
AGENDA 
PLANNING COMMISSION

 COUNCIL BLUFFS PUBLIC LIBRARY,
400 WILLOW AVENUE, COUNCIL BLUFFS, IA

Wednesday, December 21, 2022 - 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. CASE #SUB-22-016, #ZC-22-008, #PI-22-002 and #CP-22-004
Combined public hearings on the request of Realty Link, represented by
Elizabeth Hunter (Snyder & Associates, Inc.), for preliminary plan
approval of a seven-lot major subdivision to be known as The Oaks at
Council Bluffs Business Park, being a replat of property legally
described as Lot 22, Gethsemane Gardens and part of the West 1/2 of
the SE 1/4 of Section 18-74-43, all in the City of Council Bluffs,
Pottawattamie County, Iowa; and to rezone said property from A-2/Parks,
Estates and Agricultural District to P-I/Planned Industrial District; and to
adopt planned industrial development plan for The Oaks at Council Bluffs
Business Park; and to amend the Bluffs Tomorrow: 2030 Plan
(Comprehensive Plan) by reclassifying said property from a mixture of
‘Low-Density Residential,’ ‘Medium-Density Residential’ and ‘Light
Industrial’ to ‘Light Industrial.’ Location: Undeveloped land lying south of
4875 East Manawa Drive.

B. CASE #URV-22-010
Public hearing on the request of the City of Council Bluffs to amend the
Veterans Memorial Highway Urban Revitalization Area located at 800
Veterans Memorial Highway.

8. OTHER BUSINESS

A. Home Occupations

9. ADJOURNMENT
If you plan to attend this meeting and require special assistance please contact the Community
Development Department at (712) 890-5350 at least 48 hours before the meeting.
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Planning Commission Communication

Department: Community
Development
Case/Project No.: SUB-22-016,
ZC-22-008, PI-22-002 and CP-22-
004
Submitted by: Christopher
Gibbons, Planning Manager, and
Moises Monrroy, Planner 

CASE #SUB-22-016, #ZC-22-008,
#PI-22-002 and #CP-22-004 Council Action: 12/21/2022

Description

Combined public hearings on the request of Realty Link, represented by Elizabeth Hunter (Snyder &
Associates, Inc.), for preliminary plan approval of a seven-lot major subdivision to be known as The Oaks at
Council Bluffs Business Park, being a replat of property legally described as Lot 22, Gethsemane Gardens
and part of the West 1/2 of the SE 1/4 of Section 18-74-43, all in the City of Council Bluffs, Pottawattamie
County, Iowa; and to rezone said property from A-2/Parks, Estates and Agricultural District to P-I/Planned
Industrial District; and to adopt planned industrial development plan for The Oaks at Council Bluffs Business
Park; and to amend the Bluffs Tomorrow: 2030 Plan (Comprehensive Plan) by reclassifying said property
from a mixture of ‘Low-Density Residential,’ ‘Medium-Density Residential’ and ‘Light Industrial’ to ‘Light
Industrial.’ Location: Undeveloped land lying south of 4875 East Manawa Drive.

Background/Discussion

See attached staff report.

Recommendation

ATTACHMENTS:
Description Type Upload Date
Staff Report & Attachments Resolution 12/9/2022
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Planning Commission Communication 

Department: Community Development  

 

CASES #SUB-22-016, #ZC-22-008, 

#PI-22-002 and #CP-22-004 

 

Applicant: 

Andy Dettro 

Realty Link 

201 Riverplace, Suite 400 

Greenville, SC 29601 

 

Property Owner: 

Judy Pryor 

13808 North 96th Street 

Omaha, NE 98122 

 

Engineer/Surveyor: 

Elizabeth Hunter, PE, AICP 

Snyder & Associates, Inc. 

1751 Madison Avenue 

Council Bluffs, IA 51503 

Resolution No. _____________ 

 

Ordinance No. _____________ 

 

Resolution No. _____________ 

 

Resolution No. _____________ 

 

 

 

Subject/Title 

Request: Combined public hearings on the request of Realty Link, represented by Elizabeth Hunter (Snyder & 

Associates, Inc.), for a seven-lot major subdivision to be known as The Oaks at Council Bluffs Business Park, 

being a replat of property legally described as Lot 22, Gethsemane Gardens and part of the West 1/2 of the SE 

1/4 of Section 18-74-43, all in the City of Council Bluffs, Pottawattamie County, Iowa; and to rezone said 

property from A-2/Parks, Estates and Agricultural District to P-I/Planned Industrial District; and to adopt a 

planned industrial development plan for The Oaks at Council Bluffs Business Park; and to amend the Bluffs 

Tomorrow: 2030 Plan (Comprehensive Plan) by reclassifying said property from a mixture of ‘Low-Density 

Residential,’ ‘Medium-Density Residential’ and ‘Light Industrial’ to ‘Light Industrial.’ 

 

Location: Undeveloped land lying south of 4875 East Manawa Drive. 

 

Background 

The Community Development Department has received applications from Realty Link, represented by Elizabeth 

Hunter (Snyder & Associates, Inc.), for property legally described as Lot 22, Gethsemane Gardens and part of 

the West 1/2 of the SE 1/4 of Section 18-74-43, all in the City of Council Bluffs, Pottawattamie County, Iowa, 

for the following: 

 

1. CASE #SUB-22-016: Preliminary plan approval for a seven-lot major subdivision to be known as The Oaks 

at Council Bluffs Business Park, being a replat of property legally described above; 

2. CASE #ZC-22-008: Rezone property legally described above from A-2/Parks, Estates and Agricultural 

District to P-I/Planned Industrial District; 

3. CASE #PI-22-002: Adopt a planned industrial development plan on property legally described above for 

The Oaks at Council Bluffs Business Park; and 

Planning Commission:  12/21/2022
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4. CASE #CP-22-004: Amend the Bluffs Tomorrow: 2030 Plan (Comprehensive Plan) by reclassifying 

property legally described above from a mixture of ‘Low-Density Residential,’ ‘Medium-Density 

Residential’ and ‘Light Industrial’ to ‘Light Industrial.’ 

 

The subject property is comprised of 121 acres, more or less, of undeveloped land and is located east of East 

Manawa Drive between National Concrete Cutting (4875 East Manawa Drive) and Eagle Trail Subdivision.  The 

applicant, Realty Link, proposes to develop the property as a seven-lot logistics park that will include five 

industrial buildings (cold storage, rear loading, cross-docking, and transloading), as well as dedication of three 

new public streets. Uses within each building will range from manufacturing, warehousing, and distribution. The 

proposed logistics park will be completed in two phases, as shown in Sheet 2, Attachment ‘D.’ 

 

CASES #ZC-22-008 and #CP-22-004 

The subject property is zoned A-2/Parks, Estates, and Agricultural District and is surrounded by the following 

zoning districts and existing land uses:  

 

Direction Existing Zoning Districts Existing Land Uses 

North 
I-1/Light Industrial & I-2/General 

Industrial District 

National Concrete Cutting & NuStar 

Tank Farm 

South 
R-1/Single-Family Residential 

District 

City trail and single-family residential 

dwellings (Eagle Trail Subdivision).  

East A-2 District 
City trail, railroad line, Mosquito Creek, 

and undeveloped land 

West 

A-2 District, R-1 District, R-2/Two 

Family Residential District, and R-

3/Low Density Multi-Family 

Residential District 

Lateral 5, City trail, Gethsemane 

Gardens Townhomes, single-family 

dwellings, and undeveloped land.  

 

A location/zoning map is included with this report as Attachment ‘A.’ 

 

Public notices were mailed to all property owners within 200 feet of the subject property. One letter, addressed 

to the property owners at 208 Kestrel Court, was returned to the City by the United States Post Office. The 

following comment was received: 

 

1. Barb Leber, 237 Wallace Avenue, Council Bluffs, IA 51501, contacted the Community Development 

Department and requested that the City of Council Bluffs and the developer consider relocating the proposed 

extension of Wallace Avenue further north on the development to decrease the potential impact of the project 

on the Gethsemane Gardens neighborhood. The Council Bluffs Fire Department stated that two fire access 

roads into the development are required, and if there is not an option to move the access further south, Wallace 

Avenue will have to be extended. The Council Bluffs Public Works Department stated that they will continue 

to work with the developer and their engineer to determine the best location for entrances/exists into the 

development, and noted that roads should be aligned to be perpendicular to each other to reduce conflict 

points and other traffic concerns and to improve safety for the traveling public. 

