
AGENDA 
PLANNING COMMISSION

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

Tuesday, December 14, 2021 - 6:00 PM

1. CALL TO ORDER

A. ***ALL ATTENDESS THAT HAVE NOT BEEN FULLY VACCINATED
AGAINST COVID-19 ARE REQUIRED TO WEAR A FACEMASK
AND/OR FACESHIELD AT ALL TIMES***

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 #PC-21-004
Public hearing on the request of Woodsonia MOTB, LLC to adopt a
planned commercial development plan for property legally described as
Lot 1, Mall of the Bluffs, Replat 1.  Location: 1751 Madison Avenue.

B. CASE #SAV-21-006
Public hearing on the request of Scott Porter to vacate and dispose of
12th Avenue right-of-way located between South 34th and South 35th
Streets and abutting property legally described as Lots 16 through 30,
Block 19, Brown’s Subdivision and Lots 1 through 15, Block 18, Brown’s
Subdivision, Council Bluffs, Pottawattamie County, Iowa. Location:
Unimproved right-of-way abutting properties address as: 3401 12th
Avenue, 1115 S. 35th Street, and 1207 South 35th Street.

C. CASE #ZT-21-005
Public hearing on the request of C P Holdings, Inc., represented by
Jason James, to amend Section 15.18.030 of the Council Bluffs
Municipal Code (Zoning Ordinance) to allow ‘Manufacturing, Light’, as
defined in Section 15.03.462, as a conditional use (subject to further
limitations) in the PC/Planned Commercial District.

D. CASE #ZT-21-006
Public hearing on the request of the City of Council Bluffs to amend
Section 15.24.040, ‘Fence Regulations’, of the Council Bluffs Municipal
Code (Zoning Ordinance) relative to permit requirements for fences,
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fence height and placements, underground electrical fences used for the
purposes of containing household pets, fences required for swimming
pools, and security fences.

E. CASE #URV-21-011
Public hearing on the request of the City of Council Bluffs to create the
16th Avenue Urban Revitalization Area and to adopt the required plan for
an area legally described as a parcel of land situated in the North Half
(N1/2) of Section 2, Township 74 North, Range 44 West and the
Southeast Quarter of the Southwest Quarter (SE1/4 SW1/4) of Section
35, Township 75 North, Range 44 West of the Fifth Principal Meridian,
City of Council Bluffs, Pottawattamie County, State of Iowa, according to
an official plat of said land filed in the District Land Office, bounded and
described as follows: Beginning at a point on the North-South centerline
of said Section 2, from which point the center of said section bears
South, 264.98 feet; thence North 89 degrees 50 minutes 17 seconds
East, 200.00 feet; thence North 00 degrees 00 minutes 17 sections
East, 2150.79 feet to the south line of 16th Avenue; thence along said
south line South 89 degrees 30 minutes 12 seconds West, 200.0 feet to
a point on said North-South centerline of said Section 2; thence along
said North-South centerline North 20.90 feet to the north quarter corner
of said Section 2; thence along the North-South centerline of said
Section 35, North 00 degrees 21 minutes 09 seconds West, 60.00 feet
to a point on the north line of 16th Avenue, said point also being the
southwest corner of Lot 12, Block 36, Fleming and Davis Addition;
thence South 89 degrees 38 minutes 51 seconds West, 16.0 feet;
thence North 00 degrees 21 minutes 09 seconds West, 646.37 feet to a
point on the south line of 14th Avenue prolonged, said point being South
89 degrees 38 minutes 53 seconds West, 16.00 feet from the northwest
corner of Lot 1, Block 29, Fleming and Davis Addition; thence South 89
degrees 38 minutes 53 seconds West, 379.00 feet; thence South 75
degrees 42 minutes 26 seconds West, 399.46 feet; thence South 82
degrees 12 minutes 26 seconds West, 126.58 feet; thence South 21
degrees 28 minutes 31 seconds East, 2490.70 feet to a point on the
North-South centerline of said Section 2; thence along said North-South
centerline, South 441.28 feet to the Point of Beginning. Containing an
area of 1,548,471 square feet, more or less, or 35.548 acres, more or
less; AND A parcel of land legally described as being the East 16 feet of
the South 686 feet, except the South 178 feet of the North 323 feet, all in
the SE1/4 SW1/4 of Section 35-75-44, City of Council Bluffs,
Pottawattamie County, Iowa. Said parcel of land contains an area of
8,276 square feet more or less, or .19 acres, more or less.
Location: A tract of land located between the South 16th Street and the
Union Pacific railyard, lying south of 14th Avenue and north of 16th
Avenue.
 

8. OTHER BUSINESS

9. ADJOURNMENT
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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.: 
Submitted by:  

***ALL ATTENDESS THAT
HAVE NOT BEEN FULLY
VACCINATED AGAINST

COVID-19 ARE REQUIRED TO
WEAR A FACEMASK AND/OR

FACESHIELD AT ALL
TIMES***

Council Action: 12/14/2021

Description

Background/Discussion

Recommendation
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Planning Commission Communication

Department: Community
Development
Case/Project No.: PC-21-004
Submitted by: Moises Monrroy,
Planner 

CASE #PC-21-004 Council Action: 12/14/2021

Description

Public hearing on the request of Woodsonia MOTB, LLC to adopt a planned commercial development plan
for property legally described as Lot 1, Mall of the Bluffs, Replat 1.  Location: 1751 Madison Avenue.

Background/Discussion

See attached staff report. 

Recommendation

ATTACHMENTS:
Description Type Upload Date
Staff Report & Attachments Other 12/9/2021
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Planning Commission Communication 

Department: Community Development  

 

CASE #PC-21-004 

 

Applicant/Owner:  

Woodsonia MOTB, LLC 

20010 Manderson St, Suite 101 

Elkhorn, NE 68022 

 

Engineer:   

Lamp Rynearson 

c/o John Coolidge 

14710 West Dodge Road 

Omaha, NE 68154 

Resolution No. _______ Planning Commission: 12/14/2021 

 

 

Subject/Title 

Request: Public hearing on the request of Woodsonia MOTB, LLC to adopt a planned commercial development 

plan for Lot 1, Mall of the Bluffs, Replat 1.   

 

Location: 1751 Madison Avenue.  

 

Background/Discussion 

The Community Development Department has received an application from Woodsonia MOTB, LLC to adopt a 

planned commercial development plan for Lot 1, Mall of the Bluffs, Replat 1. The proposed development plan 

will be specific to the existing Hy-Vee site in The Bluffs retail shopping center (formerly known as the Mall of 

the Bluffs). 

 

The subject property was originally included in the planned commercial development plan for Mall of the Bluffs, 

Replat 1 (see Case #PC-21-001). However, the developer requested to adopt a separate plan for Lot 1, Mall of 

the Bluffs, Replat 1 in order to establish a specific set of standards that take into consideration the existing 

layout/placement of the Hy-Vee store and their proposed parking lot expansion area. The proposed development 

plan is anticipated to be reviewed by the City Planning Commission and approved by City Council prior to the 

Mall of the Bluffs, Replat 1 final plat being executed and recorded. However, the development plan shall only 

become effective after the Mall of the Bluffs, Replat 1 final plat is executed and recorded as the developer will 

acquire the portion of land that will accommodate the proposed parking lot expansion from Menard Inc. as part 

of the replatting process. 

 

Land Use and Zoning 

The subject property is zoned P-C/Planned Commercial District. Surrounding properties to the north, south and 

east are also zoned P-C, while properties to the west are zoned C-2/Commercial District. Adjoining properties 

include Security National Bank, Papa Murphy’s and KFC to the north, Casey’s to the south, Walgreens, 

Steven’s Jewelers, Burger King and a multitenant commercial building to the west, and the proposed Menards 

retail store to the east. 

 

City Departments and Utilities  

All appropriate City departments and utilities were notified of the proposed planned commercial development 

plan. The following comments were received: 
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Case #PC-21-004 Page 2 

 The Council Bluffs Permits and Inspections Division stated they have no comments on the request. 

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

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

 Mid-American Energy Company stated they have no conflict or concerns with the request. They also 

stated that the developer or their agents should contact Mid-American Energy directly to discuss project 

timelines and identify costs and other customer requirements associated with relocating existing electric 

facilitates or extending new service. 

 Lumen stated they have copper cables that service the existing Hy-Vee store. They also noted the 

proximity of the existing utility route to the proposed parking lot addition and Menard Drive. 

 The Iowa Department of Transportation (DOT) stated they have no conflicts with the request. They also 

noted that any development that occurs next to the interstate accepts the inherent traffic noise, and that 

the DOT will not implement any noise mitigation on I-80 right-of-way in this area. 

