
 

 

Memorandum 
 

DATE: April 20, 2018 
 

TO:  Technical Review Committee Members: 
  Mayor Hart *              Noel Anderson * Lori Glover 
  Eric Thorson * Matt Mahler   Shaffer Ridgeway 

  Dennis Gentz * Dan Trelka  Chris Wolfe 
  Kelley Felchle  Marty Metcalf Mark Little 
  Planning Staff * Pat Treloar  Daniel Trelka 
  David Boehmer Paul Huting  Julie Dawson     
  Brian Schoon  Steve Hoambrecker Rudy Jones  
  Krista Rostad  Mohammad Elahi Sandie Greco  
  Greg Ahlhelm *      Perry Goodman Dave Zoellefer 
  Michelle Weidner BHC Engineering C.F. Comm. Dev. 
  Ed Stoffer                     
   
        * Denotes Paper Copy 
 

FROM: Tim Andera – Planner II  
 

RE:  Technical Review Committee Meeting April 24, 2018 
  

The next meeting of the Technical Review Committee is scheduled for Tuesday, April 

24, 2018 at 1:30 p.m. in the Frank Mollenhoff Conference Room of City Hall.   
 

Enclosed herein you will find the agenda for the next Planning Commission meeting 
(May 1, 2018).   
 

Please make an attempt to attend or respond to our department prior to the meeting.  
Your comments are both valued and necessary for efficient and smart growth within 
the City of Waterloo.  Thank you in advance for your cooperation.  If you have any 
questions, please contact the Planning, Programming, and Zoning Office at 291-4366. 
 

As noted previously, the Tech packet is available in a digital format (PDF), and we 
are trying to eliminate as many paper copies as possible.  If you know of an 
individual that should be, but is not receiving the digital packet, please provide me 
with an e-mail address so they will be able to receive future packets.  You can e-mail 
your address to: tim.andera@waterloo-ia.org.  If you regularly attend the Technical 
Review Committee meeting and would like to still receive a paper copy to bring to 

the meetings please let our office know (if you have not already). 
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** Next regular meeting of the Planning, Programming & Zoning Commission will be held on June 5, 2018 ** 

 

                                                Agenda 
Planning, Programming & Zoning Commission 

Regular Meeting – May 1, 2018 – 4:00 P.M. 

Harold E. Getty Council Chambers, City Hall 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 
 

 

I.  Approval of the May 1, 2018 Agenda 

 

II.  Approval of the Minutes of the Regular Meeting on April 3, 2018. 

 

III.  Financial Report: March 2018  

 

IV.  Oral Presentations 

 

A. Hearings - Rezones 

1. Request by Michael Dahl and Brian Kennett to rezone 2.74 acres of land from “A-1” Agricultural District to 

“R-1” One and Two Family Residence District to allow for future residential development, located at 4245 

West 4th Street.  (Pages 16-25) 

2. Request by Jon Crisman to rezone approximately 2.68 acres from “R-2” One and Two Family Residence 

District to “R-2,C-Z” Conditional Zoning District, to allow for the development of  an auction facility and 

art studio spaces, located at 1721-1729 Mulberry Street.  (Pages 26-40)   

B. Special Permits 

1. Request by Abdulah Skrgic and Jamaat Kewser for a special permit to convert 1,880 SF of retail space into 

a religious facility, located with a “C-2” Commercial District, located at 1945 East Mitchell Avenue.  

(Pages 41-49) 

C. Plats 

1. Request by the City of Waterloo for a minor plat of Parcels “B” and “C” of Triangle Terrace Subdivision, 

located adjacent to 5050 Foulk Road, for the purpose of creating a two lot residential subdivision.  (Pages 

50-59) 

 

 

 

 

General Rules for Public Participation 
 

1. The presentation order for all new or old business agenda items shall be as follows: a) Staff report, b) Applicant’s presentation, 

c) Opinions of interested citizens, d) Applicant’s rebuttal, e) Commission discussion. 

2. Interested citizens may address any item on the agenda by stepping to the podium. After recognition by the chair, the individuals 

state their name, address and group affiliation (if applicable) and speak clearly into the microphone. 

3. Interested citizens may speak one (1) time per item.  Please limit your comments to approximately five (5) minutes.  Although 

generally discouraged, at the discretion of the Chair, interested citizens may be allowed to speak more than once per item. 

4. The “Oral Presentations” section of the agenda is an opportunity to address items not on the agenda.  An individual may speak 

to one (1) non-agenda issue per meeting for a maximum of approximately ten (10) minutes.  Official action cannot be taken by 

the Commission at that time; however the topic may be placed on a future agenda or referred to the appropriate department. 

5. Keep comments germane and refrain from personal, impertinent or slanderous remarks and repetitious information. 

6. All comments and requests for information shall be directed towards the chair, and not towards individuals in the audience. All 

comments shall be in keeping with proper and courteous conduct. 

7. If handouts are to be provided, you are encouraged to deliver them to the Planning and Zoning Department at least 24 hours 

prior to the meeting to be distributed to Commission members.  If not possible to be pre-delivered, you are encouraged to bring 

ten (10) sets of all handouts for Commission and staff.  A minimum of one (1) copy of any handout (including original pictures) 

must be retained by staff for the official record of the request. 
 

The chair shall take whatever action is necessary to ensure that these rules are observed and the meeting proceeds in an orderly fashion. 
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D. Vacates 

1. Request by Central Property Holdings, LLC to vacate a portion of public sidewalk along the west side of 

Clay Street and the southwest side of Walnut Street, located east and southeast of 205 Franklin Street.  

(Pages 60-89) 

2. Request by the City of Waterloo to vacate a 25’x 300’ (7,500 SF) portion of the 1500 block of Bluff Street 

right-of-way, located between West 13th Street and West 14th Street.  (Pages 69-74) 

V.  Discussion 

VI.  Adjournment 
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TECH NOTES  

CITY OF WATERLOO TECHNICAL REVIEW COMMITTEE 

March 27, 2018 

 

The meeting of the City of Waterloo Technical Review Committee was called to order at 1:35 p.m. in 

the Frank Mollenhoff Conference Room at City Hall. 

 

The following attended the meeting: Noel Anderson, Aric Schroeder, Tim Andera, Seth Hyberger and John 

Dornoff– Planning; Eric Thorson and Dennis Gentz – Engineering; Brian Schoon and Ryan McKinley – 

INRCOG; Bill Bachman – Leisure Services; Lori Glover – Black Hawk County Emergency Management; 

Brian Johnson – Water Works; Alex Bower – Fehr Graham; Bob Manning – Cedar Valley Home Builders 

Association; and Chris Wolfe-MidAmerican.  

 

Hearings – Rezones 
 

1. Request by Embankment LLC to rezone 0.87 acres from “R-4, C-Z” Multiple Family 

Condition Zoning District to “C-2” Commercial District for the purpose of building a 7,513 

square foot retail center, located west of 1203 West Ridgeway Avenue.   

 

Dornoff read the staff report recommending approval with the following conditions 1) that the final site 

plan meets all applicable city codes, regulations, etc. including, but not limited to, parking, landscaping, 

drainage, etc. 2) that sidewalks be properly installed along all three street frontages 3) the following 

business types will not be permitted: convenience store/car wash, gas station, bar, grocery store, 

laundromat, adult businesses or theaters 4) that the east driveway of Dixon be Enter only and the west 

driveway of Dixon be Exit only 5) parking along the west side of the property be angled. Dornoff also 

noted that he received an email from City of Waterloo Traffic Engineer Mohammad Elahi said that the 

east side drive thru should be limited to a financial institution which will be added as condition 6 on the 

request.  

 

Engineering questioned if deliveries were going to be in the front or is there an area in the back of the 

buildings for that purpose. Engineering also feels that with the Dixon driveways being enter and exit only 

they should be narrowed up so that drivers do not think that they are two way. Finally they feel that there 

should be a left-turn lane from southbound Ansborough to Dixon although it may be too narrow there and 

Dornoff questioned would it interfere with the northbound Ansborough to westbound Ridgeway left turn 

lane.   

 

Glover asked if the traffic study was specific to Casey’s and will it be used for this request to which 

Schroeder answered that the City Traffic Engineer had concerns with the results of the previous traffic 

study and that it was specific to a convenience store.  

 

Wolfe said that there would need to be a 10-foot easement on the east side of the property for 

MidAmerican Utilites. Will need to see final plans to determine where equipment will go.  

 

2. Request by the City of Waterloo to rezone two lots from “A-1” Agricultural District to “R-

2” One and Two Family Residence District located adjacent to 5050 Foulk Road, just south 

of Shaulis Road.  
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Andera read the staff report recommending approval of the request.  

 

Glover noted that she is opposed to houses being built on the lots because they are in the flood plain.  

 

B. Plats 

 

1. Request by Hope M. Anderson for the preliminary plat of Paradise Estates, a 210-lot 

residential subdivision located adjacent to 5805 Kimball Avenue, between Kimball Avenue 

and Highway 21, and north of E. Orange Road 
 

Hyberger read the staff report recommending approval with the following conditions 1) that the 

preliminary plat meets all applicable city codes, regulations, etc. Including, but not limited to parking, 

landscaping, traffic plan, screening, drainage, etc. and 2) a traffic study is required before the approval 

of the final plat.  

 

Glover asked if the water booster pumps will be put in the by the developer or will have to be paid for 

by the buyer to which Bower responded that it has not been determined after explaining about the 

booster pump and its set-up. It was also noted that there is water volume in the area it is just the overall 

pressure that there is concern with. Glover was also interested in the traffic study noting that Orange 

parents have been told to park on Sidehill.  

