CITY OF BATAVIA
100 N. Island Ave., Batavia, IL 60510
(630) 454-2000
www.cityofbatavia.net
PLAN COMMISSION & ZONING BOARD OF APPEALS
AGENDA
Wednesday, October 20, 2021
7:00 PM

Remote Meeting - Zoom
Pursuant to 5 ILCS 120/7 as amended by Public Act 101-0640 and in the interest of public health
and safety, this Commission meeting will be held remotely.
To participate in the live meeting use the QR Code or link below to register for the event:
Registration Link - https://www.cityofbatavia.net/pc2 You will need to provide your name and email
address to register.
Residents can listen by phone to the Plan Commission meeting by dialing (312) 626-6799 and
using the webinar ID 936 4998 3205 and Webinar Passcode 223965 when prompted. Callers can
ask questions by pressing *9 to raise their hand.
Questions and comments regarding agenda items can be submitted prior to meeting by emailing
drackow@cityofbatavia.net

1. Call To Order
2. Roll Call
3. Items Removed/Added/Changed
4. Continuation Of Public Hearings: Batavia Park District, Owner And Applicant
111 & 115 South River Street
PUBLIC HEARINGS:
¡

Amendment to the Comprehensive Plan Land Use Map from Residential >2
to 3.5 Dwelling Units per Acre to Parks and Open Space

¡

Amendment to the Official Zoning Map from R1-M, Single Family
Residential – Medium Density District to POS, Parks & Open Space
District

Documents:
PCMEMO-111-115SRIVER-10-15-21.PDF
5. Amendments To The Land Cash Contributions In The Subdivision Regulations

Documents:
PCMEMO-111-115SRIVER-10-15-21.PDF
5. Amendments To The Land Cash Contributions In The Subdivision Regulations
Documents:
PC LAND CASH AMENDMENTS 2021 MEM.PDF
6. Preliminary/Final Plat Of Subdivision For Randall Mill Center Subdivision
490 N Randall Road, Randall Road Resources LLC., Applicant
Documents:
PC-PLATOFSUB-RANDALLMILLCENTER-10-14-21-REVISED.PDF
7. Matters From The Public (For Items Not On The Agenda)
8. Other Business
9. Adjournment
Plan Commission
Tom Gosselin, Chair
Tom LaLonde, Vice Chair
Sara Harms
Joan Joseph
Amy Moore
Sue Peterson

TO:

Plan Commission

FROM:

Drew Rackow AICP, Planner

DATE:

October 15, 2021

RE:

Continuation of Public Hearings: Batavia Park District, Owner and Applicant – 111 & 115
South River Street
PUBLIC HEARINGS:
• Amendment to the Comprehensive Plan Land Use Map from
Residential >2 to 3.5 Dwelling Units per Acre to Parks and Open Space
• Amendment to the Official Zoning Map from R1-M, Single Family Residential –
Medium Density District to POS, Parks & Open Space District

Update: The Plan Commission opened the Public Hearings for the proposed Zoning Map and
Comprehensive Plan Land Use Map amendments. To allow for additional notification time, due to delays
in preparation of the hearing sign, the hearing was continued to October 20th. No members of the public
spoke at the Public Hearing regarding the matter. No written comments have been received by staff to
date. Staff provides an updated recommendation as follows. Below please find a copy of the previously
transmitted memo and an updated staff recommendation.
Staff Recommendation: Staff recommends the Plan Commission take the following actions:
1. Open and conduct public hearings for the proposed Comprehensive Plan Land Use Map
Amendment and Zoning Map Amendment.
2. Recommend Approval of a Land Use Map amendment to reclassify the property from Residential
>2 to 3.5 Dwelling Units per Acre to Parks and Open Space
3. Approve Findings for Approval for a Zoning Map Amendment.
4. Recommend approval of a Zoning Map Amendment to reclassify the subject property from R1-M,
Single Family Residential – Medium Density District to POS, Parks and Open Space District.

Background & Summary of Information: Public Hearings are scheduled for the October 6th Plan
Commission meeting to review two actions for Batavia Park District (BPD) owned property at 111 and 115
South River Street. The Park District seeks to amend the Comprehensive Plan Land Use Map and the
Official Zoning Map to designate the property for Parks and Open Space land use and zoning. BPD acquired
both properties in 2018. Demolition permits were issued in December of that year for the residences that
occupied the parcels. The property has since been used as passive open space as part of the overall Clark
Island Recreation Area. BPD seeks to unify the land use and zoning designations so that they are
consistent with the property’s existing use and with their adjacent properties. No specific development
plans are associated with the requests. The change would simply place the property under the proper
Land Use and Zoning Map categories for the present use of the property.
The proposed Comprehensive Plan Land Use Map Amendment would reclassify the property from
Residential >2 to 3.5 Dwelling Units per Acre to Parks and Open Space. The proposed Zoning Map
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amendment would similarly reclassify the subject property from R1-M, Single Family Residential –
Medium Density District to POS Parks and Open Space. Properties to the north and west are zoned POS,
Parks and Open Space. Properties to the south and east are zoned R1-M, Single Family Residential –
Medium Density District. The subject property is 0.40 acres.
The applicant’s narrative notes the Park District’s long-term goal of acquiring additional open space along
the riverfront. It also explains that the Park District believes it is beneficial to place both properties in a
similarly situated zoning district as other adjacent District holdings.
Due to a delay in the production and posting of the hearing sign, Staff is recommending the public hearing
be opened, and conducted but continued to the next Plan Commission on October 20th to allow for proper
sign posting notification timing. Notice via mail and the newspaper has occurred pursuant to Zoning Code
requirements.

Staff Analysis: Staff has reviewed the proposed change to the Land Use Map for its conformance with
the Comprehensive Plan Goals and Policies and notes that several are met with the proposed change. The
amendment to the Comprehensive Plan Land Use Map places the property under a classification
recognizing the public ownership and open space use. Below is an analysis of Comprehensive Plan Goals
and Policies that would be met.

