
CPC Opening Statement 

 

The meeting of the Cedar Rapids City Planning Commission will now come to order.  
The City Planning Commission serves as an approval and recommending body to the 
City Council on applications for rezoning, conditional uses, and major preliminary plats.  
The Commission is also responsible to review or make recommendations on other 
matters related to planning, zoning, platting, and associated matters referred to by the 
city council, identified by the Commission, or requested by a City department.  As a 
Commission of the City, we welcome all testimony.  We make our decisions based on 
the facts and the evidence allowed under City Code and presented at this open 
meeting.  After the case is read, City staff will give a short presentation.  After staff has 
concluded their presentation we will ask that the applicant come forward, state your 
name and address, and present any additional information pertaining to the case.  We 
will then ask for any members of the public to come forward, state your name and 
address, and express your concerns.  Each member of the public will be allowed to 
speak only once on each case, and we ask that you keep your comments to 3 minutes 
or less.  If the proceedings become lengthy, I may ask that testimony be focused on any 
new facts or evidence not already presented.  Once the public comment period is 
concluded, the Commission will discuss the case and vote.  A case will be passed by a 
majority of the commission present.   

 

<ROLL CALL> 

 

We do have a quorum present so we will proceed with our agenda today.  Each of you 
received a copy of the minutes from the previous meeting.  Were there any suggested 
changes to those meeting minutes?  Seeing none those minutes will stand approved as 
written.  Have there been any requests to change the agenda for today?  Seeing none, 
the agenda will stand as presented.   

 

<First case announced> 

 



Anyone who requires an auxiliary aid or service for effective communication, or a modification of policies or 
procedures to participate in a City program, service, or activity, should contact Jenn Goerg at 319 286-5780 or 

email j.goerg@cedar-rapids.org as soon as possible but no later than 48 hours before the event. 

Call Meeting to Order Roll Call 

A. Approval of the Minutes

B. Adoption of the Agenda

C. Action Items

1. Case Name: 4400 6th St SW  (Rezoning) 
RZNE-033439-2022 Case Manager: Dave Houg 
Consideration of a Rezoning from I-LI, Light Industrial District to I-GI, General Industrial 
District as requested by Jodi Cobb (Applicant). 

2. Case Name:  6600 Gibson Dr NE                   (Rezoning) 
RZNE-033402-2022 Case Manager: Dave Houg
Consideration of a Rezoning from from S-RL1, Suburban Residential Low Single Unit 
District, to S-RL1-PUD, Suburban Residential Low Single Unit District with a Planned Unit 
Development Overlay as requested by Jason Ledden (Applicant).

AGENDA 
CITY PLANNING COMMISSION MEETING 

Thursday, January 5, 2023 @ 3:00 
PM City Hall Council Chambers 

101 First Street SE, Cedar Rapids, IA 52401 
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EXECUTIVE SUMMARY  
REZONING – I-LI to I-GI 

   CASE NO.  RZNE-33439-2022 
   CASE MANAGER:  David Houg 

OWNER/APPELLANT INFORMATION 

APPLICANT:  Roger Cassill 

TITLEHOLDER:  Green Flag Management, LLC 

PROPERTY ADDRESS:  4400 6th Street SW 

REZONING REQUEST 

A request to rezone a parcel from Light Industrial (I-LI) to General Industrial (I-GI) 

OUTSTANDING ISSUES AND STANDARDS FOR APPROVAL 

Standards for approval of a rezoning 

STAFF RECOMMENDATION 

Staff recommends approval. 



