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PLANNING AND ZONING COMMISSION MEETING 

Tuesday, July 25, 2023 • 7:00 p.m. 
West Branch City Council Chambers, 110 N. Poplar St. 

Council Quorum May Be Present 
 

https://zoom.us/j/829677991 or  
dial in phone number 1-312-626-6799 with Meeting ID 829 677 991 

 
1. Call to Order  
2. Roll Call   
3.  Approve Agenda/Move to action. 

a. Approve minutes from the May 23, 2023 Planning & Zoning Commission 
meeting.  (not available at time of agenda publication). 

b. Accept the resignation of Commission member Jim Hoffman effective 
immediately. 

4. Public Hearing/Non-Consent Agenda. /Move to action. 
a. Nominate _____________for Secretary of Planning & Zoning to takes minutes of 

each meeting. / Move to action. 
b. Motion to review and consider closing a portion of the alley located between N. 

4th and N. 5th Streets, West Branch, IA and forward recommendation to the West 
Branch City Council. / Move to action. 

c. Discuss the decision of a Special Exception from the Zoning Board of Adjustment 
meeting on July 20, 2023. 

d. Review and consider The Meadows Part 3, Lot 4 Site Plan and forward 
recommendation to the West Branch City Council. / Move to action. 

5. Old Business 
a. Review Chapter 9 - Transportation (West Branch Comprehensive Plan) 
b. Design Standards 

6. City Staff Reports 
a. LOSST Referendum 
b. CIP 2023-2028 Updates 
c. Other Updates 

7. Comments from Chair and Commission Members. 
8. Next regular Planning & Zoning Commission meeting Tuesday, August 22, 2023. 
9. Adjourn 

 
 
 

https://zoom.us/j/




 

 
 
                 REQUEST FOR CONSIDERATION 
 
 
MEETING DATE:  July 25, 2023 
 
AGENDA ITEM: Motion to review and consider closing a portion of the alley located between 

N. 4th and N. 5th Streets, West Branch, IA and forward recommendation to 
the West Branch City Council. 

PREPARED BY: Leslie Brick, City Clerk 
DATE:  July 14, 2023  
     
Summary: 
 
At the June 5, 2023 City Council meeting, the topic to close a portion of a nuisance alley was 
discussed.   
 
As part of the Eastside Water Main Project, the south apron of the alley (where it connects to E. 
Main Street), is planned for concrete removal and replacement so that the new water main can be 
placed in the right-of-way.  This discovery caused a few of the Council members to re-hash the 
alley issues and find a resolution to mitigate the nuisance.   
 
After much discussion, the Council decided in was in the City’s best interest to vacate a portion 
of an alley located between North Fourth and North Fifth Street.   
 
Per Chapter 137 – Vacation and Disposal of Streets, section 137.02 (attached), the Council is to 
forward the proposal to the Planning and Zoning Commission for their study and consideration. 
 
Should the Planning & Zoning Commission approve the Council’s desire, a public hearing will 
be held at a future City Council meeting and affected residents will be notified to gain their input 
on the matter which would happen in August or early September. 
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110 N POPLAR ST, PO BOX 215, WEST BRANCH, IA 52358 
 

Applicant Information: 

Name:      

Address:    
 
Street or PO Box # City State Zip Code 

Phone:    Email:    

 
 

 

Additional Contact: 

Name:    

Phone:     

 
 

 
Email:    

 
 

 

Property Owner (if other than applicant): 

Name:      

Address:    
 
Street or PO Box # City State Zip Code 

Phone:    Email:    

 
 

 

Property Information: 

Address (if no address, list name of closest streets):      

Assessor’s Parcel # (Attach Legal Description):    

Current Zoning:                                     

 
 

 

During the review process, the Planning and Zoning Commission or City Staff may visit the property. 

Please sign here if the property owner does not wish to allow Commission or Staff to enter onto the 

property. 

 

X  

 
 

 
 
 
 

  _ _     _   

Signature of Applicant Date 

SITE PLAN APPLICATION 



Submittal deadline: 14 days prior to next regularly scheduled Planning and Zoning Commission meeting. 

Site Plan Application Fee: $200.00.  Special Meeting Request fees are $150.00 per meeting.  

*Additional costs that may be charged include:  Public Hearing publishing costs, Engineer and Attorney fees, and 
mailing costs. Applicant will be billed for additional costs and must be paid before Site Plan Application will proceed. 

 

Include with this application: 

□ 1 complete copy of this application form. 

