


























MINUTES 

ZONING BOARD OF ADJUSTMENT 

OCTOBER 17, 2017 

 

1. CALL TO ORDER – Mescher called the meeting to order at 4:00 p.m. 

 

2. ROLL CALL 

 Members Present: Behrens, Mescher, Olson and Vargas 

 Members Absent:  Juon 

 Staff:    Brown, Meeks and Wade 

 

3. PLEDGE OF ALLEGIANCE 

 

4. ADOPTION OF AGENDA 

Motion by Olson, second by Behrens, to adopt the agenda as printed.  Motion carried by unanimous voice 

vote. 

 

5. APPROVAL – MINUTES OF SEPTEMBER 19, 2017 MEETING 

 Motion by Olson, second by Vargas, to approve the minutes as written.  Motion carried by unanimous 

voice vote. 

 

6. PROOF OF PUBLICATION – Brown 

 

7. REVIEW OF MEETING PROCEDURES – Mescher 

 

8. PUBLIC HEARINGS 

  

A. CASE #CU-17-006:  Public hearing on the request of Kanesville Riders Honor Guard, Inc., 

represented by Steven H. Krohn of Smith Peterson Law Firm, LLP to allow for a nonconforming use 

(commercial shop) to be changed to another nonconforming use (club or lodge) as provided for by 

Section 15.02.020(D)1 and Section 15.26.030(4), at property legally described as Lot 18, Block 11, 

Evan’s Second Bridge Addition.  Location:  3000 Avenue ‘B’. 

 

The following members of the public spoke in favor of the request:  

 

Jim Pearson, 27896 Chestnut Road, Treynor, IA 51575, spoke as a representative of the Kanesville 

Riders Honor Guard. Pearson stated that they are a volunteer service organization, with the 

organization meetings once or twice a month with 20-25 individuals attending in most cases. Pearson 

stated that parking will not be an issue, and they will be able to meet the parking requirements of the 

20-25 individuals that regularly attend the meetings.  

 

George Robert Wickman, 1604 South 9th Street, Council Bluffs, IA 51501, stated he has lived in 

Council Bluffs for a number of years, and explains the need of organizations like the Kanesville 

Riders Honor Guard to provide military honors at the funerals of veterans. 

 

 

Al Ruby, 513 North 27th Street, Council Bluffs, IA 51501, stated he is the founder of the Kanesville 

Riders Honor Guard. Ruby stated the military does not have enough resources to provide honors at all 

of the funerals of veterans, and this organization provides these honors through the volunteering of 

time and resources through its members, or by donations. Ruby also outlined the need for Post-

Traumatic Stress Disorder counseling for veterans.  
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The following members of the public spoke in opposition of the request:  

 

Kimberly Adland, 21515 225th Street, Council Bluffs, IA 51503, but also owns the home directly 

adjacent to the proposal, addressed 3006 Avenue B. Adland stated she has no issues with the service 

the Kanesville Riders Honor Guard provides, but sees potential issues with noise, litter, resale value 

of neighboring properties, and general concerns that come with group gatherings at this location. 

Adland stated there was never any issues with noise or parking when the use was a flower shop 

because individuals would not gather on site. Adland also warned of traffic concerns on the corner of 

North 30th Street and Avenue B. 

 

Mescher closes the public comment portion of the hearing.  

 

Mescher stated that that bad neighbors may occur whether groups are allowed to gather there or not, 

and that the concerns stated by Adland may occur even if the property was a residential use. Vargas 

agreed, adding the concerns are typical with commercial or residential uses.  

 

Behrens reiterated a number of the points from the Plan of Operation, as submitted by the applicant, 

and stated that the Conditional Use Permit would have a number of conditions that the organization 

would be required to adhere to.  

 

Olson asked if the previous use was also nonconforming, and what the process would be if another 

business was to attempt to move into this building. Brown responded that it was, and that the only use 

of that property that would be conforming would be residential. Brown stated that the most reasonable 

option for this property to change its use is the granting of this conditional use permit, as would be 

required with any future change of use.  

 

Vargas made the motion to approve with the following conditions as outlined by staff. Seconded by 

Olson.  

 

The motion is to approve the request of the Kanesville Riders Honor Guard, Inc., represented by 

Steven H. Krohn of Smith Peterson Law Firm, LLP to allow for a nonconforming use (commercial 

shop) to be changed to another nonconforming use (club or lodge) as provided for by Section 

15.02.020(D)1 and Section 15.26.030(4), at property legally described as Lot 18, Block 11, Evan’s 

Second Bridge Addition, addressed as 3000 Avenue ‘B’, and 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. All site development shall comply with all applicable Fire and Building Code(s) requirements.  

3. All 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.  

4. 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. 

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

of the Council Bluffs Zoning Ordinance. 

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

Ordinance.  

7. 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. 
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8. All proposed fencing shall comply with the standards stated in Section 15.24.040, Fence 

regulations of the Council Bluffs Zoning Ordinance.   

9. There is to be no outdoor storage on the property, even within a fenced area.  

10. The hours of operation must remain consistent with the Plan of Operation that was submitted 

with the application. All meetings, training sessions, group sessions, and any other activities 

conducted out of this location shall take place between the hours of 8:00 AM and 9:30 PM.    

 

 

VOTE: AYE – Behrens, Mescher, Olson and Vargas. NAY – None.  ABSTAIN – None.         

ABSENT – Juon.  Motion carried. 

 

9. OTHER BUSINESS 

A. Brown stated there have been text amendments to the C-2/Commercial District chapter in the Zoning 

Ordinance, and distributes copies of the chapter to the Board that include the amendments.  

 

10.  ADJOURNMENT – Mescher adjourned the meeting at 4:22 p.m. 

 

The recording of this proceeding, though not transcribed, is part of the record of each respective action of 

the Zoning Board of Adjustment.  The recording of this proceeding is incorporated into these official 

minutes of this Board meeting as if they were transcribed herein. 
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