Planning and Zoning Commission Agenda

Grimes Planning and Zoning Commission
June 2, 2026 @ 5:30 PM
Grimes Community Complex, 410 SE Main Street

Public Comment: If you would like to address the Planning and Zoning Commission during the Public Comment portion
of the meeting, please sign up upon entrance to the meeting. Participants must be recognized by the presiding officer
and must state their full name and address before addressing the Planning and Zoning Commission. The presiding officer
will recognize you for 3 minutes of comment, and your microphone will be turned on. Pursuant to §21.4(2) of the Code
of lowa (2019), the City has the right to amend this agenda up until 24 hours before the posted meeting time. For any
additional assistance or questions in attending the meeting, please call 515-986-3036. Meetings will be recorded.

GENERAL AGENDA ITEMS

Call to Order

Roll Call

Approval of the Agenda

Approval of the Previous Minutes

PUBLIC AGENDA ITEMS

1.  Grove & Platt Site Plan Amendment
2.  Ordinance Amendment to Chapter 12-8 PUD Regulations
3. Adjournment

»own -

Page 1 of 25



CITY OF

(GRIMES

101 NE Harvey Street, Grimes, lowa 50111 | P: 515.986.3036
This meeting of the Grimes Planning and Zoning Commission was called to order Tuesday, May 5th, 2026, at 5:30 p.m.
Roll Call: Present: Scott Almeida, Russ Lickteig, Justin Nickel, Abi Reiland
Council Liaison: Adam Bunge, Council Liaison Jared Lovelady — Not Present
Staff: Alex Pfaltzgraff, Evann Coffey, Alivia Hoodjer, Austin Benton
Absent: NA

A. GENERAL AGENDA ITEMS
1. APPROVAL OF THE AGENDA
Motion by Lickteig Second by Reiland, to approve the agenda

Roll Call: Ayes-All; Nays-0 Motion passes: 4-0

2. APPROVAL OF THE MINUTES
Motion by Lickteig Second by Nickel, to approve the minutes from the April 7t, 2026, meeting
Roll call: Ayes-All: Nays-0 Motion passes: 4-0

B. PUBLIC AGENDA ITEMS
1. Unitypoint Clinic-Grimes Site Plan Amendment and Request for Waiver of Requirements to Allow Clear
Glass to be Raised Above Eye Level

Staff A. Hoodjer presents. Applicant wishes to build a 3300sqft building addition on SE side of building,
adding parking etc. No new utilities, with an extension of storm sewer and new detention area. Applicant also
requests a waiver for clear glass to be raised above eye level. This is requested under the condition of safety, to
keep patients private and comply it HIPAA. The Commission discussed the proposal and asked questions of staff.

Motion by Reiland Second by Nickel to approve both the Site Plan Amendment and Waiver of Requirements.

Roll Call: Aye-All Nay-0 Motion Passes 4-0

2. Goodwill Store Site Plan

Staff A. Hoodjer presents. The site plan has been updated since previous waiver request. Building will now
comply without requiring a waiver. Landscaping will be used as screening for loading dock area with a 6ft wood
privacy fence along property lines for screening as well. Proposed elevations meet requirements for overlay
area. Staff recommends approval. The Commission discussed the proposal.

Motion by Lickteig, Second by Reiland to approve the Goodwill Store Site Plan.
Roll Call: Aye-All Nay-0 Motion Passes 4-0
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3. Heritage Town Center Phase 2B Site Plan Amendment

Staff E. Coffey presents. This is an amendment to add a 30,000sqft building, with retail and office space. No
significant changes to the site. Space will be provided for outdoor patio seating. Additional parking will be added
to the west of the property bring the total to 521 spaces. Seven existing parking stalls will be converted to ADA.
Staff recommends approval. The Commission discussed the proposal and asked questions of staff.

