
 
 

NOTICE TO THE AUDIENCE:  Please remember that if you are interested in matters on the agenda that will 
have subsequent meetings, it is your responsibility to note their dates, times, and places.  No further letters 
or reminders will be sent. Of course, if you have any questions about any given matter, do not hesitate to 
contact the Planning Department in the City Hall Annex, 4403 Devils Glen Road, Bettendorf, Iowa 52722 or 
phone (563) 344-4071. 

 
MINUTES 

PLANNING AND ZONING COMMISSION 
APRIL 21, 2021 

5:30 P.M. 
 
The Planning and Zoning Commission meeting of April 21, 2021 was called to order by 
Wennlund at 5:30 p.m. in the City Hall Council Chambers, 1609 State Street. 
 
1. Roll Call 
 
MEMBERS PRESENT:  Adam, Gannaway, *Gibson, Kappeler, Ormsby, Stoltenberg, 

Wennlund 
 
MEMBERS ABSENT:  None 
 
STAFF PRESENT:  Greg Beck, City Planner; Mark Hunt, Community Development 

Director; Taylor Beswick, City Planner; Brent Morlok, City 
Engineer; Troy Said, Assistant Fire Chief; Denice Enfield, Social 
Media/Events Specialist; Lisa Fuhrman, Community Development 
Secretary 

 
2. Approval of the minutes of the meeting of March 17, 2021. 
 

On motion by Kappeler, seconded by Gannaway, that the minutes of the 
meeting of March 17, 2021 be approved as submitted. 
 

ALL AYES 
 

Motion carried. 
  
3. Review of Commission procedures. 
 
Hunt introduced Taylor Beswick, the new City Planner who will be doing much of the work 
that John Soenksen did before he retired. He added that his main assignment will be 
Board of Adjustment cases.  
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Rezoning/Final Plat 
 
4. Case 21-033; The Woodlands 5th Addition (proposed), A-1 Agricultural/Urban 

Reserve District to R-2 Single-Family Residence District, submitted by Windmiller 
Development, LLC. (rezoning) 

 
5. Case 21-027; The Woodlands 5th Addition (proposed), submitted by Windmiller 

Development, LLC. (final plat) 
 
Beck reviewed the staff reports. Hunt added that while the staff report indicated that the 
Lakeside Drive connection would be built in the future, it is already in place.  
 
Wennlund asked if there are 32 lots as shown on the drawing or 27 as indicated in the staff 
report.  Hunt stated that there are 32 lots proposed. 
 
Kappeler commented that Lots 1-4 are significantly smaller than the others and asked if 
they will be single-family homes.  Reed Windmiller, the applicant, confirmed this.  
 
Kappeler asked if there would be any buffering between these homes and the existing 
development surrounding them. Windmiller explained that the townhouses to the east and 
the commercial buildings to the north have a large berm on which trees will be planted 
this spring. Morlok added that there is an easement shown on the plat reserved for the 
berm along the north side of Lots 15, 16, 26, and 27. 
 
Adam asked there are any long term plans to change the forest preserve area to the south 
or if it will be perpetually preserved. Morlok explained that it will be preserved. Wennlund 
asked if it is part of Crow Creek Park. Morlok stated that he does not believe so. Wennlund 
commented that there is an access to it from the subdivision. 
 
Ormsby asked for clarification of the comment in the staff report regarding the Crow Creek 
drainage basin. Morlok explained that the proposed subdivision is located in the Crow 
Creek watershed and that detention is handled regionally by the 3 basins that have already 
been constructed. He added that the runoff is piped to those basins which will eventually 
make its way to Crow Creek. Ormsby asked if the basins are sized adequately to handle the 
water from all of the subdivisions.  Morlok confirmed this.  
 

On motion by Ormsby, seconded by Stoltenberg, that the rezoning of The 
Woodlands 5th Addition (proposed) from A-1 to R-2 be recommended for 
approval subject to staff recommendations. 
 

ALL AYES 
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Motion carried. 
 

