
 

IN COMPLIANCE WITH THE AMERICANS WITH DISABILITIES ACT AND OTHER APPLICABLE FEDERAL AND STATE LAWS, ALL PUBLIC HEARINGS AND MEETINGS HELD OR 
SPONSORED BY THE CITY OF BETTENDORF, IOWA, WILL BE ACCESSIBLE TO INDIVIDUALS WITH DISABILITIES.  PERSONS REQUIRING AUXILIARY AIDS AND SERVICES 
SHOULD CONTACT BETTENDORF CITY HALL AT (563) 344-4000 FIVE (5) DAYS PRIOR TO THE HEARING OR MEETING TO INFORM OF THEIR ANTICIPATED ATTENDANCE.   
 

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. 
 
The Planning and Zoning Commission meeting will be open to the public. Additional and necessary measures will be taken to 
adhere to social distancing recommendations. Any members of the public who wish to be heard may attend the meeting in person 
or call (563) 344-4071 for specific questions or alternative participation. In an effort to practice social distancing and in support of 
CDC guidelines, the City of Bettendorf will broadcast this meeting online at http://www.bettendorf.org/live-meeting.  
 
Constituents who do not have a matter to address with the Planning and Zoning Commission in person are strongly encouraged to 
stay at home and view the meeting online. 
 

PLANNING AND ZONING COMMISSION 
CITY OF BETTENDORF 

OCTOBER 21, 2020 AT 5:30 PM 
CITY HALL COUNCIL CHAMBERS 

1609 STATE STREET 
 
1. Roll Call:   Adam _____, Gannaway _____, Gibson _____, Kappeler _____, Ormsby _____,  

Stoltenberg _____, Wennlund _____ 
 
2. Approval of minutes of the meeting of September 16, 2020. 
 
3. Review of Commission procedures.  
 
Replat/Site Development Plan 
 
4. Case 20-058; Northwest Corners, submitted by Northwest Bank & Trust Co. 
 
5. Case 20-059; Proposed Lot 2, Northwest Corners (2550 Middle Road), submitted by NIC, LLC. 
 
Other 
 
6. Commission Update. 



 
 

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 
SEPTEMBER 16, 2020 

5:30 P.M. 
 
The Planning and Zoning Commission meeting of September 16, 2020 was called to order 
by Wennlund at 5:30 p.m. in the City Hall Council Chambers, 1609 State Street. 
 
1. Roll Call 
 
MEMBERS PRESENT:  Adam, Gannaway, Gibson, Ormsby, Stoltenberg, Wennlund 
 
MEMBERS ABSENT:  Kappeler 
 
STAFF PRESENT:  Greg Beck, City Planner; Mark Hunt, Community Development 

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

 
2. Approval of the minutes of the meeting of August 19, 2020. 
 

On motion by Stoltenberg, seconded by Adam, that the minutes of the 
meeting of August 19, 2020 be approved as submitted. 
 

ALL AYES 
 

Motion carried. 
  
3. Review of Commission procedures. 
 
Wennlund introduced Lynn Gibson who is the newest member of the Commission. Gibson 
stated that she is in business development at IIW Engineering. She added that she served 
on the Scott County Planning and Zoning Commission for the last 6 years but resigned 
because of a new residency requirement.  
 
 



Planning and Zoning Commission Meeting                            September 16, 2020                    Page 2 

Final Plat/Site Development Plan  
 
4. Case 20-051; Geifman’s 56 Avenue Development Addition, submitted by Steve 

Geifman. 
 
5. Case 20-052; 56th Avenue and 18th Street, submitted by Steve Geifman. 
 
Beck reviewed the staff report.  Hunt added that the existing detention area on the 
property will be further enhanced and improved as a result of this project. He indicated 
that there is some public benefit to the overall storm water management of the city. 
 
Wennlund asked if the detention basin would be dry.  Hunt confirmed this, adding that any 
water in the pond will be released into the storm water system.  
 
Adam asked if sidewalks would be installed along the street frontages. Morlok stated that 
sidewalks will be installed along 56th Avenue and 18th Street and that the internal sidewalks 
would be part of a future phase. Hunt commented that the internal sidewalks would be 
publicly-accessible during the day. Morlok added that the developer would like to create a 
nature walk around the basin and that the city would be working with him on the project.  
 
