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30' STORMWATER DRAINAGE EASEMENT

LOT: 8
11,932 SF
0.27 AC

LOT: 16
10,182 SF
0.23 AC

LOT: 9
10,500 SF
0.24 AC

LOT: 17
10,598 SF
0.24 AC

LOT: 10
10,305 SF
0.24 AC LOT: 18

14,143 SF
0.32 AC

LOT: 11
10,282 SF
0.24 AC

LOT: 12
10,260 SF
0.24 AC

LOT: 5
17,212 SF
0.40 AC

LOT: 13
10,237 SF
0.24 AC

LOT: 6
17,870 SF
0.41 AC

LOT: 14
10,215 SF
0.23 AC

LOT: 7
15,120 SF
0.35 AC

LOT: 15
10,193 SF
0.23 AC

LOT: 20
18,389 SF
0.42 AC

LOT: 19
11,412 SF
0.26 AC

LOT 4
676,243 SF
15.52 AC

LOT: 1
112,415 SF

2.58 AC

LOT: 3
322,863 SF

7.41 AC

LOT: 25
15,768 SF
0.36 AC

LOT: 24
11,438 SF
0.26 AC

LOT: 31
39,703 SF
0.91 AC

LOT: 23
12,997 SF
0.30 AC

LOT: 30
15,219 SF
0.35 AC

LOT: 21
12,475 SF
0.29 AC

LOT: 29
9,741 SF
0.22 AC

LOT: 22
14,195 SF
0.33 AC

LOT: 28
8,993 SF
0.21 AC

LOT: 27
8,675 SF
0.20 AC

LOT: 26
13,223 SF
0.30 AC
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2229 E Grantview Ln Suite 2
 Coralville, Iowa 52241

 P 319-626-9090

IOWA CERTIFICATE OF
 AUTHORITY NO. 26887

0 8080 40

LEGAL DESCRIPTION OF PROPERTY IS AN EXCERPT FROM WARRANTY DEED TO COLONY, INC. ( MAY 26, 1961)
FILED IN BOOK 248, PAGE 548 OF THE RECORDS OF JOHNSON COUNTY, IOWA - DESCRIPTION OF RECORD:

THE SOUTH 45 ACRES OF THE EAST HALF OF THE NORTHWEST QUARTER OF SECTION 23, TOWNSHIP 80 NORTH,
RANGE 7 WEST OF THE 5TH P.M. AND ALSO SUBJECT TO ALL OTHER EASEMENTS AND ENCUMBRANCES OF

RECORD.
NOW EXCEPTING RIGHT OF WAY CONTAINING 1.70 ACRES AS RECORDED IN WARRANTY DEED FILED IN BOOK 5733,

PAGE 359 OF THE RECORDS OF JOHNSON COUNTY, IOWA.

THE SANCTUARY AT NORTH BEND
PRELIMINARY PLAT

DEVELOPMENT TOTALS
TOTAL AREA (ACRES) 43.7

SINGLE FAMILY (RS-6)  LOT 5 - 31
TOTAL UNITS 27

MULTI-FAMILY (RM-12)  - WEST OF ALEXANDER DRIVE

TOTAL LOT SIZE (ACRES) +/- 15.52
TOTAL ALLOWABLE DWELLING UNITS 186
TOTAL DENSITY (DU/AC) 12.0

MULTI-FAMILY (RM-8)  - EAST OF ALEXANDER DRIVE 

TOTAL AREA SIZE (ACRES) +/- 7.41
TOTAL ALLOWABLE DWELLING UNITS 59
TOTAL DENSITY (DU/AC) 8.0

COMMERCIAL LOTS

LOT 1: TOTAL SIZE (ACRES) +/- 2.58
LOT 2: TOTAL SIZE (ACRES) +/- 4.51

EXISTING ZONING: ID - INTERIM DEVELOPMENT

PROPOSED ZONING

LOT ZONING SETBACKS

FRONT SIDE REAR

LOTS 1-2 C-2 25' 10' 20'

LOTS 5-31 RS-6 25' 8' 30'

LOT 3 RM-8 25' 15' 30'

LOT 4 RM-12 25' 15' 30'

NOTES:
1. ALL EASEMENTS ARE 15' PUBLIC UTILITY EASEMENTS UNLESS NOTED OTHERWISE
2. DEVELOPER SHALL BE RESPONSIBLE FOR EXPLORATORY DIGGING ALONG PERIMETER OF

THE SUBDIVISION TO LOCATE EXISTING FIELD TILES, DESIGN, AND CONNECT EXISTING
TILES TO THE PROPOSED STORM SEWER SYSTEM TO ENSURE THAT EXISTING FIELD TILES
REMAIN IN SERVICE

