
 
 

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 
JULY 21, 2021 

5:30 P.M. 
 
The Planning and Zoning Commission meeting of July 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, *Gibson, Kappeler, Ormsby, Stoltenberg, Wennlund 
 
MEMBERS ABSENT:  Gannaway 
 
STAFF PRESENT:  Greg Beck, City Planner; Mark Hunt, Community Development Director; 

Taylor Beswick, City Planner; Brent Morlok, City Engineer; Chris Curran, City 
Attorney; Troy Said, Assistant Fire Chief; Lisa Fuhrman, Community 
Development Secretary 

 
2. Approval of the minutes of the meeting of June 16, 2021. 
 

On motion by Adam, seconded by Stoltenberg, that the minutes of the meeting of June 16, 
2021 be approved as submitted. 
 

ALL AYES 
 

Motion carried. 
  
3. Review of Commission procedures. 
 
Wennlund noted that the Commission’s role is to review the cases and make a recommendation for action to 
the City Council.  He added that no final decision regarding any of the cases would be made at this meeting. 
 
Wennlund reviewed the guidelines for public input at Commission meetings. 
 
Site Development Plan 
 
4. Case 21-011; The Meadows (revised), submitted by Windmiller Development. 
 
Beck reviewed the staff report. Hunt added that the developer has reconfigured the layout of some of the 
buildings to allow for construction of decks and patios so that they are not directly adjacent to one another.  
He explained that the revised layout will not affect Public Works operations, adding that the turnaround for 
city vehicles is still available in the driveways of the lots in the northwest corner of the subdivision. 
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Ormsby asked how requiring 6-inch thick pavement on the driveways that will be used as a turnaround for 
city vehicles will provide enough space for them.  Morlok explained that when a developer is unable to 
obtain a turnaround easement on the adjacent property, the city has negotiated with the property owners to 
make the driveways as thick as the city street.  He stated that in this case, the only city vehicles that would be 
using the driveways to back in and turn around are garbage and recycling trucks. He added that the street 
will be extended in the future. 
 
Ormsby asked what would happen if there are cars parked in the driveway when city vehicles are in the area.  
Morlok explained that homeowners will receive a one-time notification that their vehicles are not allowed to 
be in the driveway on their garbage day. He added that once the initial notification is given, garbage and 
recycling will not be picked up if there are vehicles in the driveway. 
 
*Gibson arrived. 
 
Ormsby asked if this type of arrangement would be safe for emergency vehicles. Said explained that in this 
case, a turnaround is not required because the cross street is over 250 feet away. He added that while the 
subdivision has more than 30 lots, both streets will be constructed at the same time providing the required 
two access points. 
 

On motion by Adam, seconded by Stoltenberg, that the revised site development plan for 
The Meadows be recommended for approval subject to staff recommendations. 
 

ALL AYES 
 
Motion carried. 
 
5. Case 21-055; 2505 Maplecrest Road, submitted by PV Land Co., LLC. 
 
Beck reviewed the staff report. Hunt added that a plat of survey which corrects the location of the storm 
sewer easement was submitted today. 
 
Adam asked if staff is comfortable with the stacking arrangement for vehicles if the queue should extend into 
the street. Morlok stated that the minimum requirement for stacking has been met, adding that the applicant 
has another location in Bettendorf where stacking has not been a problem. 
 
Wennlund commented that the site is very low and asked if fill will be used. Morlok confirmed this. 
Wennlund asked if the detention basin will be dry.  Morlok confirmed this, adding that the existing detention 
accommodates part of the adjacent lot.  He explained that the detention system will be sized for both lots 
and that there will be a retaining wall on the south side to help with the elevation difference.  
 
Wennlund asked for clarification of where the order board would be located. Casey Mohr, the applicant, 
stated that there will be space for 3-4 cars between the order board and the pickup window which is located 
at the northeast corner of the building.  
 
Kappeler asked how the pedestrian and auto traffic would interact given that there is a walk-up order 
window. Morlok explained that the parking layout is no different than many stores that have a drive aisle in 
front of the building. He added that there is a low probability that 12 cars will be stacked in the queue at any 
given time. He stated that there would need to be about 9 cars stacked before the pedestrian sidewalk that 
leads to from the parking lots to the outdoor area is would be blocked.  
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Kappeler commented that there may even be an issue with pedestrian customers interfering with the 
stacking queue given the close proximity of the coffee shop to the high school.  She added that the site 
seems to have been laid out in the best way possible to accommodate the traffic. Morlok explained that 
there is a pedestrian access from Maplecrest Road to the building which will never interfere with the queue. 
 
