
PLAN AND ZONING COMMISSION MEETING

CITY OF DAVENPORT, IOWA

TUESDAY, JULY 31, 2018; 5:00 PM

CITY COUNCIL CHAMBERS, 226 WEST 4TH STREET, DAVENPORT, IOWA 52801

COMBINED PUBLIC HEARING & REGULAR MEETING

I. Next Public Hearing

A. August 14, 2018

REGULAR MEETING AGENDA

I. Roll Call

II. Report of the City Council Authority

III. Secretary's Report

A. Consideration of the July 17, 2018 meeting minutes. 

IV. Report of the Comprehensive Plan Committee

V. Zoning Activity

A. Old Business

B. New Business

i. Case No. REZ18-10:  Request Jessica Tuttle on behalf of Thompson Thrift
Development Company, Inc., to rezone 24.27 acres, more or less, of property
located south of east 53rd Street and west of the Bettendorf City Border from
“R-2 PUD” Low Density Residential District Planned Unit Development and
“PDD” Planned Development District to “R-5M PUD” Medium Density Dwelling
District Planned Unit Development.  [Ward 6] 

ii. Case No. REZ18-11:  Request Kevin Koellner on behalf of Build to Suit to
rezone 13 acres, more or less, of property located south of East 53rd Street
immediately west of the Bettendorf City Border from “R-2PUD” Low Density
Residential District Planned Unit Development and “PDD” Planned
Development District” to all PDD with a new Land Use Plan.  Kevin Koellner,
Build to Suit, petitioner. [Ward 6]

iii. Case No. FDP18-02:  Request of Jessica Tuttle, Thompson Thrift Company,
Inc. for a final development on 24.27 acres of property, more or less, located
south of East 53rd Street and west of the Bettendorf City Limits.  Proposed
development is a 304 unit apartment complex with clubhouse and outdoor pool.
[Ward 6]

iv. Case No. FDP18-03: Request of William Torchia on behalf of WCT
Investments Davenport Series, LLC for a “PDD” Planned Development District



final development plan for an 8,964 square foot drive-through restaurant on 2.2
acres, more or less located on the south side of East 53rd Street approximately
385 feet east of Lorton Avenue.  [Ward 6]

VI. Subdivision Activity

A. Old Business

B. New Business

i. Case No. F18-10: Request of Riverstone Group Inc. for a final plat of Crow
Valley Plaza Twelfth Addition on 14.67 acres, more or less, being a replat of Lot
1 of Crow Valley Plaza Tenth Addition located along the north side of East 56th
Street and north of Lakeview Parkway containing two (2) lots. [Ward 6]

ii. Case No. P18-04: Request of Build To Suit, Inc. for a preliminary plat of
Watermark First Addition on 37.92 acres, more or less, property is located at
4607 E 53rd Street, parcel number N0910-01, containing four (4) lots. [Ward 6]

iii. Case No. F18-11: Request of Speer Development for a final plat of Speer
Commercial Park 1st Addition on 31.64 acres, more or less, located at the
southeast corner of East 53rd Street and Eastern Avenue. [Ward 6]

VII. Future Business

A. Case No. REZ18-12: Request of Chris Townsend on behalf of Jimmy Holt, to rezone
1.43 acres, more or less, of property located at 3730 West Locust Street from “C-1”
Neighborhood Commercial and “R-3” Moderate Density Dwelling District to “PDD”
Planned Development District. [Ward 1]  

B. Case No. REZ18-13: Request of Hawkeye Paving to rezone 30.7 acres, more or
less, of real property located at 8228 N. Fairmount Street (former Wacky Waters site)
from “A-1” Agricultural District to “M-1” Light Industrial District to facilitate
development of a new Contractor headquarters, shop and equipment storage.

C. Case No. ROW18-02: Request of the City of Davenport for the vacation
(abandonment) of public right-of-way along the 5000 block of Forest Grove Ct east to
the corporate limits, containing 1.47 acres, more or less. [Ward 6]

VIII. Communications

IX. Other Business

X. Adjourn



City of Davenport
Plan and Zoning Commission

Department:  Community Planning and Economic Development
Department
Contact Info:  Ryan Rusnak 563-888-2022
rrusnak@ci.davenport.ia.us

Date
 7/31/2018

Subject:
Consideration of the July 17, 2018 meeting minutes. 

Recommendation:
Approve the minutes.

ATTACHMENTS:
Type Description

Backup Material 7-17-2018 Plan and Zoning Commission meeting
minutes

 Staff Workflow Reviewers

REVIEWERS:
Department Reviewer Action Date
City Clerk Rusnak, Ryan Approved 7/27/2018 - 11:49 AM



CITY PLAN AND ZONING COMMISSION  
CITY OF DAVENPORT, IOWA 

 
MONDAY JULY 17, 2018  ●  5:00 PM 

 
COUNCIL CHAMBERS – DAVENPORT CITY HALL  

226 W 4TH STREET DAVENPORT, IA  
 

PUBLIC HEARING AND REGULAR MEETING MINUTES  
 
____________________________________ 

 
PUBLIC HEARING AGENDA  

 
The Public Hearing was called to order at 5:00 P.M. 

 
I. Roll Call of the Membership 

 
Present: Connell, Inghram, Johnson, Kelling, Maness, Medd, Quinn, Reinartz and 
Tallman 
Excused: Hepner, Lammers 
Absent: None 
Staff: Longlett and Rusnak 

 
II. OLD BUSINESS 
 
None. 
 
III. NEW BUSINESS 
 

1. Case No. REZ18-10:  Request Jessica Tuttle on behalf of Thompson Thrift 
Development Company, Inc., to rezone 24.5 acres, more or less, of property located 
south of east 53rd Street and west of the Bettendorf City Border from “R-2 PUD” 
Low Density Residential District Planned Unit Development and “PDD” Planned 
Development District to “R-5M PUD” Medium Density Dwelling District Planned Unit 
Development.  [Ward 6]   

 
Rusnak summarized the request. 

 
Jessica Tuttle provided Company background and provided further description of the 
request. 

 
Six residents spoke in opposition of the request. 

 
Commission members asked questions regarding stormwater and why the property 
has been vacant since the last rezoning. 

 
Eric Longlett answered questions pertaining to the City’s Stormwater Ordinance.  
Jessica Tuttle surmised that the previous cost of the land made development 
difficult. 

 
 



 
2. Case No. REZ18-11:  Request Kevin Koellner on behalf of Build to Suit to rezone 13 

acres, more or less, of property located south of East 53rd Street immediately west 
of the Bettendorf City Border from “R-2PUD” Low Density Residential District Planned 
Unit Development and “PDD” Planned Development District” to all PDD with a new 
Land Use Plan.  Kevin Koellner, Build to Suit, petitioner. [Ward 6] 

 
Rusnak summarized the request. 

 
Kevin Koellner provided futher description of the request. 

 
The Public Hearing ended at approximately 5:55 p.m. 

 
REGULAR MEETING AGENDA  

 
I. Roll Call of the Membership 

 
Present: Connell, Inghram, Johnson, Kelling, Maness, Medd, Quinn, Reinartz and 
Tallman 
Excused: Hepner, Lammers 
Absent: None 
Staff: Longlett and Rusnak 

 
II. Report of the City Council Activity  

 
Rusnak stated there was nothing to report. 
 

III. Secretary’s Report 
 
Consideration of the July 2, 2018 meeting minutes.  
 
A motion by Tallman, seconded by Connel to approve the July 2, 2018 meeting minutes.  
Vote to approve was unanimous by voice vote. 
 

IV. Report of the Comprehensive Plan Committee   
 
Rusnak discussed the upcoming open houses regarding the draft Zoning Ordinance and 
Map. 
 

V. Zoning Activity 
 

A. Old Business  
   

1. Case No. REZ18-09: Request of Jerod Engler on behalf of McCarthy 
Improvement Co. for the rezoning of 8.83 acres, more or less, located along the 
north side of East 56th Street east of Utica Ridge Road from “C-O” Office Shop 
District to “C-2” General Commercial District to facilitate commercial 
development. [Ward 6] 

 
Rusnak stated that the applicant amended the request to rezoning to “C-1” and 
only on proposed Lot 1 (see map below).  The applicant also provide a list of use 
restrictions. 

 



 

 
 
Findings: 

 
1. Rezoning only Lot 1 to C-1 allows the development to proceed and protects 

the neighborhood by maintaining C-O zoning adjacent to the residential 
properties. 

2. The proposed rezoning is consistent with the Comprehensive Plan in that it 
allows a limited node of neighborhood commercial north of an adjacent 
regional commercial center and provides a “step down” in land use intensity 
to the north and east. 

3. Rezoning Lot 1 to C-1 does not guarantee or imply future rezonings on land 
included in the original proposal.  Future rezoning petitions will be considered 
on their own merit. 

 
Staff recommends the Plan and Zoning Commission accept the findings and 
forward Case No. REZ18-09 to the City Council with a recommendation to rezone 
only proposed Lot 1 to “C-1” Neighborhood Shopping District subject to the 
following conditions: 

 
1.  The following uses are not allowed on proposed Lot 1: 

 
a.   Filling station 
b.   Messenger or telegraph service station 
c.   Public garage 
d.   Used car lot 
e.   Garage, storage, and parking lot 
f.   Laundry and dry cleaning 
g.   Theater 
h.   Drive-in theater 
i.   Motel/hotel 
j.   Undertaking establishment 
k.   Service station 
l.   Coin operated laundry  
m.   Open animal kennels or yards 



  
Some residents spoke in favor of the request.  Some spoke in opposition of 
request, but suggested if the Commission were to vote to recommend approval 
to add additional use restrictions. 
 
A motion by Tallman, seconded by Connel to accept the findings and forward 
Case No. REZ18-09 to the City Council with a recommendation to rezone only 
proposed Lot 1 to “C-1” Neighborhood Shopping District subject to the use 
prohibitions recommened by City staff. 
 
Vote for approval was 3-yes, 4-no and 1-abstention. 
 
Vote for approval failed.  Therefore, the Plan and Zoning Commission 
recommends denial of the request. 

 
B. New Business 

 
None. 

 
VI. Subdivision Activity 

 
A. Old Business 

 
None.  

 
B. New Business 

  
1.  Case No. F18-09: Request of O’Bros. LLC a final plat of Eastern Avenue Farms 

Fifth Addition located generally north of East 60th Street between Eastern 
Avenue and Jersey Ridge Road containing 47 residential lots on 18.39 acres, 
more or less. The property is zoned “R-2” Low Density Dwelling District. 

 
Rusnak summarized the request. 

 
Findings: 
 
1. The plat conforms to the comprehensive plan Davenport+2035; and 
2. The plat (with conditions recommended by City staff) would achieve consistency 

with subdivision requirements. 
 

Staff recommends the City Plan and Zoning Commission accept the listed findings 
and forward Case No. F18-09 to the City Council with a recommendation for 
approval subject to the following conditions: 

 
1. That the surveyor signs the plat; 
2. That the utility companies sign the plat when their easement needs have been 

met; 
3. That the plat is tied to two quarter corners both labeled with description or two 

previously established lot corners both labeled with description of each corner; 
and 

4. That a note be added to the plat stating that sidewalks shall be installed along 
street frontages when so ordered by the City; and 

5. All easements shall be a minimum 15 feet in width. 



 
 

A motion by Tallman, seconded by Connel to accept the findings and forward Case 
No. Case No. F18-09 to the City Council with a recommendation for approval subject 
to the conditions recommended by City Staff. 

 
Vote for approval was 8-yes, 0-no and 0-abstention. 

 
VII.  Other Business 

 
None.  

 
VII.  Future Business 

 
Preview of items for the July 31, 2018 public hearing and/or regular meeting (note-not all 
items to be heard may be listed): 

 
1.  Case No. F18-10 Request of Riverstone Group Inc. for a final plat of Crow Valley 

Plaza Twelfth Addition on 14.67 acres, more or less, being a replat of Lot 1 of Crow 
Valley Plaza Tenth Addition located along the north side of East 56th Street and 
north of Lakeview Parkway containing two (2) lots. [Ward 6] 

 
2. Case No. P18-04 Request of Build To Suit, Inc. for a preliminary plat of Watermark 

First Addition on 37.92 acres, more or less, property is located at 4607 E 53rd Street, 
parcel number N0910-01, containing four (4) lots. [Ward 6] 
 

3.  Case No. F18-11 Request of Speer Development for a final plat of Speer Commercial 
Park 1st Addition on 31.64 acres, more or less, located at the southeast corner of 
East 53rd Street and Eastern Avenue. [Ward 6] 

 
4. Case No. FDP18-02:  Request of Jessica Tuttle, Thompson Thrift Company, Inc. for a 

final development on 24.27 acres +/- located south of East 53rd Street and west of 
the Bettendorf City Limits.  Proposed development is a 294 unit apartment complex 
with clubhouse and outdoor pool. [Ward 6] 

 
5. Case No. FDP18-03: Request of William Torchia on behalf of WCT Investments 

Davenport Series, LLC for a “PDD” Planned Development District final development 
plan for an 8,964 square foot drive-through restaurant on 2.2 acres, more or less 
located on the south side of East 53rd Street approximately 385 feet east of Lorton 
Avenue.  [Ward 6] 
 

IV. Communications  (Time open for citizens wishing to address the 
Commission  on matters not on the established agenda) 

 
No one from the audience spoke. 

 
V. Adjourn 

 
The meeting adjourned at approximately 6:30 pm. 

 



City of Davenport
Plan and Zoning Commission

Department:  Community Planning and Economic Development
Department
Contact Info:  Matt Flynn 563.888.2286
matt.flynn@ci.davenport.ia.us

Date
 7/31/2018

Subject:
Case No. REZ18-10:  Request Jessica Tuttle on behalf of Thompson Thrift Development
Company, Inc., to rezone 24.27 acres, more or less, of property located south of east 53rd Street
and west of the Bettendorf City Border from “R-2 PUD” Low Density Residential District Planned
Unit Development and “PDD” Planned Development District to “R-5M PUD” Medium Density
Dwelling District Planned Unit Development.  [Ward 6] 

Recommendation:
Staff recommends the Plan and Zoning Commission accept the listed findings forward Case No.
REZ18-10 to the City Council with a recommendation for approval subject to the listed conditions.

Relationship to Goals:
Strengthen the Existing Built Environment.

Background:
Please see attached staff report for background information.
ATTACHMENTS:

Type Description
Backup Material Final Staff Report
Backup Material Concept Plan
Backup Material Traffic Impact Study
Backup Material 2011 Adopted PDD Land Use Plan

Backup Material 2011 Adopted PDD Rezoning Ordinance -
Commercial Portion

Backup Material 2011 Adopted PDD Rezoning Ordinance -
Residential Portion

Backup Material Written Protests

Backup Material Developer Presentation - 7-17-2018 Plan and
Zoning Commission Public Hearing

Backup Material Application

 Staff Workflow Reviewers

REVIEWERS:
Department Reviewer Action Date
City Clerk Rusnak, Ryan Approved 7/26/2018 - 12:58 PM



City of Davenport 
Community Planning & Economic Development Department 
FINAL STAFF REPORT 
 
 

 
PLAN AND ZONING COMMISSION 
 
Meeting Date:  July 31, 2018 

Request: Request to rezone 24.27 acres, more or less, of property located south of 
East 53rd Street immediately west of the Bettendorf City Border from “R-2 
PUD” Low Density Residential District Planned Unit Development and “PDD” 
Planned Development District to “R-5M PUD” Medium Density Dwelling 
District Planned Unit Development   

Case No.: REZ18-10 
Applicant: Jessica Tuttle, Thompson Thrift Development Company, Inc. 
Ward: Ward 6 
 
Contact: Matthew G. Flynn, AICP 
 Senior Planning Manager 
 matt.flynn@ci.davenport.ia.us 
 563-888-2286 
 
Recommendation:  
 
Staff recommends the Plan and Zoning Commission accept the listed findings and forward Case No. 
REZ18-10 to the City Council with a recommendation for approval subject to the listed conditions. 
 
Introduction: 
 
Case No. REZ18-10:  Request Jessica Tuttle on behalf of Thompson Thrift Development Company, 
Inc., to rezone 24.5 acres, more or less, of property located south of east 53rd Street and west of the 
Bettendorf City Border from “R-2 PUD” Low Density Residential District Planned Unit Development 
and “PDD” Planned Development District to “R-5M PUD” Medium Density Dwelling District Planned 
Unit Development.  [Ward 6] 
 

AREA CHARACTERISTICS: 
 

 
 

 



Background: 
 
Within Existing Urban Service Area: Yes 
 
Within Urban Service Area 2035: Yes 
 
Future Land Use Designation:  Residential General and Regional Commercial 
 
Residential General (RG) - Designates neighborhoods that are mostly residential but include, or are 
within one-half mile (walking distance) of scattered neighborhood-compatible commercial services, as 
well as other neighborhood uses like schools, churches, corner stores, etc. generally oriented along 
Urban Corridors (UC).  Neighborhoods are typically designated as a whole. Existing neighborhoods 
are anticipated to maintain their existing characteristics in terms of land use mix and density, with the 
exception along edges and transition areas, where higher intensity may be considered.   
 
Regional Commercial (RC)  - Designates the most intense commercial areas that have service 
boundaries that extend beyond the City limits of Davenport. Areas designated RC should be located at 
the intersections of major streets and have good access to interstate and other highways.  Typical 
uses include big box retail and large office complexes; although some residential, service and 
institutional uses may also be located within RC.  Most people will drive or take transit to areas 
designated RC.  However, good pedestrian systems should serve these areas and focus on 
connectivity from the street, through parking lots and between individual uses with connectivity to 
nearby neighborhoods being less important. 
 
Discussion: 
 
Proposed Concept Plan. 
 
“PUD” Planned Unit Development requires approval of the zoning and associated Concept Plan and 
subsequent (or corresponding) approval of a Final Development Plan.   
 
At a minimum, the Concept Plan for the project shall show the intended use of land, location and use 
of proposed structures, areas to be used for vehicular circulation, parking, and public uses such as 
schools, playgrounds, and parks.   
 
The request proposes 304 apartment units in 19 two story buildings.  Proposed residential density 
would be 12.53 units/acre.  The development would be served by two private streets through the 
proposed commercial development to access East 53rd Street.  No access is proposed from the three 
existing streets.   
 
The Zoning Ordinance measures building height as the vertical distance from the grade to the mean 
height level between eaves and ridge for gable, hip and gambrel roofs.  As such, building height is 
proposed to be slightly less than 27’ 2”.  Measurement from the grade to the top of the roof is 
proposed to be 34’ 6”.   
 
Proposed buildings would be set back at least 100 feet from the east, south and west property lines. 
 