 

Engineering has a list of items that need to be taken care of before it is sent to city council that they will 

forward to the applicant’s engineer.  

 

Wolfe asked about the phasing to which Bower responded that it would depend on the developer but it 

would have to be near an access point, and would likely either be at the very south end, or along the 

Boulevard just north of the school.    

 

Meeting adjourned at 2:10 p.m. 
 

Respectfully Submitted, 

 
John Dornoff, 

Planner I 

6



MINUTES 

CITY OF WATERLOO, IOWA 

PLANNING, PROGRAMMING AND ZONING COMMISSION 
REGULAR MEETING - 4:00 P.M. April 3, 2018 

 
The regular meeting of the Waterloo Planning, Programming, and Zoning Commission was called to order 
by Chairperson Holdiman at 4:03 p.m. in the Harold E. Getty Council Chambers at Waterloo City Hall. 
 
Members present were: Flynn, Holdiman, Tyson, Donat, Miehe, Buttgen, Castle and Wilber.   
 
Members absent were: Hall. 
 
Others present: Noel Anderson, Aric Schroeder, Tim Andera, John Dornoff and Seth Hyberger – Planning 
Department and 20 citizens.  

 
I. Approval of the Agenda 

 
It was moved by Donat, seconded by Miehe to approve the agenda.  Motion carried unanimously. 
 
Approval of the Minutes from the Regular Meeting on March 6, 2018 Regular Meeting  
 
It was moved by Flynn, seconded by Tyson to approve the minutes of the March 6, 2018 meeting.  
Motion carried unanimously. 
 

II. Financial Report: February 2018 
 
Anderson gave the staff report and noted that revenue is a little ahead while costs are remaining below  
 

III. Oral Presentations 
 
No Oral Presentations 
 

IV. New Business 
 
A. Hearings-Rezones  

1. Request by Embankment LLC to rezone 0.87 acres from “R-4, C-Z” Multiple Family Condition 

Zoning District to “C-2” Commercial District for the purpose of building a 7,513 square foot retail 

center, located west of 1203 West Ridgeway Avenue.   

Fred Miehe stepped away due to conflict of interest.  

It was moved by Tyson and seconded by Buttgen to receive and place on file the statement of 

verification at 4:10 p.m.  Motion carried unanimously and Holdiman declared the hearing open. 

Dornoff gave the staff report recommending approval of the rezone with the following conditions:  1) 

that the final site plan meets all applicable city codes, regulations, etc. including, but not limited to, 

parking, landscaping, drainage, etc. 2) the following businesses types will not be permitted: convenience 

store/car wash, gas station, liquor store, bar, grocery store, laundromat, adult businesses or theaters. 3) 

that the east driveway of Dixon be Enter only and the west driveway of Dixon be Exit Only, and the 

drives narrowed for one way traffic 4) parking along the west side of the property be angled 5) a 10-foot 

easement is established along the east property line for utilities and 6) sidewalk on Ridgeway will be 

deferred until the City of Waterloo Traffic Department completes its traffic study of Ridgeway Avenue 

and sidewalks on Ansborough and Dixon will be reviewed.  
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Donat asked if we are going to have the same issues as when Casey’s proposed a convenience store at the 

location to which Dornoff replied that a convenience store is a much more intensive use that the retail 

center now being proposed.  

 

Buttgen asked about condition 4 angled parking which she noted is not on their site plan to which 

Dornoff responded that the site plan has not been updated since that condition was added late last week.  

 

Holdiman asked about level of service to which Schroeder explained what level of service entails.  

 

Wilber asked if the ordinance specified the number of spaces for employees, if there is parking on Dixon, 

and if there will be an entrance/exit directly onto Ridgeway, and if there was concerns about traffic 

turning onto southbound Ansborough to Ridgeway; to which Dornoff responded that for retail it specifies 

a total number of spaces per square footage but no requirements for employees, that there is on-street 

parking on Dixon Drive, that there will be a driveway onto Ridgeway where an existing curb cut exists, 

and that the traffic engineer did look at the    

 

Buttgen commented that she wants to know who designates streets because Ridgeway does not appear to 

be a minor arterial and asked about the Ridgeway traffic study to which Dornoff responded that the City 

of Waterloo Traffic department received a grant to look at the future of Ridgeway which could include 3 

lanes, four lanes, or some other type of configuration. Buttgen says she does not feel that turning 

Ridgeway into three lanes makes since.  

 

Dornoff also commented that there was one phone call on the request from a Waterloo resident whose 

mother lives nearby who supported the retail center but did have concerns about traffic.  

 

Flynn asked if a medical building could locate there to which Dornoff responded yes.  

 

Donat stated that he has the same concerns about traffic that he would if it was a Casey’s to which 

Anderson responded that a traffic study was done at the time of the Casey’s request a traffic study was 

done that the Traffic Engineer had concerns about that study, he make some recommendations about the 

request but felt that the current proposal will work with the conditions added in his professional opinion.  

 

Tyson also noted that he as concerns about traffic to which Flynn responded that there was once a bank 

there so there was already traffic going in and out of that location.  

 

Thorson the City Engineer stated that he was under the impression that a turn lane from southbound 

Ansborough Avenue to Dixon Drive was going to be a condition and that the Engineering department 

also supports that to which Anderson responded that the email sent by the traffic engineer recommends 

something the city should look at not a developer responsibility.  

 

Dennis Hogan, 549 Sunset Road a member of Embankment LLC, gave a history of the site noted that it 

has been empty for some time losing money for the LLC and the city so they created the retail project.  

 

Karen Johnson, 1234 Ridgeway which is Open Water Properties, thanked Mr. Hogan for changing the 

approach from the convenience store proposal supports the smaller businesses, but primary concern is 

traffic on Ridgeway.  

 

Dale Halverson, 1222 W. Ridgeway, asked if it had been discussed to eliminate the Ridgeway entrance 

that they are concerned about and the traffic pollution to which Hogan responded that there has been no 

thought to eliminating the Ridgeway entrance.  
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Russell Huffman, 1124 W. Ridgeway, 5 businesses are worse than Casey’s, traffic is sometimes backed 

up on Ansborough to Hy-Vee, is against the development and rather see a duplex there.  

 

It was moved by Wilber, seconded by Flynn, to close the hearing. Motion passed unanimously.  

Buttgen said she agrees with last person that 5 businesses worse than one, her daughter will use San 

Marnan instead of using Ridgeway.  

Donat asked staff if the traffic problems with the site will be addressed through the conditions set forth in 

the staff report to which Anderson answered that three conditions do deal with traffic to the site.  

Buttgen asked for clarification on the traffic study since the staff report stated that the developer would 

not be doing a new traffic study. Schroeder responded that there was a traffic study done with Casey’s 

was proposing to locate at the site and the traffic study currently under way is looking at the entire 

Ridgeway corridor.  

Donat and Tyson called for a sidewalk to be installed on Ridgeway.  

Buttgen asked if there is going to be issues with both a drive-thru and parking exit onto Dixon Drive.  

Donat asked what type of businesses are possible for the site. Fred Miehe representative of the developer 

stated that there may not necessarily be 5 separate occupants as a business may take two or three spots, 

but right now there is a coffee company interested in the east suite and a couple of ice cream companies 

interested in the west suite. Other types of businesses could be an Edward Jones, another bank, sub shop 

or similar types of businesses.  

Buttgen asks Miehe if he felt that traffic would increase due to this development to which Miehe 

answered that the problems will not be solved by this development and its nots the planning 

commission’s job to solve traffic problems and traffic problems are something we want to have in 

Waterloo.  

Flynn said that with this development it is less likely that they will reduce Ridgeway to 3 lanes. Anderson 

noted that when Kimball was looked there was a 3-lane and a 5-lane option with the 5-lane option 

chosen.  

Buttgen asked if a 5-lane option is chosen for Ridgeway is there enough room for this development. 

Flynn asked if that will affect the MidAmerican easement. Anderson answered that there is right of way 

on both sides so it would depend on how the 5-lane was designed and that the MidAmerican easement is 

on the east side of the property not along the north side.  

Donat states that this is for a rezone and that is what should be discussed with Schroeder responding that 

because this area does not be to be platted and that a “C-2” designation is not site plan specific this item 

will probably not come back to the commission.  

Buttgen comments that she wants to thank Hogan and Miehe for this proposal and is in favor of 

increasing the tax base but traffic will need to be rectified.  

It was moved by Buttgen, seconded by Flynn to recommend the approval of the rezone with the 

conditions that 1) that the final site plan meets all applicable city codes, regulations, etc. including, but 

not limited to, parking, landscaping, drainage, etc. 2) the following businesses types will not be 

permitted: convenience store/car wash, gas station, liquor store, bar, grocery store, laundromat, adult 

businesses or theaters. 3) that the east driveway of Dixon be Enter only and the west driveway of Dixon 

be Exit Only, and the drives narrowed for one way traffic 4) parking along the west side of the 

property be angled 5) a 10-foot easement is established along the east property line for utilities and 6) 

sidewalk on Ridgeway will be deferred until the City of Waterloo Traffic Department completes its 

traffic study of Ridgeway Avenue and sidewalks on Ansborough and Dixon will be reviewed. Motion 

passed 6-0 with Castle abstaining.  
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Miehe returned to the commission.  