Motion by Reiland, Second by Lickteig to approve the Heritage Town Center Phase 2B Site Plan Amendment.
Roll Call: Aye-All Nay-0 Motion Passes 4-0

4. Adjournment

Next meeting June 2", 2026.

Meeting is adjourned at 5:56 p.m.

Chairperson Signature

Clerk Signature
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Planning & Zoning Staff Repor

DATE | i - | = ———— e

June 2, 2026

PROJECT NAME
Grove & Platt

den uopeboq

Site Plan Amendment

APPLICANT

Grove & Platt Dental Associates §

REQUESTED ACTION _
Approval of building addition b
architecture with less than 100% k
brick. The proposal would

provide 75% brick in accordance
with Highway 141 Zone 1

LOCATION s 10 |
ﬁs?av(w&wm&u@z&mmféggﬁf NN

.

1541 SE 3rd Street RIS

R
i)

O SO BTSN

ZONING

C-2 (General & Highway Service
Commercial), Highway 141

Mixed Use Development
Corridor District Zone 1,
Transportation Corridor Mixed

Use Development Overlay
District

PLANNER

Evann Coffey
ecoffey@grimesiowa.gov
515-986-4050 Page 4 of 25




Relation to Comprehensive & Neighborhood Plans

LAND USES & ZONING

Location Existing Land Use Land Use Plan Designation Current Zoning
Subject Site Commercial Commercial C-2

North Commercial Commercial C-2

South Commercial Commercial C-2

East Vacant Commercial C-2

West Commercial Commercial C-2

N Future Land Use Map

The site is commercial, therefore no
parkland dedication is required.

The current use and site is commercial and is compatible with the

future land use and zoning designation of the property.

2 Page 5 of 25



Site Layout

Site Plan
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ACCESS

Two driveways are provided from SE 3rd Street. A 5" sidewalk is existing along SE 3rd Street.

DRIVE-THRU CONVERSION

The existing drive-thru canopy is proposed to be enclosed to provide a building addition for storage. The
passthrough drive aisle on the west side of the building will be widened to provide a 16" one-way drive and
provide necessary separation from the building addition and vehicle traffic.

PARKING

There are no changes to parking onsite. No additional parking is required. The proposed sf building addition is
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Architecture

Building addition line ==

BUILDING & ELEVATIONS

The site is located within the Highway
141 Mixed Use Development Corridor
District Zone 1 and the Transportation
Corridor Mixed Use Development
Overlay District. The building addition
is required to follow the applicable
architecture requirements established
in both overlay districts.

The Transportation Corridor Mixed
Use Development Overlay District
requires 100% brick. Alternative
materials can be permitted with review
by P&Z and approval by Council with .: im

4/5 vote. =il [ |

I L
I &
the building addition consistent with
the existing building. As such, the
building addition would not be 100% This is the applicant’s desired design to meet the minimum requirements of the

The applicant is requesting to design

75% Brick Matching Current Brick, North Elevation

brick and would require 4,/5 vote of Highway 141 District and requires 4/5 vote from Council. The brick is the same

height as the existing brick on the building.

approval by Council.

Should the Council provide 4/5 vote,

at a minimum, the building addition is |
required to follow the Highway 141

Mixed Use Development Corridor |

District Zone 1 requirements to |
provide 75% primary material on all
sides of the addition. EIFS TO COVER 25% OF

3gn NEW ADDITION & MATCH PROPOSED ‘\
|

EXISTING STRUCTURE NEW ADDITION

/— EXISTING STRUCTUFI{E
The 75% and 100% brick designs are .

both provided for reference. | |:||:| DD | |:||:| DD
In addition to the material 5 |:||:| DD | |:||:| DD
L

requirements, the building is required |

. . . L
to provide glazing along SE 3rd Street. BRICKVENEER TO COVER 755 AN REGUIREMENT STRUCTURE PER GWNER APPROVAL
.. ® OF NEW ADDITION WITHIN NEW A[;IT\ON
A minimum of 20% of the area and
40% of the length of the south elevation oy
of the building addition is required to 259"

have glazing. The proposed design

meets these criteria. 4 Page 7 of 25



Conclusion

CONCLUSION

The proposal is to covert the existing drive-thru into an enclosed building addition for office storage.

