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North Liberty Planning Commission
Tuesday, May 7,2024, 6:30 PM
North Liberty City Council Chambers
1Quail Creek Circle, North Liberty, lowa 52317

This meeting may be accessed live by the public in person or on the internet at
northlibertyiowa.org/live, on Facebook at facebook.com/northliberty or on
YouTube at youtube.com/northliberty. Meetings are rebroadcast on cable and
available on-demand on northlibertyiowa.org.

Call to Order

1. Roll Call

2. Approval of the Agenda

3. Preliminary Subdivision Plat: Request of Pratt Real Estate Management Inc.
to approve a Preliminary Subdivision Plat for a 49-lot subdivision on
approximately 11.28 acres. The property is located on the west side of North
Jones Boulevard approximately 625 feet south of 240th Street.

4. Preliminary Site Plan: Request of Dahnovan Holdings to approve a
Preliminary Site Plan for 14 four-unit and one two-unit dwellings (58 units
total) on approximately 5.45 acres. The property is located at the northeast
corner of North Madison Ave and Tower Drive (Lot 1of Water Tower Place
Subdivision).

5. Public Hearing on Zoning Map Amendment: Request of Buck Moon Villas,
LLC for a zoning map amendment (rezoning) from RS-6 Single-Unit
Residential District to RM-12 Multi-Unit Residence District on approximately
.39 acres and approximately .62 acres (approximately 1.01 total acres). The
property is generally located at the northeast corner of Highway
965/Ranshaw Way and North Dubuque Street.

Updated May 3, 2024, 1:21 PM



6. Public Hearing on Zoning Map Amendment: Request of Primestone
Residential for a Future Land Use Map amendment from Urban Low Intensity
(ULI) to Urban High Intensity (UHI) on approximately 7.65 acres and a zoning
map amendment (rezoning) from ID Interim Development District to C-2
Highway Commercial District on approximately 7.65 acres, to RM-12 Multi-
Unit Residence District on 17.01 acres, to RM-8 Multi-Unit Residence District
on approximately 9.18 acres, and to RS-6 Single-Unit Residence District on
approximately 9.9 acres (approximately 43.74 total acres). The property is
generally located on the north side of West Forevergreen Road
approximately 150 feet west of Covered Bridge Boulevard.

7. Approval of Previous Minutes
8. Old Business
9. New Business

10. Adjournment



'l b N?rth |_|berty MEMORANDUM

To City of North Liberty Planning Commission

From Ryan Rusnak, AICP

Date May 3,2024

Re Request of Pratt Real Estate Management Inc. to approve a Preliminary
Subdivision Plat for a 49-lot subdivision on approximately 11.28 acres. The
property is located on the west side of North Jones Boulevard
approximately 625 feet south of 240 Street.

North Liberty City staff has reviewed the subject submission, and offer comments
presented in this memo.

1. Request Summary:

The preliminary plat proposes 49 lots on approximately 11.28 acres. This would revise a
previously approved preliminary plat, which depicted 40 lots. Initially, this area was
envisioned to have slightly larger lots. The revision would allow smaller lots for an age-
restricted community with lot 41 being a private park with a clubhouse.
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2. Current Zoning: RS-9 Single-Unit Residence District. The RS-9 District is intended to
provide for and maintain high-density single-unit residential neighborhoods. Limited
non-residential uses that are compatible with the surrounding residential
neighborhoods may be permitted in the RS-9 District.
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3. Comprehensive Plan Future Land Use Map Designation: Urban Medium Intensity.
The proposed preliminary plat would achieve consistency with the Future Land Use Map.

4. Approval Standards:

Section 180.11(3)(A) of the North Liberty Code of Ordinances sets forth the preliminary
subdivision plat submittal requirements and review (Ordinance language in italics and
staff analysis in bold).

Preliminary Subdivision Plat Submittal Requirements and Review. The preliminary plat, in
general, contains more information than the final plat so that the subdivider and the City
can ensure conformance with codes, master facility plans, and good planning and
engineering practices. Though the preliminary plat is not recorded, it is approved by
resolution of the City Council, and conditions for approval of the plat shall be addressed on
any final plats of the same area.



A. Preliminary Plat Contents. The application shall include a preliminary plat of the

subdivision drawn to a scale of one inch to one hundred feet minimum, and shall show:

(1) Alocation map to provide spatial reference, showing the outline of the area to be
subdivided, existing streets and corporate limits in the vicinity, a north arrow and
scale or note stating "not to scale,” and other information that might help clarify
where the plat is located as well as its surroundings and size relative to other City
features;

This has been provided on the Preliminary Plat.

(2) Name of proposed subdivision and date;
This has been provided on the Preliminary Plat.

(3) Legal description and acreage;
This has been provided on the Preliminary Plat.

(4) Name and address of owner;
This has been provided on the Preliminary Plat.

