
 
 

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. 

 

 

MINUTESMINUTESMINUTESMINUTES    

PLANNING AND ZONING COMMISSIONPLANNING AND ZONING COMMISSIONPLANNING AND ZONING COMMISSIONPLANNING AND ZONING COMMISSION    

MARCH 19, 2008MARCH 19, 2008MARCH 19, 2008MARCH 19, 2008    

5:30 P.M.5:30 P.M.5:30 P.M.5:30 P.M.    

 

 

The Planning and Zoning Commission meeting of March 19, 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 

 

MEMBERS ABSENT:  Wennlund 

 

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

Community Development; Steve Knorrek, Captain - Fire 

Department; Lisa Fuhrman, Secretary - Community 

Development 

 

2. Approval of minutes of the meetings of February 20, 2008 and February 

26, 2008. 

 

On motion by Kappeler, seconded by Rafferty, that the minutes of the 

meetings of February 20, 2008 and February 26, 2008 be approved as 

submitted. 

 

ALL AYES 
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Motion carried. 

 

3. Review of Commission procedures. 

 

RezoningRezoningRezoningRezoning    

 

4. Case 08-019; 1401 Central Avenue, C-5 (with conditions) to C-5, 

submitted by Joseph Lemon. 

 

Beck reviewed the staff report.   

 

Kappeler asked what types of uses would be allowed if the Commission should 

recommend an unconditional C-5 zoning.  Beck explained that a doctor’s clinic, 

a law office, a bank, and a restaurant with a special use permit would be 

permitted.  He indicated that the majority of the uses allowed in a C-5 district 

are office-related.  He added that a mortuary and a hair salon would also be 

allowed.   

 

Kappeler asked if the property owner would be allowed to utilize the property 

for any of the allowed or special uses if the proposed project is not successful.  

Beck confirmed this.   

 

Gallagher asked if it would be appropriate to rezone the property and add the 

proposed use to the ones that are currently allowed on the site.  Beck explained 

that it would depend upon whether or not the applicant would be amenable to 

such a solution.  Jager stated that a City Council may impose conditions on a 

property owner which are in addition to the existing regulations if they are 

agreed to in writing by the property owner prior to the close of the public 

hearing.   

 

Joe Lemon, the applicant, stated that he and his family have a history of local 

real estate investment and that they had purchased The Abbey in 1991.  He 

explained that after a substantial remodeling investment, the hotel has 

maintained AAA’s four diamond rating since it opened.  Lemon stated that 

because of the enormous amount of revenue generated by the casino portion of 

their business, the Isle of Capri can offer rooms, food, and beverages at a 
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reduced rate.  He added that this practice has had a detrimental effect on The 

Abbey Hotel’s revenue.  Lemon indicated that the casino’s future expansion 

plans will only exacerbate the problem.   

 

Lemon explained that the other uses allowed in the C-5 district are not 

necessarily viable.  He indicated that the market for high-end residential 

treatment centers is underserved and that The Abbey Hotel is perfectly suited 

for this type of use.  He stated that in the absence of the unfair competition 

from the Isle of Capri, it would be unnecessary to change the business model.   

 

Lemon stated that in the past two weeks he had contacted many of the 

neighbors in the area, adding that a neighborhood meeting had been held the 

previous evening.  He indicated that in his opinion, the community will be safer 

because strict admission criteria will be applied, there will be supervision of the 

clients, the director who will be managing the facility has had a great deal of 

experience in addiction treatment, and the center will be subject to scrutiny 

from the state of Iowa and local law enforcement.  Lemon stated that the 

proposed use will have less of an impact on the neighborhood  because there 

will no longer be parking issues or spillover from functions held on the site.   

 

Lemon explained that concern had been expressed at the neighborhood 

meeting about the possibility of a negative effect on property values.  He 

indicated that he believes that the improvements that were made in the past 

and that are planned for the future will have the opposite effect.  He stated that 

many of the neighbors had also expressed concern about what might happen if 

the center is not successful and he is forced to accept clients who cannot afford 

to pay $20,000 per month for treatment.  Lemon explained that the only way 

for his business model to work is if the center is a premier, high-end facility.  

