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32.05.01 General Procedures 

Section. 32.05 is divided into two categories. Section 32.05.01, General Procedures, describes the general 

application procedures that may be applicable to any type of specific application.  Sections 32.05.02 through 

32.05.18 provide the application-specific requirements for review and submission of each type of application 

or permit available. 

A. Applicability 

The following requirements are common to many of 

the procedures contained in this Code and apply to 

applications submitted pursuant to this Sec. 32.05.  

Applications are typically processed in accordance 

with the steps shown in Figure 32.05-A. Additional 

details may be included in each specific procedure.  

1. Neighborhood meetings (Sec. 32.05.01.C) 

2. Pre-application meetings (32.05.01.C) 

3. Application submittal and fee payment 

(32.05.01.D and E)  

4. Completeness review (32.05.01.F) 

5. Staff review (32.05.01.G) 

6. Public notice (32.05.01.H) 

7. Action by review and decision-making bodies 

(32.05.01.J) 

8. Timeframes for action (32.05.01.K) 

9. Inactive applications (32.05.01.L) 

10. Withdrawal of applications (32.05.01.M) 

11. Successive applications (32.05.01.N) 

12. Modification of approvals (32.05.01.O) 

13. Lapsing and extension of approvals 

(32.05.01.P) 

14. Appeals (32.05.01.R) 

 

Fig. 32.05-A 

Figure 32.05-A 
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B. Summary Table of Specific Application Procedural Steps 

Table 32.05-1 summarizes the application procedures in this Code and identifies whether pre-application and 

neighborhood meetings are required.  Exceptions to these general rules apply and may be specified in the 

regulations for the individual procedure. 

Table 32.05-1: Specific Application Procedural Steps 

Application Types Pre-Meetings Application and Review 
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R = Required; (R ) = Required if Requested by Staff or Applicant  

Comprehensive Plan or Future Land 
Use Plan Amendment 

32.05.03 R (R) X X X X X 

Rezoning Amendment 32.05.04 R R X X X X X 

Zoning Code Text Amendment 32.05.05   X X X X X 

PUD Preliminary or Master Plan  32.05.06 R (R) X X X X X 

Site Development Plans  32.05.07 (R)        

Concurrent application  Follows requirements of primary application 

Administrative    X X X X  

Temporary Uses 32.05.08   X X X X  

Conditional Uses  32.05.09 R (R) X X X X X 

Conditional Expansion of Legal 
Nonconforming Use  

32.05.10 R (R) X X X X X 

Voluntary Annexation 32.05.11 R (R) X X X X X 

Minor Design Adjustment 32.05.12   X X X X X 

Major Design Exception 32.05.13 R (R) X X X X  

Variances  32.05.14 (R)   X X X X X 

Zoning Clearance Permit 32.05.15    X X X X  

Home Occupations  32.05.16     X X X X  

Certificates of Occupancy  32.05.17     X X X X  

Sign Permit 32.05.18   X X X X  
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C. Pre-Application and Neighborhood Meetings 

As identified in Table 32.05-2, applicants may be required to attend pre-application meetings or host 

neighborhood meetings prior to submitting an application.  The requirements for each are described in this 

section. 

1. Neighborhood Meetings 

a. Purpose 

The purposes of a neighborhood meeting are to 

inform neighboring property owners of the details 

of a proposed development, to identify how the 

developer intends to meet the standards 

contained in this Code, and to receive public 

comment on the proposal.  

b. Applicability 

Where an applicant has filed or intends to file an 

application, and Table 32.05-1 indicates that a 

neighborhood meeting may be requested, 

Development Services may request that the 

applicant conduct a neighborhood meeting 

before further processing of the application. 

Reasons to request a neighborhood meeting may 

include but are not limited to situations where it 

appears that the potential uses, size, scale, 

traffic impacts, or operating impacts of the 

proposed activity or development may materially 

affect the surrounding area.  

(i) If the applicant is requested to conduct a 

neighborhood meeting and does not do so, 

that fact may be noted in the staff report on 

the application and may be just cause for the denial of the application.  

(ii) If the applicant makes a substantive change(s) to the application following the neighborhood 

meeting which change(s) was not discussed at the meeting, that fact may be noted in the staff 

report on the application and may be just cause for the denial of the application. 

(iii) An applicant may voluntarily conduct a neighborhood meeting prior to submission of any 

application. 

c. Notice 

Where Development Services has requested that the applicant conduct a public meeting, 

Development Services may also require that the applicant post the property with a sign meeting the 

requirements of Sec. 32.05.01.H and/or that the applicant mail notices meeting the requirements of 

Sec. 32.05.01.H.4 to the adjacent property owners.  

d. Written Summary 

The applicant shall provide Development Services with a written summary or transcript of the 

neighborhood meeting within five days of its conclusion or with the completed application, whichever 

is sooner.  The written summary shall include a list of those in attendance, a summary of the issues 

discussed, comments by those in attendance, and any other comments the applicant deems 

Table 32.05-2: Pre-Application Meeting 
Requirements 

Application Types Pre-Meetings 
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(R ) = Required if Requested by Staff or Applicant  

Comprehensive Plan or Future Land 
Use Plan Amendment 

R (R) 

Rezoning Amendment R (R) 
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Site Development Plans    

Concurrent application 
Follows 
primary 

Administrative (R)  

Conditional Uses  R (R) 

Conditional Expansion of Legal 
Nonconforming Use  

R (R) 

Variances  (R) (R) 

Minor Design Adjustment  (R)  
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appropriate.  The written summary of the meeting shall be made available to the meeting attendees 

and the public for inspection. 

2. Pre-Application Meetings 

a. Purpose 

The purposes of a pre-application meeting are to familiarize the applicant with the provisions of this 

Code that will be applicable to the proposed development and to inform the applicant about the 

preparation of the application and the application process.  

b. When Required 

(i) All applicants are encouraged to attend a pre-application meeting with the Development Services 

Department. 

(ii) Applicants with the following application types are required to prepare a concept plan and attend 

a pre-application meeting with Development Services: 

(A) Rezoning, 

(B) Zoning Code Text Amendment, or  

(C) Planned Unit Development. 

c. Submittal Waivers 

At or following a pre-application meeting, the Development Services Manager may waive specific 

submittal requirements, except for fees, in order to reduce the burden on the applicant and tailor the 

requirements to the information required to review a specific application.  The Manager may waive 

such requirements where the Manager finds that the project size, complexity, anticipated impacts, or 

other factors associated with the proposed development clearly justify such waiver.  This discretion 

may only be exercised if a pre-application meeting is held. 

D. Application Submittal Requirements 

All applications for all permits and approvals, or modifications of permits or approvals, pursuant to this Sec. 

32.05, shall be submitted in accordance with the application submittal schedule, required forms, and required 

numbers of copies of each document, established from time to time by the Development Services Department.  

E. Fees 

A non-refundable fee shall be paid by the applicant at the time any application is filed. Application fees for 

each type of application shall be established by resolution from time to time by the City Council to defray 

estimated staff costs and expenses of processing applications pursuant to this Code. Such schedule of fees 

may include additional fees if an applicant submits more than two incomplete or revised applications for the 

same proposed development. 

F. Determination of Completeness 

1. Complete Application Required 

All applications must be complete prior to any processing by the City.  A complete application includes all 

of the submittal information identified on the application form and any items or exhibits requested by the 

Director of Development Services that are consistent with the standards and requirements of this Code.  

A complete application is also accompanied by the applicable fee. 
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2. Completeness Review 

Development Services shall review all applications and permit requests to determine if the application 

includes all material required by the applicable application submittal schedule (including required 

supporting material) in sufficient detail to evaluate the application and determine whether it complies with 

the requirements of this Code. A completeness determination will be made within five business days of 

receipt of an application. 

3. Application Complete 

When an application is determined to be complete, the applicant shall be notified and the application shall 

be reviewed pursuant to the procedures and standards of this Code.  A determination of completeness 

only indicates that the information provided with the application is sufficient for processing the application.  

It does not indicate that the application is technically compliant with this Code nor that the application will 

be approved. 

4. Application Incomplete 

If an application is determined to be incomplete, the applicant shall be notified of the general nature of 

the deficiencies, in writing, within five business days from the date of receipt of the application. The notice 

shall indicate that the application has been determined to be incomplete and that no further action shall 

be taken by the City until a complete application has been received.  

1 The applicant may correct the deficiencies and resubmit the application for a new completeness 

review. The applicant may also request a meeting Development Services to clarify what additional 

materials, or what level of detail, will be required to obtain a determination of completeness.  

2 If the applicant submits additional information but the application is still incomplete, Development 

Services will notify the applicant of the incomplete application within five business days from receipt 

of the additional information.  

3 An application will be considered withdrawn if an applicant fails to respond to a notice of identified 

deficiencies within 30 calendar days after the notification is mailed or delivered,  

5. Notice to Applicants 

Notice of a determination that an application is complete or incomplete be provided via email or through 

the City’s electronic application tracking system. Notice occurs upon dispatch or publication, not upon 

receipt. 

G. Staff Review   

1. Review by Other Departments and Divisions 

1 In addition to internal review, City staff may distribute the complete application to other City 

departments and divisions and to any other appropriate governmental or quasi-governmental agencies 

and bodies to solicit comments and ensure that the proposal complies with all applicable standards, 

requirements, and review criteria. The applicant shall be responsible for submitting any additional 

information or revised plans required by staff or the referral agencies in a timely manner. As applicable, 

the review and decision-making bodies shall consider the services and facilities provided by the 

referral agencies as a factor in approval of the complete application. The criteria for evaluating 

sufficiency of the services that must be satisfied for the approval of the application shall be provided 

to the review and decision-making bodies as a part of any referral response.   

2 Referral agencies shall comment in writing after receiving a complete application. The failure of any 

agency to respond shall be considered “no comment” on the application by that agency.  As applicable, 

referring agencies will provide the review and decision-making bodies with a summary of any capacity 
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evaluation study that assesses the availability of city-provided facilities or services to the proposed 

development. The summary will include an explanation of the agency's assumptions regarding 

available capacity. 

2. Subsequent Requests for Information  

Staff and referral agencies shall use best efforts to identify all major issues and to request additional 

information, data, or reports from the applicant, during the review period described above.  This provision 

shall not be interpreted to preclude staff or referral agencies from requesting revisions or corrections to 

previously submitted materials if such materials are subsequently found to be inaccurate, incomplete, or 

if subsequent plan revisions do not comply with this section. 

3. Preparation of Application Staff Report and Recommendation   

Staff shall prepare a written report summarizing the review process.  The report shall include discussion 

of the relevant issues pertaining to the compliance of the application with the standards of this Code.  The 

Application Staff Report shall: 

1 Identify where revisions are required for any elements of the application that are not in conformance 

with this Code or any other applicable standards or codes. 

2 Incorporate the relevant responses and comments from reviewing departments and agencies; 

3 Report the results of any neighborhood meeting;   

4 Provide preliminary recommendation for application approval, approval with conditions, or denial;  

5 Recommend conditions for approval that eliminate any areas of noncompliance or mitigate any 

adverse impacts from the development proposal; and 

6 Provide any other information deemed appropriate. 

4. Additional Revisions and Review 

Where the Application Staff Report identifies revisions that are required for an application, no further 

action shall be taken on the application, including scheduling of hearings before a decision-making 

authority, until one of the following has been met: 

1 The applicant submits a revised application correcting any deficiencies or errors found in the 

Application Staff Report.  An additional fee, as determined by the City’s fee schedule, may be imposed 

for repetitive applications.  This fee may be waived by the Development Services Manager for minor 

revisions. 

2 The required revisions are no longer necessary due to other approvals being granted, such as a 

variance, design exception, or rezoning that render revision of the application unnecessary. 

3 The applicant may elect, in writing, to have an application proceed to action by a decision-making 

authority without revision.  In such case the application shall proceed with either a recommendation 

for denial or a recommendation for approval with conditions, if the Development Services Director 

determines reasonable conditions for approval can be placed on the application to address any 

outstanding revisions. 

4 Applications requiring revisions shall be deemed inactive and may be subject to termination if no 

further action is taken by the applicant per the requirements of Section 32.05.01.L 

5. Distribution of Application Staff Report 

1 Staff shall make available the Application Staff Report to the applicant and/or their assignee, and 

other City Departments. The staff report shall also be made available, upon request, to adjacent 

property owners or any member of the public. Staff shall make available the same documents prior to 
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any necessary City Council or Board of Adjustment hearing, except that the City Council or Board of 

Adjustment shall also be sent copies of the CPC recommendation or other authority as appropriate. 