(5) Names of the persons preparing the plat owner's attorney, representative or
agent, if any;
This has been provided on the Preliminary Plat.

(6) Existing and proposed zoning district classification of all land within the proposed
subdivision and within about 200 feet of the subdivision;
Staff is not requiring this information on the Preliminary Plat.

(7) North point and graphic scale;
This has been provided on the Preliminary Plat.

(8) Contours at two-foot intervals or less, both existing and as generally proposed
(subject to more refinement in subsequent construction plans);
This has been provided on the Preliminary Plat.

(9) Building setback lines as required by the current or proposed zoning district
classifications;
This has been provided on the Preliminary Plat.

(10) The approximate boundaries of areas of known flood levels or floodplains, areas
covered by water, wooded areas, floodways, and all open channel drainage ways;
This has been provided on the Preliminary Plat.



(1) Locations, names, and dimensions of existing lot lines, streets, public utilities, water
mains, sewers, drainpipes, culverts, watercourses, bridges, railroads and buildings
within in the proposed subdivision and within about 200 feet of the subdivision;

This has been provided on the Preliminary Plat.

(12) Layout of proposed blocks, if used, and lots, including the dimension of each lot,
and the lot and block number in numerical order;
This has been provided on the Preliminary Plat.

(13) Layout and dimensions of proposed streets, sidewalks, trails, alleys, utility and other
easements, parks and other open spaces or reserved areas;
This has been provided on the Preliminary Plat.

(14) Grades of proposed streets and alleys;
This has been provided on the Preliminary Plat. However, no nhew streets are
proposed.

(15) A cross-section of the proposed streets showing the roadway locations, the type
of curb and gutter, the paving, and sidewalks to be installed;
No new streets are proposed.

(16) The layout of proposed water mains and sanitary sewer systems;
No water or sanitary mains are proposed.

(17) The drainage of the land, including proposed storm sewers, ditches, culverts,
bridges and other structures;
This has been provided on the Preliminary Plat.

(18) Stormwater management facilities when applicable;
There is an off-site stormwater management facility.

(19) A signed certificate of the Johnson County Auditor for the subdivision name;
This information has been provided.

(20) Other special details or features that may be proposed or required.
None required.

5. Additional information:
RS-9 Lot Requirements:
Minimum Lot Area - 4,500 SF
Minimum Frontage - 35’
Minimum Lot Width - 40’

A note isincluded on the preliminary plat that Lots 1, 30, 31and 49 have no driveway
access to North Jones Boulevard.



As mentioned, a private park is planned on proposed lot 41. A private parkis listed as a
permitted use within the RS-9 District. Private park means a privately-owned area of land
that serves recreational needs of residents and visitors, which may or may not have
limited access. Private park includes, but is not limited to, playgrounds, basketball courts,
volleyball courts, tennis and pickle ball courts and passive recreation areas. Private parks
shall not be used for commercial use.

6. Staff Recommendation:
Findings:
1. The Preliminary Subdivision Plat, which proposes residential would achieve
consistency with the Comprehensive Plan Future Land Use Map designation of
Urban Medium Intensity; and
2. The Preliminary Subdivision Plat would achieve consistency with Section
180.11(3)(A) and 180.12 of the North Liberty Code of Ordinances, which sets forth
the preliminary subdivision plat submittal requirements and design standards,
respectively.

Recommendation:

Staff recommends the Planning Commission accept the two listed findings and forward
the request of Pratt Real Estate Management Inc. to approve a Preliminary Subdivision
Plat for a 49-lot subdivision on approximately 11.28 acres to the City Council with a
recommendation for approval.

Suggested motion:
| move that the Planning Commission accept the two listed findings and forward the
Preliminary Subdivision Plat to the City Council with a recommendation for approval.
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To City of North Liberty Planning Commission

From Ryan Rusnak, AICP

Date May 3,2024

Re Request of Dahnovan Holdings to approve a Preliminary Site Plan for 14
four-unit and one two-unit dwellings (58 units total) on approximately 5.45
acres. The property is located at the northeast corner of North Madison Ave
and Tower Drive (Lot 1of Water Tower Place Subdivision).

North Liberty City staff has reviewed the subject submission, and offer comments
presented in this memo.

1. Request Summary: The site plan proposes 14 four-unit and one two-unit dwellings
(58 units total) on approximately 5.45 acres.
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2. Existing Zoning: RM-12 Multiple-Unit Residence District.

Zoning Map

@ Lot1Water Tower Place

3. Comprehensive Plan Future Land Use Map Designation: Urban High Intensity.

Future Land Use Map (FLUM)
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5. Approval Standards:
Consistency of proposed use with current zoning and Future Land Use Map.

RM-12 Multiple-Unit Residence District. “Two-Unit Dwelling” and Multi-Unit Dwelling” are
both listed as a permitted use in the RM-12 District.