Stoltenberg stated that he thinks there will be cars stacked onto Maplecrest Road at peak hours and asked if 
a traffic signal would ever be installed. He asked if anyone has been in contact with the school system 
regarding the project. Morlok explained that the development will never generate enough traffic volume to 
warrant installation of a traffic signal. Stoltenberg commented that that is true overall but that at peak times 
the traffic count will be very high. Hunt stated that 6 stacking spaces are required by ordinance but that the 
developer is providing 12. He added that while staff can only evaluate a project based on code requirements, 
staff shares Stoltenberg’s concerns.  
 

On motion by Adam, seconded by Ormsby, that the site development plan for 2505 
Maplecrest Road be recommended for approval subject to staff recommendations. 
 

ALL AYES 
 
Motion carried. 
 
6. Case 21-056; 2200 - 56th Avenue West, submitted by Kevin Kadavy. 
 
Beck reviewed the staff report.  
 

On motion by Stoltenberg, seconded by Ormsby, that the site development plan for 2200 - 
56th Avenue West be recommended for approval subject to staff recommendations. 
 

ALL AYES 
 
Motion carried. 
 
Preliminary Plat 
 
7. Case 21-050; Cottages at McClellan Heights, submitted by Kevin Dolan/Dan Dolan Homes. 
 
Beck reviewed the staff report.  
 
Wennlund stated that the e-mails that the Commission received regarding the case will be entered into the 
record of the meeting. He added that the following residents sent correspondence: 
 
Opposed 
Gale Hoff, The Manor 
Paula Teel, 39 Riverview Park Drive 
Phil Schubbe, 1309 Pinnacle Pines Court 
Matt Johnston, 55 Glenwood Avenue (Davenport) 
Mark Gray, 1605 Coffelt Avenue 
Greg Gackle, 1106 Coffelt Avenue 
Patricia Maland, The Manor 
Kelly Rouse, 3437 Middle Road (Davenport) 
Kirk Vandecar, 1646 Broadlawn Avenue 
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Diana and James Radabaugh, 1206 Coffelt Avenue 
Sharlin Barfield and Jill Maine, 3327 Middle Road (Davenport) 
Sherri Voelliger, 303 Brown Street 
Amanda Woodruff, 836 Jones Street 
 
In Favor 
Dick Werner, 1228 Coffelt Avenue 
Reverend David Anderson, The Manor 
 
Adam asked if the prohibition of the encroachment of egress windows into a required setback is typical.  
Hunt confirmed this, adding that because the building code requires that the window well be made of 
concrete with a ladder attached to climb out, they are considered to be structures and are therefore subject 
to setback requirements. He explained that the required setback will now be measured from the edge of the 
window well for an egress window. Morlok added that the comment will become standard while staff is 
trying to reinforce the new requirement, especially in multi-family developments. Ormsby commented that 
the window well will now be considered part of the structure when determining setbacks. Morlok added that 
the condition is intended to prevent egress windows between homes with a 10-foot side yard being located 
directly across from one another as it would leave only approximately 2 feet of yard remaining.  
 
Wennlund asked that if there is enough space on the shared driveways to park a car without blocking the 
neighbor’s access and if there is enough room in the cul-de-sac for residents to place trash and recycling 
carts without blocking the driveways. Morlok explained that the driveway layout is similar to Red Fox Road 
and that it does not interfere with trash and recycling collection.  He added that ultimately it will be the 
homeowner’s responsibility to place the carts where they need to be. He stated that parking will likely not be 
allowed in the cul-de-sac. Hunt stated that while he shares Wennlund’s concerns about the functionality, the 
code states that 2 parking spaces must be provided for each unit, adding that the spaces inside the garage 
satisfy that requirement. Wennlund commented that even though the parking requirement is met, it will be 
challenging if a resident has many guests. He suggested that the layout could be improved if the driveways 
were reconfigured. 
 
Kappeler asked if staff has any comments about traffic concerns that have been raised. Morlok stated that it 
is likely that many of the people in the audience will be expressing concerns about traffic. He explained that 
using standard traffic data, the projected average daily traffic for this type of housing will be 180 vehicles per 
day. He stated that it will be much safer to direct the traffic to an existing signalized intersection with the 
addition of two stop signs at McClellan Court for north-south cars rather than connect the proposed street 
to Kimberly Road as has been suggested by some of the neighbors. He added that Kimberly Road would be 
an uncontrolled intersection with many more conflict points such as left turns, the steeper grade of the road, 
and a higher rate of speed. Morlok stated that the timing of the traffic signals could be adjusted if necessary, 
adding that Locust Street is closed right now.  He noted that his observation after reviewing traffic camera 
footage is that approximately 75 percent of the motorists traveling south or north on Kimberly Road ignored 
the posted detours and used the neighborhood as a cut-through. He stated that in May when school was in 
session, the traffic data indicates that at most there were 7 cars stacked on Lincoln Road there but that the 
queue cleared them every time. Morlok stated the projected traffic that will be generated by the 
development using the industry standard from the Institute of Traffic Engineers (ITE) does not meet the city 
or the Iowa DOT threshold of 500 vehicles per day for requirement of a traffic study. Kappeler commented 
that as a result of the information detailed by Morlok, any concerns she had about traffic have been 
alleviated. 
 
