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North Liberty Planning Commission
Tuesday, November 5, 2024, 6:30 PM
North Liberty City Council Chambers

360 N Main St, 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 Site Plan: Request of Grand Rail Construction & Development to
approve a Preliminary Site Plan for a horizontal mixed-use development on
2.84 acres. The property is located at the northwest corner of North Madison
Ave and Penn Court.
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Staff Presentation

Applicant Presentation

Public Comments

Questions and Comments
Recommendation to the City Council

4. Public Hearing on Zoning Map Amendment and Preliminary Site Plan:
Request of Grand Rail Construction & Development for a zoning map
amendment (rezoning) from C-1-B General Commercial District to C-2
Highway Commercial District and to approve a Preliminary Site Plan for 36-
unit multi-dwelling housing building and related infrastructure on
approximately 1.68 acres. The property is located on the south side of North
Madison Ave approximately 350 feet east of Penn Couirt.

a.
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Staff Presentation

Applicant Presentation

Public Comments

Questions and Comments
Recommendation to the City Council
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8.

9.

Public Hearing on Zoning Map Amendment: Request of Watts
Development Group, Inc. for a zoning map amendment (rezoning) from RS-6
Single-Unit Residence District to RS-9 Single-Unit Residence District on
approximately 1.73 acres. The property is located on the south side of Denison
Avenue approximately 300 feet west of South Alexander Way.

a. Staff Presentation
Applicant Presentation
Public Comments
Questions and Comments
Recommendation to the City Council
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Public Hearing on Zoning Map Amendment: Request of City of North
Liberty for a zoning map amendment (rezoning) from RS-6 Single-Unit
Residence District to RS-6 PAD Single-Unit Residence District Planned Area
Development on approximately .18 acres. The property is located at 1470
Antler Drive.

a. Staff Presentation
Applicant Presentation
Public Comments
Questions and Comments
Recommendation to the City Council

® o000

Public Hearing on Zoning Map Amendment: Request of City of North
Liberty for a zoning map amendment (rezoning) from ID Interim
Development District to P Public District on approximately 3.0 acres. The
property is located on the north side of Saint Andrews Boulevard
approximately 400 feet west of South Alexander Way.

a. Staff Presentation
Applicant Presentation
Public Comments
Questions and Comments
Recommendation to the City Council
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Approval of Previous Minutes

Old Business

10. New Business

M. Adjournment



/ l .‘ N,Prth Liberty Memoranoum

To City of North Liberty Planning Commission

From Ryan Rusnak, AICP

Date October 30, 2024

Re Request of Grand Rail Construction & Development to approve a
Preliminary Site Plan for a horizontal mixed-use development on 2.84 acres.

The property is located at the northwest corner of North Madison Ave and
Penn Court.

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

1. Request Summary: The site plan proposes two, three-story multi-unit buildings, a
single-story multi-tenant commercial building and related infrastructure on
approximately 2.84 acres.
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2. Current Zoning: C-2 Highway Commercial District.
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4. Site Plan Approval Standards:
Section 165.05(2)(E) of the North Liberty Code of Ordinances sets forth the approval
standards (ordinance language in italics 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 below.

2 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 C-2 District is consistent with the UHI Land Use Map designation.

Analysis of adopted ordinances and requlations.

Section 168.07 of the North Liberty Code of Ordinances for some potential uses
of the property.
Dwelling = Multiple-Unit.

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.

Use Standards.

M 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%.

@ To the maximum extent permitted by lowa Code § 414.1(1)(h), minimum
required masonry on front and corner side yard building elevations in
residential districts is 25%.

5) Buildings shall be oriented to the best extent possible so that attached
garages doors do not face the public right-of-way.



(6) 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.

The single-story multi-tenant commercial building may be one or more allowable uses in
the C-2 District.

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).

e Date, north arrow and graphic scale. Provided.

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

e Avicinity sketch showing the location of the property and other properties within 000
feet of it. Provided.

