AGENDA
CITY OF CEDAR FALLS, IOWA
PLANNING AND ZONING COMMISSION
WEDNESDAY, JULY 11, 2018
5:30 PM AT CITY HALL - COUNCIL CHAMBERS

Call to Order and Roll Call

IApproval of Minutes

Public Comments
New Business

Public Hearing

IA. Rezoning — SW Corner of Highway 58 and West Ridgeway Avenuel

LLocation: SW Corner of Highway 58 and West Ridgeway Avenud
lAppIicant: Midland Atlantic Development Company, LLCI
IPrevious Discussion: June 27, 2018
\Staff Recommendation. Recommend Approval
IP&Z Action Needed: Recommend Approval and Forward to City Counci,{

B. Rezoning and Land Use Map Amendment — 1015-1021 West 22nd Streef

LLocation: 1015-1021 West 22nd Streef
|Applicant: CV Commercial, LLC|
IPrevious Discussion: June 27, 2018
\Staff Recommendation: Recommend Approval
IP&Z Action Needed: Recommend Approval and Forward to City Council

Old Business

A. College Hill Neighborhood District Site Plan Review — 2119 College Street, 1015-1 021
West 22nd Street|

LLocation: 2119 College Street; 1015-1021 West 22nd Streef
lApplicant:  CV Commercial, LLC|
IPrevious Discussion: June 27, 2018
\Staff Recommendation: Recommend Approval
IP&Z Action Needed: Recommend Approval and Forward to City Counci,{

Adjournment
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Reminders:
e July 25" and August 8 Planning & Zoning Commission Meeting
e July 16" and August 6" City Council meeting



Item 2.

Cedar Falls Planning and Zoning Commission
Regular Meeting
June 27, 2018
City Hall Council Chambers
220 Clay Street, Cedar Falls, lowa

MINUTES

The Cedar Falls Planning and Zoning Commission met in regular session on Wednesday,
June 27, 2018 at 5:30 p.m. in the City Hall Council Chambers, 220 Clay Street, Cedar Falls,
lowa. The following Commission members were present: Adkins, Arntson, Giarusso, Hartley,
Holst, Leeper, Oberle, Saul and Wingert. Karen Howard, Community Services Manager and
Shane Graham, Planner Il, were also present.

1.) Chair Oberle noted the Minutes from the June 13, 2018 regular meeting are
presented. Ms. Saul made a motion to approve the Minutes as presented. Ms. Adkins
seconded the motion. The motion was approved unanimously with 9 ayes (Adkins,
Arntson, Giarusso, Hartley, Holst, Leeper, Saul and Wingert), 1 abstention (Oberle)
and 0 nays.

2.)  The first item of business was a public hearing regarding the rezoning of the southwest
corner of Highway 58 and West Ridgeway. Chair Oberle introduced the item and Mr.
Graham provided background information. He explained that it is proposed to rezone
the 50 acre property from A-1, Agricultural to HWY-1, Highway Commercial to allow for
retail commercial development, including a large retail store, as well as smaller retail
outlets. Currently, there is similar zoning in the adjacent vicinity. Mr. Graham
discussed the concept plan, giving more specific information for the proposed
development. He also discussed the requirements for a land use map amendment,
such as proper sewer and water main services being readily available to the site and
proper roadway access. Staff would like to gather any comments from the public or
planning commission at this time to bring forward at the next meeting.

Chair Oberle stated that a motion is needed to receive and file the public hearing
notice placed in the Waterloo Courier on June 20, 2018. Mr. Leeper made a motion to
approve. Mr. Hartley seconded the motion. The motion was approved unanimously
with 9 ayes (Adkins, Arntson, Giarusso, Hartley, Holst, Leeper, Saul and Wingert), 1
abstention (Oberle) and 0 nays.

Nicole Chimento, the applicant’s representative/development manager at Midland
Atlantic, 8044 Montgomery Road, Cincinnati, Ohio. Midland Atlantic developed the
East Viking Plaza around ten years ago and is excited to work with staff and the
community on this project. Ms. Chimento introduced the development team.

Mr. Holst asked about the plan to mitigate the wetland area. Ms. Chimento noted that it
will be mitigated through wetland bank credit. Mr. Arntson asked about the timing of
the traffic study and the next piece in the process. Mr. Graham stated that the traffic
study would be done and reviewed by the time the site plan comes to the Commission.
Ms. Giarusso asked about the interchange at the corner of Ridgeway and Highway 58.
Mr. Graham stated that the stoplights would probably be removed and off ramps
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item 2.

added. Mr. Leeper asked the applicant to keep in mind that this is a gateway to the
community and to be conscious of that in their design.

As there were no further questions or comments, the public hearing will remain open
on this item and be continued at the next Planning and Zoning meeting.

The next item for consideration by the Commission was a public hearing regarding the
rezoning and land use map amendment of 1015/1021 West 22" Street. The notice of
public hearing was published in the Waterloo Courier on June 20, 2018.

Mr. Holst made a motion to receive and file the public hearing notice. Mr. Leeper
seconded the motion. The motion was approved unanimously with 9 ayes (Adkins,
Arntson, Giarusso, Hartley, Holst, Leeper, Saul and Wingert), 1 abstention (Oberle)
and 0 nays.

Mr. Wingert noted that he will need to abstain from this item.

Ms. Howard provided background information, noting that this item will include a land
use map amendment and rezoning from R-3, Residential to C-3, Commercial at 1015
and 1021 West 22" Street. Ms. Howard showed a rendering of the College Hill
Neighborhood Plan and the goals of that plan to extend the commercial to the west
along 22" Street and discussed the 2012 Comprehensive Plan goal of improving the
streetscape for pedestrians along 22" Street to encourage additional mixed-use
storefronts with apartment dwellings above; linking the “Upper Hill” and the “Lower Hill”
along College Street into a more cohesive, walkable retail area. She noted how the
vision for the area had shifted from the earlier College Hill Neighborhood Plan that
showed a larger parking court surrounded by buildings to the more recently adopted
2012 Comprehensive Plan that discusses the desire for a more walkable, urban
character with buildings close to the street and parking located on-street or behind
buildings, so the streetscape is not interrupted by unscreened surface parking areas.
She also discussed addressing the need for additional parking to serve the proposed
mixed-use building on College Street, improve the streetscape on 22" Street with
deeper setback and an area for useable greenspace. Staff had initial concerns with
replacing active building uses with surface parking, but find that the proposal for a
surface parking area with an attractive, useable greenspace along the public sidewalk
would provide a reasonable balance of the Comprehensive Plan goals of encouraging
additional mixed-use development and also providing additional parking.

Ms. Howard explained that the current R-3, Residential Zoning is unlikely to achieve
the goals of the comprehensive plan due to larger front setbacks and limited
residential densities. The proposed C-3, Commercial Zoning would allow mixed-use
development with storefronts located close to the sidewalk with upper floor residential
uses as envisioned in the Comprehensive Plan. Staff recommends gathering
comments from the public and staff, and continuing the public hearing to the next
meeting. Mr. Holst asked about the possibility of extending the proposed commercial
Land Use Map designation to other properties to create a more consistent boundary
and to encourage additional redevelopment along 22" Street. Ms. Giarusso asked if
the property at 1009 22" Street would be included in the area of the rezoning. Ms.
Howard noted that it is already zoned C-3. Ms. Saul agreed that spot zoning isn’t a
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good idea. Howard noted that the proposed rezoning would not be considered a “spot
zone” as it is contiguous to other properties zoned C-3.

Chair Oberle asked if there was an applicant present that would like to speak to the
Commission. Dan Drendel, Slingshot Architecture, stated that they are trying to
balance the desire for growth with request for additional parking in a way that creates
a walkable street with parking buffered from the sidewalk. Design provides additional
amenities for the area, including usable greenspace and bicycle parking.

Eashaan Vajpeyi, 3031 Convair Lane, attorney for Brian Sires, feels that that they
want the rezoning to provide additional parking for the proposed building as well as
another building, while there isn’t enough parking for the current building. He heard
that students who live in that building could park in a student lot and wasn'’t sure if that
meant a UNI lot, which would mean reducing the requirement of parking for this
particular site plan and putting it off on UNI. He also noted that he heard the quote
‘requested” parking at a past meeting and this is required parking, not a request.

Dave Deibler, 1616 Campus Street, expressed his support for the project and more
density on College Hill.

Chris Martin, 421 W. Seerley Boulevard, feels that it fits into the vision for linking the
upper and lower College Hill and is in favor of the request.

Dan Drendel responded to comments noting that this will not be a public parking lot.

Mr. Holst, Ms. Saul and Mr. Arntson agreed that based on the use, the rezoning would
be appropriate for the area.

As there were no further questions or comments, the public hearing will remain open
on this item and be continued at the next Planning and Zoning meeting.

The Commission then considered a College Hill Neighborhood District Site Plan
Review for 2119 College Street and 1015-1021 W. 22" Street. Chair Oberle
introduced the item and Ms. Howard provided background information. She noted that
this item is contingent on approval of the previous Land Use Map Amendment and
Rezoning. The applicant proposes to construct a 5-story mixed-use building at
property at 2119 College Street, 925 W. 22" Street and 1003 W. 22" Street that will
contain two retail storefront spaces, 83 residential units on upper floors and 65 on-site
parking spaces, as well as 29 off-site spaces. She displayed a site plan showing the
layout of the proposed project. She explained that a mixed-use building typically has
the ground floor devoted to commercial uses, which rely on the visibility and
accessibility to the public street to attract customers. Secondary uses, such as
residential apartments are located on the upper floors. This creates a buffer and
measure of privacy from the commercial activity at the street level. Ms. Howard
covered the allowed uses with regard to principal versus secondary use, as well as
site plan requirements. She noted that the change from the previous application was
the addition of 29 off-site parking spaces on the lots at 1015 and 1021 W. 22" Street
and showed a rendering of the proposed off-site parking area.
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Ms. Howard also discussed open green space requirements and the proposal,
showing a rendering of the proposed green space. She discussed landscaping,
building, stormwater management and other requirements, explaining how each have
been met. Staff recommends gathering additional comments from the Commission
and the public before returning the matter to the next meeting.

Mr. Wingert stated that he will need to abstain from this project as well.

Dan Drendel, Slingshot Architecture, spoke about specific strategies with the design of
the project. He noted that they are really trying to balance everyone’s needs in this
process; desire for additional mixed-use development and additional parking designed
to create a pedestrian-friendly environment in the neighborhood. He gave perspective
on the parking number based on experience in other communities and how they
integrated that information into this project.

Sam Kessle, landscape architect from Bolton & Menk, 309 E. 5™ Street, Suite 202,
Des Moines, lowa, spoke about the streetscape and landscaping being done on the
property. The design will fit in with the current streetscape in the area and will focus on
the pedestrian access. There will also be added greenspace design with areas for
bicycles and benches.

Eashaan Vajpeyi, 3831 Convair Lane, stated that he doesn’t feel that the building
meets the code and explained his disagreement with the project. He gave examples of
other buildings that he feels were also controversial and provided renderings of his
findings.

Mr. Drendel stated that the secondary residential use is clarified in the College Hill
Overlay and that this building is allowed based on that.

Mr. Holst stated that he likes the project but he believes that more parking should be
required and doesn’t agree with staff’s interpretation of the code.

Ms. Saul asked about the overlay superseding the parking requirement. Ms. Howard
explained that there is additional language in the College Hill Overlay Zoning District to
address parking for a mixed-use building in the College Hill area. She explained that
when the code is unclear or there is conflict between provisions, an interpretation is
necessary. It is an accepted principal of statutory construction that the ordinance
should not be interpreted in a manner that renders language in the code meaningless.
In other words, the language in the College Hill Overlay was intended to address
specific needs in College Hill so would supersede general zoning language that may
conflict. She stated that staff can provide a more detailed explanation of staff’'s zoning
interpretation at the next meeting. Ms. Saul also asked about parking.

Mr. Leeper feels it meets the long term goals for the area and it technically it meets the
secondary use requirements, but feels there needs to be more long term clarification
regarding the requirements. He supports the project.

Mr. Holst stated that he doesn’t believe the project meets the code. Ms. Saul loves the
project but agrees that it doesn’t meet the code. Ms. Giarusso voiced her concern with
the parking as well. Mr. Arntson suggested having an explanation from City legal staff.
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Ms. Saul stated concern with where the vehicles beyond the allotted stalls will park.
Oberle asked for the Commission to be specific if additional information is needed
from the applicant or from staff. Howard agreed to provide additional clarification
regarding the questions about parking and the ordinance requirements. As there were
no further questions or comments, the discussion will be continued at the next
Planning and Zoning meeting.

5.)  As there were no further comments, Mr. Holst made a motion to adjourn. Mr. Leeper
seconded the motion. The motion was approved unanimously with 9 ayes (Adkins,
Arntson, Giarusso, Hartley, Holst, Leeper, Saul and Wingert), 1 abstention (Oberle)
and 0 nays.

The meeting adjourned at 7:20 p.m.

Respectfully submitted,

7 / ! ®
fifv/ y /Q pannt Hoodseek

Karen Howard Joanne Goodrich
Community Services Manager Administrative Clerk
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Item 5.A.

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 & Zoning Commission
FROM: Shane Graham, Planner Il
DATE: July 5, 2018

SUBJECT: Rezoning request at the southwest corner of Highway 58 and West Ridgeway
Avenue

REQUEST: Rezone property from A-1, Agricultural District to HWY-1, Highway
Commercial District

PETITIONER: Midland Atlantic Development Company, LLC, Buyer; Bayer Becker, Engineer

LOCATION: Southwest corner of Highway 58 and West Ridgeway Avenue

PROPOSAL

The applicant has submitted a request to I_ A

rezone 49.52 acres of land at the southwest - R ——— =) At
corner of Highway 58 and W Ridgeway i W[

Avenue from the A-1 Agricultural District to no | v S

the HWY-1, Highway Commercial District as
shown on the map to the right. The rezoning HWY:1 ‘
will allow for a retail commercial development

on the property, consisting of one large retail S
store along with several other retail uses. |
Several additional outlots on the site will also || & === : _ " \
be available for future commercial q

development.

£\ RCCEWAAS )

Calimba st PC-2

BACKGROUND A1
This property has been zoned as agricultural
since adoption of the Zoning Ordinance in 1970. The property is surrounded by a mobile home
park to the west, a recreational vehicle sales establishment to the east (across Highway 58),
and a convenience store, hotel and two residential acreages to the north. The applicant has an
agreement to purchase the property from the current owner, and plans to develop the site with
retail commercial uses. The rezoning of this property must be carefully considered by evaluating
the characteristics of the land and surrounding properties. This staff report will outline a number

1
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Item 5.A.

of these elements in order to have a firm understanding of the future use of this property.

ANALYSIS
The purpose of the A-1, Agricultural Zoning District is to act as a “holding zone” for future

development when municipal services (sanitary sewer, water, roads) are accessible to the site.
When these services are available, the development of the land is threefold, beginning with the
rezoning of the land, platting and construction.

Zoning considerations for undeveloped properties normally involve evaluation of three main
criteria:

1) Is the rezoning request consistent with the Future Land Use Map and Comprehensive

Plan?

The Future Land Use Map identifies this and a majority of the surrounding properties as
Commercial Corridor. Characteristics of the Commercial Corridor designation include
auto-oriented, primarily retail/service/office commercial and high density residential areas
that serve surrounding neighborhoods as well as citywide customers. These
developments typically contain small scale retail and personal services as well as
community uses such as major grocery stores and office buildings. Commercial Corridor
uses are typically located along major transportation corridors, and pedestrian traffic

should be encouraged.

o%,obg Future Land Use Map with Categories

Is the property readily accessible to public
water and sanitary sewer service?

As part of the technical review of this
proposal, Cedar Falls Utilities personnel
have no major concerns with the proposed
HWY-1 rezoning request. A 12” sanitary
sewer main is located along the north
property line along W. Ridgeway Avenue,
and a 12” water main is located along the
north side of W Ridgeway Avenue (see
map to the right). This 12” water main will
also need to be looped throughout this site

gl |
=

4 n

adl

sl

Land Use Categories

Low Density Residential
Medium Density Residential

I High Density Residential

N Planned Development
Office/Business Park

I Neighborhood Commercial/Mixed Use
e - aaagarcial

I Commercial Corridor

I Downtown
I (ndustrial
I Schools
I University
I Civic
Airport
N Parks and Recreation
N Greenways/Floodplain
WSS Floodplain only (not greenway)
Public and Utilities
N Vacant

Ragews o
> ay Ave - =

R 5 =
L | [
e Sanitary Sewer



Item 5.A.

in order to provide adequate fire protection. Other utilities such as electric, gas and
communication can be extended to the site.

3) Does the property have adequate roadway access?
The property currently has one farm access driveway off W Ridgeway Avenue. Although
this property has frontage along both Highway 58 and US Highway 20, no access will be
allowed from those frontages. The overall development plan shows two new accesses to
the site: one across from Nordic Drive, and one across from a shared drive that serves
two residential dwellings along the north side of W Ridgeway Avenue. A traffic study is
currently being completed by the applicant as part of this development to determine the
suitability of these particular access points and the improvements necessary at the
access points to serve the land uses proposed for this site. This study will provide an
analysis of the entrance designs in relation to the proximity of Highway 58, and will
provide an analysis for the potential of a roundabout or other appropriate traffic control
measures at the westernmost entrance to the property. The specific details regarding the
type and location of the access points will be forthcoming once the study is completed. It
should be noted that any improvements necessary to provide for safe traffic control and
circulation at these driveway access points will be at the expense of the developer, since
they will be driven solely by needs generated by this development.

Other Zoning Considerations:

Additional features of this property include a waterway along the front of the property along W
Ridgeway Avenue. This waterway is not in a special flood hazard area, however it is designated
as a wetland. Development cannot occur within this area unless there are mitigation practices in
place. As you can see from their overall development plan, the only wetland areas that would be
disturbed would be the two entrance drives to the property. This area amounts to approximately
1/3 of an acre, and according to the applicant, this area would be mitigated through a wetland
bank credit. These areas would have appropriately sized culverts or piping installed underneath
the road to allow the water to maintain its current flow.

Also, the development plan shows approximately 11 acres along the south and east ends of the
property as being reserved for future highway right-of-way. The lowa Department of
Transportation conducted a Highway 58 Corridor Study several years ago, which shows a layout
of a new interchange at US Highway 20 and Highway 58. The applicant utilized the DOT model
to leave this area open on their property for this potential future interchange. By designating this
area as open space for future right-of-way, that leaves approximately 39 acres available for
development. When a more detailed site plan is submitted for review and approval this area will
need to be delineated and reserved for future interchange improvements.

Proposed Zoning:

The purpose of the HWY-1 district is to promote and facilitate comprehensively planned
commercial developments which are harmoniously located adjacent to major transportation
corridors and interchanges. It is further the purpose of these regulations to encourage high
standards of building architecture and site planning, which will foster commercial development
that maximizes pedestrian convenience, comfort and pleasure.

A Highway Commercial District is a commercial project containing general service facilities on
3
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larger tracts of land intended to serve the traveling public or for the establishment of regional
commercial service centers. Said districts can be established adjacent to state or interstate
highway corridors at sites best suited to serve the traveling public.

Another commercial zoning district could have been considered for this site (PC-2, Planned
Commercial District), however, the HWY-1 District was established and intended for planned
commercial developments located along major transportation corridors and interchanges. With
this property being located adjacent to the interchange of Highway 20 and Highway 58, as well
as being located along a major transportation corridor in W Ridgeway Avenue, staff believes this
to be the most appropriate zoning district to classify this property.

Public Notice:

A notice of public hearing was published in the Waterloo-Cedar Falls Courier on Wednesday,
June 20, 2018. Also, a notice to the adjoining property owners was sent on June 19, 2018
inviting them to the public hearing.

STAFF RECOMMENDATION
The Community Development Department recommends approval of the request to rezone this
property from A-1 Agricultural District to HWY-1 Highway Commercial District.

PLANNING & ZONING COMMISSION
Introduction Chair Oberle introduced the item and Mr. Graham provided background
6/27/2018 information. He explained that it is proposed to rezone the 50 acre property from
A-1, Agricultural to HWY-1, Highway Commercial to allow for retail commercial
development, including a large retail store, as well as smaller retail outlets. Staff
would like to gather any comments from the public or planning commission at this
time to bring forward at the next meeting.

Mr. Holst asked about the plan to mitigate the wetland area. Ms. Chimento with
Midland Atlantic noted that it will be mitigated through a wetland bank credit. Mr.
Arntson asked about the timing of the traffic study and the next piece in the
process. Mr. Graham stated that the traffic study would be done and reviewed by
the time the site plan comes to the Commission. Ms. Giarusso asked about the
interchange at the corner of Ridgeway and Highway 58. Mr. Graham stated that
the stoplights would probably be removed and off ramps added. Mr. Leeper
asked the applicant to keep in mind that this is a gateway to the community and
to be conscious of that in their design.

Vote
7/11/2018

Attachments: Location map
Rezoning Plat
Overall Development Concept Plan
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Item 5.A.

DEPARTMENT OF COMMUNITY DEVELOPMENT
REZONING APPLICATION

City of Cedar Falls
220 Clay Street

% Cedar Falls, lowa 50613

Property’s Address:

Parcel #: 8814-02-126-005 and 8814-02-201-004

City: Cedar Falls State: lowa ZIP: 50613

Applicant's Name: Midland Atlantic Development Company, LLC

Applicant’s Mailing Address (if other): 8044 Montgomery Road, Ste 370

City: Cincinnati State: Ohio ZIP: 45244

Applicant's Email: nchimento@midlandatlantic.com _ Daytime Phone #: 513-967-7658

Existing Zoning: A-1 Present Use: Agriculture

Proposed Zoning: HWY-1 Proposed Use: Retail

A COMPLETE SUBMITTAL INCLUDES A PAPER AND AN ELECTRONIC COPY OF:
X Completed application
X $500 nonrefundable fee
X Names and addresses of property owners within 300 ft of the requested area (Word or Excel)
X Legal description of property, for use in public notices (Word)
X Letter explaining reason for request and details about future uses (Word)
D Traffic Study, if applicable (In Process)
X Plat scaled to at least 100 feet per inch (PDF 11x17)
X Map elements: north arrow, etc.
X Identified real-estate for which zoning is requested
X Legal description of property
X All public streets and highways within 300 ft of the requested area’s boundaries
X All lands, platted or un-platted within 300 ft of the requested areas boundaries
X Requested and current zoning district
O Any other items specific to the zoning district being requested which may include the following:
X Comprehensive Development Site Plan
O Traffic Generation Analysis (In Process)
O Developmental Procedures Agreement

To the best of my knowledge the foregoing and attached statements are true and correct, | sign
this completed appllcatlon with the intent of having my property rezoned.

Date:

Applicant/Property OWner’s Signature:

City of Cedar Falls _ (319) 273-8600: email: planning@cedarfalls.com
' -17-



Item 5.A.

REQUEST FOR REZONING

We do hereby respectfully make application and petition the City Council to amend
the zoning map as hereinafter requested, and in support of this application, the
following is a letter explaining the reason for such request.

The property is in acreage, and is not therefore a part of a recorded plat. The property
sought to be rezoned is two parcels identified with Parcel Identification Numbers of
8814-02-126-005 and 8814-02-201-004. The properties are located at the NWC of
Highway 20 and Hudson Road and South of Ridgeway Ave. The property is sought
to be rezoned by Midland Atlantic Development Company, LLC for use as a large
format retail store(s) and other related commercial use. It is desired and requested
that the foregoing described property be rezoned from Agriculture 1 (A-1) zoning to
Highway 1 (HWY 1) commercial Zoning. Itis anticipated that the property will be used
for retail use in the following general configuration: approximately 185,000 square
foot large format retail store along with integrated outdoor sales of approximately
60,000 square foot plus approximately 55,000 square feet for addition retail uses. We
anticipate that Outparcel 1 will be utilized as a gas and carwash building and the
outparcels labeled as Outparcels 2 and 3 would be planned for restaurant locations
or other retail uses. We believe that the change requested is necessary for the
preservation and enjoyment of substantial property rights, and will not be detrimental
to the public welfare, nor the property of other persons located in the vicinity thereof.

-18-



Item 5.B.

SICHAMEWS DEPARTMENT OF COMMUNITY DEVELOPMENT

City of Cedar Falls
220 Clay Street
Cedar Falls, lowa 50613
DA Phone: 319-273-8600
Lo##* Fax: 319-273-8610
www.cedarfalls.com MEMORANDUM
Planning & Community Services Division

TO: Planning & Zoning Commission
FROM: Karen Howard, Planning & Community Services Manager
DATE: July 5, 2018

SUBJECT: Rezoning and Land Use Map Amendment request for property at 1015 and
1021 W. 22" St

REQUEST: Land Use Map Amendment from High Density Residential to Neighborhood
Commercial/Mixed Use and rezoning of the subject properties from R-3
Multiple Unit Residential to C-3 Commercial District

PETITIONER: Steve Troskey — CGA Engineers

LOCATION: Properties located at 1015 and 1021 W. 22" Street in the College Hill
Neighborhood

PROPOSAL

The applicant has submitted a request to amend the Future Land Use Map within the City’s
Comprehensive Plan to extend the boundary of the area designated as Neighborhood
Commercial / Mixed Use west to include the adjacent properties at 1015 and 1021 W. 22
Street as shown in the map below. Goals for this area are addressed in the College Hill
Neighborhood section of the Comprehensive Plan adopted in 2012 and in the College Hill
Neighborhood Plan adopted in 1993.

In concert with the Future Land Use Map amendment the applicant has requested a rezoning of
the subject properties from R-3 Multiple Unit Residential to C-3 Commercial. The rezoning will
allow expansion of the Neighborhood Commercial/ Mixed Use area to expand further to the west
along 22" Street, including any associated accessory uses necessary to support the urban
mixed use development anticipated for this area.

BACKGROUND

The subject properties at 1015 and 1021 W. 22" Street currently contain lower density
residential uses, a duplex and a single unit home, respectively. Both are rental properties owned
by CV Commercial, LLC. The owner is proposing to tear down the existing structures and
construct a 29-space parking lot that will provide additional accessory parking for a 5-story

1
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Item 5.B.

mixed-use building proposed on properties at 2119 College Street, 925 W. 22" Street, and
1003 W. 22" Street. A similar project was proposed earlier this year, but the application was
denied by the City Council largely due to inadequate parking. With this application, the owner is
proposing to provide additional parking on the properties at 1015 and 1021 W. 22" Street to
serve the upper floor residential uses in the mixed use building in a manner that is consistent
with the goals of the College Hill Neighborhood Plan and the City’s Comprehensive Plan.

ANALYSIS
Amendment to the Future Land Use Map: The applicant is requesting to change the land use

map designation of the properties at 1015 and 1021 W. 22" Street from High Density
Residential to Neighborhood Commercial/Mixed Use, as noted on the map below.

Future Land Use Map

Land Use Categories

Low Density Residential
Medium Density Residential

I High Density Residential

N Planned Development
Office/Business Park

I Neighborhood Commercial/Mixed Use

B Community Commercial

I Commercial Corridor

MM Regional Commercial

I Downtown

I (ndustrial

I Schools

I University

I Civic
Airport

I Parks and Recreation

N Greenways/Floodplain

{807 Floodplain only (not greenway)
Public and Utilities

I Vacant

Both the College Hill Neighborhood Plan and the Comprehensive Plan provide guidance for
future development in this area. The College Hill Neighborhood Plan adopted in 1993, describes
the concept of a more cohesive and attractive “commercial core” concentrated “in a two-square
block area between 23™ Street and the middle of the 2100 block of College Street. The ultimate
form of the commercial development in the College Hill Business District should be a
commercial core surrounding a “parking courtyard” rather than an elongated commercial strip.”

