Notice is hereby given that the Board of Adjustment for the City of Grinnell will conduct
a public hearing at 12:00 p.m. on Tuesday, January 19, 2021.
This meeting will be held remotely on zoom and can be accessed by visiting the
following link
https://zoom.us/j/6468685281?pwd=US9qR0drckNRc2dZM0RJRTVCckxaQT09
Or by entering the following when prompted by the zoom website or app:
Meeting ID: 646 868 5281 Passcode: 12345
Board of Adjustment
Agenda
January 19, 2021

12:00 Noon

Roll Call: Grant _____, Hatting_________ , Burnell _______, Johnson_________,
Hammen__________.
APPROVAL OF AGENDA:
APPROVAL OF MINUTES: December 22, 2020 Meeting Minutes
COMMUNICATIONS:
NEW BUSINESS:
1. Review an application from Grinnell Promenade, LLC a potential developer of 802818 Reed St to the Board of Adjustment to review a variance request allowing an
increase of 11 units to 29 total units at an R-3 PUD site, and reducing the number of offstreet parking spaces from 1.5 spaces per unit to 1 space per unit.

ADJOURN:

Notice is hereby given that the Board of Adjustment for the City of Grinnell will conduct
a public hearing at 12:00 p.m. on Tuesday, December 22, 2020.
This meeting will be held remotely on zoom and can be accessed by visiting the
following link
https://zoom.us/j/6468685281?pwd=US9qR0drckNRc2dZM0RJRTVCckxaQT09
Or by entering the following when prompted by the zoom website or app:
Meeting ID: 646 868 5281 Passcode: 12345
MINUTES OF THE BOARD OF ADJUSTMENT
20-3

December 22, 2020

The meeting was called to order by Chairperson Grant at 12:00pm.
Roll Call: Hatting __P_____, Burnell ___P___, Johnson __P__,Hammen ___P___
Also present: Tyler Avis, Dan Agnew, Russ Behrens, Abbey Gilroy, Bill Ludwig, Kyle
Wilcox, Mark Doll, Keeley Smith
APPROVAL OF AGENDA:
Hammen motioned to approve the agenda. Burnell seconded the motion. The Agenda was
approved unanimously.
APPROVAL OF MINUTES:
Grant asked if any changes were needed of the minutes. None were observed. Burnell
made a motion to approve the minutes, Hammond seconded the motion. The Minutes
were approved unanimously.
COMMUNICATIONS:
Grant requested if there were any communications. Avis described a phone call from the
adjoining property owner (Kameron Smith) where the owner had questions on the
development. Avis explained that Mr. Smith did not seem to be opposed to the project as
long as City regulations were followed.
NEW BUSINESS:
1. Review an application from Grinnell Promenade, LLC a potential developer of 802818 Reed St to the Board of Adjustment to review variance requests relating to the
maximum number of units permitted at a property zoned as R-3 PUD and the minimum
number of off-street parking spaces required of a multi-family residential unit.
Keeley Smith stated that her and her husband were not in favor of the project after
discussing it further after her husband’s discussion with Mr. Avis.
Mr. Avis explained that typically comments from the public are allowed to occur after a
staff report has been given, the applicant has pleaded their reasoning for the variance