The request proposes 567 parking spaces.  Parking would be over 100 feet from the east and west 
property lines and at least 37 feet from the south property lines.  Please note that the Zoning 
Ordinance requires 2 parking spaces per residential unit, so required parking is 608 parking spaces.  
The applicant would need to obtain a Special Exception from the Zoning Board of Adjustment to 
reduced required parking.  The new Zoning Ordinance, which is anticipated being adopted in Fall 
2018 would require 1.5 parking spaces per residential unit. 
 
 



 
Landscape buffering is shown surrounding the development.  A six foot high fence would surround 
the development and entrances would be gated, granting only restricted access to residents and their 
guests. 
 
In this case, the Final Development Plan is acting as the rezoning Concept Plan.  It is staff’s opinion 
that the Concept Plan achieves consistency with “PUD” Ordinance submittal requirements.  The 
Concept Plan would compel the applicant to develop the property in this manner. 
 
Rezoning history.  
 
The subject and adjacent property was rezoned in 2011 to PDD and R-2(PUD).  The residential 
component was envisioned as a single family residential subdivision that would not exceed the R-
2(PUD) maximum density of 5.23 units per acre.  The Concept Plan depicted 46 single-family 
residential home sites.  The three streets that terminate at the edges of this property were proposed 
to be continued and serve individual lots within the future development.  One roadway access to East 
53rd Street was depicted. 
 
The commercial portion of the subject property was controversial.  Please see discussion as part of 
REZ18-11. 
 
Proposed Traffic Impact from the Development.  
 
The applicant hired Missman, Inc., which completed a traffic study for the proposed residential and 
commercial portions of the subject property on May 2, 2018.  A summary of the results are as 
follows: 
 
The purpose of utilizing PM peak time measurements is because that is the time period, which the 
most cars will travel the roadway. 
 
A traffic signal is already required to be installed at the intersection of East 53rd Street and Lakeview 
Parkway.  The traffic study indicates that the development (residential and commercial) would 
warrant a signal at the intersection of East 53rd Street and Lakeview Parkway at 75% build out of the 
development.  Assignment of cost is being discussed.  The proposed development (residential and 
commercial) would warrant a right turn lane on East 53rd Street at Lakeview Parkway at 27% buildout 
of the development and a left turn lane on East 53rd Street at Lakeview Parkway at 35% build out.  
The traffic study indicated that right and left turn lanes would not be warranted at the eastern 
entrance. 
 
The City Traffic Engineer has reviewed the traffic study and agrees with the conclusion of the study, 
however, has requested that right and left turn lanes be installed on East 53rd Street at both 
entrances during initial construction of the development.  The signal would be installed when 
warranted. 
 
Proposed Storm Water from the Development. 
 
Storm water detention and water quality treatment would be required with the proposed 
development.  The Unified Sizing Criteria from the water quality volume up to the Extreme Flood 
Protection determines the volumes for stormwater detention. The release rate of the 100 year event 
shall not exceed the runoff rate from a pre-developed two-year frequency using the runoff coefficient 
of 0.15.  As developed, the 100 year storm event release rate would be the equivalent of a 2 year rain 
event running off a prairie meadow.  
 
 
 



 
 
 
Additionally, the water quality volume would provide 100% retention, infiltration or abstraction of the 
1.25”/24 hour rainfall. 
 
In order to achieve consistency with these requirements, the development would contain two storm 
water detention systems.  One system would outfall to the south and east and one system would 
outfall to the west and south.  Stormwater, which outfalls into the City of Bettendorf would need to 
be reviewed and approved by the Engineering Department. 
 
Public Input: 
 
Public meetings have been held on May 24, 2018 and June 21, 2018.  Approximately 65-70 people 
attended each meeting.  The June 21 meeting was intended to address issues that arose at the first 
meeting.  Those concerns included building elevations, access, proximity of buildings to the property 
lines, stormwater management and the demand for higher end apartments in this area. 
 
The City posted five signs were posted on June 26, 2018. 
 
The City mailed 78 notices to surrounding property owners notifying them of the July 17, 2018 Plan 
and Zoning Commission public hearing.  The Plan and Zoning Commission held a public hearing on 
July 17, 2018.  Similar concerns from the surrounding property owners were raised.  To date, staff 
has received 18 written protests. 
 
The protest rate is less than 20%. 
 
Recommendation:  
 
Consistency of the request with Davenport 2035. 
 
As mentioned, the Davenport 2035 Future Land Use Designation are Residential General and Regional 
Commercial.  Staff underlined language for emphasis, which will be discussed below the definitions. 
 
Residential General (RG) - Designates neighborhoods that are mostly residential but include, or are 
within one-half mile (walking distance) of scattered neighborhood-compatible commercial services, as 
well as other neighborhood uses like schools, churches, corner stores, etc. generally oriented along 
Urban Corridors (UC).  Neighborhoods are typically designated as a whole. Existing neighborhoods 
are anticipated to maintain their existing characteristics in terms of land use mix and density, with the 
exception along edges and transition areas, where higher intensity may be considered. 
 
Regional Commercial (RC) -  Designates the most intense commercial areas that have service 
boundaries that extend beyond the City limits of Davenport. Areas designated RC should be located at 
the intersections of major streets and have good access to interstate and other highways.  Typical 
uses include big box retail and large office complexes; although some residential, service and 
institutional uses may also be located within RC.  Most people will drive or take transit to areas 
designated RC.  However, good pedestrian systems should serve these areas and focus on 
connectivity from the street, through parking lots and between individual uses with connectivity to 
nearby neighborhoods being less important. 
 
 
 
 
 
 



 
 
 
It is staff’s opinion that the proposed development would be consistent with the RG Future Land Use 
Map designation because it would be its own neighborhood, which is designated as a whole.  The 
rational is that the proposed development would be served by two private streets through the 
proposed commercial development to East 53rd Street and that there would be no access from the 
three existing streets.  Furthermore, landscape buffering is shown surrounding the development.  A 
six foot high fence would surround the development and entrances would be gated, granting only 
restricted access to residents and their guests. 
 
It is staff’s opinion that the proposed development would be consistent with the RC Future Land Use 
map designation because it permits “although some residential, service and institutional uses may 
also be located within RC”.  This would be an enclosed, higher density residential development 
adjacent to a commercial development. 
 
Notably, prior to the Davenport 2035 Land Use Plan Update in 2016, the portion of the property 
designed Regional Commercial was designed Neighborhood Commercial on Davenport 2025.  The 
2016 Regional Commercial designation was reflection of the East 53rd Street corridor improvements, 
which facilitate commercial development and the adjacent commercial development to the east. 
 
If the rezoning is approved, staff may initiate an amendment to the Davenport 2035 Future Land Use 
Map to reflect the actual development of the property. 
 
Compatibility of the proposed development with the surrounding area. 
 
It is staff’s opinion that the scale of the development and additional setbacks allow the development 
to be compatible with the surrounding residential property to west, south and east.  As mentioned, 
the Zoning Ordinance measures building height as the vertical distance from the grade to the mean 
height level between eaves and ridge for gable, hip and gambrel roofs.  As such, building height is 
proposed to be slightly less than 27’ 2”.  Measurement from the grade to the top of the roof is 
proposed to be 34’ 6”.  The majority of the homes surrounding the development are two-stories in 
height. 
 
Additionally, buildings within the proposed development would be set back at least 100 feet from the 
east, south and west property lines. 
 
Proposed Traffic Impact from the Development.  
 
The City Traffic Engineer has reviewed the submitted traffic study and agrees with its findings, which 
concludes that East 53rd Street would maintain an acceptable level of service with signalization and 
left and right turns lanes at the intersection of East 53rd Street and Lakeview Parkway.  The City 
Traffic Engineer is requesting that right and left turn lanes be constructed at the eastern entrance 
even though the traffic study found they were not warranted. 
Findings: 
 
Proposed Storm Water from the Development. 
 
The release rate of the 100 year event shall not exceed the runoff rate from a pre-developed two-
year frequency using the runoff coefficient of 0.15.  As developed, the 100 year storm event release 
rate would be the equivalent of a 2 year rain event running off a prairie meadow.  To summarize, the 
stormwater release rate would be comparable to the release rate of the property as currently 
developed.  
 
 



 
 
Findings: 

1. The residential use of the property would comply with the Davenport 2035 Residential General 
Future Land Use Map designation because it would be its own neighborhood, which is 
designated as a whole.  Additionally, the residential use of the property would comply with the 
Davenport 2035 Regional Commercial Future Land Use Map designation it allows for limited 
uses. 

2. The design and scale of the proposed residential use of the property as depicted on the “PUD” 
Planned Unit Development Concept Plan would help mitigate potential any negative impacts to 
surrounding residential property owners; and 

3. The traffic impact study demonstrates that with right and left turn lanes at the entrances to 
the development and signalization at East 53rd Street and Lakeview Parkway additional traffic 
caused by the proposed development would not significantly impact East 53rd Street. 
 

Staff recommends the Plan and Zoning Commission accept the listed findings and forward Case No. 
REZ18-10 to the City Council with a recommendation for approval subject to the following conditions: 
 

1. That the property be substantially developed in accordance with the “PUD” Planned Unit 
Development Concept Plan; 

2. That right and left turn lanes be constructed on East 53rd Street at both entrances during the 
initial phase of construction; 

3. That a Special Exception be obtained from the Zoning Board of Adjustment to reduce the 
provided number of parking spaces below the minimum Zoning Ordinance required parking 
spaces; and 

4. In the event that the “R-5M” Medium Density Dwelling District Planned Unit Development is 
supplanted by new zoning ordinance classifications and regulations, the City shall rezone the 
property to a classification most consistent with the proposed development.  Undeveloped 
portions of the property shall adhere to the new zoning ordinance classification and 
regulations.  Existing portions of the property rendered non-conforming by the new zoning 
ordinance classifications and regulations shall be considered legally established non-
conformities. 
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LIGHT FIXTURE TYPE 'SB'

LIGHT FIXTURE TYPE 'SA'

Statistics

Description Symbol Avg Max Min Max/Min Avg/Min

Parking 0.4 fc 4.3 fc 0.0 fc N/A N/A
Property Line 0.0 fc 0.2 fc 0.0 fc N/A N/A

Schedule

Symbol Label Quantity Manufacturer Catalog Number Description Lamp Number 
Lamps Filename Lumens Per 

Lamp
Light Loss 

Factor Wattage

SA
21 WLS LIGHTING 

SYSTEMS
WLS-CLXM-5E-LED-SS-
NW

LED AREA LIGHT, TYPE V 
DISTRIBUTION, 4000K, MOUNTED 
ON 20 FT POLE

LED 1 WLS-CLXM-5E-
LED-SS-NW.IES

14996 0.95 182.2

SB
10 WLS LIGHTING 

SYSTEMS
WLS-WMEL-WT-LED-28-
350-NW-UE

LED WALL LIGHT, WIDE 
DISTRIBUTION, 4000K

LED 1 WLS-WMEL-WT-
LED-28-350-NW-
UE.ies

2791 0.95 34





15
SCALE: NTS

ELEVATIONS
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SCALE: NTS

MODEL VIEW 

BOARD & BATTEN SIDING80” GLAZED DOOR WITH 
TRANSOM

CULTURED STONE VENEERGREENSCREEN & RAISED
STONE PLANTER
http://greenscreen.com/

AWNING WITH METAL 
ROOF

LAP SIDING

30”x72” BLACK VINYL 
WINDOW @ 24” A.F.F.

30”x36” BLACK VINYL 
WINDOW @ 48” A.F.F.

SOLDIER COURSE 
STONE HEADER 12:12 SLOPE6:12 SLOPE3:12 SLOPE
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MODEL VIEW 
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MODEL VIEW 
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SCALE: NTS

MODEL VIEW 

MECHANICAL UNITS
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MODEL VIEW 



21
SCALE: NTS

MODEL VIEW 



22
SCALE: NTS

MODEL VIEW 



 
 

1 of 6 
 

O:\Missman\Rockford\Projects\2016\LAND\C16L042A_BTS_FosterDevelopmentTrafficStudy\Calcs\Traffic Study 2018-04-02\Traffic 
Study-Sophie 05-02-2018.doc  

Sophie Foster Traffic Study 
E 53rd St and Lakeview Pkwy 
Traffic Data Development 
May 2, 2018 
 
 

I. Introduction 
 
A private developer is considering development of a multi-tenant complex in Davenport, 
IA on a mostly agricultural parcel. The parcel, as shown in Figure A, is situated on East 
53rd Street between Amesbury Drive and the east city limit (Dove Court).  The posted 
speed on E. 53rd St. is 45mph.  For the purpose of this study the assumption is the 
multi-tenant development will consist of a car wash & detail center, retail, sit-down and 
drive-thru restaurants, drive-in bank, 3 single tenant 1-story office buildings and 
completion of the multi-family apartment subdivision to the south.  Refer to Exhibit A for 
a depiction of the proposed multi-tenant development. 
 
The result of this study finds that a right turn lane for eastbound 53rd to southbound 
Lakeview Parkway (West Entrance) is warranted at 27% build out of the development.  
In addition, a left turn deceleration lane for westbound E. 53rd St. to southbound 
Lakeview Parkway (West Entrance) is warranted at 35% build out of the development.  
Finally, a warrant check for traffic signals according the Federal Highway Administration 
Manual on Uniform Traffic Control Devices (MUTCD) finds that the West Entrance 
improvements meet the warrant for traffic signals for both Warrant 1, Eight-Hour Volume 
and Warrant 3 Peak Hour Volume.  These warrants would be met at roughly 76% build-
out. 
 
Furthermore, similar calculations find that no left-turn or right-turn are required at the 
proposed East Entrance, nor are signals warranted.   
 
 

II. Traffic Forecasts 
 
Projected traffic for the site was estimated using rates from the Institute of 
Transportation Engineers (ITE) Trip Generation Manual, 10th Edition, 2017, traffic 
counts taken in October of 2016 and ADT data from the Iowa Department of 
Transportation (IADOT) website. 
 
Exhibit B 
30th maximum hour (Peak Hr) is traditionally identified as a weekday in May or October.  
No seasonal adjustment to the counts was therefore required.  A comparison of the 
IADOT counts and Bi-State counts found that both the 2010 and the 2014 ADT 
coincided on 53rd Street between Utica Ridge and 18th Street.  Counts were taken for 
the turning movements on Amesbury Drive and Lakeview Parkway in order to complete 
a Traffic Map of all the existing movements along E. 53rd St. through the study area.  
Refer to Exhibit B for the Traffic Map. 
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Exhibit C 
Exhibit B traffic was then projected forward to the expected construction year of the 
development of 2018.  To determine the percent increase per year, a comparison of 
2005 to 2010 IADOT counts and 2010 to 2014 IADOT counts was considered.  The 
percent increase ranged from 1.5% to 3.6% from 2005 to 2010 and 1.5% to 6.0% from 
2010 to 2014.  For this study a 3% increase per year was used.  Exhibit C shows the 
resulting traffic project forward to 2018.  
 
Exhibit D 
After all existing traffic has been projected forward to 2018, we considered the new 
vehicle trips that will be generated by the proposed mixed-use development. 
 
Figure B shows the total vehicle trips that will be generated using data from the 
publication Institute of Transportation Engineers (ITE) Trip Generation Manual, 10th 
Edition, 2017.  This data is included in the Appendix. 
 
According to the ITE Manual, this falls within the parameters of a mixed-use 
development.  Therefore, deductions were considered for internal capture of trips.  
Figure C demonstrates this mixed-use Internal capture. 
 
Figure D then demonstrates the assumptions made for distribution of the new traffic to 
and from the development from all connecting streets.  Based on the 2014 ADT (See 
Appendix), 55% of the existing traffic is west of the development and 45% east.  We 
further assumed 2% of the 55% western volume is from/to Lakeview Parkway and 1% 
of the 45% eastern volume is from/to the private drive directly north of the proposed 
east entrance to the development. 
 
Figure E applies the assumptions to the trips shown in Figure D to the volumes from 
Figure C. 
 
Exhibit D then shows the trip ends from Figure E. 
  
Exhibit E is then the resulting traffic projections along the corridor of E. 53rd St. in 2018 
after all considerations, combining Exhibits B & C). 
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III. Conclusion 

 
West Entrance 
With a posted speed of 45mph and four lanes of traffic, E. 53rd St. will be considered a 
four-lane expressway with a design speed of 50mph.  In accordance with the Iowa DOT 
Office of Design, Design Manual, a right turn lane may be warranted if the right turn 
traffic flow is greater than 30vph measured over a minimum of 15 minutes and approach 
volume is greater than 400 vehicles per hour.  The right turn movement forecasted 
volume at Lakeview Pkwy is 108 a.m. and 103 p.m. as shown on Exhibit E.  The 
approach volume is 978 a.m. and 1,125 p.m.  Therefore, the right turn is warranted at 
full build out of the development. 
 
Furthermore, the right turn lane will would be warranted at 27% build out of the 
development, (30vph / 108vph = 27%). 
 
Similarly, a left turn deceleration lane may be warranted if left turning traffic flow rate is 
greater than 30 vehicles per hour measured over a minimum of 15 minutes and 
approach volume is greater than 400 vehicles per hour.  The left turn movement 
forecasted volume at Lakeview Pkwy is 82 a.m. and 86 p.m. as shown on Exhibit E.  
The approach volume is 1,317 a.m. and 1,787 p.m.  Therefore, the left turn deceleration 
lane is warranted at full build out of the development. 
 
Furthermore, the left turn deceleration lane will would be warranted at 35% build out of 
the development, (30vph / 86vph = 35%). 
 
East Entrance 
 
Right-turn and left-turn deceleration lanes are not required since the turning volume in 
both cases will be lower than 30vph at full build-out (25 rights and 22 lefts). 
 