Development Services Department 
City of Cedar Rapids, Iowa 
City Services Center, 500 Fifteenth Avenue SW, Cedar Rapids, IA 52404 
Phone: (319) 286-5836 | Email: developmentservices@cedar-rapids.org 

REZONING REQUEST 
Address:  4400 6th Street SW 
Case No. RZNE-033439-2022 

City Planning Commission Meeting:  January 5, 2023 

BACKGROUND: 

The applicant proposes rezoning to the General Industrial Zone District (I-GI).  The property is approximately 94 acres in 
size and is currently used as a car racing center, convention hall and storage.  The rezoning would allow a portion of the 
property to be used as a salvage yard (subject to separate approval as a Conditional Use).  The Future Land Use Map 
designation for this property is Urban-High Intensity.  

The Conditional Use request for a salvage yard would be approved by the Board of Adjustment.  Though not part of this 
application, it should be noted that the zoning code establishes use specific standards for a salvage yard, including 500-
foot separation from residential uses and a 100-foot setback from any public right of way.  In addition, screening of the 
use along 6th Street will be reviewed and required.  

The proposed rezoning will allow for a wider variety of residential uses at the city and is consistent with much of the land 
surrounding the Hawkeye Downs campus.  The rezoning will make the exhibition hall and racetrack uses non-
conforming, which the applicant is aware of.  The non-conforming status will not impact the ability of the use to continue 
as-is, and future changes to those uses may be considered by the Board of Adjustment as a Conditional Expansion of a 
non-conformity.  

CRITERIA:  
32.05.04.E.3, of the Cedar Rapids Municipal Code requires the City Planning Commission to consider the following 
criteria in making a recommendation: 

1. Correction of a technical mistake.
a. A rezoning may be approved if the action is necessary to correct a technical mistake or omission in the zoning

map.

Staff Conclusion:  This is not a correction of a technical mistake or oversight. 

2. Consistency with Comprehensive Plan and other studies.
a. Whether the rezoning is consistent with the Future Land Use Map, other elements of the Comprehensive Plan,

and any other adopted plans or studies.
i. All rezonings shall be to a district permitted by the Future Land Use Map as shown in 32.02.01.B.

ii. The proposed zone district should be consistent with the general intent of the Comprehensive Plan, as
well as any area plans or studies adopted by the City Council.

Staff Conclusion:  The General Industrial Zone District is consistent with the existing Urban High Intensity LUTA. 

STAFF 
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3. Public facilities, Services and Suitability.
a. The property should be suitable for the development of structures and uses permitted in the proposed district.
b. Adequate public facilities and services (including sewage and waste disposal, water, gas, electricity, police and

fire protection, and roads and transportation, as applicable) will be available to serve the subject property while
maintaining adequate levels of service to existing development.

c. Development should ensure effective and adequate utilization of existing or planned public facilities and
services.

Staff Conclusion:  All necessary public facilities and utilities are available to serve the subject property. 

4. Character.
a. The proposed district should be compatible with the existing or planned character of the surrounding area.

Compatibility can be achieved by a rezoning to:
I. Districts of the same character type (Urban, Traditional, Suburban, etc.).  Changes between character

areas should be carefully reviewed for compatibility.
II. Districts of a similar use type (Residential, Mixed-Use, etc.), particularly when transitioning between

character areas.
III. Other transitions may be appropriate depending on other review criteria and conditions which may be

placed on approvals.
b. The proposed rezoning should be consistent with the existing or planned character of the surrounding area.
c. A variety of housing types and a mix of land uses should be provided in all neighborhoods.  A change in intensity

or type of use is most appropriate between rear yards, at corners, or along higher classified streets.
d. Whether the rezoning is consistent with the characteristics of the surrounding area, including any changing

conditions.
e. Whether the proposed rezoning will protect existing neighborhoods from nearby development at heights and

densities that are out of scale with the existing neighborhood.

Staff Conclusion:  This rezone is consistent with the zoning designations for neighboring properties. 

CONCLUSION: 

STAFF RECOMMENDATION: 

Staff recommends approval of the proposed rezone for the following reason: 

• The rezone is in harmony with the Comprehensive Plan.