 

On December 5, 2022, the developer, Paula Hazelwood (Advanced Southwest Iowa Corporation), and Elizabeth 

Hunter (Engineer, Snyder & Associates, Inc.) held a community meeting in Room ‘A’ of the Council Bluffs 

Public Library to discuss the proposed logistics park with all interested parties who live within 200 feet of the 

subject property. During the meeting, the developer answered questions from the public regarding traffic, 

landscaping, buffering/screening, stormwater management, trail access, hours of operation, project timeline, and 

industrial land uses for their project. City planning staff was also in attendance at the meeting and answered 
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questions about approval processes for the logistics park and a timeframe for when the project will be reviewed 

by the City Planning Commission and City Council.  

 

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

property as a mixture of ‘Low-Density Residential,’ ‘Medium-Density Residential’ and ‘Light Industrial’ (see 

map below).  The applicant has submitted an application to reclassify the property to ‘Light Industrial’ so that 

their project is consistent with the City’s comprehensive plan. 
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Discussion 

1. The Bluffs Tomorrow: 2030 Plan (Comprehensive Plan) designates the subject property as a mixture of 

‘Low-Density Residential,’ ‘Medium-Density Residential’ and ‘Light Industrial’.  These designations were 

applied to the property to support additional single-family residential development north of Eagle Trail, as 

well as to allow transitional land uses such as multi-family, commercial, and light industrial between Eagle 

Trail and National Concrete Cutting (4875 East Manawa Drive). The property is relatively flat and requires 

a large amount of fill dirt in order to make the site developable. Additionally, a half-mile or more water main 

extension along East Manawa Drive is necessary to provide potable water to the site. The combination of 

these factors presents a financial challenge for developers to build low-to-medium density housing on the 

subject property.  The applicant’s request to change the subject property’s future land use plan designation 

to Light Industrial allows for the entire property to be developed with low intensity industrial uses that are 

generally compatible with the surrounding area.  Additionally, the applicant’s logistics park is large enough 

in size and scale to absorb the financial costs for raising the elevation of the site and extending a new water 

main along East Manawa Drive. 

 

2. The Bluffs Tomorrow: 2030 Plan (Comprehensive Plan) has four industrial land use descriptions (i.e., Heavy 

Industrial, Local Manufacturing, Office/Research, and Distribution/Logistics) that describe the different 

types of industrial development in Council Bluffs.  The applicant’s proposal to develop the subject property 

as a logistics park with end users who specialize in warehousing, distribution, and/or manufacturing land 

uses is consistent with the Local Manufacturing and Distribution/Logistics descriptions of the City’s 

Comprehensive Plan. 

 

3. The Bluffs Tomorrow: 2030 Plan (Comprehensive Plan) describes ‘Local Manufacturing’ land uses as “less 

intensive operations with mostly internal facilities.  The most significant external impacts typically include 

storage and traffic generated by delivery and distribution.  Throughout Council Bluffs, there are many 

instances where local manufacturing uses abut residential and commercial uses.  The City should consider 

the following policies to ensure that local manufacturing areas can thrive without compromising other 

portions of the community: 

 

a. Requiring adequate buffers and screening between local manufacturing uses and adjacent residential 

and commercial developments;  

b. Minimizing truck traffic through neighborhoods through designated truck routes, strict enforcement, 

and controlled access points; and  

c. Restricting operation during various portions of the day that produce excessive noise, light, and odor.” 

 

The subject property is located within close proximity of a variety of residential and industrial land uses and 

has direct frontage on East Manawa Drive.  The applicant has submitted a PI/Planned Industrial development 

plan to establish standards for site development, architecture, landscaping, parking, utilities, and signage for 

their proposed logistics park.  Included in the proposed development plan is a seven acre detention pond 

along with a 10 foot-tall tree-lined berm at the southerly portion of the subject property.  The landscaped 

berm and associated detention pond were designed to provide a year-round buffer and a wide separation of 

land uses between the proposed logistics park and the residential uses in Eagle Trail Subdivision.  

Additionally, the proposed development plan shows a tree-lined landscape buffer along the frontage of East 

Manawa Drive to help screen and “soften” the appearance of the logistics park on residential properties 

located to the west of East Manawa Drive. 

 

All truck traffic will utilize East Manawa Drive as their primary access route to the proposed logistics park.  

East Manawa Drive is considered a designated truck route as it provides truck access to National Concrete 

Cutting and Mid-American Energy. Furthermore, the City received a Revitalize Iowa’s Sound Economy 

(RISE) grant from the State of Iowa to help with the costs to rebuild East Manawa Drive.  The purpose of 

the RISE grant program is to promote economic development through the establishment, construction, and 
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improvement of roads and streets.  The proposed logistics park is an economic development project that 

meets the purpose, intent, and requirements of the RISE program administered by the State of Iowa. 

 

The hours of operations will vary with each business located in the proposed logistics park.  All businesses 

must adhere to standards stated in Section 4.50, Noise Control, of the Council Bluffs Municipal Code. 

 

4. The Bluffs Tomorrow: 2030 Plan (Comprehensive Plan) recognizes Council Bluffs’ multi-modal 

transportation network and being well connected to other parts of the Midwest and United States, by rail, 

highways, and airports, as one of its greatest economic assets.  The Plan further states “distribution and 

logistics areas provide the opportunity to capitalize on their multi-model assets.  These areas may include 

warehousing and distribution for goods produced elsewhere, as well as, the manufacturing of goods for 

distribution to other parts of the region, state, or nation.  The City should consider the following policies in 

order to maximize the potential of this type of development:  

 

a. Closely coordinating transportation infrastructure investments, including highways, interchanges, 

local arterials, and rail;  

b. Providing local roadways that efficiently serve multiple development lots and maximize access to the 

surrounding transportation network; and  

c. Identifying areas of shared detention so that areas with the greatest amount of access to transportation 

systems can be developed as intensively as possible”.  

 

The subject property is located along East Manawa Drive, which was rebuilt to provide new commercial 

and industrial economic development opportunities in the City of Council Bluffs. East Manawa Drive has a 

direct connection to U.S. Highway 275 (Veterans Memorial Highway), and is located less than a mile from 

the on-ramps to Interstate 29.  Additionally, the applicant’s development plan submittals shows the extension 

of a new rail spur into their proposed logistics park to provide rail access to properties on the easterly side 

of the development site. 

 

The applicant’s subdivision plan includes the construction of three new public roads (Wallace Avenue, MM 

Drive, and EL Avenue) which will be dedicated to the City. All employees and truck traffic visiting the 

logistics park will utilize these roadways and will not rely upon any existing local roads in the adjacent 

residential areas for access. 

 

The submitted development plans shows a network of detention ponds for capturing stormwater run-off from 

each site within the proposed logistics parks. The size and location of each pond was strategically designed 

to maximize the amount of development potential within the logistics park. All stormwater ponds will be 

privately owned and maintained and will be built to comply with all applicable Federal, State, and Local 

regulations. 

 

CASE #SUB-22-016 

The proposed subdivision is comprised of 121 acres, more or less, of land and will consist of seven lots and three 

outlots. The developer is proposing to construct five industrial buildings on Lots 1, 2, 4, 6 and 7. Proposed uses 

include manufacturing, warehousing and distribution. Lots 3 and 5 will be reserved for stormwater management 

purposes. All lots will have direct access to a public road and will be fully served with utilities (e.g., 

sanitary/storm sewers, water, gas, electric, etc.). 

 

Comments 

1. Approval of the preliminary plan is tentative and does not constitute acceptance of the final plat, “but shall 

be deemed to be an authorization to proceed with the preparation of the final construction plans or 

performance guarantee and the final plat” (§14.11.060(D)—Subdivision Ordinance). A final plat application 

for the first phase must be filed within one year of the date of action by the City Council. A request for 
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extension may be made by the sub-divider in writing prior to the expiration date. One-year extensions are 

considered by the City Planning Commission. 

