
Posting Date:  March 26, 2019   

NOTICE OF A REGULAR MEETING 
BONDURANT PLANNING AND ZONING COMMISSION 

MARCH 28, 2019 
 

NOTICE IS HEREBY GIVEN that a regular meeting of the Planning and Zoning Commission will 
be held at 6:00 p.m., on Thursday, March 28, 2019, in the Community Room at the Bondurant 
City Center, 200 Second Street, Northeast, Bondurant, Polk County, Iowa. Said meeting is 
open and the public is encouraged to attend.  
 

AGENDA 

1. Call to Order 
2. Roll Call 
3. Perfecting and Approval of the Agenda  
4. Approval of the Commission Minutes – March 14, 2019 
5. Guests requesting to address the Planning and Zoning Commission  
6. RESOLUTION NO. PZ-190314-07 – Resolution regarding the Site Plan for Bondurant Commercial 

Lot 7 
7. PUBLIC HEARING – Relative to amending the Zoning Classification of certain real estate from C-2, 

General Commercial District to M-1, Limited Industrial District (George Property) 
8. RESOLUTION NO. PZ-190328-08 – Resolution regarding the amendment to the Code of 

Ordinances of the City of Bondurant, Iowa, 2002, by amending the Zoning Classification of certain 
real estate from C-2, General Commercial District to M-1, Limited Industrial District (George 
Property) 

9. Reports/Comments and appropriate action thereon: 
a. Commission Members 
b. Commission Chair 
c. City Administrator 
d. City Council Liaison  

10. Adjournment   
 
Planning & Zoning Commission Meetings:  

• Regular Meeting, April 11, 2019 
• Regular Meeting, April 25, 2019 
• Regular Meeting, May 9, 2019 
• Regular Meeting, May 23, 2019 



CITY OF BONDURANT 
PLANNING AND ZONING COMMISSION 

MARCH 14, 2019 
MINUTES 

 
1. Call to Order  
 

Commission Chair Jeff Kromrie called the meeting to order at 6:00 p.m. 
 
2. Roll Call 
 

Roll call was taken and a quorum was declared. 
 

Present: Commission Chair Jeff Kromrie, Commission Member Joe Phearman, 
Commission Member Angela McKenzie, Commission Member Torey Cuellar, 
Commission Member Brian Clayton, Commission Member Karen Keeran 

 
Absent: Commission Member Roy McCleary 
 
City Officials 
Present: City Administrator Marketa Oliver, Utility Clerk Misty Richardson-Kugler  

 
3. Perfecting and Approval of the Agenda 
 

Motion by McKenzie, seconded by Phearman, to amend and approve the agenda by adding a 
discussion item regarding Hwy 65 Property as item #8 and changing the remaining agenda items 
numerically. Vote on Motion 6-0. Motion declared carried unanimously. 

 
4. Approval of the Commission Minutes – February 28, 2019 
 

Motion by McKenzie, seconded by Phearman, to approve the February 28, 2019 minutes. Vote on 
Motion 6-0. Motion declared carried unanimously. 

 
5. Guests requesting to address the Commission – None. 

 
6. RESOLUTION NO. PZ-190228-06 – Resolution regarding the Park Side Apartments Site Plan 

 
Motion by McKenzie, seconded by Cuellar, to approve PZ-190228-06. Roll Call: Ayes: McKenzie, 
Clayton, Kromrie, Keeran, Cuellar, Phearman. Nays: None. Absent: McCleary. Motion Carried 6-0. 
 

7. RESOLUTION NO. PZ-190314-07 – Resolution regarding the Site Plan for Bondurant Commercial 
Lot 7 
 
Motion by McKenzie, seconded by Cuellar, to table RESOLUTION NO. PZ-190314-07. Roll Call: 
Ayes: McKenzie, Clayton, Kromrie, Keeran, Cuellar, Phearman. Nays: None. Absent: McCleary. 
Motion Carried 6-0. 
 

8. Discussion Items – 
a. Hwy 65 Property – RMS Property (George Property) is requesting to rezone the property 

back to M-1, Limited Industrial District. The City rezoned a portion of the property a year 



ago to C-2, General Commercial District. A public hearing on the matter will be on the 
next agenda. 
 

9. Reports/Comments and appropriate action thereon: 
a. Commission Member Comments 

Phearman –Brick Street Fitness parking comments. 
Cuellar – None. 
Keeran – Lucille’s and old Wooden Nickel comments. 
Clayton – Old Huber property comments. 
McKenzie – McCleary’s property comments. 

b. Commission Chair Comments – Questioned a few properties around the City.  
c. City Administrator Comments – Council approved a planner position, and a Complete Streets 

presentation from the MPO is on the agenda for Monday. 
d. City Council Liaison – Not present. 