2 Staff may prepare an updated Application Staff Report to reflect changes in information received by 

the City, updated application status, or other information relevant to the decision-making process. 

 

H. Public Notice Requirements 

Applications for development approval shall comply with the Iowa Code and the provisions of this section with 

regard to public notification. The required notice for each application type is identified in Table 32.05–3. 

Table 32.05-3: Public Hearing Notice 

Application Types Required Public Hearing Notice 

Procedure 

Posted, Min. 
Days Prior to 

Hearing/ 
Meeting 

Mailed to 
Neighbors 

Published,  
Prior to Hearing/Meeting 

Comprehensive Plan/Future Land Use 
Plan Amend. 

13 X 
Not more than 20 days and not 

less than 7 days 

Rezoning Amendment 13 X 
Not more than 20 days and not 

less than 7 days 

Zoning Code Text Amendment   
Not more than 20 days and not 

less than 7 days 

PUD Preliminary or Master Plan  13 X 
Not more than 20 days and not 

less than 7 days 

Site Development Plans     

Concurrent application Follows primary application 

Administrative    

Temporary Use    

Conditional Uses  13 X 
Not more than 20 days and not 

less than 4 days 

Conditional Expansion of Legal 
Nonconforming Use  

13 X 
Not more than 20 days and not 

less than 4 days 

Voluntary Annexation    

Minor Design Adjustment    

Major Design Exception    

Variance or Appeal  7  
Not more than 20 days and not 

less than 4 days 

Zoning Clearance Permit    

Home Occupations     

Certificates of Occupancy     

Sign Permit    

1. Incomplete or Inactive Applications 

No public notice under this section shall be made for incomplete applications per Section 32.05.02.F, or 

for applications requiring additional revisions and review per Section 32.05.02.G. Applications that remain 

incomplete or requiring revision after the posting deadline in Table 32.05-3 shall be removed from the 

applicable meeting agenda and placed on the next available meeting agenda.  An exception may be 

granted for the posting of signs where both of the following are met: 
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1 The Development Services Director determines that any outstanding revisions are minor in nature and 

do not substantially alter the request being made. 

2 The applicant agrees that revisions shall be submitted in a timely manner so that they can be evaluated 

and incorporated into the Public Hearing Staff report made available to the public and the approval 

authority prior to the meeting.  Failure to do so shall result in the cancellation or postponement of the 

hearing to a future meeting date. 

2. Content 

All notices required by this section shall comply with the requirements of Iowa Code Secs. 362.3 and 414, 

as applicable, and shall:  

1 Indicate the name and address of the applicant or the applicant's agent where additional information 

about the proposed development may be obtained;  

2 Sufficiently describe the property involved; for example, by legal description, general vicinity, street 

address, size, and/or nearest cross street, and the zoning district in which the property is located;  

3 Describe the nature, scope, and purpose of the application or proposal being advertised and the type 

of approval or decision being sought;  

4 Indicate the date, time and place of any required neighborhood meeting or any meeting or public 

hearing of any recommending or decision-making body regarding the application;  

5 Indicate that interested parties may appear at the meeting or public hearing and speak on the matter 

or may file written comments with Development Services; and  

6 Provide contact information for Development Services. 

7 Contain any additional information required by the applicable decision-making body for the type of 

application being proposed. 

3. Public Notice by Posted Sign 

Where Table 32.05-3 requires posted notice, the notice shall contain the content listed in Subsection H.2, 

D. and F. above, and shall meet the following requirements.  

a. Provision and Posting of Signs  

Development Services shall provide each applicant requesting an amendment to the zoning map, or 

any related preliminary plan or major amendment to an approved preliminary plan with at least two 

notification signs. The Zoning Administrator shall also provide each applicant for a conditional use, 

conditional expansion, or variance with at least two notification signs.  

b. Number and Location of Signs  

The signs shall be clearly posted by the applicant on the property for which a request has been made. 

On large parcels, interior parcels, or parcels that are difficult to see from the exterior boundary lines, 

additional posted signs, as may be necessary to reasonably ensure that notice is provided around the 

property, may be required by the Development Services Manager. At least one sign must be placed so 

that it may be seen from an abutting street, and if the property has two streets frontages, a sign shall 

be posted on both frontages.  

c. Time of Posting  

(i) Notification signs shall be posted as required by the timeframes established in Table 32.05-3.  

(ii) It shall be the applicant's responsibility to see that the signs remain posted during the entire 

period.  
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(iii) If the signs are not posted in accordance with the preceding requirements, the decision-making 

body shall delay action on the petition unless the applicant satisfies the decision-making body that 

the signs were initially posted in the applicable timeframe prior to the meeting and the applicant 

made diligent efforts to keep the signs posted during the entire period but circumstances beyond 

applicant's control prevented a continuous posting, in which case the decision-making body may 

act on the petition.  

d. Reposting  

If the decision-making body continues the meeting or public hearing at which the application is being 

considered to a later date, or if the decision-making body decides to consider the application at any 

time other than that specified on the notification signs, the applicant may be required to obtain and 

post new signs with the new dates.  

e. Sign Removal  

Notice signs shall be removed by the applicant within five days after the neighborhood meeting or the 

meeting or public hearing before the decision-making body. No person other than the applicant or 

applicant’s agent shall erect, remove, or alter such signs. No one shall deface nor in any way affect 

the visibility or interference with such signs.  

4. Public Notice by Mail 

Where Table 32.05-3 requires mailed notice, the notice shall contain the content listed in Subsection H.2 

above. The applicant shall provide mailing labels and the City shall complete the mailing of notice based 

on information provided by the applicant. Mailing labels are determined by the following:  

1 Where Table 32.05-3 requires mailed notice, the applicant shall provide mailing labels for properties 

within 300 feet.  

2 When applying for conditional use approval for a large wind energy conversion system, the applicant 

must provide a shadow flicker map and mailing labels for all residential property that may be affected 

by shadow flicker.  

5. Public Notice by Publication in Newspaper 

Where Table 32.05-3 requires published notice, the notice shall be provided in a newspaper of general 

circulation within the City, shall contain the content listed in Subsection 2 above, and shall meet the timing 

requirements of Table 32.05-3.  

6. Electronic Notice 

The City may, as a courtesy, send electronic notice to any persons or organization in the City, or to any 

governmental, public, or quasi-public organization regarding any matter related to this Code that may 

affect the interests of that person or organization, or on any matter on which any such person or 

organization has requested notice.  The failure of the City to send such notice or the failure of any resident 

or property owner to receive such notice shall not affect the validity of any City action with respect to an 

application or permit. 

7. Constructive Notice 

1 Minor defects in any notice shall not impair the notice or invalidate proceedings pursuant to the notice 

if a bona fide attempt has been made to comply with applicable notice requirements.  Minor defects 

in notice shall be limited to errors in legal descriptions, typographical or grammatical errors, or errors 

of actual acreage that do not impede communication of the notice to the affected parties. 

2 Failure of a party to receive written notice shall not invalidate subsequent action. 
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3 When City records document the publication, mailing, or posting of notices as required by this section, 

it shall be presumed that notice of a public hearing was given as required by this section. 

I. Review and Decision-Making Bodies 

1. City Council 

a. Powers and Duties 

The City Council shall have the following powers and duties:  

(i) To approve amendments to this Code or the future land use map, including any related PUD master 

plan or PUD preliminary plan.  

(ii) To approve major amendments to approved PUD preliminary plans.  

(iii) By a majority vote, the City Council may elect to review and provide comment on any site 

development plan. 

b. Membership and Procedures 

The membership and procedures for the City Council are established in Chapter 4 of the Cedar Rapids 

Municipal Code.  

2. City Planning Commission (“CPC”) 

a. Powers and Duties 

The City Planning Commission shall have the following powers and duties:  

(i) To review and make a recommendation to the City Council on applications for amendments to this 

Code or the future land use map, including any related PUD master plan or PUD preliminary plan.  

(ii) To review and make a recommendation to the City Council on applications for PUD master plans 

or PUD preliminary plans.  

(iii) To review and make a recommendation to the Board of Adjustment on applications for conditional 

uses, and major amendments to approved conditional uses.  

(iv) To review and make a recommendation to the Board of Adjustment on applications for conditional 

expansions and major amendments to approved conditional expansions of legal non-conforming 

uses.  

(v) To complete additional studies and/or to review or make recommendations on other matters 

related to the planning or development of the city or as requested by City Council.  

(vi) To review and make recommendations on the comprehensive plan, any amendments to that plan 

or other plans and development policies in Cedar Rapids.  

b. Membership and Procedures 

The membership and procedures for the Planning Commission are established in Sec. 6.03 of the 

Cedar Rapids Municipal Code. 

3. Board of Adjustment 

a. Creation and Membership  

There is hereby created a Board of Adjustment (“Board” or “BOA”) consisting of five members.  

b. Appointment and Terms  
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(i) Members of the Board shall be appointed by the Mayor and confirmed by the City Council to serve 

staggered five-year terms.  

(ii) Vacancies shall be filled by the Mayor, subject to confirmation by City Council, for any unexpired 

term. Members may be removed by the Mayor, with consent of City Council, for cause after written 

charges have been filed and after a public hearing has been held.  

c. Chairperson  

One of the members of the Board shall be designated by the Mayor, with the consent of the City 

Council, as chairperson of the Board and shall hold office as chairperson until a successor chairperson 

is appointed. 

d. Powers and Duties 

The Board of Adjustment shall have the following powers and duties:  

(i) To approve conditional uses and major amendments to approved conditional uses.  

(ii) To approve conditional expansions and major amendments to approved conditional expansions of 

legal non-conforming uses.  

(iii) To approve variances from the regulations of this Code.  

(iv) To hear and decide appeals of any final administrative decision made by authorized personnel in 

Development Services, including the Manager or Zoning Administrator.  

e. Meetings 

Meetings of the Board of Adjustment shall be held at the call of the chairperson, and at such other 

times as the Board may determine. Meetings shall be held if so requested by any three members of 

the Board. All meetings and hearings conducted by the Board shall be open to the public. Any person 

may appear and testify at a hearing either in person or by duly authorized agent or attorney. The 

chairperson or, in the chairperson’s absence, the acting chairperson may administer oaths and compel 

attendance of witnesses. In addition, the Board shall comply with the following requirements. 

f. Rules and Procedures  

The Board shall adopt its own rules and procedures not in conflict with this Code or with the Code of 

Iowa.  

g. Records  

The Board shall keep minutes of its proceedings, showing the vote of each member upon each 

question, or if absent or failing to vote, indicating such fact, and shall also keep records of its hearings, 

examinations, and other official actions. Every decision of the Board shall be by written record that 

shall include findings and set forth the specific relief or use granted or relief denied, and shall expressly 

set forth any limitations or conditions imposed on any relief granted, or work or use authorized. A copy 

of every rule or regulation, order, requirement; decision, or determination of the Board shall be filed 

immediately in the office of the Zoning Administrator and shall be a public record.  

h. Finality of Decisions and Necessary Vote 

All decisions and findings of the Board on any appeal or upon any application for a variance, conditional 

use, or conditional expansion, shall be the final administrative decision and shall be subject to judicial 

review as may be provided by law. The concurring vote of three members of the Board shall be 

necessary to:  

(i) Reverse an administrative order, requirement, decision, or determination,  

(ii) Decide in favor of the applicant on any matter before it under this Code, or  
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(iii) Effect any variance of the standards and requirements of this Code. 

4. Development Services Department 

The Development Services Department, through action by the Development Services Manager or the 

Manager’s designee(s), shall have the following powers and duties:  

1 To review and make recommendations on any application for: 

(i) An amendment to this Code or the future land use map,  

(ii) A conditional use or major amendment to an approved conditional use,  

(iii) A conditional expansion or a major amendment to an approved conditional expansion of a legal 

non-conforming use, or  

(iv) A variance. 

2 To review and decide on applications for a site development plan or Minor Design Adjustments. 

3 The Zoning Administrator shall have the principal responsibility in enforcing this Code. In furtherance 

of such authority, the Zoning Administrator or the Administrator’s designee(s) shall do, or cause to be 

done, the following:  

(i) Issue all building permits and certificates of occupancy and make and maintain records thereof.  

(ii) Conduct inspections of buildings, structures, and use of land to determine compliance with the 

terms of this ordinance.  

(iii) Maintain permanent and current records of this ordinance, including but not limited to all 

conditional uses, variances, appeals, and applications therefore.  

(iv) Provide and maintain a public information service relative to all matters arising under his 

jurisdiction.  

(v) Forward to the planning commission copies of all applications for conditional uses and for 

amendments to this ordinance that are initially filed with the office of the zoning administrator.  