He added that if prices were reduced it would be impossible for the center to be 

financially successful.  Lemon stated that the physical size of the facility and 

the state’s regulations limit the number of clients that can be served to 19.   

 

Lemon stated that The Abbey Hotel’s employees will be permitted to work in 

the new facility, adding that several positions will be added which require 

higher levels of professional education and subsequently will have 

correspondingly higher wages.   
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Lemon explained that if he is not allowed to open the proposed business, he 

has the option of closing the hotel and leaving it vacant or changing the 

business to a more inexpensive banquet hotel where guests would pay a room 

rental fee, bring their own food, and focus more on bar sales.  He indicated that 

using the facility for offices is not economically feasible in the current business 

climate.   

 

Mike Shovlain, director of the proposed facility, stated that he has been in the 

field of addiction treatment his entire adult life.  He indicated that he has 

operated substance abuse programs at both Genesis and Trinity and that he 

opened his own outpatient treatment facility in 1991.  He added that he has 

also been employed by the state of Arizona as an investigator of mental health 

and substance abuse facilities to ensure that they were compliant with the 

applicable regulations.   

 

Shovlain stated that he has never had a complaint from any of his neighbors at 

Paul Revere Square with regard to his current facility, adding that he has 

received a letter of recommendation from one of the other tenants in the 

complex.  He reiterated that the proposed facility will be high-end, similar to 

Hazelden.   

 

Gallagher asked what would happen to Shovlain’s current facility.  Shovlain 

explained that it would remain in business, adding that his wife would take over 

those responsibilities.  He reiterated that there would be no outpatient services 

at The Abbey.   

 

Kappeler asked if the facility would be a locked, secured building.  Shovlain 

explained that it would not, adding that the doors would be locked at night and 

would have an alarm system that will make him aware if someone chooses to 

leave.  He indicated that it is not legal to hold a patient against his or her will.   

 

Josh Bergheger, chef at The Abbey Hotel, stated that the proposed business 

would be a good opportunity to make use of the property.  He added that he 

believes that the neighbor’s concerns about safety are unfounded as the clients 
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who will be served have chosen to seek treatment and are not in fact being 

forced to utilize the facility.   

 

George Vens, 1422 Central Avenue, stated that The Abbey Hotel has been a 

good neighbor and that he has no objection to the current zoning if a further 

condition is placed on the property restricting its use to either a bed and 

breakfast or the proposed treatment facility.  He added that he has no concerns 

with regard to traffic or safety.   

 

Keith Hall, 930 - 14th Street, stated that he does not believe that the business 

plan that was provided by Shovlain coincides with the presentation.  He 

expressed concern about the future use of the property with regard to age of 

clientele, the type of clients who are served, that fact that the facility cannot be 

locked down, and that insurance may be accepted as a form of payment.  He 

stated that Lemon has not committed to following the proposed business 

model or to limiting the number of patients to 19.  Hall indicated that because 

families are encouraged to visit patients, there may still be parking problems.   

 

Johnnie Farrell-Meanor, employee of The Abbey Hotel, commented that the 

patients who utilize the proposed facility will have already completed a detox 

program when they arrive.  She indicated that she feels that the Lemon family 

has established a good track record with regard to development in the Quad 

Cities and that the proposed facility would be positive for the community.  She 

stated that Lemon has completed the necessary research with regard to the 

project and is confident that the facility would pose no safety issues.   

 

Mort Teitle, 825 - 15th Street, stated that he is not opposed to the proposed 

use but is concerned about what might happen if Lemon is not successful.  He 

indicated that he feels that if the property is rezoned with no restrictions, less 

desirable uses might be allowed.  He stated that the close proximity of The 

Abbey to an elementary school could cause problems.  Teitle suggested that 

the Commission approve a rezoning with restrictions on the type of use and a 

limit on the number of patients allowed.  He recommended that all patients be 

screened thoroughly for criminal records.  He reiterated his concern that the 

property might be used for a halfway house or a similar type of use if Lemon is 

not successful.   
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Pamela Druger, 1426 Central Avenue, stated that she is not at all concerned 

about any negative impact the proposed use would have on property values.  