Wennlund commented that there is no obligation for the developer to maintain the 
existing trees on the north side of the lot but that he intends to do so. Beck confirmed this, 
adding that the existing trees on the site far exceed the landscape ordinance requirements. 
Morlok added that according to the storm water ordinance, there is a 30-foot buffer from 
top of bank that the developer cannot grade into.   
 
Michael Koury, 2257 St. Andrew’s Circle, stated that the developer had visited the 
neighbors to explain the project and indicated that he does not object to it. He expressed 
concern about the possible loss of the existing trees that provide a buffer for the homes. 
He indicated that most of the existing trees are on the developer’s property rather than on 
the adjacent residential lots. He questioned how binding the developer’s intention to 
preserve as many trees as possible would be on a future owner. He stated that the woods 
help maintain the value of the adjacent residential homes and provide a safety buffer from 
56th Avenue. He asked the Commission members to add a plat condition obligating the 
current and any future owner to keep all of the trees except for those that must be 
removed to proceed with building construction or become diseased.  
 
Morlok reiterated that there is a post-construction ordinance that would preclude the 
developer from grading within 30 feet from top of bank on either side of a well-
established creek which would include 70-80 percent of the existing trees. He added that it 
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is possible that some of the trees on Lot 1 may have to be removed to facilitate 
construction of a building in the future.  
 
Koury asked if the owner would be able to cut down the larger trees and replace them 
with shrubs.  Morlok stated that no disturbance is allowed in that buffer area. 
 
Steve Geifman, the applicant, stated that as he had mentioned to his neighbors, he has no 
intention of removing any trees that don’t have to come down to facilitate the project. He 
added that the restrictions in the ordinance would likely save at least 70 percent of those 
trees. He explained that there are no plans yet for Lot 2 but that in order to use the 
existing curb cut at 18th Street and Heather Glen Avenue some of the trees would have to 
be removed.  He commented that the curb cut is far from the creek bank.  
 
Ormsby expressed appreciation for the renderings that were submitted as part of the 
applicant, adding that she found them very helpful.  
 
Adam asked for clarification of the purpose of the existing curb cut on 18th Street.  Morlok 
stated that he is unsure of its purpose, adding that it is in line with Heather Glen Avenue. 
He commented that perhaps it could have been used for field access to a hay field at some 
time in the past.  

 
On motion by Ormsby, seconded by Stoltenberg, that the final plat of 
Geifman’s 56 Avenue Development Addition be recommended for approval 
subject to staff recommendations. 

 
ALL AYES 

Motion carried. 
 

On motion by Ormsby, seconded by Gannaway, that the site development 
plan for property located at 56th Avenue and 18th Street be recommended for 
approval subject to staff recommendations. 

 
ALL AYES 

Motion carried. 
 
Site Development Plan 
 
6. Case 20-042; 3270 Palmer Hills Court and 2900 Devils Glen Road, submitted by Hy-

Vee, Inc. (Revised) 
 
Beck reviewed the staff report.  Hunt added that the applicant has chosen to revert to the 
site plan that was submitted originally that shows the grocery pickup area on the Hy-Vee 
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parking lot and overflow parking at 3270 Palmer Hills Court. Morlok stated that the site 
plan showing a building on the lot to the south of the proposed parking lot is still valid 
and that the storm water detention basin is sized for both lots.  
 
Stoltenberg asked if there would be cross easements for parking. Morlok stated that the 
easements already exist and were a part of the original plat.  
 
Adam asked for clarification of the exact location of the proposed parking lot. Morlok 
explained that it would be located just west of the shared access drive behind the multi-
tenant retail structure. He added that an access road was installed between the parking 
area and Palmer Hills Court to improve traffic flow from Starbuck’s and the AAA Court 
area. He stated that the access road could be removed at any time and replaced with a 
parking lot for a building. Adam asked if traffic can flow both ways on the access road.  
Morlok confirmed this, adding that it has been in place for approximately 2 years.  
 
Ormsby asked what the building on the original site plan was proposed to be.  Morlok 
stated that it was to be a commercial development with a restaurant or retail.  
 
Wennlund asked if the access would change for delivery trucks.  Morlok stated that it 
would not. He added that the site development plan is complicated because a large 
amount of pavement patching is also shown. He explained that a few drive aisles will be 
reconfigured to facilitate a better traffic flow.  
 