request, and the Board members have their questions answered. Mr. Avis thanked Mrs.
Smith for her thoughts, and said she will have time to answer and ask any questions later
in the meeting.
Grant asked for Mr. Avis to read the staff report.
Mr. Avis read the staff report as it was written.
Grant asked for the Applicants to explain their request.
Ms. Gilroy and Mr. Ludwig provided additional details about the site, relating to how the
building would be oriented, and an elevation plan was provided, showing in detail how
the building would look from the street. It was also explained the process that the
applicants had gone through in working with the City on selecting a site for this type of
development.
Mr. Wilcox asked where the main entrance would be located, and Ms. Gilroy explained
how the site operates as far as tenants accessing their units, and that the main entrance
likely would be the Alley off of Reed St or 4th Avenue. Ms. Gilroy also explained that an
option for head in paring off of Reed St was looked at but the idea was later abandoned
due to the potential for conflicts.
Mike Doll inquired to know if pets would be allowed in the rental units. Ms. Gilroy
explained that pets are permitted. Mr. Doll explained that the Hospital has a landscaped
garden right across the street, and wanted to make sure that policies were in place to limit
pet owners from utilizing that space for their pets; Ms. Gilroy further explained that they
do already have provisions which would not permit that to occur and penalties if it were
to happen.
Mr. Wilcox inquired about the rates for the rental units and Ms. Gilroy explained that
they are in line with the recently completed Housing Assessment: $750-$860 for 1 1BR
and $1,100-$1,250 for a 2BR.
Ms. Gilroy then went on to explain the general floorplans of the units and how they
would typically be configured.
Mr. Ludwig stated they would like to work with the homeowner to the north on any
concerns they have.
Mr. Hatting asked for the reasoning for the variance. Mr. Avis explained that the size of
land where the development is proposed has a certain number of units that can be
allowed, and it’s by the acre, since this site is under 1 acre, the number of units they are
proposing is above what would be permitted. Mr. Avis explained that the size of the lot is
smaller than the number of units that would be allowed per code, and because they are
proposing more units, more parking is required so a variance is also necessary for that as
well with the plan that has been submitted. Mr. Avis further explained that the current

zoning regulations may be too restrictive, and a review of regulations pertaining to this is
underway to confirm if that is the case.
Mr. Wilcox stated that the maximum parking needing to be provided is assumed to be the
case for 100 percent occupancy, and Mr. Ludwig explained that is correct, and that for
most of their other developments they have been required to account for 1 parking space
per unit, which seems to be adequate. He also explained that the minimum criteria for the
state workforce tax credits require a minimum of 30 units, so that is why 31 was
proposed.
Mr. Hatting asked if the alley to the East is currently paved or graved to the east of the
house to the North. Mr. Avis explained that currently it is paved, being poured concrete.
Ms. Grant asked for any comment by Mrs. Smith about what she has heard.
Mrs. Smith explained that based on what she has seen for the drawings provided, that her
yard would be up close to the fence and that the alley is only partially paved. She said
adding 31 rental units would create a hassle to access their home, and that although they
aren’t opposed to townhomes, 31 seems excessive with the proximity to their home.
Mr. Ludwig explained that the parking would be continued and the alley would be paved
connecting to Reed St, increasing the number of access points to the residential property.
Mr. Doll said that the parking going through the Clinic’s parking lot would potentially
cause an issue as well.
Mr. Wilcox suggested moving the parking all to the north side of the building, and
moving the building to the South. Mr. Ludwig explained that the parking shown on the
plan to the south is currently all platted right-of-way, and they would continue the alley.
Mr. Wilcox suggested removing the public right of way that way more space can be
created for the building separation.
Ms. Smith stated that she is concerned about public safety with there being 31 units
located here, and that they would see a building looking out into their yard, with second
story windows looking down upon her yard.
Mr. Avis explained that the question to the Board is one that will determine if this site is
worthy of the variances for this type of development. He also explained that it does need
to be taken into consideration that no development has occurred here in a number of
years, and that a potential developer is interested in improving the site in the next
construction season.
Ms. Gilroy stated that the current owner has no intention to further develop the lot.
Mr. Ludwig stated he was unsure whether or not the City would consider selling the alley
right of way to allow the building to be shifted to the south to create more space between
the property to the north.