The applicant is requesting approval of a building addition with less than 100% brick as required by the
Transportation Corridor Overlay.

The proposed design would provide 75% brick to meet the Highway 141 Corridor District Zone 1
requirements.

The Council will have the final say of whether to approve the design with 75% brick. However, the Council

has approved several other projects in the Transportation Corridor Overlay to allow other materials to be
utilized other than brick.

STAFF RECOMMENDATION

Staff recommend approval of the Grove & Platt site plan amendment, subject to remaining staff comments.

This elevation shows 100% brick
on the addition to meet the
Transportation Corridor Overlay
requirements. The applicant does
not prefer this design because it
does not blend in with the rest of
the building.

Existing Building with Drive-Thru
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Mhy-20--2026
June 1, 2026

Gordon Contracting Services
Attn: Ryan Gordon
RE: Grove & Platt Site Plan Amendment

Dear Ryan:

The Development Services Department is in receipt of a proposed Site Plan Amendment for Grove

& Platt. Based on the review of the submittal materials, staff have the following comments:

General Comments:

1. Provide $750 minor site plan fee prior to Council.
2. Provide signed site plan application.

3. Install missing trees per the original site plan.

EXETNGCONCRETE | [
FAANNG LOT

tree planted‘
here-instead

OK

HJ@%

along ROW

o ._7_:"‘;“ I

- two trees planted,

EX G4REAGE
ENCLOZED BV
WO FENCE

X EOLLLAD
™

install 3 trees
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Please provide a letter addressing all comments on this comment letter and/or state what
was modified on the site plan to address said comments.

SITE PLAN AMENDMENT SUBMITTAL SCHEDULE:

SUBMITTAL DATE: June 5, 2026
PLANNING & ZONING: June 2, 2026, at 5:30 PM in the Grimes Council Chambers

COUNCIL MEETING: June 23, 2026, at 5:30 PM in the Grimes Council Chambers

Please feel free to contact me at ecoffey@grimesiowa.gov or at (515) 986-4050 if you have any
questions or need additional information.

Sincerely,

Evann Coffey
Senior Planner
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EIFSTO COVER 25% OF
A NEW ADDITION & MATCH PROPOSED
37 EXISTING STRUCTURE NEW ADDITION \ / EXISTING STRUCTUTE
10"
—
8-3'
. \— WINDOWS TO MEET P&Z \— WINDOWS INSTALLED IN EXISTING
BRICK VENEER TO COVER 75% GLAZING REQUIREMENT STRUCTURE PER OWNER APPROVAL
OF NEW ADDITION WITHIN NEW ADDITION
13-9"
259"
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75% Brick Matching Current Brick, South Elevation
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ecoffey
Snapshot

ecoffey_1
Snapshot


75% Brick Matching Current Brick, North Elevation
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100% Brick, South Elevation
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ecoffey_2
Snapshot

ecoffey_3
Snapshot


100% Brick, North Elevation
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PLANNING AND ZONING COMMISSION COMMUNICATION
Meeting Date: 6/2/2026

AGENDA ITEM: Ordinance Amendment to Chapter 12-8 PUD Regulations

BACKGROUND: The City's current Planned Unit Development (PUD) regulations have
remained largely unchanged for many years and no longer reflect modern planning practices
or the City's expectations regarding development quality, design, public benefit, and
implementation. Historically, PUD zoning districts have served as a tool to accommodate
unique development proposals that could not reasonably be developed under conventional
zoning regulations. While flexibility remains an important component of the PUD process,
experience has demonstrated the need for clearer standards regarding when a PUD is
appropriate, what information should be submitted by an applicant, and how proposed
developments should be evaluated.