 
10. Adjournment   

 
Moved by Phearman, seconded by Cuellar to adjourn the meeting at 7:30 p.m. Vote on Motion 6-0. 
Motion declared carried unanimously. 

 
 

________________________________________ 
Misty Richardson-Kugler, Utility Clerk 

 
ATTEST: 
 
 
_____________________________________ 
Jeff Kromrie, Commission Chair 
 



Resolution No. PZ-190314-07  Agenda Item No. 6 

PLANNING AND ZONING COMMISSION 
RESOLUTION NO. PZ-190314-07 

 
RESOLUTION REGARDING THE SITE PLAN FOR BONDURANT COMMERCIAL 

 
WHEREAS, Civil Design Advantage submitted a Site Plan for Bondurant Commercial Business 
Lot 7; AND 
 
WHEREAS, the owner is T2 Holdings, LLC; AND 
 
WHEREAS, the following is a legal description for the property: 
 

LOT 7, BONDURANT COMMERCIAL BUSINESS PARK, AN OFFICIAL PLAT IN 
BONDURANT, POLK COUNTY, IOWA, CONTAINING 56,697 SF (1.30 AC) 

 
 
WHEREAS, property subject to any and all easements of record; AND 
 
WHEREAS, the property is zoned C-2, Central Commercial District,  
 
NOW, THEREFORE, BE IT RESOLVED, by the Planning and Zoning Commission of the City of 
Bondurant, Iowa, that the site plan for Bondurant Commercial Business Lot 7 is approved and 
forwarded to the City Council with a recommendation for approval of same. 

 
Moved by ____________________, Seconded by ____________________to adopt. 

 
ATTEST:  I, Shelby Hagan, City Clerk of Bondurant, hereby certify that at a meeting of the Planning 
and Zoning Commission held on March 28, 2019; among other proceedings the above was adopted.   
 
IN WITNESS WHEREOF, I have hereunto set my hand the day and year above written. 

 
___________________________________________ 

Shelby Hagan, City Clerk 
 

Action Yay Nay Abstain Absent 
McKenzie     

Clayton     

Kromrie     

Keeran     

Cuellar     

Phearman     

McCleary     

 
____________________________________ 
Jeff Kromrie, Commission Chair 
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QUICK FACTS 

 
 Property: 87 Paine Street SE along Highway 65 
 Use Proposed: Commercial 
 Use Permitted: Yes 
 Nonconformities? Unique property – fronts 65 and back is on 
Paine 
 Zoning: C-2 Central Commercial 

 
 
 

Background 

T2 Holdings LLC has requested a site plan review for a parcel of land located at 87 Paine Street SE along Highway 65 north. 
This site is Lot 7 of the Commercial Business Park and is currently vacant. The applicant is proposing to create a building that 
will be used as office and restaurant space. The applicant is proposing a “drive-through” as part of the restaurant space.  
Please note that the “drive-through” shown is not a typical drive-through that you would see, such as in a fast food 
restaurant. The area is planned either as a restaurant, which would have a pass-through window for people to pick up food 
they have called in advance to order (so not order board and car stacking) or, if the property becomes a post office, this area 
would be redesigned for cars to pull through and drop letters in the post box. 
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Site Plan Review  

 
Zoning & Lot Standards 
This site is zoned C-2 General Commercial and is bordered on all sides by the C-2 district. This district is intended to 
provide space for general retail and professional office uses. Since this parcel abuts a heavily traveled arterial street 
(Highway 65), it is essential to maintain an aesthetically pleasing appearance through property design, site layout and 
landscaping, and to minimize interference with through traffic. The site plan proposes uses of business and professional 
office and restaurant. The building is also proposed to have a drive-through window. Drive-through uses are conditional 
uses in the C-2 district.  
 
The table below shows the C-2 lot standards as specified by Code. 
 

Standard C-2 District 
Minimum lot area None 
Front yard setback 50 feet 
Side yard setback None, except where adjacent to R 

district (N/A) 
Rear yard setback 50 feet 
Height 65 feet; 3 stories 
Open Space 15 percent 

  
Typically, the setback for the rear yard in the C-2 district is 25 feet. However, because this lot is bounded on both sides 
by streets, it is considered a “through lot” and the setback requirement for both sides of the lot abutting streets is 50 
feet. The site plan proposes that the building be set back 60 feet from Paine Street SE and 90 feet from Highway 65 
which meets the Code requirements.  
 
Architectural Details 
During a site plan review, the City reviews the architectural details of the plan to ensure that the proposed buildings fit with 
the character and overall vision for the community. The proposed building has a front façade facing Highway 65 and a rear 
façade facing Paine Street SE.  
 
