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NORTH LIBERTY PLANNING COMMISSION
MEETING NOTICE AND AGENDA
September 6, 2011, 6:30 PM

1. ROLL CALL
2. AGENDA APPROVAL
3. PUBLIC COMMENT ON ITEMS NOT ON THE AGENDA

4. REZONING: Request of Cameron Way Partners to approve a rezoning from C-2-A
(Commercial) to Commercial PAD (Planned Area Development) for property generally
located east of Cameron Way and south of West Penn Street.

(Legal: Lot 3 Liberty Medical and Commerce)

a. Staff Presentation

Applicants Presentation

Public Comments

Questions and Comments
Recommendation to City Council

®aoo

5. REZONING: Request of Dean Moore to approve a rezoning from C-2-A (Commercial) to
RD-10 (Duplex) and RM-12 (Multi-family) for property generally located east of Cameron
Way and south of West Penn Street.

(Legal: Lot 3 Liberty View and Lots 4, 5 and B of Liberty Medical and Commerce)

a. Staff Presentation

Applicants Presentation

Public Comments

Questions and Comments
Recommendation to City Council

®aooT

6. MINUTES

7. OLD BUSINESS

8. NEW BUSINESS

Agenda version: 8/29/2011



9. CASES UNDER DEVELOPMENT

a. Request of Midwest Home Builders to approve a rezoning from RS-4 (Single-family) to
RM-8 (Multi-family) for property generally located east of Dubuque Street and north of
West Penn Street, at the end of Copeland’s Meadow subdivision and development.

(Legal: Lengthy, north portion of Lot 2, Prizler’'s First Addition)

b. Request of Allen Homes to approve a rezoning from C-1-B (Commercial) to RM-21
(Multi-family) for property generally located west of Highway 965 at the end of the private
drive Club House Road.

(Legal: Lengthy, 920 Club House Road)

c. Request of the Casey’s Marketing Company to approve a site plan for new Casey’s
Convenience Store located at the southwest corner of Highway 965 and Cherry Street.

(Legal: Part of Lot 16, Liberty Centre — Part One)

10. ADJOURNMENT

Agenda version: 8/29/2011
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August 29, 2011

Memo

To: North Liberty Planning Commission

From: Dean Wheatley, Planning Director

Subject: Request of Cameron Way Partners to approve a rezoning from C-2-A (Commercial) to C-2-A
PAD for property generally located east of Cameron Way and south of West Penn Street.

(Legal: Lot 3 Liberty Medical and Commerce)

Your North Liberty city staff has reviewed the subject submission, and offer comments presented in this
memao. The staff review team includes the following personnel:

Ryan Heiar, City Administrator

Tracey Mulcahey, Assistant City Administrator

Tom Palmer, City Building Official

Scott Peterson, City Attorney

Kevin Trom, City Engineer

Dean Wheatley, Planning Director

Background and Statistics

This request is to rezone an area currently zoned C-2-A to C-2-A Planned Area Development (PAD). A

aay?S g0 Good Neighbor meeting was held on
weret Land Use Plan July 28 to allow any interested party
a@ an opportunity to comment on this
rezoning prior to submission. One
adjacent property owner attended and
voiced support for the potential
rezoning.
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The developers are proposing a mixed
commercial and residential site plan
with consistent design, materials, and
aesthetics. The concept plan that is
part of this application has been

North Libery Land Use Plan
2005 Comprehensive Plan
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B s s il AL units in three 12-plex buildings

featuring garages, very high masonry
content, and good architectural design. Importantly, the commercial buildings are wisely planned to have
two “fronts,” one facing West Penn and one facing an internal drive, and exceed the city’s 60 percent



masonry requirement. This double-front design is an important proof-of-concept that will be important for
other developments to adopt in the Penn Street corridor. If approved, the rezoning should be conditioned
on follow-through of that concept plan.

The property is shown partly as “commercial” on the Land Use Plan, and so the request may be
considered consistent with that policy. This site was recently discussed at the August joint Planning
Commission — City Council meeting. In addition to the map, zoning decisions should be based on policy
goals found in the Comprehensive Plan. While there are many such goals that might apply to some degree
to this case, the most appropriate are probably the following:

2.1.1 Develop and implement a cohesive, efficient land use pattern that ensures compatibility, functional
relationships, and complementary adjacent activities among land uses.

2.1.3 Ensure land use allocations are balanced with economic market demands and service availability.

2.1.4 Establish and maintain an advantageous property tax situation and pursue a strengthened and sound
tax base through a diversification of land uses, including commercial and industrial development, as well
as a variety of residential options.

2.1.8 Provide for a logical extension of urban growth and related community services.

2.1.10 To the extent possible, encourage the development of a variety of dwelling unit types, styles and
sizes and balanced housing stock to satisfy the needs, desires, and income levels of all people and
household sizes.

2.1.14 Maintain opportunities for industrial development and uses within the community and segregate
them into harmonious and compatible use types.

And finally, Commission and Council typically base decisions on extensive local knowledge of public
opinion, precedents set, and specific site information.

