AGENDA
CITY OF CEDAR FALLS, IOWA
PLANNING AND ZONING COMMISSION MEETING
WEDNESDAY, MARCH 27, 2019
5:30 PM AT CEDAR FALLS CITY HALL

Call to Order and Roll Call
Approval of Minutes
1. Planning and Zoning Commission Minutes of March 13, 2019.
Public Comments
Old Business

2. Central Business District Overlay District — River Place Il Site Plan

Location: 302 Main Street and 123 E. 3rd Street

Applicant: River Place Properties I, LC, Owner; AXIOM Consultants; Shive-Hattery
Previous discussion: March 13, 2019

Recommendation: Recommend Approval.

P&Z Action: Recommend Approval and Forward to City Council.

[

MPC Development Procedures Agreement Amendment

Location: 2910 McClain Drive, 2920 McClain Drive and 5609 University Avenue
Applicant: James Benda

Previous discussion: March 13, 2019

Recommendation: Recommend Approval.

P&Z Action: Recommend Approval and Forward to City Council.

New Business

4. S-1 District Site Plan Review — Ashley Homestore

Location: 6301 University Avenue (former Younkers store).

Applicant: Igal Nassim, College Square Realty, LLC (Owner).

Previous discussion: None

Recommendation: Introduction and Discussion

P&Z Action: Gather comments and continue discussion at the April 10, 2019 P&Z meeting.

[on

Ashley Furniture Preliminary and Final Plat

Location: 6301 University Avenue (former Younkers store).
Applicant: College Square Realty, LLC (Owner)

Previous discussion: None

Recommendation: Introduction and Discussion
P&Z Action: Gather comments and continue discussion at the April 10, 2019 P&Z meeting

Commission Updates
Adjournment

Reminders:
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* April 10th and April 24th Planning & Zoning Commission Meetings
* April 1st and April 15th City Council Meetings

* April 2, 6:00 PM Cedar Falls Community Center — Public Kick-Off Meeting for Our Cedar Falls - Imagine the
Possibilities! (Downtown Visioning)

* April 18th Introduction to Planning and Zoning for Local Official Workshop - Waterloo Center for the Arts, 5:30
pm
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Cedar Falls Planning and Zoning Commission
Regular Meeting
March 13, 2019
City Hall Council Chambers
220 Clay Street, Cedar Falls, lowa

MINUTES

The Cedar Falls Planning and Zoning Commission met in regular session on Wednesday, March 13,
2019 at 5:30 p.m. in the City Hall Council Chambers, 220 Clay Street, Cedar Falls, lowa. The
following Commission members were present: Giarusso, Larson, Leeper, Oberle, and Wingert.
Adkins, Hartley, Holst and Saul were absent. Karen Howard, Planning & Community Services
Manager, was also present.

1)

2)

Acting Chair Leeper noted the Minutes from the February 27, 2019 regular meeting are
presented. Ms. Oberle made a motion to approve the Minutes as presented. Mr. Wingert
seconded the motion. The motion was approved unanimously with 5 ayes (Giarusso, Larson,
Leeper, Oberle, and Wingert), and 0 nays.

The first item of business was amendments to the Zoning Code text. Acting Chair Leeper
introduced the item and Ms. Howard provided background information. She explained that in
January the Commission forwarded a recommendation to the City Council for certain zoning
text amendments to the College Hill Neighborhood Overlay Zoning District. She explained that
the changes would eliminate the confusing language about principal, accessory and
secondary uses with regard to mixed-use buildings that made it difficult to determine which
dimensional and parking standards applied. It will also add a definition of a mixed-use building
and distinguish it from the definition of a residential building.

The parking requirements for the uses would be clearly stated and changed for multiple
dwellings to match the proposed parking requirement for residential units within a mixed-use
building. Minimum and maximum setbacks would be established for mixed-use buildings to
ensure a main street character as envisioned for the College Hill Business District, as well as
building design standards to address safe and prominent building entries, quality storefront
design, and standards for high quality building materials and articulation to match
requirements for multiple dwellings. The language will also be cleaned up for terms used for
different types of dwellings to match Section 29-2, Definitions. Ms. Howard explained that City
Council voted to refer the proposed ordinance back to the Planning and Zoning Commission
for modifications so that the change to the parking requirements would only apply in the C-3
District. She discussed the modifications made to the proposed text amendments to address
the City Council request. She explained that the parking requirement for dwelling units in
mixed-use buildings in the C-3 District would be distinguished from the parking requirements
for dwelling units within mixed-use building located in other zones within the College Hill
Overlay. She noted that the only other zone in the Overlay that would allow mixed-use
buildings would be the R-4 District, since the R-4 Zone allows a few commercial uses as well
as residential dwellings. She also explained that the parking requirement for multiple dwelling
buildings would remain the same as in the current code.

Kathryn Sogard, 330 Columbia Circle, Executive Director for the College Hill Partnership,
stated that the Partnership had three main points for their recommendations, which they
forwarded to the Commission in a letter they submitted to staff. They urged the Commission to
approve the changes; requested that the parking study not hold up the code changes; and
they believe that if enforcement of current time limits and policies in the City’s public lots were
improved that a lot of the parking concerns in the business district would be alleviated.
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3)

Mr. Wingert made a motion to approve. Ms. Oberle seconded the motion. The motion was
approved unanimously with 5 ayes (Giarusso, Larson, Leeper, Oberle, and Wingert), and O
nays.

The next item for consideration by the Commission was a site plan for River Place Il in the
Central Business District Overlay District. Acting Chair Leeper introduced the item and Ms.
Howard provided background information. She explained that the property is located in
downtown Cedar Falls at the site of the former Wells Fargo Bank at the corner of 3™ and Main
Streets. The current zoning is C-3 and is covered by the Central Business Overlay District.
She noted that the applicant has worked with staff to meet the recently adopted downtown
design standards in the code and has met twice with the Community Main Street Design
Committee review and also participated in a conference call with the lowa Main Street office
regarding the design. She noted that the applicant had refined the design based on the input
received from staff and from Community Main Street. Ms. Howard described the uses and
parking proposed for the new buildings at 302 Main Street and 123 E. 3" Street. She noted
that the building proposed for 302 Main Street will be three stories tall, have 1 floor retail
space and two floors of office. The proposed building at 123 E. 3" Street will be a 6-story
building with underground parking accessed from the alley, 1% floor retail space, 2™ floor
parking and office, and 4 floors of residential condominiums. The building will have 50
structured parking spaces, which satisfies the parking requirement for 2 parking spaces per
dwelling unit. Eleven additional on-street public parking spaces will be created for visitor
parking. Howard also summarized the parking impact analysis completed by WGI, the parking
consultant. WGI concluded in their report that there will be sufficient developer-controlled
private parking to serve all the proposed uses in the two buildings and that the 11 additional
on-street parking spaces will benefit the entire area.