The plan provides an illustration of this concept, as shown on the following page:

-20-
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The Comprehensive Plan adopted in 2012 sets forth goals for commercial infill development
along 22" Street:

Extend the streetscape along 22" Street to improve pedestrian access
with wider, brick sidewalks and parallel or angled on-street parking (or
alternately, parking behind buildings), and spur local development of more
mixed-use storefronts with apartment dwellings above. Bring mixed-use
commercial development between 215 and 22" Street to link the “Upper
Hill” and “Lower Hill” along College Street info a more cohesive, walkable
retail area. (p.140)

As shown above, the College Hill Neighborhood Plan anticipated the expansion of the
commercial core of the neighborhood extending west along 22" Street to include the two
properties subject to this requested land use map amendment and rezoning.

Staff notes that the goal of encouraging redevelopment evolved in the 2012 plan from the earlier
1993 College Hill Plan. There was a shift in focus from discussion of a “commercial core”
surrounding a parking court to encouraging mixed-use storefronts with apartment dwellings
above with on-street parking supplemented with parking located behind buildings to provide a
more pedestrian-friendly streetscape. It was an acknowledgement that if the goal is to create a
cohesive and walkable neighborhood commercial area, the streetscape should not be
interrupted by unscreened surface parking areas.

The applicant is proposing to address both the need for additional parking to serve the proposed

mixed-use building and the desire for an improved streetscape with the parking buffered and

screened from view of the street. The parking lot is proposed to set back from the public ROW

approximately 25 feet, with the setback area designed as a small usable green space with the

parking lot screened from view by trees, shrubs, and a planted screenwall. This area will include

public seating along a low wall that extends along the public sidewalk, space dedicated to public
3
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Item 5.B.

bicycle parking and location for the community’s nascent bike share program. Following is a
drawing of the proposed greenspace and parking area as viewed from a pedestrian perspective
along 22" Street and a plan view of the landscaping plan for the greenspace. More detailed
information is included in the applicant’s submitted documents attached to this memo.
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Staff was initially concerned about replacing active building uses with a surface parking lot, but
find that the proposal for the usable greenspace in combination with a parking area set back
from the street strikes a good balance between potentially competing comprehensive plan goals
for additional parking and for new higher density mixed-use development. It should also be
noted that the 25-foot setback leaves enough space for a small commercial liner building or live-
work units that could front on 22" Street in front of the parking area in the future if the demand
is there for small business start-up space or additional neighborhood-serving commercial uses.
Due to the potential for furthering the goals of the College Hill Neighborhood Plan and the 2012
Comprehensive Plan, staff supports the amendment to the Future Land Use Map.
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Proposed Rezoning:

The properties are currently zoned R3 Multiple Unit Residential. This zone is intended for
moderate intensity residential uses, including single unit dwellings, duplexes, and multiple unit
dwellings with a height limit of 45 feet or 3 stories, whichever is less. The properties are also
within the College Hill Overlay District, the provisions of which govern all uses and development
proposals within the overlay district. The current R3 zoning is unlikely to facilitate the desired
redevelopment along 22" Street as described in the College Hill Neighborhood Plan or the
2012 Comprehensive Plan, due to the larger front setbacks and limited residential densities
allowed.

The requested rezoning is C3 Commercial, which is the designation reserved for the highest
intensity urban commercial areas in the city and is the current zoning applied to Downtown
Cedar Falls and the College Hill commercial district. This zone allows storefront commercial
uses located close to the public sidewalk with upper floor residential uses encouraged as a
secondary use of the property.

As described in the section above, the proposed rezoning to C3 Commercial is consistent with
the goals set forth in the College Hill Neighborhood Plan and the 2012 Comprehensive Plan,
which both call for expansion of opportunities for urban mixed use development extending
further down 22" Street in a manner that enhances the pedestrian environment along the street
and provides additional storefront commercial space and high density housing opportunities that
will take pressure off the lower scale neighborhoods located to the east. While the older 1993
College Neighborhood Plan calls for consideration of C1 Zoning for the commercial area in the
College Hill neighborhood, staff finds that some of the provisions of the C1 Zone, particularly the
requirement for larger building setbacks are inconsistent with the updates adopted with the
Comprehensive Plan in 2012 that calls for urban mixed-use in this area with buildings located
close to the street in a manner that promotes walkability and more efficiently uses the lot area in
this urban location. The additional standards and design review required with the adoption of the
College Hill Overlay zoning serve to mitigate concerns with the C3 zoning designation
expressed in the 1993 College Hill Neighborhood Plan. Therefore, staff finds the proposed
rezoning to be consistent with the Comprehensive Plan and College Hill Neighborhood Plan
goals. Use of the property for accessory parking to the larger mixed use project further to the
east will help alleviate concerns regarding adequate parking for the upper floor residential uses.
The details of this particular use of the property will be discussed in more detail in the staff
memo for the site plan review.

Public Notice:

A notice of public hearing was published in the Waterloo Courier on Wednesday, June 20, 2018.
Also, a notice to the adjoining property owners was sent on June 19, 2018 inviting them to the
public hearing.

STAFF RECOMMENDATION

The Community Development Department recommends approval of the request to amend the
Future Land Use Map from High Density Residential to Neighborhood Commercial/Mixed Use
for properties located at 1015 and 1021 W. 22™ Street and to rezone the same properties from
R-3 Multiple Unit Residential to C-3 High Density Commercial.

5
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PLANNING & ZONING COMMISSION

Introduction Howard presented the staff report and background information for both the

6/27/2018

Vote
7/11/2018

Attachments:

proposed future land use map amendment and the rezoning. She presented the
staff analysis regarding how the proposal meets the goals of the College Hill
Neighborhood Plan and 2012 Comprehensive Plan. She described the immediate
proposed use of the properties is for additional parking for the proposed mixed-
use building located at the corner of College and 22™ Streets. The applicant’s
perspective drawings were presented to characterize how the parking area would
be designed with a useable green space at the front of the lot to improve the
streetscape along 22" Street to meet Comprehensive Plan goals to make the
area more pedestrian friendly.

Holst indicated support but suggested adjusting the Future Land Use Map
boundary for Neighorhood Commercial/Mixed Use further to the west to include
all the land up to the UNI campus to create a more uniform boundary and
encourage additional redevelopment.

Ms. Giarusso asked about the intervening property at 1009 22" Street and
whether this would be considered a “spot zoning.” Ms. Saul asked the same
question. Howard noted the property was already zoned C3 and rezoning 1015
and 1021 to C3 would not be considered a spot zone, because they are
contiguous to other C3 zoned properties.

Dan Drendel, architect for the project, described the project in more detail.
Eashaan Vajpeyi, 3031 Convair Lane, attorney for Brian Sires, expressed
concerns about the project and the adequacy of the parking to serve the higher

density residential proposed.

Dave Deibler, 1616 Campus Street, expressed support for the project and
encouraged additional redevelopment and higher density in this area.

Chris Martin, 421 W. Seerley Boulevard expressed support for the project as it fits
into the vision for linking the upper and lower College Hill commercial areas.

The public hearing was continued to the July 11 meeting.

Location map

Rezoning Exhibit

Supporting documents, including plan view and perspective drawings and narrative description of
the project.

-24-



Cedar Falls Planning & Zoning Commission Item 5.B.

June 27, 2018

|

< WAI9thrSt .
fl 2
i =
i ~Floral/Ct e

W.:20th:St
' Creek
g Rezoning, Land Use \WWs2:st, St .
£ | Map Amendment and Site Plan Review
® Site Plan Review I
BN l
\.ﬁ i 1 [
W:-22nd:St & __ﬁ =
(%) > £ ]
o) 9 = —
1 Q0
: 1] =
! O
k5231l St |
B — —'R-'B_ | Seere
_— W@ © ar
Location l | 3
Map EDunkertonRd W, Seerley:Blvd
<
7/('),) A E:Lone-Tree|Rd ® \é\’:gtie;:; - N
(o3 o Airport
%3 ] L —
= g & R-4 -
@ Linco\Y‘St 5 . I ]
W-1st St Extst St 218 S W.25th; St |
3 2
W-12th St E B L — o
4 | -
WVALBthESt i~
i l ' /oo,p /?afnboWDr —
5—W-27th'St Triversity Aver— uker Dr E
£ 5 -
»% Orchard:Dr- 5 W:26th St
z = q
% % GreenhillRd E’ _I'I-| 'm L
i @ .QQRd cpg
N .
el - Rezoning from R-3 to C-3
- - Land Use Map Amendment
W:Rid| A 5 g .
Geway Ave - College Hill Overlay Site Plan Review
07) -







_LZ_

FLOOR PLATES & MASSING

APARTMENT RENTABLE SQUARE FOOTAGE

COLLEGE HILL

[ p— e

STUDIO 07

STUDIO 01

STUDIO 01

STUDIO 01

STUDIO 01 STUDIO 01 STUDIO 03

STUDIO 08

CORRIDOR

STUDIO 05

STUDIO 06

—

STUDIO 05

STUDIO 06

—

STUDIO 05

AMENITY

4 BEDS

CORRIDOR

4 BEDS
TAI

ELEV.

STUDIO 02

RESIDENTIAL FLOOR PLANS 2-4
SCALE /22" =1-0

STUDIO 09

UNIT TYPE QTY. UNIT SQ FT. TOTAL SQ. FT.
2 BEDS 16 802 13,165
4 BEDS 7 1370 9,590
STUDIO 01 20 433 8,860
STUDIO 02 450 1,350
STUDIO 03 4 446 1,784
STUDIO 04 3 470 1,410
STUDIO 05 12 500 6,000
STUDIO 06 8 502 4,021
STUDIO 07 4 499 1,996
STUDIO 08 4 451 1,804
STUDIO 09 1 430 430
STUDIO 10 1 487 487
TOTAL 83 50,897 sq. ft
TOTAL BEDS 120
ShbeITE 65 (3 ACCESSIBLE STALLS)
OFF-SITE
PARKING 29
TOTAL PARKING .
TAL PARKI 94 (1 SPACE PER 78% OF BEDS)
BUILDING GROSS AREA
BASEMENT UNDERGROUND PARKING 24,350 sq ft
LEVEL 1 COVERED PARKING 5,994 sq ft
LEVEL 1 RETAIL 1,603 sq ft
LEVEL 1 LOBBY 735 sq ft
LEVEL 2-5 RESIDENTIAL 66,752 sq ft
TOTAL 109,434 sq ft
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STUDIO 05

AMENITY

AMENITY

STUDIO 10

ADDITIONAL SURFACE PARKING

7,131 sq ft

SLINGSHOTARCHITECTURE.COM

4 BEDS [

TOP FLOOR PLAN
SCALE /22" =1-0

ZONE |FGEND

RESIDENTIAL UNITS
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COLLEGE HILL 06.15.2018
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COLLEGE HILL 06.15.2018
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COLLEGE HILL 06.15.2018
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ELEVATIONS
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FLEVATION STUDY
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STREET SECTION
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SITE PARKING

GROUND LEVEL PARKING PLAN
SCALE T =40

SLINGSHOTARCHITECTURE.COM

VIEW 01

VIEW 02

COLLEGE HILL

06.15.2018
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BIKE: PARK

This new mixed-use development at 2119
College Street in the Cedar Hill neighborhood
will add vibrancy through pedestrian activity
to the streetscape. The concept aligns with the
comprehensive plan goal to extend pedestrian
activity to the west on 22nd Street.

To address concerns raised about the amount

of available parking for future residents of the
project, a new plan, The Bike: Park, is proposed to
convert two nearby properties to a parking area
for both cars and bicycles.

Goals for the project are to provide parking
onsite for residents that utilize daily parking to
get to work or daily activities. The remainder of
the parking need is provided through currently
M available and easily connected nearby parking for
() students at this location.
>

PERSPECTIVE VIEWS

SLINGSHOTARCHITECTURE.COM
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BIKE: PARK \| O 2@y

This new mixed-use development at 2119
College Street in the Cedar Hill neighborhood
will add vibrancy through pedestrian activity
to the streetscape. The concept aligns with the
comprehensive plan goal to extend pedestrian
activity to the west on 22nd Street.

Sadbasiandansinsdnnsianin

000000000000

To address concerns raised about the amount

of available parking for future residents of the
project, a new plan, The Bike: Park, is proposed to
convert two nearby properties to a parking area
for both cars and bicycles.

D

GREEN SCREENWALL
e BIKE SHARE
CONCRETE

Goals for the project are to provide parking
onsite for residents that utilize daily parking to
get to work or daily activities. The remainder of
the parking need is provided through currently
available and easily connected nearby parking for

OPPORTUNITY FOR FUTURE LIVE / WORK
(ANY PARKING NEED WOULD BE MET AS

PROPERTY LINES SHOWN DAS
FUTURE PROJECT)

students at this location.

SETBACK STUDY

Precedent Study of Potential Future Liner Infill
Buildings

lowa City Parking Garage

Neumann Monson Architects

Liner building units maintain frontage to urban resi-
dential street utilizing minimal depth on the site.

-5’ setback with 25’ x 25’ unit setback

-Stacked two story units with walk up entry

SLINGSHOTARCHITECTURE.COM

4G w9}
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PARKING CONNECTIVITY

Echo Development Group has plans to increase
connectivity through a bike share program. Stations
will be placed throughout Cedar Falls, and through
approval of the UNI student government, locations
will be on the UNI campus.

The program will be put into place on or before
building occupancy.

22nd Street Vehicle & Bike Parking Diagrams

Bike Share Examples

SLINGSHOTARCHITECTURE.COM

IMAGE AREA

COLLEGE HILL

06.15.2018
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22ND STREET

SLINGSHOTARCHITECTURE.COM
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06.15.2018
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COLLEGE STREET
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CORNER VIEW

SLINGSHOTARCHITECTURE.COM
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VIEW THROUGH
PARKING LOT

SLINGSHOTARCHITECTURE.COM

COLLEGE HILL

06.15.2018
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VIEW AT NORTH SIDE

SLINGSHOTARCHITECTURE.COM
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BIKE HUB LOCATIONS

UNI CAMPUS
WRC

UNI CAMPUS
EDUCATION EERTER

UNI CAMPUS
BUSINESS CENTER

LEUAR FALLS
SHARED BIKE SYSTEM

BY
MILL RACE
200 STATE ST
BRASS TAP
421 MAN ST
OFFICE PARK
604 CLAY STREET
COLLEGE HILL :
1BTH ST & COLLEGE ST %g%#%" S
COLLEGE HIEL
G20, 22ND-ST
URBAN FLATS SOUTH
917 W 23RD STREET
VIKING ROAD DEVELOPM* ™
924 VKNG ROAD -44-

SHARED BIKE SYSTEM

Through a shared bike system we can
easily create a public transportation system
that is easily accessible and inexpensive.

With hubs placed throughout campus,
downtown, and around Cedar Falls, a loop
is created that puts you within minutes of
any hub location.

Using a mobile app, students, tenants, and
citizens alike can all gain access to this
simple mode of public transportation.

HOW IT WORKS

The keyless lock is attached to the front of
the bike and automatically unlocks from
the Koloni app. By pressing the lock, you
can secure it around one of the hubs or
simply just around the tire.

The Koloni geofenced hubs allows for
organization and simplicity. We can
customize each geofenced hub location,
allowing for the most optimal bike
placement, which is the key to success of
a bike share program. The hybrid,
geofenced model will make sure bikes
are rebalanced, easily located and don't
end up in suboptimal places.

KOLONI BIKES

The basket in the rear creates better
handling for the rider, the step-thru
frame makes it able to fit riders of all
sizes and the belt drive makes this bike
last along time.
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CEDAR FALLYS
SHARED BIKE SYSTEM

b BENEFITS OF A SMALL TOWN BIKE SHARE

FROM THE KOLONI BLOG

Small town USA is now seeing the multiple benefits of a bike share in their community. In most cases these
communities don't have a congestion problem downtown, their public transportation systems are simple or
even nonexistent. They aren't looking to solve the first and last mile complex. So what exactly are the benefits
of adding a bike share to your small town?

1) Health Initiative - Communities across the US are always looking for new and creative initiatives to install in
their community and yours is no different! While the concept of bike sharing might not be "new", the technology
which has been developed and added to bikes can definitely make it creative and fun. The new technology can
be used for new creative programs like a Calories Burned Competition or 25 weekly miles challenge. Itis also a
way to show investment in your community member's health.

2) Trail Projects - Chances are your community has developed a trail system or is in the process of a trails project.
Every community would like their trail system to be very popular and highly used. One way to ensure more usage
is by creating a bike share system at trailheads, which allows quick and simple access to bikes. Quick access at
trailheads will have a positive correlation between biking and trail usage. The more barriers we minimize, the
more usage of the trail.

3) Tourism - No matter the size or popularity of the town, we have visitors and tourists. Many will be visiting friends
or family and some may just be passing through on a cross-country journey. No matter the purpose of their visit,

a bike is a great amenity for them in your community. It gives them the ability to stretch their legs and exercise a
bit but also gives them a more intimate way to tour your town. Pedaling through the parks, business district and
landmarks is the best way for them to really understand the culture of your town.

4) Social - Quality of life infrastructure is a focus for most communities. lowa sees every year how bicycling can
bring people together. RAGBRAI in July brings thousands of people together to pedal across the state. Your
small town bike share can be used in a similar fashion, but a much smaller scale of course. Creating “bike nights”
or "bike & shop” events can help create something new and active within the community. Your community fleet
can also be used for bicycle safety events or guided group city tours.

5) Millennials - Your small community is not alone when it comes to losing out on the recruitment of millennials.
We millennials are looking to reside in a place that has.... Well, the first 4 points in the read. We crave innovative,
creativity, things to do and high quality of life. A bike share, no matter the size of the community, can be a great
recruiting tool for young people. It shows your community is unique and interesting. A bike small town bike
share program could be one of the missing pieces to help make your community cool and hip.

While many of the larger city bike share systems are only focused on the first and last mile of transportation, small
community bike shares can be used for a variety of purposes. These small fleets can be a multipurpose investment
that has an ROl unlike anything other in a community. | am not saying in this article that a bike share projectis a

I”. But if you want your community to be world class and competitive, you need a bike share program.
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Clapsaddle-Garber Associates, Inc
16 East Main Streel, P.0. Box 754
Marshaiitown, lowa 50158
Phone 641-752-6701
wiw.cgaconsuftants.com

SHEET
NO.
c.ot

C.100
C.200
C.201
C.300
C.301

INDEX OF SHEETS

DESCRIPTION

TITLE SHEET

EXISTING CONDITIONS AND DEMO PLAN
LAYOUT PLAN

SITE PLAN - W 22ND ST PARKING LOT
GRADING PLAN

GRADING PLAN - W 22ND ST PARKING LOT

REVISED 5-31-2018

CGA PROJECT NO. 5627.04 SHEET C.01
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N
OWNER OF RECORD: PARKING INFORMATION: PROPERTY USE
CV COMMERCIAL LLG FROVIED MULTIFAMILY HOUSING AND RETAIL b
DATE OF PREPARATION: MG AcGessiBtE 1 SIGHT TRIANGLES ¢
1102017 BELOW GROUND: 47 SIGHT TRIANGLE DIMENSIONS ARE BASED ON p
HANDICAP ACCESSIBLE 2 A 30 MPH DESIGN SPEED {

APPLICANT INFORMATION

SLINGSHOT ARCHITEC TURE.
308 EAST COURT AVE,
DES MOINES, I0WA 50308

FLOCDPLAIN INFORMATION:

UTILITY INFORMATION

NO FLOCDPLAIN PRESENT PER FIRM PANEL #16013C0154F

CENTURY LINK UTILITIES ARE PRESENT ON
SITE. TO BE REMOVED DURING

WQm ND CONSTAUCTION.
DEVELOPER INFORMATION . EASEMENTS
[ZERT O NO EXISTING RECORDED EASEMENTS ARE

CEBARFALLS. I0WA 50813 2. LANDSCAPING PRESENT ON SITE.
CONTAGT CORY HENKE (3196400182}
PROVIDE 56’ EASEMENT FOR RELOCATED

TRANSFGRMER AND COMMUNICATIONS
ZONE INFORMATION: STORMWATER MANAGEMENT PAD. COORDINATE LOGATION WITH
e —— STORMWATER MANAGEMENT TO BE PROVIDED OWNER OF LOT.
CISTRILT. C3 [COLLEGE HILL OVERIAY BY UNDERGROUND DETENTION
BUILDING SETBACKS
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g
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|- aparTMENT R
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| EXITING HYDRANT -
o — el o o £ e i 1
. e VA
. SER) ®
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127,91

ﬁi!l} OWNER OF RECORD:
5
\!T
|

GV COMMERCIAL, LLC
PROPOSED RETAINING WALL

— 5001 —|

PARKING INFORMATION: PROPERTY USE
PROVIDED: 29 STALLS
DATE OF PREPARATION:

PARKING LOT
05/29/2018

SIGHT TRIANGLES

SIGHT TRIANGLE DIMENSIONS ARE BASED
ON A 30 MPH DESIGN SPEED

APPLICANT INFORMATION FLOODPLAIN INFORMATION:  UTILITY INFORMATION
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®
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BEING TRANSPORTED TO AN EXISTIVG

i

EXTENT OF NO. 2 £

STONE SUBBASE 2

\ P+

\

STORM SEWER SVSTEM USING 6
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B 6.20'
2 \

55

0061
8295 1

\'\\
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2
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R
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VMK

EXTENT OF NO. 2
STONE SUBBASE 2
I !

& PCC

)

6* MODIFIED
SUBBASE

R 12* SUBGRADE
TYPICAL PCC SECTION

NOT TO SCALE

PREPARATION

JOINT OPENING
AGGREGATE MATERIAL,
SEE SPECIFICATIONS.

UNILOCK ECO-PRIORA

9.45"x 4.72" X 3.15"
CONCRETE STREET PAVERS _ m
4* THICK NO. 57

STONE SUBBASE /.1'
OPEN GRADED BASE

o
sy
®

P.C.C. EDGE
RESTRAINT

13" TO 2" THICK GRANULAR
EDDING NO. 8 AGGREGATE

18,00

31" THICK NO. 2
STONE SUBBASE

s r oy IR < (NG 2 SUBBASE.
COMPACTED SUBGRADE, TOP SAA \\ﬂ (AP WITH N0 57 SuBsAse
9" COMPACTED TO 95% 9
STANDARD PROCTOR, 3% = DRAINACE
W 22ND ST
- - z

v BELOW CURB AND GUTTER
coumse | %S
OPTIMUM MOISTURE -

UNDISTURBED SOIL
&° LONGITUDINAL

OR COMPACTED FiLL

SUBDRAIN GEOTEXTILE FABRIC
MIRAF|, 140N

PERVIOUS INTERLOCKING CONCRETE PAVERS (PICP)

NOT TO SCALE

NOTES:
0

RV

PCC SHALL BE IOWA DOT CLASS C4 MIX
2. ISTALLED PER SUDAS SECTION 7010
3. G AND PAVEMENT CONSTRUCTION SHALL
i COMPLY WITH THE GEOTECHNICAL REPORT PERFORMED BY TEAM
SEAVICES (PROJECT NO. 1-3509).
i e o] 4. IN ADDITION TO THE DETAIL, PERMEABLE INTERLOCKING
" )

COLLEGE HILL - W 22ND ST PARKING LOT

CEDAR FALLS, IOWA

SITE PLAN
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TIE INTO EXISTING
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GENERAL GRADING NOTES LEGEND
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1 SLINGSHO_PRIT621 16651 ACATCICAS noate\ A7 £ 457 _LNE cwg 575 2238 3 30 22 P11

£ Samor § Menk, 1o 2038 4ll Rghs Reserved

i — MASTER PLANT SCHEDULE
55R - QTY. |SYM. |SCIENTIFIC NAME COMMON NAME UNIT  SIZE SPACING
“PROPERTY LINE 7, TREES AND SHRUBS
TR 2{AF Acer x freemani Jeffersred" AUTUMN BLAZE MAPLE LEA 2.5" CAL B&B |SEE PLAN
: B Ginkgo biloba ‘Princeton Sentry’ PRINCETON SENTRY GINKGO {EA 2.57 CAL,B&B  SEE PLAN
6iar Gleditsia triaconthos . inermis ‘Skycole' SKYLINE HONEYLOCUST ‘EA 2.5 CAL B&B | SEE PLAN
11lar Quercus robur x Q. olba ‘Crimschmidt” CRIMSON SPIRE OAK {EA 2.5" CAL B&B | SEE PLAN N
B Syringa reticulata eory S JAPANESE TREE LILAC ‘EA 2.5" CAL B&B | SEE PLAN
6UA Ulmus omericana Princeton’ PRINCETON ELM 2) 2.5 CAL B&B [SEE PLAN
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" ENy ~ ] Clematis jackmanii CLEMATIS T e SEE PLAN
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’ & SR 17]VC Viburnum corlesii Spice 8aby’ KOREANSPICE VIBURNUM 12 |SEE PLAN
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SIGN BY KOLONI, LLC Q3 LITTER RECEPTACLE 1. 2
. s SO SN
. oo e e W

’ | o B v .NUQS )
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ONE CALL
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L — STREET TREE IN PLANTER WITH IRON:
f TREE GRATE AND 4" PCC BAND. SEF

mc.:?zm O<mxibzml“!‘~ DETAILS FOR TYPICAL INSTALLATION

|

2-5N
2-5H:
2-SN

R R N
PROPERTY LINE
SO0

COLLEGE STREET PAVERS TO MATCH
HERRINGBONE PATTERN IN STREETSCAPE DIRECTLY
ADJACENT TO THE SOUTH. TIE INTO EXISTING
STREETSCAPE AT SOUTH EDGE OF EXISTING DRIVE.

ﬂ
|
|
|

UILDING O

VT T

DOUBLE SOLDIER COURSE AT BACK OF
CURB TO MATCH PATTERN IN STREETSCAPE
DIRECTLY ADJACENT TO THE SOUTH.

PROPERTY LINE

/.lnwr::u_zm OVERHANG

MotV 507 NG cng §7572018 636 07 911

e 22ND STREET

it R COLLEGE HILL s
H CEDAR FALLS, IOWA 11.1
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s et

e POLYMERIC SAND JOINT FILLER

—————--CORE DRILLED WEEP HOLES, 2" DIA @ 24" O.C.

FILLED WITH 3/8" OPEN-GRADED AGGREGATE

CONCRETE WALK PER C!

CONSTRUCTION JOINT W/
#4 12" REBAR @ 18" 0.C

———— NONWOVEN FABRIC
OVER WEEP HOLES.
MIN 12" SQ. PIECES

COLLEGE STREET PAVERS

UNILOCK CONTACT: BRAD PUNK 630-892-9191
PRODUCT: HOLLAND STONE

SIZE: 4'%8"%2.375"

COLOR: MATCH EXISTING (RUSTIC RED)
PATTERN:

DOUBLE SOLIDER COURSE AT CURB
90 DEGREE HERRINGBONE INFILL

OR APPROVED EQUAL PRODUCT

THICKENED CONCRETE EDGE ~

PAVER TO BE FLUSH
Wi ADJACENT
CONCRETE

S~ 2.375"1(6CM) CONC. PAVER
2.75"#(7CM) CONC. PAVERS

777, \\\\§ A

STANDARD PAVERS
ON CONC SUBBASE

COMPACT ADJACENT GRADE
N e

EDGE RESTRAINT - PERMALOC <

STRUCTUREDGE -

ALUMINUM PAVER RESTRAINT 3/16"2-1/4" N\
Wi 021" TOP LIP MILL FINISH ALUMINUM ..

