
AGENDA 
PLANNING COMMISSION

 COUNCIL BLUFFS PUBLIC LIBRARY, MEETING ROOM A
400 WILLOW AVENUE, COUNCIL BLUFFS, IA

Tuesday, August 14, 2018 - 6:00 PM

1. CALL TO ORDER

2. ROLL CALL

3. ADOPTION OF AGENDA

4. APPROVAL OF MINUTES

5. PROOF OF PUBLICATION

6. REVIEW OF MEETING PROCEDURES

7. PUBLIC HEARINGS

A. ZC-18-011
Public hearing on the request from Samar Realty, LLC to rezone
property legally described as being the South 87 feet of Lot 6, Block A,
Curtis and Ramsey’s Addition from C-1/Commercial District to R-3/Low
Density Multi-Family Residential District.
 
The Community Development Department expanded the request to
rezone properties legally described as Lots 4 and 5, Block A and the
North 43 Feet of Lot 6, Block A, all in Curtis and Ramsey’s Addition from
C-1/Commercial District to R-3/Low Density Multi-Family Residential
District.
 
Location: 1000 5th Avenue, 1006 5th Avenue, 1010 5th Avenue, and 410
S. 10th Street.
 

B. SUB-18-012, ZC-18-010 and PI-18-001
Combined public hearings on the request of Iowa Western Community
College Foundation, represented by John Jorgensen of HGM
Associates to rezone 39.50 acres of land from P-C/Planned Commercial
District to P-I/Planned Industrial District.  And final plat approval of a one-
lot industrial subdivision to be known as Black Hills Subdivision and
concurrent adoption of a planned industrial development plan on 10.27
acres of land.
 
Location:  Generally located East of College Road, West of Interstate I-
80, and South of East Kanesville Boulevard (U.S. Highway 6).
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C. SUB-18-010 and PC-18-001
Combined public hearing on the request of Legacy CB, LLC for final plat
approval of six-lot commercial subdivision to be known as The
Marketplace, Replat 3, legally described as being a replat of Lots 1 and
2, The Marketplace Replat 2, and to amend the adopted planned
commercial development plan for the Marketplace Subdivision. 
 
Location:  Southeast corner of Interstate 80/29 and South 24th Street.
 

D. SUB-18-011 and PC-18-002
Combined public hearing on the request of Royce Enterprises, Inc. for
preliminary plan approval of a 13-lot commercial subdivision and to adopt
a planned commercial development plan for 24 Park Place
 
Location: Southwest corner of the intersection of South 24th Street and
Richard Downing Avenue.
 

E. Other Business
A.  City Council updates
B.  Other items of interest

8. OTHER BUSINESS

9. ADJOURNMENT
If you plan to attend this meeting and require special assistance please contact the Community
Development Department at (712) 328-4629 at least 48 hours before the meeting.
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Planning Commission Communication

Department: Community
Development
Case/Project No.: ZC-18-011
Submitted by: Chris Meeks,
Planner 

ZC-18-011 Council Action: 8/14/2018

Description

Public hearing on the request from Samar Realty, LLC to rezone property legally described as being the
South 87 feet of Lot 6, Block A, Curtis and Ramsey’s Addition from C-1/Commercial District to R-3/Low
Density Multi-Family Residential District.
 
The Community Development Department expanded the request to rezone properties legally described as
Lots 4 and 5, Block A and the North 43 Feet of Lot 6, Block A, all in Curtis and Ramsey’s Addition from C-
1/Commercial District to R-3/Low Density Multi-Family Residential District.
 
Location: 1000 5th Avenue, 1006 5th Avenue, 1010 5th Avenue, and 410 S. 10th Street.
 

Background/Discussion

See attachments.

Recommendation

ATTACHMENTS:
Description Type Upload Date
ZC-18-011 UPDATED Case Map PC.pdf Map 8/8/2018
ZC-18-011 Attach B Site Photos PC.pdf Other 8/8/2018
ZC-18-011 Staff Report with Attachs PC Other 8/10/2018

3



5TH AV

4TH AV

S 1
0T

H 
ST

6TH AV

Council Bluffs Community
Development Department
209 Pearl Street
Council Bluffs, IA 51503
Telephone: (712) 328.4629 

DISCLAIMER
This map is prepared and compiled from  
City documents, plans and other public
records data. Users of this map are
hereby notified that the City expressely 
denies any and all responsibilities for errors,
if any, in the information contained on this
mapof the misuse of the same by the user
or anyone else. The user should verify the 
accuracy of information/data contained on
this map before using it. The City assumes 
no legal responsibility for the information 
contained on this map.  

CITY OF COUNCIL BLUFFS - CITY PLANNING COMMISSION
CASE #ZC-18-011  LOCATION/ZONING MAP

F
Last Amended: 7/19/18

                         Map Legend
Subject Properties

Parcels

C-1

1 Inch = 100 Feet
0 10050

C-2

Subject properties to be rezoned 
from C-1 District to R-3 District R-3

C-2

5TH AV

S 1
0T

H 
ST

4



Attachment B: 

Site Photos 

Above: Aerial photo of subject properties (highlighted in red). 

Below: Ground level photo of subject properties (from Google Earth). 
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Planning Commission Communication

Department: Community
Development
Case/Project No.: SUB-18-012,
ZC-18-010 and PI-18-001
Submitted by: Chris Meeks,
Planner 

SUB-18-012, ZC-18-010 and PI-
18-001 Council Action: 8/14/2018

Description

Combined public hearings on the request of Iowa Western Community College Foundation, represented by
John Jorgensen of HGM Associates to rezone 39.50 acres of land from P-C/Planned Commercial District to
P-I/Planned Industrial District.  And final plat approval of a one-lot industrial subdivision to be known as
Black Hills Subdivision and concurrent adoption of a planned industrial development plan on 10.27 acres of
land.
 
Location:  Generally located East of College Road, West of Interstate I-80, and South of East Kanesville
Boulevard (U.S. Highway 6).
 

Background/Discussion

See attachments.

