
 

City of Muscatine 
PLANNING AND ZONING COMMISSION 

Monday, December 15, 2025 

 
 
 
The Planning and Zoning Commission meets on the 3rd Monday of each month at 5:30 p.m. in 

City Hall Council Chambers. 
 
  
 

December 15, 2025,5:30 PM 
 

AGENDA 

    
1.  CALL TO ORDER/ROLL CALL  
    
2.  MISSION STATEMENT  
    
3.  MINUTES  
 A. Approval of minutes from the November 17, 2025 meeting 
    
4.  SUBDIVISION  
 A. Final Plat - Hackett Development, Second Addition 

The final plat for Hackett Development 2nd Addition has been submitted by T&T 
Hackett Development Group LLC. This addition covers the southernmost 19 lots 
of the overall Hackett Development subdivision. The preliminary plat for the 
entire subdivision, along with the final plat for the 9 northernmost lots (Hackett 
Development 1st Addition), was approved on July 17, 2025. The subdivision is 
situated between the south end of Clarabeck Lane and the north end of Green 
Acres Drive. The entire development features 18 zero-lot-line attached single-
family homes (each on its own parcel with a shared property line for common 
walls) and 10 detached single-family homes, totaling 28 residences. New streets 
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connect Clarabeck Lane and Green Acres Drive, including a hammerhead 
turnaround at the new terminus of Clarabeck Lane.  The Planning and Zoning 
Commission's recommendation to the City Council on a final plat is based on the 
finding that the subdivision and associated public improvements shown on the 
final plat conform to what was approved on the preliminary plat. 

    
5.  ADJOURNMENT  
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MINUTES 
November 17, 2025 – 5:30 p.m. 

Planning and Zoning Commission 
Muscatine City Hall 

City Council Chambers 
 

Present: Sharon Froelich, Jodi Hansen, Kent Jurgersen, Andrew Anderson, Kayla Bendorf and Mark Fortenbacher 
 

Unexcused:    
 

Excused: Mark Seaman 
 

Staff:  Andrew Fangman, Senior City Planner, Community Development 
April Limburg, City Planner, Community Development  

  Sara Schmelzer, Administrative Assistant  
 
Chairperson Jodi Hansen opened the meeting at 5:30 p.m. and read the mission statement.  
 
Minutes: 
Andrew Anderson motioned to approve the October 20, 2025 minutes; seconded by Sharon Froelich. All ayes, motion 
carried. 
 
Zoning Ordinance 
Muscatine, like most Iowa communities, has historically relied on single-family zoning that overwhelmingly restricts 
residential land use to site-built single-family homes. However, the State Legislature has determined that this restrictive 
approach creates a barrier to building needed housing options in Iowa. Consequently, the state has passed recent laws that 
limit how restrictive cities and counties can be with single-family zoning, particularly concerning: accessory dwelling units, 
group homes, and manufactured homes. This presentation will detail what the State Code now mandates be allowed in 
single-family zones for these three housing types and the amendments to the necessary to City Code to bring it into 
compliance with state law. Andrew Fangman presented the amended changes to City code to reflect the State mandated 
changes to the regulation of accessory dwelling units, group homes, and manufactured homes. The commission discussed the 
reasoning behind the amendment changes as well as addressing concerns with lot size, setback, and HOA guidelines for the 
accessory dwelling units. The commission discussed the four type of group homes and the need for the homes to be treated 
as single family residences but will still be treated as a rental and inspected.  
Andrew Anderson made a motion to approval the amended changes to the City code; seconded by Kayla Bendorf. All ayes, 
motion carried.  
 
 
Meeting adjourned at 6:15 p.m.      
 
ATTEST:       Respectfully Submitted, 
 
             

Jodi Hansen, Chairperson    Andrew Fangman, Secretary 
Planning and Zoning Commission   Senior City Planner 
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COMMUNITY DEVELOPMENT 
DEPARTMENT 

 
City Hall - 215 Sycamore St 

Muscatine, IA 52761-3840 
(563) 262-4141 

Fax (563) 262-4142 
Planning • Zoning • Building Safety • Construction Inspection Services • Public Health • Housing Inspections • Code Enforcement 

 

To:  Planning and Zoning Commission  
 

From:  Andrew Fangman, Senior Planner 
 

Date:  December 15, 2025 
 

Re: Final Plat of Hackett Development 2nd Adddition 
 

The final plat for Hackett Development 2nd Addition has been submitted by T&T Hackett 
Development Group LLC. This addition covers the southernmost 19 lots of the overall Hackett 
Development subdivision. The preliminary plat for the entire subdivision, along with the final 
plat for the 9 northernmost lots (Hackett Development 1st Addition), was approved on July 17, 
2025. 
 