FILLVOIDS UNDER RESTRAINT
FOR PROPER SUPPOR

STANDARD PAVERS ON CONC SUBBASE

CONC. ANCHOR/ 1" NAIL, 12" Q.C.
2.5" MIN, FROM EDGE OF CONC.
INCIDENTAL

R ACCENT BAND PAVERS AGGREGATE BASE
1" SAND SETTING BED UNILOCK CONTACT: BRAD PUNK 630-892-9191 PER CIVIL DETAILS »
4" CONCRETE SUBBASE mwm.cwm%xww@,mm SUBGRADE PREP, I—— AGGREGATE BASE
4" AGGREGATE BASE COLOR: ONYX BLACK / BLACK GRANITE R
PATTERN: RUNNING BOND f
SUBGRADE PREPARATION {——— SUBGRADE PREP
OR APPROVED EQUAL PRODUCT
PAVERS OVER CONCRETE SUBBASE @Wmlo._‘_Oz“ CONCRETE SIDEWALK / PAVER INTERFAGE SECTION: LANDSCAPE BED / PAVER INTERFACE
SCALE:NL.TS. SCALE: N.T.S.
BIKE RACK OR LITTER RECEPTACLE, SURFACE
MOUNT TO CONCRETE PER MFR. INSTRUCTIONS CAST STONE BENCH
WITH STAINLESS STEEL HARDWARE LANDSCAPE FORMS / SITE SOURCE
STACY ERNST - 816-444-4376 GARDEN LIVE WALL
LANDSCAPE OR -SOCRATES BACKLESS BENCH 1. GREENSCREEN 800-450-3424
CURB, PER PLANS PER PLAN -REFER TO PLANS FOR BENCH SIZE (24" - 142" 3" THK. FREE STANDING PANELS
-COLOR TO BE GREY
-SURFACE MOUNT INSTALLATION PER MFG 2. MCNICHOLS 866-754-5144
3" THK. ECO-MESH PANELS (4'x8'-0")
OR APPROVED EQUAL - SQUARE POSTWI POST AP, TYP
SOCRATES BACKLESS BENCH 3. OR APPROVED EQUAL ¥sa OSTW/POST CAP. TYP.
BY LANDSCAPE FORMS
6" EPOXY COATED 48 B} #5105 EDGE TRIM AT TOP EDGE OF PANEL
\v.z, PER POST 0.C.
MANUFACTURER
BIKE RACK: DERO: RR4H-C; FINISH: POWDERCOAT BLACK; WEDGE ANCHOR: .375x3.00 DECORATIVE PAVERS ON vw%m_.
CONTACT: AUDREY KITTRELL, 319.320.7439 or 612,359.0689 \|nOznmﬂm SUBBASE 7
UITTER RECEPTACLE: VICTOR STANLEY: $0-42; FEATURES: BLACK PLASTIC LINER, STANDARD - 5 B T 1
TAPERED FORMED LID, LATCH; FINISH: POWDERCCAT BLACK 5
CONTACT: BECKY WHELAN, 301.855.8300 ext. 375 or SALES@VICTORSTANLEY.COM s o)
NOTES: s 1
1. SURFACE MOUNT ALL FURNISHINGS PER MANUFACTURER'S INSTRUCTIONS. el g
w i
. 5141"C* CLIP
SURFACE MOUNT FURNISHINGS CASTSTONEBENCHONPAVERBAND =~~~ | b e i (= W/ #5105 EDGE TRt REQUIRED AT
SCALE TS SCALEN.TS. 8 4 ! VERTICAL EDGES USE #5142 +
#5136.25 SPACER
o e e
g -
- .
SIGN PANEL BY ARCHITECT .
MECHANIGALLY ATTACH TO 3" THK, preenscrean® PANEL, TYP.
FACE OF CONCRETE BENCH ] p
PER ARCHITECT DETAILS B N
1
INTERGRAL COLOR . \l #5105 STEEL EDGE TRIM
CONGRETE TO MATCH CAST o ! @ BOTTOM EDGE OF PANEL
STONE BENCH GREY = :
#4 VERT 18" CQC.
4 - #4 HORZ
i 5 FINISH GRADE
18" TALL BY 24" WIDE £
CONCRETE SEAT WALL 5
. WI 172 CHAMFER = *. )
2 FINISH GRADE A. |
H = . : POST IMBED LENGTH AND
] 4 FOOTING TO BE PROVIDED BY
I P MANUFACTURER
18” DIA AUGER FOOTING
#4 REBAR 18" O.C.
TIE TO #4 VERT.. .
8 DEPTH TO FROST. 48" MIN. —_——] e s 4
GARDEN LIVE WALL SECTION
SCALE NTS.
: CAST IN PLACE CONCRETE BENCH
: SCALENTS
£ - COLLEGE HILL sweer

Mara e 201

PREECRY:

Ernai

309 £ 5THSTREEY, SUITE 202
'DES MOINES, IOWA 50309

DesMoines@bolton-menk.com

CEDAR FALLS, IOWA

www bolton-menk com

LANDSCAPE DETAILS
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335022

293171 DETALS dng §/573

A gt Feservect

QVERSTORY TREE

NYLON STRAP. 2 PER TREE,
(AS NECESSARY)

REINSTALL SALVAGED
TREE GRATE

COLLEGE STREET PAVERS ON
CONCRETE SUBBASE

I

NATURAL SUBGRADE

TREE GRATE PLANTING NOTES,

1. CONTRACTOR YO SALVAGE AND REINSTALL TREE GRATES ON COLLEGE AVE OR
INSTALL NOW TREE GRATES TO MATCH EXISTING SIZE AND STYLE

7. REFER TO MANUFACTURERS SPECIFICATIONS FOR INSTALLATION DETAILS

3. FACH NEW TREE PIT SHALL CONTAIN APPROXIMATELY 17 CY OF STRUCTURAL SOIL

(15%12'%2.5" DEFPY

TYPICAL SECTION: TREE GRATE

SET PLANT SO THE RQOT FLARE IS AT THE
FINISHED SOIL ELEVATION

WOOD MULCH (3" DEPTH) (INCIDENTAL)

GRATE FRAME SET IN CONCRETE PER
MANUFACTUER RECCMMENDATIONS

6" X 12" CONCRETE EDGE

STRUCTURAL SOIL

SET BALL ON COMPACTED SOIL
PEDESTAL

SCALE HTS

PROVIDE 3" DEEP SAUCER AT EACH SHRUB

3" DEPTH MULCH ((INCIDENTAL) AS
SPECIFIED. KEEP MULCH CLEAR OF TRUNK
AS SHOWN

AMENDED SOIL, AS SPECIFIED

g 2x ROOT BALL DIAMETER
SHRUB/PERENNIAL BED PLANTING

NOTES:

1. O.C. TRIANGULAR PLANT SPACING PER PLANS

2, AREAS IDENTIFIED ON PLANTING PLAN AS O.C.
SHALL BE TRIANGULAR SPACED

3. SEE PLANTING PLAN FOR SPECIES

PROVIDE 6" BETWEEN AMENDED
SOIL EXCAVATION AND WALK EDGE

T

PLANTING EDGE AT CONC. WALK

PLANTING NOTES

1. PRIOR TO DIGGING, IT IS REQUIRED BY LAW TO CALL IOWA ONE CALL FOR UTILITY
LOCATIONS.

2. MASTER PLANT SCHEDULE: ALL TREES, PERENNIALS AND SHRUBS ARE LISTED IN THE
MASTER PLANT SCHEDULE. i THERE 1S A CONFLICT BETWEEN THE QUANTITIES
SHOWN ON THE DRAWINGS AND THE QUANTITIES SHOWN IN THE PLANT SCHEDULE,
THE PLAN QUANTITIES SHALL PREVAIL

CONTRACTOR SHALL LOCATE AND VERIFY ALL EXISTING AND PROPOSED UTILITY LINES
AND SHALL COORDINATE LOCATIONS OF PROPOSED LANDSCAPE ELEMENTS.
CONTRACTOR SHALL REPORT ANY DISCREPANCIES AND/OR CONFLICTS TO LANDSCAPE
ARCHITECT PRIOR TO CONTINUING WORK.

4. ALL PLANT MATERIALS MUST CONFORM TO AMERICAN STANDARDS FOR NURSERY
STOCK [A.N.S.1. 260.1) LATEST EDITION PUBLISHED BY THE AMERICAN NURSERY AND
LANDSCAPE ASSOCIATION, WASHINGTON D.C.

THE LANDSCAPE CONTRACTOR SHALL REMOVE ALL CONSTRUCTION DEBRIS AND
MATERIALS INJURIOUS TO PLANT GROWTH FROM PLANTING PITS AND BEDS PRIOR TO
BACKFILLING WITH PLANTING SOIL.

ALL PLANT MATERIAL SHALL BE GUARANTEED TO BE IN A LIVE AND HEALTHY
GROWING CONDITION FOR ONE FULL GROWING SEASON (ONE YEAR) AFTER FINAL
PROJECT ACCEPTANCE OR IT SHALL BE REPLACED FREE OF CHARGE WITH THE SAME
GRADE AND SPECIES.

©

8

PLANTING LAYOUT: STAKE ALL TREE LOCATIONS AND A TYPICAL PERENNIAL BED
LAYOUT AND OBTAIN APPROVAL OF THE OWNER'S REPRESENTATIVE PRIOR TO
PLANTING.

PERENNIAL GROUPINGS SHALL BE PLANTED AND MULCHED IN ONE CONTINUOUSLY
MULCHED BED.

AMENDED SOIL MiX AND SHREDDED HARDWOOD MULCH SHALL BE INCIDENTAL TO
THE PLANTING BID ITEMS AND SHALL MEET THE FOLLOWING SPECIFICATIONS:

MULCH:
AT FINELY SHREDDED OR PROCESSED HARDWOOD BARK GRADED FROM 0.25 IN. - 0.5

IN. DIAMETER AND A MAX. OF 3 IN. IN LENGTH.

B. GREEN OR FRESHLY CHIPPED OR SHREDDED MULCH SHALL BE REJECTED.

C. MULCH TO BE FREE OF WEEDS, WEED SEED, CHAFF, DISEASES, OR OTHER FOREIGN
MATERIAL.

AMENDED SOIL:
A, EXCAVATION SOIL FROM GRADING, TRENCHING, OR CLEARING SHALL NOT BE USED

N MAKING AMENDED SOIL,

8. AMENDED SOIL MIX SHALL MEET THE FOLLOWING REQUIREMENTS:

1.1, TOPSOIL: WELL COMPOSTED, STABLE AND WEED-FREE ORGANIC MATTER, pH
RANGE 5.5 TO 7; MOISTURE CONTENT 35 TO 55% BY WEIGHT, 100% PASSING
THROUGH 1" SIEVE: SOLUBLE SALT CONTENT OF 2.5 DECISIEMENS/M: NOT
EXCEEDING 0.5% INERT CONTAMINANTS AND FREE OF TOXIC SUBSTANCES.
ORGANIC MATTER: A PRODUCT OF PEAT MOSS, COMPOST OR LOCALLY
AVAUABLE ORGANIC WASTE. ORGANIC MATTER SHOULD BE FREE FROM
DEBRIS, WEED SEEDS AND INSECTS OR DISEASES WHICH MAY BE HARMFUL YO
INTENDED PLANTINGS.

1.3. SAND: CONCRETE SAND, HAVING A FINENESS MODULUS (FM] BETWEEN 1.8
AND 2.5,

€. CONTRACTOR TO BLEND TOPSOIL, ORGANIC MATTER AND SAND IN THE
FOLLOWING RATIOS TO FORM AMENDED SOIL MIXTURE:

8" TOPSOIL

3" ORGANIC MATTER

1" SAND MIXTURE
AMENDED SOIL TG BE WELL-THLLED TC A DEPTH OF 8"

DO NOT CUT
LEADER

NYLON STRAP GUY
ASSEMBLY

STEEL POST NCTCHED OR

a
PQST HEIGHT
30"
GUY HEIGHT

..«fv’xmmv PLANTS 9" CLEAR
FROM CONCRETE EDGE

HARDWOOD MULCH (INCIDENTAL)
3" DEPTH

AMENDED SOIL, AS
SPECIFIED - 12" DEPTH

TREE PLANTING DETAIL

DRILLED FOR GUY WIRE

4" TREE TAPE ON DECIOUOUS
TREES

3" MULCH DEPTH, PULL BACK 4"
FROM TREE TRUNK

AMENDED SOIL, AS SPECIFIED

_REMOVE TOP 1/3 OF WIRE BASKET
AFTER TREE IS [N THE PIT
_ REMOVE TWINE & PULL BURLAP
FROM TREE TRUNK
NOTE: SET TOP OF ROOT BALL
" TO 2" ABOVE SURROUNDING
FINISH GRADE SO RQOT FLARE IS VISIBLE

SCALE: N.TS.
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DEPARTMENT OF COMMUNITY DEVELOPMENT
REZONING APPLICATION

City of Cedar Falls
220 Clay Street

my,_ Cedar Falls, lowa 50613
V/

Property's Address: |O\S” #+- \o2} W. Z2.~o St

Parcel #: _BQiY-14- 41B o020 4 8ql4-14-YUY28-x%

City: CEpaR ®aLLS State: A ZIP: __S06\%

Applicant's Name: SYEvE TROSKEY ~ C48 ENGWEERS

Applicant's Mailing Address (if other): A\, E. MAIAL ST

City: _MARSpALLToW sy State: (A ZIP: __SDISR
Applicant's Email: steeskE ¥ pCeators sutarrts , Daytime Phone #: 64! 162+ (10l
Existing Zoning: 2. e Present Use: APARTMENTS
Proposed Zoning: (3} Proposed Use: PAaRKkING

A COMPLETE SUBMITTAL INCLUDES A PAPER AND AN ELECTRONIC COPY OF:
X Completed application
&' $500 nonrefundable fee
™ Names and addresses of property owners within 300 ft of the requested area (Word or Excel)
& Legal description of property, for use in public notices (Word)
X Letter explaining reason for request and details about future uses (Word)
-Traffic Study, if applicable
® Plat scaled to at least 100 feet per inch (PDF 11x17)
O Map elements: north arrow, etc.
O Identified real-estate for which zoning is requested
O Legal description of property
O All public streets and highways within 300 ft of the requested area’s boundaries
O All lands, platted or un-platted within 300 ft of the requested areas boundaries
0O Requested and current zoning district
B Any other items specific to the zoning district being requested which may include the following:
0O Comprehensive Development Site Plan
O Traffic Generation Analysis
[0 Developmental Procedures Agreement

To the best of my knowledge the foregoing and attached statements are true and correct, | sign
this completed application with the intent of having my property rezoned.

g ool Date: _3-2-18
Appticant/Property Owner's Signature:

City of Cedar Falls (319) 273-8600: email: planning@cedarfalls.com
-57-
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BALL, KIRK & HOLM, PC.

ATTORNEYS AT LAW
Max E. Kirk 3324 KIMBALL AVENUE
H. Daniel Holm, Jr. PO. BOX 2696
David W. Stamp WATERLOO, IOWA 50704-2696
Jennifer L. Chase TELEPHONE: (319) 234-2638

N Eashaan Vajpeyi FACSIMILE: (319) 234-2237
&H E-MAIL:bkh@ballkirkholm.com
Tt William C. Ball (1928-2011) -

Michael W. Buckner (tetired)

July 3, 2018 Sent via email only to
Karen.Howard@cedarfalls.com

City of Cedar Falls Shane.Graham@cedarfalls.com

ATTN: Karen Howard Kevin.Rogers@cedarfalls.com

Shane Graham

Kevin Rogers

Planning and Zoning Commission

RE: 2119 College Street Site Plan: Staff questions and comments to Commissioners

Dear Staff and Commissioners:

This letter is addressed to City staff seeking answers to the stated questions. Please also forward
this entire letter to all members of the Planning and Zoning Commission for their review of the stated
questions and comments.

L QUESTIONS TO STAFF -

Please find enclosed questions directed to City planning staff and the City attorney.

1. Staff state that the code allows secondary residential uses, such as 2119 College, in the
College Hill overlay, and that these buildings require no parking. Please provide all code

sections upon which you rely;

2. Please also provide all code sections or authority that provide that the first floor
determines the principal use of the building in the College Hill overlay district;

3. Please provide all code sections or authority that form the basis of City staff

interpretation that the residential portion of the proposed 2119 College Street site plan
qualifies as secondary or accessory use;
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4. Please provide all code sections or authority that provide that 66,752 square feet of
residential is a secondary use to 11,603 square feet of commercial;

5. Please provide all code sections or authority that provide that 4 floors of residential use is
secondary to 1 floor of commercial use.

Please respond to me at your earliest convenience.
I COMMENTS TO PLANNING AND ZONING COMMISSION

It is repeatedly stated that secondary residential uses in the College Hill district are allowed.
Mr. Leeper indicated that he believed the project may technically meet code. He relied on
statements from Karen Howard. | respectfully opine that Ms. Howard’s comments are incorrect.
The code allows for secondary residential, but the first step is determining whether the
residential use is indeed secondary. The code does not state that this project’s residential portion

is secondary.

The code specifically defines “principal” as the “main use”. “Main” is defined by the
dictionary as “chief in size or importance.” “Accessory” use is defined an incidental or
subordinate to the principal use. What is chief in size? When a building is 5 stories, 4 stories of
residential is the main use—clearly. 66,752 square feet of residential is the main use when
compared to 11,603 square feet of commercial. This is how a court will look at this.

Regarding additional legal opinions the Commission sought, attorney Dan Manning
previously opposed the project based on substantially the same arguments I am putting forward,
i.e. interpretation of the plain meaning of the code. (Attached). The applicant’s attorney
previously defended the project, but seemingly supported their argument by simply agreeing
with the City staff interpretation, i.e. not an independent critical look at the legality of that staff
interpretation. Mr. Manning also previously indicated that a study was done of 957 apartments
in the College Hill neighborhood and 98% of the residents surveyed owned cars.

The applicant cites the availability of UNI parking as a solution. Please see attached
public information regarding UNI parking. Students living off-campus are only eligible for a B
or R permit. B parking does not allow overnight parking. R permits allow for 24 hour parking,
but R permits are only available to students who have a scheduled class after 4 pm. Further, both
R lots are across Hudson road to the West of the site plan, to the north of the Wellness and Rec
Center and to the south of the UNI Dome.

One must also consider the chance that the City of Cedar Falls will inevitably be forced
to pay for construction of a public parking structure or lot to absorb surplus parking from a
private, for-profit developer.

Please focus on the current law of this city. This project does not meet code and an

exception for an illegal project cannot be made just because the project is desirable. Faimess to
all citizens must prevail. This can only be accomplished by following the code.
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Please forcefully question the applicant on any claim that the project cannot be reduced in
size. The applicant indicated that if even one floor had to be removed, the project may not go
forward. Why? The applicant cannot be allowed to say a smaller building won’t work to force
the city into a difficult situation of choosing between no development or an illegal development.

Thank you for your consideration. I am open to answering any questions at the next
Planning and Zoning meeting if allowed by the Chair.

Sincerely,
BALL, KIRK & HOLM, P.C.

%

EaShaan Vajpeyi
Enclosures
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LiLLis O’MALLEY OLSON MANNING POSE TEMPLEMAN LLP

WILLIAM J. LILLIS A YS AT LAW

. JOHN CONNOLLY, JR. (1881-1979)
MICHAEL W, O'MALLEY (ESTABLISHED)) O1i7) GEORGE E. O'MALLEY (1905-1982)
EUGENE E. OLSON 317 SIXTH AVENUE, SUITE 300 JOHN CONNOLLY 111 (1918-1998)
DANIEL L. MANNING, SR. DEs Momgs, Iowa 50309-4127 BERNARD J, CONNOLLY (1820-1970)
CHRISTOPHER R. POSE C. I. MCNUTT (1901-1958)
JOEL B. TEMPLEMANY STREETAR CAMERON (1957-2008)
BRIDGET O’MALLEY KAUTZKY TELEPHONE (515) 243-8157

DANIEL M. MANNING, JR. FAX (515) 243-3919

*LICENSED IN IOWA & ILLINOIS WWW.LILLISOMALLEY.COM

Writer's Direct Email Address: dmanning@jlolaw.com

January 10, 2018
Planning and Zoning Commission
City of Cedar Falls
220 Clay Street
Cedar Falls, JA 50613

RE: Property: 2119 College Street; 925 W. 22" St.; and 1003 W. 22™ St.
Issue: Site Plan Review — College Hill Apartment Project

Dear Members of the Planning and Zoning Commission:

This letter is provided to you in resistance to the proposed five (5) story multi-residential
use proposed to be constructed at 2119 College Street; 925 W. 22" St. and 1003 W. 22" St. in the
City of Cedar Falls, Iowa.

The site plan under review reveals that the principal use for this property is residential.
Because the property is zoned C-3 within your zoning ordinance and the requirements imposed
under Section 29-151(1)(1) apply. The evidence that supports the proposed use as a residential
use is overwhelming and I will list that evidence as follows:

THE PROPOSED USE IS A RESIDENTIAL USE

1. Chapter 29-Zoning, Article L. Section 29-2. Definitions.
Principal use means the main use of land or structures, as distinguished from an
accessory use.

2. The staff report of Shane Green dated January 5, 2018. The building as a whole
will have approximately 10,765 square feet of commercial retail space located on the
first floor and approximately 50,897 square feet of residential space located on the
second through fifth floors. This would equate to an overall ratio of 17% commercial
space and 83% residential space. Therefore, the main use of the land or structures in
this proposed project is clearly residential.
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LILLIS O’'MALLEY OLSON MANNING POSE TEMPLEMAN LLP
January 10, 2018
Page 2

3. Faulty Interpretation. The interpretation that you need only review the first floor of
a property to determine its principal use is a flawed approach with no support anywhere
within the City’s ordinances. This flawed approach leads to an absurd result where
safeguards set-out within your zoning ordinance are ignored. That is exactly what is
happening here.

There are reasonable safeguards set-out in the zoning ordinance for any proposed
residential use located within a C-3 zoning district. Specifically, Section 29-151(1)(1) requires
that the density standards; on-site parking standards; height standards all must comply with the
R-4 district standards set-out in Section 29-146 (R-4). For example, the height requirement is that
no building shall exceed three (3) stories or forty-five (45) feet in height, whichever is lower.

College Hill Neighborhood Overlay District, Section 29-160

This property also lies within the College Hill Neighborhood Overlay Zoning District.
That Section of the Ordinance clarifies that residential uses within the commercial district are
discouraged. In addition, where they are allowed, the residential uses are governed by the
minimum lot area, lot width, and building setback requirements, on-site parking, landscaping as
specified in the R-4 residential zoning district.

This proposed use (site plan) does not conform to any of these requirements.
Section 29-177 Off-Street Parking Spaces
The proposed development does not comply with the requirements set out in the ordinance
concerning off-street parking spaces. Two parking spaces per dwelling unit, plus one additional
parking space for each bedroom in each dwelling unit in excess of two bedrooms is required. See
paragraph 12(B) of Section 29-177 of the City’s zoning ordinance.
Comparison of Properties

The properties identified in the City’s staff report in support of its faulty interpretation are
worthy of review.

2024 College Street (Domino’s Pizza) — a two-story building

2215 College Street (Sidecar Café) — a two-story building
917 W. 23" Street — a three-story building

-63-
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LILLIS O’MALLEY OLSON MANNING POSE TEMPLEMAN LLP
January 10, 2018
Page 2

The faulty interpretation imposed by the City’s staff has little or no consequence when we
are dealing with a two-story building. The flawed analysis raises concerns when we consider a
three-story building. However, there is no credibility to the faulty interpretation when we analyze
a proposal that includes a five-story building. In the case presently before the Planning and
Zoning Commission, we are reviewing a building that has devoted over 80% of its use to
residential (83%). However, none of the safeguards contained in the ordinance concerning
residential uses located within C-3 zoned properties are being applied to this proposed use.

Survey of Residents Within the College Hill Neighborhood Area

A survey was conducted that included 957 residential apartment units located within the
College Neighborhood area. The survey revealed that 98% of the residents surveyed owned
vehicles. This confirms the need for on-site residential parking for any residential development
located within the College Hill Area.

Because the proposed site plan fails to comply with the clear guidance and requirements set
out within the City’s own zoning ordinance, the proposed site plan must be rejected.

Very truly yours,

,&Q/Z’/V#M? S

Daniel L. Manning, Sr.
For the Firm
DLM/dj
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Parking Division - Vehicle Permits | Department of Public Safety

ADMISSIONS  ACADEMICS  FINANGIAL AID  CAMPUS LIFE  THE ARTS  ATHLETICS  GET TO KNOW UNI SUPPORT UNI UNI BOOKSTORE

\ e Calendar Email Search UNI

il
» g ﬁ Univel'sity of el.earning MyUNIlverse @
A-Z Index Directory
Northern Iowa Rod Library  Jobs@UNI

Parking Division - Vehicle Permits

All vehicles on campus visitors to students to faculty need to have parking permits to meet Emergency
their specific needs. 911

| Students | UNI Poli
Any UNI Student who intends to use the campus parking facilities, must have their vehicle olice
registered and must display the proper parking permit. Students can register for their 319-273-2712
parking permit online through MyUniverse. To learn how to do this click here.

Living On-Campus

On-campus students are eligible to receive parking permits for C or R lots. Students that
renew their housing contract with the Department of Residence may be eligible fora C
Preferred parking permit. This permit allows the student to park in C Preferred parking
areas. Additionally, residents of the R.0.T.H. Complex are eligible for a B permit.

Menu
Phone: (319) 273-3179
or (319) 273-7093
Email:
ann.kjeld@uni.edu

Living Off-Campus
Off-campus students are eligible for a B parking permit. This permit must be obtained if
you plan to use the B lots between 7:00 am to 4:00 pm, Monday through Friday.

Off-Campus students that attend a class after 4:00 pm are eligible to receive an R parking
permit.

Graduate Assistants
Graduate Assistants may purchase the A or B parking permits in accordance with all
applicable motor vehicle parking regulations.

Faculty & Staff

All UNI Faculty and Staff that wish to use the campus parking facilities at any time must
register their vehicle(s) and display the proper parking permit.

Any staff member has the option to purchase either the G, A, B, or R permit. Applications
for permits can be made at the Department of Public Safety, 30 Gilchrist Hall.

A and B parking lots are oversold. Purchasing an A or B permit does not guarantee
the purchaser a parking space.

Any retired faculty or staff member who meets the requirements under the retirement
policy will qualify for an E permit which enables the individual to park in any A, B, C or R
parking lots at no cost.

G Parking Permits

https://publicsafety.uni.edu/parking-division-vehicle-permits[7/2/2018 3:03:26 P! -65-
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Parking Division - Vehicle Permits | Department of Public Safety

A lottery will be held annually to determine the holders of G permits and to determine the
positions of persons on the waiting list for gated (G) parking facilities. The lottery will be
held the third week of August and the applicants will be notified through campus mail of
their position in the lottery. Staff members with the G permit are issued a lot entry card
and may park in the designated G lot.

Visitors & Guests
Campus visitors and guests are asked to park in the metered areas of parking lots or in
the "metered" visitor lot north of the Performing Arts Center.

An information phone is located in the Information Booth. The Information Booth can be
found at the intersection of Campus Street and University Avenue. This phone can aiso be
used to contact Public Safety, if needed.

All overnight visitors or guests must obtain a courtesy parking permit from the Department
of Public Safety and shall park in any C or R parking area between the hours of 1:00 a.m.
and 7:00 a.m., seven (7) days a week.