(vi) Forward to the Board of Adjustment applications for appeals, variances, conditional uses, and 

other matters on which the board is required to pass under this ordinance; and keep all records of 

the board.  

(vii) Such other reasonable and appropriate actions necessary to effectively administer and enforce 

this ordinance when not prohibited nor assigned to other agents by the terms of the ordinance.  

(viii) Charge and receive such reasonable fees, as set by the city council from time to time, to help 

defray administrative costs related to applications for building permits and certificates of 

occupancy. 

5. Community Development Department 

The Community Development Department, through action by the Community Development Director or the 

Director’s designee(s), shall have the following powers and duties:  

1 To review the following types of applications:  

(i) Amendments to the future land use map,  

(ii) Comprehensive plan amendments; and 

(iii) Applications for annexation. 
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2 To review applications for site development plans and/or Minor Design Adjustments jointly with the 

Development Services Department if requested by the Development Services Department. 

J. Action by Review and Decision-Making Bodies 

1. Actions of Review Body and Decision-Making body 

1 A review body shall evaluate the application, referral comments, staff report, and public testimony, if 

any, and make a recommendation to the decision-making authority to approve, approve with 

conditions, continue for additional information or for further study, or deny the application.  The review 

body’s actions shall be based on the evidence presented and compliance the specific review criteria 

for each application.  

2 A decision-making body may take action on an application or appeal by approving, approving with 

conditions, continuing, or remanding for additional information or for further study, or denying the 

application or appeal.  In taking action, the decision-making body shall evaluate the application, 

referral comments, staff report, public testimony, if any, and the review authority’s recommendation.  

All final decision actions shall be based on the application or appeal’s compliance with the specific 

review criteria for each application.  

2. Approval with Conditions  

1 A review or decision-making body shall be authorized to recommend or impose such conditions, 

restrictions, or safeguards upon any application or upon the property benefited by an approval, as may 

be necessary to:  

(i) Carry out the general purpose and intent of this Code or the comprehensive plan; and/or  

(ii) Bring the application into compliance with the requirements of this Code or any previously 

approved preliminary plan, PUD master plan, PUD preliminary plan or site development plan, 

applicable to the property; and/or  

(iii) Prevent or minimize adverse effects upon other property in the vicinity or upon public facilities and 

services.  

2 Such conditions shall be expressly set forth in the approval document, and violation of such conditions 

shall be a violation of this Code.  

3 All conditions or approval shall be reasonably related to the anticipated impacts of the proposed use 

or development and shall be based upon duly adopted standards.  

4 Any condition of approval that requires an applicant to dedicate land or pay money to a public entity 

in an amount that is not calculated according to a formula applicable to a broad class of applicants 

shall be roughly proportional both in nature and extent to the anticipated impacts of the proposed 

development, as shown through an individualized determination of impacts. 

3. Continuation of Public Hearings  

The review or decision-making body may continue the public hearing for its consideration of the application 

for a definite time not to exceed 60 days, unless a longer period is agreed to by the applicant in writing or 

at a public hearing.  The continuance may be granted by the review or decision-making body on its own 

initiative or at the request of the applicant or affected property owners.  A review or decision-making body 

may also deny a request for continuation. 

     

K. Timeframes for Action 

1. Regularly Scheduled Meetings 
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If this Code requires a hearing by the City Council or Board of Adjustment, then the hearing shall not occur 

earlier than the next regularly scheduled meeting of the City Council or Board of Adjustment, as applicable, 

following the publication of required notice.  

2. Approval Timeframe 

Where a public hearing and decision are required by a decision-making body, the decision shall be made 

within the timeframes shown in Table 32.05-4, unless such dates are extended by mutual consent of the 

applicant and the decision-making body.  Such timeframes shall not begin to run until a determination of 

completeness has been made.  The timetables in Table 32.05-4 shall be extended by the number of days 

during which a request has been made to the applicant for corrected or additional materials and a 

response has not been received by the decision-making body. 

Table 32.05-4: Timeframe for Decision by Type of Application 

Type of Application Timeframe for Decision 

Rezoning 
60 days after public hearing; where applicant has 
requested further delay: 180 days after public 
hearing 

Conditional Use, Conditional Expansion, Variance or 
Appeal 

45 days after public hearing 

Site Development Plan 45 days after determination of completeness 

Minor Design Adjustment 30 days after determination of completeness 

 

L. Inactive Applications 

1. Failure to Provide Requested Information 

An inactive application is any application for which the City has requested additional information or 

revisions and the applicant has not provided this information within 60 calendar days. Inactive 

applications shall not receive further review and shall be considered withdrawn by the application and 

shall be terminated by the City without further notice.  Time of delay shall commence on the date on which 

the City requests additional information.  

2. Applicant Request for Delay 

The applicant may request that an application be postponed from further action for specified length of 

time not to exceed 180 days. If the applicant does not restart the application process by the 180th day, 

the application shall be considered withdrawn and review shall be terminated by the City without further 

notice. The application shall be considered only upon the filing of a new application. Time of delay shall 

commence upon the date the applicant requests a delay in the review procedure. 

3. Inaction by City Council 

If the City Council is the decision-making body and has not acted on an application within 180 days after 

the Council receives the City Planning Commission recommendations, and such time is not extended by 

mutual consent of Council and the applicant, the application shall be deemed to have been denied.  

M. Withdrawal of Applications 

An applicant may withdraw an application by providing written notice to Development Services of the 

applicant’s intent to withdraw the application. After such withdrawal, no further City action on the application 

shall take place. To re-initiate review, the applicant shall re-submit the application with a new fee payment, 

and the application shall in all respects be treated as a new application for purposes of review and scheduling. 
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N. Successive Applications 

1. Limitation on Successive Applications 

Whenever any application requesting an approval under this section has been: (a) denied by the decision-

making body, or (b) withdrawn by the applicant after the issuance of a recommendation for denial by any 

reviewing body and prior to a decision by the decision-making body, an application requesting the same 

or essentially the same approval shall not be accepted during the succeeding 12 months unless the 

decision-making body determines that sufficient new information has been provided to justify acceptance 

of another such request. New information sufficient to justify acceptance of a successive application within 

the 12-month period shall include one or both of the following:  

1 A substantial change in the proposed use and/or development of the subject property; or  

2 A substantial change in any conditions important to the previous denial or recommendation. 

2. Procedure for Consideration 

a. Application  

The owner shall submit an "Application for a Successive Application" to Development Services along 

with any fee established by the City.  

b. Content  

The application shall identify the subject property, the substance of the previous denial or 

recommendation, include a listing and description of the new information relied on to justify 

submission of another application. Other documents, exhibits, material, and information in support of 

the application may be included in the submission.  

c. Review and Recommendation  

If the Application for Successive Application is for a type of approval or decision that requires review 

by the City Planning Commission, then the recipient of the application shall forward it to the 

Commission for review and recommendation. The City Planning Commission shall review the 

application within 60 days of receipt and report its findings and recommendation to the decision-

making body within 30 days after the review date. The decision-making body shall not act on the 

application until it has received the City Planning Commission's recommendation, unless the 

recommendation is not received within 90 days of the submission of the application to the City.  

d. Action by Decision-Making Body  

The decision-making body shall determine whether the information submitted in the Application for 

Successive Application justifies acceptance of a successive application. If the decision-making body 

determines that a successive application is justified, the applicant may then submit a substantive 

application pursuant to the procedures set forth for that type of application.  

O. Modification of Approvals  

1. Application 

If, at any time, the owner of land with an existing development approval desires to modify the terms of that 

approval or the conditions attached to that approval, the owner shall submit a written application 

requesting such revision.  

2. Review and Determination of Major/Minor Modification Status 

Applications for modification shall be reviewed by Development Services to determine whether the 

proposed modifications constitute a major or minor revision to the existing approval.  
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1 Minor modifications are those that qualify as Minor Design Adjustments pursuant to Sec. 32.05.12.  

2 Major modifications are those that do not qualify as Minor Design Adjustments pursuant to Sec. 

32.05.12.  

3. Action by Decision-Making Body 

1 Applications for minor modifications shall be treated as applications for Minor Design Adjustments. 

Development Services may require that an application for minor modification be treated as an 

application for a major modification if the Director determines that:  

(i) The application raises a significant public controversy in which numerous parties other than the 

owner of the property may want to offer testimony; or  

(ii) The applicant has requested Development Services to interpret this Code in a novel or ambiguous 

manner in order to obtain an approval, or has attempted to influence the decision of Development 

Services in an improper manner.  

2 Applications for major modifications shall be treated as new applications for an approval of the same 

type being modified, unless Development Services determines that an application for modification of 

is not consistent with an approved preliminary plan or plat for the property, as applicable. If so, 

Development Services shall inform the applicant that a new application will need to be submitted.  

4. Effect of Modification 

If approved, the modification shall then supersede the previous approval, and subsequent development 

on the property shall be in accord with such approved revised plan. 

P. Lapsing and Extension of Approvals 

1. Lapsing Periods 

Approvals granted pursuant to this Sec. 32.05 shall lapse at one year following the date of approval if action 

is not taken to initiate development unless otherwise specified in the development application section or 

specific project approval.  

2. Extensions of Time for Lapsing 

In each case where a lapsing period applies, the decision-making body that granted the approval may 

extend the lapsing date one time, for a period not to exceed one year, provided that:  

1 A written request for extension must be filed before the date on which the approval is to lapse; and  

2 There have been no significant changes in the zoning Code since the date of the original permit or 

approval that would prevent the development of the property pursuant to the permit or approval.  

3. Effect of Lapsing 

If an approval lapses pursuant to this section, the approval shall be of no further force or effect, and the 

applicant shall be required to file and to obtain approval for another such approval and to pay applicable 

fees for such application, before development may proceed.  

Q. Other Permits and Approvals Still necessary 

1. City Permits and Approvals 

The approval of any application pursuant to this Sec. 32.05 shall not relieve the applicant of the 

requirement to apply for and receive any other permits or approvals required from the City prior to 

development (such as building permits, certificates of occupancy, subdivision approval, and any similar 
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permits or approvals). Any such later permits and approvals shall be consistent with the terms and 

provisions of any approval pursuant to this Sec. 32.05.  

2. Other Permits and Approvals 

The approval of any application pursuant to this Sec. 32.05 shall not relieve the applicant of the 

requirement to apply for and receive any and all other permits or approvals from the state or federal 

government or from other local entities with jurisdiction over the property.  

R. Appeals 

1. Scope of Appeals  

An appeal may be taken to the Board of Adjustment by any person affected by any decision of the Zoning 

Administrator, and where it is alleged there is error in any order, requirement, decision, or determination 

made by an administrative official in the enforcement of this Code provided, however, that specific 

conditions attached to approval plans may not be appealed. Appeals from decisions of the Board of 

Adjustment shall be to the courts.  

2. Procedure for Filing 

The appeal shall be submitted within such time as shall be prescribed by the Board of Adjustment by 

general rules, or if no such time has been established by the Board, then within 30 days after finalization 

of the decision being questioned. The appeal shall be initiated by filing a Notice of Appeal application and 

stating the grounds for the appeal.  

3. Effect of Appeal 

An appeal shall stop all proceedings related to the enforcement or implementation of the decision being 

questioned, unless the Zoning Administrator certifies to the Board, after the notice of the appeal has been 

filed, that for specific reasons stated in the certification, stopping such action would cause imminent peril 

to life and property, in which case the proceedings shall not be stopped other than by a restraining order 

that may be granted by the Board or by a court of record on application, on notice of the Zoning 

Administrator, and on due cause shown.   

4. Hearing, Decision, and Records 

a. Date of Hearing 

Upon receipt of a Notice of Appeal Application the appeal shall be placed on the next available Board of 

Adjustment agenda.  Either the Zoning Administrator or applicant may request the appeal be placed on a 

subsequent agenda, not more than 60 days from the filing of the appeal, if necessary to prepare for a 

hearing. 

b. Timeline for Decision 

The Board shall reach its decision within 45 days of the date of the public hearing unless such time is 

extended by mutual consent of the applicant and the Board.  

c. Decision 

The Board may affirm or reverse, wholly or in part, or may modify the order, requirement, decision, or 

determination appealed from and may make such order, requirement, decision, or determination as ought 

to be made to correct the error, and to that end shall have all the powers of the officer from whom the 

appeal is taken. The Board shall promptly provide its written decision to all parties to the appeal. The 

Zoning Administrator shall maintain records of all actions of the Board relative to appeals. 

5. Criteria for Decision 
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The Board of Adjustment shall grant or deny appeals on the basis of: 

1 An appeal shall not be granted if the Board finds the order, requirement, decision, or determination 

made by the Zoning Administrator or other administrative official in question is consistent with the 

intent of the Zoning Code. 

