authority of the Mayor  
and City Council of the City of Batavia, City of Batavia 
Kane & DuPage Counties, Illinois, 100 N. Island Ave. 
This 18th day of October, 2016 Batavia, IL 60510 
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CITY OF BATAVIA, ILLINOIS 
ORDINANCE 16-60 

AMENDING THE OFFICIAL ZONING MAP FOR A 
 PLANNED DEVELOPMENT OVERLAY – WINDMILL MANOR APARTMENTS 

(2400 HAWKS DRIVE) 

WHEREAS, JNB Batavia, LP, has filed an application for Planned Development 
Overlay/Zoning Map Amendment of the property located at 2400 Hawks Drive, and legally 
described as: 

THAT PART OF THE NORTHEAST QUARTER OF SECTION 17, TOWNSHIP 39 
NORTH, RANGE 8 EAST OF THE THIRD PRINCIPAL MERIDIAN DESCRIBED 
AS FOLLOWS: COMMENCING AT THE SOUTHWEST CORNER OF SAID 
NORTHEAST QUARTER; THENCE N0'02"W ALONG THE WEST LINE OF SAID 
NORTHEAST QUARTER, 250.00 FEET FOR THE POINT OF BEGINNING; 
THENCE N88°15'20"E, 150.00 FEET; THENCE N0°00'02"W, 200.00 FEET; 
THENCE N88°15' 20"E, 499.02 FEET TO THE SOUTHWEST CORNER FABYAN 
RANDALL SUBDIVISION AS PLATTED BY DOCUMENT 2003K037410; 
THENCE N1°44'40"W ALONG THE WEST LINE OF SAID SUBDIVISION, 25.29 
FEET TO THE SOUTH LINE OF SOUTH DRIVE AS DEDICATED BY 
DOCUMENT 2003K080053; THENCE NORTHWESTERLY ALONG THE SOUTH 
LINE OF SAID SOUTH DRIVE, BEING A CIRCULAR CURVE HAVING A 
RADIUS OF 333.00 FEET CONCAVE TO THE NORTHEAST, THE CHORD OF 
WHICH BEARS N57°31'03"W, 125.21 FEET; THENCE N46°44'44"W ALONG 
SAID SOUTH LINE, 209.29 FEET; THENCE NORTHWESTERLY ALONG SAID 
SOUTH LINE, BEING A CIRCULAR CURVE HAVING A RADIUS OF 467.00 
FEET CONCAVE TO THE SOUTHWEST, THE CHORD OF WHICH BEARS 
N69°14'25"W, 366.70 FEET; THENCE S88°15'54"W, 56.40 FEET TO THE WEST 
LINE OF SAID NORTHEAST QUARTER; THENCE S000'02"E ALONG SAID 
WEST LINE, 580.41 FEET TO THE POINT OF BEGINNING IN THE CITY OF 
BATAVIA, KANE COUNTY, ILLINOIS.  

has been filed with the City Clerk of the City of Batavia, Kane County, Illinois, requesting an 
amendment to the Official Zoning Map for a Planned Development Overlay pursuant to the 
terms of Ordinance 11-06, with final plan approval through Design Review; and 

WHEREAS, the applicant has also sought and received Design Review approval from the 
Batavia Plan Commission concurrent with this Planned Development Overlay/Zoning Map 
Amendment; and 

WHEREAS, the applicant is also seeking concurrent approval of a Final Plat of Subdivision for 
Windmill Manor and the Commission recommended approval thereof; and  
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WHEREAS, all public notification regarding the intention of the City to amend the Official 
Zoning Map and for said Planned Development Overlay and Design Review approval was 
executed as required by City Code; and 

WHEREAS, a public hearing was held pursuant to the Batavia City Code by the Batavia Plan 
Commission on September 21, 2016; and  

WHEREAS, the Plan Commission has reviewed the application and recommends approval of 
such Zoning Map Amendment for a Planned Development Overlay to the City Council to 
include the following modifications to the Zoning Code and conditions: 