Ormsby asked why the connection to Crestline Drive in Davenport was removed.  Morlok explained that city 
staff indicated to the developer that one of the initial conditions for a positive recommendation had been the 
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City of Davenport’s allowing that connection.  He indicated that later in the process, the project changed 
such that the connection was eliminated and the subdivision is located entirely within Bettendorf. Ormsby 
asked what the response from Davenport’s staff had been regarding the connection.  Morlok stated that it 
varied between staff members and city leadership but that it was not the preferred option.  He indicated that 
if the number of lots was more than 30, a second access would have been required according to Fire Code. 
 
Dick Werner, 1228 Coffelt Avenue, stated that even though his e-mail noted that the revised plat is an 
improvement over the original, he is not necessarily in favor of it.  He expressed concern about the density of 
the project compared to the surrounding neighborhood and that it cuts a wildlife corridor in half. He added 
that the topography appears to be too steep and asked if a soils study would be required.  
 
Phil Schubbe, 1309 Pinnacles Pines Court, asked for clarification of the location of the proposed stop signs.  
Morlok explained that stop signs would be located such that north-south traffic would be stopped, and east-
west traffic would be free flowing. He added that the configuration will change so that the intersection is a 
true T-intersection. Schubbe asked for clarification of the purpose of Lot B given that his impression is that 
the adjacent lot in Davenport is undevelopable. Morlok stated that he is unsure of where Schubbe got the 
impression that the property is undevelopable, adding that the developer merely chose to reconfigure the 
plat so that it is entirely contained in Bettendorf. He explained that Lot B has a blanket access easement to be 
used if the adjacent property owner ever chose to connect to McClellan Court. Kevin Dolan, the developer, 
explained that the issues pertaining to the Davenport portion of the project primarily related to the lot line 
geometry, adding that the initial plan showed 10 lots on that parcel.  He indicated that after staff comments 
were received, the number of lots would have had to be reduced to 6 which is not an economically viable 
number.  
 
Schubbe asked how large the proposed berm would be. Mike Janecek, the developer’s engineer, explained 
that at this early stage the size of the berm has not yet been determined. He stated that the berm is required 
in the 35-foot setback along Kimberly Road, adding that it may be built on the north side as well. Hunt 
commented that the 35-foot setback is allowed because the developer is building the berm, adding that the 
required setback would be 50 feet if no berm is built. Morlok commented that this newer requirement has 
only been applied twice, adding that the developer’s project on Tanglefoot Lane is one such instance. 
Schubbe asked if the berm would serve as a buffer to the back of the residences.  Morlok confirmed this.  
 
Schubbe commented that there is no sidewalk north of the development on the west side of the street and 
suggested that one be added. Morlok stated that staff would look at the issue but indicated that the 
property in question is in Davenport.  
 
Wennlund commented that the property in question is zoned R-3 which allow a much greater density than 
the adjacent R-1 neighborhood. He stated that the R-3 district allows 70 percent of lot coverage and that the 
proposed density of the project is less than a third of that.  
 
Kimberly Scully, 1309 Coffelt Avenue, expressed concern about the effect the storm water from the 
development would have on the neighborhood and the ravine and asked if city staff had considered the 
issue. Morlok explained that the storm water designs must be compliant with the city’s standards which were 
updated in 2016 and that match the state’s standards. He explained that water is currently running through 
the ravine undetained, adding that while it is sheeting off the higher areas quickly it is causing erosion 
problems further south. Morlok stated that while there are storm culverts located there, there is no true 
shaping or grading of the land to direct the water toward them. He explained that the storm water from the 
proposed development will be collected by the new storm sewer system and piped to the detention basin. 
He added that the storm water will be stored in the basin and released slowly into the sewer system.  Morlok 
explained that the runoff cannot leave the site any faster than it currently does and that new culverts will pick 
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up all of the offsite drainage from the west. He commented that when Coffelt Avenue was constructed, the 
concrete was poured directly onto dirt and with no rock, subdrain, or storm sewer. He explained Coffelt 
Avenue in Bettendorf is rated poor in the city’s pavement management Coffelt Avenue to Riverview Park 
Drive and will likely be reconstructed within the next few years.  Morlok stated that the voids under the street 
are not at all related to the ravine but rather to the way the roads were built. Hunt explained that the 
boundary of the Duck Creek watershed is just south of Lincoln Road and that all of the runoff from that 
boundary to the north flows to the creek, not to the south. He commented that the perception that runoff 
flows over the site from several blocks to the north is inaccurate. Ormsby asked if this is the reason that the 
property is not considered a jurisdictional wetland.  Morlok confirmed this, adding that it is also because the 
drainage area is so small.  Hunt stated that the determination of whether a property is in a wetlands area is 
made by the US Army Corps of Engineers. 
 