North Liberty Code of Ordinances Section 168.07 entitled, “Uses Defined and Use
Standards” sets forth certain design standards (applicable Ordinance language in italics
and staff analysis in bold).

Section 167.07(27) Multi-Unit Dwelling

A. Defined. Multiple-Unit Dwelling means a structure containing three or more
attached dwelling units used for residential occupancy. A multiple-unit dwelling
does not include a townhouse dwelling.

B. Use Standards.
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Buildings must be designed with consistent materials and treatments that
wrap around all building elevations. There must be a unifying architectural
theme for the entire multi-unit development, utilizing a common
vocabulary of architectural forms, elements, materials, or colors in the
entire structure.

Building facades must include windows, projected or recessed entrances,

overhangs, and other architectural features. Three-dimensional elements,

such as balconies and bay windows, are encouraged to provide
dimensional elements on a facade.

Minimum required masonry on front and corner side yard building

elevations in residential districts is 25.

A 15% minimum transparency requirement applies to any facade facing a

street and is calculated on the basis of the entire area of the facade.

Buildings shall be oriented to the best extent possible so that attached

garages doors do not face the public right-of-way.

Additional Commercial district design standards.

(@) Roofs shall be designed to be generally flat and shall be concealed
from view by use of parapet walls or other architectural methods.
Portions of roofs that are curved or pitched may be allowed as
architectural accents but shall not be used as the primary roof
design.

Section 168.07(31) Two-Unit Dwelling

A. Defined. A Two-Unit Dwelling means a structure containing two dwelling units,
arranged side-by-side with each unit having an exterior entrance, on a single lot.

B. Use Standards.
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The front entry must be an integral part of the structure, using
features such as porches, raised steps and stoops with roof
overhangs, or decorative railings to articulate the front facade.
Minimum required masonry on front and corner side yard building
elevations is 25%,



3 A 5% minimum transparency requirement applies to the front facade and
is calculated on the basis of the area of the facade below the roofline.

Section 165.05(2)(E) of the North Liberty Code of Ordinances sets forth the approval
standards (ordinance language in jtalics and staff analysis in bold).

E.

Approval Standards. The Planning Commission’s recommendation to the

City Council and the City Council’s decision to approve or disapprove a

preliminary site plan shall be informed by the preliminary site plan’s

adherence to the following standards:

0] The consistency of the preliminary site plan with all adopted
ordinances and regulations.

See analysis of Section 165.02(2)(D) and applicable design standards

below.

)] The consistency of the proposed land use with the Comprehensive
Plan and any adopted land use policies. The submission of a
preliminary site plan which proposes one or more uses inconsistent
with the City's Future Land Use Map creates a rebuttable
presumption that said use or uses are inharmonious with surrounding
properties and incompatible with orderly development and
redevelopment.

The RM-12 District is consistent with the Urban High Intensity Land Use

Designation.

Section 165.05(2)(D) of the North Liberty Code of Ordinances entitled, “Preliminary Site
Review” sets forth the submission requirements (ordinance language in italics and staff
analysis in bold).

Date, north arrow and graphic scale. Provided.

The property owner’s name and description of proposed development. Provided.

A vicinity sketch showing the location of the property and other properties within 1,000
feet of it. Provided.

Property boundary lines, dimensions, and total area. Provided.

Contour lines at intervals of not more than five feet, City datum. If substantial
topographic change is proposed, the existing topography shall be illustrated on a
separate map and the proposed finished topography shown on the site plan.
Provided.

The location of existing streets, sidewalks, easements, utilities, drainage courses.
Provided.

The total square feet of building floor area, both individually and collectively. Provided.
All structures and major features shall be fully dimensioned including distance between
structures, distance between driveways, parking areas, property lines and building
height. Provided.

Off-street parking areas, ingress and egress to the property, number of parking spaces
proposed, number of parking spaces required by this code and type of surfacing.
Provided.

Pedestrian walkways with special consideration given to pedestrian safety. Provided.
Trash and refuse enclosures. Trash and refuse would be curb side pickup.



e The general drainage pattern and location of storm water detention features.
Provided.

e The general location, type and size of landscaping and ground cover illustrated in color
perspective. Provided.

e Arendering, elevation or photo of the proposed development. Provided.

North Liberty Code of Ordinances Section 169.10 entitled, “Design Standards” sets forth
certain design standards (ordinance language in italics).

Requirements for All Districts (ordinance language in italics).

e Building design shall be visually harmonious and compatible with the neighborhood
character.

e Buildings located on property with double frontages shall have similar wall design
facing both streets.

e Except for RS RD, R-MH and ID districts, color schemes shall be primarily based on
earth tones. Earth tone colors include colors from the palette of browns, tans, greys,
greens, and red. Earth tone colors shall be flat or muted. Building trim and accent areas
may feature non-earth tone and brighter colors. In any district, the use of high intensity
colors, neon or fluorescent color and neon tubing is prohibited.

e Exceptin the R-MH district, @ minimum roof pitch of 5:12 shall apply to gable, hip, or
shed roofs and there shall be a minimum roof overhang at the eves of 12 inches. This
does not apply to portions of a roof that are separate from the structure’s primary roof.
Metal roofs shall not be corrugated or similar appearance. The color of the roof shall be
visually harmonious and compatible with the building color scheme.