Visitors who attend conferences will pay a conference rate of $2.50 per 12 hour period (or
part thereof), and will park in designated areas assigned by the Department of Public
Safety.

Motorcycle

All motorcycle operators who wish to use the campus parking facilites, must purchase a
parking permit which is to be permanently attached to the vehicle. Motorcycles must be
parked in the designated motorcycle areas.

Mopeds classify as motorcycles.

Handicap Parking

Permanently disabled persons wishing to use the university disabled parking facilities
must display the appropriate university parking permit and the state disabled identification
permit. Application forms for the state disabled identification permit may be obtained from
any County Treasurer's Office.

Anyone with a short-term disability may apply for disabled parking privileges at the UNI
Department of Public Safety, 30 Gilchrist Hall.

DIVISION OF FINANCE & OPERATIONS

Budget Facilities Planning Public Safety

Business Operations  Financial Accounting  University

Environmental Health & Reporting Sustainability

& Safety Human Resource Vice President’s
Services Office

Physical Plant
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Item 5.B.

BALL, KIRK & HOLM, P.C.

ATTORNEYS AT LAW
Max E. Kirk 3324 KIMBALL AVENUE
H. Daniel Holm, Jt. PO. BOX 2696
David W. Stamp WATERLOO, IOWA 50704-2696
Jennifer L. Chase TELEPHONE: (319) 234-2638

R Eashaan Vajpeyi FACSIMILE: (319) 234-2237
( >z H E-MAIL:bkh@ballkirkholm.com
i William C. Ball (1928-2011)
Michael W. Buckner (retired)

June 27,2018 Sent via email only to
Karen.Howard@cedarfalls.com

City of Cedar Falls Shane.Graham@cedarfalls.com

ATTN: Planning and Zoning Commission

220 Clay Street

Cedar Falls, Iowa 50613
RE: 2119 College Street Site Plan Review Comments
Dear Staff and Commissioners:

On behalf of my client, please accept the following comments regarding the 2119 College
Street Site plan.

L Parking ordinance violation-Density requirements violation

This building does not meet the criteria in the plain language of the Code of Ordinances.
Despite the talk of re-writing the code for mixed use buildings and requiring parking of both the
commercial and residential portions, this project is being pushed forward now and without
enough parking spots to meet current code. The method, chosen by City staff, of circumventing
the code sections regarding density and parking is to call a 5 story building, with 1 floor of
commercial and 4 floors of residential a principally commercial building.

a. Principal vs. secondary use

Just as a court would, we must look at the plain meaning of the words in the Code of
Ordinance. We must start with the presumption, required by Sec. 29-3, that in interpreting the
zoning codes the greater restrictions prevail.
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Item 5.B.

Sec. 29-160(g)(1) governs the College Hill Neighborhood overly district and allows
principal residential uses, subject to P&Z and council approval. These principal uses, when
allowed, must still follow the zoning requirements of the R4 residential district.

Is the proposed project at 2119 College a principal commercial use or a principal
residential use building?

“Principal use” is defined by the Code as the “main use of land or structures, as
distinguished from an accessory use”. Sec. 29-2—Definitions.

“Main” is defined by Webster’s dictionary as “chief in size or importance”.

No where in this code does it say that the principal use of a building can be determined
solely based on the first floor of the building, regardless of the makeup of any additional floors.
There is no indication of the intent that the first floor of any size building determines its principal
use.

Consider what is the “main use” of the building proposed. What use is “chief in size or
importance”?

This building is 66,752 square feet of residential (4 floors) stacked on top of 11,603
square feet of commercial use (1 floor). That is over 5 times more residential than commercial
space.

Precedent has been cited to justify allowing any amount of residential on top of a primary
commercial floor to be called primary commercial. The reasoning for this feat of gymnastics is
clear. The buildings that have been granted this treatment before, and this current project,
needed this help to get around the parking and/or density requirements that would otherwise have
been imposed by R4.

This “precedent” is not an established legal basis upon which to approve 21 19 College
Street. It was not written by a court or a lawmaking body. It is not referenced, mentioned, or
implied to anywhere in the Cedar Falls Code of Ordinance. It is simply what City staff has
allowed before. Past deviations from or violations of the Code cannot serve as further deviations
on an even grander scale.

Staff cites the instances of 2024 College Street and 2215 College Street as "precedent”.
2024 College is a two-story building, with Dominos on the bottom, and one floor of residential
above. 2215 College is a two-story building, with Sidecar Coffee on the bottom, and one floor of
residential above. The other precedents include 917 West 23rd Street which is Urban Flats. This
appears to be one floor of commercial with two floors of residential above. Urban Flats being a
development in contravention of the code should not, for that reason, serve as justification for the

2
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next violation. There has been significant concern with how the "deal" on Urban Flats parking
has turned out and it is my understanding City Parking staff have significant concerns to voice, if
asked. Other examples aren’t relevant. Neither River Place development nor 200 West 1% Street
are within the College Hill Overly District. 2119 College is one floor of commercial, and four
floors, of residential above.

b. Required parking not met

2119 College is a principal residential use building. It is therefore subject to the off-street
parking requirements of Sec. 29-177(a)—(12B) as well as the College Hill overlay requirements
for multi-family residences at Sec. 29-160(e), which are the both the same. The parking
requirements are as follows:

° 60 studio units, require 2 parking spaces each for a total of 120.

o 16 two-bedroom units, require 2 parking spaces each for a total of 32

® 7 four-bedroom units, require 4 parking spaces each for a total of 28

. Every 5 units in excess of five units requires a visitor parking spot. There are 83 units,

less S units equals 78 units. 78 divided by 5 =15.6 and therefore 16 additional visitor
spots are required.

» The total required parking under the current code is 196.
° The applicant proposes 94. It is short 102 spots. 102 cars without a place to park.
. The applicant frames the parking as 78% of beds having a parking spot. It is more

properly framed by stating that this building only provides 48% of the parking required
by law, not even half. 28 of these spots are, additionally, located an entire lot over from
the building.

c. Density requirement not met

The city staff report acknowledges that this project cannot meet the R4 density
requirements that are imposed on principal residential use buildings in the College Hill overlay.

II. Character of the neighborhood

To evaluate how tall this proposed building will actually look, we have commissioned
review of prior site plans and the current site plans of 2119 College by Studio 192 and Co in Des
Moines, Iowa and Dirk Westercamp. He is a registered architect in Iowa, Minnesota, Illinois,
South Dakota, and Kansas.

It is respectfully suggested that the size of this building and the scale compared to other
surrounding buildings in the area is much larger, disproportionate, and not within the current
character of the neighborhood.
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Mr. Westercamp focused not only on the height of the building structure, but its relative
height which takes into account ground elevation as well as height of the structure. His diagrams
are attached hereto. As previously mentioned, certain of these worked off of prior site plans.

Mr. Westercamp believes that the heights and comparisons in his report are still accurate and the
heights may be even larger than previously suspected.

III.  Walkability

Before you can build an underparked residential unit in the name of density and
supported by walkability, you must lay the foundation by establishing and creating the
infrastructure that allows your town to, indeed, be walkable. Cedar Falls is not a walkable town.
UNI is consistently referred to as a suitcase school. Huge amounts of students come from the
surrounding area and go home frequently. They need a car (o do this. They have cars (o do this.
In the winter, a trip to the grocery store requires either a very dependable and convenient public
transit system or a car. Cedar Falls does not currently have sufficient public transport that would
allow a student to completely abandon their car. Further, there is not a sufficient off-site parking
area where students could park their car for use on the weekends.

What is the consequence of allowing this development other than creating a massive
parking problem on College Hill? The consequence is that this development will again be used
as “precedent” to allow such massive underparking downtown—an area that is already quite
short on parking.

Eventually the City will realize that businesses are being harmed and growth stifled by a
lack of parking and will build a parking ramp, at taxpayer expense.

If the applicant needs a variance from the parking requirements, he needs to go to the
Board of Adjustment. If the current code is deemed overly restrictive, then the code must be
changed. Planning and Zoning cannot grant a variance. Planning and Zoning cannot vote for a
project with the anticipation that it might meet a future version of the code. As it is now, a vote
in favor of this proposal is a vote in favor of a project that violates the city code—a decision that,
in my opinion, will not survive judicial review.

Sincerely,
BAIIIL)KIRK & HOLM, P.C.

Attachments
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Sec. 29-160(g)(1)- CHN, College Hill Neighborhood
overlay zoning district.

Principal permitted residential uses are allowable
within the district subject only to planning and zoning
commission and city council review and approval. In
general, principal permitted residential uses are to be
discouraged from being established within the
commercial district due to the limited area available for
commercial establishments. In those cases where a
residential use is permitted and said use serves as the
principal use on an individual property, that
residential use will be governed by minimum lot area,
lot width and building setback requirements as
specified in the R-4, Residential zoning district. In
addition, all other applicable requirements pertaining to
substantial improvements or new construction of any
principal permitted residential use shall conform to the
requirements of this section, including on-site parking,
landscaping, and building setbacks, with no vehicular
parking allowed in the required front and side yards, said
required yards being those as defined within the R-4,
Residential district.
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Sec. 29-2—Definitions.

Principal use means the main use of land or
structures, as distinguished from an accessory use.

Accessory use or structure means a use or structure
on the same lot with and of a nature customarily
incidental and subordinate to the principal use or
structure. Said accessory structures are customarily

used for storage or parking purposes. No residential
dwelling unit or business or commercial office may
be established within an accessory structure.

Sec. 29-3. - Interpretation of chapter.

In their interpretation and application, the
provisions of this chapter shall be held to be minimum
requirements. Where this chapter imposes a
greater restriction than is imposed or required by
other provisions of law or by other rules or
regulations or ordinances, the provisions of this
chapter shall control.
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Sec. 29-177(a) -Offstreet parking spaces

(12B)

Dwelling, two family, including single
family bi-attached dwellings, multi-family
dwellings including condominiums and
apartments, but not including nursing
homes, convalescent homes, elderly housing
or housing for handicapped. 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
shall be provided for every five units in
excess of five units for visitor parking.
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COLLEGE HILL

FLOOR PLATES & MASSING

APARTMENT RENTABLE SQUARE FOOTAGE

UNIT TYPE QTY. UNIT SQ FT. TOTAL SQ. FT.
2 BEDS 16 x2=32 802 13,165
4 BEDS 7 xa4=28 1370 9,590
STUDIO O1 20 x2=40 433 8,860
STUDIO 02 3 x2=6 450 1,350
STUDIO 03 4 x2=8 446 1,784
STUDIO 04 3 x2-6 470 1,410
STUDIO 05 12 x2-24 500 6,000
STUDIO 06 8 x2-16 502 4,021
STUDIO 07 4x2-8 499 1,996
STUDIO 08 4.-3 451 1,804
STUDIO 09 1 x2=2 430 430
STUDIO 10 1 x2=2 487 487
TOTAL 83 =180 50,897 sq. ft
TOTAL BEDS 120
ORI 65 (3 ACCESSIBLE STALLS)
PARKING 29
TOTAL FIRKING 94 (1 SPACE PER 78% OF BEDS) OR 48% required by law

Total Parking Required for Primary Residential = 180 + 16 visitor spots (78/ 5 = 15.6)

BUILDING GROSS AREA

BASEMENT UNDERGROUND PARKING 24,350 sq ft
LEVEL 1 COVERED PARKING 5,994 sq ft

| LEVEL1 RETAIL 11,603 sq ft |
LEVEL 1 LOBBY 735 sq ft

| LEVEL 2-5 RESIDENTIAL 66,752 sq ft |
TOTAL 109,434 sq ft
ADDITIONAL SURFACE PARKING 7131 sq ft

5.75 times more residential than commerical= Primary residential
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BALL KIRK HOLM P.C. | SIRES
HORIZONTAL DIMENSION + VERTICAL
DETERMINATION OF HEIGHT
APPENDIX E
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AND IMG_7096 DETERMINATION OF HEIGHT
APPENDIX E
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BALL, KIRK & HOLM, P.C.

ATTORNEYS AT LAW
Max E. Kirk 3324 KIMBALL AVENUE
H. Daniel Holm, Jr. P.O. BOX 2696
David W. Stamp WATERLOO, IOWA 50704-2696
Jennifer L. Chase TELEPHONE: (319) 234-2638
Eashaan Vajpeyi FACSIMILE: (319) 234-2237

E-MAIL:bkh@ballkirkholm.com
William C. Ball (1928-2011)
Michael W. Buckner (retired)

June 27, 2018 Hand Delivered

City of Cedar Falls

City Clerk

220 Clay Street

Cedar Falls, lowa 50613

RE:  Protest Documents for Re-Zoning and Land Use Map Amendment—1015-1021 West
22" Street

Dear Clerk:

Upon authority granted to me by the individuals submitting such documents, please find enclosed
protest documents from Jason Whitinger as director-president of Hidden Valley Apartments
Residential Cooperative Inc., as well as a protest from Tracy A. Watts as manager of Take Down
Investments LC.

Please excuse the typographical error indicating protest to “W. 2¢ Street.” Please enter these into
the official record in protest of the aforementioned re-zoning of 1015 and 1021 West 22¢ Street,
Parcels 8914-14-428-020 and 8914-14-428-019.

Please let me know if you have any questions.

Sincerely,

BALL+KIRK & HOLM, P.C.

/ / .{j//"’ ? ‘_'.j_—'f' . . ";
P . 7 > L o
—— 4 & 7 — =
/_”_ e 5 - e ‘,/ /_’_,—
—  Eashaan Vajpeyi PE
EV/jrr
Enclosures

CC: Karen Howard
Kevin Rogers
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Protest to Rezoning of 1015 & 1021 W. 2™ St
Parcels 8914-14-428-020 & 8914-14-428-019

I, Tracy A. Watts as the manager of Takedown Investments LC is the deed holder of 1022 W.
22" in Cedar Falls, lowa, parcel 8914-14-430-005 is within 200ft of the proposed rezoning
application attached hereto protest the rezoning proposed in the aforementioned and attached
rezoning application. e o

95 Jne 28V s

Date Tracy A. Wattsy Manager, Takedown Investments ¢
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Protest to Rezoning of 1015 & 1021 W. 2~ St
Parcels 8914-14-428-020 & 8914-14-428-019

[, jﬁ:!aw\ (/) /l i J€ /< , as Director-President of Hidden Valley
Apartments Residential Cooperative Inc., deed holder of 2034 Merner Avenue, Cedar Falls, lowa
and 2107-2113 College Street Cedar Falls, lowa , parcels 8914-14-428-030 and 8914-14-428-
064 which are within 200ft of the proposed rezoning application attached hereto protest the
rezoning proposed in the aforementioned and attached rezoning application.

G- 22-20/8 /qs/» (/\/%/hbyf‘/p

Date Director-President of Hidden Valley Apartments
Residential Cooperative Inc.

STATE OF IOWA )
) ss
countyoF P OLK )

Junre L2018,

Ry ‘ff- AN SK?m

o Commiseion -

7 Expiros

i &* g2 o @ (}/ﬁ{:

Notary Public In and For the State of lowa

Subscribed and sworn to before me this = A day of
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Karen Howard

From: Hillery Oberle <hillery.oberle@uni.edu>
Sent: Tuesday, June 26, 2018 11:37 AM

To: Karen Howard

Subject: Fwd: P&Z comment

Karen,

Please share with the other commission members.

Thank you -
Hillery

---------- Forwarded message ----------

From: Amy Mohr <amymohr7(@gmail.com>
Date: Tue, Jun 26,2018 at 11:30 AM
Subject: P&Z comment

To: hillery.oberle(@uni.edu

Hillery,

| see that Brent Dahlstrom's company is bringing forward his College Hill complex project before P&Z
again. Even though he's acquired more parking where are the remaining 26 renters supposed to park,
never mind the customers for the new businesses? (The materials list 120 total beds but only 94
parking spaces.) This does not make sense to me. They will end up buying city parking permits and
taking up space from the businesses in the city lots behind the College Hill buildings. What makes it
worse is that because the obvious market for these building tenants is of course UNI students, those
cars will sit ALL DAY while they're at class - the same hours that those businesses are open and
need parking for customers. | realize that the city is working on revised ordinances but | hope these
kinds of projects are not allowed to go through in the mean time. The mixed use zoning has provided
a very easy, and unintended, loop hole for developers to get projects through that drastically impact
the other residents and business owners in the district in a negative way. Please understand that I'm
not against development. But it has to be done with the long term health of the district in mind.

| can't attend the meeting so felt it was important to at least express my thoughts and concerns.

Amy Mohr

[NOTICE: This message originated outside of the City Of Cedar Falls mail system -- DO NOT CLICK on links
or open attachments unless you are sure the content is safe.]
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Karen Howard

From: Elizabeth S <esutton001@gmail.com>

Sent: Friday, June 22, 2018 12:04 PM

To: Shane Graham; Karen Howard; Hillery Oberle

Cc: swanny07@aol.com; Melanie Drake; Tom Wickersham; Becky Hawbaker; Chris Martin
Subject: 22nd street College Hill apartments rezoning comment

Dear Mr. Grant and Ms. Howard,

As aresident of College Hill neighborhood (404 W. Seerley) I am writing to comment on the proposal to rezone
22nd street .44 acre lots to C-3 high density (I was alerted to the public hearing scheduled for the 27th but it is
unlikely I will be able to attend). I am strongly opposed to this proposal for three reasons:

1) Already there are numerous rental options in the area. Not only are there university options, there also are
apartments West of Hudson on 27th street and surrounds. East of the Hill there are many rental units. Some
houses nearby simply need to be fixed up by their landlords. It would be better to incentivize property
improvement to revitalize the neighborhood rather than rezone for high density.

2) I am concerned about high density in general--for trash and litter, for parking, and the noise and traffic
impact on the surrounding neighborhood. Already college hill has problems with litter, parking, and cars
speeding along College Street and Seerley Blvd. This would exacerbate all these problems.

3) I am concerned about the elevation, specifically, the height of the buildings proposed, and its impact on the
feel of the neighborhood and social implications (see Jane Jacobs...).

Generally, I appreciate the idea of high density IF infrastructure can accommodate it--ie: if there were
incentives to not have cars and bike/walk, if we had more pedestrian and bike-friendly area in general, if there
were recycle containers and green roofs and ways to mitigate the impact of more people living in a small area.
But the reality is, College Hill is not urban, and the infrastructure is not yet in place. The probability of renters
leaving their cars and of picking up after themselves seems low to me. Perhaps if this were tied to some
mechanism for putting single families back into the rental houses, [ would be more inclined to the project.

Thank you for hearing my comments,
Elizabeth Sutton
404 W Seerley Blvd

she/her/hers

Associate Professor of Art History

Department of Art

University of Northern lowa

214 Kamerick Art Building

Cedar Falls, Iowa 50614

319.273.6260

hitp://www.uni.eduw/esution
https://sites.google.com/a/uni.edu/women-as-makers/
https://sites.google.com/a/uni.edu/creativeresilience/
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Karen Howard

From: motocross1 <motocross1@mchsi.com>
Sent: Wednesday, June 20, 2018 5:45 PM

To: Karen Howard

Subject: Rezoning of 1015-1021 W 22nd street

Dear Karen Howard,

I own property at 1123 W. 22nd as well as others and would like to formally object to the rezoning of the property at
1015-1021 W. 22nd street. This parking is not on site of the proposed rental units and should not be allowed. There is
virtually no parking for the apartments that were recently built on W. 23rd street. What is the explanation for that? For
20+ years we have been told that parking stalls must be provided on site and rezoning won't happen, you can't combine
lots and had our properties zoning downgraded from R-3 to R-2. And now that parking has to be hard surface to boot!
There should be no chance of adding one additional resident on the hill that doesn't have a place for a vehicle when
adding or building apartments. Those are the rules we have lived by for years and there is no reason to change them
now.

Sincerely,
Brian Tressler

[NOTICE: This message originated outside of the City Of Cedar Falls mail system -- DO NOT CLICK on links or open
attachments unless you are sure the content is safe.]
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Karen Howard

From: Dan Drendel <dan@slingshotarchitecture.com>

Sent: Thursday, July 5, 2018 3:44 PM

To: Karen Howard

Cc: Brent Dahlstrom

Subject: College Hill Project - letter

Attachments: 07-05-18 Letter to City of Cedar Falls Planning & Zoning Commission.pdf
Hi Karen,

Attached is the revised letter from the Client’s lawyer outlining the code compliance of the project, summary of
this process, and explaining that there is not a desire to pursue further compromise on parking counts that are
not required for the site.

I’ll also forward the letter from the property manager on parking permits being required for residents not
parking on site on the previous college hill project on 23rd.

I’ll get you any last items by tonight. Thank you!

DAN DRENDEL AIA, LEED AP
PRINCIPAL
C 515-494-0104

SLINGSHOTARCHITECTURE.COM

305 EAST COURT AVE, DES MOINES, 1A 50309

[NOTICE: This message originated outside of the City Of Cedar Falls mail system -- DO NOT CLICK on links
or open attachments unless you are sure the content is safe.]
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FaegreRD.com FMG RE BN(ER USA ¥ UK v CHINA
DANIELS

Larry James, Jr Faegre Baker Daniels LLP
Fartner 33" Floor v 801 Grand Avenue
Des Moines v lowa 50309-8003

larry.james@FaegreBD.com
Birect +1 515 447 4731 Main +1 515 248 9000

Fax +1 51.5 248 9010

July 5,2018

Planning & Zoning Commission
City of Cedar Falls

220 Clay Street

Cedar Falls, lowa 50613

Re: 2119 College Sireet, 925 W. 22nd Street, 1003 W. 22nd Stireet. 1015 W. 22nd Strzet. and 1021
W. 22nd Strect - College Hill Development

Dear Comnissioners,

Our firm represents CV Commercial, LLC (“CV”) in jts proposed real estate development at 925 22nd
St., 2119 College St., 1003 22nd St,, 1015 W. 22nd St., and 1021 W. 22nd St. in the College Hill
Neighborhood of Cedar Falls (the “Project™). The Project would be a mixed-use building with a
principal commercial use on the first tloor and residential units on the upper floors. The Code cf
Ordinances for the City of Cedar Falls (the “Code”) does not require any parking spaces, but as a
compromise the Project would provide 94 parking spaces. The Project is now before this Commission
for the third time and CV hopes to receive approval again from this Commission and from the City
Council. Absent a fair resolution, CV would likely pursue further legal options rather than altering its
site plan once more. We write to detail CV’s efforts to cooperate and find compromise so far, as well as
to clarify why no parking spaces are required, and to show how our client’s provision of 94 parking
spaces satisfies the Code and should receive your approval.

1. CV Has Sought Compromise and Cooperation Throughout the Approval Process

CV began working with City staft in carly 2017 and has been an amiable partaer with the City on this
Project and several other developmentis. The first site plan went before this Commission on November
21, 2017, for an initial discussion of the Project. Following that meeting. CV altered the site plan with
City staff to increase the amount of first floor commercial space and to add more parking spaces. City
statf issued a Site Plan Review on January 5, 2018, stating that no parking spaces were required and that
the principal use of the Project was comumercial. On January 24, 2018, this Commission voted to
approve the second site plan with 65 parking spaces. The City Council reversed this Commission on
February 19, 2018, on the grounds of inadequate parking, despite Commission approval and a City staff
report that confinmed that no parking was required for the Project. Instead of pursuing further legal
options in District Court, CV opted to seek another compromise, and altered its design again to add 29
off-site parking spaces, bringing the total to 94 spaces reserved for residents of the Project. The revised
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Planning & Zoning Commission -2- July 5, 2018

site plan also includes bicycle parking and a potential bicycle sharing station. City staff issued another
Site Plan Review on June 21, 2018, again affirming that no parking is required and that the principal use
is commercial. The Project comes before the Commission now for a review of the third site plan. During
this process, the City Council has not changed the relevant zoning ordinances and parking requirements.

II. No Parking Spaces Are Required Under the Code

We agree with City staff’s determination in its Site Plan Reviews of January 5 and June 21, 2018, that
no parking spaces are required. The Project is located within the C-3 Commercial District and the
College Hill Neighborhood Overlay Zoning District (the “College Hill Overlay™). The Code sections for
these districts do not require parking. Section 29-177(a) states parking shall be provided on-site, “except

as foilows:
(1) For a principal permitted commercial use in the C-3 commercial district; and

(2) For a residential use established as a permitted secondary, incidental or accessory use to a
principal permitted commercial use in the C-3 commercial district, such as for a dwelling unit
or units locaied on the second or higher floor of a building, the first or lower floor of which
comprises the principal permitted commercial use, subject, however, to review and approval
by the planning and zoning commission and city council.” (emphasis added)

Both conditions apply to the Project, because it is in the C-3 Commercial District, the principal use is
commercial, and the secondary use is residential. The College Hill Overlay also does not require parking
in Section 29-160(g)(2), which states that when secondary residential uses are “established on the upper
floors of principal permitted commercial uses,” then “[o]n-site parking will not be required for
secondary, accessory residential uses.” City staff’s January 5 and June 21 Site Plan Reviews reached the
same conclusion, stating that parking is not required for uses such as for the Project in either the C-3
Commercial District or College Hill Overlay, but that “[e]Jven though parking is not required, the
developer has shown a total of 65 on-site parking spaces located within and beneath the building and 29
off-site parking spaces in a surface lot at 1015 and 1021 W. 22nd Street, for a total of 94 spaces.” The
current proposed site plan includes more than one space per dwelling, and enough parking spaces for
78% of the total bedrooms in the Projeci. The Code docs not require any parking spaces, so 94 spaces is
ample.

III.  The Proposed Re-Zoning of 1015 and 1021 W. 22nd St. is Not a Condition for Approval
of the Project

Regardless of whether 1015 and 1021 W. 22nd St. is re-zoned, the approval of that re-zoning should not
be a condition for approval of the Project. This is the only area where CV difters with the City staff’s
Site Plan Review. Since the last time the Project was before this Commission, CV added 29 oft-site
parking spaces by making room at 1015 and 1021 W. 22nd Street. The Code does not require the
additional 29 spaces, but CV added them in the most recent revised site plan as an accommodation to
City Council concerns. Liven if this Comraission or the City Council decides against granting the re-
zoning application, the Project’s site plan should still be approved because the Code does not require
any parking. Whether the Project includes the 65 on-site spaces and 29 off-site spaces, or just the 65 on-
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site spaces, the Project still satisfies the Code. The proposed re-zoning of 1015 W, 22nd St. and 1021 W.
22nd St. frem R-3 Multiple Unit Residential to C-3 Commercial should not be tied to approval of the
Project and this version of the site plan.

1V.  The Principal Use for the Project Is Commercial

The parking requitement—or Jack of requirement, in this case—is determined by the principal use. We
also agree with City staff that the principal use for the Project is commercial. Section 29-2 defines
“principal use” as “the main use of land or structures, as distinguished from accessory use.” The Code
does not define “secondary use” but employs the term throughout the zoning ordinances. “Main use” is
| also undefined, but it should be based on the ground floor because of past precedent and the contextual
and logical implications of the Code. ‘

First, the principal use is commercial because of past precedent. City staff has repeatedly determined
principal use by evaluating the use at the ground floor, including for mixed-use buildings in the College
Hill Neighborhood. The staff’s Site Plan Review lists projects where this has been the case. For this
Project, City staff “deemfed] this to be a principal commercial use™ because 64% of the ground floor
area will be commercial. This approach makes sense: the vast majority of the general public will interact
with the Project through the commercial space, as it is the most visible from street level.