Ms. Howard discussed other requirements including open space/landscaping, sidewalks and
streetscape, as well as the proposed drive-through. She covered staff concerns regarding
additional traffic in the alley and potential mitigation options and additional conditions to be
added to the Development Agreement. She also showed images of the proposed building and
spoke to the design standards, including building height and how the upper floor stepbacks
would help to visually reduce the perceived height from a pedestrian perspective. She
described how the proposed building designs meet the design standard in the code for
building proportion.

Ms. Howard provided building composition details and provided drawings of the proposed
layout for each building. She discussed design standards, such as windows and transparency,
materials and textures, and how each side the proposed buildings meet the requirements. She
also discussed the proposed colors, architectural features and building entries. Requirements
for trash dumpsters, stormwater management, signage and utility easement vacations have
been considered and will be met. Staff recommends review and discussion of the site plan and
continuation to the March 27 meeting for final review.

Taylor Morris, Eagle View Partners, 200 State Street is the project manager. He read a
statement describing the project and the demand for the mixed use buildings. He noted that
previously the area has catered to millennials, but he noted there is a significant demand for
for-sale units by the 50+ age population, which they are trying to meet with the proposed
building.

Tim Schilling, 3434 Tucson Drive, stated that he has no issues with the mix of the buildings,

but he feels the building is too tall. He feels it will not be within the character of downtown and
the residential use will take up too many parking spaces.
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4.)

Jenny Bagenstos, 220 Main Street, the owner of Here’s What’s Poppin, stated her concern
with the office uses creating parking issues. She believes that employees will use the parking
spaces for long periods of time preventing customers from parking.

Ivan Wieland, 2216 W. 3" Street, noted his parking concerns in the area, as well as his belief
that this kind of building doesn'’t fit downtown. He feels that it doesn’t have the small town feel
that has always been in that area.

Chad Smith, Taylor Veterinary Hospital, thanked the Commission for hearing his concerns. He
noted his concerns with the parking issues that will be created. He explained that there are
already problems with people parking in their parking lot, which makes it difficult for clients to
get their pets into the office. He also noted issues with pet elimination as there will not be
adequate space. He doesn'’t feel the building blends in with the surrounding buildings and it
will be forcing out non-traditional buildings. He stated is desire to have input on the mural that
is proposed for the south side of the building since it will be highly visible from their property.

Ms. Oberle asked Ms. Howard to speak to the parking study and address questions regarding
business use and how it plays into the calculations for retail versus residential space. Ms.
Howard stated that there is no parking requirement downtown for commercial uses, however
the parking consultant used a compilation of other parking studies to estimate parking demand
from both the commercial and residential uses proposed in the building. They used shared
factors for downtown locations to estimate the maximum amount at peak times. They also
studied the existing River Place private parking lots during different times and different days to
determine how much parking is available that could help serve the needs for commercial
tenants of the new buildings. Ms. Giarusso asked if the study provided for the current buildings
on State Street as well as this proposed building. Ms. Howard stated that it was considered.
Mr. Leeper asked about the timing for the proposed changes with the parking study. Ms.
Howard summarized a number of the recommendations from the parking study in the short
term. She noted that all the parking consultant’s recommendations and the final study report is
available on the City’s website. She noted that one of the recommendations was to add on-
street parking spaces wherever possible downtown in the near future. A primary
recommendation is also to make arrangements with private lot owners for sharing their lots in
the evening. There are currently discussions are in the works, but will depend on the private
owners. There will also be increased enforcement in public lots, which will be metered and
also provide opportunities for long term parkers to purchase permits.

Acting Chair Leeper expressed concerns with the potential drive through and the stacking
space requirements. Mr. Wingert stated that he has the same concerns. He feels it is a
beautiful building but thinks that there will be traffic issues with the drive through. Ms. Howard
discussed the compromise made for the current plan and that staff is also concerned and will
include provisions in the Development Agreement that would allow the City to impose
additional conditions or modifications to the drive through in the future if it causes traffic
circulation or safety issues.

Mr. Wingert asked if there is a system in place for parking for the office spaces. Mr. Morris
stated that they have extra parking in their existing River Place lot and would offer permits for
business owners and employees. There are also requirements in the commercial and
residential leases that specify that tenants should park in their provided parking lot. There was
further, brief discussion regarding drive through and the parking issues. The item was
continued to the March 27, 2019 meeting.

The Commission then considered amendment to the MPC Development Procedures
Agreement. Acting Chair Leeper introduced the item and Ms. Howard provided background
information. She explained that it is proposed to amend an MPC Development Procedure
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5.

6.)

Agreement at 2910 and 2920 McClain Drive and 5609 University Avenue. She stated that the
proposed plan would allow three residential buildings to continue as single-unit dwellings or be
wholly or partially converted into commercial businesses or offices. Access would be limited to
one driveway per property with no new access to University Avenue. Cross access drives
between properties may be permitted. Site changes necessary to serve commercial uses may
be allowed, such as widening curbs, adding parking and landscaping to meet zoning
requirements. If changes are proposed beyond what is allowed in the agreement, a hew site
plan and agreement must be reviewed and approved through Planning and Zoning and City
Council. Also, at the time of the development, missing public sidewalk segments must be
constructed.

Staff views the change to the MPC master site plan as positive, since re-using the existing
residential buildings will ensure that the area remains in scale with the surrounding residential
neighborhoods and will provide opportunities for small businesses. Staff recommends review
and discussion of the amendment by the Planning and Zoning Commission and the public and
to continue discussion to the next meeting for final review.

Mr. Wingert asked what the allowable uses are in the MPC. Ms. Howard stated that it is a
variety of commercial and institutional uses, such as office uses, professional office, small
retail and service businesses, and similar. The item will be continued at the March 27, 2019
meeting.

Ms. Howard mentioned the upcoming Planning and Zoning for Local Officials course and
reminded the Commission that the registration is coming soon for anyone interested. She also
noted that there will be a Public Kick-Off meeting for the new Downtown Visioning Project on
April 2, 2019 from 6:00 — 8:00 p.m. at the Cedar Falls Community Center.

As there were no further comments, Ms. Oberle made a motion to adjourn. Mr. Wingert
seconded the motion. The motion was approved unanimously with 5 ayes (Giarusso, Larson,
Leeper, Oberle, and Wingert), and 0 nays.

The meeting adjourned at 7:06 p.m.

