
 
 

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    

JULY 15, 2009JULY 15, 2009JULY 15, 2009JULY 15, 2009    

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

 

The Planning and Zoning Commission meeting of July 15, 2009 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, Community 

Development Director; Greg Jager, City Attorney; John 

Soenksen, City Planner; Lisa Fuhrman, Secretary - 

Community Development; Steve Knorrek, Fire Captain; 

Denny Snyder, City Engineer 

 

2. Review of Commission procedures. 

 

3. Approval of minutes of the meeting of June 17, 2009. 

 

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

meeting of June 17, 2009 be approved as submitted. 

 

ALL AYES 
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Motion carried. 

 

Preliminary PlatPreliminary PlatPreliminary PlatPreliminary Plat 

 

4. Case 09-057; Interstate 74 Technology Park, submitted by Plantation 

Development, LTD. 

 

Final PlatFinal PlatFinal PlatFinal Plat 

 

5. Case 09-058; Interstate 74 Technology Park, submitted by Plantation 

Development, LTD. 

 

Beck reviewed the staff reports. 

 

Kappeler commented that it appears from the plan as though all of the access to 

the development is from the new road and asked if any of the lots will have access 

to Tanglefoot Lane.  Beck stated that in the interim there would be access from 

Lot 3 to the other two lots, adding that in the future access to the interior of the 

remainder of the property will require an internal connection to facilitate further 

development.  Kappeler asked if the access from Lot 3 would be temporary.  Beck 

explained that the access would be only for the current plat, adding that any 

further subdivision would require some other means of connection.  Kappeler 

asked if there would eventually be two points of access from Tanglefoot Lane - 

one from Lot 3 and one across from Golden Valley Drive.  Beck stated that 

currently there will only be access from Lot 3.  He indicated that the preliminary 

plat shows the entire property as it is anticipated to develop.  Kappeler asked if 

the access to Lots 1 and 2 through Lot 3 is temporary.  Beck stated that it would 

be permanent.  Gallagher asked if Lots 1 and 2 would continue to have access 

through Lot 3 after further development takes place.   Beck confirmed this.  

Connors explained that there is an access easement indicated on the final plat 

that extends from Lot 3 through Lots 1 and 2.  He indicated that those three lots 

would have access to Tanglefoot Lane through Lot 1.  Rafferty asked for 

clarification about the location of the access easement from Lot 3 to Tanglefoot 

Lane.  Connors stated that no noted easement for a driveway is necessary.   
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Rafferty asked if there would be only one building located on all three lots.  Alan 

Frankel, the developer, explained that all of the internal roadways would be built 

to city standards even though there is no plan to turn them over to the City.  He 

added that the utilities will be looped and that water is available from both 40th 

Avenue and Tanglefoot Lane.   

 

Frankel stated that there will be only one entrance from Tanglefoot Lane to the 

first three lots of the development which will align with the entrance to the ISU 

Extension Office located to the south.  He explained that because of the difficult 

topography on Lot 1 it is not certain whether or not it will be connected with the 

roadway that is shown on the preliminary plat.  Frankel explained that fire access 

would be made available.  He indicated that it is a possibility that the existing 

house to the east could be purchased if and when it becomes available in order to 

accommodate another entrance.   

 

Frankel stated that there would be cross easements for parking and driveways as 

is typical in many developments in the area.  He stated that the multi-story 

building indicated on the artist’s rendering will be located in the development in 

the future, but would not be built in the first stage.  Frankel explained that he 

does not want to limit the brick or other materials to one color.  He stated that 

there are many services available for the potential users with restaurants and 

retail located in Davenport along with the hospital in Bettendorf.  He indicated 

that the first three buildings will likely be one story, adding that one of the 

buildings may have underground parking if necessary to accommodate a large 

user.  Frankel submitted a copy of an article related to the proposed development 

that was recently published. 

 

 

 

On motion by Laas, seconded by Stoltenberg, that the preliminary plat 

of Interstate 74 Technology Park be recommended for approval 

subject to staff recommendations. 

 

ALL AYES 
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Motion carried. 

 

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

Interstate 74 Technology Park be recommended for approval subject 

to staff recommendations. 

 

ALL AYES 

 

Motion carried. 

