
ZONING BOARD OF ADJUSTMENTS
AGENDA

Tuesday, March 19, 2024 - 4:00 PM
Council Chambers, 2nd Floor, City Hall

209 Pearl Street

1. CALL TO ORDER

2. ROLL CALL

3. PLEDGE OF ALLEGIANCE

4. ADOPTION OF AGENDA

5. APPROVAL OF MINUTES

6. PROOF OF PUBLICATION/POSTING

7. REVIEW OF MEETING PROCEDURES

8. PUBLIC HEARINGS

A. CASE #CU-17-003(M)
Public hearing on the request of Steve and Jane Morris, represented
by Andrew Morris, to modify an approved conditional use permit #CU-
17-003 on property legally described as part of the NW ¼ SW ¼ 
(excluding state right of way) of Section 17-74-43, Council Bluffs,
Pottawattamie County, Iowa. Location: 13500 South 192nd Street.

9. OTHER BUSINESS

A. 2023 Zoning Board of Adjustment Annual Report

10. ADJOURNMENT
Any questions or concerns regarding this agenda and/or requests for special accommodations at
this meeting should be directed to the Community Development Department at (712) 890-5350 or
email at cgibbons@councilbluffs-ia.gov.
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Zoning Board of Adjustment Communication

Department: Community
Development
Case/Project No.: CU-17-003(M)
Submitted by: Christopher N.
Gibbons, AICP, Planning & Code
Compliance Manager and Haley
Weber, Planner 

CASE #CU-17-003(M) Council Action: 3/19/2024

Description

Public hearing on the request of Steve and Jane Morris, represented by Andrew Morris, to modify an
approved conditional use permit #CU-17-003 on property legally described as part of the NW ¼ SW ¼ 
(excluding state right of way) of Section 17-74-43, Council Bluffs, Pottawattamie County, Iowa. Location:
13500 South 192nd Street.

Background/Discussion

See attached staff report.

Recommendation

ATTACHMENTS:
Description Type Upload Date
Staff Report & Attachments Other 3/13/2024
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TO:     Zoning Board of Adjustment  

FROM:    Community Development Department 

 

DATE:    February 20, 2024 March 19, 2024 

 

RE:     CASE #CU-17-003(M) 

REQUEST: Modify an approved conditional use permit to allow the expansion of a 

‘salvage operation’ in an I-2/Industrial District, including variances to allow 

for sub-standard pavement and an extended time-period to install hard-surface 

pavement 

 

APPLICABLE 

CODE SECTIONS: §15.02.020 - Zoning Board of Adjustment 

 The Zoning Board shall have the following powers: 

B.  To make final decisions on applications for conditional uses.  

§15.21.030 – Conditional Uses of the I-2/General Industrial Zoning District.  

 

LEGAL   

DESCRIPTION: Part of the Northwest Quarter of the Southwest Quarter (excluding state right 

of way) of Section 17, Township 74, Range 43, City of Council Bluffs, 

Pottawattamie County, Iowa  

 

LOCATION: 13500 192nd Street 

 

APPLICANT/ 

OWNER: Steve and Jane Morris, 10566 Woodland Trail, Council Bluffs, IA 51503 

  

 

REPRESENTATIVE: Andrew Morris, 25017 Emile Circle, Waterloo, NE 68069 

 

 

NOTE: The subject request was originally scheduled for public hearing by the Zoning Board of 

Adjustment on February 20, 2024. At the request of the applicant, the public hearing was tabled to 

the March 19, 2024 meeting to allow modifications to be made to the proposed site plan. New 

information has been underlined throughout the staff report. Information that is no longer applicable 

has been struck through. The updated site plan is included as Attachment ‘E.’ The modifications 

made to the originally proposed site plan are summarized below: 

 The ‘horseshoe’ drive has been removed. The applicant is now proposing to install additional 

pavement in the area originally shown as ‘compacted gravel.’ The northerly most drive is 

proposed to be an ‘entrance only’ for customers looking to access the staffed material bins 

shown along the northerly property line. After obtaining material from the bins, customers 

would then drive towards a proposed payment kiosk that would be located just north of the 

building and exit the site from the middle driveway onto 192nd Street. The applicant proposes 

to demarcate said circulation path with a barrier and directional signage. 

 The landscaped berm along portions of the northerly and westerly property line has been 

extended further down the westerly property line to enhance screening of the material 

stockpiles. 
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Staff Report 

 

 The applicant has proposed a revised landscaped plan to include 47 conifer trees along the 

top of the landscape berm; 38 conifer trees along 192nd Street; and 5 conifer trees along the 

west side of the stormwater detention pond.  

