
 CITY OF BATAVIA 
 
DATE: July 7, 2016 
TO: Committee of the Whole 
FROM: Chris Aiston, Economic Development Consultant 
SUBJECT: City of Batavia and 1 N. Washington, LLC Redevelopment Agreement (RDA) 
 Summary Project Description and Agreement Terms 
 Conceptual Development Plans 
 
Please find attached “One North Washington Place (Proposed New TIF Project), Proposed 
Redevelopment Agreement (RDA) between City of Batavia and 1 North Washington, LLC 
(Developer), Summary Project Description – July 7, 2016” and Conceptual Development Plans for 
One North Washington Place.  These plans will become an exhibit attached to the RDA. 
 
City Staff and the Developer are in the final rounds of coming to agreed language for the 
Redevelopment Agreement document and expect to have a final document before you at your July 19th 
Committee of the Whole Meeting.   
 
There will be a series of public meetings within the next several weeks concerning the project and staff 
felt that, although the final document is not ready for full consideration, it is necessary to make the 
attached available for the COW’s consideration at a time no later than when the general public will be 
first formally apprised of the proposed redevelopment during the City’s July 11th Historic Preservation 
Commission when the City presents an application for a demolition permit during the HPC’s scheduled 
meeting that evening.  According to HPC requirements, an applicant for a demolition permit must also 
present a concept plan as to what may be proposed to replace the building proposed for demolition.     
 
The staff anticipates that the project will be placed on the agenda in some form or fashion during the 
following meetings in the coming weeks: 
 
Historic Preservation Commission: July 11th 
Committee of the Whole:    July 12th 
Committee of the Whole:    July 19th 
Plan Commission:       July 20th 
Committee of the Whole:    July 26th (staff to seek recommendation for City Council action) 
City Council:      August 1st (consider resolution authorizing execution of RDA)  
 
 
Attachment   
One North Washington Place, Summary Project Description 
Once North Washington Place Conceptual Development Plans 
 
CC: Mayor Schielke   
    Department Heads 



One North Washington Place (Proposed New TIF Project) 
Proposed Redevelopment Agreement between City of Batavia and 1 North Washington, LLC (Developer) 

Summary Project Description – July 7, 2016 
 

A. Redevelopment Site  
The project site is “L-Shaped” and comprised of eight individual parcels, totaling approximately 2.25 acres, 
including public rights-of-way.  The vast majority of the subject site is owned by the City of Batavia (parking 
deck, vacant properties and the former First Baptist Church and Service Master properties).  There are also two 
separate, non-contiguous parcels under private ownership.  The City is currently negotiating for their purchase. 
 
The site is located within the City’s downtown historic district, with a portion of the site located in the City’s TIF 
1 and the remainder located within the City’s TIF 3 districts.  The City intends to detach the subject site from 
these two districts, and create a new TIF district for the subject site, as well as including the property at 206 E. 
Wilson (former gas station) and surrounding public rights-of-way.  By creating a new TIF district, the City will 
also be establishing a new 23-year term to received tax increment revenues.  Specifically, the One Washington 
Place project site is a block from and naturally sloped toward the Fox River, bounded by Washington St. on the 
east, State St. on the north and River and Wilson Sts on the west and south, respectively.   
 

B. Project  
As planned, the City is to acquire the two privately owned parcels, thereby owning all properties that make up the 
subject redevelopment site.  The City will then contract to demolish and remove all buildings and other structures, 
as well as remediate any recognized environmental concerns (if any) on the site to meet Tier One objectives for 
residential use.  The City will then sell the entire site, fee simple, to the Developer, 1 N. Washington, LLC., for 
$10.00. 
 
The Developer will then construct a multi-story, mixed use building. See Sect. C., below.  Once the project is 
completed, the Developer will subdivide the parcel (including a vertical subdivision), retaining the street-level 
commercial spaces along E. Wilson and River Streets and all residential components on floors three through six.  
The two-level parking garage property will be sold back to the City and retained and managed as a public asset 
via a condominium lot.  The City will issue a limited number of overnight parking permits on a first come, first 
served basis available to all persons residing within the downtown DMU Zoning District.  All other parking will 
be unrestricted for public use.   
 
