AGENDA
CITY OF CEDAR FALLS, IOWA
PLANNING AND ZONING COMMISSION MEETING
WEDNESDAY, AUGUST 25, 2021
5:30 PM AT CITY HALL AND VIA VIDEO CONFERENCE

The City is providing in-person and electronic options for this meeting in accordance with the Governor's
Proclamation of Disaster Emergency regarding meetings and hearings. The City encourages in-person attendees
to follow the latest CDC guidelines to reduce the risk of COVID-19 transmission.

The meeting will also be accessible via video conference and the public may access/participate in the meeting in
the following ways:

a) By dialing the phone number +1 312 626 6799 or +1 929 205 6099 or +1 301 715 8592 or +1 346 248

7799 or +1 669 900 6833 or +1 253 215 8782 and when prompted, enter the meeting ID (access code) 886
2008 9534.

b) iPhone one-tap: +13126266799,,88620089534+# or +19292056099,,88620089534+#

¢) Join via smartphone or computer using this link: https://us02web.zoom.us/j/88620089534.

d) View the live stream on Channel 15 YouTube using this link: https://www.youtube.com/channel/UCCzeig5nIS-
dIEYisgahluQ (view only).

e) Watch on Cedar Falls Cable Channel 15 (view only).

Call to Order and Roll Call
Approval of Minutes
1. Planning and Zoning Commission Regular Meeting Minutes of August 11, 2021
Public Comments
Old Business

2. Land Use Map Amendment (LU21-001) from Medium Density Residential to Community
Commercial; and Rezoning (RZ20-009) from A-1: Agricultural District, C-2: Commercial
District, and S-1: Shopping Center District to PC-2: Planned Commercial District
Location: South side of W 1st Street
Applicant: ME Associates, LLC, Owner; VVJ Engineering, Engineer
Previous discussion: June 23, 2021, July 28, 2021
Recommendation: Set public hearing
P&Z Action: Set public hearing for September 8

e

Rezoning from R-4 Multiple Residence District to C-2 Commercial District (RZ21-006)
Location: 0.33 acres of property located at 515 W. 2nd Street and 523 W. 2nd Street
Owner: C and H Holdings, LLC; Applicant: Parco Ltd and Jim Benda

Previous discussion: August 11, 2021

Recommendation: Denial

P&Z Action: Hold public hearing and make a recommendation

New Business

4. MU District Site Plan (SP21-011) — Bluebell Health Plaza OBGYN Addition
Location: 226 Bluebell Road

Owner: Matthew Humpal, MercyOne — Waterloo  Engineer: Mindy Bryngelson, CGA
Previous discussion: None
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Recommendation: Approval
P&Z Action: Discuss and consider making a recommendation to City Council

[on

Land Use Map Amendment and Rezoning from C-1 Commercial District to R-P Planned
Residence District (LU21-001 and RZ21-005)

Location: Northwest corner of intersection of Cedar Heights Drive and Valley High Drive
Owner: Heartland Development of Cedar Valley, Inc.  Architect: Dan Levi, Levi Architecture
Previous discussion: None

Recommendation: Set a public hearing for September 8th meeting.

P&Z Action: Discuss and set public hearing

Commission Updates
Adjournment
Reminders:

* September 8 and September 22, 2021 - Planning & Zoning Commission Meetings
* September 7 and September 20, 2021 - City Council Meetings
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Cedar Falls Planning and Zoning Commission
Regular Meeting
August 11, 2021
In person and via videoconference
Cedar Falls, lowa

MINUTES

The Cedar Falls Planning and Zoning Commission met in regular session on August 11, 2021 at 5:30
p.m. at City Hall and via videoconference due to precautions necessary to prevent the spread of the
COVID-19 virus. The following Commission members were present: Holst, Larson, Leeper, Lynch,
Saul and Schrad. Karen Howard, Community Services Manager, and Michelle Pezley, Planner lIl,
Jaydevsinh Atodaria, Planner I, were also present.

1)

2)

3)

4.)

Chair Leeper noted the Minutes from the July 28, 2021 regular meeting are presented. Ms.
Lynch made a motion to approve the Minutes as presented. Mr. Holst seconded the motion.
The motion was approved unanimously with 6 ayes (Holst, Larson, Leeper, Lynch, Saul, and
Schrad), and 0 nays.

The first item of business was a Land Use Map Amendment from Medium Density Residential
to Community Commercial; and Rezoning from A-1: Agricultural District, C-2: Commercial
District, and S-1: Shopping Center District to PC-2: Planned Commercial District. Chair
Leeper stated that the item is being deferred by request of the applicant.

The next item for consideration by the Commission was a minor plat for property at 2520 and
2522 Hiawatha Road. Chair Leeper introduced the item and Mr. Atodaria provided background
information. He explained that the applicant would like to divide the parcel into two lots. He
explained that there is currently a two-unit dwelling on the lot and they would like to divide the
parcel for two single-unit bi-attached dwellings. Staff recommends approval of the minor plat
with adherence to any comments or directions from the Planning and Zoning Commission and
conformance with all city staff recommendations and technical requirements.

Randy Hashman, 2607 Hiawatha Road, asked for clarification on what will be on the property.
Mr. Atodaria explained that the two units will be attached by one common wall. Mr. Hashman
asked if they will be selling the property as condos, as he noticed the width is not very wide on
each side. Ms. Howard stated that each unit will be on its own lot so that each lot could be sold
separately.

Mr. Holst stated that he feels that the project is straightforward and made a motion to approve
the item. Ms. Saul seconded the motion. The motion was approved unanimously with 6 ayes
(Holst, Larson, Leeper, Lynch, Saul, and Schrad), and 0 nays.

The Commission then considered a rezoning request for property located at 515 and 523 W.
2" Street. Chair Leeper introduced the item and Ms. Pezley provided background information.
The site is located at the northeast corner of 2" and lowa Streets. The applicant proposes to
combine these lots and the car wash lot located along 1% Street and redevelop the area into a
fast food restaurant with a drive-through. She discussed the criteria and analysis for the
rezoning request, noting that the request is not consistent with the City’s Comprehensive Plan,
in this case the recently adopted Imagine Downtown Vision Plan. Staff recommends denial of
the request because of the inconsistency with the adopted Imagine Downtown! Vision Plan
and with the new zoning currently under consideration by City Council for these properties. It is
also recommended to set a public hearing for the August 25 meeting to allow for formal
consideration and public comment.
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Jeff Ruppel, (1210 Heather Glenn, Dubuque, lowa) spoke on behalf of the applicant stating
that he is proposing to establish a Wendy’s fast food restaurant at this location. He handed out
copies of drawings of Wendy’s buildings in other locations as an example of what they would
like to build here. Mr. Schrad asked if this would front on 1%t Street and Mr. Ruppel stated that
it would.

Mr. Larson asked if there was a reason why a proposed use or layout wasn'’t included in the
packet. Mr. Ruppel stated that he got a strong feeling from staff that the zoning probably
wouldn’t be appropriate. Ms. Howard stated that the images were not submitted with the
application so were not included in the packet for the Commission. She asked that a copy be
provided to staff for the official record of the meeting.

Mr. Holst asked if there are any intentions for mitigating potential nuisance effects of a drive-
through restaurant to separate it from the 2" Street side out of concern for residential
neighbors. He stated that it is important to know how the interests of the surrounding
residential properties will be protected from things such as the sounds from the drive thru. Mr.
Ruppel stated that the volume of the speakers can be adjusted to ensure they should not be
an issue for the neighbors. Mr. Schrad asked if 2" Street could become a buffer zone. Mr.
Ruppel stated that it could.

Mr. Leeper noted that the vision plan was just passed and the project doesn’'t meet the plan so
it is a difficult for the Commission to recommend approval.

Mary Jane McCollum, 807 W. 2" Street, stated concerns with the project including lighting and
smell, as well as traffic. She noted that the neighbors are not happy with the proposal and
believes it isn’t consistent with the adopted vision plan.

Kevin Harberts, 1715 Whispering Pine Circle, is one of the owners of the properties being
discussed. He asked if the visioning plan has already been approved and put in place. Ms.
Howard responded to the question, noting that the Vision Plan was adopted by the City
Council in November of 2019. She also noted that this is the guiding document for rezoning
applications. Mr. Harberts commented that he thinks this would be a good development for the
area.

Ben and Sally Timmer, 203 Tremont Street stated that they support the staff recommendation
to deny the project, noting concerns with traffic, trash, noise, etc. They stated that they don’t
feel that the applicant would like to live that close to a fast food restaurant, so should consider
the effect on nearby residents.

Jim Benda, 1816 Valley High Drive, advocated for the rezoning, speaking to the potential
parking issues and ways he felt the issues could be resolved.

Steffoni Schmidt, 214 Tremont Street, agrees with the concerns shared by the neighbors,
specifically the trash increase and increased traffic, as well as lack of traffic control.

Ms. Saul asked for clarification on the adoption of the vision plan. Ms. Howard stated that the
vision plan was adopted by Council in November of 2019 and is part of the comprehensive
plan. Any zoning requests should be in compliance with the comprehensive plan. Ms. Saul
stated that she would be open to making an exception. Chair Leeper asked Ms. Howard to
speak to the suggestion that the portion of the back of the McDonalds lot is not zoned
commercial Ms. Howard stated that this was done forty years ago and she is not certain how
that came to be, but it does have the split zoning, with the area along 2™ Street zoned R-2
Residence District.
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Mr. Larson stated that he feels that the Commission should still consider this project and
moved to schedule the hearing. Mr. Schrad seconded that motion and suggested that the
developer address the issues that the neighbors have brought forward. As no motion is
needed, the item will be moved to the August 25 meeting for a public hearing. Ms. Howard
clarified that the request at hand is a rezoning of the property to C-2. The use of the property is
not being considered at this time because the zoning can be used for anything allowed in the
C-2 zone. She reminded the Commission that the issue is not about building a Wendy’s
restaurant but whether the rezoning should be allowed. If the rezoning were to be allowed the
Downtown Vision Plan would have to be amended prior to approval of the rezoning.

The public hearing was set for the next meeting.

Ms. Howard noted that staff are required to wear masks in City Hall again, given the increase
in COVID cases in Black Hawk County. The public is not required, but is encouraged to wear
masks.

As there were no further comments, Mr. Holst made a motion to adjourn. Ms. Lynch seconded
the motion. The motion was approved unanimously with 6 ayes (Holst, Larson, Leeper, Lynch,
Saul, and Schrad), and 0 nays.

The meeting adjourned at 6:28 p.m.

Respgctfully sybmitted,

7 ' = ”
/éw X ,;Q’/d‘ i ‘/ 1lsc ek

-7
At ex ¢ ,
Karen Howard Joanne Goodrich
Community Services Manager Administrative Assistant
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DEPARTMENT OF COMMUNITY DEVELOPMENT

City of Cedar Falls

220 Clay Street

Cedar Falls, lowa 50613

Phone: 319-273-8600

Fax: 319-273-8610

www.cedarfalls.com MEMORANDUM
Planning & Community Services Division

TO: Planning & Zoning Commission

FROM: Thom Weintraut, AICP, Planner IlI
DATE: August 18, 2021

SUBJECT: Land Use Map Amendment (LU20-04)
Rezoning Thunder Ridge, West 1t Street and Eagle Ridge Road (RZ20-009)

REQUEST: Amend Future Land Use Map to reflect Community Commercial
Rezone property from A-1: Agricultural District, C-2: Commercial District, and
S-1: Shopping Center District to PC-2: Planned Commercial District

PETITIONER: ME Associates, LLC, Owner; VJ Engineering, Engineer
LOCATION: South side of W 15t Street, beginning approximately 300 west of Lake Ridge

Drive extending east to Eagle Ridge Road and south to the Thunder Ridge
Apartments and Thunder Ridge Senior Apartments.

The applicant has submitted revised documents associated with the request to amend the Land
Use Map and to rezone the Thunder Ridge Development property.

Master Development Plan

Rezoning Plat

Development Phasing Plan

Landscaping Plan

The Thunder Ridge Development Guidelines

Development Procedures Agreement.

Staff is in the process of reviewing these documents and is working with the applicant on a few
final adjustments so there is consistency between the documents. Staff anticipates that the case
will be ready for consideration at a public hearing on September 8. In addition, the applicant has
brought forth a new proposal for the extension of Lake Ridge Drive to the south property line.
Staff is evaluating this proposal and will forward a recommendation at your next meeting.

The staff recommends the Commission set a public hearing date of September 8, 2021 for the
proposed Land Use Map Amendment (LU20-04) and Rezoning (RZ20-009) for the Thunder Ridge
Development.
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SN DEPARTMENT OF COMMUNITY DEVELOPMENT

City of Cedar Falls

220 Clay Street

Cedar Falls, lowa 50613

Phone: 319-273-8600

Fax: 319-268-5126

www.cedarfalls.com MEMORANDUM
Planning & Community Services Division

TO: Planning and Zoning Commission
FROM:  Michelle Pezley, Planner IlI
DATE: August 17, 2021
SUBJECT:  Rezoning Request — 515 W. 2" Street and 523 W. 2" Street

REQUEST: Rezone two properties from R-4 Multiple Unit Residential to C-2 Retall
Commercial (Case #RZ21-006)

PETITIONER: Kevin Harberts, C and H Holdings LLC and Parco Ltd.

LOCATION: 515 W. 2" Street and 523 W. 2™ Street

PROPOSAL

The applicant requests to rezone two properties currently zoned R-4, Multiple-Unit Residential
District, at 515 W. 2" Street and 523 W. 2™ Street to C-2, Retail Commercial District. The
applicant seeks to use the property at 515 W. 2nd Street and 523 W. 2nd Street to be combined
with 106 lowa Street to build a fast food restaurant with a drive-through. A restaurant is not
allowed within the R-4 zoning district. Therefore, the applicant is requesting to rezone this
property to C-2 Retail Commercial where restaurant uses are allowed.

The property to the north is within the C-2 Zoning District and currently is used for a carwash
business. The parcels located east and south are within the R-4 Zoning District and are
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residential dwellings. The property to the west is a split zone lot of R-2 and C-2 where the
McDonald’s is currently located. The McDonald’s was established in the 1980’s and it is
unknown how it was established with the split zoning of the property. As one can see in the
aerial photo above, the fast food restaurant is inconsistent with development along 2" Street,
which is all lower-scale residential and takes up more space than other commercial uses in the
corridor.

BACKGROUND

The two properties at 5151 W. 2" and 523 W. 2" have been within a residential zoning district
since the adoption of the Zoning Ordinance in 1970 and have been in residential use since the
early 1900s.

515 W. 2" Street consists of a smgle family residence that was built in 1919. The house is
approved as a rental unit. 523 W. 2" Street consists of a two-family conversion and is also a
rental property. The house was built in 1894.

ANALYSIS
The applicant requests the properties to be rezoned to the C-2 District. Rezoning
considerations involve the evaluation of three main criteria:

1)

Is the rezoning request consistent with - -
the Future Land Use Map and the v 9‘
Comprehensive Plan? = E—

The rezoning request is not consistent .
with the Comprehensive Plan or Future _{#%
Designations.

L ]

|
In November 2019, the City Council :
adopted the Imagine Downtown! Vision = |
Plan. The Downtown Vision Planisan | ||
integral part of the City of Cedar Falls T
Comprehensive Plan. Within the plan,
the downtown area is divided into
“character areas,” which provide a
framework of intent for the scale of
growth and change that is desired and
set the expectations for the new
zoning regulations recently
recommended to the Council by the
Planning and Zoning Commission.
The properties that are the subject of
this rezoning request are located
largely within the “Overman Park
Neighborhood” character area, which
is the area shown in light blue in the : : : T
image above-right. As one can see both sides of 2nd Street are included within this
neighborhood designation. Note: The subject properties requested for rezoning are
outlined in yellow.

—> %
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The Vision Plan notes that the Overman Park Neighborhood is a stable, residential
neighborhood of primarily owner-occupied single-family detached houses with a few
small offices in close proximity to the Main Street Parkade. The intent for this area is to
protect the residential character and allow limited residential infill at a scale similar to the
existing homes in the neighborhood. The illustrative plan within the Vision Plan shows the
potential for the area along 2" Street to remain residential in character while allowing
more intensive mixed-use redevelopment along 1% Street (see image above).

As mentioned during the Planning and Zoning Commission’s August 11, 2021 meeting,
for this rezoning request to move forward, the Imagine Downtown! Vision Plan would
need to be amended. Staff does not support the amendment to the Vision Plan this soon
after the adopting the plan in November 2019. The Vision Plan started with a public
kickoff event in April 2019. The process involved extensive public input from community
members, including two large public planning workshops and numerous smaller
discussions with specific stakeholders within the downtown area, including Community
Main Street, business owners, property owners, realtors, developers, elected officials, the
Historical Society, Bike-Ped Committee, Grow Cedar Valley, and various technical staff
from the City, CFU, and IDOT. The character districts were drawn based on this
community input. Considerable thought was put into how the higher intensity mixed-use
areas in Downtown and along 1% Street should transition to the surrounding
neighborhoods in order to preserve the residential character of the neighborhoods and
ensure the quiet enjoyment of the residents. Allowing commercial to extend a full block
from 1% to 2" Street would be replicating the one use that is anomalous along the
corridor, the large drive-through restaurant located west of the subject property.