Respectfully syubmitted,

Al ex . & .
Karen Howard Joanne Goodrich
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DEPARTMENT OF COMMUNITY DEVELOPMENT

City of Cedar Falls

220 Clay Street

Cedar Falls, lowa 50613

Phone: 319-273-8600

Fax: 319-273-8610

www.cedarfalls.com MEMORANDUM

Planning & Community Services Division

TO: Planning and Zoning Commission
FROM: Iris Lehmann, Planner Il
Karen Howard, Planning & Community Services Manager
DATE: March 21, 2019
SUBJECT: Site Plan Review: 302 Main Street and 123 E 3rd Street
PROJECT: SP19-003

REQUEST: Request to approve the Site Plan for 302 Main Street and 123 E 3rd Street
PETITIONER: River Place Properties I, LC — owner; AXIOM Consultants; Shive-Hattery

LOCATION: 302 Main Street and 123 E 3rd Street — Former Wells Fargo Site

PROPOSAL

The applicant proposes to redevelop the former Wells Fargo site at the corner of Main Street
and 3rd Street into two new mixed-use buildings. The property is just over 0.5 acres in area and
is located in the C-3, commercial zoning district and is also located within the Central Business
District Overlay Zoning District (CBD). Please note that new information is highlighted in yellow
in this report.

The proposal includes a three-story building and a six-story building. The three-story building,
302 Main Street, has approximately 6,600 square feet of commercial space with a drive-through
on the first floor and approximately 15,200 square feet of office space proposed on the second
and third floors. The six story building, 123 E 3rd Street, will include below-grade structured
parking, approximately 9,200 square feet of first floor commercial space, second floor structured
parking with the potential for some additional office space, and a total of 25 residential units on
the third through sixth floors. A one-way city alley separates the two proposed buildings. See
images below for existi and proposed site Iayouts
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BACKGROUND

The Wells Fargo building was built in 1910 as a two-story building in the Colonial Revival style.
The Wells Fargo building was significantly modified in 1963 when the second floor was
removed. Through this remodel the building lost its historic identity and was thereafter out of
character with the rest of the district reading visually as modern infill. The former bank had a
private surface parking lot and drive-through on the lot across the alley to the east. The building,
which is currently being demolished, was not eligible for the National Register of Historic Places
either individually or as a contributing building in the Cedar Falls Downtown Historic District
(State Inventory Form 01-13391). The demolition of this building and redevelopment of this site
will not detract from the Downtown’s National Historic District status. The site was purchased by
River Place Properties Il, LC in June of 2018.

A courtesy mailing was sent to neighboring property owners on Tuesday, March 5th, 2019.

ANALYSIS

All new building construction on properties located in the Central Business District must be
reviewed by the Planning & Zoning Commission and approved by the City Council. This
proposal qualifies as a substantial improvement under Section 29-168 CBD, Central Business
District Overlay. This review entails a site plan review and an architectural design review for
architectural compatibility with surrounding structures. Following is a review of proposed
buildings according to the zoning ordinance standards:

a) Proposed Use: The proposed commercial, office, and residential uses are permitted in the
C-3 Commercial district. Uses permitted.

b) Setbacks: There are no building setbacks in the C-3 Commercial district. Both proposed
buildings will be built to their property lines with the exception of the west side of 123 E 3rd
Street, the first floor of which will be setback 4 feet from the alley. The second story is
proposed to cantilever over this setback area, but must maintain a minimum 14-foot
clearance from grade. This 4-foot setback effectively increases the alley width from 16 to
20 feet, which would create a space wide enough to allow for two-way traffic along this
section, provided that the property owner grants a no-build easement for the four-foot
setback area. Setbacks satisfied.

c) Parking/Access:

LIGHT POLE ﬁ
.

302 Main Street is comprised of commercial and office spaces. This
building is not required to provide on-site parking and no private off-
street parking is being proposed on the property at 302 Main Street.
Parking requirements are met for the 302 Main Street building.

Proposed Drive-through: The applicant is proposing a drive-through
off of the alley to serve the financial institution use anticipated in one
of the ground floor commercial spaces (see image of the proposal to
the right). The Central Business District Overlay and C-3 zoning
district allows drive-through facilities. Per city code a bank drive-
through must “provide three stacking spaces per teller” (Sec. 29-177,
4). The proposal meets that requirement. However, the drive-through
can only function in this location by utilizing the public alley for
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access. The alley in question is a one-way, 16-foot-wide alley that circulates traffic from
north to south, similar to the other alleys located in the first block east of Main Street. To
access the proposed drive-through, customers will have to drive south off of 3rd Street and
loop back north through the drive-through to access the service window. Drivers would
then need to loop back south along the alley to exit.

Staff had concerns about potential congestion and traffic circulation issues on this narrow
one-way alley with the added traffic from a drive-through and from the underground parking
level for the 123 E 3™ Street building. To provide for better traffic circulation for both
buildings the applicant is proposing to set back the first floor of the 123 E 3rd Street
building four feet from the alley and grant a no-build easement/public access easement for
this area. This would effectively create a 20-foot wide section of the alley between the new
buildings that could accommodate two-way traffic. Staff is open to permitting two-way
traffic along the north half of the alley with appropriate directional signage and the no-
build/public access easement to accommodate the drive-through and to allow better traffic
circulation for the resident parking in the lower level of the 123 E 3" Street building.
However, staff recommends that language be added to the development agreement with
the property owner that would allow the City to impose additional conditions or
modifications to the drive-through, such as time restrictions, additional signage, or design
modifications, if traffic congestion from the drive-through poses a safety issue for
pedestrians or undue traffic congestion in the future. In addition, if the use of the ground
floor space ever changes, staff recommends that the drive-through use be discontinued,
unless subsequently reviewed and approved by the City Council for the new use. With
these terms in the agreement staff would support the drive-through as proposed.

PLEASE NOTE: At the last Planning and Zoning Commission meeting the applicant’s
updated drive-through layout had not yet been reviewed by Cedar Falls Utilities (CFU). The
layout showed the transformer for this site being relocated on the east side of the 302 Main
Street building tucked into the drive-through area. After review by CFU, to meet code
requirements, the applicant has recessed the second and third floors above the drive-
through area by seven feet. This ensures that the area above the transformer is left open,
with no building above. This change does not affect the appearance of the building’s
facade along E 3rd Street. The civil drawings will need to be updated to be consistent with
the amended architectural drawings.

123 E 3rd Street is comprised of commercial, office, and residential uses. No parking is
required for the commercial and office portions of the building but parking for the residential
units is required. The off-street parking requirement for the residential use is two parking
spaces per dwelling unit, plus one additional parking space for each bedroom in each
dwelling unit in excess of two bedrooms. One additional stall must be provided for every
five units in excess of five units for visitor parking (Sec. 29-177, 12B). The applicant is
proposing 25 two-bedroom condominiums. Per city code 50 parking spaces are required
for the residents and 4 spaces for visitors. The applicant is proposing to provide 50 on-site
parking stalls. All parking spaces will be located within the building with 31 in an
underground garage and 19 on the second floor. These numbers include two ADA
compliant stalls in each parking area. The parking spaces will each be 8’ x18’ with access
from a 24-foot wide two-way aisle within the structure. The minimum size requirements for
residential parking areas are met. In addition, the applicant is proposing to add 11 on-street
parking spaces along the south side of E 3rd Street, directly north of the building, and two




on-street parking spaces along the west side of State Street next to the building. This
would create 11 new public parking spaces for the downtown district, which more than
accommodates the visitor parking requirements for the site. Access to the underground
parking garage will be from the alley while access to the second floor parking garage will
be from State Street. See cross-section illustration below. For safety both parking
entrances will be equipped with audible and visual warnings when doors are in the open
position. Mirrors will also be installed to help vehicles see passing pedestrians. Parking
requirements are met for the 123 E. 3" Street Building.