 
 

 
 



FIGURE A
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Iowa Department of Transportation
Turning Movement Traffic Count Summary

Annualized Daily Traffic For All Vehicles

Station Number:

82147332099

Count Date:

Thursday, July 24, 2014

County:

Scott

Location Description:

E 53rd St & Utica RIdge Road

Volume Factor: 1.980

Raw Data-All Vehicles:

Pass Class Factor: 2.001

SU Class Factor: 1.908

Combo Class Factor: 1.716

17:00
16:00
15:00
12:00
11:00
08:00
07:00

R
W Leg

TLR
S Leg

TLR
E Leg

TLR
N Leg

TL
56 126 232 83 720 39 258 74 36 172 543 382
54 147 195 109 624 52 242 84 63 189 537 391

117 180 235 113 667 85 324 205 90 239 612 348
142 226 282 127 780 101 341 207 134 259 709 389
131 208 238 99 718 90 301 183 100 273 658 348
137 231 258 119 821 93 352 188 116 246 891 469
167 259 260 125 680 103 347 237 127 290 887 489
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Iowa Department of Transportation
Turning Movement Traffic Count Summary

Vehicle Type: Passenger Vehicles

Station Number:

82147332099

Count Date:

Thursday, July 24, 2014

County:

Scott

Location Description:

E 53rd St & Utica RIdge Road

Volume Factor: N/A

Raw Data-Passenger Vehicles:

Pass Class Factor: N/A

SU Class Factor: N/A

Combo Class Factor: N/A

17:00
16:00
15:00
12:00
11:00
08:00
07:00

R
W Leg

TLR
S Leg

TLR
E Leg

TLR
N Leg

TL
55 121 228 83 707 39 256 73 35 159 526 375
49 144 186 105 603 49 231 84 63 171 502 383

113 177 220 111 653 82 318 200 88 222 588 338
137 223 272 126 751 96 334 205 131 249 694 385
129 204 234 99 702 88 296 182 99 265 647 344
137 226 246 119 810 91 349 187 113 237 880 465
164 255 254 125 670 101 344 236 126 287 881 483
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Iowa Department of Transportation
Turning Movement Traffic Count Summary

Vehicle Type: Single-Unit Trucks

Station Number:

82147332099

Count Date:

Thursday, July 24, 2014

County:

Scott

Location Description:

E 53rd St & Utica RIdge Road

Volume Factor: N/A

Raw Data-Single-Unit Trucks:

Pass Class Factor: N/A

SU Class Factor: N/A

Combo Class Factor: N/A

17:00
16:00
15:00
12:00
11:00
08:00
07:00

R
W Leg

TLR
S Leg

TLR
E Leg

TLR
N Leg

TL
0 4 1 0 12 0 2 0 1 11 16 3
3 3 9 1 19 1 9 0 0 16 31 5
4 3 13 2 12 3 5 4 2 14 20 6
2 3 10 1 25 4 5 2 3 10 14 3
2 4 3 0 13 2 4 1 1 8 10 4
0 5 9 0 11 2 3 1 2 6 9 2
2 4 6 0 8 2 2 1 1 3 5 5
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Iowa Department of Transportation
Turning Movement Traffic Count Summary

Vehicle Type: Combination Trucks

Station Number:

82147332099

Count Date:

Thursday, July 24, 2014

County:

Scott

Location Description:

E 53rd St & Utica RIdge Road

Volume Factor: N/A

Raw Data-Combination Trucks:

Pass Class Factor: N/A

SU Class Factor: N/A

Combo Class Factor: N/A

17:00
16:00
15:00
12:00
11:00
08:00
07:00

R
W Leg

TLR
S Leg

TLR
E Leg

TLR
N Leg

TL
1 1 3 0 1 0 0 1 0 2 1 4
2 0 0 3 2 2 2 0 0 2 4 3
0 0 2 0 2 0 1 1 0 3 4 4
3 0 0 0 4 1 2 0 0 0 1 1
0 0 1 0 3 0 1 0 0 0 1 0
0 0 3 0 0 0 0 0 1 3 2 2
1 0 0 0 2 0 1 0 0 0 1 1
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Rusnak, Ryan

From: Jo Go <jgosn22@gmail.com>
Sent: Tuesday, July 17, 2018 8:11 AM
To: Planning Division – CPED
Subject: REZ18-10

I Josh Gosnell who own property located at 5035 Hamilton Drive adjacent and due west of the proposed 
rezoning parcel Hereby protest the proposed: REZ18-10. 
 
Josh Gosnell 
7/17/2018 
 
5035 Hamilton Drive  
Davenport, IA 52807 
563-320-7365 
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Rusnak, Ryan

From: clholmes49@aol.com
Sent: Monday, July 16, 2018 1:31 PM
To: Planning Division – CPED
Subject: rezoning protest
Attachments: img012.jpg

Follow Up Flag: Follow up
Flag Status: Flagged

Attached is our signed form to protest the proposed Rezoning Case No. REZ18-10. 
 
In addition, there are a few points we would like to express. 
 
1.  A creek runs between the west side of the proposed rezone and along the east side of homes along Hamilton 
Drive.  Usually this creek, known as Stafford Creek, is dry or just a trickle.  However, in a heavy downpour, that docile 
creek turns into at least 40 feet wide of raging water.  Building nearly 300 apartments in the rezone area will create more 
runoff and could potentially flood homes in the area. 
 
2.  Apartments in that area will negatively effect property values. 
 
3.  From the map sent to us, it is not clear as to how traffic will access the proposed apartment complex.  Running them 
through the current residential streets will cause safety and congestion concerns. 
 
4.  That number of apartments will generate a large amount of trash, etc. which will necessitate industrial 
dumpsters.  Those dumpsters will cause considerable noise and odor. 
 
5.  Building nearly 300 apartments bordered by all residential homes is not the best use of the land.  Single family homes 
and/or stand alone villas/condos would certainly fit better with the neighborhoods. 
 
Thank you in advance for considering these points before making a decision. 
Carol & A. John Holmes 





City of Davenport

Community Planning and Economic Development Department
City Hall - 226 West Fourth Street - Davenport, Iowa 52801

Telephone: 563-326-7765
www, citvofd a v e n portiow a. com

NOTICE

PUBLIC HEARING

TUESDAY, JULY 17, 2Ot8,5:00 PM
CITY OF DAVENPORT PLAN AND ZONING COMMISSION

ctTY HALI, 225 WEST 4rH STREET, DAVENPORT, |OWA 52801

Please be aware of possible zoning changes that may impact your property or neighborhood.

Case No. REZ18-10: Request by Jessica Tuttle, Thompson Thrift Development Company, to rezone 24.27
acres, more or less, of property located south of East 53rd Street and west of the Bettendorf City Border
from R-2(PUDI (Low Density Residential District Planned Unit Development) and PDD (Planned
Development District) to R-SM(PUD) (Medium Density Dwelling District Planned Unit Development)

[Ward 5](See map of the affected property on reverse side of this notice].

lf successful, this rezoning could result in the construction of an approximately 294 unit apartment
development.

A public hearing will be held on the matter by the Plan and Zoning Commission at the location, date and
time listed above. At the public hearing, the Commission will hear comments for and against the
proposal, and field questions. As a property owner within 200 feet of the proposed rezoning, you have
the opportunity to formally protest the action. To do so, please fill out and return the form below. You
may also send an email to the Community Planning Division Staff, and your protest will be registered.

lf you have any questions regarding the proposal, please contact the Community Planning Division.

Case No. REZ18-10

EMAI L: plannins@ci.davenport.ia.us Phone: (563) 326-7755

Please fill out and return this form if you elect the protest the proposed Rezoning Case No. REZ18-L0

l/we Scrft. e Loet Huartes who own property located at (be specific as possible)

taq 8o

Hereby

Signed

Date :

e propose REZL8-10

C.t lo. aotaU{
Please return this form to the email address above or mail/drop off at CPED, 226 West 4th Street, Davenport, lA 52801
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Rusnak, Ryan

From: David Sheets <wx4sheets@q.com>
Sent: Wednesday, July 25, 2018 11:28 AM
To: Planning Division – CPED
Cc: Clewell, Rich
Subject: Comments and Concerns on REZ18-10

Sirs, 
 
I originally sent this to Mr Flynn, but received an auto response stating that he would be on vacation through the 
30th.  
 
Thus, I am passing this along to your department. Please ensure it is recorded and distributed to the appropriate 
people. 
 
Thanks, 
 
David Sheets 
---------------------------------------------------------------------------------------------------------------------------------------
-------------------------------------------------------------------------- 
Mr Flynn, 
  
I was unable to attend the Planning and Zoning Meeting on July 17th regarding rezoning request REZ18-10 and 
wanted to pass along my comments and concerns regarding this proposed rezoning. My wife and I have already 
submitted our formal protest vote.  
  
My address is 5105 Hamilton Court, which is on the west end of the field on the corner of 51st and Hamilton 
Court, where my family and I have lived for 17 years. I attended the previous neighborhood meetings and was 
heavily involved in the rezoning that took place back in 2010. 
  
Here are my concerns: 
  
1) A compromise was already made in the 2010 rezoning that was a mutual agreement between the neighbors, 
landowner and city. Many of the same issues addressed then are now being readdressed. What has changed 
many have asked? Here are some of the changes that further negate this proposed   
  
-Traffic has dramatically increased and will continue to increase as Bettendorf continues to develop and add 
both single family and multiple family housing to the east. This is the only major route to I-74 from this side of 
town and the new Veterans Memorial Parkway does not connect with I-74. Many of the residents to the east 
utilize I-74 for their daily commute. As your more recent studies should show, traffic is already beyond capacity 
and additional travel lanes on 53rd will be needed in this area. There is grid lock from here westward during the 
peak morning and afternoon/evening hours. Additional stoplights exiting the proposed development would 
extend this gridlock past Amesbury, our primary entry point to this neighborhood, impacting public safety and 
property values. 
  
-Schools: The neighborhood schools already have waiting lists due to the changing demographic in this area 
and new students now have to be bused or driven to distant schools. Watermark’s presentation stated that the 
number of students per 100 units in apartments is lower than 100 units of single family developments, which 
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makes sense. However, this lot would not contain anywhere close to 100 residential units if developed as 
originally planned. Thus, this rezoning and development would add more students into the system.  
  
2) Property Values/Development as Neighbors: 
  
-The statistics referencing increased property values (of single family next to mutli-family units) in the 
developer’s presentation were based on national studies carried out 20 years ago and not relevant to this region 
or neighborhood.  I am concerned property values will drop due to this development. 
  
-Track Record:  Of the roughly 30 Watermark developments around the country, referenced in their supplied 
material, none of them were similar to this proposed development. Only a few were bordered by existing 
neighborhoods and of those, all were sited only along one edge of the development. Most were developed in 
commercial areas or bordered by large, sparse suburban lots.  This proposed development would have 3 sides of 
established neighborhoods. With no similar development, there is no way to predict the impact this 
development would have on existing neighborhoods or property values.   
  
3) Siting Issues 
  
-          Site Terrain: This lot is sloped, quite heavily up against existing neighborhoods, especially to the west. 
The development plan would require moving massive amounts of earth, and lead to excessively steeped terrain 
behind existing properties. The proposed drainage area on the west, and especially northwest edge of the lot is 
on an existing 15 foot plus ridge built into neighboring backyards. Creating drainage ponds at this site would 
require abrupt, unsafe, drop-offs behind existing lots.  
  
-          Aspect: Because of the site’s unique slopes, units on this site would tower over neighbors to the west, even 
with the proposed 140 ft setback. The nearly 35 foot tall units, set atop a hill east of my home would tower over 
my back yard.  The only respectable way to develop this portion of the site would be to have single story units 
as a buffer zone. Because of the terrain and building heights, it would not be possible to screen the proposed 
development using fencing or vegetation.  
  
-          Storm Drainage: These issues were discussed extensively in the previous rezoning meetings.  I understand 
this site is required to hold something like a 100 year rainfall and discharge at a 2 year rate.  Having measured 
rain at this site for 17 years, I have seen many 2 to 3 inch rainfalls in less than 3 hours on several occasions and 
witnessed the runoff from the existing permeable farm field. On several instances, I have witnessed the storm 
drains become overwhelmed, resulting in overland runoff along the flood easement zone along my east property 
line.  I would ask that the engineers consider updated point precipitation frequency estimates, as referenced in 
NOAA Atlas 14, to ensure that the drainage plan is compatible.   
  
Sincerely, 
  
David Sheets 
 













From: Barry Winkler
To: Planning Division – CPED
Subject: Case No. REZ18-10
Date: Sunday, July 08, 2018 1:05:29 PM

To the Community Planning Division:

I am formally submitting my protest to the proposed rezoning of the property located
south of 53rd St. and west of the Bettendorf city border. My property is adjacent to
this property and would have a negative impact on the value and enjoyment of my
home.

Thanks,

Barry Winkler

4978 Dove Ct
Bettendorf IA 52722

mailto:barryw91@hotmail.com
mailto:Planning@ci.davenport.ia.us
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WATERMARK RESIDENTIAL: COMPANY OVERVIEW

Thompson Thrift Development: 

Watermark’s Parent Company

Watermark’s parent company, Thompson Thrift 

Development, was established in 1986 by John 

Thompson and Paul Thrift as a locally-focused real 

estate development company. Since then, we have 

grown into an integrated, full-service development 

company with national scope.

Watermark Residential

Established in 2008, Watermark Residential, our 

multifamily development division, focuses on the 

construction and operation of Class “A” apartment 

developments in affluent suburban locations in 

the Midwest, Southwest and Southeast, and has 

since earned recognition as one of the nation’s top 

multifamily builders.

In creating Watermark, John Thompson and Paul 

Thrift brought together the resources necessary to 

build a premier multifamily development company. 

Their unique combination of expertise and 

experience in the areas of multifamily development, 

construction and management has provided the 

company with a foundation for success. As a result, 

Watermark’s multifamily communities epitomize the 

company’s commitment to quality and value and 

exhibit meticulous attention to detail. Innovative and 

aesthetically pleasing designs complement their 

respective community’s surroundings and care is 

taken to ensure that amenity packages and individual 

apartment homes are superior.

From the beginning, Thompson Thrift has sought 

projects that will have a positive and transformative 

impact on the communities in which they are 

located. Our main focus is quality. This commitment 

to quality is grounded in a solid foundation of basic 

values and fundamentals, and is made possible by 

providing a full array of in-house development and 

construction services and dedicated staff.

John Thompson and Paul Thrift

COMPANY PROFILE 1



Carrie Thrift LaFay

Vice President of 

Corporate Development

Carrie has over 10 years of 

experience at Thompson Thrift, 

with involvement across all 

our companies and product 

types. She is responsible for 

developing, implementing and 

managing our equity funding 

strategy and investor relations 

program.

Steve Shaver

Vice President of Construction

Steve’s group represents 

the interests of the project 

ownership throughout the 

construction process. His 

team is made of seasoned 

construction professionals 

who interact with the general 

contractor, government 

inspectors and utility service 

providers to deliver projects 

within the schedule and 

financial goals, without 

sacrificing quality.

THE WATERMARK TEAM

Watermark team members bring 

to the company an impressive and 

wide-ranging record of success 

in the multifamily industry. Their 

considerable experience is 

reflected in the various roles they 

fill with Watermark. These include:

 Brokerage

 Development

 Finance

 Construction

 Site Selection

 Leasing

 Property Management

 Legal

 Accounting

Josh Purvis

Managing Partner

Josh has spent his entire 

career in the apartment 

development industry, with 

over 40 projects built to date. 

He oversees the daily activities 

of Watermark Residential, with 

emphasis on cost controls and 

lease up.

Brian Southworth

Vice President of Acquisitions

Brian leads a team of 

underwriters and analyists 

who identify sub-markets 

across the country meeting 

Watermark’s selection criteria, 

using an extensive network 

of brokers to identify sites. 

Once Brian gains site control, 

his team tracks occupancy 

and financial performance of 

nearby apartment communities 

throughout the life of the 

project. One of Brian’s principal 

responsibilities is to maintain 

the project proforma.

COMPANY PROFILE 2



THE WATERMARK TEAM

Aimee O’Connor

Vice President of 

Property Management

Aimee oversees the lease up 

and tenant retention efforts 

for Watermark. A veteran of 

the industry, Aimee makes it 

a point to visit every property 

on a bi-weekly schedule. 

Aimee manages two regional 

property managers (Watermark 

staff) who interact daily with 

on-site leasing staff. Most of 

Watermark’s properties are 

managed by national property 

management groups.

Greg Buckhout

Vice President of 

Capital Services

Greg is a former commercial 

banker and is responsible for 

the procurement and debt 

financing of all Thompson 

Thrift Development projects. 

His principal focus is to 

maintain relations with our 

current lenders and grow 

banking partnerships.

Brian Fritts

General Counsel

Brian’s legal practice has 

focused on the real estate 

development and construction 

industries for over 15 years, 

with experience both as 

outside and in-house counsel 

to multiple national developers.  

Brian oversees all legal aspects 

of a project’s development, 

from due diligence through 

disposition. He oversees the 

Law Department and focuses 

on ensuring that legal risks 

are adequately identified and 

mitigated.

Cindy Gordon

Chief Financial Officer

Cindy has over 30 years in the 

accounting field. With more 

than 18 years at Thompson 

Thrift Development, Cindy 

oversees all financial aspects 

of project development and 

disposition, responsible for all 

accounting, financial reporting 

and treasury management. 

Cindy oversees our accounting 

and finance staff.

COMPANY PROFILE 3



WATERMARK RESIDENTIAL BUSINESS MODEL

Watermark Residential

Watermark Residential, our multifamily development 

division, focuses on the construction and operation of 

Class “A” apartment developments in affluent suburban 

locations in the Midwest, West and Southeast.

Established in 2008, Watermark emerged as a national 

leader in the development and construction of upscale 

multifamily communities. Since its founding, the company 

has steadily expanded its presence to include projects 

across the country. In the process, Watermark earned 

recognition as one of the nation’s top multifamily builders.

In creating Watermark, John Thompson and Paul Thrift 

brought together the resources necessary to build a 

premier multifamily development company. Their unique 

combination of expertise and experience in the areas of 

multifamily development, construction and management 

has provided the company with a foundation for success. 

As a result, Watermark’s multifamily communities epitomize 

the company’s commitment to quality and value and exhibit 

meticulous attention to detail. Innovative and aesthetically 

pleasing designs complement their respective community’s 

surroundings and care is taken to ensure that amenity 

packages and individual apartment homes are superior.

The Watermark Business Model

Watermark is committed to developing high-end apartment 

communities in strong submarkets that demonstrate a high 

barrier to entry and a proximity to new retail, upscale single 

family homes and employment centers – while being visible 

and accessible from major thoroughfares. This disciplined 

business model reduces risk and maximizes returns.

After a suitable location is found, a full due diligence 

package is created. The current and future multifamily 

supplies are determined. Every project is exhaustively phone 

and physically shopped. City officials are queried about 

building permits that have been submitted or are anticipated. 

The development team, including in-house counsel and the 

capital group, analyzes the project for potential development 

and construction risks before proceeding further.

Watermark desires to create multifamily communities that 

exemplify its commitment to quality and style. To this end, 

each market is studied and project attributes are chosen 

that harmonize with the surrounding environment. Care is 

taken to ensure that Watermark’s amenity package and units 

are on par with or superior to others in the market. Overall 

rental rates are determined on the basis of current market 

conditions. Rents are not trended in the first-year analysis. 

Ultimately, if the project does not meet established return 

parameters based on current economic conditions, it will not 

move forward.