Recommendation

ATTACHMENTS:
Description Type Upload Date
SUB-18-012, ZC-18-010 and PI-18-001 Attach A and B Other 8/10/2018
SUB-18-012, ZC-18-010 and PI-18-001 Attach C, D, E and F Other 8/10/2018
SUB-18-012, ZC-18-010 and PI-18-001 Attach G Other 8/10/2018
SUB-18-012, ZC-18-010 and PI-18-001 Staff Report Other 8/10/2018
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City Planning Commission Communication  

 

Department:  Community Development 

Department 

 

CASES #SUB-18-012, #ZC-18-010, and 

#PI-18-001 

 

Applicant/Owner:   

Iowa Western Community College 

Foundation 

Attn: Dr. Dan Kinney 

2700 College Road 

Council Bluffs, IA 51503 

 

Engineer:   

HGM Associates Inc. 

Attn: John Jorgenson 

640 5th Avenue 

Council Bluffs, IA 51501 

 

 

Resolution No. _______ 

 

Ordinance No.      ______ 

 

Resolution No. _______ 

 

 

 

Planning Commission:  8/14/18 

 

Subject/Title 

Request:  CASES #SUB-18-012, #ZC-18-010, and #PI-18-001 - Combined public hearings on the request of 

Iowa Western Community College Foundation, represented by John Jorgensen of HGM Associates, for the 

following: 

 

1) Rezone 39.50 acres of land, legally described as being A PARCEL OF LAND BEING A PORTION OF 

THE NORTHEAST ¼ OF SECTION 28, TOWNSHIP 75 NORTH, RANGE 43 WEST, CITY OF 

COUNCIL BLUFFS, POTTAWATTAMIE COUNTY, IOWA, BEING PARTICULARLY DESCRIBED 

AS FOLLOWS: COMMENCING AT THE NORTH ¼ OF SECTION 28; THENCE ALONG THE NORTH 

LINE OF SAID NORTHEAST QUARTER, SOUTH 87 DEGREES 53 MINUTES 54 SECONDS EAST, 

42.81 FEET TO A POINT ON THE EAST RIGHT-OF-WAY LINE OF COLLEGE ROAD, SAID POINT 

ALSO BEING THE TRUE POINT OF BEGINNING; THENCE CONTINUING ALONG SAID NORTH 

LINE, SOUTH 87 DEGREES 54 MINUTES 53 SECONDS EAST, 1617.60 FEET TO A POINT ON THE 

NORTHWEST RIGHT-OF-WAY LINE OF INTERSTATE 80; THENCE ALONG SAID 

NORTHWESTERLY RIGHT-OF-WAY LINE THE FOLLOWING EIGHT (8) COURSES: 1) SOUTH 59 

DEGREES 11 MINUTES 34 SECONDS WEST, 136.52 FEET; 2) SOUTH 31 DEGREES 37 MINUTES 46 

SECONDS WEST, 154.14 FEET; 3) SOUTH 24 DEGREES 18 MINUTES 05 SECONDS WEST, 411.71 

FEET; 4) SOUTH 21 DEGREES 57 MINUTES 35 SECONDS WEST, 65.93 FEET; 5) SOUTH 49 

DEGREES 23 MINUTES 38 SECONDS WEST, 505.88 FEET; 6) SOUTH 26 DEGREES 08 MINUTES 59 

SECONDS WEST, 358.27 FEET; 7) SOUTH 54 DEGREES 47 MINUTES 54 SECONDS WEST, 357.26 

FEET; 8) SOUTH 50 DEGREES 14 MINUTES 41 SECONDS WEST, 559.84 FEET TO A POINT ON 

SAID EAST RIGHT-OF-WAY LINE; THENCE ALONG SAID EAST RIGHT-OF-WAY LINE, NORTH 

01 DEGREE 11 MINUTES 51 SECONDS EAST, 1912.10 FEET TO THE TRUE POINT OF 

BEGINNING; City of Council Bluffs, Pottawattamie County, Iowa, from P-C/Planned Commercial District 

to P-I/Planned Industrial District; and  

 

2) Final plat approval of a one-lot industrial subdivision to be known as Black Hills Subdivision and concurrent 

adoption of a planned industrial development plan on 10.27 acres of land, legally described as A PARCEL 

OF LAND, BEING A PORTION OF THE NORTHWEST QUARTER OF THE NORTHEAST QUARTER 

(NW ¼ NE ¼ ) AND A PORTION OF THE SOUTHWEST QUARTER OF THE NORTHEAST 

QUARTER (SW ¼ NE ¼) ALL IN SECTION 28, TOWNSHIP 75 NORTH, RANGE 43 WEST OF THE 

5TH PRINCIPAL MERIDIAL, CITY OF COUNCIL BLUFFS, POTTAWATTAMIE COUNTY, IOWA, 
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BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS: COMMENCING AT THE NORTH ¼ 

CORNER OF SECTION 28; THENCE ALONG THE WEST LINE OF SAID NORTHWEST QUARTER 

OF THE NORTHEAST QUARTER (NW ¼ NE ¼ ) SOUTH 00 DEGREES 54 MINUTES 08 SECONDS 

WEST 1015.64 FEET; THENCE SOUTH 88 DEGREES 50 MINUTES 10 SECONDS EAST, 37.58 FEET 

TO A POINT ON THE EAST RIGHT-OF-WAY LINE OF COLLEGE ROAD, SAID POINT ALSO 

BEING THE TRUE POINT OF BEGINNING; THENCE SOUTH 88 DEGREES 50 MINUTES 10 

SECONDS EAST, 858.69 FEET TO A POINT ON THE NORTHWEST RIGHT-OF-WAY LINE OF 

INTERSTATE 80; THENCE ALONG SAID NORTHWESTERLY RIGHT-OF-WAY LINE THE 

FOLLOWING THREE (3) COURSES; 1) SOUTH 26 DEGREES 08 MINUTES 59 SECONDS WEST 

351.54 FEET; 2) SOUTH 54 DEGREES 47 MINUTES 54 SECONDS WEST, 357.26 FEET; 3) SOUTH 50 

DEGREES 14 MINUTES 41 SECONDS WEST, 559.84 FEET TO A POINT ON SAID EAST RIGHT-OF-

WAY LINE; THENCE ALONG SAID EAST RIGHT-OF-WAY LINE, NORTH 01 DEGREE 11 

MINUTES 51 SECONDS EAST, 897.17 FEET TO THE TRUE POINT OF BEGINNING; City of Council 

Bluffs, Pottawattamie County, Iowa.   

