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AGENDA 
CITY OF CEDAR FALLS, IOWA 

PLANNING AND ZONING COMMISSION MEETING 
WEDNESDAY, APRIL 26, 2023 

5:30 PM AT CITY HALL, 220 CLAY STREET 

 

 
 
Call to Order and Roll Call 

Approval of Minutes 

1. Planning and Zoning Commission Regular Meeting Minutes of April 12, 2023 

Public Comments 

Old Business 

New Business 

2. Hwy 1 District Site Plan Review – Southeast corner of Brandilynn Boulevard and Winterberry 
Drive. (SP23-003)  
Petitioner: Jam Investments of Cedar Falls LLC 
Previous discussion: None 
Recommendation: Approval 
P&Z Action: Discuss and consider making a recommendation to City Council 

3. MU District Site Plan Review – 4520 Rownd St. (SP23-005)  
Petitioner: Eastern Iowa Lutheran High School Association Board 
Previous discussion: None 
Recommendation: Approval 
P&Z Action: Discuss and consider making a recommendation to City Council 

Commission Updates 

Adjournment 

Reminders: 

* May 10 and May 24 - Planning & Zoning Commission Meetings 
* May 1 and May 15 - City Council Meetings 
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Cedar Falls Planning and Zoning Commission 
Regular Meeting 

April 12, 2023 
Cedar Falls, Iowa 

 
MINUTES 

 
The Cedar Falls Planning and Zoning Commission met in regular session on April 12, 2023 at 5:30 
p.m. at City Hall. The following Commission members were present: Crisman, Grybovych, Hartley, 
Leeper, Lynch and Moser. Larson was absent as he needed to abstain from the item. Karen Howard, 
Community Services Manager and Thomas Weintraut, Planner III were also present.  
 
1.) Chair Lynch noted the Minutes from the March 22, 2023 regular meeting are presented. Ms. 

Crisman made a motion to approve the Minutes as presented. Ms. Grybovych seconded the 
motion. The motion was approved unanimously with 6 ayes (Crisman, Grybovych, Hartley, 
Leeper, Lynch and Moser), and 0 nays.  

 
2.) The first item of business was a right-of-way vacation for a portion of Hudson Road. Chair 

Lynch introduced the item and Mr. Weintraut provided background information. He explained 
that there is a request by the owner, Mr. Nicol, to vacate a portion of right-of-way on Hudson 
Road. In 2022 the City purchased a portion of Nicol’s property for a new street. Mr. Nicol is in 
the process of rezoning the property to R-1 and has provided a concept layout for a 
subdivision. If the vacation of the right-of-way is approved, the area will become part of Lot 7, 
which would make it less difficult to place a house on the lot. As part of the vacation, the City 
would like to work with Mr. Nicol and obtain a portion of the proposed Lot 7 to help widen the 
right-of-way, making it easier to install infrastructure and construct an extension of Ashworth 
Lane. There could be considered of a trade when the subdivision takes place. There is a 
sidewalk on the west side of Hudson Road that provides pedestrian and bicycle movement. If 
vacated, the sidewalk will still be on public right-of-way and located at least five feet from the 
property. The vacation of public right-of-way will not affect access to private property as the 
new street construction has provided access. Staff recommends approval of the request to 
vacate the right-of-way with the condition that an appropriately sized easement is established 
along Hudson Road in the area subject to the vacation. 

 
 Ms. Crisman made a motion to approve the item. Ms. Grybovych seconded the motion. The 

motion was approved unanimously with 6 ayes (Crisman, Grybovych, Hartley, Leeper, Lynch 
and Moser), and 0 nays. 

 
3.) As there were no further comments, Mr. Leeper made a motion to adjourn. Ms. Moser 

seconded the motion. The motion was approved unanimously with 6 ayes (Crisman, 
Grybovych, Hartley, Leeper, Lynch and Moser), and 0 nays. 

 
The meeting adjourned at 5:31 p.m. 
 