 

BACKGROUND INFORMATION – On November 21, 2017 the Council Bluffs Zoning Board of 

Adjustment approved a request by Morris Excavating Co. for a conditional use permit (#CU-17-003) 

to operate a ‘salvage yard’ in the I-2/General Industrial Zoning District on 15.82 acres of the 34.61 

acre property legally described as part of the Northwest Quarter of the Southwest Quarter (excluding 

state right of way) of Section 17, Township 74, Range 43, City of Council Bluffs, Pottawattamie 

County, Iowa. The original site plan is included with this report as Attachment ‘A’ and included the 

following features: 

 an 11,500 square foot building; 

 storm water detention area along the north and west sides of the site;  

 landscaping along all sides of the 15.82 acre area;  

 paved drive aisles and parking spaces; and 

 unpaved truck parking spaces. 

 

Below are the approved conditions of conditional use permit #CU-17-003: 

1. The applicant shall secure all necessary permits and licenses for the operation of the 

conditional use and shall comply with all applicable Federal, State and local codes.  

2. All site development shall comply with all applicable Fire and Building Code(s) 

requirements.  

3. The conditional use shall comply with all site development regulations pertaining to the I-

2/General Industrial District. 

4. All outdoor storage areas, off-street parking, driveways and drive aisles shall be hard-surface 

paved with asphalt or concrete cement and shall be designed to comply with the standards 

stated in Chapter 15.23, Parking, Loading and Unloading of the Council Bluffs Zoning 

Ordinance.  

5. All required off-street parking and handicap parking spaces for the commercial storage use 

shall be provided in accordance with the standards stated in Section 15.23.060, Parking space 

required, of the Council Bluffs Zoning Ordinance. 

6. All exterior lighting shall comply with the standards stated in Section 15.24.050, Lighting 

Controls, of the Council Bluffs Zoning Ordinance. 

7. All signage shall comply with the standards in Chapter 15.33, Signs, of the Council Bluffs 

Zoning Ordinance.  

8. All costs to construct, remove and/or relocate any utilities for the proposed development 

shall be the responsibility of the applicant and not the City. 

9. All proposed fencing shall comply with the standards stated in Section 15.24.040, Fence 

regulations of the Council Bluffs Zoning Ordinance.   

10. The amount of material stored on site should be kept to a reasonable level with crushing 

operations occurring routinely. Material stockpiles should not exceed 30 feet in height. If 

processing is ever to cease in operation for an extended period of time then no additional 

material should be brought on to that site. A salvage operation is not intended to be a place 

for long term storage or disposal of material or debris.  

11. The hours of operation for the crushing operation shall be limited to 8:00AM to 5:00PM for a 

maximum of ten (10) calendar days per month. 

12. A landscaping plan shall be submitted to ensure screening of the stockpiles from public view. 

13. The site shall have a maximum area of 15.82 acres, as was presented in the site plan.  
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14. The conditional use permit shall be subject to an annual review of conditions by City Staff.  

 

At this time, the ‘salvage operation’ is deficient in meeting conditions #4, #12, and #13, as listed 

above. 

 

The applicant is now requesting approval to modify conditional use permit #CU-17-003 to use the 

entire property for the ‘salvage operation’ and is asking the Zoning Board of Adjustment to approve 

the following variances as part of their request (see submitted Letter of Intent, included as 

Attachment ‘B’): 

1. Waive the hard-surface pavement requirements of Section 15.23, Off-Street Parking, Loading 

and Unloading, of the Council Bluffs Municipal Code (Zoning Ordinance) to require hard-

surface pavement only around and adjacent to the proposed building and entrance and exit 

approaches in the most heavily utilized truck routes, with a sub-standard pavement material 

(gravel) to be utilized in all other traveled areas, as shown on the submitted site plan (see 

Attachment ‘E’).  

2. Paving of the northerly most circular driveway by the end of 2028; this would allow the 

applicant to utilize a sub-standard pavement for the northerly drive in the meantime. 

 

The proposed increase in site area and customized pavement standards for the salvage operation in an 

industrial/agricultural area of the City, and extended timeframe to pave requires the approval of the 

Board.  