Sylvi Summers, 3032 East 18th Street, Davenport, stated that the fact that road closures in the area are 
frequent should be taken into consideration when looking at the traffic impact of the project. She stated that 
she believes that the developer should be required to meet more than the minimum Code requirements.  
 
Curran explained that the Commission’s decision to recommend approval or not is a quasi-judicial one which 
involves applying the facts to the law. He added that in this case, the Commission considers three things: (1) 
whether the subdivision is in conformance with the Comprehensive Plan; (2) the burden on public 
improvements such as streets and sewers; and (3) a balancing test between the interests of the developer, 
future purchasers of the homes, and the public and the city as a whole. He explained that the minimum 
standards of the items that are addressed by code are also taken into account. Curran stated that staff’s 
report is based only on whether or not the development as a whole meets those minimum standards, not 
the balancing test. He explained that while some of the issues involved in the balancing test are somewhat 
subjective, the Iowa Supreme Court’s interpretation of the Code is that those balancing decisions cannot be 
made on a whim, but must be based on the facts and things that are tangible in some form or fashion.  
 
Brent Rouse, 3437 Middle Road, Davenport, stated that the developer’s original intent was to include his 
property in the proposed subdivision but that the contract has since been terminated. He commented that 
the proposed plan is much less dense than the one that was presented originally. He expressed concern that 
the traffic from the development would exacerbate an existing problem on Lincoln Road and that storm 
water runoff may run into his yard. Rouse stated that the excavation of the existing trees and brush on the 
property line provide a buffer for his property and questioned whether the proposed construction would kill 
the trees on his lot. He indicated that he purchased another home based on information that was available at 
the time, adding that he may not have done so given the reduction in the density of the project. He 
questioned why the development needs to occur at all and commented that there are other locations where 
the subdivision could be built.  
 
Wennlund asked what the original development looked like when Rouse agreed to sell his property.  Rouse 
stated that it was to be 3-story townhomes much like the developer’s project on Tanglewood Road.  
 
Carolyn Brown, 3440 Crestline Drive, Davenport, expressed concern about possible damage to her property 
since her garage is located a few feet from her side property line and abuts the proposed development. She 
explained that there is a steep dropoff from her eastern property line which is stable at this time because of 
the existing trees and native bushes there which prevent erosion. She asked for a guarantee that no damage 
will be done to her property as a result of flooding or any construction operations or that an easement 
encompassing the ravine be required to ensure stabilization. She stated that she believes the removal of the 
woods on the developer’s property will negatively impact her property value and her enjoyment of the 
home.  
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Morlok explained that legally the developer is not allowed to touch Brown’s property, adding that the city 
cannot be involved in property line disputes. He stated that the proposed grading plan shows that the 
developer will basically mimic the same slope that Brown has off her property line. He indicated that the 
homes on Lots 19-22 which will be lower than Crestline Drive will likely have some landscape walls to flatten 
the slope prior to construction. Janecek explained that the approximately 20-foot drop behind Lots 19-22 will 
be graded to a 3:1 slope, adding that the runoff from Crestline Drive in Davenport will be picked up by a new 
storm sewer. He confirmed that there will likely be some type of landscape wall for Lots 19-22.  He stated 
that the final grading plans will be submitted to the City Engineer soon. Brown asked if she would have to 
look at the wall. Janecek explained that she would not be able to see it as it would be built approximately 15 
feet lower than her property. He stated that the retaining wall would be built in the rear yards of the homes. 
Brown asked if all the trees would be removed.  Janecek explained that the trees within the grading limits will 
be removed but that some of the trees on the west side in the area of the drainage area will remain. He 
stated that tree removal will be minimized but indicated that the majority of the property is being graded up 
to the property line.  Wennlund stated that while he understands the perspective of the neighbors with 
regard to the trees, the view, and the wildlife, the developer has the right to do what is legal and lawful on 
his own property. He explained that the Commission’s purview is to ensure that the project is constructed in 
accordance with Code requirements. Curran added that the owner of the property is one of the parties 
whose interests are involved in the balancing test. He stated that the property has been zoned R-3 since 
1971.  
 
Kenneth Nelson, 1104 Kimberly Road, #1111, asked if the southern portion of the development would be 
graded into a berm or a ditch. Morlok stated that it would be a ditch. Nelson asked who would be 
responsible for the maintenance of that ditch and how deep it would be. Morlok explained that it would be 
approximately 2 feet deep and would be the individual property owner’s responsibility. Nelson commented 
that the elevation change between the cul-de-sac and the southern property line would be approximately 20 
feet.  Morlok explained that because of the fill that will be brought in, the elevation change will only be 4-5 
feet there. Nelson expressed concern that the development will cause water problems for the residents of 
The Manor. Morlok stated that runoff from the proposed subdivision will either be piped from the storm 
sewer system or captured in the ditch and then directed to the retention pond.  
 