3. OUTLOT A TO BE DEDICATED TO THE CITY OF NORTH LIBERTY AS RIGHT-OF-WAY
4. LOT 1 & LOT 2 SHALL NOT HAVE DIRECT ACCESS TO FOREVERGREEN ROAD

APPLICANT:
PRIMESTONE RESIDENTIAL, LLC
CONTACT: DAVID TRANDEL
ADDRESS: 120 NORTH LASALE STREET, SUITE 3200
 CHICAGO, IL 60602

ENGINEER:
MCCLURE ENGINEERING COMPANY
CONTACT: BRYCE ACHEN
ADDRESS: 2229 E GRANTVIEW LANE, SUITE 2

CORALVILLE, IA 52241

APPLICANT'S ATTORNEY:
LAW OFFICE OF EDWIN GAUSSELIN
CONTACT: EDWIN GAUSSELIN
ADDRESS: 2939 LAKE SHORE DRIVE

LONG BEACH, IN 46360

WEST FOREVERGREEN RD

IN
TE

R
ST

AT
E 

38
0

31'

25' SETBACK

29
'

31'

R40'

29'

UTILITY LEGEND

EXISTING SANITARY SEWER
EXISTING SANITARY SEWER FORCE MAIN
EXISTING STORM SEWER
EXISTING WATER LINE
EXISTING UNDERGROUND ELECTRIC
EXISTING OVERHEAD ELECTRIC
EXISTING UNDERGROUND COMMUNICATIONS
EXISTING OVERHEAD COMMUNICATIONS
EXISTING UNDERGROUND TELEPHONE
EXISTING OVERHEAD TELEPHONE
EXISTING UNDERGROUND FIBER OPTIC
EXISTING OVERHEAD FIBER OPTIC
EXISTING UNDERGROUND CABLE
EXISTING OVERHEAD CABLE
EXISTING GAS
EXISTING SUBDRAIN

X

INTERMEDIATE CONTOUR
INDEX CONTOUR
PROPERTY LINE
SECTION LINE
EASEMENT
EXISTING FENCE
EXISTING EDGE OF TREES
NEW STORM SEWER LINE
NEW WATER SERVICE LINE
NEW SANITARY SEWER LINE
PROPOSED MINOR CONTOUR
PROPOSED MAJOR CONTOUR
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30' SANITARY SEWER
EASEMENT

1785 W FOREVERGREEN RD
COLONY, INC.
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2229 E Grantview Ln Suite 2
 Coralville, Iowa 52241

 P 319-626-9090

IOWA CERTIFICATE OF
 AUTHORITY NO. 26887

0 8080 40

UTILITY WARNING

THE UTILITIES SHOWN HAVE BEEN LOCATED FROM FIELD SURVEY
INFORMATION AND/OR REORDS OBTAINED. THE SURVEYOR MAKES NO
GUARENTEE THAT THE UTILITIES OR SUBSURFACE FEATURES SHOWN
COMPPOSE ALL SUCH ITEMS IN T HE AREA, EITHER IN SERVCE OR
ABANDONED. THE SURVEYOR FURTHER DOES NOT WARRANT THAT THE
UTILITIES OR SUBSURFACE FEATURES SHOWN ARE IN THE EXACT
LOCAQTION INDICATED EXCEPT WHERE NOTED AS QUALITY LEVEL A.

SM

UTILITY LEGEND

EXISTING SANITARY SEWER
EXISTING SANITARY SEWER FORCE MAIN
EXISTING STORM SEWER
EXISTING WATER LINE
EXISTING UNDERGROUND ELECTRIC
EXISTING OVERHEAD ELECTRIC
EXISTING UNDERGROUND COMMUNICATIONS
EXISTING OVERHEAD COMMUNICATIONS
EXISTING UNDERGROUND TELEPHONE
EXISTING OVERHEAD TELEPHONE
EXISTING UNDERGROUND FIBER OPTIC
EXISTING OVERHEAD FIBER OPTIC
EXISTING UNDERGROUND CABLE
EXISTING OVERHEAD CABLE
EXISTING GAS
EXISTING SUBDRAIN

X

INTERMEDIATE CONTOUR
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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 I 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. I 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. 

  

Information
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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 I 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 I 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? I trust I 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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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.  

I 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, I am registered to 
attend but I will miss the introduction depending on the length. 

I 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? I trust I won't have a convenience store or fast food restaurant next 
to me. 
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I thank you for your response in my absence.  

Regards; 

Vincent Cook  

  

  

  

  



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 I-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

Objection
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