It should be noted that in response to concerns that commercial development needs
more space, the area intended for more intense commercial and mixed use development
is shown in the Vision Plan extending further toward 2" Street than the current C-2
zoning.

In summary, an amendment to the Imagine Downtown! Vision Plan would be necessary
in order to approve the requested rezoning. For all the reasons stated above, staff
recommends against making any change to the plan. Since the plan was just recently
adopted with considerable public input, any changes would warrant broader discussion of
the various stakeholders in the downtown area.

Planning & Zoning Commission’s Recommended Draft of the Downtown Code

As directed by the City Council, after adoption of the Vision Plan, staff moved forward
with the recommendations found in the Imagine Downtown! Vision Plan for new zoning
regulations and a new Regulating Plan (zoning map) to facilitate development consistent
with the vision. A public review draft of a new Downtown Character District zoning
standards and the associated Regulating Plan were presented during a special Cedar
Falls Planning and Zoning Commission meeting on February 17, 2021 and after an
extensive public review period and careful consideration by the Commission was
recommended for approval to the City Council on May 12, 2021.

During the public comment period of the Planning and Zoning Commission review of the
draft code and regulating plan, the applicant, Kevin Harberts, requested a change to the
regulating plan to have the “Urban General 2” designation (area shown in yellow below)
to be extended from 1% Street frontage to the 2" Street frontage. The Planning and
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Zoning Commission considered this request, as noted in item number 9 in the attached
decision matrix, and decided to maintain the Downtown Regulating Plan as originally
proposed in order to remain consistent the Vision Plan that was adopted in 2019.

i —————meaay iy
S —— )
" o

G2. noRetail, 10' RBL

The subject properties at the corner of 2™ Street and lowa Street, as outlined in red
above are largely designated as “Neighborhood Small’(shown in light blue), which allows
residential infill development, but not commercial development in order to maintain the
residential character on 2™ Street and not allow further commercial encroachment into
the Overman Park Neighborhood. It should be noted that approximately 2/3 of the block
from 1% to 2" Street is designed as Urban General 2, which would allow more space to
accommodate commercial or mixed uses along 1% Street than the current C2 zoning
district. Restaurant uses and drive-through facilities would be allowed with the new
zoning in this location along 1% Street as long as they met the new zoning standards.
However, approximately 1/3 of the block, the area that fronts on 2" Street, would be
reserved for residential uses. Looking at the current commercial pattern along 1% Street
(see aerial photo on page one) and the new Regulating Plan, the new zoning gives
additional building space for commercial development that is not there currently.

As noted above, the new zoning regulations and regulating plan have already been
reviewed by the Planning and Zoning Commission and recommended to Council for
approval. The City Council is currently reviewing the Commission’s recommendations.
The City Council has set the public hearing at their September 7" meeting. As a
consequence, new zoning and regulations may be adopted by October. If adopted, all the
existing zoning would be deleted, including all the C-1, C-2, C-3, R-4, R-3, A-1, M-1, and
CBD Overlay zoning in the downtown area and the Downtown Character District
Regulating Plan would be established as the new zoning map for the area. At that point
this rezoning request to C-2 would be considered moot.

Conclusion: This rezoning request is not consistent with the recently adopted Downtown
Vision Plan and the new zoning that has recently been recommended by the Commission
to the City Council, staff does not recommend approval of this rezoning request to C-2.
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2) Is the property readily accessible to sanitary sewer service?
Yes, all utilities are readily available to the site.

3) Does the property have adequate roadway access?
Yes, the properties currently have access to lowa Street, 2™ Street, and the alley to 1%
Street.

A notice was mailed to property owners within 300 feet of the parcel under consideration on
August 2, 2021 regarding this rezoning request.

STAFF RECOMMENDATION

Staff recommends denial of Case #RZ21-006, a request to rezone properties at 515 W. 2™
Street and 523 W. 2™ Street from R-4 to C-2, because the request is inconsistent with the
adopted Imagine Downtown! Vision Plan and with the new zoning currently under consideration
at City Council for these properties.

PLANNING & ZONING COMMISSION

8/11/2021 The Commission then considered a rezoning request for property located at 515 and 523

Introduction W. 2nd Street. Chair Leeper introduced the item and Ms. Pezley provided background
information. The site is located at the northeast corner of 2nd and lowa Streets. The
applicant proposes to combine these lots and the car wash lot located along 1st Street
and redevelop the area into a fast food restaurant with a drive-through. She discussed
the criteria and analysis for the rezoning request, noting that the request is not consistent
with the City’s Comprehensive Plan, in this case the recently adopted Imagine Downtown
Vision Plan. Staff recommends denial of the request because of the inconsistency with
the adopted Imagine Downtown! Vision Plan and with the new zoning currently under
consideration by City Council for these properties. It is also recommended to set a public
hearing for the August 25 meeting to allow for formal consideration and public comment.

Jeff Ruppel, (1210 Heather Glenn, Dubuque, lowa) spoke on behalf of the applicant
stating that he is proposing to establish a Wendy’s fast food restaurant at this location.
He handed out copies of drawings of Wendy’s buildings in other locations as an example
of what they would like to build here. Mr. Schrad asked if this would front on 1st Street
and Mr. Ruppel stated that most likely it would.

Mr. Larson asked if there was a reason why a proposed use or layout wasn’t included in
the packet. Mr. Ruppel stated that he got a strong feeling from staff that the zoning
probably wouldn’t be appropriate. Ms. Howard stated that the images were not submitted
with the application so were not included in the packet for the Commission. She asked
that a copy be provided to staff for the official record of the meeting.

Mr. Holst asked if there are any intentions for mitigating potential nuisance effects of a
drive-through restaurant to separate it from the 2nd Street side out of concern for
residential neighbors. He stated that it is important to know how the interests of the
surrounding residential properties will be protected from things such as the sounds from
the drive thru. Mr. Ruppel stated that the volume of the speakers can be adjusted to
ensure they should not be an issue for the neighbors. Mr. Schrad asked if 2nd Street
could become a buffer zone. Mr. Ruppel stated that it could.

Mr. Leeper noted that the vision plan was just passed and the project doesn’t meet the
plan so it is a difficult for the Commission to recommend approval.

11
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Mary Jane McCollum, 807 W. 2nd Street, stated concerns with the project including
lighting and smell, as well as traffic. She noted that the neighbors are not happy with the
proposal and believes it isn’t consistent with the adopted vision plan.

Kevin Harberts, 1715 Whispering Pine Circle, is one of the owners of the properties
being discussed. He asked if the visioning plan has already been approved and put in
place. Ms. Howard responded to the question, noting that the Vision Plan was adopted
by the City Council in November of 2019. She also noted that this is the guiding
document for rezoning applications. Mr. Harberts commented that he thinks this would
be a good development for the area.

Ben and Sally Timmer, 203 Tremont Street stated that they support the staff
recommendation to deny the project, noting concerns with traffic, trash, noise, etc. They
stated that they don’t feel that the applicant would like to live that close to a fast food
restaurant, so should consider the effect on nearby residents.

Jim Benda, 1816 Valley High Drive, advocated for the rezoning, speaking to the potential
parking issues and ways he felt the issues could be resolved.

Steffoni Schmidt, 214 Tremont Street, agrees with the concerns shared by the neighbors,
specifically the trash increase and increased traffic, as well as lack of traffic control.

Ms. Saul asked for clarification on the adoption of the vision plan. Ms. Howard stated that
the vision plan was adopted by Council in November of 2019 and is part of the
comprehensive plan. Any zoning requests should be in compliance with the
comprehensive plan. Ms. Saul stated that she would be open to making an exception.
Chair Leeper asked Ms. Howard to speak to the suggestion that the portion of the back
of the McDonalds lot is not zoned commercial Ms. Howard stated that this was done forty
years ago and she is not certain how that came to be, but it does have the split zoning,
with the area along 2nd Street zoned R-2 Residence District.

Mr. Larson stated that he feels that the Commission should still consider this project and
moved to schedule the hearing. Mr. Schrad seconded that motion and suggested that the
developer address the issues that the neighbors have brought forward. As no motion is
needed, the item will be moved to the August 25 meeting for a public hearing. Ms.
Howard clarified that the request at hand is a rezoning of the property to C-2. The use of
the property is not being considered at this time because the zoning can be used for
anything allowed in the C-2 zone. She reminded the Commission that the issue is not
about building a Wendy’s restaurant but whether the rezoning should be allowed. If the
rezoning were to be allowed the Downtown Vision Plan would have to be amended prior
to approval of the rezoning.

The public hearing was set for the next meeting.

12




Item 3.

13

ONIRFIEANN OL ONILYISHHOD S3SS3¥AAY ANV

NOISNY A8

AV 00 UBLIEVL PG VA e ) Seive e SATSNGSD Or) SN G
il M

uZ-Ou 01 =¥, Wol} }sanbay auozay
eMO] ‘s|jeq Jepad

1S PUZ M €2G ® GLS

w0 WS J8peD
0 UISIOON 0Z8Z

OT1 'SNOLLNI0S
TIAID XHOMH LYY

SINVN O SHOFHOIIN J0 LSIT GIHOVLLY 33 00L=.l:3TVOS
 o—" " " |
.00L 0 00}
SPIEM ISPICM ISPICM
e __|[eefee | [ve [
Zae €€ ]
1 e L€ | 9¢ = L2
sy 1€ | 0€ [ T<
£ 84 \ 92
d Ge %
/ GN \
\
14/ ob 82 52
! +
/ 1IN 0oe IVLOL ¥ SIHOV €80 \
ISPUCM __\\n IS PUT M \A__m-o__ OL .b-H, 1S3ND3H INOZ3H __ ISPUCM

| Z [ | A7 i

_ vN wF wdth:WOJ JOXIELNE mF —‘

_ ON\ 40 140935 13f'89 5 S107.44 | M

t mF mwrwﬂiu xmw_nw%”_rﬁm ) | B
T—l._ _ a30 Lv1d - M _ E
m;h __ €z § e |V P mu Ll | W
e \ g Sl 0 F\

=] 81085121¥168
/NN mq Q_‘ #E0Hvd m ; w
\ o Eomd /
| / - N N | N\ \\ _ —
\ /
") ST M . _oonl/\\\ 1ISIST M

2€€1-256 (£98) :# auoyd |
£002S V] ‘enbnqnq “eAy owald 66 [SSAIPPY
P17 0ofeq :awWweN Aueduio)




Proposed rezoning of 515-523 W 2" St., Cedar Falls IA to C-2

Proposed use: fast food

The purchase of 524 W 1% St., Cedar Falls (zoned C2) would only yield approximately 20,000 sf. In order
to get enough land there needed to be additional purchases. 515 — 523 W. 2" St made sense since there
is an alley bordering 524 W 1* St. on the east, and it was also in line with what has been done to the
west with another similar user, McDonalds. Adding 515-523 W. 2" St would make the total square feet
available for redevelopment to approximately 34,000 sf.

Item 3.
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standards that apply

categories.

PROPOSED AMENDMENTS TO THE PUBLIC REVIEW DRAFT OF THE DOWNTOWN ZONING CODE
26-193 — Building Form Standards
P&Z Discussion | P&Z Decision
Proposed Amendment Explanatory Notes Consultant/Staff (Date)
Recommendation
1 Requestor: Consultant/staff Technical Fix: This better accommodates rowhouses on Consultant/staff are in support of Commission Amendment
especially shallow lots (such as many of the lots along 2" this amendment. directed staff to Approved
Change Building Form Standards (BFS) | Street, as shown in the Vision Plan) with their 66ft make the change.
Section 193.5 Neighborhood Small width/depth. This will make Neighborhood Small consistent
Frontage B. Placement 4. Buildable with Neighborhood Medium.
Area to allow Private Open Area to be
above grade for lots with less than 70 ft
of depth.
2 Requestor: Consultant/staff Technical Fix: This is for consistency with the RBL to the Consultant/staff are in support of Commission Amendment
east of Franklin (Urban General 2) and better this amendment to the Downtown directed staff to Approved
Change Required Building Line (RBL) accommodates rowhouses fronting 2" Street (as shown in | Character District Regulating Plan. | make the change.
on the Downtown Regulating Plan, on the Vision Plan) within the shallower (66ft) depth of many of
the north side of W 2" St. from Franklin | those lots.
St. to the western border of the District.
The RBL should be moved forward an This keeps the building form and scale consistent with the
additional 5ft, from 15ft to 10ft off the Neighborhood Small designation, but allows room for both
front property line. parking and for usable ground floor space within the
buildings.
Amendment
3 Requestor: Staff Technical Fix: Consultant/staff are in support of Commission Approved
a) Insure consistency of terms a) Because drafting was an iterative process, additional these amendments directed staff to
between new proposed Section | revisions were made to Section 26-140, Use Classification, make these
26-140. Use-Specific after the public review draft of Downtown Character District changes.
Standards, Category Code (Section 26-197) was released. This is a simple
Descriptions, and Definitions | clean-up to make sure terms are internally consistent. Also
and proposed Section 26-197. to correct the Code Section number of the Use
Building Functions; Classification to Sec. 26-140 (not 26-132).
b) Clarify language in Character
District Use Table introductory b) Make clear that additional development and performance
paragraph concerning additional | standards apply above and beyond the broad permitted use
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Amendment
Requestor: Staff Technical Fix: Some outline numbers are out of sequence Consultant/staff are in support of Commission Approved
and need correction this amendment directed staff to
Correct outline format, as needed make these
changes.
Amendment
Requestor: Historical Society and Technical Fix: The Cedar Falls Woman’s Club and Cedar Consultant/staff are in support of Commission Approved
Planning Staff Falls Historical Society Victorian House Museum and this amendment directed staff to
Museum Buildings in Sturgis Park should be identified as make these
Add Civic Building designations to Civic Buildings. changes.
Regulating Plan
Amendment
Requestor: Consultant/Staff Technical Fix: Clarification concerning categorization of Consultant/staff are in support of Commission Approved
commercial assembly uses as large or small based on size | this amendment directed staff to
Change to Section 26-140. Use- and the other classification criteria in Section 26-140(a)(3) make these
Specific Standards, Category changes.

Descriptions, and Definitions for
clarity, etc.

This will help in classifying uses appropriately in different
zoning districts. Examples include small commercial
assembly uses, such as theaters that fit into a main street
area, like the Oster Regent Theater downtown versus large
commercial assembly uses, such as a large metroplex
theater complex located in a suburban shopping center.
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Requestor: P&Z Member Larson

Change the Regulating Plan designated

building frontage on west side of
Overman Park from Neighborhood
Small to Urban General 2 to
accommodate existing businesses
located in buildings along Franklin
Street;

or alternatively:

Requestor: Tom and Dorinda Pounds
They own a house on Franklin Street
that was converted to office space for
their business. They want assurance
their business can continue, but also
have maintained many of the historic
residential features of the home, so it
could be converted back to residential
use in the future, if desired.

They would like an approach to better
accommodate existing businesses,
while maintaining the residential
character and scale of the area

As drafted, all existing businesses can remain as non-
conforming uses. The new code requires no changes
unless/until the owner makes a significant change to their
business or building, at which time the standards identified
in Section 26-38 Proportionate Compliance would apply,
based on the [level/degree] of proposed change.

The intent of the proposed limitations on new businesses in
the Neighborhood frontage areas is to encourage their
concentration in the core of Downtown for the synergy it
creates and to stabilize and encourage reinvestment in the
surrounding residential areas and preservation of the
historic character of these areas.

Options for change:

Option 1: Change the regulating plan along west side of
Franklin Street to Urban General 2.

Pro: Insure existing business are not made non-
conforming

Con: Change in building frontage designation affects
more than use; it would also change the physical scale
and character of permitted new buildings, potentially
incentivizing the demolition of other houses in the
neighborhood. This could potential affect the historic
residential character along Franklin Street. Most
businesses are located within existing residential
structures.

Option 2: Language could be added to state that all existing
businesses at the time of code adoption are considered
conforming, so can continue and even expand, but that no
new businesses are permitted in the Neighborhood
frontages. This is a similar approach we took for
manufacturing businesses on the far east side of the study
area.

Consultant/staff are in support of
Option 2, as it achieves the goal of
keeping existing businesses
conforming, but doesn’t have the
unintended consequences noted
with Option 1.

Commission
directed staff to
make the changes
per Option 2.