 
On motion by Kappeler, seconded by Gannaway, that the final plat of The 
Woodlands 5th Addition be recommended for approval subject to staff 
recommendations. 
 

ALL AYES 
 
Motion carried. 
 
*Gibson arrived.  
 
Preliminary Plat 
 
6. Case 21-007; Belmont at Towne Centre Addition, submitted by Dan Elias/DFCA, Inc. 

(Deferred to meeting of May 19, 2021) 
 
Final Plat 
 
7. Case 21-028; Quail Hollow, submitted by Kevin Dolan/Dan Dolan Homes. 
 
Beck reviewed the staff report.  Hunt added that the date for public hearing on the 
vacation of right-of-way for the subdivision has been set for May 4.  
 
Kappeler asked for clarification of how the access easements for Lots 11, 12, 19, 20, 21, and 
22 will work. Morlok explained that the easements are for shared driveways. Kappeler 
commented that it would be responsibility of the HOA to determine how those driveways 
will be maintained. Hunt stated that there is a plat note describing those easements. 
Kappeler commented that it seems to be a strange way to squeeze as many lots into a 
small space as possible.  
 
Adam asked if the radius of the cul-de-sac is adequate for city vehicles to maneuver and if 
snow removal of Lot C would be by the HOA. Hunt stated that the city will plow only the 
public streets.  Morlok stated that the city will not access Lot C for any public services, 
adding that the cul-de-sac is the standard size. He commented that the residents who 
share that private drive will have to bring their garbage carts down to the public street. 
Hunt added that snow plows will clear the cul-de-sac as they do any other in the city with 
the windrow falling on the private drive. Hunt commented that staff worked with the 
developer on the configuration of the subdivision and that Lot C meets code requirements 
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as it will be built to city specifications. Wennlund asked where the snow storage for Lot C 
will be.  
 
Kevin Dolan, the applicant, explained that there are boulevards along the private drive that 
can be used for snow storage. Morlok commented that it is likely that the snow will be 
pushed to the northeast.  Wennlund asked if the private drive will be non-curbed.  Morlok 
confirmed this.  
 
Ormsby asked if an HOA will be required to ensure that the private drive gets maintained.  
Dolan stated that there will be an HOA and that part of the restrictive covenants will assign 
responsibility for the private drive to those lot owners. Gibson commented that this 
responsibility would be disclosed to buyers. Morlok added that there is a plat note to that 
effect.  
 
Wennlund asked if there will be on-street parking.  Morlok confirmed this.  
 

On motion by Stoltenberg, seconded by Adam, that the final plat of Quail 
Hollow be recommended for approval subject to staff recommendations. 
 

ALL AYES 
 
Motion carried. 
 
Replat 
 
8. Case 21-030; Bettendorf Industrial Park 4th Addition, submitted by Build to Suit, 

Inc./Kevin Koellner. 
 
Beck reviewed the staff report.  
 
Ormsby asked if the property is impacted by the new flood maps that were recently 
released.  Hunt explained that it would not be affected and that the property has already 
been filled such that it meets the new standard. Morlok added that the elevation of the 
buildings was certified as a part of the site development plan that was already approved. 
 
Wennlund asked if any there are any setback or landscape requirements in the industrial 
zone. Hunt commented that those requirements are minimal in an industrial district. Beck 
stated that there are no buffering requirements as both properties have the same zoning 
district classification of I-2 General Industrial.  
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Wennlund asked if the area on the site plan labeled as future building is for an extension 
of the existing building or a new one.  Kevin Koellner, the applicant, explained that it is for 
an extension. 
 

On motion by Stoltenberg, seconded by Kappeler, that the final plat of 
Bettendorf Industrial Park 4th Addition be recommended for approval subject 
to staff recommendations. 
 

ALL AYES 
 
Motion carried. 
 
9. Case 21-032; Villas of Forest Grove Crossing 2nd Addition, submitted by Youssi 

Investments of Iowa, LLC. 
 
Beck reviewed the staff report. Hunt expressed concern that the required site development 
plan for the proposed multi-family housing has not yet been submitted. He suggested that 
perhaps the case should be deferred until such time as a site development plan is 
submitted.  
 