As Grimes continues to experience substantial residential, commercial, industrial and mixed-
use growth, staff has identified the need to modernize the PUD regulations to provide greater
predictability for applicants, improve transparency in the review process, and ensure that
requests for flexibility result in measurable community benefits. In addition, the City's zoning
code continues to contain references to the former C-3 Commercial District. The C-3 District is
no longer utilized within the City's zoning framework and these references are proposed to be
removed to improve consistency and eliminate potential confusion during ordinance
administration.

The proposed ordinance substantially updates the City's Planned Unit Development
regulations by replacing the existing provisions with a more comprehensive framework that
establishes clear expectations for applicants and decision-makers.

Key changes include:

Purpose and Intent

The revised ordinance establishes a detailed statement of purpose clarifying that the PUD
District is intended to provide flexibility in site design and development while ensuring high-
quality development outcomes that advance the goals and policies of the Comprehensive
Plan. The revised language emphasizes:

* Innovative site planning;

+ Coordinated architectural design;

* Preservation of natural features and open space;

« Efficient infrastructure utilization;

* Pedestrian connectivity;

* Environmental stewardship;

» Compatibility between varying land uses; and
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* Long-term public benefit.

Eligibility Criteria

The proposed ordinance establishes specific eligibility criteria that must be satisfied before a
development may be considered for PUD zoning. A proposed development must demonstrate
one or more of the following:

* Integrated or mixed-use development patterns;

* Creative or efficient land utilization;

* Preservation of significant natural features;

* Unified architectural and site design themes; or

» Development concepts requiring flexibility from conventional zoning standards while
remaining generally consistent with the Comprehensive Plan.

These standards are intended to ensure that PUD zoning is reserved for developments that
provide enhanced planning outcomes rather than serving as an alternative entitlement
process.

Enhanced Application Requirements

The proposed ordinance significantly expands application requirements to ensure sufficient
information is available during the review process. Additional submittal requirements include:
* Detailed development narratives;

« Comparative analysis between the proposed PUD and a conventional zoning scenario;

» Compatibility analysis addressing surrounding development patterns;

* Identification and justification of requested modifications;

* Infrastructure and utility information;

» Open space and landscaping plans;

* Development phasing; and

» Stormwater management concepts.

These requirements are intended to improve transparency and provide decision-makers with
the information necessary to evaluate the merits of a proposed PUD.

Development Agreements

The proposed ordinance requires all PUD approvals to be accompanied by a Development
Agreement. The Development Agreement will establish the specific development standards
applicable to each project, including permitted uses, architectural standards, landscaping
requirements, signage, parking, open space obligations, and other project-specific
commitments approved through the rezoning process.

Approval Criteria

The proposed ordinance establishes objective approval criteria for consideration by the City
Council. Before approving a PUD District, the City Council must determine that the
development:

* Is consistent with the Comprehensive Plan;

* Provides a development pattern equal or superior to what could be achieved through
conventional zoning;

* Promotes compatibility with surrounding land uses;

* Provides adequate public infrastructure and services;

* Incorporates high-quality site and architectural design;

* Minimizes adverse off-site impacts; and

* Provides identifiable public benefits that justify any requested flexibility from standard zoning
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regulations.
These standards provide a stronger policy basis for evaluating future PUD requests and
ensure consistency in decision-making.

Removal of C-3 and R-4 District References

The proposed amendment also removes all remaining references to the former C-3 and R-4
Districts from the Code of Ordinances. The C-3 District is no longer utilized by the City and has
been effectively replaced through previous zoning code updates. Removing these references
will improve clarity, consistency, and administrative efficiency within the zoning ordinance. The
R-4 District is being replaced by the PUD District.