Item 3.

Amendment
Approved
Option 2.

(Note: add a
parking

requirement for

non-residential
uses in
Neighborhood
Frontages).
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Requestor: P & Z Chair:
Include a design review process/role for
P&Z

Commission expressed concern that it is difficult to legislate
good design and that some additional design guidance may
be needed, at least for some projects; and this process
should be conducted through a public review process at
P&Z and/or Council.

Pros: Provides for more public scrutiny of development
projects in the downtown area. Provides additional
reassurance that a project will be consistent with the vision
for downtown.

Cons: One of the goals of the Downtown Zoning Code
update was to streamline the development review process
and move toward by-right approvals for those projects that
meet a set of objective form-based standards. The benefits
of this approach are to a) provide a greater level of
predictability for property owners, developers, and
neighbors; b) move away from the time and expense of
negotiating individual projects in the Downtown district,
particularly if it requires project redesign or additional legal
fees; and c) remove the subijectivity of the public review
process, where individual opinions can cause projects that
otherwise meet the standards to be redesigned adding cost
to the project.

From a fairness and equity standpoint, it can also give
undue influence to particularly persuasive or well-
connected applicants or to those who may simply want to
prevent development from occurring.

The purpose of establishing the staff Zoning Review
Committee is to ensure that development projects meet the
adopted standards, but also to assist applicants in their
understanding of the intent of the provisions of the code, so
they can achieve a more cohesive design, so in essence
will serve as an administrative design review.

Consultants/staff do not
recommend adopting a pubic
design review process at this time.

If a majority of the Commission
would still like to move forward with
a public design review process, the
consultants and staff will continue
to work to determine a workable
approach.

Commission
directed staff to
keep the draft the
same and not
require a separate
design review
through P&Z and
Council.

No change

Item 3.

recommended
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Requestor: Kevin Harberts (owns two
residential properties along 2" Street).

Change the Regulating Plan so that the
General Urban frontage designation
goes from the 1% Street frontage to 2"
Street frontage

The requestor would like the option to
create larger through lots for
commercial uses that extend the full
depth of the block from 15 to 2" Street.

The regulating plan designations between 1%t and 2" Street
are already set up to provide more lot depth for Urban
General along 1% Street to accommodate the larger
footprint of many commercial buildings, leaving a shallower
depth for the neighborhood frontage designation along 2™
Street, which can accommodate smaller footprint
residential building types, such as rowhouses.

Pros and Cons of making this change:

Pro: Uniform building form standards for the entire parcel
(with considerably more buildable area)

Con: This would undermine the scale transition from the
higher intensity, mixed-use 1% Street down to the less
intense Overman Park neighborhood to the south.

The code provides considerable flexibility for parcels with
more than one frontage designation to shift the frontage
designation to accommodate specific needs of the
development. However, it is important for the buildings
along both sides of 2" Street to relate to one another,
rather than having residential buildings facing the backs of
1%t Street businesses. The regulating plan designations
ensure buildings of similar scale and character along both
sides of a street.

Consultant/staff are not in support
of this amendment.

The regulating plan already
establishes Urban General deeper
into the block (from north to south)
and leaves a rather shallow area
along 2" Street that will
accommodate residential building
forms, such as townhomes, as
shown in the Imagine Downtown!
Vision Plan.

Commission
directed staff to
keep the
regulating plan the
same. No change
recommended.

No change

Item 3.

recommended
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Requestor: Planning & Zoning
Commission and questions from several
members of the public.

Consider the inclusion of vinyl siding as
an approved wall material in
Neighborhood Frontages

There is concern that prohibiting vinyl siding in the
Neighborhood Frontages could be cost prohibitive and
encourage disinvestment in existing residential properties.

The intent of the proposed prohibition was to promote more
durable and environmentally sustainable building materials.
(The issue is not one of aesthetics).

Pro: Reduce the up-front cost of building construction
and maintenance

Con: Higher long-term costs for maintenance and
upkeep; concerns related to durability and fire-
resistance; environmental impacts of PVC, i.e.
produces toxic smoke when it burns and melts at a
fairly low temperature; damaged or melted siding often
ends up in the landfill and is not biodegradable. While it
is possible to recycle it, there are often issues of
contamination from dirt, nails, and mixed-in aluminum
flashing. In contrast, wood, brick or stone have a life
cycle of more than 100 years. The life span of vinyl is
15 to 20 years before it becomes brittle from ultraviolet
light and is easily damaged.

If change to the ordinance is desired, following are some
options:

1. Maintain the prohibition of vinyl siding for new
construction.

2. Permit the use of vinyl siding to replace or repair
existing vinyl siding.

3. Permit use of vinyl siding that meets higher
minimum standards for quality, maintenance, and
durability, based on industry standards to replace or
cover over other types of siding on existing single
family dwellings.

4. Delete the prohibition on vinyl siding from the code
altogether, so it would be allowed on all existing and
new buildings in the Neighborhood Frontages.

Consultant/staff are particularly
concerned about the long term
consequences of allowing vinyl
siding related to the noted
environmental concerns, so
recommend prohibiting vinyl siding
for new construction.

With regard to the second bullet
point, the current draft already
allows replacement of like material
with like material for maintenance
purposes. Consultant/staff would
be in support of adding some
additional language to make sure
this is clear.

Consultant/staff are not supportive
of allowing vinyl siding to replace
existing environmentally
sustainable building materials, such
as wood, stone, or brick. We feel
that the long term costs outweigh
the short term savings.

Consultant/staff strongly
recommend against listing vinyl
siding as a generally allowed
building material.

Commission
directed staff to
move forward with
making changes
consistent with 1,
2, and 3, but did
not support option

Bullet points 1 and
2 were supported
unanimously.
Bullet point 3 was
supported by a
majority.

With regard to
bullet 1, the
Commission
requests that the
language be
clarified to indicate
that for additions
to existing
buildings that have
vinyl siding that
vinyl siding can be
used for the
addition. We will
need to discuss
how to fit that into
the trigger chart.

Bullet point 4 was
rejected by a
majority.

Item 3.

Amendments
Approved
according to
bullet points 1,
2, and 3.
Majority of the
Commission
does not
support 4.
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Requestor: Jesse Lizer, Emergent
Architects

Permit the use of higher quality foam
products for architectural detailing

There is concern that the prohibition of “all other foam-
based products” in Sec. 26-194.C.5. would limit options for
restoration of historic buildings. That was never the intent of
this prohibition, but rather to limit the use of flimsy, easily
damaged building materials, particularly at the street level.
Potential change:

o Delete “all other foam-based products” from the
prohibited list and add a new item to the secondary
materials list in Sec. 26-194.C.4. as follows:
“Durable foam-based products, such as Fypon, may
be used for architectural detailing.”

Consultant/staff are in support of
this amendment,

Commission
directed staff to

make this change.

Amendment
Approved

Item 3.

12

Requestor: Staff

Provide more direction for ADUs

Concern that there is insufficient enforceability of owner-
occupancy requirement following the development of an
ADU. Consider including a requirement for an affidavit/legal
agreement with the City in Sec. 26-193.1.G (p.24) to be
filed and recorded, so that it is clear to future owners or
prospective buyers that the dwelling is not considered a
duplex, so that the limits on size and occupancy for ADUs
continue to be enforceable over time.

The allowance for ADUs is intended to make home
ownership more affordable and encourage investment and
reinvestment that will help stabilize existing older
neighborhoods surrounding downtown.

Consultant/staff are in support of
this amendment.

Commission
directed staff to

make this change.

Amendment
Approved
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Requestor: Staff

Prohibit conversion of existing single
unit dwellings into duplexes or multi-unit
dwellings.

The new code opens up the possibility for new types of
housing, but in a manner that ensures that new housing fits
into the context of the neighborhood with quality design and
a logical configuration of the dwelling units. However, the
new standards and allowances are not intended to
encourage existing single unit dwellings to be chopped up
into additional units in a manner that reduces the
functionality and livability of the dwelling and makes it less
desirable for those seeking a long term rental opportunity or
homeownership. As is often experienced in college towns
this is a common practice to provide short term rentals for
college students by converting living rooms, dining rooms,
and other spaces to maximize the number of bedrooms.
While providing rental housing for students is important,
this particular practice often creates units that are not very
conducive to long term renters and cannot be easily or
cost-effectively adapted or converted back to the original
condition in response to market fluctuations, such as a drop
in enrollment.

Staff notes that making this change will keep the new code
consistent with the City’s current conversion prohibition in
the R1 and R2 Districts.

Staff is in support of this change.

Commission
directed staff to
make this change.

Amendment
approved.

Item 3.
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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: Jaydevsinh Atodaria (JD), City Planner |
Luke Andreasen, PE, Principal Engineer
DATE: August 17,2021
SUBJECT: MU Site Plan for Bluebell Health Plaza OBGYN addition (SP21 — 011)
REQUEST: Request to approve the MU Site Plan for Bluebell Health Plaza
Case #SP21-011
PETITIONER: Mathew Humpal - Owner, CGA Consultants - Engineer
LOCATION: 226 Bluebell Road
PROPOSAL

The petitioner is proposing to build an addition of 5,400 Square feet attached to the southwest
part of the existing building. This section will be a single-story structure, just like the rest of the
existing building on site for Bluebell Health Plaza and will provide OBGYN services. In addition,
the applicant will also be expanding the parking lot to accommodate the parking stall
requirements for the proposed addition, along with some landscaping improvements. The

applicant has s

BACKGROUND

ubmitted the site plan to provide additional detailed information about the project.

This property is part of Lot 35 in Pinnacle | )
Prairie Business Center North, which was g F B\
platted in 2005. The Mercy One Clinic was } Mo\

then built in
approval proce

plan indicating how the site might be
further developed in the future. (See image
right). The subject property is also part of
the Pinnacle Prairie Master Plan, which
was last updated in 2015 (See below for

reference).

2006 through a site plan
ss, which included a master

Site Plan approved in 2006 |
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MercyOne is no longer planning to W[ PINac
develop the entire property for clinical
uses, but will likely come back at a
later date to subdivide the southern
portion so they can sell to a different
user. Since 2006, there have been
changes that would preclude
development of the property as
indicated in the 2006 Plan, including
development of the City of Cedar
Falls Public Safety Building.

In 2015 the Pinnacle Prairie Master MASTER PLAN  iocwame oscrrumers  ffda ..
Plan was updated as shown to the a— -
right (also attached). The building
design of this proposed addition Pinnacle Prairie Master Plan updated in 2015
should align with design guidelines in

the Pinnacle Prairie Master Plan. City staff notes that the applicant has consulted with the
Pinnacle Prairie Design Committee to ensure that their building design would be consistent with
the design guidelines. Site plan revisions including changes, modifications made to
development plans, land-use changes, parking lot arrangements, and other building design
elements are termed as revisions must be reviewed and approved by Planning and Zoning
Commission and City Council according to the requirements of the MU, Mixed Use Residence
District.

ANALYSIS

The property in question is located within the MU, Mixed-Use Residential zoning district.
Development/Site plan revisions in an MU zoning district require a detailed site plan review to
ensure that the development site satisfies the standards of the comprehensive plan, recognizes
principles of civic design, land use planning, landscape architecture, and building architectural
design that is set out for the district. Attention to details such as parking, open green space,
landscaping, signage, building design, and other similar factors help to ensure orderly
development. The proposed project involves construction of an addition to the existing clinic and
increasing the parking area incorporating landscaping updates; therefore this report will cover
only those elements that are relevant to this proposal. Following is the detailed review about the
project:

Use:

The subject property is zoned MU, Mixed Use Residential District, and is part of the Pinnacle
Prairie Master Plan. On the master plan this area is designated as appropriate for a mix of uses.
(See attached Pinnacle Prairie Master Plan Exhibit for reference). The City’s Future Land Use
Map closely follows the Pinnacle Prairie Master Plan. Currently the site includes a medical clinic
which is an allowed use as per zoning standards and the proposed project will be expanding the
existing facility in size. No new use is being proposed. The proposed addition will be an
addition to the existing medical clinic, which is allowed use and is consistent with the
approved Pinnacle Prairie Master Plan.
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Building and Parking Location:

In the MU Zoning District, a minimum setback area consisting of open landscaped green space
measuring 30 feet in width shall be established around the perimeter of the development site.
No structures or parking areas are permitted within this setback area. The proposed building
addition exceeds minimum setback of 30 feet, as the addition will be added on the southern side
of the building, which is not abutting Bluebell Road. All the proposed parking areas are located
outside the required perimeter setback, except the western lot line of property, which abuts the
Public Safety building. The parking lot for the clinic was established prior to the division for the
Public Safety Building, so is grandfathered with this smaller setback of 5 feet. The expansion of
the parking continues to follow this same grandfathered setback. Staff does not find there will be
any issues with the parking area expanding in this manner, as there will be no impacts to the
abutting public property. Setbacks satisfied based on existing site conditions.

Parking:
The parking requirement for a medical clinic in Cedar Falls is 5 stalls for every 1000 square feet

of gross floor area. The existing building is 28,250 square feet and the proposed addition is
about 5,400 square feet with a total building footprint of 33,650 square feet. Therefore, the
parking requirement for this building, including the new addition, is 168 stalls including 6
handicap stalls. With the proposed expansion of the parking lot area, the site will have a total of
188 stalls including 12 handicap stalls. All handicap stalls are proposed close to the southern
building wall, thereby providing easy access to the building.

The parking area is situated behind the building and is accessed from Bluebell Road. The
proposed expansion of parking area will be south of the existing parking lot and will also include
development of landscaping islands throughout the lot to comply by parking lot standards. The
petitioner states that there are enough parking stalls to accommodate employees and clinic
patrons. City staff notes that the medical facility at 226 Bluebell Road has more than the
required parking spaces to accommodate the use of the property. Parking requirements
satisfied.

Open Green Space/Landscaping:

The MU District requires that open green space be provided at the rate of 10% of the total
development site area excluding the required district setbacks. The development site is 14.65
acres or 638,154 square feet. The total developed area excluding the landscape setbacks is
573,133 square feet, therefore the minimum open space required for the site is 57,313 square
feet. The proposed open space is 434,249 square feet, which is more than the required open
space. The open green space requirement is met.

In addition to the green space requirement, the MU district has a landscaping requirement of
0.02 landscaping points per square foot of total development site area. For a 573,133 square
feet lot, 11,462 landscaping points are needed. The proposed landscaping plan is proposing to
add 8,960 landscaping points, in addition to the existing 3,810 planting points on site. This will
sum up to 12,770 planting points, which is more than the required points for the site. The
proposed landscaped areas will be distributed throughout the development site.

The MU District also requires 0.75 landscaping points for street trees per linear foot of public
street frontage. This development is required to provide 984 (1,320 feet x 0.75) landscaping
points worth of street trees. In response, the existing site comprises of 1,280 points which are
more than required points for street trees.
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In addition to these requirements, parking lot screening and landscaping requirements will also
be applicable. Minimum 1 overstory tree for every 15 parking stalls or every 2,500 sq. of parking
space should be provided. For total of 187 parking stalls, 13 overstory trees are required. In
response, developer has proposed to add 22 overstory trees in addition to the existing 6 trees
on site. For screening the parking areas from public view, shrubs are provided in the periphery
of parking areas. Landscaping and screening requirements are satisfied.

Proposed landscaping with this project includes:
e Parking areas will be screened from public view with additional shrubs and trees around
the perimeter.
e The interior of the parking lot will be enhanced with additional landscaped islands planted
with shrubs and trees, which will help shade the parking area and reduce heat island
effects on the site.

Building Height:

The maximum building height allowed in this district is 35 feet or three stories, whichever is less.
The proposed building addition will be one story in height and will match the height of the
existing building. The proposed building addition will expand the existing building in the south-
west direction. Building height satisfied.

Building Design Review:

The MU District requires a design review of various elements to ensure architectural
compatibility to surrounding structures within the MU District. In this case, since, there is no new
building proposed, we would review the proposal in comparison to existing building design
features and surrounding buildings.

All the neighboring properties including the subject property are part of MU, Mixed-Use
Residential Zoning District and also part of Pinnacle Prairie Master Plan. Building design should
respond both to MU District zoning standards and Pinnacle Prairie Master Plan design
guidelines. Applicant mentions that the proposed building addition design has been approved by
the Pinnacle Prairie Design Committee.

The proposed building elevation uses similar exterior facade materials and similar roofing
materials as the existing building. The slope of the roof is consistent with the overall building
envelope. Proposed fagcade materials include a majority of brick facade, with two horizontal
bands of brick soldier course up to the lintel level to break the horizontal pattern and the area
above lintel band comprises of another type of brick, one that is similar to the existing building.
Proposed roofing materials will be asphalt shingles that will match the existing roofing material
on the building. Overall, the building design of the proposed addition will be similar to the
existing building on-site and also will be consistent with MU District Design Review guidelines.
Below are the proposed elevations of the addition in correspondence to the existing building
design. Criterion met.
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Signage:
At this time, there is no new signage proposed. No new signage is proposed.