 

2. The proposed subdivision is consistent with the purpose and intent of Title 14: Subdivisions of the Council 

Bluffs Municipal Code. The developer has submitted applications to rezone the subject property and amend 

its future land use designation (see Cases #ZC-22-008 and #CP-22-004) to ensure the proposed subdivision 

is consistent with Title 15: Zoning of the Council Bluffs Municipal Code and the Bluffs Tomorrow: 2030 

Plan (Comprehensive Plan). 

 

3. The developer is proposing to rezone the subject property from A-2/Parks, Estates and Agricultural District 

to P-I/Planned Industrial District. The proposed rezoning to the P-I District will require the adoption of a 

planned industrial development plan that establishes site development, architecture, landscaping, off-street 

parking and signage standards for the subject property (see Case #PI-22-002). All construction activity that 

occurs on the proposed subdivision shall comply with the planned industrial development plan for The Oaks 

at Council Bluffs Business Park. 

 

4. The minimum lot size requirements for the proposed subdivision shall be determined through the adoption 

of the planned industrial development plan for The Oaks at Council Bluffs Business Park. 

 

a. Proposed Lot 1 will contain 17.84 acres, more or less, in area. 

b. Proposed Lot 2 will contain 23.18 acres, more or less, in area. 

c. Proposed Lot 3 will contain 3.35 acres, more or less, in area. 

d. Proposed Lot 4 will contain 16.00 acres, more or less, in area. 

e. Proposed Lot 5 will contain 7.01 acres, more or less, in area. 

f. Proposed Lot 6 will contain 16.46 acres, more or less, in area. 

g. Proposed Lot 7 will contain 28.68 acres, more or less, in area. 

 

5. All proposed lots will have direct access to a public street. The developer is proposing to build three public 

roads that will be dedicated to the City upon completion: an extension of Wallace Avenue and two new 

streets—EL Avenue and MM Drive. All new streets shall be built to City standards. 

 

a. EL Avenue and MM Drive will be constructed during phase 1 of the project, and the proposed extension 

of Wallace Avenue will be constructed during phase 2. The developer shall coordinate with the City of 

Council Bluffs on the timing of the construction of the proposed extension of Wallace Avenue. 

b. EL Avenue and MM Drive are not acceptable street names. The two new public streets shall be renamed 

on The Oaks at Council Bluffs Business Park final plat. 

 

6. A traffic study submitted by the developer is currently under review by the Public Works Department. All 

comments and recommendations by the Public Works Department shall be incorporated into all public 

roadway improvements. All costs associated with public roadway improvements shall be the responsibility 

of the developer and not the City. 

 

7. The preliminary subdivision plan for The Oaks at Council Bluffs Business Park indicates that the stormwater 

detention ponds on proposed Lots 3 and 5 will maintained by the owner of proposed Lot 7. 

 

a. Since proposed Lots 3 and 5 will be used exclusively for stormwater management purposes, they shall 

be designated as outlots on The Oaks at Council Bluffs Business Park final plat. 

b. A note shall be placed on The Oaks at Council Bluffs Business Park final plat that identifies the 

individual/entity that will be responsible for the perpetual maintenance of all outlots in the proposed 

subdivision. 
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8. All lots will be serviced with utilities (e.g., sanitary/storm sewers, water, electricity, etc.). All utilities shall 

be installed underground. All costs to construct, remove and/or relocate any utilities for the proposed 

subdivision shall be the responsibility of the developer and not the City. 

 

a. A new water main extension will be constructed along East Manawa Drive to connect into the existing 

water main at the intersection of East Manawa Drive and Navajo Street that will service the proposed 

subdivision. The developer shall coordinate the proposed water main extension with Council Bluffs 

Water Works. 

 

9. A 100-foot wide pipeline easement transects the proposed subdivision. The 100-foot easement shall be 

clearly identified on The Oaks at Council Bluffs Business Park final plat. 

 

10. The developer is proposing to install a sidewalk along the southerly side of EL Avenue and Wallace Avenue, 

and along the westerly side of MM Drive. Sidewalk installation shall be completed at the time of street 

construction. All sidewalks shall be built to City standards. 

 

a. The proposed sidewalks along EL Avenue and Wallace Avenue shall have a minimum width of eight 

feet to provide a gradual transition between the existing trail along East Manawa Drive and the proposed 

sidewalk along MM Drive. 

 

11. All future streetlights shall meet Public Works Department standards. All costs associated with the 

installation of streetlights shall be the responsibility of the developer and not the City. 

 

12. A minimum five-foot wide pedestrian way shall be provided from the primary entrance of each building to 

the nearest sidewalk, to the extent practical. The pedestrian way may be designated with pavement striping, 

or change in paving material or some other alternative approved by the Community Development 

Department Director or his assign. It is encouraged that the pedestrian connection be incorporated into the 

overall layout of each lot, and that it be complementary to the landscaping on each site. 

 

13. The majority of the proposed subdivision is located within an X flood zone (area with reduced flood risk 

due to levee) according to FEMA map panel no. 19155C0579E, dated February 4, 2005. The westerly and 

southerly boundaries of the proposed subdivision, which are adjacent to lateral ditch #5, are located within 

an A flood zone. Any construction activity that occurs within Zone A shall be subject to compliance with 

all applicable floodplain regulations. 

 

14. Based on the findings of a wetland delineation performed by Snyder & Associates, Inc., five emergent 

wetlands and one emergent scrub-shrub complex wetland were identified within the proposed subdivision. 

Any grading or excavation work that disturbs these wetlands will require authorization from the U.S. Army 

Corps of Engineers (USACE). 

 

15. The Council Bluffs Permits and Inspections Division stated that they approve of the proposed logistics park. 

 

16. The Council Bluffs Public Works Department provided the following comments: 

 
a. A preliminary drainage report has been submitted and Public Works will continue to work with the 

engineer to finalize the report. 

i. Drainage is affected by the downstream pump station and the gates closed condition needs to be 

analyzed. 

ii. The development is adjacent to the Mosquito Creek levee system and coordination for a 408 permit 

from the USACE needs to take place. 
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iii. Crossings of lateral 5 need to be permitted through the sovereign lands construction permit 

incorporating both IDNR and USACE. 

iv. Wetlands delineation needs to be coordinated with USACE. 

b. A preliminary traffic study has been completed and Public Works will continue to work with the 

engineer to finalize the report. 

i. Traffic study needs to be presented to IDOT for comments concerning Iowa Highway 92. 

ii. Geometric of the recommendations need to be reviewed. 

c. A preliminary site development plan has been submitted and Public Works will continue to work with 

the engineer for finalized plans. 

i. Utility coordination with all local utility providers needs to occur. 

ii. Site development shall be to current standards and specifications. 

o Provide typical cross-sections of proposed roadways – sidewalk noted on one side of the street. 

o Railroad spur requires coordination with appropriate railroad and the City. 

 

17. The Iowa Department of Transportation stated that they do not see any conflicts with the proposed logistics 

park. 

 

18. Council Bluffs Water Works stated that they have no comments on the proposed logistics park.  

 

CASE #PI-22-002 

Section 15.19.010, Statement of Intent, P-I/Planned Industrial District, of the Council Bluffs Municipal Code 

(Zoning Ordinance) states that “the P-I district is intended to provide for the development of assemblage facilities, 

manufacturing facilities, research and development activities, business services, storage and distribution centers 

in an industrial park setting. The facilities in the planned industrial district are designed to be used in common 

by sharing ingress and egress roads, ensuring appropriate design with respect to traffic arteries and 

compatibility with surrounding uses. Business and industrial activities shall be primarily enclosed operations 

with significant screening and landscaping of exterior operations and storage. Final authority over development 

plans shall be retained by the city council, with extensive review by the planning commission.” The developer is 

proposing to adopt a planned industrial development for the subject property in order to establish site 

development, architecture, landscaping, off-street parking and signage standards that are appropriate for the 

operation of The Oaks at Council Bluffs Business Park. 

