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City Planning Commission
101 First Street SE

Cedar Rapids, IA 52401
Telephone: (319) 286-5041

AGENDA
CITY PLANNING COMMISSION MEETING

Thursday, May 8, 2014 @ 3:00 PM
City Hall Council Chambers

101 First Street SE, Cedar Rapids, IA 52401

 Opening Statement

 Roll Call

 Approval of the Minutes

 Adoption of the Agenda

1. Case Name: 223 2nd Street SE (Conditional Use)

Consideration of a Conditional Use for an Outdoor Service Area in a C-4, Central Business
Zone District as requested by Ruby LLC (Applicant) and Evolution LC (Titleholder)
Case No: COND-008568-2014; Case Manager: Dave Houg

2. Case Name: 5101 16th Avenue SW (Conditional Use)
Consideration of a Conditional Use for a Communications Tower in a C-3, Regional
Commercial Zone District as requested by Verizon Wireless (Applicant) and Father’s House
Vineyard (Titleholder)
Case No: COND-009110-2014; Case Manager: Dave Houg

3. Case Name: 1023 and 1027 6th Street SE (Rezoning)
Consideration of a Rezoning from R-TN, Traditional Neighborhood Residence Zone District
to PUD-2, Planned Unit Development Two Zone District as requested by Sky’s Edge
Development, L.C. (Applicant/Titleholder)
Case No: RZNE-008869-2014; Case Manager: Vern Zakostelecky

4. Case Name: 1140 C Street SW and 1223 1st Street SW (Rezoning)
Consideration of a Rezoning from O-S, Office/Service Zone District to PUD-2, Planned Unit
Development Two Zone District as requested by Sky’s Edge Development, L.C.
Case No: RZNE-008870-2014; Case Manager: Vern Zakostelecky
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Tabled Business

5. Case Name: 2773 East Robins Road NE (Conditional Use)

Consideration of a Conditional Use for 130’ communications tower in an A, Agriculture
Zone District as requested by Verizon Wireless (Applicant) and New Life Pentecostal
(Titleholder)
Case No: COND-008266-2014; Case Manager: Dave Houg

 Other Business

 Training Opportunities

 Announcements
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City Planning Commission
City of Cedar Rapids

101 First Street SE
Cedar Rapids, IA 52401

Telephone: (319) 286-5041

MINUTES
CITY PLANNING COMMISSION REGULAR MEETING,

Thursday, April 17, 2014 @ 3:00 p.m.

Cedar Rapids City Hall Council Chambers, 101 First Street SE

Members Present: Scott Overland, Chair
Jim Halverson, Vice – Chair
Samantha Dahlby
Carletta Knox-Seymour
Richard Pankey
Virginia Wilts
Kim King

Member Absent: Allan Thoms

DSD Staff: Joe Mailander, Manager
Vern Zakostelecky, Planner
Dave Houg, Plats & Zoning Conditions Coordinator

CD Staff: Jeff Hintz, Planner
Betty Sheets, Administrative Assistant

The meeting was called to order at 3:00 p.m.

Opening statements were presented stating the protocol of the meeting and the purpose of the
City Planning Commission.

Roll call was answered with seven (7) Commissioners present.

Commissioner Overland called for any additions or corrections to the minutes. Commissioner
Overland stated with no additions or corrections, the March 27, 2014 Minutes stand approved.

Commissioner Overland called for any additions or corrections to the agenda. Commissioner
Overland stated with no additions or corrections, the agenda stands approved.

1. Case Name: 6051 Eastview Avenue SW (Conditional Use)

Consideration of a Conditional Use for Assisted Living Facility in an R-3, Single Family
Residence Zone District as requested by All Ages Care Services, LLC (Applicant) and Soji I.
and Romoke M. Olutunde (Titleholders)
Case No: COND-008482-2014; Case Manager: Dave Houg
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Mr. Mailander stated this is a request for a conditional use for assisted living residence of three
or more persons.  Mr. Mailander showed an aerial photo, street view and location zoning map.
The property is zoned R-2 and assisted living is a conditional use in this district.   Four (4)
residents reside in this home and staff requirements are 2 to 3 staff members during the day and
one (1) staff member at night. Conditional Uses are those uses having some special impact or
unique characteristic that requires careful review of their location and design. The City Planning
Commission recommendation is based on the impact of proposed use, not on the operation of the
the facility by the current user.  Staff understands that there is opposition to the current business
at this site.  That operation is separate as it relates to the zoning use. The property owner has
received certification from the State to operate a long term care residence.  The State of Iowa
Department of Licensing and Appeals is the agency responsible for ensuring proper management
of this residence.  Staff does not view the use classification as affecting the general character of
the neighborhood. Staff recommends that should approval be recommended, that said structure is
not to be occupied without obtaining a Certificate of Occupancy as an Assisted Living Facility.
This Conditional Use is scheduled for Board of Adjustment’s final action on May 12, 2014.

Commissioner Overland called for questions of Mr. Mailander. No questions were presented.

Commissioner Overland called for a representative of the applicant.