Mr. Avis explained that City Council would have ultimate approval over that.
Ms. Grant asked if the applicants would be able to see if reducing the number of units to
27 would be something to consider.
Mr. Ludwig said they could definitely take the request to the state and see if they would
permit that.
Mr. Avis explained that in order for 27 units to be permitted, the Planning and Zoning
Commission would have to hold a meeting to hear that request.
Ms. Gilroy stated that if the City were to sell the alley right of way the site would
increase to .93 acres, and Mr. Avis confirmed that they would be under the maximum
allowed so a variance would not be needed for the number of units, but would still be for
the off-street parking spaces.
Mr. Ludwig asked if the Board could approve a variance for the number of units to be
between 27 and 31 units. Mr. Avis explained that the variance would need to specify the
exact number.
Mr. Behrens explained that the City would likely not be interested in abandoning the
alley right of way for the reason of snow removal and trash pickup.
Ms. Grant stated she was unsure on where to go from this point. Mr. Avis stated a motion
for approval or denial should be made by a Board member to see where this stands and
then a roll call vote to be made.
Ms. Burnell recommended approval of the variance requests related to the maximum
number of units permitted at a property zoned as R-3 PUD and the minimum number of
off-street parking spaces required of a multi-family residential unit, located at 802-818
Reed St.
Ms. Grant asked for a second. Mr. Hammen seconded the motion.
The roll call vote was as follows: Hatting __Nay__, Burnell ___Yes___,
Johnson __Absent__,Hammen ___Yes___, Grant _____Nay_____. The motion did not
pass with a majority vote.
Mr. Ludwig asked if they could request a vote on 27 units. Mr. Avis explained that the
Board has the authority to do as it pleases, if they choose to move forward with another
motion for a reduced number they can, as well as wait to vote again until all members are
present.
Ms. Grant suggested meeting again in a few weeks to review an updated proposal. Mr.
Hatting seconded that motion. The motions was approved unanimously.

Mr. Avis asked Ms. Grant if there was anything specific they would like to see in the
updated proposal. Ms. Grant said things related to the concerns of Mrs. Smith, and a plan
for the parking related to congestion. Mr. Hatting said he agrees with everything Ms.
Grant stated, and that he wants to make sure that Mrs. Smith is heard.
Mr. Ludwig explained that he will provide a separation plan between the two properties.
Mr. Avis suggested looking into if the windows for the second story could be addressed
as well. Ms. Gilroy said they will definitely look into that.
ADJOURN: Grant moved to adjourn the meeting. Burnell seconded the motion. The
motion was passed unanimously at 12:47p.m.

TERESE GRANT, CHAIR
ATTEST:

TYLER AVIS, SECRETARY

MEMORANDUM TO THE BOARD OF ADJUSTMENT
December 29, 2020

12:00 p.m.

Approval of December 22, 2020 Meeting Minutes
OLD BUSINESS:
None
NEW BUSINESS:
1. Review an application from Grinnell Promenade, LLC a potential developer of 802-818 Reed St to
the Board of Adjustment to review a variance request allowing an increase of 11 units to 29 total units at
an R-3 PUD site, and reducing the number of off-street parking spaces from 1.5 spaces per unit to 1
space per unit.
Findings of Staff
802-818 Reed St historically had single-family residential dwellings located on them until 2013,
when Lich Inc., purchased these lots as well as 822 and 826 Reed St. Lich Inc. razed the existing homes
and submitted a PUD plat in hopes to construct newer upscale single-family dwellings, and all of the
existing homes at the site were completely removed by the end of 2013. By mid-summer of 2014 a
single family spec home was constructed on 826 Reed St where it sat unoccupied for almost two years
before being purchased. Since the first home built in 2014, no other homes have been constructed, and
there has been very little interest in any of the lots for additional single family homes to be built.
Grinnell Promenade LLC contacted the City mid-2020 to inquire about potential sites for a newly
constructed apartment complex and a number of sites were suggested. Because of the close proximity to
the hospital and availability of tax abatement, 802-818 Reed St was selected by the potential developer
to move forward.
After some discussions on the number of units available for the site, as well as off-street parking
regulations, it was found that for this site to become developable per Grinnell’s zoning regulations, there
would need to be variances sought. It should be noted that currently the Building and Planning
Department and Planning and Zoning Commission, are in the early stages of updating the Zoning
Regulations, as they have not been updated since the early 1960’s. Increasing the number of units
available per lot in certain districts as well as off-street parking regulations are two of the many things
that are actively being researched currently to determine if Grinnell’s regulations potentially hinder
development when comparing other Cities’ regulations.
Grinnell’s current zoning regulations limit R-3 PUD zoned properties to 24 units per acre. This site is
.76 acres as shown on the plat plan, which would limit the site to 18 units. If the zoning was changed to
C-1 PUD, which allows up to 36 units per acre, the site could contain 27 units. These facts led to the
realization that regardless of the zoning, a variance request would be necessary based on the proposed
number of units.

