
AGENDA 
PLANNING COMMISSION

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

Tuesday, July 8, 2025 - 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 #MIS-25-003
Public hearing on the request of Alex Carney, represented by Nate
Burnett, to adopt a site-specific development plan for a ‘restaurant drive-
thru’ use (Seven7Brew Coffee) on property legally described as Lots 1
through 6, Block 8, Benson’s 2nd Addition, City of Council Bluffs,
Pottawattamie County, Iowa.  Location: 2901 West Broadway. Case
#MIS-25-003

B. CASE #URN-25-005
Public hearing on the request of the City of Council Bluffs Community
Development Department to create and adopt the Grapplers Gate Urban
Renewal Plan and Area for property legally described as a replat of Lot
4, Auditor’s Subdivision of the SE1/4 NE1/4 of Section 31-75-43,
excluding City right-of-way, City of Council Bluffs, Pottawattamie County,
Iowa.  Location: Undeveloped land lying north of 830 Franklin Avenue
and west of 903 Franklin Avenue. Case #URN-25-005

8. OTHER BUSINESS

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.: MIS-25-003
Submitted by: Moises Monrroy,
Planner, Community Development
Department 

CASE #MIS-25-003 Council Action: 7/8/2025

Description

Public hearing on the request of Alex Carney, represented by Nate Burnett, to adopt a site-specific
development plan for a ‘restaurant drive-thru’ use (Seven7Brew Coffee) on property legally described as Lots
1 through 6, Block 8, Benson’s 2nd Addition, City of Council Bluffs, Pottawattamie County, Iowa. 
Location: 2901 West Broadway. Case #MIS-25-003

Background/Discussion

See attached staff report.

Recommendation

ATTACHMENTS:
Description Type Upload Date
Staff Report Staff Report 7/3/2025
Attachment A: Location/Zoning Map Map 7/3/2025
Attachment B: Letter of Intent Letter 7/3/2025
Attachment C: Civil Plan Set Other 7/3/2025
Attachment D: Floor Plan/Building Elevations Other 7/3/2025
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Planning Commission Communication 

Department: Community Development  

CASE #MIS-25-003 

Applicant: 

Alex Carney 

High Plains Brew LLC 

1520 South 70th Street 

Lincoln, NE 68506 

Property Owner: 

SCM 10X Council Bluffs 2901 LLC 

Jake Kumke 

10730 Pacific Street, Suite 230 

Omaha, NE 68114 

Representative/Engineer: 

Nate Burnett 

Rega Engineering Group, Inc.  

601 Old Cheney Road 

Lincoln, NE 68512 

Resolution No. _____________ Planning Commission: 7/8/2025 

 

Subject/Title 

Request: Public hearing on the request of Alex Carney, represented by Nate Burnett, to adopt a site-specific 

development plan for a ‘restaurant drive-thru’ use (7 Brew Coffee) on property legally described as Lot 1, Benson’s 

2nd Addition Replat 1, City of Council Bluffs, Pottawattamie County, Iowa.  

Location: 2901 West Broadway 

 

Background/Discussion 

The Community Development Department has received an application from Alex Carney, represented by Nate 

Burnett, to adopt a site-specific development plan for a new ‘restaurant, drive-in/fast food’ (7 Brew Coffee) on 

property legally described as Lot 1, Benson’s 2nd Addition Replat 1, City of Council Bluffs, Pottawattamie County, 

Iowa.  

The subject property is site of a former U.S. Bank building and is currently vacant. The applicant is proposing to 

demolish the existing bank on the subject property and construct a new drive-thru coffee kiosk (7 Brew Coffee). The 

proposed redevelopment of the site includes an auxiliary storage/cooler building that will be located west of the coffee 

kiosk and a standalone drive-through ATM on the south side of the subject property. The coffee kiosk and the auxiliary 

building will be connected with a metal canopy.  

The subject property is located within the West Broadway Corridor Design Overlay (CDO). As per Section 

15.32A.040, Applicability of the West Broadway Corridor Design Overlay, of the Council Bluffs Municipal Code 

(Zoning Ordinance), “new construction of commercial, mixed use, and multi-family structures and sites shall comply 

entirely with the standards of this Chapter.” Projects which are unable to meet certain aspects of the West Broadway 

CDO have the option of adopting a site-specific development plan which enhances components of the development 

in exchange for relief from other requirements. The proposed kiosk is unable to meet the full extent of West Broadway 

CDO architectural standards relative to transparency due to its floor plan layout and design. The purpose of this request 

is to provide a design alternative to the required transparent windows/doors in a manner that is consistent with the 
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spirit and intent of the West Broadway CDO. The applicant has presented two alternative design options: (Option A) 

a vinyl mural (design to be determined); or (Option B) spandrel glass panes with awning coverings.  

Land Use and Zoning – The subject property is currently zoned C-2/Commercial District. The following zoning and 

land uses surround the subject property: 

Direction Zoning District(s) Land Uses 

North C-2/Commercial District 

An auto repair shop (Atherton 

Automotive Service Center) and a 

gas station (Phillips 66) 

South C-2/Commercial District 
A thrift shop (Thrift World) and a 

vacant building 

East C-2/Commercial District 
A dollar store (Family Dollar) and 

an auto parts store (Auto Zone) 

West C-2/Commercial District A restaurant (Village Inn) 

The Future Land Use Plan of the Bluffs Tomorrow: 2030 Plan (Comprehensive Plan) designates the subject property 

as ‘Local Commercial.’ 

City Departments and Utilities – All appropriate City departments and utilities were notified of the planned industrial 

development plan request. The following comments were received: 

A. The Council Bluffs Public Works Department stated that they will continue to work with the engineer of record 

to finalize the design plans for building permit review.  

B. The Council Bluffs Fire Department stated that they have no comments on the request. 

C. Council Bluffs Water Works stated that they have no comments on the request. 

D. MidAmerican Energy stated that they have no conflicts with the request. They also stated that the developer or 

their agents should contact MidAmerican Energy directly to identify any costs associated with relocating existing 

electric facilities and/or extending new electric service to the site.  

 

Development Plan 

A. Site Development 

1. For the purposes of this development plan, the proposed coffee kiosk and auxiliary building shall be 

considered one structure, and the proposed standalone ATM shall be considered equipment.   

2. All principal structures shall be built within the required build-to-zone, defined by a maximum setback of 

twenty (20) feet and a minimum setback of five (5) feet, in accordance with Section 15.32A.070, Build-To-

Zone For West Broadway and Major Streets, West Broadway Corridor Design Overlay, of the Council 

Bluffs Municipal Code (Zoning Ordinance). For corner properties, the build-to-zone applies to the highest 

category street. 

a. The subject property is a corner lot with direct frontage on West Broadway and South 29th Street. As 

per Section 15.32.030, Definitions, West Broadway Corridor Design Overlay, of the Council Bluffs 
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Municipal Code (Zoning Ordinance), West Broadway is considered the highest category street, and 

South 29th Street is considered a minor street.  

b. The proposed building has a nine (9) foot setback to the property line adjoining West Broadway and 

thus will be constructed within the required build-to-zone.  