Land Use: The proposed Land Use Map amendment promotes Land Use Goal 2 “Protect and enhance
environmentally sensitive and historically significant places” through Policy d “Expand the open space
network to link major park, forest preserve and wetland areas with each other and similar resources in
adjacent jurisdictions”. The change links additional open space properties along the Fox River and the Fox
River Trail under common and appropriate Land Use and Zoning designations. The amendments would
facilitate the continued use of the property by the Park District for recreational use.
The proposed amendments also support Land Use Goal 6 “Continue to make the downtown and the Fox
River the focal point of the community” through Policy e “Make Fox River frontage accessible to the public
by bicycle trails, parks, plazas and pedestrian areas”. The change in use adds to the open space along the
Fox River. Goal 10 is promoted through Policies b and e “Pursue public ownership of lands fronting the
Fox River” and “Cooperate with the Batavia and Geneva Park Districts and the Kane County Forest
Preserve District to provide active and passive recreational opportunities for residents”.
Environment: Environmental Goal 1 “Protect and enhance the City’s and the region’s air, land and water
Resources” is met with Policy f “Encourage other agencies, such as the Forest Preserve and Park Districts
to acquire, develop, and expand accessible natural areas, such as Tanglewood Hills Park.” The Park District
continues to expand park land adjacent to the river when appropriate market opportunities are
presented.
Parks and Open Space: Parks and Open Space Goals and Policies are also met with this proposed change.
Specifically, Goal 1“Provide an abundant supply of parks and open spaces” through the policy d “Support
park and forest preserve districts in their efforts to acquire and develop parks and open spaces and indoor
recreation facilities” and policy e “Connect parks and open spaces with trails that also access existing and
future public transportation facilities.”
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Utility Impacts: The proposed change will not have a negative effect on the City’s infrastructure or ability
to serve the immediate area or the city as a whole. Sufficient utilities and infrastructure are in place to
serve the proposed use. Use of utilities was reduced with the demolition of structures in 2018.
There are no improvements on the site, therefore no non-conforming conditions would be created. The
zoning map change reduces the number of potential uses of the property and generally reduces permitted
building bulk. The BPD would continue to maintain the property in a manner consistent with the present
open space use. Overall, staff agrees with the BPD, that both the Land Use Map and Zoning Map should
be revised to place this property under a Parks and Open Space designations.

Findings and Review of Conditions: The Plan Commission must review and approve the following

Findings with a Zoning Map Amendment. Staff provides the following evaluation of the Findings for the
Commission to consider.
1. Public Notice. All required public notice has been conducted in accordance with applicable state
and local laws;
Finding: Park District staff executed the notice mailing and posting of the property pursuant to
City Code. Mailed notice was sent to property owners within 500 feet of the subject property on
September 15, 2021 . A sign was posted on the property on September 29, 2021. Notice was
published in the Daily Herald on September 20, 2021.
2. Public Meetings and Hearings. All required public meetings and hearings have been held in
accordance with applicable state and local laws.
Finding: The Plan Commission on October 6 and 20, 2021 conducted a public hearing in
accordance with state and local law.
3. Conformance to the Comprehensive Plan. The extent to which the proposed amendment to the
Official Zoning Map conforms generally to the goals and policies of the Comprehensive Plan and
Comprehensive Plan Land Use Map.
Finding: The proposed amendment to the Zoning Map is consistent with several goals and policies
of the Comprehensive Plan, by placing the property in a zoning category most appropriate for the
present use as open space. The proposed classification matches the Comprehensive Plan Land
Use Map designation proposed by the applicant.
4. Is the proposed zoning district and the development it allows compatible with the existing uses
and zoning of nearby property?
Finding: The proposed Parks and Open Space District is consistent with surrounding properties
to the north and west. Properties to the south and east are zoned residential, a use that has been
found to be compatible with the proposed zoning designation. The current use already exists and
is compatible with the use of nearby properties.
5. Is there evidence to suggest that property values will be diminished by the particular zoning
restriction changes?
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Finding: There is no specific evidence to suggest that property values will be diminished by the
restriction. The value of the property already takes into account the present use of the parcel.
6. If any property values are diminished, does the diminishment promote the health, safety, morals,
or general welfare of the public?
Finding: While there is no diminishment, the health, safety, morals and general welfare will be
promoted by placing the properties under a Zoning District tailored to the present use.
7. Does the proposed zoning change provide a greater relative gain to the public as compared to the
hardship imposed on the individual property owner?
Finding: The zoning change is being sought by the property owner and will provide greater gain
to the general public by placing further use limitations on the property. The Batavia Park District
owns the property for the public benefit of open space purposes.
8. Is the subject property is suitable for the zoned purpose?
Finding: The property is presently used in a manner suited to the proposed zoning classification.
It also adjoins property that shares this zoned purpose.
9. Has the length of time the property has been vacant as zoned been excessive, considering the
context of land development in the area in the vicinity of the subject property?
Finding: The property has been undeveloped with the demolition of structures on site in 2018.
The property has been used for public park land since that time and is not vacant.
10. Is there a community need for the proposed zoning or use?
Finding: The Comprehensive Plan establishes a community need through the goals to protect
open space along the Fox River frontage. The proposed zoning map amendment would provide
for this community need by permitting only park and open space uses on the subject property.

