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Background
Reconsideration of Ordinance No. 6528, adopted by City Council on November 28, 2022.

Due to an unintentional formatting error and omission of existing language in the draft of Chapter 15.16
previously presented to the City Council, this matter is being submitted for reconsideration with
corrections. The substance of the proposed text amendment has not changed from what City Council has
previously approved. For reference, the existing Chapter 15.16, originally proposed text amendment draft,
and corrected amendment draft are included as Attachments ‘A’, ‘B’, and ‘C’, respectively.

Additionally, the Community Development Department is requesting to amend Title 15: Zoning of the Council
Bluffs Municipal Code as follows:
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developments within the C-3/Commercial District such that the standards match those of the C-
4/Commercial District.

In addition, the City of Council Bluffs is proposing amendments to various parking standards. The Community
Development Department is proposing certain changes that will help better facilitate developments in the City’s
downtown business district, and the Public Works Department has suggested minor changes to some pavement
standards. These changes are presented in detail in the “Discussion” section.

All City Departments and local utilities were notified of the proposed text amendments. No adverse comments
have been received.

Discussion
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C. Section 15.16.060 Additional Regulations

A. All business, service, repair, processing, storage, and merchandise display shall be conducted or
located within an enclosed building, with the exception of off-street parking and loading areas, drive-
in services, minor service for motor vehicles, and display of merchandise along the wall of the
building, which merchandise shall not extend more than three feet from the wall of such building.

B. Consumer fireworks sales from a temporary structure shall not be located within three hundred (300)
feet of a residential structure.




Case #2T-22-008
Staff Report Page 4

Parking and loading requirements:
A. Off-street parking is not required for any use established or existing in this district, except for
residential use in a mixed commercial/residential structure;
B. Off-street loading for all uses established or existing in this district shall comply with the applicable
requirements in CBMC 15.23.

The proposed changes to this section will bring the parking and loading requirements for the C-3/Commercial
District into alignment with those of the C-4/Commercial District. Both the C-3 and C-4 Districts primarily
serve the City’s downtown area, and it is sensible to have uniform parking standards across both districts.
The proposed parking and loading standards would eliminate minimum parking requirements for all land uses
within the C-3 District except for the residential portion of a mixed commercial/residential structure. This
will create a degree of flexibility for future developments in the C-3 District, as the amount of parking
provided for non-residential uses will be the choice of the developer or property owner. A reduction in
required parking amounts can be useful for developments on parcels with constrained space, as an average
parking space requires approximately 330 square feet of land when accounting for parking stalls, drive aisles,
ramps, landscaping, and setbacks. Reduced parking requirements can also make new development more cost-
effective, as the cost of a typical surface parking lot is roughly $5,000 to $10,000 per space and a typical
parking structure can cost $25,000 to $50,000 per space (costs include land values, materials, and labor). The
ability to build less on-site parking could enable developments in the downtown area that may not otherwise
be geometrically and/or financially feasible with current minimum parking requirements.

Notably, elimination of minimum parking requirements within the C-3 District would not prohibit developers
or property owners from providing on-site parking facilities in this district. On the contrary, virtually all new
developments will include some amount of parking either on-site or off-site, primarily due to economic forces
that make it difficult for new development to be built without parking. In nearly all cases, some parking will
be required in order for new developments to be marketable to prospective tenants. Financing for new
developments typically also necessitates some amount of parking, as loan underwriters will be hesitant to
lend money for a development with a high risk of failing to generate enough revenue to make timely loan
payments. Elimination of minimum parking requirements would simply give landowners and developers the
latitude to provide the amount of parking that makes the most sense for a particular site, rather than applying
uniform minimum parking requirements.

Recommendation
The Community Development Department recommends approval of the request to amend Section 15. 16 060,
Additional Regulations;

GGH-HGH—BJH#S—MJCWHH&&LGG%-QZGHMQ-@F@M&HGQ}, as shown in Attachments C aﬂd—D—.

Public Hearing
Staff speakers for the request:
1. Brandon Siracuse, Planner, City of Council Bluffs, 209 Pearl Street, Council Bluffs, 1A 51503
2. Christopher Gibbons, Planning and Code Compliance Manager, 209 Pearl Street, Council Bluffs, 1A 51503

Speakers in favor: None

Speakers against: None
Planning Commission Recommendation
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The City Plannlng Commlssmn recommended approval of the request to amend Sectlon 15.15. 060 Addltlonal

Regulations;
BJH#sMemetpaLGede{-ZemngLQmmanee) as shown in Attachments ‘C aﬁd—D—

VOTE: AYE - Bass, Halm, Knauss, Opperman, Rater, Rew, Scott, Stroebele, and VanHouten. NAY -
None ABSTAIN - None ABSENT — Bailey and Hutcheson. VACANT — None. Motion: Carried.

Attachments
Attachment A: Existing Chapter 15.16, C-3/Commercial District, of the Council Bluffs Municipal Code (Zoning

Ordinance)
Attachment B: Previous version of proposed Chapter 15.16, C-3/Commercial District, of the Council Bluffs

Municipal Code (Zoning Ordinance)

Attachment C: Corrected version of proposed Chapter 15.16, C-3/Commercial District, of the Council Bluffs
Mummpal Code (Zoning Ordmance)

Prepared by: Brandon Siracuse, Planner, Community Development Department