Soji Olutunde, 19 Julia Anne Drive NW stated that he did not know much about the City’s
requirements for using the house for an Assisted Living home. He bought the house and put the
people there because some landlords will not rent to them because of their behavior.  We are
licensed from the State to have these individuals along with the case worker and family. The
State would not let us have them if we did not have our own house. Mr. Olutunde stated he
needed to receive Conditional Use approval to allow them to live there.  We have staff for them.
Some of the individuals are mentally challenged. Some have behavior problems. We have staff
to monitor their behavior.  But for sure when the staff cannot handle the behavior because it is
too much, the police will transfer them to the hospital and/or psychiatrist. Sometimes if the staff
cannot handle them then they have to be discharged.

Commissioner Overland called for questions of the applicant.

Commissioner Knox-Seymour asked about the terms of their behavior and how disruptive can
the clients be to the neighborhood, can they leave the home unattended, and can they run out at
any point and time. Leave whenever they want to; run at any point in time?

Mr. Olutunde stated that when they act out and leave then Staff will follow them.  Never had call
from ISP or neighborhood.

Commissioner Knox-Seymour asked to clarify that staff would follow the client when they run
out of the house on their own.

Mr. Olutunde stated yes.

Commissioner Knox-Seymour asked if they run out on their own.

Mr. Olutunde stated no.
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Commissioner Dalhby asked if there are vehicles available to the clients that live there in
addition to staff vehicles.

Mr. Olutunde stated that they have staff that do not have vehicle.  Family drops them off.  Two
months ago he received a complaint that staff parked in a public area.  He advised his staff that
they could not park anyplace but in front of house.  Two vehicles can park in front and two
vehicles can park in drive so they have sufficient staff parking.

Commissioner Wilts asked if the clients lived there permanently.

Mr. Olutunde stated they live there 24 hours a day unless a family member takes them out.

Commissioner Overland called for members of the public who wished to speak.

Linda Howe, 6045 Eastview Avenue SW, Jason Long, 6050 Eastview Avenue SW, Bob Burnes,
6033 Eastview Avenue SW, Rick Barger, 229 Broadmore Road SW, Kathy Witmer, 234
Broadmore Avenue SW spoke and expressed the following concerns/issues:

1. Police calls
2. Clients running away
3. March 14th the owner had to call for police back up because they could not control the

situation
4. No supervision, support or discipline
5. Several police at a time
6. Safety
7. Threatening staff by a client with a knife
8. Smoking and talking outside late at night
9. Striking a resident
10. Professionalism and certification of the staff
11. Clients leave house anytime they want to
12. Concern for the school children in the area

Commissioner Overland called for a motion. Commissioner Knox-Seymour made a motion to
approve the Conditional Use in an R-3, Single Family Residence Zone District. There was no
second therefore the motion died.  Commissioner Pankey made a motion to deny the Conditional
Use in a R-3, Single Family Residence Zone District. Commissioner Wilts seconded the motion.

Commissioner Overland called for discussion on the motion.

Commissioner Halverson stated he supported the denial of the Conditional Use as it is difficult to
support the application from a facility prospective as well as the operational challenges.

Commissioner Wilts stated she also agreed to deny and she has an assisted living home near her
home and it is not disruptive.

Commissioner Overland called for a vote on the motion. The motion passed with a vote of six (6)
to one (1).



4

2. Case Name: 58 Miller Avenue SW (Conditional Use)

Consideration of a Conditional Use for an Outdoor Service Area in a C-2, Community
Commercial Zone District as requested by Wisnousky Enterprises, LLC
(Applicant/Titleholder) and BB Inc. (Titleholder)
Case No: COND-008693-2014; Case Manager: Dave Houg

Mr. Houg stated this was a request for outdoor service in a C-2, Community Commercial Zone
district.  This is a new owner who realized that a Conditional Use had not been applied for prior
to his taking ownership. All the improvements are in place.  Mr. Houg showed a street photo and
a preliminary site plan and seven (7) recommended conditions for this request.

Commissioner Overland called for questions of Mr. Houg. No questions were presented.

Commissioner Dahlby asked if the outdoor service area had been used by the previous owner
and if there had been any complaints. Mr. Houg stated that no complaints had been reported.
Commissioner Dahlby asked if there was lighting on the premises.  Mr. Houg deferred to the
applicant to answer that question.

Commissioner Overland called for a representative of the applicant.

Jerry Wisnousky, 58 Miller Avenue SW stated that there are 5 can lights on the roof overhang
over the patio.

Commissioner Overland called for questions of the applicant. No other questions were presented.

Commissioner Overland called for members of the public who wished to speak. No members of
the public wished to speak.

Commissioner Overland called for a motion to approve the Conditional Use. Commissioner
Halverson made a motion to approve the Conditional Use in a C-2, Community Commercial
Zone District. Commissioner Dahlby seconded the motion.

Commissioner Overland called for discussion on the motion.

Commissioner Overland called for a vote on the motion. The motion passed unanimously with
none opposed.