parking/
commercial office

| 0% sansiion

retail/ condo access pen
position. be installed for
vehicles to view for potential pedestrians

0-0"

east/ west building section looking north through ramped parking access

As noted in the earlier parking analysis of 302 Main Street, there is concern from staff
regarding the potential congestion in the alley. In addition to the drive-through, the entrance
to the underground garage will be accessed from the alley. Previously, the alley was open
to the parking area and drive-through for Wells Fargo, so traffic circulation was not as
constrained as it will be with the proposed buildings. A common use for alleys in
commercial areas is to provide a place for trucks to deliver goods to businesses so not to
interrupt traffic flow on main streets. With commercial businesses like Pablo’s Mexican Grill
directly to the south of this site, this phenomenon occurs quite frequently at this location.
The proposed increase in the alley width with the no-build easement proposed by the
applicant will allow two-way traffic along the north half of the alley, which will help to
mitigate potential conflicts if the alley is blocked by delivery trucks on the southern portion
of the alley. However, all future users of the alley will need to make an effort to be “good
neighbors” to ensure that adequate traffic circulation is maintained.

Parking Impact Analysis: A parking study was recently completed for the downtown district
by WGI. Since this project was under review by City staff, the City requested that the
parking consultant provide a parking impact analysis for the project. This report is included
in the Planning & Zoning Commission packet. In the analysis, the consultant reports that at
the seasonal peak demand hour during the holiday shopping season in mid-December, the
proposed uses within the building may generate parking demand for approximately 82
parking spaces (93 parking spaces, if a restaurant locates in the larger space in the 123 E.
3' Street building). While on these peak dates, the parking demand may exceed the 61
parking spaces provided for the proposed project, the report notes that the parking demand
model projects maximum demand on the busiest days of the year, which may only happen
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d)

f)

a few times per year. The report also notes that the downtown parking study documented
that “the existing River Place surface parking lot shows consistent parking availability
during all times of the day and on weekends. The average parking availability in the River
Place lot was 89 open parking spaces during the typical lunch period and an average of 60
spaces open during typical evening periods.” The consultant concludes that there is
sufficient developer-controlled private parking to support the proposed project on the
former Wells Fargo site. In addition, the report notes that the net gain of 11 public parking
spaces along 3" and State Streets will benefit the entire area.

Staff notes that in addition to the private off-street parking in the area controlled by the
developer, there are public parking lots and on-street parking in the downtown area that are
intended to provide for the parking needs of the district. As shown in the larger parking
study completed by the consultant, which has been posted on the City’s website, there are
currently a significant number of additional long-term parking spaces available even during
peak times within 2 blocks of Main Street. As the City implements the recommendations of
the parking study to more carefully manage the public parking, it will become more difficult
for long term parkers, such as employees, to utilize the prime on-street parking spaces
intended for customers. They will be more likely to take advantage of the free 24-hour
parking located within 2 blocks of their workplace. Staff finds that the significant captive
market benefits of additional employees and residents that will result from the
development of these new buildings will be a significant benefit to the downtown
area with little impact to parking availability.

Open Space/Landscaping: There are no open green space requirements in the C-3
Commercial district. Although both buildings utilize the entirety of their site, both provide
open roof spaces for tenant usage through both balconies and green roofs. In addition, the
applicant will replace the three street trees along Main Street, add one tree along E 3rd
Street, and replace one street tree along State Street. Open Space/Landscaping
requirement satisfied.

Sidewalks/Recreational Accommodations: With construction of the new buildings, it is
anticipated that the alley and the public sidewalks will need to be reconstructed. The
applicant will be responsible for replacing sections of the sidewalks and portions of the
alley that are damaged due to construction of the site. Engineering plans for this work have
been submitted with this proposal. The replacement of the sidewalk along Main Street and
the addition of the public parking spaces along 3rd street will be coordinated with the City
and will be consistent with the planned streetscape design for the area, including
decorative paving and lighting. Reconstruction of 3 Street is in the City’s Capital
Improvements Program and planned in 2020, so ideally street reconstruction will coincide
with construction of the 123 E. 3" Street building. Bike racks will be provided near the State
Street entrance to the residential units of 123 E 3rd Street. Sidewalk/Recreational
Accommodations satisfied.

Building Design: Section 29-168(h), Central Business Overlay District requires a design
review of various elements to ensure that the proposed improvements are architecturally
compatibility with surrounding structures.

a) Proportion: “The relationship of width and height of the front elevations of adjacent
buildings shall be considered in the construction or alteration of a building. An effort
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should be made to generally align horizontal elements along a street frontage, such as
cornice lines, windows, awnings and canopies. The relationship of width and height of
windows and doors of adjacent buildings shall be considered in the construction or
alteration of a building. Particular attention must be given to the scale of street level
doors, walls and windows. Blank walls at the street level are to be discouraged.
Elements such as windows, doors, columns, pilasters, and changes in materials,
artwork, or other architectural details that provide visual interest must be distributed
across the facade in a manner consistent with the overall design of the building.”

The C-3 Commercial District has a building height limitation of 165 feet or three times
the width of the road the building faces, whichever is greater. 302 Main Street is
proposed to be approximately 42 feet in height (at the tallest point) and 123 E 3rd

Street is proposed to be 78 feet tall. These buildings meet the height requirement of

the C-3 Zoning District. This property is also located within the Central Business
Overlay Zoning District. The overlay district does not have a specific height limitation fo
buildings, but it does call for reviewing the scale of a proposed building in relation to
nearby properties. Most of the buildings along the “parkade” are two or three stories in
height. Recent buildings along State Street are 3 to 4-stories in height. The Hampton
Inn under construction along 1% Street will be 6 stories in height.

West Elevation ‘ '

r

302 Main Street is located along the historic spine of the downtown district. As shown in
the illustration above, the building will be three stories tall with a portion of the building’s

third story, along Main Street, stepped back approximately 10 feet from the lower story
facade. In keeping with traditional Main Street character, the corner of the block is
anchored by a taller facade. The step back visually reduces the scale of the remainder
of the facade along Main Street to two stories as the 3™ story will recede from view at
the pedestrian level. The proposed design does an admirable job of aligning the
horizontal elements along the Main Street frontage, with cornice lines and windows
creating a consistent rhythm along the street frontage. The 3rd Street facade of this
building will be three stories tall. This additional height will create a good transition to
the taller building proposed at 123 E 3rd Street.