Staff Recommendation: Staff recommends the Plan Commission take the following actions:
1. Open and conduct public hearings for the proposed Comprehensive Plan Land Use Map
Amendment and Zoning Map Amendment.
2. Continue the Public Hearing to October 20th, allowing for additional testimony on that date.
Attachment:

Cc:

Park District Narrative and Surveys
Comprehensive Plan Land Use Map Exhibit
Zoning Map Exhibit

Mayor and City Council
Josh Wyant, Batavia Park District
Media
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TO:

Plan Commission

FROM: Scott Buening, Community and Economic Development Director
DATE:

Septemeber 23, 2021

RE:

Amendments to the Land Cash Contributions in the Subdivsion Regulations

Background
The most recent Land Cash Ordinance was established in mid-2015 by Ordinance 15-05. This Ordinance set
the per-acre improved land value at $125,000 per acre. The Ordinance also set a required review of these
values every three (3) years starting in 2018. This was reviewed in 2018 by the City Council and no changes
were proposed to the Land Cash Ordinance or land values. The Council reviewed this again at the
Committee of the Whole Meeting on September 14, 2021.
Staff has done a quick review of improved land sales since the last review in 2018. The review in 2015
showed an average land value of $260,000, and the land values in 2018 had reduced to $199,000 based on
14 vacant land sales transactions. For this review there were only 8 relevant sales with an average rounded
value of $244,310. Because values are dependent on the actual land sales prices that have occurred, the
average value can be influenced by sales that are substantially higher or lower than other sales. That said,
the current sales ranged from a low of $68,000 to a high of $125,000. All lots surveyed were less than ¾ of
an acre in size. Per acre values ranged from a low of $128,302 per acre to a high of $390,625 per acre. For
reference, per acre and values were $185,000 and $240,500 per acre value for Geneva and Saint Charles
respectively. However, Geneva just raised their value to $330,000.
The Ordinance requires the City to review land values and determine if we wish to change the land-cash
values. During the Committee meeting on September 14, the Committee reviewed this information and felt
that it was appropriate to incrementally raise the per acre land value from $125,000 to $150,000. They also
wanted to “grandfather” existing or recently approved developments so as not to get their sales contracts
caught in the fee increase. Staff has included in the draft ordinance a provision that if the development final
approval is granted prior to March 1, 2022, then the current fees can continue to be assessed rather than at
the new higher rate for a period of three (3) years.
Staff Recommendation
Staff recommends the Commission review the proposed changes to the Land Cash Contributions section of
the Subdivision Regulations and make a recommendation for the proposed changes.
Attachments:

Draft Ordinance Amending the Land Cash Contributions
Redline of the existing Land Cash Contributions in the Subdivision Regulations
Table comparing current and proposed land cash amounts
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CITY OF BATAVIA, ILLINOIS
ORDINANCE 21-__
AN ORDINANCE AMENDING TITLE 11 OF THE MUNICIPAL CODE
OF THE CITY OF BATAVIA:
AMENDING LAND/CASH CONTRIBUTIONS
FOR SCHOOL AND PARK DISTRICTS

WHEREAS, the City of Batavia has reviewed the costs associated with the development of
lands within the City, as well as the needs of the school and park districts which are responsible
for educational and recreational activities within the City, and
WHEREAS, the continued development within the City adds to the responsibilities of the school
and park districts for additional facilities, and
WHEREAS, Illinois statutes allow for the imposition of “land-cash” fees upon developers and
redevelopers of lands within the City, and
WHEREAS, the City has analyzed the development and land costs within recent developments
within the City, and
WHEREAS, that the land values and tables for school land area and population have been
changed, and that said changes fairly allow for the calculation and imposition of such “landcash” fees in a manner which does not unfairly impinge on the land developers ability to develop
and receive a reasonable return on investment, nor unreasonably increases the cost of housing
within the City, and
WHEREAS, the Batavia Plan Commission has reviewed and recommend approval of such
changes,
NOW, THEREFORE, BE IT HEREBY ORDAINED by the City Council of the City of
Batavia, Kane and DuPage Counties, Illinois as follows:
SECTION 1: That Section 11-6-1-C-2 Dedication of School Lands or Funds; Criteria for
Requiring a Contribution In Lieu Of School Site is hereby amended to read as follows:
“2. The cash contributions in lieu of school site dedications shall be based on the fair-market value
of the acres of land in the area improved as specified herein that otherwise would have been
dedicated as a school site. Such improvements shall include consideration of grading, streets,

2

CITY OF BATAVIA, ILLINOIS ORDINANCE 21-__
water, storm water and sewer systems, curbs and gutters, sidewalks, electrical service, street trees
and streetlights. It has been determined that the present fair-market value of such improved land
in and around the school districts within the planning jurisdiction of the city is as follows:
Beginning March 1, 2022: one hundred fifty thousand dollars ($150,000) per acre. Properties
that have received City Council approval for development by an annexation agreement, planned
development, conditional use or final subdivision plat prior to March 1, 2022 may have land cash
fees assessed at the one hundred twenty five thousand dollars ($125,000) per acre rate until
March 1, 2025, unless this ordinance is otherwise amended prior to that date.”

SECTION 2: That Section 11-6-2-D-1 Dedication of Park Lands or Funds; Criteria for
Requiring a Contribution In Lieu Of Park Sites is hereby amended to read as follows:
“1. Criteria: Where the development is small and the resulting park site is too small to be practical,
or when the available land is inappropriate for a park site as determined by the board of
commissioners of the applicable park district, the board of commissioners shall so inform the
City Council and the City shall require that the subdivider or the developer be required to pay a
cash contribution in lieu of the land dedication required. A cash contribution in lieu of park site
dedications shall be based on the fair-market value of the acres of land in the area improved as
specified herein that otherwise would have been dedicated as a park site. Such improvements
shall include consideration of grading, streets, water and sewer systems, curbs and gutters,
sidewalks, electrical service, street trees and streetlights. It has been determined that the present
fair-market value of such improved land in and around the park district within the planning
jurisdiction of the City is as follows:
Beginning March 1, 2022: one hundred fifty thousand dollars ($150,000). Properties that have
received City Council approval for development by an annexation agreement, planned
development, conditional use or final subdivision plat prior to March 1, 2022 may have land cash
fees assessed at the one hundred twenty five thousand dollars ($125,000) per acre rate until
March 1, 2025, unless this ordinance is otherwise amended prior to that date.”
SECTION 3: This Ordinance shall be in full force and effect 90 days after its
presentation, passage and publication according to law.

PRESENTED to and PASSED by the City Council of the City of Batavia, Illinois, this ____
day of _____, 2021.