Access locations / Sidewalks /Trails:

The site includes two driveway locations. Both the driveways access Bluebell Drive. The
Pinnacle Prairie Master plan shows similar access to the site. No new access point or driveway
is proposed with this project.

Currently, the site does not have any sidewalks along Bluebell Road, so there is no pedestrian
connectivity between this facility and surrounding properties. This appears to be an oversight
when the original clinic was built. To remedy this situation, the applicant has agreed to add a 5-
foot sidewalk bordering the north and east lot line of the site along Bluebell Road from their
northern driveway to the east driveway to bring the site into compliance for the developed
portion of the site. This sidewalk will connect with the sidewalk on the site of the Public Safety
Building, which extends to the sidewalk along Main Street. This addition will allow the
pedestrians to easily access the medical facility on foot or by bicycle and will improve general
pedestrian circulation in the area. Pedestrian walkways are extended to provide access to and
around the various buildings on the site and to all entrances.

City staff notes that the applicant acknowledges that the sidewalk will need to be extended
further to the southern boundary of the property along Bluebell Road with future development of
the site. The applicant may subdivide the southern part of property to allow other development
to occur. The remainder of the sidewalk will be required to be constructed with this future
subdivision. To demonstrate the same, the applicant has submitted a master plan exhibit for the
site to indicate how this might be accomplished and their commitment to installing the sidewalk.
See below plan for reference.
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Also, as part of the
Pinnacle Prairie Master
Plan, there is a 10-foot
wide trail to be placed
bordering the southern lot
line of site that will bridge
the gap between the
existing trail on S. Main

. 7 P e N
Street on the west and _ s R o — o
one along the Bluebell " y ..' : shapn G PAugy ‘ 5' PUBLIC SIDEWALK
Road. As the southern : :
part of the subject, =7 ' o o
property is not yet i POTENT 5, | | bETenTion ‘ !

developed, applicant
notes that the trail will be
placed as per the master

plan with future 5' PUBLIC SIDEWALK TO BE—

. INSTALLED ALONG BLUEBELL ROAD
development of the site. WITH FUTURE DEVELOPMENT
This piece of information
is also noted on the 10' TRAIL W TH EASEMENT TO BE

~~ INSTALLED ALONG SOUTH PROPERTY LINE
e WITH FUT JRE DEVELOPMEN
prepared master plan TH FUTJRE DEVELOPMENT 4
oA e et ot A O

exhibit. See plan to the
right for reference.

FTrarIfiInInrisy

Infrastructure Improvements:

Stormwater: The additional stormwater runoff generated by the proposed additional parking
area will be directed to a private storm sewer at the southeast corner of the parking area and
conveyed to new detention pond in the southeast area of the site. This detention pond will drain
into the existing public storm sewer that runs along Bluebell Road. The additional stormwater
generated from the proposed building addition will be directed to a bio-cell that slowly drains into
the existing private storm sewer.

Sanitary Sewer: There will be no improvements or connections to the public sanitary sewer
system.

Street Improvements: There will be no improvements or connections to public streets.

Other Site Elements:

Details of the site improvements are enclosed in the packet. The site is already equipped with a
trash enclosure, located in the north-western area of the site. No new dumpster enclosure is
proposed at this time.

The site lighting will include relocating decorative light bollards or pathway lights from the
southern building wall towards the handicap parking stalls for providing better visibility. And the
site also features about five light pole fixtures that are existing, The plan is to add another fixture
to current poles and face it southward for coverage of the proposed addition to the parking area.
No additional details on the specification are provided by the applicant, but the intent is to
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continue the use with most of the existing fixtures. These are downcast lights that do not project
outward into the neighboring properties. Site lighting details are provided on the attached Utility
Plan for additional reference.

TECHNICAL COMMENTS

City technical staff, including Cedar Falls Utilities (CFU) personnel, has reviewed the proposed
site plan. All utilities including water, electric, gas and communications are available to the site
in accordance with CFU service policies. City Staff notes that the developer is responsible to
ensure that the proposed detention pond is sized properly to accommodate not only runoff from
the new parking pavement, but from all undeveloped areas on-site and off-site that will drain to
it. Maintenance of this detention pond will be the responsibility of the property owner.

A courtesy notice to adjoining property owners was mailed on August 18, 2021.

STAFF RECOMMENDATION The Community Development Department recommends approval
of the proposed site plan for Bluebell Health Clinic OBGYN addition with the following
stipulation:

1) Any comments or direction specified by the Planning and Zoning Commission.

2) Conform to all city staff recommendations and technical requirements.

PLANNING & ZONING COMMISSION
Introduction

&

Discussion

8/25/2020
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Cedar Falls Planning & Zoning Commission

August 25, 2021
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MERCY HEALTH INVISON

501 Sycamore Street
Suite 101

BLUEBELL HEALTH PLAZA OBGYN ADDITION

CONSULTANT:
STRUCTURAL

BISHOP CONSULTING

ENGINEERS, P.C.

MECHANICAL AND PLUMBING
9 YOUNG PLUMBING

HEATING & COOLING
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MEASUREMENT OF SUBSURFACE UTILITIES, USUALLY AT A AND DEEDS. THEREFORE THEIR LOCATIONS MUST BE AVE Applicable Zoning District ' LLJ < T
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GENERAL DEMOLITION NOTES:

1. ADJOINING PROPERTIES SHALL BE PROTECTED DURING DEMOLITION OPERATIONS. DEBRIS
ON ADJOINING PROPERTIES SHALL BE CAREFULLY REMOVED BY CONTRACTOR.

2. ANY DAMAGE TO EXISTING PAVEMENT TO REMAIN DUE TO CONSTRUCTION ACTIVITIES
SHALL BE REPAIRED AT THE CONTRACTOR'S EXPENSE. ALL EFFORTS SHALL BE MADE TO
NOT DISTURB EXISTING PAVEMENT TO REMAIN.

3. REMOVE ALL SIGNS, LIGHTS, POSTS, POLES,WALLS, AND ASSOCIATED FOUNDATIONS AS

INDICATED. BACKFILL ALL HOLES AND DEPRESSIONS WITH SUITABLE SOIL.

CONTRACTOR SHALL SUPPLY DETAILED CONSTRUCTION SCHEDULE TO THE CITY.

5. ONE WEEK PRIOR TO CONSTRUCTION, THE CONTRACTOR SHALL NOTIFY:

A. CITY OF CEDAR FALLS

B. OWNER

C. CLAPSADDLE-GARBER ASSOCIATES, INC.

CONTRACTOR SHALL DISPOSE OF PAVEMENT & FENCING OFF-SITE

7. ALL CONSTRUCTION MATERIALS, DUMPSTERS, DETACHED TRAILERS, OR SIMILAR ITEMS ARE
PROHIBITED ON PUBLIC STREETS OR WITHIN THE PUBLIC RIGHT-OF-WAY.

P

o

KEY DEMOLITION CONSTRUCTION NOTES:

REMOVE CONCRETE & ALL ASSOCIATED CURBS TO NEAREST JOINT LINE
OR AS INDICATED.

REMOVE POLE LIGHT & ASSOCIATED FOUNDATIONS. BACKFILL HOLES
WITH SUITABLE SOIL & RELOCATE. SEE LIGHTING PLAN

© REMOVE LIGHT BOLLARDS & ASSOCIATED FOUNDATIONS. BACKFILL HOLES
WITH SUITABLE SOIL & RELOCATE. SEE LIGHTING PLAN

@ TREE TO BE RELOCATED. (COMPLETELY REMOVE EXISTING TREE &
ROOTBALL. BACKFILL DEPRESSIONS WITH SUITABLE SOIL.)

@ REMOVE EXISTING SPRINKLER SYSTEM AS NEEDED
<:> REMOVE ELECTRIC PANEL
@ REMOVE EXISTING STORM INTAKE.

@ RELOCATE EXISTING SIGN POSTS, & ASSOCIATED FOUNDATIONS. BACKFILL
HOLES WITH SUITABLE SOIL.

@ REMOVE ASPHALT & ALL ASSOCIATED CURBS.

<l> SIGHT TRIANGLE.
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GENERAL LAYOUT NOTES:

-y

REGULATIONS.

3. ALL DISTURBED AREAS SHALL BE SEEDED, FERTILIZED & MULCHED UNLESS OTHERWISE NOTED IN

PLANS. REFER TO LANDSCAPING PLAN.

4. ANY DAMAGE TO THE PAVEMENT NOT SHOWN FOR REMOVAL ON THE PLANS DUE TO CONSTRUCTION
ACTIVITIES SHALL BE REPAIRED AT THE CONTRACTORS EXPENSE. ALL EFFORTS SHALL BE MADE TO

NOT DISTURB EXISTING PAVEMENT.
5. ALL CONSTRUCTION MATERIALS, DUMPSTERS, DETACHED TRAILERS, OR SIMILAR ITEMS ARE
PROHIBITED ON PUBLIC STREETS OR WITHIN PUBLIC RIGHT-OF-WAY.

CONSTRUCTION DETAILS

MARKING DETAIL

% INSTALL 6" PCC PAVEMENT SECTION
(2 INSTALL PCC SIDEWALK PAVEMENT SECTION

INSTALL 6" STANDARD CURB & GUTTER

INSTALL CIRCULAR AREA INTAKE SW-512

INSTALL PERPENDICULAR CURB RAMP
INSTALL BIORETENTION CELL
INSTALL HICKENBOTTOM INTAKE DETAIL

ACCESSIBLE PARKING SPACE

INSTALL SINGLE GRATE INTAKE SW-501

CONSTRUCTION NOTES:

@ INSTALL RELOCATED LIGHT BOLLARDS

ALL DIMENSIONS ARE TO BACK OF CURB UNLESS OTHERWISE NOTED.
2. ALL WORK SHALL BE IN ACCORDANCE WITH OSHA CODES & STANDARDS. NOTHING INDICATED ON
THESE DRAWINGS SHALL RELIEVE THE CONTRACTOR FROM COMPLYING WITH APPROPRIATE SAFETY

INSTALL 6" STANDARD PCC CURB WITH CLASS A SIDEWALK

INSTALL PARALLEL CURB RAMP FOR CLASS A SIDEWALK

INSTALL RELOCATED OR NEW LIGHT POST. NEW LIGHTS SHALL MATCH
EXISTING FIXTURES (STERNBERG 250WHM FIXTURE)

<(> INSTALL RELOCATED HANDICAP SIGN POSTS

<[> INSTALL STOOP (SEE ARCHITECTURAL PLANS)

PARKING LOT COUNT
EXISTING QUANTITY PROPOSED QUANTITY
TYPICAL STALLS 120 176
HANDICAP STALLS 9 12
TOTAL STALLS 129 188
N
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GENERAL GRADING NOTES

1. SLOPES SHALL NOT BE GREATER THAN 3:1

2. GRADE TO DRAIN AWAY FROM ALL BUILDINGS.

3. SIDEWALK CROSS SLOPES SHALL NOT EXCEED 2%.
CONTRACTOR SHALL TARGET 1.5% CROSS SLOPE.

4. STRIP TOPSOIL TO WHATEVER DEPTHS ARE ENCOUNTERED ( A
MINIMUM OF 6") & STOCKPILE AS PER PLAN. RESPREAD
TOPSOIL AT LEAST 8" DEEP AS PER SPECIFICATIONS.

5. GEOTECHNICAL REPORT IS AVAILABLE UPON REQUEST.

LEGEND

TOC TOP OF CURB

HP HIGH POINT

LP LOW POINT

/W TOP OF WALL

B/W BOTTOM OF WALL

2.0%

—_—

JEE——

&

PROPOSED SLOPE

PROPOSED DRAINAGE PATTERN

MATCH EXISTING PAVEMENT ALONG ENTIRE LENGTH

Z
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BLACKHAWK COUNTY, CITY OF CEDAR FALLS

POLLUTION PREVENTION PLAN

ALL CONTRACTORS/SUBCONTRACTORS SHALL CONDUCT THEIR OPERATIONS IN A MANNER THAT MINIMIZES EROSION AND PREVENTS
SEDIMENTS FROM LEAVING THE PROJECT SITE. THE PRIME CONTRACTOR SHALL BE RESPONSIBLE FOR COMPLIANCE AND IMPLEMENTATION
OF THE POLLUTION PREVENTION PLAN (PPP) FOR THEIR ENTIRE CONTRACT. THIS RESPONSIBILITY SHALL BE FURTHER SHARED WITH
SUBCONTRACTORS WHOSE WORK IS A SOURCE OF POTENTIAL POLLUTION AS DEFINED IN THIS PPP.

1. SITE DESCRIPTION

THIS POLLUTION PREVENTION PLAN (PPP) IS FOR BLUEBELL HEALTH PLAZA OBGYN ADDITION IN CEDAR FALLS, IOWA INCLUDING BUILDING
EXPANSION, REMOVALS, PAVING, & UTILITIES.

THIS PPP COVERS APPROXIMATELY 14.65 ACRES WITH AN ESTIMATED 1.7 ACRES BEING DISTURBED. THE PORTION OF THE PPP COVERED BY
THIS CONTRACT HAS 1.7 ACRES BEING DISTURBED.

3. CONTROLS

PRIOR TO BEGINNING GRADING, EXCAVATION, OR CLEARING AND GRUBBING OPERATIONS, SILT FENCE SHALL BE
PLACED ALONG THE PERIMETER OF THE AREAS TO BE DISTURBED AT LOCATIONS WHERE RUNOFF CAN MOVE OFFSITE.
VEGETATION IN AREAS NOT NEEDED FOR CONSTRUCTION SHALL BE PRESERVED. AS AREAS REACH THEIR FINAL
GRADE, ADDITIONAL SILT FENCE, SILT BASINS, COMPOST FILLED SOCKS, INTERCEPTING DITCHES, SOD FLUMES,
LETDOWNS, BRIDGE EDGE DRAINS, AND EARTH DIKES SHALL BE INSTALLED AS SPECIFIED IN THE PLANS AND/OR AS
REQUIRED BY THE PROJECT ENGINEER. THIS WILL INCLUDE USING SILT FENCE OR EQUIVALENT AS DITCH CHECKS
AND TO PROTECT INTAKES. TEMPORARY STABILIZING MULCH SHALL BE COMPLETED AS THE DISTURBED AREAS ARE
CONSTRUCTED. IF CONSTRUCTION ACTIVITY IS NOT PLANNED TO OCCUR IN A DISTURBED AREA FOR AS LEAST 21
DAYS, THE AREA SHALL BE STABILIZED BY TEMPORARY MULCHING WITHIN 14 DAYS. OTHER STABILIZING METHODS
SHALL BE USED OUTSIDE THE SEEDING PERIOD.

THIS WORK SHALL BE DONE IN ACCORDANCE WITH THE SPECIFICATIONS.

AS THE WORK PROGRESSES, ADDITIONAL EROSION CONTROL ITEMS SUCH AS STRAW BALE BARRIER, SEDIMENT

7. INSPECTIONS

INSPECTIONS SHALL BE MADE JOINTLY BY THE CONTRACTOR AND THE CONTRACTING AUTHORITY (IF
APPLICABLE) EVERY SEVEN CALENDAR DAYS. THE CONTRACTOR SHALL IMMEDIATELY BEGIN
CORRECTIVE ACTION ON ALL DEFICIENCIES FOUND. THE FINDINGS OF THIS INSPECTION SHALL BE
RECORDED IN THE SWPPP BOOKLET OR PROJECT DIARY. THIS PPP MAY BE REVISED BASED ON THE
FINDINGS OF THE INSPECTION. THE CONTRACTOR SHALL IMPLEMENT ALL REVISIONS. ALL CORRECTIVE
ACTIONS SHALL BE COMPLETED WITHIN 3 CALENDAR DAYS OF THE INSPECTION.

8. NON-STORM DISCHARGES

THIS INCLUDES SUBSURFACE DRAINS (I.E. LONGITUDINAL AND STANDARD SUBDRAINS), SLOPE DRAINS
AND BRIDGE END DRAINS. THE VELOCITY OF THE DISCHARGE FROM THESE FEATURES MAY BE
CONTROLLED BY THE USE OF PATIO BLOCKS, CLASS A STONE OR EROSION STONE.