2. Request by the City of Waterloo to rezone two lots from “A-1” Agricultural District to “R-2” 

One and Two Family Residence District located adjacent to 5050 Foulk Road, just south of 

Shaulis Road.  

 

It was moved by Wilber and seconded by Donat to receive and place on file the statement of 

verification at 5:00 p.m.  Motion carried unanimously and Holdiman declared the hearing open. 

Andera read the staff report recommending approval of the rezone.  

Donat asked if the Zoning Code prohibits buildings in the flood plain, to which Andera answered that 

you can build in the flood plain but the building must be 1-foot above the base flood plain elevation. 

Anderson noted that the flood plain regulations for the City of Waterloo are contained in the Zoning 

Ordinance and they have to be approved by the Iowa Department of Natural Resources (DNR) and the 

Federal Emergency Management Agency (FEMA).  

Buttgen stated that looking at the pictures from the 2008 flood that she has concerns about houses being 

built there as it looks like the land is not that much higher than the flood water. Anderson noted that 

many city parks including Lloyd Randall Park serve as detention areas for water during high water 

events.  

Buttgen referred to the pictures and asked if there would be building houses to which Andera answered 

that is where the lots are located. Castle asked if the pictures were taken from the Park looking to the 

back of the lots to which Andera confirmed.  

Wilber asked if they did not get a Letter of Map Amendment (LOMA) would they be required to have 

flood insurance and would they be able to put in a basement to which Andera answered that yes they 

would require flood insurance but that is up to the financial institution and they may not be able to have 

basements in this area.  

Flynn asked if there were people interested in the lots and confirms that the commission is only looking 

at the rezoning of those lots to which Andera confirmed that yes it is only the rezone.  

Lori Mc Intyre, 5137 Foulk Road, says that the pictures had to be about a month after the flood as there 

was a lot of water there, and the park is not a detention pond, and all the water from the US Highway 218 

side comes through there, and asked if they were going to be allowed to build up to which Schroeder 

responded that building up was an option to get the lots out of the flood plain but at this time they are 

only changing to zoning to make selling the lots an option.  

Mc Intyre further comments that during the flood of 2016 you could not drive down the streets but 

thanked the mayor for coming out and seeing the situation but in 2008 it was some time before you could 

even drive down the street because the area was forgotten by the city. However, they do not care if 

someone builds houses because another neighbor would be great, just concerned about the land being 

built up plus the sewers need to be changed out as there is no capacity. Also the ditches need to be 

cleaned out. Flynn told Mc Intyre that she should take here pictures to the mayor and show him the issues 

because the Planning Commission cannot do anything about the ditches.  

It was moved by Flynn, seconded by Tyson, to close the hearing. Motion passed unanimously.  

Castle said she would make a motion to approve but as a commission the concerns of the neighborhood 

need to be voiced.  

It was moved by Castle, seconded by Castle to recommend approval of the rezone. Motion carried 

unanimously. 
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B. Plats 

 

1. Request by Hope M. Anderson for the preliminary plat of Paradise Estates, a 210-lot residential 

subdivision located adjacent to 5805 Kimball Avenue, between Kimball Avenue and Highway 21, 

and north of E. Orange Road.  
 

Hyberger read the staff report recommending approval of the preliminary plat with the conditions that 1) 

that the preliminary plat meets all applicable city codes, regulations, etc. Including, but not limited to 

parking, landscaping, traffic plan, screening, drainage, etc. 2) a traffic study will be required for the 

proposed plat area prior to the submittal of the final plat. 3) an updated Preliminary Plat is submitted to 

City Staff for review before the plat is submitted to City Council for final approval. 

 

Donat asked about the list of items that needed to be taken care of before the plat is moved on to city 

council to which Hyberger and Schroeder note that many of the items have been taken care of and that 

many of the items brought up by engineering are minor check box items that have been taken care of or 

will be before the plat goes to council. 

 

Buttgen asked if the second reading for the rezone had passed to which Anderson confirmed yes.  

 

Donat asked if the subdivision will have sidewalks to which Schroeder responds that yes, they will be 

required to have sidewalks on all street frontages on both sides of all roads in the subdivision.  

 

Buttgen asked of pedestrian improvements are going to made and supports having traffic study.  

 

Wilber asked if there is going to be detention basins in the development to which Hyberger answers that 

there will be detention basins in Tract’s B, C, and D.  

 

Flynn noted that the original plat submitted had a 210 lots, now it is 209 lots with 9 tracts and wondered 

what they were to which Schroeder responded that Seth had already mentioned what 3 of the Tracts were, 

one Tract is for the sidewalk path to Orange, the streets themselves are listed as Tracts, Tracts E and F 

are for future development and would be platted in the future.  

 

Buttgen asked about the road going to the north that dead ends and if that was for development in the  

future to which Schroeder noted that the subdivision ordinance requires that roads be designed to connect 

to future developments whether or not the adjoining property owner has any intention of ever subdividing 

that property.  

 

Wilber asked if the developer had a timeline for a traffic study and if it could be done in the next month 

to which Schroeder responded that the applicant wants to get the preliminary plat approved before 

starting the traffic study because if there is any changes required to the preliminary plat that could 

consequently affect the traffic study but the traffic study could be done in the next month but the 

applicant could answer that question further.  

 

Alex Bower, Fehr Graham Engineering and Environmental representing the applicant, stated that the 

preliminary plat represents how the applicant would like to develop the land to make it great for the 

homeowners and the City of Waterloo and be an example of how others will develop their land. Lots 

behind Crossroads are approximately 55’ X 140’ or 0.17 acres while this development has a 75’ 

minimum width with the smallest lot size being 0.24 acres. Applicant favors the traffic study but cannot 

move forward in case there are changes to the preliminary plat.  
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Buttgen asked about the road to the north to which Bowers responds that it is required that they offer a 

connection whether or not there are in plans now or in the future for development.  

 

Flynn asked for Bowers to confirm that there will be two accesses off of Kimball, to from Orange and 

one from Iowa Highway 21 to which Bowers confirms.  

 

Jerold Quint, 5624 Kimball Avenue, lives across from the development, feels that the lots on the south 

side of Paradise Boulevard is too small and would like to see transition from his larger lots down to the 

smaller lots.  

 

Arthur Muller, 320 W. Orange Road, there is other developments that are around 40 acres but this is 

almost 3 times the size of those developments. Muller further stated that there is a stamp that says no 

negative effects from planning that don’t live out there to which Wilber responds that she does live out 

there with Muller responding what would be a negative effect. Anderson answers that a negative affect 

would probably be putting 12-plexes, something that does not match the Comprehensive Plan. Also notes 

that it is hard to say it will have a negative impact when the development will have low density housing 

with is already out there and low density is defined as 6 units per acre and this development proposes 

approximately 1.62 units per acre. Also noted that it is compatible with the school,  a school that the 

neighborhood wanted to stay in that neighborhood and also notes that he himself lived out there for 25 

years.  

 

Barbara Henning, 138 Sidehill Drive, asks if the materials the commissioners have different from the 

information on the website and wants to know if the lots were cut down and wants access from the 

development to Orange School. She points out to a subdivision in Cedar Falls that ties nicely into the 

neighborhood and if there is no vehicle and pedestrian access the traffic study doesn’t work. Bowers 

responds that the major change from the previous plat to this plat is that the through street was changed 

and the minor items from engineering were taken care of. Bowers also noted that they had not been 

approached by the school to find ways to blend in.  

 

Bowers asked for quiet in the room while he was talking.  

 

Bowers said it would take some time for a project this size to develop. A 40-acre development would 

probably be about 5-years and it will be at least 3 years before the area around the school is developed. 

There is an open door policy with the city and the schools.  

 

Flynn noted that she is the Waterloo School Board representative on the commission and she had talked 

to the superintendent of the public schools Jane Lindamen who had no concerns about the development.  

 

Bowers stated that access to the school was considered at the start of the process but there is also security 

concerns so it may end up being a timed lock system to access the school grounds and do expect parents 

to use road “C” for stacking during pick up times. Bowers also discussed the possibility of a school bus 

access point to Paradise Estates to eliminate buses using the main Kimball entrance and exit but Bowers 

pointed out that even if you did route them into Paradise Estates they will still need to turn onto Kimball.  

 

Donat stated that he represents the Waterloo Commission on Human Rights and asked if there would be 

equal opportunity for all people to live at the development and there will be no discrimination issues to 

which Bowers responded it will be equal opportunity for all noting that the wider you make the lots the 

harder it will be for people to afford the housing. The original Orange subdivision was done as a rural 

subdivision but now this is becoming an urban area.  
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Wilber stated that she was still concerned about the traffic study and asked when it will start to which 

Bowers answered that the city council could still change the plat but once it is approved and through the 

city council Fahr Graham will have its notice to proceed with the traffic study and the timeline for the 

traffic study is 4 to 5 weeks. Wilber then asked when the preliminary plat could be approved by city 

council and does it need a number of readings to which Schroeder answered that it does not require 

multiple readings and once the minor things are changed then it could proceed in a couple of weeks if it 

does not make it by April 16
th

 it should be on the April 30
th

 agenda.  

 

Robert Davis, 111 Sidehill Drive, asked if they will be single family homes or duplexes, will they be one 

story or two stories, and will be they be owner occupied to which Schroeder answered that the City of 

Waterloo cannot restrict it being a rental as would be considered discrimination, that the City of Waterloo 

does not have a zoning district that is restricts to single family so duplexes can be built although the 

developer could restrict the development to single family homes by putting that in the covenants that go 

along with the deed of dedication, and the type of home whether one or two stories and the amount of 

square feet will often be in the restrictive covenants.  