APPROVED by me as Mayor of said City of Batavia, Illinois, this _____ day of ______, 2021.
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CITY OF BATAVIA, ILLINOIS ORDINANCE 21-__

_______________________________
Jeffery D. Schielke, Mayor

Ward Aldermen
Ayes Nays Absent
1
Baerren
2
Leman
3
Ajazi
4
Malay
5
Uher
6
Cerone
7
Vogelsinger
Mayor Schielke
VOTE:
Ayes
Nays
Total holding office: Mayor and 14 aldermen

Abstain

Aldermen
Solfa
Wolff
Chanzit
Knopp
Beck
Russotto
Miller
Absent

Ayes

Nays

Absent

Abstain

Abstentions

ATTEST:
______________________________
Kate Garrett, City Clerk
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EXHIBIT “A”
Chapter 6
LAND/CASH CONTRIBUTIONS AND SCHOOL DISTRICT
CAPITAL IMPROVEMENT DEVELOPMENT FEES
11-6-1: DEDICATION OF SCHOOL LANDS OR FUNDS:
11-6-2: DEDICATION OF PARK LANDS OR FUNDS:
11-6-3: SCHOOL DISTRICT CAPITAL IMPROVEMENT DEVELOPMENT FEES:

11-6-1: DEDICATION OF SCHOOL LANDS OR FUNDS:
As a condition of approval of the development or redevelopment of lands within the corporate limits
of the City, or within the planning jurisdiction of the City (being 11/2 miles outside the corporate
limits), the corporate authorities may require the dedication of real property for a school or school
sites, to serve the immediate and future needs of the residents of the development or
redevelopment, to make an actual cash payment in lieu of actual land dedication, or a combination
of both, at the option of the school board of the school district in which the development is located, in
accordance with the criteria and formula contained within this Section. For purposes of this Section,
"development" or "redevelopment" shall mean the subdivision or resubdivision of lands, approval of
a planned development under Title 10 of this Code, a "deed division" which creates additional
buildable lots, or issuance of building permits for construction of residential dwelling units on those
lands upon which this Chapter either has not been previously applied, or for those units in excess of
those upon which this Chapter had been so applied.
A. Compliance: The obligation for compliance with this Section shall be as follows:
1. Subdivision Or Resubdivision: The person or entity seeking final plat approval.
2. Planned Development Plan Or Plat: The person or entity seeking final plan or plat approval.
3. Deed Division: A "deed division" or other development or redevelopment of lands as set forth above;
the person or entity applying for a building permit on each newly created lot.
B. Criteria For Requiring School Site Dedication:
1. The amount of land required to be dedicated for school sites shall relate directly upon the ultimate
number of students to be generated by the development or redevelopment of land. The land
dedication requirement shall be determined by obtaining the ratio of: a) estimated children to be
served in each such school classification over the b) maximum recommended number of students to
be served in each such school classification as stated herein, and then applying such ratio to the c)
said minimum recommended number of acres for a school site of each such school classification as
stated herein. The product thereof shall be the acres of fully developed land deemed needed to have
sufficient land for school sites to serve the estimated increased children in each such school
classification.
2. School Classification And Size Of School Site: School classifications and size of school sites shall be
determined in accordance with the following criteria:

School
Classification
By Grades

Elementary schools,
grades _ kindergarten
through 5th (K_5)

Minimum Number
Maximum Number Of Acres Of Land
Of Students For For Each School
Each Such School
Site Of Such
Classification
Classification

600

11 acres

Junior high schools,
grades 6th through
8th (6_8)

1,200

28 acres

High schools,
grades 9th through
12th (9_12)

2,000

50 acres

3. Location: The officials of the school district shall work with City planners, City Council, and
developers in properly locating school sites that shall meet proper specifications including those
listed in the general conditions and criteria section of this report.
C. Criteria For Requiring A Contribution In Lieu Of School Site:
1. Where the development or redevelopment is small and the resulting school site too small to be
practical, or when available land is inappropriate for a school site, as determined by the board of
education, the board of education shall so inform the city council and the city shall require that the
entity seeking such development or redevelopment be required to pay a cash contribution in lieu of
the land dedication required.
2. The cash contributions in lieu of school site dedications shall be based on the fair-market value of
the acres of land in the area improved as specified herein that otherwise would have been dedicated
as a school site. Such improvements shall include consideration of grading, streets, water, storm
water and sewer systems, curbs and gutters, sidewalks, electrical service, street trees and
streetlights. It has been determined that the present fair-market value of such improved land in and
around the school districts within the planning jurisdiction of the city is as follows:
Beginning January 1, 2016March 1, 2022: one hundred twenty five thousand dollars
($125,000.00)one hundred fifty thousand dollars ($150,000) per acre. Properties that have received
City Council approval for development by an annexation agreement, planned development,
conditional use or final subdivision plat prior to March 1, 2022 may have land cash fees assessed at
the one hundred twenty five thousand dollars ($125,000) per acre rate until March 1, 2025, unless
this ordinance is otherwise amended prior to that date.

Such figure shall be used in making any calculations related to this policy until evidence dictates
raising or lowering this amount. In the event that a person or entity seeking approval of a
development or redevelopment files a written objection with the city clerk objecting to said fairmarket value figure, and in the event that negotiations fail to achieve an acceptable alternative, the
said fair-market value shall be determined by three (3) qualified appraisers, one of whom shall be
appointed by the city council, or by its duly appointed committee or commission, one of whom shall
be appointed by the person or entity seeking development or redevelopment, and one of whom shall
be mutually agreed upon by the said two (2) appraisers so chosen. The fees and costs of such
appraisal shall be borne equally by the city and the subdivider or developer.
3. Any such cash payment shall be made by the subdivider or developer to the school district
subsequent to the approval of the final plat or planned unit development, prior to the mayor affixing
his written approval to said plat. Unless shown to the satisfaction of the city, it shall be assumed, and
cash payments shall be based upon the assumption that all units shall contain three (3) bedrooms.
At the time an actual building permit is applied for, if additional bedrooms are contained in the
dwelling, an additional fee determined pursuant to this section shall be collected from the building
permit applicant, and the funds collected transmitted to the appropriate school district.
4. Cash payments in lieu of land shall be held by the City in a separate account which may or not be
interest bearing. Disbursements to the District may be made for qualified land acquisition or
improvements after submitting proof of expenditures for said acquisition or improvement.
5. Land Values shall be reviewed by the City Council every three years beginning in 2018.
D. Student Density Formula:
1. The following table of student population density is based upon a thorough study of the yields of
existing new housing units and is generally indicative of current and short-range projected trends in
family size for new construction, and shall be used in calculating the amount of required dedication
of fully developed land or the cash contributions in lieu thereof, until evidence of changes in local
conditions and housing trends make a revision of numbers practical and necessary. The density
table is, therefore, subject to periodic review and amendment: (Ord. 00-44, 5-15-2000)
TABLE OF ESTIMATED ULTIMATE POPULATION
PER DWELLING UNIT
CHILDREN PER UNIT

