
ORDINANCE  N0.  6483

AN  ORDINANCE  TO  AMEND  CHAPTER  15.28  "P-R/PLANNED  RESIDENTIAL

OVERLAY"  OF  THE  MTJNICIPAL  CODE  (ZONING  ORDINANCE)  OF  THE  2020

MUNICIPAI,  CODE  OF COUNCIL  BLUFFS,  IOWA,  BY  AMENDING  SECTION  15.28.010;

SECTION  15.28.020;  SECTION  15.28.060;  SECTION  15.28.070  AND  SF,CTION  15.28.080  AND

BY REPEALING  SECTION  15.28.030;  SECTION  15.28.040  AND  SECTION  15.28.050  AND
REPLACING  THOSE  WITH  NEW  SECTION  15.28.030  "PERMITTED  LAND  USES AND

SITE  DEVELOPMENT  REGULATIONS;  NEW  SECTION  15.28.040  "ADDITIONAL
REGULATIONS"  AND  NEW  SECTION  15.28.050  "EST  ABLISHMENT  OF A PLANNED

RESIDENTIAL  OVERLAY".

BE IT  ORDAINED

BY  THE  CITY  COUNCIL
OF  THE

CITY  OF COUNCIL  BLUFFS,  IOWA

SECTION  1. That Chapter  15.28 "P-R/Plaru'ied  Residential  Overlay"  of  the 2020 Municipal  Code of
Council  Bluffs,  Iowa,  be and the same is hereby  amended  to read as follows:

Chapter  15.28  - PR/PLANNED  RESIDENTIAL  OVERLAY
15.28.010  Statement  of  Intent

15.28.020  Applicability

15.28.030  Permitted  Land  Uses and Site Development  Regulations
15.28.040  Additional  Regulations

15.28.050  Establishment  of  a Planned  Residential  Overlay
15.28.060  Development  Plan Review  Procedure
15.28.070  Development  Plan Completion

15.28.080  Termination  of  the Planned  Residential  Overlay

15.28.010  Statement  of  Intent

The Planned  Residential  Overlay  is established  to permit  flexibility  in the use  and design  of  structures

and land in situations  where conventional  development  may be inappropriate  and where  modifications

of requirements  of  the underlying  zone would  not be inconsistent  with  the comprehensive  plan or

harmful  to the surrounding  neighborhoods.  The PR Overlay  is intended  to:

A.  Provide  for innovative  and imaginative  development  through  flexibility  in subdivision  and site

layout,  placement  of  buildings,  a variety  of  housing  types, efficient  diversification  of  land uses,

alternative  modes of  transportation,  pedestrian  and vehicular  interconnections,  use of open

space, conservation  of  natural  habitats  and wildlife,  and related  architectural  design, off-street

parking  and signage  considerations;

B. Increase and diversify  the city's  housing  stock;

C. Encourage  the preservation  and use  of  existing  landscape  features;

D. Promote  efficient  land  use and infrastructure  with  smaller  networks  of  utilities  and streets;

E. Promote an attractive  and safe living  environment  which  is compatible  with  surrounding

residential  developments;

F. Provide  an alternative  method  for redeveloping  older  residential  areas and to encourage  infill
development.
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(Ord.  5309  § 1 (part),  1996)

15.28.020  Applicability

A.  A PR Overlay  may  be applied  to all residential  zoning  districts,  except  the  R-

IM/Single-Family  Manufactured  Housing  District,  and the A-P/Administrative-Professional

District.

B.  PR-1 0verlay  (General  Master  Planned  Development).  The PR-1 0verlay  is intended  for

general  master  plaru'ied  development.  The minimum  tract  of  land considered  for a PR-1

Overlay  shall  be one  and a half  (1 1/)  acres.

C. PR-2  0verlay  (Site-Specific  Infill  Development).  The  PR-2  0verlay  is intended  for  site-

specific  infill  development.  A  PR-2  0verlay  may  be applied  to any  property,  or combination  of

contiguous  properties  owned  by  the same  person  or entity,  that  contain  a maximum  of  one and

one-half  (1 'A) acres  of  total  land  area; however,  at least  one  of  the following  shall  be included

within  the  development:

1.  A  minimum  of  two  (2)  residential  structures.

2. A minimum  of  one (1) residential  structure  that  contains  a minimum  of  three  (3)

dwelling  units.

3.  A  minimum  of  one  (1)  mixed  commercial-residential  structure.

D.  All  PR Overlays  existing  prior  to the effective  date of  this  ordinance  shall  continue  to be

governed  by  all  applicable  conditions  of  the adopted  development  plan  on the subject  property.

15.28.030  Permitted  Land  Uses  and  Site  Development  Regulations

A.  All  site development  regulations  and land  uses established  as part  of  an adopted  development

plan  shall  supersede  those  of  the  underlying  zoning  district.

B.  Land  uses. Residential  uses as identified  in this  Section  shall  comprise  the  majority  of  the land

area and building  square  footage  for  any development.  All  uses identified  in this  Section  as

'Commercial'  or 'Other'  shall  be clearly  subordinate  to the overall  residential  development.

The  following  land  uses shall  be allowed  in  a PR  Overlay:

1.  Residential.

a. Dwelling,  single-family  attached;

b,  Dwelling,  single-family  detached;

c. Dwelling,  multifamily;

d.  Dwelling,  townhome;

e. Dwelling,  two-family;

f.  Congregate  housing,  life  care  facility,  or  nursing  home;

g. Family  home;

h.  Group  care  home.

2. Cornrnercial.

a. Automobile  service  establishment  (limited  to the following):

(1)  Car  wash;

(2)  Convenience  grocery  store  with  retail  gasoline  sales;

(3)  Electric  vehicle  charging  station;

b.  Boarding,  lodging  rooming  house,  or  bed  and  breakfast;
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c. Business,  professional  office;

d.  Business  service  establishi'nent;

e. Club  or lodge;

f.  Commercial  recreation  (indoor  and  outdoor)

g. Commercial  storage  (only  allowed  in the PR-1 0verlay,  as further  limited  by

Section  15.28.040)

h.  Consumer  service  establishment;

s. Day  care  services  (as further  limited  by  CBMC  15.28.040);

3. Financial service;
k.  Hotel/motel;

1. Mixed  commercial/residential  structure;

m. Newspaper  printing;

n.  Pawn  shop;

o. Restaurants  (drive-in/fast  food,  limited  and general);

p.  Retail  shopping  establishment

q.  Storage  yard  (only  allowed  in the PR-1 0verlay,  as further  limited  by CBMC

15.28.040)

r.  Tattoo  parlor;

s. Tavern  (as limited  by  Section  15.28.040).