Wennlund reminded the audience that order must be maintained and that if the outbursts continue, people 
will be asked to leave the meeting.  
 
Gale Hoff, 1104 Kimberly Road, #1103, stated that she had an agreement with the previous owner of the 
property to maintain and use a portion of their property, adding that approximately 6 months ago the 
current owner gave permission to pour a parking slab for use by residents of The Manor. She commented 
that it appears as though that area will now be the location of a retention pond. She stated that not only will 
they be losing land that they have been taking care of and theoretically should own but the parking slab will 
now be destroyed. She asked why the entrance to the subdivision could not be from Kimberly Road directly 
across from the existing entrance to a building on the east side of the street.   
 
Ormsby clarified that stabilization of the ground means that it is a greenspace, not dirt.  Morlok confirmed 
this, adding that the grading and erosion control ordinance mandates that before a certificate of occupancy 
can be issued for every home, the lot must be stabilized by means of sodding or seeding.  He added that if 
the lots are seeded, the permit will not be closed out until such time as the growth of the grass is 
established. He stated that any siltation that might occur has to be corrected before the permit is finalized.  
 
Kevin Hamilton, 42 Riverview Park Drive, stated that he believes that the city should work to find a way to 
mutually benefit the residents, the city, and the developer. He added that perhaps this might mean that the 
development does not occur or that the developer does something nice for the city like turn it into a 
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greenspace. He suggested that the Commission extend their thinking a little further, adding that the 
development could take place in any number of other locations in the city. He added that when the I-74 
bridge construction is complete, it will change the traffic pattern on Kimberly Road.  
 
Haley Jones, 1605 Coffelt Avenue, Davenport, expressed concern about the amount of grading that will be 
required given the difficult topography. She commented that she and her neighbors appreciate the 
uniqueness of the area which has large lots, many trees, and differing architectural styles. She stated that the 
city should cherish this uniqueness and asked why the city is choosing to take away this special area when 
there are a lot of other locations that could be developed. Jones stated that she believes that young people 
who want their children to be in the Bettendorf School District would purchase homes in the proposed price 
range for that reason. She added that she does not believe that enough parking is available throughout the 
subdivision.  
 
Nancy McCluskey, 1104 Kimberly Road, #703, stated that she has a problem with a sinking foundation in her 
unit which is located at the south end of the building. She asked where the outlet for the storm water 
detention area would be located and where the water would go when it leaves the pond.  She stated that 
she had water in her basement from January to approximately 2 weeks ago and asked if her problems with 
groundwater would be exacerbated or resolved. Morlok explained that there would be no reason that the 
proposed development would worsen her water problems, adding that her property is approximately 10 feet 
lower than the lowest point of the subdivision. He explained that the outlet from the detention pond will go 
directly into the city’s storm sewer system. McCluskey commented that that might help alleviate some of her 
issues.  Morlok confirmed this, adding that while he has no way of knowing where the groundwater is 
coming from without soil borings, most of the water that currently comes off of the ditch is captured by two 
open culverts. He added that the runoff that isn’t directed into the culverts likely runs off over the parking lot 
of The Manor. Morlok explained that the developer will be required to accommodate all of the runoff from 
the property, adding that the storm sewer system will be sized for a 100-year storm event and that any 
potential overflow would go onto Kimberly Road, not The Manor parking lot.  
 
Sean Lidell, 1651 Broadlawn Avenue, Davenport, stated that the Comprehensive Plan guides the city staff, City 
Council, and various boards and commissions as they set policy and make land use decisions. He stated that 
the zoning ordinance must be in consistent with the Comprehensive Plan. He commented that the top two 
recommended actions in Chapter 1 are to preserve sensitive natural areas from development using the 
development suitability map and promote natural storm water management by promoting best 
management practices on individual sites and subdivisions. He explained that the suitability map identifies 
sensitive environmental areas such as flood plains, drainageways, and wetlands that should be conserved 
and incorporated into a natural storm water management system. Lidell stated that he believes that the area 
in question is one of the areas that should be preserved from development. He added that exceptions to the 
preservation requirement should be limited to rare cases when the developer shows through a detailed 
environmental analysis that the development will not create under negative environmental effects.  
 
