
 

CLIVE PLANNING & ZONING 
COMMISSION 

AGENDA, REGULAR MEETING 
1900 NW 114th Street 

November 4, 2025 5:30 PM 

 

 
This meeting will be conducted in-person in the Greenbelt Room at City Hall and 

virtually via Zoom platform. To participate virtually use the following 
link: https://us06web.zoom.us/j/81194871820   

Call to Order  

Roll Call  

Approval of Meeting Minutes  

Action Items  

1. Parkland Vacation - NW 181st Street 
2. Fortress Bank — 11140 Hickman Road 
 a. Right-of-way Vacation 
 b. Site Plan and Preliminary Plat 
3. Zoning Ordinance Amendment - Boarding and Lodging Houses 
Presentation  

1. Landscape Ordinance Updates- Discussion 
Staff Report  

Adjournment  
 

https://us06web.zoom.us/j/81194871820


 

Staff Report 
TO: Planning and Zoning Commission members 
FROM:  
Amanda Grutzmacher, Senior Planner 
 
DATE: November 4, 2025 
RE: Parkland Vacation - NW 181st Street 

 
In 2023, Keys Custom Homes, LLC donated a 1,601 square foot portion of Lot 49 of 
Shadow Creek Plat 6 (Parcel 23-45) to the City of Clive as parkland in order for the 
property to qualify for the Disabled Veteran Homestead Property Tax Credit. The 
current owners of the remaining portion of Lot 49 have requested Parcel 23-45 be 
vacated and sold to them to restore the original lot configuration. Clive City Code 
Section 7-1-2 requires Planning and Zoning Commission to make a recommendation to 
City Council concerning vacation of any public grounds, including parkland. 
 
Though adjacent to the future extension of the Greenbelt Trail, Parcel 23-45 would not 
easily be incorporated into public recreation space due to its configuration and 
surrounding improvements. Staff recommends that Parcel 23-45 does not provide a 
continued public benefit as parkland and further recommends approval of the vacation 
request. 
 
If you have questions or need additional information prior to the meeting, contact 
Amanda at agrutzmacher@cityofclive.com or 515-223-6221. 
 
Attachments: 
1. Plat of Survey 
2. Resolution approving vacation 
 

mailto:agrutzmacher@cityofclive.com
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Return to: City Clerk, City of Clive, 1900 NW 114th St., Clive, Iowa 50325 

Prepared by: Amanda Grutzmacher, 1900 NW 114th Street, Clive, Iowa 50325 Phone (515)223-6221 
__________________________________________________________________________________________________ 

RESOLUTION NO. ____ 

RESOLUTION VACATING A PORTION OF GREENBELT PARK 

 WHEREAS, the City of Clive currently holds title to certain real estate which constitutes 

a portion of the Greenbelt Park in the City of Clive and is legally described as set forth in Exhibit 

A attached hereto and incorporated herein by this reference (the "Real Estate"); and 

 WHEREAS, the Real Estate described above was acquired by the City of Clive through 

parkland donation, but is no longer necessary; and 

 WHEREAS, City staff has recommended the vacation and conveyance of a portion of the 

Real Estate to the adjoining property owners, Kevin L. Taylor Trust u/t/a April 28, 2025, and Lacey 

J. Taylor Trust u/t/a April 28, 2025; and 

 WHEREAS, the City Council of the City of Clive on the 13th day of November, 2025, held 

a public hearing on the question of vacating a portion of Greenbelt Park; and 

 WHEREAS, the City Council has determined that the Real Estate described herein 

provides no public benefit and should be vacated. 

 NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF 

CLIVE, IOWA: 

1. The portion of Greenbelt Park as legally described in Exhibit A is hereby vacated 

and all plats affected thereby shall hereby be deemed to be amended in accordance 

with this Resolution. 

2. This resolution shall be recorded with the Dallas County Recorder and shall serve 

as public notice that a portion of Greenbelt Park is hereby vacated by the City of 

Clive, Iowa. 

 



PASSED AND APPROVED THIS _________ day of ___________________, 2025. 

 

CITY OF CLIVE, IOWA 

 

       By _____________________________ 

             John Edwards, Mayor 

 ATTEST: 

 

______________________________ 

Matthew D. Graham, City Clerk 

 

 

  



EXHIBIT “A” 

PARKLAND VACATION LEGAL DESCRIPTION 

PARCEL 23-45 OF THE SURVEY OF A PART OF LOT 49 IN SHADOW CREEK PLAT 6, AN 

OFFICIAL PLAT, NOW INCLUDED IN AND FORMING A PART OF THE CITY OF CLIVE, 

AS SHOWN IN BOOK 2023, PAGE 6444 AND AMENDED IN BOOK 2023, PAGE 18925 IN 

THE OFFICE OF THE RECORDER OF DALLAS COUNTY, IOWA, AND MORE 

PARTICULARLY DESCRIBED AS: 

 

A PORTION OF LOT 49, SHADOW CREEK PLAT 6, AN OFFICIAL PLAT, CLIVE, DALLAS 

COUNTY, IOWA BEGINNING AT THE MOST SOUTHERLY CORNER OF SAID LOT 49; 

THENCE N28O17’35”W ALONG THE SOUTHWESTERLY LINE OF SAID LOT 49, A 

DISTANCE OF 119.33 FEET TO THE NORTHWESTERLY CORNER OF SAID LOT 49; 

THENCE N64O44’25”E ALONG THE NORTHWESTERLY LINE OF SAID LOT 49, A 

DISTANCE OF 13.52 FEET; THENCE S28O17’35”E PARALLEL WITH AND 13.50 FEET 

NORTHEASTERLY OF THE SOUTHWESTERLY LINE OF SAID LOT 49; THENCE 

S58O44’35”W ALONG THE SOUTHEASTERLY LINE OF SAID LOT 49, A DISTANCE OF 

13.52 FEET TO THE POINT OF BEGINNING. 

   

 



 

Staff Report 
TO: Planning and Zoning Commission members 
FROM:  
Amanda Grutzmacher, Senior Planner 
 
DATE: November 4, 2025 
RE: Fortress Bank — 11140 Hickman Road 

 
GENERAL INFORMATION 
Applicant: Civil Design Advantage on behalf of Fortress Bank 
Requested Action: Approval of Site Plan and Preliminary Plat, Approval of right-of-way 
vacation 
Location: 11140 Hickman Road 
  

 
CASE HISTORY 
1973 - Interstate Investment Subdivision Final Plat approved 
1983 - Site plan approved for new office building 
2008 - Site Plan approved for Clive Motors redevelopment 
2008 - Demolition permit 
2023 - property acquired by Fortress Bank 
2024 - additional 8' of right-of-way acquired along NW 111th Street 
  
BACKGROUND 
The applicant, Civil Design Advantage on behalf of Fortress Bank, is requesting 
approval of a site plan and preliminary plat and vacation of excess right-of-way to allow 
for redevelopment of the property with a 3-story, approximately 18,000 square foot 
Class A office building. The site has most recently been used by Car City West, a used 
car dealership, but has been vacant for the past several years. Fortress Bank acquired 
the property in 2023 with the intent to redevelop the site and has been in discussions 
with staff since that time. To facilitate redevelopment, the City has amended the Clive 
Urban Renewal Plan to identify the proposed project as eligible for incremental tax 
rebate payments. The City has also initiated the process to vacate excess Hickman 

LAND USES & ZONING 

Location Existing Land Use Land Use Plan Designation Current 
Zoning 

Subject 
Property 

 Vacant Used car dealership Commercial - Retail/Services C-2, FF 

North Hotel, restaurant N/A - Urbandale N/A - 
Urbandale 

East  Multi-tenant commercial  Commercial - Retail/Services C-2  

South  Car dealership  Commercial - Retail/Services C-2, FF, 
M-1  

West Car dealership  Commercial - Retail/Services C-2, FF  



Road right-of-way to be incorporated into the redeveloped site. 
  
ANALYSIS 
The subject site is approximately 1.32 acres in size and the preliminary plat will realign 
the north property line to accommodate the requested right-of-way vacation of 
approximately 0.28 acres.   
 
Building Design & Site Lighting 
The proposed bank building is proposed to be constructed primarily of Edwards cast 
stone and full depth brick in a natural color scheme. Black fiberglass and hidden 
fastener metal panel provide contrast and detail to the facade. The architectural details, 
including parapet cornices, mullion treatments to windows, and pop-outs, follow the 
Development Standards Manual for frequency and spacing. The building includes 2 
drive-thru lanes along the south of the building for teller and ATM access, which 
includes an overhang that coincides with the first floor height.  
 
The dumpster enclosure is proposed to be CMU in a matching color to the cast stone 
on the building and a black metal frame door. The retaining wall proposed to border the 
parking lot on the west and south sides of the property is proposed to be a Belgard 
diamond pro block in an 8"x18"x12" size with an added safety rail. Due to the 
necessary height in portions of the wall, structural engineering will be required before 
the retaining wall is installed to insure the size and construction method is adequate for 
the intended application.  The electrical transformer and generator are located near the 
southwest corner of the building.  
 