 

The proposed updated site plan, included as Attachment ‘C E,’ utilizes the entire subject property for 

the ‘salvage yard’ use and includes a new 21,600 square foot contractor shop building, a concrete 

crushing machine, ten (10) material stockpiles, six (6) material storage bins, an existing stormwater 

detention area, an extended earthen berm along the westerly property line and landscaping, and notes 

the pavement types to be utilized in different areas of the property. The circular driveway to the north 

of the building is proposed to be hard-surface paved within four (4) years of building completion, by 

the end of 2028. As a part of this request, the applicant is asking the Board to consider customized 

pavement standards specific to the salvage yard use and industrial nature of the property and 

surrounding area that take into account the daily use of large, heavy equipment and vehicles 

circulating the site. The parking lot and area around the building is proposed to be hard surface paved 

with concrete during building construction, which is proposed to begin this year. The applicant is 

also proposing to hard surface pave the entry and exit approaches to the site. The remaining areas 

primarily utilized for truck, equipment, and vehicular routes are proposed to utilize gravel, as 

opposed to the required hard-surface pavement, per Section 15.23, Off-Street Parking, Loading and 

Unloading, as shown on the submitted site plan. No specific signage proposals are included at this 

time. 

 

The following attachments are included with this report:  

 Attachment A: Original Site Plan (Case #CU-17-003) 

 Attachment B: Letter of Intent 

 Attachment C: Site Plan and Building Elevations 

 Attachment D: Zoning/Location Map 

 Attachment E: Updated Site Plan 
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The following photographs show the existing condition of the subject property and surrounding area. 

 

Exhibit A: Aerial view of the subject property (May 20, 2023) – Approximate 15.82 acre area 

originally approved with Case #CU-17-003 shown in red 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Exhibit B: Looking west along northerly property line 
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Exhibit C: Looking west/northwest at subject property towards existing pavement and 

unpaved parking area 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Exhibit D: Looking northwest at subject property towards additional stockpiles/truck parking 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Exhibit E: Looking west towards existing stockpiles 
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CURRENT ZONING AND LAND USE – The subject property is zoned I-2/General Industrial 

District, as is the property immediately to the south, which is owned by the applicant. The property 

across 192nd Street to the east is located outside of the City limits of Council Bluffs, and is also 

owned by the applicant. The adjacent properties to the north are zoned A-2/Parks, Estates and 

Agricultural, as are the properties to the west across Interstate 29, which abuts the subject property to 

the west. A location/zoning map is included as Attachment ‘E’. 

 

Existing land uses in the general vicinity are primarily agricultural in nature with an industrial park 

located to the northeast, outside the City limits of Council Bluffs.  The future land use plan of the 

Bluffs Tomorrow: 2030 Comprehensive Plan designates the subject property as ‘Rural 

Residential/Agricultural.’  

 

CITY DEPARTMENTS AND UTILITIES – All City departments and local utility providers were 

notified of the proposed conditional use permit request.  The following comments were received: 

 

Council Bluffs Water Works stated they have no comment on the request. 

 

MidAmerican Energy stated they have no conflicts or concerns with the request. 

 

Community Development Department:   

A. The subject property is comprised of a total of 34.61 acres, of which 15.82 acres were 

approved by the Board to be used as a salvage operation (CU-17-003) on November 21, 

2017. The applicant is now requesting to increase this site area to utilize the entire property 

for their salvage operation, which requires the approval of the Board, as the existing 

conditional use permit is specific to the previously approved 15.82 acres. The subject 

property exceeds the minimum lot size required for properties located in the I-2/General 

Industrial District, as per Section 15.21, I-2/General Industrial District of the Municipal 

Code (Zoning Ordinance).  

B. The proposed site plan shows the northerly circular driveway off of 192nd Street, southerly 

driveway, and pavement to the garage doors around the building to be hard-surface paved 

with eight (8) inches of concrete pavement and the parking lot to be hard-surface paved with 

six (6) inches of concrete pavement, which meets the minimum concrete pavement thickness 

requirements of Chapter 15.23, Off-Street Parking, Loading and Unloading, of the Municipal 

Code (Zoning Ordinance). The remaining truck routes to the material stockpiles and storage 

bins are proposed to be gravel surfacing with six (6) inches of compacted gravel surfacing 

between the two hard-surface paved areas, which does not meet the hard-surface pavement 

requirements of the above mentioned section of the City’s Zoning Ordinance. As a part of the 

request the applicant is requesting the following variances in regards to hard-surface 

pavement: 

1. Allow certain truck routes and circulation areas to utilize a lower quality surface material 

(gravel), as shown on the submitted site plan (Attachment ‘E’); and 

2. Allow for an extended timeframe to pave the northerly drive by the end of 2028. 

The Community Development Department recommends that the northerly circular drive be 

hard-surface paved in accordance with the standards of Chapter 15.23, Off-Street Parking, 

Loading and Unloading, of the Municipal Code (Zoning Ordinance) no later than December 