Elementary
Grade School Middle School High School
Grades K_5 Grades 6_8 Grades 9_12
Type Of Unit 5_10 Years 11_13 Years 14_17 Years
Detached Single-Family:
2 bedroom

0 .136

0 .048

0 .020

3 bedroom

0 .369

0 .173

0 .184

4 bedroom

0 .530

0 .298

0 .360

5 bedroom

0 .345

0 .248

0 .300

Attached Single-Family:
(Townhouse, row house,
quadriplex, etc.)
1 bedroom

0 .000

0 .000

0 .000

2 bedroom

0 .088

0 .048

0 .038

3 bedroom

0 .234

0 .058

0 .059

4 bedroom

0 .322

0 .154

0 .173

Apartments, Condominiums:
Efficiency

0 .000

0 .000

0 .000

1 bedroom

0 .002

0 .001

0 .001

2 bedroom

0 .086

0 .042

0 .046

3 bedroom

0 .234

0 .123

0 .118

(Ord. 00-128, 11-20-2000)
E. Review: The present fair-market value and student density formula affecting this section shall be
reviewed by the city plan commission each year. After said review, any appropriate changes may
be recommended to the City Council for action.
F. Exception: This Section is not to affect lands of subdividers or developers who have entered into
an agreement with the City for annexation of those lands, or for the use of those lands in a
planned development, said agreement having been entered into prior to the effective date of this
Section; except that any lands which are the subject of an annexation agreement or planned unit
development shall come under the terms of this Section, and this Section shall be fully
enforceable against those lands, where the annexation agreement or the planned unit
development agreement may have expired and become void because the lands affected were
not developed within the time provided for in said agreements. It is intended that the term "the
lands affected were not developed" is, for the purpose of this Section, to mean that the final plat
in case of lands being developed in RO, R1-L, R1-M, R1-H, R2, R3 or R4 Zoning Districts has
not been approved by the expiration date of the agreement; or that in the case of a development
in an R5 Zoning District, the building permits have not been granted by the expiration date of the
agreement in question. School Land-Cash fees may be waived by the City Council at time of
final plat for developments that are deed restricted housing for individuals 55 and older.
G. Final Authority: No term within this Section shall represent a delegation of the City's authority to
any particular school district, and the City Council shall retain the final authority over application
of this Section. (Ord. 00-44, 5-15-2000)

11-6-2: DEDICATION OF PARK LANDS OR FUNDS:
As a condition of approval of the development or redevelopment of lands within the corporate limits
of the City, or within the planning jurisdiction of the City (being 11/2 miles outside the corporate
limits), the corporate authorities may require the dedication of real property for a park or park sites,

to serve the immediate and future needs of the residents of the development or redevelopment, to
make an actual cash payment in lieu of actual land dedication, or a combination of both, at the
option of the City, with the concurrence of the park district in which the land is located, in accordance
with the criteria and formula contained within this Section. For purposes of this Section,
"development" or "redevelopment" shall mean the subdivision or resubdivision of lands, approval of
a planned development under Title 10 of this Code, a "deed division" which creates additional
buildable lots, condominium development, any other development, whether a subdivision is required
or not under the law, issuance of building permits on property zoned R5, or issuance of building
permits for construction of residential dwelling units on those lands upon which this Chapter either
has not been previously applied, or for those units in excess of those upon which this Chapter had
been so applied. Unless otherwise agreed in writing between the developer and City, any land to be
dedicated for park recreational purposes shall be platted, dedicated and improved as part of the first
phase of any subdivision.
A. Compliance: The obligation for compliance with this Section shall be as follows:
1. Subdivision Or Resubdivision: The person or entity seeking final plat approval.
2. Planned Development Plan Or Plat: The person or entity seeking final plan or plat approval.
3. Deed Division: A "deed division" or other development or redevelopment of lands as set forth above;
the person or entity applying for a building permit on each newly created lot.
B. Criteria For Requiring Park And Recreation Land Dedication:
1. Requirement And Population Ratio:

Types Of
Recreation Area
Play lot

Size Range
Minimum 8,000
square feet

Minimum Acres
Per 1,000 People
Not Applicable

School-park (neigh- Minimum park of
borhood playground) 5 acres

1.25

Neighborhood park

Minimum 31/2 acres

3.0

District-wide park
or play field

Minimum 4 acres
up to 30 acres

2.25

Community-wide
recreation park

Minimum 12 acres
up to 30 acres

3.5

TOTAL

10.0 acres of land
per 1,000 people

2. General Requirements For Land Contributions: Unless otherwise waived, lands to be dedicated to
any applicable park district shall conform to the following criteria:
a. Location: The park district master plan, as then in effect, adopted by the applicable park district shall
be used as a guideline in determining the general location of park sites. Generally, neighborhood
park sites should be accessible to the public and serve a population within one-half (1/2) to one mile