3. Other.

a. College  or universities;

b.  Community  recreation  services;

c. Cultural  service;

d.  Funeral  service;

e. General  government  use;

f.  Governmental  maintenance  facility;

g.  Hospital;

h.  Local  utility  services;

i.  Park  and  recreation  services;

3. Private parking lot;
k,  Public  parking  lot;

1. Public  safety  services;

m. Religious  assembly;

n.  School;

o.  Small  alcohol  production  facility  (as limited  by  Section  15.28.040);

p.  Veterinary  service.

C.  Site development  regulations.  Site development  standards  shall  be established  as part  of  an

adopted  development  plan  and shall  include,  but  not  be limited  to, the following:  minimum  lot

size, setbacks  and building  placement,  height,  lot  coverage,  signage,  off-street  parking,  block

design,  architecture,  landscaping,  streetscapes,  pedestrian  facilities,  screening,  utilities,  outdoor

lighting,  fencing  and site amenities.
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15.28.040  Additional  Regulations

A.  Storage  Uses.  Storage  uses shall  only  be allowed  in a PR-1 0verlay,  and shall  be limited  to a

combined  maximum  of  five  percent  of  the land  area designated  as coinmercial  within  the

development.  The  following  storage  use regulations  shall  apply  to all  storage  uses:

1.  Commercial  storage  facilities  and storage  yards shall  be owned  and operated  by a

homeowner's  association  or management  group  for  the  overall  development.

2.  Storage  yards  shall  be limited  to the exterior  storage  of  operable  vehicles,  including

trucks,  recreational  vehicles,  as defined  in CBMC  15.03.585,  and vessels,  as defined  in

CMBC  15.03.586,  and trailers  on designated  parking  spaces.  Exterior  storage  of  junk,

wrecked,  or inoperable  vehicles,  equipment,  and other  materials  shall  not  be allowed.

3. Outdoor  storage  areas shall  be completely  screened  from  view  at or beyond  the  property

line  and shall  be designed  as a part  of  the  overall  development.

B.  No  tavern  or small  alcohol  production  facility  shall  be located  within  two  hundred  (200)  feet  of

any school,  place  of  religious  assembly,  public  park,  or any conforming  residential  use.

Distance  shall  be measured  between  the closest  points  from  lot  line  to lot  line.

C. In-home  day  care  services  shall  be subject  to approval  of  a conditional  use permit  as set forth  in

CMBC  15.02.090.

15.28.050  Establishment  of  Planned  Residential  Overlay

A.  Procedure.  All  requests  to establish  a planned  residential  overlay  shall  be considered  by  the

City  Plaru'iing  Commission  and the City  Council  in the same  manner  as a rezoning  request,  as

set forth  in  CMBC  15.02.070

15.28.060  Development  Plan  Review  Procedure

A.  Procedure.  All  requests  to adopt  a planned  residential  development  shall  be considered  by  the

City  Planning  Commission  and the City  Council  in  the same  manner  as a rezoning  request,  as

set forth  in  CMBC  15.02.070,  except  as stated  below.

B.  Application.  A  development  plan  shall be  submitted  to  the  Community  Development

Department,  along  with  a filing  fee as specified  by  this  title.  Upon  application  submittal,  the

development  plan  shall  be reviewed  in accordance  with  the procedures  outlined  below.  The

following  infornnation  shall  be submitted  to the Community  Development  Department:

1.  A letter  of  intent  stating  the proposed  uses, improvements  necessary  to  serve the

development,  construction  time  frame  and  phasing;

2.  The  development  name  and  legal  description  of  the  boundary;

3. A  north  arrow,  scale,  bar  scale  and date;

4.  The  names  and addresses  of  the  owner,  and  the architect  or engineer  preparing  the  plan;

5. A location  map showing  the proposed  development  and its relationship  to existing

abutting  subdivisions  and community  facilities  such as streets, schools,  parks,  and

commercial  areas;

6. All  established  floodway  or floodway  fringe  encroachment  limits;

7. A soils  and drainage  report  prepared  by  the engineer.  The  report  shall  show  the general

soil and drainage  conditions  and include  preliminary  recommendations  as to  the

adaptability  of  the  property  proposed  for  development;

8. Location  and size  of  any  sites  to be considered  for  dedication  to public  use;
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9. Layout,  numbers  and dimensions  of  proposed  lots;

10.  The location,  width,  name,  grade  and typical  cross-sections  of  all proposed  streets

within  the development  and the width  and name  of  any  platted  street  located  within  two

hundred  (200)  feet  of  the site;

11.  The  location  and width  of  other  public  ways,  railroad  rights-of-way,  utility  and all  other

easements,  existing  or proposed  within  the development  and within  two  hundred  (200)

feet;

12.  Existing  and proposed  contour  intervals  of  not  more  than  five  feet;

13.  All  existing  and proposed  underground  installations  within  the proposed  development

or adjacent  thereto  or the  location  of  the nearest  available  facilities;

14. The  location  of  all existing  and  proposed  structures,  proposed  parking  areas,  pedestrian

ways,  private  and  public  streets,  landscaping,  screening  and  fencing;

15.  Design,locationandsizeofsignagetobeinstalledaspartoftheproposeddevelopment;

16.  A  photometric  plan  which  shows  proposed  light  pole  height,  materials  and height,  light

fixture  type  and design,  and other  outdoor  lighting  considerations;

17.  Locationandareaproposedasopenspace;

18.  The number  of dwelling  units  proposed  for  the  development  and the  general

arrangement  of  buildings;  and

19.  Architectural  drawings,  renderings,  or other  visual  documents  which  illustrate  the

proposed  building  design(s).

C.  Review  by  Community  Development  Department.  The  Cornrnunity  Development  Director  shall

determine  the  adequacy  and completeness  of the  development  plan  application.  The

Community  Development  Director  may  require  additional  information  prior  to scheduling

review  by  the City  Planning  Commission.  The  application  shall  be accompanied  by  one (1)

electronic  copy  and one (1) paper  copy  (minimum  size: 11 in. x 17 in.)  of  the preliminary

development  plan  for  the entire  development.