3. Case Name: North of Highway 30 and east of Union Drive SW (Rezoning)

Consideration of a Rezoning from A. Agriculture Zone District to R-2, Single Family
Residence Zone District as requested by College Farms, LLC (Applicant/Titleholder)
Case No: RZNE-008536-2014; Case Manager: Vern Zakostelecky

Mr. Zakostelecky stated this is a request to rezone property after its annexation is recorded.
This rezoning is on the east side of town.  Applicant is proposing to rezone half of the property
(approximately 17 acres).  Mr. Zakostelecky showed an aerial photo.  Mr. Zakostelecky also
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stated that he had received a call from the residents to the west.  This area does not have gravity
flow sanitary sewer and the developer built a lift station.

Commissioner Overland called for questions of Mr. Zakostelecky. No questions were presented.

Commissioner Halverson asked what the points of access were to the property.  Is there more
than one point of access? Mr. Zakostelecky stated that at this point there is only one access
which is onto a high-speed divided highway.

Commissioner Overland called for a representative of the applicant.

Allen Witt, 2207 Ridgeway Drive SE stated that he had created a preliminary plat and the area is
pretty rugged.  Only half the property is being rezoned and the applicant has no desire to rezone
the other area. There is only one access road for 36 units on 17 acres, which is an extension of
the existing project. There are deceleration lanes, however DOT will not allow for acceleration
lanes.  There is a pump station that could accommodate 108 units without doing anything
special.  Maintenance is more operational issues.

Commissioner Overland called for questions of the applicant.

Commissioner Pankey asked how many units were currently using the pump station.  Mr. Witt
stated 72 approved units with 36 added to this. The City does have a long range plan to add
sewer. There’s the possibility of adding a holding tank in the future, which would allow more
homes to be built and utilize the existing pump station.

Commissioner Dahlby asked if 108 is the limit. Mr. Witt stated that there is a maximum peak
and they looked at the flow rates that were happening a peak times and that’s the current limit.

Commissioner Overland called for members of the public who wished to speak.

Jeremy Brigham, 5102 Cotton Court SW is a President of the Homeowner Association, John
Erceg, 5212 Windmill Court SW; Vice President of the homeowners association, Don Strong,
5221 Windmill Court SW and 4914 Harvest Court SW, Jared Hempstead, 5115 Hatfield Drive
SW voiced their concerns:

1. There are 83 homes that are built and occupied currently.  Adding 36 will put the number
of 108 much larger.

2. They have had to repair the lift station two times since they lived there for 5 years.  The
peak flow possibility that has never been reached.  Hopes the City will hire a Lift Station
Engineer to look at all lift stations.

3. Concern of the access to the project and safety regarding the access and a need for a
second access before the homes are built.

4. Repair of the lift station has cost the homeowners a lot of money
5. Wait time to access road 2.5 to 5 minutes average between 6:30 and 9am
6. Low water pressure issues

Commissioner Overland asked for the applicant to answer the citizens’ concerns.
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Mr. Witt stated that the pump stations will handle 108 homes and that is a correct number and
that there is an agreement with the City that the pump station will handle 108 homes.

Mr. Witt stated the water pressure is an issue and will work with City staff to improve that. 20
PSI is the minimum water pressure per the fire department and he will have a test done.

Mr. Witt stated that Honey Grove is the second access to Hwy 30. It is ¾ mile from the access
today. Highway 30 was built with left and right turn lanes at the onset of the project.
Unfortunately the Iowa DOT will not allow an acceleration lane.

Compatibility and suitability of the lots was another issue and the developer is willing to stay
with the 108.

Commissioner Dahlby asked to see the plat of the access road.

Commissioner Halverson asked that if there was a plat they would see that.

Mr. Zakostelecky stated that was correct.  He also pointed out that there is a project to bring
gravity sewer to this area, but it is unfunded at this point.  Engineering states it is in excess of
million dollars to do this.

Commissioner Dahlby asked if it was customary to wait until there is a problem or to be
proactive.

Mr. Zakostelecky stated that developer would have to provide the extension to the sewer to serve
the area. City Council decided to annex out Highway 30, which created a dead end water main.
As a developer builds houses he may need to build pumps into the house and add that to the cost
of the house.  Another access will not solve the safety problem.

Mr. Witt stated that the second access will mainly be for fire and emergency vehicle access.

Commissioner Dahlby asked if the development was developed before it was annexed.  Mr.
Zakostelecky stated it was developed after annexation.
Commissioner Pankey asked if the tank would solve the problem above 108 homes. Mr. Witt
said that if you add 10 homes the 108 will not be a problem unless you put in 25-30 homes. The
tank is a solution but the cost is significant.

Commissioner Dahlby stated 20-30 homes added would be too many to handle the pump station.
Mr. Witt stated that the 108 is the maximum.

Commissioner Pankey asked if they could project the development of the second access.  Will
that be part of the 108 development or beyond?

Mr. Witt stated the second access would be beyond the 108.

Commissioner Halverson, with the pump station does the City have a standard or expectation as
to what they will satisfy.
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Mr. Mailander stated that this is regulated by the DNR that sets the minimum requirements. If
the City comes back to take over the pump stations there would likely be some higher standards
but at this point the DNR sets those standards.