 

Niki Maas, 113 Lichty Boulevard, lots 26 and 27 have no road access, what is the purpose of those lots to 

which Bowers responded that originally there was 12 lots loading on Orange and after discussions with 

city staff it was determined that homes on the west side of Kimball load on Orange and these will too and 

then explained that loading means their driveways will be off of Orange.  

 

Mike Henning, 138 Sidehill Drive, stated Orange does get 8 to 12 buses but they do not all come at once 

so the buses cause traffic to back up. He then asked what the plan was for sidewalks on Kimball Avenue 

to which Schroeder responded that all street frontages of the development must have sidewalks and that 

includes Kimball Avenue and Orange Road. Henning is also concerned about other safety issues such as 

the hills along Kimball where Paradise Boulevard will meet and hope it is part of the study results. Need 

a connection of the sidewalk for lady in wheelchair that lives on Lichty Boulevard and to the nearby 

church which is the emergency route for the school. Flynn pointed out there is other schools where the 

students have to walk through fields on their emergency route.  

 

Henning also noted that the plat now says lots will be from a quarter acre to a half acre. Noted that the 

current plan for the pedestrian access with Tract “G” would not access the school well and the school 

would have to change its release policy. Further noted that there is 6 lots and 2 Tracts that are in the 100 

year flood plain, has concerns about how the drainage is designed on the plat, why there is not boulevards 

at all entrances, staff report doesn’t talk about vehicle traffic only fewer kids being bussed,  is the 

sidewalk heading north from Orange be extended past the old house that is owned by the school, pictures 

in the staff report have the wrong captions including one that says commercial so wanted to know if 

commercial was till part of the proposal, will the homes along Kimball be able to have a driveway onto 

Kimball, and where will construction traffic come and go from. Flynn points out that about 40% of the 

students at Kittrell walk to school; Anderson stated that it is up to the developer if they want boulevards 

and current regulations require a driveway off the less traveled street without a variance; and Schroeder 

points out the pictures were from the initial submittal of the plat when the first rezone was proposed that 

included commercial.  

 

Donat asks if the photographs are provided by the applicant to which Anderson answers they are taken by 

staff as they go out and look at each site.  

 

Monique Walters, 5404 Kimball Avenue, is against development using agricultural land with a CSR 

rating of 97, traffic concerns including preventing future fatalities, the two tracts that were originally go 

to be commercial are not platted out as residential and once this land is platted the developer can come 
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back and request a rezone and the existing neighbors will not be notified, would like to see traffic study 

include Ansborough along with the entrance to Paradise Boulevard and how that will relate with the hills, 

and concerned that her home will be dwarfed by a huge home on lot 85. Anderson responded that as a 

recognized neighborhood Orange will receive notification if they were to propose a rezone of the tracts 

along Iowa Highway 21.  

 

Bowers responded that the two tracts along Iowa Highway 21 are not designed to be built on, they can 

only be transferred. Anderson asked if Bowers had been in contact with the traffic engineer and would 

the intersection of Paradise Boulevard and Kimball along with Ansborough be included in the traffic 

study to which Bowers answered he has been in contact with the traffic engineer and the Paradise 

Boulevard and Ansborough would not be included in the study and that typically with the final plat site 

triangles have to be looked at so that should cover Paradise Boulevard and Ansborough.  

 

Buttgen asked if the two tracts along Highway 21 were left empty due to the possibility of a the trail 

along that road to which Anderson responded that there is plenty of public right-of-way along the 

highway so they should not need to use in private land and also noted that Tract “D” which is the 

detention basin could also have a trail around it.  

 

Wilber stated that there is a timing issue with the traffic study since there is only two more months before 

school is out and that is only considering the elementary school and Hawkeye traffic also needs to be 

looked at. Bowers notes that the traffic study will use data collect by the Iowa Department of 

Transportation (IDOT) and would not include new numbers. Castle asks for clarification from Bowers 

that the traffic study will include numbers from a traffic study previously done by IDOT to compile the 

study. Bowers responds that IDOT does a traffic study every 5 years in communities and Waterloo was 

done in 2017.  

 

Buttgen left at 6:53pm 

 

Mike Henning stated that after talking to Greco and Elahi, he was under the impression that they would 

be collecting new numbers for the traffic study.  

 

Flynn said that she has certain concerns about the plat but they will not cause here to vote against the 

plat. She also felt that a good outcome from the process was having a new neighborhood association in 

the city.  

 

Castle asked if would be appropriate to add to the conditions that the traffic study include looking at sight 

lines since it was brought up multiple times.  

 

Donat asked if Ansborough and Hawkeye Community College should be added to the study.  

 

Anderson said he thought Hawkeye was included in the study and check with the traffic engineer to see if 

he feels that looking at Hawkeye is necessary.  

 

It was moved by Flynn, seconded by Donat to recommending approval of the preliminary plat with the 

conditions 1) that the preliminary plat meets all applicable city codes, regulations, etc. Including, but 

not limited to parking, landscaping, traffic plan, screening, drainage, etc. 2) a traffic study will be 

required for the proposed plat area prior to the submittal of the final plat 3) an updated Preliminary 

Plat is submitted to City Staff for review before the plat is submitted to City Council for final approval. 

Added to the staff conditions were that the traffic study includes looking at sightlines and traffic 
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conditions on Ansborough and Hawkeye Community College at the discretion of the traffic engineer. 

Motion carried unanimously.  

 

C. Discussion  

 

Castle announced that this would be her last meeting as she has accepted a job outside of Waterloo.  

 

It was moved by Miehe, seconded by Flynn to adjourn the meeting at 7:00pm. Motion carried 

unanimously.  

 
Respectfully submitted, 

 
John Dornoff, 
Planner I 
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4245 W 4
th
 St – A1 to R1   Page 1 of 3 

REQUEST: Request by the Michael Dahl and Brian Kennett to rezone 2.74 
acres from “A-1”Agricultural District to “R-1” One and Two Family 
Residence District, located at 4245 West 4th Street. 

APPLICANT: Michael Dahl and Brian Kennett, 4245 West 4th Street, Waterloo, 
Iowa, 50701. 

GENERAL 
DESCRIPTION: 

The applicant is requesting to rezone the property to a residential 
zoning designation to allow for the development of low density 
residential.   

IMPACT ON 
NEIGHBORHOOD & 
SURROUNDING 
LAND USE: 

The request would not appear to have a negative impact upon the 
surrounding neighborhood and land use in the area as it consists of 
low density residential development, with the of exception multiple 
family residences to the west along Skyline Drive.    

VEHICULAR & 
PEDESTRIAN 
TRAFFIC 
CONDITIONS: 

The property is served by West 4th Street from the north and south, 
which is classified as Minor Arterial.  This rezone request would not 
appear to negatively impact vehicular and pedestrian traffic within 
the area.  West San Marnan Drive is about ¼ of a mile to the north 
and West Shaulis Road is located ¾ of a mile to the south, and 
both of these roads area classified as Minor Arterials.  Highway 20 
is located a little ways to the north of the property, which a Principal 
Arterial, however, there is no access to it from West 4th Street. 

RELATIONSHIP TO 
RECREATIONAL 
TRAIL PLAN AND 
COMPLETE STREETS 
POLICY: 

There is no public sidewalk located along the east side of West 4th 
Street, but there is sidewalk along the west side of the street.  
When the land is platted into new lots, there will be a requirement 
in the deed of dedication that sidewalk is required and installed.  
The intent would be to have sidewalk along the frontage of West 4th 
Street to the north end of the property and have a crossing to get to 
the sidewalk on the west side of the street.   

The Shaulis Road recreational trail is located ¾ of a mile to the 
south at the intersection of West Shaulis Road and Hoff Road. 

ZONING HISTORY 
FOR SITE AND 
IMMEDIATE VICINITY: 

The area in question is zoned “A-1 Agricultural District and has 
been zoned as such since the adoption of the Zoning Ordinance in 
February of 1969.  Surrounding land uses and their zoning are as 
follows: 

North – One and two family residences, zoned “R-3” Multiple 
Family Residence District. 

South – Single-family residences, zoned “R-1” One and Two 
Family Residence District.  

East – One and two family residences, zoned “R-3” Multiple Family 
Residence District. 

West – Single-family residences and multiple family residences 
(Timberline Condos), zoned “R-1” One and Two Family Residence 
District and “R-3,R-P” Planned Residence District. 
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DEVELOPMENT 
HISTORY: 

The area has a mix or residential development uses, with some 
multiple family development, but the area is predominantly one and 
two family residences.  The area has development that was built 
from 1919 up to until 2015.  The development of more low density 
residential would appear to be suitable with the existing 
development in the area.       

BUFFERS/ 
SCREENING 
REQUIRED: 

 

No buffers would be required as a part of this rezoning request. 

DRAINAGE: The rezoning request would not appear to have a negative impact 
upon drainage in the area.  When the land is platted, it will be a 
requirement that storm water detention be included for the new 
subdivision. 

FLOODPLAIN: The property in question is not located within any Special Flood 
Hazard Area as indicated by the Federal Insurance Administration's 
Flood Insurance Rate Map, Community Number 190025 and Panel 
Number 0284F, dated July 18, 2011.   

PUBLIC /OPEN 
SPACES/ SCHOOLS: 

There are no schools within the nearby vicinity.  Orange 
Elementary, Hoover Middle and West High are the schools that 
serve this area.  The nearest park is Prairie Grove Park, 
approximately ¾ of a mile to the southwest as the intersection of 
West 4th Street and West Shaulis Road.     