IT IS THE RESPONSIBILITY OF THE APPLICANT TO COMPLETE ALL CONDITIONS, AS OUTLINED IN THIS STAFF REPORT, PRIOR TO 
FINAL APPROVAL OF THE CASE.  IF YOU HAVE QUESTIONS REGARDING A CONDITION, CONTACT THE DEPARTMENT UNDER 
WHICH THAT CONDITION IS LISTED.   THE CONTACTS’ NAMES AND PHONE NUMBERS ARE LISTED BELOW.  ITEMS IN THE 
COMMENTS SECTION ARE NOT A REQUIREMENT TO BE MET PRIOR TO APPROVAL.  THEY ARE INTENDED TO INCREASE YOUR 
KNOWLEDGE AND AWARENESS OF ISSUES THAT MAY POSSIBLY EXIST ON THE PROPERTY. 









EXECUTIVE SUMMARY  
REZONING – S-RL1 to S-RL1-PUD 

   CASE NO.  RZNE-033402-2022 
   CASE MANAGER:  David Houg 

OWNER/APPELLANT INFORMATION 

APPLICANT:  Harvest Investments 

OWNER:  RRRP Farms, LLC 

PROPERTY ADDRESS: 6600 Gibson Drive NE 

REZONING REQUEST 

S-RL1 (Suburban Residential Low Single Unit) to S-RL1-PUD (Suburban Residential Low
Single Unit with a Planned Unit Development Overlay)

OUTSTANDING ISSUES AND STANDARDS FOR APPROVAL 

Standards for approval of a rezoning 

Consistency with the Comprehensive Plan 

STAFF RECOMMENDATION 

Staff recommends approval. 



Development Services Department 
City of Cedar Rapids, Iowa 
City Services Center, 500 Fifteenth Avenue SW, Cedar Rapids, IA 52404 
Phone: (319) 286-5836 | Email: developmentservices@cedar-rapids.org 

REZONING REQUEST 
Address:  6600 Gibson Drive NE 
Case No. RZNE-033402-2022 

City Planning Commission Meeting:  January 5, 2023 

BACKGROUND: 

The applicant proposes a planned unit development overlay for approximately 12.5 acres to allow for construction of an 
age-restricted gated residential development.   The proposal includes up to 36 detached single unit homes on a single 
parcel developed with a clubhouse.  The individual homes would share a private looped driveway that would connect to 
Gibson Dr NE and the eastern leg of Holly Circle NE.  The stated intent of the applicant is to develop the age-restricted 
gated development and leave the remainder of the site for future development by others.  The attached site plan depicts 
a conceptual layout, including a concept for a street with single unit detached homes to the west. The purpose of the 
conceptual layout is to demonstrate the feasibility of future development of the site in line with City standards.  The 
overall layout is conceptual at this time, and the intent is that the exact dimensions of the property will be determined 
through the review of the administrative site plan.   

The applicant conducted a neighborhood meeting on November 10, 2022.  Several objections, including a petition, 
concerning the development’s impact on the neighborhood, density, potential traffic problems and existing stormwater 
issues have been received. At the time, the request was to rezone to the S-RLF (Suburban Residential Low Flex) Zone 
District, which would permit the development as proposed. 

In discussions with the applicant after the neighborhood meeting, staff recommended modifying the application to 
establish a Planned Unit Development overlay in the existing S-RL1 district, rather than rezone to the S-RLF district.  

The request would allow for multiple single-unit structures upon a single lot but would not permit other forms of housing 
on the property. The permitted density for the site is not affected, and development would be limited to 1 unit per 7,200 
sq ft of land area. 

The City has heard concerns about the potential density, in particularly from owners of acre or larger lots to the west.  
The Future Land Use Map requires two units per acre of density for development, and the property is zoned to permit 
homes at a density of up to six units per acre in the S-RL1 zone district.  This proposed rezoning does not change the 
number of units permitted to be developed on the property.  A prior preliminary plat (or concept, verify) depicts the 
development of 36 homes on the property. 