She indicated that she is comfortable in placing her trust in the Lemon family 

with regard to the proposed treatment center because of the efforts they have 

made in the past to improve The Abbey and the neighborhood in general.  

Druger stated that she is not aware of whether or not any of her neighbors have 

criminal histories and would not expect the applicant to be held to a higher 

standard when screening clients.  She added that she understands that concern, 

but realizes that one cannot be protected from everything. 

 

Gayane Melkonian, employee of The Abbey Hotel, stated that because of her 

knowledge of the Lemon family, she has no doubt that the proposed use will be 

successful and will be a benefit to the community. 

 

Dave Mohr, 802 - 15th Street, stated that his main concern is safety of the 

neighborhood. 

 

Robert Meanor, 1604 Central Avenue, stated that there have been some 

problems with patrons of the hotel and banquet facility that would be 

eliminated should the proposed use be allowed.  He indicated that the clientele 

of the treatment center would be limited much more strictly than would be the 

case with a hotel guest.   

 

Nancy Teitle, 825 - 15th Street, commented that she is not opposed to the 

proposed use but would recommend a more restrictive zoning than was 

originally requested that would offer more protection for the neighborhood.  Ed 

Ruffin, 826 - 15th Street, concurred. 

 

Kappeler asked if the Commission is in a position to recommend a restriction 

on the use of the property to the City Council.  Jager reiterated that while the 

Commission does not have the authority to enforce such a restriction, the 

applicant could agree to the proposed condition in writing prior to the close of 

the public hearing at the Council level.  He added that if the Commission 

chooses to recommend denial of the request, a supermajority of the Council 

would be required.   
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Stoltenberg stated that he would not be comfortable approving a rezoning 

without any restrictions, especially with regard to traffic or intensity.   

 

Rafferty stated that he is not opposed to the proposed use, adding that he 

would prefer that some sort of protection be offered to the community by 

restricting the property to either the current allowed use or a treatment facility.   

 

Laas asked if restrictions relative to the number of patients and whether or not 

outpatient treatment would be allowed could be placed on the property’s use.  

Jager explained that the Commission could indicate a preference for inpatient 

treatment only but that the Commission’s authority would be limited with 

regard to the number of patients allowed.  He added that restrictions should 

focus more on the impacts of the proposed use rather than the use itself.  Jager 

stated that there must be some sort of public safety function in the conditions 

in order for the courts to find that the city has the authority to limit the use.  He 

suggested that the traffic impact could be restricting by allowing only a certain 

number of parking spaces.  He explained that these types of issues could be 

discussed with the applicant prior to the public hearing.   

 

Kappeler expressed concern about the specificity with regard to the type of use 

as detailed in the staff report, adding that she feels that it might be more 

appropriate to add a more generic use to the current conditional zoning.   

 

Stoltenberg commented that it would likely not be economically feasible for the 

applicant to allow more than 19 patients because of the additional staff and 

oversight that would be required.   

 

On motion by Kappeler, seconded by Rafferty, that the rezoning of 

1401 Central Avenue to C-5 (with conditions) be recommended for 

approval subject to staff recommendations and the maintenance of 

the current conditional zoning with an inpatient residential 

rehabilitation services facility being added as an allowed use. 

 

ALL AYES 
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Motion carried. 

 

Final PlatFinal PlatFinal PlatFinal Plat 

 

5. Case 08-008; Wyndham Hills Second Addition, submitted by AMF Real 

Estate, L.L.C. 

 

Beck reviewed the staff report. 

 

Gallagher commented that it appears as though the plat is substantially the 

same except that there is one less lot and a slightly different location for 

Kensington Court.  Beck confirmed this, adding that additional space for a bike 

path may be included in Outlot A depending upon what decision is made by the 

Park Board.   