In looking at the required off-street parking regulations, 1 ½ spaces are required for each unit of
multifamily dwellings. Proposing 31 units would require 47 off-street parking spaces. In reviewing how
recently constructed multifamily residential units utilize their required off-street parking, it has been
found that what is required per Grinnell’s regulations is more than what is needed. In looking at
Spaulding Lofts, where 77 units were provided, it required 116 spaces. Per the plans 104 were actually
provided, and after City Offices located to 520 4 th Ave, it has been routinely noticed that the parking lot
on the north side of 4th Ave, which provides 42 spaces, rarely has more than 15 spaces occupied.
Interestingly enough, that would equate to the number of actual units at the site, and points towards there
needing to be 1 space per unit vs the currently required 1.5 spaces per unit.
In reviewing the recently completed Grinnell Housing Market Assessment, the findings determined that
currently only 32.5% of Grinnell’s workforce actually lives within our community, and there is a need
right now for up to 150 rental units. Based on the close proximity to Grinnell Regional Medical Center,
the need for rental housing, the lack of interest in single-family residential units for this site, and the
separation of adjoining residential uses of this proposed development, Staff does believe that if the
requested variances are approved, this would be a key addition to Grinnell’s housing stock and address
an immediate need.
*****
On December 22, 2020, a Board of Adjustment meeting was held regarding these requests. After
discussion of the Board and a roll call vote determined that there was not a majority to approve or
disapprove the variance requests, the Board voted to have the applicant address separation of the
apartment building from the single-family home to the north. In reviewing the updated materials, the
applicant has proposed planting a number of both deciduous and conifer trees and bushes on the north
side of the building. The applicant has also decreased the total number of units at the building from 31 to
29, and reduced the total number of parking space. It should be noted that although the north elevation
plan does not show a privacy fence, one would be permitted to be installed to a height of no taller than 8
feet, and based on discussions with the applicant, that is a cost they are willing to take on to please the
adjoining neighbor in addressing safety and security.
Pending the Applicant meeting all other Zoning, Landscaping, and Building Code requirements, staff
would not make a recommendation to the Board to oppose these variance requests.
You are further notified that the time and place of the public hearing will be
Tuesday, January 19, 2021 at 12:00 p.m.
https://zoom.us/j/6468685281?pwd=US9qR0drckNRc2dZM0RJRTVCckxaQT09
Or by entering the following when prompted by the zoom website or app:
Meeting ID: 646 868 5281 Passcode: 12345
Respectfully submitted
Tyler Avis
Director of Building and Planning
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December 29, 2020

Re: Board of Adjustment Meeting

CITY OF GRINNELL
520 Fourth Avenue
Grinnell, Iowa
50112-1947
Phone: 641-236-2600
Fax: 641-236-2626

I want to let you know that a Board of Adjustment meeting has been set for
Tuesday January 19, 2021 at 12:00 p.m.

MAYOR

This meeting will be held remotely on zoom and can be accessed by
visiting the following link
https://zoom.us/j/6468685281?pwd=US9qR0drckNRc2dZM0RJRTVCckxaQ
T09

DAN F.
AGNEW
dagnew@grinnelliowa.gov

Or by entering the following when prompted by the zoom website or app:
Meeting ID: 646 868 5281 Passcode: 12345

CITY COUNCIL
BYRON HUEFTLE-WORLEY
At-Large
JIM WHITE
At-Large
JULIE HANSEN
1st Ward
JO WRAY
2nd Ward
RACHEL BLY
3rd Ward

The Board will review an application from Grinnell Promenade, LLC a
potential developer of 802-818 Reed St for a variance request allowing an
increase of 11 units to 29 total units at an R-3 PUD site, and reducing the
number of off-street parking spaces from 1.5 spaces per unit to 1 space per
unit.
Please let me know as soon as possible if you will not be able to attend this
meeting since we want to be sure to have a quorum.
Sincerely,

