CITY OF BATAVIA
100 N. Island Ave., Batavia, IL 60510
(630) 454-2000
www.cityofbatavia.net
PLAN COMMISSION
AGENDA
Wednesday, March 1, 2017
7:00 PM
City Council Chambers - First Floor

1. Call To Order
2. Roll Call
3. Items Removed/Added/Changed
4. Minutes
February 15, 2017 Plan Commission

Documents:
PLAN COMMISSION MINS 02-15-2017.PDF
5. Little Minds Day Care
917-929 East Wilson Street
l

l

PUBLIC HEARING: Amendment to the Zoning Map for a Planned Development
Overlay for an Existing Planned Development
Design Review
Wilson Street Plaza LLC, Applicant

Documents:
PC-LMDC-PDDR.PDF
6. Other Business
7. Adjournment
Plan Commission
Tom Gosselin
Sara Harms
Joan Joseph
Tom LaLonde, Chair
Sue Peterson
Gene Schneider, Vice-Chair

CITY OF BATAVIA
PLAN COMMISSION
MEETING MINUTES
FEBRUARY 15, 2017

The meeting was called to order at 7:00 p.m.
2. ROLL CALL 5 of 6 Members Present
Members Present:

Tom LaLonde, Chair; Gene Schneider, Vice-Chair; Commissioners Tom
Gosselin, Sara Harms, and Joan Joseph

Members Absent:

Sue Peterson

Others Present:

Jeff Schielke, Mayor; Laura Newman, City Administrator; Jeff Albertson,
Building Commissioner; Joel Strassman, Planning & Zoning Officer; Drew
Rackow, Planner; and Cheryl Shimp, Recording Secretary

3. ITEMS/REMOVED/ADDED/CHANGED
None.

4. APPROVAL OF MINUTES
Motion:
Maker:
Second:
Voice Vote:

To approve the minutes of the January 25, 2017 as presented.
Schneider
Joseph
5 Ayes, 0 Nays, 1 Absent. All in favor. Motion carried.

5. DESIGN REVIEW: New Industrial Building, 1100 North Raddant Road/901 Douglas
Road, Principle Construction Corporation, Applicant
Rackow reported the application is for a 102,000-sq. ft. building by Principle Construction on
behalf of the property owners. This is a spec industrial building with no specific tenants
identified at this time. The plans identify the space as warehousing along with office space. The
building can be used for a variety of industrial uses.
The building is of pre-cast construction with glass and some architectural articulation to include
metal louvers over the two potential offices spaces. The docks are located at the rear of the
building with parking along each side and the ability to land-bank additional parking on the east
side of the building. The plans indicate on-site detention and a Staff condition of a right-of-way
dedication along Douglas Road. Staff further recommends a requirement for this dedication plat
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to be received and reviewed by staff prior to building permit issuance, with Council approval and
recordation before occupancy.
The proposed landscaping meets Zoning Code requirements. Staff recommends additional
screening for the transformer along Raddant Road as well as the installation of three (3) trees
along the north parking lot.
The applicant is proposing LED fixtures. The table diagrams all indicate the fixtures comply
with Zoning Code. Staff recommends no free-standing fixture shall exceed 20 ft. in height from
grade and bases shall not exceed 18 inches. The applicant is providing 3 access points; 2 access
points on Raddant Road and one on Douglas Road. Sidewalks are provided on both street
frontages; however, the plans omit a connection to the entries. Zoning Code requires connection
to a defined entrance. Staff recommends including the connection from the public sidewalks to
each of the entrances on the building plans. Staff will review bicycle rack designs to make sure
the appropriate number of spaces are available.
Staff recommends Findings for Approval in the Affirmative and approval of the Design Review
subject to the aforementioned conditions. The applicant will need to complete a tax parcel
consolidation application with Kane County. Discussion was held on the height of the light
fixtures, luminary schedule, parking, Staff approving colors, etc.
Darrin Dehmlow, Principle Construction Corporation; and Mike Androwich, MidWest
Industrials Funds (property owner) addressed the Commission. Dehmlow reported that the color
selections have not been made for the building. This building is designed as a 2-tenant building
with entrances located on the north side and south side of the building. The electrical service is
located in the center of the building. The louvers are actually more of a decorative design to the
pre-cast panel with ¾ of an inch recessed into the concrete panel. These panels could be painted
to give the building some type of style. Darkened glass will be used to camouflage ceiling height
and utilities. Metal sunshades (with blades) over the office areas are to minimize the amount of
sun through the glass. Discussion continued on building design. Applicants are in agreement
with the requested conditions.
Motion:
Maker:
Second:
Roll Call:

To approve the Findings for Approval in the Affirmative for the project.
Joseph
Harms
Gosselin – Aye, Harms – Aye, Joseph – Aye, LaLonde – Aye, Schneider – Aye. 5
Ayes, 0 Nays, 1 Absent. Motion carried.