3. All principal structures shall have a minimum build-to-width of 50%, in accordance with per Section 

15.32A.070(C)(4) of the Council Bluffs Municipal Code (Zoning Ordinance). 

a. The width of the subject property along West Broadway is 123.41 feet, which equates to a minimum of 

61.7 feet of building located within the required build-to-zone. The proposed building will measure 

68.8 feet in width and will be located entirely within the required build-to-zone. As such, the proposed 

building will comply with the minimum build-to-width. 

4. All structures shall comply with all other C-2 District site development standards (i.e., minimum side and 

rear yard setback requirements, maximum building height, maximum lot coverage), in accordance with 

Section 15.15.050, Site Development Regulations, of the Council Bluffs Municipal Code (Zoning 

Ordinance). 

5. Any solar energy conversion systems proposed to be installed at this site shall be subject to Section 

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

6. 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. 

7. 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. 

8. All grading and drainage activity for this development shall be completed in accordance with Public Works 

standards. 

B. Off-Street Parking 

1. The minimum number of off-street parking spaces shall be calculated using the parking requirements 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. 

a. The minimum number of off-street parking spaces required for ‘restaurant, drive-in or carry out’ is one 

(1) space for every 100 square feet of gross floor area, which equates to a minimum of five (5) parking 

spaces for the proposed coffee kiosk. The submitted site plan (see Sheet No. 2, Attachment ‘C’) shows 

six (6) parking stalls will be provided on the subject property. 

2. All off-street parking areas, drive aisles, drive-through lanes, and vehicle circulation routes shall be 

constructed of hard surface pavement and shall be designed to 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. 

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

Iowa Administrative Code. 
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4. The applicant shall submit a parking lot permit at the time of building permit review for the proposed coffee 

kiosk. The parking plan shall include the number, location, and dimension of all drive aisles/lanes and 

parking spaces, pedestrian ways, islands, landscaped areas, loading areas and lighting. 

C. Architecture 

1. A minimum of 60% of the total surface area of each building façade visible from West Broadway shall be 

constructed out of durable materials, in accordance with Section 15.32A.080(A)(3)(a) of the Council Bluffs 

Municipal Code (Zoning Ordinance). Glass utilized for transparency requirements shall also count towards 

the durable material requirement.   

a. As per the submitted architectural renderings (see Sheet No. A2.3, Attachment ‘D’), the north façade 

of the proposed coffee kiosk and auxiliary building will be constructed primarily out of modular brick, 

with architectural metal and spandrel glazing as complementary materials. Durable materials will 

comprise more than 60% of the total surface of the north façade.  

b. As per the submitted architectural renderings (see Sheet No. A2.0, Attachment ‘D’), the east façade of 

the proposed coffee kiosk and auxiliary building will be constructed primarily out of modular brick, 

with architectural metal and transparent glass as complementary materials. Durable materials will 

comprise more than 60% of the total surface of the east façade. 

c. As per the submitted architectural renderings (see Sheet No. A2.1, Attachment ‘D’), the west façade of 

the proposed coffee kiosk and auxiliary building will be constructed primarily out of modular brick, 

with architectural metal as a complementary material. Durable materials will comprise approximately 

60% of the total surface of the west façade. 

2. A minimum of 40% of the total surface area of each building façade visible from a minor street shall be 

constructed out of durable materials, in accordance with Section 15.32A.080(A)(3)(b) of the Council Bluffs 

Municipal Code (Zoning Ordinance). Glass utilized for transparency requirements shall also count towards 

the durable material requirement. 

a. As per the submitted architectural renderings (see Sheet No. A2.2, Attachment ‘D’), the south façade 

of the proposed coffee kiosk and auxiliary building will be constructed primarily out of modular brick, 

with architectural metal and transparent glass as complementary materials. Durable materials will 

comprise more than 40% of the total surface of the south façade. 

3. As per Section 15.32A.080(C)(1)(a) of the Council Bluffs Municipal Code (Zoning Ordinance), a minimum 

of 40% of each building façade visible from West Broadway shall be covered with transparent windows and 

doors. For building façades visible from a minor street, the minimum required transparency is 30%.  

a. The submitted floor plan shows the proposed coffee kiosk will consist of a kitchen/service area and a 

bathroom. Several cabinets and appliances will be placed along the north, south and east interior walls 

of the building. The auxiliary building to the west will consist of a storage room and a cooler. The 

proposed floor plan layout and design inherently limits the amount of transparent doors and windows 

that can be installed on the building. 

The proposed building does not meet the minimum transparency requirements outlined above. To offset 

the lack of transparency, the applicant is proposing to use modular brick as the primary building 

material for all façades of the building. The applicant is also proposing to install spandrel glass panes 

(non-transparent) on the north façade of the coffee kiosk in lieu of transparent windows. The 

Community Development Department finds the proposed spandrel glass panels are acceptable for the 

following reasons: 
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i. Transparent windows would not practical along north façade of the building due to the layout and 

utility of the coffee kiosk noted above.  

ii. The proposed spandrel glass panes will properly articulate the building elevation and maintain the 

appearance of windows along the north façade of the building. 

On the north façade of the auxiliary building, the applicant has presented two alternative design options 

in lieu of the required transparent windows: (Option A) a vinyl mural (design to be determined); or 

(Option B) spandrel glass panes with awning coverings. The Community Development Departments 

finds both design alternatives are acceptable and consistent with the spirit and intent of the West 

Broadway CDO. 

If the applicant proceeds with Option A, a conceptual rendering of the proposed mural shall be 

submitted to the City for review prior to installation. The design of the mural shall not incorporate any 

commercial advertising for the proposed coffee kiosk.   

4. All building façades visible from West Broadway shall be designed in accordance with Section 

15.32A.080(B) of the Council Bluffs Municipal Code (Zoning Ordinance). 

a. As per the submitted architectural renderings (see Attachment ‘D’), the proposed building will be 

designed with architectural details including color changes, material changes and height variations to 

articulate all elevations. 

D. Landscaping and Streetscapes 

1. A minimum five (5) foot wide landscape frontage strip shall be installed on all frontages, in accordance with 

Section 15.32A.090(A)(1) of the Council Bluffs Municipal Code (Zoning Ordinance). 

a. As per the submitted landscaping plan (see Sheet No.7, Attachment ‘C’), a five (5) foot wide landscape 

frontage strip will be installed along West Broadway and South 29th Street. 