 

1. Applicability 

a. This Development Plan shall be applicable to Lot 1, Mall of the Bluffs, Replat 1 (“Lot 1”), subject to 

the provisions of Sections 1(d), 1(e) and 1(f) below, and shall supersede the previously adopted 

development plan for the Mall of the Bluffs (Resolution No. 14-108) and The Bluffs Development Plan 

submitted by Menard Inc. 

b. The existing layout, configuration, and architectural design of the structure and parking lot on Lot 1 are 

hereby approved as part of this Development Plan.   

c. The layout, configuration, and architectural design of the proposed parking lot expansion on Lot 1 (the 

“Parking Lot Expansion”), as provided in the plans attached hereto as Attachment ‘C,’ are hereby 

approved as part of this Development Plan, provided that a parking lot permit for said proposed Parking 

Lot Expansion shall be approved prior to commencement of construction. The proposed Parking Lot 

Expansion shall be built in compliance with Chapter 15.23, Off-Street Parking, Loading and Unloading, 

of the Council Bluffs Municipal Code (Zoning Ordinance), Council Bluffs Public Works Department 

off-street parking standards, and this Development Plan. 

d. All new construction shall comply with all standards of this Development Plan. Such compliance shall 

be limited to the scope of the new construction area unless the thresholds specified in Sections 1(e) or 

1(f) are met. 

e. Building modifications to the existing structure, based upon the valuation of the project cost specified 

on the building permit application, equal to 50% or more of the assessed value of the structure in a 12-

month period of time shall be required to bring the entire structure into compliance with the applicable 

standards of this Development Plan. Interior modifications/remodeling work that do not result in 

changes to the structural integrity or exterior architecture of the building shall be exempt from this 

requirement. The assessed value shall be as most recently established by the Pottawattamie County 

Assessor. 

f. Building modifications to the existing structure, based upon the valuation of the project cost specified 

on the building permit application, equal to 50% or more of the total assessed value of the property (i.e., 

the land value and building value but excluding any applicable exemptions) shall be required to bring 

the entire Lot 1 into compliance with all standards of this Development Plan. Interior 

modifications/remodeling work that do not result in changes to the structural integrity or exterior 

architecture of the building shall be exempt from this requirement.  The assessed value shall be as most 

recently established by the Pottawattamie County Assessor. 

 

2. Pedestrian Ways 

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

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

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

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

incorporated into the overall layout of Lot 1, and that it be complementary to the landscaping on Lot 1. 
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3. Landscaping 

a. Not less than 10% of the total area of Lot 1 shall be landscaped with trees, shrubs, and other plant 

materials. All parking lot islands shall be planted with a minimum of one canopy shade tree and ground 

cover vegetation (e.g., shrubs, sod, mulch, or river rock, etc.).  

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

abutting property line. This requirement can be waived where two parking lots adjoin. The five-foot-

wide strips may be included in the 10% landscaping lot coverage requirement set forth in Section 3(a) 

above. Exception: The existing landscape strip lying east of Madison Avenue and between the existing 

driveway entrance onto Madison Avenue and proposed Hy-Vee Drive does not meet the minimum five-

foot width requirement but is authorized to remain until such time the threshold specified in Section 

1(f) is met. 

c. A minimum five-foot-wide landscape strip shall be provided between all loading/unloading areas and 

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

coverage requirement set forth in Section 3(a) above. 

d. A minimum of four square feet of landscaping per each lineal foot of building façades clearly visible 

from the public right-of-way or private drive, not inclusive of entrance areas and pedestrian ways, shall 

be installed along the base of the building façade. The landscaping may be at-grade foundation plantings 

or complementary above grade decorative planters. No more than 20% of foundation plantings may be 

clustered on one location of the building façade.  

e. All trees shall have a minimum caliper width of two inches at the time of planting. 

f. Landscaping shall not interfere with the sight clearance triangle at any intersection and shall not impede 

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

g. All disturbed areas without a specific landscape design shall be hydroseeded, or sodded, turf, and/or 

prairie grass. 

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

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

i. A landscaping plan shall be part of every building permit application.  The plan shall clearly identify 

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

j. All landscaping, including street trees planted within the streetscape strips abutting Lot 1, shall be 

appropriately maintained and dead plant material replaced at a time appropriate to planting season(s) 

but in all cases shall be replaced within one year. 

 

4. Signage 

a. The total maximum amount of signage allowed shall be based on a calculation of one and one-half (1 

½) square feet of signage per each lineal foot of street frontage along a public street right-of-way or 

private drive. 

b. Signage attached to the building structure shall be limited to 15% of the surface area of the building 

façade to which it is attached. Such attached signage can be placed at any location on the building 

structure but shall not extend beyond any building wall or above the peak of the roof. 

c. A maximum of one ground/monument sign shall be allowed on Lot 1. The Hy-Vee store may be 

identified on the two existing center identification signs located on Lot 1, and said center identification 

signs shall not count toward this requirement. The sign shall be limited to a maximum height of ten feet, 

as measured from finished grade to the highest point of the sign structure. The entire monument sign 

shall be counted as signage as measured from finished grade to the highest point of the monument and 

from one side of the monument structure to the other. The maximum area for the sign shall not exceed 

100 square feet of signage per face. 

d. On-site directional signage shall count toward the overall amount of signage permitted on Lot 1. Each 

sign shall be limited to a maximum height of six feet, as measured from finished grade to the highest 

point of the sign structure, and shall be limited to a maximum area of eight square feet of signage per 

face. 

e. Online/curbside pickup signage shall count toward the overall amount of signage permitted on Lot 1. If 
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not attached to a structure, each sign shall be limited to a maximum height of six feet, as measured from 

finished grade to the highest point of the sign structure, and shall be limited to a maximum area of ten 

square feet of signage per face. Such signage shall be located within the parking lot. Exception: 

Online/curbside pickup signage not visible from a public right-of-way or private drive shall be exempt 

from these requirements. 

f. Pole signs shall be prohibited from being installed on Lot 1. Parking stall identification signs and 

curbside/online pick-up signs shall not be considered pole signs. 

 

5. Site Development 

a. All principal and accessory structures shall have a minimum setback of 10 feet from all property lines.  

Exception: The north side of the existing Hy-Vee building structure on Lot 1 along Menard Drive does 

not meet the minimum 10-foot setback requirement but is authorized to remain provided it does not 

move closer to the property line or expand east or west on Lot 1.  

b. No more than 40% of the total lot area of Lot 1 shall be covered with structures. 

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

grade to the peak of the roof. Decorative architectural features shall be included in the overall height of 

a building. 

d. The maximum height for any accessory structure shall not exceed 25 feet. 

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

Bluffs Municipal Code (Zoning Ordinance). 

f. All trash dumpsters that are visible from an adjacent public street right-of-way or private drive shall be 

enclosed on three sides and completely screened from view with materials similar to those of the 

primary building. The enclosure shall have a lockable gate which when closed completely eliminates 

view of the dumpster. Trash dumpsters shall be located on the least visible area of Lot 1, to the extent 

it is practical. 

g. All loading areas that are visible from an adjacent public street right-of-way or private drive shall be 

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

or a combination thereof. 

h. Outdoor storage is not allowed. This includes the semi-permanent and/or permanent placement of inter-

modal storage/shipping containers. The seasonal outdoor garden center and temporary firework sales 

stands associated with the existing Hy-Vee store shall not be considered outdoor storage; however, such 

uses shall be subject to the approval of a Temporary Use Permit. 

i. Access to the rear of each building for Fire Department equipment shall be provided in accordance with 

the requirements of the Fire Marshal’s Office.  

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

to Lot 1 shall be at the sole cost of the developer and not the City.   

k. The Parking Lot Expansion to be constructed on Lot 1 will not be required to have on-site stormwater 

detention facilities. Stormwater detention for said Parking Lot Expansion shall be handled and managed 

by the stormwater detention area located on Outlot A, Mall of the Bluffs Replat 1. Stormwater detention 

for the remainder of Lot 1 is handled on-site in the southwest corner of Lot 1. 

l. After completion of construction of Menard Drive and Hy-Vee Drive by Menard Inc., Lot 1 shall have 

four full access points along Menard Drive and one full access point along Hy-Vee Drive.   

 

6. Architecture 

a. Building exteriors shall be made up of 100% masonry materials such as brick, split faced block (with 

texture), concrete masonry units (CMU), or EFIS materials. Metal shall only be allowed as an 

architectural accent, including the use of architectural metal panel, up to 20% of a building façade. A 

minimum of 20% of all building façades visible from a public street right-of-way or private drive shall 

be made of brick, stone or tile, and shall be located primarily along the base of the building façade. No 

flat faced/smooth concrete block shall be allowed except for the rear wall of a building when it is not 

visible from a public street right-of-way or private drive. Wood and vinyl siding shall be not allowed.  
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Alternative architectural materials will be considered when complementary to a proposed building 

design and are of equal quality and durability to materials permitted by these architectural guidelines.  

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

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

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

or private drive shall be screened from view using architectural design features. 

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

or private drive shall be completely screened from view using architectural design features, fencing, 

masonry wall, landscaping, or a combination thereof. 

 

7. Off-Street Parking 

a. Parking lot design and the minimum number of parking spaces required on Lot 1 shall be as determined 

in Chapter 15.23, Off-Street Parking, Loading and Unloading, of the Council Bluffs Municipal Code 

(Zoning Ordinance). In cases where several uses occupy a structure or parcel of land the total 

requirement for off-street parking shall be the sum of the requirement of the different uses. 

b. A deviation from minimum parking requirements may be allowed provided the property owner and/or 

tenant can demonstrate reasonable proof less parking is needed for their use(s). 

c. A parking lot permit shall be submitted with all building permit and parking lot expansion requests and 

shall include the number, location, and dimension of all drive aisles and spaces, pedestrian ways, 

islands, landscaped areas, loading areas, lighting, and interconnections.  

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

the Iowa Administrative Code. 

