TO:

Committee of the Whole

FROM:

Drew Rackow AICP, Planner

DATE:

October 7, 2021

RE:

Initial Land Use Proposal Review for Plaza West Apartments
37W375 Fabyan Parkway and Property along Hawks Drive
Andrea Ragona, National Shopping Plazas Inc., Applicant

Summary: Andrea Ragona, on behalf of National Shopping Plazas Inc. (NSP) has applied for an Initial
Land Use Proposal Review (ILUP) to consider a development plan for property located west of Walmart
on Fabyan Parkway and Hawks Drive. NSP proposes developing the property with 105 apartment units.
The subject property is approximately 4.4 acres.
Background: The ILUP process allows the Committee of the Whole (COW) to discuss proposed new uses
of land that differ from the designations for a property on the Comprehensive Plan or the Official Zoning
Map, and to give the public an opportunity to participate in the Council’s review. The goal of the
process is to discuss issues regarding the proposed change in use and provide general commentary on
the proposal. The result of the process is that the applicant may identify major areas of concern and
address them in a formal zoning application. If the concerns are insurmountable, the applicant may be
so informed, and can avoid significant time or expense pursuing an approval. The ILUP process is not
intended to provide a comprehensive detail review of the development’s design, but is focused on the
broader concepts of the proposed land use.
The subject property consists of two vacant parcels. 3 acres were incorporated with the Walmart
development and contains a portion of Walmart’s truck turn around. This parcel is presently zoned GC,
General Commercial District. The property was annexed under the Walmart Annexation Agreement,
which remains valid until 2023. 1.4 acres along Fabyan Parkway are unincorporated and presently
zoned E3 Estate Residential under Kane County’s zoning jurisdiction. The parcel is south of the BataviaGeneva Boundary Agreement, which is effective until 2031.
The City’s Comprehensive Plan Land Use Map identifies the subject property for General Commercial
use. The gross density of the proposed plan is approximately 23.86 units per acre, which would require
a reclassification of the property on the Comprehensive Plan Land Use Map to Residential >15-25
dwelling units per acre. Property to the east is designated General Commercial (Walmart Shopping
Center). Property to the south is designated Parks and Open Space (The McKee Tributary). Properties
to the west are designated Mixed Use (Windmill Landings) and Residential >15-25 dwelling units per
acre (Windmill Manor). Property to the north is outside of the City of Batavia’s Planning Jurisdiction
(Cemetery).
The Zoning Map is similarly designated with property to the east being zoned GC, General Commercial
District. Properties to the south are zoned POS, Parks and Open Space. Properties to the west are
zoned R5, Multiple Family Residential District High Density and MU Mixed Use. Property to the north is
zoned F Farming with a Special Use under Kane County jurisdiction.
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Information Submitted by the Applicant: The applicant has provided a site plan for development
proposing two three story (31 units) and one four story (43 unit) apartment buildings. Each building
would offer optional garage parking for tenants. On the conceptual floor plate drawings, one-bedroom
units range from 640-800 square feet with two-bedrooms ranging from 938-1,200 square feet. 174 (27
garage/147 surface) parking spaces are provided. The applicant has also provided prospective
elevations in their submission.
The applicant’s Market Study for the proposed development concludes that the market does have a
need for additional apartment units, and that demographics would support the market’s supply with the
additional units. A copy of this report is attached to this memo.
Site access is provided from solely from Hawks Drive. Parking lot aisles would provide internal
circulation for vehicles. The site plan depicts only internal sidewalks; public sidewalks would be required
along Hawks Drive along with a bike path extension along Fabyan Parkway. The property is eligible to
participate in the McKee Tributary for stormwater management. Landscape screening is shown along
the site perimeter.
Staff Analysis: The proposed development would require approval of several zoning applications. These
include: amendment to the existing Annexation Agreement for the south parcel; annexation of the north
parcel; Comprehensive Plan Land Use Map and Zoning Map amendments; Subdivision; and Design
Review. If proposed conditions include the need for zoning modifications, a Planned Development will
also be required.
The property is in the Geneva School and Park Districts. Should this proposal move forward, staff
encourages the applicant to pursue early discussions, particularly with the school district, with regarding
to their potential concerns. As an annexation, the property may be subject to School Impact Fees. It
would also be subject to School and Park Land Cash fees (or land donation).
It is expected that Kane County Division of Transportation will require dedication of additional right of
way along Fabyan Parkway; this will reduce the overall site area and increase the overall density of the
proposal. The applicant should contact KDOT regarding their requirements. The maximum density
under the R5 Zoning District is 25 units per acre. This right of way would also allow for the construction
of the bike path/sidewalk transition from the Landings to Walmart. An additional point of access along
Hawks Drive would provide needed access in case of an emergency closure of the main access. A
sidewalk will be required along Hawks Drive, connecting to the internal sidewalk network.
The overall height of buildings in this zoning district is limited to 45 feet, with a 10’ step back of the
façade on the third floor. The representative elevations do not include this step back. Building height as
well as overall site design also will need to accommodate the overall grade of this site, which drops 10 to
12 feet across the north-south dimension of the site.
In September, the City Council approved modification to the parking requirements for multifamily
residential uses. Under the new standards, required parking is reduced to 181 spaces, rather than the
previously required 193. 174 spaces are provided on this plan, a reduction of 7 spaces from the Code
requirement. The provided parking count may be lower with the addition of required parking lot
landscape islands, and accessible parking spaces. The Zoning Code also requires 25% of provided parking
in the R5 district to be covered. The current provided supply is 15%. While a parking space reduction
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may be supportable with proper evidence (ex. parking studies) during zoning review, staff observes
there are few opportunities for on-street parking or other alternate parking locations if the parking lot is
full.
The Public Works Division is currently working with Trotter & Associates on a wastewater capacity study.
Based on current information, Public Works staff feels the Study may show sufficient capacity at the lift
station and treatment plant for the proposed use and for other land development in the lift station
service area.
The current plans do depict items that would require revisions to comply with the Zoning and
Subdivision regulations or seek Code modifications and variances from the Subdivision Regulations.
While detail of the site design is not the focus of the ILUP, these would include some building/landscape
area setbacks, building height stepbacks and parking standards (as addressed elsewhere in this memo).
Staff would seek the applicant to comply with these requirements with plan revisions.
The Comprehensive Plan includes language supporting increased diversity in housing types within the
community. These include Goal 4 of the Land Use Element and Goal 1 of the Housing, Neighborhood
Conservation and Historic Preservation Element, which includes policies encouraging a variety of styles,
and quality rental options. The Homes for a Changing Region plan did project increased demand for
multifamily units in Batavia (1,085 units from 2011 to 2040), with populations of low/middle income
seniors and working age rental populations being the chief drivers of demand. The area along Hawks
Drive has transitioned to a multi-family residential focused area with the development of both Windmill
Manor and The Landings rather than the originally contemplated commercial development. Windmill
Manor was developed with a density of 18 units per acre. With the proximity to Walmart, this location
should be a transitional use from commercial uses to the other uses to the west. The proposed use may
fill a housing need within the community and expand our housing mix.
Staff is generally supportive of considering other land uses for this site. Without access to Fabyan
Parkway, this property provides limited utility for commercial use. The applicant has marketed the
property for office use without success.
The ILUP allows for the Committee to discuss the proposed use and its intensity. While nuances of the
site design may be discussed, focus should be on whether the change in land use at the proposed
residential density may be considered concurrent with zoning entitlements..
Recommendation: Staff recommends COW conduct the ILUP prescribed in the Zoning Code as follows:
1.