radius from the site, depending on the classification of the park. Park sites should be located in
conjunction with and adjacent to school sites whenever possible and desirable. Community parks
are intended to serve a broader area and should offer a greater variety of facilities and activities.
b. Topography And Soils: Park sites must possess suitable topography and soil types for the use to
which they are dedicated. The developer shall supply the park district with a minimum of one soil
boring per acre to a minimum depth of fifteen feet (15'). The developer shall also provide the park
district with a Phase I Environmental Study and any hazardous materials found on the site shall be
removed by the developer prior to conveyance.
c. Storm Water And Surface Water Detention Or Retention Areas: Storm water and surface water
detention and retention areas will be accepted at the discretion of the board of commissioners of the
applicable park district, and not count towards the total land dedication.
d. Wetlands And Other Natural Areas: Wetland and other natural areas will be considered acceptable
only when they are considered significant in size, quality, uniqueness, contain endangered plants or
animal species, or are adjacent to existing natural areas currently owned by the park district.
Wetland areas will be accepted at the discretion of the board of commissioners of the applicable
park district. Any such wetland area accepted by the applicable park district shall not count towards
the total land dedication required herein.
e. Private Recreation Areas: No credit will be given towards the total land/cash contributions for private
recreation or open space provided by the developer.
f. Dimensions: Sites should be generally rectangular in shape with dimensions generally proportionate
to the ratio of a depth of three (3) to a width of two (2). These criteria shall not apply to sites
contemplated for extraordinary types of facilities such as, but not limited to, trails and shoreline
frontages.
g. Frontage: Thirty feet (30') of street frontage per acre of land dedicated with a minimum of one
hundred fifty feet (150') of frontage.
h. Access: Access to park sites and connections to other park sites are to be provided by way of open
accessways between homes and/or from public right of way. The accessways should be, at a
minimum, equal to the average lot width within the proposed subdivision.
i. Drainage: Except for storm water and surface water drainage facilities servicing the park facilities
constructed on the site, detention or retention basins for storm water drainage from the surrounding
development will not be located on park sites unless approved by the board of commissioners of the
applicable park district.
3. Improvements Required For Land Dedication: Park sites to be dedicated by developer shall include
the following land improvements:
a. Utilities: Each dedicated park site shall be provided with the following utilities to the property line:
(1) Sanitary sewer adjacent to the site shall be a minimum of eight inches (8") in diameter. If the
sanitary sewer is across the right of way from the park site, the developer shall provide a capped six
inch (6") minimum diameter service line to the property line, accessible by a manhole where
necessary, and as approved by the City in consultation with the park district.

(2) Water line adjacent to the site shall be a minimum of eight inches (8") in diameter. If the water line is
across the right of way from the park site, the developer shall provide a capped one inch (1")
minimum diameter water line to the property line, as approved by the City in consultation with the
park district, and unless otherwise requested for a special facility.
(3) Storm sewers shall be provided at appropriate locations to properly drain the park site, as approved
by the park district.
(4) Other utilities, such as electric, gas and telephone shall be provided adjacent to or at the property
line. The utility extension for any development adjacent to the park site shall be at the cost of that
developer and the park district shall be responsible solely for utility extensions necessary to
construct a park facility. The park district shall not be responsible for utility extensions for any other
purpose.
b. Grading: Each dedicated park site shall be graded to drain at a minimum of two percent (2%) for
open areas and slopes on berms, when berms are required, shall not exceed four to one (4:1) (3:1
or steeper shall be deemed unacceptable). Grading shall include, but not be limited to: berms for
separation, screening or aesthetics; placement of six inches (6") of topsoil and fine grading. Grading
and berming shall be in accordance with plans approved by the park district.
c. Other Site Developments: The developer shall be required to provide other site developments for the
land to be dedicated for park purposes, which site developments shall include, but not be limited to,
the following:
d. Seeding: Seed entire park site with a blend approved by the park district. Seeding shall include
placement, watering as necessary and mowing until such time as a full stand of turf is established
and accepted by the park district, but not less than one full growing season.
e. Landscaping: Developer shall purchase and install park landscape as approved by the park district,
per park district specifications. Landscape shall include (per 2 acres); at a minimum:

5 shade trees
- 21/2 inch cal. B&B
3 evergreen trees
- 7 foot ht. B&B
6 ornamental trees - 6 foot ht. B&B
20 deciduous shrubs - 30 inch ht. or 7 gal.
15 evergreen shrubs - 18 inch spr. or 5 gal.
All trees will have to be from the City's approved tree list, unless written permission is received from
the City.
As an alternative to the landscaping requirements set forth in this subsection B3e the developer
may, upon concurrence of the park district, make the following cash contribution in lieu of the
required improvement: the sum of three thousand dollars ($3,000.00) per acre; and for each fraction
of an acre, an equal fraction of three thousand dollars ($3,000.00).
f. Walks, Utilities And Sewers: Developer shall install all public walks, curb, pavement, sewers and
utilities along all park site frontages as per City subdivision regulations.