 

8. Outdoor Lighting 

a. All outdoor light poles shall be limited to a maximum height of 30 feet, as measured from finished 

grade to the highest point of the pole structure. All light poles shall be painted or finished aluminum or 

steel. Wood poles shall not be allowed. Light fixtures installed on Lot 1 shall be compatible with the 

design and finish of other light fixtures found in The Bluffs retail shopping center. 

b. All light used for illumination shall be contained onsite and shall be arranged in such a manner to direct 

the light away from neighboring residential properties and away from the vision of passing motorist, 

cyclists, and pedestrians. No light shall trespass beyond the property line. 

c. Streetlight type and location within public right-of-way shall be determined by the Public Works 

Department 

 

Recommendation 

The Community Development Department recommends approval of the request of Woodsonia MOTB, LLC to 

adopt a planned commercial development plan for Lot 1, Mall of the Bluffs, Replat 1, subject to the comments 

above and the following condition: 

1. The planned commercial development plan for Lot 1, Mall of the Bluffs, Replat 1 shall become effective 

upon the Mall of the Bluffs, Replat 1 final plat being executed and signed by the City of Council Bluffs 

and recorded by the Pottawattamie County Recorder. 

 

Attachments 

Attachment A: Zoning/Location Case Map 

Attachment B: Hy-Vee Existing Conditions Exhibit 

Attachment C: Hy-Vee Parking Lot Addition Site Plan 

Attachment D: The Bluffs Conceptual Plan 

Prepared by: Moises Monrroy, Planner 
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Planning Commission Communication

Department: Community
Development
Case/Project No.: SAV-21-006
Submitted by: Haley Weber,
Planner 

CASE #SAV-21-006 Council Action: 12/14/2021

Description

Public hearing on the request of Scott Porter to vacate and dispose of 12th Avenue right-of-way located
between South 34th and South 35th Streets and abutting property legally described as Lots 16 through 30,
Block 19, Brown’s Subdivision and Lots 1 through 15, Block 18, Brown’s Subdivision, Council Bluffs,
Pottawattamie County, Iowa. Location: Unimproved right-of-way abutting properties address as: 3401 12th
Avenue, 1115 S. 35th Street, and 1207 South 35th Street.

Background/Discussion

See attached staff report. 

Recommendation

ATTACHMENTS:
Description Type Upload Date
Staff Report & Attachments Other 12/9/2021
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Planning Commission Communication 

Department: 

Community Development 

 

Case #SAV-21-006 

 

Applicants: 

Scott Porter and Doug Reisz 

22938 Meadowview Parkway 

Council Bluffs, IA 51503 

 

Property Owner: 

E & J Properties LLC 

3069 Weir Street 

Omaha, NE 68117 

Reso. of Intent No. ____________ 

 

Reso. to Dispose No. __________ 

Planning Commission: 12/13/21 

 

Set Public Hearing: 1/10/22 

 

Public Hearing: 1/24/22 

 

 

Subject/Title 

Request: Public hearing on the request of Scott Porter and Doug Reisz to vacate and dispose of 12th Avenue 

right-of-way located between South 34th and South 35th Streets and abutting property legally described as Lots 

16 through 30, Block 19, Brown’s Subdivision and Lots 1 through 15, Block 18, Brown’s Subdivision, Council 

Bluffs, Pottawattamie County, Iowa. 

 

Location: 12th Avenue right-of-way between S. 34th and S. 35th Streets 

 

Background/Discussion 

The Community Development Department has received an application from Scott Porter and Doug Reisz to 

vacate and dispose of 12th Avenue right-of-way between South 34th and South 35th Streets. The subject right-of-

way is unimproved and contains approximately one acre of land. The applicant has 1.04 acres of land legally 

described as Lots 23-30, Brown’s Subdivision, Council Bluffs, Pottawattamie County, Iowa under contract 

located directly north of the subject right-of-way. The purpose of this request is to allow the applicant to acquire 

the subject additional land area for a future multi-family residential development on the aforementioned 1.04 

acres.  

On August 25, 2003, the City Council amended the adopted Policy and Procedures for Alley, Street and Right-

of-way Vacations.  The objectives of the amended Policy are as follows: 

1. To provide due process and citizen participation in the application and review process for vacations.  

There are four property owners with land that abuts the subject right-of-way. The owners of these properties 

are as follows: 

North:  

 Amy Vance Tax Service, which is owned by Amy Vance Properties LLC (1115 S. 35th Street)  

 Undeveloped land, which is under contract by the applicant, and currently owned by E & J Properties 

LLC 

South: 

 Tish’s Restaurant, which is owned by Steven B. and Kathy J. Tisher (1207 S. 35th Street) 
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Cases #SAV-21-006     Page 2  

Staff Report 

 Shadow Park Apartments, which is owned by Shadow Park Collective (3401 12th Avenue) 

 

A letter signed by all adjacent property owners was submitted with the vacation application. The letter states 

that Amy Vance will purchase the north ½ of vacated right-of-way adjacent to 1115 S. 35th Street; Steven 

Tisher will purchase the south ½ of vacated right-of-way adjacent to 1207 S. 35th Street, except lots 6,7, and 

8, which will be purchased by the applicant; Dennis Tierney will purchase the vacated ½  north of 3401 12th 

Street; and Scott Porter and Doug Reisz will purchase the vacated ½ south of their property under contract 

legally described as Lots 23-30, Block 19, Browns Subdivision, City of Council Bluffs, Pottawattamie 

County Iowa.  

 

The applicants were mailed a petition asking if they are in favor of/oppose to the vacation request and if they 

were willing to/not willing to acquire the entire section of 12th Avenue adjacent to their property if vacated. 

Their response can be found in Comment #10 below. 

 

2. To ensure that no property owner is deprived of required and reasonable access.  All properties included in 

this request have access to an existing public road on either S. 34th or S. 35th Streets. If 12th Avenue is vacated, 

a replat shall be required to ensure that no properties become landlocked as a result of the requested vacation, 

as all subject properties contain existing lots of record that rely on 12th Avenue right-of-way for access. 

 

3. To discourage the creation and eliminate or reduce existing dead-end alleys, streets or other rights-of-way. 

This request will not create a dead-end right-of-way as the request is to vacate the entirety of 12th Avenue 

between S. 34th and S. 35th Avenues adjacent to the subject properties. The remaining section of 12th Avenue 

can be accessed by S. 34th Street. 

4. To reduce or eliminate hazardous and dangerous traffic conditions.  

The portion of 12th Avenue right-of-way proposed to be vacated is unimproved and is not used for vehicular 

and/or pedestrian traffic. 

 

5. To protect all existing and proposed public utilities located in the right-of-way and to maintain necessary 

utility easements.  

All City Departments and utilities were notified of the request.  The following responses were received:  

 

 Council Bluffs Fire Department stated that they have no comments in regards to the request. 

 Council Bluffs Public Works Department stated that they are not opposed to the vacation; however, the 

Public Works Department has infrastructure at the end of the return of 12th Avenue at 34th Street and 

will need to maintain a 75-foot easement along the eastern portion of the vacated right-of-way to allow 

Public Works access to existing infrastructure. 

 MidAmerican Energy stated that they have no conflict with the request and noted that the developer 

should contact MidAmerican Energy directly to discuss the project timeline and identify any costs and 

areas of responsibility for maintaining access or relocating existing electric facilities as well as extending 

new electric service as may be required. 

 Black Hills Energy stated that they have no concerns with the request. 

 Council Bluffs WaterWorks stated that they have no public water mains in the portion of 12th Avenue 

to be vacated. 

 

6. To maintain appropriate right-of-way width to ensure that an adequate pedestrian and vehicular circulation 

system is retained.  Not applicable. 

 

7. To discourage the vacation of a portion of an existing alley, street or other right-of-way.  
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The subject request is to vacate the entirety of 12th Avenue between S. 34th and S. 35th Avenues and 

abutting properties legally described as Lots 16 through 30, Block 19, Brown’s Subdivision and Lots 1 

through 15, Block 18, Brown’s Subdivision, Council Bluffs, Pottawattamie County, Iowa. 

 

8. To assist in the implementation of the goals and objectives of the Comprehensive Plan. The request is 

consistent with the local access and circulation objectives stated in Chapter 6, Transportation of the Bluffs 

Tomorrow: 2030 Plan (comprehensive plan).  

 

9. To reduce the City’s maintenance liability on previously vacated right-of-way parcels from public 

improvement projects and various lots acquired through delinquent taxes or assessments. Not applicable.  

 

10. To establish an equitable price for surplus public property.  A letter signed by all adjacent property owners 

was submitted with the vacation application. The letter states that Amy Vance will purchase the north ½ of 

vacated right-of-way adjacent to 1115 S. 35th Street; Steven Tisher will purchase the south ½ of vacated 

right-of-way adjacent to 1207 S. 35th Street, except lots 6,7, and 8, which will be purchased by the applicant; 

Dennis Tierney will purchase the vacated ½  north of 3401 12th Street; and Scott Porter and Doug Reisz 

will purchase the vacated ½  south of their property under contract legally described as Lots 23-30, Block 

19, Browns Subdivision, City of Council Bluffs, Pottawattamie County Iowa.  

 

In addition to the letter submitted with the application, the applicant and all adjacent property owners were 

notified by staff about this vacation request. The following responses were received: 

 

 Scott Porter and Doug Reisz stated they are in favor of the request and are willing to acquire the portion 

of right-of-way adjacent to their property under contract for the sum of $4,088.00 

 Amy Vance stated that she is in favor of the request and is willing to acquire her portion of right-of-way 

adjacent to her property for the sum of $3,362.00. 

 

The following property owners were notified of the acquisition costs of the property, however, staff has not 

received their signed petitions prior to the date of this report: 

 

 Steven B. and Kathy J. Tisher were notified of the request and the $5,540.00 acquisition cost to acquire 

the portion of right-of-way, which adjoins their property. 