Parking lot and building lighting is provided throughout the lot and meets uniformity 
lighting and other standards as defined in the Development Standards Manual.  
 
Site Layout & Circulation 
The building is located in the northwest corner of the site, with parking to the east and 
south. 54 parking spaces are required and provided on the site. Access to the site is 
provided by two points on NW 111th Street. The northern access point is a right-in, 
right-out only, while the south access provides full access into and out of the site. The 
drive-thru traffic is directed to the west side of the parking lot to queue through the 
lanes. The dumpster location is located in line with the full access point. ADA 
accessible parking is available on the east side of the building near the main customer 
entrance. A secondary entrance is available to the south of the building for employee or 
emergency access.  
 
Pedestrian traffic into the site is provided off of NW 111th Street at the northeast of the 
property and aligns with the accessible striping space to facilitate pedestrians to the 
customer entry point. Additional protective striping is provided across the exit point of 
the drive-thru at the outlet of the sidewalk to the south parking area.  Bollards along the 
east sidewalk adjacent to the building are proposed to discourage parking overhang in 
the walking area.  
In the terms of the right of way vacation, the applicant is responsible for relocating the 
public facilities sign that is currently on the property. Staff is working with the applicant 
to design the replacement. The new sign is proposed in the northeast corner of the 
site.  



 
Landscaping & Stormwater Management 
Due to grading needs, few of the existing trees on the site will remain. 13 trees are 
required for the new site landscaping. 16 trees are proposed, including three city-owned 
tree replacements along the north side of the property in lieu of the street tree planting 
location due to the alignment of the water main. The applicant has also worked with 
Smart Honda, who owns the lot adjacent to the south, to remove and replace 4 trees 
that are needed to be removed to construct the parking lot retaining wall. Any 
restoration of the adjacent property is subject to the terms of the temporary construction 
easement.   
 
Headlight screening is provided along NW 111th Street, and similar plantings are 
proposed around the customer entry of the building and around the Public Facilities 
Sign.  An irrigation system is proposed to water the headlight screening, sign 
landscaping, building landscaping, and landscaped island areas.  
 
Stormwater management is accommodated for in private underground detention 
facilities under the southernmost parking aisle. The impervious surfaces of the site are 
graded to flow all run off into storm drains that ultimately drain into the underground 
detention facilities which outlet into the southwest corner of the site which houses a 
private detention basin. Green space is graded to flow water to the west and south to 
the existing detention basin. a stormwater detention easement is proposed for the 
southwest corner of the site.  
 
Utilities 
The applicant will extend a 12" water main across the north and east of the site, 
servicing their lot before connecting to the existing water main south of the site along 
NW 111th Street. 6" domestic and fire hydrant services are extended from the main to 
the site. A new fire hydrant will be installed on the island at the southeast corner of the 
building. A new run of 6" Sanitary Sewer will be extended from the existing service to 
reach the new building.  Gutter downspouts tie in ton 8" storm sewer network at the 
southwest corner of the building, routing to the underground detention facility and 
ultimately discharging to the detention basin. Gas and electric services are provided to 
the site off of NW 111th Street.  
  
PUBLIC COMMENT 
Notice was sent to the surrounding property owners within 310-feet of the subject site 
on October 21, 2025. To date, staff has received general inquiries, but nothing in writing 
has been submitted. 
  
STAFF RECOMMENDATION 
Staff recommends approval subject to resolution of all items outlined in the staff 
comment letter originally dated April 21, 2025 and most recently amended October 24, 
2025. Staff is currently reviewing the latest submittal to confirm resolution of the 
remaining comments. 
 
Please see the sub-items for the ROW vacation documents and Site Plan/Preliminary 
Plat documents. 
 



Attachments: 
None 
 



 

Staff Report 
TO: Planning and Zoning Commission members 
FROM:  
Amanda Grutzmacher, Senior Planner 
 
DATE: November 4, 2025 
RE: Right-of-way Vacation 

 
Fortress Bank has requested vacation of approximately 0.28 acres (12,043 square feet) 
of city-owned Hickman Road right-of-way to facilitate redevelopment of the adjacent 
property. The requested vacation area lies north of the private property at 11140 
Hickman Road and south of the state-owned Hickman Road right-of-way. The planned 
redevelopment requires removal of the City welcome sign currently located within the 
right-of-way proposed to be vacated. The developer has agreed to reconstruct a similar 
sign as part of the site redevelopment. Staff is working with the applicant on a design 
for the relocated City public facility sign which will be presented to Planning and Zoning 
Commission and City Council for approval. 
 
Staff recommends approval of the Hickman Road right-of-way vacation as requested. 
 
Attachments: 
1. Vacation Exhibit 
2. Vacation Location Map 
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Staff Report 
TO: Planning and Zoning Commission members 
FROM:  
Amanda Grutzmacher, Senior Planner 
 
DATE: November 4, 2025 
RE: Site Plan and Preliminary Plat 

 
The applicant, Civil Design Advantage on behalf of Fortress Bank, is requesting 
approval of a site plan and preliminary plat to allow for redevelopment of the property 
with a 3-story, approximately 18,000 square foot Class A office building. Please refer to 
the primary staff report for additional information. 
 
Attachments: 
1. Development Review Application 
2. Notice letter and mail list 
3. Site Plan 
4. Architectural Elevations 
5. Photometric Plan 
6. Retaining wall and fence cut sheet 
 



City of Clive
1900 NW 114th Street
Clive, IA 50325-7077
Phone (515) 223-6221

 www.cityofclive.com

APPLICATION FOR
DEVELOPMENT REVIEW

PERMIT APPLICATION DATE

STP25-000007 Site Plan 04/18/2025

PROJECT LOCATION PROJECT NAME

southwest corner of Hickman Rd. and NW 111th 
St.

Fortress Bank

PROJECT DESCRIPTION

3-story, 18,000 square feet building

APPLICANT PROPERTY OWNER

Civil Design Advantage
Nicole Neal
4121 NW Urbandale Dr
Urbandale, IA 50322
(515) 369-4400
nicolen@cda-eng.com

Fortress Bank
Lee Garlach
5000 Westown Pkwy
West Des Moines, IA 50266
(563) 362-0420
lgarlach@bankfortress.com

DEVELOPER PROJECT MANAGER

Christensen Development
Chad Rasmussen
215 E 3rd St
Des Moines, IA 50309
(515) 321-0491
chad@christensendevelopment.com

Civil Design Advantage
Nicole Neal
4121 NW Urbandale Dr
Urbandale, IA 50322
(515) 369-4400
nicolen@cda-eng.com

ENGINEER OF RECORD ARCHITECT OF RECORD

Civil Design Advantage
John Becker
4121 NW Urbandale Dr
Urbandale, IA 50322
(515) 369-4400
johnb@cda-eng.com

Simonson + Associates Architects
Stephanie Poole
1717 Ingersoll Ave
Des Moines, IA 50309
(515) 440-5626
spoole@simonsonassoc.com

MEETING DATES

PLANNING & ZONING COMMISSION CITY COUNCIL

11/04/2025 11/13/2025

http://www.cityofclive.com


October 21, 2025

Re:  11140 HICKMAN RD - Fortress Bank

Dear Property Owner:

Nicole Neal has submitted a Site Plan to the City of Clive to 3-story, 18,000 square feet building located at 
southwest corner of Hickman Rd. and NW 111th St.

The Clive Planning and Zoning Commission will tentatively receive public input on this application during their 
meeting at 5:30 p.m., Nov 04, 2025. You may attend this meeting in person in the City Council Chambers, 1900 
NW 114th Street, Clive, IA 50325, or virtually via Zoom. Zoom Meeting ID and call-in number will be published 
on the agenda for the meeting. Meeting agendas are available on the Cityâs meeeting portal at https://cliveia.portal.

.civicclerk.com/

As a neighboring property owner, you are being notified and invited to present your views concerning this 
application, either verbally by virtually attending the meeting, or in writing. Written comments must be received by 
the City prior to the Planning and Zoning Commission meeting. Written comments should be addressed to the City 
of Clive, City Planner, 1900 NW 114th Street, Clive, IA 50325 or by email at the address below.

Following the Planning and Zoning Commission's review and recommendation, the City Council will make a 
determination on this application. The public meeting has been tentatively scheduled for 6:00 p.m., on Nov 13, 
2025, also to be hosted in person at the above address and virtually via Zoom. Zoom Meeting ID and call-in number 
will be published on the agenda for the meeting. City Council meeting agendas are available on the Cityâs meeeting 
portal at https://cliveia.portal.civicclerk.com/.