Motion:

To approve the Design Review subject to the following conditions:
A. Submission of and Staff review of plat of dedication for Douglas Road prior
to issuance of a building permit, with City Council approval and recordation
before occupancy;
B. Applicant consolidating existing lots via tax parcel consolidations, prior to
issuance of a building permit;
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C. Revision of Landscape Plans to:
1. Add screening for the proposed transformer location, subject to Staff
review;
2. Add 3 trees along the north side of the south parking lot, in island
locations, subject to Staff review;
D. Revision of Lighting Plan details to state light fixtures shall not be installed
taller than 20 feet from grade, and concrete bases shall not exceed a height of
18 inches;
E. Revision of Site and Engineering Plans to depict accessible sidewalk
connections to the individual units, subject to Staff review; and
F. Final Approval of Engineering Plans by City Staff.
Joseph
Harms
Gosselin – Aye, Harms – Aye, Joseph – Aye, LaLonde – Aye, Schneider – Aye. 5
Ayes, 0 Nays, 1 Absent. Motion carried.

OTHER BUSINESS

LaLonde requested a briefing on the COW Committees conclusions reference One Washington
Place. Strassman gave a brief review of the meeting. He noted that Shodeen presented 4
alternatives, which the Plan Commission has not seen. These alternatives did not remove units
but did alter roof lines, facades, corners, add coloring, etc. The Committee did reach a consensus
accepting of the number of the proposed units. Drawings of these alternatives were presented at
this time. All drawings presented are located on the One Washington Place site of the City’s web
page. The Committee further concluded that it would take a sizeable building, a number of units
and parking to make the project financially feasible. These alternatives will be before the Plan
Commission for design review on March 15, 2017. Discussion was held on future projects.

7.

ADJOURNMENT

There being no further business, motion to adjourn by Commissioner Harms. Second by
Commissioner Gosselin. Voice Vote. All in favor. The meeting was adjourned at 7:38 p.m.
The next meeting is scheduled for Wednesday, March 1, 2017 beginning at 7:00 p.m.

Respectfully submitted by Cheryl A. Shimp, Recording Secretary

CITY OF BATAVIA
DATE:

February 24, 2017

TO:

Plan Commission

FROM:

Drew Rackow AICP, Planner

SUBJECT: Little Minds Day Care, 917-929 East Wilson Street
 PUBLIC HEARING: Amendment to the Zoning Map for a Planned Development Overlay for
an Existing Planned Development
 Design Review
Wilson Street Plaza LLC, Applicant

Background and Information Submitted by the Applicant
A Public Hearing is scheduled for the March 1st Plan Commission meeting to review a request to amend an
existing Planned Development with a Design Review for the Wilson Street Plaza at 901-929 East Wilson
Street. The property owner and applicant requests modification to the existing site plan to replace six
parking spaces with an outdoor play area. The outdoor play area would be used by Little Minds Learning
Center, a child day care center. Day care centers are a permitted use in for this NC, Neighborhood
Commercial District zoned property. The site is subject to a Planned Development that was granted in
2008. The building was completed in 2010. Current building tenants are ABC Bank and Chicago Pizza.
The day care would occupy 5,764 square feet. The property is designated on both the Comprehensive Plan
Land Use and Zoning Maps as NC, Neighborhood Commercial District.
The applicant has provided plans depicting the outdoor play area bounded by a five foot solid vinyl fence.
Behind the fence, the applicant proposes concrete bollards to provide additional vehicle protection beyond
the 6 inch curb. A tree and turf grass area would be located in the play area. The play area would be
defined by pea gravel enclosed by landscape timbers. One lease space of 1,416 square feet would remain
available after occupancy by the proposed day care center.
Staff Analysis
Staff notes that a day care is a permitted use in the NC Zoning District. The Public Hearing review is
focused on the proposed site modifications. The proposed fence would provide sufficient privacy in
the play area, complying with fence and setback requirements. Proposed bollards (located inside the
fence and not visible from the street) and curbing would provide protection from accidental vehicle
incursion. A shade tree is proposed in the play area, per state requirements. Staff recommends a
condition to review the proposed installation location to assure no conflict exists with an existing water
service line. Relocating the tree if necessary can be approved by staff. No new site lighting is
depicted in plans.
The removal of six spaces also reduces the number of handicap spaces required on site, allowing the
removal of one handicap space without replacement. Staff has discussed on-site parking with the
applicant, and indicated the limitations the reduction in parking would impose on the site.