 

6. Case 09-059; Cumberland Square Fourth Addition, submitted by 

Cumberland Square, L.C. 

 

Beck reviewed the staff report. 

 

Kappeler asked if the newer portion of the Cumberland Square development had 

been platted such that there were separate lots, not one contiguous lot.  Beck 

confirmed this, adding that the purpose of the plat is to further define the 

easements and delineate ownership.   

 

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

Cumberland Square Fourth Addition be recommended for approval 

subject to staff recommendations. 

 

ALL AYES 

 

Motion carried. 

    

Site Development PlanSite Development PlanSite Development PlanSite Development Plan 

 

7. Case 09-051; 3539 Devils Glen Road, submitted by Oxbow Development, 

L.L.C.   

 

Gallagher announced that he and Rafferty would abstain from discussion and 

voting with regard to Case 09-051. 
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Gallagher stated that a letter from Steve Swanson had been submitted expressing 

concern about some aspects of the proposed project including density, noise, 

demographics, and liability issues for adjacent property owners. 

 

On motion by Wennlund, seconded by Kappeler, that the letter be 

made a part of the official record. 

 

ROLL CALL ON MOTION 

 

 

 AYE:   Bennett, Kappeler, Laas, Stoltenberg, 

Wennlund 

 NAY:   None 

 ABSTAIN: Gallagher, Rafferty 

 

Motion carried. 

 

Beck reviewed the staff report.   

 

Kappeler asked if there is a driving connection between the two parking areas.  

Beck stated that there is not.   

 

Laas asked how many bedrooms are included in the building.  Tim Baldwin, the 

developer, stated that there are 129 units - 6 one bedroom/one bath, 115 two 

bedroom/two bath, and 8 four bedroom/four bath.  Wennlund commented that 

there would be 268 bedrooms if those numbers are accurate.  Laas asked how 

many parking spaces would be available.  Baldwin stated that there would be 202 

total spaces.  Laas expressed concern about what she feels may be a dearth of 

available parking spaces for a student housing complex as it is likely each student 

would have a car.  Baldwin explained that while students are the target market, it 

would not be limited to them.  He indicated that the apartments could be rented 

to couples who might only have one car, adding that he feels that the available 

parking is adequate. 

 



Planning and Zoning Commission Meeting                              July 15, 2009              

Page 6 

Wennlund asked what the ratio for required parking is based upon.  Connors 

explained it based on unit size, not number of bedrooms.   

 

Wennlund asked if staff could provide any examples of recent similar 

developments so that a comparison might be made.  Connors stated that the 

same criteria from the ordinance is used for every multi-family building.  He 

indicated that Regency Apartments is the most recently built comparable 

development, but that he has no knowledge of whether or not the residents feel 

that the available parking is adequate.   

 

Wennlund asked if there would be some sort of walkway between the parking lot 

located on Devils Glen Road and the remainder of the development.  Baldwin 

confirmed this. 

 

Wennlund asked if there would be direct access to the parking lot from Devils 

Glen Road.  Baldwin confirmed this.  Wennlund asked why the parking lots could 

not be connected.  Baldwin explained that because of the grade change between 

the two properties, it would be difficult.  He added that if the property is regraded 

to allow access, a significant number of spots would be lost.   

 

Wennlund asked if there is a suppressed curb adjacent to the parking spaces 

located along the private accessways.  Beck stated that the project has been 

designed to allow residents to drive directly from the private easement onto the 

parking lot.  Wennlund asked if staff feels that there would be any issues related 

to snow removal.  Connors explained that because it is private, the city is not 

involved in any maintenance of the property. 

 

Kappeler asked if parallel parking would be available on the private drive that runs 

east-west.  Baldwin stated that it is not wide enough to accommodate parallel 

parking.   