 

Location:  Generally located East of College Road, West of Interstate I-80, and South of East Kanesville 

Boulevard (U.S. Highway 6) 

 

Background/Discussion 

The Community Development Department has received applications from the Iowa Western Community 

College Foundation, represented by John Jorgenson of HGM Associates Inc., to 1) execute a Final Plat for a 

one lot minor subdivision to be known as Black Hills Subdivision; 2) to rezone approximately 39.5 acres of 

land from P-C/Planned Commercial to P-I/Planned Industrial; and 3) to append a planned industrial 

development plan over the area proposed to be known as Lot 1, Black Hills Subdivision. The applicant has 

submitted these applications to accommodate an Operations Center and Training Facility for the Black Hills 

Corporation. 

 

Land Use and Zoning 

The subject property is currently undeveloped, and is zoned P-C/Planned Commercial District. Surrounding 

land uses and zoning districts are as follows: 

North: Undeveloped land that is zoned P-C/Planned Commercial 

South: Interstate 80, and undeveloped land that is zoned A-2/Parks, Estates and Agricultural District 

East:   Interstate 80, and undeveloped land that is zoned A-2/Parks, Estates and Agricultural District 

West:  The Iowa Western Community College campus which is zoned A-2/Parks, Estates and Agricultural                                                                               

District, and housing associated with Iowa Western Community College which is zoned R-3/Low Density 

Multifamily Residential.  

 

The future land use plan of the Bluffs Tomorrow 2030 (comprehensive plan) designates the subject property as 

Office/Industrial.  

 

CASE #SUB-18-012: Minor subdivision final plat approval of a one (1) lot industrial subdivision to be known 

as Black Hills Subdivision. Access to the subdivision will come from a private drive to the north of the 

proposed lot that is partially constructed and intersecting at College Road. The subdivision contains one (1) lot 

that is approximately 10.27 acres in size.  

 

The Letter of Intent (see Attachment B) as submitted by the applicant states that the site will be served by 

sanitary sewer, water, electric, and gas facilities. The applicant states that a Storm Water Pollution Prevention 

Plan will be developed in accordance with Iowa DNR requirements, and will incorporate Best Management 

Practices during construction.  
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CASE #ZC-18-010: Rezone approximately 39.5 acres of land located in Northeast ¼ of Section 28-75-43 from 

P-C/Planned Commercial to P-I/Planned Industrial. This rezoning will accommodate the Operation Center and 

Training Facility that is proposed for the site, as well as allow additional industrial development on the 

remaining acreage included in this request. Prior to development on the properties that are zoned as P-

I/Planned Industrial District, the developer will be required to submit a development plan for review and 

approval of the Planning Commission and City Council (the development plan for the Black Hills Subdivision 

is included with this report).  

 

CASE #PI-18-001: Review and approval of a development plan that will cover Lot 1 of the proposed Black 

Hills Subdivision, which will encompass approximately 10.27 acres of land, and will be home to an Operations 

Center and Training Facility for the Black Hills Corporation. Per the submitted letter of intent, the Operation 

Center and Training Facility will be an approximately 75,000 gross square foot mixed occupancy building that 

will be two stories in height, and will provide office space for roughly 150 employees, along with classrooms 

and labs for the training of employees in the region. The facility will also include material storage and a garage 

area for the support of the daily services Black Hills provides, as well as a meter shop which will test, 

refurbish, and distribute gas meters across all Black Hills service areas.  

 

As a part of this development, the site will also include an outdoor large equipment training area, and 

simulation training area to be known as “Gas Town”. The Gas Town area will feature small, non-habitable 

buildings that simulate houses, along with roadways and other features that a neighborhood may have (see 

Attachment H). The Gas Town simulation area is designed to provide training in a controlled environment that 

would subject trainees to situations that would occur in a community, such as broken gas meters, gas leaks, or 

replacement of gas utilities. The large equipment training area as well as the roadways in the Gas Town area 

are proposed to be graveled to allow the areas to be easily reset after training sessions. The proposed parking 

areas, material storage yard, equipment storage yard, drive aisles, and rear surface lot are all proposed to be 

hard surface paved in accordance with City of Council Bluffs requirements.  

 

City Departments and Utilities: The appropriate City departments and utilities have reviewed the proposed 

replat and planned commercial development plan with comments incorporated below.  

 The Fire Marshall stated he has no comments regarding any of the cases. 

 The Permits and Inspections Division stated they have no comments regarding any of the cases. 

 The Public Works Department has the following comments: 

1) No comments on the rezoning request. 

2) No direct comments on the Planned Industrial Development Plan. 

3) The following comments pertain to the Subdivision request: 

a) Platting- Lot line easement note needs to include standard restrictions notes. 

b) A sidewalk will need to be installed along the College Road frontage of the property. 

c) Stormwater Management will be required for both quantity and quality as noted with a PCSM 

being developed at the time of development. 

d) Stormwater drainage released through the Iowa Department of Transportation’s utilities will 

require IDOT permitting and approval. 

e) Utility improvements are noted as stated. 

 Council Bluffs Water Works stated a main extension agreement to extent the water main on college 

road has been signed by the developer. 