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

e 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.

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

e The total square feet of building floor area, both individually and collectively. Provided.

e Allstructures and major features shall be fully dimensioned including distance between
structures, distance between driveways, parking areas, property lines and building
height. Provided.

e 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.

e Pedestrian walkways with special consideration given to pedestrian safety. Provided.

e Trash and refuse enclosures. Provided.

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.

Requirements for All Districts (ordinance language in italics and staff analysis in bold).

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 FExceptfor 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, a 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.

Requirements for Development in Commercial Districts (ordinance language in italics).

e Design. To achieve appealing aesthetic design through high quality architecture
and construction, with attention to placement, relationship, and orientation of
structures and amenities to provide both internal cohesiveness and compatibility
with surrounding uses.

o Walkability. To achieve overall development patterns that encourage walking and
reduce dependence on the automobile to travel from one business to another, and
so reduces the dominance of the automobile within the development.

e Human-scale Activity. To achieve a sense of place by emphasizing pedestrian
interaction with commercial uses rather than sprawling automobile-dominated
designs, both in building architecture and public or private outdoor areas.

e Compatible Uses. To achieve the right blend of uses, compact and well-designed,
that complement each other and provide cohesive overall developments.

e Materials. Minimum required masonry on all building elevations is 60%. Exterior
walls not composed of masonry products shall not be covered with ribbed.

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



5. Additional information:

This site plan is a direct result of recent changes to the Zoning Ordinance allowing multi-
unit residential buildings as permitted in the C-2 District. Previously, a similar horizontal
mixed-use development would have necessitated a rezoning in the form of a Planned
Area Development.

There are a couple of details that will need to be addressed during the review of the
construction site plan, including:

1. City-owned warning siren on the property.

2. Pond trail extending onto the property.

3. Pond trial as the City sidewalk adjacent to the Penn Court.

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 a horizontal mixed-use development on
2.84 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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/ l ‘ Il;]ﬂgjrth Liberty Memoranoum

To City of North Liberty Planning Commission

From Ryan Rusnak, AICP

Date October 30,2024

Re Request of Grand Rail Construction & Development for a zoning map
amendment (rezoning) from C-1-B General Commercial District to C-2
Highway Commercial District and to approve a Preliminary Site Plan for 36-
unit multi-dwelling housing building and related infrastructure on
approximately 1.68 acres. The property is located on the south side of North
Madison Ave approximately 350 feet east of Penn Court.

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

1. Request Summary: The request is to facilitate the development of a 36-unit multi-
dwelling housing building and related infrastructure on approximately 1.68 acres
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2. Current Zoning:

Current Zoning

C-1-B General Commercial District. The C-1-B District is intended to provide for the uses
established under the C-1-A Central Commercial District and other commercial uses
which due to space requirements and the nature of operations are not suitable for
location within a compact central commercial center. Setback and yard requirements are
greater than under the C-1-A Central Commercial District.

Proposed Zoning

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 areais
not confined to any one neighborhood or community.
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3. Comprehensive Plan Future Land Use Map Designation: Urban Medium Intensity.

“Heartland Way.

= 550th StNWS

B} crandRaili-Lots 7&8

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, UMI encourages closer proximity between transportation, housing, and
commercial services.



4. PublicInput:

A virtual good neighbor meeting was held on October 21, 2024. A representative from
the Chinese Church of lowa City (abutting property to the east) and some general
questions, which were appreciated. There are no objections to the request.

Staff also received correspondence from the multi-unit residential development to the
south regarding the preservation of the existing landscape buffer on their 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
(ordinance language in italics and staff analysis in bold).

