
                  Planning & Development 
                Scott County, Iowa                                                                              
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December 6, 2023 
 
To:   Mahesh Sharma, County Administrator 
From:   Alan Silas, Planning and Development Specialist 
Re:   Planning & Zoning Commission action on December 5, 2023 agenda item 
 
  Members Present: Armstrong, Piatak, Rochau, Scheibe, Schnekloth, Steward 
  Members Absent: Maxwell 
 

1. Public Hearing – Future Land Use Map Amendment 
 

Application from Riverstone Group, Inc. to remove the “To Be Annexed (Prior to Development)” designation 
from a certain portion of Scott County’s adopted Future Land Use Map, in Part of the W ½ of the NE ¼ of 
Section 35 of Sheridan Township. 
 
The Commission voted (5-0, with Armstrong recusing) to recommend denial of the Future Land Use Map 
amendment in accordance with staff’s recommendation. Brian Dockery (Riverstone Group, Inc.) was 
present with legal counsel. Three (3) members of the public spoke in opposition to the request: Matt 
Werderitch (City of Davenport, Planner II), Thomas Hepner (2626 East Central Park Avenue, Davenport), 
and Gerald Moeller (1540 Broadview Drive, Bettendorf; deed holder of Scott County Parcel 933507014 
adjacent to subject property). 
 
The applicants have three (3) courses of action:  

1. Abandon the Future Land Use Map Amendment request by not forwarding the Commission’s 
recommendation to deny to the Board of Supervisors 

2. Forward the Commission’s recommendation to deny to the Board of Supervisors for a public 
hearing on the Future Land Use Map Amendment request by the Board 

3. Abandon the Future Land Use Map Amendment request by not forwarding the Commission’s 
recommendation to deny to the Board of Supervisors, and submitting a petition to rezone the 
property without the Future Land Use Map having been amended 

 
• Vote (recommend denial of Future Land Use Map Amendment): 5-0, All Ayes (Armstrong 

recusing) 

December 8, 2023 update: The applicants will be taking course 
#2 and part of course #3. The Board will have a public hearing 
on December 19, 2023 on the Future Land Use Map amendment 
with a Planning and Zoning Commission recommendation to 
deny. The Planning and Zoning Commission will have a public 
hearing on January 2, 2024 on a rezoning petition to rezone the 
subject property from Agricultural-General (A-G) to Industrial 
(I) regardless of what action the Board takes. 
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Applicant: Riverstone Group, Inc. 
 
Request: Remove “To Be Annexed” designation from a certain portion of Scott 

County’s adopted Future Land Use Map 
 
Legal Description: Part of the W ½ of the NE ¼ of Section 35 of Sheridan Township 
 Scott County Tax Parcels 933505001 and 933521001 
 
General Location: Within the area east of the Davenport airport and north of Interstate 

80, known as Mount Joy. 
 
Zoning/Future 
Land Use:  Agricultural-General (A-G) / “To Be Annexed” 
 
Surrounding Zoning/ 
Future Land Use Designation: 
 North:  City of Davenport, Heavy Industrial (I-2) 
 South:  City of Davenport, Light Industrial (I-1) 
 East:  Agricultural-General (A-G) and Single-Family Residential (R-1) /  

“To Be Annexed” and No Future Land Use designation 
 West:  City of Davenport, Light Industrial (I-1) 
 
GENERAL COMMENTS: Local governments that enforce zoning tend to have two core 

guiding documents: The Comprehensive Plan and the Zoning Ordinance. The 
Comprehensive Plan is more of a policy statement or a vision statement, detailing 
how the jurisdiction views and intends to enforce its zoning more broadly. The 
Zoning Ordinance is the actual code, containing specific laws that, in theory, fit in 
with the policy goals described in the Comprehensive Plan. 

 
 A main element of any Comprehensive Plan is a Future Land Use Map, which can 

visually convey a future vision for zoning within a jurisdiction. They most often 
include designations for certain land uses, such as residential, commercial, or 
industrial, which are overlaid on existing zoning and/or land use maps to show 
where those land uses would generally be appropriate as the jurisdiction continues 
to develop. Scott County’s Future Land Use Map is unique in a couple of ways: First, 
since Scott County’s Comprehensive Plan states clearly that the majority of 
development is to occur within established cities, the vast majority of the County’s 
agricultural land area is shown on the Future Land Use Map as unchanged, or 
without any designation. Second, and in conjunction with the idea that development 

ORIGINAL NOVEMBER 22, 2023 
HEARING POSTPONED 
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should occur within cities, some areas of Scott County adjacent to city limits are 
shown as “To Be Annexed (Prior to Development).”  

 
 According to the Comprehensive Plan: This “To Be Annexed (Prior to Development)” 

designation is meant to imply that such property should be considered for 
annexation prior to development only if and when the property is proposed for 
development. If, for whatever reason, the adjacent city cannot or does not annex 
such property then the rezoning under the County’s jurisdiction may be considered. 

 
 The applicant initially approached Scott County with a petition to rezone the parcels 

listed above from Agricultural-General (A-G) to Industrial (I). Since one of the main 
review criteria for rezoning requests as laid out in the County’s adopted Land Use 
Policies is “Compatibility with the Future Land Use Map,” and the subject parcels are 
designated “To Be Annexed (Prior to Development)” on the Future Land Use Map, 
staff indicated to the applicant that the process to rezone would need to begin with a 
petition to revise to the Future Land Use Map to remove the “To Be Annexed” 
designation if the applicant did not wish to pursue annexation with the City of 
Davenport. 