Comprehensive Plan Analysis

Staff finds that the proposed amendments further several goals and policies contained within
the Grimes Comprehensive Plan, including:

* Encouraging high-quality development and site design;

* Promoting compatibility between land uses;

* Preserving natural resources and open space;

 Improving walkability and connectivity;

* Encouraging efficient infrastructure investments; and

* Providing predictable and transparent development review procedures.

The proposed amendments also support implementation of the Comprehensive Plan by
ensuring that requests for zoning flexibility are accompanied by demonstrated public benefit
and enhanced development outcomes.

Staff Analysis

Staff believes the proposed amendments represent a significant improvement to the City's
existing PUD regulations. The revised ordinance establishes a clear framework that balances
flexibility with accountability. While applicants continue to have the ability to propose innovative
development concepts, the ordinance requires that such flexibility result in development that is
equal or superior to what could otherwise be achieved under conventional zoning standards.
The amendments also provide greater certainty for property owners, neighboring residents,
developers, staff, the Planning and Zoning Commission, and the City Council by establishing
clear eligibility criteria, application requirements, and approval standards. Finally, removal of
obsolete C-3 references improves consistency throughout the Code and ensures that the
zoning ordinance accurately reflects the City's current regulatory framework.

BUDGETARY CONSIDERATIONS: N/A

STRATEGIC PLANNING:
Prioritized: YES _ X _NO

*High-Performing Organization/Exception Professional Services
*Great Place to Live/Expanded Quality of Life Amenities
*Dynamic Town/Strong Sense of Community

*More Beautiful/Vibrant Community

BOARD/COMMISION ACTIONS: N/A

STAFF RECOMMENDATION: Staff recommends approval of the Ordinance Amendment to
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Chapter 12-8 PUD Regulations.

RESPONSIBLE STAFF/CONTACT INFORMATION:

Alex Pfaltzgraff, Development Services Director/Assistant City Manager , 515-986-4050,
apfaltzgraff@grimesiowa.gov

Prepared by: Alex Pfaltzgraff, AICP
Return to: Alex Pfaltzgraff, AICP
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12-8-1 R-4PUD District Regulations:

The Planned Unit Development (PUD) District is intended to provide flexibility in the design and development
of land while ensuring high-quality development outcomes that advance the goals and policies of the
Comprehensive Plan and benefit the community as a whole. The PUD District is designed to encourage
innovative site planning, coordinated architectural design, preservation of natural features, efficient
infrastructure utilization, integrated open space systems, and compatibility between varying land uses.

The PUD District shall function as a site-specific zoning district that allows modifications from conventional
zoning and subdivision regulations where such flexibility results in a development that is equal or superior in
quality, functionality, sustainability, compatibility, and long-term public benefit compared to development
otherwise permitted under the underlying zoning district regulations.

It is the intent of this section that the principles of sound land use planning, including orderly relationships
between land uses, compatibility of development patterns, adequate light and air, preservation of open space,
environmental stewardship, pedestrian connectivity, and efficient public infrastructure systems, be maintained
and enhanced.

1. Submission-of Petition-andPreliminary PlanEligibility Criteria. The-owner-or-owners-of any-tract-of land

The PUD District shall be reserved for only those developments which meet one or more of the following
criteria:

A: Provide for integrated or mixed land use patterns that accommodate varying residential,
commercial, industrial, civic, recreational, or employment uses within a coordinated development
framework.

B. Encourage more efficient and creative land utilization through coordinated site planning, shared
amenities, integrated infrastructure, or enhanced public and private spaces.

€. Preserve and incorporate significant natural resources, topographic features, waterways, drainage
corridors, vegetation, or open space into the overall development design.

D. Establish a unified and coordinated architectural and site design theme through compatible
building design, materials, landscaping, signage, lighting, and pedestrian systems.

E. Facilitate development opportunities that are generally consistent with the Comprehensive Plan
and Future Land Use Map, but which require flexibility from conventional zoning regulations due
to the unique nature, scale, use or design of the proposed development.

