
 

 
 
 
 
 
 
 
  



 

 

PLANNING AND ZONING COMMISSION /  
BOARD OF ADJUSTMENT AGENDA  

 
City Hall, 5th Floor, Council Chambers 
405 6th Street, Sioux City, IA  51101 

Tuesday, December 9, 2025 
4:00 p.m. 

(Said items are on file in Room 308, City Hall, 405 6th Street, Sioux City, IA 51102) 
 

Planning and Zoning Meeting  
 

1. Call to Order 
 

2. Planning and Zoning Hearings 

Agenda Item 2025-114: Requested vacation of the street right-of-way adjacent to 1902 
and 1904 South Rustin Street. 

 

3. Other Business 
 

a. Report by the Chair regarding Planning and Zoning items at the City Council 
meeting. 
 

b. Other items brought forward by the Commission and / or staff. 
 

c. Approval of the minutes of the November 25, 2025, meeting. 
 

4. Adjourn Planning and Zoning Meeting. 
 
 



 

Board  of  Adjustment  Meeting  

1. Call to Order (4:30 p.m. or at the conclusion of the Planning and Zoning 
Commission meeting, whichever comes later) 

2. Hearing  

Agenda Item 2025-112: Requested conditional use permit pursuant to 
Municipal Code Table 25.02.120 on property known as 901 5th Street. 

Agenda Item 2025-113: Requested temporary use permit pursuant to 
Municipal Code Section 25.02.120 on property known as 511 19th Street. 

 
3. Other Business 

 
a. Other items brought forward by the Board and / or staff. 

 

b. Approval of the minutes of the November 25, 2025, meeting. 
 

4. Adjourn Board of Adjustment Meeting. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

ADA LANGUAGE NOTICE  
 

The City of Sioux City does not discriminate on the basis of disability in admission to, access to, or operations of its programs, 
services, or activities. Individuals who need auxiliary aids for effective communication in programs and services of the City of Sioux 
City are invited to make their needs and preferences known to the ADA Compliance Officer, City Hall, 405 6th Street, Room 206, 
(712)279-6200. This notice is provided as required by Title II of the Americans with Disabilities Act of 1990. 



 

 
 
You are hereby notified that the Sioux City Planning and Zoning Commission will consider 
the item identified below at a public hearing to be held on Tuesday, December 9, 2025, 
at 4:00 P.M. , in the City Council Chambers, Fifth Floor of City Hall, 405 6th Street, Sioux 
City, Iowa.  You are invited to attend the hearing to voice your opinion in regard to this 
agenda item.  The Planning and Zoning Commission will consider this item and make a 
recommendation that will be forwarded to the City Council at a later date.  For further 
information, please call this office at (712) 279-6340. (This item is on file in Room 308, 
City Hall.) 
 
 

PURPOSE OF THIS REQUEST: 
 
 

Agenda Item 2025 -114 
 

The petitioner, the City of Sioux City, requests the vacation of the upper portion of 
South Rustin Street connecting to Transit Street and abutting Part. Sacajawea 
Park, as well as the properties located at 1902, 1904, and 1911 South Rustin 
Street. The City intends to incorporate these tracts into the parcels located at 1902 
and 1904 South Rustin Street to facilitate single-family residential development. A 
general area map is attached for your review.  

 Gabriel Fordjour 
 Planner 
 

ADA LANGUAGE NOTICE  
 

The City of Sioux City does not discriminate on the basis of disability in admission to, access to, or operations of its 
programs, services, or activities. Individuals who need auxiliary aids for effective communication in programs and services 
of the City of Sioux City are invited to make their needs and preferences known to the ADA Compliance Officer, City Hall, 
405 6th Street, Room 206, (712)279-6200. This notice is provided as required by Title II of the Americans with Disabilities 
Act of 1990. 

 
If you are unable to attend this hearing but would like to have your comments on record, 
you may forward this response slip to the City Planning Division, P.O. Box 447 Sioux City, 
IA 51102, call (712) 279-6340 or e-mail planzone@sioux-city.org. 
 