9. GENERAL NOTES
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A. THE ABOVE PLAN IS NOT THE COMPLETE STORM WATER PREVENTION PLAN (SWPPP), BUT RATHER ENGINEERS, P.C
THE PPP IS LOCATED IN AN AREA OF KENYON-CLYDE-FLOYD SOIL ASSOCIATION. THE ESTIMATED AVERAGE CURVE NUMBER FOR THIS PPP TRAPS, AND OTHER APPROPRIATE MEASURES SHALL BE INSTALLED BY THE PRIME OR SUBCONTRACTOR AS A PART OF THE SWPPP THAT IS TO BE UPDATED REGULARLY BY THE CONTRACTOR. IT IS PRIME MECHANICAL ,;\Nb PLUMBlNG
AFTER COMPLETION WILL BE 79. DETERMINED BY THE ENGINEER AFTER FIELD INVESTIGATION. THE CONSTRUCTION WILL BE COMPLETED WITH THE CONTRACTORS RESPONSIBILITY TO DEVELOP AND UPDATE THE SWPPP PLAN AS NiEED AS WELL YOUNG PLUMBING
ESTABLISHMENT OF PERMANENT PERENNIAL VEGETATION OF ALL DISTURBED AREAS. AS CONDUCT ANY NECESSARY INSPECTIONS IN ACCORDANCE WITH IOWA DNR, EPA, AND HEATING & COOLING
REFER TO THIS SHEET, AND THE GRADING SHEETS FOR LOCATIONS OF TYPICAL SLOPES, DITCH GRADES, AND MAJOR STRUCTURAL AND JURISDICTION GUIDELINES. THE CONTRACTOR SHALL BE RESPONSIBLE FOR IDENTIFYING ANY ELECTRICAL
NONSTRUCTURAL CONTROLS. A COPY OF THIS PLAN WILL BE ON FILE AT THE PROJECT ENGINEER'S OFFICE. RUNOFF FROM THIS WORK WILL 4. OTHER CONTROLS DEFICIENCIES CORRECTING THOSE DEFICIENCIES IMMEDIATELY AND DOCUMENTING SUCH WITH COMMUNITY
FLOW INTO CITY OF CEDAR FALLS STORM SEWER SYSTEM. CONTRACTOR DISPOSAL OF UNUSED CONSTRUCTION MATERIALS AND CONSTRUCTION MATERIAL WASTES SHALL THE SWPPP. A’LL EROSION CONTROL ITEMS EXCEPT THE TURF REINFORCEMENT MAT SHALL BE ELECTRIC
COMPLY WITH APPLICABLE STATE AND LOCAL WASTE DISPOSAL, SANITARY SEWER, OR SEPTIC SYSTEM REGULATIONS. REMOVED AT THE END OF THE PROJECT. SITE
2. POTENTIAL SOURCES OF POLLUTION IN THE EVENT OF A CONFLICT WITH OTHER GOVERNMENTAL LAWS, RULES AND REGULATIONS, THE MORE RESTRICTIVE CGA CONSULTANTS
SITE SOURCES OF POLLUTION GENERATED AS A RESULT OF THIS WORK RELATE TO SILTS AND SEDIMENT WHICH MAY BE TRANSPORTED AS A LAWS, RULES OR REGULATIONS SHALL APPLY. B. ALL STOCK PILES NOT INTENDED TO BE REDISTRIBUTED IN 14 DAYS MUST BE SEEDED OR
RESULT OF A STORM EVENT. HOWEVER, THIS PPP PROVIDES CONVEYANCE FOR OTHER NON-PROJECT RUNOFF THAT IS BEYOND THE OTHERWISE CONTROLLED WITH EROSION CONTROL FEATURES BY THE 14TH DAY AFTER STOCK
CONTROL OF THIS PPP. POTENTIALLY THIS RUNOFF CAN CONTAIN VARIOUS POLLUTANTS RELATED TO SITE-SPECIFIC LAND USES. EXAMPLES 5. APPROVED STATE OR LOCAL PLANS PILING. STOCK PILE LOCATIONS SHALL BE APPROVED BY THE OWNER. 14 DAYS AFTER INACTIVITY
ARE: DURING THE COURSE OF THIS CONSTRUCTION, IT IS POSSIBLE THAT SITUATIONS WILL ARISE WHERE UNKNOWN REQUIRES AN AREA TO BE STABILIZED IMMEDIATELY.
MATERIALS WILL BE ENCOUNTERED. WHEN SUCH SITUATIONS ARE ENCOUNTERED, THEY WILL BE HANDLED
RURAL AGRICULTURAL ACTIVITIES - RUNOFF FROM AGRICULTURAL LAND USE CAN POTENTIALLY CONTAIN CHEMICALS INCLUDING HERBICIDES, ACCORDING TO ALL FEDERAL, STATE AND LOCAL REGULATIONS IN EFFECT AT THE TIME. C. THE GENERAL CONTRACTOR SHALL PROVIDE CONTAINMENT OF ALL SOURCES OF POTENTIAL
PESTICIDES, FUNGICIDES, AND FERTILIZERS. POLLUTION INCLUDING FUELING AREA, PORTABLE SANITARY FACILITIES, WASTE DEPOSITORY SIONS
6. MAINTENANCE AREAS (DUMPSTER LOCATIONS), AND OTHER POLLUTION SOURCES. ALL AREAS WHERE 5 § i bate N
NOT READILY AVAILABLE SINCE THEY ARE TYPICALLY PROPRIETARY. BE MAINTAINED AS STATED IN THE POLLUTION PREVENTION PLAN.
D. CONTRACTOR SHALL TAKE PRECAUTIONS TO INSURE THAT EQUIPMENT, VEHICLES, AND PLANTING
OPERATIONS DO NOT DISTURB OR DAMAGE EXISTING GRADES, WALLS, DRIVES, PAVEMENT,
UTILITIES, PLANTS, LAWNS, IRRIGATION SYSTEMS, AND OTHER FACILITIES. REPAIR, REPLACE,
AND/OR RETURN TO ORIGINAL CONDITION ANY DAMAGED ITEM, WITHOUT ADDITIONAL
COMPENSATION.
E. THE CONTRACTOR SHALL PREVENT ACCUMULATION OF EARTH, SILTATION, OR DEBRIS ON
ADJOINING PUBLIC OR PRIVATE PROPERTY FROM THE PROJECT SITE. REMOVE ANY
ACCUMULATION OF EARTH OR DEBRIS IMMEDIATELY AT NO COST TO THE OWNER. TAKE REMEDIAL
ACTIONS FOR PREVENTION, REPAIR, REPLACE, AND/OR RETURN TO ORIGINAL CONDITION,
WITHOUT ADDITIONAL COMPENSATION.
F. THE COST FOR THIS WORK SHALL BE INCLUDED IN THE CONTRACTOR'S BASE BID.
OWNER SIGN-OFF:
DATE NAME
10. CONSTRUCTION NOTES:
EXISTING @ INSTALL SILT FENCE OR COMPOST FILLED SOCK - TO BE REMOVED AT THE END OF
THE PROJECT.
BUILDING
INSTALL INLET PROTECTION - TO BE REMOVED AT THE END OF THE PROJECT.
PROPOSED
BUILDING @ INSTALL CONCRETE WASH OUT AREA - TO BE REMOVED & RESTORED AT THE END OF
) THE PROJECT.
@ INSTALL EXCELSIOR MATT
@ INSTALL STABILIZED CONSTRUCTION ENTRANCE.
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SLOPE AS
PER PLANS SLOPE AS
- B PER PLANS
T~ e'PCC
EEE PAVEMENT St
. 6 GRANULAR
SUBBASE ) U W W
S DS/ SIS/ ) s i (MINIMUM)

\

5" PCC

PAVEMENT

4" GRANULAR

SUBBASE
(MINIMUM)

TOP 12" OF SUBGRADE

TOP 12" OF SUBGRADE
SHALL BE COMPACTED TO
95% STANDARD PROCTOR

N

SHALL BE COMPACTED TO
95% STANDARD PROCTOR
DENSITY (SPD) 2.0' BEYOND

DENSITY (SPD) 2.0' BEYOND
— EDGE OF PAVEMENT

EDGE OF PAVEMENT

@ 6" PCC PAVEMENT SECTION

@ PCC SIDEWALK PAVEMENT SECTION

26" (OR AS SPECIFIED)

R3"—

R

PER

—

SLOPE AS 1.

3II

PLANS 8 1

ADJOINING
PAVEMENT

@ 6" STANDARD CURB & GUTTER

1/2" EXPANSION JOINT

2.0%MAX. |
SIDEWALK 4" MIN.

- ADJACENT PAVEMENT

12" 18"

Precast (shown) or cast-in-place base:

@ Precast: 6-inch thick concrete with #6 welded wire

mesh on 4-inch centers (WWF 4" x 4").
Center mesh vertically within base.

(2) Cast-in-place: 8-inch thick non-reinforced

concrete.12-inch minimum riser height above all

pipes.

INTAKE SIZE - CASE 1
Outlet Pipe | Minimum Riser
Diameter, Diameter,
D1 D2

12" 18"
15" 24"
18" 24"
21" 30"
24" 30"
27" 36"

Location Station

CURB RAMP

- TURNING SPACE

oooooooo
oooooooo
oooooooo
oooooooo

DETECTABLE WARNING

@ PERPENDICULAR CURB RAMP

@ PERPENDICULAR CURB RAMP: TARGET
RUNNING SLOPE OF 6.25% WITH MAXIMUM

RUNNING SLOPE OF 8.3%. MATCH
PEDESTRIAN STREET CROSSING CROSS

SLOPE AT BACK OF CURB. AT MID-BLOCK

CROSSINGS, CROSS
SLOPE MAY EXCEED 2.0% TO MATCH

ROADWAY GRADE.

TURNING SPACE: TARGET SLOPE OF 1.5%,
WITH A MAXIMUM SLOPE PERPENDICULAR

TO THE TRAVEL DIRECTIONS OF 2.0%. AT

MID-BLOCK CROSSINGS, CROSS SLOPE OF

LANDING MAY EXCEED 2.0% TO MATCH

ROADWAY GRADE.
FEET.

MINIMUM 4 FEET BY 4

@ FLARE (10:1 MAX.) REQUIRED IF RAMP IS

CONTIGUOUS WITH SIDEWALK.

PARALLEL CURB RAMP
(FOR CLASS A SIDEWALK)

CURB RAMP

- TURNING SPACE

(1) PARALLEL CURB RAMP: TARGET CROSS
SLOPE OF 1.5% WITH A MAXIMUM CROSS
SLOPE OF 2.0%. THE LENGTH OF THE
PARALLEL RAMP
IS NOT REQUIRED TO EXCEED 15 FEET,
REGARDLESS OF RESULTING SLOPE. DO
NOT EXCEED 8.3% SLOPE FOR PARALLEL
RAMPS SHORTER THAN 15 FEET.

(2) TURNING SPACE: TARGET SLOPE OF 1.5%,
WITH A MAXIMUM SLOPE PERPENDICULAR
TO THE TRAVEL DIRECTIONS OF 2.0%. AT
MID-BLOCK CROSSINGS, CROSS SLOPE OF
LANDING MAY EXCEED 2.0% TO MATCH
ROADWAY GRADE. MINIMUM 4 FEET BY 4
FEET.

@ PARALLEL CURB RAMP FOR CLASS A SIDEWALK

SW-604 Type 3, 4, or 5 Casting

A DN

—~————— |nlet Elevation

Riser
<—— Diameter, D2 ——
(varies)
Depth ‘
| Class 3 RCP Risers
12" min:.
J’ / Invert
D1 =
Square Edge
6" min.
L ©
Base
6" min. * , /
— | 4" e — 4 =
TYPICAL SECTION

@ CIRCULAR AREA INTAKE SW-512
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BIORETENTION AREA
24" SW-512
B RIM: 946.80
9" MAX. g
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N
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MODIFIED N
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7 - | — \__~ N\~ \ o
os0se: 9
, wsese:Rie=sses
1.0 e el NE

=

SO0 v-vo

1.0% MIN.
D adbdiien

\\/\\ /\//\ /

3" ROCK MULCH

IMPERMEABLE LINER
INSTALLED ON ALL SYSTEMS
LOCATED WITHIN 10' OF A

BUILDING

EXISTING 10" ADS

STORM SEWER
FL: 943.83

STONE AGGREGATE
8" UNDERDRAIN

STONE AGGREGATE

"CHOKER" LAYER

@ BIORETENTION CELL TYPICAL SECTION

SOD OR RIP-RAP H

ELEV: 933.35
(100-YEAR ELEV.)

ELEV: 928.82

ELEV: 928.15

_ 5"HDPE OR NYOPLAST INTAKE
WITH 24 1"d HOLES

36"
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501 Sycamore Street
Suite 101
Waterloo, |IA 50703
\ 319.233.8419
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RESERVED SIGN R7-8 SIGN R7-8 RESERVED CASTlNG® I www.invisionarch.com
PARKING / 5' ABOVE 5' ABOVE PARKING FORM GRADE\\ LOCATION STATION J Va CONSULTANT:
(5' PARKING PARKING E\‘ . (BACK OF CURB) 1 STRUCTURAL
SURFACE SURFACE () ﬂ = x d - BISHOP CONSULTING
SIGN A1 - | - ENGINEERS, P.C.
R7.8P WALL b MECHANICAL AND PLUMBING
VAN - N\ . @ I — @ YOUNG PLUMBING
ACCESSIBLE @ 4wt ‘ [ LONg‘u (\)NALL HEATING & COOLING
OPTIONAL R — -0" ELECTRICAL
N U ~/ DIAGONAL {on MlN@ CONSTRUCTION —— L COMMUNITY
) BAR (TYP.) \1 /|  JOINT (TYP.) | —— I 4-0 ELECTRIC
7 e \ i — = SiE
DEPTH = CGA CONSULTANTS
) 8 |
WALL | 6"
4" (TYP !
. ) > (TYP) /FILLET }
T SHORT WALL
— < 2|_Ou
S
ACCESSIBLE ROUTE E / LOWEST | o == PLAN Y oion Dt no.
o PARKING STALLS FLOWLINE = — .ﬂL |
0 4" (TYPICAL) 3 * 4, {
Z BASE f 8" MIN REFER TO SW-514 FOR BOXOUT DETAILS.
: — -
36° TYP LU 1 Jooond ‘ ) [ ) (1) INSTALL FOUR #4 DIAGONAL BARS AT ALL PIPE
L VN |
7 \ / = OPENINGS.
3 T B P RO TR BN o9 O S MO RO
T Y 8" MIN (2) SW-603 TYPE R UNLESS TYPE Q IS SPECIFIED IN
s ; o0 o] CLASS | BEDDING THE CONTRACT DOCUMENTS.
L5 L 4" WIDE | ANGLE ORIENTATION 4b2 4bf MATERIAL
5 & 5 TYP FOR FIELD LAYOUT (3) CAST-IN-PLACE BASE SHOWN. IF BASE IS
Z9 LINES | SHORT WALL PRECAST INTEGRAL WITH WALLS, THE FOOTPRINT
S Z 45° — - 20" g S— OF THE BASE IS NOT REQUIRED TO EXTEND
%' C I U BEYOND THE OUTER EDGE OF THE WALLS.
o 3-0" -
= _ SEEPLANSFOR | SEE PLANS FOR (4) 12 INCH MINIMUM WALL HEIGHT ABOVE ALL PIPES.
WIDTH WIDTH SECTION A-A
(i f % (i f NOTES:
1. PAVEMENT MARKINGS (STRIPING) SHALL BE MADE .
— AN " WITH TRAFFIC PAINT OR PERMANENT TAPE. MARK | SIZE LOCATIONREHNAFIE)II: oINe ?AE\EJIG_ITSJ COUNT [SPACING MAXIMLUM PIPE DIAMETERS ot NAME
ACCESS AISLE 2. MEASUREMENTS IN PLANS ARE TO CENTER OF MARKING WIDTH vt | 4 Walls ol Reiort minis 7 14 s C)F(;IPEO Precast |Cast-in-place
LOCATION| Structure
PAVEMENT MARKING DETECTABLE WARNING aw2 | 4 |Long Walls 3.g" Varies 1o Shert Wal “ Struct::re
REQUIRED SURFACE REQUIRED IF CURB - ; ort tva 15 18
4w3 | 4 |Short Walls 2'-8" Varies | 12 Long Wall 24" }
RAMP IS LOCATED WITHIN b1 | 4 Base 4o 4 10" 30
SEE SHEET SEE SHEET SEE SHEET PUBLIC RIGHT-OF-WAY 4b2 | 4 | Base 30" 5 10"
C2.00 C2.00 C2.00
@ ACCESSIBLE PARKING SPACES @ MARKING DETAIL @ SINGLE GRATE INTAKE SW-501
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24" MIN.
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i D\ PLASTIC (‘)R TARPAPER WRAPPED
TNy
Bz am

@30" LONG TIE BAR \\EADER BLOCK

H
AT 12" CENTERS 'HT' @@
HEADER JOINT
(END RIGID PAVEMENT)

MATCH COLOR

JOINT SEALANT
MATERIAL SHALL DT % " SAW CUT
OF PAVEMENT 4, _ 1,

CRACK OR
JOINT LINE

DETAIL A
(SAW CUT FORMED BY CONVENTIONAL
CONCRETE SAWING EQUIPMENT.)