Grimes, IA | Code of Ordinances 1
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Htle—te—pmmete—publ%lqeamq—saﬁeb/—aFrd—gequaLwelfaFe—An owner or authorlzed appllcant may Detltlon

the City Council for rezoning to a PUD District. A preliminary concept plan of the proposed development
shall be submitted, showing in schematic form the proposed location of all the following:

A. Preliminary concept plan illustrating the proposed development layout and relationship of uses;
B- Proposed land uses and building types;

€. Building height, density, intensity, and bulk information;

D. Parking areas and parking calculations;

E. Vehicular circulation, access drives, and adjacent roadway connections;

E. Sidewalks, trails, and pedestrian circulation systems;

G: Existing topography and significant natural features;

H. Landscaping and open space plans;

L. Required setbacks and yard areas;

3 Common open spaces, parks, recreation areas, and maintenance responsibilities;

K- Existing and proposed easements and utility infrastructure;

L Proposed development phasing and timing schedule;

M. Stormwater management and drainage concepts;

N Evidence demonstrating the feasibility and capability of completing the proposed development;

O: Proposed deviations or modifications from underlying zoning or subdivision regulations, including
justification for each requested modification; and
P: Detailed development narrative including:

1. Submission Criteria Justification. A narrative describing how the proposed development
satisfies the intent, objectives, and eligibility criteria of the PUD District and identifying the
public benefits, planning objectives, or enhanced design outcomes achieved through the
proposed development.

Grimes, IA | Code of Ordinances 2
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2. Comparative Development Analysis. A comparative analysis evaluating the proposed PUD
against a development scenario that could reasonably occur under the base zoning district
regulations, including comparisons related to land use efficiency, infrastructure,
architecture, open space, circulation, environmental preservation, and overall development
quality.

3. Development Compatibility Analysis. A narrative and graphical analysis describing how the
proposed development is compatible with surrounding existing and planned land uses,
neighborhood character, infrastructure systems, and adopted planning documents, and how
potential adverse impacts are mitigated through site design, buffering, transitions, and
operational controls

Htle%e—pmnete—wbhelqea%—safeb/—md—the-gewamafa@ development agreement shaII be reqwred
for all PUD Districts. The development agreement shall be drafted by the City and shall include a
narrative section that identifies the primary objectives of the development, as well as providing specific
guidelines and design standards related to the development including, but not limited to, size, location,
and uses of buildings, bulk regulations, parking configurations and requirements, architectural standards,
landscaping, open space design, signage design and location, pedestrian access, and utilities. For
projects that require additional plan review, legal services or other third party professional services, the
development agreement shall require the applicant to contribute additional funds towards costs beyond
the typical fees required by the application.

5 Submbssen—ef—Emal—Develeement—Plan—Approval Crlterla Lﬂthe—@euned—app#eves—the—p#emqmapy—plaq—and

the—p#epesed—leeahen—ef—a#ef—the—ﬁeﬂewmg—ln approvmg a PUD Dlstrlct the Clty Councn shaII determlne

the proposed development:
A: Is consistent with the Comprehensive Plan and other adopted planning policies of the City;

B- Provides a development pattern that is equal or superior to a conventional development permitted
under the base zoning district regulations;

& Promotes compatibility with surrounding existing and planned land uses;

B Provides adequate public infrastructure, utilities, stormwater management, transportation access, and
public services;

E: Incorporates high-quality site planning, architectural design, landscaping, open space, pedestrian
connectivity, and environmental stewardship; and

E: Is designed and operated in a manner that minimizes negative off-site impacts, including but not
limited to traffic congestion, excessive noise, glare and lighting impacts, vibration, stormwater runoff,
and operational disturbances.

Grimes, IA | Code of Ordinances 3
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1

K. Walks:
L. Walls-and-fences:;
M—l:andseapmg—and—plaqt—matenal—

Grimes, IA | Code of Ordinances 4
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