□ Detailed Site Plan – The site plan shall contain all the information required by Sections 173.04 and 173.06 unless 
otherwise waived by the Zoning Administrator.   Submit 5 copies of site plan and associated documents, no larger than 
11 x 17 or email Acrobat “PFD” files of all materials to leslie@westbranchiowa.org. for distribution. 

□ Other information deemed necessary by the City Staff for the review of the proposed project 
 

 
 

 
 

 
 

 

 

For Staff Use: 

    Date application received - includes detailed site plan 
 

    Date complete application forwarded to Planning & Zoning Commission, Mayor, City Council, City Engineer , 
City Attorney, Fire Chief, Public Works Director and Zoning Administrator 

 
_______  Date of Pre-application conference 
 
_______  Date comments / recommendations received from City Engineer 
 
_______  Date comments / recommendations received from Zoning Administrator 
 

    Date of next Planning & Zoning Commission meeting, application must be received at least 14 days prior to the 
P & Z meeting 

 

    Date of second Planning & Zoning Commission meeting 
 
_______  Date Planning & Zoning approved Site Plan 
 

    Date of City Council meeting to approve Site Plan (approved by Planning & Zoning) 
 

__________  Action taken by City Council   Approve    Deny 
 

    Date applicant notified of City Council decision 

Miscellaneous Information: 

 

 

 

 

 

 
  

Signature of City Official Date 

 

mailto:leslie@westbranchiowa.org
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TREES CODE QTY BOTANICAL NAME COMMON NAME INSTALL SIZE COMMENT MATURE H. X W.

BN 3 Betula nigra River Birch 2" Cal. B&B 60` x 45`

GB 1 Ginkgo biloba `Autumn Gold` TM Autumn Gold Ginkgo 2" Cal. B&B 50` x 30`

GT 1 Gleditsia triacanthos inermis `Skycole` TM Skyline Thornless Honey Locust 2" Cal. B&B 45` x 35`

LT 1 Liriodendron tulipifera Tulip Tree 2" Cal. B&B 80` x 50`

PG 11 Picea glauca `Densata` Black Hills Spruce 6` Ht. B&B 40` x 15`

PS 3 Pinus strobus Eastern White Pine 6` Ht. B&B 60` x 35`

QB 3 Quercus bicolor Swamp White Oak 2" Cal. B&B 60` x 60`

QR 2 Quercus rubra Red Oak 2" Cal. B&B 70` x 70`

TA 2 Tilia americana `Bailyard` Frontyard® American Linden 2" Cal. B&B 60` x 40`

SHRUBS, ORNAMENTAL GRASSES & PERENNIALS CODE QTY BOTANICAL NAME COMMON NAME INSTALL SIZE COMMENT MATURE H. X W.

JC 21 Juniperus chinensis `Sea Green` Sea Green Juniper 24" Ht. Container 4` x 6`

TO 9 Thuja occidentalis `Little Giant` Little Giant Arborvitae 24" Ht. Container 5` x 5`

VT 20 Viburnum trilobum `Bailey Compact` Bailey`s Compact Viburnum 30" Ht. Container 6` x 5`

PLANT SCHEDULE

LANDSCAPE REQUIREMENTS
25% OPEN SPACE REQUIRED

- 164,573 X 0.25 = 41,143 SF

1 TREE PER 1,500 SF OF OPEN SPACE
- 41,143 / 1,500 = 27 TREES

1 SHRUB PER 1,000 SF OF OPEN SPACE
- 41,143 / 1,000 = 41 SHRUBS

(319) 351-8282

LAND PLANNERS
LAND SURVEYORS

CIVIL ENGINEERS

LANDSCAPE ARCHITECTS

IOWA CITY, IOWA 52240

MMS CONSULTANTS, INC.

ENVIRONMENTAL SPECIALISTS

www.mmsconsultants.net

1917 S. GILBERT ST.

07/12/23 PER CITY REVIEW     -RLC
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MEETING DATE:  July 25, 2023 
 
AGENDA ITEM: Design Standards Discussion 
PREPARED BY: Adam Kofoed, City Administrator 
DATE:  July 19, 2023 
     
DISCUSSIONS FOR JULY 25, 2023: 

1. Parking Minimum Reductions 
2. Landscape Design 
3. Floor and Exterior Diversity 
4. Commercial Façade Minimums 
5. When to invite developers for comments 

 
 
BACKGROUND: 
 
The Design Committee met last month. Here were main topics discussed for further consideration. 