 

Bill Wood, 3408 Towne Pointe Drive, stated that he owns the northernmost suite 

of the building located directly south of the proposed development.  He expressed 

concern regarding the density of the proposed project as it does not allow 

sufficient space for outdoor activity, especially if families choose to live there.  He 
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indicated that because the building footprint is so large, there is no room for 

children to play or residents to congregate.  He indicated that he believes that his 

ability to business without disruption will be inhibited by the fact that the 

proposed 4-story building would be only 30 feet from his office.  Wood stated 

that there is a tremendous amount of traffic in the area, adding that delivery 

trucks often use the private drive to the north of his building.  He expressed 

concern about the fact that there will be no curb separating the drive from the 

parking spaces and that there might be liability issues involved with sharing that 

drive.  Wood indicated that there is a strong possibility that the residents will park 

in the private parking lots of the businesses located south of the apartment 

building,  He added that one of the businesses in particular has a large volume of 

customer traffic.  He stated that there is a chance the weekend guests or friends 

might use the private lots for overflow parking and that the vehicles would take 

up the spaces that are reserved for patrons of the businesses in question.  Wood 

explained that he is also concerned about the general cleanliness of the area, 

adding that the hundreds of renters who live there would not necessarily have a 

personal interest in achieving that goal.  He indicated that the new parking lot 

location is preferable to the previous design.  Wood stated regardless of the 

design, residents will likely use the private property adjacent to it when accessing 

the building from businesses in the vicinity.  He added that the project seems 

large and very dense for the limited amount of space available.   

 

Baldwin stated that many of the other business owners in the area are in favor of 

the proposal.  He indicated that his firm plans luxury developments which have a 

focus on student life and are professionally-managed with manicured, landscaped 

lawns.  He stated that the facility will cater to upper-end clientele.  Baldwin stated 

that the facility will have controlled access with security cameras installed all over 

the place, electronic gates locks, and key fob access.  He indicated that while it is 

not shown on the landscape plan nor was it a part of the discussion that has taken 

place so far, part of the reason why the outlot detention area is also being 

acquired is to create an outdoor space on the north side of the building.    Baldwin 

stated that the detention area will be turned into a pond that holds water at all 

times and that there will be walking paths around the pond along with outdoor 

gathering areas, a swimming pool, and other amenities for the residents.  He 

indicated that it is not likely that residents will loiter in the parking lot between 
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the apartment building and the businesses to the south.  Baldwin stated that it 

could be assumed that if the building were occupied entirely by students, each of 

them would have a car.  He explained, however, that this will not be the case.  He 

indicated that he has already made provisions to have the bus routes adjusted so 

that there is a regularly- scheduled pickup and drop off of students from the 

school and the complex.  He stated that there will not be the need for many 

students to have cars because it is an easy walk or bike ride to the campus, 

adding that this location had been chosen for that reason along with the fact that 

it is in close proximity to grocery stores and other retail.  Baldwin stated that Scott 

Community College is encouraging the enrollment of international students who 

will need safe, close, fully-furnished housing.   

 

Wennlund asked for confirmation regarding the availability of furnished 

apartments.  Baldwin explained that furnished apartments will be offered as an 

option. 

 

Kappeler asked how the facility would be managed.  Baldwin stated that there 

would be office staff on-site during the day along with live--in management staff.  

He indicated that some of the amenities available to tenants are on-site tanning 

beds and a fitness center.   

 

Wennlund asked if there would be more than one trash receptacle available for the 

residents.  Baldwin explained that there will be two locations for trash receptacles, 

adding that he is working with a local waste collector to ensure sufficient trash 

collection.  He indicated that he has had a lot of experience with communities of 

this size.  He stated that there will be individual trash receptacles at each doorway 

along with the two dumpsters. 

 

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

development plan for 3539 Devils Glen Road be recommended for 

approval subject to staff recommendations. 

 

Wennlund commented that he still has concerns with regard to the parking ratio in 

light of the number of bedrooms and spaces available.  He stated that because of 

the difficulty of the topography and the associated development challenges along 
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with the developer’s experience with similar projects, the presence of on-site 

staff, and the redesign of the parking area, he is willing to support the request.   

 

Bennett commented that while she was attending college, it was very unusual for 

student housing to have on-site parking. 

 

Laas stated that while the new design is a vast improvement over the previous 

one, she is concerned about the grade change between the two parking areas and 

the ease of carrying groceries or books such a long distance over difficult terrain 

to the apartment  building.  She stated that while she appreciates the applicant’s 

having worked to rearrange the bus routes to accommodate the students, she is 

very concerned about the density of the project and the impact of the project on 

the nearby businesses. 