1. Modification to Zoning Code Table 4.204: Off-Street Parking Requirements to reduce the 
required number of parking spaces from 137 to 115; 

2. Modifications to Zoning Code Table 2.204: Site Development Regulations – Multi-Family 
Residential Districts to: 
a. Omit the required 25% of parking to be in an enclosed building 
b. Eliminate the required 10 foot step-back at the 3rd floor 
c. Increase the maximum net land area per unit from the allowed 2,333 square feet to 

approximately 2,418 square feet 
d. Increase the maximum building height from the allowed 45 feet to 47 feet; 

3. Allowing minor revisions to site conditions as a result of staff approval of final engineering; 
4. The Planned Development ordinance including language requiring the building owner to remove 

and replace the south patio if access to the sewer in the adjacent easement is needed; 
5. Adding a sidewalk connection from the building entrance area through the center parking lot 

landscaped area to the public sidewalk; 
6. Staff approval of a revised main building entrance area to increase the height of the enclosure and 

size of the windows in the area of the entrance enclosure; and 
 
WHEREAS, on October 4, 2016, the Committee of the Whole reviewed the application and 
concurred with the Plan Commission recommendation for approval to the City Council; and 

WHEREAS, the City Council of the City has received the recommendation of both the Plan 
Commission and Committee of the Whole and has considered same; and  

WHEREAS, it is in the best interest of the City of Batavia that the Property, as described above, 
be zoned as requested by the applicant and owner of record; 

NOW THEREFORE, BE IT ORDAINED, by the City Council of the City of Batavia, Kane 
and DuPage Counties, Illinois: 

SECTION 1: That the application submitted by JNB Batavia, LP for the approval of a Zoning 
Map Amendment for a Planned Development Overlay for Windmill Manor Apartments is 
approved, with modifications to the Zoning Code and conditions listed below, and in substantial 
conformance with the Exhibits attached hereto.   

1. Modification to Zoning Code Table 4.204: Off-Street Parking Requirements to reduce the 
required number of parking spaces from 137 to 115; 
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2. Modifications to Zoning Code Table 2.204: Site Development Regulations – Multi-Family 
Residential Districts to: 
a. Omit the required 25% of parking to be in an enclosed building 
b. Eliminate the required 10 foot step-back at the 3rd floor 
c. Increase the maximum net land area per unit from the allowed 2,333 square feet to 

approximately 2,418 square feet 
d. Increase the maximum building height from the allowed 45 feet to 47 feet 
e. Other modifications as necessary to implement the Site Plan, as approved herein; 

3. Allowing minor revisions to site conditions as a result of staff approval of final engineering; 
4. The Planned Development ordinance including language requiring the building owner to remove 

and replace the south patio if access to the sewer in the adjacent easement is needed; 
5. Adding a sidewalk connection from the building entrance area through the center parking lot 

landscaped area to the public sidewalk; 
6. Staff approval of a revised main building entrance area to increase the height of the enclosure and 

size of the windows in the area of the entrance enclosure; and 
 

Exhibit Plan Dated Prepared by 

A Site Plan August 25, 2016 CRK & Assoc., Civil 
Engineers, P.C.  

B Grading Plan “ “ 

C Utility Plan “ “ 

D Landscape Plan “ McCallum Associates 

E Sign Plan  August 16, 2016 Stock Design-
Architecture 

F Exterior Building 
Elevations and Perspectives May 15, 2016 “ 

G Photometric Plan August 25, 2016 Richard  L.J. Kluzak 

H Decorative Wall Light - 1 Stop Lighting 

 

SECTION 2: That this Ordinance 16-60 shall be in full force and effect upon its presentation, 
passage and publication according to the law. 

PRESENTED to and PASSED by the City Council of the City of Batavia, Illinois, this 17th day 
of October, 2016.  