If you know of any interested parties who have not received a copy of this letter, we would appreciate it if you 
would inform them of the time, date and place of the Planning and Zoning Commission's meeting and City Councilâ
s meeting. If you have any questions concerning this application or if you would like additional information, please 
call the Community Development Department at (515) 223-6221.

Sincerely,

Amanda Grutzmacher

AGRUTZMACHER@CITYOFCLIVE.COM

 

https://cliveia.portal.civicclerk.com/
https://cliveia.portal.civicclerk.com/
https://cliveia.portal.civicclerk.com/


LOCATION MAP



 
CCT INVESTMENTS LLC 
11015 BELL OAKS ESTATE RD 
EDEN PRAIRIE, MN 55347-5253 
 

  
CITY OF URBANDALE 
3315 70TH ST 
URBANDALE, IA 50322-3203 
 

  
HOLMES OLDS CO INC 
2079 NW 114TH ST 
CLIVE, IA 50325 
 

 
STATE OF IOWA 
800 LINCOLN WAY 
AMES, IA 50010-6915 
 

  
FORTRESS BANK 
5000 WESTOWN PKWY STE 420 
WEST DES MOINES, IA 50266-5921 
 

  
98 INVESTMENTS LLC 
6750 WESTOWN PKWY STE 200 
WEST DES MOINES, IA 50266-7717 
 

 
DMHON RE LLC 
2160 NW 111TH ST 
CLIVE, IA 50325 
 

  
MACHINE SHED LLC 
2600 111TH ST 
URBANDALE, IA 50322-3724 
 

  
LIVING HISTORY FARMS FOUNDATION 
2600 111TH ST 
URBANDALE, IA 50322-3724 
 

 
HOA HOTELS LLC 
1501 RIVER DR 
MOLINE, IL 61265-1307 
 

  
HOLMES OLDS COMPANY INC 
11206 HICKMAN RD 
CLIVE, IA 50325-3744 
 

  
MD6 CLIVE LLC 
417 1ST AVE SE 
CEDAR RAPIDS, IA 52401-1309 
 

 
 

  
 

  
 

 
 

  
 

  
 

 
 

  
 

  
 

 
 

  
 

  
 

 
 

  
 

  
 

 
 

  
 

  
 



Fortress Bank

4121 NW URBANDALE DRIVE, URBANDALE, IA 50322
PH: (515) 369-4400

CIVIL DESIGN ADVANTAGE

UTILITY WARNING

INDEX   OF   SHEETS

Fortress Bank

SITE PLAN FOR:

CLIVE, IOWA

www.iowaonecall.com
1-800-292-8989

ONE CALL
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CONSTRUCTION SCHEDULE

DEVELOPMENT INFORMATION SUMMARY
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ARCHITECT

PROJECT SITE ADDRESS

SURVEYOR

OWNER/APPLICANT

VICINITY   MAP
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CLIVE, IOWA

FIRM INFORMATION
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1 (ST-6) - NYLOPLAST DRAIN BASIN WITH WEIR

2 BASIN OUTLET (ST-2 & ST-3)
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2 INTEGRAL 6" STANDARD CURB

3 6"  INTEGRAL CURB AND SIDEWALK

4 ACCESSIBLE PARKING SIGN

1 PCC PAVEMENT

8 GENERAL FEATURES OF AN ACESSIBLE SIDEWALK

5 CURB RAMPS - GENERAL SECTION

6 ROOF DRAIN CONNECTION7 HYDRANT ASSEMBLY SPOT ELEVATION REFERENCE

9 BOLLARD
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CODE QTY COMMON NAME BOTANICAL NAME CONDITION AND SIZE

OVERSTORY TREES
AM 3 ARMSTRONG RED MAPLE ACER RUBRUM 'ARMSTRONG' B&B, 2.5" CALIPER
GL 3 GREENSPIRE LINDEN TILIA CORDATA `GREENSPIRE` B&B, 2.5" CALIPER
GS 3 SKYLINE HONEY LOCUST GLEDITSIA TRIACANTHOS `SKYLINE` B&B, 2.5" CALIPER

EVERGREEN TREES
PF 2 PYRAMIDAL WHITE PINE PINUS STROBUS 'FASTIGIATA' B&B, 6` HEIGHT
PP 2 BAKER COLORADO SPRUCE PICEA PUNGENS 'BAKERI' B&B, 6` HEIGHT

SHRUBS
HE 7 SEASIDE SERENADE® CAPE COD HYDRANGEA HYDRANGEA MACROPHYLLA `HMUPSI` CONT, 3 GAL
HF 16 SUNBURST ST. JOHN'S WORT HYPERICUM FRONDOSUM 'SUNBURST' CONT, 3 GAL
HP 19 PURPLE DE ORO DAYLILY HEMEROCALLIS X 'PURPLE DE ORO' CONT, 1 GAL
RF 5 FINE LINE BUCKTHORN RHAMNUS FRANGULA `FINE LINE` CONT, 3 GAL
WV 14 MY MONET® WEIGELA WEIGELA FLORIDA 'VERWEIG' CONT, 3 GAL

GRASSES
CX 94 FEATHER REED GRASS CALAMAGROSTIS X ACUTIFLORA `KARL FOERSTER` CONT, 1 GAL

PERENNIALS
MO 21 MILLENIUM ORNAMENTAL ONION ALLIUM X 'ALLMIG1' CONT, 1 GAL
NX 4 WALKERS LOW CATMINT NEPETA X FAASSENII `WALKERS LOW` CONT, 1 GAL
SN 24 RUSSIAN SAGE SALVIA YANGII CONT, 1 GAL

ANNUALS/PERENNIALS
AJ 4 AUTUMN JOY STONECROP SEDUM SPECTABILE `AUTUMN JOY` CONT, 1 GAL

PLANT SCHEDULE ON-SITE

CODE QTY COMMON NAME BOTANICAL NAME CONDITION AND SIZE

EVERGREEN TREES
AC 4 WHITE FIR ABIES CONCOLOR B&B, 6` HEIGHT

PLANT SCHEDULE OFF-SITE

CODE QTY COMMON NAME BOTANICAL NAME CONDITION AND SIZE

OVERSTORY TREES
CHB 3 COMMON HACKBERRY CELTIS OCCIDENTALIS B&B, 2.5" CALIPER

PLANT SCHEDULE CITY OWNED TREE REPLACEMENTS
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35

35

35

35

35

35

35

35

M

BF

FS C RF

35

18

1818

C6
11.41"

C7
9.541"

C5
10.71"

C4
2.281"

C3
2.061"

C11
15.21"

C12
13.41"

252525252525 25

35

C8
11.91"

C2
10.91"

C10
4.641"

C9
7.421"

C1
8.881"

NUMBER TYPE GPM

VALVE SCHEDULE

SYMBOL MANUFACTURER/MODEL/DESCRIPTION QTY

SYMBOL MANUFACTURER/MODEL QTY

SYMBOL MANUFACTURER/MODEL/DESCRIPTION QTY

SYMBOL MANUFACTURER/MODEL/DESCRIPTION QTY

14 ADJ 14 F

18 18
18 ADJ 18 F

25

35

BF

C

RF

FS

M

Valve Number

Valve Flow

Valve Size

Valve Callout

#

##"

IRRIGATION SCHEDULE
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CENTER FEED EXAMPLE

LATERAL FLOW PER 100 FT (GPM)

END FEED EXAMPLE

GRID PRECIPITATION RATES (IN/HR) MAXIMUM FLOW PER ZONE
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TYPICAL RAIN BIRD DRIPLINE REQUIREMENTS8 20 GPH DRIPLINE RING-0.9 GPH @ 3
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48' - 0"
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STONE (OR APPROVED EQUAL)

BLACK METAL PANEL W/ HIDDEN 
FASTENER SYSTEM & BLACK 

REVEALS

CLEAR GLAZING IN BLACK 
ALUMINUM FRAMES

PREFINISHED FIBERGLASS 
CORNICE

PREFINISHED BLACK 
CURTAINWALL FRAMES W/ 
CLEAR LOW-E GLAZING

GLASS RAILING SYSTEM

RED FULL DEPTH BRICK - GLEN 
GERY NAPA VALLEY VELOUR 

(OR APPROVED EQUAL)

51' - 5"

T.O. PARAPET 3
51' - 9"

PREFINISHED BLACK 
CURTAINWALL FRAMES W/ 
BLACK SPANDREL GLASS
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CAST STONE (OR APPROVED 

EQUAL)
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EQUAL)
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DASHED LINES INDICATE PROPOSED 
RTU'S & CURBS.
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TYPICAL U.O.N.
• BOLLARDS:   CONCRETE FILLED STEEL BOLLARDS PAINTED SAFETY YELLOW.
• EXPOSED LINTELS:   GALVANIZED & PAINTED BLACK.
• METAL STAIRS & RAILINGS:   GALVANIZED & PAINTED BLACK.
• METAL BALCONIES & RAILINGS:   GALVANIZED & PAINTED BLACK.
• FASCIA & SOFFIT:   METAL PREFINISHED BLACK.
• SCUPPERS, GUTTERS & DOWNSPOUTS:   METAL PREFINISHED BLACK.
• CAULKS & SEALANTS:   COLOR MATCHED TO ADJACENT MATERIAL.
• HOLLOW METAL MAN DOORS & FRAMES:   PAINTED TO MATCH ADJACENT MATERIAL.
• LOUVERS:   METAL PRE-FINISHED TO MATCH ADJACENT MATERIAL COLOR.