 

ROLL CALL ON MOTION 

 

 AYE:   Bennett, Kappeler, Stoltenberg, Wennlund 

 NAY:   Laas 

 ABSTAIN: Gallagher, Rafferty 

 

Motion carried. 

 

Ordinance AmendmentOrdinance AmendmentOrdinance AmendmentOrdinance Amendment 

 

8. Case 09-060; Section 18.10.13, Permitted Use Sites, submitted by the City 

of Bettendorf.   

 

Beck reviewed the staff report.   

 

Kappeler asked how the tower compares in height to the water tower.  Sean 

Boylan, the applicant, explained that the initial tower request is for a 150-foot tall 

monopole.  He added that if, at some point in the future, additional space is 

needed it could be extended to 198 feet.  He indicated that the water tower is 

between 115 and 125 feet tall.   
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Wennlund asked if the coverage that is being provided by the new tower is for cell 

phone service.  Beck confirmed this.  Boylan explained that the tower is being 

constructed to provide better coverage for Sprint customers. 

 

Bennett asked for clarification regarding whether the tower is full geometrically or 

according to a structural analysis.  Boylan stated that he is unsure, but believes it 

is a structural issue that prevents the installation of any additional antennas.   

 

Wennlund asked if approval of the new site would set a precedent.  Jager 

explained that rather than setting a precedent, the philosophy with regard to 

tower location is changing.  He indicated that initially the theory had been that the 

city could control tower proliferation and force collocation by allowing new towers 

only at the permitted use sites listed.  Jager stated that in some areas that are 

listed as permitted use sites such as at the golf course or in parks, the residents 

in the neighborhood have objected to new tower installation.  He indicated that if 

additional towers are needed because of poor coverage issues, the city would 

allow new towers at appropriate sites.  He explained that the vendor’s original 

request had been for a 150-foot tall tower, but that staff had requested that the 

capability of additional height be added in order to accommodate as many 

vendors as possible if necessary in the future.  Jager stated that because the 

proposed site seems appropriate because of its location and the need for 

additional coverage, staff feels that it should be added to the list of permitted use 

sites.  He indicated that this would not necessarily be the case for future tower 

requests. 

 

Frankel stated that some of the potential uses of his proposed buildings object to 

the location of the proposed tower as it will be very visible.   He indicated that 

there will be little landscaping to shield the tower.   

 

A brief discussion was held regarding ways in which the tower might be 

aesthetically-enhanced. 

 

Wennlund asked how large the footprint of the proposed tower will be.   Boylan 

explained that the compound itself would be 50 feet by 50 feet with a minimum 
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6-foot high fence, adding that he would comply with landscape ordinance 

requirements.   

 

Rafferty asked if any consideration had been given to different sites which would 

provide the needed coverage.  Boylan confirmed this, adding that the lack of 

available open space in the area where coverage is needed has been an issue.   

 

Wennlund asked what type of objections had been expressed by potential users of 

the proposed Interstate 74 Technology Park site.  Frankel explained that some 

concern about interference had been indicated.  He indicated that there is limited 

space available for parking at the business where the proposed tower is to be 

located.  He stated that if the tower occupies a portion of that area, employees 

and customers will further utilize the limited right-of-way on 40th Street for 

parking which might affect access to his proposed development.   

 

Laas asked for clarification regarding the perceived interference.  Boylan explained 

that there would be no interference as these are licensed spectrums from the FCC.  

He added that the carriers are given specific frequencies which are monitored 

closely.  He indicated that any interference would be from an unlicensed 

frequency.  Jager stated that there have been complaints of interference from a 

ham radio operator in the city, but none from property owners who live adjacent 

to towers.  Kappeler commented that it is likely that complaints of interference 

would already have been made because of the cell coverage already in the area. 

 

Wennlund commented that because the proposed site is near the interstate and 

because of the existing towers located on the water tower, he does not believe 

that the proposed tower will be make the area any less aesthetically-pleasing. 

  

On motion by Stoltenberg, seconded by Bennett, that the ordinance 

amending Section 18.10.13, Permitted Use Sites be recommended for 

approval. 

 

ALL AYES 

 

Motion carried. 
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There being no further business, the meeting adjourned at approximately 6:40 

p.m. 

 

These minutes approved         

 

          

   Gregory W. Beck, City Planner 
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