Because this site is located adjacent to Highway 65, it is part of the architectural Arterial Corridor Overlay. This overlay 
requires all buildings to include brick, stone, or glass on 100% of any façade facing Highway 65 or another public street. 
The applicant is proposing to construct the front facade using mainly brick and glass, with split face block as a secondary 
material. This façade meets the requirements of the arterial corridor overlay. The rear façade facing Paine Street SE is 
proposed to be built of Hardie board, or cement board siding. The rear of the building would be consistent with other 
buildings in the area and would be enhanced from street view with additional landscaping. 
 
The side facades are proposed to be built of Hardie board, similar to the rear façade. The Code specifies that the side, 
or non-public, façades should complement the front and rear of the building in terms of architectural design elements, 
materials, and colors. The required building materials of brick, stone, and/or glass must be present at least as trim 
material on the side facades. As you can see in the colored elevations provided by the developer, there are windows 
proposed in the sides.   
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Buildings in this overlay should be designed to minimize single plane walls and a boxy appearance and must incorporate 
façade modulation in all building elevations visible to the public in order to reduce the effect of long, large, or expansive 
wall surfaces. The front façade meets this requirement by providing building offsets that break up the flat expanse of 
wall. The articulation in the rear of the building facing Paine Street SE will be accomplished with additional landscaping, 
as opposed the requiring a second façade on the building rear. Because the access points to this site are located off of 
Paine Street SE, it is important to provide screening.  
 
The applicant is required to adequately screen the negative aspects of buildings (garbage dumpsters, non-residential 
overhead doors, etc.) from any public street and adjoining properties. The site plan proposes a non-residential overhead 
door visible from Paine Street SE. This overhead door must be the same color as the building or screened from public view. 
All refuse collection areas are required to be fully enclosed by a six-foot high opaque wood fence or masonry wall that is of 
similar design character to the principal building on the site. The dumpster enclosure proposed on the northwest corner of 
the site appears to meet those requirements.  
 
Parking 
The applicant is proposing to use part of the building as office space and part of the building as a restaurant. The Code 
requires that one parking space be provided for every 200 square feet of gross floor area for offices and one parking 
space for every 100 square feet of restaurant gross floor area. With a drive-through, an additional 5 spaces are required 
per drive-in window. There is one drive-in window proposed on the site. The table below shows the number of parking 
stalls required and proposed on site.  
 

 Standard Number of 
Stalls Required 

Number of Stalls 
Proposed 

Office 1 space per 200 sq. ft. 14 14 
Restaurant 1 space per 100 sq. ft. 54 54 
Drive-through 5 spaces per drive-through 

window 
5* 3 

Total Stalls  73 71 
Total Handicap-Accessible Stalls 3 spaces if providing a total of 

51-75 spaces 
3 3 

 
* See explanation below.  
 
Currently, the building is proposed to be used as a restaurant and a professional office. The parking calculations were 
completed according to the square footages provided by the applicant, stating that the restaurant use would use 
roughly two thirds of the space while the office would use one third. If the ratios of these uses, or the uses themselves 
were to change, the parking need for the building would also change.  
 
Currently, there are not enough spaces provided for the drive-in window if the window were to be used as a typical 
drive-through. 5 spaces are usually required for each drive-through window but the site plan only shows room for three 
cars. However, due to the usage for this window in a way that is not the convention “drive-through” window, three 
spaces are acceptable. 
 
The proposed building is less than 10,000 square feet. Therefore, no off-street loading spaces are required. The site 
plan does not propose any loading spaces.  
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The drive serving the parking spaces must be 16 feet in width. This drive wraps all the way around the building and has 
access onto Paine Street SE from two different access points. Currently this drive is 24.5 feet wide which is larger than 
necessary. This drive could be narrowed, providing additional open space around the site.  
 
Because this parking lot is visible from public streets, at least 5 percent of the parking area is required to be landscaped 
and continuously maintained, excluding any plantings around the perimeter of the parking area. The applicant has 
provided plans to plant vegetation on each of the islands on the corner of the parking lot, as well as on the drive-through 
lane separator. The applicant provides additional trees and landscaping around the parking lot. Landscaped area total 
1,637 square feet or 14.9%.  
 
Sidewalks 
A 5-foot wide public sidewalk is shown along Paine Street SE traveling the length of the site. City Code requires sidewalks to be 
at least four feet wide. A private sidewalk wraps around the front, rear, and southwest side of the building, connecting the 
building to the parking areas. The private sidewalk will be 10 feet wide on the southeast side of the building, 4.5 feet wide 
along the southwest side of the building, and 8 feet wide along the northwest side of the building. The proposed sidewalks 
meet Code requirements for this site.  
 
A pedestrian crosswalk is proposed along the northwest side of the building that connects the private sidewalk with the public 
sidewalk along Paine Street SE.  
 