31, 2026. all hard-surface (concrete) paved areas identified on the submitted site plan, 

including a hard-surface paved connection between the northerly and southerly paved area, 

shall be installed prior to issuance of a certificate of occupancy for the proposed building. No 

gravel, including compacted gravel, shall be located between the building and easterly 
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property line. All undisturbed areas between the building and easterly property line shall be 

landscaped, sodded, or seeded. All employee and visitor parking shall be designed and 

installed in accordance with Chapter 15.23, Off-Street Parking, Loading and Unloading, of 

the Municipal Code (Zoning Ordinance). If the proposed building is not constructed by 

December 31, 2028, the hard-surface pavement originally approved with Case #CU-17-003 

and hard-surface paved approaches shall be installed by June 30, 2029.  

C. All unpaved circulation paths to be utilized by the general public shall be demarcated with a 

barrier and directional signage. The applicant shall coordinate with the Public Works 

Department on installation of track out control measures to reduce tracking of gravel onto 

192nd Street. All track out control measures shall be noted on the site plan prior to issuance of 

a building permit for the proposed building. 

D. The proposed site plan shows a new approximately 21,600 square foot building, which shall 

be built to comply with the site development standards listed in Section 15.21, I-2/General 

Industrial District of the Municipal Code (Zoning Ordinance). 

E. The applicant has submitted a permit to install a 14’ x 40’ electronic billboard for off-

premises advertising in the northwest corner of the property. No other signage is proposed at 

this time.  Any other signage proposed at a future date shall be permitted separately and shall 

comply with the standards stated in Section 15.33, Signs of the Municipal Code (Zoning 

Ordinance). 

F. No outdoor lighting is proposed at this time. Any outdoor signage installed at a future date 

shall comply with the standards stated in Section 15.24.050, Lighting Controls of the 

Municipal Code (Zoning Ordinance). 

G. The amount of material stored on site shall be kept to a reasonable level with crushing 

operations occurring routinely. Material stockpiles shall not exceed 30 feet in height. If the 

salvage operation is to cease for more than sixty (60) consecutive days then no additional 

material shall be brought on to that site until all existing material has been processed. A 

salvage operation is not intended to be a place for long-term storage or disposal of material or 

debris. No material stockpiles shall be located between the building and easterly property 

line. 

H. The hours of operation for the crushing activity shall be limited to Monday through Friday 

from 7:00 AM to 5:00 PM. 

I. The current salvage operation is not in compliance with the following approved conditions of 

approved conditional use permit (Case #CU-17-003): 

4. All outdoor storage areas, off-street parking, driveways and drive aisles shall be hard-

surface paved with asphalt or concrete cement and shall be designed to comply with the 

standards stated in Chapter 15.23, Parking, Loading and Unloading of the Council 

Bluffs Zoning Ordinance. 

12. A landscaping plan shall be submitted to ensure screening of the stockpiles from public 

view. 

13. The site shall have a maximum area of 15.82 acres, as was presented in the site plan. 

The applicant’s current requests addresses the lack of hard-surface pavement and expansion 

beyond the approved site area. Landscape plantings were installed on the subject property in 

accordance with their original site plan; however, the plantings are either dead or have not 

achieved a height which adequately screens the stockpiles from public view. 

The original site plan approved with Case #CU-17-003, showed the following landscape 

plantings along the border of the approved 15.82 acre site area: seven (7) plantings along 

192nd Street, five (5) plantings along the southerly border, eight (8) plantings along the 

westerly border, and six (6) plantings along the northerly boundary. No species types or 

planting height were identified on the original plan. 
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A revised landscaping plan was submitted and is included on Page L1.0 of Attachment ‘E,’ 

and includes the following landscape plantings: 

1. Forty-seven (47) conifer trees planted along the top of the extended landscaped berm 

located along the westerly half of the northerly property line and extends down the 

majority of the westerly property line; 

2. Thirty-eight (38) conifer trees planted along the easterly property line along 192nd 

Street; and 

3. Five (5) conifer trees planted along the westerly side of the detention pond. 

 

The Community Development Department recommends that the all conifer trees be planted  

and the landscape berm be extended, as shown on the submitted landscaping plan within six 

(6) months of approval. Each tree shall reach a minimum of six (6) feet in height within three 

(3) years of planting and shall have a minimum mature height of twelve (12) feet and shall be 

evenly distributed, as shown on the submitted landscaping plan.  