Commissioner Overland called for a motion to approve the rezoning. Commissioner Halverson
made a motion to approve the rezoning from A, Agriculture Zone District to R-2, Single Family
Residence Zone District. Commissioner King seconded the motion.

Commissioner Overland called for discussion on the motion.

Commissioner Dahlby stated she would vote against it, not because the developer hasn’t put any
thought to this as they have, but because it looks like a case of urban sprawl at this point in time.
The lift station issue and access are also a concern.

Commissioner Halverson stated that he voted in support of this because of the use of that area
and feels much of the testimony that we have heard today is regarding the plat and we will be
reviewing the plat once it is finally submitted.

Commissioner Pankey stated that he supported this also and understood the developer is doing
what he can and has addressed the lift station issue and also that the Commission would be
reviewing the plat. This is a nice area and has nice homes.

Commissioner Overland called for a vote on the motion. The motion passed with a vote of six (6)
to one (1).

4. Case Name: 1408 4th Avenue SE (Rezoning)

Consideration  of a Rezoning from R-3, Single Family Residence Zone District to R-TN,
Traditional Neighborhood Residence Zone District as requested by Affordable Housing
Network, Inc. (Applicant/Titleholder)
Case No: RZNE-008539-2014; Case Manager:  Vern Zakostelecky

Mr. Zakostelecky stated this was a request to rezone property in the Wellington Heights
Neighborhood area similar to the ones presented to City Planning Commission earlier. Mr.
Zakostelecky showed a location map and aerial photo.

Commissioner Overland called for questions of Mr. Zakostelecky. No questions of Mr.
Zakostelecky

Commissioner Overland called for a representative of the applicant.

Corey Houchins-Witt, Affordable Housing Network, Inc., 5400 Kirkwood Boulevard SW stated
this is one more of several that will be built in the Wellington Heights Neighborhood. AHNI will
be building 5 new houses in this area. Skogman Homes will build the home and the homes will
fit with the architectural design of the area.  Mr. Houchins-Witt looks forward to the
Commissioners support of the development.

Commissioner Overland called for questions of the applicant. No questions of the applicant.



8

Commissioner Overland called for members of the public who wished to speak. No member of
the public wished to speak.

Commissioner Overland called for a motion to approve the Rezoning. Commissioner Wilts made
a motion to approve the Rezoning from R-3, Single Family Residence Zone District to R-TN,
Traditional Neighborhood Residence Zone District. Commissioner Halverson seconded the
motion.

Commissioner Overland called for discussion on the motion. No discussion was presented. The
motion passed unanimously with none opposed.

5. Case Name: 1008, 1012, 1018 and 1024 2nd Street SE, 208 11th Avenue SE; 1009, 1013,
1019 and 1021 3rd Street SE (Rezoning)

Consideration  of a Rezoning from RMF-2, Multiple Family Residence Zone District to
PUD-2, Planned Unit Development Two Zone District as requested by 3rd Ward
Development, LLC (Applicant/Titleholder)
Case No: RZNE-008553-2014; Case Manager:  Dave Houg

Mr. Zakostelecky stated this is a mix-used development under the PUD about a half block
between 2nd and 3rd Avenue SE. A historic home will be moved to the corner of 2nd Street and
11th Avenue SE.  There will be commercial on the ground floor with residential on the second
floor for the buildings on the 3rd Street side and a 5-unit condo on the 2nd Street side.  Mr.
Zakostelecky showed a Location Zoning Map, Aerial Photo, Preliminary site plan, and building
renderings

Commissioner Overland called for questions of Mr. Zakostelecky.

Commissioner Knox-Seymour stated that it is nice to see this happening in that area.

Commissioner Overland called for a representative of the applicant.

Don Barringer, 509 Vernon Drive SE stated that Mr. Zakostelecky hit the highlights of the
development.  The row houses and the mixed use are all part of the development.

Commissioner Overland called for questions of the applicant.

Commissioner Knox-Seymour asked where the area was that the owner was not selling.  Mr.
Zakostelecky showed on the site plan where the gazebo was located.

Commissioner Overland stated that it was a wonderful project and a great use of the new PUD
zoning.

Commissioner Wilts asked if the applicant was going to do something different to the roofs such
as the Library and the Water Tower place such as green roof.  Mr. Barringer stated it had a
parapet and screening for the HVAC units and did not have plans for a green roof.

Commissioner Overland called for members of the public who wished to speak. No member of
the public wished to speak.
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Commissioner Overland called for a motion to approve the Rezoning. Commissioner Pankey
made a motion to approve the Rezoning from RMF-2, Multiple Family Residence Zone District
to PUD-2, Planned Unit Development Two Zone District. Commissioner Dahlby seconded the
motion.

Commissioner Overland called for discussion on the motion. No discussion was presented. The
motion passed unanimously with none opposed.