Respectfully submitted, 
 
 
 
Karen Howard       Joanne Goodrich  
Community Services Manager    Administrative Assistant 
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DEPARTMENT OF COMMUNITY DEVELOPMENT 
 

City of Cedar Falls 
220 Clay Street 
Cedar Falls, Iowa 50613 
Phone: 319-273-8600 
Fax: 319-273-8610 
www.cedarfalls.com 

 

MEMORANDUM 
Planning & Community Services Division 

   

   

 

 

 
 
 
 
 

 TO: Planning and Zoning Commission 

 FROM: Chris Sevy, Planner I 

 DATE: April 26, 2023 

 SUBJECT: Hwy 1 District Site Plan: Popeye’s Restaurant (SP23-003) 
 

 
REQUEST: 
 

Hwy 1 District Site plan approval for construction of a new drive-thru and sit-
down fast-food establishment. 
 

PETITIONER: 
 

Jam Investments of Cedar Falls LLC (developer); Civil Engineering 
Consultants, Inc. (engineer) 
 

LOCATION: 
 

Southeast corner of Brandilynn Boulevard and Winterberry Drive 

 

 
PROPOSAL 
The applicant proposes to construct a one story, 3,048 square foot Popeyes restaurant, 
at the southeast corner of Brandilynn Boulevard and Winterberry Drive. The proposal 
includes indoor dining, a drive through, 
parking for patrons, and a dumpster 
enclosure.  The proposed layout of the site 
sits on just over 1 acre with the entrance 
connecting to a shared access drive off 
Winterberry Drive. 
 
BACKGROUND 
The property is zoned Hwy 1.  A “Replat of 
Lot 2 of Pinnacle Prairie Commercial 
South” approved on August 12, 2013 that 
created 4 commercial lots. Two lots have 
been developed within this block: Discount 
Tire, and Collins Community Credit Union. 
One other lot remains undeveloped, to the 

Proposed site 

for development 
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east, adjacent to Brandilynn Boulevard and Prairie Parkway. 
 
ANALYSIS 
The HWY-1 District is intended to promote 
general service commercial uses that serve 
a broader market area (i.e. city-wide or 
regional customer base). The ordinance 
requires a detailed site plan review through 
the Planning and Zoning Commission and 
City Council prior to approval. The intent of 
this zoning district review is to ”encourage 
high standards of building architecture and 
site planning that will foster commercial 
development that maximizes pedestrian 
convenience, comfort, and pleasure.” 
Attention to details such as pedestrian 
access, parking, open green space, 
landscaping, signage, building design and 
other similar factors help to ensure orderly 
development in the entire area.  
 
Following is a review of the zoning ordinance requirements for the proposed 
development: 
 
1) Use: Restaurants are listed as a permitted use in the HWY-1 District and Popeyes 

fits into that category. Use is allowed. 
 

2) Setbacks: There is a platted building setback of 20 feet along both Winterberry and 
Brandilynn. The building is 48.9 feet from Winterberry and 43.5 feet from 
Brandilynn. At these distances the building more than meets the setback 
requirement. The district also requires that a 20-foot landscaped setback be 
maintained along streets and accessways. Drives, aisles, and parking areas may 
not encroach into this landscaped setback. The applicant’s site plan conforms to 
these standards. Building setbacks are satisfied. The parking lot setbacks are 
also satisfied. 
 

3) Parking: Restaurants require one parking space for every 100 square feet of gross 
floor area, plus one parking space for every two employees with a minimum of five 
parking spaces for employee parking. At a net floor area of 2177 square feet, the 
applicant is providing 27 parking spaces (22 customer spaces + 5 employee 
spaces). For a drive through fast food restaurant, five stacking spaces are required 
behind the window. There are at least eight stacking spaces between the window 
and the entrance of the drive-thru. The parking meets the zoning standards with 
minimum stall dimensions of 9’ x 19’ and a 24-foot-wide aisle (24 feet is the 
minimum requirement). 

The amount and dimension of the parking stalls and drives are met. 
 

Proposed Site Plan 
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4) Open Green Space: The HWY-1 District requires that open green space/landscape 
area be provided at the rate of 10% of the development site excluding the required 
20-foot landscaped perimeter setback area (perimeter of the district). Below is a 
summary that details how this provision is met. 
 