• LIGHT FIXTURES:   METAL PRE-FINISHED HOUSINGS TO MATCH ADJ. OPENING 
FRAMING.

• MECHANICAL EQUIPMENT:   IF NOT SCREENED, COLOR TO MATCH ADJACENT 
MATERIAL.

• EXTERIOR UTILITY EQUIPMENT:   IF ALLOWED, PAINTED TO MATCH ADJACENT 
MATERIAL.

MISC EXTERIOR MATERIAL FINISHES
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SCALE: 1/8" = 1'-0"
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EAST ELEVATION

SCALE: 1/8" = 1'-0"
1

WEST ELEVATION

SCALE: 1/8" = 1'-0"
2

SOUTH ELEVATION

SCALE: 1/8" = 1'-0"
4

NORTH ELEVATION

NORTH ELEVATION 3,929.76 SF TOTAL W/O GLAZING: 2,479.11 SF

GLASS =   1,450.65 SF 37%        0.00 SF 00%
FULL DEPTH BRICK =    514.67 SF 13%    514.67 SF 21%
STONE = 1,552.33 SF 40% 1,552.33 SF 63%
METAL PANEL =    412.11 SF 10%    412.11 SF 17%

MATERIAL CALCULATIONS (CITY OF CLIVE)

EAST ELEVATION 3,072.24 SF TOTAL W/O GLAZING: 1,895.57 SF

GLASS =   1,176.67 SF 38%        0.00 SF 00%
FULL DEPTH BRICK =    507.00 SF 17%    507.00 SF 27%
STONE =    901.58 SF 29%    901.58 SF 48%
METAL PANEL =    486.99 SF 16%    486.99 SF 26%

SOUTH ELEVATION 3,854.39 SF TOTAL W/O GLAZING: 3,093.09 SF

GLASS =      761.30 SF 20%        0.00 SF 00%
FULL DEPTH BRICK =    646.00 SF 17%    646.00 SF 21%
STONE = 1,611.03 SF 42% 1,611.03 SF 52%
METAL PANEL =    836.06 SF 22%    836.06 SF 27%

WEST ELEVATION 3,406.52 SF TOTAL W/O GLAZING: 2,517.54 SF

GLASS =      888.00 SF 26%        0.00 SF 00%
FULL DEPTH BRICK =    627.51 SF 18%    627.51 SF 25%
STONE = 1,391.01 SF 41% 1,391.01 SF 55%
METAL PANEL =         500 SF 15%         500 SF 20%
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Symbol Label QTY Catalog Number Description Lamp Number
Lamps

Lumens
per Lamp LLF Wattage

S1
3 PRV-PA2A-8540-U-T4W PREVAIL AREA AND ROADWAY LUMINAIRE

(2) 85 CRI, 4000K, 720mA LIGHT ENGINES
WITH 24 LEDS AND TYPE IV WIDE OPTICS

72 169 0.9 112

S2
1 [...] [...] [...] 24 244 0.9 108

PRV-PA1A-8540-U-T4W PREVAIL AREA AND ROADWAY LUMINAIRE
(1) 85 CRI, 4000K, 670mA LIGHT ENGINE
WITH 24 LEDS AND TYPE IV WIDE OPTICS

24 244 0.9 54

PRV-PA1A-8540-U-T4W PREVAIL AREA AND ROADWAY LUMINAIRE
(1) 85 CRI, 4000K, 670mA LIGHT ENGINE
WITH 24 LEDS AND TYPE IV WIDE OPTICS

24 244 0.9 54

W1 4 DSXW1 P3 40K 80CRI
TFTM

4000 4000K 80CRI Forward Throw Medium 1 2930 0.85 21.05

Statistics

Description Symbol Avg Max Min Max/Min Avg/Min

Calc Zone #1 PARKING LOT 1.4 fc 3.0 fc 0.3 fc 10.0:1 4.7:1
Calc Zone #2 PERIMETER 0.1 fc 0.5 fc 0.0 fc N/A N/A





 

Staff Report 
TO: Planning and Zoning Commission members 
FROM:  
Amanda Grutzmacher, Senior Planner 
 
DATE: November 4, 2025 
RE: Zoning Ordinance Amendment - Boarding and Lodging Houses 

 
Due to a series of state legislative changes over the past several years, staff has 
identified a need to update the zoning ordinance to recognize boarding and lodging 
houses as specific land uses. The proposed amendment will bring the zoning ordinance 
into conformity with the proposed rental housing ordinance and program updates that 
are anticipated to be approved by City Council in the near future. 
 
Background 
The zoning ordinance currently includes a definition for “Boarding House” and “Lodging 
House”; however, those uses are not included in any of the zoning district permitted 
uses tables. Historically, the zoning ordinance did include boarding and lodging houses 
as permitted uses in the R-3 District, but those uses were omitted in the extensive 
zoning ordinance update adopted in 2008. At the time of the major zoning overhaul, 
boarding and lodging houses were no longer a relevant land use in the suburban 
context. The culmination of state legislative changes preempting local regulations on 
numbers of unrelated adults living together, short-term rental units, and accessory 
dwelling units has made boarding and lodging houses more prevalent again and 
necessitates clarifications to the zoning ordinance. 
 
Proposed Changes 
A summary of the changes proposed include, 

• Updated definitions to align with Clive’s Building Code and Rental Housing 
Program 

• Boarding Houses as a permitted use in the R-3 District 
• Lodging House as a Special Permitted Use in all residential zoning districts. 

Special Permitted Uses require approval by Board of Adjustment 
• Addition of parking requirements. 

 
Staff recommends approval of proposed Ordinance 1173 amending the zoning 
ordinance regarding regulations for boarding and lodging houses. If you have questions 
or need additional information prior to the meeting, contact Amanda at 
agrutzmacher@cityofclive.com or 515-223-6221. 
 
Attachments: 
1. Ordinance 1173 - Boarding and Lodging Houses 
 

mailto:agrutzmacher@cityofclive.com


 

ORDINANCE NO. 1173 

 

 

AN ORDINANCE AMENDING THE CODE OF ORDINANCES OF THE CITY OF CLIVE, 

IOWA, 2024, BY AMENDING PROVISIONS OF THE ZONING ORDINANCE 

REGARDING BOARDING AND LODGING HOUSES 

 

 

 Be It Enacted by the City Council of the City of Clive, Iowa: 

 

 SECTION 1.  INTERNAL REFERENCES.  All references to section numbers in this 

ordinance shall be to sections contained with Title 11 in the Zoning Ordinance, unless otherwise 

specified. 

 

SECTION 2. AMENDMENT – WORDS AND TERMS DEFINED. In Title 11, Chapter 

2-1 (entitled “WORDS AND TERMS DEFINED”) shall be amended as in “Exhibit A” attached 

hereto. 

 

SECTION 3. AMENDMENT – PRINCIPAL PERMITTED USES. In title 11, Chapter 

11-6-3 (entitled “PRINCIPAL PERMITTED USES”) shall be amended as in “Exhibit B” 

attached hereto. 

 

SECTION 4. AMENDMENT – NUMBER OF PARKING SPACES REQUIRED. In title 

11, Chapter 11-13-8 (entitled “NUMBER OF PARKING SPACES REQUIRED”) shall be 

amended as in “Exhibit C” attached hereto. 

 

 SECTION 5.  REPEALER.  All parts of the "CODE OF ORDINANCES OF THE 

CITY OF CLIVE, IOWA, 2024" in conflict herewith are hereby repealed. 

 

 SECTION 6.  SEVERABILITY CLAUSE.  If any section, provision, sentence, clause, 

phrase or part of this Ordinance shall be adjudged to be invalid or unconstitutional, such 

adjudication shall not affect the validity of this Ordinance as a whole or any section, subsection, 

provision, sentence, clause, phrase or part thereof not adjudged invalid or unconstitutional. 

 

 SECTION 7.  WHEN EFFECTIVE.  This Ordinance shall be in effect from and after its 

final passage, approval and notice of its passage is given as provided by law. 
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PASSED AND APPROVED by the City Council on the ____ day of __________, 2025. 

 

 

_______________________________  ______________________________ 

Matthew Graham, City Clerk    John Edwards, Mayor 

  

 

Ordinance No. ________ authenticated this _____ day of ______________, 2025. 

 

 

_______________________________  ____________________________ 

Matthew Graham, City Clerk    John Edwards, Mayor 

 

 

 Officially published on the _____ day of __________, 2025. 