The subdivision is situated between the south end of Clarabeck Lane and the north end of 
Green Acres Drive. The entire development features 18 zero-lot-line attached single-family 
homes (each on its own parcel with a shared property line for common walls) and 10 detached 
single-family homes, totaling 28 residences. The average assessed value for these homes is 
projected to be $400,000. New streets connect Clarabeck Lane and Green Acres Drive, including 
a hammerhead turnaround at the new terminus of Clarabeck Lane. 
 
The developer chose to divide the final plat approval into two phases. The first phase (Hackett 
Development 1st Addition), encompassing the northernmost nine lots, was approved in 
conjunction with the preliminary plat in July. The final plat now before the Planning and 
Zonning Commission (Hackett Development 2nd Addition) encompasses the remaining 19 lots.   
 
The Planning and Zoning Commission's recommendation to the City Council on a final plat is 
based on the finding that the subdivision and associated public improvements shown on the 
final plat conform to what was approved on the preliminary plat. 
 
For the first phase, the developer used an approach that permitted home construction to begin 
while the public infrastructure was still under construction. While construction of homes within  
the was first phase was permitted, no certificate of occupancy would issued until the required 
public infrastructure was completed. Additionally, the developer was required to submit a 
completion bond, which the City could have used to fund the completion of these public 
improvements should had the developer failed to do so. 
 
The developer has now successfully completed all public infrastructure within both the first and 
second phases of this development. Consequently, the City Engineer recommends that the 
infrastructure be accepted by the City. The acceptance of this public infrastructure also allows 
for the approval of the final plat for the remaining 19 lots (Hackett Development 2nd Addition). 
As well as for certificate of occupancy for any structures within the development to be issued 
upon meeting all applicable requirements of the building code. 
 
The new streets are 27 feet wide, matching the existing width of both Clarabeck Lane and 
Green Acres Drive. This street extension creates a new three-way intersection connecting 
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Clarabeck Lane and Green Acres Drive.  With approval of this resolution these streets will be 
dedicated to the City of Muscatine and thereafter maintained as public streets. 
 
This project's stormwater management plan focuses on using grass swales in most rear and side 
yards, as agreed with by the City Engineer, which negates the need for traditional detention 
improvements. These swales, designed to manage water quality and quantity, will maintain the 
property's natural eastward drainage. Additionally, a private storm sewer system has been 
designed for a 10-year storm event, featuring curb inlets and specific pipe types, with 
emergency overflow routes directing water to a nearby ravine.  
 
This development benefits the community by significantly address specific housing-related 
needs. Increasing the availability of housing has been identified as the most critical community 
need in Muscatine. For Muscatine to prosper, the available housing stock must grow in both 
quantity and quality. Without the needed housing stock, Muscatine will not be able to maintain 
the workforce or tax base necessary to support a thriving community with a high quality of life. 
Recognizing this, a goal of creating 2,000 new housing units by 2033 has been set. 
 
High-quality, new single-family homes in desirable locations are a significant component of the 
needed housing stock in Muscatine. Constructing these needed homes requires the availability 
of desirable lots, but the current availability is increasingly a barrier to this type of housing 
construction. Over the past 17 years, only one new residential subdivision, Arbor Commons, 
completed in 2020, has been built within the City of Muscatine. As Arbor Commons nears build-
out, only a few scattered lots are currently available for constructing new high-quality, single-
family homes. Without creating new, attractive building lots within Muscatine, this type of 
construction will soon halt due to the lack of suitable lots. If this occurs, it is very unlikely that 
the additional housing stock needed to secure Muscatine's prosperous future will be built. 
   
The development's location strongly supports community growth through infill development. 
This approach leverages existing infrastructure and benefits from its proximity to desirable 
community amenities and facilities. Few locations in Muscatine offer a more advantageous 
proximity to schools, with Muscatine High School, Susan Clark Junior High School, McKinley 
Elementary School, and Saints Mary and Mathias Catholic School all within a half-mile. 
Furthermore, Fuller Park, Discovery Park, the Community Y, and the city-wide trail network are 
all less than a mile from the proposed development. 
 