6. Case Name: ROOTs (54) Lots (Rezoning)
Consideration of a Rezoning from R-3, Single Family Residence Zone District, RMF-1 and
RMF-2, Multiple Family Residence Zone District and C-3, Regional Commercial Zone
District to R-TN, Traditional Neighborhood Residence Zone District requested by City of
Cedar Rapids. (Applicant/Titleholder)
Case No: RZNE-008880-2014   Case Manager: Vern Zakostelecky

Mr. Zakostelecky stated these are all City owned lots that were obtained under the Voluntary
Acquisition Program.  They are now being disposed of to have homes built on in the flood
impacted area.  There are multiple parcels that are being rezoned to R-TN.  Commissioner
Overland called for questions of Mr. Zakostelecky. No questions of Mr. Zakostelecky.

Commissioner Overland called for a representative of the applicant. No representative of the
applicant was present.

Commissioner Overland called for members of the public who wished to speak. No member of
the public wished to speak.

Commissioner Overland called for a motion to approve the Rezoning. Commissioner Halverson
made a motion to approve the Rezoning from R-3, Single Family Residence Zone District, RMF-
1 and RMF-2, Multiple Family Residence Zone District and C-3, Regional Commercial Zone
District to R-TN, Traditional Neighborhood Residence Zone District. Commissioner Dahlby
seconded the motion.

Commissioner Overland called for discussion on the motion. No discussion was presented. The
motion passed unanimously with none opposed.

 New Business

1. Consideration of the expiration date of May 1, 2014 to be extended until May 1, 2016 for
the Applewood Hills Estates Addition, Major Preliminary Plat for property located south
of Ellis Road NW, north of Rogers Road NW and west of Edgewood Road NW by
Wilmar Development Co.
Case No: PP-2310-1206; Case Manager: Vern Zakostelecky

Mr. Zakostelecky stated a request was submitted by Wilmer Development Co. for property south
of Ellis Road and west of Edgewood Road NW.  The plat was approved by City Council
resolution and the developer is asking for a two year extension.  Mr. Zakostelecky stated that
staff recommends this extension be approved.
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Commissioner Overland called for questions of Mr. Zakostelecky. No questions of Mr.

Commissioner Overland called for a motion to approve the extension of the Major Preliminary
Plat. Commissioner Halverson made a motion to approve the extension of the Major Preliminary
Plat. Commissioner Pankey seconded the motion.

Commissioner Overland called for discussion on the motion. No discussion was presented. The
motion passed unanimously with none opposed.

2. Consideration of the expiration date of May 3, 2014 to be extended until May 3, 2015 for
the approved Preliminary Site Development Plan for proposed Hy-Vee Store located
Southwest of C Avenue and East Main Street NE by Hy-Vee, Inc.
Case No: 92-11-035; Case Manager: Vern Zakostelecky

Mr. Zakostelecky stated this is an extension for the development of the proposed Hy-Vee store at
the southwest corner of what will be Tower Terrace Road and C Avenue NE.  The site plan was
approved by CPC in 2012 and the developer has not begun construction.  The developer did ask
for a two year extension but zoning ordinance only provides for a one year extension. Staff
recommends that CPC would grant this extension.

Commissioner Overland called for questions of Mr. Zakostelecky.

Commissioner Halverson stated that this probably was because of the Tower Terrace Road.  Mr.
Zakostelecky stated that was correct.

Commissioner Overland called for a motion to approve the extension of the Preliminary Site
Development Plan. Commissioner Pankey made a motion to approve the extension of the
Preliminary Site Development Plan. Commissioner King seconded the motion.

Commissioner Overland called for discussion on the motion. No discussion was presented. The
motion passed unanimously with none opposed.

Commissioner Knox-Seymour asked to go on record that in the first agenda item, Mr. Olutunde
was not asked to return to answer questions after the public spoke.  Commissioner Overland
stated it was duly noted.

The meeting was adjourned at 4:30 pm

Respectfully Submitted,
Betty Sheets, Administrative Assistant
Community Development
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Development Services Department
City Services Center
500 15th Avenue SW

Cedar Rapids, IA 52404
Telephone:  (319) 286-5168

STAFF REPORT TO CITY PLANNING COMMISSION
Conditional Use with a Preliminary Site Development Plan

CPC Date: May 8, 2014
To: City Planning Commission
From: Development Services Department

Applicant: Ruby, L.L.C.
Titleholder: Evolution, L.C.
Case Number: COND-008568-2014
Location: 223 2nd Street SE
Request: Conditional Use approval for an Outdoor Service Area in C-4, Community

Commercial Zone District
Case Manager: Dave Houg, Development Services Department

BACKGROUND INFORMATION:

This is to certify that Development Services staff has examined the petition of Ruby, L.L.C.
requesting a Conditional Use approval for an Outdoor Service Area for property owned by
Evolution, L.C. at 223 2nd Street SE and zoned C-4, Community Commercial Zone District.

GENERAL INFORMATION:

Curt Bean wishes to receive approval for a new outdoor service area where alcohol can be served
for a new restaurant (Ruby’s Pizzeria).