D.  Review  by  the City  Planning  Commission.  The  City  Plaru'iing  Commission,  in reviewing  the

development  plan,  shall  take into  consideration  conformance  with  the comprehensive  plan,

recognized  principles  of  land use planning,  landscape,  architecture,  the conservation  and

stabilization  of  the value  of  property,  adequate  open  space for  light  and air, congestion  of

public  streets,  the  promotion  of  public  safety,  health,  convenience  and comfort  and the general

welfare  of  persons  using  the facility.  In addition  to the proposed  use meeting  the general

requirements  as set forth,  the Commission  in recommending  approval  of  the proposed

development  plan  may  recommend  certain  conditions  to be attached  to such use which  the

Commission  deems  necessary  in order  to carry  out  the intent  and purpose  of  this  title.  Such

conditions  may  include,  but  are not  limited  to an increase  in the required  lot or yard  area,

control  of  the  location  and number  of  vehicular  access  points  to the property,  limitations  to the

number  of  signs,  limitations  to coverage  or height  of  buildings  situated  on the  property  because

of  obstruction  to view  and reduction  of  light  and air to adjacent  property,  and required

screening  and landscaping  where  necessary  to reduce  noise  and glare,  and designation  and

responsibility  for  maintenance  of  the  property.

E.  Review  by City  Council.  After  review  of the development  plan  by the  City  Planning

Commission,  it shall  be forwarded  to the City  Council,  with  its written  recommendations,

whether  for  approval  or denial,  whereupon  the City  Council  may  take action  on the plan.

Approval  of  the  development  plan  shall  be by  City  Council  resolution.
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F. Building  Peri'nit Review.  The Coini'nunity  Development  Director  shall review  all grading,

building,  and public  works  construction  perinits  for compliance  with  the approved  development

plan. No grading,  building,  or public  works  construction  permit  shall be issued if  deten'nined  by

the Community  Development  Director  to be inconsistent  with  the approved  development  plan.

However,  the Community  Development  Director  shall have the authority  to approve  minor

changes to the development  plan. If  the Community  Development  Director  deteri'nines  that

major  changes are requested,  review  and approval  by the City  Plaru'iing  Commission  and City

Council  shall  be  required.

G. Amendment  to Development  Plan. Proposed amendments  to an approved  development  plan

shall be subject to the same review  and approval  procedure  as an initial  application.  Minor

amendments to an adopted development  plan may be administratively  approved at the

discretion  of  the Community  Development  Director.

(Ord. 5309 FB 1 (part), 1996)

15.28.070  Development  Plan  Completion

If  the improvements  identified  in the development  plan have not been completed  within  three years

from  the date of  the City  Council  approval,  the development  plan shall be void  unless an extension  of

time has been granted prior  to the expiration  date. The City  Planning  Cornrnission  may  grant a two-

year extension.  In reviewing  a request for extension  of  time, the Commission  shall consider  whether

the development  plan is in compliance  with  applicable  ordinances,  standards for public  improvements

and  the  comprehensive  plan  of  the  city.

(Ord. 5309 § 1 (part), 1996)

15.28.080  Termination  of  the Planned  Residential  Overlay

If  no substantial  development  has taken  place in a PR Overlay  for  three years following  approval  of  the
development  plan, the City  Planning  Commission  shall reconsider  the zoning  of  the property  and may,

on its own motion,  initiate  an application  for  rezoning  the property.

SECTION  2. REPEALER.  All  ordinances  or parts of  ordinances  in conflict  with  the  provisions  of

this  ordinance  are  hereby  repealed.

SECTION  3. SEVERABILITY  CLAUSE.  If  any of  the provisions  of  this ordinance  are for  any

reason declared  illegal  or void,  then the lawful  provisions  of  this ordinance  which  are severable  from

said unlawful  provisions  shall be and remain  in full  force and effect, the same  as if  the ordinance

contained  no illegal  or  void  provisions.

SECTION  4. EFFECTIVE  DATE.  This  ordinance  shall  be in full  force  and effect  from  and after its
final  passage and publication,  as by law  provided.

City  Council  Requests to review  this Ordinance  in February  2023.
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Attest:

First  Consideration:  1-24-22

Second  Consideration:  2-14-22

Public  Hearing:  2-14-22

Third  Consideration:  2-28-22

PASSED

AND

AJ'PROVED

February  28, 2022.

SH  CityClerk
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Proof  Of  Publication

State  of  lowa

Pottattwattamie  County

NOTa OF RlaLK, HtAfflN(i

TO WHOM IT MAY CONCERNi

You am each of you are hereby natined that
the City Coun61 of The city o{ coun61 ffiuffs,
lowa, has saheduled a public heanng on Uie
iequesl or lhe Communily De*lopmpnl De

nicipal Code (Zonlng Ordinana), relative to
appliatbiliky requinements, site development
regulations, petmii}ed lam uses, and develop
menk plan review procmures.

You an further notified that the public hear-
ing on said matter will be held by the (:ity
Council ok h  City gf Council Bluffs, lowa, at
iks regular meetlng held at 7:[)0 p.m. on the
14fh day of February, 2022 in the City Couneil
Chambers, 2nd Floor of City Hall, 20!I Pearl
5treel Coun61 Bluffs, lowa at miiah time and
place all persons interested in said matter will
be given an opportunay to be heard.

Jodi Quakenbusli, City Clerk
2[122 (2) 64 Sunday

CITY  OF  COUNCIL  BLUFFS

209  PEARL  ST.

COUNCIL  BLUFFS,  14 51503

1, (the  undersigned)  on my  oath  do  solemnly  that  I am an authorized

representatiye  of  CBN  Daily  Nonpareil,  a newspaper  issued  DAILY

and  printed  in said  county,  CO[JNCIL  BLUFFS,  [OWA.

The  attached  notice  was  published  in said  newspaper  l consecutive

time(s)  as fo)iows:

The  First  publication  thereor  began  on the  06th  day  of  Februaiy,

2022.