Hunt explained that while he appreciates Lidell’s comments regarding the Comprehensive Plan, he disagrees 
with parts of his analysis.  He stated that as part of staff’s analysis of the environmental issues involved, the 
developer was required to request that the Corps of Engineers provide a determination of whether or not 
the property is considered a jurisdictional wetland. He stated that the Corps of Engineers has determined 
that there are no jurisdictional wetlands on the site. Hunt explained that the property has had many different 
uses and has been in many different conditions over the years as demonstrated by the aerial photos being 
shown.  Wennlund commented that the Iowa Flood Map does not show any flood zone area of concern. He 
added that the closest flood zone is near Duck Creek. Hunt confirmed this, adding that the LiDAR slope map 
that uses lasers to measure topography demonstrates that there are no flood plains or wetlands on the 
property. He added that the LiDAR map shows granular data, unlike the suitability map from the 
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Comprehensive Plan. He commented that the LiDAR shows much less of a slope than you might anticipate it 
to be from looking at the suitability map. Hunt explained that when the city makes land use decisions, they 
are not based solely on the Comprehensive Plan. He added that neither the future land use map nor the 
parks plan shows that the property is intended to be used as a park, urban reserve district, or any other type 
of greenspace. He explained that even though the property is currently undeveloped, the future land use 
map designates it as Urban Light Intensity.  
 
Lidell stated that he believes the suitability map is important and indicated that he believes it should be taken 
into consideration. 
 
Lisa Reitinger, 37 Riverview Park Drive, expressed concern about the traffic that will be generated by the 
proposed development and commented that the developer should build elsewhere.  
 
John Drayman, 1637 Broadlawn Avenue, Davenport, stated that he believes that the city is picking and 
choosing which parts of the minimum zoning language and metrics to pay attention to and which to ignore. 
He stated that the city should take the suitability map more seriously. He commented that he does not 
believe that the metric being applied to whether or not a traffic study is required is inaccurate as he does not 
believe that the development can be considered senior housing as there is no age restriction. He added that 
it should be considered general single-family units. He expressed concern about the traffic that will be using 
a narrow street with a hairpin curve and no sidewalks. He questioned why Kimberly Road could not be used 
as an access to the development. Drayman stated that the fact that the Corps of Engineers does not consider 
the property to be a jurisdictional wetland means nothing. He added that the Commission and City Council 
have an obligation to consider the facts on the ground not just the minimum standards for development. He 
stated that just because staff recommended approval doesn’t mean the Commission has to follow suit. 
Drayman indicated that recommending denial of the project will not stop the development as it will still have 
to go to the City Council who will examine all of the political avenues of it anyway. He added that he is not 
expecting the Commission to consider the politics of it. He stated that further analysis is required. 
 
Wennlund asked staff to respond to some of the issues that have been raised such as metrics that were used, 
floodplain versus floodway, and clarification of the trip standard that was used during evaluation.  Morlok 
explained that even if the trip standard for single-family residential lots of 9 ½ trips per day is used, the 
number of trips generated is only about half of the threshold to require a traffic study. He reiterated that the 
ITE Manual is the industry standard, adding that projection of future traffic is not possible without those 
standards.  Wennlund stated that there will be no debate of the validity of the national standard as it is the 
only guideline available for analysis.  
 
Kevin Dolan, the developer, stated that the proposed plan is the result of nearly 6 months of collaborative 
work with city staff, including the City Engineer, Community Development Director, and the City Planner to 
ensure conformance with all relevant city ordinances and plans. He explained that the density of the 26 
single-family semi-attached homes on 5 acres is 4.7 dwelling units per acre and is less than one third the 
allowable density. He stated that he intends to build 26 owner-occupied single-story, ranch-style villas 
targeted to seniors and will incorporate architectural themes such as brick and masonry from the historic 
neighborhood to maintain the character of the community.  Dolan explained that the grounds would be 
maintained by a homeowner’s association to ensure a consistent appearance. He added that as many trees 
as possible would be preserved to enhance the landscaping. He stated that sidewalks would be added not 
only to the internal street but the perimeter as well which will increase walkability. He added that the homes 
will have a purchase price in the mid $400 thousand range which is greater than the average sales price of 
the adjacent neighborhood which should have a beneficial impact on the value of those homes. Dolan stated 
that the proposed development is consistent with the Comprehensive Land Use Plan, Zoning Ordinance, and 
received a positive staff recommendation. He explained that a similar product has been built all over the 
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Quad Cities and eastern Iowa and that there is a need for it in infill areas. He stated that many times their 
customers come from the adjacent older neighborhoods because it allows them to successfully age in place 
and take advantage of easier accessibility. Dolan stated that the city should encourage this type of housing 
to keep seniors, adding that they are low impact users of city services, roads, and schools.  He stated that 
while he understands that change can be difficult, many concessions were made as a result of the 
collaboration with city staff in an effort to be a good neighbor. He explained that the original number of lots 
was 39 and the subdivision included a connection to Crestline Drive in Davenport. He added that in response 
to concerns expressed by the neighbors about the number of new homes, the density, and traffic being 
routed through their neighborhood, the number of lots was reduced to 26 and the Crestline Drive 
connection was eliminated. He stated that currently there is a large amount of storm water runoff flowing 
through the site to The Manor to the south because there is no storm water detention taking place.  Dolan 
explained that the storm water detention system that will be built will detain the runoff from 100-year storms 
and release it into the storm sewer system at a 2-year rate preventing it from reaching The Manor. He stated 
that he took the extra step to consult with the US Army Corps of Engineers to ensure that they had no 
concerns about the project. He added that there are ordinances in place to ensure safe development. He 
stated that the city staff reviews the plans to ensure the development has been designed to comply with all 
of the technical safety details. Dolan explained that the same comprehensive plan and zoning ordinance that 
protect individual land owners from certain uses being located next to them also guarantees land owners the 
right to use their land in a manner consistent with them as this project is. 
 