UTILITIES: WATER, 
SANITARY SEWER, 
STORM SEWER, ETC: 

There is no sanitary sewer located within West 4th Street, and the 
nearest 8” sanitary sewer is located within Chickadee Court, about 
150’ to the southeast.   There also is 8” sanitary sewer located 
about 300’ to the south at the intersection of West 4th Street and 
Hoff Road.  West 4th Street has 12” storm sewer and 4” drain tiles 
within it in.  There is a 12” water main that comes northward along 
the east side of West 4th Street that is stubbed into the property in 
question.           

RELATIONSHIP TO 
COMPREHENSIVE 
LAND USE PLAN: 

The Future Land Use Map designates this area as Low Density 
Residential, which equal approximately six housing units per acre, 
and the proposed rezone request would be in conformance with 
the Future Land Use Map and Comprehensive Plan for this area, 
and this area is located within the Primary Growth Area.  The 
proposed rezoning request would appear to be in line with Land 
Use Goals 4, 7 and 13.   

STAFF ANALYSIS – 
ZONING 
ORDINANCE: 

The “R-1” One and Two Family Residence District is intended to 
provide for areas of the community which are suitable for low 
density residential uses that are adjacent to residential, 
professional offices or neighborhood commercial uses.  The 
property in question is 4245 West 4th Street, which is 2.74 acres in 
size.  Currently there is a house on the property that was 
constructed in 1919, along with three outbuildings.  It is the intent 
of the owners to demolish those structures to clear the land for 
future residential development.      
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Rezoning this property to “R-1” One and Two Family Residence 
district to allow for new low density residential would appear to be 
in conformance and compatible with the surrounding area.  When 
the land is platted for new residential development, the lots will 
need the minimum requirements for the “R-1” District.  The 
minimum lot size for a single-family house is 9,000 SF and the lot 
width should be no less than 75’ measured at the building line.  The 
minimum lot requirements for two family dwellings is a minimum lot 
size of 10,000 SF and a lot width of 80’ also measured at the 
building line.  At this time, the applicant has not yet submitted a 
subdivision plat on how they intend to subdivide the land.      

STAFF ANALYSIS – 
SUBDIVISION 
ORDINANCE: 

 

There is no platting requested with this item.     

STAFF 
RECOMMENDATION: 

Therefore, staff recommends that the request to rezone 2.74 acres 
from “A-1”Agricultural District to “R-1” One and Two Family 
Residence District, located at 4245 West 4th Street, be approved 
for the following reasons: 

1. The rezoning request would not appear to have a negative 
impact on the surrounding area, and the proposed 
residential zoning district would be consistent with 
residential development in the area. 

2. The request would not appear to have a negative impact 
upon pedestrian or traffic conditions within the surrounding 
area.  When this land is platted, more residential sidewalk 
will be extended in this area. 

3. The request is in conformance with the Future Land Use 
Map and Comprehensive Plan for this area, which 
designates this area as Low Density Residential. 
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Rezoning Request – 4245 West 4th Street 

 

 

  

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

 

 

 

 

 

 

 

 

4245 West 4
th

 Street. Looking at the southern portion of the 

property that is requested to be rezoned.  

Existing single-family residences are in the 

background.          

Looking east at the far southern portion of 

the property in question. 

 

Looking northeast from the south edge of 

the property at the existing outbuildings.    
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Rezoning Request – 4245 West 4th Street 
 

Looking north along the east side of West 

4
th

 Street, with 4245 West 4
th

 Street in the 

background. 

 

Looking east across West 4
th

 Street where 

there could potentially be a pedestrian 

crossing to connect to the sidewalk on the 

west side of the street. 

 

Looking south along the east side of West 

4
th

 Street. 

 

Looking north up the hill of West 4
th

 Street 

where the pedestrian crossing could cross 

to connect to the sidewalk on the west side 

of the street. 
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R-2 to R-2, C-Z at 1721-1729 Mulberry Street Page 1 of 3 

REQUEST: Request by Jon Crisman to rezone approximately 2.6 acres from 
“R-2” One and Two Family Residence District to “R-2,C-Z” 
Conditional Zoning District, to allow for the development of  an 
auction facility, art studio spaces, and continued use of a religious 
facility located at 1721-1729 Mulberry Street. 

APPLICANT: Jon Crisman, Iowa Estate Auctions, Cedar Falls Iowa, 50613 

GENERAL 
DESCRIPTION: 

The applicant plans to purchase the property and lease the 
sanctuary portion of the property back to the existing church, 
establish an action facility and artist lofts.  

IMPACT ON 
NEIGHBORHOOD & 
SURROUNDING 
LAND USE: 

The site is predominately surrounded by residential uses with the 
exception of a communications business and the Human Services 
Campus zoned “M-2” Heavy industrial District located to the 
southwest. It would appear that rezoning of the property to “R-2, 
“C-Z” would not appear to have a negative impact on the area as 
the building has existed since 1961 without any noted issues. 

VEHICULAR & 
PEDESTRIAN 
TRAFFIC 
CONDITIONS: 

The site in question is served by Mulberry Street which considered 
a local Street and Vinton Street which is considered a Minor Arterial 
Street. There are sidewalks along Mulberry Street and Vinton 
Street north of Mulberry Street but there is no sidewalk along 
Vinton Street south of Mulberry Street and is included in the rezone 
request. Staff would recommend as a condition of the rezone 
request that sidewalk would be required along Vinton Street. Off 
street parking is available therefore it would not appear that there 
would be a negative impact on the traffic in the area. 

RELATIONSHIP TO 
RECREATIONAL 
TRAIL PLAN: 

The Cedar River Trail is a short distance to the south of the area to 
be rezoned. 

ZONING HISTORY 
FOR SITE AND 
IMMEDIATE VICINITY: 

The proposed rezone area is currently zoned “R-2” One and Two 
Family Residence District and has been zoned as such since the 
adoption of the Zoning Ordinance No. 2479 in 1969. Surrounding 
properties are also zoned “R-2” except that west of Vinton Street 
which is zoned “M-2” south of Mulberry Street. 

DEVELOPMENT 
HISTORY: 

The surrounding area is comprised of “R-2” One and two family 
dwellings with the exception of a communications business and the 
Human Services Campus zoned “M-2” Heavy industrial District 
located to the southwest. It would appear that rezoning of the 
property to “R-2, “C-Z” would not appear to have a negative impact 
on the area The homes in the area on average were built in the 
early 1900’s. The existing structure was built in 1924. 

BUFFERS/ 
SCREENING: 

As a condition of the rezone request there will be no outside 
storage allowed, so there screening would not appear to be 
needed as a part of this request.    
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R-2 to R-2, C-Z at 1721-1729 Mulberry Street Page 2 of 3 

DRAINAGE: The site includes an existing structure and there are no plans to 
expand the site with additional construction therefore it would 
appear that a drainage plan will not be needed at this time. 

 

FLOODPLAIN: The area to be rezoned is in the Zone x, which is not a special 
flood hazard area as established by the Federal Emergency 
Management Association (FEMA) Flood Insurance Rate Map dated 
July 11, 2011.  

PUBLIC /OPEN 
SPACES/ SCHOOLS: 

Ferguson Fields Park, Highland Crossing and Expo are located 
approximately 1.5 miles to the northeast of the site in question. 
East High School is located approximately 1.5 miles to the 
northwest. 

UTILITIES: WATER, 
SANITARY SEWER, 
STORM SEWER 

All Utilities serve the area.  

RELATIONSHIP TO 
COMPREHENSIVE 
LAND USE PLAN: 

The Future Land Use Map designates this area as Low Density 
Residential.  

STAFF ANALYSIS – 
ZONING 
ORDINANCE: 

The “C-Z” Conditional Zoning classification works to allow uses in 
unique locations or transitional sites between different land uses. 
Staff is in support of the request as long as there is no outside 
storage of auction items and believes that the proposed use could 
be a positive reuse of the former school property that otherwise 
may continue to be mostly vacant and eventually fall into disrepair. 

STAFF ANALYSIS – 
SUBDIVISION 
ORDINANCE: 

 

There is no platting required for this request.   

STAFF 
RECOMMENDATION: 

Therefore, staff recommends the request to by Jon Crisman to 

rezone approximately 2.6 acres from “R-2” One and Two 

Family Residence District to “R-2,C-Z” Conditional Zoning 

District, to allow for the development of  an auction facility, art 

studio spaces, and continued use of a religious facility located 

at 1721-1729 Mulberry Street.be approved for the following 

reasons: 

1. The proposed rezoning would work to utilize the former 
mostly vacant former school building, while also limiting the 
commercial uses so it does not jeopardize or harm the 
residential neighborhood surrounding the site. 

 

And subject to the following conditions: 

1. That there is no outside storage on the former school site or 
the parking lot to the south. 

2. That the property be limited to an auction facility, art studio 
spaces, and continued use of a religious facility. 
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Rezoning Request – 1721-1729 Mulberry Street 

 

 

  

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

 

 

 

 

 

 

 

 

Looking north from the parking lot at 

1721-1729 Mulberry Street. 

Looking south from Mulberry Street at the 

parking lot proposed to be rezoned.          

Looking east across Vinton Street from the 

parking lot at existing 

commercial/industrial development. 

 

Looking towards the south end of the 

parking lot with homes along Rhey Street 

in the background.    
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Rezoning Request – 1721-1729 Mulberry Street 
 

Looking west down the sidewalk along 

Mulberry Street with the property in 

question on the right.   