 Shadow Park Cooperative was notified of the request and the $1,910.00 acquisition cost to acquire the 

portion of right-of-way, which adjoins their property. 

 E & J Properties LLC were notified of the request and the $4,088.00 acquisition cost to acquire the 

portion of right-of-way, which adjoins their property. 

 

 

Recommendation 

The Community Development Department recommends approval of the request to vacate and dispose of 12th 

Avenue right-of-way between South 34th and South 35th Streets  and abutting property legally described as Lots 

16 through 30, Block 19, Brown’s Subdivision and Lots 1 through 15, Block 18, Brown’s Subdivision, Council 

Bluffs, Pottawattamie County, Iowa, subject to the following conditions: 

1. All portions of the subject right-of-way shall be disposed of to an abutting property owner(s). 

2. A final plat shall be executed to create new platted lots of record with direct access to a publically 

dedicated right-of-way. 

3. A 75-foot easement shall be retained along the eastern portion of the vacated right-of-way to allow 

Public Works access to existing infrastructure within the 12th Avenue return. 
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Attachment 

Attachment A: Location and Zoning Map 

Prepared by:  Haley Weber, Planner, Community Development Department 
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Planning Commission Communication

Department: Community
Development
Case/Project No.: ZT-21-005
Submitted by: Brandon Siracuse,
Planner 

CASE #ZT-21-005 Council Action: 12/14/2021

Description

Public hearing on the request of C P Holdings, Inc., represented by Jason James, to amend Section
15.18.030 of the Council Bluffs Municipal Code (Zoning Ordinance) to allow ‘Manufacturing, Light’, as
defined in Section 15.03.462, as a conditional use (subject to further limitations) in the PC/Planned
Commercial District.

Background/Discussion

See attached staff report. 

Recommendation

ATTACHMENTS:
Description Type Upload Date
Staff Report & Attachments Other 12/9/2021
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Planning Commission Communication 

Department: Community Development  

 

CASE #ZT-21-005 

 

Applicant: 

C P Holdings, Inc. 

1801 South 54th Street 

Omaha, NE 68106 

Ordinance No. _____________ Planning Commission:  12/14/2021 

 

Subject/Title 

Request: Public hearing on the request of C P Holdings, Inc., represented by Jason James, to amend Section 

15.18.030, P-C/Planned Commercial District – Conditional Uses, of the Council Bluffs Municipal Code (Zoning 

Ordinance) to allow ‘Manufacturing, Light’ as a conditional use (subject to further limitations) in the P-C/Planned 

Commercial District. 

 

Background 

The Community Development Department has received an application from C P Holdings, Inc. to amend Title 

15: Zoning of the Council Bluffs Municipal Code (Zoning Ordinance) relative to ‘light manufacturing’ as 

follows:  

 

 Amend Section 15.18.030, P-C/Planned Commercial District – Conditional Uses, of the Council Bluffs 

Municipal Code (Zoning Ordinance) to allow ‘light manufacturing’ as a conditional use in the P-

C/Planned Commercial District. 

 

As per Section 15.03.462 of the Council Bluffs Municipal Code (Zoning Ordinance), ‘light manufacturing’ refers 

to “an establishment engaged in the manufacture or processing of finished products from previously prepared 

materials. Such uses will include processing, fabrication, assembly, packaging and distribution of products with 

limited incidental storage. Typical uses include bakeries, bottling plants, publishing houses, warehousing and 

distribution, assembly of electronic and metal products, frozen food lockers, garment manufacturing, optical 

goods, pharmaceutical manufacture and printing.” Light manufacturing is allowed as a principal use in the 

following zoning districts:  

 

 P-I/Planned Industrial District 

 I-1/Light Industrial District 

 I-2/General Industrial District 

 

Additionally, light manufacturing is permitted as a conditional use in the C-2/Commercial District if it is 

contained within a structure of 50,000 square feet or less. As such, this proposal to allow light manufacturing as 

a conditional use in the P-C/Planned Commercial District is not without precedent. A recent inquiry by C P 

Holdings (d.b.a. Certified Transmission) to use the old Council Bluffs School District building (located at 1751 

Madison Avenue and previously a Target store) at the former Mall of the Bluffs for a light manufacturing use 

has necessitated the proposed text amendment. 

 

All City Departments and local utilities received notification of the proposed text amendment. No departments 

or utilities expressed opposition to the request. 
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Discussion 

1. The P-C/Planned Commercial District is intended to provide for the development of retail shopping centers, 

hotel/motel services, destination resorts, and office parks. Since the creation of the P-C/Planned Commercial 

zoning district decades ago, the market for large retail shopping centers has changed dramatically. The rise 

of e-commerce has rendered brick-and-mortar shopping centers around the country significantly less useful 

for a large segment of consumers. As a result, like countless other communities, Council Bluffs has faced 

multiple closures of large “big box” stores in its shopping centers in recent years, and it is reasonable to 

expect that future closures will occur. The City now faces the challenge of determining what to do with these 

abandoned and obsolete retail facilities.  

 

In recent years, the City has approved text amendments allowing multifamily dwellings and mixed 

commercial/residential structures as principal uses within P-C districts, with the intent being to support the 

City’s commercial centers by enabling people to live closer to the commercial amenities within them. The 

Community Development Department has also received interest in allowing light manufacturing in P-C 

districts. Light manufacturing uses have the potential to further support commercial uses in P-C districts. 

Unlike more intensive manufacturing uses (general or heavy manufacturing), light manufacturing produces 

few negative impacts on surrounding properties, meaning there is little reason for concern about such uses 

having a net negative effect on commercial centers. Light manufacturing facilities also employ people and 

therefore would increase the “daytime population” inside P-C districts that may patronize restaurants during 

meal breaks, stores on their way home from work, etc. Light manufacturing is consistent with the intent of 

the P-C zoning designation as a supportive land use that can help ensure the long-term sustainability of the 

city’s large commercial centers. 

 

2. The intent of the P-C/Planned Commercial District is decisively not to primarily host industrial land users. 

As such, the Community Development Department is recommending several limitations to prevent 

excessive light manufacturing within P-C districts: 

 

a. Light manufacturing shall be allowed in the P-C/Planned Commercial District as a conditional use; 

b. Light manufacturing in a P-C district shall only be allowed as an adaptive reuse of existing buildings 

(expansions of existing buildings may be permitted through the conditional use process); 

c. The sum total acreage of properties used for light manufacturing shall not exceed twenty (20) percent 

of the total acreage within any contiguously zoned P-C district; and 

d. Light manufacturing shall be permitted in P-C districts containing greater than fifty (50 acres). 

 

The aforementioned limitations will ensure that the addition of light manufacturing in P-C districts occurs in 

buildings previously intended for commercial purposes that are no longer needed or supported by the market. 

The proposed limitations will also ensure that light manufacturing does not become the dominant land use 

within a P-C district. If an existing building needs to be expanded to support a light manufacturing use, this 

can be allowed through the conditional use permit (CUP) process as outlined in CBMC 15.02.090 and by 

amending the development plan for the subject property. 

 

In determining limitations to place on light manufacturing in the P-C district, several scenario maps were 

created showing hypothetical buildings and parcels being used for light manufacturing in P-C districts. These 

scenarios visually show how a P-C district could look with the introduction of light manufacturing, though 

the scenarios do not represent all possibilities. Some scenarios that fall in line with the proposed limitations 

are included in Attachments A, B, and C. 

 

3. The addition of light manufacturing as a conditional use ensures that such uses in a P-C district will go 

through adequate review before receiving approval. In addition to following the Planned Commercial 

Development Plan, a light manufacturing use will require a public hearing by the Zoning Board of 

Adjustment. The CUP process, according to CBMC 15.02.090, requires the City to notify all property owners 
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within 200 feet of the property for which the CUP is requested. As such, neighboring properties will have a 

chance to weigh in on the potential for a light manufacturing use to negatively impact their property. 

 

4. Attachment D contains a draft of the proposed text amendment language to allow light manufacturing in P-

C/Planned Commercial Districts subject to the limitations mentioned above. 

 

Recommendation 

The Community Development Department recommends approval of the request to amend Section 15.08.030,    

P-C/Planned Commercial District – Conditional Uses, of the Council Bluffs Municipal Code (Zoning 

Ordinance) to allow ‘Manufacturing, Light’ as a conditional use (subject to further limitations) in the P-

C/Planned Commercial District. 