The site plan submitted shows the following characteristics:

Total area of restaurant: 3260 sq ft
Total size of proposed outdoor service area is approximately 140 sq ft
Total parking: not required within Central Business District

After careful review, the staff has prepared the following findings in accord with Section
32.02.030.D. of the Zoning Ordinance:

FINDINGS:

Section 32.02.030.D.9 of the Zoning Ordinance requires the City Planning Commission to
review the application based on the following criteria:
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1. That the conditional use applied for is permitted in the district within which the
property is located.

Staff Comments: The conditional use as requested is permitted within the C-4, Central
Business District.

2. That the proposed use and development will be consistent with the intent and
purpose of this Ordinance and with the Future Land Use Policy Plan and other
elements of the Comprehensive Plan.

Staff Comments: This area is designated as Commercial on the City’s Future Land Use
Map.  Situated within the downtown business district, the Conditional Use request for an
outdoor service area has little potential to be disruptive to the neighborhood due to hours
of operation or noise generated from the outdoor activities at the site.

3. That the proposed use and development will not have a substantial adverse effect
upon adjacent property, and the character of the neighborhood, traffic conditions,
parking, utility and service facilities, and other factors affecting the public health,
safety, and welfare.

Staff Comments:  The effects of the proposed conditional use have minimal potential to
be incompatible with the existing conditions in the surrounding area.

4. That 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.

Staff Comments:  The proposed service area will be compatible with the immediate
commercial neighborhood.

5. That adequate measures have been or will be taken to assure adequate access
designed to minimize traffic congestion and to assure adequate service by essential
public services and facilities including utilities, storm water drainage, and similar
facilities.

Staff Comments: There are no anticipated changes to the traffic patterns or required
public services and facilities necessary to serve the site.

6. That the proposed building, development, or use will comply with any additional
standards imposed on it by provisions of this Ordinance for the district in which the
property is located.

Staff Comments: The building and site will be required to comply with all provisions of
the Zoning Ordinance and the C-2 Zoning District, the staff recommended conditions and
all other applicable codes and regulations.
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7. Whether, and to what extent, all reasonable steps possible have been, or will be,
taken to minimize any potential adverse effects on the surrounding property
through building design, site design, landscaping, and screening.

Staff Comments:  The service area will comply with all applicable requirements of the
Police Department for fencing.

8. The Site Development Plan is consistent with the previously approved Preliminary
Plans for the property (if applicable).

Staff Comments: not applicable

9. The Site Development Plan conforms to all applicable requirements of this
Ordinance.

Staff Comments:  The site development plan conforms to all applicable requirements of
Chapter 32, The City’s Zoning Ordinance.

If the Commission’s determination is to recommend approval of the proposed conditional use,
adoption of the following conditions as recommended by staff should be considered:

RECOMMENDED CONDITIONS:

1. This site shall be developed in compliance with the provisions of the Flood Plain Management
Ordinance.

2. The current project is not complete, and fencing and a gate must still be installed.  The gate must
meet all Fire Department regulations related to entry/egress points. The gate shall be used only as
an emergency entry/egress route unless the outdoor service area is staffed continually during
normal business hours.

3. The outdoor service area must have fencing. The fencing requirements, for an area with limited
staffing, must be of sufficient height to deter the passing of alcoholic beverages over the top of
the fence. The fence must also be designed in such a manner as to prohibit the passing of
alcoholic beverages through it. The fencing requirements, for an outdoor service area that is
staffed full time during normal business hours, can vary some from the above requirements. For
those outdoor service areas, a specific fence design must be submitted and it will be evaluated on
a case-by-case basis.

4. The Police Department shall re-inspect the outdoor service area prior to issuance of a certificate
of occupancy.

5. No amplified outdoor music such as bands, karaoke, and public address systems, etc. shall be
allowed in the outdoor service area.
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Development Services Department
City Services Center
500 15th Avenue SW

Cedar Rapids, IA 52404
Telephone:  (319) 286-5168

STAFF REPORT TO CITY PLANNING COMMISSION
Conditional Use with a Preliminary Site Development Plan

CPC Date: May 8, 2014
To: City Planning Commission
From: Development Services Department

Applicant: Verizon Wireless
Titleholder: Father’s House Vineyard
Case Number: COND-009110-2014
Location: 5101 16th Avenue SW
Request: Conditional Use approval for a Communications Tower in a C-3, Regional

Commercial Zone District
Case Manager: Dave Houg, Development Services Department

BACKGROUND INFORMATION:

The applicant is requesting Conditional Use approval for a 133 foot high Communications
Tower in a C-3, Regional Commercial Zone District for the property at 5101 16th Avenue SW as
requested by Selective Site Consultants / Verizon Wireless.

The site details are as follows:

 The proposed site hosting the communications tower is 2.34 acres.
 No parking is required.
 A security fence will surround the tower and equipment.
 The communications tower is self-supporting, not requiring guy wires or anchors.

FINDINGS:

Section 32.02.030.D. of the Zoning Ordinance requires the City Planning Commission to review
the application based on the following criteria:

1. That the conditional use applied for is permitted in the district within which the
property is located.

Staff Comments: “Communication Towers” require conditional use approval in the C-3
Zoning District if the height of the tower exceeds 125 feet. This proposed tower would
be 133 feet in height.
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2. That the proposed use and development will be consistent with the intent and
purpose of this Ordinance and with the Future Land Use Policy Plan and other
elements of the Comprehensive Plan.