2 An appeal shall not be granted solely to provide relief from the Zoning Code.  

3 Appeals shall not be granted if the effect would be to alter the intent of a policy made by the City 

Council or by any board, commission or other entity empowered by City Council to make policy 

decisions.  

4 An appeal shall not be granted for matters in which the Zoning Administrator or other administrative 

official is granted discretion by this Code to approve or deny. 

5 An appeal may only be made to the interpretation of requirements within this Code.   

6. Abandoned Appeal 

If an appeal is filed but not pursued, either withdrawn or continued at the applicant’s request, for a period 

of 90 days, the appeal shall be considered abandoned and the decision or administrative action that was 

the subject of the appeal shall be considered final. 

S. Petition for Certiorari 

Following the processing of any appeal pursuant to Sec. 32.05.01.R, above, and the issuance of the written 

decision of the Board of Adjustment, or following any other decision of the Board of Adjustment under this 

Code, any person or persons, jointly or severally, aggrieved by any decision of the Board, or any officer, 

department, board, or bureau of the City, may present to a court of record a petition, duly verified, alleging 

that such decision is illegal, in whole or in part, and specifying the alleged grounds of the illegality. Such petition 

shall be presented to the court within 30 days after the filing of the decision of the Board. 
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32.05.02 Overview of Specific Procedures  

This section provides the detailed procedural steps for the specific application and permit requests authorized 

by this Code.  In general, the procedures described in this section follow the review process described in Table 

32.05-5: 

Table 32.05-5: Summary of Review Procedures 

Procedure Review and Decision-Making Bodies 

  
Comm. 

Dev. Dept. 
Dev. 

Services 
CPC BOA CC 

R = Review; (R ) = Review if Requested by Staff or Applicant; 
 D= Decision; H = Hearing; M= Meeting; A= Appeal 

Comp. Plan/Future Land Use Map Amend. R R R/M   D/H 

Rezoning Amendment (R) R R/M   D/H 

Zoning Code Text Amendment (R) R R/M   D/H 

PUD Master or PUD Preliminary Plan  (R) R R/M   D/H 

Site Development Plans  (R) D   A   

Concurrent application Follows primary application process 

Administrative      

Temporary Use      

Conditional Uses  (R) R R/M D/H   

Conditional Expansion of Legal Nonconforming Use  (R) R R/M D/H   

Voluntary Annexation R (R) R/M  D/H 

Minor Design Adjustment  D  A  

Major Design Exception (R) R R/M D/H  

Variance or Appeal    R   D/H   

Zoning Clearance Permit (R) D   A   

Home Occupations    D   A   

Certificates of Occupancy    D   A   

Sign Permit  D  A  
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32.05.03 Future Land Use Map and Comprehensive Plan Amendments 

A. Purpose 

1. Future Land Use Map Amendment 

A Future Land Use Map Amendment shall refer 

to any change to any element on the Future Land 

Use Map, as maintained by the Community 

Development Department. This includes but is 

not limited to changes to Land Use Typology 

Areas (LUTA), the addition or removal of land 

within the City’s future plan area, addition or 

removal of future street connections, or any 

other map element which may be described 

within the adopted Comprehensive Plan.  

Changes to the Future Land Use Map may be 

requested by property owners as part of the land 

development process, as well as initiated by the 

City as part of necessary community planning 

and policy development activities. 

2. Comprehensive Plan Text Amendment 

A text amendment shall refer to any modification 

to the Comprehensive Plan document, including 

text, graphics, tables or other elements of the 

adopted document.  As a comprehensive policy 

document of the City of Cedar Rapids, it is not 

intended that the Comprehensive Plan be 

amended as part of a land development 

application.  Requests to change to the 

Comprehensive Plan shall only be initiated by the 

City Council, City Planning Commission or staff. 

B. Initiation of Amendment 

1. Future Land Use Map 

An amendment to the Future Land Use Map may 

be initiated by: 

1 The filing of an application by a property 

owner or their authorized representative; 

2 A motion of City Council or the City Planning Commission; or 

3 The Community Development Department as part of any study, plan or review in which it is determined 

by the Community Development Director that an amendment to the Future Land Use Map should be 

considered. 

2. Comprehensive Plan Text Amendment 

An amendment to the text of the Comprehensive Plan may be initiated by: 

1 A motion of City Council or the City Planning Commission; or 

Figure 32.05-B 
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2 By the Community Development Department as part of the annual update to the plan or any study, 

plan or review in which it is determined by the Community Development Director that an amendment 

to the Comprehensive Plan Text should be considered. 

C. City Initiated Amendments 

When action is initiated by the City Council, City Planning Commission, or staff, certain requirements for public 

notice may waived, including but not limited to the requirements for notification signs, and payment of 

application fee. The Community Development Director shall make a determination on the criteria listed below. 

1 The request is a text amendment that does not impact a particular property or properties. 

2 The amendment is based on an adopted study, plan or other process for while public outreach has 

been conducted. 

3 Other factors make it impractical to provide notice by traditional means and the City has taken steps 

to provide notice where feasible. 

The City shall have the discretion to determine which alternative forms of notice are given for amendments 

initiated by the City.  

D. Minor Modifications 

Minor modifications to the Comprehensive Plan text or Future Land Use Map may be made by the Community 

Development Department without further approvals in the following situations: 

1 To correct errors, typos or similar defects which may be found and do not alter the original intent of 

the plan or map. 

2 To replace, add or update illustrative graphics or figures that do not alter the intent of the plan or map. 

E. Application Submission and Processing 

Future Land Use Map and Comprehensive Plan Amendment applications shall be submitted and processed 

pursuant to Table 32.05-1. 

F. Simultaneous Processing  

1. Annexation 

An amendment to the Future Land Use Map may considered prior to or simultaneously with a request to 

annex property into the City of Cedar Rapids. 

2. Rezoning 

An amendment to the Future Land Use Map may be considered prior to or simultaneously with a request 

to rezone.  An amendment to the Future Land Use Map to a conforming LUTA shall accompany any request 

to rezone where the requested district does not conform with the existing LUTA.  If both a rezoning and 

Future Land Use Map amendment are considered at the same meeting, action shall be taken first on 

Future Land Use Map amendment.  In the event the Future Land Use Map amendment is required for a 

rezoning request and the Future Land Use Map amendment is denied, the rezoning application shall be 

considered withdrawn and no action on it shall be taken. 

3. Other Applications 

If a Future Land Use Map Amendment is deemed necessary for any other approval, the request may be 

processed simultaneously with that approval. No action other than a recommendation shall be taken on 
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the approval which requires a Future Land Use Map Amendment until final action on the Future Land Use 

Map Amendment. 

4. Objection to Simultaneous Processing 

In certain circumstances the simultaneous processing of a Future Land Use Map Amendment with another 

application may be denied.   

1 The Community Development Department may, at its discretion, determine that final action on the 

Future Land Use Map shall precede any hearing on a similar application if: 

(i) There are known or likely objections to the case. 

(ii) The requested amendment represents a substantial change in the future growth of the City and it 

is determined that it is in the best interest of either the City or the applicant to have final action on 

the Future Land Use Map Amendment prior to review of subsequent applications.  

(iii) Any other information is made available during staff review which would support not processing 

the Future Land Use Map Amendment simultaneously with another application. 

2 The City Planning Commission may elect to take action only on the Future Land Use Map Amendment 

and table the rezoning or other application until the City Council has taken action on the Future Land 

Use Map Amendment. 

3 The City Council may take action on a Future Land Use Map amendment and remand the rezoning or 

other application back to a recommending body for further consideration. 

G. Review and Decision-Making Process and Criteria 

1. Recommendation by City Planning Commission  

a. Timeline for Recommendation 

A hearing before the City Planning Commission shall be scheduled once staff review of a project is 

completed. The City Planning Commission shall submit its recommendation within 30 days from the date 

of the initial Commission Meeting to City Council for final action, unless additional delay is agreed upon by 

the applicant and the Commission. 

b. Criteria for Review 

In its review, the Commission shall consider each of the criteria established in the following Subsection 

G.3. The Commission may recommend approval, approval with modifications or conditions, or denial of 

any application. 

2. Action by City Council  

a. Timeline for Action 

The City Council shall take final action on an application within 45 days of receiving the recommendation 

of the City Planning Commission unless further delay is requested by the Applicant.  The City Council may 

act without City Planning Commission recommendation if the recommendation is not received within 90 

days from the date on which the application was determined to be complete.  

b. Method of Action 

The City Council shall consider a request to amend the Future Land Use Map or the Comprehensive Plan 

by resolution after holding a public hearing according to Table 32.05-1 

c. Criteria for Review 
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Following receipt of the City Planning Commission recommendation, the City Council may approve, approve 

with modifications or conditions, or deny any application for an amendment. 

3. Criteria for Recommendation and Action on Future Land Use Map Amendment or 

Comprehensive Plan Amendments 

a. Future Land Use Map Amendment Criteria 

The City Planning Commission and City Council shall consider the following criteria in making a 

recommendation or determination about an application.  The application shall meet all requirements of 

either part (i) or (ii) below. 

(i) The requested Future Land Use Map Amendment corrects a technical mistake or oversight in the 

map and is necessary to protect the existing character of the neighborhood or enable development 

that is in line with what currently exists in the neighborhood.  

(ii) The requested Future Land Use Map Amendment represents a change in City policy and shall meet 

all of the criteria below: 

(A) Facilities, services and utilities necessary to serve proposed land uses are available or are 

planned to be available at the time development occurs. 

(B) If a map amendment represents an increase in allowed or required density or intensity of use 

on the property, the property is suitable for such development. 

(C) If a map amendment represents a decrease in the allowed or required density or intensity of 

use on the property, the request is supported by unique site conditions which make such 

development infeasible. 

(D) The resulting land use policy change of the map amendment is either (1) consistent with the 

Comprehensive Plan or any plans, studies or resolution by City Council which would support a 

change in the future land use or (2) is found to protect existing development from nearby 

development at heights and densities which are out of scale with the existing development. 

b. Comprehensive Plan Text Amendment Criteria 

The City Planning Commission and City Council shall consider the following criteria in making a 

recommendation or determination about an application.  The amendment may meet one or more of the 

criteria below: 

(i) The proposed amendment corrects errors, technical mistakes or omissions which may existing the 

plan. 

(ii) The proposed amendment is supported by new information presented by studies, reports or public 

outreach. 

(iii) The proposed amendment is either consistent with existing goals and objectives of the plan or 

represents a change in policy that is supported by any studies, reports, plans, or public outreach 

conducted in its development. 

(iv) The proposed amendment to the plan is in line with the public interest.  

4. Delay of Action on a Future Land Use Map or Comprehensive Plan Amendment Request  

A rezoning application may be held from further action if the City Planning Commission or City Council 

requests additional information. Processing of the application may be delayed by up to 60 days to permit 

the applicant to respond to such request. If the applicant fails to respond within that period, the application 

shall be treated as an inactive application pursuant to Sec. 32.05.01.L. Time of delay shall be measured 

from the date on which the City requested additional information. 
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32.05.04 Rezoning  

A. Purpose 

The purpose of the rezoning process is to provide a 

means for changing the zone district applicable to a 

specific area and to reflect that change on the official 

zoning map.  

B. Initiation of Rezoning 

A rezoning may be initiated by: 

1. A motion of the City Council, City Planning 

Commission, or the Community Development 

Department, or  

2. The filing of an application for such action by a 

property owner.  

C. City Initiated Amendments 

When action is initiated by the City Council, City 

Planning Commission, or staff, certain requirements 

for public notice may waived including, but not 

limited to, the requirements for notification signs, 

and payment of application fee. The Community 

Development Director shall make a determination 

on the criteria listed below. 

1 The amendment is based on an adopted 

study, plan or other process for which public 

outreach has been conducted. 

2 Other factors make it impractical to provide 

notice by traditional means and the City has 

taken steps to provide notice where feasible. 

In all cases, the City shall have the discretion to 

determine which alternative forms of notice are 

given for amendments initiated by the City.  

D. Application Submission and Processing 

Rezoning applications shall be submitted and processed pursuant to Table 32.05-1. 

E. Review and Decision-Making Process and Criteria 

1. Recommendation by City Planning Commission  

a. Timeline for Recommendation 

A hearing before the City Planning Commission shall be scheduled once staff review of a project is 

completed. The City Planning Commission shall submit its recommendation within 30 days from the date 

of the initial Commission Meeting to City Council for final action, unless additional delay is agreed upon by 

the applicant and the Commission. 