1. Visitability Standards (P and Z Approved) 
2. Accessory Dwelling Units (P and Z Approved) 
3. Parking Minimum Reduction Authority (Needs language stating why exceptions should be 

given) 
4. Landscape Design (Drafted) 
5. Floor and Exterior Diversity (Drafted) 
6. Front Setback Exceptions to discourage snout houses but not ban them. (Drafted) 
7. Street Design 
8. Commercial Façade Minimums 
9. Housing Incentive to Encourage Front Porches since they are ideal for community 

engagement but add cost to homes.  
10. Prevent lot mergers 

 
IMPLEMENTATION: 
Each month, I will try to add a new section for the commissions review. When that section is fully 
approved by the board I will hold onto it, until the final design standard is adopted. Items marked 
in yellow in draft ordinances, I need commission direction or it could be a divisive topic when 
administering the ordinance. 
 



 

West Branch Ideas: 
 

Landscaping Required: All new developments, shall provide the following minimum 

number and size of landscape plantings based on the minimum required open space for the 

development. The following is the minimum requirement of trees and shrubs, by number and 

size, and type of ground cover. Street trees planted in public street right-of-way subject to 

approval by the City shall not be counted toward fulfillment of the minimum site requirements 

set forth below. Plant species to be used for landscaping shall be acceptable to the City that are 

not considered a nuisance or undesirable species, such as trees with thorns, cottonwood or 

cottonbearing poplars, elm trees prone to Dutch Elm Disease, box elder, ash, and silver maple. 

Existing trees and shrubs to be retained on site may be counted toward fulfillment of the 

landscaping requirements. 

   A.   Minimum requirements at the time of planting - Two trees minimum or one tree of the 

following size per 1,500 square feet of open space, whichever is greater: 40 Percent 1½" - 2" 

caliper diameter. Balance 1" - 1½" caliper diameter. (Evergreen trees shall not be less than three 

feet in height.) 

   B.   Minimum requirements at the time of planting - six shrubs, or one shrub per 1,000 square 

feet of open space, whichever is greater. 

   C.   To reduce erosion all disturbed open space areas shall have ground cover of grass or native 

vegetation which is installed as sod, or seeded, fertilized and mulched. 

 

May Comments- Keep the same and have attorney and engineer review before adoption 

 

Floor Plan and Exterior Diversity: All new development, shall provide a different 

floor and exterior plan every third building. 

A. Minimum requirement exterior diversity: Every third home in a block must be of a 

different floor and exterior pattern. Must be greater than 10% different in height, size, 

awnings, porches, etc. floor plan, and other exterior features. The building pattern may be 

used again once the development intersects a perpendicular residential or collector street. 

B. Minimum requirements floor plan diversity. Every third home in a block must be of a 

different floor and exterior pattern. Must be greater than 10% different in indoor building 

layout such as kitchen, bedroom, restrooms, and other room locations. The building 

pattern may be used again once the development intersects a perpendicular residential or 

collector street. 

May Comments- Find a way to better define exterior pattern such as exterior style or 

geometrical. Kevin O. our attorney is researching language used in Coralville for new 

development. 

 



Residential Livability Flexible Front Yard Allowances: It is the intent of 

the City’s 2019-2020 Comprehensive Plan to encourage community interaction and preserve its 

small town feel trough zoning design techniques.  

A. Living Pedestrian Space Minimum Requirements: The base of a living quarter such as a 

front door, porch, or other pedestrian friendly entrance is allowed a minimum fifteen (15) 

foot front setback. Garages, storage spaces, and others non-pedestrian friendly entrances 

must have a twenty-five (25) foot minimum front setback. 

 

The board heavily encouraged adopting the above section as it encourages but doesn’t force an 

action. Legal Approved 

 

Would like developers to be at a meeting before these are adopted. 

 

North Liberty 
 

 

169.10 DESIGN STANDARDS. 

This section is intended to provide consistent high-quality general design standards for the 

community. 

   1   Purpose. The purpose of this section is to ensure high-quality development to enhance 

community image and quality of life. 

   2.   Requirements for All Districts. The following requirements shall be observed for 

development in all districts: 

      A.   Building design shall be visually harmonious and compatible with the neighborhood 

character. 

      B.   Buildings located on property with double frontages shall have similar wall design facing 

both streets. 

      C.   Buildings shall have a consistent architectural style throughout the development on each 

lot, as defined by repetition of exterior building material and colors, and architectural elements. 