   

1. Site Development 

 

a. All lots shall contain a minimum of 15,000 square feet in area. Outlots shall be exempt from minimum 

lot size requirements. 

b. All principal and accessory structures shall have a minimum setback of 25 feet from all property lines. 

c. The maximum height for all structures shall not exceed 50 feet, as measured from finished grade to the 

peak of the roof. 

d. No more than 60% of the total area of any lot shall be covered with structures. 

e. All fences shall be installed in accordance with Section 15.24.040, Fence Regulations, of the Council 

Bluffs Municipal Code (Zoning Ordinance). No barbed wire or electric fencing visible from a public 

right-of-way shall be permitted. 

f. All solar energy conversion systems shall be installed in accordance with Chapter 15.34.030, Solar 

Energy Conversion Systems, of the Council Bluffs Municipal Code (Zoning Ordinance).  

g. All trash receptacles and/or dumpsters visible from a public right-of-way shall be enclosed on three 

sides with a masonry, wood, or vinyl fence and have a lockable gate that when closed completely 

eliminates view of the dumpster. 

h. Outdoor storage of materials, products, equipment, or packaging shall not be permitted. This includes 

the semi-permanent and/or permanent placement of inter-modal storage/shipping containers. 

10



Cases #SUB-22-016, #ZC-22-008, #PI-22-002 and #CP-22-004 

Staff Report Page 9 

i. All utilities shall be installed underground. Any cost to remove, relocate, modify, and/or extend utilities 

to this site shall be at the sole cost of the developer and not the City. 

j. No structures shall be erected on the 100-foot wide pipeline easement that transects the proposed 

logistics park. 

k. All grading and drainage activity for this development shall be completed in accordance with the 

approved final plans. 

l. The detention pond on Lot 5 shall be designed and maintained as an amenity feature for the 

development. The developer shall incorporate landscaping, benches, trails or a combination thereof 

around the perimeter of the detention pond at the time of construction. 

m. A minimum five-foot wide pedestrian way shall be provided from the primary entrance of each building 

to the nearest sidewalk, to the extent practical. The pedestrian way may be designated with pavement 

striping, or change in paving material or some other alternative approved by the Community 

Development Department Director or his assign. It is encouraged that the pedestrian connection be 

incorporated into the overall layout of each lot, and that it be complementary to the landscaping on each 

site. 

n. All noise associated with the proposed logistics park shall conform to Chapter 4.50, Noise Control, of 

Council Bluffs Municipal Code. 

o. All exterior lighting shall conform to Section 15.24.050, Lighting Controls, of the Council Bluffs 

Municipal Code (Zoning Ordinance). Any proposed outdoor light poles shall be constructed out of 

painted or finished aluminum or steel. Wood poles shall not be accepted. The maximum height shall 

not exceed 30 feet. 

p. Any damages to the existing trail along East Manawa Drive shall be repaired at the expense of the 

developer, unless the trail is damaged by the City of Council Bluffs. 

 

2. Off-Street Parking 

 

a. The minimum number of off-street parking spaces shall be calculated using Schedule A in Section 

15.23.060, Parking Spaces Required, of the Council Bluffs Municipal Code (Zoning Ordinance). In 

cases where several uses occupy a structure or parcel of land, the total requirement for off-street parking 

shall be the sum of the requirement of the different uses. 

b. All off-street parking areas, driveways and drive aisles shall comply with the standards in Chapter 

15.23, Off-Street Parking, Loading and Unloading, of the Council Bluffs Municipal Code (Zoning 

Ordinance), and Iowa’s Statewide Urban Design and Specifications (SUDAS) manuals for public 

improvements. 

c. All off-street parking lots shall comply with Chapter 661–18, Parking for Persons with Disabilities, of 

the Iowa Administrative Code. 

d. Bicycle parking shall be incorporated into the overall layout of each lot. 

i. Designated bicycle parking areas shall be located within a reasonable distance of, and clearly 

visible from, the main entrance of each building. Bicycle parking may alternatively be provided in 

a publicly accessible indoor location within a convenient distance of the main building entrance. 

ii. Bicycle racks shall be secured to the pavement in a location that does not conflict with pedestrian 

or vehicular circulation routes. 

iii. Bicycle parking shall be provided at a rate of one (1) bicycle parking space per 20,000 square feet 

of gross floor area. 

iv. Bicycle parking shall be installed prior to the issuance of a Certificate of Occupancy on each lot. 

e. A parking lot permit shall be submitted with every building permit application, and shall include the 

number, location, and dimension of all drive aisles and spaces, pedestrian ways, islands, landscaped 

areas, loading areas and lighting. 
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3. Architecture 

 

a. Architectural renderings/elevations for one of the proposed industrial buildings are shown in 

Attachment ‘E.’ The proposed architectural design is generally acceptable and shall be adopted as 

proposed. 

b. Acceptable building materials for the remaining industrial buildings shall include metal wall panels, 

brick/stone masonry (or similar materials in appearance and durability), non-flat faced concrete 

masonry units (CMU), glass, precast concrete panels, decorative architectural metal and/or other high 

quality durable materials approved by the Community Development Director or their assign. On 

building façades with direct frontage on East Manawa Drive, non-decorative metal shall only be 

allowed as an architectural accent and shall not exceed 20% of each building façade. No flat 

faced/smooth concrete block, wood or vinyl siding shall be allowed. 

c. A minimum of 20% of each building façade facing East Manawa Drive shall be made of brick, stone 

or tile, and shall be located primarily along the base of the building façade. 

d. Building entrances should be oriented to face the public right-of-way, to the extent it is practical. 

e. Building façades that do not contain any loading docks shall be designed with architectural details such 

as color changes, material changes, minor wall offsets, height variations, wall setbacks and/or accent 

lines to articulate building elevations, provide visual interest and avoid long, expansive blank walls. 

f. Buildings with frontage along East Manawa Drive shall be oriented in such a manner that no loading 

dock/truck parking court is located between the wall of a building and East Manawa Drive. 

g. Awnings and/or other decorative features may be allowed on the façade of a building and must be at 

least eight feet above the traveled pedestrian way and may not project over drive aisles or parking areas. 

h. All rooftop mounted mechanical equipment that is visible from an adjacent public street right-of-way 

shall be screened from view using architectural design features. 

i. All ground-mounted mechanical equipment that is visible from an adjacent public street right-of-way 

shall be completely screened from view using architectural design features, fencing, masonry wall, 

landscaping, or a combination thereof. 

 

4. Landscaping 

 

a. A landscaping plan shall be submitted with every building permit application. The plan shall clearly 

identify plant materials, quantity, and size and shall show dimensions of all areas to be landscaped. The 

landscape plan shown in Attachment ‘D’ is generally acceptable. 

b. Landscaping is required on each lot. Not less than 10% of the total area of each lot shall be landscaped 

with trees, shrubs, and other plant materials. All parking lot islands shall be planted with a minimum of 

one canopy shade tree and ground cover vegetation (e.g., shrubs, sod, mulch or river rock, etc.). 

c. A minimum five-foot wide landscape strip shall be provided between all parking surfaces and each 

abutting property line. The five foot-wide strips may be included in the 10% landscaping lot coverage 

requirement. This requirement shall be waived if a vehicular interconnection exists between two 

adjoining lots. 

d. A landscape buffer shall be planted along the southerly boundary of the proposed logistics park, as 

shown in Attachment ‘D.’ Plantings shall consist of a mixture of evergreen and canopy trees that provide 

a year-round screen, with a minimum opacity of 70%. The landscape buffer shall be planted on a 10-

foot tall berm, as stated in the developer’s letter of intent (see Attachment ‘B’). The Community 

Development Department finds that the landscape buffer will provide sufficient screening between the 

proposed logistics park and the Eagle Trail Neighborhood due to the separation distance between the 

building on Lot 4 and the neighborhood, the location of lateral ditch #5 and the proposed detention pond 

on Lot 5, and the height of the proposed berm. 

e. All tree species planted along the frontage of a public right-of-way shall comply with the Council Bluffs 

Street Tree Guide and be reviewed and approved by the City prior to installation. Trees planted on 

private property shall consist of drought resistant species native to Iowa. 
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f. Landscaping shall not interfere with the sight clearance triangle at any intersection and shall not impede 

the vision of any motorist, cyclist or pedestrian at the street, driveway or pedestrian way. 

g. All disturbed areas without a specific landscape design shall be hydroseeded, or planted with sod, turf, 

and/or prairie grass. 

h. All landscaping areas, including grassed and sodded areas, shall be irrigated. 

i. Not more than 10% of the landscaped area shall be of inorganic materials such as brick, stone, 

aggregate, metal or artificial turf. Organic mulch may be used around trees and/or shrubs. 

j. All landscaping shall be appropriately maintained and dead plant material replaced at a time appropriate 

to planting season(s) but in all cases shall be replaced within one year. 