 

On motion by Laas, seconded by Stoltenberg, that the final plat of 

Wyndham Hills Second Addition be recommended for approval 

subject to staff recommendations. 

 

ALL AYES 

 

Motion carried. 

 

6. Case 08-020; Huntington Meadows First Addition, submitted by 

Windmiller Design and Development. 

 

Beck reviewed the staff report. 

 

Gallagher asked if there are any significant changes from the preliminary plat 

except for the elimination of the proposed pocket park.  Beck explained that 

except for the outlot designation, the plat is substantially the same.    

 

On motion by Rafferty, seconded by Bennett, that the final plat of 

Huntington Meadows First Addition be recommended for approval 

subject to staff recommendations. 
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ALL AYES 

 

Motion carried. 

 

7. Case 08-022; Sterling Woods 2nd Addition, submitted by Windmiller 

Design and Development. 

 

Beck reviewed the staff report. 

 

Rafferty asked why there are so many outlots indicated on the plat.  Beck 

explained that each lot owner would assume ownership of the outlot because 

the topography does not allow a drainageway which forces this type of 

configuration.  He indicated that the water will be flowing in several different 

directions.   

 

Rafferty asked if the outlots would be owned by a homeowner’s association.  

Connors explained that it would the developer’s decision with regard to 

ownership of outlots.  He indicated that because homeowners wish to have 

larger lots, they can be adjoined to the outlot even though they are restricted 

from altering it.  He added that this gives the lot owner the perception that his 

or her property is larger and more separated from the neighbor.   

 

Jager asked if the city’s standard note relative to the possible future disposition 

of the right-of-way adjoining Red Oak Court as it relates to Lots 5 and 6 is 

indicated on the plat.  Connors confirmed this.   

 

Chris Foster, 6900 Nottingham Lane, expressed concern about the possible 

exacerbation of the current water problem and the fact that he does not believe 

that Forest Grove Drive is adequate to handle the additional traffic generated by 

the proposed development.   

 

Connors stated that the developer has plans to meet with affected property 

owners and staff with regard to drainage and to explore methods of minimizing 

the effect of storm water runoff.  He added that currently a consultant is 

completing a redesign for Forest Grove Drive from the east city limits to Utica 

Ridge Road. 
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On motion by Stoltenberg, seconded by Bennett, that the final plat 

of Sterling Woods 2nd Addition be recommended for approval 

subject to staff recommendations. 

 

ALL AYES 

 

Motion carried. 

 

Site Development PlanSite Development PlanSite Development PlanSite Development Plan 

 

8. Case 08-021; 1910 State Street, submitted by Gray Family Investments. 

 

Beck reviewed the staff report. 

 

Rafferty asked if the proposed signs are compliant with the city’s regulations.  

Beck confirmed this.  Connors explained that the applicant had discovered a 

caveat with regard to travel-related businesses in the Downtown-Riverfront 

Corridor Overlay District (DRCOD) ordinance with regard to size and location of 

signage.  He reiterated that the sign is compliant with the DRCOD 

requirements.  

 

On motion by Laas, seconded by Kappeler, that the site 

development plan for 1910 State Street be recommended for 

approval subject to staff recommendations. 

 

ALL AYES 

 

Motion carried. 

 

OtherOtherOtherOther 

 

9. Commission Update. 

 

Connors stated that an open house related to the downtown streetscape plan 

would be held on March 27 at 5:00 p.m. at the Library.   
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Connors stated that the following has occurred since the last meeting: 

 

 Huntington Meadows, A-1 to R-2, third reading of ordinance  

 

 Huntington Meadows, preliminary plat approval 

 

 Sterling Woods 2nd Addition, A-1 to R-1, third reading of ordinance 

 

 1444 Grant Street, C-2 to C-3, third reading of ordinance 

 

 Grove Park at Crow Valley 2nd Addition, final plat approval 

 

Connors stated that Beck had achieved certified planner status from the 

American Institute of Certified Planners. 

  

There being no further business, the meeting adjourned at approximately 7:40 

p.m. 

 

These minutes approved         

 

          

   Gregory W. Beck, City Planner 
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