Other concerns raised include traffic and stormwater concerns.  Based on the number of proposed units the age-
restricted community will likely not warrant a traffic study.  Stormwater management improvements will be required to 
the site as part of development.  The city understands that the incomplete development of the overall neighborhood has 
left stormwater issues that will need to be addressed by the developer.  

STAFF 
REPORT 
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The depicted site plan identifies a street connection to Sanden Rd NE and a potential sidewalk connection to Lovers Ln 
NE.  This connection will not be required until such time as the land is platted and will be subject to future review.  City 
code requires connection of all stub streets as pedestrian access through cul-de-sacs as feasible.  A pedestrian 
connection was offered as a possible alternative to extending Holly Circle north to Lovers Ln NE.  

CRITERIA:  
32.05.04.E.3, of the Cedar Rapids Municipal Code requires City Planning Commission to consider the following 
criteria in making a recommendation: 

1. Correction of a technical mistake.
a. A rezoning may be approved if the action is necessary to correct a technical mistake or omission in the zoning

map.

Staff Conclusion:  This is not a correction of a technical mistake or oversight. 

2. Consistency with Comprehensive Plan and other studies.
a. Whether the rezoning is consistent with the Future Land Use Map, other elements of the Comprehensive Plan,

and any other adopted plans or studies.
i. All rezonings shall be to a district permitted by the Future Land Use Map as shown in 32.02.01.B.

ii. The proposed zone district should be consistent with the general intent of the Comprehensive Plan, as
well as any area plans or studies adopted by the City Council.

Staff Conclusion:  The proposed planned unit development’s density of approximately 3 units per acre is at the lower end 
the Urban Low Intensity LUTA’s prescribed density of 2 to 12 units per acre.  The development supports the goal of infill 
development. 

3. Public facilities, Services and Suitability.
a. The property should be suitable for the development of structures and uses permitted in the proposed district.
b. Adequate public facilities and services (including sewage and waste disposal, water, gas, electricity, police and

fire protection, and roads and transportation, as applicable) will be available to serve the subject property while
maintaining adequate levels of service to existing development.

c. Development should ensure effective and adequate utilization of existing or planned public facilities and
services.

Staff Conclusion:  Adequate levels of service to the existing development in the area will not be impacted.  Staff does not 
expect the overlay to have an impact on current levels of service. 

4. Character.
a. The proposed district should be compatible with the existing or planned character of the surrounding area.

Compatibility can be achieved by a rezoning to:
I. Districts of the same character type (Urban, Traditional, Suburban, etc).  Changes between character

areas should be carefully reviewed for compatibility.
II. Districts of a similar use type (Residential, Mixed-Use, etc), particularly when transitioning between

character areas.
III. Other transitions may be appropriate depending on other review criteria and conditions which may be

placed on approvals.
b. The proposed rezoning should be consistent with the existing or planned character of the surrounding area.
c. A variety of housing types and a mix of land uses should be provided in all neighborhoods.  A change in intensity

or type of use is most appropriate between rear yards, at corners, or along higher classified streets.
d. Whether the rezoning is consistent with the characteristics of the surrounding area, including any changing

conditions.
e. Whether the proposed rezoning will protect existing neighborhoods from nearby development at heights and

densities that are out of scale with the existing neighborhood.



Staff Conclusion:  The proposed development would not change the suburban residential single-family character and 
use of the area.   

FINDINGS OF FACT: The proposed PUD overlay is in accord with the Comprehensive 
Plan. 

STAFF RECOMMENDATION: 

Staff recommends APPROVAL of the rezoning request. A Planned Unit Development may list specific exceptions and modifications 
to the underlying S-RL1 zone district.  The following exceptions and modifications are proposed: 

1. The site may be developed with multiple single units detached homes on a single parcel, not to exceed a total of 36.
Structures, such as a club house, office, maintenance building and recreational amenities shall be permitted if accessory
to the development. The total density of homes on this parcel shall not exceed 1 unit per 7,200 sq ft.