 

5. Signage 

 

a. Two center identification signs shall be allowed for the entire development. Center identification signs 

shall be located within designated outlots facing East Manawa Drive. The design and size of the center 

identification sign shown in Attachment ‘F’ is generally acceptable and shall be adopted as proposed. 

b. The total maximum amount of signage allowed on each lot shall not exceed 500 square feet in area. 

c. A maximum of one ground/monument sign per frontage shall be allowed on each lot in the development. 

Ground/monument signs shall be limited to a maximum height of eight feet, as measured from finished 

grade to the highest point of the sign structure. The entire monument sign shall be counted as signage 

as measured from finished grade to the highest point of the monument and from one side of the 

monument structure to the other. The maximum sign area shall not exceed 80 square feet of signage per 

face. 

d. All attached and on-premise directional signage shall be installed in accordance with Section 15.33.100, 

On-Premise Signs – General Provisions, and Section 15.33.180, Industrial District Signs, of the 

Municipal Code (Zoning Ordinance). 

i. No attached sign shall extend beyond the corner of the wall to which it is attached, nor beyond or 

above the roof of the building to which it is attached. 

e. No sign listed in Section 15.33.070, Prohibited Sign, of the Council Bluffs Municipal Code (Zoning 

Ordinance) shall be permitted. 

f. A sign permit shall be submitted with every building permit application for any attached, detached 

and/or on-premise directional signage proposed to be installed on the subject property. 

 

Recommendation 

The Community Development Department recommends the following: 

 

1. Approval of the preliminary plan for a seven-lot major subdivision to be known as The Oaks at Council 

Bluffs Business Park, being a replat of property legally described as Lot 22, Gethsemane Gardens and part 

of the West 1/2 of the SE 1/4 of Section 18-74-43, all in the City of Council Bluffs, Pottawattamie County, 

Iowa, subject to the comments stated above and the following conditions: 

 

a. Approval of the preliminary plans is tentative and does not constitute acceptance of the final plat, but is 

“deemed to be an authorization to proceed with the preparation of final construction plans or performance 

guarantee and the final plat” (§14.11.060(D)—Subdivision Ordinance). 

b. 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 
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review and approval prior to beginning any earth disturbing activity. All applicable permits necessary to 

meet local, state and federal requirements shall be the developer’s responsibility. 

c. All utilities shall be installed underground. All costs to construct, remove and/or relocate any utilities for 

the proposed subdivision shall be the responsibility of the developer and not the City. 

 

2. Approval of the request to rezone property legally described Lot 22, Gethsemane Gardens and part of the 

West 1/2 of the SE 1/4 of Section 18-74-43, all in the City of Council Bluffs, Pottawattamie County, Iowa, 

from A-2/Parks, Estates and Agricultural District to P-I/Planned Industrial District, subject to the comments 

stated above. 

3. Approval of the request to adopt a planned industrial development plan on property legally described as Lot 

22, Gethsemane Gardens and part of the West 1/2 of the SE 1/4 of Section 18-74-43, all in the City of Council 

Bluffs, Pottawattamie County, Iowa, for The Oaks at Council Bluffs Business Park, subject to the comments 

stated above and the following condition: 

 

a. Any modifications to the approved development plan which substantially alter the design, layout, 

configuration, and/or appearance of the project shall be reviewed the City Planning Commission and 

approved by City Council prior to such changes being made. All minor modifications to the adopted 

development plan may be administratively approved by the Community Development Director. 

 

4. Approval of the request to amend the Bluffs Tomorrow: 2030 Plan (Comprehensive Plan) by reclassifying 

property legally as Lot 22, Gethsemane Gardens and part of the West 1/2 of the SE 1/4 of Section 18-74-43, 

all in the City of Council Bluffs, Pottawattamie County, Iowa, from a mixture of ‘Low-Density Residential,’ 

‘Medium-Density Residential’ and ‘Light Industrial’ to ‘Light Industrial,’ subject to the comments stated 

above. 

 

Attachments 

Attachment A: Location/Zoning Map 

Attachment B: Letter of Intent 

Attachment C: The Oaks at Council Bluffs Business Park Preliminary Plan 

Attachment D: Site Plan Set 

Attachment E: Architectural Renderings 

Attachment F: The Oaks at Council Bluffs Center Identification Sign Exhibit 

Prepared by: Christopher Gibbons, Planning Manager, and Moises Monrroy, Planner, Community Development 

Department 
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200' DEEP TRUCK COURT

500' Levee Critical Area

10' TALL BERM
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200' DEEP TRUCK COURT

788 SF
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3.35 ACRES

LOT 3

16.00 ACRES

LOT 4
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LOT 7
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CONTINUES TO NAVAJO STREET

STALLS REQ.

318,060/5,000 = 64 

5,000 SF

ONE STALL PER EVERY 

±318,060 SF (310'x1,026')

INDUSTRIAL BUILDING

STALLS REQ.

408,240/5,000 = 82 

EVERY 5,000 SF

ONE STALL PER 

±408,240 SF (420'x972')

INDUSTRIAL BUILDING

STALLS REQ.

318,060/5,000 = 64 

5,000 SF

ONE STALL PER EVERY 

±318,060 SF (310'x1,026')

INDUSTRIAL BUILDING
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TREES CODE QTY BOTANICAL NAME COMMON NAME SIZE CONTAINER

GS 18 Gleditsia triacanthos inermis 'Shademaster' Shademaster Honey Locust 1.5" Cal. B&B

QB 28 Quercus bicolor Swamp White Oak 1.5" Cal. B&B

QC 4 Quercus macdanielli 'Clemons' TM Heritage Oak 1.5" Cal. B&B

QM 18 Quercus macrocarpa Burr Oak 1.5" Cal. B&B

QM2 3 Quercus muehlenbergii Chinkapin Oak 1.5" Cal. B&B

QP 15 Quercus palustris Pin Oak 1.5" Cal. B&B

QR 38 Quercus rubra Red Oak 1.5" Cal. B&B

RP 15 Robinia x ambigua 'Purple Robe' Pink Flowering Locust 1.5" Cal. B&B

EVERGREEN TREES CODE QTY BOTANICAL NAME COMMON NAME SIZE CONTAINER

PA 10 Picea abies Norway Spruce 6` Ht. B&B

PD 11 Picea glauca 'Densata' Black Hills White Spruce 6` Ht. B&B

PG2 13 Picea pungens 'Glauca' Blue Colorado Spruce 6` Ht. B&B

PS2 11 Pinus strobus White Pine 6` Ht. B&B

ORNAMENTAL TREES CODE QTY BOTANICAL NAME COMMON NAME SIZE CONTAINER

KU 6 Koelreuteria paniculata 'Rose Lantern' Rose Lantern Golden Rain Tree 1.5" Cal. B&B

MP 30 Malus x 'Prairifire' Prairifire Crabapple 1.5" Cal. B&B

MG 40 Malus x zumi 'Golden Hornet' Golden Hornet Crabapple 1.5" Cal. B&B

SR 20 Syringa reticulata Japanese Tree Lilac 1.5" Cal. B&B

SHRUBS CODE QTY BOTANICAL NAME COMMON NAME SIZE CONTAINER

LR 18 Diervilla x 'G2X88544' Kodiak® Orange Diervilla 5 gal. Pot

GRASSES CODE QTY BOTANICAL NAME COMMON NAME SIZE CONTAINER

CK 517 Calamagrostis x acutiflora 'Karl Foerster' Karl Foerster Feather Reed Grass 1 gal. Pot

PS 132 Panicum virgatum 'Shenandoah' Shenandoah Switch Grass 1 gal. Pot

PERENNIALS CODE QTY BOTANICAL NAME COMMON NAME SIZE CONTAINER

HR 340 Hemerocallis x 'Red Hot Returns' Red Hot Returns Daylily 1 gal. Pot

2022-11-07 10:54

PLANT SCHEDULE
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STAKING PLAN

(TREES 2 1/2" DIA OR SMALLER)

STAKING PLAN

(TREES LARGER THAN 2 1/2" DIA)
TYPICAL PLANTING PIT DETAIL SLOPE PLANTING PIT DETAIL

1  WRAP TRUNK FROM GROUND TO FIRST BRANCH.

NOTES:

1   PROVIDE A WIDE SHALLOW SAUCER-SHAPED PLANTING HOLE TO

THE DIAMETER SPECIFIED IN DETAIL. TREES PLANTED IN NARROW

DEEP PLANTING HOLES WILL HAVE TO BE REMOVED AND

REPLANTED.