g. Curb Cuts: Developer shall install curb cuts for maintenance access areas, when parking is not
required, as per park district specifications.
h. Bonding Of Park Improvements: At such time as the developer applies for development permits, a
bond or irrevocable letter of credit in the amount of one hundred percent (100%) of the value of all
park improvements shall be delivered to the park district and inure to the benefit of the park district.
i. Completion: Unless otherwise agreed, the above listed park improvements shall be completed at
such time as the residential development reaches fifty percent (50%) completion or at such time as
fifty percent (50%) of the residential building permits for the development have been issued,
whichever occurs earlier.
j. Storage Of Overburden: The storage of overburden on a park site and the use of the park site as a
borrow pit is prohibited, though temporary storage shall be granted in some cases. Terms of such
temporary storage shall be determined by the park district. No foreign material shall be added to the
park site, except as approved by the park district.
k. Other: The developer will supply the park district with a complete survey of the site and as-built
drawings, showing engineering and utilities. The developer shall mark the corners of the property
with permanent monuments.
C. Reservation Of Additional Lands: Whenever the City's Comprehensive Plan or the standards
established by the applicable park district indicates that a larger site than that required of the
developer to be dedicated by this Section, and said site is wholly within the proposed
subdivision, the park district may request a reservation of additional property adjoining the
dedication site for subsequent purchase for park purposes. Such request shall include the
designation of specific property to be reserved on the final plat and labeled a letter of intent
stating the park district's intent to purchase the property at the fair-market value at the time of
final subdivision approval. The failure of the park district to initiate acquisition proceedings within
sixty (60) days of notice by the City shall cause the termination of the "reserved" designation and
will release said property for further development within the subdivision regulations of the City.
D. Criteria For Requiring A Contribution In Lieu Of Park Sites:
1. Criteria: Where the development is small and the resulting park site is too small to be practical, or
when the available land is inappropriate for a park site as determined by the board of commissioners
of the applicable park district, the board of commissioners shall so inform the City Council and the
City shall require that the subdivider or the developer be required to pay a cash contribution in lieu of
the land dedication required. A cash contribution in lieu of park site dedications shall be based on
the fair-market value of the acres of land in the area improved as specified herein that otherwise
would have been dedicated as a park site. Such improvements shall include consideration of
grading, streets, water and sewer systems, curbs and gutters, sidewalks, electrical service, street
trees and streetlights. It has been determined that the present fair-market value of such improved
land in and around the park district within the planning jurisdiction of the City is as follows:
Beginning January 1, 2016March 1, 2022: one hundred fifty thousand dollars ($150,000)one
hundred twenty five thousand dollars ($125,000.00) per acre. Properties that have received City
Council approval for development by an annexation agreement, planned development, conditional
use or final subdivision plat prior to March 1, 2022 may have land cash fees assessed at the one
hundred twenty five thousand dollars ($125,000) per acre rate until March 1, 2025, unless this
ordinance is otherwise amended prior to that date.

Such figure shall be used in making any calculations relating to this policy until evidence dictates
raising or lowering this amount. In the event that a subdivider or developer files a written objection
with the City Clerk objecting to said fair-market value figure, and in the event that negotiations fail to
achieve an acceptable alternative, the said fair-market value shall be determined by three (3)
qualified appraisers, one of whom shall be appointed by the City Council, or by its duly appointed
committee or commission, one of whom shall be appointed by the subdivider or developer, and one
of whom shall be mutually agreed upon by the said two (2) appraisers so chosen. The fees and
costs of such appraisal shall be borne equally by the City and the subdivider or developer.
2. Dedications Made Prior To Final Plat Approval: The dedications of land and/or cash contributions
required by this Section shall be made by the developer prior to the approval of a final plat in the
case of lands being developed into RO, R1-L, R1-M, R1-H, R2, R3 or R4 Zoning Districts, prior to
the issuance of a building permit in the case of land being developed in an R5 Zoning District for
which no previous contributions under this Section were made. Further, the dedications or
contributions required under this Section shall be applicable and due when a division of property, or
development or redevelopment of property occurs which creates lots or dwelling units in addition to
the number of lots or dwelling units existing as of (the effective date hereof), and in such cases be
paid upon application for building permit for each additional dwelling unit.
3. Density Formula: The following table of population density is generally indicative of current and
short-range projected trends in family size for new construction and should be used in calculating the
amount of required dedication of acres of land or the cash contributions in lieu thereof:

DENSITY FORMULA FOR
ESTIMATED POPULATION PER DWELLING UNIT

Type Of Unit Total Persons Per Unit
Detached Single-Family:
2 Bedroom

1.989

3 Bedroom

2.987

4 Bedroom

3.807

5 Bedroom

4.419

Attached Single-Family:
1 Bedroom

1.050

2 Bedroom

1.899

3 Bedroom

2.277

4 Bedroom

3.328

Apartment, Condominiums:
Efficiency

1.000

1 Bedroom

1.190

2 Bedroom

1.659

3 Bedroom

2.814

4. Cash payments in lieu of land shall be held by the City in a separate account which may or not
be interest bearing. Disbursements to the District may be made for qualified land acquisition or
improvements after submitting proof of expenditures for said acquisition or improvement.
5.

Land Values shall be reviewed by the City Council every three years beginning in 2018.

E. Review Of Present Market Value And Density Formula: The present fair-market value and density
formula affecting this Section shall be reviewed by the City Plan Commission each year. After
said review, any appropriate changes may be recommended to the City Council for action.
F. Exception: This Section is not to affect lands of subdividers or developers who have entered into
an agreement with the City for annexation of those lands, or for the use of those lands in a
planned development, said agreement having been entered into prior to the effective date of this
Section; except that any lands which are the subject of an annexation agreement or planned unit
development shall come under the terms of this Section, and this Section shall be fully
enforceable against those lands, where the annexation agreement or the planned unit
development agreement may have expired and become void because the lands affected were
not developed within the time provided for in said agreements. It is intended that the term "the
lands affected were not developed" is, for the purpose of this Section, to mean that the final plat
in case of lands being developed in RO, R1-L, R1-M, R1-H, R2, R3 or R4 Zoning Districts has
not been approved by the expiration date of the agreement; or that in the case of a development
in an R5 Zoning District, the building permits have not been granted by the expiration date of the
agreement in question.
G. City's Authority: No term within this Section shall represent a delegation of the City's authority to
any particular park district, and the City Council shall retain the final authority over application of
this Section. (Ord. 00-44, 5-15-2000)

Sheet 2 –Comparison of Common Land Cash Types
Four Bedroom Home
Table 2.01

School

Batavia Current Land Cash
Current
125K Value
Formula
150K Value
175K Value

$2,567.00
$3,208.75
$3,850.50
$4,492.25

Park

Total

$ 3,807.00
$4,758.75
$5,710.50
$6,662.25

$6,374.00
$7,967.50
$9,561.00
$11,154.00

Park

Total

Change from
Current
N/A
$1,593.50
$3,187.00
$4,780.00

Three Bedroom Townhome
Table 2.02
Batavia Current Land Cash
Current
125K Value
Formula
150K Value
175K Value

School
$711.83
$889.79
$1,067.75
$1,245.71

$2,277.00
$2,846.25
$3,415.50
$3,984.75

2,988.83
$3,736.04
$4,483.25
$5,230.46

Change from
Current
N/A
$747.21
$1,494.42
$2,241.63

Two Bedroom Apartment
Table 2.03
Batavia Current Land Cash
Current
125K Value
Formula
150K Value
175K Value