Paula Teel, 39 Riverview Park Drive, stated that in her opinion standards mean nothing unless there is data 
available from a study. She added that she believes the city owes the neighborhood a traffic study. She 
stated that the staff report indicates that the development is consistent with Comprehensive Plan Goal D: 
Provide Housing Options and Reinvest in Existing Neighborhoods.  She commented that she would rather 
have the city invest in fixing her street instead. She stated that there are plenty of other areas where the 
development could go.  
 
Wennlund reiterated that audience members must follow the rules of decorum or leave the meeting.  
 
Teel expressed concern about the storm water runoff issue and that the city should look into doing more 
greenscaping and use the natural filtration system of the earth rather than detention. 
 
Jane Ridenour, 1611 Coffelt Avenue, Davenport, expressed concern about damage that might occur to the 
street and her driveway as a result of the proposed development. She commented that erosion has occurred 
under the concrete.  
 
Kaleb Stebens, 1104 Kimberly Road, #1102, asked if snow from the development would have to be taken 
offsite.  Morlok stated that all of the snow will stay on the street as is typical in other subdivisions, adding 
that whether winter season parking will be allowed on the cul-de-sac will be evaluated by the Operations 
staff.  
 
Mark Gray, 1605 Coffelt Avenue, Davenport, expressed concern about the noise from the construction 
equipment that will go on for years, adding that he does not believe that the proposed development fits the 
character of the neighborhood.   
 
Hoff stated that she does not believe that the project area is appropriate for housing given the trees, marshy 
ground, and wildlife there. Wennlund commented that the drainage issue will be improved. 
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Alexa Florence, 1023 Kimberly Ridge Road, stated that oftentimes there are accidents listed in the Bettendorf 
News which take place at the intersection of Lincoln Road and Kimberly Road. She expressed concern that 
the situation will worsen after the bridge construction is complete.  
 
Stebens questioned where the wildlife will go given that their corridor is being displaced.  
 
Clarence Hodson, 43 Riverview Park Drive, stated that the proposed development is not a good fit for the 
area. 
 
Wennlund expressed concern about the configuration of the shared driveways and the ability of residents to 
park on them. Janecek explained that the shared driveways will be centered on the property line, adding that 
the 20-foot width would allow a car to pass even if another is parked on the driveway. He stated that the 
configuration could be adjusted as necessary. Dan Dolan, the developer, added that the driveway in front of 
the 22-foot wide garages will allow enough space to park without interfering with another resident.  
Wennlund asked if snow removal will be handled by the HOA.  Dolan confirmed this, adding that while the 
homes will not be age-restricted, the majority of the homeowners will likely be retirees.  
 
Stoltenberg asked if the gentlemen sitting in the back of the chambers who has been disrupting the meeting 
would like to take his turn at the microphone. Wennlund commented that he does not appreciate the fact 
that the audience member in question feels that he does not need to follow the rules, adding that it does not 
benefit his case.  
 
Stebens asked if there would be street parking or if the residents would use the adjacent neighborhoods for 
overflow parking. Morlok explained that there is on-street parking for the length of the street but that 
parking might be restricted in the winter on the cul-de-sac. He added that because Bettendorf does not have 
snow emergencies, the parking may have to be restricted on the cul-de-sac year round. He explained that 
there is a substantial amount of on-street parking available between driveways. Janecek added that the 
driveways are very long and that the setback for the homes is large which will allow substantial off-street 
parking.  
 
Gordon Siokos, 1104 Kimberly Road, #904, stated that while he knows that the Dolans build quality homes, 
he believes the site is too challenging given the existing topography and water drainage problems.  
 
Bill Matthews, 1319 Coffelt Avenue, stated that the Commission has likely already made of their minds to 
approve the development and asked what the process going forward would be. Curran explained that the 
Commission will make a recommendation to City Council who will make the final decision. He added that the 
meeting will be open to the public.  
 