 
 

New Development Site 46,470 SF  

Required Open/Green Space 4,647 SF 10% 
Provided Open/Green Space 18,068 SF 38% 

 
Landscaping is shown throughout the site, both around the building as well as 
within the parking lot, along the streets and required setbacks. 
 
The open green space exceeds the minimum requirement and is well 
distributed. 

 
5) Landscaping: The HWY-1 District 

requires landscaping at the rate of 0.02 
points per sq. ft. of total development 
site area which comes to 930 points 
required. Their plan achieves 1250 
points.  An additional 290 points are 
required for street tree planting. The 
existing 5” caliper street trees between 
the sidewalk and the street would 
amount to 700 street tree points. 

 
Trees are required in the vehicular use 
area at the rate of one overstory tree per 
15 parking spaces. This equates to a 
requirement of 2 overstory trees. 
Several more than that are proposed 
which meets this requirement. 

 
In addition to parking lot trees, there are 
existing trees located along the street 
frontages between the sidewalk and the 
street. There are also shrubs and 
additional trees proposed around the 
building and paved areas meeting the 
general landscape and screening 
requirements of the parking code. Worth 
noting is that some of the screening 
requirements are satisfied with up to 3-
foot high berming as proposed on the 
grading plan shown to the right. 
Landscaping requirements are met.  
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6) Building Design: The HWY-1 zone requires a design review of various elements. 
The intent of the zone is to promote and facilitate comprehensively planned 
commercial developments located adjacent to major transportation corridors and 
interchanges. It is further the purpose of the zone to encourage high standards of 
building architecture and site planning. The elements in the code are noted below 
with a review on how each is addressed. Overall, staff finds that the proposed 
building design meets the zoning standards based on the following analysis.  

 

Proportion: The relationship between the width and height of the front elevations of 

adjacent buildings shall be considered in the construction or alteration of a building; the 
relationship of width to height of windows and doors of adjacent buildings shall be 
considered in the construction or alteration of a building. 

 
Renderings of the proposed building have been submitted. The scale and 
proportion of the new building will be similar to other nearby restaurant 
establishments in the HWY-1 District. Like the immediately adjacent 
buildings (Collins Community Credit Union, Discount Tire, and BioLife) it is 
1-story but this has a much smaller footprint. Staff finds that the proposal 
is consistent with neighboring buildings and with the height allowances in 
the zoning district.  

 
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. 

 
The adjacent buildings utilize flat roofs with a parapet around the edge. 
The roof on the proposed building utilizes a similar flat roof and parapet to 
shield any necessary mechanicals on the roof. Some slight variation in 
roof height is being proposed similar to other buildings in the district. 

 
Pattern: Alternating solids and openings (wall to windows and doors) in the front facade 

and sides and rear of a building create a rhythm observable to viewers. This pattern of 
solids and openings shall be considered in the construction or alteration of a building.  

 
The new building would present to Winterberry Drive with a transparent 
window façade and some accents of the other materials.  Though set 
back, the proposed sit-down area and counter should be visible through 
the windows from passersby on Winterberry Drive. There is also a good 
balance of the other materials and colors that provide a transition to the 
other sides of the building. Although not ideal from an aesthetic 
perspective, due to the size and shape of the lot, it was necessary to 
locate the drive-thru along the Brandilynn frontage. There are few 
windows on this side of the building due to the location of the kitchen and 
drive-thru facilities.  To soften the view of the drive-thru and mitigate for 
the lack of window coverage, the applicant proposes a 3-foot berm and 
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plantings in the landscaped setback along Brandilynn. In addition, they 
propose to inset brick panels and include a mural and add a canopy to 
create additional visual interest in lieu of windows. Staff finds these 
elements to be a satisfactory solution to meet this standard on this tight 
site.   

 
Materials and texture: Materials and texture. The similarity or compatibility of existing 

materials and textures on the exterior walls and roofs of buildings in the immediate area 
shall be considered in the construction or alteration of a building. A building or alteration 
shall be considered compatible if the materials and texture used are appropriate in the 
context of other buildings in the immediate area. 