Wennlund asked if the grocery pickup area kiosk and queue is separate from the truck 
access pattern. Morlok confirmed this, adding that the pickup area is one row of parking 
stalls from the driveway used by trucks while the building is two rows away. Hunt added 
that there technically will be no queue because customers will have timed pickups.  
 
Gannaway asked if the proposed configuration would create an increased reliance on the 
Middle Road entrance to access the driveway. Morlok stated that he did not believe that 
this would be the case as it is evenly spaced from the Devils Glen Road and Middle Road 
entrances.  
 
Hunt explained that storage pods are already on site and in use, adding that the extra 
parking spaces should improve traffic flow. 
 

On motion by Adam, seconded by Stoltenberg, that the site development 
plan for 3270 Palmer Hills Court and 2900 Devils Glen Road be recommended 
for approval subject to staff recommendations. 
 

ALL AYES 
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Motion carried. 
 
7. Case 20-053; 3308 Moenck’s Court, submitted by Kevin Koellner. 
 
Beck reviewed the staff report.  Hunt added that he had visited the site and had found a 
hydrant on the site which would obviate the need for Condition 3 in the staff report.  
 
Ormsby asked if there is a protected wetland area near the site. Morlok confirmed this, 
adding that it is the reason the detention is located where it is.  
 
Wennlund asked if the use of the building will be such that the overflow parking area is 
necessary. Kevin Koellner, the applicant, stated that the building will be used by a 
landscape company that offers snow plowing services.  He explained that at certain times 
there will be more employees and equipment on the site than at others. He added that the 
overflow parking area is for the use of those employees at peak times so that there is 
room for them to park without parking on landscaped spaces.  
 

On motion by Stoltenberg, seconded by Gannaway, that the site development 
plan for 3308 Moenck’s Court be recommended for approval subject to staff 
recommendations and the removal of Condition 3. 
 

ALL AYES 
 

Motion carried. 
 
8. Case 20-054; 5500 Fenno Road, submitted by CTL Hydraulics. 
 
Beck reviewed the staff report.    
 
Wennlund asked if the site plan would need to be revised to indicate that the driveway is 
to be a dry, dustless surface. Beck confirmed this.  Morlok stated that the site plan has 
already been updated and that the area labeled gravel refers to its existing surface. He 
added that there is already a note on the plat indicating that it will be a dustless surface.  
 

On motion by Stoltenberg, seconded by Adam, that the site development 
plan for 5500 Fenno Road be recommended for approval subject to staff 
recommendations. 
 

ALL AYES 
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Motion carried. 
 
9. Case 20-055; 428 - 28 ½ Street, submitted by Richard Properties. 
 
Beck reviewed the staff report. Hunt commented that the existing single-family home is 
non-conforming and that staff has had some concerns with its maintenance. He added 
that the proposed development would resolve those issues.  
 
Adam asked if the home is considered non-conforming because it is not in the proper 
zoning district or if it has to do with the structure itself. Hunt stated that there are 
structural issues but indicated that the area is becoming more and more commercial and 
that he would not like to continue a residential use there. Wennlund added that it is a 
single-family home in a C-3 district. 
 
Wennlund asked if the side yard setbacks indicated is adequate.  Beck confirmed this, 
adding that the requirement is 5 feet.  
 
Wennlund asked if a sufficient number of parking spaces have been provided. Beck 
confirmed this, adding that there are spaces inside the building.  
 
Wennlund asked if additional parking spaces could be added on the north side of the lot.  
Mike Richmond, the applicant’s engineer, explained that many different layouts were 
considered but the geometry of the site made it very difficult.  He added that only about 3 
spaces could be added on the north side. 
 
Wennlund commented that there are no street labels on the site plan and requested that 
they be added. Gibson concurred.  
 

On motion by Adam, seconded by Stoltenberg, that the site development 
plan for 428 - 28 ½ Street be recommended for approval subject to staff 
recommendations and the condition that street name labels be added. 
 

ALL AYES 
 

Motion carried. 
 
Other 
 
9. Commission Update. 
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Hunt stated that a joint Council and Commission zoning workshop will be held on October 
26. 
 
Gannaway asked if there is any update with regard to the controversial multi-family 
residential project on Middle Road that was previously considered by the Commission.  
Hunt explained that the project is on hold as the developer plans to revise the plan.  
Wennlund asked if the request had been presented to Council.  Hunt explained that it had 
not as it was withdrawn at the developer’s request.  
      