The proposed 123 E 3rd St building is a six-story building approximately 78 feet tall. To

visually reduce the scale of the building, the applicant is proposing two stepbacks: a 10-

foot stepback above the 2" floor and another 10-foot stepback above the 5" floor. This
technique is a common practice used to help taller buildings blend into street frontages
with lower scale buildings. From a pedestrian perspective walking along 3" or State
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b)

Street (see perspective drawing
one the next page), the floors
above the second story will
recede from view, giving the
general feel of a two-story
building. The 6th floor of the
building will be setback another
10 feet so that at street level (see
image below), the 6™ story will
not be visible at all and even from
a distance will recede from view.
It should be noted that the step
backs create the possibility for

upper floor terraces that can become attractive outdoor amenities for building residents.

This will be the tallest building in this area of the downtown. The next largest buildings
being 401 Main Street and several of the other River Place buildings located further to
the north along State Street. Although the proposed building will be taller than
neighboring buildings, particularly the one-story veterinary clinic, which is a unique
standalone building located to the south and setback from the street, the applicant has
made efforts to align horizontal elements and visually reduce the height of the building
with the upper floor step backs. Staff notes that with this new building, State Street will
begin to fill in with a more consistent and attractive street wall with active storefronts,
similar to Main Street, which will create a more pleasant and interesting place to walk
and do business. Staff finds that overall the proposed building designs will create
well proportioned and visually interesting street frontages. The proposed design
meets the intent of the design standard for building proportion.

street view rendering along 3rd street

Roof shape, pitch, and direction: The similarity or compatibility of the shape, pitch,
and direction of roofs in the immediate area shall be considered in the construction or
alteration of a building.

Both proposed buildings are designed with flat roofs which are consistent with the
existing downtown roof shapes, pitches, and directions. The roof shape, pitch, and
direction criterion is met.
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c) Pattern: Alternating solid surfaces and openings (wall surface versus doors and
windows) in the front facade, sides and rear of a building create a rhythm observable to
viewers. This pattern of solid surfaces and openings shall be considered in the
construction or alteration of a building.

The facades of both 302 Main Street and 123 E 3rd Street are designed with a pattern
of alternating solid surfaces and window and door openings. The pattern of openings
varies between the buildings storefronts from bay to bay to create separate storefront
identities. The street facing facades include raised and recessed portions of the facade
wall to interrupt the massing of the wall. The pattern criterion is met.

d) Building Composition:

a. To create visual interest and visually break up long building walls, facades on
buildings greater than 50 feet in length shall be divided vertically into bays. Facade
bays shall be a minimum of 20 feet wide and a maximum 40 feet wide. The bays
shall be distinctive but tied visually together by a rhythm of repeating vertical
elements, such as window groupings, pilasters, window bays, balconies, changes
in building materials and textures, and/or by varying the wall plane of the facade.

Both 302 Main Street and 123 E 3rd Street have divided their facades into
discernible bays according to the code standards. The repeating rhythm of the
storefront bays is particularly attractive and is consistent with the predominant
mainstreet character of downtown. The upper floor windows align but create a
distinctive pattern within each module across the fagade. The change in materials
and colors helps to further define the bays.

ea: 3630 SF (40%)

1 5450 SF
ymprised of Terracotta
stone)

East Elevation (along State St) — 123 E 3" St.

North Elevation (along E 3rd St) — 123 E 3rd St

14




f)

The building proposed at 123 E 3 Street also has distinguishable bays. The storefront
bays are generally wider than the Main Street building, but seem appropriately scaled
for this larger building. Staff finds that the modulation of the base of the building
coincides well with the modulation in the upper floor facades, giving the building a very
symmetrical feel with the cream-colored center bay a bit narrower with equal width bays
on either side. The upper floor balconies align vertically with the changes in wall plane
along the base of the building. Staff notes that the westernmost bay located along the
alley is narrower than the required 20 feet, but creates a bay of similar width to match
the attractive chamfered (angled) corner on the northeast corner of the building. If
changed, the symmetry would be lost, so staff finds that this minor variation from the
standard is appropriate to the design of the building.

For both buildings the storefront level is distinguished from the upper floors by various
horizontal elements, including canopies, horizontal banding, and other architectural
elements. In addition, the floor-to-structural ceiling heights of the ground-level floors of
both buildings meet the minimum 14-foot requirement.

Based on all these factors, staff finds the building composition criteria are met
for both buildings.

Windows and Transparency: The size, proportion, and type of windows need to be
compatible with existing neighboring buildings. A minimum of 70% of the storefront area
between 2 and 10 feet in height above the adjacent ground level shall consist of clear
and transparent storefront windows and doors that allow views into the interior of the
store. The bottom of storefront windows shall be no more than 2 feet above the
adjacent ground level, except along sloping sites, where this standard shall be met to
the extent possible so that views into the interior of the store are maximized and blank
walls are avoided. Exceptions may be allowed for buildings on corner lots where
window coverage should be concentrated at the corner, but may be reduced along the
secondary street facade, and for repurposing of buildings not originally designed as
storefront buildings (e.g. re-purposing of an industrial or institutional building). Transom
windows are encouraged above storefront display windows. Glazing should be clear
and transparent.

73% of the storefront level of the Main Street fagcade of the proposed buildings at 302
Main Street will be comprised of clear and transparent glass, in a traditional storefront
configuration with a short knee wall and large display windows and transom windows
above. On the 3" Street side of the building, the storefront window coverage is 60%,
which is short of the 70% requirement. However, other than the stair and elevator
towers, the glazed storefront area is maximized along this secondary fagcade.
Therefore, staff finds that the criterion is met.

On the proposed building at 123 E. 3" Street, 72% of the storefront level of the building
is comprised of clear and transparent glass. The windows are in a modern storefront
window configuration that extends all the way to the base of the building with large
display windows and transom windows above. The criterion is met.

Materials and texture: The similarity or compatibility of existing materials and texture
on the exterior walls and roofs of the buildings in the immediate area shall be
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9)

h)

considered in the construction or alteration of a building. A building or alteration will be
considered compatible if the materials and texture used are appropriate in the context
of other buildings in the immediate area. Street-facing facades shall be comprised of at
least 50% brick, stone, or terra cotta. Side and rear walls shall be comprised of at least
25% brick, stone, or terra cotta. These high quality materials should be concentrated on
the base of the building.

The solid portion (not including window area) of the street-facing facades of the
proposed building at 302 Main Street is comprised almost entirely of brick and
limestone, with the storefront insets comprised of metal and clear and transparent
glass. On the alley side of the building, the majority of the solid area of the fagade is
comprised of brick and the remainder with metal panels. Criterion is met.