 

The Community Development recommends the following increased landscaping 

requirements to address screening and dust control of the site from adjacent roadways and 

properties be installed within six (6) months of approval (Note: The site’s existing tree 

plantings shall count towards this requirement.): 

a) A minimum of fifty-two (52) tall, evergreen trees shall be planted along the western 

property line adjacent to the site area.  Each tree shall reach a minimum of six (6) feet 

in height within three (3) years of planting and shall have a minimum mature height of 

twelve (12) feet. Tree plantings shall be installed approximately twenty-five (25) feet 

apart in a staggered double-row along the western property line; 

b) A minimum of forty-seven (47) tall, evergreen trees shall be planted along the northern 

property line adjacent to the site area.  Each tree shall reach a minimum of six (6) feet 

in height within three (3) years of planting and shall have a minimum mature height of 

twelve (12) feet. Tree plantings shall be installed approximately twenty-five (25) feet 

apart in a staggered double-row along the northern property line; 

c) A minimum of forty-seven (47) tall, evergreen trees shall be planted along the eastern 

property line along 192nd Street.  Each tree shall reach a minimum of six (6) feet in 

height within three (3) years of planting and shall have a minimum mature height of 

twelve (12) feet. Tree plantings shall be installed approximately twenty-five (25) feet 

apart in a staggered double-row along the eastern property line; 

All required plant materials shall be maintained at all times. All deceased plantings shall be 

replaced with plant material(s) of the same or like species of equal size within six (6) 

months of the plant’s demise or the earliest available planting season. 

J. The applicant has proposed to develop the site in phases. Proposed phase I consists of 

constructing the proposed contractor shop and surrounding pavement by the end of 2024 and 

proposed phase II consists of paving the northerly drive by the end of 2028. The Community 

Development Department recommends that the northerly circular drive be hard-surface paved 

in accordance with the standards of Chapter 15.23, Off-Street Parking, Loading and 

Unloading, of the Municipal Code (Zoning Ordinance) no later than December 31, 2026. All 

other hard-surface (concrete) paved areas identified on the submitted site plan, including a 

hard-surface paved connection between the northerly and southerly paved area, shall be 

installed prior to issuance of a certificate of occupancy for the proposed building. No gravel, 

including compacted gravel, shall be located between the building and easterly property line. 

All undisturbed areas between the building and easterly property line shall be landscaped, 
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sodded, or seeded. All employee and visitor parking shall be designed and installed in 

accordance with Chapter 15.23, Off-Street Parking, Loading and Unloading, of the 

Municipal Code (Zoning Ordinance). All required landscaping shall be installed within six 

(6) months of approval. 

K. No material stockpiles shall be located between the building and easterly property line. 

L. The City’s mission is to continuously improve the quality of life and attractiveness of the 

City of Council Bluffs. As the subject property is highly visible from Interstate 29, the 

proposed landscaping and hard-surface pavement completion requirements ensure that the 

City’s aesthetic values are upheld and a positive community appearance is maintained at a 

primary and heavily traveled entrance into our City. Staff feels that the proposed evergreen 

landscape screening, site layout, and hard-surface pavement requirements will adequately 

achieve the City’s mission while remaining context sensitive to the surrounding agricultural 

and industrial environment.  

M. Dust and other bi-products shall be minimized at all times through a combination of 

perimeter landscaping, on-site water tanks, and sprinklers. Material piles and gravel truck and 

vehicular routes should be sprayed as much as needed to prevent dust from leaving the site. 

The applicant shall provide a plan to the City that addresses the dust control measures to be 

used on-site. 

N. The Community Development Department recommends that failure by the applicant to meet 

the provided deadlines shall result in revocation of the conditional use permit.  

 

Council Bluffs Public Works Department provided the following comments: 

A. Stormwater management is required to current standards and specifications to the ultimate 

built out condition. 

B. Paving on site for erosion and sediment control are required. The proposed phasing of the 

plan shall meet City requirements. The requirement to pave by 2028 seems to be an 

excessively long phase plan. 

C. The City has no plan at this time to serve this site with sanitary sewer. It is the developer’s 

responsibility to connect to the City’s existing system or work with the Iowa Department of 

Natural Resources (IDNR) for approval of an onsite septic system. 

 

Council Bluffs Police Department stated they have no objection or comment on the request. 

 

NEIGHBORHOOD RESPONSE – All property owners within 200 feet were notified of the 

conditional use permit request. As of the date of this report, no comments were received. 