There being no further business, the meeting adjourned at approximately 6:10 p.m. 
 
These minutes approved         
 
          
   Gregory W. Beck 
   City Planner 



 
                                                        COMMUNITY DEVELOPMENT 

City Hall Annex   4403 Devils Glen Road, Bettendorf, Iowa 52722  (563) 344-4100 
 
October 21, 2020 
 
Staff Report 
 
Case No. 20-058 
Location:  Northwest Corners – Replat 
Applicant:  Northwest Bank & Trust Company  
Current Zoning Classification:  C-2, Community Commercial District  
Current Land Use Designation:  Community Commercial  
 
Background Information and Facts 
Northwest Bank & Trust Company has submitted the final plat of Northwest Corners which is a 
replat of Cumberland Commercial Park 1st Addition (see Aerial Photo, Current Plat, and Final Plat 
- Attachments A, B, and C). The site development plan shows a 3-unit building to be 
constructed on what will be Lot 2 (see Site Development Plan – Attachment D). The landscape 
plan meets requirements of the Landscape Ordinance (see Landscape Plan - Attachment E). 
Elevations show that the single-story structure will have 3 units and a drive-up window (see 
Elevations - Attachment F). 35 parking spaces are required for this use, and 35 parking spaces 
will be provided. 
 
Land Use 
The Community Commercial land use designation and C-2, Community Commercial District 
zoning district classification allow the proposed restaurant, office, and retail operations.   
 
Utilities 
Utilities are available along Middle Road and from Spruce Hills Drive.  Water and electrical 
service will originate along Middle Road.  Sanitary sewer is available for connection from the 
west.  Storm sewer comes from the north. It is the responsibility of the property owner to 
connect to all utilities.   
 
Thoroughfare Plan/Access 
The site will have two entries: one from Spruce Hills Drive and another from Middle Road that 
also acts as an access for Ewing Bettendorf First Addition via an easement through the bank 
property. 
 



 

A traffic impact study was prepared during the site plan approval process for the adjacent Ewing 
Bettendorf First Addition which evaluated the potential need for an additional traffic control 
device at the Middle Road and Northwest Bank entrance.  The results projected that the 
intersection would operate at an acceptable level of service at full buildout of Ewing Bettendorf 
First Addition; however, it did suggest that the study be updated after construction to evaluate 
actual traffic patterns from that site.  Additionally, that study did not include any new traffic 
generation from the existing Northwest Bank site.  Given that change and knowing that Lot 2 of 
Ewing Bettendorf First Addition is potentially developing more quickly than anticipated, staff is 
recommending that the applicant become party to the traffic agreement that is currently being 
negotiated between the City and the owners of Ewing Bettendorf First Addition to address any 
future traffic control device needs.  This agreement would need to be finalized prior to Council 
approval of the plan.  
 
Storm Water Detention 
Storm water detention is not required because the square footage of impervious surface added 
did not surpass the threshold as established in City Code. 
 
Recommended Action 
Staff recommends approval of the final plat subject to the conditions listed below: 
 

1. Approval of the final plat does not waive any applicable city, state, or federal provisions 
as required by law.  

2. Lot 3 needs to be rezoned if a proposed use in the C-2 zoning district is not permitted 
on the portion of the parcel zoned C-1.  

3. Should the owner of Lot 3 acquire the adjacent lot currently addressed as 2450 Spruce 
Hills Drive (Sec:21 Twp:78 Rng:04PT SW NE COM1929.05' S NE COR NWNE: S 100'-W TO 
E/LSPRUCE HILLS DRIVE-NLY), said owner must replat both lots into a single lot of record 
with Scott County an agreement not to separate the two lots within eight months (8) of 
establishing ownership of both lots.  