2. A minimum of one (1) deciduous shade tree and 10 shrubs shall be planted every 20 linear feet of the required 

landscape frontage strip, exclusive of any frontage adjacent to the building on the subject property, in 

accordance with Section 15.32A.090(A)(3) of the Council Bluffs Municipal Code (Zoning Ordinance).  

a. The length of the landscape frontage strip along West Broadway (minus the width of the proposed 

building) is 67.2 feet, which equates to a minimum of three (3) trees and thirty-four (34) shrubs. As per 

the submitted landscaping plan (see Sheet No. 7, Attachment ‘C’), four (4) trees and thirty-six (36) 

shrubs/grasses will be planted along West Broadway. 

b. The length of the landscape frontage strip along South 29th Street (minus the width of the proposed 

building) is 131 feet, which equates to a minimum of seven (7) trees and sixty-six (66) shrubs. As per 

the submitted landscaping plan (see Sheet No. 7, Attachment ‘C’), two (2) trees and sixty-six (66) 

shrubs/grasses will be planted along South 29th Street. 

i. There is a sufficient amount of space on the landscape frontage strip along South 29th Steet to 

accommodate additional tree plantings. The City of Council Bluffs and the applicant shall 

coordinate the number and placement of required tree plantings.  

c. Ornamental grasses may be planted on required landscape frontage strips in lieu of shrubs and shall 

count towards the total number of required plantings.  
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d. The City of Council Bluffs and the applicant shall determine the placement and species of trees, shrubs, 

and grasses prior to installation.   

e. All required frontage landscaping, exclusive of the proposed street trees along South 29th Street (see 

Item D(5) below), shall be located entirely within the subject property and shall not encroach into the 

public right-of-way.  

3. Foundation plantings shall be placed along the perimeter of all facades visible from adjacent street right-of-

way at a rate of one (1) planting per lineal foot of façade, not inclusive of entrances, in accordance with 

Section 15.32A.090(A)(2). 

a. As per the submitted landscaping plan (see Sheet No. 7, Attachment ‘C’), foundation plantings will be 

provided as follows: 

i. North façade 

 Proposed foundation plantings on north façade: 87 shrubs/grasses (Incrediball® Hydrangea, 

Karl Foerster Feather Reed Grass, Blaze Little Bluestem, Georgia Peach Coral Bells, Little 

Bunny Fountain Grass, Prairie Dropseed, and Ruby Stella Daylily). 

 Minimum amount of required foundation plantings on north façade: 63 foundation 

plantings.  

ii. South façade 

 Proposed foundation plantings on south façade: 9 deciduous shrubs (Double Knock Out® 

Red Rose). 

 Minimum amount of required foundation plantings on south façade: 57 foundation 

plantings. 

The proposed shrub plantings will be located along the base of the auxiliary building. Due to the 

placement of the proposed coffee kiosk and drive-through lanes, no additional foundation 

plantings can be installed along the south façade of the building. Shrub and ornamental grass 

plantings on the proposed parking lot endcap island/peninsula, which are not required, may count 

towards the required foundation plantings on the south façade of the building. As per the submitted 

landscaping plan (see Sheet No.7, Attachment ‘C’), a total of sixty-seven (67) shrubs and grasses 

will be planted on the proposed parking lot endcap island/peninsula.  

iii. East façade 

 Proposed foundation plantings on east façade: 12 shrubs/grasses (Double Knock Out® Red 

Rose and Prairie Dropseed). 

 Minimum amount of required foundation plantings on east façade: 15 foundation plantings.  

Since the north façade of the proposed building has an excess of twenty-four (24) foundation 

plantings, said surplus plantings may compensate for the deficit of three (3) plantings along the 

east façade.  

iv. West façade 
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 Proposed foundation plantings on west façade: 3 evergreen shrubs (Hills Upright Anglo-

Japanese Yew). 

 Minimum amount of required foundation plantings on west façade: 15 foundation plantings. 

Since the north façade of the proposed building has an excess of twenty-four (24) foundation 

plantings, said surplus plantings may compensate for the deficit of twelve (12) plantings along the 

west façade. 

b. The City of Council Bluffs and the applicant shall determine the placement and species of foundation 

plantings prior to installation.  

c. All required foundation plantings shall be located entirely within the subject property and shall not 

encroach into the public right-of-way.  

4. A minimum of one (1) large deciduous shade tree shall be planted per every 3,000 square feet of paved 

parking area not covered by buildings or canopies, in accordance with Section 15.32A.090(B)(1)(a) of the 

Council Bluffs Municipal Code (Zoning Ordinance). Trees planted in perimeter planting areas as opposed 

to landscape islands or endcap islands/peninsulas shall be counted as ½ tree for the purpose of this 

requirement. 

a. The proposed parking lot and drive-through lanes (coffee kiosk and ATM) contain approximately 

15,000 square feet of pavement, which equates to a minimum of five (5) parking lot tree plantings. As 

per the submitted landscaping plan (see Sheet No.7, Attachment ‘C’), four (4) trees will be planted on 

perimeter planting areas and one (1) tree will be planted on an endcap island/peninsula. Based on the 

quantity and placement of trees at this site, only three (3) trees count towards this requirement. Two (2) 

additional trees, based on the calculation established in Section 15.32A.090(B)(1)(d) of the Council 

Bluffs Municipal Code (Zoning Ordinance), shall be planted throughout the proposed parking lot. 

5. Street tree plantings shall only be required along major streets, in accordance with Section 15.32A.090(D)(2) 

of the Council Bluffs Municipal Code (Zoning Ordinance). 

a. Since South 29th Street is considered a minor street, no street trees are required for this project. As per 

the submitted landscaping plan (see Sheet No. 7, Attachment ‘C’), five (5) street trees will be planted 

along South 29th Street.  

6. All tree species planted on the subject property shall be fruitless (male). 

7. All 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 months of the plant’s demise. 

E. Pedestrian and Vehicular Access 

1. Curb cuts shall be designed and constructed in accordance with Section 15.32A.100(A) of the Council Bluffs 

Municipal Code (Zoning Ordinance).  

a. Vehicular access will be provided through an existing curb cut off South 29th Street. The width of the 

existing curb cut off South 29th Street will be reduced as part of this project. Existing curb cuts off West 

Broadway will be eliminated. No new curb cuts are proposed. 

b. No vehicular access points shall be allowed off West Broadway. 
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2. Drive-through lanes along West Broadway shall be located to the side and rear of the property, in accordance 

with Section 15.32A.100(C) of the Council Bluffs Municipal Code (Zoning Ordinance). 

a. All drive-through lanes for the proposed coffee kiosk and ATM machine will be located internal to the 

site, south of the proposed building, and will be accessed from South 29th Street.  

3. A five (5) foot wide, hard-surface accessible route shall be provided on all adjacent rights-of-way to a public 

entrance, in accordance with Section 15.32A.100(B) of the Council Bluffs Municipal Code (Zoning 

Ordinance). 

a. A five (5) foot wide, hard-surface pedestrian walkway will extend from the north entrance of the 

building to the public sidewalk along West Broadway. 

b. A five (5) foot wide, hard-surface pedestrian walkway will extend from the east entrance of the building 

to the public sidewalk along South 29th Street. 

F. Outdoor Lighting.  

1. All outdoor lighting shall be installed in accordance with Section 15.32A.110, Outdoor Lighting, West 

Broadway Corridor Design Overlay, of the Council Bluffs Municipal Code (Zoning Ordinance).  

a. As per the submitted letter of intent (see Attachment ‘B’), a flag of the United States on a twenty-five 

(25) foot tall pole will be illuminated with ground-mounted solar powered uplighting. No additional 

outdoor lighting is shown on the submitted plans. The applicant shall submit a photometric plan that 

demonstrates all outdoor lighting will be contained on-site. 