Map Amendments.
(a) 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
INDUSTRIAL SEMI PUBLIC

AGRICULTURE  URBAN RESERVE URBAN LOW JRBAN MEDIUM [URBAN HIGH

TRADITIONAL LAND USES PARK AND OPEN

(AG) (UR) INTENSITY (ULI) |NTENSITY (UMI) INTENSITY (UHI) FLEX (FLX) (PUB) SPACE (P, 05)
Agriculture L[] L[] Q
Rural residential L
Low-density residential L] (o]
(e : a : 1
High-density residential [ ] Q
Rural commercial L
Neighborhood commercial Q [ ] [ ] .
Community commercial Q [ .
Regional commercial Q [ ]
Low/medium intensity office Q [ ] [ ] L ]
High-intensity office Q [ ] [ ]
Limited industrial Q .
Heavy industrial Q
Parks and civic uses Ld Ld Ld [ [ Q Ld L
Major public/civic facilities Q Q [ ] Q
Residential density range (du/A*) <40 =40 3-8 7-14 14+ 14+ NA NA
® permitted  Q Permitted with special review

*Dwelling Units per Acre

The property would be developed at a density of 21.42 units/acre. Notably, the
adopted Comprehensive Plan articulates the following (page 45) about Land Use
boundaries: Generalized land use locations and transitions: The boundaries
between land uses on the map are “fuzzy” lines and are meant to show approximate
areas for transition, rather than rigid boundaries.



The adjacent property to the north is designated Urban High Density Land Use
designation to the north, so a higher density development is not out of character
with this area.

b) The compatibility with the zoning of nearby property.

The property is located adjacent to commercial development so higher
density/intensity is not out of character with the area. RM-12 zoned and developed
property is located to the south. Since the property would remain commercially
zoned, a more intense landscape buffer is required adjacent to this development. It
is staff’s opinion that the proposed zoning would be compatible with nearby

property.

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

) 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.
Itis staff’s opinion that the proposed zoning would not create any nonconformities.

6. Site Plan Approval Standards:

Section 165.05(2)(E) of the North Liberty Code of Ordinances sets forth the approval

standards (ordinance language in italics 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 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 C-2 Districtis consistent with the UHM Land Use Map

designation.



Analysis of adopted ordinances and regulations.

Section 168.07 of the North Liberty Code of Ordinances for some potential uses
of the property.
Dwelling = Multiple-Unit.

A

Defined. Multiple-Unit Dwelling means a structure containing three or more
attached dwelling units used for residential occupancy. A multiple-unit dwelling
does notinclude a townhouse dwelling.

Use Standards.

M 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.

2 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%.

4 To the maximum extent permitted by lowa Code § 414.1(1)(h), minimum
required masonry on front and corner side yard building elevations in
residential districts is 25%.

5) Buildings shall be oriented to the best extent possible so that attached
garages doors do not face the public right-of-way.

(6) 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 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 7,000
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. Provided.

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

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

A rendering, elevation or photo of the proposed development. Provided.

North Liberty Code of Ordinances Section 169.10 entitled, “Design Standards” sets forth
certain design standards.

Requirements for All Districts (ordinance language in jtalics and staff analysis in bold).

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

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

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.

Except in the R-MH district, a 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.

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

Requirements for Development in Commercial Districts (ordinance language in italics).

e Design. To achieve appealing aesthetic design through high quality architecture
and construction, with attention to placement, relationship, and orientation of
structures and amenities to provide both internal cohesiveness and compatibility
with surrounding uses.

o Walkability. To achieve overall development patterns that encourage walking and
reduce dependence on the automobile to travel from one business to another, and
so reduces the dominance of the automobile within the development.



e Human-scale Activity. To achieve a sense of place by emphasizing pedestrian
interaction with commercial uses rather than sprawling automobile-dominated
designs, both in building architecture and public or private outdoor areas.

e Compatible Uses. To achieve the right blend of uses, compact and well-designed,
that complement each other and provide cohesive overall developments.

e Materials. Minimum required masonry on all building elevations is 60%. Exterior
walls not composed of masonry products shall not be covered with ribbed.

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

6. Additional information:
None.

7. Staff Recommendation:
Findings:

1. The rezoning request from C-1-B General Commercial District to C-2 Highway
Commercial District would achieve consistency with the approval standards
enumerated in Section 165.09 of the Zoning Code.