Second, the principal use is commercial because of the contextual and logical implications of the code.
The Code implies that commercial uses are the principal uses on the giound floor, and residential sues
are secondary uses when on the upper floors. The description of the College Hill Overlay’s C-3 district
states “the district is made up primarily of commercial uses as the principal uses” and that when
residential uses are “contained within principal commercial uses,” then “the residential uses are
considered to be secondary or accessory uses to the principal commercial use on the property.” Sec. 29-
160(g). It also states that “principal permitted residential uses are to be discouraged” in a C-3 area “due
to the limited area available for commercial establishments.” /d. Finally, the Code refers to “secondary
or accessory residential uses to be established on the upper floors of principal permitted commercial
uses” as if it is one term, which implies that what is on the upper floors are secondary uses. Sec. 29-

160(g)(2).

If, for some reason, the principal use were determined not based on the ground floor but on the total
floor area, then a mixed-use building with commercial on the first floor and residential on upper floors
could never have a principal commercial use. That type of building with principal commercial uses,
though, is what the College Hill Overlay description and College Hill Revitalization plan explicitly
prefer. See Sec. 29-160(g), College Hill Urban Revitalization Plan. Taken together, the contextual and
logical implications are that the ground floor determines the principal use. When commercial use is
present and on the ground floor, the default seems to be that the principal use is commercial, and the
secondary use 1s residential.

V. Conclusion

CV seeks to help fulfill the City’s College Hill Urban Revitalization Plan by “enhanc[ing] the quality of
life and aesthetics,” “increas|ing] the quality of the housing stock,” and promoting a “mixed use”
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neighborhood. College Hill Urban Revitalization Plan. More parking lots will not do that, and we agree
with City staff and their past practices that this Project is a principal commercial use and does not
require more parking spaces. The principal use is commercial, and in the C-3 Commercial District and
College Hill Overlay, no parking spaces are required for principal commercial uses. Nevertheless, the
Project plans for 65 on-site parking spaces and 29 off-site spaces.

CV has built a reputation for high-quality developments in the City of Cedar Falls and around the Cedar
Valley that improve the community. Our client has been flexible in working with the City, and has
chosen to amend its site plan multiple times to seek compromise. That flexibility, however, has its limits
and our client is prepared to pursue its legal options, should this Commission reverse its prior decision.
Our client looks forward to a fair resolution that follows the text of the Code and the advice of City staff
on parking and principal use. We respectfully ask for your support in approving this site plan.

Ver ly yours,

¢ James, Jr.,
FFatgre Baker Daniels LLP,
Attorney for CV Commercial, LLC

Je/g ¢ Linecbaugh,

IFaegre Baker Daniels LLP,
Attorney for CV Commercial, LLC

Copy to: Kevin Rogers, City Attorney for City of Cedar Falls
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Rent Cedar Valley
604 Clay Street
Cedar Falls, IA 50613

e (’ | 319-768-7150

January 11th, 2017

City of Cedar Falls

Planning & Zoning Commission
220 Clay Street

Cedar Falls, IA 50613

Planning & Zoning Commission,

I am the Vice President and Chief of Operations at Rent Cedar Valley. Rent Cedar Valley
manages all leasing management and maintenance activities for CV Commercial LLC at
the property known as Urban Flats located 917 W 23 St in Cedar Falls.

Under direct instruction from owners of CV Commercial, Rent Cedar Valley has required
each tenant of 917 W 2314 St to purchase a UNI parking permit dating back to pre-leasing
activity in early 2017. Tenants have also signed an addendum to our standard lease
agreeing to purchase a UNI parking permit. I have attached this addendum for your
reference. All tenants with vehicles are required to provide proof of permit when keys are
obtained prior to moving into the property.

Off campus students are eligible for B-Lot, C-Lot or R-Lot parking passes. B-Lot parking
is permitted from 7AM to lAM. C-Lot and R-Lot parking is permitted 24 hours a day. B-
Lot permits also allow users to park in C-Lot and R-Lots.

This parking agreement will remain in effect at 917 W 23" St in accordance with CV
Commercial on all current and future leases.

Sincerely,

) ko
(S

7
Chris Olsen | Vice President

D.K. Management LLC & Rent Cedar Valley
604 Clay St. | Cedar Falls, 1A 50613
Ph: 319-296-6264
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DK Management, LLC

PO Box 128 + Cedar Falls, IA 50613
(319) 768-7150

1. Parking Agreement

1.1 PARKING AGREEMENT

All Urban Flats Tenants will be required to purchase a parking permit issued by the University of Northern Iowa. This can be either a "B" or
an "R" permit and must be purchased before tenants move in to the property. CV Commercial will reimburse tenants, in the form of a Rent
Credit, for the UNI Parking Permit with proper receipt from the University.

X

Initial Here
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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: Karen Howard, Planning and Community Services Manager
DATE: July 5, 2018

SUBJECT: College Hill Neighborhood Site Plan Review — 1015 & 1021 W 22" Street and
2119 College Street

REQUEST: Request to approve a College Hill Neighborhood District Site Plan for a new
mixed-use building at 2119 College Street and associated off-street parking
area located at 1015 and 1021 W. 22" Street.

PETITIONER: Steve Troskey — CGA Engineers
LOCATION: Mixed Use Building proposed at 2119 College Street, 925 W 22" Street, and

1003 W 22" Street. Additional accessory parking area located at 1015 and
1021 W. 22" Street.

PROPOSAL

The applicant is proposing to construct a new 5-story, mixed-use building on the properties at
2119 College Street, 925 W. 22" Street, and 1003 W. 22" Street, which will include two
commercial retail spaces totaling 10,765 square feet on the first floor and 83 residential rental
units on the second through fifth floors. The proposed building will include 65 parking spaces
on-site and an additional 29 parking spaces in an off-site surface parking lot located at 1015 and
1021 W. 22" Street (see below). The applicant proposed a similar project earlier this year, but it
was denied by the City Council largely due to concerns regarding adequate parking to serve the
needs of the future residents of the building. The current proposal specifically addresses this
concern by adding 29 additional parking spaces on properties at 1015 and 1021 W. 22" Street
in close proximity to the residential entry to the proposed building on 22" Street.
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RETAIL B
8,257 sq ft ‘
e |

RETAIL A
2,508 sq ft

_ COLLEGESST.

4

e ~ R - 22ND ST.

I
11 2 R e
L
e

i

Building view from corner of College Street and W 22nd Street.

BACKGROUND

The proposed mixed-use project is a redevelopment of three different properties in the College
Hill Commercial District, two former multiple unit residential buildings that fronted on 22" Street
(925 and 1003 W. 22" Street) and one commercial building that fronted on College Street (2119
College Street). The proposed L-shaped building will wrap around the existing commercial
building located at the corner of College and 22" Street. An application for the mixed-use
building was discussed at the Planning and Zoning Commission meetings on January 10 and
January 24, 2018 with a recommendation for approval sent to the City Council for review on
February 5, 2018, at which time it was denied. The current proposal includes additional parking
on property located at 1015 and 1021 W. 22" Street. There is one intervening duplex located
between the proposed parking area and the proposed mixed-use building. Approval of this site
plan is contingent on approval of an amendment to the Future Land Use Map, which is an
integral part of the City’s Comprehensive Plan, and the associated rezoning of the properties at
1015 and 1021 W. 22" Street from R3 Multi-Unit Residential to C3 High Density Commercial
District.

2
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ANALYSIS

The property where the proposed mixed-use building will be located is zoned C-3, High Density
Commercial District and is located within the College Hill Neighborhood Overlay District.
Projects within this district require a site plan review by the Planning & Zoning Commission and
City Council, based on the following elements. The newly proposed accessory parking lot on
property at 1015 and 1021 W. 22" Street is also subject to site plan review and is considered
an integral part of the proposed mixed use project:

1) Proposed Use: The building is proposed to be 5 stories in height, with the ground floor
consisting of two retail commercial spaces, a residential lobby area, trash enclosure and
partial parking for the residential use. This includes approximately 10,765 square feet of
commercial retail space, 735 square feet of lobby area and 5,994 square feet of
parking/trash enclosure areas. The ground floor does not contain any residential dwelling
units. Approximately 62% of the ground floor space is devoted to the retail commercial
space. Approximately 34% of the ground level floor area is used for accessory parking,
which is located either behind or beside the retail space and within the walls of the
building. A total of 94 parking spaces are proposed for this project: 65 on-site parking
spaces and 29 off-site parking spaces.

|l |l ’ ‘ .
4 PARKING R
a8 STALLS) 8,257 sq ft ‘—I’
r— :II o . - -

B ] P ——————
I t_ﬂ Ground Floor Layout

L -

L L

- L

-

* -

P
) ,

[T

RETAIL A
2,508 sq ft

T

The building as a whole will have approximately 10,765 square feet of commercial retail
space located on the first floor and approximately 50,897 square feet of residential space
located on the 2™ through 5™ floors. It is generally accepted practice that in mixed-use
buildings the ground level floor is devoted primarily to commercial uses, which rely on the
visibility and accessibility to the public street to attract customers. Residential uses are
typically located on the upper floors to create a buffer and a measure of privacy from the
commercial activity at the street level.

In determining principal versus secondary use, staff applied two sections of the zoning
ordinance: the Definition section and the College Hill Neighborhood Overlay Zoning
District section. The College Hill Neighborhood Overlay Zoning District was originally
adopted on November 8, 1993; however the section that relates to the C-3 Commercial
District was added to the section on December 12, 2005. Section 29-160 (g) of the zoning
ordinance (College Hill Neighborhood Overlay Zoning District) states that within the C-3
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district, residential uses may be contained within principal commercial uses, and in such
cases the residential uses are considered to be secondary or accessory uses to the
principal commercial use on the property. Also, Section 29-160 (g) (2) states that
secondary or accessory residential uses located on the upper floors of principal permitted
commercial uses are allowed, and that no residential use may be established on the main
floor or street level of any storefront or commercial shopfront of a principal permitted
commercial building structure. In the past, staff has looked at how the first floor or ground
floor of a building was utilized when determining its principal or main use. When the main
level of a building has over 50% of its first floor area utilized for commercial purposes, staff
determined the principal use of the building to be commercial, with uses on the upper
floors of the building being considered a secondary use of the building.

Examples of past interpretations for projects located at 2024 College Street (2014), 2215
College Street (2014), 917 W 23™ Street (2016), 200 W 1! Street (2017), and the River
Place Development along State Street (2014) had their principal use determined by the
amount of commercial area located on the first floor. The site plan shows a majority of the
ground floor area of the building dedicated to commercial use (62%).

Based on the past interpretations by staff in determining the principal use of a building,
and based on Section 29-160 (g) and 29-160 (g) (2) where it is allowed to establish
residential uses on upper floors of principal commercial uses, staff deems this to be a
permitted use in the C-3 District and College Hill Neighborhood Overlay Zoning District.
Principal commercial use with secondary residential uses on upper floors is
allowed.

At the June 27 Planning and Zoning Commission meeting additional information was
requested from staff regarding the statutory construction of the zoning ordinance and the
staff determination that parking is not required for secondary residential uses in mixed-use
commercial buildings located in the College Hill Overlay Zoning District.

Staff’s interpretation of the ordinance and the determination that parking is not required for
upper floor residential use in a mixed-use building where commercial space is the principal
use on the ground-level floor of the building is set forth in the paragraphs above. Staff
provides the following information as additional confirmation that this interpretation is
consistent with both the letter and the intent of the zoning ordinance and with generally
accepted principles of statutory interpretation.

When there is uncertainty or disagreement as to the meaning of a code provision, there
are several general principles of statutory interpretation that one can turn to for guidance:

1. All language in the code is presumed to have meaning and effect. In other
words, one should not interpret the zoning ordinance in a way that would render
other adopted provisions of the code meaningless. In this case, the fact that there is
specific language in the College Hill Overlay Zoning District that addresses parking
requirements for residential uses located on the upper floors of a principal
commercial use, means that there are different rules that apply in the Zoning Overlay
than in other parts of the City. Otherwise, there would be no reason to add this
section to the code. The language states, “In some cases residential uses may be
contained within principal commercial uses and in such cases the residential uses
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are considered to be secondary or accessory uses to the principal commercial use
on the property.” (29-160(g)). In subparagraph 29-160(g)(2), it goes on to state,
“Secondary or accessory residential uses to be established on the upper floors of
principal permitted commercial uses are allowed. On-site parking will not be required
for secondary, accessory residential uses. No accessory or secondary residential
use may be established on the main floor or street level floor of any storefront or
commercial shop front of a principal permitted commercial building structure within
the C-3, commercial district. Planning and zoning commission and city council
review relating to the establishment of secondary or accessory residential uses shall
not be required unless the property owner proposes to utilize any portion of the
ground floor area of a commercial use on a property for residential purposes.”

There is no question that the proposed building is a commercial building. It is
designed to commercial building code standards and contains storefront commercial
spaces. The building is designed so that storefront areas are located directly
adjacent to the public sidewalk to maximize commercial activity and provide the
walkable urban character envisioned for the College Hill business district. These
types of buildings are distinguished in the ordinance from multi-family buildings that
do not contain commercial uses, which are specifically discourage in the C-3 District.
The residential uses in the currently proposed building are located on the upper
floors of this commercial building. The ordinance states that in such a case, the
residential uses are considered “secondary or accessory uses.” Furthermore, there
is even a difference between how parking is to be addressed for these types of
buildings in the College Hill Overlay and how they are treated in the Central
Business District Overlay. In the College Hill Overlay, the ordinance states, “planning
and zoning commission and city council review relating to the establishment of
secondary or accessory residential uses shall not be required” (emphasis added)
unless ground floor space is being used as residential. In contrast, the Central
Business District Overlay states, “For a residential use established as a permitted
secondary, incidental or accessory use to a principal permitted commercial use in
the C-3 commercial district, such as for a dwelling unit or units located on the second
or higher floor of a building, the first or lower floor of which comprises the principal
permitted commercial use, subject, however, to review and approval by the
planning and zoning commission and city council.” (emphasis added). The
language is so similar, but yet distinct, and to ignore that distinction would render the
specific language in the College Hill Overlay meaningless. It appears that it is not
only intentional that upper floor residential uses be considered secondary to the
principal commercial use in a storefront commercial building, but that the Planning
and Zoning Commission and the City Council review whether such upper floor
residential is allowed is not required. Therefore, for property located in the C-3
Commercial District in the College Hill Overlay Zoning District, upper floor residential
is considered an allowed secondary use in a building that contains a principal
permitted commercial use and if there is not residential use on the ground level floor.
Furthermore, parking is not required for such secondary residential use.

. Specific statutory lanquage ordinarily trumps conflicting general lanquage.
Some have referred to the definition section of the zoning ordinance (29-2) that
provides a general definition for accessory and principal use. However, in the case
of the College Hill Overlay Zoning District and the Central Business District Overlay
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2)

3)

4)

the term “accessory” is used differently and is equated with the term “secondary,”
which is not defined in the general definition section, but is clearly intended to refer
to the uses located on the upper floors of a building designed with ground floor
storefront commercial space. The specific statutory language in the College Hill
Overlay Zoning District trumps any conflict or perceived conflict with the general
language of the code, because to do otherwise would render the more specific
language meaningless.

3. This leads to the third principle of statutory interpretation, which is to look to
legislative intent or history to clarify ambiguous text. The College Hill
Neighborhood Overlay Zoning District was originally adopted on November 8, 1993.
The section that relates to the C-3 Commercial District, including the distinct parking
requirements that apply in this portion of the College Hill Overlay District, was added
to the code on December 12, 2005. Staff has reviewed part of the record of the
legislative review process for these 2005 code amendments. In an early draft of the
proposed legislation, paragraph 29-160(g) had language requiring parking for upper
floor residential in a building with ground level commercial use, albeit at a lower ratio
than required for multi-family buildings. However, at some point during the
legislative review process, this language was further modified eliminating the
requirement for parking for upper floor residential in a mixed-use building. This
version of the ordinance was adopted by the City Council on December 12, 2005.
Therefore, it is clear that the language exempting parking for upper floor residential
uses was intentional. It was reviewed and approved by the City Council and
should not be viewed as a mere oversight or as ambiguous language that can
be superseded by general language in other sections of the zoning ordinance.

Building Setbacks: The property is zoned C-3 Commercial District. Building setbacks are
not required for mixed-use storefront buildings. The site plan shows the building having a
5-foot building setback from College Street and a 2-foot building setback from W 22™
Street. A 6-foot building setback is shown along the west and north lot lines. Building
setbacks are satisfied.

Density: Typically, the density requirement for a residential use that is part of a property
redevelopment would call for a minimum lot area of 37,350 SF (based on 83 proposed
units). The total lot size of this particular property is 30,018 SF, so the density requirement
would appear to fall short. However, this is not a principal residential use but rather a
principal commercial use, and there are no density requirements for the secondary
residential component. No density limit.

Parking: On-site parking would not be required for the commercial component of the
project, as it is not a requirement in the C-3 District. The College Hill Neighborhood
Overlay District (29-160 (g) (2)) states that on-site parking is not required for secondary
residential uses that are located on upper floors of a principal permitted commercial use.
The parking section of the zoning ordinance (29-177 (a) (2)) also exempts on-site parking
for upper floor/accessory residential uses, where the 1% floor is commercial. Even though
parking is not required, the developer has proposed a total of 65 on-site parking spaces
located within and beneath the building and 29 off-site parking spaces in a surface lot at
1015 and 1021 W. 22" Street, for a total of 94 spaces. The site plan for the newly
proposed off-site parking lot is shown below.
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With this additional surface lot, parking is proposed at ratio that exceeds 1 space per
dwelling unit and will provide one parking space for approximately 78% of the bedrooms in
the building. Parking is not required for this use within the C-3 District, but the
developer is providing 94 parking spaces that will be reserved for the use of the
residents. In addition, bicycle parking and bike share opportunities will be provided
to promote alternative modes of transportation. Parking lot design and setback
standards are met. It should be noted that the applicant has submitted the
application for site plan review that includes both the property where the proposed
mixed-use building is located as well as this off-site accessory parking area. While
parking is not required for this project, if this site plan is approved by the Planning
and Zoning Commission and City Council, it must be adhered to unless the owner
or future owner requests a different site plan for review. Any future alternative plan
for the site would have to follow the City ordinance requirements in effect at the
time of application.

Open Green Space: The C-3 District does not have any open green space area
requirements. However, the provided site plan does show some open space along the
west and north property line, where grass and landscape plantings will be provided. More
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7)

significantly, the newly proposed surface parking lot at 1015 and 1021 W. 22" Street will
be set back from the street approximately 25 feet. This buffer area will be landscaped with
trees and shrubs and a planted screenwall to soften the view of the parking area from the
public sidewalk. In addition, this small greenspace will include low concrete bench seating
and a plaza space dedicated to bicycle parking for public use and docking station for bike
share bicycles. The applicant describes the proposed bike share program in the submittal
documents. While surface parking lots are required to be screened with landscaping, the
additional setback area will provide a pocket of usable greenspace within the College Hill
Commercial District for both residents and visitors. This open space amenity is illustrated
below.

:
E

mmnmww BE
PROJECT)

Landscaping: The College Hill Neighborhood Overlay District does require landscaping
along the periphery of the parking area. The landscaping plan submitted with the site plan
indicates that street trees and parking lot screening will be provided in front of the mixed
use building on both College Street and 22" Street and along the side lot line to screen
the open parking area at the northwest corner of the site. A landscaping plan for the off-
site parking lot was also submitted and satisfies the street tree and parking area screening
requirements in the code. Landscaping requirement is met.

Building Design: The College Hill Neighborhood Overlay District states that the
architectural character, materials, and textures of all buildings shall be compatible with
those primary design elements on structures located on adjoining properties and also in
consideration of said design elements commonly utilized on other nearby properties on
the same block or within the immediate neighborhood. Comparable scale and character
in relation to adjoining properties and other nearby properties in the immediate
neighborhood shall be maintained by reviewing several design elements. These are
noted below with a review on how each element is addressed.

Maintaining Similar Roof Pitch:

Flat roofs are used in this area. The proposed building also uses a
flat roof.

8

-106-



Item 6.A.

Maintaining Similar Building Height, Building Scale and Building Proportion:

Most of the buildings in this immediate area are either one-story or
two-story in height. The proposed building will be 5 stories in
height. The property is zoned C-3 Commercial District, which has a
building height limitation of 165 feet or three times the width of the
road that the building faces. In this case College Street is 40 feet in
width, meaning that the maximum building height allowed would be
120 feet (40 feet x 3). As this structure would be 63 feet 8 inches in
height, it would meet the height requirement of the Zoning
Ordinance. This property is also located within the College Hill
Neighborhood Overlay Zoning District. This overlay district does not
have a specific height limitation for buildings, but it does call for
reviewing the scale of a proposed building in relation to adjoining
properties and other nearby properties within the immediate
neighborhood.

The applicant has provided a diagram which shows several other
buildings within a 2-3 block area, which are taller than the proposed
building (see attached diagram for building locations). In the
diagram, it shows the proposed building with a height of
approximately 64 feet. Other buildings in the area and their heights
include the St. Stephen Catholic Student Center on W 23" Street at
40 feet in height, Bartlett Hall on the UNI campus on W 23" Street
at 49 feet in height, the UNI parking garage on W 23™ Street at 35
feet in height, and Dancer Hall on Campus Street on the UNI
campus at 159 feet in height. Also, the applicant has provided a
side elevation diagram which shows the street section of buildings
located on College Street and their height comparison to the
proposed building. Based on the diagrams presented below, staff
feels that the building scale and height will not be out of character
for the area, as there are other structures within the neighborhood
that are comparable in scale and height to the proposed building.
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Use of Materials Comparable and Similar to Other Buildings on Nearby
Properties in the Immediate Neighborhood:

Most of the buildings in this immediate neighborhood are constructed
with brick ma Street Section along College Street |y, which is located to the
south of this property, s cormstuceu mammy with limestone tiles.

The proposed building will have a more modern look, as it will be
constructed with a mix of metal paneling, sandblasted concrete, brick
and perforated metal screens. Each of the four sides of the building will
have a slightly different design in relation to the amount and type of
materials used. Please see the table below which breaks down the use
of materials by building side.

i ummu S

Side of Building Brick Metal Paneling Concrete Openings
North 50.2% 35.9% 0% 13.9%
South (W 22" St) | 36.7% 27.5% 18.3% 17.5%
East (College St) 54.5% 23.9% 0% 21.6%
West 31.5% 54.6% 0% 13.9%
T 1 _— 1 e |
- o B S S ™ . ' T mm\m umum
n ! oS [

[I]
IWHI ;
ML

o

=" HI}IHI m

= -

|H| (1]

HEH
==
:

BB BB

|H|‘ = L
i

il

East (College Street) Elevation South (W 22™ Street) Elevation

In addition to the design of the building, the overlay district looks at
building scale, in that the maximum width of the front fagade shall not
be wider than 40 feet. If a building were to have a larger width than 40
feet, the fagade of the building must be broken into modules that give
the appearance of smaller, individual buildings.

Each individual module should adhere to the following guidelines, in order to give the
appearance of separate, individual buildings:
1. Each module shall be no greater than 40 feet and no less than 10 feet in width.
2. Each module should have a corresponding change in roof line for the purpose
of architectural identity.
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3. Each module should be distinguished from the adjacent module by at least one
of the following means:
a. Variation in material colors, types and textures
b. Variation in the building and/or parapet height
c. Variation in the architectural details such as decorative banding, reveals,
stones or tile accent
d. Variation in window pattern
e. Variation in the use of balconies and recesses

The L-shaped building has approximately 50 feet of frontage along College Street and 130
feet of frontage along 22" Street, with a portion of the recessed long side of the building
partially visible behind the surface parking lot associated with the commercial building
located at the corner of College and 22", which is not a part of this project. The building
facade is articulated and modulated with projecting bays with corresponding changes to
the building materials, window pattern, and colors that help break up the horizontal mass
of the building. On the vertical plane, the roofline varies in parapet height in a manner that
corresponds to the modulation of the fagade. Building material, articulation and
modulation standards are met.

8) Trash Dumpster Site: The site plan shows a dumpster enclosure contained within the
parking area at the entrance along W 22" Street. New details have been submitted which
shows two trash dumpsters completely located within the building, just before entering
through the overhead door to get into the parking area. Trash enclosure is acceptable.

9) Lighting: The C-3 District and College Hill Neighborhood Overlay District regulations do
not have specific lighting design guidelines. A lighting plan has been submitted, which
details the exterior lighting to be placed along the faces of the building along W 22" Street
and College Street. This lighting will light up the faces of the building, highlighting the
masonry materials without producing light spill onto other properties. The lighting in the
parking areas will be oriented behind beams and soffits so that the light source is
concealed while still providing adequate lighting. This will also help to stop any light spill
onto adjacent properties. Lighting plan is acceptable.

10) Signage: Wall signs are illustrated on the building renderings along the south side and
east side of the building (facing College Street and W 22™ Street). These signs will
indicate the name of the development. The proposed wall signs appear to be well within
the District limitations of no larger than 1/3™ of the surface area of the single wall area to
which the wall sign is attached, however this will be reviewed in detail at the time a sign
permit is requested. Signage is acceptable, subject to detailed review with a sign
permit.

11) Sidewalks: A minimum 5 foot paved sidewalk exists in front of the property along both
College Street and W 22™ Street. The site plan shows additional decorative paving
located near the entrance along W 22" Street. Sidewalk and additional streetscape
amenities are proposed in front of the off-site surface parking lot on 22" Street as
described above. Sidewalk requirements are met.

12) Storm Water Management: Storm water will be collected on site via an underground
detention area underneath the parking lot and piped to the storm sewer along College
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Street. The newly proposed off-site parking lot will also have pervious pavers and an
underground catchment basin that will release into the storm sewer along 22" Street. City
Engineering Staff has reviewed initial designs and stormwater calculations and have
indicated that final review will be completed prior to the meeting on July 11. The City
Engineer has reviewed the submitted plans for stormwater management and has
requested some revisions. The applicant has agreed to make these changes and it is
anticipated that these changes will be submitted and approved prior to City Council
consideration of the site plan.

TECHNICAL COMMENTS

City technical staff, including Cedar Falls Utilities (CFU) personnel, note that the developer will
be responsible to extend all utilities to the site and abandon existing utilities and cap as
necessary for the proposed off-site parking lot on 22™ Street.

STAFF RECOMMENDATION

The Community Development Department recommends approval of a College Hill Overlay
District Site Plan for a new mixed-use building at 2119 College Street and the associated off-site
parking area located at 1015 and 1021 W. 22" Street, provided the proposed change to the
Future Land Use Map and rezoning of the latter properties to C-3 is approved.

PLANNING & ZONING COMMISSION

Introduction Chair Oberle introduced the item and Ms. Howard presented the staff report and

6/27/2018

review of the site plan requirements for the proposed 5-story mixed-use building
to be located at 2119 College Street and associated off-site parking area located
at 1015 and 1021 W. 22" Street. Howard explained that the project is similar to a
project proposed earlier this year, except that an additional off-site parking area is
proposed to serve the parking needs of the future residents of the building.
Howard explained each of the site plan review approval criteria and how the site
plan meets those standards.

Mr. Wingert recused himself from the discussion and will abstain from voting on
this matter.

Oberle opened the public hearing and invited the applicant’s representative to
speak first. Dan Drendel, architect for the project, described in some detail the
proposed building and the newly proposed off-site parking area.

Sam Kessle, landscape architect for the project spoke about the proposed
landscaping and site design proposed for the accessory parking area and how it
would enhance the streetscape along 22™ Street and provide public greenspace.

Eashann Vajpeyi, 3831 Convair Lane, attorney for Brian Sires, stated his opinion
that the building does not meet the code and therefore is not in support of the
project. He presented illustrations to support his testimony.