SEE DETAILAORB

s
0°0,°0 o0 . o Q% ,0,0°%
° o a a
00D 000 00 %6 0 0°
.

20 IR B o
@ ooogooooogo%n#] QQOQOQQQ
30" LONG TIE BAR
AT 12" CENTERS
'CT' @
TIED CONTRACTION JOINT

PAVEMENT EDgngSEE DETAIL C

. v
HOLE DIAMETER 1" ) M K @

LARGER THAN DGWEL 18" LONG DOWEL

RO (3)(5) AT12 CENTERS
ABUTTING PAVEMENT JOINT

JOINT SEALANT
MATERIAL SHALL
MATCH COLOR
OF PAVEMENT

suoxon—to
DETAIL B

(SAW CUT FORMED BY APPROVED EARLY
CONCRETE SAWING EQUIPMENT.)

TOP OF CURB

BOTTOM OF
SAW CUT

JOINT

SEALANT

MATERIAL TOP OF
Y SLAB

'C' JOINT IN CURB

(MATCH'CT', 'CD', OR 'C' JOINT IN PAVEMENT.)

BAR SIZE TABLE
@ DOWEL | TIE BAR
DIAMETER | SIZE
<8 > #6
1II
> g" 12 #10

JOINT SEALANT 10 1
MATERIAL ~ 3 *1g SAWCUT
PAVEMENT EDGE_0 SHALL MATCH
COLOR OF
. . PAVEMENT
9 15
o T MING B 4"+ 4" SAW CUT
5 o°°%:o? oi~*§—~°° -2
%OD”QO? 5 5@"@!@ \ @
1 CRACK OR
HOLE DIAMETER 1* 24" LONG TIE BAR) JOINT LINE
LARGER THAN DOWEL AT 12" CENTERS. DETAIL C
lRTl @
ABUTTING PAVEMENT JOINT
RIGID TIE
lu 3..
TOP OF PAVEMENT j
202, o] Y © SEALAN LN
: o 0’0o ‘ @
9005805 @ R‘)
BAR PLACEMENT

(APPLIES TO ALL JOINTS UNLESS
OTHERWISE DETAILED.)

SECTION A-A
(DETAIL AT EDGE OF PAVEMENT)

TRANSVERSE CONTRACTION JOINTS

NOTES:

1.

2.

@ ® @O

@

)

® @ ® e @ © @

&)

QD &

PAVEMENT JOINT TYPES ARE DEPENDENT UPON POUR
SEQUENCE.
JOINTS SHALL BE A MINIMUM OF 2' IN LENGTH AND HAVE AN
ANGLE OF 70° OR MORE.
MAXIMUM JOINT SPACING IS AS FOLLOWS:

TRANSVERSE = 15

LONGITUDINAL = 12.5'

SEE DOWEL ASSEMBLIES FOR FABRICATION DETAILS.
SEE BAR SIZE TABLE.

LOCATE 'DW' JOINT AT A MID-PANEL LOCATION BETWEEN
FUTURE 'C' OR 'CD' JOINTS. PLACE NO CLOSER THAN 5 FEET
TO A'C' OR 'CD' JOINT.

PLACE BARS WITHIN THE LIMITS SHOWN UNDER DOWEL
ASSEMBLIES.

EDGE WITH 1/4 INCH TOOL FOR LENGTH OF JOINT INDICATED
IF FORMED; EDGING NOT REQUIRED WHEN CUT WITH
DIAMOND BLADE SAW. REMOVE HEADER BLOCK AND BOARD
WHEN SECOND SLAB IS PLACED.

UNLESS OTHERWISE SPECIFIED, USE 'CD' TRANSVERSE
CONTRACTION JOINTS IN MAINLINE PAVEMENT WHEN@ IS
GREATER OR EQUAL TO 8 INCHES. USE 'C' JOINTS WHEN @ IS
LESS THAN 8 INCHES.

‘RT" JOINT MAY BE USED IN LIEU OF 'DW' JOINT AT THE END OF
THE DAYS WORK. REMOVE ANY PAVEMENT DAMAGED DUE TO
THE DRILLING AT NO ADDITIONAL COST TO THE
CONTRACTING AUTHORITY.

SAW 'CD' JOINT TO A DEPTH OF T/3 = 1/4"; SAW 'C' JOINT TO A
DEPTH OF T/4 = 1/4".

WHEN TYING INTO OLD PAVEMENT, @ REPRESENTS THE
DEPTH OF SOUND PCC.

BAR SUPPORTS MAY BE NECESSARY FOR FIXED FORM PAVING
TO ENSURE THE BAR REMAINS IN A HORIZONTAL POSITION IN
THE PLASTIC CONCRETE.

SAWING OR SEALING OF JOINT NOT REQUIRED.

THE FOLLOWING JOINTS ARE INTERCHANGEABLE, SUBJECT TO
THE POURING SEQUENCE:

'BT-1, 'L-1', AND 'KT-1'

'KT-2 AND 'L-2

'KT-3' AND 'L-3

SEALANT OR CLEANING NOT REQUIRED.

EDGE WITH 1/4 INCH TOOL FOR LENGTH OF JOINT INDICATED
IF FORMED; EDGING NOT REQUIRED WHEN CUT WITH
DIAMOND BLADE SAW.

SEE DOWEL ASSEMBLIES FOR FABRICATION DETAILS AND
PLACEMENT LIMITS. COAT THE FREE END OF DOWEL BAR TO
PREVENT BOND WITH PAVEMENT. AT INTAKE LOCATIONS,
DOWEL BARS MAY BE CAST-IN-PLACE.

PREDRILL OR PREFORM HOLES IN JOINT MATERIAL FOR
APPROPRIATE DOWEL SIZE.

COMPACT TIRE BUFFINGS BY SPADING WITH A SQUARE-NOSE
SHOVEL.
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SEE DETAIL H

° UQQDOO
o o, D¢
oQ o ° QOQ

3 © o
o 0 De o

O

WIDTH (SEE —— 1 |=

TABLE BELOW) 'CF' JOINT
TYPE | WIDTH
CF1| 2"
CF-2| 23"
CF-3| 3"
CF-4 3%"

o

A

DOWEL PLACEMENT

Y
@
A

(APPLIES TO ALL JOINTS UNLESS OTHERWISE DETAILED.)

TOP OF CURB

FLEXIBLE FOAM
JOINT FILLER

TOP__ o5, ;joo

|

OF SLAB” >k 0.7~

v

AM
lEE'

2" NOMINAL

JOINT IN CURB
(VIEW AT BACK OF CURB)

SEE DETAIL F X

RESILIENT
JOINT FILLER

%Q

Q O

o =3 o
° °
ogoOOo
L 0 QOQO
o
o Oe e}

|

—»{|<1" NOMINAL

IEI
1" EXPANSION JOINT

JOINT SEALANT

1II

2
> JOINT SEALANT MATERIAL

it PLYWOOD OR
RESSED wOOD

SPACER REQUIRED

FOR 'EF' JOINT.

FLEXIBLE FOAM
JOINT FILLER

2' THRU CURB > [« y 1OP OF CURB (SEE DETAIL F) ~—— 3
RN _ RESILIENT ”
o B e \JOINT FILLER JOINT FILLER ~~~ 3 (2000
QO QOO OQQ Z|| o Oooooo
TOP % SN 5 : :
OF SLAB ~ - 2=
< 1" NOMINAL SECTION B-B
lE'
JOINT IN CURB
(VIEW AT BACK OF CURB)  JOINT SEALANT DETAIL G
v ¥ |2 MATERIAL
TOP OF CURB—~ lJH ~1" THRU CURB iy yio SOINT
TOP OF SLAB x@)oogoo’ooooPQog/CURB éII OOOZO@\%
5 = —RESILIENT o

MATCH E' JOINT | &/
IN PAVEMENT ~ (o° 0

B

Z;oz JOINT FILLER

o°

SLAB

IES'

JOINT IN CURB

(VIEW AT BACK OF CURB)

DETAIL F

DOWELED EXPANSION JOINTS

FILLER MATERIAL 16
RESILIENT (DETAIL F)

TYPE | WIDTH
ED | T

DETAILH

1
5 JOINT SEALANT MATERIAL
2
T

TIRE BUFFINGS

EE 2" |FLEXIBLE FOAM (DETAIL F)

SEE DETAILE - LD y
SEE DETAIL Cx y PSRRI
I ¢ O?V?"D&‘;m?‘lzg&] @
FET o B
D72 .02 ., I KT @
'B' ABUTTING PAVEMENT JOINT - KEYWAY TIE
PLAIN JOINT
(ABUTTING DISSIMILAR PAVEMENT SLABS) T JOINT | BARS |BARLENGTH AND SPACING
<8 | 'KT-1 #4 | 30" LONG AT 30" CENTERS
_ g | KT2 4o | 30"LONG AT 30" CENTERS
b Y - KT-3 30" LONG AT 15" CENTERS
(00 Bl 00- ]
BT o (D SEE DETAIL D
'BT' j @ OQéZ ;o?;éoz O;i&ﬂ‘;}é ZOOOO?OOO: ‘;Oooo? y
ABUTTING PAVEMENT JOINT - RIGID TIE D B e mee @
(T) | JOINT | BARS |BARLENGTH AND SPACING @j
n 1 1 11 1 'L'
<8 BT-1 #4 36" LONG AT 30" CENTERS CONTRACTION JOINT
>g" | 'BT-2 #5 | 36" LONG AT 30" CENTERS
(T) | JOINT | BARS |BARLENGTH AND SPACING
3 < 8" L1 #4 | 36" LONG AT 30" CENTERS
4 DIA. HOLE FOR BT-3 rab R L-2 36" LONG AT 30" CENTERS
AND BT-4 JOINT o0 O 4 =8 L-3 #5 | 36" LONG AT 15" CENTERS
i DIA. HOLE FOR BT-5 553&0 o : 6 >
O, s 20
OlNT @OQO D. OOOO O
9"MIN. 15" MIN. , 4 1 1
’_171 n + ZII OR - gII
- DOYpi
ABUTTING PAVEMENT JOINT - RIGID TIE (DRILLED)
-
(T) | JOINT | BARS | BARLENGTH AND SPACING —
<8 | BT5 #4 | 24" LONG AT 30" CENTERS
g | BT® | | 24'LONGAT30' CENTERS DETAIL E
BT-4 24" LONG AT 15" CENTERS KEYWAY DIMENSIONS
KEYWAY TYPE| PAVEMENT THICKNESST) | (A)
SEE DETAIL D-1 OR D-2 STANDARD 8" OR GREATER 1%" 23"
SEE DETAILE Y
FERE NARROW LESS THAN 8" | o
D (@
'K > =" + 7" SAW CUT
KEYED JOINT FOR ADJACENT SLABS
(WHERE T IS 8" OR MORE) o [T O,
QQ °°n
o o)
S| (2] 0.
T/3 =24 Q Oo OQ
#5BARS,  SEEDETAILE P @OQQ )
30" LONG AT ST Do e e o
12" CENTERS gg\o Ogogz;o;o%éé;L 2®
- D TS NG T i
2%“ \oé)oé‘ozbooogo" o‘:;}ﬂ%ﬁ/ e } j CRACK OR
\_ JOINT LINE

#5 BARS AT
12" CENTERS

'KS-1'
[SINGLE REINFORCED PAVEMENT (BRIDGE APPROACH)]

DETAIL D1
(REQUIRED WHEN THE DEPARTMENT OF TRANSPORTATION
IS THE CONTRACTING AUTHORITY, OR WHEN SPECIFIED IN

THE CONTRACT DOCUMENTS.)

#5 BARS 30" LONG AT 12" CENTERS
#6 BARS AT 12" CENTERS
/ /7#5 BARS AT 12" CENTERS
A
Q0 O O o N &

Voorere
o B ] 1LY
I #8BARSAT / - #5BARSAT
12" CENTERS 12" CENTERS

'KS-2'

[DOUBLE REINFORCED PAVEMENT
(BRIDGE APPROACH)]

SEE DETAIL E

An 5 55 o o NA O
2 . OQ"?QODO"QQOOOQOQ R
o YAGS
Qv7<|0

A O %0 500 000

> oh
v

S

3

|n

[

LONGITUDINAL CONTRACTION JOINTS

JOINT SEALANT MATERIAL

OOO OOQO
Do O°. 0O 0

T/3 + Z"

O3

O

CRACK OR
JOINT LINE

DETAIL D-2
(REQUIRED WHEN THE DEPARTMENT OF TRANSPORTATION
IS THE CONTRACTING AUTHORITY, OR WHEN SPECIFIED IN

THE CONTRACT DOCUMENTS.)

DETAIL F

(SEE DOWELED EXPANSION

JOINT FILLER MATERIAL @
(SEE DOWELED EXPANSION

R JOINTS TABLE)

EF | 35" [FLEXIBLE FOAM (DETAIL G)

JOINTS TABLE) {% O;OQQOE QQ:OOQ%/ g @ BAR SIZE TABLE
i AN ™ | <s ZEN a0
®)1g Lon power / = = wiotH K DOWEL | 3, (o o
AT 12" CENTERS (SEE DOWELED EXPANSION JOINTS TABLE) DIAMETER 4 4 5
'ED", 'EE', 'EF’ 15
DOWELED EXPANSION JOINT
EXPANSION JOINTS
Type Method of Load Transfer Thermal movement
. . Lack of
Joint Transverse | Longitudinal | Expansion ?r%':genrelcg)iie Key ;;er Dg:/rel DO\;VIEIZ?S © JrI:\?etr?t jg)i(:ta: Islloc:/\r/]s rei:lfg\rl\clzlng Comments
movement | movement | movement movement
B X X X Used between dissimilar materials or when other joints are not suitable.
C X X X Transverse joint used when T < 8 in. May also be used on non-primary routes if AADIT < 200 vpd.
CD X X X X Transverse joint used when T 2 8 in. Use C joint when joint length is 2 ft.
CT X X X X Speciality tied contraction joint.
DW X X X Used by contractor as a stopping point.
HT X X X Used at the end of rigid pavement prior to placement of second slab.
RD X X X Joint between new and existing pavements, dowels are used.
RT X X X Joint between new and existing pavements, tie bars are used.
BT-1 X X Longitudinal joint used when T < 8 in, interchangeable with L-1 depending on paving sequence.
BT-2 X X Used when L-2 and the KT-2 are not possible, T > 8 in.
BT-3 X X Joint used between new and existing pavements. Tie bars are used when T 2 8 in.
BT-4 X X Joint used between new and existing pavements. Tie bars are used when T 2 8 in.
BT-5 X X Joint used between new and existing pavements. Tie bars are used when T < 8 in.
K X X X T > 8 in. minimal usage.
KS X X X Used in reinforced pavements.
KT-1 X X X Longitudinal joint used when T < 8 in, interchangeable with L-1 depending on paving sequence.
KT-2 X X X Longitudinal joint used when T < 8 in, interchangeable with L-2 depending on paving sequence.
KT-3 X X X Longitudinal joint used when T < 8 in, interchangeable with L-3 depending on paving sequence.
L-1 X X X Longitudinal Joint used when T < 8 in, interchangeable with BT-1.
L-2 X X X Longitudinal joint used when T 2 8 in, interchangeable with KT-2 depending on paving sequence.
X X X Longitudinal joint used with pavement of large width, interchangeable with KT-3 depending on paving
L-3 sequence.
CE X X X 4 in expansion joint.
E X X X X 1 in expansion joint.
E X X X X X 1 in doweled expansion joint.
EE X X X X X 2 in doweled expansion joint.
EE X X X X X 4 in doweled expansion joint
ES X X Used in curb to match expansion joint in pavement.

Item 4.

INVISION

PLANNING | ARCHITECTURE| INTERIORS

501 Sycamore Street
Suite 101

Waterloo, |IA 50703
319.233.8419
319.233.9772 Fax
www.invisionarch.com

CONSULTANT:
STRUCTURAL
BISHOP CONSULTING

ENGINEERS, P.C.
MECHANICAL AND PLUMBING

YOUNG PLUMBING
HEATING & COOLING

ELECTRICAL

COMMUNITY

ELECTRIC
SITE
CGA CONSULTANTS

REVISIONS:

Description Date  No.