The City will issue bonds, presumably a tax-exempt issuance (for the purely public facilities) and separate 
issuance (for the balance of the funding needed that will not qualify as tax exempt) subject to federal income tax.  
Current thinking is to these tax-exempt and taxable bonds on a fifty-fifty basis, acting conservatively so not to 
unnecessarily subject the issuance to non-compliance with relevant IRS regulations.  The proceeds from these 
bond sales will be used to reimburse the Developer for its costs in the construction and related activities 
associated with the garage and other public improvements.  See Section F, below.  
 

C. Project Components 
1. Mixed Use, Six-Story Building, including: 

a. Public Parking Garage (bulk of first and second floors) 
Approximately 300 parking spaces intended to serve the project and neighboring residential demand and 
commercial demand within the project and neighboring businesses.  The garage is designed so to take 
advantage of the aforementioned slope toward the River, with two near at-grade access drives along State 
Street (easterly drive into the garage first level and a westerly drive accessing the garage’s second level). 
i. There will be no restrictions on day time parking, and parking will be available to the public on a first 

come, first served basis during the day on a uniform basis; 



ii. Parking at night will be available to all residential units located within the downtown DMU district 
and on a first come, first served basis 

b. Commercial Space:  14,650 total SF (6300 SF on River St. (1st fl.) & 8345 SF on E. Wilson St. (2nd fl.) 
c. Residential units:  171 rental apartments located on Floors 3 through 6 

 
2. Public Improvements 

a. Parking Garage (per 1.a, above), including elevator and other common elements  
b. On-Site Public Utilities, serving garage structure (incl. water, sewer, electric) 
c. Off-site/Adjacent Public Improvements (streetscape, electric, any other required improvements to existing 

public utilities to meet project demand) 
 

D. Redevelopment Agreement - City Obligations 
1. Possess all property necessary for project  

a. Existing City-owned properties  
i. former First Baptist Church & Service Master properties 
ii. surface and deck parking  

b. Privately owned properties 
i. 113 E. Wilson (offer to purchase yet outstanding) 
ii. 121 E. Wilson (offer to purchase yet outstanding) 

2. Establish new Tax Increment Financing District encompassing subject project site 
3. Demolish all existing buildings and structures (including parking deck) 
4. Remediate any recognized/discovered environmental concerns (limited) 
5. Sell all property (B.1.) to Developer for $10.00 
6. Issue Bonds in the amount not to exceed $13,000,000 for the purpose of reimbursing developer for certain 

TIF-eligible costs (in the majority, those costs associated with constructing the public parking garage).  At 
this point, it is assumed these bonds will be issued as General Obligation Bonds (GO Bonds) and under two 
separate issuances, one tax-exempt and one taxable (50/50 split)  

7. Review and not unduly delay or deny development entitlements  
8. Reimburse developer for costs in the construction of the parking garage, public utilities and other 

improvements (incl. streetscape) and associated costs (incl. “Developer’s Fee”, financing costs, legal, 
architectural, engineering and other soft costs) 

E. Redevelopment Agreement - Developer’s Obligations 
1. Purchase all properties required for project from City 
2. Pursue development entitlements/approvals from City substantially consistent with Nagle Hartray site and 

architectural plans currently on file. 
3. Post Surety (LOC) for performance and payment in constructing public improvements 
4. Post LOC or bond (115% of estimated costs) to ensure entire project is completed  
5. Initiate construction and complete project (timeline to be determined and set forth in RDA) consistent with 

plans as approved by City, minimizing and disruption of public use of public property (e.g., minimize road 
and sidewalk closures) 

6. Pay Prevailing Wage (See F.c., below) 
7. Follow prescribed procedures for requests for reimbursement for TIF funding-eligible costs 
8. Complete project 
 