 

 

       CERTIFIED BY: 

 

 

       ______________________________ 

       Matthew Graham, City Clerk 
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Exhibit “A” 

 

1. Section 11-2-1(4)(Q) shall be deleted from Section 11-2-1(4) Words beginning with “D.” and 

replaced as follows: 

Q. “Dwelling” means any building that contains one or more dwelling units occupied 

or designed to be occupied for residential living purposes. Dwelling excludes 

hotels, mobile homes, nursing facilities, and assisted living residential facilities. 
Types of dwellings and dwelling units include: 

(1) “Dwelling, accessory unit” means an additional residential dwelling unit 

that is subordinate to the principal dwelling unit on the same lot, does not 

provide direct and free access to the principal dwelling unit and its 

amenities, and provides a reasonable expectation of privacy from residents 

of the principal dwelling. Accessory dwelling units may either be a detached 

building or attached or internal to the principal building. For the purposes 

of this definition, a dwelling unit is “subordinate” to the principal dwelling 

when all of the following apply: 

a. The additional dwelling unit does not have an exterior door oriented 

toward and readily visible from the front yard; 

b. The additional dwelling unit does not have a separate address; 

c. The additional dwelling unit is provided water from the same 

metered service as the existing principal dwelling. 

(2) “Dwelling, apartment” means a dwelling unit within a multiple family 

dwelling. Apartments may be either leased or owned by the occupant. 

(3) “Dwelling, boarding house” means a building providing completed living 

facilities, including permanent provisions for living, sleeping, eating, 

cooking, and sanitation, where, for compensation, meals or lodging are 

provided under 2 or more leases. Boarding house does not include accessory 

dwelling units, or a facility, home, or program otherwise subject to licensure 

by the Code of Iowa. 

(4) “Dwelling, duplex” means a building containing only two dwelling units 

located on the same lot, where neither unit is accessory nor subordinate to 

the other in terms of size, scale, and use. A duplex dwelling shall have a 

separate address and a separate water metered service for each dwelling 

unit. 

(5) “Dwelling, lodging house” means an owner-occupied single-family 

dwelling unit or portion thereof, containing not more than 4 guestrooms 

which are used for overnight lodging and made available to the general 

public, where rent is paid in money, goods, labor, or otherwise. Meals, with 

or without additional compensation, may be provided or served to overnight 

guests. Also referred to as a “Bed and Breakfast.” 

(6) “Dwelling, multiple-family” means a building that contains three or more 

dwelling units located on the same lot, exclusive of permitted Accessory 
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Dwelling Units. 

(7) “Dwelling, single-family” means a building that contains only one principal 

dwelling unit and occupied exclusively for residence purposes, including 

naturally or commonly occurring uses specified herein. 

(8) “Dwelling, townhouse” means a single dwelling unit in a townhouse 

development that extends from foundation to roof and that has a yard or 

public way on not less than two sides. Townhouse dwelling units may be 

either attached by one or more common walls or detached. 

(9) “Dwelling unit” means a single unit providing completed independent 

living facilities for one or more persons, including permanent provisions for 

living, sleeping, eating, cooking, and sanitation. A dwelling unit shall 

contain no more than two interior rooms or spaces providing permanent 

cooking provisions.  
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Exhibit “B” 

 

1. Section 11-6-3 Principal Permitted Uses shall be deleted and replaced as follows: 

11-6-3 Principal Permitted Uses.  

Principal permitted uses for the residential (RE through R-5) districts are as follows: 

Permitted Uses - Residential 

Use RE R-1 R-2 R-3 R-4 R-5 

Assisted living centers    P   

Attached dwellings, townhomes    P P  

Boarding House    P   

Community centers SP SP SP SP SP SP 

Detached dwellings, townhomes    P P  

Driving range in conjunction with a 

golf course 
SP SP SP SP SP SP 

Duplexes   P    

General farming1 P      

Golf courses SP SP SP SP SP SP 

Independent living facilities    P   

Libraries SP SP SP SP SP SP 

Lodging House SP SP SP SP SP SP 

Multiple-family dwellings    P   

Nursing homes    SP SP  

Parks, open space P P P P P P 

Religious institutions SP SP SP SP SP SP 

Schools SP SP SP SP SP SP 

Single-family residences P P P P  P 

Utility substations SP SP SP SP SP SP 
Notes: 

P = Principal permitted use 

SP = Permitted following Board of Adjustment Approval 

1 “General farming use” shall be defined for the purpose of this chapter as the growing of crops 

and raising of livestock and excluding confined animal feeding operations. “Livestock” means 

less than 20 of any of the following combination of animals: cattle, sheep, swine, poultry, and 

other animals or fowl, which are being produced primarily for use as food or food products for 

human consumption. A “confined animal feeding operation” means using a building for 45 or 

more days in any 12-month period to confine cattle, swine, or poultry to areas which are totally 

roofed for the purpose of feeding and growth prior to slaughter or, for poultry, for the additional 

purpose of egg production. 
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Exhibit “C” 

 

1. Section 11-13-8 Number of Parking Spaces Required Principal shall be deleted and replaced 

as follows: 

11-13-8 Number of Parking Spaces Required.  

In case of any building, structure, or premises, the use of which is not specifically mentioned 

herein, the provisions for a use that is mentioned and to which said use is similar shall apply, as 

determined by the Community Development Director. All following requirements listed are the 

minimum that must be met: 

1. Development Applications. Development applications, which exceed the minimum 

requirements up to 25 percent, shall be required to provide additional open space and 

landscaping within the site, equal to or greater than the area of parking in excess of the 

minimum required. For purposes of this chapter, a parking stall shall be calculated as 290 

square feet. This additional open space shall be in addition to the minimum open space 

required for the site. 

2. Request for Additional Parking. In the case of a request to exceed the minimum parking 

requirements by more than 25 percent, the Council may approve, or conditionally 

approve, the additional parking subject to demonstration of need. In determining if the 

proposed parking is needed, the Council may request a market analysis, estimated 

employee count, floor plans, or other similar materials justifying the need. In no case 

shall the additional parking be approved without providing additional open space within 

the site, equal to or greater than the area of parking in excess of the minimum required. 

This additional open space shall be in addition to the minimum open space required for 

the site. Additionally, the Council may conditionally approve the additional parking 

subject to a phased construction schedule, creative surfacing for overflow parking areas 

or additional open space or landscaping. 

Parking Requirements 

Use Parking Spaces Required 

Animal boarding/kennels 3.0 spaces per 1,000 square feet 

Assisted living centers 1 space per 2 dwelling units, plus 1 per staff 

Auditoriums and 

gymnasiums 

1 space per 4 seats 

Automotive repair 

stations 

3 spaces per service bay; 1 space per service vehicle; 2.5 spaces per 

1,000 square feet of nonservice area 

Automotive sales 1 per 1,000 square feet of gross floor area, plus 1 per 5,000 square feet 

of developed area 

Banks 3.0 spaces per 1,000 square feet of gross floor area 

Barber, beauty shops 2 spaces per chair or beautician station 

Boarding House 1 space per bedroom 

Bowling centers 3 spaces per lane; 5 spaces per 1,000 square feet of floor area for 

associated eating and drinking places 
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Car wash, drive-through 

oil change 

3 spaces per 1,000 square feet; queuing capacity equal to 2 per service 

capacity 

Car washes - self-service 5 spaces per wash bay, plus 2 queuing spaces per bay 

Childcare center 1 space per 6 students, 5 spaces minimum; 1 space per each van or bus, 

plus 1 queue space per 6 students 

Commercial 

entertainment 

1 space per 1,000 square feet of outdoor area and building combined 

Consumer fireworks 

sales 

10 spaces per 1,000 square feet of gross floor area 

Convenience stores 5 spaces per 1,000 square feet of gross floor area 

Dance and assembly 

halls, theaters, events 

centers, auditoriums and 

gymnasiums 

1 space per 4 fixed seats. In the case of no fixed seats, 20 spaces per 

1,000 square feet 

Delicatessen/donut 

shop/coffee bar 

10 spaces per 1,000 square feet of gross floor area 

Display fireworks sales 1 space per 1,000 square feet of gross floor area, or 1 space per 2 

employees, whichever is greater 

Drinking 

establishments/lounge 

20 spaces per 1,000 square feet of gross floor area 

Drive-through lane 5 queuing spaces from the order board for food related uses 

3 queuing spaces from window for all other nonfood related uses 

Driving ranges 2 per tee area; additional spaces as required for accessory uses 

Elementary and junior 

high schools 

1 space per 2 employees, plus auditoriums and gymnasiums - 1 space 

per 4 seats 

Fitness centers/health 

clubs 

2.25 spaces per 1,000 square feet of gross floor area 

Funeral homes/mortuary 1 space per 4 fixed seats. In cases of no fixed seats, 10 spaces per 1,000 

square feet of assembly area 

Furniture, 

carpet/appliance retail 

2.5 spaces per 1,000 square feet of gross floor area 

Golf courses 6 spaces per hole; additional spaces as required for accessory uses 

Grocery stores 4 spaces per 1,000 square feet of gross floor area 

Hotels and motels 1 space per guestroom; additional spaces as required by accessory 

services 

Independent living 

facilities 

1.25 spaces per dwelling unit, plus 1 visitor space per 5 dwelling units 

Industrial or 

manufacturing facility 

1.5 spaces per 1,000 square feet of gross floor area 

Lodging House 2 spaces per dwelling unit, plus 1 space per guestroom 

Medical office/clinic 3 spaces per 1,000 square feet of gross floor area 

Multi-family dwelling 2 spaces per dwelling unit; 1 visitor space per 5 dwelling units 