OWNER SIGN-OFF:

DATE NAME

BLUEBELL HEALTH PLAZA
OBGYN ADDITION

226 BLUEBELL RD

CEDAR FALLS, IA 50613

MERCY HEALTH

PROJECT NO:
21053

DATE:
Aug 16, 2021

SHEET SET:
CONSTRUCTION
DOCUMENTS

SHEET NAME:
DETAILS

SHEET:

C5.03

pyrigh O;

40




@

00¥O

133HS

NV1d 3dVOSANVT
AWVN 133HS

SINIWNDOd
NOILONAISNOD
213S 133HS

120z ‘91 BNy
Awva

€501¢
‘ON 123r0¥d

Qy 11383n79 92T
NOILIAAVY NADYO
HITVAH ADdIW

€190 VI 'ST1v4 dva3d
VIV1d H1ITV3H T13493N14

N ava
HO-NOIS JANMO

ON  o4od uolduoseq

‘SNOISIATY

SINVLIINSNOD VOO
ans

ORILOF3
ALNNWWOD
TVOIOT3

ONITOOD 8 ONILVIH
ONIGWNTd ONNOA
SNIgWMId ANV TYOINVHOIW
"O'd "SAFINIONT
ONILINSNOD dOHSIg
IVANIONAIS

AINVIINSNOD

WOD YDIDUOISIAUI MMM
XO4T/L6'EET61E
61YBCET61E

€0£0S V| ‘O0UjOM

101 ®4ns

22145 210WD2AS |05

‘SO BUNLOALHONY [ONINNY

NOISIAN

04T ‘SINIOd V101

'4'S 06€°LY

sbnid 006
uojeb g/ ve

abpag [erQ uteld

abpag xo-

sselo) swe|4 ajding

0968 :SLNIOd d3S0d0¥d

(I1e3 .2 1) uojeb g 4
(I1e3 .2 1) uojieb g [

oSy usng Auaquel) uesdoung oedwo)
Ausqleg uuad Wel|iAn

§
\
\

Jenaig xese) €0

]

eoplouldnp Xa1e)  AD

sueoseinding, sisuauis snyuessiy S

SOSSeIS) pUE S[eluUsIad

Jwnjoedwo), snindo wnuingip OA

0ge Juuad welipn, sissupAnpelb sualeg  dm
(I1e3 .2 1) uojeb g 29 069 JBWNg MOT-MOID aopeuwlose snyy v
sqnys
0l L 0091 duld UM snqoas snuld Sd
9 i4 oze 20n.dg s|iH %oelg eonefesold  9d
8 8l 0291 a4 sejbnoq nsaizuaw ebnsjopnasd Wd
8 14 09¢ pawWLIS-HINW ‘YoJIg JOATY ebluemeg 19
8D .S [ 0v0L uadsy Buenp saplojnwaJ} snindod 1d
eD .€ 6 oL8 1SN20|ABUOH BUIAYS BUIIANS, SOYIUEDEL BISIPAID 19
1eD ¥ el 00€L 3e0 SHUM eqe sndJenp YO
‘D £ 9 ovs a|deyy Jebng wnJeyooes Jady Sy
S981 shonpidaq AI0JSISAQ
37IS  "ALD S1INIOd 3JNVYN NOWWOD JAVN TYOINVLOE  AIM
NVd ONILNV1d d3S0d0Hd
018'€ :SLNIOd ONILSIX3
©9§ 9 09¢ OBWING MOT-MOJD QoMewoJe snyy vy
sqnIys
‘eD .7 [ 005 w|3 apejoody UOKOW Shwiin AN
‘12D . S 0SY uspulr puowpay Jpuowpay, X ¥l
89 € ore 20nds s|IiH Yoelg eonelb eadld  ©d
‘8D L€ 14 09¢ 1SNo0|ABUOH BUIANS LBUlAyg, soyueoel) BISHPRID 1D
18D .S i 0zl Au1agyo0H Bpld Buleld BPld @lfeid, SI||BIUSFIO00 S8 0D
8-9 € oz 9811qeld [9Maf pay 1BMar paY, sniep k=17
01-8 L 0oL youg abepiaH obeoy, eIBIN BINIGE NG
89 9 ovs a|ddeqesd auyaueld ouayeld, snen  di
==
3ZIS  ALO SINIOd JNVYN NOWWOD JAVN TVOINVLOE  AIM

"H3INMO 3HL A9 d3IAQHddY SY SSYHO JuNL 3NT8 AMONLNIN
HLIM 030008 38 TVHS $a38 3dvOSany1any ‘ININIAVd

9002 TVNIDIHO WOHH NY1d ONILNV1d 3HOLS3H

'ONITING A9 AFMIA0D ISIMYIHLO LON SYIMV aIgUNISIA TV 6
"ONIINY1d OL HORId ¥INMO THL AG
TVMOYddY HO4 ¥IINIENT THL A9 G310 SY HO SONIMYYA
JHLNO GILYOIONI S 07314 NI SINVTd TIV JOVTd MO VIS '8
"SONIMYHA NO NMOHS SV ALILNYND NI SINYTd ATddNS
TIVHS MOLOVHINOD FHL “FINAIHOS INVTd FHL NO GILVOIaNI
$37IS ONIGFIOXT O 0L VND3 38 TIYHS $32IS 'S3I03dS
JHL HOd TVINHON SI IVHL HLMOYS 40 LBYH HLIM ‘STINPNI
QINY 38V3SIA 'SLOFSNI WONH 334 ANY SNOHODIA ‘AHLTVIH .
‘INNOS ‘NMOYD AYISHNN 38 TIVHS WRIELYW INVIA TV . 350700 SRS o S S S8 B ed
'SOILSIILOVAYHO TILNISST FWVS ONIAVH
LINVd 40 ALFMVA 40 3218 INTWVAINDI LSFAYAN 38 TIVHS ONIdVOSANV1 LOT ONIMHYd
SNOILNLILSANS "ONILINYTd HO ONIDOVL CL HOIMd WAOYddY
404 YIINIONT FHL OL NOLLNLILSENS 40 ALIINVA ANV JWYN 0968 o1'e T SINIOd W1OL
30IA O¥d 1SN YOLOVHINOD FHL “I18VIIVAY LON SI TVINALYA Smw ok m:x_wm <« mm.x%xmm _m% NI mmmnﬁw_wﬂm
@314103dS FHL 1VHL VIAOYHd SYH ONY “WINALYW G314103dS ES0a0hT BhLSKE Ty S OILns3a
JHL HO4 STONNOS TV GILSNVHXT SYH HOLOVHINOD
JHL NIHM G3MOTIV 38 ATNO TIYHS SNOILNLILSENS 9 S.INIOd ONIdVOSANY
*103r0¥d FHL 40 JONV1AIO0V TVILINI ANV NOLLTTNOO R — . R —
“IN4$S300NS FHL OL TVIINISST SI WIRALYI INVd TTV 40 (961°91) IS 128'90L - VALY QIAVd
INTINTHNOONd ATINIL “LOVHINOD 40 QMY FHL ONIMOTIOL =4 Tsrz ez 30VdS N3dO
SAVQ 12 NIHLIM SISSYHO TVININYNSO ‘STVINNTHId MM%« o “m O ey AOVRISSIAVOSANY w:,w_m__u<<wm,m MWM%W»WM “ﬂ%
'SANYHS TIV 404 STILIYA ANV SALLILNYND ‘S30UN0S SaiAobd RETTEN NOLAEDEIT
“INFWFHNOOM 40 J008d MOHS TIVHS HOLOVHINOO FHL G
"YIINIONG FHL OL SHITE0Yd FOVNIVHA SLNINIHINDIY 30VdS NIdO
H0 7108 FOVAUNSANS 14OdTY TIVHS YOLOVYINOD FHL '+
'NOILIGH INFOTY LSOW O g8 @
‘PO0Z-09Z ISNV YOOLS AYISHNN HO4 QHYANYLS NVOINIAY OL :
NRHOANOO TIVHS TVIALYA INVTd 40 ALITWND ONV 3ZIS ‘AN '€ ‘G33S NMVT + 3dAL TIVLSNI @
‘GALIAIHONd TV SLONAOYd LINTVM .2 ] )
40 HILd3A ¥ 0L SA3g ONILINY1d 40 3AISLNO 33341 TV ANNOHY NOLLONYLSNOD DNIHNA LO310Hd "NIVANIH OL SANHHS ONILSIX3 @
HOTNIN Y GOOMAYH 0300T4HS 35v1d ._._Nﬂwmmww%&zmw K NOLLONKISNOD SNIHNG LOAL0Kd NIVW3E OL THL ¥ .52 DHILSIX3 &)
ONISYE ANV SAILILNYNT NMO ONILYTNOTVI ¥O4 FT9ISNOLSIY "NOILONHLSNOD ONIHNA LO3L0Hd "NIVINIH OL 3341 VO «¥ ONILSIXI @
SIHOLOVHINOD "'SHN000 LOITANCO Al IVATMd TIVHS . ) .
ONIMYHA ‘ATNO NOLLYIWHOANI HO4 Iy STILILNYAD INVd .— NOILONHLSNOD DNIHNGA 1O3L0Hd ‘NIVINIH OL1 33HL “vD .€ DNILSIXT @
‘SILON IdVOSANYT ‘S31ON NOILONYLSNOD IdVOSANY1

—_———— =
) — — — — —io— — — — —tO) o)

(

o———— "

———fy———— —F

Vo
% mo

(s) on

222

——
=

\\

oV S9vL
'L4 DS €e9'6€9
Wy T30HVd

(ovo
343H ONILSIX3 3LYD0T3H

ONIaTIng
a3sododd

I”II

s e

/ \
/
,
s

09

0¢ 0

|
*
|
|
_
|
|
*
|
_

T

50584 d¥D DILSY1d MOTIZA /M
/g .21 0N

3¥3S DIHdVHD

Z

S098# d¥D AILSV1d MC
WiE .

190ieB] - wdgD:p - 12-61-80 - 00'vQ - Bwp (edeaspue) 00"y -9EBSNES UBI\SIZUS\SOMP\IERE T



Bluebell_Health_Plaza_R21.rvt

BIM 360://21053_MercyOne_Bluebell_Health_Plaza/NEW_21053_MercyOne

8/19/2021 7:49:29 AM

SHEET RESPONSIBILITY:HJH

EXG ROOF NEW ROOF

EXG BLDG NEW ADDITION

GENERAL ELEVATION NOTES:

1. SEE ARCHITECTURAL FLOOR PLANS FOR WALL TYPES,
WINDOW NUMBERS, DOOR NUMBERS, AND DIMENSIONS.

2. PLACEMENT OF WALL MOUNTED ITEMS (FIRE STROBE,
DOOR OPERATOR BUTTON, WALL HYDRANTS, ETC) ARE
DIMENSIONED TO CENTERLINE OF ITEM.

3. HATCHED AREA IS FOR REFERENCE ONLY.
4. ANY RETURNS OR BLIND ELEVATIONS NOT SHOWN SHALL

BE SIMILAR IN MATERIAL AND MAKEUP TO ADJACENT
CONDITIONS OR OTHER SIMILAR CONDITIONS.
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INVISION

PLANNING | ARCHITECTURE | INTERIORS

501 Sycamore Street
Suite 101

Waterloo, |A 50703
319.233.8419
319.233.9772 Fax
www.invisionarch.com

CONSULTANT:
STRUCTURAL
BISHOP CONSULTING

ENGINEERS, P.C.
MECHANICAL AND PLUMBING

YOUNG PLUMBING

HEATING & COOLING
ELECTRICAL

COMMUNITY
ELECTRIC
SITE
CGA CONSULTANTS
REVISIONS:
Description Date  No.

A WEST ELEVATION
1/8" = 1'-0"
NEWROOF | EXG ROOF
BRICK 2 AT ACCENT SQUARE
ELEC. CONTRACTOR TO PROVIDE CONDUIT FOR POTENTIAL MONUMENT SIGNAGE LOCATION
o ELEC. CONTRACTOR TO PROVIDE CONDUIT FOR POTENTIAL BUILDING SIGNAGE LOCATION EXGBLDG | NEW ADDITION
3 SOUTH ELEVATION
1/8" = 1'-0"
—
ASPHALT SHINGLES
BRICK 2
PREFINISHED METAL
/  DOWNSPOUT/GUTTER, TYP.
o PREFIN. METAL FASCIA
BRICK 1 SOLDIER COURSE
BRICK 1
cJ
EAST ELEVATION NORTH ELEVATION
2 1/8" — 1|_0|| 1 1/8" = 1'_0"

‘L NEW ADDITION PIECE

THIS SHEET CONTAINS COLOR CONTENT - THIS SHEET MUST BE PRINTED IN COLOR TO VIEW CONTENT PROPERLY

OWNER SIGN-OFF:
DATE NAME

BLUEBELL HEALTH PLAZA OBGYN

ADDITION

226 BLUEBELL RD
CEDAR FALLS, A 50613

MERCYONE

PROJECT NO:
21053

DATE:
JULY 30, 2021

SHEET SET:
CONSTRUCTION
DOCUMENTS

SHEET NAME:
EXTERIOR ELEVATIONS

SHEET:

A2.0]1

CopyrigD ¢ 2021
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—_ EXISTING
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« ADDITION

e

PROPOSED
5' PUBLIC SIDEWALK

STORM WATER—
DETENTION

WAY

5' PUBLIC SIDEWALK TO BE v
INSTALLED ALONG BLUEBELL ROAD
WITH FUTURE DEVELOPMENT

10' TRAIL WITH EASEMENT TO BE
INSTALLED ALONG SOUTH PROPERTY LINE
WITH FUTURE DEVELOPMENT

e — ™ [ is——owe e BLUEBELL HEALTHPLAZA OBGYNADDITION| 5021 MASTER PLAN EXHIBIT Lot

e e — o
| CHECKED: MMB __ DATE: _08/17/2021

Ph 515-232-1784
www.cgaconsultants.com APPROVED: MMB DATE: _08/17/2021

J\5836\dwgs\Exhibits\5836- Future Walk and Trail Exhibit.dwg - CGA Plan - 08-18-21 - 12:25pm - jgarber

CEDAR FALLS, IOWA
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GENERAL SITE DATA & KEY
Non-Residential Use Residential Use
Single Family . 150.8 Ac.

(T | b

] . [ Townhome. 329 Ac.
- Commercial / Office.................cccccccc...... 436 AcC. - Multi-Family . 7.9 Ac.
: Office / Multi-Family ... 7.0 Ac.
[ N
| _—

Commercial. 21.1 Ac.

FARM & FLEET Commercial - Zoned HWY-1.

n Home 103.0 Ac. BIKE TRAIL

Professional Services / Professional Offices...62.4 Ac. Western Home - Zoned R-3 435 Ac. I
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- ( 2 R = . O N Y 7.02 Miles of Trails
4 ph . % MO Y vy Mixed Use Office. 518 Ac. ;e ; .
S £ = = . s I . < % /150"'4(;%:'\ \\\\\:\\ 5 i " included in "Mixed Use" total acreage « Municipal Use e
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v - S————— 2 ’ e = with "R.In/R.Out”" for
L =2 VIKING RD. = Comimon Area Use = Right in/Right out.
4 X =" s.W.M.(storm Water Management).......... 55.4 Ac. [P rarksand OpenSpace................. 113 Ac
- NOTE: All uses are zoned MU
S.W.M.-Zoned HWY-1 ... .........12 Ac m Parks, Open Space & S.W.M. - Zoned R-3......3.6 Ac. unless otherwise noted.
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Item 5.

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:  Chris Sevy, Planner |
DATE: August 16, 2021
SUBJECT: Rezoning Request — Creekside Condos

REQUEST: Amend Future Land Use Map from Office & Business Park to Medium Density
Residential (Case #LU21-001) and to rezone property from C-1 Commercial
District to R-P Planned Residence District. (Case #RZ21-005)

PETITIONER: Dan Levi; Levi Architecture

LOCATION: Hanna Park Commercial Addition Lots 1, 2 & 3 and P A Hanna Addition Lot 4;
Northwest corner of Cedar Heights Drive and Valley High Drive

PROPOSAL
The applicant is seeking to build a medium density residential condominium development along
Cedar Heights Drive north of Valley High Drive. Residential is only aIIowed condltlonally in the
C-1 district which also has a two-story 35-foot & - ST o
height limitation. That limitation precludes the
proposed three-story 42-foot buildings from
being built. Therefore, the applicant is
requesting to rezone this property to an R-P
Planned Residence District where a planned
condominium development can be built.

! Gam,pt‘R:dF :

292
2

Since one of the primary considerations of a
rezoning is whether the rezoning request is
consistent with the Comprehensive Plan, staff
notes that an amendment to the
Comprehensive Plan will be required in order
to consider approval of the rezoning.

BACKGROUND
The four parcels in question and the
surrounding area on three sides were zoned
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C-1 Commercial in 2005. The northernmost parcel was platted in 1990 and the other three were

platted in 2007 with the intent to allow commercial development. Staff notes that demand and

interest for commercial development in this location has been limited as residential development

has filled in around these parcels and they have remained vacant. There is considerable
commercial development along University Avenue, which carries more traffic than Cedar
Heights Drive, and is therefore more attractive to commercial development.