54.4% of the solid portion of the 3™ Street side and 53% of the State Street facade of
the proposed building at 123 E. 3™ Street will be comprised of terracotta (two colors)
and limestone panels. These materials are concentrated on the base of the building,
although a significant portion of the upper floor fagade (not including the windows) will
be black terracotta. The remainder of the upper stories will be clad in dark gray metal
panels and lighter colored wood panels. The alley side of this building will be 25%
terracotta. This higher quality material will be concentrated at the corner of 3" Street
and the alley, which is the most visible portion of that fagade. The upper floors will be
largely glass surrounded by wood and metal panels. The visible portion of the south
side of the building will be comprised of terracotta panels that wrap the corner. The
remainder will be concrete, which will provide the “canvas” for a future painted mural
(see below). Criterion is met, provided the proposal for a mural on the south side
of the building is approved.

Color: The similarity or compatibility of existing colors of exterior walls and roofs of
buildings in the area shall be considered in the construction or alteration of a building.
Buildings in the CBD utilize earth and neutral tones; however, other colors can highlight
the architectural features of a building and are acceptable as accents. Accents
generally include trim areas and comprise up to 15% of the facade.

Both buildings utilize a variety of earth and neutral colors to create a visually interesting
facade that is consistent with the colors found in downtown Cedar Falls. Criterion is
met.

Architectural features: Architectural features, including but not limited to, cornices,
entablatures, doors, windows, shutters, and fanlights, prevailing in the immediate area,
shall be considered in the construction or alteration of a building. It is not intended that
the details of existing buildings be duplicated precisely, but those features should be
regarded as suggestive of the extent, nature, and scale of details that would be
appropriate on new buildings or alterations.

The proposed buildings are more modern in design with fewer architectural
embellishments than some of the more distinctive historic facades in the district.
However, there are architectural elements that provide visual relief and interest to the
building facades, including raised cornices, variation in brick pattern, variation in
material textures, decorative metal elements, and distinctive horizontal banding. Staff
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finds that the criterion is met.
Building Entries:

(i) Primary entries to ground floor building space and to common lobbies accessing
upper floor building space shall be located along street-facing facades. For buildings
with more than one street-facing facade, entries along facades facing primary streets
are preferred. Building entries along rear and side facades or from parking garages
may not serve as principal building entries. Buildings with more than three street-facing
facades shall have building entries on at least two street-facing sides. There are
numerous building entries to the storefront commercial spaces located along the street-
facing facades of both buildings. The primary entrances for the 302 Main Street building
are located along and oriented toward Main Street. Additional entrances are located
along 3" Street that provide access to stair and elevator towers for the building. There
are also muItLpIe storefront entrances proposed for the building at 123 E. 3" Street
along both 3™ Street and State Street. Criterion is met.

(if) For buildings that contain residential dwelling units, there must be at least one main
entrance on the street-facing facade that provides pedestrian access to dwelling units
within the building. Access to dwelling units must not be solely through a parking
garage or from a rear or side entrance. The building at 123 E. 3" Street contains upper
floor residential dwellings. The main entrance to the lobby that accesses the upper floor
dwelling units is located on State Street.

(ii) For storefronts with frontage of 100 feet or more, a visible entryway shall be
provided a minimum of every 50 feet. Both buildings have frontages greater than 100
feet. There are visible entrances for both buildings at least every 50 feet along Main
Street, 3" Street, and along State Street. Criterion is met.

(i) Entryways into a storefront will be at grade with the fronting sidewalks. All building
entries are at grade. Criterion is met.

(iv) Entryways shall be designed to be a prominent feature of the building. The use of
architectural features such as awnings, canopies, and recessed entries are
encouraged. Most of the building entries for both buildings are distinguished by and
sheltered by flat canopies. A number of the entries are recessed. Staff finds that
building entries along street-facing facades are designed to be prominent features of
the facade. Criterion is met.

Exterior mural wall drawings, painted artwork, exterior painting: These elements

shall be reviewed to consider the scale, context, coloration and appropriateness of the
proposal in relation to nearby facades and also in relation to the prevailing character of
the downtown area.

An area of the south facade of the building at 123 E. 3" Street will be visible, since the
veterinary clinic is setback from the sidewalk with the street-fronting surface parking lot.
Since this wall is located on the lot line, window openings are not allowed due to
Building Code requirements. To create a more visually interesting facade, the applicant
IS proposing to commission an artist to paint a mural in this location (see illustration on
the next page). This will be a unique feature of the building. The development
agreement will establish a reasonable timetable for completion of the mural after the
building is constructed.
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9)

h)

I T

8 ¢

Taylor Veterinary Hospital

WOOD CLADDING METAL PANEL 1 CONCRETE(36%) DARK TERRACOTTA PANELS(4 %)

Trash Dumpsters: Due to the changed drive-through layout, 302 Main Street and 123 E
3rd Street will share a dumpster and recycling area which is recessed within the 123 E 3rd
Street building walls along the alley. For the residential tenants of the 123 E. 3" Street
building, access to the dumpster will be provided from the main elevator lobby. It appears
that other tenants of both the 302 Main Street building and the 123 E. 3" Street building will
have to transport waste around the building to the alley. This may be problematic and staff
encourages the developer to consider internal circulation options for all the commercial
tenant spaces to the alley. The Development Agreement will have a clause noting the
shared dumpster and recycling area.

Storm Water Management: Engineering staff continues to work with the applicant on the
stormwater management and quality plans for the proposed buildings. While detention is
not required, water quality requirements apply. The proposal is to install one or more
hydrodynamic separators to filter the stormwater prior to release into the City storm sewer.
The final stormwater management plan and design may integrate green roof water quality
practices in addition to mechanical water quality treatment units to satisfy water quality
volume according to code requirements. If it is determined that the green roof features are
not included or are designed primarily for aesthetics, the final mechanical units will be
sized to address all water quality requirements per code. A preliminary storm water report
for both buildings will need to be submitted and reviewed by the City’s Engineering Division
prior to City Council approval.

Signage: Wall signs shall not exceed 10% of the total wall area, and in no case shall
exceed 10% of the area of the storefront. Wall signs on storefronts shall not extend beyond
or above an existing sign band or extend over or detract from the architectural features of
the building facade, such as cornices, pilasters, transoms, window trim, and similar.

Placeholders for wall signs for future tenants in both proposed buildings are included on
the attached building elevation drawings. The percentages and locations meet the
requirements listed above. Permits will be required prior to installation. Criterion met.
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J)  Utility Easement Vacation: There are a number of utilities that will need to be moved, so
existing obsolete easements will need to be vacated. Additional information will need to be
noted on the site plan as required by CFU.

TECHNICAL COMMENTS
City technical staff, including Cedar Falls Utilities (CFU) personnel, has reviewed the proposed
site plans. Remaining technical comments are outlined below.

1. Update the plans for the 123 E 3rd Street building to show meter locations and verify that
they will be recessed a minimum of 2 feet into the building wall so they do not extend into
the no-build easement along the alley.

2. On page C101 change the parking provided section to distinguish between onsite parking
and the 13 on street public parking spaces.

3. The 4’ setback from the alley needs to be recorded as a no-build/utility/public access
easement and noted as such on the civil site plan. The no-build area should specify that it
will provide a 14 foot vertical clearance from alley grade.