Mr. Drendel addressed issues raised by Mr. Vajpeyi and confirmed that the
project meets the code requirements.

Several Commission members requested additional clarification from staff
regarding the determination by staff that the project does not require parking for
the upper floor residential use and is allowed by code. Howard agreed to provide
additional clarification and analysis at the July 11 meeting.
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The discussion was continued to the July 11 P&Z meeting.

Vote
7/11/2018

Attachments: Location map
Site Plan
Supporting documents, including plan view and perspective drawings and narrative description of the project.
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FLOOR PLATES & MASSING
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TAI

ELEV.

STUDIO 02

RESIDENTIAL FLOOR PLANS 2-4
SCALE /22" =1-0

STUDIO 09

UNIT TYPE QTY. UNIT SQ FT. TOTAL SQ. FT.
2 BEDS 16 802 13,165
4 BEDS 7 1370 9,590
STUDIO 01 20 433 8,860
STUDIO 02 450 1,350
STUDIO 03 4 446 1,784
STUDIO 04 3 470 1,410
STUDIO 05 12 500 6,000
STUDIO 06 8 502 4,021
STUDIO 07 4 499 1,996
STUDIO 08 4 451 1,804
STUDIO 09 1 430 430
STUDIO 10 1 487 487
TOTAL 83 50,897 sq. ft
TOTAL BEDS 120
ShbeITE 65 (3 ACCESSIBLE STALLS)
OFF-SITE
PARKING 29
TOTAL PARKING .
TAL PARKI 94 (1 SPACE PER 78% OF BEDS)
BUILDING GROSS AREA
BASEMENT UNDERGROUND PARKING 24,350 sq ft
LEVEL 1 COVERED PARKING 5,994 sq ft
LEVEL 1 RETAIL 1,603 sq ft
LEVEL 1 LOBBY 735 sq ft
LEVEL 2-5 RESIDENTIAL 66,752 sq ft
TOTAL 109,434 sq ft
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METAL PANEL @ FRONT FACE = 27.5%

BRICK @ FRONT FACE = 36.7%
OPENINGS @ FRONT FACE = 17.5%
CONCRETE @ FRONT FACE = 18.3%

(C) METAL PANEL

METAL PANEL
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COLLEGE BRICK: 71%
22ND STREET BRICK: 43%
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FLEVATION STUDY
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STREET SECTION
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SITE PARKING

GROUND LEVEL PARKING PLAN
SCALE T =40

SLINGSHOTARCHITECTURE.COM

VIEW 01

VIEW 02
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06.15.2018
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BIKE: PARK

This new mixed-use development at 2119
College Street in the Cedar Hill neighborhood
will add vibrancy through pedestrian activity
to the streetscape. The concept aligns with the
comprehensive plan goal to extend pedestrian
activity to the west on 22nd Street.

To address concerns raised about the amount

of available parking for future residents of the
project, a new plan, The Bike: Park, is proposed to
convert two nearby properties to a parking area
for both cars and bicycles.

Goals for the project are to provide parking
onsite for residents that utilize daily parking to
get to work or daily activities. The remainder of
the parking need is provided through currently
available and easily connected nearby parking for
students at this location.

PERSPECTIVE VIEWS

SLINGSHOTARCHITECTURE.COM

COLLEGE HILL

06.15.2018
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BIKE: PARK \| O 2@y

This new mixed-use development at 2119
College Street in the Cedar Hill neighborhood
will add vibrancy through pedestrian activity
to the streetscape. The concept aligns with the
comprehensive plan goal to extend pedestrian
activity to the west on 22nd Street.

Sadbasiandansinsdnnsianin

000000000000

To address concerns raised about the amount

of available parking for future residents of the
project, a new plan, The Bike: Park, is proposed to
convert two nearby properties to a parking area
for both cars and bicycles.

D

GREEN SCREENWALL
e BIKE SHARE
CONCRETE

Goals for the project are to provide parking
onsite for residents that utilize daily parking to
get to work or daily activities. The remainder of
the parking need is provided through currently
available and easily connected nearby parking for

OPPORTUNITY FOR FUTURE LIVE / WORK
(ANY PARKING NEED WOULD BE MET AS

PROPERTY LINES SHOWN DAS
FUTURE PROJECT)

students at this location.

SETBACK STUDY

Precedent Study of Potential Future Liner Infill
Buildings

lowa City Parking Garage

Neumann Monson Architects

Liner building units maintain frontage to urban resi-
dential street utilizing minimal depth on the site.

-5’ setback with 25’ x 25’ unit setback

-Stacked two story units with walk up entry

SLINGSHOTARCHITECTURE.COM

"V'9 w9}
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PARKING CONNECTIVITY

Echo Development Group has plans to increase
connectivity through a bike share program. Stations
will be placed throughout Cedar Falls, and through
approval of the UNI student government, locations
will be on the UNI campus.

The program will be put into place on or before
building occupancy.

22nd Street Vehicle & Bike Parking Diagrams

Bike Share Examples

SLINGSHOTARCHITECTURE.COM

IMAGE AREA

COLLEGE HILL

06.15.2018
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22ND STREET
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06.15.2018

"V'9 w9}



-8ClL-

COLLEGE STREET
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CORNER VIEW

SLINGSHOTARCHITECTURE.COM

COLLEGE HILL

06.15.2018

"V'9 w9}



-0€L-

VIEW THROUGH
PARKING LOT

SLINGSHOTARCHITECTURE.COM
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VIEW AT NORTH SIDE
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BIKE HUB LOCATIONS

UNI CAMPUS
WRC

UNI CAMPUS
EDUCATION EERTER

UNI CAMPUS
BUSINESS CENTER

LEUAR FALLS
SHARED BIKE SYSTEM

BY
MILL RACE
200 STATE ST
BRASS TAP
A1 MAN ST
OFFICE PARK
604 CLAY STREET
COLLEGE HILL .
18TH ST & COLLEGE ST %EE#EQTN S
COLLEGE HIEL
605 22ND-ST
URBAN FLATS SOUTH
917 W 23R0 STREET
VIKING ROAD DEVELOP*'=*'T
924 VKING ROAD -132-

SHARED BIKE SYSTEM

Through a shared bike system we can
easily create a public transportation system
that is easily accessible and inexpensive.

With hubs placed throughout campus,
downtown, and around Cedar Falls, a loop
is created that puts you within minutes of
any hub location.

Using a mobile app, students, tenants, and
citizens alike can all gain access to this
simple mode of public transportation.

HOW IT WORKS

The keyless lock is attached to the front of
the bike and automatically unlocks from
the Koloni app. By pressing the lock, you
can secure it around one of the hubs or
simply just around the tire.

The Koloni geofenced hubs allows for
organization and simplicity. We can
customize each geofenced hub location,
allowing for the most optimal bike
placement, which is the key to success of
a bike share program. The hybrid,
geofenced model will make sure bikes
are rebalanced, easily located and don't
end up in suboptimal places.

KOLONI BIKES

The basket in the rear creates better
handling for the rider, the step-thru
frame makes it able to fit riders of all
sizes and the belt drive makes this bike
last along time.



Item 6.A.

CEDAR FALLYS
SHARED BIKE SYSTEM

b BENEFITS OF A SMALL TOWN BIKE SHARE

FROM THE KOLONI BLOG

Small town USA is now seeing the multiple benefits of a bike share in their community. In most cases these
communities don't have a congestion problem downtown, their public transportation systems are simple or
even nonexistent. They aren't looking to solve the first and last mile complex. So what exactly are the benefits
of adding a bike share to your small town?

1) Health Initiative - Communities across the US are always looking for new and creative initiatives to install in
their community and yours is no different! While the concept of bike sharing might not be "new", the technology
which has been developed and added to bikes can definitely make it creative and fun. The new technology can
be used for new creative programs like a Calories Burned Competition or 25 weekly miles challenge. Itis also a
way to show investment in your community member's health.

2) Trail Projects - Chances are your community has developed a trail system or is in the process of a trails project.
Every community would like their trail system to be very popular and highly used. One way to ensure more usage
is by creating a bike share system at trailheads, which allows quick and simple access to bikes. Quick access at
trailheads will have a positive correlation between biking and trail usage. The more barriers we minimize, the
more usage of the trail.

3) Tourism - No matter the size or popularity of the town, we have visitors and tourists. Many will be visiting friends
or family and some may just be passing through on a cross-country journey. No matter the purpose of their visit,

a bike is a great amenity for them in your community. It gives them the ability to stretch their legs and exercise a
bit but also gives them a more intimate way to tour your town. Pedaling through the parks, business district and
landmarks is the best way for them to really understand the culture of your town.

4) Social - Quality of life infrastructure is a focus for most communities. lowa sees every year how bicycling can
bring people together. RAGBRAI in July brings thousands of people together to pedal across the state. Your
small town bike share can be used in a similar fashion, but a much smaller scale of course. Creating “bike nights”
or "bike & shop” events can help create something new and active within the community. Your community fleet
can also be used for bicycle safety events or guided group city tours.

5) Millennials - Your small community is not alone when it comes to losing out on the recruitment of millennials.
We millennials are looking to reside in a place that has.... Well, the first 4 points in the read. We crave innovative,
creativity, things to do and high quality of life. A bike share, no matter the size of the community, can be a great
recruiting tool for young people. It shows your community is unique and interesting. A bike small town bike
share program could be one of the missing pieces to help make your community cool and hip.

While many of the larger city bike share systems are only focused on the first and last mile of transportation, small
community bike shares can be used for a variety of purposes. These small fleets can be a multipurpose investment
that has an ROl unlike anything other in a community. | am not saying in this article that a bike share projectis a

I”. But if you want your community to be world class and competitive, you need a bike share program.
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Clapsaddle-Garber Associates, Inc
16 East Main Streel, P.0. Box 754
Marshaiitown, lowa 50158
Phone 641-752-6701
wiw.cgaconsuftants.com

SHEET
NO.
c.ot

C.100
C.200
C.201
C.300
C.301

INDEX OF SHEETS

DESCRIPTION

TITLE SHEET

EXISTING CONDITIONS AND DEMO PLAN
LAYOUT PLAN

SITE PLAN - W 22ND ST PARKING LOT
GRADING PLAN

GRADING PLAN - W 22ND ST PARKING LOT

REVISED 5-31-2018

CGA PROJECT NO. 5627.04 SHEET C.01
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QWNER OF RECORD:

CV COMMERCIAL LLG

DATE OF PREPARATION:
1102017

APPLICANT INFORMATION

SLINGSHOT ARCHITEC TURE.
308 EAST COURT AVE,
DES MOINES, I0WA 50308

DEVELOPER INFORMATION
604 CLAY ST,

GEDAR FALLS. IOWA 50813

CONTAGT CORY HENKE (3196400182}

ZONE INFORMATION:

CISTRICT G (COLLEGE HILL OVERLAY

BUILDING SETHACKS

REQUIREG  PROVIDED {MIN

FAONT YARD o o
SIDE VARDS 5 5
REAR YARD 5 5

LOT AREA 065 AC (29914 87)
IMPERVIOUS. 9,56 AC (24.416 SF)

PARKING INFORMATION: PROPERTY USE
ERQVIDED MULTIFAMILY HOUSING AND RETAIL
ABOVE GROUND: 1
HANDIGAP ACCESSIBLE 1 SIGHT TRIANGLES
BELOW GROLND a7 SIGHT TRIANGLE DIENSIONS ARE BASED ON
HANDIGAP ACCESSIBLE 2 A 30MPH DESIGN SPRED

FLOCDPLAIN INFORMATION:

UTILITY INFORMATION

NO FLOCDPLAIN PRESENT PER FIRM PANEL #16013C0154F

%szu

(& Fee

2. LANDSCAPING

STORMWATER MANAGEMENT

STORMWATER MANAGEMENT TO BE PROVIDED
BY UNDERGROUND DETENTION

CENTURY LINK UTILITIES ARE PRESENT ON
SITE. TO BE REMOVED DURING
CONSTRUCTION,

EASEMENTS

NO EXISTING RECORDED EASEMENTS ARE
PRESENT ON SITE.

PROVIDE 6X6' EASEMENT FOR RELOCATED
TRANSFGRMER AND COMMUNICATIONS
PAD. COORDINATE LOCATION WITH
OWNER OF LOT,

7

\\\\\\\\\\\\\\\\\\.\.\\\\\\\\\\\\\\\\\\\\\\\

REMOVE AND REPLACE
GAS SERVICE

.
S

G

e

.

S

G

G
i

198.84'

RETAIL BUILDING

809z ——-I

»208

) 170.78'

|
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T
1
i
§

®
e |H

496" —|

UPPER LEVEL

RELOCATED TRANSFORMER
AND COMMUNICATION PAD
COORDINATE LOCATION AND
EASEMENT WITH OWNER

L~ APARTMENT EXISTING & UTILITY |\

{UNRECORDED. PENDING

8" WATERMAIN

4 4 5 o SWATER! MAIN_ PR

AN
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W

- 6" WATER SERVICE

S
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i
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e e s = —TT————
8" SANITARY
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RN By DETE 1o,

REVEION £ TATE

582,

E3 @ (3

COLILEGE HILL

CEDAR FALLS, IOWA

LAYOUT PLAN
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127,91

ﬁi!l} OWNER OF RECORD:
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\!T
|

GV COMMERCIAL, LLC
PROPOSED RETAINING WALL

— 5001 —|

PARKING INFORMATION: PROPERTY USE
PROVIDED: 29 STALLS
DATE OF PREPARATION:

PARKING LOT
05/29/2018

SIGHT TRIANGLES
SIGHT TRIANGLE DIMENSIONS ARE BASED
ON A 30 MPH DESIGN SPEED
APPLICANT INFORMATION FLOODPLAIN INFORMATION:  UTILITY INFORMATION
SLNGSHOT ARCHITECTURE O FLOOOPLA FRESENT PER iRt FANEL # soraCorcar PUPLIC UTIITIES FRESEIT A5 50PN,
DES MOINES. IOWA 50308 _lmomzo m>wm§m21_‘w
DEVELOPER INFORMATICON ® rcc
B04 CLAY ST.
®
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e 8004

»

8

I
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1

ZONE INFORMATION: STORMWATER MANAGEMENT
DISTRICT: C3 - HIGH DENSITY COMMERGIAL

i
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'STORMWATER MANAGENENT T0 BE
PROVIDED 8Y CAPTURING STORM WATER
IN AN UNDERGROUND DETENTION AREA
USING PERMEABLE PAVERS AND ROCK

BEING TRANSPORTED TO AN EXISTING

k3

2 i

+ 9
\

STORM SEWER SVSTEM USING 6
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B 6.20'
2 \

55

0061
8295 1

\'\\
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@

R
Y
NS

o
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RRL

44

i
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WLELL -

VMK

EXTENT OF NO. 2
STONE SUBBASE 2
I !

& PCC

)

6* MODIFIED
SUBBASE

R 12* SUBGRADE
TYPICAL PCC SECTION

NOT TO SCALE

PREPARATION

JOINT OPENING
AGGREGATE MATERIAL,
SEE SPECIFICATIONS.

UNILOCK ECO-PRIORA

9.45"x 4.72" X 3.15"
CONCRETE STREET PAVERS _ m
4* THICK NO. 57

STONE SUBBASE /.1'
OPEN GRADED BASE

o
sy
®

P.C.C. EDGE
RESTRAINT

13" TO 2" THICK GRANULAR
EDDING NO. 8 AGGREGATE

18,00

31" THICK NO. 2
STONE SUBBASE

s r oy IR < (NG 2 SUBBASE.
COMPACTED SUBGRADE, TOP SAA \\ﬂ (AP WITH N0 57 SuBsAse
9" COMPACTED TO 95% 9
STANDARD PROCTOR, 3% = DRAINACE
W 22ND ST
- - z

v BELOW CURB AND GUTTER
coumse | %S
OPTIMUM MOISTURE -

UNDISTURBED SOIL
&° LONGITUDINAL

OR COMPACTED FiLL

SUBDRAIN GEOTEXTILE FABRIC
MIRAF|, 140N

PERVIOUS INTERLOCKING CONCRETE PAVERS (PICP)

NOT TO SCALE

NOTES:
0

RV

PCC SHALL BE IOWA DOT CLASS C4 MIX
2.
3.
=
B3 kg

ISTALLED PER SUDAS SECTION 7010
G AND PAVEMENT CONSTRUCTION SHALL
COMPLY WITH THE GEOTECHNICAL REPORT PERFORMED BY TEAM
SEAVICES (PROJECT NO. 1-3509).
e e ] 4. IN ADDITION TO THE DETAIL, PERMEABLE INTERLOCKING

COLLEGE HILL - W 22ND ST PARKING LOT

CEDAR FALLS, IOWA

SITE PLAN

-138-



Item 6.A.

TIE INTO EXISTING

-
STRUCTURE - (3}
$W-401 48 INCH DIA,

: - M 2 ©050%n - N i : B3.07- — — N{ -y
N 44 LF " Storm @ 0.50% et 236 LF 6 S0 @ 0.50% = _ o _ I ---
o [ g [ ——— I e i — = e

7
~ = = S—
= i =
= ; i fi
il - : ‘ : ol T
l - 21 LF 8 Storm @ 0.50%1 2
P i &
” _ _ - E
f AREA INTAKE N ”
! ) . LS,
o RAISED FOUNDATION WALL i
- !
. 0 e — \
R . FFE = 890.00
29353
\
- B
. o !
~. N !
. |
- \ N I
\ “ R : ~
e - . 1 N
e : ! <
& ZL
« 3 o =
o
. e INSTALL
\ CURB CUT
) L
o
FFE = 894.35 B
|
e Tl
-
| “p LEGEND
o TOC TOP OF CURB.
g - & H I e LOW POINT
: === SRS R ™ TOP OF WALL
z s OTTOM OF WALL
H 0% PROPOSED SLOPE
m ,,,,, FAOPOSED DRAINAGE PATTEAN
& REVISEON BY DESIGNED — DATE
e ——or | COLLEGE HILL GRADING PLAN _
= = 3 CHECKED: ____ OATE._____. CHEET 1.
B0 w0 g Ed APPROVED oAte CEDAR FALLS, IOWA C300




Item 6.A.

GENERAL GRADING NOTES LEGEND
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1 SLINGSHO_PRIT621 16651 ACATCICAS noate\ A7 £ 457 _LNE cwg 575 2238 3 30 22 P11

£ Samor § Menk, 1o 2038 4ll Rghs Reserved

IMIASTER PLANT SCHEDULE
QTY. |SYM. |SCIENTIFIC NAME COMMON NAME UNIT  SIZE SPACING
TREES AND SHRUBS
STAF “Acer x freemant Jeffersred” AUTUMN BLAZE MAPLE TEA 75" CAL B&E | SEE PLAN
9/GB Ginkgo biloba ‘Princeton Sentry’ PRINCETON SENTRY GINKGO (A A SEE PLAN
66T Gleditsia trioconthos f. inermis Skycole’ SKYLINE HONEVLOCUST ‘EA SEE PLAN
1R Quercas robur x Q. olba ‘Crimschmidt” CRIMSON SPIRE OAK EA SEE PLAN B
B Syringa reticulata eory S JAPANESE TREE LILAC TEA SEE PLAN
6UA Ulmus omericana Princeton’ PRINCETON ELM (EA SEE PLAN
SHRUBS, PERENNIALS & GRASSES
W[AA “Aliom atropurpureurm GRNAMENTAL ONION A BULE SPACE EVENLY IN BEDS
" 12)cA Calomagrostis acutifiora Karl Foerster FEATHER REED GRASS €A TGAL SEE PLAN
z ™~ 210 Clematis jackmanii CLEMATIS EA 1GAL SEEPLAN )
£ 31/cs Cornus stolonifera Farcow' P.P. #18,523 ARCTIC FIRE RED TWIG DOGWODD  [EA  1GAL  iseEplan
& 245 | SH Sporoboius heterolepis ‘Tara’ TARA PRAIRIE DROPSEED €A 1eaL 180
g N Symphyotrichium novae-ongliae Purple Dome' | PURPLE DOME ASTER ‘EA l16AL SEE PLAN
17jve Viburnum corlesii ‘Spice Baby' KOREANSPICE VIBURNUM A o |SEE PLAN

-141-

N2

1-UA
50D

GARDEN LIVE WALL (7 PANELS)-

SAGAGAS 210 : 2
14VC KOLONI RACK WITH 3-ve =
y SIGN BY KOLONI, LLC R LITTER RECEPTACLE 1. @
F ¥ SANMARA I
a ~
i e 2
£

. T3 J K
ke ~24" CAST
STONE BENCH
95" CAS: A
INE BENC A -6R ’

CONCRETE |
T SIGN

PROPERTY LINE

18-SH.
SAA

/!:j.mw RECEPTACLE

IOWA=
ONE CALL

1-800-292-8989

www.iowaonecall.com
WEST SITE

SCALE 1":100"

wo O 309 £ STHSTREET, SUITE 202 TS COLLEGE HILL ]
rl—_- z DES MOINES, IOWA 50308 w ] CEDAR FALLS, IOWA i
1

Phone: (515) 259-9190

” z m z —A Email: DesMoines@bolton-menk.com |~ g
www bolton-menk.com T LANDSCAPE PLAN - WEST




MotV 507 NG cng §7572018 636 07 911

BUILDING O<mxibzml“!‘~

ﬂ
|
|
|

STREET TREE IN PLANTER WITH IRON:
TREE GRATE AND 4" PCC BAND. SEF
DETAILS FOR TYPICAL INSTALLATION.

2-5N
2-5H:
2-SN

PROPERTY LINE

/.lnwr::u_zm OVERHANG

e 22ND STREET

e T e LU S ad
PROPERTY LINE
50D

COLLEGE STREET PAVERS TO MATCH
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-+ POLYMERIC SAND JOINT FILLER

--CORE ORILLED WEEP HOLES, 2" DIA @ 24" O.C.
FILLED WITH 3/8" OPEN-GRADED AGGREGATE

CONCRETE WALK PER C!

CONSTRUCTION JOINT W/
#4 12" REBAR @ 18" 0.C

-~ NONWOVEN FABRIC
OVER WEEP HOLES.
MIN 12" SQ. PIECES

COLLEGE STREET PAVERS
UNILOCK CONTACT: BRAD PUNK 630-892-9191
PRODUCT: HOLLAND STONE
SIZE: 4'%8"%2.375"
COLOR: MATCH EXISTING (RUSTIC RED)
PATTERN:
DOUBLE SOLIDER COURSE AT CURB
90 DEGREE HERRINGBONE INFILL

OR APPROVED EQUAL PRODUCT

THICKENED CONCRETE EDGE ~
PAVER TO BE FLUSH
Wi ADJACENT
CONCRETE

777, \\\\§ A

\1 2.375"1(6CM} CONC. PAVER
2.75"#(7CM) CONC. PAVERS
1" SAND SETTING BED

4" CONCRETE SUBBASE

4" AGGREGATE BASE
SUBGRADE PREPARATION

ACCENT BAND PAVERS

UNILGCK CONTACT: BRAD PUNK 630-892-9191
PRODUCT: SERIES

SIZE: 4'%8'x2.75"

COLOR: ONYX BLACK/ BLACK GRANITE
PATTERN: RUNNING BOND

OR APPROVED EQUAL PRODUCT

PAVERS OVER CONCRETE SUBBASE

STANDARD PAVERS
ON CONC SUBBASE

SCALE: N.TS.

BIKE RACK OR LITTER RECEPTACLE, SURFACE
MOUNT TO CONCRETE PER MFR. INSTRUCTIONS
WITH STAINLESS STEEL HARDWARE

LANDSCAPE OR

CURB, PER PLANS PER PLAN

BIKE RACK: DERO: RR4H-C; FINISH: POWDERCOAT BLACK; WEDGE ANCHOR: .375x3.00
CONTACT: AUDREY KITTRELL, 319.320.7439 or 612.359.0689

LITTER RECEPTACLE: VICTOR STANLEY: $0-42; FEATURES: BLACK PLASTIC LINER, STANDARD
TAPERED FORMED LD, LATCH; FINISH: POWDERCOAT BLACK

CONTACT: BECKY WHELAN, 301.855.8300 ext. 375 or SALES@VICTORSTANLEY.COM

NOTES:
1. SURFACE MOUNT ALL FURNISHINGS PER MANUFACTURER'S INSTRUCTIONS,

SURFACE MOUNT FURNISHINGS
SCALE N.T.S.

SIGN PANEL 8Y ARCHITECT
MECHANICALLY ATTACH TO
FACE OF CONCRETE BENCH

PER ARCHITECT DETAILS

INTERGRAL COLOR
CONCRETE TO MATCH CAST
STONE BENCH GREY

#4 VERT 18" OC.
4-#4 HORZ

18" TALL BY 24" WIDE
CONCRETE SEAT WALL

Wi CHAMFER

FINISH GRADE

18" DIA AUGER FOOTING
#4 REBAR 18" 0.C.
TIETO #4 VERT..

COMPACT ADJACENT GRADE
CN

EDGE RESTRAINT - PERMALOC <;

STRUCTUREDGE /

ALUMINUM PAVER RESTRAINT 3/16"2-1/4" N\
Wi 021" TOP LIP MILL FINISH ALUMINUM ..

FILLVOIDS UNDER RESTRAINT
FOR PROPER SUPPOR

STANDARD PAVERS ON CONC SUBBASE

CONC. ANCHOR/ 1" NAIL, 12" Q.C.
2.5" MIN, FROM EDGE OF CONC.
INCIDENTAL

AGGREGATE BASE
PER CIVIL DETAILS "
SUBGRADE PREP, I AGGREGATE BASE
{——— SUBGRADE PREP
A H v SECTION: CONCRETE SIDEWALK / PAVER INTERFACE SECTION: LANDSCAPE BED / PAVER INTERFACE
SCALE: N.T.S.
CAST STONE BENCH
LANDSCAPE FORMS / SITE SOURCE
STACY ERNST - 816-444-4376 GARDEN LIVE WALL
-SOCRATES BACKLESS BENCH 1. GREENSCREEN 800-450-3424
-REFER TO PLANS FOR BENCH SIZE (24" - 95" - 142") 3" THK. FREE STANDING PANELS
-COLOR TO BE GREY
-SURFACE MOUNT INSTALLATION PER MFG 2. MCNICHOLS 866-754-5144
3" THK. ECO-MESH PANELS (4x8'-0")
OR APPROVED EQUAL .
SOCRATES BAGKLESS BENGH 3. OR APPROVED EQUAL 3" SQUARE POST W/ POST CAP, TYP.
BY LANDSCAPE FORMS
6" EPOXY COATED 44" B} #5105 EDGE TRIM AT TOP EDGE OF PANEL
\v.z, PER POST 0.C.
MANUFACTURER
DECORATIVE PAVERS ON vw%m_.
\anznmm._.m SUBBASE [4 1
o 5 = T ™
3 ~
s
TR g ) 1
- i
. 5141°C" CLIP
CASTSTONEBENCHONPAVERBAND =~~~ | b e i (= W/ #5105 EDGE TRIM REQUIRED AT
SCALE:NTS. & 2 ! VERTICAL EDGES USE #5142 +
¥5136.25 SPACER
& e e
g -
pl i
3" THK. greenscreen® PANEL, TVP.
& K ¢
1
1
S #5105 STEEL EOGE TRIM
o W. @ BOTTOM EDGE OF PANEL
E 3
K i FINISH GRADE
|2k
)
vﬁ. . ’ POST IMBED LENGTH AND
& 4 FOOTING TO BE PROVIDED BY
< P MANUFACTURER

DEPTH TO FROST. 48" MIN.