Figure 32.05-C 
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b. Criteria for Review 

In its review, the Commission shall consider each of the criteria established in the following Subsection 

E.3. The Commission may recommend approval, approval with modifications or conditions, or denial of 

any application. 

2. Action by City Council  

a. Timeline for Action 

The City Council shall take final action on an application within 45 days of receiving the recommendation 

of the City Planning Commission unless further delay is requested by the Applicant.  The City Council may 

act without City Planning Commission recommendation if the recommendation is not received within 90 

days from the date on which the application was determined to be complete.  

b. Method of Action 

The City Council shall consider a request to rezone by ordinance after holding a public hearing according 

to Table 32.05-1. 

c. Criteria for Review 

Following receipt of the City Planning Commission recommendation, the City Council shall consider each 

of the criteria established in the following Subsection E.3. The City Council may approve, approve with 

modifications or conditions, or deny any application to rezone. 

3. Criteria for Recommendation and Action on Rezoning  

The City Planning Commission and City Council shall consider the following criteria in making a 

recommendation or determination about an application.  

a. Correction of a Technical Mistake 

A rezoning may be approved if the action is necessary to correct a technical mistake or omission in the 

zoning map. 

b. Consistency with Comprehensive Plan and other studies 

Whether the rezoning is consistent with the Future Land Use Map, other elements of the 

Comprehensive Plan, and any other adopted plans or studies. 

(i) All rezonings shall be to a district permitted by the Future Land Use Map as shown in Sec. 

32.02.01.B. 

(ii) The proposed zone district should be consistent with the general intent of the Comprehensive Plan, 

as well as any area plans or studies adopted by City Council. 

c. Public facilities, Services and Suitability 

(i) The property should be suitable for the development of structures and uses permitted in the 

proposed district. 

(ii) Adequate public facilities and services (including sewage and waste disposal, water, gas, 

electricity, police and fire protection, and roads and transportation, as applicable) will be available 

to serve the subject property while maintaining adequate levels of service to existing development.  

(iii) Development should ensure effective and adequate utilization of existing or planned public 

facilities and services. 
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d. Character  

(i) The proposed district should be compatible with the existing or planned character of the 

surrounding area. Compatibility can be achieved by a rezoning to: 

(A) Districts of the same character type (Urban, Traditional, Suburban, etc).  Changes between 

character areas should be carefully reviewed for compatibility. 

(B) Districts of a similar use type (Residential, Mixed-Use, etc), particularly when transitioning 

between character areas. 

(C) Other transitions may be appropriate depending on other review criteria and conditions which 

may be placed on approvals. 

(ii) The proposed rezoning should be consistent with the existing or planned character of the 

surrounding area. 

(iii) A variety of housing types and a mix of land uses should be provided in all neighborhoods. A change 

in intensity or type of use is most appropriate between rear yards, at corners, or along higher 

classified streets 

(iv) Whether the rezoning is consistent with the characteristics of the surrounding area, including any 

changing conditions.  

(v) Whether the proposed rezoning will protect existing neighborhoods from nearby development at 

heights and densities that are out of scale with the existing neighborhood.  

4. Delay of Action on a Rezoning Request  

A rezoning application may be held from further action for either of the following reasons:  

1 If the City Planning Commission or City Council requests additional information, processing of the 

application may be delayed by up to 60 days to permit the applicant to respond to such request. If the 

applicant fails to respond within that period, the application shall be treated as an inactive application 

pursuant to Sec. 32.05.01.L. Time of delay shall be measured from the date on which the City 

requested additional information. 

2 If the applicant requests a delay or the City delays the application, processing of the application may 

be delayed one time for a period not to exceed to 180 days. At the end of the approved delay period, 

the City shall notify the applicant that processing of the application must be continued or the 

application shall be treated as inactive. If the applicant does not consent to the continuation of 

application processing, then the application shall be treated as an inactive application pursuant to 

Sec. 32.05.01.L. Time of delay shall be measured from the date on which the applicant requests a 

delay.  
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32.05.05 Zoning Code Text Amendment 

A. Purpose 

The purpose of this procedure is to allow for 

changes or revisions to the text of this Code.  The 

intent of the Zoning Code Text Amendment process 

is not to consider amendments in conjunction with 

individual land development applications.  

B. Application Submission and Processing 

An amendment to the text of the Zoning Code may 

be initiated by: 

1 A motion of City Council, City Planning 

Commission or any other City Board or 

Commission granted the authority by the 

City Council to request text amendments; or 

2 By the Community Development 

Department as part of any study, plan or 

review in which it is determined by the 

Community Development Director that an 

amendment to the Zoning Code should be 

considered. 

C. Review and Decision-Making Process 

and Criteria 

1. Staff Review 

The Community Development Department shall 

prepare a staff report evaluating the proposed text 

amendment according to the Criteria for 

Recommendation and Action listed below.  The 

report shall outline a recommendation for action. 

2. Recommendation by City Planning Commission  

a. Timeline for Recommendation 

Upon receipt of the staff report the City Planning Commission shall review the proposed amendment 

within 60 days.  

b. Criteria for Review 

In its review, the Commission shall consider each of the criteria established in the following Subsection 

C.4. The Commission may recommend approval, approval with modifications, or denial of any 

application.  The Commission may also refer the amendment back to staff for further study or 

modifications before taking action. 

3. Action by City Council  

a. Timeline for Action 

Figure 32.05-D 
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The City Council shall hold a public hearing on the requested amendment within 45 days of receiving the 

recommendation of the City Planning Commission.  The City Council may act without City Planning 

Commission recommendation if the recommendation is not received within 90 days from the date on 

which the staff report was presented to the City Planning Commission.  

b. Method of Action 

The City Council shall consider an amendment by ordinance after holding a public hearing according to 

Table 32.05-1. 

c. Criteria for Review 

Following receipt of the City Planning Commission recommendation, the City Council shall consider each 

of the criteria established in the following Subsection C.4. The City Council may approve, approve with 

modifications or conditions, or deny any application to rezone. 

4. Criteria for Recommendation and Action  

The City Planning Commission and City Council shall consider the following criteria in making a 

recommendation or determination about an application.  

1 The amendment is required to correct a technical mistake in the existing zoning regulations.  

2 The amendment is consistent with the goals and objectives of the Comprehensive Plan.  

3 The amendment is supported by any available studies, reports, or plans. 

4 The amendment can be applied to all property affected by the particular district, land use 

classification, or development standard being modified or created. 

5 The amendment does not grant unique or special rights to an individual or small group of properties 

in a manner that could have been considered through a special zoning exception or approval of a 

planned unit development. 

5. Action by the City Council  

Following receipt of the City Planning Commission recommendation, the City Council may approve, approve 

with modifications, or deny any application for an amendment. The City Council may act without City Plan 

Commission recommendation if the recommendation is not received within 90 days from the date on which 

the application was determined to be complete.  
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32.05.06 Planned Unit Development 

A. Purpose  

This section is intended to encourage flexible development patterns that are not specifically provided for in 

this Code.  It is the purpose of this section: 

1. To promote and permit flexibility that will encourage innovative and imaginative approaches in land 

development and renewal that will result in a more efficient, aesthetic, desirable, and economic use of 

land while maintaining density and intensity of use consistent with applicable, adopted plans, regulations, 

and policies; 

2. To promote development that can be conveniently, efficiently, and economically served by existing local 

utilities and services or by their logical extension; 

3. To promote design flexibility including placement of buildings, use of open space, pedestrian and vehicular 

circulation systems to and through the site, and off-street parking areas in a manner that will best utilize 

potential on-site characteristics such as, topography, geology, geography, size, and proximity; 

4. To provide for the preservation of historic or natural features where they are shown to be in the public 

interest, including but not limited to such features as: drainage ways, flood plains, existing topography or 

rock outcroppings, unique areas of vegetation, historic landmarks, or structures; 

5. To provide for compatibility with the area surrounding the project site; 

6. To provide for usable and suitably located open space such as, but not limited to, bicycle paths, playground 

areas, courtyards, tennis courts, swimming pools, planned gardens, outdoor seating areas, outdoor picnic 

areas, and similar open space; 

7. To minimize adverse environmental impacts of development;  

8. To improve the design, quality and character of new development; and 

9. To provide compensating community benefits to offset any impacts of the development and in recognition 

of design flexibility.   

B. Eligibility Criteria  

All of the following criteria must be met for a project to be eligible to apply for PUD approval. 

1. Urban Form Districts 

PUD projects are not permitted in urban form districts. 

2. Minimum Lot Size 

1 Projects located in Suburban districts shall be a minimum of 5 acres. 

2 Project located within Traditional districts may be less than 5 acres provided the PUD combines two 

or more parcels of land. 

3. Consistency with Comprehensive Plan  

The proposed development shall be consistent with the Cedar Rapids comprehensive plan. 

4. Economic Impact 

The proposed development shall not impede the continued use or development of surrounding properties 

for uses that are permitted in this Code or planned for in the comprehensive plan. 
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5. Public Benefit 

A recognizable and material benefit will be realized by both the future residents and the City as a whole 

through the establishment of a PUD, where such benefit would otherwise be infeasible or unlikely.  

6. Preservation of Site Features 

Long-term conservation of natural, historical, architectural, or other significant features or open space will 

be achieved, where such features would otherwise be destroyed or degraded by development as permitted 

by the underlying zoning district. 

C. Dimensional and Development Standards  

The following dimensional and development standards shall apply to all PUDs. 

1. Overlay District 

A PUD shall be an overlay district and shall be applied over one or more underlying zone district(s).   

2. Density 

Residential densities established by the underlying zone district and LUTA shall be the limit for the PUD, 

with the exception that the densities in the S-RMF and T-RH districts may be increased. 

3. Dimensional Standards  

Unless modified as part of the approving ordinance, the dimensional standards of the underlying zone 

district shall be applied. Setbacks from the exterior boundary line of the PUD shall be comparable to or 

compatible with those of the existing development on adjacent properties.   

4. Permitted Uses 

PUD uses shall be limited to those allowed either as permitted, accessory, or special review use in the 

underlying zone district unless modified as part of the approving ordinance. 

5. Development Standards 

The development standards for the underlying zone district shall apply.  Modifications to the development 

standards which apply to the underlying zone district may be made as part of the approving ordinance. 

D. Processed as Rezoning 

A PUD shall be processed pursuant to Section 32.05.04, Rezoning. 
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32.05.07 Site Development Plans 

A. Purpose 

The purpose of this section is to set forth the 

procedures and criteria for review and approval of site 

development plans. Site development plans are 

technical documents that illustrate the proposed 

use(s) and layout of an area and meet the 

requirements of this Code. The purpose of site 

development plan review is to confirm that 

development is consistent with the requirements of 

this Code and with all previously approved plans 

applicable to the property.  

B. Applicability 

1. Site Development Plan required:  

1 Any application for development in an Urban 

(U-xx) district; 

2 A conditional use, conditional expansion, or 

variance request;  

3 All new uses and structures in Traditional (T-

xx) and Suburban (S-xx) design areas that are 

not part of a preliminary PUD application or 

preliminary subdivision plat except for 

construction of a single-unit or two-unit 

residential structure on a single lot or the 

construction of a two-unit structure on two 

adjacent lots. However, in the case of sheds, 

fences, or other minor accessory structures or 

additions to an existing house (i.e., porches, 

decks, additional rooms) on the same 

property, the site development plan shall only 

be required to show the location of the 

proposed structure or addition in relation to 

property boundaries, required setbacks, and 

terrain changes as more fully detailed in this 

Code; 

4 All requests for temporary uses and 

structures; 

5 Any proposed redevelopment that meets or 

exceeds 20 percent increase in gross square 

footage or 50 percent increase in assessed 

valuation, with either measurement 

calculated over a five-year period. 

6 Relocation of development pads, buildings, or 

dwelling units for some practical reasons such as topography, road alignment or easements provided 

Figure 32.05-E 
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that the modification does not significantly alter the site design in terms of parking layouts, vehicular 

circulation, landscape design, and other similar components of the development plans; 

7 An increase or decrease in a proposed setback, provided Code requirements are still met; 

8 A modification to a recreation area or open space design, but not elimination or a significant reduction;  

9 A change in landscape design/plant types or parking lot/site revisions. 

10 Any change that may affect an adjoining residential neighborhood; 

11 Any request that would significantly alter the design of the site and/or building(s); or 

12 A request to change or delete a condition of approval established by the City Planning Commission or 

City Council. 

2. Waivers to Site Development Plan Requirements 

Development Services may waive any site development plan requirements stated in this Code if it 

determines that the request is not applicable to the type of activity or development being proposed.  

C. Application Submission and Processing 

Site development plan applications shall be submitted and processed pursuant to Table 32.05-1. 