F. Financial Considerations 
a. The estimated cost to construct this project is approximately $40 Million dollars and the resulting project 

fair market value (for assessment purposes) will be approximately $23.5 Million dollars (EAV $7.8M).  
The developer projects the annual tax increment generated from the project to be just under $800,000.  
Working with Consultant Kane, McKenna and Assoc., the City staff is using a more conservative 



estimate of EAV and resulting annual increment and, as such, the RDA requires that a Special Service 
Area (SSA), as described immediately below.  In either case, staff feels comfortable that the project 
revenues will service the debt from the bond issue.     
 

b. Developer has agreed to allow the City to establish a back up Special Service Area (SSA) after the 
Developer takes title to the Property, which SSA shall encompass all and only the tax parcels within the 
Redevelopment Site.  The SSA levy each year will be equal to the amount of any shortfall between the tax 
incremental revenues from the Project and the amount of money needed to service the City debt in 
repaying on the bond(s).  
 

c. As stated above, to the extent the Prevailing Wage Act will apply to the Developer’s construction 
activities, the project will begin to become less financially viable.  According to the Developer’s pro 
forma, in part predicated on certain assumptions with respect to built-out EAV, the project is relatively 
thin according to the company’s typical business model.   
 

d. Finally, with respect to the statutory “set aside” for the local school district, which is understood to be 
40% of the increment, City’s bond counsel has indicated that under a GO Bond issue, this set aside 
provision does not apply with respect to establishing a maximum limit dollar amount against which the 
City can guarantee available funds sufficient to service the debt.  To be clear though, the statutory 40% 
set aside itself, of course, remains en force and safeguards the school district with respect to its seeking 
reimbursement for the TIF increment to help offset its cost to educate any new students residing in the 
development and enrolled in the district, it just no longer has an impact on the bond issue authority. 
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Site Context Plan
SCALE: 1 IN = 100 FT

Program Summary
RESIDENTIAL APARTMENTS
FLOOR 1: (28) 2BR + (20) 1BR UNITS
FLOOR 2: (28) 2BR + (20) 1BR UNITS
FLOOR 3: (28) 2BR + (20) 1BR UNITS
FLOOR 4: (15) 2BR + (12) 1BR UNITS
TOTAL: (99) 2BR + (72) 1BR, 171 UNITS

RETAIL: 14,645 SF

BUILDING AREA SUMMARY
FLOOR 1: 53,415 GROSS SF
FLOOR 2: 53,415 GROSS SF
FLOOR 3: 53,415 GROSS SF
FLOOR 4: 30,325 GROSS SF
TOTAL: 190,570 GROSS SF

PARKING REQUIRED
MUNICIPAL PARKING: 80-120
RETAIL PARKING (4/1000 SF): 59
APARTMENTS (1/UNIT): 144
TOTAL REQUIRED: 283-323

GARAGE PARKING PROVIDED
LOWER LEVEL (RETAIL + MUNICIPAL): 159
UPPER LEVEL (RESIDENTIAL): 145
TOTAL GARAGE PARKING PROVIDED: 304
(Street parking excluded from calculation)
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Zoning Context
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Site Plan
SCALE: 1 IN = 40 FT

Property lines and setbacks shown are 
estimates pending site survey.

Right of way, property dimensions and 
existing easements pending site survey.
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Water & Sewer Map
SCALE: 1 IN = 40 FT

Utilities shown taken from available City 
maps. Detailed utility information pending 
site survey.
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Electric Utility Map
SCALE: 1 IN = 40 FT

Utilities shown taken from available City 
maps. Detailed utility information pending 
site survey.
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Apartment Plan
Floors 1-3
NOT TO SCALE—FOR REFERENCE ONLY
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Apartment Plan
Floor 4
NOT TO SCALE—FOR REFERENCE ONLY
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Lower Level 
Garage Plan
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Upper Level 
Garage Plan
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Building Massing
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