
 
 

The following are minutes of the Bettendorf Planning and Zoning Commission 

and are a synopsis of the discussion that took place at this meeting and as such 

may not include the entirety of each statement made.  The minutes of each 

meeting do not become official until approved at the next meeting. 
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The Planning and Zoning Commission meeting of April 30, 2008 was called to 

order by Chairman Gallagher at 5:30 p.m. at the City Hall Council Chambers, 

1609 State Street. 

 

1. Roll Call 

 

MEMBERS PRESENT:  Bennett, Gallagher, Kappeler, Laas, Rafferty, 

Stoltenberg, Wennlund 

 

MEMBERS ABSENT:  None 

 

OTHERS PRESENT:  Greg Beck, City Planner; Bill Connors, Director - 

Community Development; Steve Knorrek, Captain - Fire 

Department; Denny Snyder - City Engineer 

 

2. Review of Commission procedures. 

 

Site Development PlanSite Development PlanSite Development PlanSite Development Plan 

 

3.  Case 08-029; SE corner of Middle Road and Kimberly Road, submitted by 

McDonald Properties East, L.L.C. 

 

Gallagher explained that the Commission had previously reviewed the case. 

 

Beck reviewed the staff report. 
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Rafferty asked if a traffic study has been completed relative to the impact of the 

proposed traffic signal lights along Middle Road.  Beck confirmed this.  Snyder 

explained that a traffic impact analysis has been completed which includes the 

entire development, the adjoining roadways, and each intersection along Middle 

Road.  He stated that the analysis indicated a need for a traffic signal light at 

the main entrance of the development.   

 

Rafferty asked if all of the traffic signal lights along Middle Road would be 

synchronized.  Snyder confirmed this.   

 

Laas asked if the proposed plan properly addresses the need for 

maneuverability of emergency vehicles.  Knorrek explained that he had 

reviewed the site plan and feels that most buildings could be reached easily.  

He added that maneuvering through the parking lot might be difficult if there 

was a car fire and that access to the building in the southwest corner of the 

development could be difficult if emergency vehicles approach from the north.  

Knorrek stated that after discussions with the developer and his engineer, 

changes have been made to the turning radiuses.  He added that he had 

expressed concern about the mature height of some of the trees in the medians 

and that the developer had indicated a willingness to revise the landscape plan.   

 

Bennett commented that she does not feel that the configuration of the parking 

lot will allow for easy maneuverability for customers.   

 

Gallagher asked if there would be additional revisions to the parking lot design 

prior to City Council approval.  Connors confirmed this.   

 

Phil Schubbe, 1309 Pinnacle Pines Court, asked for clarification regarding the 

entrances and exits to the development.  Snyder explained that the main 

entrance from Middle Road would be a signalized, full-access entrance.  He 

stated that the traffic impact analysis study had taken into account the 

synchronization of the traffic signals, the storage capacities, and the volume of 

traffic.  Snyder added that the study had indicated that the synchronization of 

the traffic signal lights would be adequate to handle the additional traffic.  He 
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indicated that the proposed traffic signal light configuration would actually 

alleviate some of the current problems with regard to access in the corridor. 

 

Schubbe asked if the traffic signal lights along Middle Road and currently 

synchronized.  Snyder confirmed this. 

 

Schubbe asked for clarification regarding the proposed vacation of right-of-

way near Bruegger’s.  Beck explained that half of the right-of-way in question 

has been dedicated to Bruegger’s and that the applicant has requested that the 

city vacate the other half to him.  He stated that if the City Council approves the 

request, that portion of right-of-way would become a part of the larger parcel.   

 

Schubbe asked how many access points would be located on Lincoln Road and 

Kimberly Road.  Beck explained that there would be three entrances on Lincoln 

Road and two on Kimberly Road.   

 

Schubbe asked the Commission to consider the size of modern vehicles when 

approving the parking lot configuration.  Wennlund asked for clarification 

regarding the size of the parking stalls.  Beck explained that they are 9 feet by 

18 feet as per ordinance.  Rafferty asked how wide the lane between rows of 

parking stalls would be.  Beck stated that it would be 24 feet wide.  Schubbe 

asked if the proposed parking stalls would be the same size as the ones in the 

Schnuck’s development.  Beck confirmed this, adding that the city cannot 

require the developer to enlarge the spaces as they currently meet ordinance 

requirements.   