Billing  Representative

Sworn  to and  subscribed  before  me this  6th  day

of  February,  A.D.  2022.

y'Ji) !\1b(7il=-.u===isz
State  of  Virginia

County  of  Hanover

My  Commission  expires

Publication  Cost:

Customer  Number:

Order  Number:

E-mail

Kimberly  Kay  Harris

NOTARY  PUBLIC

Crimmonwealth  of Virginla

Heg.  No.  356753

)otnmission  Exp.  Jan.  31,  2025

$i5.22

1003258

00002877  48

jquakenbush@councilbluffs-ia.gov



Proof  Of  Publication

State  of  lowa

Pottattwattamic  County

CITY  OF COUNCIL  BLUFFS

209 PEARL  ST

COUNCIL  BLUFFS,  14 51503

1, (the  undersigned)  on my  oath  do solemnly  that  I am an authorized

reprcscntatiye  of  CBN  Daily  Nonpareil,  a newspaper  issued  DAILY

and printed  in said county,  COln%JCIL  BLUFFS.  10WA.

The  attached  notice  was  published  in said  newspaper  l consecutiye

time(s)  as follows:

The  First  publication  thereof  began  on the 05th  day of  March,  2022.

Billing  Representative

Sworn  to and subscribed  before  me this  5th day

of  March.  A.D.  2022.

Kimberly  Kay Harris

NOTARY  PUBLIC

State  Of Vtrgtnta  Commonwealth  of Virginia

County  of  Hanover  Reg. No. 356753
My  Commission  expires  COmm'sS'On Ext' Jar' 3' - 2025

Publication  Cost'

Customer Number

Order Number

$247 l 3

}003258

0000293521

E-mail

jquakenbush@councilbluffs-ia.gov



ORDlNANCEN0.64a3

AN ORDINANCE TO AMEND CHAPTER 15.28 "f'
R/PlANNED RESIOtNTlAL OVERLAY' OF THE
MUNICIPAL CODE (20NING ORDINANCE) OF
THE 2020 MUNICIPAL CODE OF COUNCIL
BLUFFS, IOWA, BY AMENDINa SECTION
lSj&OtD:  SECTK)N 15j&020i  SECTION
15J&M  SECTION 1S.28J)TO AND SECTION
lSj&.a80 AND BY REPEALING SECTION
lSJ&030i SECTION 15.28.040 AND SECTION
15j&050  AND REPLACING THOSE WffH NEW
SECTION 15jB.030 'PERMffTED LAND USES
AND SffE DEVELOPMENT RE(lULATIONSi NEW
SECTION 1&28J+40 'ADDrTIONAL REGuLA-
TIONS' AND NEW SECTION 1521.050 'ESTAB-
LF+HMEHT OF A PLANNED RESIDENTIAI OVER
LAY".

BE(TORDAINED
BY TH! Cn'Y COLINCIL

OFTHE
CffY OF COUNCIL BLUFFS, K)WA

SECTION 1. That Chapter 15.28 'PR/Planned
Residential Overlay' of the 2020 Municipal
Code of Council Bluffs. towa, be and the same
is hereby amended to read as follows:

PR?LANNED RESIDENTIAL
OVERLAY
15.2&010 Statement ol Inkem

15.2&040 Additional Reoulations
15.2(105(1 Establishment of a Planned Resideii

l5.i[06O  pevelopment Plan Review Procedure

15.28.080 Teiminauon of the Planned Residen

lSj&OlO  SlatetnemOl tmem
The Planned Residential Oveilay is establish-
ed to (iermtk flexibility In the use and design of
slructuies and land In situations where con
ventional development may be inappropriate
and iiihe+e ntodilicalions of requiremenls of
the undedylng zone would not be Inconsistent
with the comprehensive plan at harmful to the
surrounding neighborhoods. The PR Overlay is
intended to:

A.Provide for innovative and imaginative
development through flexiblllky in subdivision
and site layout. placement of buildings. a vari-
ety of housing types, efficient diverslncatlon
OTland kl!ieS. alternative modes olliansptlrta
tion, pedestrian and vehiculai inteiconnec-
tions, use of open space, conservation of nal
ural habitats and wildlife, and related aichi
iectuial design, o(f-street parking and signage
considerations:

B. lncreaseanddiveisifythecity'shous-
ing stock:

C.Encourage the preservation and use ol
existing landscape Teakuies:

D. Promote efficienk land use and infra
structure with smaller networks of utilities
and streets:

E. Promote an attractive and sale living en
vironmenl which is compatible with suriound
ing residential developmenks;

F.Provide an alternative method for
iedeveloping older iesidemial areas and in
encourage infill developmenk.

(aid. 5309 § 1 (part), 1996)

A. A PR Overlay may be applied to all resi
dential zoning districts, except the R
IM/Singlelamily  ManuTactuietl Housing Dis
trid.  and the AP/AdministrativeProTessional
Dis}nck.

B. PR-1 0verlay (General Master Plan
ned Development). The PR4 0verlay is inlentl



ed for general master planned development.
The minimum  tract of land considered for a
PR-1 0verlay  shall be one and a halT (1 V)
acres.

C. PR-2 0verlay  (SiteSpecific  Infill Devel
opmem).  The PR-2 C)teilay is imended  for
sitespecific  infill dtutelopmenl  A PR2 0ver
lay may be applied to any property,  or combl
nation of contiguous  properties  owned by the
same person or entity, that contain a maxi
mum of one and onehalT  (1 %) acres oT tokal
land area; however, ak least one of the lollow
ing shall be included within  the development:

1. A minimum of two (2) residenklal
stiuc(ures.

2. A minimum ol one (1) iesidemial
structure  that  comains a minimum  of tmee  (3)
dwelling  units.

3. A minimum of one (1) mixed
commercialiesldenkial  structure.

D. All PR Overlays existing pritit to the
effeckive date of this ordinance  shall continue
to be governed by all applicable  conditions  of
the adopted development  plan on the subject
property.

1!J1030  PermRled Land Uses and Site Devek
onmemReauk(ions

A.AII site developmem iegulakions and
land uses established as park oT an adopted
development  plan shall supersede those of
the undetlylng  zoning diskrict.

B. Land uses. Residential  uses as identified
in this Section shall comprise  the majority  Of
the land area and building square faotage lor
any development. All uses identified  in this
Section as 'Commeicial'  ay 'other'  shall be
clearly subordinate  ko the overall iesidemial
developmem.  The following  laiid uses shall be
allowed  in a PR Overlay:

l.Resldential.
a. Dwelllng,  single4amily  attached:
b. Dwelllng. single4amily  detached;
c. Dwelling, multi{amily;
d. Dwelllng. townhome:
e. Dwelling, two4amily;
T. Congregate housing. life care

lacilily.  or nursing hume;
g. Family home
h. Group czite home.