It is staff’s opinion that the site plan achieves consistency with the aforementioned
design standards.

6. Staff Recommendation:
Finding:
1. The preliminary site plan would achieve consistency with the approval standards
enumerated in Section 165.05(2)(E) of the Zoning Code.

Recommendation:

Staff recommends the Planning Commission accept the listed finding and forward the
request to approve a Preliminary Site Plan for 14 four-unit and one two-unit dwellings (58
units total) on approximately 5.45 acres. to the City Council with a recommendation for
approval.

Suggested motion:
| move that the Planning Commission accept the listed finding and forward the
Preliminary Site Plan to the City Council with a recommendation for approval.
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MEMORANDUM

To City of North Liberty Planning Commission
From Ryan Rusnak, AICP

Date May 3,2024

Re Request of Buck Moon Villas, LLC for a zoning map amendment (rezoning)
from RS-6 Single-Unit Residential District to RM-12 Multi-Unit Residence

District on approximately .39 acres and approximately .62 acres
(approximately 1.01total acres). The property is generally located at the

northeast corner of Highway 965/Ranshaw Way and North Dubuque Street.

North Liberty City staff has reviewed the subject submission, and offer comments
presented in this memo.

1. Request Summary:
During design of the subdivision, it was realized that it would be more efficient to
construct two-unit residences on two of the proposed lots. The approved preliminary
plat depicts 61 single-unit lots and 7 multi-unit lots. This change would allow 58 single-
units lots and 9 multi-unit lots.
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2. Current and Proposed Zoning:

Current Zoning

RS-6 Single-Unit District. The RS-6 District is intended to provide for and maintain
moderate density single-unit residential neighborhoods. Limited non-residential uses

that are compatible with the surrounding residential neighborhoods may be permitted in
the RS-6 District.

Proposed Zoning
RM-12 Multi-Unit Residence District. The RM-12 District is intended to provide and
maintain medium-density, multiple-unit housing residential neighborhoods. Limited non-

residential uses that are compatible with the surrounding residential neighborhoods may
be permitted in the RM-12 District.
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3. Consistency with Comprehensive Plan:
Land Use Plan designation: Urban Medium Intensity.
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Urban Medium Intensity Description

More variety in housing arrangements and more allowance for activity areas that draw
people from outside the immediate area for services or recreation. Increased intensity
(compared to ULI) improves opportunities for economic activity and social interaction.
Medium intensity areas include mostly a horizontal mix of residential and non-residential
uses at compatible moderate densities and scale, although there may be opportunities
for vertical mixed-use.

Residential

Uses include a variety of housing types that may be on smaller lots. Housing mix can
include single-family detached homes, duplexes, townhomes, and multifamily buildings to
create integrated neighborhoods.

Form and Features

» General aggregate development density of 7 to 14 dwelling units per acre. Innovative
designs should allow more public spaces than ULI.

» Attached housing developments maintain the identity of the individual housing units.

» High connectivity with multiple access points into neighborhoods. As compared to
ULI, UMl encourages closer proximity between transportation, housing, and
commercial services.



4. Public Input:

A virtual good neighbor meeting was held on April 5, 2024. A couple of people outside of
City staff and the applicant attended the meeting. Although outside the normal
notification boundary, staff contacted representatives of the Fox Run Subdivision and
informed them of the request and the meeting. There are no objections to the request.

5. Zoning Map Amendment Approval Standards

Section 165.09(4)(D)(1) of the Zoning Ordinance sets for the approval standards for
zoning maps amendments.

Approval Standards. The Planning Commission recommendation and the City Council
decision on any zoning text or map amendment is a matter of legislative discretion that is
not controlled by any particular standard. However, in making their recommendation and
decision, the Plan Commission and the City Council must consider the following
standards. The approval of amendments is based on a balancing of these standards
(staff commentary in italics).

Map Amendments.
(@) The consistency of the proposed amendment with the Comprehensive Plan and

any adopted land use policies.

Figure 3.4 within Connected to Tomorrow was utilized to determine which zoning district
would be compatible with the Future Land Use Map.

Flgure 3.4: Land Use Compatlbllity

COMMERCIAL/ PUBLIC AND
TRADITIONAL LAND USES AGRICULTURE ~ URBAN RESERVE URBAN LOW JRBAN MEDIUM [URBAN HIGH INDUSTRIAL SEMI PUBLIC PARK AND OPEN
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The RM-12 District permits up to 12 units/per, which is within the allowable density of the
Urban Medium Intensity L and Use designation. It is staff’s opinion that the zoning map
amendment would achieve consistency with the Comprehensive Plan and adopted land
use policies.