 MidAmerican Energy stated they have no objections to the proposed plat, and has overhead utilities 

that will be able to serve the site. The developer will be responsible to install the transformer pad and 

conduits, and provide MidAmerican Energy electric loads.  
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The following attachments have been included for your review: 

Attachment A:    Location and Zoning Map 

Attachment B:    Letter of Intent 

Attachment C:    Preliminary Subdivision Plan 

Attachment D:    Final Subdivision Plan 

Attachment E:    Rezoning Map 

Attachment F:    Development Plan Maps 

Attachment G:    Proposed Building Rendering and Materials 

Attachment H:   “Gas Town” Example Photos 

 

Comments 
Subdivision Final Plat- The Community Development Director has determined that the proposed 

subdivision qualifies as a minor subdivision, then the minor subdivision shall be exempt from major 

subdivision requirements and procedures of this title. A final subdivision plat approved by the city council 

must be recorded at the office of the Pottawattamie County Recorder by the subdivider within ninety (90) 

days of its approval. If a final subdivision plat is not recorded within this time period, the plat shall be null 

and void, unless an extension of time has been requested by the subdivider and approved by the 

Community Development Department Director.  

1. The proposed subdivision is consistent with the Bluffs Tomorrow: 2030 Plan (comprehensive plan) as 

well as the purpose and intent of the Council Bluffs Municipal Code (Subdivision & Zoning Ordinances).   

2. The proposed lot in the P-I/Planned Industrial District must comply with the site development regulations 

as set forth in the development plan.  

3. The subdivision is proposed to be accessed by a private road to the North that will be constructed to City 

of Council Bluffs Public Works Department standards. Lot 1 of the proposed subdivision will have 

frontage on to College Road. A 50 foot wide ingress/egress easement for access to the subdivision will be 

recorded as a separate instrument, but referenced on the final plat.   

4. All lots within the subdivision will be serviced with utilities including: water, sanitary sewer, 

communications, electricity and natural gas.  The applicant must coordinate with all providers to 

determine construction design.  Any cost to relocate and/or remove existing utilities for the construction 

of this subdivision shall be at the sole expense of the applicant and not the City.  

5. A water main extension agreement with Council Bluffs Water Works has been signed by the developer.  

6. The applicant must enter into an agreement with Mid-American Energy in order to extend electrical 

distribution facilities to the proposed subdivision.  The developer will be responsible to install the 

transformer pad and conduits, and provide MidAmerican Energy electric loads. 

7. The standard 10 foot and 5 foot utility easements along the front and rear property lines should be stated 

on the final plat.  

8. Stormwater drainage released through the Iowa Department of Transportation’s utilities will require IDOT 

permitting and approval. 

9. Any future subdivision of the land will also require formal subdivision platting.  

 

Rezoning- 

1. The subject property is currently zoned P-C/Planned Commercial District. Surrounding zoning districts 

include P-C/Planned Commercial District to the North, A-2/Parks, Estates and Agricultural District to the 

East, South, and West, and R-3/Low Density Multifamily Residential District to the West.  

2. The applicant has proposed to rezone the subject property to P-I/Planned Industrial District.  

3. A development plan will be required prior to the development of any parcels, as per the requirements of the 

P-I/Planned Industrial District.  

4. The one lot subdivision to be known as Black Hills Subdivision will house an Operation Center and 

Training Facility for the Black Hills Corporation. This use is consistent with the principal uses that have 

been established for the P-I/Planned Industrial District.  

5. The future land use plan of the Bluffs Tomorrow 2030 (comprehensive plan) designates the subject 

property as Office/Industrial. The proposed rezoning is consistent with future land use plan.  
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6. All property owners located within 200 feet of the proposed rezoning area were notified by direct mail.  No 

comments have been received as of the date of this report.  

 

Development Plan- 

1. The proposed development plan shows a two-story building to be used as offices, classrooms, material 

storage, garage area, and a gas meter shop to be used by the Black Hills Corporation. 

2. The exterior site plan shows an employee and guest parking area, a material storage yard, an equipment 

storage yard, a truck loading/unloading area, a large equipment training area, and an outdoor training area to 

be known as “Gas Town”.  

3. The site development standards for the lot shall include minimum setbacks of 15 feet in the front yard, 10 

feet for an interior side yard, 10 feet for a street side yard, and 10 feet for a year yard. The maximum height 

of any structure on the property shall be 75 feet, and the lot coverage for all structures shall not exceed 70%. 

Parking lots shall also have a 5 foot setback from all property lines. 

4. The structures constructed in the “Gas Town” area shall be considered non-habitable accessory structures 

used for training purposes, and shall not be used for storage of equipment or material not used in training 

exercises. The Large Equipment Training Area shall also be used for training purposes, and shall not be 

used for storage of equipment or material not used in training exercises. 

5. Gravel will be permitted in the “Gas Town” area and Large Equipment Training area to allow ease of 

resetting the site between training exercises. The “Gas Town” Area shall be limited to 22,500 square feet in 

area, and the Large Equipment Training Area shall be limited to 49,500 square feet in area.  

6. The subject property has frontage along College Road, though the applicant proposes to access the site from 

a private road to the North of the subject property. The property will have no direct access on to College 

Road.  

7. All lots within the subdivision will be serviced with utilities including: water, sanitary sewer, 

communications, electricity and natural gas.   

8. All proposed buildings and developments on the subject property shall be constructed to comply with all 

applicable fire codes as required by the Council Bluffs Fire Department. 

9. Sidewalks must be constructed along College Road, as required by the Public Works Department. 

Sidewalks shall be installed at the time of building construction on the property, and shall be completed 

prior to the issuance of a certificate of occupancy.  

10. The parking requirements for the site must be calculated per the standards set forth in Section 

15.23.060(04), Parking spaces required of the Council Bluffs Municipal Code (Zoning Ordinance). 

11. The building exterior, as submitted by the applicant (see Attachment G) is made of up glass, stone, and 

varieties of metal paneling, and is generally acceptable. Design standards shall be as follows: 

A) The front (West facing) elevation shall have a minimum of 30% Glass, 5% Stone Veneer, 25% as Metal 

Panel 3 as shown on Attachment G of this report or a precast concrete, and a maximum of 40% 

corrugated-style metal paneling that is shown as Metal Panel 1 & 2 on Attachment G of this report. 

Metal Panel 1 and 2 shall be of differing colors, and shall be installed at approximately 75% one color, 

and 25% a separate contrasting color. Metal Panel 3 shall be considered a separate building material 

from Metal Panel 1 and 2.  