Under the Zoning Code, the following uses and parking demands would apply:
Tenant

Use Type

ABC Bank

Bank or Other
Financial Institution
Eating & Drinking
Establishment:
Limited Service
Day Care Centers
TBD

Chicago
Pizza
Little Minds
Vacant

Lease Area
(Sq. Ft.)
2,982

Parking Ratio
1 per 300 Sq Ft

Required
Spaces
10

1,416

1 per 100

14

5,764
1,416

1 per 300 Sq Ft
TBD

19
7 spaces
available

With 7 parking spaces available, the vacant lease space may be used for general retail, offices or
medical office, but not a restaurant. Staff recommends that a limitation be imposed requiring a parking
audit with any proposed future change of tenancy in the building. Additionally should day care use
vacate the proposed lease space, these spaces should be restored.
The proposed modification would remove some existing landscaping along the east elevation. The
Zoning Code does not require landscape at this location with the removal of parking spaces. At staff’s
request, the applicant has indicated additional landscape along the west property line to provide
screening from existing gas utility equipment.
The applicant has requested flexibility under the planned development to allow illuminated or nonilluminated signs at all lease locations for future users. The original approval specified nonilluminated signs under gooseneck lights. The Commission may consider this request as part of the
planned development amendment. Little Minds proposes a non-illuminated sign board located under
the goose neck lighting. The proposed size would conform to Zoning Code requirements. The sign is
subject to Design Review. Staff believes visual interest could be created with additional depth by
raising the sign characters from the surface (ex. a ‘sandblasted’ or ‘routed’ sign or raised letters on the
panel). This would be consistent with the dimensional presentation of Chicago Pizza or ABC Bank.
Design Review Findings: Plan Commission action on Design Review is final. In considering approval
of Design Review, the Commission must arrive at findings for approval as specified in the Zoning Code.
Staff believes that the findings can be found in the affirmative. Staff provides the following responses for
the Commission’s consideration.
A. The project is consistent with applicable design guidelines: The proposed improvements would
be consistent with Design Guidelines for Commercial projects.
B. The project conforms to the Comprehensive Plan, and specifically to the Land Use, Urban
Design, and Environment Elements:
Land Use Policies of allowing multi-tenant properties to contain a healthy mix of uses would be
advanced by this development. The project would provide additional landscape consistent with Urban
Design element recommendations for screening. Fencing would provide screening from parking, street
frontage and other uses.
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C. The project is consistent with all applicable provisions of the Zoning Code: The proposed day
care use is consistent with the Zoning District and its allowances. The proposed site changes are
consistent with the Zoning Code.
D. The project is compatible with adjacent and nearby development: The proposed site
modifications are compatible with adjacent and nearby development, by placing the outdoor play area
in a location away from adjoining residential uses, and screened by a fence.
E. The project design provides for safe and efficient provision of public services: The proposed
modifications will not inhibit the safe and efficient provision of services to this location.
Staff Recommendations
Staff recommends the Plan Commission open and conduct the public hearing for the Planned Development
concurrent with its consideration of the Design Review. After closing the hearing, the Commission may
take the following actions.
Planned Development. Staff recommends the Commission recommend approval of the amendments to
the Planned Development to include the following conditions:
1. Future changes in the building’s tenancy shall be subject to a parking audit assuring that all required
parking for the tenant mix shall be provided on site.
2. The outdoor play area shall be restored to parking within 6 months upon a change to non-day care
tenancy.
3. Staff review of the final planting locations within the play area and proposed planting sizing to
meet Zoning Code size requirements.
4. Revising the wall sign to provide additional depth.
5. Amendment to the sign provisions to allow either interior illumination or goose neck lighting for
wall signs.
Design Review. Staff recommends the Commission review and take action on the Findings for Approval
as noted in the staff memo. Staff recommends the Plan Commission approve Design Review, subject to
City Council approval of the Planned Development, subject to the same conditions of Planned
Development approval.