Subdivision Ordinance Provisions Affecting This Development

The proposal is part of the Liberty Medical and Commerce subdivision. Storm water management
features were developed as part of that subdivision, as well as streets and other infrastructure.
Development on this site will be required to access Cameron Way.

Zoning Ordinance Provisions Affecting This Development

PAD Zone Preface: A Planned Area Development Zone District is intended to encourage innovation and
flexibility in planning the development of land so development is compatible with the site’s physical and
environmental characteristics. This district allows for flexibility in zone district requirements. The
Planned Area Development District provides an opportunity for the development of a mixture of uses and
housing types in a coordinated manner. The intent of the underlying zone district shall guide the
development. It is incumbent upon the person proposing the PAD to justify the project, and any
variations from the underlying zone district. A PAD is considered an amendment to the underlying zone
district regulations.

Lot area, width, yard, height, density, and coverage regulations shall be determined by approval of the site
plan. The developer has submitted a PAD justification as part of the application, attached to this report.

Staff Comments Regarding the Proposed Development Layout

Storm water impacts. Storm water from this site will be directed to the private pond along Penn Street.

Street/Traffic impacts. Cameron Way is a relatively new street adequate to carry anticipated residential
traffic. In the West Village concept plan approved by Council Cameron Way extends south from its



current end adjacent to this development site all the way to St. Andrews Drive.

Land use impacts and adjacent properties. The concept for this mixed-use proposal places the
commercial components at the north end of the lot closest to West Penn Street, with the residential
buildings on the south. This provides a transition from the commercial nature of Penn Street to the
developing residential area at the south end of the Liberty Medical and Commerce subdivision. A
commercial development existing to the west is part of a much larger site plan in that area, and the
Chesterfield Commons area is developing to the southwest. The pond, Country View Living multi-family
and a small commercial lot are located east of the site, with LL Pelling Company beyond. It is likely that
land south of the site will develop as residential, as recently discussed at the August special meeting.

Land use and zoning recommendation. In rezoning considerations, suitability and compatibility are
key issues in addition to land use policy. In this case, the site is physically suitable for commercial and
multi-family development because it has good vehicular access, utilities readily available, and no
topographic challenges. The coordinated mixed-use development is somewhat unique for North Liberty.
It is compatible with recent development in the vicinity and with the city’s goal of attracting commercial
development, and features a consistent design theme.

In summary, the requested zoning and concept plan are a very good fit for the location. Staff recommends
approval subject to the following conditions:

1.  That the developer/owners enter into an agreement with the city providing that a site plan is
required for final PAD approval, and that the site plan will be consistent with the number of units
and general commercial building area shown on the concept plan.



City of North Liberty
Site Plan, Rezoning, Conditional Use, PAD

Application Form

Request — check all that apply Fee
Site Plan $750
Revised Site Plan $250
Conditional Use $250

X | Rezoning $100
Planned Area Development (PAD) $750
Revised Planned Area Development $250

Project Name:

Liberty Comimerce Executive Rental & Office Suites

Site Location (address or legal description):

Lot 3, Liberty Medical & Commerce to the City of North Liberty, Johnson County, lowa, according to
the Plat thereof recorded in Book 50, Page 239, Plat Records of Johnson County, lowa, subject to
easements and restrictions of record.

Existing Zoning District:

C-2-A

Project Description:

The attached concept plan is proposed as a mixed use development with both commercial and
residential rental units. The existing commercial zoning allows for the commerecial office buildings
as planned but it would be necessary to add a PAD overlay to the property to accommodate the
residential units as shown on the plan. The owners of the property would be Mike Bails, Jeff
Mekota and Tom Lepic (Cameron Way Partners). The intent of the owners would be to own and
manage all of the properties to be built on the property as one PAD. All three of the partners are
local and have strong personal ties to the community as well as having existing business and
ownership interests in North Liberty. The desire is to offer a very attractive and well designed
project for Staff, Commission and Council to consider for approval.

While this project does have separate commercial and residential components, the project must
really be considered as a whole. The commercial aspect does not work without the residential and
the residential alone could not justify the cost of the land. The lot itself has been on the market for
sale since May 23, 2008 and in order to have a successful project built on this site it is believed that
a mix of uses is necessary. The design of the infrastructure is such that both sides can share costs
of the paving, sewer, water and other utilities. The stone, roofing materials and the color scheme

Dean Wheatley, City of North Liberty Planning Director, 5 East Cherry Street, North Liberty, lowa 52317
319-626-5747  www.dwheatley@ci.north-liberty.ia.us
City Website: www.north-liberty.org Rev 12/2008




| will be the same on both the commercial and residential buildings. The development would share
many design aspects so that when viewed from the street, the landscaping, aesthetic appeal and
the overall maintenance and upkeep would be of the same high standards. Because of the existing
commercial building to the West and the existing residential to the South, a precedent has already
been established for a mix of both commercial and residential in this particular area. Although the
fully engineered site plan and building plans will be submitted and reviewed a later time, the owners
are looking for approval of a PAD overlay that would allow for 12,000 sq.ft. of commercial space in
two separate buildings and 36 total residential units for lease in three separate buildings.