 

Attachments 

Attachment A: Former Mall of the Bluffs Scenario Map 

Attachment B: Manawa Power Centre and Metro Crossing Scenario Map 

Attachment C: Mid America Center Scenario Map 

Attachment D: Proposed Chapter 15.18, P-C/Planned Commercial District, of the Municipal Code (Zoning 

Ordinance) 

Prepared by: Brandon Siracuse, Planner, Community Development Department 
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Scenario: Former Mall of the Bluffs Site
Case #ZT-21-005

Light Manufacturing Use
P-C district boundary
Parcels

Property: 
Council Bluffs Community 
School District Building
Percentage of P-C District: 
18.8%

0 280 560 840 1,120140
Feet

Prepared by:
Council Bluffs Community Development 
Department
209 Pearl Street
Council Bluffs, Iowa 51503
(712) 890-5350 ¯

Attachment A
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Scenario: Manawa Power Centre and Metro Crossing
Case #Z T-21-005

Ligh t Man ufacturin g Use
P-C district bo un dary
Parcels

Pro p erties: 
Former Toys ‘R’ Us,
Sam’s Club,
Office Max,
Men ards
Percen tage of P-C District: 
9.9%

0 510 1,020 1,530 2,040255
Feet

Prep ared by:
Co un cil Bluffs Co mmun ity Develo p men t 
Dep artmen t
209 Pearl Street
Co un cil Bluffs, Io wa 51503
(712) 890-5350 ¯

Attachment B
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Scenario: Mid America Center
Case #ZT-21-005

Light Manufacturing Uses
P-C district boundary
Parcels

Properties: 
Bass Pro Shop,
AMC Council Bluffs 17,
Joe's Karting,
Iowa West Sports Complex
Percentage of P-C District: 
13.3%

0 580 1,160 1,740 2,320290
Feet

Prepared by:
Council Bluffs Community Development 
Department
209 Pearl Street
Council Bluffs, Iowa 51503
(712) 890-5350 ¯

Attachment C
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Chapter 15.18 - P-C/PLANNED COMMERCIAL DISTRICT 
15.18.010 Statement Of Intent 
15.18.020 Principal Uses 
15.18.030 Conditional Uses 
15.18.040 Accessory Uses 
15.18.050 Site Development Regulations 
15.18.055 Additional Regulations 
15.18.060 Development Plan Review Procedure 
15.18.070 Signs 

15.18.010 Statement Of Intent 

The PC district is intended to provide for the development of retail shopping centers, 
hotel/motel services, destination resorts, and office parks. Facilities in planned 
commercial districts are designed to be used in common, such as ingress and egress 
roads, extensive parking accommodations, proper relations to traffic arteries, and 
compatibility with surrounding uses. Because large retail/service centers have significant 
impact upon the development of the city, final authority over their development shall be 
retained by the city council, with extensive review by the planning commission. 

(Ord. 5469 § 2 (part), 1999) 

15.18.020 Principal Uses 

The following principal uses shall be permitted outright in a P-C district: 

1. Automobile service establishment; 
2. Business, professional office; 
3. Business goods and service establishment; 
4. Commercial recreation (indoor); 
5. Consumer service establishment; 
6. Cultural service; 
7. Financial service; 
8. General government use; 
9. Hotel/motel; 
10. Local utility service; 
11. Places of public assembly, entertainment or recreation; 
12. Private parking lot; 
13. Public parking lot; 
14. Public safety service; 
15. Retail shopping establishment; 
16. Restaurant (drive-in, limited and general); 
17. Tavern; 
18. Consumer fireworks sales; 
19. Small alcohol production facility; 
20. School; 
21. Dwelling, multifamily; and 

Attachment D
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22. Mixed commercial/residential structure. 

(Ord. 5634 § 1, 2001) 

(Ord. No. 6333, § 1, 6-11-2018; Ord. No. 6344, § 1, 8-13-2018; Ord. No. 6374, § 1, 12-
17-2018) 

HISTORY 
Amended by Ord. 6441 on 3/8/2021 

15.18.030 Conditional Uses 

The following conditional uses shall be permitted in a PC district in accordance with the 
requirements set forth in CBMC 15.02: 

1. Communication tower; 
2. Day care services; 
3. Auction, indoor; 
4. Manufacturing, light, subject to the following criteria: 

1. Light manufacturing shall only be permitted in a P-C district containing 
greater than fifty (50) acres; 

2. Any light manufacturing use shall be an adaptive reuse of an existing 
building; and 

3. The sum total acreage of properties used for light manufacturing shall not 
exceed 20% of the total acreage within any contiguously zoned P-
C/Planned Commercial District.  

(Ord. 5469 § 2 (part), 1999) 

(Ord. No. 6116, § 1, 1-10-2011; Ord. No. 6142, § 1, 12-12-11) 

15.18.040 Accessory Uses 

The following accessory uses shall be permitted in a PC district: Uses of land or structures 
customarily incidental and subordinate to one of the principal uses in the PC district, 
unless otherwise excluded. 

(Ord. 5469 § 2 (part), 1999) 

15.18.050 Site Development Regulations 

1. The minimum tract of land considered for a P-C District shall be ten (10) acres. 
2. Minimum lot size, setback requirements, height, lot coverage, signage, and 

landscaping shall be determined through the development plan review procedure 
described in this chapter. The components of an approved development plan shall 
prevail over conflicting standards or regulations elsewhere in this title 
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(Ord. 5469 § 2 (part), 1999) 

HISTORY 
Amended by Ord. 6441 on 3/8/2021 

15.18.055 Additional Regulations 

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

(Ord. No. 6333, § 1, 6-11-2018) 

15.18.060 Development Plan Review Procedure 

1. Application. A completed application form, ten (10) copies of the development plan, 
along with the required fee, shall be submitted to the community development 
department. The development plan shall be reviewed in accordance with the 
procedures outlined below. The following information shall be submitted to the 
community development department: 

1. A letter of intent stating the proposed uses, improvements necessary to 
serve the development, construction time frame, and phasing; 

2. The development name and legal description of the boundary; 
3. A north arrow, scale, bar scale and date; 
4. The names and addresses of the owner, and the architect or engineer 

preparing the plan; 
5. A location map showing the proposed development and its relationship to 

existing abutting subdivisions and community facilities such as streets, 
schools, parks, and commercial areas; 

6. All established floodway or floodway fringe encroachment limits; 
7. A soils and drainage report prepared by the engineer. The report shall show 

the general soil and drainage conditions and include preliminary 
recommendations as to the adaptability of the property proposed for 
development; 

8. Location and size of any sites to be considered for dedication to public use; 
9. Layout, numbers and dimensions of proposed lots; 
10. The location, width, name, grade and typical cross-sections of all proposed 

streets within the development and the width and name of any platted street 
located within two hundred (200) feet of the site; 

11. The location and width of other public ways, railroad rights-of-way, utility 
and all other easements existing or proposed within the development and 
within two hundred (200) feet; 

12. Existing and proposed contour intervals of not more than five feet; 
13. All existing and proposed underground installations within the proposed 

development or adjacent thereto or the location of the nearest available 
facilities; 

14. The location of all existing and proposed structures, proposed parking 
areas, pedestrian ways, private and public streets, and landscaping; 
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15. Proposed landscaping plan; 
16. Proposed signage plan; 
17. Traffic impact study to include: (i) data on existing peak hour traffic volumes 

and conditions; (ii) directional distribution estimates of added traffic; (iii) 
projections of added traffic volumes for all of the appropriate critical hours; 
(iv) determination of needed improvements, controls, driving locations, and 
their design; and (v) identification of any need for additional right-of-way 
which could be secured from the developer; 

18. Architectural drawings, renderings, or other visual documents which 
illustrate proposed building design. The community development director 
shall determine the adequacy and completeness of the development plan 
application. 
 
The community development director may require additional information 
prior to scheduling review by the city planning commission. 

2. Review by City Planning Commission. The city planning commission, in reviewing 
the development plan, shall take into consideration conformance with the 
comprehensive plan, recognized principles of land use planning, landscape, 
architecture, the conservation and stabilization of the value of property, adequate 
open space for light and air, congestion of public streets, the promotion of public 
safety, health, convenience and comfort and the general welfare of persons using 
the facility. In addition to the proposed use meeting the general requirements 
herein set forth, the commission, in recommending approval of the proposed 
development plan, may recommend certain conditions to be attached to such use 
which the commission deems necessary in order to carry out the intent and 
purpose of this title. Such conditions may include, but are not limited to, an increase 
in the required lot or yard area, control of the location and number of vehicular 
access points to the property, limitations to the number of signs, limitations to 
coverage or height of buildings situated on the property because of obstruction to 
view and reduction of light and air to adjacent property, required screening and 
landscaping where necessary reduce noise and glare, and designation of 
responsibility for maintenance of the property. 

3. Review by City Council. After review of the development plan by the city planning 
commission, it shall be forwarded to the city council, with its written 
recommendations, whether for approval or denial, whereupon the city council may 
take action on the plan. Approval of the development plan shall be by city council 
resolution. 

4. Building Permit Review. The community development director shall review all 
building and public works construction permits for compliance with the approved 
development plan. No building or public works construction permit shall be issued 
if determined by the community development director to be inconsistent with the 
approved development plan. If the community development director determines 
that major changes are requested, review and approval by the city planning 
commission and city council shall be required. 
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5. Amendment to Development Plan. Proposed amendments to an approved 
development plan shall be subject to the same review and approval procedure as 
an initial application. 

(Ord. 5469 § 2 (part), 1999) 

15.18.070 Signs 

In addition to the signage approved in the development plan, signage in this district shall 
comply with CBMC 15.33, "Signs." 

(Ord. 5469 § 2 (part), 1999) 
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Planning Commission Communication

Department: Community
Development
Case/Project No.: ZT-21-006
Submitted by: Moises Monrroy,
Planner 

CASE #ZT-21-006 Council Action: 12/14/2021

Description

Public hearing on the request of the City of Council Bluffs to amend Section 15.24.040, ‘Fence Regulations’,
of the Council Bluffs Municipal Code (Zoning Ordinance) relative to permit requirements for fences, fence
height and placements, underground electrical fences used for the purposes of containing household pets,
fences required for swimming pools, and security fences.

Background/Discussion

See attached staff report. 