2.Commeicial.
a. Automobile  service eskablishment

(limited  to the following):
0)  Car wash;
(2) Convenience  grocery  store

with  retail gasoline sales;
(3) Electric vehicle chargmg sta-

tiOni
b. Boarding. Iodging iooming house,

or bed and breakfast;
c. Buslness. professional  office;
d. Business service establishment;
e. Club or lodge:
f. Commetcial  recreation  (indoor

and outdoor)
g. Commercial storage (only allowad

in the PR-1 0verlay,  as further  limited  by Sec
Lion 15.28.04D)

h. Consumetsetviceestablishmen5
i. Daycaieservices(asfurfherllmit-

ed by CBMC 15.28.040);
j. Financial service;
k. Hotel/motel;
I.Mixed commercial/iesidential  stiuc

ture;
m. Newspaper priming
n. Pawn shop:
o. Rastaurants (tkive-in/fast  food,

limited  and general);
p. Relail shopping establishmem
q. Storage yard (only allowed in the

PR4 0verlay, as further limited by CBMC
15.28j)4,0)

S.
15.28.040).

Tattoo parlor;
Tavem (as limited by Section



3.Ofhet.
a. College or universities;
b. Community  recreation  services:
c. Cultural service:
d. Funeialservice:
e. General governmem  use;
1. Governmental  maimenance  Tacili

g. Hospital;
h. Local utility  services:
i. Park and recreation  services:
j.Private  parking 101:
k. Piiblicparkinglot;
1. Public safety services;
m. Religious assembly:
n. School;
o. Small alcohol production  facility

(as limited  by Section 15.28.OA0):
p. Veterinary  service.

C. Site developmen}  iegulalions.  Site develop
ment  standards  shall be established  as part of
an adopted development  plan and shall in
clude, but not be limited to, the following:
minimum  lot size, setbacks and building
placemenl  height, lok coverage. signage, off-
st+eei piirking, biock design, architecture,
laimscaping.  streelsaipes,  pedeslilan  facili
ties, screening, utilities,  outdoor  11ghting, fenc
ing and site ameni}ies.

A.Storage Uses. Storage uses shall only be
allowed  in a PR4 0verlay,  and shall be limited
to a combineil  maximum  of five percent  of the
land area designated as commercial  within
the development.  The Tollowlng storage use
regulations  shall apply to all storage uses:

1. Commercial  storage facilikles and
storage  yards shall be owned and operated  by
a homeownet's association  O( managemem
group for the overall development.

2. Storage yards shall be limited lo
the exterior  storage of operable vehicles. in
cluding trucks, recreational  vehicles, as de
fined in CBMC 15.Oi'A5.  and vessels. as de-
rmiid In CMBC 15.[)3.58(i, and trailers  on desig
naked parking spaces. Exterior  storage  of junk,
wrecked. or inoperable vehicles. equipmenk,
and oihet  materials  shall not be allowed.

3. Outdoor storage ateas shall be
completely  screened from vieiv at oy beyond
the property  line and shall be designed as a
park of the oveiall  development

B. No tavem or small alcohol oioduc
tion lacillly  shall be located within  two hun
died (2tX)) feet of any school. place ol ieli-
gious assembly, public paik, or any conform
ing residential use. Distance shall be meas
uied behyeen the dosest  points from lot line
to lot line.

C. Inhome  day care services shall be sub
ject  to approval of a condilional  use peimik as
set forth  in CMBC 15.02.090.

15j&050  of Planned Reside=
tglOyerJ

A.Ptoceduie. All requests to establish a
planned residential overlay shall be consid-
eied by the Ciky Planning Commission and the
City Council In the same manner  as a rezoning
iequesk. as sek foith  in CMBC 15.02.070

l5Jj)60Devejqm,e@t  pbn  Review Ptocsluie
A.Piocedure. All iequasts  ko adopt a plan

ned residential  development  shall be consid-
ered liy lhe Ciky Planning  Commission  and the
City Council in the same manner as a rezoning
request, as set forth in CMBC 15.02.070. ex
cepk as staled beliiw.

B. A1iplication. A develapmem plan
shall be submitted  to the Communliy  Develap
mem Deparimenl,  along with a filing fee as
speclfied  by this title. 11pon application  sub-
mittal. the development plan shall be re
viewed in accordance wikh the procedures



ouUined below. The following information
shall be submitted to the Communiky Develop
ment Department:

1. A letter of intent statmg the pio
posed uses. improveinenls necessary to serve
ihe develnlimenl. consfiu<kion Ilme frame and
phasing;

2. The development name and legal
desciipkion oflhe lioumlaryi

3. A ntnlli anow, scale, bar scale
and date:

4. The names and addresses of the
ownei, and the aichitec( or engineer piepai
ing the plan;

5. A location map showing the pio
posed development and its ielatioiiship lo ex
isting abukklng subillvisions and community
facilities such as streets, schools. parks. and
commercial areas:

6. All established flootlway or flootl
way fringe encroachment 11mits:

7. A soils and drainage repor} pre
pared by the engineer. The report shall show
}he general soil and drainage conditions and
include preliminary recommendatlons as to
the adaptability of the piopmy  proposed for
development;

8. Location and size oT any sites to
be considered foi dedication to public use;

9. Layoul numbers and dimensions
of proposed loks:

10. The location, width, name, grade
and typical cross-sectloiis o{ all proposed
streeks wilhin the development and the wiilih
and name of any plakted street located within
two hundred (200) feet of the site;

11. The locakion and widkh ol other
public ways, railroad iighisoTway,  uklllty and
all other easements, exisiln or proposed
wikhin the development and withln two hun
dred (200) feet;

12. Existing and proposed contour in
tervals of not more than five feet:

13. All existing and proposed undei
grwnd installations within the prriposed de
velopmem O( atjacent thereto or the location
of khe nearest available {aellities:

14. Thelocalionolallexislingandpiu
posed s(ruclures, proposed parkltu) areas. pe-
destrian ways. private and public stieets.
landscaplng, screening and lencing

15. Design, location and size of
signage to be installed as part of }he proposed
development:

16. A phokometric plan which shows
proposed light pole height, niateiials and
height. light fixlse  type and deslgn. and other
outdoor lighting consideiallons;

17. Location and area ptoposed as
open space;

18. The number ol dwelling units pio
posed toi the development and lhe general at-
rangement of buildings; and

19. Archlkeckural drawings. render
ings, O( other visual documents which Illus
tiate  the proposed building design(s).

C. Review by Community Developmenk
Department. The Community Development Di
rector shall determine the adequacy and com
pliiteness of the developmem plan applica
liiin. The Communlfy Development Dlreciix
may require additional inTormation prior to
scheduling review by the City Planning Com
mission. The application shall be accompanled
by aiie (l) electronic copy and one (l) paper
copy (minimum slze: llln.  x 17 in.) ol the pte
liminary developmenl plan {or lm eiitlre de
velopment.