SONDRA BURNELL
4th Ward
ADMINISTRATION
RUSSELL L.
BEHRENS
City Manager
RBehrens@
grinnelliowa.gov
P. KAY CMELIK
City Clerk/Finance Director
KCmelik@grinnelliowa.gov
WILLIAM J.
SUEPPEL
City Attorney
billjs@meardonlaw.com

Visit us at
www.grinnelliowa.gov

Tyler Avis
Director of Building and Planning

December 29, 2020

Dear Property Owner:

CITY OF GRINNELL
520 Fourth Avenue
Grinnell, Iowa
50112-2043
Phone: 641-236-2600
Fax: 641-236-2626
MAYOR
Dan Agnew
mayor@grinnelliowa.gov
CITY COUNCIL
BYRON HUEFTLE-WORLEY
At—Large
JIM WHITE
At—Large
JULIE HANSEN
1st Ward
JO WRAY
2nd Ward
RACHEL BLY
3rd Ward

An application from Grinnell Promenade, LLC a potential developer of 802818 Reed St has been sent to the Board of Adjustment to review a variance
request allowing an increase of 11 units to 29 total units at an R-3 PUD site,
and reducing the number of off-street parking spaces from 1.5 spaces per unit
to 1 space per unit.
You are receiving this notice because you are located within 200 feet of
the property this variance request pertains to.
The meeting regarding this application will be discussed at the Board of
Adjustment meeting at 12:00 p.m., on Tuesday January 19, 2021.
This meeting will be held remotely on zoom and can be accessed by
visiting the following link
https://zoom.us/j/6468685281?pwd=US9qR0drckNRc2dZM0RJRTVCckxaQ
T09
Or by entering the following when prompted by the zoom website or app:
Meeting ID: 646 868 5281 Passcode: 12345
You may submit your views on this application in person, by letter, or by a
representative at the meeting.

SONDRA BURNELL
4th Ward
ADMINISTRATION
RUSSELL L.
BEHRENS
City Manager
citymanager@
grinnelliowa.gov
WILLIAM J.
SUEPPEL
City Attorney
billjs@meardonlaw.com
P. KAY
CMELIK
City Clerk
cityclerk@grinnelliowa.gov

Visit us at
www.grinnelliowa.gov

Sincerely,

Tyler Avis
Planning and Zoning Commission Secretary
Director of Building and Planning

BOARD OF ADJUSTMENT
NOTICE OF PUBLIC HEARING

Notice is hereby given that an application
has been received from Grinnell
Promenade, LLC a potential developer of
802-818 Reed St to the Board of
Adjustment to review a variance request
allowing an increase of 11 units to 29 total
units at an R-3 PUD site, and reducing the
number of off-street parking spaces from
1.5 spaces per unit to 1 space per unit.
You are further notified that the time and
place of the public hearing will be
Tuesday, January 19, 2021 at 12:00 p.m
and will held remotely on zoom and can
be accessed by visiting the following link
Tyler Avis
Director of Building & Planning
Legal Notice
Publish: 1-4-2021

https://zoom.us/j/6468685281?pwd=US9qR0drckNRc2dZM0RJRTVCckxaQT09
Meeting ID: 646 868 5281 Passcode: 12345

PUBLIC NOTICE
The Board of Adjustment of the City of Grinnell will meet on January 19, 2021 at
12:00 p.m. to review an application from Grinnell Promenade, LLC a potential
developer of 802-818 Reed St to the Board of Adjustment to review a variance
request allowing an increase of 11 units to 29 total units at an R-3 PUD site, and
reducing the number of off-street parking spaces from 1.5 spaces per unit to 1 space
per unit. The meeting will be held on zoom and can be accessed here:
https://zoom.us/j/6468685281?pwd=US9qR0drckNRc2dZM0RJRTVCckxaQT09
Meeting ID: 646 868 5281 Passcode: 12345