Recommendation

ATTACHMENTS:
Description Type Upload Date
Staff Report & Attachments Other 12/9/2021
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Planning Commission Communication 

Department: Community Development  

 

CASE #ZT-21-006 

 

Applicant: 

City of Council Bluffs 

209 Pearl Street 

Council Bluffs, IA 51503 

Ordinance No. _____________ Planning Commission:  12/14/2021 

 

Subject/Title 

Request: Public hearing on the request of the City of Council Bluffs to amend Section 15.24.040, Fence 

Regulations, of the Council Bluffs Municipal Code (Zoning Ordinance) relative to permit requirements for 

fences, fence materials, fence height and placement regulations, underground electric fences used for the 

purposes of containing household pets, fences required for swimming pools, and security fences. 

 

Background 

The Community Development Department is requesting to amend Section 15.24.040, Fence Regulations, of the 

Council Bluffs Municipal Code (Zoning Ordinance) relative to permit requirements for fences, fence materials, 

fence height and placement regulations, underground electric fences used for the purposes of containing 

household pets, fences required for swimming pools, and security fences. 

 

The proposed text amendment follows internal discussions between City staff in the Legal Department, the Public 

Works Department, the Planning Division, the Permits and Inspections Division, and the Animal Control 

Division relative to fence regulations. In these discussions, staff determined it would be beneficial to establish 

permit requirements for fences as it would help residents ensure their fences are built in conformance with the 

Council Bluffs Municipal Code. Additional changes to Section 15.24.040, Fence Regulations, of the Council 

Bluffs Municipal Code (Zoning Ordinance) relative to fence materials, fence height and placement, underground 

electric fences used for the purposes of containing household pets, fences required for swimming pools, and 

security fences have been proposed for clarity and consistency purposes. The proposed amendment is included 

as Attachment ‘A.’ 

 

All City Departments and local utilities were notified of the proposed text amendment. The following comments 

were received: 

 

 The Council Bluffs Permits and Inspections Division stated they have no comments on the request. 

 The Council Bluffs Public Works Department stated they have no additional comments on the request 

since the proposed amendment addresses sight distance triangles. 

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

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

 Mid-American Energy Company stated they have no conflict or concerns with the request provided that 

any fence installation does not cross or violate any existing utility easement, is not in direct conflict, do 

not create safety violations, or impede the reasonable access to MidAmerican Energy facilities. They 

also stated that property owners or their contractors should be encouraged to request underground 

searches through the Iowa One-Call system and consult with their local utilities prior to excavating or 

installing any fencing. 

 Lumen Technologies stated they have no issues with the request. 
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Discussion 

1. Under current regulations, no permit is required for the installation of fences in Council Bluffs. The proposed 

text amendment would require property owners and/or builders to obtain a permit from the Council Bluff 

Permits and Inspections Division prior to installation, which would help residents ensure their fences are 

built in conformance with the Council Bluffs Municipal Code. Fees for such permits will be established by 

City Council and will be enumerated in Chapter 2 of the Council Bluffs Municipal Code. 

2. In 2020, fence violations were the third most common violation type and accounted for 14% of all zoning 

enforcement cases in the city. It is anticipated that the proposed text amendment will help reduce the 

occurrence of fence violations in Council Bluffs as the permit review process would allow staff to evaluate 

fence requests prior to installation and thus ensure compliance with the standards in Section 15.24.040, 

Fence Regulations, of the Council Bluffs Municipal Code (Zoning Ordinance).  

3. Other notables changes to Section 15.24.040, Fence Regulations, of the Council Bluffs Municipal Code 

(Zoning Ordinance) include: 

 

a. Fence type 

 

Existing 

 Vegetation fences are subject to all standards in Section 15.24.040. 

 Retaining walls are not mentioned in Section 15.24.040. 

 Underground electric fences are not mentioned in Section 15.24.040. 

 Fences required for swimming pools are not mentioned in Section 15.24.040. 

 Security fences are regulated under Sections 15.24.040(B), General Requirements for Open 

Space/Recreation and Industrial Districts, and 15.23.040(C), General Requirements for 

Residential and Commercial Districts. 

 

Proposed 

 Vegetation fences would be exempt from Section 15.24.040. 

 Retaining walls would be exempt from Section 15.24.040 

 Underground electric fences used for the purposes of containing household pets and/or livestock 

would be permitted in accordance with Section 4.20.140 of the Council Bluffs Municipal Code. 

 Fences required for swimming pools would be permitted in accordance with Section 17.02.065 

of the Council Bluffs Municipal Code. 

 Security fences would be regulated under Section 15.24.040(C), Security Fence Requirements, 

which simplifies existing standards for security fences and eliminates an inconsistency relative 

to barbed wire fences in the A-2/Parks, Estates and Agricultural District. No significant changes 

to the regulation of security fences will result from the proposed text amendment. 

 

b. Fence materials 

 

Existing 

 There are no fence material requirements in Section 15.24.040. 

 

Proposed 

 Fences visible from the public right-of-way or an abutting property would have to be constructed 

out of the following materials or a combination thereof: wood, vinyl, composite fencing, wrought 

iron, aluminum, chain link or coated chain link. Metal/steel panels would only be allowed for 

perimeter fencing in open space/recreation and industrial districts. 
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c. Fence height 

 

Existing 

 In residential and commercial districts, the height of a fence must not exceed four feet.  

 

Proposed 

 In residential and commercial districts, a maximum six-foot tall fence would be allowed in the 

front yard if the fence is placed behind the wall of the principal structure facing a public or 

private street. 

 In commercial districts, a maximum six-foot tall fence would be allowed in the street-side yard. 

 In residential districts, a maximum six-foot tall fence would be allowed in the street-side yard if 

none of the conditions in Section 15.24.040(B)(2) exist. 

 

The Community Development Department has prepared a graphic that illustrates proposed fence height 

regulations in residential districts. The illustration is included as Attachment ‘B’ and is intended to show 

how the proposed fence regulations would be applied in different scenarios. 

 

Recommendation 

The Community Development Department recommends approval of the request to amend Section 15.24.040, 

Fence Regulations, of the Council Bluffs Municipal Code (Zoning Ordinance) relative to permit requirements 

for fences, fence materials, fence height and placement regulations, underground electric fences used for the 

purposes of containing household pets, fences required for swimming pools, and security fences, as shown in 

Attachment ‘A.’ 

 

Attachments 

Attachment A: Proposed Section 15.24,040, Fence Regulations, of the Council Bluffs Municipal Code (Zoning 

Ordinance) 

Attachment B: Fence Height Regulations in Residential Districts Illustration 

Prepared by: Moises Monrroy, Planner, Community Development Department 
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15.24.040 Fence Regulations 

Fences, including electric fences, masonry walls, ornamental iron, chain link, open wood, solid 

wood or metal, forming a physical barrier, whether above or below ground, placed on private 

property, used for any purpose shall conform to the following requirements: 

 

A. General Requirements for All Zoning Districts 

1. No person or entity shall be allowed to erect or otherwise install any fencing (other 

than vegetation) under the requirements of this section unless they have first 

applied for and received a permit from the City of Council Bluffs Building Division.  

a. As part of the permit, the applicants shall certify that they will abide by all 

applicable municipal codes of the City of Council Bluffs and shall assume 

full responsibility for any public or private property disputes associated with 

the installation of the applicant’s fence, including, but not limited to, 

trespass and property line/boundary location disputes. 

b. Fees for such permits shall be established by the city council and shall be 

enumerated in Chapter 2 of the Council Bluffs Municipal Code.  

2. No fence placed on any lot shall project over the property line. No fence or 

obstruction shall be placed in the public right-of-way. 

3. The height of a fence shall be measured from the grade on which the fence is 

placed to the highest point of the fence structure. Sharp or pointed projections and 

barbed wire strands shall be included in the overall height of the fence, if 

applicable. 

4. The finished side of any fence shall be directed toward the street right-of-way and 

adjoining properties. 

5. Fences visible from the public right-of-way or an abutting property shall be 

constructed of the following materials or a combination thereof: wood, vinyl, 

composite fencing, wrought iron, aluminum, chain link or coated chain link. 

Metal/steel panels shall only be allowed for perimeter fencing in open 

space/recreation and industrial districts. All other fences not deemed perimeter 

fencing may be constructed out of any material. 

6. No fence shall be placed within a front yard or street-side yard that creates a safety 

hazard by obstructing the clear view of pedestrians or vehicles. 

7. No fence or any other obstruction shall be placed within an equilateral triangle 

having sides of thirty-five (35) feet each running along the edge of the pavement, 

or curb if present, of each abutting street. The apex of this triangle shall be at the 

point of the intersection of the edges of the pavement or curbs of such streets when 

extended out to a point. 

8. No fence shall be placed within three feet of a fire hydrant. No fence shall block 

visibility or access to a fire hydrant from the street. 

9. Underground electric fences shall be permitted in all zoning districts for the 

purposes of containing household pets and/or livestock and shall comply with all 

requirements in CBMC 4.20.140. 

10. The placement, height, appearance and material of fences in planned 

developments shall be established as part of the adopted development plan. 

B. Fence Height Requirements 

All fences shall comply with the height requirements set forth in the following table, unless 

otherwise specified below. 
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Zoning District Front Yard Street Side Yard 
Interior 

Side/Rear Yard 

Residential 4 feet see 1 below 6 feet see 2 below 6 feet 

Commercial 4 feet see 1 below 6 feet 6 feet 

Industrial see 3 below 8 feet 8 feet 8 feet 

Open Space/Recreation 8 feet 8 feet 8 feet 

 

1. In residential and commercial districts, a maximum six-foot tall fence may be 

allowed in the front yard if the fence is placed behind the wall of the principal 

structure facing a public or private street and does not create a safety hazard by 

obstructing the clear view of pedestrians or vehicles. 