D.Review by the City Planning Commls-
sion. The City Planning Commission. in ie
viewing the development plan, shall take into
consideration conlo+mance wikh the compte-
hensive plan. recognized principles of land
use planning. landscape, architecture, the
conservation and stabilization of the value oT
property, adequate open space {or light and
air, congestion of public skreets, the piomo-



tion of public safety. health. convenience  and
comlork and the general welfare ol persons
using the Tacilily. In addition  to the proposed
use meeting the general requirements  as set
forkh, the Commission In recommending  ap
proval  of the proposed development  plan may
recommend  certam conditions  to be attached
to such use which the Commission deems
necessary in order to carry  out the Intent and
puipose of this title. Such conditions  may in
clude. but are not limited  to an increase in the
required  lot or yard area, control  ok the loca
kion and number oT vehicular  access points to
the pioperky, limltations  to the number of
signs, limitations  to coverage ay height of
buildings  situated on the propeity  because of
obstruction  to view and ieduetion  of light and
air to adjacent  piopeity.  and required screen
ing and landscaping where necessary to ie
duce noise and glare, and designation  and re
sponsibilRy  for maintenance  ol the property.

E. Review by City Council. After review
of the development  plan by the City Planning
Commission, it shall be forwarded  to the City
Council, with iks written  recommendations,
whether lot approval oy denial, whereupon
the City Council may kake ackion on the plan.
Approval of the development  plan shall be by
City Council resolution.

F.Building Permit Review. The Community
Development  Director shall review all grading,
building,  and public wotks construction  pet
mlts {or compliance  with  the approved devel
opment  plan. No grading. building. or public
works constiudion  permlk shall be Issued if
detetmined  by the Communiky Development
Director  to be inconslstent  wlth the approved
development  plan. However. (he Community
Development  Director shall have the authority
to approve minor changes lo the development
plan. If the Community  Development  Director
determines  that  major changes are requesked,
review and approval by the City Planning
Commission and City Council shall be re
quited.

G. Amendmem to Development Plan.
Proposed amendments  to an approved  devel-
opmenl  plan shall be suJeck to the same ye-
Vlel!i and appioval  procedure  as an milial ap-
plication.  Minor amendments  to an adopted
development  plan may be administratively  ap
proved at the discretion  o{ the Communlty  Dt'
velopmem  Director.

(aid.  5309 § 1 (part),  1996)

If the improvements  Identified  in khe develop
ment plan have nok been completed within
three years from the date of the City Council
approval,  the development  plan shall be void
unless an extension of time has been granted
prior  to khe expkation  date. The City Planning
Commission may grant a hvoyeai  extension.
In reviewing a request for extension of time,
the Commission shall consider whether  the
development  plan is in compliance  with appli
cable ordinances, standards for public im
provemems and the comprehensive  plan of
the city.

(Ord.53fl9  § 1 (park), 1996)

1!J108D  TemiinaUon  oT the Plannm  Remen

If no substantial  development  has taken place
in a PR Overlay lot  three years following  ap
pioval of khe development  plan, the City Plan-
ning Commission shall reconsider the zoning
ol the property  and may, on its own motion,
inRiate an application  fot rezoning the proper-

SECTION 2. !lEPEALER . All ordinances or
parts oT ordinances in conflict  wlth the ptovl-
sions of this ordinance are hereby repealed.

SECTION 3, SEVERA E!ILffY C1AUSE . IT any of



the pitivislons oT this ordlnante are for iiny
reason declared illegal or vold. llien the layilul
provlsiiins ol this ordmance whidi  are
severable froni said unlaw+iil provisions shiill
be and iemaln In lull fotce aml effect. the
same as if the ordinance contained no illegal
OT void provisions.

SECTK)N 4. EFFECTNE DATE. This ordinance
shall be in full force and effect from and after
its final passage and publlca(ion, as by law
provided.

City Counclt Requests to rev(ew this Ordi
nance in Feliiuary 2023.

PASSED
AND February 23 2022.
APPROVED

MATTHEW 1. WALSH Mayor

AtteSl:
lO[)I QIIMENBUSH City Clerk

FlrstConsideiation: t-24-22
Second ConsideraUon: 2-14-22
Public Hearingi 2-14-22
Third Conslderationi 2-2822
2022 a)  5-1 Saturday
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Department: Ordinance  No. 1"' Consideration:  1/24/2022

Community  Development

CASE  #ZT-22-001
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City  of  Council  Bluffs

209 Pearl  Street

Council  Bluffs,  IA  51503

2"d Consideration:  2/14/2022

3'd Consideration:  2/28/2022

Planning  Commission:  1/1 1/2022

I

I
Subject/Title

Request:  Public  hearing  on the request  of  the City  of  Council  Bluffs  to amend  the definitions  stated  in Sections

15.03.220,  Dwellir5z,  Multifamily,  15.03.230,  Dwelling,  Sin5zle-Family  Detached,  and 15.03.235,  Dwelling,  Single-

Family  Attached,  and 15.03.236,  Dwelling,  Townhouse,  and to enact Chapter  15.35,  Infill  Development,  to the

Council  Bluffs  Municipal  Code  (Zoning  Ordinance).  ,

Background

The  Community  Development  Department  is requesting  to amend  Title  15: ,  of  the Council  Bluffs  Municipal

Code  (Zoning  Ordinance)  as follows:

*  EnactChapterl5.35:InfillDevelopmenttoestablishaprocessforconstructinginfilldwellingstructureson

very  small  existing  lots  of  record  that  would  otherwise  be unbuildable  due to the development  standards  of

the base zoning  district,  and to establish  a code chapter  that  may  be expanded  to facilitate  future  infill

development  needs;

@ AmendSectionl5.03.220:Dwellinz,Multifarnilytoupdatethedefinitionofamultifamilydwelling;

*  Amend  Section  15.03.230:  Dwelling,  Sinzle-Family  Detached  to update  the definition  of  a single-family
detached  dwelling;

*  Amend  Section  15.03.235:  Dwelling,  Single-Family  Attached  to update  the definition  of  a single-family

attached  dwelling;

*  Amend  Section  15.03.236:  Dwelling,  Townhouse,  to update  the definition  of  a townhouse  dwelling.