Ormsby asked for clarification of how many cars can queue at the traffic signal on Lincoln Road.  Morlok 
explained that the section of Lincoln Road in question is approximately 160 feet from the end of the curve to 
the intersection. He added that the street is the city standard of 31 feet wide and that 5-6 cars could stack 
there. He reiterated that the curve will become a 90 degree intersection with stop signs that will prevent 
stacking at that location.   
 
Kappeler suggested that the Chair call the question.  
 

On motion by Stoltenberg, seconded by Adam, that the preliminary plat of Cottages at 
McClellan Heights be recommended for approval subject to staff recommendations. 
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Stoltenberg stated that it appears as though there is significant deterioration at the rear of 1605 Coffelt 
Avenue and asked the homeowner if this is the case. Gray confirmed this. Stoltenberg stated that he believes 
that each person will have a different win as a result of the development. He explained that when new 
subdivisions are built, oftentimes storm water runoff issues are taken care of as a result of a new detention 
system.  He added that he sees no reason why this would not be the case for the residents at The Manor. He 
stated that the residents who will be losing a nice view will likely benefit as a result of the stabilization of the 
ground adjacent to their yard. Stoltenberg stated that no traffic study specific to this site can be completed 
until the development has been built.  He commented that the overall traffic pattern and volume can be 
evaluated, adding that oftentimes when a stop sign is added, motorists will choose a different route and the 
traffic pattern will change. He stated that unfortunately the parking slab adjacent to The Manor was poured 
at their own risk on property they did not own. Stoltenberg asked if the developer would have to pay for a 
traffic signal if the entrance to the subdivisions were from Kimberly Road. Morlok explained that the traffic 
generated by the development would never warrant installation of a traffic signal. He added that left-turn 
conflicts into oncoming traffic from Kimberly Road would pose a safety concern.  
 
Adam expressed his appreciation of the comments that were received. He commented that the perception 
that the city chooses the location of new developments is inaccurate, adding that the Commission and City 
Council react to the demands of industry. He stated that developers have the right to petition the 
Commission to locate a development where they choose. He indicated that while the comments and emails 
that were received were helpful, he does not appreciate some of the comments about the reputation of the 
Dolans who are one of the premier builders in the city. He stated that he disregarded all of those comments. 
Adam stated that there is a demand for this type of age in place housing and expressed support for the 
proposal. Kappeler concurred. 
 
Gibson expressed her appreciation for the willingness of the audience members to offer their comments. She 
stated that it is not in the Commission’s purview to address the issues such as the loss of trees and wildlife or 
the location of the project. She explained that staff works very hard to stay in their lane and make the best of 
the situation as they do not have the authority to tell a developer where he can locate a subdivision. Gibson 
stated that she is personally offended by the attacks by some of the audience members on the staff who are 
only doing their job.  She commented that while she realizes that the allowable density of the project could 
be much higher, she is not in favor of the ‘be careful what you wish for’ argument. She stated that the 
developer is not going over and above the requirements on this development, and she is not okay with that. 
Gibson stated that because she does not have full faith and confidence in the fact that the plan as shown will 
address the storm water concerns and traffic issues she would be voting against the project.  
 
Stoltenberg commented that the developer could built a much more dense project and so the Commission 
needs to find the balance between doing nothing and the 26-lot subdivision that is proposed. 
 
Ormsby concurred with Gibson, adding that she believes that there are more things that could be done to 
benefit the neighbors. She expressed concern about the traffic and the possible damage to the neighbors. 
She stated that she would vote in opposition to the request. 
 
Kappeler stated that during her tenure she has found city staff to be very trustworthy, adding that she takes 
exception to some of the comments of the neighbors. She stated that she trusts the City Engineer’s expertise 
and his analysis of the traffic and feels confident that if a problem is created in the future the city will 
endeavor to fix it. Kappeler explained that she and Wennlund were both involved in the creation of the 
Comprehensive Plan and she feels confident that the project follows the Plan and noted that it does not 
require a rezoning. She stated that she trusts city staff, adding that all of the people who attended the 
meeting will have an opportunity to share further concerns with staff in the future.  She explained that she is 
in favor of the preliminary plat. 
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ROLL CALL ON MOTION 

 
  AYE:  Adam, Kappeler, Stoltenberg, Wennlund 
  NAY:  Gibson, Ormsby 
 
Motion carried. 
 
Wennlund stated that staff addressed the issues that were raised and feels that the plat does meet the 
Comprehensive Plan and is in similar in character to the neighborhood. He stated that he believes the storm 
water drainage issue will be improved but also understands why the neighbors are opposed to the removal 
of the trees. He explained that the Commission is a recommending body and is subject to approval by the 
City Council. Hunt stated that the Committee of the Whole meeting would be August 2, and the City Council 
meeting would be August 3 at which public comment will be taken. 
 
There being no further business, the meeting adjourned at approximately 8:55 p.m. 
 
These minutes approved         
 
          
   Gregory W. Beck 
   City Planner 