D. Review and Approval 

1. Non-Administrative Review 

Where a site development plan is required to be submitted in connection with an application for a 

conditional use, conditional expansion, Major Design Exception, or variance, the procedure for review and 

approval shall be the same as for the review and approval of the conditional use, conditional expansion, 

Major Design Exception or variance. 

2. Administrative Review 

An administrative site development plan is reviewed approved by the Development Services Department.  

Applicants are encouraged to apply for pre-application plan review prior to submittal for administrative site 

development plan approval.  

E. Criteria for Action on Site Development Plan 

The City Council, the City Planning Commission, Board of Adjustment, or Development Services Department 

shall approve a proposed site development plan if it finds that:  

1. The site development plan is consistent with the City’s Comprehensive Plan; 

2. The site development plan is consistent with any prior approvals, including any conditions that may have 

been placed on such approvals; and  

3. The site development plan conforms with all applicable requirements of this Code, or with all applicable 

requirements as modified by a request for a Minor Design Adjustment for meeting the requirements of 

Section 32.05.12.  

F. Amendment 

1. Administratively-approved site development plan amendment, conforming to the standards for Minor 

Design Adjustment, may be approved by Development Services. 
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2. Non-administratively approved site development plan amendment shall be made by the original decision-

making body. 

G. Site Development Plan is Plan of Improvements 

The administrative site development plan is considered an engineer certified plan of improvements, certified 

by a registered civil engineering licensed in the State of Iowa. 

32.05.08 Temporary Use Permit 

A. Purpose and Applicability  

The purpose of a temporary use permit is to allow uses of a temporary nature on private property to exist for 

a specified length of time, in a manner that will not adversely impact the general welfare of persons residing 

in the community. A temporary use permit is required prior to the construction or operation of any facilities or 

uses associated with any activity that requires authorization of a temporary use permit.  

B. Review and Approval 

Temporary use permit applications shall be processed through the administrative site development plan 

review process. In addition to the site development plan review criteria, Development Services shall also 

review temporary use applications for the following: 

1. Requirements for vehicular ingress/egress and corresponding traffic safety provisions, parking 

requirements and facilities, and hours of operation; 

2. Regulation of public nuisance factors (e.g., light glare, noise, vibration, smoke, dust, dirt, odors, gases, and 

heat); and 

3. Regulation of maintenance and site restoration during, and after termination of the temporary use or 

expiration of the temporary use permit. A bond or other form of security acceptable to the City may be 

required prior to the initiation of the use to ensure cleanup after the use is finished. 
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32.05.09 Conditional Uses 

A. Purpose 

Conditional uses are those uses having some special 

impact or unique characteristic that requires a careful 

review of their location, design, configuration, and 

special impact to determine the desirability of 

permitting their establishment on any given site. They 

are uses that may or may not be appropriate in a 

particular location depending upon consideration in 

each case of the public need and benefit and the local 

impact and all within the context of the intent and 

purpose of this Code.  

B. Initiation of Conditional Use  

A property owner may file an application to use 

property for one or more of the conditional uses listed 

in the Table of Permitted Uses (Table 32.03-1) for the 

zoning district within which the property is located.  

C. Application Submission and Processing 

Conditional Use applications shall be submitted and 

processed pursuant to Table 32.05-1. A site 

development plan shall be submitted in conjunction 

with a conditional use application. 

D. Simultaneous Processing 

1. Simultaneous Processing Permitted 

Other applications, such as site development plans, 

may be processed concurrently with an application for 

a Conditional Use.  In such case, final action of such 

applications shall be withheld until final action on the 

conditional use request if approval of a conditional 

use is necessary for such action.   

2. Modifications and Conditions 

Where an application for a conditional use is approved 

with modifications or conditions which require the applicant to revise other applications, such as a site 

development plan, the applicant shall not be subjected to a fee for repetitive applications for a resubmittal 

necessary to comply with such modifications or conditions. 

E. Review and Decision-Making Process  

1. Recommendation by City Planning Commission  

a. Timeline for Recommendation 

Figure 32.05-F 
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The City Planning Commission shall submit its recommendation within 30 days from the date of the initial 

Commission Meeting to the Board of Adjustment for final action, unless additional delay is agreed upon 

by the applicant and the Commission. 

b. Criteria for Review 

In its review, the Commission shall consider each of the criteria established in Subsection G. The 

Commission may recommend approval, approval with modifications or conditions, or denial of any 

application. 

2. Action by Board of Adjustment  

a. Timeline for Action 

The Board of Adjustment shall take final action on an application within 45 days of receiving the 

recommendation of the City Planning Commission unless further delay is requested by the Applicant.  The 

Board may act without City Planning Commission recommendation if the recommendation is not received 

within 90 days from the date on which the application was determined to be complete.  

b. Method of Action 

The Board of Adjustment shall consider a conditional use request after holding a public hearing according 

to Table 32.05-1. 

c. Criteria for Review 

Following receipt of the City Planning Commission recommendation, the Board of Adjustment shall 

consider each of the criteria established in Subsection G. The Board of Adjustment may approve, approve 

with modifications or conditions, or deny any application for a Conditional Use. The Board may also table 

the motion to give the applicant time to make modifications to the application. In such case, the Board 

shall give clear direction on which aspects of the application they deem to be deficient. 

F. Authority 

1. The Board of Adjustment may approve conditional uses pursuant to the procedures and criteria in this 

section. Any permitted conditional use shall comply with all use-specific standards applicable to the use, 

as listed in Section 32.03, Use-Specific Standards, and with all applicable standards of Section 32.04, 

Development Standards of this Code, unless the Board approves a modification of such standards 

pursuant to the procedures and criteria of this section.  

2. Only those uses identified as conditional uses in Table 32.03-1 may be approved pursuant to these 

procedures. If the Zoning Administrator determines that a desired use is not included within the definition 

of a use listed as a conditional use in Table 32.03-1, then the desired use may only be approved if:  

1 This Code is amended to add the use to the district containing the subject property, or 

2 The subject property is rezoned to a district where the use is listed as a permitted or conditional use.  

G. Criteria for Recommendation and Action on Conditional Use 

The City Planning Commission shall only recommend approval and the Board of Adjustment shall only approve 

a proposed conditional use if they find that:   

1. The conditional use is permitted in the district where the property is located;  

2. The application complies with all use-specific standards applicable to the use, as listed in Sec 32.03, Use-

Specific Standards; 

3. The application complies with all other applicable standards of this Code; 
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4. The proposed use and development will be consistent with the intent and purpose of the Future Land Use 

Map and other elements of the Comprehensive Plan;  

5. There is sufficient compatibility with the adjacent properties and the overall neighborhood.  When 

considering aspects unique to the proposed use as compared to other permitted uses within the same 

zone district, the reviewing body should consider:  

1 Whether the proposed development or use will be located, designed, constructed, and operated in 

such a manner that it will be compatible with the immediate neighborhood and will not interfere with 

the orderly use, development and improvement of surrounding property;  

2 Whether the proposed use or development will have adverse effects on existing traffic conditions, 

parking, utility and service facilities, and other factors affecting the public health, safety, and welfare. 

3 Whether the impacts of the proposed use or development extend beyond that of development that 

would be permitted by-right in the same zone district;  

4 Whether any additional impacts that may be created as a result of the proposed use or development 

are acceptable and not a detriment; and 

5 Whether any additional impacts that may be created as a result of the proposed use or development 

have been considered by the applicant and adequate steps have been taken to eliminate or mitigate 

these impacts. 

6. Adequate conditions can be placed on the approval to eliminate or mitigate any adverse impacts of the 

proposed use or development.  
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32.05.10 Conditional Expansions of Legal Nonconformities 

A. Purpose 

This section sets forth the procedures and criteria for 

expansion of legal non-conforming uses and 

structures in certain circumstances, in order to 

promote the economic health of the City and 

equitable treatment of citizens with long-standing or 

significant investments in existing uses.  

B. Initiation of Conditional Expansion  

A property owner may file an application for a 

conditional expansion of a non-conforming use. 

C. Application Submission and Processing 

Conditional Expansion applications shall be 

submitted and processed pursuant to Table 32.05-1. 

A site development plan shall be submitted in 

conjunction with a Conditional Expansion application. 

D. Authority 

The Board of Adjustment may approve conditional 

expansion of legal nonconforming uses or structures 

in any district pursuant to the procedures and criteria 

in this section. Any permitted expansion of a legal 

non-conforming use shall comply with all applicable 

standards of Section 32.04, Development 

Standards, and, to the maximum extent possible, 

with any use-specific standards applicable to the use, 

as listed in Sec. 32.03 Use-Specific Standards, 

unless the Board approves a modification of such 

standards pursuant to the procedures and criteria of 

Sec. 32.05.14, Variance.  

E. Limitation 

Expansion of any legal non-conforming use that is 

listed in Table 32.03-1, Table of Permitted Uses, as a 

commercial or industrial, wholesale, or storage use is expressly prohibited in any residential district. Expansion 

of any legal nonconforming industrial use that is listed in Table 32.03-1 as an industrial, wholesale, or storage 

use is expressly prohibited in any commercial district.  

F. Procedure for Application, Review, and Approval 

1. Recommendation by City Planning Commission  

a. Timeline for Recommendation 

Figure 32.05-G 
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The City Planning Commission shall submit its recommendation within 30 days from the date of the initial 

Commission Meeting to the Board of Adjustment for final action, unless additional delay is agreed upon 

by the applicant and the Commission. 

b. Criteria for Review 

In its review, the Commission shall consider each of the criteria established in the following Subsection G. 

The Commission may recommend approval, approval with modifications or conditions, or denial of any 

application. 

2. Action by Board of Adjustment  

a. Timeline for Action 

The Board of Adjustment shall take final action on an application within 45 days of receiving the 

recommendation of the City Planning Commission unless further delay is requested by the Applicant.  The 

Board may act without City Planning Commission recommendation if the recommendation is not received 

within 90 days from the date on which the application was determined to be complete.  

b. Method of Action 

The Board of Adjustment shall consider a conditional expansion request after holding a public hearing 

according to Table 32.05-1. 

c. Criteria for Review 

Following receipt of the City Planning Commission recommendation, the Board of Adjustment shall 

consider each of the criteria established Subsection G. The Board of Adjustment may approve, approve 

with modifications or conditions, or deny any application for a Conditional Expansion. The Board may also 

table the motion to give the applicant time to make modifications to the application. In such case, the 

Board shall give clear direction on which aspects of the application they deem to be deficient. 

G. Criteria for Recommendation and Action on Conditional Expansion 

The City Planning Commission shall only recommend approval and the Board of Adjustment shall only approve 

a proposed conditional expansion if evidence is presented that establishes all of the following:  

1. That action to make the use conforming, such as a rezoning, is not feasible for reasons which may include: 

1 Such action would not be supported by the Comprehensive Plan 

2 Such action is not in the long-term best interest of the of adjacent property, or the character of the 

neighborhood. 

3 Such action would not meet the criteria for approval. 

2. That the proposed expansion or enlargement complies or can be made to comply with any use-specific 

standards which may be applicable to protect adjacent properties. 

3. That the proposed expansion or enlargement will comply with any additional standards which may be 

imposed on it for the district it is located in. 

4. That adequate conditions are placed on the approval to eliminate or mitigate any adverse impacts of the 

proposed expansion or enlargement.  

5. That there is sufficient compatibility with the adjacent properties and the overall neighborhood.  When 

considering aspects unique to the proposed use as compared to other permitted uses within the same 

zone district, the reviewing body should consider:  
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1 Whether the proposed development or use will be located, designed, constructed, and operated in 

such a manner that it will be compatible with the immediate neighborhood and will not interfere with 

the orderly use, development and improvement of surrounding property;  

2 Whether the proposed use or development will have adverse effects on existing traffic conditions, 

parking, utility and service facilities, and other factors affecting the public health, safety, and welfare. 

3 Whether the impacts of the proposed use or development extend beyond that of development that 

would be permitted by-right in the same zone district;  

4 Whether any additional impacts that may be created as a result of the proposed use or development 

are acceptable and not a detriment; and 

5 Whether any additional impacts that may be created as a result of the proposed use or development 

have been considered by the applicant and adequate steps have been taken to eliminate or mitigate 

these impacts. 

6. That adequate conditions can be placed on the approval to eliminate or mitigate any adverse impacts of 

the proposed use or development.  
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32.05.11 Minor Design Adjustment 

A. Purpose 

The purpose of a Minor Design Adjustment is to provide applicants with a method to obtain an adjustment to 

a standard that is consistent with the prevailing character of the surrounding area.  