The commerecial buildings will most likely accommodate office type businesses. The likelihood of
retail or restaurants on this site is very small. Although there is how a residential element
(Chesterfield Commons) being established in the subdivision, because of the relatively sparse
surroundings and the lack of pedestrian traffic it is hard to envision this area being able to
accommodate many different competing businesses types. Current lease rates for similar
properties in North Liberty generally are between $12 — $15 per sq.ft. If the property was
subdivided to include only the commercial area as shown on the concept plan, the cost of that
portion of land would be considerably higher, increasing the cost of construction which would then
significantly increase the individual leasing rates and thereby eliminate this as a viable investment
option. Commercial lending standards at present are very strict even for existing successful
businesses. They are even more so for speculative commercial projects like this one. For
individuals looking to start small businesses it is virtually non-existent. Without the presence of
“outside help”, it is extremely difficult to procure financing for speculative commercial properties. As
it was explained by one local lender, (Paraphrasing) “The banks don’t want to lend on many
commercial building projects at the present time because of the high failure rates of the businesses
that occupy them”. Because of the lending restrictions, the idea would be to build two of the
residential buildings and one commercial building to start and then complete the remaining
commercial and residential buildings when appropriate based on occupancy. The bank would allow
this because the residential component of this project is the “outside help” that would give the bank
the comfort level to loan the money. In short, the residential component of this concept allows the

commercial to happen.

With regard to the residential buildings, good, high-quality rentals are very desirable in our area.
Because of the still growing population of North Liberty, there is also a growing need for every
aspect of housing. Our objective is to provide a higher-end rental destination that is done well.
While the rental housing would not discriminate against any qualified prospect, the most probable
tenants, for example, could be one of the following; (1) Recently graduated professional working in
the surrounding areas (i.e. Engineer at Rockwell, Nurse for the University or Mercy Hospitals,
Newly Hired Police Officer), (2) A younger couple new to the area (i.e. Husband moved in for a new
job but they are not yet ready to purchase. A boyfriend is going back to grad school while his
girlfriend supports them with one income and they can't afford to, or don’t want to purchase yet), (3)
Divorced husband or wife making a housing transition (i.e. Divorce is final and not sure what they
can afford to purchase so renting is a good option). There are several other potential categories of
prospective tenants but because of the location, the cost of the rent and the features of the
development we anticipate that the majority of the applicants would have solid employment and
desire a high-quality rental property while they are between major transition points in their lives.
Whether that be newly graduated, newly single, saving for a down payment to purchase,
transitioning from a larger home to a smaller one or just getting started on their own, there are
many reasons that rentals are necessary for a vast number of people. The features that would be
of most interest to the tenants in are project would include:; a walking trail around the pond and

Dean Wheatley, City of North Liberty Planning Director, 5 East Cherry Street, North Liberty, lowa 52317
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throughout the subdivision that extends to connect to the City Trail, a seating / gathering area with ]
bike racks, benches and a gazebo feature on the NW corner near the walking trails, large areas of
green space (in particular a large common open space directly behind two of the residential
buildings and across the drive from the third), separate single stall garages for each unit to provide
coverage not only for a vehicle but private storage for the tenants, larger deck and patios set back
into the building for more privacy, architectural features that are unique to this building design
different than other similar building types in the area.

This project has been in the planning stages for several months and it has gone through many,
many revisions. A great deal of time and effort has gone into this design and among some of the
factors that have been considered to arrive at the attached concept plan are the following; family
friendly and accessible, high-quality design, accessibility for service vehicles, ample amounts of
parking yet limits on the amount of total concrete, ample amounts of green space, trails, the desire
for more commercial buildings in North Liberty and the desire for multi-family buildings to be buiit of
a higher standard. In the end, because of the economic realities of what can be commercially
financed, the desirability of high-quality rentals, the needs and wants of the community and the
features and quality of design that are most acceptable we propose for approval, our development:

“Liberty Commerce Executive Rental and Office Suites”,

Property Owner: Jeff Mekota
Owner Mailing Address: 530 Fox Run, North Liberty, 1A 52317

| Phone: 331-2170 Fax: Email:

Applicant: Cameron Way Partners

Applicant Mailing Address: 1580 Ironwood Ln, North Liberty, IA 52317
Applicant Contact Person: Mike Bails

Phone: 321-5500 Fax: 351-8035 ] Email: mjbails@realtor.com

Applicant’s Engineer (Contact Person): Duane Musser

Company: MMS Consuitants
Address: 1917 S. Gilbert St, lowa City, IA 52240
Phone: 351-8282 ] Fax: 351-8476 Email: d.musser@mmsconsultants.net

Applicant’s Attorney: Mike Kennedy

Company: Kennedy, Cruise, Frey & Gelner, L.L.P,
-Address: 920 S. Dubuque St; lowa City, IA 52240
Phone: 351-8181 Fax: 351-0605 Email: mkennedy@kcfglaw.com ]

OFFICE USE ONLY
Date Submitted:
Fee Amount:
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