School
$370.67
$463.33
$556.00
$648.67

Park
$1,659.00
$2,073.75
$2,488.50
$2,903.25

Total
$2,029.67
$2,537.08
$3,044.50
$3,551.92

Change from
Current
$0.00
$507.41
$1,014.83
$1,522.25

Sheet 3 –Example Project “Siemens Site” 450 Units
(225 3 Bedroom Townhomes & 225 2 Bedroom Apartments)

Table 3.01 Total Fee
225 3 BDR Townhomes & 225 2 BDR Apartments
Batavia Current Land Cash
$1,129,162.50
125K Value
$1,411,452.00
150K
Value
Current Formula
$1,693,743.75
175K Value
$1,976,035.50

Change from
Current
$282,289.50
$564,581.25
$846,873.00

TO:

Plan Commission

FROM:

Drew Rackow AICP, Planner

DATE:

October 16, 2021

RE:

Preliminary/Final Plat of Subdivision for Randall Mill Center Subdivision
490 N Randall Road, Randall Road Resources LLC., Applicant

Background: In August, Randall Road Resources LLC acquired the former TGI Friday’s restaurant
property at 490 North Randall Road. The property is being prepared for occupancy by Douglas Carpet
One as a new retail location for their business. The applicant proposes a plat of subdivision that creates
a new lot in the existing parking field, with shared access and parking easements. The subdivision
creates a future development site south of the existing building. The property was originally platted as
part of Kingsland Unit 2 Subdivision, now known as the Randall Mill Shopping Center.
Summary of Information & Staff Analysis: The overall site is approximately 2 acres in size. The
proposed division would create a 0.92-acre lot (Lot 1) for Douglas Carpet One. Lot 2 is a 1.07-acre
development lot. The proposed plat of subdivision creates new access easement along the common lot
line, so that vehicle access facilities may be shared between the two properties.
Staff will request the width of the access easement area be widened to accommodate a standard access
aisle width. Additionally, the intention of this access is easement is to also allow shared parking. Staff
would recommend a condition of approval that requires a statement be added to the plat requiring
shared parking between the two parcels. Staff has also identified additional utility easements as being
needed to be located on the plat for certain existing utilities. Additional easements may be necessary at
the time of development of the property.
The proposed division has the potential to create a new non-conforming rear setback for the existing
setback of 10 feet rather than the required 20 feet. Without conveyance of the property to another
entity the site would remain one zoning lot and no non-conforming situations would be created until
that time. A planned development for development of the proposed lot 2 is anticipated. Staff would
recommend that zoning relief for that setback be requested with site development.
Portions of the existing public sidewalk along Mill Street encroach onto the property along with a
portion of Mill Street. The applicant would dedicate this area for roadway purposes. A vision area
easement is also requested for the corner of Mill and Randall, to limit impacts to driver vision at the
intersection. Such an easement would prohibit tall shrubs or trees within that space. Staff would work
with the applicant on the appropriate size and language for this area.
A sidewalk easement is provided along Randall Road to allow for the construction of a sidewalk outside
the right of way. A sidewalk will be required to be constructed along the full Randall Road of both lots
with the development of Lot 2. An easement is proposed to be dedicated to facilitate this in case it
needs to go onto private property due to topography issues. Staff recommends a condition of approval
that requires a sidewalk be constructed along Randall Road. It may be deferred until construction on lot

2
2. The applicant may construct it across lot 1 prior to that development. In the alternative, a Letter of
Credit guaranteeing its construction could be provided to the City.
Staff believes that the presented plat provides for an appropriate development lot. The former TGI
Friday’s restaurant had excess parking. With the transition to retail use, the number of required parking
spaces for the building is reduced. The creation of a future development lot would allow for a more
appropriate use of the property. The recommended conditions would address easements that should
be provided for existing conditions and for future development.
Staff Recommendation: Staff recommends the Plan Commission recommend to the City Council
approval of a Preliminary and Final Plat of the Randall Mill Subdivision, subject to the following
conditions for staff review and approval:
1. Addition and modification of easements, including, but not limited to the following:
a. Addition of public utility easements for existing sanitary sewer at the east side of lot 1.
b. Addition of a public utility easements for the existing electrical lines to the transformer
pad on the existing lot.
c. Addition of a note to that any areas of the site paved for parking shall be subject to a
blanket non parking and access easement that will be a subject of a future planned
development plan.
d. Modification of the cross-access easement to provide 25’ of width
e. A vision triangle easement be added to the northwest corner of lot 1
2. A sidewalk shall be constructed along Randall Road along the subdivision. Construction may be
deferred until construction on lot 2. The applicant may construct it across lot 1 prior to that
development. In the alternative, a Letter of Credit guaranteeing its construction could be
provided to the City.

Attachment: Final Plat Randall-Mill Subdivision
Cc:
Mayor and City Council
ERA Consultants
Department Heads

SURVEY
SITE

1

:
:
:

DRAWN BY
CHECKED BY

OF

APPROVED BY

SHEET

1

DESCRIPTION:

1 09/13/2021 EASEMENT/DEDICATION

OF
T
PAR T 1
LO

TBM

TBM

SDS

W21109.00

RANDALL-MILL CENTER
FINAL PLAT OF
SUBDIVISION

LOT 2

:

MIKE DOUGLAS
200 ALDER DRIVE, NORTH AURORA, IL 60542
(630) 897-9600

RANDALL ROAD
RESOURCES, LLC

’

PROJECT #

08-17-2021

’

:

LOT 1

DATE

’

4
T
O
L

FINAL PLAT OF
SUBDIVISION

3S701 WEST AVENUE, SUITE 150
WARRENVILLE, ILLINOIS 60555
PHONE (630) 393-3060
FAX (630) 393-2152
www.eraconsultants.com

RESOURCE ASSOCIATES

ENGINEERING