2  CHECK FOR CIRCLING ROOTS IN ROOT BALL PRIOR TO PLANTING. IF

CIRCLING ROOTS ARE FOUND, CONTRACTOR TO NOTIFY LANDSCAPE

ARCHITECT FOR REVIEW. REMOVE ALL ADVENTITIOUS AND

GIRDLING ROOTS. PLANTS WITH CIRCLING ROOTS THAT IMPEDE THE

HEALTHY ESTABLISHMENT OF THE TREE WILL BE REJECTED.

3   ROOT COLLAR IS NOT ALWAYS LOCATED AT THE TOP OF ROOT BALL.

VERIFY LOCATION OF ROOT COLLAR PRIOR TO PLANTING. NOTIFY

LANDSCAPE ARCHITECT IF ROOT COLLAR IS NOT LOCATED AT THE

TOP OF ROOT BALL FOR REVIEW. REMOVE SOIL ABOVE TOP

STRUCTURAL ROOTS TO TRUNK FLARE. PLANTS WITH BURIED ROOT

COLLARS THAT IMPEDE THE HEALTHY ESTABLISHMENT OF THE

TREE WILL BE REJECTED.

4   SET TREE PLUMB. MAINTAIN THROUGHOUT WARRANTY. REMOVE

ALL FLAGGING AND LABELS AFTER OWNER APPROVAL.

5   PRUNE BROKEN, DEAD OR POOR BRANCHING. TREE PRUNING TO BE

CONDUCTED BY A CERTIFIED ARBORIST AND IN ACCORDANCE WITH

ANSI STANDARDS. TREES SHOULD BE TRIMMED  TO PROVIDE A

MINIMUM 7' HT CLEARANCE ALONG STREET AND SIDEWALKS.

6   WATER TREE IMMEDIATELY AFTER PLANTING.
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SEE PLANTING PIT

DETAILS

GARDEN

HOSE
FLAGGING

MATERIAL

1

PLACE ON STAKE

TO SOUTHWEST

PLACE ON STAKE

TO SOUTHWEST

SET ROOT COLLAR AND ROOT FLARE 2" ABOVE

FINISH GRADE. DO NOT PLACE MULCH WITHIN

2" OF TRUNK. ROOT COLLAR IS NOT ALWAYS

LOCATED AT TOP OF ROOTBALL

MINIMUM 6' DIAMETER,

3" DEPTH MULCH RING

3" HEIGHT WATER RETENTION

BERM BEYOND EDGE OF ROOT BALL

FINISH GRADE

SCARIFY SIDES OF PIT

REMOVE ALL NON-BIODEGRADABLE MATERIAL,

CONTAINERS OR OTHER MATERIAL THAT WILL

IMPEDE THE GROWTH OF THE PLANT MATERIAL.

REMOVE ALL TWINE. FOR BALLED AND BURLAP

(B&B) PLANTS REMOVE MINIMUM TOP 
1
2 OF BURLAP

AND WIRE BASKET MINIMUM.

PLACE ROOT BALL ON UNDISTURBED SOIL

2:1 MAXIMUM TRANSITION SLOPE.

BEGIN TRANSITION AT EDGE OF

ROOT BALL

EXISTING

SLOPE

TREE OR SHRUB

SCARIFY SIDES OF PIT

REMOVE ALL NON-BIODEGRADABLE MATERIAL,

CONTAINERS OR OTHER MATERIAL THAT WILL

IMPEDE THE GROWTH OF THE PLANT MATERIAL.

REMOVE ALL TWINE. FOR BALLED AND BURLAP

(B&B) PLANTS REMOVE MINIMUM TOP 
1
2 OF BURLAP

AND WIRE BASKET MINIMUM.

PLACE ROOT BALL ON UNDISTURBED SOIL

FINISH GRADE

3" HEIGHT WATER RETENTION

BERM BEYOND EDGE OF ROOT BALL

MINIMUM 6' DIAMETER,

3" DEPTH MULCH RING

SET ROOT COLLAR AND ROOT FLARE 2" ABOVE

FINISH GRADE. DO NOT PLACE MULCH WITHIN

2" OF TRUNK. ROOT COLLAR IS NOT ALWAYS

LOCATED AT TOP OF ROOT BALL

REMOVE ALL NON-BIODEGRADABLE

MATERIAL, SYNTHETIC MATERIALS; SUCH

AS, CONTAINERS, SYNTHETIC BURLAP,

STRAPPING, PLASTIC OR OTHER

MATERIAL, THAT WILL IMPEDE THE

GROWTH OF THE PLANT MATERIAL.

REMOVE ALL TWINE. FOR NATURAL FIBER

BURLAP, REMOVE MINIMUM TOP 
1
2 OF

BURLAP AND WIRE BASKET. CHECK ROOT

BALL FOR CIRCLING ROOTS. SEE NOTES.

IF SPECIFIED: AFTER PLANTING, ROTOTILL

A RING AROUND BACK FILL AREA. AREA

TO BE MINIMUM 6" DEPTH AND MINIMUM 4'

RADIUS OF PLANTING PIT OR TO EDGE OF

PAVEMENT, WHEN LESS THAN 4'

PLACE ROOT BALL

ON UNEXCAVATED

OR TAMPED SOIL

TAMP A SMALL AMOUNT OF SOIL

AROUND ROOT BALL BASE
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Sheet 1 of 1

Name:  _____________________

Design Version: ____________________

Approved By: ______________________

Approval Date: _____/________/_______

Submitted On Date: _____/______/_____

Color is approximate and for placement only
as each computer monitor may display color
di�erently. Please refer to actual material
samples for precise color representation.

Until the completion of this project, and all fees and
accorded price have been ful�lled, the design here
presented is property of Sign-o-vation of Omaha and
may not be reproduced without written permission. 

https://www.omahasignsandwraps.com/

PLEASE NOTERealtyLink Bus. Park

1A

OMAHA SIGNS AND WRAPS
6404 S. 118th St. Omaha, NE 68137

402.593.6772

11 16 2022
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Planning Commission Communication

Department: Community
Development
Case/Project No.: URV-22-010
Submitted by: Marianne Collins,
Community Development Housing
& Economic Planner 

CASE #URV-22-010 Council Action: 12/21/2022

Description

Public hearing on the request of the City of Council Bluffs to amend the Veterans Memorial Highway Urban
Revitalization Area located at 800 Veterans Memorial Highway.

Background/Discussion

See attached staff report.

Recommendation

ATTACHMENTS:
Description Type Upload Date
Staff Report & Attachments Other 12/9/2022
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Planning Commission Communication 

Department:   

Community Development 

 

CASE # URV-22-010 

 

Submitted by:  Housing & 

Economic Development 

 

Resolution No:  22-______  

 

 

 

 

  

 

   

   

Subject/Title 

Request:  Recommendation of approval of the Amended Veterans Memorial Highway Urban 

Revitalization Area. 

 

Background/Discussion 

Background  

Chapter 404 of the Iowa Code authorizes a City to designate an area as an urban revitalization area.  

Improvements to qualified real estate within designated areas may then be eligible to receive a total 

or partial exemption from property taxes for a specified number of years.  The exemptions are intended 

to stimulate private investment by reducing the tax increase that would normally result from making 

improvements to real estate property. 

Urban revitalization tax abatement incentives can apply to residential, commercial and industrial 

development.  Both new construction on vacant or unimproved land and rehabilitation of existing 

structures are eligible for tax abatement.   

Staff has prepared an Urban Revitalization Plan in accordance with Section 404.2 of the Iowa Code 

and has scheduled the matter for City Council consideration. The Amended Veterans Memorial 

Highway Urban Revitalization Area will consist of approximately 8.04 acres. 