4. Provide an updated civil site plan with the latest drive-through design addressing CFU
concerns for the transformer. Architectural drawings for the drive-through should be
updated to be consistent.

5. Provide additional stormwater management/quality information as needed per

Engineering.
Easement vacation documentation needed.
Completion of a Development agreement.

No

STAFF RECOMMENDATION

Staff recommends approval of the proposed site plan and building designs for 302 Main Street
and 123 E 3rd Street subject to resolution of any remaining technical deficiencies prior to City
Council approval.

PLANNING & ZONING COMMISSION

Introduction Acting Chair Leeper introduced the item and Ms. Howard provided background

and information. She noted that the applicant has worked with staff to meet the

Discussion recently adopted downtown design standards in the code and has met twice with

3/13/2019  the Community Main Street Design Committee review and also participated in a
conference call with the lowa Main Street office regarding the design. She noted
that the applicant had refined the design based on the input received from staff
and from Community Main Street. Ms. Howard described the uses and parking
proposed for the new buildings at 302 Main Street and 123 E. 3rd Street. She
noted that the building proposed for 302 Main Street will be three stories tall,
have 1st floor retail space and two floors of office. The proposed building at 123
E. 3rd Street will be a 6-story building with underground parking accessed from
the alley, 1st floor retail space, 2nd floor parking and office, and 4 floors of
residential condominiums. The building will have 50 structured parking spaces,
which satisfies the parking requirement for 2 parking spaces per dwelling unit.
Eleven additional on-street public parking spaces will be created for visitor
parking. Howard also summarized the parking impact analysis completed by
WG, the parking consultant. WGI concluded in their report that there will be
sufficient developer-controlled private parking to serve all the proposed uses in
the two buildings and that the 11 additional on-street parking spaces will benefit
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the entire area.

Ms. Howard discussed other requirements including open space/landscaping,
sidewalks and streetscape, as well as the proposed drive-through. She covered
staff concerns regarding additional traffic in the alley and potential mitigation
options and additional conditions to be added to the Development Agreement.
She also showed images of the proposed building and spoke to the design
standards, including building height and how the upper floor stepbacks would
help to visually reduce the perceived height from a pedestrian perspective. She
described how the proposed building designs meet the design standard in the
code for building proportion.

Ms. Howard provided building composition details and provided drawings of the
proposed layout for each building. She discussed design standards, the proposed
colors, architectural features, and building entries. Requirements for trash
dumpsters, stormwater management, signage and utility easement vacations
have been considered and will be met. Staff recommends review and discussion
of the site plan and continuation to the March 27 meeting for final review.

Taylor Morris, Eagle View Partners, 200 State Street is the project manager. He
read a statement describing the project and the demand for the mixed use
buildings. He noted that previously the area has catered to millennials, but he
noted there is a significant demand for for-sale units by the 50+ age population,
which they are trying to meet with the proposed building.

Tim Schilling, 3434 Tucson Drive, stated that he has no issues with the mix of the
buildings, but he feels the building is too tall. He feels it will not be within the
character of downtown and the residential use will take up too many parking
spaces.

Jenny Bagenstos, 220 Main Street, the owner of Here’s What's Poppin, stated
her concern with the office uses creating parking issues. She believes that
employees will use the parking spaces for long periods of time preventing
customers from parking.

Ilvan Wieland, 2216 W. 3rd Street, noted his parking concerns in the area, as well
as his belief that this kind of building doesn’t fit downtown. He feels that it doesn’t
have the small town feel that has always been in that area.

Chad Smith, Taylor Veterinary Hospital, thanked the Commission for hearing his
concerns. He noted his concerns with the parking issues that will be created. He
explained that there are already problems with people parking in their parking lot,
which makes it difficult for clients to get their pets into the office. He also noted
issues with pet elimination as there will not be adequate space. He doesn't feel
the building blends in with the surrounding buildings and it will be forcing out non-
traditional buildings. He stated his desire to have input on the mural that is
proposed for the south side of the building since it will be highly visible from their

property.
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Discussion
and Vote
3/27/2019

Ms. Oberle asked Ms. Howard to speak to the parking study and address
guestions regarding business use and how it plays into the calculations for retalil
versus residential space. Ms. Howard stated that there is no parking requirement
downtown for commercial uses, however the parking consultant used a
compilation of other parking studies to estimate parking demand from both the
commercial and residential uses proposed in the building. They used shared
factors for downtown locations to estimate the maximum amount at peak times.
They also studied the existing River Place private parking lots during different
times and different days to determine how much parking is available that could
help serve the needs for commercial tenants of the new buildings. Ms. Giarusso
asked if the study provided for the current buildings on State Street as well as this
proposed building. Ms. Howard stated that it was considered. Mr. Leeper asked
about the timing for the proposed changes with the parking study. Ms. Howard
summarized a number of the recommendations from the parking study in the
short term. She noted that all the parking consultant’'s recommendations and the
final study report is available on the City’s website. She noted that one of the
recommendations was to add on-street parking spaces wherever possible
downtown in the near future. A primary recommendation is also to make
arrangements with private lot owners for sharing their lots in the evening. There
are currently discussions are in the works, but will depend on the private owners.
There will also be increased enforcement in public lots, which will be metered and
also provide opportunities for long term parkers to purchase permits.

Acting Chair Leeper expressed concerns with the potential drive through and the
stacking space requirements. Mr. Wingert stated that he has the same concerns.
He feels it is a beautiful building but thinks that there will be traffic issues with the
drive through. Ms. Howard discussed the compromise made for the current plan
and that staff is also concerned and will include provisions in the Development
Agreement that would allow the City to impose additional conditions or
modifications to the drive through in the future if it causes traffic circulation or
safety issues.

Mr. Wingert asked if there is a system in place for parking for the office spaces.
Mr. Morris stated that they have extra parking in their existing River Place lot and
would offer permits for business owners and employees. There are also
requirements in the commercial and residential leases that specify that tenants
should park in their provided parking lot. There was further, brief discussion
regarding drive through and the parking issues. The item was continued to the
March 27, 2019 meeting.
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site plan
existing public parking
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site plan
proposed public parking
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ground floor retail and commercial - 9,039 SF
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second floor commercial - 10,870 SF
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third floor commercial - 7,800 SF
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3rd Street Facade
-Glazed Area: 2,837 SF (50%)
1st Floor glazing: Not less than 75% VTE

2nd & 3rd Floor glazing: Not less than 45% VTE

-Solid Area: 2,824 SF (50%)
Lime Stone: 24%
Brick: 22%

Metal Panel: 4%

2 @ 15 sf Signage = 1.7% of wall

River Place Properties Il - cedar Falis, lowa

302 Main Street - preliminary design concept

-Signage - 5.4% of total wall
surface

-Clear and Transparent Store
front on first floor: 62%

1 @ 34 sf Signage = 7.7% of wall

north elevation with heights

3 @ 24 sf Signage = 6.5% of wall
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Main Street Facade
-Glazed Area: 1,712 SF (49%)
1st Floor glazing: Not less than 75% VTE
2nd & 3rd Floor glazing: Not less than 45% VTE