B) The North elevation shall incorporate a minimum of 25% Metal Panel 3 or precast concrete (or similar 

material used on the front façade), glass, or stone veneer.   

12. Signage requirements shall be designed in compliance with Chapter 15.33 – Signs, of the Council Bluffs 

Zoning Ordinance.  

13. The landscaping of the site shall include the following features.  

A) Trees shall be planted along the frontage of College Road to the West and the Private Drive to the 

North.  

B) Landscaping around the Western and Northern sides of the building (excluding the area in front of the 

garage bays) shall consist of a four foot wide landscaping bed with grass, shrubs, and other related 

plants, and shall be designed to limit the use of inorganic planting materials (such as river/landscaping 

rock).  
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C) A berm shall be installed along the westerly boundary of Gas Town area, and large equipment training 

area where gravel will be utilized. The berm shall be installed to contain the gravel within the specified 

training areas. 

D) A landscaped buffer utilizing trees, tall hedges, or shrubs shall be planted west of the Gas Town area 

and Large Equipment Training area along to be used as a buffer between the training areas and College 

Road.  

E) Fencing along the frontage of College Road and the Private Drive to the North shall be limited to an 

ornamental iron fence in material, and may not include any barbed wire. Barbed wire will be allowed on 

the Eastern and Southern sides of the property adjacent to the right-of-way of Interstate 80. Fencing 

should otherwise be consistent with the standards established in Section 15.24.040 – Fence regulations 

of the Zoning Ordinance.  

F) All outdoor storage areas shall be screened from view with a minimum six foot tall privacy fence 

comprised of wood, vinyl, chain-link with slats, vegetation, or other related material.  

 

Recommendation 

The Community Development Department recommends: 

 

1. Approval of a one (1) lot subdivision to be known as Black Hills Subdivision, as shown on Attachment C, 

subject to the comments above and conditions below:  

a) The names of the owner on the final plat must be corrected to “Iowa Western Community College 

Foundation” as it states on the deed, from “Iowa Western Foundation”. This shall be corrected under 

the “Owner” section and “Dedication” section of the final plat.  

b) A final subdivision plat approved by the city council must be recorded at the office of the 

Pottawattamie County Recorder by the subdivider within ninety (90) days of its approval. If a final 

subdivision plat is not recorded within this time period, the plat shall be null and void, unless an 

extension of time has been requested by the subdivider and approved by the Community 

Development Department Director.  

c) Stormwater Management will be required for both quantity and quality as noted with a PCSM being 

developed at the time of development. 

d) Stormwater drainage released through the Iowa Department of Transportation’s utilities will require 

IDOT permitting and approval. 

e) With adequate engineering and construction controls, the land is suitable for the proposed 

development.  Construction plans for streets, sanitary sewer and storm drainage shall be submitted to 

the Public Works Department for review and approval prior to beginning construction.  Construction 

plans and comprehensive plans for grading, drainage and erosion control, including right-of-way 

during site preparation, utility installation and construction shall be submitted to the Public Works 

Department for review and approval prior to beginning any earth disturbing activity.  All applicable 

permits necessary to meet local, state and federal requirements shall be the applicant’s responsibility. 

f) An erosion and sediment control along with a grading plan shall be submitted with the construction 

plans. The erosion and sediment control plan will include temporary and permanent vegetative cover, 

structural measures, phasing and a maintenance and inspection program to address removal of 

sediment during construction and following any rainfall.  

g) All utilities shall be located underground.   

h) Sidewalks shall be installed along the street frontage of each lot at no expense to the City, prior to 

issuance of a certificate of occupancy for each building.   

 

2. Approval of the request to rezone the subject properties from P-C/Planned Commercial to P-I/Planned 

Industrial, subject to the following condition. 

a) A development plan shall be submitted and approved prior to the development of any parcel in the P-

I/Planned Industrial District.  
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3. Adoption of the Development Plan for Lot 1, Black Hills Subdivision, for the Black Hills Corporation 

Operations Center and Training Facility, subject to the following conditions: 

a) The front (West facing) elevation shall have a minimum of 30% Glass, 5% Stone Veneer, 25% as Metal 

Panel 3 as shown on Attachment G of this report or a precast concrete, and a maximum of 40% 

corrugated-style metal paneling that is shown as Metal Panel 1 & 2 on Attachment G of this report. 

Metal Panel 1 and 2 shall be of differing colors, and shall be installed at approximately 75% one color, 

and 25% a separate contrasting color. Metal Panel 3 shall be considered a separate building material 

from Metal Panel 1 and 2.  

b) The North elevation shall incorporate a minimum of 25% Metal Panel 3 or precast concrete (or similar 

material used on the front façade), glass, or stone veneer.  

c)  The Site Development Standards for the lot shall include minimum setbacks of 15 feet in the front yard, 

10 feet for an interior side yard, 10 feet for a street side yard, and 10 feet for a year yard. The maximum 

height of any structure on the property shall be 75 feet, and the lot coverage for all structures shall not 

exceed 70%. Parking lots shall also have a 5 foot setback from all property lines. 

d) Gravel will be permitted in the “Gas Town” area and Large Equipment Training area to allow ease of 

resetting the site between training exercises. The “Gas Town” Area shall be limited to 22,500 square 

feet in area, and the Large Equipment Training Area shall be limited to 49,500 square feet in area. The 

structures constructed in the “Gas Town” area shall be considered non-habitable accessory structures 

used for training purposes, and shall not be used for storage of equipment or material not used in 

training exercises. The Large Equipment Training Area shall also be used for training purposes, and 

shall not be used for storage of equipment or material not used in training exercises. 

e) All proposed buildings and developments on the subject property shall be constructed to comply with 

all applicable fire codes as required by the Council Bluffs Fire Department. 

f) A berm shall be installed along the Gas Town area, and large equipment training area where gravel will 

be utilized. The berm shall be installed to contain the gravel within the specified training areas. 

g) A landscaped buffer utilizing trees, tall hedges, or shrubs shall be planted west of the Gas Town area 

and Large Equipment Training area along to be used as a buffer between the training areas and College 

Road.  

h) Ornamental iron fencing shall be the only allowable fencing allowed along the frontage of College 

Road and the Private Drive to the North. 

i) All outdoor storage areas shall be screened from view with a minimum six foot privacy fence 

comprised of wood, vinyl, chain-link with slats, vegetation, or other related material. 

