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Subject/Title 

Request: Public hearing on the request of Western Ridge Apartments, LLC, represented by Jason James, 

for final plat approval of a four-lot major subdivision to be known as the Jilla Subdivision on property 

legally described as being a part of Lot 1, Auditor’s Subdivision of the SW1/4 NE1/4, a part of Lot 1, 

Auditor’s Subdivision of the SE1/4 NE1/4, and a part of Lot 1, Auditor’s Subdivision of the NW1/4 SE1/4, all 

in Section 32-75-43, Council Bluffs, Pottawattamie County, Iowa. 

 

Location:  Undeveloped land lying at the northeast corner of Valley View Drive and Franklin Avenue 

 

Background/Discussion 

The Community Development Department has received a request from Western Ridge Apartments, LLC, 

for final plat approval of the Jilla Subdivision, a four-lot major subdivision to be located on the property 

legally described above. The applicant plans to develop Lot 1 with three apartment buildings containing a 

total of 102 apartment homes. The remaining three lots will be reserved for future commercial 

development. Attachment ‘A’ contains a location/zoning map and Attachment ‘B’ contains the proposed 

final plat. 

The City Council is currently considering the applicant’s preliminary plan for the Jilla Subdivision 

(planning case #SUB-23-011) as well as a rezoning of the property from A-2/Parks, Estates, and 

Agricultural District to R-4/High Density Multifamily Residential District (planning case #ZC-23-012) and 

the application of a PR-1/Planned Residential Overlay to the property and adoption of planned residential 

development plan to Lot 1 (planning case #PR-23-004). 

The final plat is scheduled for consideration by the City Council concurrently with the items mentioned 

above. Procedurally, the final plat may be considered by the City Council only after the City Council 

approves a preliminary plan for the proposed subdivision. 
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Comments 

1. The proposed subdivision contains 7.258 acres of land (more/less) currently zoned A-2/Parks, Estates, 

and Agricultural District and is under consideration to be rezoned to R-4/High Density Multifamily 

Residential District. The proposed subdivision is consistent with the Bluffs Tomorrow: 2030 Plan 

(comprehensive plan), which designates the subject property’s future land use as ‘high density 

residential,’ as well as the purpose and intent of the Council Bluffs Subdivision and Zoning 

Ordinances. 

 

2. The property is also under consideration to have a PR-1/Planned Residential Overlay appended to it, 

which, if approved, would allow for a mixture of residential and commercial uses pursuant to Chapter 

15.28, P-R/Planned Residential Overlay, of the Municipal Code (Zoning Ordinance). 

a. Lot 1 will be developed with three multifamily residential apartment buildings and will contain 

the majority (62.2%) of the Jilla Subdivision’s land area, satisfying the requirement that the 

majority of the land area of a planned residential development be used for residential purposes.  

b. Lots 2-4 will be reserved for future commercial development. 

 

3. Each proposed lot exceeds the minimum 5,000 square-foot lot size required within the R-4 zoning 

district. Lot sizes stated in planned residential development plans for all lots will mirror the lot areas 

stated on the final plat. 

 

4. All lots in the proposed subdivision have direct frontage onto a public roadway. No new streets are 

proposed for this subdivision. 

a. Lots 1-4 will have frontage along Valley View Drive. 

b. Lot 1 will have additional frontage along Franklin Avenue. 

c. Street access to Lots 3 and 4 will be achieved via a driveway along the boundary of Lots 1 and 2. 

Cross access easements shall be noted on the final plat to allow for such access. 

 

5. Storm and sanitary sewer services are available in the vicinity of the proposed subdivision. The 

applicant has entered into a water main extension agreement with Council Bluffs Water Works to 

extend water service along Valley View Drive. The developer has submitted a letter of credit to the 

City for the cost of the extension and shall maintain a valid letter of credit with the City for the duration 

of the water main extension project. All utilities shall be installed underground. Any cost to construct, 

remove, and/or relocate any utilities shall be the responsibility of the developer and not the City. 

 

6. Any private covenants, conditions, or restrictions shall be recorded upon or after recording of the final 

plat. If any private covenants are to be recorded, a note shall be placed on the final plat that refers to 

them. 

 

7. All City departments and local utility providers were provided a copy of the proposed final plat to 

review. The following comments were received: 

a. The Public Works Department stated they will work with the developer and their engineer 

throughout the development of the site to ensure that all City standards and specifications are 

met. 

b. The Parks and Recreation Department stated they have no comments. 

c. Council Bluffs Water Works stated they have no comments. 

 

8. The following technical corrections must be made to the final plat prior to being signed by the City: 

a. Cross access easements necessary to allow for circulation between the proposed lots shall be 

noted on the final plat. 
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b. A note shall be placed on the final plat stating that private covenants are recorded separately. 

c. If the proposed subdivision has multiple co-owners, a signature line for each co-owner shall be 

made available on the final plat. 

 

Recommendation 

The Community Development Department recommends final plat approval of a four-lot major subdivision 

to be known as the Jilla Subdivision on property legally described as being a part of Lot 1, Auditor’s 

Subdivision of the SW1/4 NE1/4, a part of Lot 1, Auditor’s Subdivision of the SE1/4 NE1/4, and a part of Lot 

1, Auditor’s Subdivision of the NW1/4 SE1/4, all in Section 32-75-43, Council Bluffs, Pottawattamie County, 

Iowa, as shown on Attachment ‘B’, subject to all comments stated above and following conditions:   

A. All technical corrections shall be incorporated into the final plat document prior to being 

executed; and 

B. The developer has submitted a letter of credit to the City for the cost of the extension and shall 

maintain a valid letter of credit with the City for the duration of the water main extension project; 

and 

C. The final plat shall be recorded within 90 days of City Council approval or the plat shall become 

null and void unless an extension of time has been granted by the Community Development 

Department Director; and 

D. All development shall conform to all City standards and specifications, the zoning and subdivision 

ordinances and the Department of Public Works Standards for Public Improvements; and 

E. All utilities shall be installed underground.  Any cost to remove and/or relocate any utilities shall 

be the sole expense of the applicant and not the City; and 

F. All construction activity within the proposed Jilla Subdivision shall comply with any planned 

residential development plans applicable to each lot. 

 

 

Attachments 

Attachment A: Location/zoning map 

Attachment B: Jilla Subdivision final plat 

Surveyor:  Tarron Meaike, Snyder & Associates, 231 Bennett Avenue, Council Bluffs, Iowa 51503 

Prepared by: Brandon Siracuse, Planner 

 

 