 

Discussion 

A proposal has been submitted to Community Development for the expansion of a commercial storage 

facility known as “Lockbox Storage” at 800 Veterans Memorial Highway. The developer is proposing to 

construct an additional storage building and thirty-three (33) total parking spaces to provide exterior 

storage for boats, recreational vehicles (RVs), trailers and campers on the subject property.  

 

On November 28, 2022, City Council approved a Resolution of Necessity which initiated the process 

of amending the Veterans memorial Highway Urban Revitalization Plan and set January 9, 2023 as 

the public hearing date. Notification was sent to the owner of the property within the urban 

revitalization area. Although Chapter 404 of the Iowa Code does not specifically require review by 

the City Planning Commission, staff believes that such review is appropriate.   

Concurrent with the adoption of an urban revitalization plan, an ordinance establishing the urban 

revitalization area can be considered by City Council. Upon adoption of the area, the City is permitted 

to grant tax abatement to qualified projects. Staff specifically asks that the Commission consider the 

following: 

 The proposed Amended Veterans Memorial Highway Urban Revitalization Plan and Area 

furthers the goals of the City’s Comprehensive Plan. 

 

Resolution of Intent:  11/28/2022

Planning Commission:  12/21/2022 

Public Hearing  & First Reading:

1/09/2023

2nd  Reading:  1/23/2023

3rd  Reading:  Request to Waive
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Planning Commission Communication 

 The Amended Veterans Memorial Highway Urban Revitalization Plan is an area appropriate 

for urban revitalization designation as specified in Iowa Code Section 404.1.2, which discusses 

an area which by reason of the presence of a substantial number of deteriorated or deteriorating 

structures, deterioration of site or other improvements, substantially impairs or arrests the 

sound growth of a municipality. 

If the Amended Veterans Memorial Highway Urban Revitalization Plan and Area is approved, the 

project as proposed could be eligible for full exemption from taxation for three years or a ten year 

declining property tax abatement. 

 

Recommendation 

The Community Development Department recommends approval of the Veterans Memorial 

Highway Revitalization Area. 

Attachments 
Attachment A – Boundary Map 

Attachment B – Draft of the Amended Veterans Highway Urban Revitalization Plan 2022 
Prepared by: Marianne Collins, Housing & Economic Development Planner, Community Development Department 
Submitted by: Courtney Harter, Director Planning & Community Development, Community Development Department 
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Proposed Amended Veterans Memorial Highway Urban Revitalization Area: 

Boundary Map 
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2022 Amendment to the 
Veterans Memorial Highway  

Urban Revitalization Plan 

 
 

Prepared by 
Community Development Department 

City of Council Bluffs, Iowa 
 

Original Area Adopted by 
City Council on May 18, 2020 

Amended              , 2023 
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INTRODUCTION 
 
On May 18, 2020, the City of Council Bluffs City Council adopted Ordinance No. 6409, 
which established the Veterans Memorial Highway Urban Revitalization Area.  This 
revitalization area consisted of one parcel of land that was located north of Veterans 
Memorial Highway totaling 6.18 acres in size. 
 
The newly proposed amendment will add one additional parcel to the existing Veterans 
Memorial Highway Urban Revitalization Plan for a total of 8.04 acres. 
 
The Urban Revitalization Act empowers a municipality to designate an area appropriate for 
commercial and industrial enterprises, public improvements related to housing and 
residential development, or construction of housing and residential development for low 
and moderate income families, including single or multifamily housing. 
 
The City of Council Bluffs wishes to utilize property tax abatement incentives under the 
Urban Revitalization act to facilitate renovation of a blighted area.  The preparation and 
subsequent adoption of an Urban Revitalization Plan is required by the Iowa Code prior to 
the provision of property tax abatement. 
 
Section 404.1 of the Iowa Code stipulates that the Council may, by ordinance, designate 
an area of the City as the revitalization area, if that area is classified as any of the 
following: 
 
1. An area in which there is a predominance of buildings or improvements, whether 
residential or nonresidential, which by reason of dilapidation, deterioration, obsolescence, 
inadequate provision for ventilation, light, air, sanitation, or open spaces, high density of 
population and overcrowding, the existence of conditions which endanger life or property 
by fire and other causes or a combination of such factors, is conductive to ill health, 
transmission of disease, infant mortality, juvenile delinquency or crime and which is 
detrimental to the public health, safety or welfare. 
 
2. An area which by reason of the presence of a substantial number of deteriorated or 
deteriorating structures, predominance of defective or inadequate street layout, 
incompatible land use relationships, faulty lot layout in relation to size, adequacy, 
accessibility or usefulness, unsanitary or unsafe conditions, deterioration of site or other 
improvements, diversity of ownership, tax or special assessment delinquency exceeding 
the actual value of the land, defective or unusual conditions of title, or the existence of 
conditions which endanger life or property by fire and other causes, or a combination of 
such factors, substantially impairs or arrests the sound growth of a municipality, retards the 
provision of housing accommodations or constitutes an economic or social liability and is a 
menace to the public health, safety or welfare in its present condition and use. 
 
3. An area in which there is a predominance of buildings or improvements which by 
reason of age, history, architecture or significance should be preserved or restored to 
productive use. 
 
4. An area which is appropriate as an economic development area as defined in Section 
403.17(10) of the Iowa Code which states “an area of a municipality designated by the 
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local governing body as appropriate for commercial and industrial enterprises, public 
improvements related to housing and residential development, or construction of housing 
and residential development for low and moderate income families, including single or 
multifamily housing.” 
 
 
5. An area designated as appropriate for public improvements related to housing and 
residential development, or construction of housing and residential development, including 
single or multifamily housing. 
 
In May 2020, the City of Council Bluffs adopted the Veterans Memorial Highway Urban 
Revitalization Area under the criteria of element 2.  The City now desires to amend the 
Plan and Area (herein referred to as the “Amended Plan” and “Amended Area”).  
Consequently, on November 28, 2022, the City Council adopted Resolution No. 22-   , 
which directed staff to prepare an amended plan for the proposed additional revitalization 
area.  Illustration 1 is the City Council Original Resolution. 
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Veterans Memorial Highway Urban Revitalization Area  
Illustration 1 – Original Resolution 
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Veterans Memorial Highway Urban Revitalization Area  
Illustration 2 – Amended Plan Resolution 
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LEGAL DESCRIPTION 
 
The amended Veterans Memorial Highway Urban Revitalization Area is a tract of land 
containing parcel numbers 744412351011 and 744412351010, legally described as: 
 
The North 660 feet of the NE ¼ SW ¼ SW ¼ of Section 12-74-44, except the West 250 
feet, and the West 16.5 feet of the South 20 feet north of the highway in the SE ¼ SW ¼ of 
Section 12-74-44 and commencing at a point 660 feet East of the NW corner of the SW ¼ 
of the SW quarter of section 12, thence South 660 feet, thence East 250 feet, thence North 
660 feet, thence West 250 feet to the place of beginning, subject to right of ways of public 
highway City of Council Bluffs, Pottawattamie County, Iowa 
 
Illustration 3 shows the location and the boundary of the amended Veterans Memorial 
Highway Urban Revitalization Area, which consists of 8.04 acres.   
 

 Veterans Memorial Highway Urban Revitalization Area   
Illustration 3 – Boundary 
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PROPERTY OWNERS AND ASSESSED VALUATIONS 
 
The amended Veterans Memorial Highway Urban Revitalization Area will be comprised of 
8.04 acres on two parcels of land owned by MemorialC2 Trust and McGregor Interests, 
Inc. McGregor Interests, Inc. has a purchase agreement with the current owner 
MemorialC2 Trust.  MemorialC2 Trust currently operates Lake Manawa Mobile Home Park 
on the property.  
 
Valuation was obtained from the records of the Pottawattamie County Assessor.  
 

Parcel Number 

 
 

Zoning 
 

Owner & Address 
Land 

Valuation 
Dwelling 
Valuation 

Building 
Valuation 

Total 
Valuation 

744412351011 

I-2/ 
General 
Industrial 
District 

McGregor Interests, 
Inc. 