 

Attachment A:    Location and Zoning Map 

Attachment B:    Letter of Intent 

Attachment C:    Preliminary Subdivision Plan 

Attachment D:    Final Subdivision Plan 

Attachment E:    Rezoning Map 

Attachment F:    Development Plan Maps 

Attachment G:    Proposed Building Rendering and Materials 

Attachment H:   “Gas Town” Example Photos 

  

Prepared by:  Chris Meeks, Planner 
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Planning Commission Communication

Department: Community
Development
Case/Project No.: SUB-18-010 and
PC-18-001
Submitted by: Christopher
Gibbons, Planning Coordinator 

SUB-18-010 and PC-18-001 Council Action: 8/14/2018

Description

Combined public hearing on the request of Legacy CB, LLC for final plat approval of six-lot commercial
subdivision to be known as The Marketplace, Replat 3, legally described as being a replat of Lots 1 and 2,
The Marketplace Replat 2, and to amend the adopted planned commercial development plan for the
Marketplace Subdivision. 
 
Location:  Southeast corner of Interstate 80/29 and South 24th Street.
 

Background/Discussion

See attachments.

Recommendation

ATTACHMENTS:
Description Type Upload Date
SUB-18-010 and PC-18-001 Attach A Other 8/10/2018
SUB-18-010 and PC-18-001 Attach B Other 8/10/2018
SUB-18-010 and PC-18-001 Attach C Other 8/10/2018
SUB-18-010 and PC-18-001 Case Map Map 8/10/2018
SUB-18-010 and PC-18-001 Staff Report Other 8/10/2018
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Council Bluffs Community
Development Department
209 Pearl Street
Council Bluffs, IA 51503
Telephone: (712) 328.4629 

DISCLAIMER
This map is prepared and compiled from  
City documents, plans and other public
records data. Users of this map are
hereby notified that the City expressely 
denies any and all responsibilities for errors,
if any, in the information contained on this
mapof the misuse of the same by the user
or anyone else. The user should verify the 
accuracy of information/data contained on
this map before using it. The City assumes 
no legal responsibility for the information 
contained on this map.  

CITY OF COUNCIL BLUFFS - CITY PLANNING COMMISSION
CASES #SUB-18-010 & PC-18-001  LOCATION/ZONING MAP

F
Last Amended:7/19/18

                                  Map Legend
CASES #SUB-18-010 & PC-18-001 Subject Property

Parcels

1 Inch = 400 Feet
0 400200

2016 Aerial Photograph

Note: Subject properties are highlighted in red.
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City Planning Commission  

Department:   

Community Development  

 

Cases No. SUB-18-010 and PC-18-001 

 

Applicant: 

Legacy CB, LLC 

4717 Central Street 

Kansas City, MO 64112 

 

Surveyor: 

Ehrhart Griffin & Associates 

c/o Bill White 

142 West Broadway, Suite 136 

Council Bluffs, IA 51503 

 

Resolution No. 

  

 

Resolution No.  

 

 

Planning Commission Meeting: 

August 14, 2018 

 

 

 

Subject/Title 

Request: Combined public hearing on the request of Legacy CB, LLC for final plat approval of six-lot 

commercial subdivision to be known as The Marketplace, Replat 3, legally described as being a replat of 

Lots 1 and 2, The Marketplace Replat 2, and to amend the adopted planned commercial development plan 

for the Marketplace Subdivision.   

 

Location:  Southeast corner of Interstate 80/29 and South 24th Street. 

 

 

Background/Discussion 

The Community Development Department has received the following requests from Legacy CB, LLC, 

represented by Bill White of Ehrhart Griffin and Associates, relative to The Marketplace Place shopping 

center located at the southwest corner of Interstate 80/29 and South 24th Street:  

 

a. Replat Lots 1 and 2, The Marketplace Replat 2 into a six-lot commercial subdivision to be known as 

The Marketplace, Replat 3.  

 

b. Amend the adopted planned commercial development plan for The Marketplace Subdivision relative 

to landscaping, building setbacks, lot coverage, and shared parking/driveways for proposed Lots 1-6, 

The Marketplace, Replat 3.  

 

CASE #SUB-18-010  

The applicant, Legacy CB, LLC,  is requesting approval to replat Lots 1 and 2, The Marketplace, Replat 

2 into a six-lot commercial subdivision to be known as The Marketplace, Replat 3.   Resolution No. 07-

195 approved the final plat for The Marketplace on April 23, 2007;  Resolution No. 13-255 approved 

the final plat for The Marketplace, Replat 1 on October 14, 2013; and Resolution No. 16-163 approved 

the final plat for The Marketplace, Replat 2, on June 27, 2016.  

 

The purpose of the replat is to allow the applicant to address changing market conditions/demands for 

small to medium size retail spaces (see Attachment A).  The applicant proposes to replat the land where 

the junior tenant spaces are located between the At-Home Store and JcPenny into five commercial lots 

and one shared parking/stormwater lot (Attachment B). Each lot will contain one to three commercial 

bays. Proposed Lot 1 will contain the commercial space where VF Outlet is located.  Proposed Lot 2 
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will contain the commercial space where Boot Barn and Party City are located.  Proposed Lot 3 is 

currently undeveloped.  Proposed Lot 4 will contain the commercial space where Petco and Shoe 

Carnival are located.  Proposed Lot 5 will contain the commercial space where Jo-Ann Fabrics is 

located.  Proposed Lot 6 will contain existing circulation paths, shared off-street parking, and drainage.  

The proposed replat does not require extensions or changes to existing utilities or access roadways.  

Final plats are approved by City Council after a public hearing. 

 

Private roads, which connect to public streets at South 24th Street and 34th Avenue, serve The 

Marketplace.  The approved Marketplace final plat included ingress/egress easements as well as 

easements for water, utilities and storm and sanitary sewers.  Those easements continue with the replat.  