2. In residential districts, the height of a fence in a street side yard shall not exceed 

four feet if any of the following conditions exist: 

a. An entrance to the principal structure faces the street side yard; 

b. A driveway is located within the street side yard; 

c. The street side yard abuts an alley that intersects a public or private street; 

or 

d. The fence is located within five feet of the driveway entrance of an adjoining 

property along the same street. 

3. In the I-2 and I-3 Districts when a parcel contains 50 contiguous acres or more of 

total land area, a maximum 10-foot tall fence may be allowed in the interior side, 

street side and rear yards. In the front yard, the height of the fence shall not exceed 

eight feet unless its placement meets the setback requirements for structures. Ten-

foot tall fences shall only be constructed out of vinyl-coated chain link material and 

shall not incorporate any sharp or pointed projections or barbed wire strands. 

4. In residential districts, fences proposed to exceed six feet in height due to 

topographical conditions or unusual circumstances shall be reviewed on a case-

by-case basis by the Community Development Director or their designee. 

5. Retaining walls used for the purposes of supporting, holding or restraining soil 

between two different elevations shall be exempt from the requirements of this 

Section provided it does not create a safety hazard by obstructing the clear view 

of pedestrians or vehicles. 

C. Security Fence Requirements 

1. No barbed wire or electrically charged security fences shall be allowed in the West 

Broadway Corridor Design Overlay (CDO). 

2. Security fences with sharp or pointed projections or containing barbed wire strands 

may be allowed in the A-1, A-2, I-1, I-2 and I-3 Districts. 

3. Security fences with sharp or pointed projections or containing barbed wire strands 

may be allowed in the C-2 District when placed on top of an otherwise conforming 

fence, subject to the following conditions: 

a. The site shall not abut any residential district; and 

b. The use shall comply with all requirements for conforming use and the site 

development regulations in the C-2 District. 
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4. Electrically charged security fences may be allowed in the C-2, I-1, I-2 and I-3 

Districts in accordance with CBMC 13.16.485, subject to the following conditions: 

a. The site shall not be within 300 feet of a residential district, or a legal non-

conforming residential use; 

b. The use shall comply with all requirements for conforming use and site 

development regulations in the underlying zoning district; and 

c. The fence shall not be located within the area defined as the front yard 

setback, street-side yard setback, or the area between a structure and the 

front property line or street-side property line, if greater than the minimum 

required setback. 

D. Required Fences 

1. A fence shall be required where any conforming commercial or industrial use abuts 

a residential district. The fence shall be provided at the abutting side and rear 

property lines. A fence shall also be required for any open storage area in an 

industrial district which blocks all view of the storage area at or beyond the property 

line. The fence shall be provided by one of the following methods: 

a. A wood and/or masonry fence, at least fifty (50) percent opaque, six feet in 

height; 

b. A vegetation fence capable of providing a substantially opaque barrier and 

attaining a height of six feet within three years of planting; 

c. A landscaped earth berm with a maximum slope of three to one 

vertical/horizontal, no more than six feet above the existing grade of the 

property line separating the zoning districts; or 

d. Any combination of the described methods that achieves a cumulative 

height of six feet. 

2. All swimming pools shall be fenced in accordance with CBMC 17.02.065. 

E. Maintenance. Upon placement of a fence, appropriate measures shall be taken by the 

fence owner to ensure continued maintenance. 

 

(Ord. 5963 § 1, 2008) 

 

(Ord. No. 6255, § 1, 1-11-2016) 
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Planning Commission Communication

Department: Community
Development
Case/Project No.: URV-21-011
Submitted by: Housing &
Economic Development 

CASE #URV-21-011 Council Action: 12/14/2021

Description

Public hearing on the request of the City of Council Bluffs to create the 16th Avenue Urban Revitalization
Area and to adopt the required plan for an area legally described as a parcel of land situated in the North Half
(N1/2) of Section 2, Township 74 North, Range 44 West and the Southeast Quarter of the Southwest Quarter
(SE1/4 SW1/4) of Section 35, Township 75 North, Range 44 West of the Fifth Principal Meridian, City of
Council Bluffs, Pottawattamie County, State of Iowa, according to an official plat of said land filed in the
District Land Office, bounded and described as follows: Beginning at a point on the North-South centerline
of said Section 2, from which point the center of said section bears South, 264.98 feet; thence North 89
degrees 50 minutes 17 seconds East, 200.00 feet; thence North 00 degrees 00 minutes 17 sections East,
2150.79 feet to the south line of 16th Avenue; thence along said south line South 89 degrees 30 minutes 12
seconds West, 200.0 feet to a point on said North-South centerline of said Section 2; thence along said
North-South centerline North 20.90 feet to the north quarter corner of said Section 2; thence along the North-
South centerline of said Section 35, North 00 degrees 21 minutes 09 seconds West, 60.00 feet to a point on
the north line of 16th Avenue, said point also being the southwest corner of Lot 12, Block 36, Fleming and
Davis Addition; thence South 89 degrees 38 minutes 51 seconds West, 16.0 feet; thence North 00 degrees 21
minutes 09 seconds West, 646.37 feet to a point on the south line of 14th Avenue prolonged, said point being
South 89 degrees 38 minutes 53 seconds West, 16.00 feet from the northwest corner of Lot 1, Block 29,
Fleming and Davis Addition; thence South 89 degrees 38 minutes 53 seconds West, 379.00 feet; thence South
75 degrees 42 minutes 26 seconds West, 399.46 feet; thence South 82 degrees 12 minutes 26 seconds West,
126.58 feet; thence South 21 degrees 28 minutes 31 seconds East, 2490.70 feet to a point on the North-South
centerline of said Section 2; thence along said North-South centerline, South 441.28 feet to the Point of
Beginning. Containing an area of 1,548,471 square feet, more or less, or 35.548 acres, more or less; AND A
parcel of land legally described as being the East 16 feet of the South 686 feet, except the South 178 feet of
the North 323 feet, all in the SE1/4 SW1/4 of Section 35-75-44, City of Council Bluffs, Pottawattamie
County, Iowa. Said parcel of land contains an area of 8,276 square feet more or less, or .19 acres, more or
less.
Location: A tract of land located between the South 16th Street and the Union Pacific railyard, lying south of
14th Avenue and north of 16th Avenue.
 

Background/Discussion

See attached staff report.

Recommendation

ATTACHMENTS:
Description Type Upload Date
Staff Report & Attachments Other 12/9/2021
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Department:   

Community Development 

 

CASE # URV-21-011 

 

Applicant: Housing & 

Economic Development 

 

Resolution No. _______  

 

 

Resolution of Intent:  11/22/2021 

Planning Commission: 12/14/2021 

Public Hearing & First Reading: 1/10/2022 

Second Reading: 1/24/2022 

Third Reading: Request to Waive 

Subject/Title 

Request: Recommendation of approval of the 16th Avenue Urban Revitalization Plan and Area 
 

Location 

Generally located on approximately 34 acres of undeveloped land located along 16th Avenue, west of S 

17th Street and east of the Union Pacific railyard. 

Background/Discussion 

Background  

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

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

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

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

improvements to real estate property. 

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

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

are eligible for tax abatement.   

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

has scheduled the matter for City Council consideration. The 16th Avenue Urban Revitalization Area will 

consist of approximately 34.18 acres. 

 

Discussion 

A development proposal has been submitted to Community Development for the construction of a new cold 

storage facility to be built on the subject property, which is currently owned by 1700 16th Ave LLC and 

Union Pacific Railroad. 

On November 22, 2021, City Council approved a Resolution of Necessity which initiated the process of 

creating the 16th Avenue Urban Revitalization Plan and set January 10, 2022 as the public hearing date. 

Notification will be sent to the owners of the property within the urban revitalization area. Although 

Chapter 404 of the Iowa Code does not specifically require review by the City Planning Commission, staff 

believes that such review is appropriate.   

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

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

grant tax abatement to qualified projects.  

Staff specifically asks that the Commission consider the following: 

 The proposed 16th Avenue Urban Revitalization Plan and Area furthers the goals of the City’s 

Comprehensive Plan. 

 

 The 16th Avenue Urban Revitalization Plan is an area appropriate for urban revitalization 
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designation as specified in Iowa Code Section 404.1.4, which discusses areas that are appropriate for 

economic development as defined by Section 403.17. Section 403.17 states an economic 

development area means an area of a municipality designated by the local governing body as 

appropriate for commercial and industrial enterprises. 

 

Recommendation 

The Community Development Department recommends approval of the 16th Avenue Urban 

Revitalization Plan and Area. 
 

Attachments 

A)  Boundary Map 

B)  Draft Plan 
 
Prepared by: Tiffany Schmitt, Community Development Technician, Community Development Department 

Approved by: Courtney Harter, Housing & Economic Development Manager, Community Development Department 
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16th Avenue Urban Revitalization Area - Boundary Map 
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16th Avenue 

Urban Revitalization Plan 

 
 

 
 

Prepared by 
 

Community Development Department 
City of Council Bluffs, Iowa 

 
Adopted by 

City Council on ________, 2021 
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INTRODUCTION 
 
 
The Urban Revitalization Act empowers a municipality to designate an area appropriate for 
commercial and industrial enterprises, public improvements related to housing and 
residential development, or construction of housing and residential development for low 
and moderate income families, including single or multifamily housing. 
 