 

COMMENTS 

 

§15.02.090 Conditional Uses: The development and execution of the Ordinance (Title 15) is based 

upon the division of the City into districts.  Within each district the use of land and buildings, and the 

bulk and location of buildings and structures in relation to the land, are substantially uniform.  It is 

recognized, however, that there are specific uses which, because of their unique characteristics, cannot 

be properly classified in any particular district or districts without consideration, in each case, of the 

impact of those uses upon neighboring land and of the public need for the particular use at the 

particular location.  Such uses may be either public or private, and are of such an unusual nature that 

their operation may give rise to unique problems with respect to their impact upon neighboring 

property or public facilities. 
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The Zoning Board of Adjustment shall make findings of fact, based upon the evidence presented at the 

public hearing, with respect to each of the applicable standards in Section 15.02.090.E (Findings of 

Fact). 

 

The Zoning Board of Adjustment may impose such conditions and restrictions upon the location, 

construction, design and use of the property benefited by a conditional use as may be necessary or 

appropriate to protect the public interest, adjacent property and property values.  Failure to maintain 

such conditions or restrictions as may be imposed shall constitute grounds for revocation of the 

conditional use.  The terms of relief granted, including any conditions or restrictions, shall be 

specifically set forth in the concluding statement separate from the findings of fact. No conditional use 

shall be approved unless the Zoning Board of Adjustment makes findings of fact based directly on 

the standards and conditions imposed by this section.  The findings of fact are presented below in 

italics: 

 

1.   The proposed conditional use will comply with all applicable regulations of this Ordinance, 

including lot requirements, bulk regulations, use limitations and all other standards or conditions 

contained in the provisions authorizing such use.  The subject property is comprised of 34.61 acres, all 

of which is proposed to be used as a ‘salvage operation.’ The property currently has a singular paved 

driveway accessing a paved parking pad, along with existing material stockpiles, unpaved truck routes, 

and crushing equipment. Additional landscaping shall be installed to address screening and dust 

control of the site from adjacent roadways and properties within six (6) months of approval (Note: The 

site’s existing tree plantings shall count towards this requirement.): 

a. Forty-seven (47) conifer trees planted along the top of the extended landscaped berm 

located along the westerly half of the northerly property line and extends down the 

majority of the westerly property line; 

b. Thirty-eight (38) conifer trees planted along the easterly property line along 192nd 

Street; and 

c. Five (5) conifer trees planted along the westerly side of the detention pond. 

 

All conifer trees shall be planted and the landscape berm be extended, as shown on the submitted 

landscaping plan within six (6) months of approval. Each tree shall reach a minimum of six (6) feet 

in height within three (3) years of planting and shall have a minimum mature height of twelve (12) 

feet and shall be evenly distributed, as shown on the submitted landscaping plan.  

 

a) A minimum of fifty-two (52) tall, evergreen trees shall be planted along the western 

property line adjacent to the site area.  Each tree shall reach a minimum of six (6) 

feet in height within three (3) years of planting and shall have a minimum mature 

height of twelve (12) feet. Tree plantings shall be installed approximately twenty-five 

(25) feet apart in a staggered double-row along the western property line; 

b) A minimum of forty-seven (47) tall, evergreen trees shall be planted along the northern 

property line adjacent to the site area.  Each tree shall reach a minimum of six (6) feet 

in height within three (3) years of planting and shall have a minimum mature height of 

twelve (12) feet. Tree plantings shall be installed approximately twenty-five (25) feet 

apart in a staggered double-row along the northern property line; 

c) A minimum of forty-seven (47) tall, evergreen trees shall be planted along the eastern 

property line along 192nd Street.  Each tree shall reach a minimum of six (6) feet in 

height within three (3) years of planting and shall have a minimum mature height of 

twelve (12) feet. Tree plantings shall be installed approximately twenty-five (25) feet 

apart in a staggered double-row along the eastern property line; 
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All required plant materials shall be maintained at all times. All deceased plantings shall be 

replaced with plant material(s) of the same or like species of equal size within six (6) months of the 

plant’s demise or the earliest available planting season.  

 

The northerly circular drive shall be hard-surface paved in accordance with the standards of 

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

Ordinance) no later than December 31, 2026. All other hard-surface (concrete) paved areas 

identified on the submitted site plan, including a hard-surface paved connection between the 

northerly and southerly paved area, shall be installed prior to issuance of a certificate of occupancy 

for the proposed building. No gravel, including compacted gravel, shall be located between the 

building and easterly property line. All undisturbed areas between the building and easterly property 

line shall be landscaped, sodded, or seeded. All employee and visitor parking shall be designed and 

installed in accordance with Chapter 15.23, Off-Street Parking, Loading and Unloading, of the 

Municipal Code (Zoning Ordinance). The applicant is proposing to hard-surface pave the driveway, 

parking lot and area around the building during building construction which is proposed to begin 

this year. If the proposed building is not constructed by December 31, 2028, the hard-surface 

pavement originally approved with Case #CU-17-003 and hard-surface paved approaches shall be 

installed by June 30, 2029. 