B. Applicability 

The Minor Design Adjustment process is applicable to: 

1. Provide relief where practical difficulties on a site or in approved plans can be improved through a minor 

modification(s) that fall within the standards of this section, and  

2. Establish appropriate standards in proposed development applications for which applicants seek changes 

to development standards in order to better accommodate development on a specific site. 

C. Application Submission and Processing 

Minor Design Adjustment applications shall be submitted and processed pursuant to Table 32.05-1.   

D. Authority to Adjust Traditional, and Suburban Development Standards 

Development Services is authorized to approve Minor Design Adjustments of the following types in the 

Traditional (T-xx) and Suburban (S-xx) design areas:  

1. Modifications of 10 percent or less of any numeric dimensional standard set out in Section 32.04, except 

those related to residential density or nonresidential intensity.  

2. Modifications of any previously approved preliminary plan or site development plan to adjust the size of 

any building or structure by not more than 10 percent or to change the location of any building or structure 

by more than 10 feet in any direction, provided that the modification will not increase residential density 

or non-residential intensity beyond that in the previously approved plan.  

E. Authority to Adjust Urban Form Standards 

Development Services is authorized to approve Minor Design Adjustments to the urban form districts and site 

and structure standards if the following criteria have been met. 

1. The proposed adjustment will not result in development that is inconsistent with the intended character 

of the district for the block face, including the applicant’s property or the block face immediately across 

the street(s) from the applicant’s property. 

2. The proposed adjustment will result in a building and site design of equal quality and visual interest to the 

required by the application of the original form-based controls. 

3. The proposed adjustment will not result in any of the following: 

1 Change a minimum or maximum height requirement by more than five percent; 

2 Change a finished floor elevation requirement by more than five percent; 

3 Change a street wall height, length, or access gate requirement by more than 10 percent; 

4 Move a required building line further from the street; 

5 Move a required building line more than six inches closer to the street; 
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6 Reduce a minimum percentage of a building frontage that must be built to the required building line 

by more than five percent of the required length;  

7 Move a parking setback line more than five feet closer to any street; 

8 Increase the maximum average spacing of building entrances by more than 10 percent; 

9 Change a minimum or maximum fenestration requirement by more than five percent; or 

10 Change the minimum or maximum depth of a building projection by more than five percent. 

F. Authority to Modify in Compliance with Floodplain Management 

Development Services is authorized to approve the minimum adjustment necessary to meet the requirements 

of the City’s Floodplain Management Ordinance (Chapter 32B), even if the adjustment exceed the maximums 

established in Sections 32.05.12.D and E. 

G. Authority to Modify for Historic or Relocated Structures 

Development Services may grant the minimum adjustment necessary to accommodate the preservation or 

relocation of historic structures, even if the adjustment exceeds the maximums established in Sections 

32.05.12.D and E.  Under this provision a structure may be deemed historic if it is contributing to a National 

or Local Historic District, locally landmarked, potentially eligible for a historic district as determined by an 

approved survey, or any other structure over 50 years of age which is deemed historic by the Historic 

Preservation Commission. The intent of this authority is to allow Development Services to: 

1. Adjust or waive building composition standards in order to preserve existing structures or facades deemed 

historic, 

2. Adjust building placement standards, such as setbacks, build-to lines, or other requirements by the 

minimum amount necessary to permit the relocation of existing structures deemed historic. 

H. Review and Approval Criteria 

Development Services shall review and decide applications for Minor Design Adjustment pursuant to the 

following criteria:  

1. The requested exception is consistent with all relevant purpose and intent statements of this Code and 

with the general purpose and intent of the comprehensive plan; 

2. The requested design exception will not have a substantial or undue adverse effect upon adjacent 

property, the character of the surrounding area or the public health, safety and general welfare;  

3. The requested design adjustment is consistent with the character of development in the surrounding area, 

will not result in land uses or structures significantly larger, more intense, or more congested than the 

majority of development in the surrounding area;  

4. Any adverse impacts resulting from the design adjustment will be mitigated to the maximum extent 

feasible as determined by staff; and  

5. The design adjustment is of a technical nature and is required to compensate for some unusual aspect of 

the site or the proposed development that is not shared by landowners in general. 
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32.05.12 Major Design Exception 

A. Purpose 

Major Design Exceptions are intended to provide a procedure for the Board of Adjustment to use in considering 

requests for regulatory relief from certain specified zoning regulations when such relief is reasonably needed 

to overcome practical difficulties related to the subject property. Development which is granted a Major Design 

Exception shall be considered conforming to this ordinance. 

B. Initiation of Major Design Exception  

A property owner may file an application for Major Design Exception.  

C. Authority to Approve Major Design Exceptions 

The Board of Adjustment is authorized to approve Major Design Exceptions as defined below. Major Design 

Exception applications shall be submitted and processed pursuant to Table 32.05-1. A site development plan 

shall be submitted in conjunction with a Major Design Exception application.   

1. General 

The intent of the Major Design Exception process is to allow for broad flexibility to remove practical barriers 

to development or to accommodate high quality projects which may not meet certain technical standards 

in this code.  Because it is impractical to define a limit for all standards in all possible situations, the 

provisions of the Major Design Exception process are intentionally broad and approval shall be based on 

the Review and Approval criteria listed below. Development Services shall have the discretion to determine 

eligibility for a Major Design Exception based on the provisions of this Section 32.05.13 and the intent of 

the applicable code section(s) subject to an exception request. 

1 No design exception shall be considered for standards for which a design exception is explicitly 

prohibited. Nor shall any design exception modify the definition of any term, use or standard in this 

code, or modify the method of calculating or determining a particular standard.  

2 No design exception shall not be permitted if a Conditional Use, or Minor Design Adjustment may 

accommodate the exception. 

3 A Major Design Exception shall not be required to modify a standard that is eligible for adjustment, 

exception, exemption or similar modification which is permitted by this code.  For example, a Major 

Design Exception shall not be required when the contextual setback provisions of this code permit 

Development Services to modify a front yard setback. 

4 No design exception shall have the effect of increasing the permitted residential density for a zone 

district beyond the maximum permitted for that zone district. Exceptions to density may be considered 

in certain zone districts as a Planned Unit Development.  

5 No design exception shall be approved which permits or has the effect of permitting a primary or 

accessory use in Section 32.03 which is not permitted within the zone district.  

6 The Major Design Exception shall not be used to vary, modify, or otherwise preempt a condition of 

approval or requirement imposed by an authorized decision-making body. 

2. Exceptions to Section 32.02 – Zone Districts 

Major Design Exceptions not specifically permitted in Section 32.02 shall not be granted unless as follows: 

1 Exceptions to building setbacks may be considered under one of the following criteria: 



Cedar Rapids Zoning Code Update  Adoption Draft – November 2018 

316 |  Review and Approval Procedures  

(i) A design exception may be considered to allow for an expansion of a non-conforming structure 

along any existing established setback plane in any yard. 

(ii) An exception of any required setbacks may be considered up to 50%. 

2 Maximum structure size (footprint) may be increased up to 100% of the maximum. The intent of this 

provision is to accommodate significant or unique uses within a neighborhood or to allow for an 

expansion of an existing use in conformance with this code and without requiring a change of zone. 

3 Within Urban Form (U-xx) districts,  

(i) The Required Build-To Line (RBL) location may be modified by a maximum of 5 feet. Requests to 

move the RBL beyond 5 feet shall be considered rezoning. 

(ii) The minimum Required Build-To percentage may be modified up to 25% of the standard. For 

example, an 80% build-to percentage requirement may be modified as low as 60%. This shall not 

be granted to permit driveways or curb-cuts. 

3. Exceptions to Section 32.03 – Use Specific Standards 

Major Design Exceptions not specifically permitted in Section 32.03 shall not be granted unless as follows: 

1 Exceptions to separation distances may be considered up to 25% of the required separation unless 

specifically prohibited.  

2 Exceptions to any numerical standard may be considered up to 25% of that standard. 

3 Exceptions to non-numerical Use-Specific Standards shall not be granted unless specifically 

authorized. 

4. Exceptions to Section 32.04 – Development Standards 

Major Design Exceptions not specifically permitted in Section 32.04 shall not be granted unless as follows: 

a. Parking and Loading Exceptions 

(i) An exception to the required minimum Motor Vehicle Parking Spaces may be considered up to 

100% of the number required. 

(ii) An exception to the maximum number of motor vehicle parking spaces may be considered up to 

the greater of 10 spaces or 25% of maximum number allowed. The accompanying landscaping 

and pervious parking space requirements shall not be subject to a design exception. For example, 

a site which is permitted a maximum of 100 spaces and is requesting 140 spaces may apply for 

a design exception to raise the maximum to 125 spaces. Mitigation measures as required by 

Section 32.04.02 shall be applied to the remaining 15 spaces. 

(iii) Exceptions to Parking Lot Location may be permitted as described in Section 32.04.02.J.4. 

(iv) Exceptions to other numerical standards in Section 32.04.02 not listed above may be considered 

up to 50%, unless specifically noted otherwise. 

b. Mobility and Connectivity Exceptions 

(i) Exceptions to the maximum block length may be considered up to 50%. 

(ii) Exceptions may considered that reduce the required minimum Connectivity Index Score by up to 

0.25. 

c. Sustainable Development Exceptions 

Unless otherwise specified, exceptions to numerical requirements may be considered up to 50% 
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d. Site and Structure Standard Exceptions 

(i) Unless otherwise specified in Sec 32.04.05, exceptions to numerical requirements as follows: 

(A) Separation distances: up to 25% 

(B) Other numerical standards: up to 50%. 

(ii) Unless otherwise specified, exceptions may be considered to non-numerical standards in Sections 

32.04.05.B Urban Design Standards, 32.04.05.C Traditional Design Standards, and 32.04.05.D 

Suburban Design Standards. 

e. Landscaping Standards 

Unless otherwise specified, exceptions to numerical requirements may be considered up to 50% 

f. Signs 

(i) Exceptions may be considered to the maximum permitted sign area when the establishment of a 

new use on the parcel results in a corresponding increase in the total square feet of development 

of the site.  For example, a 20% expansion of an existing structure for a new tenant may apply for 

a design exception for up to 20% of additional signage.  The amount of additional sign area shall 

not exceed 50% of the maximum, and all signs enlarged or established as a result of this provision 

shall be of a type permitted in that zone district. 

(ii) Unless otherwise specified, no other exceptions to 32.04.08 Signs shall be considered.  

5. Other Exceptions 

Unless specifically authorized in the code, no other major design exception shall be considered except for 

exceptions to any time period for compliance 

1 Discontinuance of the use was due to unique circumstances not of the property owner’s own making; 

and 

2 Resumption of the use will not have a significant adverse impact on the essential character of the 

surrounding area. 

D. Review and Decision-Making Process  

1. Recommendation by City Planning Commission  

a. Eligibility and Waivers 

Review and recommendation by the City Planning Commission shall be required unless a waiver is granted 

under this section.  The intent of this provision is to ensure substantive modifications with a broader impact 

on surrounding parcels are considered by the City Planning Commission while allowing for a streamlined 

review process for other applications. A City Planning Commission recommendation shall not be required for 

applications which meet one of the following: 

(i) Applications pertaining to single or two-unit residential development in an A-xx, S-Rxx or T-Rx 

district and that are limited to a single parcel; 

(ii) Applications that do not involve modification of the footprint or facade of a primary structure;  

(iii) Applications that do not modify maximum or minimum parking requirements;  

(iv) Applications that do not modify Mobility or Connectivity requirements;  

(v) Applications that do not modify screening requirements; 
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(vi) Time extensions 

b. Timeline for Recommendation 

The City Planning Commission shall submit its recommendation within 30 days from the date of the initial 

Commission Meeting to the Board of Adjustment for final action, unless additional delay is agreed upon 

by the applicant and the Commission. 

c. Criteria for Review 

In its review, the Commission shall consider each of the criteria established in Subsection F. The 

Commission may recommend approval, approval with modifications or conditions, or denial of any 

application. 

2. Action by Board of Adjustment  

a. Timeline for Action 

The Board of Adjustment shall take final action on an application within 45 days of receiving the 

recommendation of the City Planning Commission unless further delay is requested by the Applicant.  The 

Board may act without City Planning Commission recommendation if the recommendation is not received 

within 90 days from the date on which the application was determined to be complete.  

b. Method of Action 

The Board of Adjustment shall consider a conditional use request after holding a public hearing according 

to Table 32.05-06 

c. Criteria for Review 

Following receipt of the City Planning Commission recommendation, the Board of Adjustment shall 

consider each of the criteria established in Subsection F. The Board of Adjustment may approve, approve 

with modifications or conditions, or deny any application for a Conditional Use. The Board may also table 

the motion to give the applicant time to make modifications to the application. In such case, the Board 

shall give clear direction on which aspects of the application they deem to be deficient. 