2. 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 findings and forward the
request for a zoning map amendment (rezoning) from C-1-B General Commercial
District to C-2 Highway Commercial District and to approve a Preliminary Site Plan for
36-unit multi-dwelling housing building and related infrastructure on approximately 1.68
acres to the City Council with a recommendation for approval.

Suggested motion:

| move that the Planning Commission accept the listed findings and forward the zoning
map amendment (rezoning) and preliminary site plan 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 October 30,2024

Re Request of Watts Development Group, Inc. for a zoning map amendment
(rezoning) from RS-6 Single-Unit Residence District to RS-9 Single-Unit
Residence District on approximately 1.73 acres. The property is located on
the south side of Denison Avenue approximately 300 feet west of South
Alexander Way.

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

1. Request Summary:
The purpose of the request is to facilitate development of smaller lot single-unit
dwellings on the west side of the future block.

a Watts Group Development, Inc



2. Current and Proposed Zoning:

Current Zoning

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.

Proposed 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.

_Oak Terrace, v pa

a Watts Group Development, Inc
_—



3. Consistency with Comprehensive Plan:
Land Use Plan designation: Urban Low Intensity.
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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.



4. PublicInput:
A virtual good neighbor meeting was held on October 21, 2024. No one outside of City
staff and the applicant attended 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
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Major public/civic facilities Q Q L] Q
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® Permitted  Q Permitted with special review
*Dwelling Units per Acre

The RS-9 zoning allows a lot size of 4,500 square feet per dwelling unit (9.68 units/acre).
Notably, the adopted Comprehensive Plan articulates the following (page 45) about Land
Use boundaries:

Generalized land use locations and transitions: The boundaries between land uses on the
map are “fuzzy” lines and are meant to show approximate areas for transition, rather than
rigid boundaries.

(b) The compatibility with the zoning of nearby property.
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 Residence District to RS-9 Single-
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 Residence District
to RS-9 Single-Unit Residence District on approximately 1.73 acres to the City Council
with a recommendation for approval.

Suggested motion:
| 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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To City of North Liberty Planning Commission

From Ryan Rusnak, AICP

Date October 30, 2024

Re Request of City of North Liberty for a zoning map amendment (rezoning)
from RS-6 Single-Unit Residence District to RS-6 PAD Single-Unit
Residence District Planned Area Development on approximately .18 acres.
The property is located at 1470 Antler Drive.

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

1. Request Summary:

The City issued a building permit (20240873) for a 16'x20’ building addition to east side
of the existing residence at 1470 Antler Drive. Subsequent to permit issuance and the
building foundation being installed, it was determined that the addition did not meet the
required 30" rear yard setback.




2. Currentand Proposed Zoning:

Current Zoning

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.

Proposed Zoning

RS-6 Single-Unit Residence District Planned Area Development. PAD Planned Area
Development Overlay District. The PAD 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 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 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.




3. Consistency with Comprehensive Plan:
Land Use Plan designation: Urban Low Intensity.

UMI

o 75 150 F
_: Feet

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.



4. Public Input:

Good neighbor meetings are not required for City-initiated rezonings. However, staff
mailed letters to all property owners within 200’ of the subject property notifying them of
the request. Roger Ammon at 1495 Blacktail Lane called and expressed no objection.
There are no formal 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
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AGRICULTURE  URBAN RESERVE URBAN LOW URBAN MEDIUM URBAN HIGH PARK AND OPEN
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Residential density range (du/A®) £40 <40 3-8 7-14 14+ 14+ NA NA
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It is staff’s opinion that the proposed zoning would be compatible with the Comprehensive
Plan and adopted land use policies.

®) The compatibility with the zoning of nearby property.
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:

The City issued a building permit (20240873) for a 16'’x20’ building addition to east side
of the existing residence at 1470 Antler Drive. Subsequent to permit issuance and the
building foundation being installed, it was determined that the addition did not meet the
required 30" rear yard setback. See diagram below (the addition is shown in yellow).