Outdoor service area (refer to section 11-4-9 of this title for additional requirements): 

 0-300 sq. ft. 0 spaces 

https://www.sterlingcodifiers.com/codebook/printnow.php?ft=3&amp;find=11-4-9
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 301 square feet 

and up 

10 spaces per 1,000 square feet of gross floor area 

Professional/business 

office 

3.0 spaces per 1,000 square feet of gross floor area 

Religious organizations 1 space per 4 fixed seats; in cases where an auditorium is not involved, 

10 per 1,000 square feet of gross floor area 

Restaurant - fast food 15 spaces per 1,000 square feet of gross floor area 

Restaurant - sit down, 

non-fast food 

15 spaces per 1,000 square feet of gross floor area 

Retail, general 

commercial 

4 spaces per 1,000 square feet of gross floor area 

Secondary schools, 

colleges and universities, 

and vocational schools 

1 space per classroom; 1 space per 4 student seats at capacity 

Self-storage and mini-

warehousing 

1 space per 20,000 square feet gross floor area; 1 space per 50,000 

square feet of vehicle or boat storage spaces; office space equal to 

office space requirement 

Single-family dwelling 2 spaces per dwelling unit 

Townhomes 2 spaces per dwelling unit; 1 visitor space per 5 dwelling units 

Warehousing 1 space per 1,000 square feet of gross floor area or 1 space per 2 

employees, whichever is greater 

 

 



 

Staff Report 
TO: Planning and Zoning Commission members 
FROM:  
Kathryn Purvis, Planner 
 
DATE: November 4, 2025 
RE: Landscape Ordinance Updates- Discussion 

 
City Staff has continued to work on the original buffer discussion, and has now 
broadened the scope to include the broader landscape and open space ordinance 
chapter. A landscaping research memo was provided to the Community Development 
Director to expand on Staff's concept of potential changes and provides a good 
background refresh to the discussion.  
 
The Updated Landscaping Staff Memo contains the information for this meeting's 
landscape and open space discussion. The Staff Memo identifies and expands on the 
following topics:   
 
1. A new goal statement for the landscaping and open space chapter 
 
2. A re-imagining of landscape buffers that better positions Clive to achieve a protected 
and extended canopy while working through the realities of being a landlocked City 
    a. Including alternative requirements for when buffers exist besides simply zoning 
changes 
    b. Alternative purposes buffers can serve for commercial, open space, and greenbelt 
adjacent areas 
    c. Managing shared buffer maintenance  
    d. Pre-designed buffer plantings provided by city for different types of buffers 
 
3. Changes to design, installation, and maintenance requirements  
    a. Referencing ANSI standards and language to better align the City Ordinance with 
landscaping industry standards 
    b. Expanding the minimum planting sizes to all plant materials not just trees, and 
discussing a possible need for reduction in initial planting sizes 
    c. Providing a preferred plant list 
    d. Identifying planting seasons in the spring and fall to minimize climate deaths of 
planting materials 
    e. Revisiting the tree removal penalties to construct a more transparent and equal 
application that also gains proactive discussions before removals happen 
    f. Require maintenance plans for landscaping to be submitted at the time of site plan 
amendment approvals outlining the care and specific maintenance for a site's plantings 
 
Attachments: 
1. Updated Landscaping Staff Memo P&Z 
2. Landscaping Research memo 
3. OurTrees_Scorecard_Clive 
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Revisiting Past Discussions 

In previous meetings Staff provided context to the need for updates to the landscaping and open space 

ordinance after several years of market decline in planting materials, particularly in the landscape buffer 

areas. Overview topics discussed included: 

1. Reasons why trees are dying- identifying that smarter species selection and maintenance 

needs are potential solutions to the consistent die-off in newly established landscaping. 

Compacted soils and urban stressors such as salt treatments were also identified as points of 

contention for young and existing trees.  

2. Reducing the insta-buffer requirements- identifying that over planting the buffer had the 

intent but not the direction to remove plant material as they became overgrown. However 

that’s not how plants work, it’s more of a gold fish scenario where plants grow to the space 

they are given until a competing tree intervenes in resource accumulation 

3. How Clive stacks up to the surrounding communities- Clive is the only surrounding suburb 

that requires buffers to be made entirely out of trees, and consistently 1.5 times the amount 

of trees required than other cities.  

4. First reactions and feedback on several staff ideas to restructure landscaping requirements 

to focus on overall longevity and health of plant materials, add to Clive’s permanent canopy, 

provide visual interest, and be placed as a incompatible use barrier in select instances.  

Updates:  

Over the last year, upper-level direction was to extend the research and changes to the broader context 

of the entire chapter, providing updates not just to buffers, but the purpose of the landscaping chapter. 

Staff has extended research into tree selection and broadened consideration of alternatives to the City’s 

approach to landscape buffers. Staff has prepared the following goal statements to guide the update: 

MEMO 

To: Planning and Zoning Commission 

From: Kathryn Purvis and Amanda Grutzmacher 

Date:  November 4, 2025 

Re: Landscape and Open Space Regulations Update 
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1. prioritize community accessibility and connectivity through open space and corridor 

activation, 

2. preserve and increase the city’s urban canopy, 

3. keep the landscaping healthy and visually appealing, and 

4. protect and enhance the value and appearance of neighborhoods, streets, commercial 

areas, and other gathering places ultimately promoting the general welfare of the city and its 

residents.  

Staff identified that Clive has approximately 20% tree canopy coverage through the use of i-Tree, a 

canopy review software. This percentage is generally in line with the 20% recommendation for the 

Grasslands region based on guiding documents and memos from American Forests, the USDA, and the 

Davey Institute (Leahy,I. 2017). However, Development density, land use patterns, and Clive’s Greenbelt 

and riparian corridors cutting through the city, Staff believes that a higher percentage of healthy canopy 

is achievable through smart tree placement and buffer reimagining as a conservation focused tool that 

extends the Greenbelt into more areas.  

Changes to Buffers:  

Landscape buffers have historically been used as ways to minimize the interactions between uses, with a 

primary focus on protecting residential single-family development. While this is important when new 

developments or hazardous uses are adjacent, it also hinders resident access to services and recreation 

areas. Additionally, extensive use of landscaping as land use separation buffers often conflict with other 

needs, such as utilities, stormwater management, and vision clearance, while struggling to advance 

community goals. 

Staff propose the following buffer typologies with differing goals for discussion. If this is the preferred 

direction, a map identifying specific buffer locations and typologies required would be adopted along 

with text changes. These buffer typologies remove the berm requirement as compacted soils are not 

ideal for establishing healthy tree root systems.  

1. Land use separation buffer. Focus of this typology is separating incompatible land uses, primarily 

between single-family residences and higher impact industrial or commercial areas. Varying 

densities of residential development would not be considered incompatible land uses; staff 

believes this is an important step toward encouraging development of more housing choice, 

addressing housing attainability, and encouraging a more connected community with neighborly 

interaction.  

2. Commercial edge buffer. Focus of this typology is on softening the aesthetic impact and 

providing a visual separation of commercial areas adjacent to residential uses that are not 

inherently incompatible land uses. For example, this buffer typology would be applicable 

between Boston Commons Office Park and the adjacent townhomes as this area is primarily 

limited to low impact office uses, has maximum building square footages maintaining a 

residentially compatible scale, and limits to 1-story adjacent to residential. A shift in buffer 

intensity between lower intensity commercial uses and residences allows for better designed 

https://www.americanforests.org/article/why-we-no-longer-recommend-a-40-percent-urban-tree-canopy-goal/
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pedestrian and trail spurs into commercial areas to promote resident access to services and limit 

vehicular/pedestrian conflicts. This buffer typology is suggested to be 40’ wide to provide 

enough spacing for layered plantings consisting of of overstory trees and understory shrubs and 

ornamental plantings, while mandating a spacing that prioritizes the mature size of the 

plantings. Decorative fencing can also be utilized to minimize pedestrian cut throughs in 

undesirable areas without reducing planting requirements. 