      D.   Except for RS RD,R-MH and ID districts, color schemes shall be primarily based on 

earth tones. Earth tone colors include colors from the palette of browns, tans, greys, greens, and 

red. Earth tone colors shall be flat or muted. Building trim and accent areas may feature non-

earth tone and brighter colors. In any district, the use of high intensity colors, neon or fluorescent 

color and neon tubing is prohibited. 

      E.   Special attention shall be taken to incorporate external mechanical equipment into the 

design such that it does not detract from the aesthetics of the site and building. 

      F.   Except in the R-MH district, a minimum roof pitch of 5:12 shall apply to gable, hip, or 

shed roofs and there shall be a minimum roof overhang at the eves of 12 inches. This does not 

apply to portions of a roof that are separate from the structure’s primary roof. Metal roofs shall 

not be corrugated or similar appearance. The color of the roof shall be visually harmonious and 

compatible with the building color scheme. 

      G.   Roof top equipment shall be screened. 

      H.   Reflective surfaces that may cause glare or traffic hazards are not acceptable. 



   3.   Requirements for Non-Residential (including mixed-use) Development in Residential 

Districts. The following requirements shall be observed for all non-residential development in 

the RS, RD, RM and ID districts: 

      A.   Minimum required masonry on front and corner side yard building elevations is 60%. 

Required masonry does not apply to accessory structures. 

      B.   For exterior walls not composed of masonry products, wall coverings shall be wood 

and/or vertical or horizontal grooved siding or lapped siding, or materials of similar appearance. 

   4.   Requirements for Development in Commercial Districts. 

      A.   Commercial zoning districts are intended to enhance public welfare by providing for 

safe, convenient, high quality pedestrian-oriented commercial centers that contribute to 

community identity as energetic and attractive focus points. Through development and 

redevelopment within these districts, the city recognizes the importance of creating high quality 

development areas to the quality of life for residents of the city, the impact quality development 

has on the image of the community, and the need to provide restrictions and guidelines to 

enhance visual appearance and functionality. The objectives addressed through these regulations 

include the following: 

         (1)   Design. To achieve appealing aesthetic design through high quality architecture and 

construction, with attention to placement, relationship, and orientation of structures and 

amenities to provide both internal cohesiveness and compatibility with surrounding uses. 

         (2)   Walkability. To achieve overall development patterns that encourage walking and 

reduce dependence on the automobile to travel from one business to another, and so reduces the 

dominance of the automobile within the development. 

         (3)   Human-scale Activity. To achieve a sense of place by emphasizing pedestrian 

interaction with commercial uses rather than sprawling automobile-dominated designs, both in 

building architecture and public or private outdoor areas. 

         (4)   Compatible Uses. To achieve the right blend of uses, compact and well-designed, that 

complement each other and provide cohesive overall developments. 

      B.   The following requirements shall be observed for all development in commercial 

districts: 

         (1)   Site Layout Requirements. 

            (a)   Pedestrian Areas. Each development shall provide a complete network of paths, 

plazas, and open spaces that interconnect building entrances, parking, sidewalks, other 

properties, and other pedestrian amenities. These pedestrian areas are expected to constitute a 

significant portion of development area, and may include plazas, special paving areas between 

parking and entrances, and outdoor eating patios. Additionally, portions of pedestrian areas 

should be at least partly covered so that users are protected from rain and intense sun. New 

developments will be required to connect to paths and sidewalks established by previously-

approved developments. 

            (b)   Outdoor Infrastructure Design. Each development shall provide outdoor lighting 

fixtures, integrated street pavers or patterns, and landscaping that reinforces quality building 

design and blends with previously-approved developments, when appropriate. Design elements 

may include decorative lighting, seating with benches, low walls, planters, enhanced paving 

techniques, and other features complimentary to the development. 

            (c)   Parking Areas. Parking areas shall consist of areas that are aesthetically pleasing, 

landscaped to screen public views, and located so as not to be the dominant feature along any 

street or within any development. The use of alternate materials to designate pedestrian areas 



within or adjacent to parking lots is encouraged, and pedestrian areas shall be separated from 

vehicular traffic with landscaping, decorative posts, special paving, or other measures to clearly 

define the pedestrian spaces. Property owners are encouraged to establish shared parking zones 

among uses on one or more lots. 

         (2)   Building Materials and Design Requirements. 