On motion by Ormsby, seconded by Stoltenberg, that the final plat of Villas of 
Forest Grove Crossing 2nd Addition be deferred until such time as a site 
development plan is submitted. 
 

Wennlund commented that he recalls that there were issues regarding the extension of the 
fire lane and the timeliness of its completion in earlier subdivisions and asked if staff’s 
continuing concerns are the reason there is a condition restricting building permit issuance 
in the staff report. Morlok explained that a portion of the fire lanes have been constructed 
and are available.  He added that because a small section on the north end has not been 
completed some building permits were held up. He stated that because the latest 
subdivision includes a separate entrance, the condition restricting building permits is in the 
staff report. Morlok explained that the forthcoming revisions to the subdivision ordinance 
will require two access points from the nearest thoroughfare. He stated that the fire lanes 
that were required initially were for the interior of the subdivisions. He added that 
emergency vehicles had no issues reaching a recent house fire but that no one could leave 
for approximately 4 hours because there is only one entrance. He indicated that if another 
resident had required emergency services during that time, there would have been a 
serious problem. Morlok added that while the fire lanes that have already been 
constructed in the subdivisions meet city and fire code, the city plans to strengthen the 
requirements in the subdivision ordinance in case a similar situation arises. He stated that 
the developer has agreed to put in the fire lane from the east but that permits would he 
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held up until such time as it is complete. He commented that he is unaware of a 
subdivision that has developed in such a manner as to start at the rear with high-density 
housing and so far from Forest Grove Drive. Wennlund stated that it is unfortunate that 
this seems to be an ongoing issue.  Morlok stated that the condition has been carried over 
from the Forest Grove Crossing Fourth Addition plat as the proposed plat is a replat of 
several of those lots. Wennlund commented that he is under the impression that the 
construction of the fire lane is being resisted by the developer. Morlok explained that one 
of the fire lanes was damaged by heavy excavating equipment and had to be replaced. He 
indicated that the northern fire lanes is nearly complete which will open up some of those 
lots. He added that the developer is aware of the need for the completion of the fire lane 
before permits can be issued given that there have been two accidents during construction 
of the subdivision, one requiring Medevac.  
  

ROLL CALL ON MOTION 
 

ALL AYES 
 
Motion carried. 
 
Site Development Plan  
 
10. Case 21-029; 6820 Championship Drive, submitted by Build to Suit, Inc./Kevin 

Koellner. 
 
Beck reviewed the staff report.  
 
Gannaway asked if the stacking space configuration for the drive-up windows shown on 
the north is adequate to allow for the turn required for motorists. Wennlund asked for 
clarification of the location of the front doors of each building.  Koellner explained that 
both buildings will have entrances on the east. He added that the order board is located 
about 5 feet from the back of the building to allow for maximum stacking.  He stated that 
the pick-up window is approximately at the midpoint of the building on the south side. 
Wennlund commented that it appears as though there is not very much stacking at the 
pick-up window and questioned why the handicapped parking spaces are not located near 
the entrance. Koellner indicated that the site plan should be updated to reflect that, adding 
that the engineer must have missed that. Morlok commented that while there is no 
requirement for the handicapped spaces to be located at the front door, he would suggest 
that the spaces be moved. Koellner added that the employee parking will likely be located 
west of the building. Wennlund asked if the pick-up window could be moved to allow for 
more stacking. Koellner stated that the pick-up window cannot be moved because it would 
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interfere with the interior dining area. He indicated that there may be stacking behind the 
building during peak times of the day.  
 
Wennlund commented that there is only one dumpster for both buildings and that 
employees would have to walk across the queue to empty their trash.  Koellner stated that 
he believes that each building will have a dumpster on the concrete pads behind the 
buildings.  
 