3. Commercial corridor and beautification buffer. Focus of this typology is on providing visual 

interest along parking areas bordering commercial corridors and softening the aesthetic impact 

between varying densities of residential development. This typology would also function as the 

parking lot screening on higher travel roads such as University Avenue, the north/south arterials 

(86th, 100th, etc.), and Alice’s Road - where commercial owners need visibility, utility locations are 

regularly in conflict with tree planting requirements, and urban stressors are often too much for 

large landscaping trees. This typology would comprise of layered interest planting materials, and 

occasionally public art and understory trees where feasible. This design standard could also 

include center street landscaping medians where overstory trees are struggling to survive. This 

typology would apply when a street separates commercial and residential land uses.  

4. Greenbelt extensions. Focus of this typology would be on extending the Greenbelt into pre-

identified street corridors and other open spaces. This typology could also be used to enhance 

pedestrian connectivity into commercial areas and provide more thoughtful multi-modal 

transportation connectivity throughout the city. Successful Greenbelt extensions require a higher 

level of stewardship and maintenance than many property owners are equipped to provide; 

additional discussions related to long-term maintenance and the City’s capacity and desire to 

participate in the stewardship needed. This typology is an alternative use of the landscape buffer 

concept than most cities currently subscribe to and would be a uniquely future forward, Clive 

design. 

 The standard buffer in this area is also proposed to include:  

i. Provide language to address shared buffer maintenance, where a buffer is split by a 

property line, additionally, staff is attempting to find a good solution for 

maintenance responsibilities where the original responsible party has been 

dissolved    

ii. Provide pre-designed buffer plantings with coordinated maintenance plans for re-

developments that want to practice good stewardship without the additional cost of 

full architectural landscaping design 

Design, Installation, and Maintenance Requirement Changes 

Throughout the discussions with the commission, local landscapers and nurseries, property managers, 

and staff research, proper maintenance and installation practices have been identified as an imperative 

step to a thriving canopy. With a shifting community focus toward infill and redevelopment and 

increasing environmental stressors, strong stewardship of the Clive canopy is more important than ever.  
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Staff proposes to further define the design, installation, and maintenance requirements to encourage 

healthy buffer and open space landscaping.  

1. Design.  

a. Refer to national ANSI standards in the requirements. Relying on ANSI brings the city’s language 

into alignment with industry terminology and clarifies requirements (e.g. evergreen vs 

coniferous, landscape quality tree vs crop tree). 

b. Expand minimum planting size requirements to all substantial plant materials, not just trees, to 

achieve a minimum standard for coverage and screening at the time of installation. For example, 

staff recommends establishing a minimum size for shrubs and ornamental grasses. Additionally, 

staff recommends reevaluating the required minimum planting sizes due to local landscape and 

nursery contacts advising they are increasingly unable to source 2.5” caliper trees as was 

previously available. 

c. Eliminate minimum 25% of site trees required to be evergreen. While good for wind breaks, all-

season screening, and nesting habitat, evergreen trees struggle to survive in the soil and urban 

conditions of today. Evergreens should be planted only in areas they are likely to survive, rather 

than an arbitrary site minimum for all commercial properties. 

d. Adopt a preferred plant list that prioritizes native plantings, provides further direction to 

contractors and property owners on matching species to planting location conditions, and has a 

limited number of prohibited species.  

e. Generally, maintain the site planting requirement of 1.5 trees per 1,000 square feet of required 

open space. Staff proposes to modify limitations on buffer areas counting toward overall site 

landscaping and open space to right-size the requirements and reduce over planting. 

f. Updates in tandem with the off-street parking requirements to prioritize block style parking that 

is bordered by landscaping to reduce speed, increase pedestrian circulation, and promote 

uniformity in site shading. This change would push overstory and shade landscaping from the 

parking setback where there are many conflicts with utilities, vision clearance, winter 

maintenance impacts (e.g. salt), drainage areas, and business visibility concerns, more interior to 

the site. 

g. Additional consideration of stormwater management practices to count toward landscaping and 

open space requirements.  

h. Additional flexibility in types of planting materials to meet minimum landscaping requirements 

in floodplain areas. Similar to the floodplain stormwater management in-lieu program recently 

adopted, plantings in floodplain areas have additional considerations for success. For example, 

most tree species will not survive after being inundated and therefore should not be planted in 

repetitive flood areas. 

2. Installation. 

a. Refer to national ANSI standards. Relying on ANSI encourages proper plant material selection 

and installation techniques for the best chance of long-term healthy plantings.  
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b. Establish permissible planting windows limiting installations to the spring and fall. This change 

would mean some commercial properties will not have all or most of their landscaping installed 

when a certificate of occupancy is issued. The trade off is better establishment of new plantings, 

healthier long-term condition of plantings, and more responsiveness to business and contractor 

needs. 

3. Maintenance.  

a. Refer to national ANSI standards. These standards ensure tree maintenance has the best 

opportunity to preserve the same quantity, quality, and screening effectiveness of landscaping as 

approved and installed. 

b. Include a defined tree removal fee by tree type and size category to create consistency in 

property maintenance and site plan violation resolutions. The fees would be identified on the 

City’s adopted fee schedule and reviewed every two years for appropriateness. Staff 

recommends the fee should be high enough to discourage removals in the first place, and not 

just a minor inconvenience that property owners are willing to pay for what they perceive as 

increased business visibility.  

c. Require a maintenance plan in conjunction with site plan and site plan amendment approvals. 

The maintenance plan should identify the specific planting materials on the site and their species 

specific best practices such as watering schedule, fertilizing, pruning, and winterization needs 

throughout the life of the plant.  
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EXECUTIVE SUMMARY  
Staff has identified a need for changes to the landscape and open space ordinance due to 

triple-sided pressures of: 

1. a negative trend in plantings successfully establishing and thriving in landscape buffers 

and parking lots,  

2. an increase in property owners and managers reporting frustrations with the negative 

impacts of planting requirements, particularly related to damage to pavement and 

vehicles and the costs associated with tree removal and replacement,  

3. a general need to update development requirements in preparation for Clive’s 

redevelopment-oriented future. 

When staff began working on the ordinance update, we expected a narrow scope of changes 

largely focused on the number and type of trees being planted. As research progressed, staff 

continued to find additional contributing factors to the poor performance of trees throughout the 

community, including:  

1. Design requirements force overplanting and exacerbate other challenges, 

2. Development and timing pressures, 

3. Mismatch between planting location and species or type of tree, 

4. Urban environmental pressures, 

5. Shifting weather patterns, and 

6. Inadequate maintenance. 

It became clear a holistic approach must be utilized to understand and best address the 

stressors facing Clive’s urban tree canopy. Ultimately, staff recommends a need for changes to 

the design requirements in conjunction with property owners and managers adjusting 

maintenance plans with their landscaping professionals to provide a healthier canopy.  

  

MEMO 

To: Doug Ollendike 

From: Kathryn Purvis and Amanda Grutzmacher 

Date:  August 28, 2025 

Re: Landscape and Open Space Regulations Update 
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RESEARCH APPROACH 
CONSULTATION WITH DISTRICT FORESTER  
Staff began research with the perception that evergreen trees were exhibiting the most failure to 

thrive due to newly planted buffers within Clive struggling to both establish and maintain healthy 

evergreen plantings.  

Staff’s first query was to the DNR District 8 Forester who provided verification to some of staff’s 

initial thoughts. Generally, the forester agreed that proper soil pairing, planting technique, 

maintenance, and species selection for mature sizing are important identifiers for a healthy 

planting.  The forester also provided additional evergreen species that are generally no longer 

recommended due to disease. These additional species include blue spruce, scotch pine, and 

Austrian pine, some of which were included within sites where evergreen trees were exhibiting 

distress.  

SITE VISITS 
Staff visited and assessed the condition of various existing commercial and residential 

landscape buffers throughout Clive. The assessments evaluated the number of trees required 

on the approved site plan, the number of trees currently on-site, whether original plantings have 

required replacement, and visual indicators of disease or poor tree health. 

Staff also visited landscape buffers around the western metro in search of well performing areas 

and to generally observe performance for buffers with comparable design requirements in other 

communities. Additionally, landscape and open space requirements for neighboring 

communities were reviewed. 

From that research the following was noted:  

1. Clive is the only western metro suburb without a shrub requirement within the buffer 

area. Clive’s ordinance focuses solely on tree plantings. 

2. Clive’s number of trees required, when aggregated to a 100 linear foot measurement, 

results in more trees than any of the other communities.  

3. 40-foot-wide buffers had the healthiest trees, 30 foot buffers are unable to fit the required 

berm and reach site grade within the 30 feet. Spacing and location on the berm also 

impacted health of buffer plantings.  