Beyond utilizing existing street and sewer infrastructure, this development improves existing 
street functionality by extending and connecting Clarabeck Lane and Green Acres Drive. This 
connection of two dead-end streets befits  more than just the residents of the newly 
constructed homes. 
 
Green Acres Drive was originally intended for a future northern extension and was therefore 
built without a turnaround. This resulted in an 830-foot-long street that is difficult for large 
vehicles to navigate. For example, due to the lack of a turnaround, trash and recycling trucks 
must back down the entire length of Green Acres twice during collection.  The trucks pick up 
one side while driving to the end of Green Acres, then back out to Fulliam Avenue, re-enter 
Green Acres facing the other direction, then back up to the end of the street, to pick up the 
other side while driving out. Similarly, snow plowing and leaf pickup operations are made more 
difficult by the lack of a suitable turnaround. In an emergency, fire trucks responding to 
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incidents on Green Acres would have to back out the entire length of the street. Current fire 
code would not permit the construction of such a long dead-end street without a turnaround. 
Clarabeck Lane also dead-ends without a vehicle turnaround. Similar to Green Acres Drive, 
Clarabeck Lane was constructed in the late 1960s with the expectation that future development 
would extend it, which explains the lack of a turnaround in what was intended as its first phase. 
 
The development's connection of Clarabeck and Green Acres resolves the issues caused by the 
current dead-ends' lack of turnarounds for large vehicles.  Eliminating the need for large 
vehicles, such as trash trucks, snowplows, fire trucks, and delivery vehicles, to back out of these 
streets will improve safety and efficiency for both existing residents and vehicle operators. 
 
The connection of Green Acres Drive and Clarabeck Lane would significantly improve access for 
existing homes on West Bay Drive, Clarabeck Lane, and Green Acres Drive. Currently, West Bay 
Drive and Clarabeck Lane are only accessible from Cedar Street, while Green Acres Drive is only 
accessible from Fulliam Avenue. Completing this connection allows homes on these three 
streets to be reached from either Cedar Street or Fulliam Avenue. 
 
Having more than one route in and out of a subdivision benefits residents by allowing them to 
take more direct routes to their destinations. Multiple entrances/exits to a subdivision 
significantly ease access during road construction or in the event of an emergency road closure. 
 
The increased street connectivity created by connecting Clarabeck Lane and Green Acres Drive 
would benefit more than just those residing in the immediate vicinity. An additional connection 
between Cedar Street and Fulliam Avenue would be created in an area currently lacking such 
connections for the three-quarters of a mile between Houser Street and Logan Street. The 
proposed project creates this connection. 
 
This connection between Cedar Street and Fulliam Avenue provides  a valuable detour route for 
construction or emergency incidents within the square of roads defined by Cedar Street, Logan 
Street, Fulliam Avenue, and Houser Street. Currently, there are few viable detour routes for 
closures on these street segments. 
 
A major concern raised by nearby residents at the June 10 Planning and Zoning Commission 
hearing was that connecting Clarabeck and Green Acres would generate a large volume of high-
speed cut-through traffic, particularly by high school students using it as a route to school. 
While the proposed development will create a beneficial new link between Houser and Fulliam 
Street, the number of trips diverted from Houser or Logan Street will likely be small, as those 
routes will remain faster and more direct. Approximately 172 homes (including the 28 proposed 
in this development) could potentially use a Green Acres/Clarabeck connection as a more direct 
route to the high school. Based on recent Census data, these homes would likely account for 
around 30 high school students. 
 
The design of the new streets, combined with the character of existing portions of Clarabeck 
Lane and Green Acres Drive, should limit traffic speeds. Drivers generally don't feel comfortable 
traveling at high speeds on two-way streets that are 27 feet wide and allow on-street parking 
on at least one side. This design helps maintain the low traffic speeds desirable in a residential 
setting. Additionally, the planned stop condition at the new intersection of Green Acres Drive 
and Clarabeck within the proposed development will further limit traffic speeds in the area. 
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Another traffic concern brought up at the Planning and Zoning Commission hearing was the 
potential for worsening backups at the Cedar Street and West Bay Drive/Clarabeck Lane 
intersection. It was argued that the proposed development's additional traffic, particularly 
during high school arrival and dismissal, would hinder access to both new and existing 
residential areas. Creating a second entry and exit point for these neighborhoods is the most 
effective way to address current and future school traffic issues. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 . 
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