G. Screening and Buffering 

1. All roof-mounted mechanical equipment shall be integrated into the design of the building so that the 

equipment is screened from public view in the adjacent street rights-of-way, in accordance with Section 

15.32A.120(B) of the Council Bluffs Municipal Code (Zoning Ordinance). 

a. HVAC equipment and the mechanical unit mounted on the roof of the proposed building will be 

screened from public view with a parapet wall.  

2. All wall-mounted mechanical equipment shall be screened in accordance with Sections 15.32A.120(C) and 

15.32A.120(D) of the Council Bluffs Municipal Code (Zoning Ordinance).  

a. No wall-mounted mechanical equipment is proposed as part of this request. Electrical equipment 

mounted on west façade of the building will be painted to match proposed modular brick material.  

3. Any 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, in accordance with Section 15.32A.120(E) of the Council Bluffs Municipal Code 

(Zoning Ordinance). 

a. No ground-mounted mechanical equipment is proposed as part of this request. 

4. The trash enclosure shall be designed in accordance with Section 15.32A.120(G) of the Council Bluffs 

Municipal Code (Zoning Ordinance). 

a. The submitted architectural plans (see Sheet A5.0, Attachment ‘D’) indicates that the dumpster will be 

screened with a seven (7) foot tall trash enclosure comprised of modular brick walls and a cedar gate.  
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H. Fences and Walls 

1. All fences and walls shall be installed in accordance with Section 15.32A.130, Fences and Walls, West 

Broadway Corridor Design Overlay, of the Council Bluffs Municipal Code (Zoning Ordinance). 

a. No fences or walls are proposed to be installed at this site as part of this request.  

I. Signage 

1. All detached, attached, and on-site directional signage shall be installed in accordance with Section 

15.32A.140, Signs, West Broadway Corridor Design Overlay, and Section 15.33.170, Commercial District 

Signs, of the Council Bluffs Municipal Code (Zoning Ordinance) and shall be permitted separately prior to 

installation. 

a. As per the submitted architectural renderings (see Attachment ‘D’), the following attached wall signs 

will be installed on the proposed coffee kiosk:  

i. North façade 

 ‘SEVEN 7B BREW – DRIVE THRU COFFEE’ wall sign #1: 31.7 square feet. 

Total sign area proposed on north façade: 31.7 square feet. 

Maximum sign area allowed on north façade: 68 square feet. 

ii. South façade 

 ‘SEVEN 7B BREW – DRIVE THRU COFFEE’ wall sign #2: 31.7 square feet. 

 ‘DRIVE THRU COFFEE’ wall sign #1: 5.9 square feet. 

 ‘DRIVE THRU COFFEE’ wall sign #2: 5.9 square feet. 

Total sign area proposed on south façade: 43.5 square feet. 

Maximum sign area allowed on south façade: 68 square feet. 

iii. East façade 

 ‘7B – SEVEN BREW – DRIVE THRU COFFEE’ logo sign #1: 28.3 square feet. 

 ‘DRIVE THRU COFFEE’ wall sign #3: 5.9 square feet.  

Total sign area proposed on east façade: 34.2 square feet. 

Maximum sign area allowed on east façade: 30 square feet. 

iv. West façade 

 ‘7B – SEVEN BREW – DRIVE THRU COFFEE’ logo sign #2: 28.3 square feet. 

Total sign area proposed on east façade: 28.3 square feet. 
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Maximum sign area allowed on west façade: 30 square feet. 

The size of the proposed wall signs on the east façade of the building shall be reduced to ensure 

compliance with the signage standards in Section 15.33.170, Commercial District Signs, of the Council 

Bluffs Municipal Code (Zoning Ordinance). Alternatively, the applicant shall remove ‘DRIVE THRU 

COFFEE’ wall sign #3 from the east façade of the building.  

b. As per Section 15.33.170(B) of the Council Bluffs Municipal Code (Zoning Ordinance), the total 

permitted maximum sign area in the C-2 District is based on a calculation of 2 × street frontage, which 

equates to a maximum of 456.24 square feet of signage allowed on the subject property. As per the 

submitted architectural renderings (see Attachment ‘D’), a total of 137.7 square feet of signage will be 

installed on the subject property.  

c. As per Section 15.33.100(D) of the Council Bluffs Municipal Code (Zoning Ordinance), “ground and 

monument signs may be used on a premise if the front wall of the building or structure which the sign 

serves is set back at least 15 feet from the right-of-way line of the street, private way, or court to which 

the sign is oriented.” Since the proposed building has a nine (9) foot front yard setback, the subject 

property is not eligible for installation of a ground or monument sign. Therefore, all signage on the 

property shall be limited to attached signage, subject to Item I(1)(a) above. 

2. All signage for the standalone ATM shall be installed in accordance with Section 15.33.100(I)(1) of the 

Council Bluffs Municipal Code (Zoning Ordinance).  

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

Ordinance) shall be permitted. 

 

Recommendation 

The Community Development Department recommends approval of the request to adopt a site-specific development 

plan for a ‘restaurant drive-thru’ use (7 Brew Coffee) on property legally described as Lot 1, Benson’s 2nd Addition 

Replat 1, City of Council Bluffs, Pottawattamie County, Iowa, subject to the comments stated above and the following 

conditions: 

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. 

 

Attachments 

Attachment A: Location/Zoning Map 

Attachment B: Letter of Intent 

Attachment C: Civil Plan Set 

Attachment D: Floor Plan/Building Elevations 

Prepared by: Moises Monrroy, Planner, Community Development Department 
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Letter of Intent 

Date: 6/10/25 

To: City of Council Bluffs  

From: 7 Brew Coffee, High Plains Brew LLC  

Re: Letter of Intent for Business Development in Council Bluffs 

 

To Whom It May Concern,  

We are writing to formally express our intent to develop and construct a new 7 Brew Coffee 

location within the city limits of Council Bluffs. Our team is committed to working 

collaboratively with the city to create a high-quality, well-integrated site that aligns with local 

standards and enhances the surrounding area. 

As part of this proposed development, we plan to incorporate a number of public and 

environmental improvements, including: 

• Storm and Sanitary Sewer Enhancements: Upgrades and improvements to on-site 

storm and sewer systems to support proper drainage and future capacity needs. 

• Undergrounding of Electrical Infrastructure: Relocation of overhead utility lines 

underground to enhance safety, reliability, and aesthetics. 

• Runoff Reduction: Implementation of stormwater best management practices to reduce 

site runoff and promote sustainable water management. 

• Landscaping Enhancements & Heat Island Reduction: Addition of new trees, shrubs, 

and groundcover to beautify the site, provide shade, and support ecological health. 

• Improved Traffic Flow: Consolidation of site access/egress points to enhance vehicular 

safety and minimize congestion along adjacent roadways. 

Construction Timeline: We are proposing to begin site work in mid-September with an 

anticipated opening in December. 