Enacting  Chapter  15.35

The  purpose  of  this  request  is to establish  a mechanism  by  wMch  very  small  existing  nonconforming  lots  of  record,

wich  are currently  undevelopable  due to the development  standards  of  the base zoning  district,  may  be developed

with  infill  dwelling  structures.  The  City  currently  does not  have  a mechanism  to allow  t's  type  of  infill  housing  to

be constructed.  However,  a number  of  residential  lots  exist  around  the City  that  are too small  on which  to build  or

rebuild  any  structure  under  existing  development  standards.  Such  lots  have  existed  since  prior  to the enactment  of

current  zoning  and subdivision  regulations.  Because  such  lots  are largely  unbuildable  due to the regulations  of  the

base zoning  district,  there  is the potential  for  a regulatory  takings  claim.

Most  small  unbuildable  residential  lots around  the City  currently  contain  residential  structures,  but  if  any of  these

structures  were  to be destroyed  by  more  than  50%  of  its replacement  cost  at the time  of  destruction,  they  could  not

be rebuilt  or repaired  to their  original  state. Notably,  existing  zoning  regulations  would  prevent  any sort of  new

construction  from  occurring  on such  lots.  Providing  a process  for  development  of  infill  dwelling  structures  via  the

conditional  use permit  process,  as proposed  with  tis  text  amendment,  would  enable  such lots  to be buildable,

provided  a proposed  infill  dwelling  structure  does not  detract  from  the neighborhood  form,  function,  or character.
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AmendingSections  15.03.220,  15.03.230,  15.03.235,  and  15.03.236

In  order  to enable  infill  housing  to be developed  on currently  unbuildable  residential  lots,  some  of  the City's  housing

definitions  would  need  to be updated.  Specifically,  requirements  for  minimum  floor  area and minimum  width  for

single-family  attached  and single-family  detached  homes  may  prevent  such housing  typologies  from  being  built,

depending  on lot  dimensions.  Updating  other  housing  typology  definitions  will  put  the City  in a better  position  to

allow  a variety  of  housing  to be developed  through  infill  or  other  mechanisms.

All  City  Departments  and local  utilities  received  notification  of  the proposed  text  amendment.  No  departments  or

utilities  expressed  opposition  to the request.

Discussion

1.  The proposed  Chapter  15.35:  Infill  Development  is intended  to establish  a mechanism  by which  existing

nonconfoiming  residential  lots  of  record  that  are so small  that  construction  of  a new  residential  structure  would

be impracticable  under  current  zoning  (Exhibit  A) can be developed  with  infill  dwelling  stnictures.  This

proposedtextamendmentwouldestablishanddefinetheterm"infilldwellingstnicture"as"anewlyconstnictedl

residential  building  located  on an existing  nonconforming  lot of  record  and that  does not  confornn  to the site

development  standards  of  the base zoning  district  because  such standards  would  make  the development  not

practicable."  This  teim  and definition  would  be specific  to Chapter  15.35  rather  than  being  an entirelynew  land

use category.  This  text  amendment  would  also establish  a process  by  which  an infill  dwelling  structure  may  be

approved  for  construction.
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Exhibit  A. A serie.i  of  nonconforming  lots  of  record  along  9Ih Avenue,  north  of  the  ConAgra  plant,  on

which  the  base  zoning  regulations  would  make  new  residential  development  impracticable.

Currently,  in order  to build  a residential  stnicture  in a way  that  does not  confomi  to the base zoning  regulations,

a property  must  be granted  a variance,  otherwise  the structure  must  conform  to all site development  standards

for  the base zoning  district.  Obtaining  a variance  is a rigid  task, as an applicant  must  show  sufficient  evidence

for  five  findings  of  fact  that  indicate  hardship  associated  with  unique  conditions  of  the property.  The  Zoning

Board  of  Adjustment  cannot  consider  cost  or design  preferences  when  deciding  whether  to grant  a variance.  As

written  in the proposed  Chapter  15.35  (Attachment  A),  infill  dwelling  structures  would  be subject  to review

through  the Conditional  Use Permit  (C{_JP) process,  as outlined  in Section  15.02.090.  Through  this  process,  a

property  owner  or developer,  or their  representative,  would  be required  to subtnit  a site-specific  development
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plan  that shows  proposed  architectural  renderings,  setbacks,  lot coverage,  off-street  parking,  and other  site

development  characteristics.  The  Zoning  Board  of  Adjustment,  which  makes  decisions  on C{JP  requests,  would

have  the ability  to approve  a site-specific  development  plan  for  an infill  dwelling  structure,  provided  the properly

could  not  be practicably  developed  under  the base zoning  regulations.  The applicant  would  be responsible  for

providing  justification  for  the necessity  of  a site-specific  development  plan.

Notably,  the C{JP  process  requires  a public  notice  be sent to all  owners  of  property  within  200 feet  of  the subject

property.  As such, neighbors  in the general  vicinity  of  a proposed  infill  dwelling  structure  would  have an

opportunity  to submit  comments  in support  or opposition  of  a proposed  infill  dwelling  structure.  This  process

will  provide  ample  opportunity  to detern'iine  whether  an infill  dwelling  structure  would  be beneficial  or

detrimental  to neighborhood  form,  function,  or character.

The  proposed  Chapter  15.35  is written  in  such  a way  that  infill  dwelling  stiuctures  may  only  be built  on existing

nonconforming  lots of  record,  located  in zoning  districts  that allow  residential  land uses, on lots whose

dimensions  prohibit  practicable  development  due to the site development  standards  of  the base zoning  district

(Exhibit  B).  Aninfill  dwelling  structure  could  not  be constructed  on a newly  creatednonconforming  lot,  because

Title  14: Subdivisions  of  the Council  Bluffs  Municipal  Code  prohibits  the creation  of  nonconforming  lots.

- principalStr'uctuieSite'Devel_oprrHent';tanagrds "  "

District

F'ront  Yard

Setback

Side Yard

Setback
gtreej Side
Yard Setback

Rear  Yard

Setback
Maximum
Height

'fQaximum

Lot.