This diagram would serve as the required preliminary site plan, and therefore, would limit
the setback reduction for the 16'’x20’ building addition
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The law in lowa, as in most of the country, is that a building permit which is issued contrary
to a valid zoning law - like one concerning setbacks - is void, and subject to revocation.
Such permits do not grant the property owner any vested rights. | have attached a copy
of the relevant case law. Further, lowa Code §670.4(j) states that cities and their
employees are immune from liability arising from permits issued in error, as long as the
permit was not issued with malice or in furtherance of a crime.

The PAD Planned Area Development is a zoning overlay district that would allow a
setback reduction if approved by City Council. City staff believes this is the best
approach to legitimize this setback reduction for the 16'’x20" building addition. The
setback reduction would only pertain to the 16'’x20’ building addition.

A setback variance was a discussed alternative. However, it was determined that the
likelihood of achieving consistency with the approval standards was minimal.

Staff has taken steps to include a redundant zoning review for building permits, which
include zoning setbacks.

7. Staff Recommendation:

Finding:
1. The rezoning request from RS-6 Single-Unit Residence District to RS-9 Single-
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 Residence District
to RS-6 PAD Single-Unit Residence District Planned Area Development on
approximately .18 acres to the City Council with a recommendation for approval.

Suggested motion:
| 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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To City of North Liberty Planning Commission

From Ryan Rusnak, AICP

Date October 30, 2024

Re Request of City of North Liberty for a zoning map amendment (rezoning)
from ID Interim Development District to P Public District on approximately
3.0 acres. The property is located on the north side of Saint Andrews
Boulevard approximately 400 feet west of South Alexander Way.

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

1. Request Summary:
The purpose of the request is to update the Zoning Map to reflect that the property is
publicly owned.

B
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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
P Public Use District. The P District is intended to provide space for public safety,
administration, recreational, and community facilities.
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3. Consistency with Comprehensive Plan: Public and Semi-Public.
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Public and Semi-Public Description

To provide space for educational, institutional, assembly, and other public or semi-public
uses with large footprints and attract vehicle and pedestrian traffic, including hospitals,
schools, airports, libraries, and city hall.

Form and Features

» The land use plan identifies the largest public and semi-public uses but
these uses can be incorporated into any area if at a similar intensity and form
of that district.

» Reliable pedestrian connectivity is required for high traffic uses such as
parks, schools, and public spaces.

4. Public Input:

Good neighbor meetings are not required for City-initiated rezonings. There is only one
property owner (who is aware of the City's intentions) outside the City of North Liberty
within 200’ of the property. Notably, this location was the result of substantial public input
from surround property owners. 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 Compatibllity
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It is staff’s opinion that the proposed zoning would be compatible with the Comprehensive
Plan and adopted land use policies.

®) The compatibility with the zoning of nearby property.
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 ID Interim Development District to P Public 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 ID Interim Development District to
P Public District on approximately 3.0 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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Planning Commission
October1, 2024
Council Chambers, 360 N. Main Street

Call to Order

Chair Amy Yotty called the October 1, 2024, Planning Commission to order at 6:30 p.m. in the
Council Chambers at 360 N. Main Street. Commission members present: Sheila Geneser, Valerie
Ward, Dave Willer, Amy Yotty; absent — Barry A'Hearn, Josey Bathke, Jason Heisler.

Others present: Ryan Rusnak, Ryan Heiar, Grant Lientz, Tracey Mulcahey, Randy Lang, John
Marner, and other interested parties.

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

Buck Moon Villas Preliminary Site Plan

Staff Presentation

Rusnak presented the request of Buck Moon Villas, LLC to approve a Preliminary Site Plan for 11
townhouse units in three buildings on 1.6 acres. The property is located on the east side of North
Dubuque Street approximately 300 feet southeast of Ranshaw Way. Staff recommends the
Planning Commission accept the listed finding that the preliminary site plan would achieve
consistency with the approval standards enumerated in Section 165.05(2)(E) of the Zoning Code
and forward the request to approve a preliminary site plan for 11 townhouse units in three buildings
on 1.6 acres to the City Council with a recommendation for approval.