COMPANY PROFILE 4



Watermark Residential was 

ranked 15th on MFE magazine’s 

2014 Top 25 Developers list.

The Market Site Selection Process

Watermark follows a methodical and thorough market selection process in order to achieve its 

goal of creating desirable, high-end multifamily housing that produces superior risk-adjusted 

returns.

The first step in the process is to identify sites in growth markets or markets with a need for 

additional multifamily housing. Each year this exercise begins with an assessment of more than 

100 markets throughout the United States. The resultant rankings are based on 15 criteria, 

which include Macro MSA supply-and-demand analysis and various quality-of-life indices.

Ultimately, these rankings provide a strong foundation for identifying the best-possible markets 

and deciding which of them to pursue. By not setting geographical barriers for its expansion, 

Watermark can choose from among the most stable growth markets in the country. While it is 

conducting this facet of the evaluation process, the Watermark team continues to consult its 

database of more than 1,000 investment real estate and land brokers nationwide to help identify 

other strong markets.

Once the team identifies a suitable macro market, efforts begin to locate the area’s submarket 

that best meets Watermark’s standards.

The site criteria for Watermark projects include:

Easily accessible and visible from major roads and highways. Exposure to major traffic 

counts increases walk-through traffic in a project and helps maximize lease-up.

Near places of employment. Convenience to his or her workplace is a major factor in a 

resident’s decision to lease at a given location.

Near new retail growth. Beyond adding convenience for residents, this factor represents an 

easily recognizable indicator of growth in a submarket. Watermark confirms the submarket’s 

growth through its own analysis.

Near high-end housing. Residents want to live in an area that is considered exclusive based on 

the presence of well-kept, high-end homes in low-crime areas.

High barriers to entry. Watermark seeks to develop sites in markets with high administrative 

and geographic barriers to entry that limit the amount of new competition.

Watermark at Sienna Plantation • Missouri City, TexasCOMPANY PROFILE 5



WATERMARK PROJECT LOCATIONS

COMPANY PROFILE

Fishers, IN

Indianapolis, IN

Lexington, KY

Hendersonville, TN

Katy, TX

Harmony, TX

League City, TX

Oklahoma City, OK

Germantown, TN

Aurora, CO

Parker, CO

Montgomery, AL

Huntsville, AL

Terre Haute, IN

West Des Moines, IA

Kansas City, MO

Tomball, TX

Zionsville, IN

Mishawaka, IN

Cypress, TX

Missouri City, TX

Corpus Christi, TX

Louisville, KY

Denver, CO

Colorado Springs, CO

Longmont, CO

Chesterfield, MO

Fayetteville, AR
Rogers, AR

Gilbert, AZ

Multifamily projects completed or in development

Watermark office location

InI

Watermark Residential has earned national recognition as one of the 

nation’s top multifamily builders, placing 15th on MFE magazine’s Top 

25 Developers list. We focus on the construction and operation of Class 

“A” multifamily developments in affluent suburban locations in the 

Midwest, Southeast and Southwest. Since closing on our first land site 

in 2010, we have developed, or are in the process of developing, more 

than 35 projects totaling over 8,000 units. Watermark’s corporate 

office is in Indianapolis, IN.
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The Villas at Sienna Plantation • Missouri City, Texas

BIG HOUSE® DESIGN FEATURES

Over the last decade, multifamily housing has been trending toward apartments 

that have the amenities, privacy, space and convenience of single-family homes but 

without the mortgage and the maintenance. At the forefront of this movement is the 

“Big House®” concept created by Dallas-based Humphreys and Partners Architects. 

 Each home has its own private front door, avoiding common corridors

 Most homes have direct access to their own attached garage with detached 

garages available

 Enclosed private stairs for all upper units

 Walk-out balcony or porch in each unit

 Aesthetic appearance and design

 Premium interior finishes

 Great community atmosphere

 Updated design features all rear-entry garages, which minimizes “seas of 

parking” visible from roadways

BIG HOUSE® DESIGN 7



Preliminary Floor Plans

FIRST FLOOR
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Preliminary Floor Plans

SECOND FLOOR
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Preliminary Renderings
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BIG HOUSE® DESIGN The Villas by Watermark • Zionsville, Indiana11



BIG HOUSE® DESIGN Watermark on Hurstbourne • Louisville, Kentucky12



BIG HOUSE® DESIGN The Ranch at Sienna Plantation • Missouri City, Texas13



Watermark on Katy Ranch • Katy, TexasBIG HOUSE® DESIGN 14



BIG HOUSE® DESIGN Watermark at Walnut Creek • Rogers, Arkansas15



BIG HOUSE® DESIGN

EXAMPLE OF WATERMARK’S 

UNIQUE SITE PLANS

Every Watermark community 

begins with a study by Watermark’s 

architectural and engineering staff 

to create a liveable community 

which respects the environment 

around it. Here is an example of the 

unique site plans which distinguish 

Watermark projects.

Example Big House® Site Plan
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 Spacious, open floor plans

 Stylish interiors

 Multiple lobbies and short corridors

 Elevators in some buildings

 Walk-out balconies or porches

 Attractive courtyards and common areas

E-URBAN® DESIGN

E-URBAN® DESIGN FEATURES

Award-winning Humphreys & Partners Architects 

revolutionized the mid-rise multifamily development 

through the creation of the nationally acclaimed 

“e-Urban®” design. With multiple lobbies in 

each building, short corridors and in some cases, 

elevators, residents enjoy style and convenience 

with a focus on luxury.

17



E-URBAN® DESIGN Watermark on Cumberland • Fishers, Indiana18



Interior Features

Our apartment homes include class “A” premium interior 

finishes, creating a lifestyle experience focused on 

luxury. Spacious, open floor plans and superior amenities 

demonstrate Watermark’s dedication to quality.

 Gourmet bar-kitchens with 3cm-thick granite or 

quartz countertops, tile backsplashes

 Stainless steel appliances: smooth glass cooktop 

stoves and side-by-side refrigerators 

 Granite or quartz countertops and framed mirrors 

in bathrooms

 Nine-foot ceilings with designer light fixtures

 Walk-in closets and garden tubs

 Full-size washers and dryers included in each unit

 Private balconies and patios

INTERIOR FEATURES
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INTERIOR FEATURES Watermark at Steele Crossing • Fayetteville, Arkansas20



INTERIOR FEATURES The Villas at Sienna Plantation • Missouri City, Texas21



INTERIOR FEATURES The Ranch at Sienna Plantation • Missouri City, Texas22



INTERIOR FEATURES Watermark on Walnut Creek • Rogers, Arkansas23



INTERIOR FEATURES The Ranch at Sienna Plantation • Missouri City, Texas24



COMMUNITY FEATURES

Community amenities:

Watermark’s commitment to providing the 

highest amenities in the market go as far as 

concierge trash removal, state-of-the-art fitness 

centers and WiFi surrounding the clubhouse. 

Various combinations of the following features 

are enjoyed at our properties:

 Professionally-decorated clubhouses 

with TVs, kitchens, conference rooms, 

technology centers, coffee bars, gaming 

dens, movie lounges and screened-in 

porches

 WiFi hot spots throughout clubhouse and 

pool area

 24-hour fitness centers with state-of-the-art 

cardiovascular, free weight, circuit and core 

training, Fitness On DemandTM virtual training 

kiosks, spinning rooms and kids’ play areas

 Resort-style swimming pools with cabanas, 

poolside hammocks, entertainment areas 

with gas grills, sand volleyball courts, fire pits

 Courtyards with water features

 Pet-friendly with Bark Parks and Doggie Spas

 Bike repair shops and bike parking plazas

 Community gardens

 Fitness trails, boulder climbers, sport courts, 

sandpits and playgrounds

 Gated access

 24-hour emergency maintenance

 Valet trash and recycling service

The Villas at Sienna Plantation • Missouri City, TexasCOMMUNITY FEATURES 25



COMMUNITY FEATURES Watermark at Sienna Plantation • Missouri City, Texas26



Watermark at Spring Cypress • Tomball, TexasCOMMUNITY FEATURES 27



Watermark at Katy Ranch • Katy, Texas • Photo earned Kodak Gallery of Excellence, Judges Choice and Grand Imaging Awards

COMMUNITY FEATURES 28



The Villas by Watermark • Zionsville, IndianaCOMMUNITY FEATURES 29
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Watermark at Walnut Creek • Rogers, ArkansasCOMMUNITY FEATURES 31
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COMMUNITY FEATURES The Villas at Sienna Plantation • Missouri City, Texas33



Watermark at Walker Commons • League City, TexasCOMMUNITY FEATURES 34



Watermark on Walnut Creek • Rogers, ArkansasCOMMUNITY FEATURES 35



COMMUNITY FEATURES Watermark at Barker Cypress • Cypress, Texas36



COMMUNITY FEATURES The Villas by Watermark • Zionsville, Indiana37



NEIGHBORHOOD PRESENTATION

1. How will a multifamily development benefit the City?

2. School capacity

3. Traffic

4. Property values

5. Rental rates and the need for apartments

6. Are we good neighbors?

Addressing Neighborhood Concerns
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NEIGHBORHOOD PRESENTATION

Multifamily development
• Attracts new employers and helps existing employers in their recruiting efforts

- John Deere, Genesis Healthcare and Rock Island have responded favorably to our project

• Aids in creating a younger demographic

- Watermark residents will remain Citizens in Davenport and strengthen the community’s economic 

stability

- New multifamily will make Davenport more attractive than nearby communities with fewer housing 

choices

- New multifamily increases the pool of potential buyers for existing owners when they decide to sell

• Generates more tax revenue for schools and other public services than single family 
homes

- Watermark uses less public services

Private trash service

On-site full time maintenance staff

On-site security and property management

1. How will a multifamily development benefit the City?
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NEIGHBORHOOD PRESENTATION

MYTH:

FACT:

Higher-density development 

overburdens public schools and other 

public services and requires more 

infrastructure support systems.

The nature of who lives in higher-

density housing – fewer families 

with children – puts less demand on 

schools and other public services 

than low-density housing. Moreover, 

the compact nature of higher-density 

development requires less extensive 

infrastructure to support it.

FACT: the Bettendorf Community 

Schools Superintendent, Michael 

Raso, has reviewed our project and 

confirmed there are no capacity 

issues at any grade level.

2. School capacity
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NEIGHBORHOOD PRESENTATION

3. Traffic
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NEIGHBORHOOD PRESENTATION

MYTH:

FACT:

Higher-density development 

lower property values in 

surrounding areas.

No discernible difference 

exists in the appreciation rate 

of properties located near 

higher-density development 

and those that are not. Some 

research even shows that 

higher-density development 

can increase property values.

4. Property values
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NEIGHBORHOOD PRESENTATION

Not only is there compelling evidence that increased density does not hurt 

property values of nearby neighbors: researchers at Virginia Tech University 

have concluded that over the long run, well-placed market-rate apartments 

with attractive design and landscaping actually increases the overall value of 

detached houses nearby. They cite three possible reasons.

• First, the new apartments could themselves be an indicator that an area’s 

economy is vibrant and growing.

• Second, multifamily housing may increase the pool of potential future homebuyers, 
creating more possible buyers for existing owners when they decide to sell their 
houses.

• Third, new multifamily housing, particularly as part of mixed-use development, 

often makes an area more attractive than nearby communities that have fewer 

housing and retail choices.

4. Property values

43



NEIGHBORHOOD PRESENTATION

Rent Comparables

Property
One Bedroom

Price per Square Foot
Two Bedrooms

Price per Square Foot
Three Bedrooms

Price per Square Foot

The Springs at Bettendorf $1.45 to $1.50 $1.07 to $1.38 $1.18 to $1.44

The Bridges Lofts $1.54 to $1.78 $1.33 to $1.52  N/A 

Watermark $1.42 to $1.73 $1.19 to $1.43 $1.07 to $1.36

5. Rental rates
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NEIGHBORHOOD PRESENTATION

6. Are we good neighbors?

Yard Setbacks

Drainage
• Dry ponds are proposed to eliminate safety concerns

Fencing
• Upgrading to a 6-foot opaque vinyl fence to screen the property

Landscaping
• Increased yard setbacks are proposed to give room for berms and 

landscaping that will screen the property

Yard Setbacks

Required Provided

Side: 5 feet 100+ feet (100+ feet to the buildings)

Rear: 30 feet 40 feet (104 feet to the buildings)
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Excellence.

Leadership.
Service.
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City of Davenport
Plan and Zoning Commission

Department:  Community Planning and Economic Development
Department
Contact Info:  Matt Flynn 563.888.2286
matt.flynn@ci.davenport.ia.us

Date
 7/31/2018

Subject:
Case No. REZ18-11:  Request Kevin Koellner on behalf of Build to Suit to rezone 13 acres, more
or less, of property located south of East 53rd Street immediately west of the Bettendorf City
Border from “R-2PUD” Low Density Residential District Planned Unit Development and “PDD”
Planned Development District” to all PDD with a new Land Use Plan.  Kevin Koellner, Build to
Suit, petitioner. [Ward 6]

Recommendation:
Staff recommends the Plan and Zoning Commission accept the listed findings forward Case No.
REZ18-11 to the City Council with a recommendation for approval subject to the listed conditions.

Relationship to Goals:
Strengthen the Existing Built Environment.
 
For information related to the traffic study, please refer to background information in Case No.
REZ18-10.

Background:
Please see attached staff report for background information
ATTACHMENTS:

Type Description
Backup Material Final Staff Report
Backup Material PDD Land Use Plan
Backup Material 2011 Adopted PDD Land Use Plan

Backup Material 2011 Adopted PDD Rezoning Ordinance -
Commercial Portion

Backup Material 2011 Adopted PDD Rezoning Ordinance -
Residential Portion

Backup Material Written Protests
Backup Material Application

 Staff Workflow Reviewers

REVIEWERS:
Department Reviewer Action Date
City Clerk Rusnak, Ryan Approved 7/26/2018 - 1:30 PM



City of Davenport 
Community Planning & Economic Development Department 
FINAL STAFF REPORT 
 
 

 
PLAN AND ZONING COMMISSION 
 
Meeting Date:  July 31, 2018 

Request: Request to rezone 13 acres, more or less, of property located south of East 
53rd Street immediately west of the Bettendorf City Border from R-2(PUD) 
(Low Density Residential District Planned Unit Development) and PDD 
(Planned Development District) to all PDD with a new Land Use Plan   

Case No.: REZ18-11 
Applicant: Kevin Koellner, Build to Suit 
Ward: Ward 6 
 
Contact: Matthew G. Flynn, AICP 
 Senior Planning Manager 
 matt.flynn@ci.davenport.ia.us 
 563-888-2286 
 
Recommendation:  
 
Staff recommends the Plan and Zoning Commission accept the listed findings and forward Case No. 
REZ18-11 to the City Council with a recommendation for approval subject to the listed conditions. 
 
Introduction: 
 
Case No. REZ18-11:  Request Kevin Koellner on behalf of Build to Suit to rezone 13 acres, more or 
less, of property located south of East 53rd Street immediately west of the Bettendorf City Border 
from “R-2PUD” Low Density Residential District Planned Unit Development and “PDD” Planned 
Development District” to all PDD with a new Land Use Plan.  Kevin Koellner, Build to Suit, petitioner. 
[Ward 6] 
 

AREA CHARACTERISTICS: 
 

 
 
 

 

 



 
 
 
Background: 
 
Within Existing Urban Service Area: Yes 
 
Within Urban Service Area 2035: Yes 
 
Future Land Use Designation:  Residential General and Regional Commercial 
 
Residential General (RG) - Designates neighborhoods that are mostly residential but include, or are 
within one-half mile (walking distance) of scattered neighborhood-compatible commercial services, as 
well as other neighborhood uses like schools, churches, corner stores, etc. generally oriented along 
Urban Corridors (UC).  Neighborhoods are typically designated as a whole. Existing neighborhoods 
are anticipated to maintain their existing characteristics in terms of land use mix and density, with the 
exception along edges and transition areas, where higher intensity may be considered.   
 
Regional Commercial (RC) -  Designates the most intense commercial areas that have service 
boundaries that extend beyond the City limits of Davenport. Areas designated RC should be located at 
the intersections of major streets and have good access to interstate and other highways.  Typical 
uses include big box retail and large office complexes; although some residential, service and 
institutional uses may also be located within RC.  Most people will drive or take transit to areas 
designated RC.  However, good pedestrian systems should serve these areas and focus on 
connectivity from the street, through parking lots and between individual uses with connectivity to 
nearby neighborhoods being less important. 
 
Discussion: 
 
Proposed Land Use Plan. 
 
“PDD” Planned Development District requires approval of the zoning and associated Land Use Plan 
and subsequent approval of a Final Development Plan.   
 
The Land Use Plan shows 10 building sites.  The development would have two driveway accesses to 
East 53rd Street.  The private streets would extend into the residential development to the south.  The 
Land Use Plan depicts a 35 foot landscape buffer along the west side of the development. 
 

 
 



 
 
 
 
 
The Land Use Plan identifies a list of allowable uses, building/impervious surface area and maximum 
height for of each building site. 

 

 
 
The “PDD” Planned Development District requires a Land Use Plan to including the following (Section 
17.32.050 of the Davenport City Code): 
 
A.  A drawing or set of drawings and other materials that include, but may not be limited to, the 

following: 
1.  The existing land use and zoning surrounding the proposed development and the distance 

from the subject property line to the nearest structures on all abutting properties within two 
hundred feet of the perimeter of the site. 

 
Staff commentary: Surrounding land use and zoning surrounding the proposed development 
has not been provided.  City staff waived the requirement because zoning and land use 
information is readily available. 

 
2.  The location of existing services, including: water, sanitary and storm sewer, electric, gas, 

streets, the capacity of those services and the service requirements of the development. 
 

Staff commentary: The proposed PDD Land Use Plan depicts the location of existing services.  
City staff waived the requirement that the capacity of those services and the service 
requirements of the development be provided as this will be reviewed during administrative 
site plan review. 

 



 
3.   The site constraints including: 

a.  Slopes in excess of ten percent; 
 
Staff commentary: A contour map has been provided. 
 
b.  Drainage ways that carry water from abutting properties, drainage ways that drain areas 

on the site in excess of one acre and any area designated as a flood plain or floodway as 
defined in Chapter 15.44 

 
Staff commentary: The proposed PDD Land Use Plan depicts the location of drainage ways 
that will carry stormwater from the development. 
 
c.   Soils that are unsuitable or require special treatment to support urban development as 

determined by the Soil Conservation Service Soil Survey. If unsuitable conditions are 
indicated field testing may be required. 

 
Staff commentary: A soils maps has not been provided.  City staff waived the requirement 
that unsuitable soils been identified as this will be reviewed during administrative site plan 
review. 
 

4.  The total area in square feet of uses proposed for the site and the percentage of the site that 
is to be used for parking and building (impervious surface). 