2. The remainder of the site shall be developed into detached single unit homes on individual parcels according to the
provisions of the S-RL1 Zone district.

3. At the time the western leg of Holly Circle NE is developed, a 65-foot-wide right-of-way connection to the existing Sanden
Road west of this site shall be extended.

4. A pedestrian connection between the termini of the 2 legs of Holly Circle NE will be required at the time homes are
developed on the western leg of Holly Circle.

IT IS THE RESPONSIBILITY OF THE APPLICANT TO COMPLETE ALL CONDITIONS, AS OUTLINED IN THIS STAFF REPORT, PRIOR TO 
FINAL APPROVAL OF THE CASE.  IF YOU HAVE QUESTIONS REGARDING A CONDITION, CONTACT THE DEPARTMENT UNDER 
WHICH THAT CONDITION IS LISTED.   THE CONTACTS’ NAMES AND PHONE NUMBERS ARE LISTED BELOW.  ITEMS IN THE 
COMMENTS SECTION ARE NOT A REQUIREMENT TO BE MET PRIOR TO APPROVAL.  THEY ARE INTENDED TO INCREASE YOUR 
KNOWLEDGE AND AWARENESS OF ISSUES THAT MAY POSSIBLY EXIST ON THE PROPERTY. 





Page 3 of 5 Rezoning Application Packet Valid as of January 1, 2019 

- -

Rezoning Application 
Application Under Sec. 32.05.04 of the Zoning Ordinance 

City Services Center, 500 Fifteenth Avenue SW, Cedar Rapids, IA 52404 Phone: 

(319) 286-5836 | Email: developmentservices@cedar-rapids.org  

Contact Information 

Property Owner 

Name Phone Email 

Address City State Zip Code 

Applicant         □ Same as Property Owner

Name Phone Email 

Address City State Zip Code 

Relationship to Property Owner or Project 

Contact Person (Optional, if different than Applicant or Property Owner) 

Name Phone Email 

Address City State Zip Code 

Relationship to Property Owner or Project 

Site Information 

Address or General Location 
of Property: 

GPN(s)1: 

Legal Description1: 

Existing Zoning District: (drop down) 

Current Land Use 
Typology Area (LUTA): 

(drop down) 
□ Check if Future

Land Use
Map Amendment 

Required 
(see Table 32.02-1) 

Proposed Zoning District2: (drop down) 

1 For properties with lengthy Legal Descriptions or large number of GPNs, please attach on a separate document OR email to 
developmentservices@cedar-rapids.org. 
2
 Multiple zone districts may be requested in a single application if land is contiguous. A legal description of each zone district 

proposed and a detailed site map identifying each proposed zone must be attached to this application. 

Statement of Purpose – Briefly describe the purpose of the rezoning request. 

To find information on LUTA, 
see http://crgis.cedar-rapids.org/
FLUM/index.html

To find existing zone district, see 
cityofcr.com/zoning

RRRP Farms, LLC (319)533-7633

4714 Tower Terrace Road NE Cedar Rapids IA 52411

Harvest Investments (641) ray@ewingprop.com

2521 Washington St Pella IA 50219

Purchaser 

Jason Ledden, PE (515)964-2020 jledden@snyder-associates.com

2727 SW Snyder Blvd. Ankeny IA 50023

Civil Engineer

113125300600000
Parcel B Plat of Survey #1240 

This rezoning request is to allow for the development of a 37 unit patio home community and 16 lot 
80' wide single family development.

S-RL1 | Suburban Residential Low Single Unit

Rural

S-RLF | Suburban Residential Low Flex

jledden
Text Box
End of Holly Circle NE and Gibson Drive NE

jledden
Text Box
S-RL1-PUD, Suburban Residential Low Single Unit District with a Planned Unit Development Overlay
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