 

Greg Gackle, 1116 Coffelt Avenue, asked if the developer has requested any tax 

incentives for the project.  Connors explained that nothing has been considered 

or approved by the City Council.  Gackle asked why the Commission has been 

asked to consider recommending approval of the site plan when no information 

is available with regard to possible tax incentives.  Gallagher stated that any 

request for tax incentives would not be an issue to be addressed by the 

Commission.  Gackle asked if the traffic signal light would be paid for entirely 

by the developer.  Connors explained that preliminary discussions have 

indicated that that is to be the case.   
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Gackle expressed concern about the site development plan’s being approved 

prior to knowing what type of financial incentives the developer may request.  

He stated that he believes that the city should take the opportunity to become 

more deeply involved in the design of the plan, especially if the developer 

requests financial assistance.   

 

Phillip Gehrmann, 1314 Highland Park Drive, asked if there would be a 

crosswalk at the site of the proposed traffic signal light on Middle Road.  Snyder 

explained that a decision has not been made in that regard.   

 

Kevin Koellner, the applicant, stated that he is aware of the difficulties patrons 

experience when attempting to navigate the parking areas in the Duck Creek 

Plaza development.  He indicated that the islands and traffic circle were 

incorporated into the parking lot to add visual interest.  Koellner stated that he 

and his partners are attempting to work with city staff with regard to visibility 

and access for emergency vehicles.  He indicated that most of the changes to 

the site development plan that was presented at the last meeting have to do 

with size and shape of the islands in the parking lot to facilitate better access 

for emergency vehicles.  He added that the issue with regard to access for the 

Blockbuster Video store has been resolved.  Koellner stated that pedestrian 

access will be addressed by installing patio areas with outdoor seating that 

connect the smaller buildings.  He explained that a significant amount of 

pervious area has been added to the site with the addition of the islands.  

Koellner stated that he has not submitted a request for financial incentives as 

he and his partners were unsure what the city would approve with regard to the 

site development plan.   

 

Wennlund asked if the Bruegger’s Bagels store is under the developer’s control.  

Koellner stated that he has an option to purchase the Blockbuster Video store, 

adding that an attempt had been made to purchase the Bruegger’s Bagels store 

but that it had been unsuccessful.   

 

Schubbe asked if there would be a pedestrian crossing at the existing Middle 

Road and Kimberly Road intersection or at the new traffic signal light at the 

entrance to the development.  Snyder reiterated that staff would be studying 

those issues when the traffic signal is designed, adding that the traffic impact 
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analysis study had not gone into that much detail.  Schubbe asked what type of 

additional governmental approval would be necessary for the project to 

proceed.  Gallagher explained that the Commission’s recommendation will 

ultimately be presented to the City Council.  Connors added that the Board of 

Adjustment would address setback issues at the May 8, 2008 meeting.  He 

indicated that the date for public hearing for the vacation of the right-of-way 

would be set for May 20, 2008 and that that is the soonest the site 

development could be approved.  Schubbe asked again if staff would know at 

that time if there would be a pedestrian crossing.  Snyder explained again that 

staff cannot answer that question at this time as the intersections have not yet 

been designed.  Connors added that if the design is complete by May 20, the 

possibility of pedestrian crossings could be a part of the discussion at the City 

Council level.  Schubbe requested that a pedestrian crossing be a part of the 

design.   

 

Wennlund asked if there currently is sidewalk along Kimberly Road.  Snyder 

explained that there is currently no sidewalk from the southern property line of 

Bruegger’s Bagels to Lincoln Road, but that there is a small section on Kimberly 

Road on that property.  Wennlund asked if it would make sense to install 

sidewalk along Kimberly Road if a pedestrian crossing is put at the intersection 

with Middle Road.  Snyder confirmed this.   

 

Gallagher stated that staff had received a letter from Robert Harker, property 

manager for 865 Lincoln Road, requesting confirmation of uninterrupted utility 

services for the building, the location of the future bus transfer point, and 

information regarding any closure or detours on Lincoln Road during 

construction.  He requested that staff address those issues with Harker.   

 

On motion by Rafferty, seconded by Bennett, that the site 

development plan for the SE corner of Middle Road and Kimberly 

Road be recommended for approval subject to staff 

recommendations and staff approval of the parking lot 

configuration and related accessibility issues including turning 

radiuses for emergency vehicles. 
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Rafferty commented that he favors the greenspace and islands indicated on the 

parking plan and believes that they will act as traffic calming devices, adding 

that he does believe that the fire department must approve the turning 

radiuses. 

 

ROLL CALL ON MOTION 

 

ALL AYES 

 

Motion carried. 

 

There being no further business, the meeting adjourned at approximately 6:05 

p.m. 

 

These minutes approved         

 

          

   Gregory W. Beck, City Planner 
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