®) The compatibility with the zoning of nearby property.
Portions of the development are currently zoned RM-12. It is staff’s opinion that the
proposed zoning would be compatible with nearby property.



(© The compatibility with established neighborhood character.
It is staff’s opinion that the proposed zoning would be compatible with established
neighborhood character.

(d) The extent to which the proposed amendment promotes the public health,
safety, and welfare of the City.

It is staff’s opinion that the proposed zoning would promote the public health, safety, and

welfare of the City.

(e) The extent to which the proposed amendment creates nonconformities.
It is staff’s opinion that the proposed zoning would not create any nonconformities.

6. Additional Considerations:
There are none.

7. Staff Recommendation:

Finding:
1. The rezoning request from RS-6 Single-Unit Residential District to RM-12 Multi-
Unit Residence District would achieve consistency with the approval standards
enumerated in Section 165.09 of the Zoning Code.

Recommendation:

Staff recommends the Planning Commission accept the listed finding and forward the
request for zoning map amendment (rezoning) from RS-6 Single-Unit Residential District
to RM-12 Multi-Unit Residence District on approximately .39 acres and approximately .62
acres (approximately 1.01 total acres) to the City Council with a recommendation for
approval.

Suggested motion:
I move that the Planning Commission accept the listed finding and forward the zoning
map amendment to the City Council with a recommendation for approval.
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Request of Primestone Residential for a Future Land Use Map amendment
from Urban Low Intensity (ULI) to Urban High Intensity (UHI) on
approximately 7.65 acres and a zoning map amendment (rezoning) from ID
Interim Development District to C-2 Highway Commercial District on
approximately 7.65 acres, to RM-12 Multi-Unit Residence District on 17.01
acres, to RM-8 Multi-Unit Residence District on approximately 9.18 acres,
and to RS-6 Single-Unit Residence District on approximately 9.9 acres
(approximately 43.74 total acres). The property is generally located on the
north side of West Forevergreen Road approximately 150 feet west of
Covered Bridge Boulevard.

North Liberty City staff has reviewed the subject submission, and offer comments
presented in this memao.

1. Request Summary:
This Future Land Use Amendment and rezoning would facilitate a mixture of commercial,
multi-unit and single-unit zonings and uses.

:
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2. Current and Proposed Zoning:
Current Zoning

ID Interim Development District. The ID District is intended to preserve existing
agriculture and other non-intensive uses to prevent premature development and non-
orderly encroachment of higher intensity urban uses, and to help guide urban growth into
suitable areas.

Proposed Zoning

1.

C-2 Highway Commercial District. The C-2 District is intended to provide for those
commercial uses which may take particular advantage of a highway location and/or
due to size or other nuisance constraints may be incompatible with the predominantly
retail uses permitted in the C-1-A and C-1-B Commercial Districts, and whose service
area is not confined to any one neighborhood or community.

RM-8 & RM-12 Multi-Unit Residence District. The RM-8 & RM-12 Districts are
intended to provide and maintain medium-density, multiple-unit housing residential
neighborhoods. Limited non-residential uses that are compatible with the
surrounding residential neighborhoods may be permitted in the RM-12 District.

RS-6 Single-Unit Residence District. The RS-6 District is intended to provide for and
maintain moderate density single-unit residential neighborhoods. Limited non-
residential uses that are compatible with the surrounding residential neighborhoods
may be permitted in the RS-6 District.




3. Consistency with Comprehensive Plan:
Land Use Plan designation: Urban Low Intensity. There is a request for a Future Land Use
Map amendment from Urban Low Intensity to Urban High Intensity on 7.65 acres.

——
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Urban Low Intensity Description

An efficient, walkable pattern of lower-density development. Compared to denser areas,
ULI has more space and separation of uses, with farther distances between destinations
and fewer shared amenities. Low-intensity areas can include a horizontal mix of primarily
residential and limited non-residential uses at compatible lower densities and scales.

Residential

Emphasis on single-family detached and attached residential developments. Attached
housing projects may primarily be at transition areas between arterial or collector streets,
small scale commercial uses, and higher intensity districts.

Form and Features

» General aggregate development density of 3 to 8 units per acre. Lot sizes can vary
within developments to provide different housing types.

» A framework of streets and open space should create neighborhoods and

multiple access points for all types of transportation.

» Open spaces, streets, and trail connections integrate with the larger community.



Urban High Intensity Description

These areas have increased economic activity and a higher frequency of diverse and
complementary uses. High-intensity areas include more urban services with a horizontal
and vertical mix of high-density residential uses and community to regional commercial
uses of compatible densities and scales.

Residential

Developments have more focus on non-residential buildings but still offer residential
uses ranging from townhomes and apartments. Mixing residential with commercial uses
on the same site is encouraged when feasible from a design and market capitalization
standpoint.