Landscaping 
The applicant has provided a landscaping plan. There are several requirements for landscaping that the applicant must 
meet on this site, including total trees, number of front yard trees, and interior parking lot trees.  
 
The total number of trees on the lot is required to be either one tree per 50 feet of frontage or one tree per six parking 
spaces provided, whichever is greater. In this case, the applicant is proposing to create 68 parking spaces on site, 
requiring a minimum of 11 trees. The site’s frontage is roughly 270 feet, requiring 5 trees. Therefore, 11 trees will be 
required overall on the site. In total, the applicant is proposing to plant 15 trees and 35 shrubs on the site. This meets 
the total tree requirement specified by Code.  
 
One tree per 50 feet of frontage is required to be planted in the front yard setback, meaning 5 trees must be planted 
in the setback along Paine Street SE. 5 trees are included in the site plan, meeting this requirement.  
 
Section 182.05.4.B requires one tree for every 18 parking spaces to be planted within the parking lot itself. Within the 
parking lot, tree islands must have an area of at least 36 square feet and a width of 5 feet. The proposed site plan shows 
a parking lot of 68 spaces. Therefore, 4 interior parking lot trees are required. The applicant provides a total of 4 interior 
parking lot trees.  
 
Quick-growing trees, such as the Shademaster Honeylocust and the Autumn Blaze Maple are allowed to comprise up 
to 50 percent of the trees on-site. As a condition of approval, quick-growing trees may make up no more than 50 percent 
of the trees on-site.  
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Screening 
The City Code requires that every development provide sufficient screening so that neighboring properties are shielded 
from any adverse external effects of that development. As stated above, dumpster areas must be enclosed and the 
overhead garage door visible from Paine Street SE will be screened with trees on the Paine Side. The door will also be 
the same color as the building. The site plan also shows an area in the rear of the building visible from Paine Street SE 
that would serve as a pad for mechanical equipment. As a condition of approval, this area will be screened from view 
using denser vegetation.  
 
Open Space 
“Open space” is defined in the Code as any parcel or area of land or water essentially unimproved and set aside, 
dedicated, designated or reserved for public or private use or enjoyment, or for the use and enjoyment of owners and 
occupants of land adjoining or neighboring such open space. This site requires a minimum of 15 percent open space. 
This site is comprised of 1.3 acres, or 56,697 square feet. 8,505 square feet of open space is required. After reviewing 
the site plan, staff found the amount of open space provided to be roughly equal to 8,505 square feet. The proposed 
open space meets the amount of open space area required by Code. 
  
90 percent of the required open space must be landscaped and maintained with living ground cover. The applicant 
should specify the type of ground cover and/or landscaping that will be done on the landscaping plan.  
 
Roadways, Utilities, & Grading 
The site shows two access points onto Paine Street SE. Paine Street SE is an existing local street to the southwest and 
northeast of the site. Paine Street SE will be required to be extended as part of this development to serve the site. The 
applicant has provided a stormwater management plan for the City’s review. The City Engineer has provided comment 
regarding the roadway, grading, and utility plans for the site.  

Conditional Use Permit 

Drive-through facilities typically are conditional uses in the C-2 district and therefore would require a conditional use 
permit. The applicant is proposing one drive-through window on the northeast end of the building. There are certain 
standards that drive-through facilities must comply with in order to receive a CUP including standards governing noise 
volume, drive dimensions, architecture, landscape design, and lighting. These standards will be further explained in the 
sections below. Because this drive-through window is not a typical drive-through with a speaker, no CUP is required at 
this time. 
 
General Standards 
On the site plan, the applicant has provided a 12-foot wide drive-up lane which meets requirements. This lane is 
separated from normal circulation routes on the site and is marked by appropriate pavement markings. Any drive-
through speaker proposed in the future may not reach volumes higher than 50 decibels and may not be audible above 
daytime ambient noise levels beyond the property lines of the site.  
 
Stacking Lane 
On the current site plan, only 60 feet of stacking space is provided. The Zoning Administrator has deemed that adequate 
stacking is available for this type of drive-through. 
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Architecture 
The Code requires that the drive-through elements of the building be integrated into the overall building, not just “stuck 
on.” The drive-through elements proposed by the applicant are fairly integrated. The façade with the drive-through 
window looks similar to the opposite façade, except that one of the five windows has been replaced with the drive-
through window. These windows provide visibility to the street which provides a pleasing aesthetic for both customers 
and passers-by.  
 
Reflecting the findings in the architecture section above, all sides of a building should express consistent architectural 
detail with primary use of durable materials. The applicant is proposing to use Hardie board as the primary material for 
the drive-through side of the building. This material is a complementary color to the materials used for the front façade 
of the building and there is glass on the side of the building, as on the front. 
 