Architectural Design Elements: To meet city aesthetic requirements, we are providing a 

comprehensive plan that includes two alternative design options for the north side of the 

cooler: Option 1 features a vinyl mural (design to be determined), and Option 2 incorporates 

three spandrel glass panes with an awning covering. Additionally, we propose installing a 

medallion sign on the west side of the cooler with complementary shrub landscaping below the 

medallion sign to enhance the visual appeal and integration with the surrounding area. Our plan 
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also proposes a 25ft flagpole to display the American flag all year round. This will be properly 

illuminated from solar ground uplighting.   

Community Benefits and Business Model Overview: 

1. Community-Focused Drive-Thru Model  

o Compact Footprint: 7 Brew locations occupy smaller parcels of land than 

traditional sit-down cafes, preserving valuable urban space and minimizing land 

use. 

o Drive-Thru Only Operation: Eliminating indoor seating reduces noise, litter, and 

public disturbance, and focuses on serving busy residents efficiently during their 

daily routines. 

o Offering customized caffeinated and non-caffeinated beverage options during 

extended evening hours: Our operating hours will be from 5:30 AM to 10:00 PM 

Sunday through Thursday, and from 5:30 AM to 11:00 PM on Fridays and 

Saturdays. These extended hours are designed to accommodate customers 

working overnight shifts and those with varied schedules, ensuring access to 

quality beverages throughout the evening. 

o Traffic Flow Management: Designed with dual-lane drive-thru lanes and 

optimized vehicle stacking to minimize congestion on adjacent roads, improving 

overall traffic safety. 

2. Economic Development and Job Creation  

o Local Employment: Our location will create approximately 40 new jobs, with 

competitive wages and training opportunities for local residents. 

o Support for Small Business Owners: 7 Brew operates on a franchise model, 

empowering local entrepreneurs to invest in and grow sustainable businesses 

with comprehensive corporate support. 

o Tax Revenue Contribution: Franchise operations generate ongoing sales tax and 

business tax revenue to support city services. 

3. Environmental and Operational Responsibility  

o Sustainable Practices: 7 Brew emphasizes the use of recyclable cups and 

packaging, efficient waste management, and reduction of energy use through 

modern equipment. 
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o Water and Energy Efficiency: Locations employ energy-efficient appliances and 

water-saving fixtures to reduce environmental footprint. 

o Compliance: 7 Brew adheres strictly to all local zoning, health, and safety 

regulations, with a commitment to ongoing partnership with the city. 

4. Community Engagement and Brand Alignment  

o Youth Engagement: 7 Brew's vibrant and inclusive brand appeals to young 

professionals and families, supporting local culture and social interaction in a 

positive way. 

o Customer Experience: The brand focuses on fast, friendly service, helping 

commuters and residents enjoy their day with convenience and quality. 

o Contribution to Urban Vitality: By activating underutilized commercial parcels 

with clean, well-managed businesses, 7 Brew supports neighborhood renewal 

and safety. 

This investment reflects our commitment not only to the success of the 7 Brew brand but to 

being a responsible development partner to the city of Council Bluffs. We are confident this 

project will provide long-term economic and community benefits, including job creation, 

increased tax revenue, and a vibrant new destination for local residents and visitors alike. 

We appreciate your consideration of this site and look forward to working closely with the city 

throughout the review and approval process. Please let us know if any additional 

documentation or detail is required at this time. 

Sincerely, 

High Plains Brew LLC 

admin@hp7brew.com 
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Planning Commission Communication

Department: Community
Development
Case/Project No.: URN-25-005
Submitted by: Marianne Collins,
Community Development Housing
& Economic Planner 

CASE #URN-25-005 Council Action: 7/8/2025

Description

Public hearing on the request of the City of Council Bluffs Community Development Department to create
and adopt the Grapplers Gate Urban Renewal Plan and Area for property legally described as a replat of Lot
4, Auditor’s Subdivision of the SE1/4 NE1/4 of Section 31-75-43, excluding City right-of-way, City of
Council Bluffs, Pottawattamie County, Iowa.  Location: Undeveloped land lying north of 830 Franklin
Avenue and west of 903 Franklin Avenue. Case #URN-25-005

Background/Discussion

See attached staff report.

Recommendation

ATTACHMENTS:
Description Type Upload Date
Staff Report Staff Report 7/3/2025
Attachment 1 – Grapplers Gate Urban Renewal Area Plan Other 7/3/2025

Attachment 2 - Legal Description Legal
Description 7/3/2025
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Planning Commission Communication 
 

Department: 

Community Development 

 

Case/Project No.: URN-25-005 

Ordinance No.:  

  

Resolution No.: 25- 

City Council: 6-23-2025 

Planning Commission: 7-8-2025 

P.H. and First Reading: 7-28-2025 

 

Subject/Title 

Proposed creation of the Grapplers Gate Urban Renewal Plan 

 

Location 

Generally located south of Gleason Avenue and north of Franklin Avenue and east of E. Pierce Street and west of 

Bennett Avenue 

 

Background/Discussion 

Background 

A developer has approached the City about developing a vacant parcel of land included in the proposed Grapplers 

Gate Urban Renewal Area for housing.  The developer is proposing to construct 15 single family housing units.  It has 

been determined the proposed area meets the definition of “economic development area.” This determination is based 

on Chapter 403.17 of the Iowa Code.   

 

In order to invoke its urban renewal powers, the City Council must agree to designate the subject property an Urban 

Renewal Area, adopt an Urban Renewal Plan and negotiate a development agreement with the Developer.  Assistance 

in the form of an urban renewal project area, conforming to the Section 403 of Iowa Code, is necessary to acquire 

land; improve regulatory control; improve public infrastructure and facilities; and to allow for private development of 

vacant land.  

 

Discussion 

On June 23, 2025, the City Council passed a resolution of necessity, which directed staff to initiate the process of 

creating the Grapplers Gate Urban Renewal Plan and Area.  On July 7, 2025, the Consultation Meeting was held with 

other taxing jurisdictions.  This resolution establishes the following timeframe: 

 

7-28-2025     City Council public hearing on the proposed urban renewal plan 

 

Iowa statutes require the City Planning Commission to review the plan for conformity to the comprehensive plan and 

to forward a recommendation to City Council prior to the public hearing.  An urban renewal plan conforming to the 

requirements of Chapter 403 of the Iowa Code has been prepared and is attached for your review.   

 

The Grapplers Gate Urban Renewal Area is being designated as an economic development area that is appropriate for 

the promotion of economic development of new low and moderate income (LMI) housing and the provision of public 

improvements related to housing and residential development conforming to Chapter 403.17 of the Iowa Code.  

Designation is necessary to assist and promote local commercial enterprises to strengthen and revitalize the economy.  

Tax Increment Financing (TIF) will be utilized to provide assistance to the developer for the infrastructure costs that 

will be incurred. 

Staff Recommendation 

The Community Development Department recommends concurrence that the Grapplers Gate Urban Renewal Plan 

and Area is in conformity with the Bluffs Tomorrow: 2030 Comprehensive Plan.  