706 Veterans Memorial 
Hwy 

Council Bluffs, IA 
51501 $763,500 $ - $3,160,300 $3,923,800 

744412351010 

I-2/ 
General 
Industrial 
District 

MemorialC2 Trust  
800 Veterans Memorial 

Hwy  
Council Bluffs, IA 

51501 $186,000 $48,700 $ - $234,700 
 
 

EXISTING ZONING AND PROPOSED LAND USE 
 
Amended Veterans Memorial Highway Urban Revitalization Area is currently zoned I-2. 
The I-2/General Industrial District is intended to provide for the development of general 
manufacturing and industrial areas. This district is designed to accommodate industrial 
uses with moderate external effects. 
 
The proposed principal use of the amended Veterans Memorial Highway Urban 
Revitalization Area is ‘commercial storage,’ which is a permitted use in an I-2/General 
Industrial District. A conditional use permit is required for the ancillary exterior storage 
component proposed by the McGregor Interests, Inc. The conditional use permit was 
granted by the Zoning Board of Adjustment on 1/21/2020. 
 
Surrounding properties to the west, north and northeast are also zoned I-2. Properties east 
of the subject property are zoned C-2/Commercial District. The majority of properties south 
of Veterans Memorial Highway are also zoned C-2. There is also some land southeast of 
the subject property that is zoned R-4/High Density Multi-Family Residential District and R-
3/Low Density Multi-Family Residential District. Illustration 4 depicts the existing on-site 
and surrounding zoning.   
 
Existing land uses in the general vicinity include: a truck equipment supplier and dealer to 
the north; a tire shop to the east; a restaurant, a gas station, a clothing store, a medical 
clinic, a window supplier, a sign shop and an automotive repair shop to the southwest; and 
multiple residential uses to the west and across Veterans Memorial Highway to the 
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southeast. Additionally, two non-conforming residential structures abut the subject property 
to the southeast.  
 
The future land use map of the Bluffs Tomorrow: 2030 Comprehensive Plan designates the 
subject property as Local Commercial. The plan defines “Local Commercial” as areas that 
include “uses oriented primarily towards goods and services that meet the demand of 
Council Bluffs residents. These include grocery stores, convenience stores, pharmacies, 
banks, auto services, and small offices. They are typically located along visible corridors or 
at neighborhood centers, and may be configured as multi-tenant shopping centers or 
individual developments on smaller lots.” 
 
McGregor Interests, Inc. currently owns a portion of the subject property and has a 
purchase agreement with the current owner for the remaining portion of the subject 
property.  McGregor Interests, Inc. intends to redevelop the additional portion to expand 
the current commercial storage facility to be known as ‘Lockbox Storage.’  The proposed 
location at 800 Veterans Memorial Highway will be one of the multiple locations of ‘Lockbox 
Storage’ across Iowa and Nebraska. 
 
McGregor Interests, Inc. proposes to construct an additional storage building, 
approximately 23,300 square feet, on the subject property. The site can be accessed 
through two existing entrances located along the service road that runs parallel to Veterans 
Memorial Highway. Electronic gates will be installed at these two access points. The west 
entrance will serve as the main access point to the site while the gate at the east entrance 
will be locked at all times and only be used as an emergency access point. A keypad will 
allow customers to access the site through the main gate.  
 
The site plan also shows thirty-three (33) total parking spaces will be provided on the 
subject property. McGregor Interests, Inc. proposes to provide exterior storage for boats, 
recreational vehicles (RVs), trailers and campers as an ancillary use. 
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Amended Veterans Memorial Highway Urban Revitalization Area  
Illustration 4 – Zoning 

 
 

  
 
 

PROPOSALS FOR IMPROVING OR EXPANDING CITY SERVICES 
 
The amended Veterans Memorial Highway Urban Revitalization Area is currently served 
with all municipal services (sanitary sewer, water and storm sewer) and can be accessed 
by a dedicated roadway.  Electricity and gas service are also available to the project.  The 
project is located along Veterans Memorial Highway, which is adequate to handle the 
additional traffic generated by this proposed project.   
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RELOCATION PROVISIONS 
 
The Amended Veterans Memorial Highway Urban Revitalization Area has one commercial 
entity operated by the current owner at the 800 Veterans Memorial Hwy location.  The 
property owner will provide at least sixty (60) days’ notice to all tenants to relocate.  If either 
a residential or non-residential tenant relocation occurs as a result of actions taken by a 
developer qualifying for the benefits under the Urban Revitalization Act, the tenant shall 
receive compensation from the developer of one month’s rent and actual moving 
expenses, provided that the tenant has occupied the same unit continuously for a one year 
period prior to the adoption of this plan.  No federal funds shall be provided back to the 
owner.  The City is not responsible for any relocation expenses or lawsuits that may arise 
from this relocation. 
 

OTHER PUBLIC ASSISTANCE 
 

The developer is requesting property tax exemption. The developer has not requested any 
additional public assistance.  
 

APPLICABILITY AND TAX EXEMPTION SCHEDULE 
 
1.  Eligibility – The Amended Veterans Memorial Highway Urban Revitalization Plan will 
apply to commercial and industrial land uses. 
 
Both new construction and rehabilitation of existing structures will be eligible for tax 
abatement under the plan.  Rehabilitation may include renovation of a structure to bring it 
to code standards, remodeling and expansion.   
 
2. Term - The term of this Plan shall be until December 31, 2042 or amended by City 
Council. 
 
3.  Commercial and Industrial  
 
Ten Year - All eligible commercial and industrial real estate is eligible to receive a partial 
exemption from taxation on the actual value added by the improvements.  The exemption 
is for a period of ten years.  The amount of the partial exemption is equal to a percent of 
the actual value added by the improvements, determined as follows: 
 

a. For the first year, eighty percent. 
b. For the second year, seventy percent. 
c. For the third year, sixty percent. 
d. For the fourth year, fifty percent. 
e. For the fifth year, forty percent. 
f. For the sixth year, forty percent. 
g. For the seventh year, thirty percent. 
h. For the eighth year, thirty percent. 
i. For the ninth year, twenty percent. 
j. For the tenth year, twenty percent. 

 
-OR- 
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Three Year - All eligible commercial and industrial real estate is eligible to receive a one 
hundred percent exemption from taxation on the actual value added by the improvements. 
The exemption is for a period of three years. 
 
4. Improvements - Improvements shall include commercial and industrial rehabilitation 
and additions to existing structures as well as new construction on vacant land or on land 
with existing structures. In addition, all improvements must result in the following increases 
in value: 
 

 For non-residential property, improvements must increase the actual value of the 
structure by at least 15%.  If more than one building is located on the property, the 
15% increase requirement applies only to the structure or structures upon which the 
improvements were made. 

 
 If no structures were located on the property prior to the improvements, any 

improvements may qualify. 
 
5. Actual Value - Actual value added by the improvements means the actual value 
added as of the first year for which the exemption was received.  However, if such 
construction was begun one year prior to the adoption by the City of a Plan of Urban 
Revitalization pursuant to Chapter 404 of the Iowa Code, the value added by such 
construction, shall not constitute an increase in value for purposes of qualifying for the 
exemptions listed in this section. 
 

APPLICATION AND REVIEW PROCESS 
 
Upon completion of all improvements made within the assessment year for which the 
exemption is first claimed, the owner shall use the following procedure to secure the tax 
exemption. 
 
1. The applicant requests a conference with the Community Development Department 

to discuss applicability of the request to established policy and review the 
application process. 

 
2. The applicant completes the required forms and submits them along with all 

required data by February 1st to the Community Development Department. As part 
of the acceptance procedure, the Community Development Department shall review 
the submission for completeness.  If there is a deficiency, the Department shall 
notify the applicant within seven (7) days. 

 
3. The Department shall review the application according to the following criteria:  

1) conformance with the Urban Revitalization Plan; 2) a finding that the site is within 
a designated area; 3) a finding that the work has been completed within the time 
required to qualify for abatement in the assessment year; 4) a finding that the 
application is consistent with Chapter 404 of the Iowa Code; and 5) a finding that 
the application is consistent with all applicable city codes and ordinances. 
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4. Upon review of the application, the Community Development Department will 
prepare a recommendation and schedule the proposal for City Council 
consideration. 

 
5. By resolution, the City Council will accept the application and improvements as 

consistent with the intent of this plan and state law. 
 

6. The City Council will then direct the Community Development Department to 
transmit a copy of the case file to the Assessor’s Office by March 1st as required by 
Chapter 404 of the Iowa Code. 
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