The applicant has provided a development plan for the site where six 12-plex buildings would
go. This proposal is also going through a subdivision process to combine lots and reconfigure
the utility easements that were previously platted. If rezoned from C-1 Commercial to an R-P
Planned Residence District, it will be the lone R-P district in that immediate neighborhood.
However, residential uses would border three sides of the development area.

PCC " RETARING WALL |
INON; BRSIN -\ >
NORTH .- )
(Prase 3] - = = s - == i > -
132.35" _ : - 51" LS - - = - 280.51" N “» N, 18293
1 Y [
AT S ] -
%

VALLEY HIGH DRIVE

MINIMUM CRITERIA AND LAND USE MAP AMENDMENT
The following criteria are the minimum consideration for a rezone:

1) Is the rezoning request consistent with the Future Land Use Map and the Comprehensive
Plan?
Not at this time. A land use map amendment
is required and must be considered prior to
consideration of the rezoning request. The
Future Land Use Map shades this property in
pink which is for Office and Business Park
uses. The area outlined in yellow below
(marked by a star) will need to be amended
to “Medium Density Residential” to allow the
proposed project. The area on the east side
of Cedar Heights Drive is also designated as
Medium Density Residential, shown shaded
in orange, so a change on the west side of
the street would create consistency in the
type of development in the area.

Office and Business Park uses here on the
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Future Land Use Map may not be a practical expectation at this point. In recent history there
has not been interest or demand for further office spaces or commercial development along
Cedar Heights Drive as there are more prominent commercial corridors nearby along
University Avenue and Viking Road. Office and business park development has also
agglomerated in the industrial land further to the west. Principles of land-use planning would
concentrate commercial uses in nodes that are appropriately sized. Staff finds that the
amount of commercial and office indicated on the Future Land Use Map along this corridor
may be excessive given the lower traffic volume and more attractive location for such
development in other locations. On the other hand, additional residential development will
provide needed housing in the community and help create more demand for nearby retalil
and commercial services. Staff recommends amending the Future Land Use Map changing
the area outlined in yellow above to Medium Density Residential. Staff also suggests
including the parcels south of Valley High Drive, which have largely been developed as
residential. If the Land Use Map is amended as recommended, the rezoning request would
then meet the test for a rezoning.

2) Is the property readily accessible to sanitary sewer service?
Yes, all utilities are readily available to the site.

3) Does the property have adequate roadway access?
Yes, the property borders Cedar Heights Drive and Valley High Drive.

ANALYSIS OF THE PROPOSED RP PLAN

The intent of the C-1 Commercial District is to border residential neighborhoods and provide for
the “daily local business needs” of those neighborhoods. In the immediate area, most of the C-1
District has been developed as residential while the commercial amenities in the neighborhood
include a dental office, a credit union, and a school district office for programs that help students
transition to college and the work force. Residential uses are only allowed in C-1 with approval
by the City Council. The applicant is requesting to rezone the property to R-P in order to cluster
the residential development in 3-story buildings, which would not be allowed in the C-1 Zone.

This 6.38 acre property is bordered by a variety of uses: 4-plex condominium buildings to the
west and south, a single family neighborhood and a church on the east, and the School District
Educational Support Center on the north.

Staff finds that, for the surrounding residents, this rezone provides a more reliable expectation
regarding what will be developed, how the buildings will be placed on the lot and how they will
be designed to create a quality neighborhood. If demand changes and if left as C-1, many
commercial uses such as retail, restaurants, and gas stations would be allowed with few
restrictions or standards and would not be subject to review by the Planning and Zoning
Commission and City Council.

The purpose of the R-P Planned Residence District is to provide for the orderly planned growth
of residential developments in larger tracts of land. These larger tracts are more typically
defined as being 10 acres or more, though this is not a hard number. For the sake of limiting the
use and having assurance of how the parcels in question will be developed, City Staff finds that
the R-P District is appropriate. An RP rezoning request must be accompanied by a master
development plan and a developmental procedures agreement must be approved by City
Council to ensure that the area is developed according to the plan.
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The following is an analysis of the proposed development plan and an outline of specific
requirements to inform conditions of the rezoning:

1. Below is a table of the spatial requirements that would apply to this project along with the
proposed figures (including C-1 requirements for comparison):

Required in Required in Proposed
C-1 R-P
Front Yard 25 Feet 20 feet 34 feet (closest building); 55 feet
Setback: (furthest building)
Rear Yard 10 feet 35 feet 69 feet (closest building); 90 feet
Setback: (furthest building)
Side Yard None 10 feet (25 25 feet on north and 60 feet on
Setback: feet total of south
both sides)
Lot area None 14,800 46,391 square feet per 12-plex
minimum: square feet
per 12-plex
Height: | 2 stories; 35 N/A 3 stories; 42 feet
feet

While the above figures are minimum requirements, the placement, design and height of
the buildings will have to be substantially consistent with what is shown on the submitted
master plan and outlined in the development procedures agreement. The setbacks,
density and building height of the proposed development are listed in the column on the
right. When a site plan application is submitted, it will need to be substantially consistent
with these dimensional standards.

Concern about the height and number of units has been expressed by some of the
neighboring residents to the west. The applicant seems to adequately address these
concerns by having the buildings set back a minimum of 69 feet. The garages proposed
at that setback are only 1 story and the 3-story 42-foot residential buildings are
approximately 150 feet from the west property line. In contrast, the C-1 District would
allow a 35-foot tall two-story building at a 10-foot setback with no mandatory review by
the Commission or Council. Also, screening or fencing may not be required on property
lines between two developments that are zoned C-1.

2. Since Cedar Heights Drive is an arterial street and previous plats limit the number of
driveways, only two access points will be allowed to ensure a smooth traffic flow. The
applicant’s proposal shows two access points, both on Cedar Heights Drive. A third
access point may be allowed on Valley High Drive, however the applicant has opted not
to provide that access point due to slope and elevation issues.

3. Required landscaping and screening will be largely determined by the parking code as
there are no landscape standards outlined in the R-P District (nor the C-1 District). The
proposed plan features a 3.5 to 6-foot berm along the west edge of the property with
trees, shrubs, and other plants on top of it. Below is an exhibit that was created to
demonstrate to the neighbors how this will soften the view from their rear yards and
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effectively screen the taller buildings from view. Staff finds that this is a good solution to
help screen and separate the lower intensity residential development to the west and the
taller buildings proposed with this development. During site plan review, the applicant will
need to provide more details on how this berm and landscaping will provide an effective
screen that is at minimum 6 feet tall to meet zoning code requirements.

OVERSTORY
/ TREES S

THICK
_ VEGETATION
o

ST PROPERTY

2
2

W

THSTING GRADE

4. Below is the provided landscape plan. The placement and number of trees and
landscaping will be reviewed in detail when an application for site plan review is being
considered. Note that the stormwater is being directed to the east to a series of
landscaped basins. It should be noted that with development the stormwater from the
proposed development will be managed in contrast to the uncontrolled run-off from what
is currently a vacant lot.

A notice was mailed to property owners within 300 feet of the parcels under consideration on
August 17, 2021 regarding this rezoning request.

STAFF RECOMMENDATION
Staff recommends that the Commission set a public hearing for September 8" to consider
amending the Future Land Use Map (LU21-002) as outlined in this report.

Staff also recommends that the Commission set a public hearing for September 8™ to consider
approval of RZ21-005, a request to rezone the Northwest corner of Cedar Heights Drive and
Valley High Drive from C-1, Commercial District to R-P, Planned Residence District.
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PLANNING & ZONING COMMISSION

Introduction
8/25/2021

Attachment:

Location Map

Rezone Exhibit

R-P Plan

Renderings Provided by Applicant
Site Section with Building

Letter to Adjacent Property Owners

Item 5.

51




Cedar Falls Planning & Zoning Commission

August 25, 2021
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-
SITE DEVELOPMENT PLAN
SITE ADDRESS — CEDAR HEIGHTS DRIVE
LOTS 1-3, HANNA PARK COMMERCIAL ADDITION & LOT 4,
HANNA’S P.A. ADDITION.
OWNER
LG COMPANIES, LLC
- 948’ -— 4104 WEDGEWOOD DRIVE
/ \ CEDAR FALLS, IOWA 50613
PCC VE A B EE?MEN@LWEEECK ARCHlLTg\ﬁTARCHITECTURE
CEDAR HEIGHTS DRI R _ T 1009 TECHNOLOGY PARKWAY
DETEN[FIONT BASIN T -1 1 77 1 | 171 T 71T 171 1/Ty /7 T 7 CEDAR FALLS, IA 50613
NORTH A
[PHASE 3] I [ il ANE < , fo | ZONING: (CURRENT) C—1 NEIGHBORHOOD COMMERCIAL
A — | \% BM5% = (PROPOSED) R—P PLANNED RESIDENTIAL
LOT INFORMATION
= | LOT SIZE: 278,124 S.F. / 6.38 ACRES
e i
i = SETBACK REQUIREMENTS (PER PLAT)
- FRONT: 25
1 N REAR: 25’
VLS SIDE: 25’
VS Tcr2
! BUILDING AND LOT USE
oy PROPOSED
1 BUILDING HEIGHT AT PEAK — 41'—8"
T N BUILDING FOOTPRINT: 10,500 S.F. (EACH)
I BUILDING FOOTPRINT: 63,000 S.F. (TOTAL) (22.7%)
i L TOTAL PAVEMENT & SIDEWALKS: 107,446 S.F. (38.6%)
, NN N > TOTAL VEGETATED SURFACE: 107,678 S.F. (38.7%)
| Wl I| |
\ i Al = EXISTING
N RN Ri a BUILDING FOOTPRINT: N/A
L % N B TOTAL PAVEMENT & SIDEWALKS: N/A
S o T TOTAL VEGETATED SURFACE: 278,124 S.F. (100%)
! =ahl Nt ) DENSITY — 48 UNITS/6.38 ACRES = 7.5 UNITS/ACRE
Lo \ o aE | — PARKING DATA (PROPOSED)
e VN =) o Bl L TOTAL REQUIRED PARKING:
; L\ A TN B ~ DWELLING, MULTI—UNIT: TWO PARKING SPACES PER
[p] [ \ i \ |\|\E£ ~ >_ T T T
~ S ) a8 r';',',..m,' S Bkt 2 DWELLING UNIT, PLUS ONE ADDITIONAL PARKING
% \ . =7 N \ '“H‘E' =N BIK 1 SPACE FOR EACH BEDROOM IN EACH DWELLING
! ! v, AU L}Li ] — UNIT IN EXCESS OF TWO BEDROOMS. ONE
Lo | ¥ \ :u:'l-m Y ) . < ADDITIONAL STALL SHALL BE PROVIDED FOR
o ) Gl ML .*.L|', 0 > EVERY FIVE UNITS IN EXCESS OF FIVE UNITS
L , THAREEREE FOR VISITOR PARKING.
Ve | u'k'k:k, i ) 72 TWO BEDROOM UNITS = 144 SPACES
; \ . TEN RN VISITOR PARKING = 15 SPACES
. ! \ e g TOTAL SPACES = 159 SPACES
I : & I::' ,l 1! || : I\ |
|
i ! o ,’\'l NI Bt TOTAL PROVIDED PARKING — 162 PARKING STALLS
', . FERAVARNENIHEE (B (12 HANDICAP)
| \ C 1 — ! //: 'Q}M- ) (150 STANDARD)
I'I’ o 6: ')
al ! ;/u HH I8 FLOOD PLAIN — N/A
II _____ \ \’,r‘ 1 | II :\: II II WETLAND - N/A
|/ = PHASING
/ sl ;|- |k PROJECT PLANNED TO BE CONSTRUCTED IN 3 PHASES, 2
A / ,// e B STRUCTURES PER PHASE. PHASE 1 TO HAVE A SINGLE
BN BN R g A ]v; ! L DRIVEWAY FROM CEDAR HEIGHTS DRIVE. SECOND DRIVEWAY
N fe=====-= e e bt e e e P e Bt Lo gl Seguy = =<7 0] I CONSTRUCTED IN PHASE 2 FROM CEDAR HEIGHTS DRIVE.
vk ---CTIIZITITClITSoo-o-oCoTITTII¥TIoTIoIITIo------CoTTTo--C ===V -3 __--— T ---— " -~ == - N - - s o |
N N B et i T e Rt el B L ettt Nttt <
. T Al - —
——— PHASE 2 PHASE 1 >I
— - e
- 948" - DATUM INFORMATION
VERTICAL CONTROL: NAVD(88)
HORIZONTAL CONTROL:  NAD83 IOWA STATE PLANE NORTH ZONH,
L US SURVEY FEET
D) CONTROL AND BENCHMARK INFORMATION
A2\ CP1 = CUT X IN SIDWALK, WEST SIDE OF CEDAR HEIGHTS DR,
= +360° NORTH OF VALLEY HIGH DR.
N—-3647766.17, E-5214792.42, ELEV—919.82
CP2 = CUT X ON CONCRETE INTAKE TOP NORTH SIDE OF
4=O : 0 40 8=O 12=O FEET VALLEY HIGH DR., WEST OF CEDAR HEIGHTS DR
' ' N—-3647407.03, E-5214741.82, ELEV—906.28
BM 3 = X ON HYDRANT BOLT, WEST SIDE OF CEDAR HEIGHTS
DR., £716" NORTH OF VALLEY HIGH DR.
N—-3648119.17, E=5214793.16, ELEV—925.04
BM 4 = X ON HYDRANT BOLT, WEST SIDE OF CEDAR HEIGHTS
DR., £316’ NORTH OF VALLEY HIGH DR,
N—-3647720.71, E=5214777.34, ELEV—920.83
BM 5 = X ON HYDRANT BOLT, WEST SIDE OF CEDAR HEIGHTS
DR., £18" NORTH OF VALLEY HIGH DR,
N—-3647420.27, E-5214798.87, ELEV—909.39
BM 6 = X ON HYDRANT BOLT, NORTH SIDE OF VALLEY HIGH
DRIVE, £270° WEST OF CEDAR HEIGHTS DR.,
N—-3647420.27, E-5214798.87, ELEV—909.39
§ J
[ Y ( owNER/DEVELOPER: ) [ PrRoJECT AND LOCATION: N ( N ( REVISIONS Y ( orawe: Y ( vos numBER: )
. . ILLINOIS LG COMPANIES, LLC CREEKSIDE LUXURY CONDOS DRAWN BY: A,.:l"?’K REV. NO. DESCRIPTION DATE SITE DEVELOPMENT PLAN 19—972
APPROVED BY: . J
L\ g 7 IOWA 4104 WEDGEWOOD DRIVE CEDAR FALLS, IOWA
CEDAR FALLS, IOWA 50613 e 07/16/2021 (" seer NowBER:
ENGINEERING & ENVIRONMENTAL WISCONSIN ’ ScAle: AS NOTED servee. PERMIT 0.3
J J U J J )\ G:\C3D\19\19-972 Cedar Heights Condos\19-972 design.dwg, C0.3 ) L .
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DEPARTMENT OF COMMUNITY DEVELOPMENT
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VISITORS & TOURISM/
PLANNING & COMMUNITY SERVICES INSPECTION SERVICES RECREATION & COMMUNITY PROGRAMS  CULTURAL PROGRAMS
220 CLAY STREET 220 CLAY STREET 110 E. 13" STREET 6510 HUDSON ROAD

PH:  319-273-8606 PH:  319-268-5161 PH:  319-273-8636 PH: 319-268-4266

l% Fax: 319-273-8610 Fax: 319-268-5197  Fax: 319-273-8656 Fax: 319-277-9707
;,-’ e

August 17, 2021

RE: Rezoning Request
6.38 acres of property located at Northwest corner of Cedar Heights Drive and
Valley High Drive

Dear Area Resident/Property Owner:

| wish to notify you that the City of Cedar Falls Planning and Zoning office has received
a request to rezone approximately 6.38 acres of property located at Northwest corner of
Cedar Heights Drive and Valley High Drive from C-1 Commercial to R-P Planned
Residence District.

This rezoning request will be introduced for initial discussion at the Cedar Falls Planning
and Zoning Commission meeting on Wednesday, August 25, 2021. At that time, the
Commission will discuss the request and consider any public comments. Also, a
public hearing for this rezoning will potentially take place on September 8, 2021.
Directions on how to participate in the meeting and provide your comments will be
included in the meeting agenda, which will be available on the city website. Written
comments may be filed with the Commission at any time prior to the time of the meeting
by forwarding your comments to Chris.Sevy@cedarfalls.com. A copy of the agenda, staff
report, and attachments will be online by the end of the day on August 20 at
www.cedarfalls.com/ccvideo.

If you have any comments or questions regarding this matter, please feel free to contact
this office at (319) 273-8600. Thank you for your consideration.

Sincerely,

~,

,/‘

Chris Sevy
Planner |

Attachment: Rezoning Map
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