 

Attachments 

Attachment 1 – Grapplers Gate Urban Renewal Area Plan 

Attachment 2 - Legal Description 
Prepared by: Marianne Collins, Housing & Economic Development Planner 

Submitted by: Courtney Harter, Director of Community Development 
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GRAPPLERS GATE URBAN RENEWAL PLAN 

for the 

GRAPPLERS GATE URBAN RENEWAL AREA 

 

CITY OF COUNCIL BLUFFS, IOWA 

 

A. INTRODUCTION 

 

The Grapplers Gate Urban Renewal Plan (“Plan” or “Urban Renewal Plan”) for the Grapplers Gate 

Urban Renewal Area (“Area” or “Urban Renewal Area”) has been developed to help local officials 

promote economic development in the City of Council Bluffs, Iowa (“City”). The primary goal of 

the Plan is to stimulate, through public involvement and commitment, private investment in new 

housing and residential development as defined in the Code of Iowa Section 403.17(12). 

 

In order to achieve this objective, the City intends to undertake urban renewal activities pursuant 

to the powers granted to it under Chapter 403 and Chapter 15A of the Code of Iowa, as amended. 

 

B. DESCRIPTION OF THE URBAN RENEWAL AREA 

 

The Urban Renewal Area is described in Exhibit A. A map of the Urban Renewal Area is included 

in Exhibit B. The City reserves the right to modify the boundaries of the Area at some future date. 

 

The property included in the Urban Renewal Area has never previously been subject to the division 

of revenue under Iowa Code 403.19 for a residential urban renewal project.  

 

C. AREA DESIGNATION 

 

With the adoption of this Plan, the City designates this Urban Renewal Area as an economic 

development area that is appropriate for the provision of public improvements related to housing 

and residential development. 

 

D. BASE VALUE 

 

If the Urban Renewal Area is legally established, a Tax Increment Financing (TIF) ordinance is 

adopted to establish a TIF district in the Area, and debt related to the Area is certified to the County 

Auditor, the frozen “base value” will be the assessed value of the taxable property within that area 

covered by the TIF ordinance as of January 1 of the calendar year preceding the calendar year in 

which the City first certifies the amount of any debt related to the Area, in accordance with Iowa 

Code Section 403.19. 

 

E. DEVELOPMENT PLAN 

 

The City has a general plan for the physical development of the City as a whole outlined in the 

Bluffs Tomorrow: 2030 Comprehensive Plan, adopted in 2014 and amended in 2015.  The goals 

and objectives of the Urban Renewal Plan, including the urban renewal projects identified herein, 

are in conformity with the City’s Bluffs Tomorrow: 2030 Comprehensive Plan. 
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This Urban Renewal Plan does not in any way replace the City’s current land use planning or 

zoning regulation process.  

 

The need, if any, for improved traffic, public transportation, public utilities, recreational and 

community facilities, or other public improvements within the Urban Renewal Area is set forth in 

this Plan.  As the Area continues to develop, the need for public infrastructure extensions and 

upgrades will be evaluated and planned for by the City. 

 

F. RESIDENTIAL DEVELOPMENT 

 

The City’s objective for the Urban Renewal Area is to promote new housing and residential 

development. The City realizes that the availability of housing is an important component of 

attracting new business and industry, responding to new development, and retaining existing 

businesses. 

 

In anticipation of expected economic development, the City has taken the position of supporting 

the creation of new housing opportunities, including increasing the number of lots available for 

the construction of new houses. Providing incentives to developers may ease the cost of extending 

necessary infrastructure and other factors that can make residential development more risky and 

less profitable. 

When a City utilizes tax increment financing to support the construction/installation of public 

improvements related to residential development, the City must also provide assistance to LMI 

families related to housing as part of the project, consistent with the requirements of Iowa Code 

Section 403.22. LMI families are those whose incomes do not exceed 80% of the median county 

income, for the county that the project is located within. Unless a reduction is approved by the 

Iowa Economic Development Authority, the amount of LMI assistance for a project must be at 

least equal to the percentage of LMI families living in that county. For a project located in 

Pottawattamie County, the percentage of LMI families is currently 44.70%. 

 

The requirement to provide assistance for LMI housing may be met by one, or a combination, of 

the following options:  

1. Providing that at least 44.70% of the units constructed in the Urban Renewal Area are 

occupied by residents and/or families whose incomes are at or below 80% of the median 

county income;  

2. Setting aside an amount equal to 44.70% of the reimbursed project costs for LMI housing 

activities anywhere in the City; and  

3. Ensuring that 44.70% of the houses constructed within the Area are priced at amounts 

affordable to LMI families.   

 

If funds are set aside, as opposed to constructing a sufficient percentage of LMI housing in the 

Area, the assistance for low and moderate income family housing may be provided anywhere 

within the City.  The type of assistance provided must benefit LMI residents and/or families and 
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may include, but is not limited to: 

 

1. Construction of LMI affordable housing. 

 

2. Owner/renter-occupied housing rehabilitation for LMI residents and/or families. 

 

3. Grants, credits or other direct assistance for LMI residents and/or families. 

 

4. Homeownership assistance for LMI residents and/or families. 

 

5. Tenant-based rental assistance for LMI residents and/or families. 

 

6. Down payment assistance for LMI residents and/or families. 

7. Mortgage interest buy-down assistance for LMI residents and/or families. 

8. Under appropriate circumstances, the construction of public improvements that 

benefit LMI residents and/or families. 

 

G. PLAN OBJECTIVES 

 

Renewal activities are designed to provide opportunities, incentives, and sites for new residential 

development within the Urban Renewal Area. More specific objectives for the development, 

redevelopment and rehabilitation within the Urban Renewal Area are as follows: 

 

1. To increase the availability of housing opportunities, which may in turn attract and 

retain local industries and commercial enterprises that will strengthen and revitalize 

the economy of the State of Iowa and the City of Council Bluffs. 

 

2. To stimulate, through public action and commitment, private investment in new 

housing and residential development. 

 

3. To plan for and provide sufficient land for residential development in a manner that 

is efficient from the standpoint of providing municipal services. 

 

4. To help finance the cost of constructing street, water, sanitary sewer, storm water 

drainage, public utilities, street lighting, and other public improvements in support 

of new housing development. 

 

5. To provide a more marketable and attractive investment climate. 

 

6. To improve the housing conditions and housing opportunities, including for LMI 

income families and/or individuals. 

 

7. To achieve a diversified, well-balanced economy providing a desirable standard of 

living, creating job opportunities, and strengthening the tax base. 
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H. TYPES OF RENEWAL ACTIVITIES 

 

To meet the objectives of this Urban Renewal Plan and to encourage the development of the Area, 

the City intends to utilize the powers conferred under Chapter 403 and Chapter 15A, Code of Iowa 

including, but not limited to, tax increment financing.  Activities may include: 

 

1. To undertake and carry out urban renewal projects through the execution of 

contracts and other instruments. 

2. To arrange for or cause to be provided the construction or repair of public 

infrastructure including but not limited to streets, curbs and gutters, water 

infrastructure, sanitary sewer infrastructure, public utilities, or other facilities in 

connection with urban renewal projects. 