Form and Features

» Aggregate development density at 14+ units per acre at sites with direct access to
major arterial and collector streets. Development should avoid the creation of isolated
multi-family development.

» Edges of UHI residential developments transition to lower intensity uses or buffer from
industrial/commercial uses through design, landscaping, and buffering.

Non-Residential

More prevalent and focus in the UHI district that can include larger offices,

medical buildings, commercial, and larger institutional uses such as places of worship,
community centers, and indoor recreation.

4. PublicInput:

A virtual good neighbor meeting was held on April 5, 2024. A couple of people outside of
City staff and the applicant attended the meeting. Staff contacted representatives of the
Fox Valley Subdivision and informed them of the request and the meeting. There is one
formal objection to the request.

Notably, the request has changed since the initial application and good neighbor meeting.
The request has changed to include RS-6 along the northern and eastern edges of the
property and RM-12 along the central and western part of the property.

5. Zoning Map Amendment Approval Standards

Section 165.09(4)(D)(1) of the Zoning Ordinance sets for the approval standards for
zoning maps amendments.

Approval Standards. The Planning Commission recommendation and the City Council
decision on any zoning text or map amendment is a matter of legislative discretion that is
not controlled by any particular standard. However, in making their recommendation and
decision, the Plan Commission and the City Council must consider the following
standards. The approval of amendments is based on a balancing of these standards
(staff commentary in italics).



Map Amendments.
@) The consistency of the proposed amendment with the Comprehensive Plan and
any adopted land use policies.

Figure 3.4 within Connected to Tomorrow was utilized to determine which zoning district
would be compatible with the Future Land Use Map.

Flgure 3.4: Land Use Compatlbllity
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® Permitted  Q Permitted with special review
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Urban Low Intensity (ULI)

The actual residential density must take into account the net developable area once
stormwater tracts and right-of-way is removed. A draft preliminary plat shows the
following number of proposed units on the residential portion of the development:
RM-12 on 15.03 acres - 180 units

RM-8 on 7.99 acres - 63 units

RS-6 on 7.97 acres — 25 units

268 units/36.09 acres (overall residential portion of the development) = 7.42 units/acre.
See attachment for draft preliminary plat.

Urban High Intensity (UHI) *as amended*

The predominant location of the Urban High Intensity Land Use Map designation is along
arterial streets. Forevergreen Road is designated as an arterial street. See attachment for
Future Land Use Map

It is staff’s opinion that the zoning map amendment would achieve consistency with the
Comprehensive Plan and adopted land use policies.

(o)) The compatibility with the zoning of nearby property.

The abutting property to the west is zoned RM-12 and to the north RD-10. While higher
density would be appropriate in those locations, it is staff’s opinion that the density should
decrease toward the east property line. As such, the abutting property to the east would
be logically developed as lower density residential, which would be compatible with the
larger-lot single-unit residences along West Forevergreen Road. Considering West
Forevergreen Road is an arterial roadway, Urban High Intensity Future Land Use and
corresponding C-2 zoning would be appropriate in that location. It is staff's opinion that
the proposed zoning would be compatible with nearby property.



(©) The compatibility with established neighborhood character.
It is staff’s opinion that the proposed zoning would be compatible with established
neighborhood character.

(d) The extent to which the proposed amendment promotes the public health,
safety, and welfare of the City.

It is staff’s opinion that the proposed zoning would promote the public health, safety, and

welfare of the City.

(e) The extent to which the proposed amendment creates nonconformities.
It is staff’s opinion that the proposed zoning would not create any nonconformities.

6. Additional Considerations:

Alexander Way

A primary consideration for the development of this property is the proposed location of
Alexander Way, which would be a collector street. City staff examined possible locations
based on sight clearances and distances to other existing and planned street
intersections. Alexander Way would be extended south of Forevergreen Road and
ultimately into Coralville to connect to its roadway network. North Liberty and Coralville
staff met to discuss the location of this intersection and to plan in a cooperative manner.
It's possible that this could be a signalized intersection at some point in the future.

* ke e : :
on of proposed Alexander Way and Forevergreen Road

Approximate locati
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Coralville West Land Use Area Master Plan

There is a 40" wide area platted for a future road adjacent to the southeast portion of this
property. However, due to its proximately to Covered Bridge Boulevard, this would not
be a suitable location for a street connection.
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Considering Alexander Way would be a collector street with an 8" wide trail on one side,
staff would restrict the number of driveway accesses of that street. Multi-unit residences
and townhouses with rear loaded vehicle access would be acceptable for development.

Harlen Street
Another primary consideration for the development is the extension of Harlen Street
from Forevergreen Estates at the west and extending the street to the east property line.

An early area-wide concept showed another public street connection south of Harlen
Street, but staff doesn’t deem this as necessary.