Landscaping 
The applicant has proposed some landscaping on the separation islands that will be used to screen the drive-through 
aisle from the parking area and abutting property. These areas are proposed to be planted with shrubs that will provide 
a vegetative barrier between the drive-through aisle and the rest of the property.  
 
For future reference: 
Lighting 
If the drive-through changed in the future, the applicant would need to provide a lighting plan for the drive-through 
lane. The following requirements regarding lighting would be required as conditions of approval for a CUP:  

- Direct light trespass beyond property lines is prohibited 
- All luminaries shall be of full cut-off design and aimed downward and away from all adjacent property lines 
- The maximum pole height shall be 20 feet 
- Any building-mounted lighting must be full cut-off, aimed downward, and recessed or shielded so that the light 

source is not directly visible from the property line  
 
Menu Board 
If the drive-through changed in the future, the applicant would need to provide plans for a menu board. However, the 
Code lists several requirements governing menu boards that will be considered conditions of approval for a conditional 
use permit: 

- Maximum of 2 menu boards per drive-through lane 
- Maximum menu board area is 30 square feet 
- Menu board must be single-sided with no supplemental advertising to pass-by traffic 
- Menu board signage completely enclosed within one sign area 

Conclusion  

Site Plan 
Staff recommends that the Planning Commission recommend approval of the proposed site plan with the following 
conditions and based on the following findings of fact.  
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Conditions for Approval: (All of which have been met) 

1. Correctly label the required setbacks for the property (50’ setbacks on Paine St side and Hwy 65 side). 
2. The architectural design elements, materials, and colors should also be incorporated into the side building 

elevations to match the front.  
3. The required building materials must be present as at least trim material on the non-public façades. 
4. Façade articulation be accomplished along the rear façade (facing Paine Street SE) with trees to break up the view of 

the building from the Paine Street. 
5. The applicant shall be required to landscape at least 5 percent of the parking area, or about 1,565 square feet. 
6. The applicant shall plant at least 5 trees within the front yard setback but no closer than 4 feet to the public right-of-

way. 
7. The applicant must provide at least 4 deciduous interior parking lot trees placed within parking lot islands. These 

islands shall be at least 5 feet wide and have an area of at least 36 square feet. 
8. No more than 50 percent of all proposed trees may be “quick-growing.” 
9. The proposed overhead door must be removed or screened from public view. 
10. All refuse collection areas shall be fully enclosed by a six-foot high opaque wood fence or masonry wall that is of 

similar design character to the principal building on the site. 
11. The mechanical pad area shall be screened from public view using dense vegetation or fencing. 
12. The applicant shall specify the type of ground cover and/or landscaping that will make up the required open space 

on the landscaping plan. 
 
Findings of Fact: 
Staff offers the following findings in support of the proposed site plan: 

1. The proposed site plan is in conformance with the Office land use established for this area.  
2. The site plan meets the zoning requirements established for the C-2 General Commercial district.  
3. The site plan is in conformance with the comprehensive plan. 
4. Staff considers the conditions for approval listed above to have been met. 

 
Conditional Use Permit 
Staff recommends that no Conditional Use Permit be required at this point given the type of “drive-through” that is planned.  

Attachments 

1. Site Plan Packet 
2. Building Elevations 













Resolution No. PZ-190328-08  Agenda Item No. 8 

PLANNING AND ZONING COMMISSION 
RESOLUTION NO. PZ-190328-08 

 
RESOLUTION OF RECOMMENDATION APPROVING THE NW CORNER OF HWY 65 

AND NE 64TH STREET, SOUTHEAST REZONING FROM C-2, GENERAL 
COMMERCIAL DISTRICT TO M-1, LIMITED INDUSTRIAL DISTRICT 

 
WHEREAS, the Planning and Zoning Commission held a Public Hearing to consider a request by 
Patrick W. and Patricia L. George and Tim George to rezone a property from C-2 General 
Commercial District to M-1 Limited Industrial District; AND 
 
WHEREAS, amending the land use map and rezoning for the property legally described as 
follows: 
 

OUTLOT X IN McCLEARY MEADOWS INDUSTRIAL PARK (EXCEPT THAT PART THEREOF 
DESCRIBED AS FOLLOWS: BEGINNING AT THE NORTHWEST CORNER OF SAID OUTLOT 
X, THENCE N 77°02’ E 462.01 FEET ALONG THE NORTHWESTERLY LINE OF SAID OUTLOT 
X, THENCE S 0°00 E 150.00 FEET; THENCE S 59°16’32” w 365.32 FEET TO A POINT ON THE 
NORTHEASTERLY LINE OF THE PRESENTLY ESTABLISHED ROAD RIGHT OF WAY OF NW 

64TH STREET, THENCE N 42°20’20” W 141.00 FEET ALONG SAID RIGHT OF WAY LINE, 
THENCE N 17°20’30” W 135.40 FEET TO THE POINT OF BEGINNING,) AN OFFICIAL PLAT, 

NOW INCLUDED IN AND FORMING A PART OF THE CITY OF BONDURANT, IOWA. 
 