            (a)   Materials. Minimum required masonry on all building elevations is 60%. Exterior 

walls not composed of masonry products shall not be covered with ribbed metal siding 

commonly referred to as corrugated metal. 

            (b)   Design. Buildings and building features shall be sized and detailed appropriately for 

pedestrian use. Projected or recessed doorways and windows, awnings, and other architectural 

features may be used to achieve this design. Traditional strip-retail type frontages featuring long 

flat frontages with regularly spaced doors and unbroken expanses of concrete approaching the 

storefronts are specifically disallowed. Side and rear elevations shall be comprised of the same 

materials and reasonably similar in character and quality as the front elevation unless screened 

from view from all public streets and residential areas by topography differences, landscaping 

materials, or other screening devices, in which case building material may be concrete block or 

tilt-up concrete panels. 

   5.   Requirements for Development in Industrial Districts. The following requirements shall be 

observed for development in the industrial districts: 

      A.   Minimum required masonry on front and corner side yard building elevations is 25%. 

Notwithstanding the foregoing, buildings on lots abutting Penn Street shall be composed of not 

less than 90% masonry products on the entire wall(s) facing Penn Street. If the building is canted 

or angled on the lot, both sides facing Penn Street shall be composed of not less than 90% 

masonry products. If the building is located on a corner lot with one side abutting Penn Street, 

the building wall facing the side street shall meet the 25% masonry requirement in addition to the 

90% Penn Street requirement. In all cases, building sides facing exterior lot lines and not 

composed of masonry shall be heavily screened with trees and shrubs. 

      B.   For exterior walls not composed of masonry products, stucco, wood siding, premium-

grade vinyl siding if installed horizontally, or other materials similar in appearance are preferred. 

   6.   Requirements for Development in the Public District. The following requirements shall be 

observed for development in the public district: 

      A.   Minimum required masonry on front and corner side yard building elevations is 25%. 

Notwithstanding the foregoing, buildings on public works campuses screened from public view 

are not subject to the 25% required masonry. 

      B.   For exterior walls not composed of masonry products, stucco, wood siding, premium-

grade vinyl siding if installed horizontally, or other materials similar in appearance are preferred. 

169.11 ENFORCEMENT OF DESIGN STANDARDS. 

   1.   The Commission shall have the following authority related to this section: 

      A.   To recommend denial of any site plan that does not conform to all regulations of this 

section, including elevation detail. 

      B.   To recommend modifications to building materials, architectural features, or orientation 

on the site, beyond those explicitly enumerated in this section, considered to be consistent with 

the goals and objectives of the City’s Comprehensive Plan. 

   2.   The Council shall have the following authority related to this section: 

      A.   To deny any site plan that does not conform to all design standards in this code, 

including elevation detail. 



   B.   To require modifications to building materials, architectural features, or orientation on the 

site beyond those requirements explicitly enumerated in this section, considered to be consistent 

with the goals and objectives of the City’s Comprehensive Plan, or to deny any site plan if such 

modifications are not made by the petitioner. 

 

 

 


	Agenda
	signed res_ltr
	Staff sheet_vacate alley
	REQUEST FOR CONSIDERATION

	Chapter 137
	alley portion to vacate
	11770-001_Site Plan Application
	11770-001-site-plan-071323_revised
	05.11.23 West Branch Assisted Living Elevations -30x42 (1)
	Sheets and Views
	A201_EXT ELEV-Layout1
	A202_EXT ELEV-Layout1


	2023-06-21_West Branch SL Photometric
	11770-001storm-sewer-calcs
	chpt 9
	Staff Sheet Design Standards
	Building Design Standards Sample

	Text4: Iowa
	Text5: 52240
	Name: Advantage Development
	Phone: 319-665-2997
	Email: chad@advantagebuilt.com
	Address: 2881 Independence Road
	Text15: 
	Text16: 
	Address (if no address, list name of closest streets: Lot 4, The Meadows - Part Three,  Meadows Place
	Assessor’s Parcel # (Attach Legal Description: 0490-13-06-351-003-0

	Current Zoning: RB-1
	Text33: Iowa City
	Text31: 
	1 complete copy of this application form: Off
	Detailed Site Plan – The site plan shall contain all the information required by Sections 173: 
	04 and 173: 
	06 unless: Off


	Other information deemed necessary by the City Staff for the review of the proposed project: Off
	□ Other information deemed necessary by the City Staff for the review of the proposed project: 
	Text27: 
	Text28: 