APPROVED by me as Mayor of said City of Batavia, Illinois, this 17th day of October, 2016. 
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  _______________________________ 

 Jeffery D. Schielke, Mayor 

 

 
Ward Aldermen Ayes Nays Absent Abstain Aldermen Ayes Nays Absent Abstain 
1 O’Brien     Vacant     
2 Callahan     Wolff     
3 Hohmann     Chanzit     
4 Mueller     Stark     
5 Botterman     Atac     
6 Cerone     Russotto     
7 McFadden     Brown     
Mayor Schielke     
VOTE: Ayes Nays Absent Abstention(s)  
Total holding office: Mayor and 14 aldermen 

 
 
ATTEST: 
 
______________________________ 

 Chris Simpkins, Deputy City Clerk 
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HEAVY DUTY BIT. PAVEMENT

P.C.C. PAVEMENT

SITE  ANALYSIS

SITE

Parcel Area
4.59 Acres
195,796 sf

PARKING

Proposed Use Convenience Store/Gas Station (Service Station) & Carwash (Automotive Laundry)
Existing Zoning R5
Required Zoning R-5 PUD

Floor Area Ratio Reqd 0.15

Building Area 29,495 sf Service Station
81 Units

SETBACKS

Front Yard Side Yard Side Yard
 (Hawks)   (West)   (South)

Building Setback      40'      30'      30'
  Provided     52.4'      40'      40'

Green Space Setback      20'      20'      20'
  Provided      20'      20'      31'

Quantity Reqd 92 = 1.5 * 61 1.5 Spaces per 1-bedroom
45 = 2.25 * 20 2.25 Spaces per 2+ bedrooms 
137 Required

Provided 115 = 110 Standard + 5 ADA 1.42 Spaces per unit

Stall Size Required 9' x 19' (Standard)
Provided 9' x 19' (Standard), 16' x 16' (ADA)

Driveway Width Minimum 14'-18' (single lane service drive/fire lane); 25' (w/ 90° parking)
Provided 18' (single lane service drive/fire lane); 25' (w/ 90° parking)

Area Per Unit 2,418 sf / unit

DETAIL - TYP. DECORATIVE FENCE ELEVATION
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LUMINAIRE SCHEDULE

Symbol Qty Label Arranged TLL LLF Description BUG Rating

6 A-1 SINGLE N.A. 0.90 New Fixt 142W LED T5W 14'-6" Mtg Ht

(4100K/2x8=16 LED's/13811 Lumens/1400mA)

Techlight Scimitar LSMT~2N8T5WE

B4-U0-G2

1 A-2 BACK-BACK N.A. 0.90 New Fixt 142W LED T5W 14'-6" Mtg Ht

(4100K/2x8=16 LED's/13811 Lumens/1400mA)

Techlight Scimitar LSMT~2N8T5WE

B4-U0-G2

5 B-1 SINGLE N.A. 0.90 New Fixt 142W LED T3 w/ Light Shield 14'-6" Mtg Ht

(4100K/2x8=16 LED's/9065 Lumens/1400mA)

Techlight Scimitar LSMT~2N8T3E-S213

B1-U0-G2

CALCULATION TYPE

UNIT OF MEASUREMENT  

CALCULATION SUMMARY

ILLUMINANCE

FOOTCANDLES (Fc)

Label Avg Max Min Avg/Min Max/Min # Pts

All Calculation Points

Parking Area

0.50 5.7 0.0 N.A. N.A. 2745

2.09 5.7 0.5 4.18 11.40 401
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1111 HIGHWAY 25 NORTH
SUITE 201

BUFFALO  MN  55313

PH:763.684.1548
FAX:763.682.9048
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RICHARD L.J. KLUZAK
PROFESSIONAL ENGINEER

1111 HIGHWAY 25 NORTH
SUITE 201

BUFFALO  MN  55313

PH:763.682.7128
FAX:763.682.9048

BASED ON THE INFORMATION PROVIDED, ALL DIMENSIONS AND LUMINAIRE LOCATIONS

SHOWN REPRESENT RECOMMENDED POSITIONS. THE ENGINEER AND/OR ARCHITECT

MUST DETERMINE APPLICABILITY OF THE LAYOUT TO EXISTING OR FUTURE FIELD

CONDITIONS.