Attachment: Application Package
c

Tim Binning, Applicant
Ray Mertens, Applicant
Mayor and City Council
Department Heads
Media
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Installation Tips:
NOTE: These instructions are for fence installations using bracket model numbers 116058 and 116102 only.
Be certain these are the correct instructions for your project prior to installation.

Planning
• Prior to construction, check with your local regulatory agency for special code
requirements in your area.
• Contact your utility supplier to locate and mark underground lines.
• Sketch out the layout of your fence and calculate the number of panels, gates, posts,
brackets and caps needed for your project.
• Prior to beginning construction, you may want to consider all the tools you will need to
complete your project: Post Hole Digger, Drill, Screwdriver, Level, Chop Saw, Measuring
Figure 1
Tape, String Line, Concrete, Gravel, Clear PVC Cement, Shims, and a Pencil.
• Careful planning and measuring of your fence project is essential, as moving posts after the concrete sets is extremely difficult. Most yards are
relatively level and will allow for a fairly simple installation. If your yard is steeply pitched or is very uneven, be sure to allow for the required
mounting height of the adjacent panel when setting your posts. You may need to “stair step” the panels in extreme cases. See Figure 1.
Step Method.eps

Digging Post Holes
• Dig post holes 10” to 12” in diameter and 24” deep
(depending on local ordinance or expected frost depth
in winter).
• Check measurement of fence. Actual size of the panel
varies by description and model number. See Figure 2
for specific panel dimensions. Use a string line to 		
insure all post holes are in line and verify spacing
between holes. Double check all measurements!

Description

Center to
Center of Post

Inside Post to
Post Dimension

Highest Point of Panel
to Top of Post

6’ x 6’ Panels

71”

67”

1-1/2”

3’ x 8’ or 4’ x 8’ Panels

96”

92”

0” - Even with Post

6’ Gates

46-3/4”

42-3/4”

1-1/2”

3’ or 4’ Gates

46-3/4”

42-3/4”

0” - Even with Post
Figure 2

Installing Brackets to Posts
• Prepare the fence panels by sliding the mounting brackets onto the rails with the open space to the top. Slide the bracket fully onto 		
the rail. While holding the bracket in place, install one attaching screw into one of the slotted holes. Place the screw at the end of the slot 		
closest to the mounting face of the bracket, as shown in Figure 3. This will temporarily hold the bracket to the panel when you place the complete
panel between the posts. Do this for all brackets on each fence panel prior to installation. Later, you will be able to slide the bracket outward
to get a perfect fit if your post opening is slightly wider than the suggested dimension.

Setting and Installing Posts and Panels
• Starting with a corner, mix concrete in the first hole per the instructions on the bag. Mix
thoroughly and install the post into the hole and tap the post to the proper depth. Measure to be
sure you can install the finished panel to the post with approximately a 2” gap from the ground to
the bottom of the panel. You may also need to leave a space from the highest point of the panel to
the top of the post. See Figure 2. The spacing allows the cap to be installed to the top of the post
without interference with the top rail. On all 3x8 and 4x8 panels, the location of the post caps in
Figure 3
relation to the top of the panel is based on preference.
• Install the next post as described above, paying careful attention to the spacing between posts.
It is important to determine the height requirement for mounting the next panel, as you may need to leave more post above the ground to
accommodate its mounting height (true if you are installing the fence on an uneven landscape). Slide the panel with the brackets installed between
posts and position the panel to the desired height. Use wooden blocks or shims to obtain the proper spacing from the ground. Using the supplied
screws (four per bracket); attach the panel bracket to the posts. Be sure to center the fence brackets on the post.
• Use a level to ensure the fence is plumb and the posts are square with the ground. Brace the panel and post to hold the position as the concrete
sets (at least overnight). Continue setting posts and installing panels to complete the project. Once posts are set, finish panel installation by using
the provided screws to secure the fence bracket to the panel.
• Install a post cap on each post using a clear PVC cement or an exterior adhesive.

The diagrams and instructions shown are for illustration purposes only and are not meant to replace a licensed professional. Any construction or use of the product must be in accordance with
all local zoning and/or building codes. The consumer assumes all risks and liability associated with the construction or use of this product. The consumer or contractor should take all necessary
steps to ensure the safety of everyone involved in the project, including, but not limited to, wearing the appropriate safety equipment. Except as contained in the written limited warranty, the Warrantor does not provide any other warranty, either express or implied, and shall not be liable for any damages, including consequential
damages.
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Where Life Long Learning Begins
www.littlemindslc.com