 
Staff commentary: The proposed PDD Land Use Plan contains total area in square feet of uses 
proposed for the site and the percentage of the site that is to be used for parking and 
building. 

 
5.  A two foot interval topographic map of the site on a scale base of one inch equals fifty feet or 

other scale as approved by the development official. 
 

Staff commentary: The proposed PDD Land Use Plan contains a contour map. 
 
6.  A traffic study which analyzes the aggregate trip generation to and from the site and the 

ability of the existing street system to accommodate the anticipated generation. Specific 
improvements should be proposed if the development causes the projected level of service to 
be less than level "C," as defined by the most recent version of the Highway Capacity Manual 
by the Transportation Research Board of The National Safety Research Council. 

 
Staff commentary: The applicant hired Missman, Inc., which completed a traffic study for the 
proposed residential and commercial portions of the subject property on May 2, 2018.  A 
summary of the results are as follows: 
 
The purpose of utilizing PM peak time measurements is because that is the time period, which 
the most cars will travel the roadway. 
 
A traffic signal is already required to be installed at the intersection of East 53rd Street and 
Lakeview Parkway.  The traffic study indicates that the development (residential and 
commercial) would warrant a signal at the intersection of East 53rd Street and Lakeview 
Parkway at 75% build out of th development.  Assignment of cost is being discussed.  The 
proposed development (residential and commercial) would warrant a right turn lane on East 
53rd Street at Lakeview Parkway at 27% buildout of the development and a left turn lane on 
East 53rd Street at Lakeview Parkway at 35% build out.  The traffic study indicated that right 
and left turn lanes would not be warranted at the eastern entrance. 
 



The City Traffic Engineer has reviewed the traffic study and agrees with the conclusion of the 
study, however, has requested that right and left turn lanes be installed on East 53rd Street at 
both entrances during initial construction of the development.  The signal would be installed 
when warranted. 

 
The city council delegates authority to the city staff's development official to waive, at his or her 
discretion, any of the required submissions stated in Section 17.32.052A, 1 through Section 
17.32.052A, 6 if the scale of the project, topography of the site or other reasons make them 
unnecessary. The city plan and zoning commission will be notified of any requirements that have 
been waived. 
 
Rezoning history.  
 
The subject and adjacent property was rezoned in 2011 to PDD and R-2(PUD).  The residential 
component was envisioned as a single family residential subdivision that would not exceed the R-
2(PUD) maximum density of 5.23 units per acre.  The three streets that terminate at the edges of this 
property were proposed to be continued and serve individual lots within the future development.  One 
roadway access to East 53rd Street was depicted. 
 
The commercial portion of the subject property was controversial.  Ultimately, the PDD Land Use Plan 
for the commercial development was approved for one and two story office development. 
 

 
 
 
 
 



 
Proposed Traffic Impact from the Development.  
 
The applicant hired Missman, Inc., which completed a traffic study for the proposed residential and 
commercial portions of the subject property on May 2, 2018.  A summary of the results are as 
follows: 
 
The purpose of utilizing PM peak time measurements is because that is the time period, which the 
most cars will travel the roadway. 
 
A traffic signal is already required to be installed at the intersection of East 53rd Street and Lakeview 
Parkway.  The traffic study indicates that the development (residential and commercial) would 
warrant a signal at the intersection of East 53rd Street and Lakeview Parkway at 75% build out of th 
development.  Assignment of cost is being discussed.  The proposed development (residential and 
commercial) would warrant a right turn lane on East 53rd Street at Lakeview Parkway at 27% buildout 
of the development and a left turn lane on East 53rd Street at Lakeview Parkway at 35% build out.  
The traffic study indicated that right and left turn lanes would not be warranted at the eastern 
entrance. 
 
The City Traffic Engineer has reviewed the traffic study and agrees with the conclusion of the study, 
however, has requested that right and left turn lanes be installed on East 53rd Street at both 
entrances during initial construction of the development.  The signal would be installed when 
warranted. 
 
Proposed Storm Water from the Development. 
 
Storm water detention and water quality treatment would be required with the proposed 
development.  The Unified Sizing Criteria from the water quality volume up to the Extreme Flood 
Protection determines the volumes for stormwater detention. The release rate of the 100 year event 
shall not exceed the runoff rate from a pre-developed two-year frequency using the runoff coefficient 
of 0.15.  As developed, the 100 year storm event release rate would be the equivalent of a 2 year rain 
event running off a prairie meadow.  
 
Additionally, the water quality volume would provide 100% retention, infiltration or abstraction of the 
1.25”/24 hour rainfall. 
 
In order to achieve consistency with these requirements, the development would contain two storm 
water detention systems.  One system would outfall to the south and east and one system would 
outfall to the west and south.  Stormwater, which outfalls into the City of Bettendorf would need to 
be reviewed and approved by the Engineering Department. 
 
Public Input: 
 
Public meetings have been held on May 24, 2018 and June 21, 2018.  Approximately 65-70 people 
attended each meeting.  Those concerns included building elevations, access, proximity of buildings 
to the property lines and stormwater management. 
 
The City posted five signs were posted on June 26, 2018. 
 
The City mailed 25 notices to surrounding property owners notifying them of the July 17, 2018 Plan 
and Zoning Commission public hearing.  The Plan and Zoning Commission held a public hearing on 
July 17, 2018.  To date, staff has received 4 written protests. 
 
The protest rate is less than 20%. 
 



 
Recommendation:  
 
Consistency of the request with Davenport 2035. 
 
As mentioned, the Davenport 2035 Future Land Use Designation are Residential General and Regional 
Commercial.  Staff underlined language for emphasis, which will be discussed below the definitions. 
 
Residential General (RG) - Designates neighborhoods that are mostly residential but include, or are 
within one-half mile (walking distance) of scattered neighborhood-compatible commercial services, as 
well as other neighborhood uses like schools, churches, corner stores, etc. generally oriented along 
Urban Corridors (UC).  Neighborhoods are typically designated as a whole. Existing neighborhoods 
are anticipated to maintain their existing characteristics in terms of land use mix and density, with the 
exception along edges and transition areas, where higher intensity may be considered. 
 
Regional Commercial (RC)  - Designates the most intense commercial areas that have service 
boundaries that extend beyond the City limits of Davenport. Areas designated RC should be located at 
the intersections of major streets and have good access to interstate and other highways.  Typical 
uses include big box retail and large office complexes; although some residential, service and 
institutional uses may also be located within RC.  Most people will drive or take transit to areas 
designated RC.  However, good pedestrian systems should serve these areas and focus on 
connectivity from the street, through parking lots and between individual uses with connectivity to 
nearby neighborhoods being less important. 
 
Davenport 2035 Future Land Use Map designation for a small portion of the property is Residential 
General.  Staff has concluded that the proposed commercial use of the property would comply with 
the Davenport 2035 Future Land Use Map designation.  This is due to the proposed scale of the 
development (west side) and the location of the stormwater detention area (east side) as depicted on 
the “PDD” Planned Development District Land Use Plan. 
 
Davenport 2035 Residential General reads in part,  

Existing neighborhoods are anticipated to maintain their existing characteristics in terms of 
land use mix and density, with the exception along edges and transition areas, where higher 
intensity may be considered. 

 
It is staff’s opinion that East 53rd Street is an edge where higher intensity may be considered.  Higher 
intensity contemplates commercial development.  If only residential development were contemplated 
along an edge, the language would read, “higher density may be considered”.   
 
It is staff’s opinion that the proposed development would be consistent with the Davenport 2035 RC 
Future Land Use map designation because it permits “…some residential, service and institutional 
uses…”  This would be an enclosed higher density residential development adjacent to a commercial 
development. 
 
Notably, prior to the Davenport 2035 Land Use Plan Update in 2016, the portion of the property 
designed Regional Commercial was designed Neighborhood Commercial on Davenport 2025.  The 
2016 Regional Commercial designation was reflection of the East 53rd Street corridor improvements, 
which facilitate commercial development and the adjacent commercial development to the east. 
 



 
 
Compatibility of the proposed development with the surrounding area. 
 
It is staff’s opinion that the scale of the development and additional setback/landscape buffer allow 
the development to be compatible with the residential property to west.  A 6 foot high fence would be 
located along the west property line.  The development would be compatible with the commercial 
development to the east, which has been developing since 2011. 
 
Proposed Traffic Impact from the Development.  
 
The City Traffic Engineer has reviewed the submitted traffic study and agrees with its findings, which 
concludes that East 53rd Street would maintain an acceptable level of service with signalization and 
left and right turns lanes at the intersection of East 53rd Street and Lakeview Parkway.  The City 
Traffic Engineer is requesting that right and left turn lanes be constructed at the eastern entrance 
even though the traffic study found they were not warranted. 
Findings: 
 
Proposed Storm Water from the Development. 
 
The release rate of the 100 year event shall not exceed the runoff rate from a pre-developed two-
year frequency using the runoff coefficient of 0.15.  As developed, the 100 year storm event release 
rate would be the equivalent of a 2 year rain event running off a prairie meadow.  To summarize, the 
stormwater release rate would be comparable to the release rate of the property as currently 
developed.  
 
Findings: 

1. The commercial use of the property would comply with the Davenport 2035 Regional 
Commercial Future Land Use Map designation because the property would service boundaries 
that extend beyond the City limits of Davenport and is located along a major street with good 
access to interstate and other highways.  The commercial use of the property would comply 
with Davenport 2035 Residential General Future Land Use Map designation because it would 
be located at an edge (East 53rd Street), where higher intensity may be considered 

2. The design and scale of the proposed commercial use and additional setback/buffering/fencing 
as depicted on the “PDD” Planned Development District Land Use Plan help mitigate potential 
any negative impacts to the adjacent residential property owners to the west; and 

3. The traffic impact study demonstrates that with right and left turn lanes at the entrances to 
the development and signalization at East 53rd Street and Lakeview Parkway additional traffic 
caused by the proposed development would not significantly impact East 53rd Street. 
 

Staff recommends the Plan and Zoning Commission accept the listed findings and forward Case No. 
REZ18-11 to the City Council with a recommendation for approval subject to the following conditions: 
 

1. That the property be substantially developed in accordance with the “PDD” Planned 
Development District Land Use Plan; 

2. That right and left turn lanes be constructed on East 53rd Street at both entrances during the 
initial phase of construction; and 

3. In the event that the “PDD” Planned Development District and “HCOD” Highway Corridor 
Overlay District is supplanted by new zoning ordinance classifications and regulations, the City 
shall rezone the property to a classification most consistent with the proposed development.  
Undeveloped portions of the property shall adhere to the new zoning ordinance classification 
and regulations.  Existing portions of the property rendered non-conforming by the new 
zoning ordinance classifications and regulations shall be considered legally established non-
conformities. 
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City of Davenport 
Community Planning & Economic Development Department 
FINAL STAFF REPORT 
 
 

 
PLAN AND ZONING COMMISSION 
 
Meeting Date:  July 31, 2018 

Request: Proposed Final Development Plan on 24.27 acres, more or less, of property 
located south of East 53rd Street immediately west of the Bettendorf City 
Border  

Case No.: FDP18-02 
Applicant: Jessica Tuttle, Thompson Thrift Development Company, Inc. 
Ward: Ward 6 
 
Contact: Matthew G. Flynn, AICP 
 Senior Planning Manager 
 matt.flynn@ci.davenport.ia.us 
 563-888-2286 
 
Recommendation:  
 
Staff recommends the Plan and Zoning Commission accept the listed findings and forward Case No. 
FDP18-02 to the City Council with a recommendation for approval subject to the listed conditions. 
 
Introduction: 
 
Case No. FDP18-02:  Request of Jessica Tuttle, Thompson Thrift Company, Inc. for a final 
development on 24.27 acres located south of East 53rd Street and west of the Bettendorf City Limits.  
Proposed development is a 304 unit apartment complex with clubhouse and outdoor pool. [Ward 6] 
 

AREA CHARACTERISTICS: 
 

 
 

 



Background: 
 
Within Existing Urban Service Area: Yes 
 
Within Urban Service Area 2035: Yes 
 
Future Land Use Designation:  Residential General and Regional Commercial 
 
Residential General (RG) - Designates neighborhoods that are mostly residential but include, or are 
within one-half mile (walking distance) of scattered neighborhood-compatible commercial services, as 
well as other neighborhood uses like schools, churches, corner stores, etc. generally oriented along 
Urban Corridors (UC).  Neighborhoods are typically designated as a whole. Existing neighborhoods 
are anticipated to maintain their existing characteristics in terms of land use mix and density, with the 
exception along edges and transition areas, where higher intensity may be considered.   
 
Regional Commercial (RC)  - Designates the most intense commercial areas that have service 
boundaries that extend beyond the City limits of Davenport. Areas designated RC should be located at 
the intersections of major streets and have good access to interstate and other highways.  Typical 
uses include big box retail and large office complexes; although some residential, service and 
institutional uses may also be located within RC.  Most people will drive or take transit to areas 
designated RC.  However, good pedestrian systems should serve these areas and focus on 
connectivity from the street, through parking lots and between individual uses with connectivity to 
nearby neighborhoods being less important. 
 
Discussion: 
 
Final Development Plan 
 
“PUD” Planned Unit Development requires approval of the zoning and associated Concept Plan and 
subsequent (or corresponding) approval of a Final Development Plan.   
 
The request proposes 304 apartment units in 19 two story buildings.  Proposed residential density 
would be 12.53 units/acre.  The development would be served by two private streets through the 
proposed commercial development to access East 53rd Street.  No access is proposed from the three 
existing streets.   
 
The Zoning Ordinance measures building height as the vertical distance from the grade to the mean 
height level between eaves and ridge for gable, hip and gambrel roofs.  As such, building height is 
proposed to be slightly less than 27’ 2”.  Measurement from the grade to the top of the roof is 
proposed to be 34’ 6”.   
 
Proposed buildings would be set back at least 100 feet from the east, south and west property lines. 
 
The request proposes 567 parking spaces.  Parking would be over 100 feet from the east and west 
property lines and at least 37 feet from the south property lines.  Please note that the Zoning 
Ordinance requires 2 parking spaces per residential unit, so required parking is 608 parking spaces.  
The applicant would need to obtain a Special Exception from the Zoning Board of Adjustment to 
reduced required parking.  The new Zoning Ordinance, which is anticipated being adopted in Fall 
2018 would require 1.5 parking spaces per residential unit. 
 
Landscape buffering is shown surrounding the development.  A six foot high fence would surround 
the development and entrances would be gated, granting only restricted access to residents and their 
guests. 
 
 



 
 
Section 17.50.040 of the Davenport City Code reads, 
 

Final development plans shall be submitted in compliance with the approved concept plans.  If 
the city council approves the plans, building permits and certificates of occupancy may be 
issued even though the use of land and the location of the buildings to be erected in the area, 
and the yards, roadways and the open spaces contemplated by the plan, do not conform in all 
respects to the regulations of the district in which it is located. 

 
It is staff’s opinion that the Final Development Plan would achieve consistency with the Concept Plan. 
 
Rezoning history.  
 
The subject and adjacent property was rezoned in 2011 to PDD and R-2(PUD).  The residential 
component was envisioned as a single family residential subdivision that would not exceed the R-
2(PUD) maximum density of 5.23 units per acre.  The Concept Plan depicted 46 single-family 
residential home sites.  The three streets that terminate at the edges of this property were proposed 
to be continued and serve individual lots within the future development.  One roadway access to East 
53rd Street was depicted. 
 
The commercial portion of the subject property was controversial.  Please see discussion as part of 
REZ18-11. 
 
Proposed Traffic Impact from the Development.  
 
The applicant hired Missman, Inc., which completed a traffic study for the proposed residential and 
commercial portions of the subject property on May 2, 2018.  A summary of the results are as 
follows: 
 
The purpose of utilizing PM peak time measurements is because that is the time period, which the 
most cars will travel the roadway. 
 
A traffic signal is already required to be installed at the intersection of East 53rd Street and Lakeview 
Parkway.  The traffic study indicates that the development (residential and commercial) would 
warrant a signal at the intersection of East 53rd Street and Lakeview Parkway at 75% build out of the 
development.  Assignment of cost is being discussed.  The proposed development (residential and 
commercial) would warrant a right turn lane on East 53rd Street at Lakeview Parkway at 27% buildout 
of the development and a left turn lane on East 53rd Street at Lakeview Parkway at 35% build out.  
The traffic study indicated that right and left turn lanes would not be warranted at the eastern 
entrance. 
 
The City Traffic Engineer has reviewed the traffic study and agrees with the conclusion of the study, 
however, has requested that right and left turn lanes be installed on East 53rd Street at both 
entrances during initial construction of the development.  The signal would be installed when 
warranted. 
 
Proposed Storm Water from the Development. 
 
Storm water detention and water quality treatment would be required with the proposed 
development.  The Unified Sizing Criteria from the water quality volume up to the Extreme Flood 
Protection determines the volumes for stormwater detention. The release rate of the 100 year event 
shall not exceed the runoff rate from a pre-developed two-year frequency using the runoff coefficient 
of 0.15.  As developed, the 100 year storm event release rate would be the equivalent of a 2 year rain 
event running off a prairie meadow.  



 
 
Additionally, the water quality volume would provide 100% retention, infiltration or abstraction of the 
1.25”/24 hour rainfall. 
 
In order to achieve consistency with these requirements, the development would contain two storm 
water detention systems.  One system would outfall to the south and east and one system would 
outfall to the west and south.  Stormwater, which outfalls into the City of Bettendorf would need to 
be reviewed and approved by the Engineering Department. 
 
Public Input: 
 
Public meetings have been held on May 24, 2018 and June 21, 2018.  Approximately 65-70 people 
attended each meeting.  The June 21 meeting was intended to address issues that arose at the first 
meeting.  Those concerns included building elevations, access, proximity of buildings to the property 
lines, stormwater management and the demand for higher end apartments in this area. 
 
The City posted five signs were posted on June 26, 2018. 
 
The City mailed 78 notices to surrounding property owners notifying them of the July 17, 2018 Plan 
and Zoning Commission public hearing.  The Plan and Zoning Commission held a public hearing on 
July 17, 2018.  Similar concerns from the surrounding property owners were raised.  To date, staff 
has received 18 written protests. 
 
The protest rate is less than 20%. 
 
Recommendation:  
 
Consistency of the request with Davenport 2035. 
 
As mentioned, the Davenport 2035 Future Land Use Designation are Residential General and Regional 
Commercial.  Staff underlined language for emphasis, which will be discussed below the definitions. 
 