Your Name:  ____________________________________ Agenda Date: 12/09/2025_ 
 
Address:  _____________________________________ Agenda Item No.:  2025-114 
 
Your Comments Regarding This Item:  _______________________________________  
 
______________________________________________________________________  
 
______________________________________________________________________  
 
______________________________________________________________________  

NOTICE OF PUBLIC HEARING  
PLANNING AND ZONING COMMISSION  

SIOUX CITY, IOWA 
 



 



 
x Regular Session  

 Closed Session  

 

CITY OF SIOUX CITY  
REQUEST FOR PLANNING COMMISSION ACTION  

MEETING DATE: December 9, 2025  ACTION ITEM #  

FROM: Gabriel Fordjour, Planner 

  

SUBJECT:  
Requested vacation  of South Rustin Street adjacent to  1902, 1904, and 1911 
South Rustin Street.  (Petitioner:  City of Sioux City ). (File No.  2025-114). 

 

Reviewed By:   
Department 
Director 

 
Finance 
Department 

 
City  
Attorney 

 
City 
Manager 

 
RECOMMENDATION: 

Staff: 
1) Approval of the subject is based on the following findings; 
 

Findings of Fact: 
1) It is the Cityôs policy to vacate and dispose of unneeded rights-of-way. 
2) This property does not serve a purpose in the Cityôs transportation system. 
3) By vacating and disposing of the subject right-of-way, access would not be denied to 

property owners. 
4) The applicantôs proposal conforms to the minimum Municipal Code requirements. 

 
Recommended Conditions of Approval: 
1) None. 

 
DISCUSSION: 

See Analysis 
 
FINANCIAL IMPACT:  

There is no anticipated City financial impact.    
 
RELATIONSHIP TO STRATEGIC PLAN:  

Connect Sioux City 
Enhance public and private partnerships to connect citizens and businesses. 

 
ALTERNATIVES : 

None.  
 
ATTACHMENTS:  

Attachment A: General Area Map 
Attachment B: Notification Map and List 
Attachment C: Site Photos 
Attachment D: Application 



 
 
BACKGROUND REPORT:  
The petitioner, the City of Sioux, requests the vacation of the upper portion of South Rustin Street 
connecting to Transit Street and abutting Part Sacajawea Park, as well as the properties located 
at 1902, 1904, and 1911 South Rustin Street. The City intends to incorporate these tracts into the 
parcels located at 1902 and 1904 South Rustin Street to facilitate single-family residential 
development. 
 
This area was originally platted as Plat of Union Stockyard Company Addition and recorded on 
March 19th, 1888. However, the upper portion of South Rustin Street connecting to Transit Street 
remains undeveloped and is currently overgrown with trees, rendering them inaccessible and 
unusable for property access in the vicinity. On April 4th, 1947, the upper portion of South Rustin 
Street was vacated but was not recorded.  
 
The petitioner owns the properties located at 1902 and 1904 South Rustin Street, as well as 
2301 Transit Avenue (Part Sacajawea Park), which abut the subject vacation to the east and 
west, respectively. If this vacation request is approved and the adjacent property owner is not 
interested in purchasing half of the right-of-way, the city intends to combine the entirely vacated 
right-of-way with the properties to the east for single-family residential development. A general 
area map is enclosed for review 
 
ANALYSIS:   
As stated, the petitioner is requesting to vacate the upper portion of South Rustin Street 
connecting to Transit Street and abutting Part Sacajawea Park, as well as the properties located 
at 1902, 1904, and 1911 South Rustin Street. The petitioner would like to add the right-of-way to 
the properties located at 1902 and 1904 South Rustin Street for residential development.  
 
The following criteria are used to determine whether to vacate rights-of-way: 
 

¶ Cities may vacate streets and alleys but must consider the interests of the public. 
Public notice was mailed to properties within 270 feet; no responses have been received.  
 