THE LIGHTING PATTERN REPRESENTS ILLUMINATION LEVELS CALCULATED FROM

LABORATORY DATA TAKEN UNDER THE CONTROLLED CONDITIONS UTILIZING

CURRENT INDUSTRY STANDARD LAMP RATINGS IN ACCORDANCE WITH ILLUMINATING

ENGINEERING SOCIETY APPROVED METHODS. ACTUAL PERFORMANCE OF ANY

MANUFACTURER'S LUMINAIRE MAY VARY DUE TO VARIATION IN ELECTRICAL VOLTAGE,

TOLERANCE IN LAMPS, AND OTHER VARIABLE FIELD CONDITIONS.

FOR ADDITIONAL LIGHTING INFORMATION CONTACT:

PH: 763.684.1548

0' 50' 100'
3

LED PHOTOMETRIC PLAN
SCALE: 1" = 50'-0"

WINDMILL MANOR

BATAVIA . ILLINOIS

KE7160711

07.12.2016

24 NORTH BENNETT STREET
GENEVA. IL. 60134

PH:630.845.1270

KNOCHE &
ASSOCIATES PC

LIGHT POLE

1/2" PVC CONDUIT

GROUND WIRE IN

NO. 6 BARE COPPER

PARKING LOT.

ON CONDUITS

BASE PLaTE COVER

PROVIDE BUSHINGS

M
I
N

.

3
'
-
0
"

CONNECTION

COPPER CLAD

24"

3" CLEAR

3" CLEAR

Z

DIA.

GROUND ROD

MIN.

CADWELD OR 

DOUBLE LUG

GRADE LEVEL

CONCRETE SHALL BE 4,000 PSI @ 28 DAYS WITH 6% AIR ENTRAINMENT

CONDUITS (PVC) SCH 40 WITH

LONG SWEEP ELBOWS

DIMENSION SCHEDULE

**X=TBD

Y=2'-0"

Z=2'-0"

FOR CONCRETE BASE.(REMOVE SONOTUBE

AFTER CONCRETE SETS, RUBFINIsH, NO PAINT)

OPPOSITE HANDHOLE

GROUND LUG INsIDE POLE

NO. 10 GROUND WIRE TO LIGHT FIXTURE

1" FORMED CHAMFER

ANCHOR BOLTS (4 REQ'D)

WITH TWO NUTS EACH.

INSTALL SQUARE WITH

SEAMLESS SONOTUBE TYPE FORM

**THIS POLE FOOTING DETAIL IS TYPICAL, FOR INFORMATIONAL PURPOSES ONLY;

ACTUAL FOOTING SHOULD BE DESIGNED FOR THE SPECIFIC APPLICATION AND LOCATION

WITH CONSIDERATION TO ACTUAL REQUIRED SEISMIC, SOIL, WIND LOAD CONDITIONS, ETC.

CONCRETE POLE

LIGHT FIXTURE

FINISHED GRADE

14.5'

13'

1.5'

STRAIGHT SQUARE

BASE

STEEL POLE 

PAINTED FINISH

1

POLE DETAIL
SCALE: NTS 2

LIGHT POLE BASE DETAIL TYP.
SCALE: NTS

08.25.2016 BLS CORRECTED POLE
HEIGHT1
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CITY OF BATAVIA, ILLINOIS 
RESOLUTION 16-81-R 

APPROVING THE FINAL PLAT OF SUBDIVISION FOR WINDMILL MANOR 
(2400 HAWKS DRIVE) 

ADOPTED BY THE 
MAYOR AND CITY COUNCIL 

THIS 17TH DAY OF OCTOBER, 2016 

 

 

 
 