 
Transparent windows, thin brick panels, fiber cement siding with a wood 
texture, and variations in trim are the exterior materials proposed for the 
new building. All of the materials provide a nice modern feel that strikes a 
balance between color and texture. Staff finds that these material and 
texture choices are compatible with those of adjacent buildings. 

 
 

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. 

 
With exception of minor accent colors of orange and teal, the building 
features a relatively neutral color palate of white, gray, and brown that fits 
in well with the adjacent buildings. One of the fiber cement siding products 
used has the appearance of wood which provides variation and visual 
interest. Staff finds no issues with the choice of colors. 

 
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. 

 
Architectural features of the new building include variation in wall surfaces 
and materials, windows of the indoor eating area facing to the south and 
west, and awnings or overhangs that provide accents to the building. The 
presentation of windows is similar to buildings in the surrounding district. 
These style features and materials maintain identity while being generally 
consistent with neighboring buildings.  
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View from the South: 

 
 
View from the North: 

 
 
View from the West: 

 
 
View from the East: 
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7) Trash Dumpster Site: The dumpster and enclosure is located on the east edge of the 
building. This enclosure will be made of the same materials as the building and will 
appear almost as an extension to the principal structure. It will have two sets of 
doors to operate towards the south where a truck can approach it. The enclosure will 
measure 8 feet high. Dumpster facility location and enclosure is acceptable.  

 
 

 
8) Lighting: The HWY-1 District regulations do not have specific lighting design 

guidelines. However, all new site plans require review of the lighting to consider 
potential nuisance issues and incompatibilities. The vehicular use area will utilize 
five 25-foot high fully downcast fixtures produced by Lithonia Lighting. The lighting 
plan shows that the proposed models will properly light critical areas of the site with 
little spillover light on to other properties. Lighting is acceptable. 

 
9) Signage: Separate sign permits will be required for all signage prior to installation. 

However, the proposed signage plan for the site must be part of this review by the 
Planning and Zoning Commission and City Council. The signage plan has been 
included as an attachment. 
 
Wall signs may only be on two wall surfaces and must be less than 20% of the wall 
area. For the new building, two wall signs are illustrated on the building on the south 
and the west. These wall signs meet the quantity and appear to be well within the 
size requirements. However, the size and proportion will be confirmed when 
reviewed for permitting. 
 
Freestanding signs are not limited in number but are limited in height to 25 feet 
above the surface of the roadway and their aggregate sign area should not exceed 
250 square feet. The following is a breakdown of freestanding signs with heights and 
sign areas: 
 

Sign Type 
Sign Area 

(sq ft) 
Height 
(feet) 

Freestanding Pylon 50.7 16 

Menu Sign 33.8 6.5 

Total: 73  
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There are also directional signs proposed. Their height must be less than 6 feet and 
have a sign area less than 6 square feet. The proposed directional signs meet these 
requirements. 
 

 
 
Note, there is a mural sign intended to be placed on the north elevation which is 
primarily intended for viewing by those going through the drive-thru. Signs are not 
allowed on three sides of a building in the HWY-1 District.  However, the placement 
of this mural would generally not be viewable from the street due to the berm and 
landscaping proposed in the north landscaped setback area. Since it is a mural not 
intended for viewing from the street and the proposed landscaping will limit such 
viewing, staff finds that it may not meet the definition of a sign.  Staff recommends 
that the Commission discuss and determine whether the mural should be allowed 
under these circumstances. An alternative proposal for this blank area of the façade, 
would be to include the wood-style cement board paneling or a complimentary color 
of brick in this location. As long as it is determined that it does not meet the definition 
of a sign, staff is supportive of either option.   

 
10) Storm Water Management: The stormwater management planned for installation on 

this site will be the collection and routing into the adjacent storm sewer network 
shared by the four lots between Winterberry Drive and Prairie Parkway. This 
stormwater ultimately is collected into the storm sewer network on Prairie Parkway 
and routed to the regional basin on the south side of Viking Road. All City ordinance 
requirements are satisfied for post-construction stormwater management. Criterion 
is met, subject to final engineering review prior to issuance of a building 
permit.  