Allow up to 10 minutes for the applicant to make a presentation, after which COW may ask
questions of the applicant.

2.

Provide up to 10 minutes for staff to add relevant information, after which COW may ask
questions of staff.

3.

Provide up to 30 minutes for public comment.

4.

Discuss issues related to the proposed land use change and provide general commentary to the
applicant (no vote or straw poll occurs as part of this discussion).
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Timeline for Actions: There is no specific timeline. Commentary from the COW will assist the applicant
in determining their next steps. The ILUP is a voluntary process by the applicant, who may submit
complete applications for entitlements (annexation, Land Use Map and Zoning Map amendments,
subdivision, design review) at any time. A public hearing before the Plan Commission would be
scheduled after receipt and staff review of those applications and authorization from the City Council to
commence work on an annexation agreement.
Attachment: ILUP Application Materials (Site Plan, Building Photos, Market Study)
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Plaza West Apartments Proposal
Land Use Statement
Fabyan Parkway and Hawks Drive

National Shopping Plazas, Inc. (NSPI) is submitting a proposal to develop the vacant land
just west of the WalMart at Fabyan Parkway and Hawks Drive. Currently, the south half of
the property is zoned General Commercial and the north half of the property is in
unincorporated Kane County. NSPI would be seeking an R-5 MultiFamily High Density
zoning classification for this property. The proposed residential development contemplates
the construction of 105 apartment units distributed among two three-story elevator served
buildings and one four-story elevator served building. The buildings will offer tuck under
garages and will consist of 1 bedroom and 2 bedroom units. The proposed density is
approximately 25 units per acre, which is in line with the closest true multifamily zoning to
the South of this proposed development.
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