 

Homes directly across the street from the 

property in question to the south along 

Mulberry Street. 

 

Looking at the east end of the building at 

the intersection of Mulberry Street and 

Rhey Street. 

 

Looking at the rear of the building from the 

alley behind the building. 
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5-01-18 – 1945 E Mitchell – Special Permit Page 1 of 3 

 

REQUEST: Request by Abdulah Skrgic and Jamaat Kewser for a special 
permit to convert 1,880 SF of retail space into a religious 
facility, located within a “C-2” Commercial District, located at 
1945 East Mitchell Avenue. 

APPLICANT: Abdulah Skrgic and Jamaat Kewser 3001 University Avenue, 
Waterloo, Iowa 50701 

GENERAL 
DESCRIPTION: 

The applicant is requesting to convert 1,880 SF of retail space 
into religious facility.  

 

IMPACT ON 
NEIGHBORHOOD & 
SURROUNDING 
LAND USES: 

The request would not appear to have a negative impact on 
the surrounding area as the area is part of the Steel Smith 
shopping center with a U-Haul storage facility located to the 
west of the property.  
  

VEHICULAR & 
PEDESTRIAN 
TRAFFIC 
CONDITIONS: 

The proposed request would not appear to have a negative 
impact upon vehicular or pedestrian traffic in the area.  The 
property is on East Mitchell which is a Minor Arterial and La 
Porte Road which is classified as a Collector. It is also 
adjacent to an intersection of US Highway 218.  

       

RELATIONSHIP TO 
RECREATIONAL 
TRAIL PLAN AND 
COMPLETE STREETS 
POLICY: 

The nearest recreational trail is the US Highway 218 trail 
located 0.59 miles north. Currently there are no sidewalks in 
the area although the city is studying the long term future of 
La Porte Road. A sidewalk will be required along Mitchell 
Avenue.  

ZONING HISTORY 
FOR SITE AND 
IMMEDIATE VICINITY: 

The property in question is zoned “C-2” Commercial District 
and has been zoned as such since the adoption of the zoning 
ordinance in 1969. 
 
Surrounding land uses and their zoning are as follows: 
 

North – Commercial businesses zoned “C-2” Commercial 
District.   

South – Commercial businesses zoned “C-2” Commercial 
District.   

East – La Porte Road and US Highway 218 

West – Storage Facility zoned “C-2” Commercial District and 
Single Family Residences zoned “R-2” One and Two Family 
Residence District 
 

DEVELOPMENT 
HISTORY: 

The area consist of a commercial businesses to the north built 
between 1958 and 2011, a storage facility to the west built in 
1978, homes along Mitchell built in the late 1950’s, and 
commercial to the south built between 1958 and 2001.   
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5-01-18 – 1945 E Mitchell – Special Permit Page 2 of 3 

 

BUFFERS/ 
SCREENING 
REQUIRED: 

 
 
No buffers or screening will be required.  
 

DRAINAGE: A drainage plan will not need to be submitted for this proposal.  

FLOODPLAIN 
INFORMATION: 

No portion of the property is located within a special flood 
hazard area, as indicated by the Federal Insurance 
Administration's Flood Insurance Rate Map, Community 
Number 190025 and Panel Number 0302F, dated July 18, 
2011.  

  

PUBLIC/OPEN 
SPACES/SCHOOLS: 

Kittrell Elementary School is located 0.55 miles to the 
southwest, East High School is located 1.44 miles to the 
southwest, and Hoover Middle School is located 2.13 miles to 
the southwest. Riverview Recreation Area is located 0.77 
miles to the northwest.  

 

UTILITIES: WATER, 
SANITARY SEWER, 
STORM SEWER, ETC: 

There is an 8” Sanitary Sewer line located in the center of 
East Mitchell and on the east side of La Porte Road. There is 
a 15” Storm Sewer that starts on the north side of the complex 
and heads north. There is also 4” drain tiles on both sides of 
East Mitchell.   

 

RELATIONSHIP TO 
COMPREHENSIVE 
LAND USE PLAN: 

The Future Land Use Map designates this area as 
Commercial.  The special permit request would be 
conformance with the Future Land Use Map and 
Comprehensive Plan for this area.   

 

STAFF ANALYSIS – 
ZONING 
ORDINANCE: 

The applicant is requesting a special permit to convert 1,880 
of retail space into a religious facility located within a “C-2” 
Commercial District. Although this location is primarily a 
commercial area, a church can be located within any zoning 
district upon approval of the special permit.  

The zoning ordinance requires that religious facilities to have 
1 parking space for every 4 persons of maximum occupancy 
of the sanctuary, auditorium or main hall, as provided by the 
currently adopted Building Code. The shopping center 
currently has approximately 158 parking stalls. The applicant 
will need to submit a final occupancy number, so that parking 
requirements can be calculated.   

It does not appear that this request will have a negative 
impact on the community and the space has been empty for 
some time.  
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5-01-18 – 1945 E Mitchell – Special Permit Page 3 of 3 

 

      

STAFF ANALYSIS – 
SUBDIVISION 
ORDINANCE: 

The applicant is not proposing to subdivide the property, so no 
subdivision ordinance requirements apply.  

STAFF 
RECOMMENDATION: 

 

Therefore, staff would recommend approval of the request for 
a special permit to convert 1,880 SF of retail space into a 
religious facility for the following reason(s): 

1. The request is in an area zoned “C-2” Commercial 
District.  

2. It would not appear to have a negative impact on the 
surrounding neighborhood.  

3. It would not appear to have a negative impact on 
pedestrian or vehicular traffic in the area.  

With the following conditions:  

1. That a sidewalk be constructed along Mitchell Avenue.  
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Special Permit Request – 1945 East Mitchell Avenue 

 

 

  

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

 

 

 

 

 

 

 

 

Looking at the west side (rear) of the 

building at 1945 East Mitchell Avenue 

Looking at the south end of the building 

where the proposed religious facility 

would be located.            

Looking at the mini-storage development 

directly to the west of the building in 

question, located at 1923 East Mitchell 

Avenue. 

 

Looking south at the west of the building 

where the religious facility would be 

located.    
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Special Permit Request – 1945 East Mitchell Avenue 
 

 

The existing parking lot located to the east 

of the mall building along La Porte Road. 

 

Existing commercial development along 

the south side of East Mitchell Avenue, 

just across from the area in question. 
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Adj to 5050 Foulk Rd – Minor Plat   Page 1 of 3 

REQUEST: Request by the City of Waterloo for the minor plat of Parcels “B” 
and “C” of Triangle Terrace to plat two lots of 0.50 acres and 0.54 
acres for a total of 1.04 acres, located directly adjacent to 5050 
Foulk Road. 

APPLICANT: City of Waterloo, 715 Mulberry Street, Waterloo, IA 50703. 

GENERAL 
DESCRIPTION: 

The applicant is requesting to plat the properties in question to 
allow the lots to be developed for new low density residential. 

IMPACT ON 
NEIGHBORHOOD & 
SURROUNDING 
LAND USE: 

The request would not appear to have a negative impact upon the 
surrounding neighborhood and land use in the area as the area 
primarily comprises of residential development, with the exception 
of agricultural uses to the north of East Shaulis Road.    

VEHICULAR & 
PEDESTRIAN 
TRAFFIC 
CONDITIONS: 

The area and lots are served by Foulk Road from the north and 
south and East Shaulis Road from the east and west.  Both of 
these roadways are classified as Local Streets and the 
development of the two lots for new residential would not appear to 
have a negative impact upon vehicular or pedestrian traffic 
conditions in the area.             

RELATIONSHIP TO 
RECREATIONAL 
TRAIL PLAN AND 
COMPLETE STREETS 
POLICY: 

This area is not served by public sidewalk, however the Cedar 
Valley Nature Trail is located approximately 2,000’ to the east of 
this location just outside the city limits in unincorporated Black 
Hawk County.   There are plans to extend a recreational trail along 
East Shaulis Road that would connect with the Cedar Valley Nature 
Trail.  There appears to be potential to extend sidewalks in this 
area in the future, and that would appear to meet the Complete 
Streets Policy.    

ZONING HISTORY 
FOR SITE AND 
IMMEDIATE VICINITY: 

The area in question has been zoned “A-1 Agricultural District since 
the adoption of the Zoning Ordinance in February of 1969, and the 
two properties are currently going through the process of rezoning 
them to “R-2” One and Two Family Residence District.  
Surrounding land uses and their zoning are as follows: 

North – Agricultural uses, zoned “A-1” Agricultural District. 

South – Single-family residences, zoned “A-1” Agricultural District.  

East – Single-family residences, zoned “A-1” Agricultural District 

West – Lloyd Randall Park, zoned “A-1” Agricultural District and “R-
2” One and Two Family Residence District. 

The house located between the two lots in question at 5050 Foulk 
Road was zoned “R-2,C-Z” in November of 1992 to allow for the 
home to be partially used as a taxidermy shop.  Staff is unaware if 
that residence still has a taxidermy shop, and if an owner proposed 
to change that use to another use, they would have to go through a 
review process to amend the conditions placed on the property in 
1992.   

DEVELOPMENT The area is comprised of agricultural and residential uses with the 
houses being constructed in the 1960s and 1970s.  The proposed 

50



  May 1, 2018 

Adj to 5050 Foulk Rd – Minor Plat   Page 2 of 3 

HISTORY: use of the two lots for new homes would appear to be compatible 
with existing residential development in the area.   