 
TECHNICAL COMMENTS 
 

Cedar Falls Utilities (CFU) has reviewed the site plan for Popeyes at Brandilynn 
Boulevard and Winterberry Drive.  Water, electric, gas, and communications utility 
services are available in accordance with the service policies of CFU.  There is an existing 
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8” water service stubbed into the property from Brandilynn Boulevard.  Natural gas is 
available from the north side of Brandilynn Boulevard.  Electric service location is stubbed 
to the southwest corner of the lot. 
 
Any other minor technical issues will be addressed at the time of building plan review. 
 
A courtesy notice to surrounding property owners was mailed on April 20, 2023. 
 

STAFF RECOMMENDATION 
Staff recommends approval of SP23-003, a HWY-1 District site plan for a new Popeyes 
restaurant at the corner of Brandilynn Boulevard and Winterberry Drive, subject to 
conformance with all City staff recommendations and technical requirements. 
 
PLANNING & ZONING COMMISSION 

Introduction 
Discussion 
& Vote 
4/26/2023 
 

 

 
Attachments: Location Map 
  Complete Site Plan Set 
  Building Elevations 
  Proposed Signage Plan  
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DEPARTMENT OF COMMUNITY DEVELOPMENT 
 

City of Cedar Falls 
220 Clay Street 
Cedar Falls, Iowa 50613 
Phone: 319-273-8600 
Fax: 319-273-8610 
www.cedarfalls.com 

 

MEMORANDUM 
Planning & Community Services Division 

  

   

 

 

 
 
 
 

 TO: Planning and Zoning Commission 

 FROM: Jaydevsinh Atodaria (JD), City Planner I 

 DATE: April 20, 2023 

 SUBJECT: MU District Site Plan Review – 4520 Rownd Street (SP23-005) 
 

 
REQUEST: 

 
Request to approve a MU District Site Plan updating the landscaping plan and 
new signage for Valley Lutheran School.   
 

PETITIONER: 
 

Eastern Iowa Lutheran High School Association Board 
 

LOCATION: 
 

4520 Rownd Street  

 

  
PROPOSAL 
It is proposed to amend the 
existing landscaping plan 
(approved in 2001) and add a new 
freestanding sign for the Valley 
Lutheran School campus at 4520 
Rownd Street.   
 
BACKGROUND 
The property was rezoned from A-
1 Agricultural District to MU Mixed 
Use Residential District in April 
2001 with a development 
procedures agreement. 
Concurrently, a MU District site 
plan was also approved, which 
included the development of the Valley Lutheran School building along with the 
provision of a baseball court, softball court, an athletic field, playground, stormwater 
detention area, parking area and the area reserved for elementary and/or middle school 
building in future on a 23-acre lot. Both the development of the campus and landscaping 
was planned in two phases, based on the amount of development that occurred with the 
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site. See the below image for reference. 

 
 
The approved MU District site plan in 2001 for the school campus included a monument 
sign proposed on the SE corner of Greenhill Road and Rownd Street and illustrated the 
required landscaping for the entire site. However, the applicant did not comply with the 
approved signage plan or the landscaping plan at the time. Also, several overstory right-
of-way trees and overstory trees around the parking area were taken down at some 
point in time (after being planted with the development of the site), making the site non-
compliant with both the approved site plan and City code. 
 
The applicant notes that a large portion of the 23-acre site remains undeveloped. The 
applicant also mentions that there were several changes made during the execution of 
the high school building to meet the needs of the school at that time and therefore 
through a misunderstanding the landscaping plan was not executed as originally 
agreed. In response to the current site condition, the desire for a new monument sign, 
and with the intent of bringing the site closer to compliance with city code, the applicant 
requests approval of  a new landscaping plan and monument sign. The proposed plan 
illustrates existing trees on site, the trees that are being removed to accommodate the 
new sign, and trees that will be planted in place of ones that have died or been removed 
or that were never planted in compliance with the originally approved plan. It also shows 
the proposed location of the new sign along Greenhill Road. As per code, changes to 
the landscaping and signage plan of an approved MU District Site Plan require review 
and approval of the Planning and Zoning Commission and City Council.  
 