CAST IN PLACE CONCRETE BENCH

SCALE NTS

SCALE N.TS.

GARDEN LIVE WALL SECTION

Mara e 201

PREECRY:

309 £ 5THSTREEY, SUITE 202
'DES MOINES, IOWA 50309

Ermait: DesMoines@kolton-menk.com
www bolton-menk com

COLLEGE HILL

CEDAR FALLS, IOWA

LANDSCAPE DETAILS
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335022

293171 DETALS dng §/573

A gt Feservect

QVERSTORY TREE

NYLON STRAP. 2 PER TREE,
(AS NECESSARY)

REINSTALL SALVAGED
TREE GRATE

COLLEGE STREET PAVERS ON
CONCRETE SUBBASE

PR

NATURAL SUBGRADE

TREE GRATE PLANTING NOTES,

1. CONTRACTOR YO SALVAGE AND REINSTALL TREE GRATES ON COLLEGE AVE OR
INSTALL NOW TREE GRATES TO MATCH EXISTING SIZE AND STYLE

7. REFER TO MANUFACTURERS SPECIFICATIONS FOR INSTALLATION DETAILS

3. FACH NEW TREE PIT
(15%12'%2.5" DEFPY

TYPICAL SECTION: TREE GRATE

IALL CONTAIN APPROXIMATELY 17 CY OF STRUCTURAL SOIL

SET PLANT SO THE RQOT FLARE IS AT THE
FINISHED SOIL ELEVATION

WOOD MULCH (3" DEPTH) (INCIDENTAL)

GRATE FRAME SET IN CONCRETE PER
MANUFACTUER RECCMMENDATIONS

6" X 12" CONCRETE EDGE

STRUCTURAL SOIL

SET BALL ON COMPACTED SOIL
PEDESTAL

SCALE HTS

PROVIDE 3" DEEP SAUCER AT EACH SHRUB

3" DEPTH MULCH ((INCIDENTAL) AS
SPECIFIED. KEEP MULCH CLEAR OF TRUNK
AS SHOWN

AMENDED SOIL, AS SPECIFIED

g 2x ROOT BALL DIAMETER
SHRUB/PERENNIAL BED PLANTING

NOTES:

1. O.C. TRIANGULAR PLANT SPACING PER PLANS

2, AREAS IDENTIFIED ON PLANTING PLAN AS O.C.
SHALL BE TRIANGULAR SPACED

3. SEE PLANTING PLAN FOR SPECIES

PROVIDE 6" BETWEEN AMENDED
SOIL EXCAVATION AND WALK EDGE

T

PLANTING EDGE AT CONC. WALK

PLANTING NOTES

1. PRIOR TO DIGGING, IT IS REQUIRED BY LAW TO CALL IOWA ONE CALL FOR UTILITY
LOCATIONS.

2. MASTER PLANT SCHEDULE: ALL TREES, PERENNIALS AND SHRUBS ARE LISTED IN THE
MASTER PLANT SCHEDULE. i THERE 1S A CONFLICT BETWEEN THE QUANTITIES
SHOWN ON THE DRAWINGS AND THE QUANTITIES SHOWN IN THE PLANT SCHEDULE,
THE PLAN QUANTITIES SHALL PREVAIL

CONTRACTOR SHALL LOCATE AND VERIFY ALL EXISTING AND PROPOSED UTILITY LINES
AND SHALL COORDINATE LOCATIONS OF PROPOSED LANDSCAPE ELEMENTS.
CONTRACTOR SHALL REPORT ANY DISCREPANCIES AND/OR CONFLICTS TO LANDSCAPE
ARCHITECT PRIOR TO CONTINUING WORK.

4. ALL PLANT MATERIALS MUST CONFORM TO AMERICAN STANDARDS FOR NURSERY
STOCK [A.N.S.1. 260.1) LATEST EDITION PUBLISHED BY THE AMERICAN NURSERY AND
LANDSCAPE ASSOCIATION, WASHINGTON D.C.

THE LANDSCAPE CONTRACTOR SHALL REMOVE ALL CONSTRUCTION DEBRIS AND
MATERIALS INJURIOUS TO PLANT GROWTH FROM PLANTING PITS AND BEDS PRIOR TO
BACKFILLING WITH PLANTING SOIL.

ALL PLANT MATERIAL SHALL BE GUARANTEED TO BE IN A LIVE AND HEALTHY
GROWING CONDITION FOR ONE FULL GROWING SEASON (ONE YEAR) AFTER FINAL
PROJECT ACCEPTANCE OR IT SHALL BE REPLACED FREE OF CHARGE WITH THE SAME
GRADE AND SPECIES.

©

8

PLANTING LAYOUT: STAKE ALL TREE LOCATIONS AND A TYPICAL PERENNIAL BED
LAYOUT AND OBTAIN APPROVAL OF THE OWNER'S REPRESENTATIVE PRIOR TO
PLANTING.

PERENNIAL GROUPINGS SHALL BE PLANTED AND MULCHED IN ONE CONTINUOUSLY
MULCHED BED.

AMENDED SOIL MiX AND SHREDDED HARDWOOD MULCH SHALL BE INCIDENTAL TO
THE PLANTING BID ITEMS AND SHALL MEET THE FOLLOWING SPECIFICATIONS:

MULCH:
AT FINELY SHREDDED OR PROCESSED HARDWOOD BARK GRADED FROM 0.25 IN. - 0.5

IN. DIAMETER AND A MAX. OF 3 IN. IN LENGTH.

B. GREEN OR FRESHLY CHIPPED OR SHREDDED MULCH SHALL BE REJECTED.

C. MULCH TO BE FREE OF WEEDS, WEED SEED, CHAFF, DISEASES, OR OTHER FOREIGN
MATERIAL.

AMENDED SOIL:
A, EXCAVATION SOIL FROM GRADING, TRENCHING, OR CLEARING SHALL NOT BE USED

N MAKING AMENDED SOIL,

8. AMENDED SOIL MIX SHALL MEET THE FOLLOWING REQUIREMENTS:

1.1, TOPSOIL: WELL COMPOSTED, STABLE AND WEED-FREE ORGANIC MATTER, pH
RANGE 5.5 TO 7; MOISTURE CONTENT 35 TO 55% BY WEIGHT, 100% PASSING
THROUGH 1" SIEVE: SOLUBLE SALT CONTENT OF 2.5 DECISIEMENS/M: NOT
EXCEEDING 0.5% INERT CONTAMINANTS AND FREE OF TOXIC SUBSTANCES.
ORGANIC MATTER: A PRODUCT OF PEAT MOSS, COMPOST OR LOCALLY
AVAUABLE ORGANIC WASTE. ORGANIC MATTER SHOULD BE FREE FROM
DEBRIS, WEED SEEDS AND INSECTS OR DISEASES WHICH MAY BE HARMFUL YO
INTENDED PLANTINGS.

1.3. SAND: CONCRETE SAND, HAVING A FINENESS MODULUS (FM] BETWEEN 1.8
AND 2.5,

€. CONTRACTOR TO BLEND TOPSOIL, ORGANIC MATTER AND SAND IN THE
FOLLOWING RATIOS TO FORM AMENDED SOIL MIXTURE:

8" TOPSOIL

3" ORGANIC MATTER

1" SAND MIXTURE
AMENDED SOIL TG BE WELL-THLLED TC A DEPTH OF 8"

DO NOT CUT
LEADER

NYLON STRAP GUY
ASSEMBLY

STEEL POST NCTCHED OR

a
PQST HEIGHT
30"
GUY HEIGHT

..«fv’xmmv PLANTS 9" CLEAR
FROM CONCRETE EDGE

HARDWOOD MULCH (INCIDENTAL)
3" DEPTH

AMENDED SOIL, AS
SPECIFIED - 12" DEPTH

TREE PLANTING DETAIL

DRILLED FOR GUY WIRE

4" TREE TAPE ON DECIOUOUS
TREES

3" MULCH DEPTH, PULL BACK 4"
FROM TREE TRUNK

AMENDED SOIL, AS SPECIFIED

_REMOVE TOP 1/3 OF WIRE BASKET
AFTER TREE IS [N THE PIT
_ REMOVE TWINE & PULL BURLAP
FROM TREE TRUNK
NOTE: SET TOP OF ROOT BALL
" TO 2" ABOVE SURROUNDING
FINISH GRADE SO RQOT FLARE IS VISIBLE

SCALE: N.TS.
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PERENNIAL PLANT SPACING
SCALE NTS, SCALEIN.T.S. SCALE:N.T.S,
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DEPARTMENT OF COMMUNITY DEVELOPMENT
REZONING APPLICATION

City of Cedar Falls
220 Clay Street

my,_ Cedar Falls, lowa 50613
V/

Property's Address: |O\S” #+- \o2} W. Z2.~o St

Parcel #: _BQiY-14- 41B o020 4 8ql4-14-YUY28-x%

City: CEpaR ®aLLS State: A ZIP: __S06\%

Applicant's Name: SYEvE TROSKEY ~ C48 ENGWEERS

Applicant's Mailing Address (if other): A\, E. MAIAL ST

City: _MARSpALLToW sy State: (A ZIP: __SDISR
Applicant's Email: steeskE ¥ pCeators sutarrts , Daytime Phone #: 64! 162+ (10l
Existing Zoning: 2. e Present Use: APARTMENTS
Proposed Zoning: (3} Proposed Use: PAaRKkING

A COMPLETE SUBMITTAL INCLUDES A PAPER AND AN ELECTRONIC COPY OF:
X Completed application
&' $500 nonrefundable fee
™ Names and addresses of property owners within 300 ft of the requested area (Word or Excel)
& Legal description of property, for use in public notices (Word)
X Letter explaining reason for request and details about future uses (Word)
-Traffic Study, if applicable
® Plat scaled to at least 100 feet per inch (PDF 11x17)
O Map elements: north arrow, etc.
O Identified real-estate for which zoning is requested
O Legal description of property
O All public streets and highways within 300 ft of the requested area’s boundaries
O All lands, platted or un-platted within 300 ft of the requested areas boundaries
0O Requested and current zoning district
B Any other items specific to the zoning district being requested which may include the following:
0O Comprehensive Development Site Plan
O Traffic Generation Analysis
[0 Developmental Procedures Agreement

To the best of my knowledge the foregoing and attached statements are true and correct, | sign
this completed application with the intent of having my property rezoned.

g ool Date: _3-2-18
Appticant/Property Owner's Signature:

City of Cedar Falls (319) 273-8600: email: planning@cedarfalls.com
-145-






Item 6.A.

BALL, KIRK & HOLM, PC.

ATTORNEYS AT LAW
Max E. Kirk 3324 KIMBALL AVENUE
H. Daniel Holm, Jr. PO. BOX 2696
David W. Stamp WATERLOO, IOWA 50704-2696
Jennifer L. Chase TELEPHONE: (319) 234-2638

N Eashaan Vajpeyi FACSIMILE: (319) 234-2237
&H E-MAIL:bkh@ballkirkholm.com
Tt William C. Ball (1928-2011) -

Michael W. Buckner (tetired)

July 3, 2018 Sent via email only to
Karen.Howard@cedarfalls.com

City of Cedar Falls Shane.Graham@cedarfalls.com

ATTN: Karen Howard Kevin.Rogers@cedarfalls.com

Shane Graham

Kevin Rogers

Planning and Zoning Commission

RE: 2119 College Street Site Plan: Staff questions and comments to Commissioners

Dear Staff and Commissioners:

This letter is addressed to City staff seeking answers to the stated questions. Please also forward
this entire letter to all members of the Planning and Zoning Commission for their review of the stated
questions and comments.

L QUESTIONS TO STAFF -

Please find enclosed questions directed to City planning staff and the City attorney.

1. Staff state that the code allows secondary residential uses, such as 2119 College, in the
College Hill overlay, and that these buildings require no parking. Please provide all code

sections upon which you rely;

2. Please also provide all code sections or authority that provide that the first floor
determines the principal use of the building in the College Hill overlay district;

3. Please provide all code sections or authority that form the basis of City staff

interpretation that the residential portion of the proposed 2119 College Street site plan
qualifies as secondary or accessory use;
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4. Please provide all code sections or authority that provide that 66,752 square feet of
residential is a secondary use to 11,603 square feet of commercial;

5. Please provide all code sections or authority that provide that 4 floors of residential use is
secondary to 1 floor of commercial use.

Please respond to me at your earliest convenience.
I COMMENTS TO PLANNING AND ZONING COMMISSION

It is repeatedly stated that secondary residential uses in the College Hill district are allowed.
Mr. Leeper indicated that he believed the project may technically meet code. He relied on
statements from Karen Howard. | respectfully opine that Ms. Howard’s comments are incorrect.
The code allows for secondary residential, but the first step is determining whether the
residential use is indeed secondary. The code does not state that this project’s residential portion

is secondary.

The code specifically defines “principal” as the “main use”. “Main” is defined by the
dictionary as “chief in size or importance.” “Accessory” use is defined an incidental or
subordinate to the principal use. What is chief in size? When a building is 5 stories, 4 stories of
residential is the main use—clearly. 66,752 square feet of residential is the main use when
compared to 11,603 square feet of commercial. This is how a court will look at this.

Regarding additional legal opinions the Commission sought, attorney Dan Manning
previously opposed the project based on substantially the same arguments I am putting forward,
i.e. interpretation of the plain meaning of the code. (Attached). The applicant’s attorney
previously defended the project, but seemingly supported their argument by simply agreeing
with the City staff interpretation, i.e. not an independent critical look at the legality of that staff
interpretation. Mr. Manning also previously indicated that a study was done of 957 apartments
in the College Hill neighborhood and 98% of the residents surveyed owned cars.

The applicant cites the availability of UNI parking as a solution. Please see attached
public information regarding UNI parking. Students living off-campus are only eligible for a B
or R permit. B parking does not allow overnight parking. R permits allow for 24 hour parking,
but R permits are only available to students who have a scheduled class after 4 pm. Further, both
R lots are across Hudson road to the West of the site plan, to the north of the Wellness and Rec
Center and to the south of the UNI Dome.

One must also consider the chance that the City of Cedar Falls will inevitably be forced
to pay for construction of a public parking structure or lot to absorb surplus parking from a
private, for-profit developer.

Please focus on the current law of this city. This project does not meet code and an

exception for an illegal project cannot be made just because the project is desirable. Faimess to
all citizens must prevail. This can only be accomplished by following the code.
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Please forcefully question the applicant on any claim that the project cannot be reduced in
size. The applicant indicated that if even one floor had to be removed, the project may not go
forward. Why? The applicant cannot be allowed to say a smaller building won’t work to force
the city into a difficult situation of choosing between no development or an illegal development.

Thank you for your consideration. I am open to answering any questions at the next
Planning and Zoning meeting if allowed by the Chair.

Sincerely,
BALL, KIRK & HOLM, P.C.

%

EaShaan Vajpeyi
Enclosures
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LiLLis O’MALLEY OLSON MANNING POSE TEMPLEMAN LLP

WILLIAM J. LILLIS A YS AT LAW

. JOHN CONNOLLY, JR. (1881-1979)
MICHAEL W, O'MALLEY (ESTABLISHED)) O1i7) GEORGE E. O'MALLEY (1905-1982)
EUGENE E. OLSON 317 SIXTH AVENUE, SUITE 300 JOHN CONNOLLY 111 (1918-1998)
DANIEL L. MANNING, SR. DEs Momgs, Iowa 50309-4127 BERNARD J, CONNOLLY (1820-1970)
CHRISTOPHER R. POSE C. I. MCNUTT (1901-1958)
JOEL B. TEMPLEMANY STREETAR CAMERON (1957-2008)
BRIDGET O’MALLEY KAUTZKY TELEPHONE (515) 243-8157

DANIEL M. MANNING, JR. FAX (515) 243-3919

*LICENSED IN IOWA & ILLINOIS WWW.LILLISOMALLEY.COM

Writer's Direct Email Address: dmanning@jlolaw.com

January 10, 2018
Planning and Zoning Commission
City of Cedar Falls
220 Clay Street
Cedar Falls, JA 50613

RE: Property: 2119 College Street; 925 W. 22" St.; and 1003 W. 22™ St.
Issue: Site Plan Review — College Hill Apartment Project

Dear Members of the Planning and Zoning Commission:

This letter is provided to you in resistance to the proposed five (5) story multi-residential
use proposed to be constructed at 2119 College Street; 925 W. 22" St. and 1003 W. 22" St. in the
City of Cedar Falls, Iowa.

The site plan under review reveals that the principal use for this property is residential.
Because the property is zoned C-3 within your zoning ordinance and the requirements imposed
under Section 29-151(1)(1) apply. The evidence that supports the proposed use as a residential
use is overwhelming and I will list that evidence as follows:

THE PROPOSED USE IS A RESIDENTIAL USE

1. Chapter 29-Zoning, Article L. Section 29-2. Definitions.
Principal use means the main use of land or structures, as distinguished from an
accessory use.

2. The staff report of Shane Green dated January 5, 2018. The building as a whole
will have approximately 10,765 square feet of commercial retail space located on the
first floor and approximately 50,897 square feet of residential space located on the
second through fifth floors. This would equate to an overall ratio of 17% commercial
space and 83% residential space. Therefore, the main use of the land or structures in
this proposed project is clearly residential.
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LILLIS O’'MALLEY OLSON MANNING POSE TEMPLEMAN LLP
January 10, 2018
Page 2

3. Faulty Interpretation. The interpretation that you need only review the first floor of
a property to determine its principal use is a flawed approach with no support anywhere
within the City’s ordinances. This flawed approach leads to an absurd result where
safeguards set-out within your zoning ordinance are ignored. That is exactly what is
happening here.

There are reasonable safeguards set-out in the zoning ordinance for any proposed
residential use located within a C-3 zoning district. Specifically, Section 29-151(1)(1) requires
that the density standards; on-site parking standards; height standards all must comply with the
R-4 district standards set-out in Section 29-146 (R-4). For example, the height requirement is that
no building shall exceed three (3) stories or forty-five (45) feet in height, whichever is lower.

College Hill Neighborhood Overlay District, Section 29-160

This property also lies within the College Hill Neighborhood Overlay Zoning District.
That Section of the Ordinance clarifies that residential uses within the commercial district are
discouraged. In addition, where they are allowed, the residential uses are governed by the
minimum lot area, lot width, and building setback requirements, on-site parking, landscaping as
specified in the R-4 residential zoning district.

This proposed use (site plan) does not conform to any of these requirements.
Section 29-177 Off-Street Parking Spaces
The proposed development does not comply with the requirements set out in the ordinance
concerning off-street parking spaces. Two parking spaces per dwelling unit, plus one additional
parking space for each bedroom in each dwelling unit in excess of two bedrooms is required. See
paragraph 12(B) of Section 29-177 of the City’s zoning ordinance.
Comparison of Properties

The properties identified in the City’s staff report in support of its faulty interpretation are
worthy of review.

2024 College Street (Domino’s Pizza) — a two-story building

2215 College Street (Sidecar Café) — a two-story building
917 W. 23" Street — a three-story building

-151-
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LILLIS O’MALLEY OLSON MANNING POSE TEMPLEMAN LLP
January 10, 2018
Page 2

The faulty interpretation imposed by the City’s staff has little or no consequence when we
are dealing with a two-story building. The flawed analysis raises concerns when we consider a
three-story building. However, there is no credibility to the faulty interpretation when we analyze
a proposal that includes a five-story building. In the case presently before the Planning and
Zoning Commission, we are reviewing a building that has devoted over 80% of its use to
residential (83%). However, none of the safeguards contained in the ordinance concerning
residential uses located within C-3 zoned properties are being applied to this proposed use.

Survey of Residents Within the College Hill Neighborhood Area

A survey was conducted that included 957 residential apartment units located within the
College Neighborhood area. The survey revealed that 98% of the residents surveyed owned
vehicles. This confirms the need for on-site residential parking for any residential development
located within the College Hill Area.

Because the proposed site plan fails to comply with the clear guidance and requirements set
out within the City’s own zoning ordinance, the proposed site plan must be rejected.

Very truly yours,

,&Q/Z’/V#M? S

Daniel L. Manning, Sr.
For the Firm
DLM/dj

-1562-



Item 6.A.

Parking Division - Vehicle Permits | Department of Public Safety

ADMISSIONS  ACADEMICS  FINANGIAL AID  CAMPUS LIFE  THE ARTS  ATHLETICS  GET TO KNOW UNI SUPPORT UNI UNI BOOKSTORE

\ d Calendar Email Search UNI

il
» g ﬁ Univel'sity of el.earning MyUNIlverse @
A-Z Index Directory
Northern Iowa Rod Library  Jobs@UNI

Parking Division - Vehicle Permits

All vehicles on campus visitors to students to faculty need to have parking permits to meet Emergency
their specific needs. 911

| Students | UNI Poli
Any UNI Student who intends to use the campus parking facilities, must have their vehicle olice
registered and must display the proper parking permit. Students can register for their 319-273-2712
parking permit online through MyUniverse. To learn how to do this click here.

Living On-Campus

On-campus students are eligible to receive parking permits for C or R lots. Students that
renew their housing contract with the Department of Residence may be eligible fora C
Preferred parking permit. This permit allows the student to park in C Preferred parking
areas. Additionally, residents of the R.0.T.H. Complex are eligible for a B permit.

Menu
Phone: (319) 273-3179
or (319) 273-7093
Email:
ann.kjeld@uni.edu

Living Off-Campus
Off-campus students are eligible for a B parking permit. This permit must be obtained if
you plan to use the B lots between 7:00 am to 4:00 pm, Monday through Friday.

Off-Campus students that attend a class after 4:00 pm are eligible to receive an R parking
permit.

Graduate Assistants
Graduate Assistants may purchase the A or B parking permits in accordance with all
applicable motor vehicle parking regulations.

Faculty & Staff

All UNI Faculty and Staff that wish to use the campus parking facilities at any time must
register their vehicle(s) and display the proper parking permit.

Any staff member has the option to purchase either the G, A, B, or R permit. Applications
for permits can be made at the Department of Public Safety, 30 Gilchrist Hall.

A and B parking lots are oversold. Purchasing an A or B permit does not guarantee
the purchaser a parking space.

Any retired faculty or staff member who meets the requirements under the retirement
policy will qualify for an E permit which enables the individual to park in any A, B, C or R
parking lots at no cost.

G Parking Permits

https://publicsafety.uni.edu/parking-division-vehicle-permits[ 7/2/2018 3:03:26 F 1 53-
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Parking Division - Vehicle Permits | Department of Public Safety

A lottery will be held annually to determine the holders of G permits and to determine the
positions of persons on the waiting list for gated (G) parking facilities. The lottery will be
held the third week of August and the applicants will be notified through campus mail of
their position in the lottery. Staff members with the G permit are issued a lot entry card
and may park in the designated G lot.

Visitors & Guests
Campus visitors and guests are asked to park in the metered areas of parking lots or in
the "metered" visitor lot north of the Performing Arts Center.

An information phone is located in the Information Booth. The Information Booth can be
found at the intersection of Campus Street and University Avenue. This phone can aiso be
used to contact Public Safety, if needed.

All overnight visitors or guests must obtain a courtesy parking permit from the Department
of Public Safety and shall park in any C or R parking area between the hours of 1:00 a.m.
and 7:00 a.m., seven (7) days a week.

Visitors who attend conferences will pay a conference rate of $2.50 per 12 hour period (or
part thereof), and will park in designated areas assigned by the Department of Public
Safety.

Motorcycle

All motorcycle operators who wish to use the campus parking facilites, must purchase a
parking permit which is to be permanently attached to the vehicle. Motorcycles must be
parked in the designated motorcycle areas.

Mopeds classify as motorcycles.

Handicap Parking

Permanently disabled persons wishing to use the university disabled parking facilities
must display the appropriate university parking permit and the state disabled identification
permit. Application forms for the state disabled identification permit may be obtained from
any County Treasurer's Office.

Anyone with a short-term disability may apply for disabled parking privileges at the UNI
Department of Public Safety, 30 Gilchrist Hall.

DIVISION OF FINANCE & OPERATIONS
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Business Operations  Financial Accounting  University
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& Safety Human Resource Vice President’s
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Parking Division - Vehicle Permits | Department of Public Safety
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Item 6.A.

BALL, KIRK & HOLM, P.C.

ATTORNEYS AT LAW
Max E. Kirk 3324 KIMBALL AVENUE
H. Daniel Holm, Jt. PO. BOX 2696
David W. Stamp WATERLOO, IOWA 50704-2696
Jennifer L. Chase TELEPHONE: (319) 234-2638

R Eashaan Vajpeyi FACSIMILE: (319) 234-2237
( >z H E-MAIL:bkh@ballkirkholm.com
i William C. Ball (1928-2011)
Michael W. Buckner (retired)

June 27,2018 Sent via email only to
Karen.Howard@cedarfalls.com

City of Cedar Falls Shane.Graham@cedarfalls.com

ATTN: Planning and Zoning Commission

220 Clay Street

Cedar Falls, Iowa 50613
RE: 2119 College Street Site Plan Review Comments
Dear Staff and Commissioners:

On behalf of my client, please accept the following comments regarding the 2119 College
Street Site plan.

L Parking ordinance violation-Density requirements violation

This building does not meet the criteria in the plain language of the Code of Ordinances.
Despite the talk of re-writing the code for mixed use buildings and requiring parking of both the
commercial and residential portions, this project is being pushed forward now and without
enough parking spots to meet current code. The method, chosen by City staff, of circumventing
the code sections regarding density and parking is to call a 5 story building, with 1 floor of
commercial and 4 floors of residential a principally commercial building.

a. Principal vs. secondary use

Just as a court would, we must look at the plain meaning of the words in the Code of
Ordinance. We must start with the presumption, required by Sec. 29-3, that in interpreting the
zoning codes the greater restrictions prevail.
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Item 6.A.

Sec. 29-160(g)(1) governs the College Hill Neighborhood overly district and allows
principal residential uses, subject to P&Z and council approval. These principal uses, when
allowed, must still follow the zoning requirements of the R4 residential district.

Is the proposed project at 2119 College a principal commercial use or a principal
residential use building?

“Principal use” is defined by the Code as the “main use of land or structures, as
distinguished from an accessory use”. Sec. 29-2—Definitions.

“Main” is defined by Webster’s dictionary as “chief in size or importance”.

No where in this code does it say that the principal use of a building can be determined
solely based on the first floor of the building, regardless of the makeup of any additional floors.
There is no indication of the intent that the first floor of any size building determines its principal
use.

Consider what is the “main use” of the building proposed. What use is “chief in size or
importance”?

This building is 66,752 square feet of residential (4 floors) stacked on top of 11,603
square feet of commercial use (1 floor). That is over 5 times more residential than commercial
space.

Precedent has been cited to justify allowing any amount of residential on top of a primary
commercial floor to be called primary commercial. The reasoning for this feat of gymnastics is
clear. The buildings that have been granted this treatment before, and this current project,
needed this help to get around the parking and/or density requirements that would otherwise have
been imposed by R4.

This “precedent” is not an established legal basis upon which to approve 21 19 College
Street. It was not written by a court or a lawmaking body. It is not referenced, mentioned, or
implied to anywhere in the Cedar Falls Code of Ordinance. It is simply what City staff has
allowed before. Past deviations from or violations of the Code cannot serve as further deviations
on an even grander scale.