CONTRIBUTING FACTORS TO POOR TREE PERFORMANCE 
DESIGN REQUIREMENTS 
One purpose of Clive’s landscape buffer ordinance is to create a visual “insta-buffer,” which 

requires densely planting an area with a mix of overstory, ornamental, and evergreen trees. In 

theory, overplanting the buffer at the time of development holds developers accountable for 

maintaining privacy for neighboring properties and contributing to the City’s urban tree canopy; 

however, the existing landscape buffers in the community perform poorly and cause frustration 

for property owners, neighbors, and business tenants alike. 

1. Trees are planted too densely to allow for proper maintenance, pruning, and disease and 

pest prevention. 

2. The current requirements do not include an allowance for reducing the number of 

plantings as trees mature. Staff believes the desire with the current requirements was 
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that as the planted buffers mature trees would be thinned to allow more space for the 

better performing trees to grow. 

3. Within the overplanted buffer areas, trees are forced to fight for resources starting from 

initial planting. Soil health plays an important role in the ability of urban trees to survive. 

Nutrients and planted species play a role in the Ph of soil, and a soil that goes too 

alkaline or acidic can be detrimental to landscaping. 

4. Planting spaces are not adequately sized, e.g. 10’ parking lot islands, 10’ parking lot 

frontage setbacks.  

5. The absolute value of trees required to be planted result in poorly chosen planting areas. 

6. Required berms functionally impact more site area than the required buffer widths. In 

application, a 3- to 4-foot berm physically requires an approximately 40-foot-wide 

footprint to account for grade tie-in, drainage, and manageable slope. Challenges with 

the size of the berm footprint is exacerbated by conflicts with stormwater management 

practices and ensuring adequate drainage across the entire site. 

7. Berms may be a detriment to tree health. At a casual glance, berms appear to be a 

benefit for buffers by increasing the coverage height of new plantings and dampening 

noise and wind impacts to neighboring properties. However, creating an artificial berm 

require soil compaction, an antithesis to a healthy tree root system, and encourages 

girdling of the roots ultimately suffocating trees. Issues that were identified by the 

University of Illinois in a publication from 2020, “Increase Life Span of Urban Trees” 

Increase life span of urban trees | Forestry | Illinois Extension | UIUC. 

DEVELOPMENT AND TIMING PRESSURES 
While local soils are generally naturally loamy and well-draining, site development takes its toll 

on natural properties of the soils. Amended soils typically do not replicate what is located below 

a new tree’s roots. The Clive region has approximately 17 different soil types. 

Timing for issuance of Certificates of Occupancy has also historically played a role in 

contributing to the frustrations surrounding landscape installation. A bulk of project site work 

takes place in the late Spring to early Fall, outside of recommended planting windows. 

Particularly summer months when projects are at their most productive and temperatures are 

highest, expecting trees to be planted during this time if they missed the early spring window 

has historically led to establishment failures particularly of trees, yet to receive a full certificate, 

trees have been planted during periods where their survival rates are lowest. In some cases 

where the landscaping is planted at the right time, but ahead of the building being completed, 

temporary certificates were extended due to staff revisiting a site at the time of a full certificate 

inspection request and noted failing landscaping that had previously been noted as fine. This 

created a frustrating cycle that extended the time frame and costs for temporary certificates to 

address the concerns.   

City Staff has worked together with the building department to establish a yearly spring check of 

planted material for any projects completed in the prior year after receiving the initial sign off. 

This allows property owners to figure out maintenance without additional hold times that effect 

production costs, and still grants enough time for warranties on landscaping materials to be 

redeemed for replacements within the appropriate windows. Staff has had a good response 

from recent projects, such as the new Covenant Construction building, in being granted the 

https://extension.illinois.edu/news-releases/increase-life-span-urban-trees#:~:text=A%20recent%20USDA%20paper%20analyzing%20tree%20life%20expectancy,75%20to%20150%20years%20in%20the%20Illinois%20wilds.
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ability to plant replacements after receiving a full Certificate of Occupancy and within an overall 

healthier planting window.  

MISMATCH BETWEEN PLANTING LOCATION AND SPECIES OR TYPE OF TREE 
In all cases, the mature size of the tree should be considered when creating a planting 

schedule. Small trees that grow 10 to 30 feet tall typically need a 20-foot diameter planting area. 

Medium-sized trees that grow 30 to 50 feet typically need a 30-foot diameter planting area. 

Large trees that grow more than 50 feet typically need a 40-foot diameter planting area.   

Some species are better suited for salt tolerance, making them ideal for street and pavement 

adjacent areas. Some trees are best suited for drought or sporadic flooding, which are ideal to 

Iowa and common attributes to Iowa and Midwest native plantings.  

Companion planting, particularly in tight quarters such as landscape buffers, is imperative to 

insure well performing planting plans. Some tree and other plant species alter the chemical 

makeup of their surrounding soils which can be a detriment to other plantings in the area. This is 

commonly witnessed with the Black Walnut tree, which resulted in the recommendation to not 

allow planting on commercial sites despite its native status.  

URBAN ENVIRONMENTAL PRESSURES 
A major factor into the health of a City’s tree canopy is the environment where it is growing. 

Urban trees face a host of stressors that negatively impact their longevity and promotes 

mortality when compared to natural environments, such as the Greenbelt. A 2019 USDA 

publication  “Urban Tree Mortality: A Literature Review”, found that the typical street tree lived 

between 19 and 28 years. In contrast, wild planted white oak can live up to 600 years, and 

average wild red maple consistently have a life span of 75-100 years. The same paper identified 

that the first 5 years is incredibly volatile for urban plantings, which experience a steep decline 

in the percent of survivorship of approximately 30% for middle of the road comparisons (the 50th 

percentile of average annual mortality rates). Overall, those same middle of the road trees 

experienced a decline to less than 50% after 15-20 years from initial planting.  
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Figure 1. Survivorship curve of urban tree plantings from USDA Source: Urban Tree Mortality: A Literature Review 

Trees planted in urban environments, particularly parking lot islands or other restricted sites, do 

not receive the same regeneration of soil nutrients. Even trees within natural environments 

within urbanized areas, such as the Greenbelt, can suffer from adjacent development. For 

example, run off from urban and agricultural lands contribute to detrimental conditions for 

naturally occurring portions of the urban tree canopy.  Spacing and species selection are the 

primary impactful change in response to stressors in the urban environment.  

SHIFTING WEATHER PATTERNS  
The typical Midwest winter has changed over the years. What used to be a steady decrease in 

temperatures and reliable water table has given way to extreme temperature swings and long-

term drought conditions, which have culminated in an increase in severe weather events. Urban 

trees are not provided the same defenses as natural forests from straight winds; under the 

current buffer requirements, buffer trees lack the supportive under growth and expansive root 

systems that secure their wild counterparts when faced with impactful weather events.   

Most notably is the impact of the “cold → unseasonably warm → polar” winter weather cycle 

that has been more prevalent in recent years. In 2022, University of Michigan researchers 

identified correlation between temperature extremes in fall and spring to failed winter dormancy 

in the publication Winter injury on shrubs following combined environmental stresses - 

Landscaping. Chilling hours (time spent between 32o and 60o Fahrenheit) alert a tree dormancy 

needs and when to resume growth in spring; however, cold acclimation is gradual and 

reversable. Clive, as well as much of the state and Midwest, has experienced abnormally warm 

temperatures followed by quick fall cool downs which can result in rapid de-acclimation to cold,  
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causing plants to leave winter dormancy prematurely. When faced with much colder weather in 

the same winter season, trees ultimately faced excessive die off.  

Since 2021, The Iowa Annual Weather Summary shows the “cold → unseasonably warm → 

polar” cycle is consistently occurring. Unusual temperature trends, drought conditions with 

below normal precipitation trends, and notable severe weather (particularly wind events that 

strip topsoil and cause other damage) are becoming more common. Central Iowa’s 2024-2025 

winter season exhibits the “cold → unseasonably warm → polar” cycle. December shows 

unseasonably warm days with a short window to return to dormancy before the extreme low 

temperatures in January arrived. Another cycle occurred in late January to February before the 

temperatures returned to a stable pattern and pushed towards warmer than average. 

 

Figure 2. Graph showing 2024-2025 Central Iowa winter season from ACIS, a NOAA climate system SC ACIS2 

INADEQUATE MAINTENANCE  
Trees in the urban environment contend with pollution, poor soils, limited legroom for roots, and 

higher risk from insects and disease. However much of the stresses on urban trees come from 

their reliance on human stewardship to combat the environment we’ve created for them to exist 

in. Winter salt applications on roads and parking lots plays a major detriment to the soil health 

and ultimately tree health as it negatively impacts the nutrients available. Improper planting and 

maintenance exacerbates common complaints of trees such as sap drippings and falling 

branches. Poor pruning of urban trees opens higher risk for pest and disease. Improper 

mulching and pest protection of new tree plantings ensure their failure in the first few years of 

life. Inconsistent watering of landscape buffers, including impacts from irrigation limitations, such 

as the 2025 watering ban, and water quality concerns, causes trees to struggle. 
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