Residential General (RG) - Designates neighborhoods that are mostly residential but include, or are 
within one-half mile (walking distance) of scattered neighborhood-compatible commercial services, as 
well as other neighborhood uses like schools, churches, corner stores, etc. generally oriented along 
Urban Corridors (UC).  Neighborhoods are typically designated as a whole. Existing neighborhoods 
are anticipated to maintain their existing characteristics in terms of land use mix and density, with the 
exception along edges and transition areas, where higher intensity may be considered. 
 
Regional Commercial (RC) -  Designates the most intense commercial areas that have service 
boundaries that extend beyond the City limits of Davenport. Areas designated RC should be located at 
the intersections of major streets and have good access to interstate and other highways.  Typical 
uses include big box retail and large office complexes; although some residential, service and 
institutional uses may also be located within RC.  Most people will drive or take transit to areas 
designated RC.  However, good pedestrian systems should serve these areas and focus on 
connectivity from the street, through parking lots and between individual uses with connectivity to 
nearby neighborhoods being less important. 
 
 
 
 
 
 
 



 
 
It is staff’s opinion that the proposed development would be consistent with the RG Future Land Use 
Map designation because it would be its own neighborhood, which is designated as a whole.  The 
rational is that the proposed development would be served by two private streets through the 
proposed commercial development to East 53rd Street and that there would be no access from the 
three existing streets.  Furthermore, landscape buffering is shown surrounding the development.  A 
six foot high fence would surround the development and entrances would be gated, granting only 
restricted access to residents and their guests. 
 
It is staff’s opinion that the proposed development would be consistent with the RC Future Land Use 
map designation because it permits “although some residential, service and institutional uses may 
also be located within RC”.  This would be an enclosed, higher density residential development 
adjacent to a commercial development. 
 
Notably, prior to the Davenport 2035 Land Use Plan Update in 2016, the portion of the property 
designed Regional Commercial was designed Neighborhood Commercial on Davenport 2025.  The 
2016 Regional Commercial designation was reflection of the East 53rd Street corridor improvements, 
which facilitate commercial development and the adjacent commercial development to the east. 
 
If the rezoning is approved, staff may initiate an amendment to the Davenport 2035 Future Land Use 
Map to reflect the actual development of the property. 
 
Compatibility of the proposed development with the surrounding area. 
 
It is staff’s opinion that the scale of the development and additional setbacks allow the development 
to be compatible with the surrounding residential property to west, south and east.  As mentioned, 
the Zoning Ordinance measures building height as the vertical distance from the grade to the mean 
height level between eaves and ridge for gable, hip and gambrel roofs.  As such, building height is 
proposed to be slightly less than 27’ 2”.  Measurement from the grade to the top of the roof is 
proposed to be 34’ 6”.  The majority of the homes surrounding the development are two-stories in 
height. 
 
Additionally, buildings within the proposed development would be set back at least 100 feet from the 
east, south and west property lines. 
 
Proposed Traffic Impact from the Development.  
 
The City Traffic Engineer has reviewed the submitted traffic study and agrees with its findings, which 
concludes that East 53rd Street would maintain an acceptable level of service with signalization and 
left and right turns lanes at the intersection of East 53rd Street and Lakeview Parkway.  The City 
Traffic Engineer is requesting that right and left turn lanes be constructed at the eastern entrance 
even though the traffic study found they were not warranted. 
Findings: 
 
Proposed Storm Water from the Development. 
 
The release rate of the 100 year event shall not exceed the runoff rate from a pre-developed two-
year frequency using the runoff coefficient of 0.15.  As developed, the 100 year storm event release 
rate would be the equivalent of a 2 year rain event running off a prairie meadow.  To summarize, the 
stormwater release rate would be comparable to the release rate of the property as currently 
developed.  
 
 
 



 
Findings: 

1. The design and scale of the proposed residential use of the property as depicted on the Final 
Development would help mitigate potential any negative impacts to surrounding residential 
property owners; and 

2. The final development plan would achieve consistency with the adopted “PUD” Planned Unit 
Development Concept Plan. 

 
Staff recommends the Plan and Zoning Commission accept the listed findings and forward Case No. 
FDP18-02 to the City Council with a recommendation for approval subject to the following condition: 
 

1. That the City Council approves Case No. REZ18-10 by adopting the rezoning Ordinance and 
associated “PUD” Planned Unit Development Concept Plan. 
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LIGHT FIXTURE TYPE 'SB'

LIGHT FIXTURE TYPE 'SA'

Statistics

Description Symbol Avg Max Min Max/Min Avg/Min

Parking 0.4 fc 4.3 fc 0.0 fc N/A N/A
Property Line 0.0 fc 0.2 fc 0.0 fc N/A N/A

Schedule

Symbol Label Quantity Manufacturer Catalog Number Description Lamp Number 
Lamps Filename Lumens Per 

Lamp
Light Loss 

Factor Wattage

SA
21 WLS LIGHTING 

SYSTEMS
WLS-CLXM-5E-LED-SS-
NW

LED AREA LIGHT, TYPE V 
DISTRIBUTION, 4000K, MOUNTED 
ON 20 FT POLE

LED 1 WLS-CLXM-5E-
LED-SS-NW.IES

14996 0.95 182.2

SB
10 WLS LIGHTING 

SYSTEMS
WLS-WMEL-WT-LED-28-
350-NW-UE

LED WALL LIGHT, WIDE 
DISTRIBUTION, 4000K

LED 1 WLS-WMEL-WT-
LED-28-350-NW-
UE.ies

2791 0.95 34
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SCALE: NTS

ELEVATIONS

1ST FLOOR
0’-0”

2ND FLOOR
10’-8”

TRUSS BEARING
19’-9 1/8”

MAX HEIGHT
34’-6”

1ST FLOOR
0’-0”

2ND FLOOR
10’-8”

TRUSS BEARING
19’-9 1/8”

MAX HEIGHT
34’-6”

1ST FLOOR
0’-0”

2ND FLOOR
10’-8”

TRUSS BEARING
19’-9 1/8”

1ST FLOOR
0’-0”

2ND FLOOR
10’-8”

TRUSS BEARING
19’-9 1/8”

FRONT ELEVATION

REAR ELEVATION

SIDE ELEVATION (2 BR) SIDE ELEVATION (3 BR)
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MODEL VIEW 

BOARD & BATTEN SIDING80” GLAZED DOOR WITH 
TRANSOM

CULTURED STONE VENEERGREENSCREEN & RAISED
STONE PLANTER
http://greenscreen.com/

AWNING WITH METAL 
ROOF

LAP SIDING

30”x72” BLACK VINYL 
WINDOW @ 24” A.F.F.

30”x36” BLACK VINYL 
WINDOW @ 48” A.F.F.

SOLDIER COURSE 
STONE HEADER 12:12 SLOPE6:12 SLOPE3:12 SLOPE
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MODEL VIEW 
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MODEL VIEW 
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MODEL VIEW 

MECHANICAL UNITS
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MODEL VIEW 
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MODEL VIEW 
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City of Davenport
Plan and Zoning Commission

Department:  Community Planning and Economic Development
Department
Contact Info:  Ryan Rusnak 563-888-2022
rrusnak@ci.davenport.ia.us

Date
 7/31/2018

Subject:
Case No. FDP18-03: Request of William Torchia on behalf of WCT Investments Davenport
Series, LLC for a “PDD” Planned Development District final development plan for an 8,964
square foot drive-through restaurant on 2.2 acres, more or less located on the south side of East
53rd Street approximately 385 feet east of Lorton Avenue.  [Ward 6]

Recommendation:
Staff recommends the Plan and Zoning Commission accept the listed findings and forward Case
No. FDP18-03 to the City Council with a recommendation for approval subject to the conditions
listed in the staff report.

Background:
Please see attached staff report for background information.
ATTACHMENTS:

Type Description
Backup Material Final Staff Report
Backup Material PDD Final Development Plan
Backup Material Building elevations
Backup Material Application

 Staff Workflow Reviewers

REVIEWERS:
Department Reviewer Action Date
City Clerk Rusnak, Ryan Approved 7/26/2018 - 1:41 PM



City of Davenport 
Community Planning & Economic Development Department 
FINAL STAFF REPORT 
 
 

Meeting Date: July 31, 2018 
Request: Final Development Plan for an 8,964 square foot drive-through restaurant on 

2.2 acres 
Address: South side of East 53rd Street approximately 385 feet east of Lorton Avenue 
Case No.:  FDP18-03 
Applicant:  William Torchia on behalf of WCT Investments Davenport Series, LLC 

 
Recommendation: 
 
Staff recommends the Plan and Zoning Commission accept the listed findings and forward Case No. 
FDP18-03 to the City Council with a recommendation for approval subject to the listed conditions. 
 
Introduction: 
 
Case No. FDP18-03: Request of William Torchia on behalf of WCT Investments Davenport Series, LLC 
for a “PDD” Planned Development District Final Development Plan for an 8,964 square foot drive-
through restaurant on 2.2 acres, more or less located on the south side of East 53rd Street 
approximately 385 feet east of Lorton Avenue.  [Ward 6] 

 
AREA CHARACTERISTICS: 

 
Zoning Map 

 

 

 



 
 

Land Use Map 
 

 
 

Background: 
 
Comprehensive Plan:   
Within Existing Urban Service Area: Yes 
 
Within Urban Service Area 2035: Yes 
 
Future Land Use Designation: Residential General - RG 
 
Residential General (RG) - Designates neighborhoods that are mostly residential but include, or are 
within one-half mile (walking distance) of scattered neighborhood-compatible commercial services, as 
well as other neighborhood uses like schools, churches, corner stores, etc generally oriented along 
Urban Corridors (UC).  Neighborhoods are typically designated as a whole. Existing neighborhoods 
are anticipated to maintain their existing characteristics in terms of land use mix and density, with the 
exception along edges and transition areas, where higher intensity may be considered. 
 
Relevant Goals to be considered in this Case: Strengthen the Existing Built Environment. 
 
It is staff’s opinion that the proposed development would be consistent with the RG Future Land Use 
Development based on the location being adjacent to the edge (East 53rd Street), the proposed scale 
as depicted on the “PDD” Final Development Plan and the rezoning conditions associated with REZ18-
08. 



Technical Review:   
 

Streets. 
The primary driveway entrance would be at the new signalized intersection, which would be 
constructed in conjunction with the Costco development.  A right turn into the development at the 
signal would be constructed and the median within East 53rd Street would be modified to allow a left 
turn into the development. 
    
Storm Water. 
Storm water detention and water quality treatment would be required with the proposed 
development.  The Unified Sizing Criteria from the water quality volume up to the Extreme Flood 
Protection determines the volumes for stormwater detention. The release rate of the 100 year event 
shall not exceed the runoff rate from a pre-developed two-year frequency using the runoff coefficient 
of 0.15.  As developed, the 100 year storm event release rate would be the equivalent of a 2 year 
rain event running off a prairie meadow.  
 
Additionally, the water quality volume would provide 100% retention, infiltration or abstraction of the 
1.25”/24 hour rainfall. 
 
In order to achieve consistency with these requirements, the development would contain a sub-
surface storm water detention system, which would outfall to the Fairhaven Avenue drainage way.   
 
Sanitary Sewer.  Sanitary sewer service is located within the East 53rd Street, Lorton Avenue and 
Fairhaven Road rights-of-way. 
 
Other Utilities.  Other utilities are located within this area. 
 
Emergency Services.  Station 8 is located to the northeast of the subject property.  
 
Parks/Open Space.  This request does not impact any existing or planned parks or public open 
spaces.      
 
Public Input: 
No public hearing is required for a Final Development Plan.   
 
Discussion: 
 
The Plan and Zoning Commission may recall that it recommended that the larger property be rezoned 
to “PDD” at its July 2, 2018. 
 
The “PDD” Planned Development District requires a Development Plan to include the following 
(Section 17.32.062 of the Davenport City Code): 
 
The owner or owners of a tract of land, which has an approved "PDD" land use plan, shall submit to 
the city plan and zoning commission a development plan for the use of all or part of such tract for the 
purpose stated above. The development plan shall be of a level of detail adequate to resolve concerns 
regarding the public safety and the logical extension of services to serve the project site, to determine 
the physical extent of the project - its building(s), parking, buffering, and their impact on surrounding 
properties. The plan shall include, but not be limited to, the following as a minimum 
 



A. An update of the information required in subsection 17.32.052A, 1-5. 
 
Staff commentary: The development is consistent with the Land Use Plan associated with 
property rezoning (REZ18-08) to “PDD” Planned Development District. 
 

B. Building pad locations with proposed building area, number of stories, overall height, a list of 
the proposed uses in the structure and their gross floor area. 
 
Staff commentary: The development reflects this information. 
 

C. Parking lot information including the extent of paving, the proposed circulation and parking 
layout and the number of cars to be parked. 
 
Staff commentary: The development reflects this information. 
 

D. The proposed landscaping and buffering to be developed in the project. The massing and 
density of plant and other screening materials shall be indicated. In areas where material 
issues have been identified in the rezoning public hearing process, or in meetings with the city 
plan and zoning commission, more detailed plans shall be provided. 
 
Staff commentary: The development reflects this information. 
 

E. The location of loading docks, receiving areas, trash pickup areas and other areas requiring 
screening. 
 
Staff commentary: The development reflects this information. 
 

F. The location and configuration of all access points with city streets and a pedestrian circulation 
plan. 
 
Staff commentary: The development reflects this information. 
 

G. A storm water management plan. 
 
Staff commentary: The development reflects this information. 
 

H. The location of all proposed free standing signage including circulation signs. 
 
Staff commentary: The development shows the freestanding sign.  Staff is waiving the 
requirement for circulation signs as this information will be provided during review of the 
administrative site plan. 
 

I. A grading plan showing final grades, the direction of storm water flow from roof drains and 
parking areas and the erosion control methods to be used during construction. 
 
Staff commentary: The development reflects this information. 
 

J. For projects involving subdivision, the approval of the development plan  shall constitute the 
approval of a preliminary plat provided all provisions of Chapter 16.16 of the Municipal Code 
have been fulfilled. 

 
Staff commentary: The development reflects this information. 



The city council delegates authority to the city staff's development official to waive, at his or her 
discretion, any of the required submissions stated in Sections 17.32.062A through 17.32.062 if the 
scale of the project, topography of the site or other reasons make them unnecessary. The city plan 
and zoning commission will be notified of any requirements that have been waived and the reasons 
why they have been waived. 
 
It is staff’s opinion that the Final Development Plan would achieve consistency with Section 17.32.062 
of the Davenport City Code. 
 
The applicant submitted the Final Development Plan so it would be considered at City Council’s third 
consideration of the rezoning of the larger property to “PDD” and the right-of-way vacation of a 
portion of Fairhaven Road.  Staff is recommending that the approval of the Final Development Plan be 
conditioned upon the approval of the rezoning and right-of-way vacation. 
 
Staff Recommendation  
 
Findings: 

1. The proposed development would be consistent with the RG Future Land Use Development 
based on the location being adjacent to the edge (East 53rd Street), the proposed scale as 
depicted on the “PDD” Final Development Plan and the rezoning conditions associated with 
REZ18-08.; and 

2. The final development plan would achieve consistency with the adopted “PDD” Land Use Plan. 
 
Staff recommends the Plan and Zoning Commission accept the listed findings and forward Case No. 
FDP18-03 to the City Council with a recommendation for approval subject to the following conditions: 
 

1. That the City Council approves Case No. REZ18-08 by adopting the rezoning Ordinance and 
associated Land Use Plan; and  

2. That the City Council approves Case No. ROW18-02 by adopting the right-of-way vacation 
Ordinance. 

 
Prepared by: 

 
Ryan Rusnak, AICP 
Planner III 
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IRONSPOT SMOOTH
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ACCENT PAINT
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UNI-CLAD
CHARCOAL GREY SR
ALUM. BREAK METAL

GALVANIZED ROOFING
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City of Davenport
Plan and Zoning Commission

Department:  Community Planning & Economic Development
Contact Info:  Matt Flynn, 888-2286

Date
 7/31/2018

Subject:
Case No. F18-10: Request of Riverstone Group Inc. for a final plat of Crow Valley Plaza Twelfth
Addition on 14.67 acres, more or less, being a replat of Lot 1 of Crow Valley Plaza Tenth Addition
located along the north side of East 56th Street and north of Lakeview Parkway containing two (2)
lots. [Ward 6]

Recommendation:
FINDINGS & RECOMMENDATION
Findings:

The proposed plat facilitates the sale and proposed development of the property.
The proposed plat generally complies with Davenport+2035: Comprehensive Plan for the
City.

 
Staff recommends the Plan and Zoning Commission accept the findings and forward Case No.
F18-10 to the City Council for approval, subject to meeting Municipal Code Chapter 13.34.
Stormwater Management.

Relationship to Goals:
Relevant Davenport+2035 Goals and Objectives:
1. Strengthen the existing built environment.
2. Identify and reserve land for future development

ATTACHMENTS:
Type Description
Executive Summary F18-10 Crow Valley Plaza 12th Final Report
Exhibit Plat
Exhibit Application

 Staff Workflow Reviewers

REVIEWERS:
Department Reviewer Action Date
City Clerk Koops, Scott Approved 7/25/2018 - 11:45 AM



 
City of Davenport 
Community Planning & Economic Development Department 
FINAL REPORT 
 

 
PLAN AND ZONING COMMISSION  
 
Date:   July 31, 2018 
Request: F18-10 Final Plat – Crow Valley Plaza Twelfth Add.    
Address: 4640 E 56th Street 
Applicant:  Riverstone Group Inc. 
 
DESCRIPTION 
Request F18-10 of Riverstone Group Inc. for a final plat of Crow Valley Plaza Twelfth 
Addition on 14.67 acres, more or less, being a replat of Lot 1 of Crow Valley Plaza Tenth 
Addition located along the north side of East 56th Street and north of Lakeview Parkway 
containing two (2) lots. [Ward 6] 
 
Recommendation: Staff recommends the Plan and Zoning Commission accept the findings 
and forward Case No. F18-10 to the City Council for approval, subject to meeting Municipal 
Code Chapter 13.34. Stormwater Management. 
 
Aerial Photo: 
 
 
  

 



Zoning    
(C-O Office-Shop; C-2 General Commercial  District; R-6MPUD High Density Planned Residential) 
   



 
Land Use 2035  (Residential General & Regional Commerical) 
 
  



Plat  
   



 
 
 
BACKGROUND 
 
Comprehensive Plan:   
 
Within Urban Service Area (USB35):   Yes 
Proposed Land Use Designation:  RG - Residential General  
 
Residential General (RG) - Designates neighborhoods that are mostly residential but 
include, or are within one-half mile (walking distance) of scattered neighborhood-compatible 
commercial services, as well as other neighborhood uses like schools, churches, corner 
stores, etc generally oriented along Urban Corridors (UC).  Neighborhoods are typically 
designated as a whole. Existing neighborhoods are anticipated to maintain their existing 
characteristics in terms of land use mix and density, with the exception along edges and 
transition areas, where higher intensity may be considered. 
 