Coverage

R-I 25 feet

greater  of  5

feet  or 10%  of

lot  width  at

building

setback  line 15 feet 20 feet 35 feet 35%

- R-IM 15 feet

greater  of  5

feet  or 10%  of

lot  width  at

building

setback  line 15 feet

I

10 feet 35 feet 35%

Rffi2 25 feet 5 feet 15 feet 20 feet 35 feet 35%

ff-3 20 feet 5 feet 15 feet 20 feet 60 feet 45%

R-4 20 feet 15 feet

5 feet  with

one foot

' indentation

for  every

story  above

the first  floor

I

20 feet 100  feet 60%

Exhibit  B. Site  development  standards  in base residentzal  zoning  districts.

The  proposed  Chapter  15.35  is also written  in such  a way  that  it can  be expanded  in  the future  to facilitate  other

types  of  infill  development  and enact  design  standards  for  infill  development  as needed.

2, Current  housing  typology  definitions  in City  code  require  a minimum  width  of  20 feet  and minimum  floor  area

of  500 square feet for single-family  detached  and single-family  attached  dwellings,  regulations  which  limit

creativity  in  housing  design  throughout  the City  and would  make  these  home  types  particularly  difficult  to build

on lots eligible  for  infill  dwelling  structures.  The  definitions  of  the City's  housing  typologies  have not  been
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updated  since 1996,  and modifications  to the definitions  would  help  enable  the development  of  new  housing

options  around  the city,  infill  or otherwise.  The Community  Development  Department  is proposing  updates  to

the definitions  of single-family  detached,  single-family  attached,  townhome,  and multifarnily  dwellings.

Attachment  B contains  comparisons  between  existing  and proposed  definitions,  along  with  photo  examples  of
housing  types  around  the City

3. The proposed  Section  15.03.230:  Dwelling,  Single  Family  Detached  (Attachment  C) would  eliminate  the

minimum  width  and area requirements  for  detached  single-family  homes.  These  requirements  are generally

arbitrary  and not  needed  in order  to achieve  quality  housing  development.  Virtually  all  new  homes  built  in  the

City  today  exceed  the minimum  requirements,  so the language  is largely  uru'iecessary.  However,  an infill

dwelling  structure  on a very  small  nonconforming  lot  may  not  be able  to meet  these  requirements.  With  this  new

definition,  new  creative  housing  designs  will  be possible  on such  lots,  as well  as other  lots  around  the city.

4. The  proposed  Section  15.03.235:  Dwellinz,  Single-Family  Attached  (Attachment  C) would  similarly  eliminate

minimum  width  and area requirements  for  attached  single-family  homes.  Eliminating  such  regulations  would

allow  for  creative  housing  designs  to make  the best use of  land,  especially  on lots  eligible  for  infill  dwelling
structures.

5. TheproposedSectionl5.03.236:Dwelling,Townhouse(AttachmentC)wouldupdatetheexistingdefinitionto

state that townhouses  must  be in a series of  three or more  attached  dwellings,  reducing  overlap  with  the

definitions  of  single-family  attached  dwelling,  two-family  dwellings,  and multifamily  dwellings.  The new

definition  will  also allow  longer  rows  of  townhouses  to be constructed,  potentially  up to the length  of  an  entire

block  face (the current  definition  limits  townhouse  structures  to a maximum  of  four  dwelling  units).  The  new

definition  also clarifies  that  each townhouse  dwelling  shall  have its own  access to the public  right-of-way,  as

opposed  to units  being  accessed  via  shared  hallways  or other  means.  This  update  will  allow  more  flexibility  in

the design  of  townhouse  dwellings  in  the City.

6. The proposed  Section  15.03.220:  Dwelling,  Multifamily  (Attachment  C), clarifies  that  multifamily  dwellings

include  any  residential  structure  containing  three  or more  dwelling  units,  other  than  a townhouse.  Tis  change

eliminates  overlap  between  the definitions  of  townhouse  and multifamily  dwellings.

Recommendation

The  Community  Development  Department  recommends  approval  of  the request  to amend  the definitions  stated  in

Sections  15.03.220,Dwelling,  Multifamily,  15.03.230,Dwellir5z,  Single-FamilyDetached,  and 15.03.235,

Dwellirig, Single-FamilyAttached,  and 15.03.236, Dwellityz, Townhouse, and to enact Chapter 15.35, h_fiji
Development,  to the Council  Bluffs  Municipal  Code  (Zoning  Ordinance).

Public  Hearing

Staff  speakers  for  the request:

1.  Brandon  Siracuse,  Plaru'ier,  City  of  Council  Bluffs,  209 Pearl  Street,  Council  Bluffs,  IA  51503

2. Christopher  Gibbons,  Planning  Manager,  City  of  Council  Bluffs,  209 Pearl  Street,  Council  Bluffs,  IA  51503

Speakers  in favor:  None

Speakers  against:  None

Planning  Commission  Recommendation

The City  Planning  Commission  recommended  approval  to amend  the definitions  stated  in Sections  15.03.220,

Dwellin5;4, Multifamily,  15.03.230, Dwelling,  Sin5zle-Family  Detached,  and 15.03.235,  Dwelling,  Single-Family
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, and 15.03.236,  Dwelling,  Townhouse,  and to enact Chapter 15.35, Infill  Development,  to the Council

Bluffs  Municipal  Code  (Zoning  Ordinance).

VOTE:  AYE  - Danielsen,  Halm,  Opperman,  Rew,  Scott,  Stroebele,  and VanHouten.  NAY  - None

AJ3STAIN  - None  ABSENT  -  Bass,  Haner,  Hutcheson,  and  Rater.  VACANT  - None  Motion:  Carried.

Attachments

Attachment  A:  Proposed  Chapter  15.35:  Infill  Development  of  the  Municipal  Code  (Zoning  Ordinance)

Attachment  B: Comparison  Between  Existing  and  Proposed  Housing  Typology  Definitions

Attachtnent  C: Proposed  Chapter  15.03:  Zoning  Definitions  of  the  Municipal  Code  (Zoning  Ordinance)
I

Prepared  by:  Brandon  Siracuse,  Planner,  Community  Development  Department



Attachment  B

PR-I Example  (South  18th  Street  & 25th Avenue)  - R-l/Single-Family  Residential  District

25th Ave 25th Ave

26th Ave

25th Ave 25th Aye

26th Ave



PR-2 Example  (South  7th Street  & 24th  Avenue)  - R-2/Two-Family  Residential  District

24th Ave 241h Ave 24h  Ave2ah  Ave