7. Staff Recommendation:

Finding:

1. The Future Land Use Map amendment request from Urban Low Intensity (ULI) to
Urban High Intensity (UHI) on approximately 7.65 acres would achieve
consistency with Comprehensive Plan locational standards for the UHI Future
Land Use; and

2. Therezoning request from RS-6 Single-Unit Residential District to RM-12 Multi-
Unit Residence District would achieve consistency with the approval standards
enumerated in Section 165.09 of the Zoning Code.

Recommendation:

Staff recommends the Planning Commission accept the two listed findings and forward
the request for a Future Land Use Map amendment from Urban Low Intensity (ULI) to
Urban High Intensity (UHI) on approximately 7.65 acres and a zoning map amendment
(rezoning) from ID Interim Development District to C-2 Highway Commercial District on
approximately 7.65 acres, to RM-12 Multi-Unit Residence District on 17.01 acres, to RM-8
Multi-Unit Residence District on approximately 9.18 acres, and to RS-6 Single-Unit
Residence District on approximately 9.9 acres (approximately 43.74 total acres) to the
City Council with a recommendation for approval.

Suggested motion:

| move that the Planning Commission accept the two listed findings and forward the
future land use map amendment and zoning map amendment to the City Council with a
recommendation for approval.
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NORTH LIBERTY » Connected to Tomorrow Plan for Tomorrow: Land Use

Figure 3.3: Future Land Use Map Figure 3.4: Future Land Use Designated Land
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Obijection

4/11/2024

Ryan -

I indirectly received the notification of Good Neighbor meeting for the Primestone proposed rezoning
and would like to voice my concerns as a resident who lives in the vicinity. Mainly, my objections are:

1. The proposal is totally inconsistent with the recently-adopted Comprehensive Plan, which indicates a
policy of low-density residential development for all of this property. It is somewhat alarming to see
how little low-density residential development is shown on the Comprehensive Plan, and this proposal
would shrink even that area substantially.

2. The proposal for a huge area of multi-family zoning in this location is not consistent with good
planning principles of developing higher density near corridors, transitioning to lower density with
distance. I have watched with concern the amount of multi-family zoning that has been approved over
the past several years, especially considering the development land within the city that is far more
appropriate for large areas of multi-family development such as land across from the new hospital. I
fear that North Liberty will become the low-cost starter/apartment community that people move to until
they can afford to move to a nicer, single-family home in Coralville, Tiffin or Solon. At some point,
someone needs to say “enough is enough,” and a 36 acre request removed from the 1-380 corridor
seems to be an obvious time.

3. The proposal is not consistent with the appropriate zoning established on property to the west, where
commercial designation was allowed at the Kansas intersection but stopped east of that. Though
Forevergreen Road carries a lot of traffic, stripping it out with commercial development as requested
diminishes the value of existing commercial areas of the city, both developed and undeveloped, and
may well lead to commercial areas of neglect and disinvestment. Also, residential development is
already well established in the corridor to the east of the subject site and would likely be negatively
impacted by the noise, lighting, and late night activity that is part of commercial development.

The most reasonable zoning for this 40 acres, in my opinion, would be for multi-family zoning along
Forevergreen Road — providing a residential buffer for existing and planned low density residential;
potential duplex zoning along the western boundary — stepping down in density from the property to
the west; and single-family for the balance.

I don’t think anyone can reasonably characterize this proposal as anything other than a plan to
maximize profit without consideration for the good of the city, especially since, again, it totally ignores
the City’s recently-adopted Land Use Plan.

Thank you for your consideration. I will not be able to attend the electronic Good Neighbor meeting
but would appreciate my comments being considered by staff and attached to the case documentation
as it moves forward to the Commission and Council.

Dean Wheatley



Information

Ryan Rusnak

From: Vincent Cook <vcook1439@gmail.com>
Sent: Thursday, April 18, 2024 12:49 PM

To: Ryan Rusnak

Subject: Re: [External] Primestone Residential plans

WARNING: This email originated from outside of this organization. Do not click links or

open attachments unless you know the contents are safe. Never provide your user ID or
password to anyone.

Thank you for your responses to my questions.
I'm sure | will be in touch in the future.

Vince

On Thu, Apr 18, 2024, 10:59 AM Vincent Cook <vcook1439@gmail.com> wrote:
---------- Forwarded message ---------
From: Ryan Rusnak <rrusnak@northlibertyiowa.org>
Date: Thu, Apr 18, 2024, 8:50 AM

Subject: RE: [External] Primestone Residential plans
To: Vincent Cook <vcook1439@gmail.com>

Vincent,

I’m going to try and answer things in the context of our thoughts very early in this process. These are not definitive
or final and things often change throughout the zoning/development process. | encourage you check back with
me.

1.What are the plans for the water runoff that runs north of my property? (It is currently a large ditch.)

The historic flow will be maintained, which is a code requirement. They would be required to provide stormwater
detention, but then it would outfall into this runoff area.