 

The proposed building is shown to meet I-2/General Industrial District site development requirements. 

The size of the property is adequate to allow the existing ‘salvage operation’ to be enlarged from 15.82 

acres to the full 34.61 acres.  

 

2. Adequate utility, drainage and other necessary facilities or improvements have been or will be 

provided. The site has access to a water main that runs down 192nd Street. However, the site is not 

served with sanitary sewer. The City has no immediate plans to run sanitary sewer down 192nd 

Street. The applicant shall connect to the City’s existing sanitary sewer system or work with the Iowa 

Department of Natural Resources for approval of an onsite septic system; the means of on-site waste 

removal shall be determined by the availability of infrastructure along 192nd Street at the time of 

building permit application. Any future cost to extend, modify or otherwise relocate any public 

utilities/facilities shall be at the cost of the owner/applicant and not the financial responsibility of the 

City of Council Bluffs.  

 

3. Adequate access roads or entrance and exit drives will be designed and built to prevent traffic 

hazards and to minimize traffic conflicts and congestion in public streets and alleys. The subject 

property has access off 192nd Street, which abuts the east side of the property. The subject property 

has not complied with the hard-surface pavement requirements of approved permit CU-17-003. The 

northerly circular drive shall be hard-surface paved in accordance with the standards of Chapter 

15.23, Off-Street Parking, Loading and Unloading, of the Municipal Code (Zoning Ordinance) no 

later than December 31, 2026. All other hard-surface (concrete) paved areas identified on the 

submitted site plan, including a hard-surface paved connection between the northerly and southerly 

paved area, shall be installed prior to issuance of a certificate of occupancy for the proposed 

building. No gravel, including compacted gravel, shall be located between the building and easterly 

property line. All undisturbed areas between the building and easterly property line shall be 

landscaped, sodded, or seeded. All employee and visitor parking shall be designed and installed in 

accordance with Chapter 15.23, Off-Street Parking, Loading and Unloading, of the Municipal Code 

(Zoning Ordinance). If the proposed building is not constructed by December 31, 2028, the hard-

surface pavement originally approved with Case #CU-17-003 and hard-surface paved approaches 
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shall be installed by June 30, 2029. All unpaved drives to be utilized by the general public shall be 

demarcated with a barrier and directional signage. The applicant shall coordinate with the Public 

Works Department on installation of track out control measures to reduce tracking of gravel onto 

192nd Street. All track out control measures shall be noted on the site plan prior to issuance of a 

building permit for the proposed building. 

 

 

4. All necessary permits and licenses required for the operation of the conditional use have been 

obtained, or it clearly appears that such permits are obtainable for the proposed conditional use on the 

subject property. The applicant shall obtain all required City permits prior to installation of the 

proposed site plans. Any exterior signage shall be permitted separately prior to installation.  

 

5. All exterior lighting shall be shaded as necessary to direct the light away from neighboring 

residential properties.   No exterior lighting is proposed at this time. Any lighting installed at a future 

date shall comply with Section 15.24.050, Lighting Controls, of the Council Bluffs Zoning Ordinance. 

 

6. The location and size of the conditional use, the nature and intensity of the activities to be 

conducted in connection with it, the size of the site, and the relationship of the site to adjacent roadways 

shall be considered to assure the use is in harmony with the appropriate and orderly development of the 

district and the neighborhood in which it is located.  The subject property is zoned I-2/General 

Industrial District and exceeds the minimum lot size requirements for the district. The property to the 

immediate south is also zoned I-2/Industrial District and is owned by the applicant. To the immediate 

west is Interstate 29. The property to the north and west are agricultural in nature. The site does not 

abut any residential zoning districts and/or established residential uses. Dust and other bi-products 

shall be minimized at all times through a combination of perimeter landscaping, on-site water tanks, 

and sprinklers. Material piles and gravel truck and vehicular routes should be sprayed as much as 

needed to prevent dust from leaving the site.  The proposed ‘salvage yard’ modification request is not 

anticipated to have any negative impacts on existing and/or future land uses in the surrounding area if 

developed in accordance with adopted City standards and the requirements stated in the conditional 

use permit. 