Staff Comments: The property is shown as commercial on the Future Land Use Map
(FLUM) in the City’s Comprehensive Plan. As such, the request for a communication
tower is in accord with the FLUM and the Goals and Objectives of the Comprehensive
Plan.

3. That the proposed use and development will not have a substantial adverse effect
upon adjacent property, and the character of the neighborhood, traffic conditions,
parking, utility and service facilities, and other factors affecting the public health,
safety, and welfare.

Staff Comments: The proposed use is not expected to have a substantial adverse effect
upon adjacent property, the character of the neighborhood, traffic conditions, parking,
utility and service facilities, and other factors affecting the public health, safety, and
welfare.

4. That 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.

Staff Comments: The location of the proposed 133-foot tall monopole tower will be
behind an existing church.  The ground-mounted equipment and enclosure will not be
visible from the adjacent right-of-way.

5. That adequate measure have been or will be taken to assure adequate access
designed to minimize traffic congestion and to assure adequate service by essential
public services and facilities including utilities, storm water drainage, and similar
facilities.

Staff Comments: The proposed communication tower will not create any additional traffic
and the only facilities required are electrical service.  It should be noted that the City
Zoning Ordinance requires new tower construction to be built to accommodate at least
two additional service providers equipment including antennas and ground mounted
equipment.

6. That the proposed building, development, or use will comply with any additional
standards imposed on it by provisions of this Ordinance for the district in which the
property is located.

Staff Comments: The proposed building, development, or use will comply with any
additional standards imposed on it by provisions of this Ordinance for the district in
which the property is located.
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7. Whether, and to what extent, all reasonable steps possible have been, or will be,
taken to minimize any potential adverse effects on the surrounding property
through building design, site design, landscaping, and screening.

Staff Comments: The tower’s location behind an existing structure will minimize any
adverse effects on surrounding property.

RECOMMENDED CONDITIONS:

If the City Planning Commission recommends approval of the proposed conditional use,
adoption of the following condition as recommended by staff should be considered:

1. That the development shall comply with all applicable Zoning Ordinance requirements in
Section 32.04.030.A.8. and Municipal Code Section 32D.
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“Oak Hill Villages” Narrative 
Sky’s Edge Development – 1023 and 1027 6th Street SE 
P.U.D. 2 -Rezoning SDP  
 

The proposed Oakhill Villages P.U.D. is an infill redevelopment of the property located at 1023 
and 1027 6th Street SE.  The area was devastated by the 2008 flood and has since been under 
redevelopment through the City buyout process and the City ROOTS program.  This project has 
recently been awarded funding by the city ROOTS program. 

This single family residential development is proposed to be developed as a P.U.D.- 2  district 
as this will be a single phase residential development which is consistent in character with the 
surrounding community redevelopment area and neighborhood context. 

The title of the development is “Oakhill Villages” and consists of 4 single family attached condos 
and associated detached garages.  The project common spaces include driveway, storm water 
management areas, landscaping, and open green spaces within the project boundaries that will 
be consistently maintained by the Homeowners Association. 

The proposed development is consistent with the Comprehensive Development plan for the 
area in that it is consistent in building design and materials associated with the new 6th Street 
SE development.   The mass and scale of the building is consistent with recent post-flood 
development, ‘Oak Hill/Jackson Brickstones’ to the east and the ‘Villages of 6th Street’ to the 
south and also acts as a transition between New Bohemia to the west and the Oak Hill/Jackson 
neighborhood to the east.  The proposed building design and materials represent a 
development that will exceed City standards. Landscaping will also exceed City standards. 

The Development is located within the 100-year (elevation =722.60) and 500-year 
(elevation=726) flood plain and will maintain a low finished floor elevation of a minimum of 2 feet 
above the 100-year flood plain.  The existing ground of the development ranges in elevation 
from 721 to 723. 

The site lends itself adequately to utility services.  A 6 inch sanitary sewer is readily available to 
service the proposed development from the alley to the rear site and an 18” sanitary sewer to 
the southeast of the project in 11th Avenue.  Water service is available from the existing 6” water 
main in 6th Street SE.  Storm sewer is available to serve the site from the intersection of 6th 
Street and 11th Avenue 

The development is anticipated to begin construction June 2014 with an anticipated completion 
date of November 2014. 



 

The requested modifications from the typical zoned district: 

 Yards: Typical Zone: RTN  Proposed Zone: PUD 2  
   Front: 15 feet   Front: 5 feet 
   Int. Side: 3/8 feet  Int. Side: 5 feet 
   Corner Side: 10 feet  Corner Side: 5 feet 
   Rear: 10 feet   Rear: 5 feet 
 Min. Lot Size: 
   4200 S.F./DU   2822 S.F./DU 
 

Landscaping:  Request to replace the required side bufferyard between the proposed 
PUD-2 residential and the existing RTN zoned residential property with a proposed 
vegetative screen. 