E. Authority 

1. The Board of Adjustment may approve conditional uses pursuant to the procedures and criteria in this 

section. Any permitted conditional use shall comply with all use-specific standards applicable to the use, 

as listed in Section 32.03, Use-Specific Standards, and with all applicable standards of Section 32.04, 

Development Standards of this Code, unless the Board approves a modification of such standards 

pursuant to the procedures and criteria of this section.  

2. Only those uses identified as conditional uses in Table 32.03-1 may be approved pursuant to these 

procedures. If the Zoning Administrator determines that a desired use is not included within the definition 

of a use listed as a conditional use in Table 32.03-1, then the desired use may only be approved if: 

1 This Code is amended to add the use to the district containing the subject property or  

2 The subject property is rezoned to a district where the use is listed as a permitted or conditional use. 

3. Following receipt of a complete application for a Major Design Exception, the Board of Adjustment must 

hold a public hearing to consider the matter. In approving a Major Design Exception, the Board of 

Adjustment is authorized to impose such conditions and restrictions as the board determines to be 

necessary to ensure compliance or to reduce or minimize the effect of the Major Design Exception upon 

other properties in the area, and to better carry out the general purpose and intent of this zoning Code. 
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F. Review and Approval Criteria 

Major Design Exceptions may be approved only when the Board of Adjustment determines that all the following 

general approval standards and criteria have been met: 

1 The requested exception is consistent with the Comprehensive Plan and any plans, studies or reports 

which are adopted by City Council and may provide guidance on the exception. 

2 The requested exception does not have the effect of permitting a pattern of development inconsistent 

with the intent of the base district and design areas that would be more consistent with another base  

district or design area. For example, permitting suburban development characteristics in an urban or 

traditional district.  

3 The requested exception does not have the effect of perpetuating a pattern or style of development 

which is intended to be replaced by development consistent with this Code. 

4 The requested exception can be demonstrated to meet one of the following: 

(i) The requested exception is reasonably necessary for this property as it can be found that unique 

site circumstances make it likely that this exception would be required for a broad range of uses, 

structures, or layouts that may be otherwise permitted on the property. 

(ii) The requested exception alleviates a practical difficulty to accommodating a particular use, 

structure, or layout that is permitted on the property and where the intent of this Code is not to 

limit or prevent the establishment of the use, structure, or layout at a location with the 

characteristics of the subject property. 

(iii) The requested exception allows for architectural design which is unique and of high quality that 

meets or exceeds the intent of the code. 

5 The requested exception represents the minimum deviation from the applicable regulations necessary 

to accommodate the requested development and that any practical difficulties related to the subject 

property cannot be overcome by any feasible alternative means other than an exception. 
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32.05.13 Variance  

A. Purpose 

This section sets forth the procedures and criteria for 

review and approval of applications for variances 

from the terms and conditions of this Code. Requests 

for a Minor Design Adjustments or Major Design 

Exception are not applications for variances, and 

shall be reviewed and approved pursuant to the 

procedures and criteria set forth for those processes. 

B. Authority 

The Board of Adjustment may approve variances 

pursuant to the procedures and criteria in this 

section. Any permitted variance shall comply with all 

use-specific standards applicable to the use, as listed 

in Section 32.03, Use-Specific Standards, and with all 

applicable standards of Section 32.04, Development 

Standards, of this Code, unless the Board approves a 

modification of such standards as part of the variance 

approval, pursuant to the procedures and criteria of 

this section.  

C. Application Submission and Processing 

Variance applications shall be submitted and 

processed pursuant to Table 32.05-1. A site 

development plan shall be submitted in conjunction 

with a variance application. 

1. Action by Board of Adjustment 

The Board of Adjustment shall select a 

reasonable time and place for a public hearing on 

the application, shall provide notice of a public 

hearing as required by Sec. 32.05.01.H, and shall 

conduct a public hearing on the application. In its 

review and decision, the Board shall consider 

each of the criteria established in the following 

Subsection C.2, as applicable. The Board may 

approve the application, approve it subject to conditions, or deny the application.  

2. General Criteria for Action on Variance 

The Board of Adjustment shall not grant a variance unless it shall make findings based upon the evidence 

submitted in each specific case that a special condition or conditions exist to the degree that a literal 

enforcement of the provisions of the Code will result in an unnecessary hardship, and that granting the 

variance will not be contrary to the public interest nor the spirit and intent of this Code. Such written 

findings shall also be made in each case in which it is determined that a literal enforcement of the 

provisions of this Code will not result in an unnecessary hardship. The Board of Adjustment shall deny a 

variance request that does not meet ALL of the following: 

Figure 32.05-H 
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a. Unique Circumstances  

The subject property is unique or exceptional as compared to other properties subject to the same 

provisions by reason of:  

(i) Irregularity,  

(ii) Narrowness, 

(iii) Shallowness, 

(iv) Substandard or marginal size, 

(v) Exceptional topographical features, or 

(vi) Other extraordinary conditions peculiar to and inherent in the subject property and that relate to 

or arise out of the property rather than the personal situation of the current owner of the property; 

and that amount to more than a mere inconvenience to the owner.  

b. Not Exclusively for Financial Gain  

The purpose of the variance is not based exclusively upon a desire to increase financial gain from the 

property. Proof that the property cannot be used for its highest or best use under the regulations 

applicable to it, or that it could be used more profitably if not subject to such regulations, shall not 

justify granting a variance.  

c. Hardship Not Self-Created  

The unique or special condition referenced in subsection a above either: (i) existed at the time of the 

enactment of the provisions of this Code that affect it, or (ii) was the result of government action, other 

than adoption of this Code, for which no compensation was paid, and has not been created by any 

persons presently having an interest in the property.  

d. Substantial Rights Denied  

The carrying out of the strict letter of the provisions of this Code would deprive the property owner of 

substantial rights commonly enjoyed by other property owners subject to the same provisions.  

e. Not Special Privilege  

The hardship affecting the property is not merely the inability of the owner or occupant to enjoy some 

special privilege or additional right not available to owners or occupants of other property subject to 

the same provisions.  

f. Not Detrimental  

Granting the variance will not be detrimental to the public welfare or materially injurious to the 

enjoyment, use, or development of property in the vicinity; would not materially impair an adequate 

supply of light and air to adjacent properties; would not substantially increase congestion in the public 

streets, nor increase the danger of flood or fire, or endanger the public safety, nor substantially 

diminish or impair property values in the vicinity.  

g. No Other Remedy  

There is no means other than the requested variance by which the hardship can be avoided or 

remedied to a degree sufficient to permit a reasonable use of the property.  

3. Relief Less Than Requested 

The Board of Adjustment may grant a variance less than that requested when the record supports the 

applicant's right to some relief but not to the relief requested.  
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32.05.14 Zoning Clearance Permit 

A. Purpose 

The zoning clearance permit process is used to 

determine whether an application is in conformance 

with the provisions of this Code or as permitted by a 

variance or decision from an appeal.   

B. Applicability 

A zoning clearance permit is required and should be 

obtained prior to the: 

1. Construction or alteration of any building, 

structure, or sign;  

2. Establishment, change, or modification in the use 

of any building, structure, or land; or  

3. Grading, excavating, or filling of land.  

C. Application Submission and Processing 

Zoning clearance permits shall be submitted and 

processed pursuant to Table 32.05-1.   

D. Review and Approval Criteria 

1. The Development Services Department shall 

review zoning clearance applications for 

conformance with the provisions of this Code and 

any site-specific approvals applicable to the property described in the application. 

2. A zoning clearance may be identified by a stamp, City staff signature, electronic signature, or other official 

notation on approved plans, a letter to the applicant, or other certification as determined appropriate by 

the Development Services Director. 

3. A zoning clearance permit is valid for 90 days after issuance.  The expiration date may be extended once 

for a period not to exceed 90 days when a request is made in writing to Development Services prior to the 

original expiration date. 

 

 

 

 

 

 

 

Figure 32.05-I 
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32.05.15 Special Use Permit 

A. Purpose 

A Special use Permit is an annual permit that may 

be required  for certain uses identified in Section 

32.03.  

B. Applicability 

No Special Use Permit shall be established unless 

and until a permit has been issued for a use that 

meets the requirements of Section 32.03.05 

C. Application and Submission Processing 

Application shall be made to Development Services, 

pursuant to Table 32.05-1, and the permit shall be 

approved or approved with conditions only if it 

complies with the requirements of Section 

32.03.05.  

D. Review and Approval Criteria 

1. The Development Services Department shall 

review Special Use Permit applications for 

conformance with the provisions of this Code 

and any use-specific criteria applicable to the 

property described in the application. 

2. A Special Use Permit is issued subject to compliance with this ordinance and all other chapters of the City 

Code. A Special Use Permit may be denied for properties or operators which are in violation of the City 

Code.  

3. A Special Use Permit is issued to the applicant and may not be assigned, transferred, or sold.  If the special 
use is site-specific and the applicant sells the property, the special use shall be discontinued unless the new 
owner obtains a new special use permit that is valid at the time of property transfer.    

4. A Special Use Permit is valid for one year after issuance. Each annual renewal of a Special Use Permit 

shall be considered a new application in that it shall be subject to the review criteria at that time. A use 

made non-conforming by amendments to this code may be renewed one time only unless otherwise 

provided for in this code.  

5. The City may establish a unique fee for each use which requires a Special Use Permit.  

 

Figure 32.05-J 
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32.05.16 Certificate of Occupancy 

No building, or addition to a building or structure, 

constructed, no addition to a previously existing 

building or structure, shall be occupied, and no vacant 

land shall be used for any purpose until a certificate of 

occupancy has been issued. Application shall be made 

to Development Services, and the procedure for 

approval shall be that set forth in Table 32.05-1.   

A. Application for Certificate of Occupancy 

1. Every application for a building permit shall be 

deemed to be an application for a certificate of 

occupancy. 

2. Every application for a certificate of occupancy for 

a new use of land, where no building permit is 

required, shall be made directly to the zoning 

administrator.  

3. The property owner, business owner, agent or 

person who benefits from the use of the property 

or a portion a building, structure or premises, shall 

apply for the certificate of occupancy prior to 

occupying the property or a portion a building, 

structure or premises. They are required to obtain 

all applicable permits/approvals, to include but not 

limited to Change of Use prior to occupying/using 

the property/structure.   

B. Review 

1. Administrative Review and Inspection 

1 No certificate of occupancy for a building, premises, or portion thereof, constructed or improved after 

the effective date of this Code, shall be issued until construction has been completed and the premises 

inspected and certified by Development Services to be in conformity with the plans and specifications 

upon which the building permit was based. 

2 No certificate of occupancy for a building, or addition thereto, constructed after the effective date of 

this Code, shall be issued and no addition to a previously existing building shall be occupied until the 

premises have been inspected and certified by Development Services to be in compliance with all 

applicable standards. 

3 The certificate of occupancy shall be issued, or written notice shall be given to the applicant stating 

the reasons why a certificate cannot be issued not later than fourteen days after Development Services 

is notified, in writing, that the building or premises are ready for occupancy.  

2. Review Criteria 

A Certificate of Occupancy shall only be approved if the structure or building conforms to all applicable 

requirements of this Code, all applicable subdivision approval requirements, all applicable building codes, 

and any other applicable laws and regulations of the City of Cedar Rapids. 

Figure 32.05-K 
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C. Temporary Certificate of Occupancy 

1. Development Services finds that no substantial hazard will result from occupancy of any building, or 

premises, or portion thereof before the same is completed,  

2. Development Services may issue a temporary certificate of occupancy for the use of a portion or portions 

of a building, structure, or premises prior to the completion of the entire building, structure, or site 

improvements.  

3. Prior to the issuance of the temporary certificate of occupancy, Development Services shall require that 

an escrow account or a bond be established in accord with the policies and procedures established by the 

City Council for those uncompleted portions of the construction and site improvements that prevented the 

certification of the premises by the zoning administrator. 

4. Pending the issuance of a certificate of occupancy, a temporary certificate may be issued to be valid for a 

period not to exceed six months from its date of issuance and to permit partial occupancy of the premises 

during completion of the construction and site improvements. 

D. Deny/Withhold/Revoke Certificate of Occupancy 

The City may deny, withhold, or revoke a certificate of occupancy or temporary certificate of occupancy 

following written notice from Development Services. The written notice shall be given to the property owner 

and/or business owner, agent or person who benefits from the use of the property or a portion a building, 

structure or premises, stating the reasons why a certificate cannot be issued or why it has been revoked. 

 