3. To finance programs that will directly benefit housing conditions and promote the 

availability of housing in the community. 

4. To make loans, forgivable loans, grants, tax rebate payments, or other types of 

economic development grants or incentives to private developers or local 

development organizations to incentivize the development of housing within the 

Area, on such terms as may be determined by the City Council. 

5. To borrow money and to provide security therefor. 

6. To acquire or dispose of property. 

7. To provide for the construction of specific site improvements such as grading and 

site preparation activities, access roads and parking, fencing, utility connections, 

and related activities. 

8. To acquire property through a variety of means (purchase, lease, option, etc.) and 

to hold, clear, or prepare the property for redevelopment. 

9. To undertake the demolition and clearance of existing development. 

10. To make or have made surveys and plans necessary for the implementation of the 

Urban Renewal Plan or specific urban renewal projects. 

 

11. To use tax increment financing for a number of objectives, including, but not 

limited to, achieving a more marketable and competitive land offering price and 

providing for necessary physical improvements and infrastructure. 

 

12. To use tax increment to provide LMI housing assistance. 

 

13. To use any or all other powers granted by the Urban Renewal Act to develop and 

provide for improved economic conditions for the City. 

40



- 7 - 

Final Version 

 

 

 

Nothing herein shall be construed as a limitation on the power of the City to exercise any lawful 

power granted to the City under Chapter 15, Chapter 15A, Chapter 403, Chapter 427B, or any 

other provision of the Code of Iowa in furtherance of the objectives of this Urban Renewal Plan. 

 

I. ELIGIBLE URBAN RENEWAL PROJECTS 

 

Although certain project activities may occur over a period of years, the Eligible Urban Renewal 

Projects under this Urban Renewal Plan include: 

 

1. Development Agreement with OER LLC: The City expects to consider a development 

agreement with OER LLC (or a related entity) (“the “Developer”) for Developer’s construction of 

public infrastructure improvements and private housing units on land within the Urban Renewal 

Area. As part of the project, the Developer would be required to complete certain infrastructure 

improvements needed to prepare the property for the development of housing units and cause the 

construction of at least fifteen (15) housing units. The infrastructure improvements constructed by 

the Developer would be dedicated to the City following completion, at no cost to the City. These 

improvements are expected to include the construction and installation of construction or 

installation of streets, sanitary sewer, storm sewer, water infrastructure, and related infrastructure 

to serve the residential development within the Urban Renewal Area, for a total cost of 

approximately $800,000. Construction of the infrastructure improvements is anticipated to be 

completed by December 31, 2026. The development agreement would also provide detailed terms 

and conditions under which the City may make annual Economic Development Grant payments 

to the Developer in the amount of up to 100% of the Tax Increment generated by construction of 

the housing units on the residential lots in the Area remaining each year after any LMI assistance 

obligations have been satisfied.  The Economic Development Grants would terminate upon the 

earliest of the following: (i) ten (10) grants have been paid to Developer; (ii) the City’s ability to 

collect tax increment from the Urban Renewal Area has expired; (iii) the maximum aggregate 

amount of grants have been paid to Developer; or (iv) the Developer’s right to receive grants 

derived from the housing units in the Area under the agreement is terminated. The total amount of 

the Economic Development Grant payments shall not exceed the lesser of $800,000, or the actual 

costs incurred by the Developer in constructing the infrastructure improvements in the Area.  

 

2. Planning, engineering fees (for urban renewal plans), attorney fees, other related 

costs to support the urban renewal project and planning: 

 

Project Date Estimated Cost 

Fees and costs Undetermined Not to Exceed  $50,000 

 

J. FINANCIAL DATA 

 

1. Current Constitutional Debt Limit $361,381,202 

2. Current outstanding general obligation debt $61,320,000 

3. Proposed amount of indebtedness to be incurred: A specific amount 

of debt to be incurred for the Eligible Urban Renewal Projects has 

not yet been determined. This document is for planning purposes 

$850,000 

plus any LMI set 

aside. 
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only. The estimated project costs in this Plan are estimates only and 

will be incurred and spent over a number of years. In no event will 

the City’s constitutional debt limit be exceeded.  The City Council 

will consider each project proposal on a case-by-case basis to 

determine if it is in the City’s best interest to participate before 

approving an urban renewal project or expense. It is further 

expected that such indebtedness, including interest on the same, 

may be financed in whole or in part with tax increment revenues 

from the Urban Renewal Area.  Subject to the foregoing, it is 

estimated that the cost of the Eligible Urban Renewal Projects as 

described above will be approximately as stated in the next column: 

 

(This amount does 

not include costs 

related to financing.) 

 

K. URBAN RENEWAL FINANCING 

 

The City intends to utilize various financing tools such as those described below to successfully 

undertake the proposed urban renewal actions. The City has the statutory authority to use a variety 

of tools to finance physical improvements within the Area.  These include: 

A. Tax Increment Financing. 

Under Section 403.19 of the Code of Iowa, urban renewal areas may utilize the tax 

increment financing mechanism to finance the costs of public improvements, economic 

development incentives, or other urban renewal projects. Upon creation of a tax increment 

district within the Area, by ordinance, the assessment base is frozen and the amount of tax 

revenue available from taxes paid on the difference between the frozen base and the 

increased value, if any, is segregated into a separate fund for the use by the City to pay 

costs of the eligible urban renewal projects. Certain increased taxes generated by any new 

development, above the base value, are distributed to the taxing entities, if not requested 

by the City, and in any event upon the expiration of the tax increment district. 

B. General Obligation Bonds. 

Under Division III of Chapter 384 and Chapter 403 of the Code of Iowa, the City has the 

authority to issue and sell general obligation bonds for specified essential and general 

corporate purposes, including the acquisition and construction of certain public 

improvements within the Area and for other urban renewal projects or incentives for 

development consistent with this Plan. Such bonds are payable from the levy of unlimited 

ad valorem taxes on all the taxable property within the City.  It may be, the City will elect 

to abate some or all of the debt service on these bonds with incremental taxes from this 

Area. 

 

The City may also determine to use tax increment financing to provide incentives such as cash 

grants, loans, tax rebates, or other incentives to developers or private entities in connection with 

the urban renewal projects identified in this Plan. In addition, the City may determine to issue 

general obligation bonds, tax increment revenue bonds or such other obligations, or loan 

agreements for the purpose of making loans or grants of public funds to private businesses located 

in the Area for urban renewal projects. Alternatively, the City may determine to use available funds 

for making such loans or grants or other incentives related to urban renewal projects.  In any event, 
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the City may determine to use tax increment financing to reimburse the City for any obligations 

or advances. 

 

Nothing herein shall be construed as a limitation on the power of the City to exercise any lawful 

power granted to the City under Chapter 15, Chapter 15A, Chapter 403, Chapter 427B, or any 

other provision of the Code of Iowa in furtherance of the objectives of this Urban Renewal Plan. 