 

Owner:  Sky’s Edge Development, L.C. 
Developer:  Sky’s Edge Development, L.C. 
Engineer: Hall and Hall Engineers, Inc. 
Surveyor:  Hall and Hall Engineer, Inc. 
Building Designer: Prull Custom Designs  
Attorney: John Wagner 
 

Total Land Area:  11,200 S.F., 0.25 acres 
Total Dwelling Units:  4 Single Family Condos (within one building) 
Total Dwelling Unit Coverage:  2446 S.F., 0.05 acres 
Detached Garage: 6 stalls 
Detached Garage Coverage: 1656 S.F., 0.04 acres 
Paved Parking:  8 stalls 
Paved Parking Coverage: 3283 S.F., 0.07 acres 
Density:  15.5 units per acre 
Open Space (green space): 3815 S.F., 0.09 acres (36%) 
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“Sedona Villages” Narrative 
Sky’s Edge Development – 1140 C Street SW and 1223 1st Street SW 
P.U.D. 2 -Rezoning SDP  
 

The proposed Sedona Villages P.U.D. is an infill redevelopment of the property located at 1140 
C Street SW and 1223 1st Street SW.  The area was devastated by the 2008 flood and has 
since been under redevelopment through the City buyout process and the City ROOTS 
program.  This project has recently been awarded funding by the city ROOTS program. 

This single family residential development is proposed to be developed as a P.U.D.- 2  district 
as this will be a single phase residential development which is consistent in character with the 
surrounding community redevelopment area and neighborhood context. 

The title of the development is “Sedona Villages” and consists of 7 detached single family 
homes with 3 homes fronting C Street SW and 4 homes fronting 13th Avenue SW.  The 
individual homes will be constructed on one single lot and sold as a condominium.  The project 
common spaces include driveway, storm water management areas, landscaping, and open 
green spaces within the project boundaries that will be consistently maintained by the 
Homeowners Association. 

The proposed detached single family homes are sized and proportioned to be consistent with 
the neighborhood character.  The design and materials are consistent with traditional residential 
development, however will represent a development that exceeds City standards.  Landscaping 
will also exceed City Standards. 

The floodplain located on the north side of C Street SW is approximately 722.5 (100-yr) and 
726.0 (500-yr).  The existing ground of the development ranges in elevation from 728 to 730. 

The site lends itself adequately to utility services.  A 6 inch sanitary sewer is readily available to 
service the proposed development from 1st Street SW and the alley northwest of the site. Water 
service is available from the existing 6” water main in 1st Street SW and C Street SW.  Storm 
sewer is available to serve the site from the intersection of C Street SW and 13th Avenue SW as 
well as along the 13th Avenue corridor adjacent to the site. 

The development is anticipated to begin construction June 2014 with an anticipated completion 
date of November 2014. 

 

 



 

The requested modifications from the typical zoned district: 

 Yards: Typical Zone: R-3  Proposed Zone: PUD 2  
   Front:  25 feet   Front: 5 feet 
   Int. Side: 5/14 feet  Int. Side: 5 feet 
   Corner Side: 15 feet  Corner Side: 5 feet 
   Rear: 25 feet   Rear: 5 feet 
  
 Landscape:  Request to reduce the required side bufferyard between the proposed 
PUD-2 residential and the existing R-3 zoned residential property from 15 feet to 7 feet.  It is 
also proposed to maintain the existing evergreen bufferyard/screening if possible.  If not, we 
proposed the evergreen screen option for the reduced side bufferyard.   
 

Owner:  Sky’s Edge Development, L.C. 
Developer:  Sky’s Edge Development, L.C. 
Engineer: Hall and Hall Engineers, Inc. 
Surveyor:  Hall and Hall Engineer, Inc. 
Building Designer: Prull Custom Designs  
Attorney: John Wagner 
 

Total Land Area:  25,142 S.F., 0.58 acres 
Total Dwelling Units:  7 Detached Single Family Homes 
Total Dwelling Unit Coverage:  7,350 S.F., 0.17 acres 
Detached Garage: 10 stalls 
Detached Garage Coverage: 2,880 S.F., 0.06 acres 
Paved Driveway Coverage: 3,712 S.F., 0.08 acres 
Density:  12 units per acre 
Open Space (green space): 11,200 S.F., 0.26 acres (44%) 
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I hereby certify that this engineering document was prepared by
me or under my direct personal supervision and that I am a duly
licensed Professional Engineer under the laws of the State of Iowa.
Signed:                                                                Date:

Nicholas J. Bettis, P.E. 17780

Pages or sheets covered by this seal:

My license renewal date is December 31,

Signed:                                                                Date:

Pages or sheets covered by this seal:

My license renewal date is June 30,
Loren M. Hoffman, L.A.

I hereby certify that the portion of this technical submission described
below was prepared by me or under my direct supervision and responsible
charge.  I am a duly licensed professional landscape architect under the
laws of the state of Iowa.

2773 EAST ROBINS ROAD 

ZONING

DIMENSIONAL STANDARDS (A)

USE PARKING REQUIREMENTS

SITE ADDRESS

DRY CREEK WATERSHED
T84N, R7W, SECT. 26
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