2. Will the utility right of way to my immediate west change in any way?

Just to be clear, this 40’ wide area is dedicated as public right-of-way, which typically means a road. It doesn’t
make sense to me at this point for a road to be there, particularly with the location of Covered Bridge Blvd across
the street. The concepts | have seen up until now do not show any type of road in that area.

3. Where is the proposed entrance to the new development from W Forevergreen?

We have been directing a single access on Forevergreen Road, which would actually be Alexandar Way. The
location is generally toward the middle of the property.

4. Where will the development exit street plans run? Will it hook up to Alexander Way to St Andrew's Dr to the
north or where will it hook up to the west?

The concepts | have seen show Harlen St extending the east boundary. This would connect to Alexandar Way,
which would be extended to Forevergreen Road.

5. What type of structures are planned immediately to my west? | trust | won't have a convenience store or fast
food restaurant next to me.

Tough to know. Right now, they are asking for the frontage to be commercial, which would permit what you
mentioned.

RYAN “RUS” RUSNAK
PLANNING DIRECTOR
(319) 626-5747 office

Messages to and from this account are subject to public disclosure unless
otherwise provided by law.
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From: Vincent Cook <vcook1439@gmail.com>
Sent: Wednesday, April 17, 2024 4:32 PM

To: Ryan Rusnak <rrusnak@northlibertyiowa.org>
Subject: [External] Primestone Residential plans

I You don't often get email from vcook1439@gmail.com. Learn why this is important

WARNING: This email originated from outside of this organization. Do not click links or

open attachments unless you know the contents are safe. Never provide your user ID or
password to anyone.

Hi Ryan;
This is Vincent Cook @1780 W Forevergreen Rd,
The last property on the right heading west on W Forevergreen.

| have to pick someone up at the CR airport at 5:08 on 4/18 and will not be able to attend the virtual meeting, | am registered to
attend but | will miss the introduction depending on the length.

| have just a few basic questions for you.

1.What are the plans for the water runoff that runs north of my property? (It is currently a large ditch.)

2. Will the utility right of way to my immediate west change in any way?

3. Where is the proposed entrance to the new development from W Forevergreen?

4. Where will the development exit street plans run? Will it hook up to Alexander Way to St Andrew's Dr to the north or where will it
hook up to the west?

5. What type of structures are planned immediately to my west? | trust | won't have a convenience store or fast food restaurant next
to me.



| thank you for your response in my absence.

Regards;

Vincent Cook
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Planning Commission
April 2, 2024
Council Chambers, 1 Quail Creek Circle

Call to Order

Chair Josey Bathke called the April 2, 2024 Planning Commission to order at 6:30 p.m. in the
Council Chambers at 1 Quail Creek Circle. Commission members present: Josey Bathke, Sheila
Geneser, Jason Heisler, and Amy Yotty; absent: Barry A'Hearn, Patrick Staber, and Dave Willer.

Others present: Ryan Rusnak, Ryan Heiar, Grant Lientz, Josiah Bilskemper, Tracey Mulcahey,
Loren Hoffman, and other interested parties.

Approval of the Agenda
Yotty moved, Geneser seconded to approve the agenda. The vote was all ayes. Agenda approved.

Zoning Map Amendment

Staff Presentation

Rusnak presented the request of of Northridge 2-4, LLC for a zoning map amendment (rezoning)
from ID Interim Development District to RS-4 Single-Unit Residential District on 5.36 acres of
property located at the northeast corner of North Liberty Road and Oak Lane NE. Staff
recommends the Planning Commission accept the finding; the rezoning request from ID Interim
Development to RS-4 Single-Unit Residence District would achieve consistency with the approval
standards enumerated in Section 165.09 of the Zoning Code; and forward the request to approve
a rezoning of approximately 536 acres from ID Interim Development to RS-4 Single-Unit
Residence District to the City Council with a recommendation for approval.

Applicant Presentation
Loren Hoffman, Hall & Hall Engineers, was present on behalf of the developer and offered
additional information on the application.

Public Comments
No public comments were offered.

Questions and Comments
The Commission had no questions or comments on the application.

Recommendation to the City Council

Heisler moved, Yotty seconded that the Planning Commission accept the listed finding and
forward the zoning map amendment to the City Council with arecommendation for approval. The
vote was: ayes — Heisler, Yotty, Bathke, Geneser; nays — none; absent - A'Hearn, Staber, Willer.
Motion carried.

City of North Liberty - 2024
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Approval of Previous Minutes
Yotty moved, Geneser seconded to approve the minutes of the February 6, 2024 meeting. The
vote was all ayes. Minutes approved.

Old and New Business
Rusnak reported that several submittals have been received that will be on May's agenda. He
provided an update on ongoing projects.

Adjournment
At 6:37 p.m. Geneser moved, Yotty seconded to adjourn. The vote was all ayes. Meeting

adjourned.

Signed:
Tracey Mulcahey, City Clerk
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