All lots will be served through those easements. 

 

The proposed replat is consistent with the Bluffs Tomorrow: 2030 Plan and the purpose and intent of the 

Subdivision and Zoning Ordinances and the Planned Commercial Development Plan adopted with the 

previous subdivision actions. 

 

CASE #PC-18-001 

The Marketplace Subdivision planned commercial development plan was approved by City Council via 

Resolution No. 07-27 on January 8, 2007 (see Attachment C). Resolution No. 07-191 amended the 

development plan relative to signage on April 23, 2007.  Resolution No. 13-242 amended the 

development plan relative to signage, and building orientations on September 23, 2013.  Resolution No. 

17-142 amended the development plan relative to attached wall signage on June 26, 2017.   

 

The applicant, Legacy CB, LLC, is requesting approval to amend The Marketplace Subdivision planned 

commercial development plan relative to Lots 1 through 6, inclusive of The Marketplace, Replat 3. The 

purpose of these amendments is to establish design standards for landscaping, building setbacks, and 

building lot coverage that are compatible and proportional to the new lots being created because of The 

Marketplace Replat 3. The proposed amendments to Resolution 07-27, are as follows:   

 

1) Reducing the percentage of required landscaping from 10% to 4.5% for proposed Lot 5, The 

Marketplace Replat 3 (Section 2, Item “G’) 

2) Changing of the location of where the required six foot-wide strip of landscaping can be placed on 

proposed Lots 1 through 5, The Marketplace Replat 3 (Section 2, Item “I”) 

3) Reducing the side yard setbacks from 10 feet to 0 feet for proposed Lots 1 through 5, The 

Marketplace, Replat 3 (Section 4, Item “A”) 

4) Increasing the lot coverage from 40% to 50% for proposed Lots 1 through 5, The Marketplace 

Replat 3 (Section 4, Item “H”) 

5) Clarifying that cross access ingress/egress easements were established on The Marketplace 

Subdivision final plat (Book 2007, Page 011286) to accommodate shared parking and circulation 

throughout the development.  

 

CURRENT ZONING & LAND USE 

The subject property is zoned Planned Commercial, within the RO/Recreation-Tourism Overlay District.  

The current zoning is consistent with the proposed development.  The land to the east is zoned R-

1M/Single Family Manufactured Housing District.  Bluffs Regency and Bluffs Acres lie within that 

zoning district.  The property located immediately south of the development is zoned I-2/General 

Industrial District.  The land to the west is zoned A-2/Parks, Estates and Agricultural District.  The 

Western Historic Trails Center entrance lies directly to the west.   

 

 

47



CASES #SUB-18-010 & PC-18-001 Page 3 
 

 

The future land use plan of the Bluffs Tomorrow: 2030 Plan (comprehensive plan) designates the subject 

property as Regional Commercial.  

 

CITY DEPARTMENTS AND UTILITIES – The appropriate City departments and utilities have 

reviewed the proposed replat and planned commercial development plan amendments with comments 

incorporated below.  

 

Council Bluffs Building Permits and Inspection Division stated the developer is completing the building 

alterations (firewalls) to address the property line deficiencies during construction. No other comments at 

this time.  

 

Council Bluffs Public Works stated they have no comments for the replat.  

 

Council Bluffs Fire Department stated they have no comments for the request.  

 

Council Bluffs Community Development Department provided the following comments:  

Case #SUB-18-010:  

1. Label all Marketplace Subdivision names and their associated lots on the final plat (e.g., Lot 2, The 

Marketplace).  

2. Label the acreage total for each lot included in The Marketplace, Replat 3.  

3. All utilities shall be installed underground.  

 

Case #PC-18-001 

Section 2 – Landscaping  

a. Section 2, Item “G” states “Not less than 10% of the total lot area shall be landscaped with 

trees, shrubs and other plant material”.  As constructed, proposed Lots 1, 2, 4 and 6, The 

Marketplace, Replat 3 meet this requirement through existing landscaping and buffer areas.  

New construction on proposed Lot 3, The Marketplace, Replat 3 will comply with the 10% 

landscaping requirement as part of their site design.  However, proposed Lot 5, The 

Marketplace, Replat 3 will not comply the 10% landscaping requirement due to existing 

building construction and proposed lot configuration.  This lot will contain approximately 

4.5% landscaping as opposed to the required 10%. The Community Development Department 

is not opposed to the reduced landscape percentage for proposed Lot 5, The Marketplace 

Replat 3 based on hardship reasons state above.  

b. Section 2, Item “I” states “A strip of landscaping averaging at least six feet in depth shall be 

located adjacent to all buildings with the exception of the entrance areas”.  The existing 

landscaping on proposed Lots 1, 2, 4, and 5, The Marketplace, Replat 3 are located along the 

front property line, at the back of curb, and are not adjacent to existing buildings.  Proposed 

Lot 3, The Marketplace Replat 3 is undeveloped at this time.  The applicant has requested to 

modify the language of this section to allow the existing landscaping on proposed Lots 1, 2, 4, 

and 5 to remain in their current location and for new construction on proposed Lot 3, The 

Marketplace Replat 3 to be allowed to install their landscaping along their frontage, as 

opposed to being adjacent to the building. The Community Development Department is not 

opposed to the requested change due to the placement of existing landscaping on proposed 

Lots 1, 2, 4, and 5, The Marketplace Replat 3.  
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Section 4 – Site Development  

c. Section 4, Item “A” states “Minimum setback requirements for all structure shall be:  Front 20 

feet, rear 15 feet, interior side 10 feet, and street side 15 feet”.  The current front and rear 

setback standards will remain unchanged for all lots in The Marketplace, Replat 3.  The 

applicant has proposed a zero side yard setback along the interior lot lines since the existing 

structures on proposed Lots 1, 2, 4 and 5, The Marketplace Replat 3 are constructed as 

attached commercial buildings with shared sidewalls. The applicant is in the process of 

constructing new fire separation walls between buildings that have a shared property line. The 

Community Development Department is not opposed to the zero side yard setback for 

proposed Lots 1 through 5, The Marketplace Replat 3 since all buildings in this replat are (or 

will be) attached to another structure, thus eliminating the need for a side yard setback.   