Relevant Davenport+2035  Goals and Objectives:  
1. Strengthen the existing built environment. 
2. Identify and reserve land for future development 
 
Technical Review:   

Streets.  No new streets are proposed with this request.     
Storm Water.  The plat will need to conform to any requirements of the City of 
Davenport Natural Resources Division.   
Sanitary Sewer.  Sanitary sewer service is located along the street.  No new 
service will be required. 
Other Utilities.  This is an urban area and normal utility services are available.   
Parks/Open Space.  No park shall be required with this infill development.     
   

DISCUSSION 
Planning Staff has reviewed this plat and confirmed that the plat generally conforms to 
the requirements of the subdivision code.  
 
FINDINGS & RECOMMENDATION 
Findings: 

• The proposed plat facilitates the sale and proposed development of the property. 
• The proposed plat generally complies with Davenport+2035: Comprehensive 

Plan for the City.  
 
Staff recommends the Plan and Zoning Commission accept the findings and forward 
Case No. F18-10 to the City Council for approval, subject to meeting Municipal Code 
Chapter 13.34. Stormwater Management. 
 
Prepared by: 

 
Scott Koops, AICP – Planner II 
Community Planning 



 
 
 



FO
R

M
ER

LY

N
o.

R
EV

IS
IO

N
S

File Name: 

Date: 

Drawn By: 
Checked By: 

Sheet       of 

D
ES

C
R

IP
TI

O
N

D
AT

E

COPYRIGHT
ALL RIGHTS RESERVED
C

117.201 plat.dwg

2018

Field Book No:

62
3 

26
TH

 A
VE

N
U

E
R

O
C

K 
IS

LA
N

D
, I

L 
61

20
1

PH
: 3

09
.7

88
.0

67
3

FA
X:

 3
09

.7
86

.5
96

7
w

w
w

.im
eg

co
rp

.c
om

D
AV

EN
PO

R
T,

 IO
W

A

18000200

NA
JLR

LDM
06/12/2018

PLAT-1
1 1

SURVEY BOUNDARY

REBAR WITH CAP #______, FOUND

REBAR, FOUND

SECTION LINE

EXISTING EASEMENT LINE

EXISTING R.O.W. LINE

EXISTING LOT LINE

5/8" REBAR WITH CAP #22228, SET

EXISTING SETBACK LINE

FINAL PLAT
OF

CROW VALLEY PLAZA TWELVETH ADDITION
BEING A REPLAT OF LOT 1 OF CROW VALLEY PLAZA TENTH

ADDITION, ACCORDING TO THE PLAT THEREOF, RECORDED ON
JULY 31, 2017 AS DOCUMENT NUMBER 2017-20314

REVIEW C
OPY

NOT FOR R
ECORDIN

G

“ ”

“ ”

PROPOSED EASEMENT LINE

PROPOSED LOT LINE









City of Davenport
Plan and Zoning Commission

Department:  Community Planning & Economic Development
Contact Info:  Matt Flynn, 888-2286

Date
 7/31/2018

Subject:
Case No. P18-04: Request of Build To Suit, Inc. for a preliminary plat of Watermark First Addition
on 37.92 acres, more or less, property is located at 4607 E 53rd Street, parcel number N0910-
01, containing four (4) lots. [Ward 6]

Recommendation:
Staff recommends the Plan and Zoning Commission accept the findings and forward Case No.
P18-04 to the City Council for approval. 

Relationship to Goals:
Relevant Davenport+2035 Goals and Objectives:\
1. Strengthen the existing built environment.
    b.  Reduce the number of vacant properties through adaptive reuse and infill.
2. Identify and reserve land for future development

ATTACHMENTS:
Type Description
Executive Summary P18-04 Watermark 1st Final Report
Exhibit Preliminary Plat
Exhibit Application

 Staff Workflow Reviewers

REVIEWERS:
Department Reviewer Action Date
City Clerk Koops, Scott Approved 7/25/2018 - 12:25 PM



 
City of Davenport 
Community Planning & Economic Development Department 
FINAL REPORT 

 
 

PLAN AND ZONING COMMISSION  
 
Date:   July 31, 2018 
Request: P18-04 Preliminary Plat – Watermark First Add.    
Address: 4607 E 53rd Street 
Applicant:  Build To Suit, Inc. 

 
DESCRIPTION 
Request P18-04 of Build To Suit, Inc. for a preliminary plat of Watermark First Addition on 
37.92 acres, more or less, property is located at 4607 E 53rd Street, parcel number N0910-
01, containing four (4) lots. [Ward 6] 
 
Recommendation: Staff recommends the Plan and Zoning Commission accept the findings 
and forward Case No. P18-04 to the City Council for approval.  
 
Aerial Photo: 
 
 
  

 



Zoning    
(PDD Planned Development; C-2 General Commercial; R-2PUD Low Density Planned Residential) 

  



 
Land Use 2035  (Residential General & Regional Commerical) 
 
  



Plat  
   



 
 
 
BACKGROUND 
Comprehensive Plan:   
Within Urban Service Area (USB35):   Yes 
Proposed Land Use Designation:  RG - Residential General and RC –Regonial Commerical 

 
Residential General (RG) - Designates neighborhoods that are mostly residential but include, or are within 
one-half mile (walking distance) of scattered neighborhood-compatible commercial services, as well as other 
neighborhood uses like schools, churches, corner stores, etc generally oriented along Urban Corridors (UC).  
Neighborhoods are typically designated as a whole. Existing neighborhoods are anticipated to maintain their 
existing characteristics in terms of land use mix and density, with the exception along edges and transition 
areas, where higher intensity may be considered. 
 
Regional Commercial (RC) -  The most intense commercial areas that have service boundaries that extend 
beyond the City limits of Davenport. Areas designated RC should be located at the intersections of major 
streets and have good access to interstate and other highways.  Typical uses include big box retail and large 
office complexes; although some residential, service and institutional uses may also be located within RC.  
Most people will drive or take transit to areas designated RC.  However, good pedestrian systems should 
serve these areas and focus on connectivity from the street, through parking lots and between individual 
uses with connectivity to nearby neighborhoods being less important. 

 
Relevant Davenport+2035  Goals and Objectives:  
1. Strengthen the existing built environment. 

b. Reduce the number of vacant properties through adaptive reuse and infill. 
2. Identify and reserve land for future development 
 
Technical Review:   

Streets.  No new streets are proposed with this request.     
Storm Water.  The plat will need to conform to any requirements of the City of 
Davenport Natural Resources Division.   
Sanitary Sewer.  Sanitary sewer service is located along the street.   
Other Utilities.  This is an urban area and normal utility services are available.   
Parks/Open Space.  No park shall be required with this infill development.     
   

DISCUSSION 
Planning Staff has reviewed this plat and confirmed that the plat generally conforms to 
the requirements of the subdivision code.  
 
FINDINGS & RECOMMENDATION 
Findings: 

 The proposed plat facilitates the sale and proposed development of the property. 
 The proposed plat generally complies with Davenport+2035: Comprehensive 

Plan for the City.  
 
Staff recommends the Plan and Zoning Commission accept the findings and forward 
Case No. P18-04 to the City Council for approval.  
 
Prepared by: Scott Koops, AICP – Planner II 
Community Planning 
 



 
 
 
 







City of Davenport
Plan and Zoning Commission

Department:  Community Planning and Economic Development
Department
Contact Info:  Ryan Rusnak 563-888-2022
rrusnak@ci.davenport.ia.us

Date
 7/31/2018

Subject:
Case No. F18-11: Request of Speer Development for a final plat of Speer Commercial Park 1st
Addition on 31.64 acres, more or less, located at the southeast corner of East 53rd Street and
Eastern Avenue. [Ward 6]

Recommendation:
Staff recommends the Plan and Zoning Commission accept the listed findings and forward Case
No. F18-11 to the City Council with a recommendation for approval subject to the conditions listed
in the staff report.

Background:
Please see attached staff report for background information.
ATTACHMENTS:

Type Description
Backup Material Final Staff Report
Backup Material Final Plat
Backup Material Application

 Staff Workflow Reviewers

REVIEWERS:
Department Reviewer Action Date
City Clerk Rusnak, Ryan Approved 7/26/2018 - 5:16 PM



City of Davenport 
Community Planning & Economic Development Department 
FINAL STAFF REPORT 
 

 
Meeting Date: July 31, 2018 
Request: Final Plat for a 3 lot commercial subdivision 
Address: Southeast corner of East 53rd Street and Eastern Avenue 
Case No.:  F18-11 
Applicant:  Speer Development 

 
Recommendation: 
 
Staff recommends the Plan and Zoning Commission accept the listed findings and forward Case No. 
F18-11 to the City Council with a recommendation for approval subject to the listed conditions. 
 
Introduction: 
 
Case No. F18-11 of Speer Development for a Final Plat of Speer Commercial Park 1st Addition on 
31.64 acres, more or less, located at the southeast corner of East 53rd Street and Eastern Avenue. 
[Ward 6] 

AREA CHARACTERISTICS: 
 
                              Zoning Map                                                               Land Use Map 
 

 
 

 
 

 



Background: 
 
Comprehensive Plan:   
Within Existing Urban Service Area: Yes 
 
Within Urban Service Area 2035: Yes 
 
Commercial Corridor (CC) – Well-established corridors located along high-volume major streets 
dominated by retail and office uses that serve the greater community.  Development is generally 
newer and redevelopment is not anticipated within the 20 year planning horizon.  Improvements 
should focus on façade and site improvements, including pedestrian circulation systems and 
consolidated/updated signage.   
 
Residential General (RG) - Designates neighborhoods that are mostly residential but include, or are 
within one-half mile (walking distance) of scattered neighborhood-compatible commercial services, as 
well as other neighborhood uses like schools, churches, corner stores, etc generally oriented along 
Urban Corridors (UC).  Neighborhoods are typically designated as a whole. Existing neighborhoods 
are anticipated to maintain their existing characteristics in terms of land use mix and density, with the 
exception along edges and transition areas, where higher intensity may be considered. 
 
Relevant Goals to be considered in this Case: Strengthen the Existing Built Environment. 
 
The proposed use would comply with the Davenport 2035 proposed land use section. 
 
Zoning:   
The property is currently zoned “C-2” General Commercial District, “C-1” Neighborhood Shopping 
District and “R-5M” Medium Density Dwelling District. 
 
Technical Review:   
 
Streets.  The property is located at the southeast corner of East 53rd Street and Eastern Avenue.  The 
plat proposes a public street, which dead ends within the development.  Davenport Public Works has 
indicated that the internal road be private as it only serves properties within the development. 
 
Davenport Public Works has indicated that additional turn/deceleration lanes on East 53rd Street 
and/or Eastern Avenue may be required in the future depending on the scale of development for the 
property.  Additionally, a traffic signal may be required in the future depending on the scale of the 
development.  The requirement for improvements will be dependent on the intensity of uses 
developed on the lots. 
    
Storm Water.  Stormwater detention and water quality treatment are required with the proposed 
development.  Features will need to be in easements and recorded.  
 
Sanitary Sewer.  Sanitary sewer service is located within the East 53rd Street right-of-way. 
 
Other Utilities.  Other utilities are located within this area. 
 
Emergency Services.  Station 8 is located to the .64 miles east of the subject property.  
 
Parks/Open Space.  This request does not impact any existing or planned parks or public open 
spaces.      



Public Input: 
No public hearing is required for a Final Plat.   
 
Discussion: 
Final Plat of Speer Commercial Park 1st Addition on 31.64 acres, more or less, located at the 
southeast corner of East 53rd Street and Eastern Avenue. 
 
Staff Recommendation  
 
Findings: 
 

1. The plat conforms to the Davenport 2035 Future Land Use Map; and 
2. The plat (with conditions recommended by City staff) would achieve consistency with 

subdivision requirements. 
 
Staff recommends the Plan and Zoning Commission accept the listed findings and forward Case No. 
F18-11 to the City Council with a recommendation for approval subject to the following conditions: 
 

1. That the surveyor signs the plat; 
2. That the utility companies sign the plat when their easement needs have been met; 
3. That the surveyor verify that chamfer at Eastern Avenue and 53rd Street is 15’x15’; 
4. That the proposed roadway remain a private drive;  
5. That Note 2 be revised and there are two words misspelled; 
6. That Note 3 be revised as Water supply is IA American Water Company is a private system, 

not public system of Davenport; 
7. That Note 6 be revised to City of Davenport Standards (Sudas with City supplemental); 
8. That a drainage easement be shown on the Final Plat for the purpose of conveying the 100 

year storm event from the west side of the development to the stormwater detention basin; 
9. That the drainage easement information, as noted on the utility plan, shall be included on the 

Final Plat; 
10. That an easement be provided for municipal inspections of the stormwater detention basin.  

This easement shall connect to City right-of-way and not be located within any wetland; and 
11. That the following note be added to the Final Plat: Owners of lots on which a stream or water 

course is located shall preserve a dedicated fifty (50) foot minimum vegetated buffer on both 
sides of the stream as measured landward horizontally on a line perpendicular to a vertical line 
marking the top of the existing banks of the stream or drainage way. Vegetation shall not be 
cut to a height of less than nine inches without authorization of the City of Davenport Natural 
Resources Division.  In the event that any of the buffer area is established as a drainage 
easement and is reshaped or otherwise restricted for use as a drainage easement, the City will 
cause the restrictions to be removed at the expense of the parties causing the restriction. 

 
Prepared by: 

 
Ryan Rusnak, AICP 
Planner III 
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Line Table

Line #

L1

Length (ft)

28.12

Bearing

N42° 57' 33"E

L2 16.81 N42° 57' 33"E

L3 10.50 S88° 17' 02"W

L4

17.00 N87° 38' 05"E

L5 52.00 N02° 21' 52"W

L6

L7

17.00 N87° 38' 05"E

52.00 S02° 21' 52"E

Curve Table

Curve #

C1

C2

C3

C4

C5

C6

C7

C8

Length (ft)

39.27

39.27

75.40

75.40

358.71

764.72

344.39

61.62

Radius (ft)

25.00

25.00

48.00

48.00

2400.00

2400.00

2400.00

2400.00

Delta

090°00'03"

089°59'57"

089°59'57"

090°00'03"

008°33'49"

018°15'23"

008°13'19"

001°28'16"

Chord Length (ft)

35.36

35.36

67.88

67.88

358.37

761.49

344.10

61.62

Chord Direction

N47° 21' 54"W

S42° 38' 06"W

N42° 38' 06"E

S47° 21' 54"E

S33° 39' 11"E

S38° 29' 58"E

S42° 02' 45"E

S46° 53' 32"E

SPEER COMMERCIAL

DEED DIMENSION = (0.00')
FIELD DIMENSION = 0.00'
MONUMENTS FOUND:
AS NOTED =
MONUMENTS SET:
#5 REBAR W/ YELLOW CAP #23503 =
BOUNDARY LINE =
ROAD CENTER LINE =
EASEMENT LINE =
WETLAND LINE=
SECTION LINE=

LEGEND:

AWOI

Part of the North Half of the Southwest Quarter of Section 7,
Township 78 North, Range 4 East of the 5th Principal

Meridian, City of Davenport, Scott County, Iowa.

FINAL PLAT OF:

3.  Surveyor:
     Michael D. Richmond
     2224 East 12th Street
     Davenport, Iowa 5280
     Ph: (563) 386-4236

2.  Engineer:
     Townsend Engineering
     2224 East 12th Street
     Davenport, Iowa 52803
     Ph: (563) 386-4236

APPROVED BY:
CITY OF DAVENPORT, IOWA

BY:

DATE:                                                                                       ATTEST:

CITY PLAN & ZONE COMMISSION

BY: DATE:

                                                                                            DATE:
MEDIACOM

DATE:
IOWA - AMERICAN WATER COMPANY

DATE:
CENTURY LINK

                                                                                            DATE:
MIDAMERICAN ENERGY
APPROVED SUBJECT TO ENCUMBRANCES OF RECORD BY MIDAMERICAN

4.  Attorney:
     Marc Gellerman
     1987 Spruce Hills Drive
     Bettendorf, Iowa 52722
     Ph: (563) 359-3646

1.  Area of Subdivision-
     Total: 31.644 Acres +/-
     Lots 1-3: 27.709 Acres +/-
     Out Lot A: 2.696 Acres +/-
     R.O.W. Spring St.:  0.596 Acre +/-
     R.O.W. Dedication: 0.643 Acre +/-

NOTES
1. ALL STREET RIGHTS OF WAY TO BE DEDICATED WITH THIS PLAT TO

THE CITY OF DAVENPORT.
2. SIDEWALKS SHALL BE CONSTRUCTED ALONG THE FRONTAGE OF

EACH LOT WHEN THE LOT SIS DEVELOPED OR WHEN SO ORDRED BY
THE CITY OF DAVENPORT.

3. ALL LOTS WILL BE CONNECTED TO THE PUBLIC WATER SUPPLY
SYSTEM OF DAVENPORT, AND TO THE PUBLIC SANITARY SEWER
SYSTEM OF DAVENPORT.

4. AN UNDERGROUND UTILITY EASEMENT ACROSS THE FRONT OF ALL
LOTS TO BE GRANTED TO THE CITY OF DAVENPORT, IOWA AND TO
OTHER PUBLIC UTILITY COMPANIES

5. BLANKET UNDERGROUND EASEMENTS GRANTED TO RESPECTIVE
UTILITY COMPANY FOR SEWER, WATER, GAS, ELECTRIC, TELEPHONE
AND CABLE T.V. SERVICES TO INDIVIDUAL STRUCTURES WITHIN THE
LOT WHERE THE STRUCTURE IS LOCATED.  BLANKET EASEMENTS FOR
STREET LIGHTING WITHIN THE SUBDIVISION.

6. ALL IMPROVEMENTS TO BE INSTALLED IN ACCORDANCE WITH  THE
LATEST CITY OF DAVENPORT STANDARD SPECIFICATIONS.

7. ALL DISTANCES SHOWN ARE IN FEET AND DECIMAL PARTS THEROF.
8. OUTLOT A SHALL BE DESIGNATED FOR STORM WATER DETENTION.

SAID OUTLOT SHALL BE OWNED AND MAINTAINED BY THE
HOMEOWNER'S ASSOCIATION OF SUBDIVISION.

9. LOT 1  CURRENTLY ZONED C-2: GENERAL COMMERCIAL DISTRICT LOT
2 CURRENTLY ZONED C-1: NEIGHBORHOOD SHOPPING DISTRICT AND
LOT 3 CURRENTLY ZONED R-5M: MEDIUM DENSITY DWELLING
DISTRICT.