WHEREAS, the property is approximately 15.383 acres; AND 
 
WHEREAS, the rezoning will only take effect only on the transfer of the property to the new owner; 
AND 
 
WHEREAS, should the transaction not be completed, the zoning change would not transition, 
 
NOW, THEREFORE, BE IT RESOLVED, by the Planning and Zoning Commission of the City of 
Bondurant, Iowa, that the rezoning for the Northwest corner of Hwy 65 and Northeast 64th Street, 
Southeast is approved and forwarded to the City Council with a recommendation for approval of 
same. 

 
Moved by ____________________, Seconded by ____________________to adopt. 

 
 
ATTEST:  I, Shelby Hagan, City Clerk of Bondurant, hereby certify that at a meeting of the 
Planning and Zoning Commission held on March 28, 2019; among other proceedings the above 
was adopted.   
 
IN WITNESS WHEREOF, I have hereunto set my hand the day and year above written. 

 
___________________________________________ 

Shelby Hagan, City Clerk 
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Action Yay Nay Abstain Absent 
McKenzie     

Clayton     

Kromrie     

Keeran     

Cuellar     

Phearman     

McCleary     

 
____________________________________ 
Jeff Kromrie, Commission Chair 
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QUICK FACTS 
 

 Property: Located NW corner of Hwy 65 and 64th Street 
 (Franklin) (Parcel 231/00221-357-002) 
 Use Proposed: Industrial. (This is a rezoning request) 
 Use Permitted:  
 Nonconformities? 
 Status: 

 
 
BACKGROUND: 
The property is approximately 15.383 acres located on the northwest corner of Highway 65th (Hubbell Avenue) and 
NE 64th Street. 
 
MAP OF PROPERTY LOCATION:  

                      
 
ZONING DISTRICT EXPLANATION:  
The parcel is was zoned M-1, Limited Industrial and the property owner requested a change last year for a portion 
of it to go into a C-2 commercial designation. The request was approved the zoning is depicted below: 
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The property owner planned to parcel the property and envisioned retail and conveniences uses bordering 
Highway 65 and NE 64th Street. However, since that time, the property owner has entered into an agreement to 
sell the property and the purchaser would like to rezone the property back to have the full parcel be M-1. The 
zoning would take effect only on the transfer of the property to the new owner. Should the transaction not be 
completed, the zoning change would not transition. 
 
 
The following map shows what the zoning map would look like if the proposal were approved. 

                         
 
 
 
COMPREHENSIVE PLAN COMMENTS:  
The Comprehensive Plan identifies both this area, as well as the current commercial area across the street, as 
Industrial.  
 
ZONING DISTRICT DISCUSSION:  
The portion that is currently C-2 is consistent with other C-2 areas, such as the Git ‘n Go across the street. The 
industrial is also consistent with adjacent uses to the east and north. 
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ANALYSIS:  
The industrial use was in place before for many years prior to the change. Either zoning designation fits with the 
area. 
 
STANDARD REQUIREMENTS: 
Followings is a comparison of requirements for Commercial (C-2) and Industrial (both M-1 and M-2) uses. 
 
STANDARD REQUIREMENTS: 
 

    
Setbacks: 
Chapter 178 

Commercial (178.04) M-1 Industrial 
(178.13) 

M-2 Industrial (178.14) 

Front 50 feet 50 feet 30 feet 
Side None – except where 

adjacent to an “R” district, 
which triggers buffer 
requirements. (See below for 
buffer requirements.) 

20 feet 
(25 feet if adjacent to 
“R” or “C-1” district) 

20 feet 
(25 feet if adjacent to 
“R” or “C-1” district) 

Rear 25 feet 50 feet 40 feet 
Landscaping A minimum of 15% of the lot 

area shall be retained as 
landscaped open space to 
include such items as walks, 
trees, shrubs, fountains, or 
other ornamental features. 

 (From 178.13) Screening 
of a sufficient height and 
density to obscure 
structures and activities 
shall be erected at all 
locations where an 
Industrial “M” District is 
immediately adjacent to 
a Residential “R” District 

Maximum 
Height 

65 feet 45 feet (3 stories) 50 feet 
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Buffer 
requirements: 

Chapter 178.08(5) 178.13(3) 178.14(3) 

 A buffer yard of 15 feet in 
width; 1 6-foot high masonry 
wall to be designed with face 
brick, stucco or similar finished 
surface facing toward the 
residential district; or 

(2) A buffer yard of 26 feet 
or more in width; and 5 over 
story trees, 10 under story 
trees, and 20 shrubs for each 
100 lineal feet; or 

(3) A buffer yard 35 feet or 
more in width; 4-foot high earth 
berm or opaque wood fence; 
and 4 over story trees, 6 
coniferous trees, and 15 shrubs 
for each 100 lineal feet. 