Staff cites the instances of 2024 College Street and 2215 College Street as "precedent”.
2024 College is a two-story building, with Dominos on the bottom, and one floor of residential
above. 2215 College is a two-story building, with Sidecar Coffee on the bottom, and one floor of
residential above. The other precedents include 917 West 23rd Street which is Urban Flats. This
appears to be one floor of commercial with two floors of residential above. Urban Flats being a
development in contravention of the code should not, for that reason, serve as justification for the

2
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Item 6.A.

next violation. There has been significant concern with how the "deal" on Urban Flats parking
has turned out and it is my understanding City Parking staff have significant concerns to voice, if
asked. Other examples aren’t relevant. Neither River Place development nor 200 West 1% Street
are within the College Hill Overly District. 2119 College is one floor of commercial, and four
floors, of residential above.

b. Required parking not met

2119 College is a principal residential use building. It is therefore subject to the off-street
parking requirements of Sec. 29-177(a)—(12B) as well as the College Hill overlay requirements
for multi-family residences at Sec. 29-160(e), which are the both the same. The parking
requirements are as follows:

° 60 studio units, require 2 parking spaces each for a total of 120.

o 16 two-bedroom units, require 2 parking spaces each for a total of 32

® 7 four-bedroom units, require 4 parking spaces each for a total of 28

. Every 5 units in excess of five units requires a visitor parking spot. There are 83 units,

less S units equals 78 units. 78 divided by 5 =15.6 and therefore 16 additional visitor
spots are required.

» The total required parking under the current code is 196.
° The applicant proposes 94. It is short 102 spots. 102 cars without a place to park.
. The applicant frames the parking as 78% of beds having a parking spot. It is more

properly framed by stating that this building only provides 48% of the parking required
by law, not even half. 28 of these spots are, additionally, located an entire lot over from
the building.

c. Density requirement not met

The city staff report acknowledges that this project cannot meet the R4 density
requirements that are imposed on principal residential use buildings in the College Hill overlay.

II. Character of the neighborhood

To evaluate how tall this proposed building will actually look, we have commissioned
review of prior site plans and the current site plans of 2119 College by Studio 192 and Co in Des
Moines, Iowa and Dirk Westercamp. He is a registered architect in Iowa, Minnesota, Illinois,
South Dakota, and Kansas.

It is respectfully suggested that the size of this building and the scale compared to other
surrounding buildings in the area is much larger, disproportionate, and not within the current
character of the neighborhood.
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Mr. Westercamp focused not only on the height of the building structure, but its relative
height which takes into account ground elevation as well as height of the structure. His diagrams
are attached hereto. As previously mentioned, certain of these worked off of prior site plans.

Mr. Westercamp believes that the heights and comparisons in his report are still accurate and the
heights may be even larger than previously suspected.

III.  Walkability

Before you can build an underparked residential unit in the name of density and
supported by walkability, you must lay the foundation by establishing and creating the
infrastructure that allows your town to, indeed, be walkable. Cedar Falls is not a walkable town.
UNI is consistently referred to as a suitcase school. Huge amounts of students come from the
surrounding area and go home frequently. They need a car (o do this. They have cars (o do this.
In the winter, a trip to the grocery store requires either a very dependable and convenient public
transit system or a car. Cedar Falls does not currently have sufficient public transport that would
allow a student to completely abandon their car. Further, there is not a sufficient off-site parking
area where students could park their car for use on the weekends.

What is the consequence of allowing this development other than creating a massive
parking problem on College Hill? The consequence is that this development will again be used
as “precedent” to allow such massive underparking downtown—an area that is already quite
short on parking.

Eventually the City will realize that businesses are being harmed and growth stifled by a
lack of parking and will build a parking ramp, at taxpayer expense.

If the applicant needs a variance from the parking requirements, he needs to go to the
Board of Adjustment. If the current code is deemed overly restrictive, then the code must be
changed. Planning and Zoning cannot grant a variance. Planning and Zoning cannot vote for a
project with the anticipation that it might meet a future version of the code. As it is now, a vote
in favor of this proposal is a vote in favor of a project that violates the city code—a decision that,
in my opinion, will not survive judicial review.

Sincerely,
BAIIIL)KIRK & HOLM, P.C.

Attachments
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Sec. 29-160(g)(1)- CHN, College Hill Neighborhood
overlay zoning district.

Principal permitted residential uses are allowable
within the district subject only to planning and zoning
commission and city council review and approval. In
general, principal permitted residential uses are to be
discouraged from being established within the
commercial district due to the limited area available for
commercial establishments. In those cases where a
residential use is permitted and said use serves as the
principal use on an individual property, that
residential use will be governed by minimum lot area,
lot width and building setback requirements as
specified in the R-4, Residential zoning district. In
addition, all other applicable requirements pertaining to
substantial improvements or new construction of any
principal permitted residential use shall conform to the
requirements of this section, including on-site parking,
landscaping, and building setbacks, with no vehicular
parking allowed in the required front and side yards, said
required yards being those as defined within the R-4,
Residential district.
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Item 6.A.

Sec. 29-2—Definitions.

Principal use means the main use of land or
structures, as distinguished from an accessory use.

Accessory use or structure means a use or structure
on the same lot with and of a nature customarily
incidental and subordinate to the principal use or
structure. Said accessory structures are customarily

used for storage or parking purposes. No residential
dwelling unit or business or commercial office may
be established within an accessory structure.

Sec. 29-3. - Interpretation of chapter.

In their interpretation and application, the
provisions of this chapter shall be held to be minimum
requirements. Where this chapter imposes a
greater restriction than is imposed or required by
other provisions of law or by other rules or
regulations or ordinances, the provisions of this
chapter shall control.
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Sec. 29-177(a) -Offstreet parking spaces

(12B)

Dwelling, two family, including single
family bi-attached dwellings, multi-family
dwellings including condominiums and
apartments, but not including nursing
homes, convalescent homes, elderly housing
or housing for handicapped. 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
shall be provided for every five units in
excess of five units for visitor parking.
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COLLEGE HILL

FLOOR PLATES & MASSING

APARTMENT RENTABLE SQUARE FOOTAGE

UNIT TYPE QTY. UNIT SQ FT. TOTAL SQ. FT.
2 BEDS 16 x2=32 802 13,165
4 BEDS 7 xa4=28 1370 9,590
STUDIO O1 20 x2=40 433 8,860
STUDIO 02 3 x2=6 450 1,350
STUDIO 03 4 x2=8 446 1,784
STUDIO 04 3 x2-6 470 1,410
STUDIO 05 12 x2-24 500 6,000
STUDIO 06 8 x2-16 502 4,021
STUDIO 07 4x2-8 499 1,996
STUDIO 08 4.-3 451 1,804
STUDIO 09 1 x2=2 430 430
STUDIO 10 1 x2=2 487 487
TOTAL 83 =180 50,897 sq. ft
TOTAL BEDS 120
ORI 65 (3 ACCESSIBLE STALLS)
PARKING 29
TOTAL FIRKING 94 (1 SPACE PER 78% OF BEDS) OR 48% required by law

Total Parking Required for Primary Residential = 180 + 16 visitor spots (78/ 5 = 15.6)

BUILDING GROSS AREA

BASEMENT UNDERGROUND PARKING 24,350 sq ft
LEVEL 1 COVERED PARKING 5,994 sq ft

| LEVEL1 RETAIL 11,603 sq ft |
LEVEL 1 LOBBY 735 sq ft

| LEVEL 2-5 RESIDENTIAL 66,752 sq ft |
TOTAL 109,434 sq ft
ADDITIONAL SURFACE PARKING 7131 sq ft

5.75 times more residential than commerical= Primary residential

-164-
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BALL KIRK HOLM P.C. | SIRES
HORIZONTAL DIMENSION + VERTICAL
DETERMINATION OF HEIGHT
APPENDIX E
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APPENDIX E
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BALL, KIRK & HOLM, P.C.

ATTORNEYS AT LAW
Max E. Kirk 3324 KIMBALL AVENUE
H. Daniel Holm, Jr. P.O. BOX 2696
David W. Stamp WATERLOO, IOWA 50704-2696
Jennifer L. Chase TELEPHONE: (319) 234-2638
Eashaan Vajpeyi FACSIMILE: (319) 234-2237

E-MAIL:bkh@ballkirkholm.com
William C. Ball (1928-2011)
Michael W. Buckner (retired)

June 27, 2018 Hand Delivered

City of Cedar Falls

City Clerk

220 Clay Street

Cedar Falls, lowa 50613

RE:  Protest Documents for Re-Zoning and Land Use Map Amendment—1015-1021 West
22" Street

Dear Clerk:

Upon authority granted to me by the individuals submitting such documents, please find enclosed
protest documents from Jason Whitinger as director-president of Hidden Valley Apartments
Residential Cooperative Inc., as well as a protest from Tracy A. Watts as manager of Take Down
Investments LC.

Please excuse the typographical error indicating protest to “W. 2¢ Street.” Please enter these into
the official record in protest of the aforementioned re-zoning of 1015 and 1021 West 22¢ Street,
Parcels 8914-14-428-020 and 8914-14-428-019.

Please let me know if you have any questions.

Sincerely,

BALL+KIRK & HOLM, P.C.

/ / .{j//"’ ? ‘_'.j_—'f' . . ";
P . 7 > L o
—— 4 & 7 — =
/_”_ e 5 - e ‘,/ /_’_,—
—  Eashaan Vajpeyi PE
EV/jrr
Enclosures

CC: Karen Howard
Kevin Rogers
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Protest to Rezoning of 1015 & 1021 W. 2™ St
Parcels 8914-14-428-020 & 8914-14-428-019

I, Tracy A. Watts as the manager of Takedown Investments LC is the deed holder of 1022 W.
22" in Cedar Falls, lowa, parcel 8914-14-430-005 is within 200ft of the proposed rezoning
application attached hereto protest the rezoning proposed in the aforementioned and attached
rezoning application. e

95 Jne 28V s

Date Tracy A. Wattsy Manager, Takedown Investments ¢
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Protest to Rezoning of 1015 & 1021 W. 2~ St
Parcels 8914-14-428-020 & 8914-14-428-019

[, jﬁ:!aw\ (/) /l i J€ /< , as Director-President of Hidden Valley
Apartments Residential Cooperative Inc., deed holder of 2034 Merner Avenue, Cedar Falls, lowa
and 2107-2113 College Street Cedar Falls, lowa , parcels 8914-14-428-030 and 8914-14-428-
064 which are within 200ft of the proposed rezoning application attached hereto protest the
rezoning proposed in the aforementioned and attached rezoning application.

G- 22-20/8 /qs/» (/\/%/hbyf‘/p

Date Director-President of Hidden Valley Apartments
Residential Cooperative Inc.

STATE OF IOWA )
) ss
countyoF P OLK )

Junre L2018,

Ry ‘ff- AN SK?m

o Commiseion -

7 Expiros

i &* g2 o @ (}/ﬁ{:

Notary Public In and For the State of lowa

Subscribed and sworn to before me this = A day of
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Karen Howard

From: Hillery Oberle <hillery.oberle@uni.edu>
Sent: Tuesday, June 26, 2018 11:37 AM

To: Karen Howard

Subject: Fwd: P&Z comment

Karen,

Please share with the other commission members.

Thank you -
Hillery

---------- Forwarded message ----------

From: Amy Mohr <amymohr7(@gmail.com>
Date: Tue, Jun 26,2018 at 11:30 AM
Subject: P&Z comment

To: hillery.oberle(@uni.edu

Hillery,

| see that Brent Dahlstrom's company is bringing forward his College Hill complex project before P&Z
again. Even though he's acquired more parking where are the remaining 26 renters supposed to park,
never mind the customers for the new businesses? (The materials list 120 total beds but only 94
parking spaces.) This does not make sense to me. They will end up buying city parking permits and
taking up space from the businesses in the city lots behind the College Hill buildings. What makes it
worse is that because the obvious market for these building tenants is of course UNI students, those
cars will sit ALL DAY while they're at class - the same hours that those businesses are open and
need parking for customers. | realize that the city is working on revised ordinances but | hope these
kinds of projects are not allowed to go through in the mean time. The mixed use zoning has provided
a very easy, and unintended, loop hole for developers to get projects through that drastically impact
the other residents and business owners in the district in a negative way. Please understand that I'm
not against development. But it has to be done with the long term health of the district in mind.

| can't attend the meeting so felt it was important to at least express my thoughts and concerns.

Amy Mohr

[NOTICE: This message originated outside of the City Of Cedar Falls mail system -- DO NOT CLICK on links
or open attachments unless you are sure the content is safe.]

-175-



Item 6.A.

Karen Howard

From: Elizabeth S <esutton001@gmail.com>

Sent: Friday, June 22, 2018 12:04 PM

To: Shane Graham; Karen Howard; Hillery Oberle

Cc: swanny07@aol.com; Melanie Drake; Tom Wickersham; Becky Hawbaker; Chris Martin
Subject: 22nd street College Hill apartments rezoning comment

Dear Mr. Grant and Ms. Howard,

As aresident of College Hill neighborhood (404 W. Seerley) I am writing to comment on the proposal to rezone
22nd street .44 acre lots to C-3 high density (I was alerted to the public hearing scheduled for the 27th but it is
unlikely I will be able to attend). I am strongly opposed to this proposal for three reasons:

1) Already there are numerous rental options in the area. Not only are there university options, there also are
apartments West of Hudson on 27th street and surrounds. East of the Hill there are many rental units. Some
houses nearby simply need to be fixed up by their landlords. It would be better to incentivize property
improvement to revitalize the neighborhood rather than rezone for high density.

2) I am concerned about high density in general--for trash and litter, for parking, and the noise and traffic
impact on the surrounding neighborhood. Already college hill has problems with litter, parking, and cars
speeding along College Street and Seerley Blvd. This would exacerbate all these problems.

3) I am concerned about the elevation, specifically, the height of the buildings proposed, and its impact on the
feel of the neighborhood and social implications (see Jane Jacobs...).

Generally, I appreciate the idea of high density IF infrastructure can accommodate it--ie: if there were
incentives to not have cars and bike/walk, if we had more pedestrian and bike-friendly area in general, if there
were recycle containers and green roofs and ways to mitigate the impact of more people living in a small area.
But the reality is, College Hill is not urban, and the infrastructure is not yet in place. The probability of renters
leaving their cars and of picking up after themselves seems low to me. Perhaps if this were tied to some
mechanism for putting single families back into the rental houses, [ would be more inclined to the project.

Thank you for hearing my comments,
Elizabeth Sutton
404 W Seerley Blvd

she/her/hers

Associate Professor of Art History

Department of Art

University of Northern lowa

214 Kamerick Art Building

Cedar Falls, Iowa 50614

319.273.6260

hitp://www.uni.eduw/esution
https://sites.google.com/a/uni.edu/women-as-makers/
https://sites.google.com/a/uni.edu/creativeresilience/
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Karen Howard

From: motocross1 <motocross1@mchsi.com>
Sent: Wednesday, June 20, 2018 5:45 PM

To: Karen Howard

Subject: Rezoning of 1015-1021 W 22nd street

Dear Karen Howard,

I own property at 1123 W. 22nd as well as others and would like to formally object to the rezoning of the property at
1015-1021 W. 22nd street. This parking is not on site of the proposed rental units and should not be allowed. There is
virtually no parking for the apartments that were recently built on W. 23rd street. What is the explanation for that? For
20+ years we have been told that parking stalls must be provided on site and rezoning won't happen, you can't combine
lots and had our properties zoning downgraded from R-3 to R-2. And now that parking has to be hard surface to boot!
There should be no chance of adding one additional resident on the hill that doesn't have a place for a vehicle when
adding or building apartments. Those are the rules we have lived by for years and there is no reason to change them
now.

Sincerely,
Brian Tressler

[NOTICE: This message originated outside of the City Of Cedar Falls mail system -- DO NOT CLICK on links or open
attachments unless you are sure the content is safe.]
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Karen Howard

From: Dan Drendel <dan@slingshotarchitecture.com>

Sent: Thursday, July 5, 2018 3:44 PM

To: Karen Howard

Cc: Brent Dahlstrom

Subject: College Hill Project - letter

Attachments: 07-05-18 Letter to City of Cedar Falls Planning & Zoning Commission.pdf
Hi Karen,

Attached is the revised letter from the Client’s lawyer outlining the code compliance of the project, summary of
this process, and explaining that there is not a desire to pursue further compromise on parking counts that are
not required for the site.

I’ll also forward the letter from the property manager on parking permits being required for residents not
parking on site on the previous college hill project on 23rd.

I’ll get you any last items by tonight. Thank you!

DAN DRENDEL AIA, LEED AP
PRINCIPAL
C 515-494-0104

SLINGSHOTARCHITECTURE.COM

305 EAST COURT AVE, DES MOINES, 1A 50309

[NOTICE: This message originated outside of the City Of Cedar Falls mail system -- DO NOT CLICK on links
or open attachments unless you are sure the content is safe.]
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FaegreRD.com FMG RE BN(ER USA ¥ UK v CHINA
DANIELS

Larry James, Jr Faegre Baker Daniels LLP
Fartner 33" Floor v 801 Grand Avenue
Des Moines v lowa 50309-8003

larry.james@FaegreBD.com
Birect +1 515 447 4731 Main +1 515 248 9000

Fax +1 51.5 248 9010

July 5,2018

Planning & Zoning Commission
City of Cedar Falls

220 Clay Street

Cedar Falls, lowa 50613

Re: 2119 College Sireet, 925 W. 22nd Street, 1003 W. 22nd Stireet. 1015 W. 22nd Strzet. and 1021
W. 22nd Strect - College Hill Development

Dear Comnissioners,

Our firm represents CV Commercial, LLC (“CV”) in jts proposed real estate development at 925 22nd
St., 2119 College St., 1003 22nd St,, 1015 W. 22nd St., and 1021 W. 22nd St. in the College Hill
Neighborhood of Cedar Falls (the “Project™). The Project would be a mixed-use building with a
principal commercial use on the first tloor and residential units on the upper floors. The Code cf
Ordinances for the City of Cedar Falls (the “Code”) does not require any parking spaces, but as a
compromise the Project would provide 94 parking spaces. The Project is now before this Commission
for the third time and CV hopes to receive approval again from this Commission and from the City
Council. Absent a fair resolution, CV would likely pursue further legal options rather than altering its
site plan once more. We write to detail CV’s efforts to cooperate and find compromise so far, as well as
to clarify why no parking spaces are required, and to show how our client’s provision of 94 parking
spaces satisfies the Code and should receive your approval.

1. CV Has Sought Compromise and Cooperation Throughout the Approval Process

CV began working with City staft in carly 2017 and has been an amiable partaer with the City on this
Project and several other developmentis. The first site plan went before this Commission on November
21, 2017, for an initial discussion of the Project. Following that meeting. CV altered the site plan with
City staff to increase the amount of first floor commercial space and to add more parking spaces. City
statf issued a Site Plan Review on January 5, 2018, stating that no parking spaces were required and that
the principal use of the Project was comumercial. On January 24, 2018, this Commission voted to
approve the second site plan with 65 parking spaces. The City Council reversed this Commission on
February 19, 2018, on the grounds of inadequate parking, despite Commission approval and a City staff
report that confinmed that no parking was required for the Project. Instead of pursuing further legal
options in District Court, CV opted to seek another compromise, and altered its design again to add 29
off-site parking spaces, bringing the total to 94 spaces reserved for residents of the Project. The revised
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Planning & Zoning Commission -2- July 5, 2018

site plan also includes bicycle parking and a potential bicycle sharing station. City staff issued another
Site Plan Review on June 21, 2018, again affirming that no parking is required and that the principal use
is commercial. The Project comes before the Commission now for a review of the third site plan. During
this process, the City Council has not changed the relevant zoning ordinances and parking requirements.

II. No Parking Spaces Are Required Under the Code

We agree with City staff’s determination in its Site Plan Reviews of January 5 and June 21, 2018, that
no parking spaces are required. The Project is located within the C-3 Commercial District and the
College Hill Neighborhood Overlay Zoning District (the “College Hill Overlay™). The Code sections for
these districts do not require parking. Section 29-177(a) states parking shall be provided on-site, “except

as foilows:
(1) For a principal permitted commercial use in the C-3 commercial district; and

(2) For a residential use established as a permitted secondary, incidental or accessory use to a
principal permitted commercial use in the C-3 commercial district, such as for a dwelling unit
or units locaied on the second or higher floor of a building, the first or lower floor of which
comprises the principal permitted commercial use, subject, however, to review and approval
by the planning and zoning commission and city council.” (emphasis added)

Both conditions apply to the Project, because it is in the C-3 Commercial District, the principal use is
commercial, and the secondary use is residential. The College Hill Overlay also does not require parking
in Section 29-160(g)(2), which states that when secondary residential uses are “established on the upper
floors of principal permitted commercial uses,” then “[o]n-site parking will not be required for
secondary, accessory residential uses.” City staff’s January 5 and June 21 Site Plan Reviews reached the
same conclusion, stating that parking is not required for uses such as for the Project in either the C-3
Commercial District or College Hill Overlay, but that “[e]Jven though parking is not required, the
developer has shown a total of 65 on-site parking spaces located within and beneath the building and 29
off-site parking spaces in a surface lot at 1015 and 1021 W. 22nd Street, for a total of 94 spaces.” The
current proposed site plan includes more than one space per dwelling, and enough parking spaces for
78% of the total bedrooms in the Projeci. The Code docs not require any parking spaces, so 94 spaces is
ample.

III.  The Proposed Re-Zoning of 1015 and 1021 W. 22nd St. is Not a Condition for Approval
of the Project

Regardless of whether 1015 and 1021 W. 22nd St. is re-zoned, the approval of that re-zoning should not
be a condition for approval of the Project. This is the only area where CV difters with the City staff’s
Site Plan Review. Since the last time the Project was before this Commission, CV added 29 oft-site
parking spaces by making room at 1015 and 1021 W. 22nd Street. The Code does not require the
additional 29 spaces, but CV added them in the most recent revised site plan as an accommodation to
City Council concerns. Liven if this Comraission or the City Council decides against granting the re-
zoning application, the Project’s site plan should still be approved because the Code does not require
any parking. Whether the Project includes the 65 on-site spaces and 29 off-site spaces, or just the 65 on-
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site spaces, the Project still satisfies the Code. The proposed re-zoning of 1015 W, 22nd St. and 1021 W.
22nd St. frem R-3 Multiple Unit Residential to C-3 Commercial should not be tied to approval of the
Project and this version of the site plan.

1V.  The Principal Use for the Project Is Commercial

The parking requitement—or Jack of requirement, in this case—is determined by the principal use. We
also agree with City staff that the principal use for the Project is commercial. Section 29-2 defines
“principal use” as “the main use of land or structures, as distinguished from accessory use.” The Code
does not define “secondary use” but employs the term throughout the zoning ordinances. “Main use” is
| also undefined, but it should be based on the ground floor because of past precedent and the contextual
and logical implications of the Code. ‘

First, the principal use is commercial because of past precedent. City staff has repeatedly determined
principal use by evaluating the use at the ground floor, including for mixed-use buildings in the College
Hill Neighborhood. The staff’s Site Plan Review lists projects where this has been the case. For this
Project, City staff “deemfed] this to be a principal commercial use™ because 64% of the ground floor
area will be commercial. This approach makes sense: the vast majority of the general public will interact
with the Project through the commercial space, as it is the most visible from street level.

Second, the principal use is commercial because of the contextual and logical implications of the code.
The Code implies that commercial uses are the principal uses on the giound floor, and residential sues
are secondary uses when on the upper floors. The description of the College Hill Overlay’s C-3 district
states “the district is made up primarily of commercial uses as the principal uses” and that when
residential uses are “contained within principal commercial uses,” then “the residential uses are
considered to be secondary or accessory uses to the principal commercial use on the property.” Sec. 29-
160(g). It also states that “principal permitted residential uses are to be discouraged” in a C-3 area “due
to the limited area available for commercial establishments.” /d. Finally, the Code refers to “secondary
or accessory residential uses to be established on the upper floors of principal permitted commercial
uses” as if it is one term, which implies that what is on the upper floors are secondary uses. Sec. 29-

160(g)(2).

If, for some reason, the principal use were determined not based on the ground floor but on the total
floor area, then a mixed-use building with commercial on the first floor and residential on upper floors
could never have a principal commercial use. That type of building with principal commercial uses,
though, is what the College Hill Overlay description and College Hill Revitalization plan explicitly
prefer. See Sec. 29-160(g), College Hill Urban Revitalization Plan. Taken together, the contextual and
logical implications are that the ground floor determines the principal use. When commercial use is
present and on the ground floor, the default seems to be that the principal use is commercial, and the
secondary use 1s residential.

V. Conclusion

CV seeks to help fulfill the City’s College Hill Urban Revitalization Plan by “enhanc[ing] the quality of
life and aesthetics,” “increas|ing] the quality of the housing stock,” and promoting a “mixed use”
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neighborhood. College Hill Urban Revitalization Plan. More parking lots will not do that, and we agree
with City staff and their past practices that this Project is a principal commercial use and does not
require more parking spaces. The principal use is commercial, and in the C-3 Commercial District and
College Hill Overlay, no parking spaces are required for principal commercial uses. Nevertheless, the
Project plans for 65 on-site parking spaces and 29 off-site spaces.

CV has built a reputation for high-quality developments in the City of Cedar Falls and around the Cedar
Valley that improve the community. Our client has been flexible in working with the City, and has
chosen to amend its site plan multiple times to seek compromise. That flexibility, however, has its limits
and our client is prepared to pursue its legal options, should this Commission reverse its prior decision.
Our client looks forward to a fair resolution that follows the text of the Code and the advice of City staff
on parking and principal use. We respectfully ask for your support in approving this site plan.

Ver ly yours,

¢ James, Jr.,
FFatgre Baker Daniels LLP,
Attorney for CV Commercial, LLC

Je/g ¢ Linecbaugh,

IFaegre Baker Daniels LLP,
Attorney for CV Commercial, LLC

Copy to: Kevin Rogers, City Attorney for City of Cedar Falls
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Rent Cedar Valley
604 Clay Street
Cedar Falls, IA 50613

e (’ | 319-768-7150

January 11th, 2017

City of Cedar Falls

Planning & Zoning Commission
220 Clay Street

Cedar Falls, IA 50613

Planning & Zoning Commission,

I am the Vice President and Chief of Operations at Rent Cedar Valley. Rent Cedar Valley
manages all leasing management and maintenance activities for CV Commercial LLC at
the property known as Urban Flats located 917 W 23 St in Cedar Falls.

Under direct instruction from owners of CV Commercial, Rent Cedar Valley has required
each tenant of 917 W 2314 St to purchase a UNI parking permit dating back to pre-leasing
activity in early 2017. Tenants have also signed an addendum to our standard lease
agreeing to purchase a UNI parking permit. I have attached this addendum for your
reference. All tenants with vehicles are required to provide proof of permit when keys are
obtained prior to moving into the property.

Off campus students are eligible for B-Lot, C-Lot or R-Lot parking passes. B-Lot parking
is permitted from 7AM to lAM. C-Lot and R-Lot parking is permitted 24 hours a day. B-
Lot permits also allow users to park in C-Lot and R-Lots.

This parking agreement will remain in effect at 917 W 23" St in accordance with CV
Commercial on all current and future leases.

Sincerely,

) ko
(S

7
Chris Olsen | Vice President

D.K. Management LLC & Rent Cedar Valley
604 Clay St. | Cedar Falls, 1A 50613
Ph: 319-296-6264
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DK Management, LLC

PO Box 128 + Cedar Falls, IA 50613
(319) 768-7150

1. Parking Agreement

1.1 PARKING AGREEMENT

All Urban Flats Tenants will be required to purchase a parking permit issued by the University of Northern Iowa. This can be either a "B" or
an "R" permit and must be purchased before tenants move in to the property. CV Commercial will reimburse tenants, in the form of a Rent
Credit, for the UNI Parking Permit with proper receipt from the University.

X

Initial Here
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