The City of Council Bluffs wishes to utilize property tax abatement incentives under the 
Urban Revitalization act to facilitate the renovation or construction of new commercial 
structures resulting in additional employment in the community. The preparation and 
subsequent adoption of an Urban Revitalization Plan is required by the Iowa Code prior to 
the provision of property tax abatement. 
 
Section 404.1 of the Iowa Code stipulates that the Council may, by ordinance, designate 
an area of the City as the revitalization area, if that area is classified as any of the 
following: 
 
1. An area in which there is a predominance of buildings or improvements, whether 
residential or nonresidential, which by reason of dilapidation, deterioration, obsolescence, 
inadequate provision for ventilation, light, air, sanitation, or open spaces, high density of 
population and overcrowding, the existence of conditions which endanger life or property 
by fire and other causes or a combination of such factors, is conductive to ill health, 
transmission of disease, infant mortality, juvenile delinquency or crime and which is 
detrimental to the public health, safety or welfare. 
 
2. An area which by reason of the presence of a substantial number of deteriorated or 
deteriorating structures, predominance of defective or inadequate street layout, 
incompatible land use relationships, faulty lot layout in relation to size, adequacy, 
accessibility or usefulness, unsanitary or unsafe conditions, deterioration of site or other 
improvements, diversity of ownership, tax or special assessment delinquency exceeding 
the actual value of the land, defective or unusual conditions of title, or the existence of 
conditions which endanger life or property by fire and other causes, or a combination of 
such factors, substantially impairs or arrests the sound growth of a municipality, retards the 
provision of housing accommodations or constitutes an economic or social liability and is a 
menace to the public health, safety or welfare in its present condition and use. 
 
3. An area in which there is a predominance of buildings or improvements which by 
reason of age, history, architecture or significance should be preserved or restored to 
productive use. 
 
4. An area which is appropriate as an economic development area as defined in Section 
403.17(10) of the Iowa Code which states “an area of a municipality designated by the 
local governing body as appropriate for commercial and industrial enterprises, public 
improvements related to housing and residential development, or construction of housing 
and residential development for low and moderate income families, including single or 
multifamily housing.” 
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5. An area designated as appropriate for public improvements related to housing and 
residential development, or construction of housing and residential development, including 
single or multifamily housing. 
 
The City of Council Bluffs concluded that the 16th Avenue Urban Revitalization Area meets 
the criteria of element 4. Consequently, on November 22, 2021, the City Council adopted 
Resolution No. 21-328, which directed staff to prepare a plan for the proposed revitalization 
area. Illustration 1 is the City Council Resolution. 
 

16th Avenue Urban Revitalization Area  
Illustration 1 – Resolution 
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LEGAL DESCRIPTION 
 
The 16th Avenue Urban Revitalization Area is a tract of land consisting of three parcels 
legally described as: 
 

A parcel of land situated in the North Half (N1/2) of Section 2, Township 74 
North, Range 44 West and the Southeast Quarter of the Southwest Quarter 
(SE1/4 SW1/4) of Section 35, Township 75 North, Range 44 West of the 
Fifth Principal Meridian, City of Council Bluffs, Pottawattamie County, State 
of Iowa, according to an official plat of said land filed in the District Land 
Office, bounded and described as follows: Beginning at a point on the North-
South centerline of said Section 2, from which point the center of said 
section bears South, 264.98 feet; thence North 89 degrees 50 minutes 17 
seconds East, 200.00 feet; thence North 00 degrees 00 minutes 17 sections 
East, 2150.79 feet to the south line of 16th Avenue; thence along said south 
line South 89 degrees 30 minutes 12 seconds West, 200.0 feet to a point on 
said North-South centerline of said Section 2; thence along said North-South 
centerline North 20.90 feet to the north quarter corner of said Section 2; 
thence along the North-South centerline of said Section 35, North 00 
degrees 21 minutes 09 seconds West, 60.0 feet to a point on the north line 
of 16th Avenue, said point also being the southwest corner of Lot 12, Block 
36, Fleming and Davis addition; thence South 89 degrees 38 minutes 51 
seconds West, 16.0 feet; thence North 00 degrees 21 minutes 09 seconds 
West, 646.37 feet to a point on the south line of 14th Avenue prolonged, said 
point being South 89 degrees 38 minutes 53 seconds West, 16.0 feet from 
the northwest corner of Lot 1, Block 29, Fleming and Davis Addition; thence 
South 89 degrees 38 minutes 53 seconds West, 379.00 feet; thence South 
75 degrees 42 minutes 26 seconds West, 399.46 feet; thence South 82 
degrees 12 minutes 26 seconds West, 126.58 feet; thence South 21 degrees 
28 minutes 31 seconds East, 2490.70 feet to a point on the North-South 
centerline of said Section 2; thence along said North-South centerline, South 
441.28 feet to the Point of Beginning. Containing an area of 1,548,471 
square feet, more or less, or 35.548 acres, more or less. 
 
AND 
 
A parcel of land legally described as being the East 16 feet of the South 686 
feet, except the South 178 feet of the North 323 feet, all in the SE1/4 SW1/4 
of Section 35-75-44, City of Council Bluffs, Pottawattamie County, Iowa. Said 
parcel of land contains an area of 8,276 square feet more or less, or .19 
acres, more or less. 

 
Illustration 2 shows the location and the boundary of the 16th Avenue Urban Revitalization 
Area, which consists of 34.18 acres.   
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16th Avenue Urban Revitalization Area  
Illustration 2 – Boundary 
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PROPERTY OWNERS AND ASSESSED VALUATIONS 
 
The 16th Avenue Urban Revitalization Area will be comprised of approximately 34.18 acres 
on three undeveloped parcels of land. The total valuation ($) for all land, dwellings, and 
buildings in this urban revitalization area are as follows:  
 

 
 
Valuation was obtained from the records of the Pottawattamie County Assessor. Land 
valuation for the area is estimated at $41,200. 
 
 

EXISTING ZONING AND PROPOSED LAND USE 
 
The 16th Avenue Urban Revitalization Area is currently zoned I-2. The I-2/General 
Industrial District is intended to provide for the development of general manufacturing and 
industrial areas. This district is designed to accommodate industrial uses with moderate 
external effects. The proposed principal use of the 16th Avenue Urban Revitalization Area 
is commercial storage, which is a permitted use in an I-2/General Industrial District. 
 
Surrounding properties to the north, southeast, south, and west are also zoned I-2. 
Properties east of the subject property on the northerly side are zoned R-2/Two-Family 
Residential District. Illustration 3 depicts the existing on-site and surrounding zoning.   
 
A railyard borders the property to the north, west, and south. Existing land uses in the 
general vicinity include a neighborhood, which borders the parcels to the northeast. Other 
land east of the area on the southerly side is also utilized by the railroad.   
 
The future land use plan of the Bluffs Tomorrow: 2030 Plan designates the proposed 16th 
Avenue Urban Revitalization Area as “Light Industrial.” According to the plan, light industrial 
development includes those areas used for industrial purposes that create minimal impacts 
on surrounding uses. Activities tend to occur inside structures, with outdoor areas limited to 
storage or distribution.  
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16th Avenue Urban Revitalization Area  
Illustration 3 – Zoning  
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PROPOSALS FOR IMPROVING OR EXPANDING CITY SERVICES 

 
The developer of the 16th Avenue Urban Revitalization Area will need to work with Public 
Works and Council Bluffs Water Works to determine if any services need to be improved 
or expanded. The project area can be accessed by 16th Avenue or 14th Avenue, which are 
adequate to handle the additional traffic generated by this proposed project.   
 

RELOCATION PROVISIONS 
 
The proposed 16th Avenue Urban Revitalization Area includes two vacant parcels currently 
owned by 1700 16th Ave LLC and one vacant parcel currently owned by Union Pacific 
Railroad. There are no tenants at the location; therefore, the City will not displace any 
residential or non-residential tenants as a result of proposed improvements in the urban 
revitalization area. 
 

OTHER PUBLIC ASSISTANCE 

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

APPLICABILITY AND TAX EXEMPTION SCHEDULE 
 
1.  Eligibility – The 16th Avenue Urban Revitalization Plan will apply to commercial and 
industrial land uses. 
 
Both new construction and rehabilitation of existing structures will be eligible for tax 
abatement under the plan.  Rehabilitation may include renovation of a structure to bring it 
to code standards, remodeling and expansion.   
 
2. Term - The term of this Plan shall be until December 31, 2031 or amended by City 
Council. 
 
3.  Commercial and Industrial  
 
Ten Year - All eligible commercial and industrial real estate is eligible to receive a partial 
exemption from taxation on the actual value added by the improvements.  The exemption 
is for a period of ten years.  The amount of the partial exemption is equal to a percent of 
the actual value added by the improvements, determined as follows: 
 

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

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

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

 

 If no structures were located on the property prior to the improvements, any 
improvements may qualify. 

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

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

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

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

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

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

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

prepare a recommendation and schedule the proposal for City Council 
consideration. 

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

consistent with the intent of this plan and state law. 
 

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

 
 
 

 

66



67

tschmitt
Typewriter
11

tschmitt
Typewriter
APPENDIX A



68



69



70



71



72


	Meeting Agenda
	***ALL ATTENDESS THAT HAVE NOT BEEN FULLY VACCINATED AGAINST COVID-19  ARE REQUIRED TO WEAR A FACEMASK AND/OR FACESHIELD AT ALL TIMES***
	CASE #PC-21-004
	CASE #SAV-21-006
	CASE #ZT-21-005
	CASE #ZT-21-006
	CASE #URV-21-011