The buffer yard shall be located 
on the entire common 
perimeter of the contrasting 
uses, and extend to the lot 
lines.  No part of any required 
buffer shall be used for parking, 
storage, loading, active 
recreation, locating refuse 
containers, or similar activity 
which may create a nuisance.  
Where a residentially zoned 
area has been subdivided, the 
developer of a vacant 
commercial property shall be 
responsible for providing the 
buffer; where the commercial 
buildings exist or are under 
construction, the developer of a 
vacant residential area shall 
provide the buffer. 
 

No use shall be 
permitted to be 
established or 
maintained which 
by reason of its 
nature or manner 
of operations is or 
may become 
hazardous, 
noxious, or 
offensive owing to 
the emission of 
odor, dust, smoke, 
cinder, gas, fumes, 
noise, vibrations, 
refuse matter or 
water-carried 
waste 

All principal buildings 
and all accessory 
buildings or structures, 
including loading and 
unloading facilities, shall 
be located at least one 
hundred (100) feet from 
any “R” District 
boundary, except where 
separated by an 
adjoining railroad right-
of-way.   
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Architectural 
Standards: 

Chapter 179.02(I)4* Industrial M1 
Chapter 
179.02(I)5* 

Industrial M2 
Chapter 179.02(I)5c.* 

 1. All Uses Within Any C District: 
Buildings within any C District 
shall be designed, having as a 
primary element of the building 
exterior: fascia glass, brick, 
architecturally designed concrete 
tilt-up panels, textured concrete 
block or stone with all sides of any 
building consistent in design and 
use of materials.  
These materials shall make up at 
least thirty percent (30%) of the 
overall exterior building facade. 
The remaining surface shall be 
finished with split-faced block, 
concrete panels, stucco, or 
architectural aluminum panels.  
No wood, masonite, asphaltic wall 
material, non-architectural sheet 
metal, non-textured concrete 
block, or other similar materials 
shall constitute a portion of any 
building except as a trim material, 
unless the City Council approves. 
 

Same requirement 
as C district, except 
must be present on 
at least 50% of 
building front and 
present on other 
sides as at least the 
trim. 
 
Buildings proposed in 
industrial areas that 
are adjacent to less 
intense uses (e.g. 
residential or civic 
uses) should be 
designed with an 
articulated roofline, 
giving emphasis to 
architectural 
elements that will 
help divide the mass 
of a large building 
into smaller, 
identifiable parts.   
 
 

Same rules apply, except: 
 
a. M-2 District: This section shall 
not apply to development in an 
M-2 area provided that: 

 
i. The gross floor area of the site 
is in excess of 150,000 square 
feet per floor; and 

 
ii. The M-2 District does not fall 
within 600 feet of Highway 65 
(see subheading 6 below). 
 

 
*There is an Arterial Corridor overlay that applies to both C and M districts which are within 600 feet of HWY 65.  
Required amount of hard surfaces materials may be limited to only those façades that face the public view, provided 
that adequate screening will block other non-public façades.  All buildings must be designed to include brick, stone 
or glass on 100% of each elevation facing Hwy 65, another street, or public parking area. Split face block, EIFS and 
precast materials may be used as a secondary material. Residential-style vinyl or metal siding may not be used. Metal 
paneling may be used as a trim material and must not make up more than 10% of any elevation. All buildings should 
be designed to minimize single plane walls and boxy appearance through the use of pitched roofs, dormers, cupolas, 
multiple roof lines, and relief in long wall expanses. Loading docks, service areas or overhead doors shall not face 
the corridor. Buildings proposed in commercial or industrial areas that are adjacent to less intense uses (e.g. 
residential or civic uses)    should be designed with and articulated roofline, giving emphasis to architectural 
elements that will help divide the mass of a large building into smaller, identifiable parts. Commercial and industrial 
buildings shall incorporate façade modulation in all building elevations visible to the public or adjacent to other less 
intense uses  in order to preserve building scale and reduce the effect of long, large or expansive wall surfaces. 
Variation of these surfaces can be accomplished by physical offsets or the use of color, pattern or texture. Buildings 
shall incorporate architectural design elements, materials, and colors into the side and rear building elevations 
similar to those used in the front building elevation. 
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Architectural 
Standards 
(continued): 

Chapter 179.02(I)4* Industrial M1* 
Chapter 179.02(I)5 

Chapter 179.02(I)5* 

  
A. The required amount of hard 
surfaces materials shall be limited 
to only those façades that face the 
public view, provided screening 
will block other non-public 
façades.  In this case, the required 
building materials must be present 
as at least trim material on the 
non-public façades.   
 
b. Commercial buildings shall 
incorporate façade modulations in 
all building elevations in order to 
preserve building scale and reduce 
the aesthetic impact of long, large 
expansive wall surfaces.  The 
variation in wall surfaces can be 
accomplished either by physical 
offsets or by the use of color, 
pattern, or texture. 