10. OWNERS OF LOTS ON WHICH A DRAINAGE EASEMENT HAS BEEN
ESTABLISHED AS A STORM WATER PASSAGEWAY SHALL MAINTAIN
SAID EASEMENT AS A LAWN, PLANTED IN GRASS AND FREE OF
STRUCTURES, FENCES, FILL, BUSHES, TREES, SHRUBS OR OTHER
LANDSCAPING THAT WOULD IMPEDE THE FLOW OF WATER.

11. OWNERS OF LOTS ON WHICH A WETLAND HAS BEEN ESTABLISHED
SHALL NOT DISTURB FLORA, FAUNA AND/OR SOIL WITHIN
DESIGNATED WETLAND BOUNDARIES.

12. OWNERS OF LOTS ON WHICH A STREAM BUFFER IS REQUIRED SHALL
MAINTAIN SAID BUFFER AS A NATIVE PLANTING AREA, NOT
ALLOWING VEGETATION TO BE CUT TO A HEIGHT OF LESS THAN NINE
INCHES WITHOUT AUTHORIZATION OF THE CITY OF DAVENPORT
NATURAL RESOURCES DIVISION. IN THE EVENT THAT THE AREA
ESTABLISHED AS A DRAINAGE EASEMENT IS RESHAPED OR
OTHERWISE RESTRICTED FOR USE AS A DRAINAGE EASEMENT, THE
CITY WILL CAUSE THE RESTRICTIONS TO BE REMOVED AT THE
EXPENSE OF THE PARTIES CAUSING THE RESTRICTION.

PARK 1st ADDITION



Applicant*
Name: 
Company: 
Address: 
City/State/Zip: 
Phone: 
Email: 

Owner (if different from Applicant)
Name: 
Company: 
Address: 
City/State/Zip 
Phone: 
Email: 

Engineer (if applicable) 
Name: 
Company: 
Address: 
City/State/Zip 
Phone: 
Email: 

Architect (if applicable)
Name: 
Company 
Address: 
City/State/Zip: 
Phone: 
Email: 

 
Application Form Type: 

Plan and Zoning Commission
Rezoning (Zoning Map Amendment) 
Zoning Ordinance Text Amendment 
Right-of-way or Easement Vacation 

Final Development Plan 
Voluntary Annexation 

Subdivision 

Zoning Board of Adjustment
Appeal from an Administrative Decision

Special Use Permit - New Cell Tower
Home Occupation Permit

Special Exception
Special Use Permit
Hardship Variance

Design Review Board
Certificate of Design Approval 

Demolition Request in the Downtown 

Historic Preservation Commission
Certificate of Appropriateness 

Landmark Nomination 
Demolition Request 

Administrative
Floodplain Development 
Cell Tower Co-Location  

Identification Signs  
Site Plan

Attorney (if applicable)
Name: 
Company: 
Address: 
City/State/Zip: 
Phone: 
Email: 

*If the applicant is different from the property owner, please submit an authorization form or an 
accepted contract for purchase.

226 West 4th Street
Davenport, Iowa 52801

(563) 326-7765
Planning@ci.davenport.ia.us

 

Mike Richmond
Townsend Engineering
2224 E 12th St
Davenport, Iowa 52803
563-386-4236
mrichmond@townsendengineering.net

✔

Brian Speer
Speer Development
2231 E 45th St
Davenport, Iowa 52807
563-529-4194
speerhomes@gmail.com

Same as Applicant

Marc Gelleman

1987 Spruce Hills Drive
Bettendorf, Iowa 52722

563-389-3646



Preliminary Plat – Required for subdivisions of four lots or more.

Property Location: 
 
 
Total Land Area: 
Total Number of Lots: 
Does the Property Contain a Drainage Way or is it Located in a Floodplain Area:       Yes        No 

Submittal Requirements:
The completed application form. 
Required fee: 
Ten or fewer lots - $400 plus $25 per lot. 
Eleven to twenty-five lots - $700 plus $25 per lot. 
More than twenty-five lots - $1,000 plus $25 per lot. 
A PDF of the proposed plat at a scale of not less than one inch per one hundred feet, which 
depicts the following: 

The location of existing property lines, section lines, easements, corporate limits and 
other legally established districts, streets, buildings, watercourses, tree masses and 
other existing features within the area to be subdivided and similar facts regarding 
existing conditions on the land. 
The proposed location and width of streets, alleys, lots, building setback lines and 
easements. 
Existing sanitary and storm sewers, water mains, culverts and other underground 
structures within the tract and immediately adjacent thereto. The location and size of 
the nearest water main and sewer or outlet shall be indicated in a general way upon the 
plat. 
Proposed name of the subdivision (which shall not duplicate any previously filed plat), 
the name of the land owner, land developer, and land surveyor. 
The names and adjoining boundaries of all adjacent subdivisions and the names of 
record owners of adjoining parcels of unsubdivided land. 
Existing contours with intervals of five feet or less. 
North point, scale and date. 
A vicinity sketch showing the proposed subdivision in relationship to surrounding 
development and street systems. 

  

Part of the North Half of the Southwest Quarter of Section 7, Township 78 North.  SE corner of 53rd-Eastern 

31.644 Acres
3

✔



Final Plat – Required for subdivisions of two lots or more.

Property Location: 
 
 
Total Land Area: 
Total Number of Lots: 
Linear Feet of Streets Added: 
Does the Property Contain a Drainage Way or is it Located in a Floodplain Area:       Yes        No 

Submittal Requirements:
The completed application form. 
Required fee: 
Ten or fewer lots - $400 plus $25 per lot. 
Eleven to twenty-five lots - $700 plus $25 per lot. 
More than twenty-five lots - $1,000 plus $25 per lot. 
A PDF of the proposed final plat at a scale of not less than one inch per one fifty feet, which 
depicts the following: 

The boundary lines of the area being subdivided with accurate distances and bearings. 
The lines of all proposed streets and alleys with their width and names. 
The accurate outline of any property which is offered for dedication for public use. 
The lines of all adjoining lands and the lines of adjacent streets and alleys with their 
width and names. 
All lot lines and an identification system for lots and blocks. 
Building lines and easements for any right-of-way provided for public use, services or 
utilities, or excess storm water passageways with figures showing their dimensions. 
All dimensions, both linear and angular, necessary for locating subdivision boundaries, 
lots, streets, alleys, and of any other areas for public or private use. The linear 
dimensions are to be expressed in feet and decimals of a foot. 
Radii, arcs and chords, points of tangency, central angles for all curvilinear streets, and 
radii and tangents for all rounded corners. 
All survey monuments and bench marks together with their descriptions. 
Name of subdivision and description of property subdivided showing its location by 
distance and bearing to the nearest quarter section monument; points of compass; 
graphic scale of map; and name and address of owner or owners or the subdivider, or in 
the case of corporate ownership, the name and address of the registered agent of said 
corporation shall also appear on the plat; 

Prior to forwarding the proposed final plat to City Council: 
One full size copy of corrected final plat with the original mylar/sepia and one reduced 
copy signed/stamped by the utility companies. 
Executed platting certificates acceptable to the City of Davenport:  

Acceptance by the City of Davenport. 
Hold Harmless Agreement. 
Assessment waiver (sidewalks and subdivision improvements). 
Dedication of Owner. 
Consent to platting where applicable. 
Certificate of Attorney. 
Surveyor’s Certificate. 
Certificate of County Treasurer. 
Certificate of Subdivision Name by Scott County Auditor. 

Part of the North Half of the Southwest Quarter of Section 7, Township 78 North.  SE corner of 53rd-Eastern 

31.644 Acres
3

477.53
✔



The petitioner hereby acknowledges and agrees to the following procedure and 
requirements for submission and approval of a Preliminary Plat:

(1) Application: 
The submission of the application does not constitute official acceptance by the City of 
Davenport.  Planning staff will review the application for completeness and notify the 
applicant that the application has been accepted or additional information is required.  
Inaccurate or incomplete applications may result in delay of required public hearings.  

(2) Plan and Zoning Commission’s consideration of the proposed preliminary plat: 
Planning staff will perform a technical review of the petition and present its findings and 
recommendation to the Plan and Zoning Commission. 
The Plan and Zoning Commission will vote to provide its recommendation to the City 
Council.  The Plan and Zoning Commission’s recommendation is forwarded to the City
Council.  

(3) City Council’s consideration of the proposed preliminary plat: 
The Committee of the Whole (COW) will consider the petition.  Subsequently, the City 
Council will vote on the petition.   

The petitioner hereby acknowledges and agrees to the following procedure and 
requirements for submission and approval of a Final Plat:

(1) Application: 
The submission of the application does not constitute official acceptance by the City of 
Davenport.  Planning staff will review the application for completeness and notify the 
applicant that the application has been accepted or additional information is required.  
Inaccurate or incomplete applications may result in delay of required public hearings.  

(2) Plan and Zoning Commission’s consideration of the proposed final plat: 
Planning staff will perform a technical review of the petition and present its findings and 
recommendation to the Plan and Zoning Commission. 
The Plan and Zoning Commission will vote to provide its recommendation to the City 
Council.  The Plan and Zoning Commission’s recommendation is forwarded to the City 
Council.   

(3) City Council’s consideration of the final plat: 
Prior to forwarding the petition to the City Council, the following must be provided to the 
Community Planning and Economic Development Department: 

One full size copy of the corrected final plat and one reduced copy of the corrected 
final plat signed/stamped by the utility companies. 
Executed platting certificate. 

The Committee of the Whole (COW) will consider the petition.  Subsequently, the City 
Council will vote on the petition. 

(4) Recordation: 
After the Mayor signs the approved final plats and Acceptance by the City of Davenport, 
the final will be released to the Surveyor to obtain and return 21 full size copies to the 
Community Planning and Economic Development Department. 
After the 21 copies are returned, two copies of the final plat and platting certificates will 
be released to the petitioner. 
It is the petitioner’s responsibility to record the final plat with the Scott County 
Recorder’s Office. 

 
  



City of Davenport
Plan and Zoning Commission

Department:  Community Planning and Economic Development
Department
Contact Info:  Ryan Rusnak 563-888-2022
rrusnak@ci.davenport.ia.us

Date
 7/31/2018

Subject:
Case No. REZ18-12: Request of Chris Townsend on behalf of Jimmy Holt, to rezone 1.43 acres,
more or less, of property located at 3730 West Locust Street from “C-1” Neighborhood
Commercial and “R-3” Moderate Density Dwelling District to “PDD” Planned Development
District. [Ward 1]  

Recommendation:
There is no recommendation at this time.

Relationship to Goals:
Strengthen the Existing Built Environment.

Background:
Please see attached staff report for background information.
ATTACHMENTS:

Type Description
Backup Material Preview Staff Report
Backup Material Application

 Staff Workflow Reviewers

REVIEWERS:
Department Reviewer Action Date
City Clerk Rusnak, Ryan Approved 7/26/2018 - 1:00 PM



City of Davenport 
Community Planning & Economic Development Department 
PREVIEW STAFF REPORT 
 
 

Meeting Date: July 31, 2018 
Request: Case No. REZ18-12: Request of Chris Townsend on behalf of Jimmy Holt, to 

rezone 1.43 acres, more or less, of property located at 3730 West Locust Street 
from “C-1” Neighborhood Commercial and “R-3” Moderate Density Dwelling 
District to “PDD” Planned Development District to facilitate development of the 
property for self-storage units. [Ward 1]   

 
Recommendation: 
 
There is no recommendation at this time. 
 
Introduction: 
 
The petitioner is requesting to rezone and partially to facilitate development of the property for self-
storage units. 
 

AREA CHARACTERISTICS: 
 
Zoning Map    
  

 
 
 
 
 
 

Land Use Map 
 

 



Background: 
 
Comprehensive Plan:   
Within Existing Urban Service Area: Yes 
 
Within Urban Service Area 2035: Yes 
 
Future Land Use Designation:  Residential General 
 
Residential General (RG) - Designates neighborhoods that are mostly residential but include, or are 
within one-half mile (walking distance) of scattered neighborhood-compatible commercial services, as 
well as other neighborhood uses like schools, churches, corner stores, etc. generally oriented along 
Urban Corridors (UC).  Neighborhoods are typically designated as a whole. Existing neighborhoods 
are anticipated to maintain their existing characteristics in terms of land use mix and density, with the 
exception along edges and transition areas, where higher intensity may be considered.   
 
Relevant Goals to be considered in this Case: Strengthen the Existing Built Environment. 
 
Technical Review:   
 
Technical review comments will be provided in the August 14, 2018 Plan and Zoning Commission 
public hearing staff report. 
   
Public Input: 
 
A neighborhood meeting will be held in advance of the August 14, 2018 Plan and Zoning Commission. 
 
Discussion: 
 
The petitioner is requesting to rezone and partially to facilitate development of the property for self-
storage units. 
 
Staff Recommendation  
 
There is no recommendation at this time. 
 
Prepared by: 

 
Ryan Rusnak, AICP 
Planner III 
 
 



**If the applicant is different from the property owner, please submit an authorization form or an 
accepted contract for purchase.  

Property Address*
*If no property address, please submit a legal description of the property.

Applicant (Primary Contact)** 

Owner

Engineer 

Architect 

Plan and Zoning Commission

Zoning Board of Adjustment

Design Review Board

Historic Preservation Commission

Administrative

Attorney 

226 West 4th Street
Davenport, Iowa 52801

(563) 326-7765
Planning@ci.davenport.ia.us



Request:

Submittal Requirements:

Formal Procedure:



Ryan Rusnak 7/23/2018

8/14/2018
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City of Davenport
Plan and Zoning Commission

Department:  Community Planning & Economic Development
Contact Info:  Matt Flynn, 888-2286

Date
 7/31/2018

Subject:
Case No. REZ18-13: Request of Hawkeye Paving to rezone 30.7 acres, more or less, of real
property located at 8228 N. Fairmount Street (former Wacky Waters site) from “A-1” Agricultural
District to “M-1” Light Industrial District to facilitate development of a new Contractor
headquarters, shop and equipment storage.

ATTACHMENTS:
Type Description
Executive Summary REZ18-13 Preview

 Staff Workflow Reviewers

REVIEWERS:
Department Reviewer Action Date
City Clerk Koops, Scott Approved 7/26/2018 - 11:15 AM



City of Davenport 
Community Planning & Economic Development Department 
PREVIEW STAFF REPORT 
 
 

Date:   July 31, 2018 
Request: Rezoning  (A-1 to M-1)  
Address: 8228 N Fairmount St  
Case No.:  REZ18-13 
Applicant:  Hawkeye Paving 

 
Recommendation: 
There is no recommendation at this time. 
 
Description: 
 
Request REZ18-13 of Hawkeye Paving for the rezoning of 30.7 acres, more or less, of real property 
located at 8228 N. Fairmount Street (former Wacky Waters site) from A-1 Agricultural District to M-1 
Light Industrial District to facilitate development of a new Contractor headquarters, shop and 
equipment storage.  [Ward: 2] 
 

AREA CHARACTERISTICS: 
Aerial  

 

 



 
 
 
Zoning Map                                                          

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Background: 
 
Comprehensive Plan:   
Within Existing Urban Service Area: Yes 
Within Urban Service Boundary +2035: Yes 
 
Future Land Use Designation:   
Industry (I) - Designates areas devoted to manufacturing, assembly/fabrication, warehousing and 
distribution, research and technological innovation centers, and associated commercial/office uses 
developed at a scale as to warrant access to good transportation networks and separation or 
buffering from residential uses. 
 
 



Land Use 

 
Relevant Goals to be considered in this Case:  
Fiscal Vitality 
 
Technical Review:   

Streets.  No new streets are proposed.  Access will remain the same.     
Storm Water.  No comments have been received at this time.       
Sanitary Sewer.  Sanitary sewer service is located on the site. 
Other Utilities.  This is an urban area and normal utility services are available.   
Parks/Open Space.  No impact.     

   



Public Input: 
A public hearing before the Plan and Zoning Commission is scheduled for August 14th.   The 
neighborhood meeting has yet to be scheduled. 
 
Discussion: 
The proposed rezoning is consistent with the Davenport+2035 Land Use Plan, and is adjacent to 
other industrially zoned property. 
 
Staff Recommendation:  
There is no recommendation at this time. 
 
 
Prepared by: 

 
Scott Koops, AICP 
Planner II 



City of Davenport
Plan and Zoning Commission

Department:  Community Planning & Economic Development
Contact Info:  Matt Flynn, 888-2286

Date
 7/31/2018

Subject:
Case No. ROW18-02: Request of the City of Davenport for the vacation (abandonment) of public
right-of-way along the 5000 block of Forest Grove Ct east to the corporate limits, containing 1.47
acres, more or less. [Ward 6]

ATTACHMENTS:
Type Description
Executive Summary ROW18-02 - Forest Grove Rd Preview

 Staff Workflow Reviewers

REVIEWERS:
Department Reviewer Action Date
City Clerk Koops, Scott Approved 7/25/2018 - 5:05 PM



 
City of Davenport 
Community Planning & Economic Development Department 
PREVIEW REPORT 
 

 
PLAN AND ZONING COMMISSION  
 
Date:   July 31, 2018 
Request: Public Right-of-Way Relinquishment Request  
Address: 5000 Block of Forest Grove Ct east to the City Limits 
Applicant:  City of Davenport – Property Manager Mike Atchley 
 
DESCRIPTION 
Request ROW18-02 of City of Davenport for the vacation (abandonment) of public right-of-
way along the 5000 block of Forest Grove Ct east to the corporate limits, containing 1.47 
acres, more or less. [Ward 6] 
 
Recommendation: None at this time.  
 
Introduction: 
The petitioner is requesting to vacate the former Forest Grove Road which has been 
reconfigured and relocated to the north.  
 
AREA CHARACTERISTICS: 
 
Aerial Photo: (ROW area in purple crosshatching) 
 
 
 
 
 
 
 
  

 



Road Reconfiguration  

 
BACKGROUND 
Veterans Memorial Parkway (VMP) has been extended east from Jersey Ridge, and 
across I-74.  In the past, East 67th street crossed I-74 in this location and went south of 
the farmstead located just west of Utica ridge Road.  Now, VMP goes around the 
farmstead to the north, and at the intersection of Utica Ridge and VMP, the road name 
changes to Forest Grove Road, where it heads further east and southeast to the 
corporate limits where it joins Bettendorf’s Forest Grove Road.  After this 
reconfiguration, the former Forest Grove Road was no longer need from the 5000 block 
eastward.  The remainder of Forest Grove Road was renamed Forest Grove Court in 
September of 2017 (SNC17-01).  
 
FINDINGS & RECOMMENDATION 
None at this time. 
 
Prepared by:   
 
 
Scott Koops, AICP 
Planner II 
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