4. Easement guaranteeing access to Ewing Bettendorf First Addition must be outlined on 
this plat. 

5. Cross easements for travel and parking across each lot in the Northwest Corners 
subdivision shall be required.  

 
Respectfully submitted, 
 
 
 
Greg Beck 
City Planner 



 
                                                        COMMUNITY DEVELOPMENT 

City Hall Annex   4403 Devils Glen Road, Bettendorf, Iowa 52722  (563) 344-4100 
 
October 21, 2020 
 
Staff Report 
 
Case No. 20-059 
Location:  2550 Middle Road - Site Development Plan 
Applicant:  NIC, LLC  
Current Zoning Classification:  C-2, Community Commercial District  
Current Land Use Designation:  Community Commercial  
 
Background Information and Facts 
NIC, LLC has submitted a site development plan for 2550 Middle Road (see Aerial Photo, 
Current Plat, and Final Plat - Attachments A, B, and C).  The site development plan shows a 3-
unit building to be constructed on proposed Lot 2, Northwest Corners (see Site Development 
Plan – Attachment D). The landscape plan meets requirements of the Landscape Ordinance (see 
Landscape Plan - Attachment E). Elevations show that the single-story structure will have 3 units 
and a drive-up window (see Elevations - Attachment F). 35 parking spaces are required for this 
use, and 35 parking spaces will be provided. 
 
Land Use 
The Community Commercial land use designation and C-2, Community Commercial District 
zoning district classification that allows the proposed restaurant, office, and retail operations.   
 
Utilities 
Utilities are available along Middle Road and from Spruce Hills Drive.  Water and electrical 
service will originate along Middle Road.  Sanitary sewer is available for connection from the 
west.  Storm sewer comes from the north. It is the responsibility of the property owner to 
connect to all utilities.   
 
Thoroughfare Plan/Access 
The site will have two entries: one from Spruce Hills Drive and another from Middle Road that 
also acts as an access for Ewing Bettendorf First Addition via an easement through the bank 
property. 
 



 

A traffic impact study was prepared during the site plan approval process for the adjacent Ewing 
Bettendorf First Addition which evaluated the potential need for an additional traffic control 
device at the Middle Road and Northwest Bank entrance.  The results projected that the 
intersection would operate at an acceptable level of service at full buildout of Ewing Bettendorf 
First Addition; however, it did suggest that the study be updated after construction to evaluate 
actual traffic patterns from that site.  Additionally, that study did not include any new traffic 
generation from the existing Northwest Bank site.  Given that change and knowing that Lot 2 of 
Ewing Bettendorf First Addition is potentially developing more quickly than anticipated, staff is 
recommending that the applicant become party to the traffic agreement that is currently being 
negotiated between the City and the owners of Ewing Bettendorf First Addition to address any 
future traffic control device needs.  This agreement would need to be finalized prior to Council 
approval of the plan.  
 
Storm Water Detention 
Storm water detention is not required because the square footage of impervious surface added 
did not surpass the threshold as established in City Code. 
 
Recommended Action 
Staff recommends approval of the site development plan subject to the conditions listed below: 
 

1. Approval of the site development plan does not waive any applicable city, state, or 
federal provisions as required by law.  

2. Dimension all internal lot boundaries. 
3. Lot 3 needs to be rezoned if a proposed use in the C-2 zoning district is not permitted 

on the portion of the parcel zoned C-1.  
4. All suppression systems to be verified as required by the Bettendorf Fire Department.  
5. Cross easements for travel and parking across each lot in the Northwest Corners 

subdivision shall be required.  
 
Respectfully submitted, 
 
 
 
Greg Beck 
City Planner 
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LOT 1

SPRUCE HILLS DRIVE

MIDDLE ROAD

PLAT OF SUBDIVISION

NORTHWEST CORNERS
A RESUBDIVISION OF CUMBERLAND COMMERCIAL PARK 1ST ADDITION,

ACCORDING TO THE PLAT THEREOF AS RECORDED AS DOC. NO. 18240-79 AND PART OF THE SE
1
4 NW 14 OF SEC. 21-78-4 OF THE 5TH PM;

CITY OF BETTENDORF, SCOTT COUNTY, IOWA

ABBITT SURVEY & DEVELOPMENT, PLLC.
5030 38TH AVE., SUITE 19
MOLINE, ILLINOIS 61265
PH. 309-524-3124

20-233-IABE-BT-J+M

DATENo.

PLAT OF SUBDIVISION

BYDESCRIPTION
R E V I S I O N S

DO NOT RECORD

PRELIMINARY
DO NOT RECORD

J+M CIVIL DESIGN
2550 Middle Road, Suite 602
Bettendorf, IA  52722
563-349-0953

10-12-201 JWAPER CITY COMMENT LETTER DATED 10-9-20
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