ANALYSIS 
The property is zoned MU, Mixed-Use Residential District, and is also in the HCG 
Highway Corridor and Greenbelt Overlay District. The Mixed-Use Residential District is 

24

Item 3.



established to accommodate integrated residential, and neighborhood commercial land 
uses on larger parcels of land to create viable, self-supporting neighborhood districts. 
This district also strives to encourage innovative development that incorporates high-
quality building design, careful site planning, and preservation of unique environmental 
features with an emphasis on the creation of open spaces and amenities that enhance 
the quality of life of residents. And the HCG Highway Corridor and Greenbelt Overlay 
Zoning District’s purpose is to establish a greenbelt corridor. 
 
The applicant is proposing to update the location of signage with a new monument sign 
for the Valley Lutheran School and amend the existing landscaping plan approved in 
2001, in acknowledgement that the site is not in compliance with the approved plan and 
also to request permission to install the landscaping in phases as the site develops over 
time.   
 
Landscaping: 
In comparison with the site plan approved in 2001, the amended plan, as proposed 
focuses on just the developed portion of the site, as shown below.  Staff has reviewed 
the revised plan for the developed portion of the site and finds that if the applicant plants 
new trees as proposed it will be in substantial conformance with what was approved in 
2001, with exception of the location of the sign.  The applicant is proposing to change 
the location of the monument sign from the northwest corner of the site to a more visible 
location along Greenhill Road further to the east.  To maintain visibility of the sign, the 
applicants propose to remove several trees, but replace them in other locations along 
the frontage.   
 
The proposed trees will 
be planted in the 2023 
growing season. The 
applicant agrees that if 
and when additional 
areas of the site are 
developed, a site plan 
must be submitted for 
review that meets the 
requirements of the MU 
District and HCG 
Highway Corridor and 
Greenbelt Overlay 
District.   Staff finds 
that the amended site 
plan is in substantial 
compliance with the 
site plan approved in 
2001.  
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Signage: 
As per the code, one main entrance 
for the MU District is allowed along 
major thoroughfares.  Since this 
appears to be a standalone MU 
District as distinct from Pinnacle 
Prairie to the south, the proposed sign 
could count as the main entrance 
sign.  No other freestanding signs will 
be allowed for the school site. The 
main entrance sign is allowed an 
overall height of 20 feet and a 
maximum sign area of 200 square 
feet. Also, the freestanding sign 
requires a minimum setback of 10 
feet from the front lot line.  
In response, the applicant is 
proposing to remove the existing freestanding sign placed along Rownd Street and 
proposes a new freestanding sign along Greenhill Road. 
 

The new proposed sign will be placed 10 feet from the north property line along 
Greenhill Road. The new signage will be 16.5 feet in overall height and 162 square feet 
of sign area. The freestanding sign will have a concrete base and aluminum siding. The 
proposed sign has three components, the lower area is non-lighted and will feature a 
painted purple aluminum shell, the middle area is the digital display (changeable LED 
sign), and the top area is the translucent backlit cabinet.  Staff notes that the digital 
display lighting should be adjustable so that it is not overly bright as to cause excessive 
glare that may be a driving hazard for moving traffic along Greenhill Road or disturbing 
to the residents across the street. Also, the digital display should not blink, flash, or 
strobe. The City reserves the right to enforce any nuisance caused as noted above. 
Staff also notes that the existing sign along Rownd Street must be removed before 
placement of the proposed freestanding sign along Greenhill Road. The proposed sign 
meets the code requirements. A separate sign permit is required.  
 
TECHNICAL COMMENTS 
A new site plan and landscaping plan meeting all code requirements will be required 
whenever the rest of the site is developed as acknowledged in the letter of intent 
submitted by the applicant. City staff will inspect the site once all the planting and new 
signage is installed to ensure compliance. All planting is to be completed in 2023.   
 

STAFF RECOMMENDATION 
Staff recommends approval of SP23-005, a revised MU district site plan for a portion of 
the Valley Lutheran School site at the corner of Rownd Street and Greenhill Road, 
subject to compliance with the conditions noted in the staff report above and any 
comments or direction specified by the Planning and Zoning Commission.  
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PLANNING & ZONING COMMISSION 
Discussion/Vote 
4/26/2023 
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