 

L. PROPERTY ACQUISITION/DISPOSITION 

 

The City will follow any applicable requirements for the acquisition and disposition of property 

within the Urban Renewal Area. 

 

M. RELOCATION 

 

The City does not expect there to be any relocation required as part of the eligible urban renewal 

projects; however, if any relocation is necessary, the City will follow all applicable relocation 

requirements. 

 

N. PROPERTY WITHIN URBAN REVITALIZATION AREA 

The Urban Renewal Area is, or at some future date may be, located within an urban revitalization 

area.  No tax abatement incentives in connection with the urban revitalization area will be allowed 

for development that occurs in the Urban Renewal Area unless expressly authorized by the City 

Council. 

 

O. STATE AND LOCAL REQUIREMENTS 

 

All provisions necessary to conform to state and local laws will be complied with by the City and 

the developer in implementing this Urban Renewal Plan and its supporting documents. 

 

P. URBAN RENEWAL PLAN AMENDMENTS 

 

This Urban Renewal Plan may be amended from time to time for a variety of reasons, including 

but not limited to, a change in the Area, to add or change land use controls and regulations, to 

modify goals or types of renewal activities, to add or change urban renewal projects, or to amend 

property acquisition and disposition provisions. The City Council may amend this Plan in 

accordance with applicable state law. 

 

Q. EFFECTIVE PERIOD 

  

This Urban Renewal Plan will become effective upon its adoption by the City Council and will 

remain in effect as a Plan until it is repealed by the City Council.   

 

With respect to property included within the Urban Renewal Area, which is also included in an 

ordinance which designates that property as a tax increment district (TIF district) and is designated 

based on an economic development finding, to provide or to assist in the provision of public 
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improvements related to housing and residential development, the use of incremental property tax 

revenues or the “division of revenue,” as those words are used in Chapter 403 of the Code of Iowa, 

is limited to ten (10) years beginning with the second fiscal year following the year in which the 

City first certifies to the County Auditor the amount of any loans, advances, indebtedness, or bonds 

which qualify for payment from the incremental property tax revenues attributable to that property 

within the Urban Renewal Area. 

 

At all times, the use of tax increment financing revenues (including the amount of loans, advances, 

indebtedness, or bonds which qualify for payment from the division of revenue provided in Section 

403.19 of the Code of Iowa) by the City for activities carried out under the Urban Renewal Area 

shall be limited as deemed appropriate by the City Council and consistent with all applicable 

provisions of law. 

 

R. SEVERABILITY CLAUSE 

 

If any part of the Plan is determined to be invalid or unconstitutional, such invalidity or 

unconstitutionality shall not affect the validity of the Plan as a whole, or any part of the Plan not 

determined to be invalid or unconstitutional.  
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EXHIBIT A 

LEGAL DESCRIPTION OF URBAN RENEWAL AREA 

 

Lot 4, Auditor's Subdivision of the SE 1/4 NE 1/4 of Section 31, Township 75, 

Range 43, Council Bluffs, Pottawattamie County, Iowa, except the following: A 

portion of Lot 4 of Auditor's Subdivision of the SE 1/4 NE 1/4 of Section 31, 

Township 75 North, Range 43 West of the 5th P.M. Pottawattamie County, Iowa, 

being more particularly described as follows: Commence at the point of intersection 

of the East line of said Lot 4, and the Northerly right-of-way line of Franklin 

Avenue (March, 2010), said point lying 440.2 feet West and 103.9 feet North of the 

East 1/4 or said Section 31; thence N 58°58'46" W along said Northerly right-of-

way line of Franklin Avenue, a distance of 154.86 feet to the point of beginning; 

thence continue N 58°58'46" W along said Northerly right-of-way line, a distance 

of 111.50 feet to a point of curvature; thence Northwesterly along said Northerly 

right-of-way line being curved to the right and having a radius of 192.00 feet and a 

central angle of 39°25'37", an arc distance of 132.12 feet (Chord 129.53', chord 

bearing N 39°15'59" W) to a point of reverse curvature; thence Northwesterly along 

said Northerly right-of-way line being curved to the left and having a radius of 

699.48 feet and a central angle of 7°03'58"', an arc distance of 86.26 feet (Chord 

86.21', chord bearing N 23°05'12" W) to a point on the West line of aforesaid Lot 

4; thence N 02°01'54" E along said West line, a distance of 10.42 feet to a point on 

a curve; thence Southeasterly along a curve to the right having a radius of 743.67 

feet and a central angle of 2°42'17", an arc distance of 35.10 feet (Chord= 35°10', 

chord bearing= S 28°50'52" E) to a point of tangency; thence S 27°29'44" E, a 

distance of 28.83 feet to a point of curvature; thence Southeasterly along a curve to 

the left having a radius of 480.09 feet and a central angle of 31°48'02", an arc 

distance of 266.46 feet (Chord bearing S 43°23'45" E) to the point of beginning. 

Containing 3439 square feet, more or less. 
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MAP OF URBAN RENEWAL AREA  
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LEGAL DESCRIPTION 
 
Lot 4, Auditor's Subdivision of the SE 1/4 NE 1/4 of Section 31, Township 75, Range 
43, Council Bluffs, Pottawattamie County, Iowa, except the following: A portion of 
Lot 4 of Auditor's Subdivision of the SE 1/4 NE 1/4 of Section 31, Township 75 
North, Range 43 West of the 5th P.M. Pottawattamie County, Iowa, being more 
particularly described as follows: Commence at the point of intersection of the East 
line of said Lot 4, and the Northerly right-of-way line of Franklin Avenue (March, 
2010), said point lying 440.2 feet West and 103.9 feet North of the East 1/4 or said 
Section 31; thence N 58°58'46" W along said Northerly right-of-way line of Franklin 
Avenue, a distance of 154.86 feet to the point of beginning; thence continue N 
58°58'46" W along said Northerly right-of-way line, a distance of 111.50 feet to a 
point of curvature; thence Northwesterly along said Northerly right-of-way line 
being curved to the right and having a radius of 192.00 feet and a central angle of 
39°25'37", an arc distance of 132.12 feet (Chord= 129.53', chord bearing= N 
39°15'59" W) to a point of reverse curvature; thence Northwesterly along said 
Northerly right-of-way line being curved to the left and having a radius of 699.48 
feet and a central angle of 7°03'58"', an arc distance of 86.26 feet (Chord= 86.21 ', 
chord bearing= N 23°05'12" W) to a point on the West line of aforesaid Lot 4; thence 
N 02°01'54" E along said West line, a distance of 10.42 feet to a point on a curve; 
thence Southeasterly along a curve to the right having a radius of 743.67 feet and a 
central angle of 2°42'17", an arc distance of 35.10 feet (Chord= 35°10', chord 
bearing= S 28°50'52" E) to a point of tangency; thence S 27°29'44" E, a distance of 
28.83 feet to a point of curvature; thence Southeasterly along a curve to the left 
having a radius of 480.09 feet and a central angle of 31°48'02", an arc distance of 
266.46 feet (Chord bearing = S 43°23'45" E) to the point of beginning. Containing 
3439 square feet, more or less. 
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