 
Buildings proposed in commercial 
areas that are adjacent to less 
intense uses (e.g. residential or 
civic uses) should be designed with 
an articulated roofline, giving 
emphasis to architectural 
elements that will help divide the 
mass of a large building into 
smaller, identifiable parts. 
 
 

 
Industrial buildings 
shall incorporate 
façade modulation in 
all building elevations 
visible to the public or 
adjacent to other less 
intense uses in order 
to preserve building 
scale and reduce the 
effect of long, large or 
expansive wall 
surfaces. 
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Landscaping 
Requirements: 
Chapter 182 

Commercial  Industrial M1 Industrial M2 

 10% minimum “open space” and 
90% of open space must be 
landscaped and maintained with 
living ground cover 
 

Same 
 

same 
 

 One tree per fifty feet of frontage 
or one tree per six parking, 
loading, and stacking spaces, 
whichever is greater. 

Same Same 

  

 
 

Parking 
Standards: 
Chapter 177.09 

Commercial  Industrial M1 Industrial M2 

 Parking requirements are the same in all categories. The number of stalls depends on usage. 
 
Also, pursuant to 177.10, all proposed off-street parking, including commercial parking lots and 
automobile, trailer or other vehicular sales lots, in conjunction with any multi-family residential, 
commercial, industrial, public or semi-public land use, whether such use is existing or proposed, 
shall meet all of the required development standards set forth in this section which includes an 
asphaltic or Portland cement binder pavement. 
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Architectural 
Standards: 

Chapter 179.02(I)4 Chapter 179.02(I)5 

 1. All Uses Within Any C District: Buildings within 
any C District shall be designed, having as a 
primary element of the building exterior: fascia 
glass, brick, architecturally designed concrete tilt-
up panels, textured concrete block or stone with 
all sides of any building consistent in design and 
use of materials. These materials shall make up at 
least thirty percent (30%) of the overall exterior 
building facade. The remaining surface shall be 
finished with split-faced block, concrete panels, 
stucco, or architectural aluminum panels.  No 
wood, masonite, asphaltic wall material, non-
architectural sheet metal, non-textured concrete 
block, or other similar materials shall constitute a 
portion of any building except as a trim material, 
unless the City Council, after receiving a 
recommendation from the Planning and Zoning 
Commission, shall determine said material when 
used as a primary element, does not distract from 
the physical appearance of the building. The 
architectural design and use of materials for the 
construction shall be reviewed as part of any site 
plan. 
 
A. The required amount of hard surfaces materials 
shall be limited to only those façades that face the 
public view, provided that screening will block 
other non-public façades.  In this case, the 
required building materials must be present as at 
least trim material on the non-public façades.   
 
b. Commercial buildings shall incorporate façade 
modulations in all building elevations in order to 
preserve building scale and reduce the aesthetic 
impact of long, large expansive wall surfaces.  The 
variation in wall surfaces can be accomplished 
either by physical offsets or by the use of color, 
pattern, or texture. 

 
Buildings proposed in commercial areas that are 
adjacent to less intense uses (e.g. residential or 
civic uses) should be designed with an articulated 
roofline, giving emphasis to architectural 
elements that will help divide the mass of a large 
building into smaller, identifiable parts. 
 
(Note: subsection C was left out of this report 
as it pertains only to downtown.) 

None apply. See Chapter 
179.02(I)5c. 
 
a. M-2 District: This section shall not 
apply to development in an M-2 area 
provided that: 

 
i. The gross floor area of the site is in 
excess of 150,000 square feet per 
floor; and 

 
ii. The M-2 District does not fall 
within 600 feet of Highway 65 (see 
subheading 6 below). 
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Parking 
Standards: 
Chapter 177.09 

Commercial  Industrial 

 Automobile sales and service garages:  one (1) 
space per 200 square feet of gross floor area. 

 

24 spaces 
 

Warehousing:  one (1) space per 
employee 
 
 
1 space 

  
 
177.10    DEVELOPMENT AND MAINTENANCE OF PARKING AREAS.  All proposed off-street parking, including 
commercial parking lots and automobile, trailer or other vehicular sales lots, in conjunction with any multi-family 
residential, commercial, industrial, public or semi-public land use, whether such use is existing or proposed, shall 
meet all of the required development standards set forth in this section: 

2. Any off-street parking area, including any commercial parking lot, shall be surfaced with an asphaltic or 
 portland cement binder pavement. 
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