 

d. Section 4, Item “H” states “Not more than 40% of any lot shall be covered with structures…”.  

The applicant has proposed to increase the lot coverage on proposed Lots 1 through 5, The 

Marketplace, Replat 3 from 40% to 50%.  The purpose of this request is to accommodate the 

existing building footprints on Lots 1, 2, 4, and 5, The Marketplace, Replat 3 without having 

to modify the size of the proposed lots and include areas of Lot 6, The Marketplace, Replat 3, 

which is reserved for shared parking/driveway access. The Community Development 

Department is not opposed to this request as it will prevent the applicant from having to 

extend the front property line for proposed Lots 1 through 5, The Marketplace Replat 3 into 

the shared driveways/parking areas in proposed Lot 6, The Marketplace Replat 3.   

 

Section 5 – Parking  

e. Section 5, Item “B” states “The developer shall be responsible to develop cross access and 

ingress/egress easements to be recorded with the final plat to accommodate shared parking 

and driveways’.  The applicant provided clarification that The Marketplace Subdivision 

platting in 2007 established ingress/egress easements throughout the development for proper 

campus circulation.  Cross-parking agreements are also handled through current, and soon to 

be amended, R.E.I. according to the applicant. No changes to the circulation or parking 

conditions are proposed with this replat or amended development plan.  The Community 

Development Department duly noted this clarification statement by applicant and finds that 

the ingress/egress easements on The Marketplace Subdivision final plat, as recorded in Book 

2007, Page 011286, satisfies this requirement.  No change to the adopted development plan is 

needed at this time regarding cross access and ingress/egress easements.  

 

All other standards in the adopted planned commercial development plan for the Marketplace Subdivision, 

including the amendments adopted by Resolution No. 07-191 on April 23, 2007; Resolution No. 13-242 on 

September 23, 2013; and Resolution No. 17-142 on June 26, 2017 shall apply to Lots 1 through 6, The 

Marketplace, Replat 3.  

 

Mid-American Energy Company stated all of their primary conductors, transformers, and primary 

enclosures for their utilities shall be protected by an easement.   The applicant’s engineer contacted Mid-

American Energy and verified that the proposed easements are sufficient in size and location to protect 

their existing electrical utilities in the replat.   
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Recommendation 

The Community Development Department recommends the following:  

1. Final plat approval of a six-lot commercial subdivision to be known as The Marketplace, Replat 3, 

legally described as being a replat of Lots 1 and 2, The Marketplace Replat 2, as shown in 

Attachment ‘B’, subject to the following conditions:  

a. Prior to executing the final plat, any corrections required by the Community Development 

Department and/or Public Works Department shall be incorporated into the final plat document.  

b. All utilities shall be installed underground 

c. Final plats must be recorded within 90 days of City Council approval or the plat will become null 

and void unless an extension has been requested and granted by the Community Development 

Department Director. 

2. Approval for the proposed amendments to the adopted planned commercial development plan of The 

Marketplace Subdivision, relative only to Lots 1 through 6, The Marketplace Replat 3, based on 

comments and conditions set forth, as follows:  

a. Approval to reduce the percentage of required landscaping from 10% to 4.5% for proposed 

Lot 5, The Marketplace Subdivision, Replat 3, as presented;  

b. Approval to allow the required six foot-wide strip of landscaping to be placed along the front 

property line, at the back of curb, on proposed Lots 1 through 5, The Marketplace Replat 3, as 

presented;  

c. Approval to reduce the side yard setbacks from 10 feet to 0 feet for proposed Lots 1 through 

5, The Marketplace Replat 3, as presented;  

d. Approval to increase the maximum lot coverage from 40% to 50% for proposed Lots 1 

through 5, The Marketplace Replat 3, as presented; and  

e. No action on the clarification statement that cross access and ingress/egress easements were 

established on proposed Lot 6, The Marketplace Replat 3 with the original Marketplace 

Subdivision final plat, as recorded in Book 2007, Page 011286. 

 

 

Attachment A:  Letter of intent and associated maps  

Attachment B:  The Marketplace, Replat 3 final plat 

Attachment C:  Copy of Resolution No. 07-27, adopted on January 8, 2007 

Surveyor:  Ehrhart Griffin & Associates – Bill White – 142 W. Broadway, Council Bluffs, IA 51503 

Prepared by:  Christopher N. Gibbons, AICP, Planning Coordinator  
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Planning Commission Communication

Department: Community
Development
Case/Project No.: SUB-18-011 and
PC-18-002
Submitted by: Christopher
Gibbons, Planning Coordinator 

SUB-18-011 and PC-18-002 Council Action: 8/14/2018

Description

Combined public hearing on the request of Royce Enterprises, Inc. for preliminary plan approval of a 13-lot
commercial subdivision and to adopt a planned commercial development plan for 24 Park Place
 
Location: Southwest corner of the intersection of South 24th Street and Richard Downing Avenue.
 

Background/Discussion

See attachments.

Recommendation

ATTACHMENTS:
Description Type Upload Date
SUB-18-011 and PC-18-002 Attach A Other 8/10/2018
SUB-18-011 and PC-18-002 Attach B Other 8/10/2018
SUB-18-011 and PC-18-002 Attach C Other 8/10/2018
SUB-18-011 and PC-18-002 Attach D Other 8/10/2018
SUB-18-011 and PC-18-002 Attach E, F and G Other 8/10/2018
SUB-18-011 and PC-18-002 Attach H Other 8/10/2018
SUB-18-011 and PC-18-002 Staff Report Other 8/10/2018

51



52



53



54



55



56



57



58



59



60



61



62



63



64



65



66



67



68



69



70



71



72



73



74



75



76



77



78



79



80



81



82



83



84



85



86



87



88



89


	Meeting Agenda
	ZC-18-011
	SUB-18-012, ZC-18-010 and PI-18-001
	SUB-18-010 and PC-18-001
	SUB-18-011 and PC-18-002