BUFFERS/ 
SCREENING 
REQUIRED: 

 

No buffers would be required as a part of this rezoning request. 

DRAINAGE: The rezoning request would not appear to have a negative impact 
upon drainage in the area. 

FLOODPLAIN: The two lots in question are located within the Zone-AE 100 Year 
Floodplain, as indicated by the Federal Insurance Administration's 
Flood Insurance Rate Map, Community Number 190025 and Panel 
Number 0309F, dated July 18, 2011.  Any new homes would have 
to be built to meet all floodplain regulations.   

PUBLIC /OPEN 
SPACES/ SCHOOLS: 

Lloyd Randall Park, which is 15.91 acres, is located directly to the 
west of the two lots in question.  There are no schools within the 
nearby vicinity.  The schools that serve this area are Orange 
Elementary, Hoover Middle and West High.       

UTILITIES: WATER, 
SANITARY SEWER, 
STORM SEWER, ETC: 

There are 12” sanitary sewers located within both Foulk Road and 
East Shaulis Road, and there is a 30” storm sewer located in Foulk 
Road.  There is a 12” water main in Foulk Road and 16” water main 
in East Shaulis Road.       

RELATIONSHIP TO 
COMPREHENSIVE 
LAND USE PLAN: 

The Future Land Use Map designates this area as Low Density 
Residential, which equal approximately six housing units per acre, 
and the proposed request would be in conformance with the Future 
Land Use Map and Comprehensive Plan for this area. The area is 
located within the Primary Growth Area and it is located near 
existing sewer and water, a developed transportation network and 
it is adjacent to existing residential development.  The proposed 
request would appear to be in line with Land Use Goals 4, 7 and 
13.   

STAFF ANALYSIS – 
ZONING 
ORDINANCE: 

The applicant wants to minor plat two lots that are apart of Lloyd 
Randall Park for potential new home development.  Currently, the 
properties are being rezoned to “R-2” One and Two Family 
Residence before the City Council.   The minimum lot requirements 
for a single-family home in the “R-2” One and Two Family 
Residence District is lot size of 6,000 SF, lot width of 50’ and front, 
side and rear setbacks of 20’, 5’ and 20’.  It should be noted that 
the front yard setback for a home built on these two lots would 
need to meet the average setbacks of abutting homes.  The 
houses at 5050 and 5072 Foulk Road appear to have front yard 
setbacks of 53’ to 56’, however, the Zoning Ordinance states that 
the required front yard setback need not exceed 50’.  For a two 
family dwelling, the minimum lot requirements is a lot size of 8,000 
SF, lot width of 70’ and the setbacks are the same as what is 
required for a single-family home.  The two lots in question well 
exceed the minimum lot requirements for the “R-2” One and Two 
Family Residence District.   
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These two lots were deeded to the City of Waterloo in March of 
1974 as a part of Lloyd Randall Park, however, they were not split 
off from Lloyd Randall Park at that time.  The City of Waterloo hired 
a surveyor to complete a plat of survey to split the two lots from the 
overall park land and they were each assigned parcel letters by the 
Black Hawk County Auditor’s Office.        

STAFF ANALYSIS – 
SUBDIVISION 
ORDINANCE: 

The Parcel “B” is 131’x 182’ with a lot area of 23,842 SF (0.54 
acres) and Parcel “C” is 120’x 182’ with a lot area of 21,840 SF 
(0.50 acres).  There is a 15’ Recreation Trail Easement shown 
parallel to the north lot line along East Shaulis Road on Parcel “B”.  

The Subdivision Ordinance requires that Preliminary Plat 
submissions include such criteria such as boundaries of property, 
proposed streets, easements, and widths of right-of-way, contours, 
utility locations, as well as surrounding land uses, all of which are 
not provided on the Preliminary Plat, but given the minor nature of 
the split, the additional information would not appear to be needed, 
as the plat is in accordance with the intent of the Subdivision 
Ordinance.  

STAFF 
RECOMMENDATION: 

Therefore, staff recommends that the request for a minor plat of 
two properties of 0.50 and 0.54 acres, for a total of 1.04 acres, 
located to the north and south and abutting  5050 Foulk Road, be 
approved for the following reasons: 

1. The minor request would not appear to have a negative 
impact on the surrounding area, and the future residential 
uses would be consistent with residential development in the 
area. 

2. The request would not appear to have a negative impact 
upon pedestrian or traffic conditions within the surrounding 
area. 

3. The request is in conformance with the Future Land Use 
Map and Comprehensive Plan for this area, which 
designates this area as Low Density Residential. 

4. Platting the land to will create two buildable parcels for new 
home construction.    
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Pictures – Adjacent to 5050 Foulk Road  
 

 

Picture 1 Looking southwest from the northeast 
corner of the north lot 
 

Picture 2 Looking south from the north side of 

the north lot 

 

 

Picture 3: Looking north along Foulk Road from 

the south lot. 

 

Picture 4 Looking west from Foulk Road at the 

south lot 
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Vacate- Sidewalk  Page 1 of 3  

REQUEST: Request by the Central Properties Holdings LLC to vacate 

1143 square feet of sidewalk located east and southeast of 

205 Franklin Street, within the right of Walnut Street, 

northwesterly of East 2
nd

 Street.  

APPLICANT(S): Central Properties Holdings LLC  PO Box 4236 Waterloo, 

Iowa 50704  

GENERAL 

DESCRIPTION: 

The applicant is requesting to vacate a portion of sidewalk 

located in the Walnut Neighborhood to allow the creation of a 

loading area for a new grocery store.  

 

IMPACT ON 

NEIGHBORHOOD & 

SURROUNDING 

LAND USE: 

The request to vacate the sidewalk would not appear to have 

a negative impact on the neighborhood. The applicant is 

proposing crossings that maintain an alternative route for 

pedestrians.  

VEHICULAR & 

PEDESTRIAN 

TRAFFIC 

CONDITIONS: 

The request to vacate would not appear to have a negative 

impact on vehicular traffic in the area and the applicant is 

proposing an alternative route for pedestrians in the area.  

RELATIONSHIP TO 

RECREATIONAL 

TRAIL PLAN and 

COMPLETE STREETS 

POLICY.  

The US 63 trail will be located one block to the northwest 

once the US 63 project is completed in 2019. The Complete 

Streets Advisory Committee has reviewed the proposed 

sidewalk vacate and did not object to the vacate as it allows 

the proposed grocery store to move forward. In a manner that 

has safe loading areas.  

ZONING HISTORY 

FOR SITE AND 

IMMEDIATE VICINITY: 

The site is zoned “C-P” Planned Commercial District which 

was rezoned from “R-3” Multiple Residence District in 2012 

and 2017 

North – CVS Pharmacy zoned “C-P” Planned Commercial 

District and Residences zoned “R-3” Multiple Family 

Residence District.   

South – Proposed Grocery store zoned “C-P” Planned 

Commercial District, Residences zoned “R-3” Multiple Family 

District, and Commercial zoned “C-2” Commercial District.   

East – Residences and Multi-Family zoned “R-3” Multiple 

Family District. 

West – Commercial and vacant land zoned “C-2” Commercial 

District.  

BUFFERS 

REQUIRED/ NEEDED: 

The request would not require any buffering by ordinance 

standards. 

DRAINAGE: The proposed vacate would not appear to have a negative 

impact on drainage.  
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DEVELOPMENT 

HISTORY: 

Residences in the area were built between 1892 and 1922, 

multi-family built in 1922 and commercial built between 2003 

and 2012.  

FLOODPLAIN: This area is located in Zone X: Protected by Levee as 

indicated by the Flood Insurance Rate Map No. 1900025 

0189F 

PUBLIC /OPEN 

SPACES/ SCHOOLS: 

Dr. Walter Cunningham School of Excellence is located 0.86 

miles to the northwest, George Washington Carver Academy 

is located 1.24 miles to the north, and East High School 

located 0.38 miles to the east.  

UTILITIES: WATER, 

SANITARY SEWER, 

STORM SEWER, ETC. 

There are no known utilities located along Bluff Street.  

RELATIONSHIP TO 

COMPREHENSIVE 

LAND USE PLAN: 

The Future Land Use Map designates the area as Mixed 

Residential: Low, Medium, and High Density Residential; 

Neighborhood Commercial; and Professional Office, and this 

request would be in compliance with such designation.  

STAFF ANALYSIS – 

ZONING 

ORDINANCE: 

The City of Waterloo does have a complete streets policy and 

it typcially opposed to vacating any sidewalk in the city and 

has not done so in several years. However, in this situation a 

new grocery store is being constructed in the Walnut 

Neighborhood and area where the sidewalk currently exists 

will become a loading area for trucks to the grocery store. 

Keeping the sidewalk in the current location would encourage 

pedestrians traffic in a less safe setting.  

Central Holdings LLC who is constructing the grocery store 

has designed an alternative routing for pedestrians to replace 

the section of vacated sidewalk.  

The Complete Streets committee did express concerns about 

the sidewalk vacate at their April 10
th
, 2018 meeting and 

looked at some alternatives but none of which appeared to be 

workable. They also have concern about pedestrians walking 

from the Walnut Neighborhood to the CVS pharmacy 

however, sidewalks will be constructed in front of the grocery 

store to allow pedestrians a safe way from Walnut to the 

grocery store and CVS. Although concerned with the vacate 

of any sidewalk, the committee did not formally objected to the 

request.  