 

7. The location, nature and height of buildings, structures, walls and fences on the site, and the nature and 

extent of landscaping and screening on the site shall be designed so that the use will not reasonably 

hinder or discourage the appropriate development, use and enjoyment of the adjacent land, buildings 

and structures.  The proposed building shall meet all I-2/General Industrial District development 

standards. Additional landscaping shall be installed to address screening and dust control of the site 

from adjacent roadways and properties within six (6) months of (Note: The site’s existing tree 

plantings shall count towards this requirement.): 

 

a. Forty-seven (47) conifer trees planted along the top of the extended landscaped berm 

located along the westerly half of the northerly property line and extends down the 

majority of the westerly property line; 

b. Thirty-eight (38) conifer trees planted along the easterly property line along 192nd 

Street; and 

c. Five (5) conifer trees planted along the westerly side of the detention pond. 

 

All conifer trees shall be planted and the landscape berm be extended, as shown on the 

submitted landscaping plan within six (6) months of approval. Each tree shall reach a 

minimum of six (6) feet in height within three (3) years of planting and shall have a 
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minimum mature height of twelve (12) feet and shall be evenly distributed, as shown on the 

submitted landscaping plan.  

 

d) A minimum of fifty-two (52) tall, evergreen trees shall be planted along the western 

property line adjacent to the site area.  Each tree shall reach a minimum of six (6) 

feet in height within three (3) years of planting and shall have a minimum mature 

height of twelve (12) feet. Tree plantings shall be installed approximately twenty-five 

(25) feet apart in a staggered double-row along the western property line; 

e) A minimum of forty-seven (47) tall, evergreen trees shall be planted along the northern 

property line adjacent to the site area.  Each tree shall reach a minimum of six (6) feet 

in height within three (3) years of planting and shall have a minimum mature height of 

twelve (12) feet. Tree plantings shall be installed approximately twenty-five (25) feet 

apart in a staggered double-row along the northern property line; 

f) A minimum of forty-seven (47) tall, evergreen trees shall be planted along the eastern 

property line along 192nd Street.  Each tree shall reach a minimum of six (6) feet in 

height within three (3) years of planting and shall have a minimum mature height of 

twelve (12) feet. Tree plantings shall be installed approximately twenty-five (25) feet 

apart in a staggered double-row along the eastern property line; 

 

All required plant materials shall be maintained at all times. All deceased plantings shall be 

replaced with plant material(s) of the same or like species of equal size within six (6) months of 

the plant’s demise or the earliest available planting season. 

 

8. The proposed conditional use will not cause substantial injury to the value of other property in the 

neighborhood in which it is located and will contribute to and promote the convenience and welfare of 

the public. If developed in full compliance with City standards, the proposed request is not anticipated 

to have a negative impact on property values for existing or future land uses in the surrounding area. 

 

RECOMMENDATION 
The Community Development Department recommends approval of the request to modify an 

approved conditional use permit #CU-17-003 on property legally described part of the Northwest 

Quarter of the Southwest Quarter (excluding state right of way) of Section 17, Township 74, Range 

43, City of Council Bluffs, Pottawattamie County, Iowa. The approval of this conditional use permit 

is subject to the following conditions.   

 

1. The applicant shall secure all necessary permits and licenses for the operation of the 

conditional use and shall comply with all applicable Federal, State and local codes.  

2. The applicant shall comply with all applicable Fire and Building Code(s) requirements.  

3. All structures on the subject property shall comply with the site development standards listed 

in Section 15.21.050, Site Development Regulations, for the I-2/General Industrial Districts. 

4. The northerly circular drive shall be hard-surface paved in accordance with the standards of 

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

Ordinance) no later than December 31, 2026. All other hard-surface (concrete) paved areas 

identified on the submitted site plan, including a hard-surface paved connection between the 

northerly and southerly paved area, shall be installed prior to issuance of a certificate of 

occupancy for the proposed building. No gravel, including compacted gravel, shall be located 

between the building and easterly property line. All undisturbed areas between the building 

and easterly property line shall be landscaped, sodded, or seeded. All employee and visitor 

parking shall be designed and installed in accordance with Chapter 15.23, Off-Street Parking, 
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We are looking to modify our existing conditional use permit in order to include our building being built. 

Our building will be built further south of the existing operation. We are investing a substantial amount 

of money in our property with the building being over $3.5 million, our outside pavement being over 

$630,000 and storm sewer and retention pond/fountains, and landscaping being over $1.1 million. This 

is a substantial amount of money for us to be investing in the property. More than we would already like 

to. We are requesting the pavement path for truck traffic on the north be able to be paved by the end of 

2028 as this adds a substantial amount more to the outside paving. This property will look great when 

done and will be a major improvement compared to other properties in the area. We understand the 

City at their expense will provide sanitary sewer in the right-of-way (ROW). 
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