 
Published in pamphlet form Prepared by: 
by authority of the Mayor  
and City Council of the City of Batavia, City of Batavia 
Kane & DuPage Counties, Illinois, 100 N. Island Ave. 
This 18th day of October, 2016 Batavia, IL 60510 
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CITY OF BATAVIA, ILLINOIS 
RESOLUTION 16-81-R 

APPROVING THE FINAL PLAT OF SUBDIVISION FOR WINDMILL MANOR 
(2400 HAWKS DRIVE)  

WHEREAS, a preliminary plat of subdivision for Windmill Cove had been submitted along 
with applications to annex and zone the property located at 2400 Hawks Drive; and 

WHEREAS, subsequent to a favorable recommendation from the Batavia Plan Commission, on 
April 4, 2011, the City Council approved a preliminary plat of subdivision for this property as 
part of annexing and zoning the subject property; and  

WHEREAS, JNB Batavia, LP has submitted an application for a final plat of subdivision for the 
subject property; and 

WHEREAS, on September 21, 2016 the Plan Commission reviewed the final plat of subdivision 
and found that it to be in substantial conformance with said preliminary plat of subdivision; and 

WHEREAS, following finding said substantial conformance, the Plan Commission 
recommended approval of the final plat to include; 

1. A variance to Subdivision Regulations Section 11-6-3 to waive payment of the Capital 
Improvement Development Fee;  

2. A variance to Subdivision Regulations Section 11-5-2-G to allow a slope of 3:1 in place of 
the maximum 4:1 slope along the south and west sides of the property, subject to staff 
approval of final engineering; 

3. Correcting signature and utility certificates before City officials sign the plat; and 
 
WHEREAS, the City Council reviewed the final plat and found said final plat of subdivision to 
be in substantial conformance with said approved preliminary plat of subdivision, with the Plan 
Commission’s recommended relief to the Subdivision Regulations[DMR1]; 

NOW THEREFORE, BE IT RESOLVED, by the City Council of the City of Batavia, Kane 
and DuPage Counties, Illinois: 

SECTION 1: That the final plat of subdivision for Windmill Manor, as depicted in Exhibit “A” 
attached hereto, is approved, to include: 

1. A variance to Subdivision Regulations Section 11-6-3 to waive payment of the Capital 
Improvement Development Fee.  

2. A variance to Subdivision Regulations Section 11-5-2-G to allow a slope of 3:1 in place of 
the maximum 4:1 slope along the south and west sides of the property, subject to staff 
approval of final engineering. 

3. Correcting signature and utility certificates before City officials sign the plat. 



CITY OF BATAVIA, ILLINOIS RESOLUTION 16-81-R 

3 of 3 pages, excluding Exhibit A 

 

Exhibit Plan Dated Prepared by 

A Final Plat of Subdivision 
for Windmill Manor August 14, 2016 CRK & Associates, Civil 

Engineers, P.C. Inc.  
 

SECTION 2: That this Resolution 16-81-R shall be in full force and effect upon its 
presentation, passage, and publication according to the law. 

PRESENTED to and PASSED by the City Council of the City of Batavia, Illinois, this 17rd day 
of October, 2016.  

APPROVED by me as Mayor of said City of Batavia, Illinois, this 17th day of October, 2016. 
 

 

  _______________________________ 

 Jeffery D. Schielke, Mayor 

 
Ward Aldermen Ayes Nays Absent Abstain Aldermen Ayes Nays Absent Abstain 
1 O’Brien     Vacant     
2 Callahan     Wolff     
3 Hohmann     Chanzit     
4 Mueller     Stark     
5 Botterman     Atac     
6 Cerone     Russotto     
7 McFadden     Brown     
Mayor Schielke     
VOTE: Ayes Nays Absent Abstention(s)  
Total holding office: Mayor and 14 aldermen 

 
 
ATTEST: 
 
______________________________ 

 Chris Simpkins, Deputy City Clerk 
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