 
 Since the applicant does not wish to pursue annexation, the applicant is petitioning 

to revise the Future Land Use Map. Therefore, the question before the Commission 
is ultimately, “Should this area on the map be annexed prior to development?” 

 
Interdepartmental/Public Feedback 

All entities that are typically notified of a rezoning request were notified of this 
request, including the County Engineer, County Health Department, Soil 
Conservation Service (SCS) District Conservationist, Bi-Site Regional Commission, 
and the adjacent/nearby city with extraterritorial review authority, which in this 
case is the City of Davenport. Legal notices were also sent to property owners within 
five hundred feet (500’) feet of the subject property, and the notice was published in 
the November 29, 2023 edition of the North Scott Press. The original notice was 
published in the November 15, 2023 edition. 
 
The County Health Department, SCS District Conservationist, and Bi-State Regional 
Commission did not provide official comment for this request. 
 
The County Engineer prepared a letter of support for the rezoning and the 
applicant’s ultimate vision for the property, but did not comment on whether the 
Future Land Use Map should be amended for the development to take place within 
the County’s jurisdiction. That letter is enclosed with this report. 
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The City of Davenport was notified by the County when the initial rezoning 
application was submitted, and immediately set all their processes in motion for the 
City to respond to that request. Therefore, the County received several letters and 
phone calls from residents and users of the adjacent airport to oppose the rezoning. 
The City also sent the County a formal opposition letter responding directly to the 
Future Land Use Map amendment request dated November 15, 2023. That letter is 
also enclosed with this report as well as the opposition letters received from the 
public. 
 

STAFF REVIEW: Scott County has historically amended its Future Land Use Map every 
few years to reflect changes in the Comprehensive Plan and to ensure the map is 
serving the County as it should. Very rarely has the County received or responded to 
requests from landowners to amend the map, and even more rarely has the County 
approved such requests. The reason being, the Comprehensive Plan is overtly clear 
about two things: The County’s zoning should protect prime agricultural land, and 
the majority of development should occur within cities. 

 
 If the question is, “Should this area on the map be annexed prior to development?,” 

the answer is, “Development should occur within cities.” 
 

RECOMMENDATION: Staff recommends that the request to amend the Future Land 
Use Map to remove the “To Be Annexed” designation be denied. 

 
 
 
Submitted by:  
Alan Silas, Planning & Development Specialist 
November 17, 2023 
Updated December 1, 2023 
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NOTICE OF BOARD OF SUPERVISORS 
PUBLIC HEARING FOR FUTURE LAND USE MAP AMENDMENT  

 
  
In accordance with Section 6-33 of the Revised Zoning Ordinance for unincorporated Scott 
County, the Board of Supervisors will review a proposed Future Land Use Map amendment on 
Tuesday, December 19, 2023 at 4:30 P.M. This notice is being sent to property owners of record 
within 500 feet of the approximate area in question and appropriate County officials. The 
meeting will be held in the 1st Floor Board Room of the Scott County Administrative Center, 600 
West 4th Street, Davenport, Iowa 52801. 
 
The Board of Supervisors will hear the request of Riverstone Group, Inc. to amend the Future 
Land Use Map for an area in Part of the W ½ of the NE ¼ of Section 35 of Sheridan Township 
(Scott County Tax Parcels 933505001, 933521001). The area is currently designated “To Be 
Annexed (Prior to Development).” The applicant is requesting to have that designation removed. 
The Future Land Use Map amendment in and of itself will not allow development on the site. The 
Planning and Zoning Commission took public comment and voted (5-0) to recommend denial of 
the request at its December 5, 2023 meeting. 
 
If you have any questions or comments regarding this meeting or proposal, please call or write 
the Planning and Development Department, Scott County Administrative Center, 600 West Fourth 
Street, Davenport, Iowa 52801, (563) 326-8643, planning@scottcountyiowa.gov, or attend the 
meeting. 
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 THE COUNTY AUDITOR'S SIGNATURE CERTIFIES THAT  
  THIS RESOLUTION HAS BEEN FORMALLY APPROVED BY  
  THE BOARD OF SUPERVISORS ON                                . 
                                                                                   DATE 
  ______________________________________ 
  SCOTT COUNTY AUDITOR 

 

 

 

 

 R E S O L U T I O N 

 SCOTT COUNTY BOARD OF SUPERVISORS 

December 19, 2023 

APPROVING AN AMENDMENT TO SCOTT COUNTY’S  

ADOPTED FUTURE LAND USE MAP 

 

 BE IT RESOLVED by the Scott County Board of Supervisors as follows: 

Section 1. The Scott County Planning and Zoning Commission held a public hearing 
on December 5, 2023 to consider and take public comment on a Future Land Use 
Map amendment for an area of the County in Part of the W ½ of the NE ¼ of Section 
35 of Sheridan Township (Scott County Tax Parcels 933505001, 933521001). 

 
Section 2.  As adopted the Future Land Use Map is intended to be one of the criteria 

used in evaluating land use changes, zoning map amendments and development 
proposals for compliance with all the various goals, objectives, policies and criteria 
established in the Scott County Comprehensive Plan, as adopted and amended. 

 
Section 3.   The Board of Supervisors held its own public hearing on the proposed 

Future Land Use map amendment on December 19, 2023. 
 
Section 4. The Board of Supervisors hereby adopts and incorporates this Future Land 

Use Map amendment as an element of the Scott County Comprehensive Plan. 
 
Section 5. This resolution shall take effect immediately. 
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