Applicant Presentation

Brad Cummins of the ownership group was present and offered to answer questions.

Public Comments

No public comments were offered.

Questions and Comments of the Commission

The Commission had no questions or comments on the application.

Recommendation to the City Council

Geneser moved, Willer seconded that the Planning Commission accept the listed finding and
forward the preliminary site plan to the City Council with a recommendation for approval. The
vote was: ayes - Geneser, Ward, Yotty, Willer; nays - none; absent — A'Hearn, Bathke, Heisler.
Motion carried.

North Jones, LLC Public Hearing on Zoning Map Amendment

Staff Presentation

Rusnak presented the request of North Jones, LLC for a zoning map amendment (rezoning) from
RM-8 Multi-Unit Residence District to RM-12 Multi-Unit Residence District on approximately 3.53
acres. The property is located at 1605, 1655 and 1695 North Jones Boulevard. Staff recommends
the Planning Commission accept the listed finding, the zoning request from RM-8 Multi-Unit
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Residence District to RM-12 Multi-Unit Residence District would achieve consistency with the
approval standards enumerated in Section 165.09 of the Zoning Code, and forward the request
for zoning map amendment (rezoning) from RM-8 Multi-Unit Residence District to RM-12 Multi-
Unit Residence District on approximately 3.53 acres to the City Council with a recommendation
for approval.

Applicant Presentation

Randy Lang, Watts Group, was present on behalf of the applicant and offered to answer questions.
Public Comments

No public comments were offered.

Questions and Comments of the Commission

The Commission discussed the application including the development of the park shown in the
Comprehensive Plan.

Recommendation to the City Council

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

Hodge Construction Company Public Hearing on Zoning Map Amendment

Staff Presentation

Rusnak presented the request of for a zoning map amendment (rezoning) from RM-21 Multi-Unit
Residence District to C-3 Higher-Intensity Commercial District on approximately 5.12 acres. The
property is located at the northeast corner of West Forevergreen Road and Bernardy Drive. Staff
recommends the Planning Commission accept the listed finding, the rezoning request from RM-
21 Multi-Unit Residence District to C-3 Higher-Intensity Commercial District would achieve
consistency with the approval standards enumerated in Section 165.09 of the Zoning Code, and
forward the request for zoning map amendment (rezoning) from RM-21 Multi-Unit Residence
District to C-3 Higher-Intensity Commercial District on approximately 5.12 acres to the City
Council with a recommendation for approval.

Applicant Presentation

Jon Marner, MMS Consultants, was present on behalf of the applicant and offered additional
information regarding the proposed rezoning.

Public Comments

No public comments were offered.

Questions and Comments of the Commission

The Commission discussed the application including access to Forevergreen Road through
driveways and roadways, traffic counts, and the impact of more students at the junior high on
traffic on Forevergreen Road.

Recommendation to the City Council

Willer moved, Geneser 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 - Willer, Ward, Yotty, Geneser; nays - none; absent — A'Hearn, Bathke, Heisler.
Motion carried.
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Approval of Previous Minutes
Geneser moved, Willer seconded to approve the minutes of the September 3, 2024, meeting. The
vote was all ayes. Minutes approved.

Old and New Business

Rusnak updated the Commission on the proposed Accessory Dwelling Units (ADUs)addition to
the code of ordinances. There was discussion on the process of ordinance consideration
regarding ADUs with the City Attorney.

New Business
Rusnak reported that a couple of new applications were received this month for next month's
meeting.

Adjournment
At 6:56 p.m., Willer moved, Ward seconded to adjourn. The vote was all ayes. Meeting adjourned.

Signed:
Tracey Mulcahey, City Clerk
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