Staff will also note that the grocery is bringing a new 

economic activity to an area of the city that has suffered from 

disinvestment for many years. The city has development 

agreements with JSA and Habitat for Humanity to bring new 
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residential development to the area that will also work toward 

reviving the neighborhood creating even more need for the 

new grocery store.  

STAFF ANALYSIS – 

SUBDIVISION 

ORDINANCE: 

 

There would be no platting required in relation to the request. 

STAFF 

RECOMMENDATION: 

 

Therefore, staff recommends the request to vacate 1143 

square feet of sidewalk located east and southeast of 205 

Franklin Street, within the right-of-way of Walnut Street, 

northwesterly of East 2
nd

 Street be approved for the 

following reasons:  

 

1. The request to vacate would not appear to have a negative 

impact on the surrounding area. 

2. The request to vacate would not appear to have a negative 

impact on vehicular traffic 

3. The applicant will be creating an alternative route for 

pedestrians to replace the vacated sidewalk 

4. A loading area for trucks will be located where the sidewalk 

currently exists making it a difficult and less safe situation 

for pedestrians if the sidewalk is not vacated 
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East and Southeast of 205 Franklin
Street
Sidewalk Vacate Request
City of Waterloo75 0 7537.5

Feet

µ

205 Franklin Street
CVS

Sidewalk in QuestionSidewalk in Question

Future All-In Grocers Site
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City of Waterloo Planning & Zoning Department 
715 Mulberry Street, Waterloo, Iowa  50703 

(319) 291-4366

 Offer to Vacate and Purchase City Right-of-Way
 Request to Vacate Easement, Vacate Sidewalk, or Encroachment Agreement
 Sale of City-Owned Property

Applicant:________________________ Address:_____________________________ Phone No.: _______________ 

General Description of Property to Vacated (i.e.- alley between A St. & B St., South of C St.): 

1. A non-refundable filing fee(s) shall be made as follows (checks payable to City of Waterloo):
• Right-of-way vacation – One Hundred Seventy Five Dollar ($175.00) Filing Fee
• Easement or sidewalk vacation – Seventy Five Dollar ($75.00) Filing Fee
• Encroachment – One Hundred Dollar ($100.00) Filling Fee
• Sale of city-owned property not required to be vacated – No Fee
• Any request not meeting the Sale of Property Policy – One Hundred Dollar ($100.00) Fee

2. Offer Price*[Note: If the offer price meets the Sale of Property Policy (see attached) the request will not be
required to be reviewed by the Building & Grounds Committee.]
• Asking price (see attached Sale of Property Policy for how calculated): ____________________ 

• Deductions
• May decrease price by 50% for area located within an easement: ____________________ 
• May decrease price for the City tax that will be collected on

the land within 5 yrs (8 yrs inside of the CURA): ____________________ 
• Costs (surveying & misc., demolition, remove of curbs, etc): ____________________ 

Asking price – Deductions = Value of Property: ____________________ 

Offer Price for Entire Area: __________________ 

Note:  The above information is a summary of the Sale of Property Policy (see attached).  All requests to vacate and purchase 
City right-of-way must be accompanied by a signed “Intent to Vacate” form for each abutting property to the area to be vacated.  
Any request that fails to meet the Sale of Property Policy shall not be forwarded to the Building and Grounds Committee or City 
Council. Any such applicant shall need to request review to Building and Grounds through a City Council member. 

3. Publication and Recording Fees*:  At the time a buyer(s) has been selected, all publication costs and
recording fees must be paid by the applicant.  Applicant shall be responsible for collecting from other buyers.

4. Easement*:  The following easement shall be retained:
_______________________________________________________________________________

5. Other:  Please provide a site plan and/or aerial photo of the area to be vacated if the request involves
additional construction as the reason for the request.

_______________________________________   ________________________
Applicant        Date

*Not required for easement vacates sidewalk vacates or Encroachment Agreements

Legal description of area to be conveyed, vacated, or encroached: 

3.30.18
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Sidewalk Vacate Request – Near 205 Franklin Street 

 

 

  

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

 

 

 

 

 

 

 

 

Looking northwest along Walnut Street at 

a portion of the sidewalk that would be 

vacated. 

Looking southeast along Walnut Street at a 

portion of the sidewalk that would be 

vacated. 

 

Standing at the intersection of Walnut 

Street and Clay Street looking north at two 

portions that would be vacated. 

 

Looking north at the small portion of 

sidewalk that would be vacated along Clay 

Street. 
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       Sidewalk Vacate Request – Near 205 Franklin Street 
 

Looking east across Clay Street where a 

new pedestrian ramp would be located to 

cross to the east side of the street. 

 

Looking west from Clay Street at 205 

Franklin Street (CVS Pharmacy). 
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  April 19, 2018 

 

 

Vacate- Bluff Street 13
th

 to 14
th

 Street  Page 1 of 2  

REQUEST: Request by the City of Waterloo to vacate approximately 
7,500 square feet of Bluff Street right of way located between 
W 13

th
 Street and W 14

th
 Street.  

APPLICANT(S): City of Waterloo, 715 Mulberry Street, Waterloo, Iowa 50703  

GENERAL 
DESCRIPTION: 

The applicant is requesting to vacate a portion of Bluff Street 
located between W 13

th
 Street and W 14

th
 Street.  

IMPACT ON 
NEIGHBORHOOD & 
SURROUNDING 
LAND USE: 

The request to vacate the portion of Bluff Street would not 
appear to have a negative impact on the neighborhood as the 
area is mostly vacant with some residential homes, and the 
vacate area is not needed for public street purposes.  

VEHICULAR & 
PEDESTRIAN 
TRAFFIC 
CONDITIONS: 

The request to vacate would not appear to have a negative 
impact on vehicular traffic in the area due to the fact that is 
adjacent to the Iowa Northern Railroad, and there are no 
sidewalks along the vacate area.  

RELATIONSHIP TO 
RECREATIONAL 
TRAIL PLAN and 
COMPLETE 
STREETS POLICY.  

The US 218 trail is located across the Iowa Northern railroad 
tracks from the vacate area but is divided by a chain link 
fence.  

ZONING HISTORY 
FOR SITE AND 
IMMEDIATE VICINITY: 

The site has been zoned “M-1” Light Industrial District since 
the adoption of the Zoning Ordinance in 1969.  

North – Commercial and Residential zoned “M-1” Light 
Industrial District.  

South – Iowa Northern Railroad and US Highway 218. 

East – Commercial zoned “M-1” Light Industrial District. 

West –Residential zoned “M-1” Light Industrial District. 

BUFFERS 
REQUIRED/ NEEDED: 

The request would not require any buffering by ordinance 
standards. 

DRAINAGE: The proposed vacate would not appear to have a negative 
impact on drainage.  

DEVELOPMENT 
HISTORY: 

The commercial businesses in the area were developed 
between 1987 and 2003 and the residential homes were 
constructed between 1890 and 1940.  

FLOODPLAIN: This area is not located in a flood plain as indicated by the 
Flood Insurance Rate Map No. 1900025 0302F 

PUBLIC /OPEN 
SPACES/ SCHOOLS: 

Lowell Elementary School is located 0.16 miles to the west 
across US Highway 218. The area is also served by Bunger 
Middle School and West High.  

UTILITIES: WATER, 
SANITARY SEWER, 

There are no known utilities located within the vacate area. 
Bluff Street does however have a 12” sewer line south of the 
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  April 19, 2018 

 

 

Vacate- Bluff Street 13
th

 to 14
th

 Street  Page 2 of 2  

STORM SEWER, 
ETC. 

vacate area.  

RELATIONSHIP TO 
COMPREHENSIVE 
LAND USE PLAN: 

The Future Land Use Map designates the area as Industrial, 
and this request would be in compliance with such 
designation.  

STAFF ANALYSIS – 
ZONING 
ORDINANCE: 

The request to vacate Bluff Street would not appear to 
negatively affect the area or traffic conditions. The role of Bluff 
was greatly diminished with the construction of US Highway 
218 into an expressway in the 1990’s. All buildings on the 
west side of Bluff were demolished with few buildings 
remaining on the east side of the street. Several sections of 
the street have already been vacated in the area.  

The northern part of Bluff Street to 16
th

 was vacated in two 
sections by Ordinance 3977 on 10-11-1993 and Ordinance 
4151 on 02-05-1996. The portion of Bluff Street south of 17

th
 

to 18
th

 Street was vacated by Ordinance 4298 on 05-26-1998. 

The request for vacation of 12,880 SF of the northern side of 
Bluff Street adjacent to 326 West 17

th
 Street was unanimously 

recommended for approval by the Planning and Zoning 
Commission on  11/14/17, but the vacation request never 
went on to the City Council.  

STAFF ANALYSIS – 
SUBDIVISION 
ORDINANCE: 

 

There would be no platting required in relation to the request. 

STAFF 
RECOMMENDATION: 

 

Therefore, staff recommends the request to vacate 7,500 

SF of Bluff Street be approved for the following reasons:  

 
1. The request to vacate would not appear to have a negative 

impact on the surrounding area. 

2. The request to vacate would not appear to have a negative 
impact on vehicular or pedestrian traffic in the area.  
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Vacate Request – 1500 Block of Bluff Street 

 

 

  

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

 

 

 

 

 

 

 

 

Looking northwest along Bluff Street at the 

area in question. 

Looking southeast along Bluff Street at the 

area in question. 

 

Looking northeast at West 14
th

 Street at its 

intersection with Bluff Street. 

 

Looking northeast at West 13
th

 Street at its 

intersection with Bluff Street. 
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