Wennlund commented that it appears as though customers who park south of the 
southern building will have to cross the drive-up queue to enter the building.  Kappeler 
added that those spaces are the majority of the parking for that building. Ormsby 
commented that the parking spaces available are probably not adequate if it is a 
restaurant. Kappeler concurred. Wennlund asked if there is an identified user for that 
building. Koellner stated that there is not, adding that the design is such that there is only 
a pick-up window and no order window. He added that this type of configuration is 
COVID-driven and that almost everyone wants to have a drive-up window and an outdoor 
patio. Wennlund commented that the Commission has had some discussions regarding 
the need for pick-up windows and outdoor spaces in the future. Koellner stated that there 
is an abundance of parking available when the overall parking plan is considered. He 
added that many pedestrians flow from building to building without moving their cars.  
 
Ormsby asked for clarification of the number of parking spaces required and those 
provided for what may be two restaurants on the lot. Koellner explained that not all of the 
parking spaces are shown, adding that there are additional spaces to the west.  
 
Ormsby asked what the requirements are for the special use permit required for the patio 
space.  Hunt explained that all outdoor patios require a special use permit be granted by 
the Board of Adjustment, adding that there is a 9-part test that is considered.   
 

On motion by Kappeler, seconded by Gannaway, that a site development plan 
for 6820 Championship Drive be recommended for approval subject to staff 
recommendations. 
 

ALL AYES 
 
Motion carried. 
 
11. Case 21-031; 3296 and 3297 Fields Drive, submitted by Precision Builders, Inc. 
 
Beck reviewed the staff report.  
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Wennlund asked what the required number of parking spaces is based on. He commented 
that there appear to be 5 tenants for the 2 buildings and asked if there has been an 
indication of what type of businesses would be located there and how many employees 
there would be. Hunt explained that the light industrial/warehousing classification requires 
one parking space per two employees and one parking space per vehicle used at the 
business such as a fleet vehicle.  
 
Lisa Zelle, the applicant, explained that Precision Builders will be located in the building on 
Lot 5 and that there are 4 people in the office and the remainder of the employees are 
typically in the field. She added that the building on Lot 4 will have 3 tenants, 2 of which 
will be used by the owner of the building who has a business dealing with classic cars 
which will be stored inside. Wennlund asked if all of the users have been identified.  Zelle 
explained that her office will occupy 7,200 square feet of the 10,200 square foot building 
on Lot 5. She added that the approximately 3,000 square feet remaining in each building 
will be a flex space for a future tenant. She commented that a potential tenant has been 
identified for the building on Lot 5 and that the business has only 2 employees. Zelle 
indicated that there are parking spaces located inside the building as well. 
 
A brief discussion was held regarding the method by which required parking spaces are 
calculated and how improvements could be made. 
 

On motion by Gannaway, seconded by Kappeler, that a site development plan 
for 3296 and 3297 Fields Drive be recommended for approval subject to staff 
recommendations. 
 

ALL AYES 
 
Motion carried. 
 
Other 
 
12. Commission Update. 
    
Hunt stated the he, Chris Curran, and Roy Wennlund met recently to discuss how decorum 
at more emotionally-charged meetings should be handled. He added that this issue has 
been raised at previous Commission meetings and that once some standard language has 
been agreed upon he would share it with the members. Hunt stated that the city’s 
notification process was discussed with the consensus being that it is handled 
appropriately. He explained that while the Commission serves as the design review 
committee for the Downtown Riverfront Corridor Overlay District, that may change as a 
result of an upcoming revision of the Zoning Ordinance as he feels it may place the 
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members in the position of possibly approving one element of a project but disapproving 
another. Ormsby asked who would serve as the design review committee if not the 
Commission.  Hunt stated that that is yet to be determined. He added that he is working 
with firms who may be able to help work through an update of the Zoning Ordinance and 
who may be able to answer that question. Wennlund commented that some of the issues 
that members have brought up at recent meetings such as parking and changes in 
development could be addressed. Hunt commented that Beswick will be helping to update 
the Developer’s Handbook. 
   
There being no further business, the meeting adjourned at approximately 6:35 p.m. 
 
These minutes approved         
 
          
   Gregory W. Beck 
   City Planner 