-Solid Area: 1,638 SF (51%)
Lime Stone: 19%
Brick: 31%

Metal Panel: 1%

-Signage - 4.7% of total wall
surface

-Clear and Transparent Store
front on first floor: 73%

Limestone, final selection TBD

1 @ 24 sf Signage = 3.25% of wall 1 @ 37 sf Signage = 6% of wall 2 @ 17 sf Signage = 2.7% of wall

River Place Properties Il - cedar Falis, lowa

302 Main Street - preliminary design concept

west elevation with heights

29

- o~ -

-Il:-‘<a s
ARCHITECTURE



Alley Facade
-Glazed Area: 505 SF (14%)
1st Floor glazing: Not less than 75% VTE
2nd & 3rd Floor glazing: Not less than 45% VTE

-Solid Area: 2,898 SF (86%)
Lime Stone: 2%
Brick: 51%
Metal Panel: 34%

Metal Panels, final selection TBD

east elevation with heights

dumpster enclosure: buff CMU wall 8’-O” high. Black

i : bi-parting sliding doors on the front. _ — .
River Place Properties Il - cedar Falis, lowa - FE G

302 Main Street - preliminary design concept 30 ARCHITECTURE




north elevation with material designations
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concept rendering from corner of Main and 3rd Street
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Main Street context
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Main Street context
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PROPERTY LOCATION 302 MAIN STREET

PROPOSED PARKING NONE (EXISTING 9 ONSITE PARKING SPACES WILL BE
MAINTAINED).

EXISTING SITE 11,616 SF 0.27 AC (100%)

BUILDING AREA = 10,043 SF 0.23 AC (85%)

PAVEMENT = 1,573 SF 0.04 AC (15%)

OPEN SPACE = 0 SF 0AC (0%)

PROPOSED SITE 11,616 SF 0.27 AC (100%)

BUILDING AREA = 11,054 SF 0.25 AC (93%)

PAVEMENT = 562 SF 0.02 AC (07%)

OPEN SPACE = 0 SF 0 AC (0%)

*DOES NOT INCLUDE AREA WITHIN ROW.

ZONING INFORMATION C-3: HIGH DENSITY COMMERCIAL DISTRICT

USE COMMERCIAL

FEMA FLOODWAY INFORMATIOIN ~ NO FLOODPLAIN PRESENT PER FIRM PANEL

#19013C0162F.
YARD SETBACKS
FRONT NONE
SIDE NONE
REAR NONE
EXTERIOR ELEVATIONS
MAXIMUM HEIGHT 165 FEET
PROPOSED HEIGHT 40 FT
NOTES

1. WATER QUALITY TO BE PROVIDED IN CONJUNCTION WITH 305 STATE STREET.

SITE PLAN KEYNOTES:

EXISTING TREE GRATE. PROVIDE PROTECTION DURING CONSTRUCTION.
SEE DETAIL 2/C9.01 & DETAIL 3/C9.01.

CONCRETE STOOP. SEE ARCHITECTURAL PLANS.

CONCRETE PAVEMENT DUMPSTER ENCLOSURE.

6" PVC SANITARY SERVICE. USE CITY APPROVED WYE CONNECTION TO
EXISTING 12" PVC MAIN. SEE PLUMBING PLAN FOR SERVICE
CONTINUATION.

6" WATER SERVICE. USE CITY APPROVED TAPPING SLEEVE & VALVE. SEE
PLUMBING PLAN FOR SERVICE CONTINUATION.

41 LF OF 10" HDPE STORM SERVICE. CONNECT TO EXISTING STORM
GRATE. INV 10" HDPE 854.52 (W).

SEE DETAIL FOR NEW PAVEMENT CONSTRUCTION AGAINST A BUILDING
FACE.

EXISTING BIKE RACK.

NOT USED

SITE TRIANGLE FROM ALLEY DRIVEWAY.

PROPOSED TRANSFORMER RELOCATION AND ASSOCIATED EASEMENT.

PE 0PRD D © ®» DB

@ EXISTING STREET LIGHTS TO BE PRESERVED.

@ R6-6, BEGIN ONEWAY, 24X30

LEGEND:

W
(S

W
SO

EXISTING BUILDING

EXISTING BRICK PAVER

(SH

é_;)
=
=

) (b

— &)

/6
N

MAIN STREET

INSTALLATIOIN OF BRICK PAVERS ALONG MAIN
STREET WILL BE DONE IN COORDINATION AND

(ST15

(CONCRETE)

FINALIZED WITH THE CITY'S PARKADE

(13)

(IS)

(ST15

\

IMPROVEMENTS.

PROPOSED BUILDING

6" PCC ON 6"
AGGREGATE.

(SH

5" PCC SIDEWALK ON 4"
AGGREGATE.

(SH

MODULAR BRICK PAVER.
SEE DETAIL 4/C9.00.

(SH

7" PCC ON 6"
AGGREGATE.
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INSTALLATION AND DES]GN OF THE ONSITE PARKING WILL BE IN
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SWPPP PLAN KEY NOTES:

@ INSTALL STABILIZED CONSTRUCTION ENTRANCE. SEE
DETAIL 6/C9.00.

&

HEEN EXISTING BRICK PAVER

0 5 10
{BJ PROVIDE SANITATION FACILITY (PORTABLE B - —
RESTROOM). @
® < R 8 L2
{C)  PROVIDE CONCRETE WASHOUT. ~ C — gse.
~
) "ROVIDE ENCLOSURE FOR STORAGE OF DOCUMENTS | N\ ~ =
D/ (PERMITS, SWPPP, INSPECTION FORMS, ETC., IF \ ~ Z3
APPLICABLE). o5 L5
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. )
— —
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ACTIVITIES. : @ — — — — — P B ; — Z O
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SHIVEFHATTERY

ARCHITECTURE+ENGINEERING

319.354.3040 | fax: 319.354.6921 | www.shive-hattery.com

2839 Northgate Drive | lowa City, lowa 52245

lowa | lllinois | Indiana

305 STATE STREET, CEDAR FALLS, IA 50613

—|CEDAR FALLS EAGLEVIEW
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. ‘ NICK HATZ
_ . ’ SHIVE-HATTERY INC.
= 222 THIRD AVE. SE, SUITE 300
. P.O. BOX 1599
‘ . \s CEDAR RAPIDS, IA 52406-1599
. | & PH (319) 364-0227
. FAX (319) 364-4251
™ . | 0 5 10 20 NHATZ@SHIVE-HATTERY.COM
= . T SCALE IN FEET
=
PROPOSED PCC PAVEMENT, TYP. . .
INSTALLATION AND DESIGN OF |
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