¶ Streets and alleys should not be vacated for the benefit of private persons if it will probably 
seriously inconvenience the public. 

The petitioner owns three of the four properties adjacent to the subject vacation. The 
properties located at 1902 and 1904 South Rustin Street are currently undeveloped and, 
when developed, would take access from South Rustin Street. Part Sacajawea Park gains 
access from Transit Avenue. The property abutting the west side of the subject vacation 
obtains its primary access from South Rustin Street and from the alley west of South 
Rustin Street. 
 

 

¶ The vacation of a street or alley should not deprive the complaining property owner of 
convenient and reasonable access to or from his property to a substantial degree. 

There is no opposition response to the notification to the subject vacation. 
 

¶ The City Council must determine whether the street or alley is necessary for public use and 
convenience and whether they are sufficiently traveled to justify maintenance at public 
expense. 

The upper portion of South Rustin Street remains undeveloped and is currently overgrown 
with trees, rendering them inaccessible and unusable for property access in the vicinity. 
 



 

¶ The right to reasonable ingress and egress to abutting properties may not be totally 
destroyed; however, as long as one reasonable means of ingress and egress to a lot remains 
it is not so adversely affected. 

Approval of the vacation of upper portion of South Rustin Street connecting to Transit 
Street and abutting Part Sacajawea Park, as well as the properties located at 1902, 1904, 
and 1911 South Rustin Street, will not impact access to any existing properties.  

 

¶ Non-abutting owners have far less standing to challenge a vacation. 
No response has been received from non-abutting property owners.  

 
EXISTING ZONING AND LAND USE:  
NC. 4 Vacant Right-of-Way 
 
EXISTING ZONING REQUIREMENTS: 
NC.4; The NC. 4 district is meant for a variety of housing types in a mixed housing neighborhood. 
 

PROPOSED ZONING REQUIREMENTS: 
N/A 
 
SURROUNDING ZONING AND LAND USE:  
North: NC.4; Single Family Residential  
South: NC.4; Single Family Residential 
East: NC.4; Single Family Residential  
West: NC.4; Single Family Residential and PI (Part Sacajawea Park) 
 
DEPARTMENT COMMENTS 
MidAmerican Energy: No conflicts.   
 
COMPREHENSIVE PLAN:  
The 2005 Comprehensive Plan indicates this area as ñUrban Residentialò. ñUrban Residentialò is 
defined as older areas of higher density where infill and redevelopment are in forms and densities 
similar to existing urban development types and densities within these areas.  This category may 
include a mixture of housing styles and types including single family, townhomes, duplexes, and 
apartment houses. 
 
URBAN RENEWAL / URBAN REVITALIZATION / TIF:  
The subject property is not located in urban renewal /revite / TIF area. 
 
SUBAREA / CORRIDOR PLAN :  
The subject property is not located in a subarea or corridor plan. 
 
FLOOD PLAIN : 
The subject property is not located in a flood plain. 
 
CITIZEN RESPONSE:  
Twenty-nine (29) notices were sent within the required timeframe. No response has been 
received.  

 
 
 
 
 

ATTACHMENT: A 



 

 
GENERAL AREA MAP 



 
ATTACHMENT: B 

 
NOTIFICATION MAP 



 
 

Name Address  City  State  Zip  

FRANKLIN MANAGEMENT CO LLC 2507 S LYONS ST SIOUX CITY IA 
51106-
4330 

MOORE ANNI 1923 S HELEN ST SIOUX CITY IA 51106 

MORGAN SHAWN M 
1585 CAMBRIDGE 
DR MACUNGIE PA 18062 

ESQUIVEL SERGIO A MAEDA & MAEDA LIZ 
MICHELLE 

2831 WILLIAMS 
AVE SIOUX CITY IA 51106 

POSKEVICH EMAJEAN 1914 S RUSTIN ST SIOUX CITY IA 51106 

AMBROSE STEVEN J AMBROSE THERESA 
A 

2829 WILLIAMS 
AVE SIOUX CITY IA 51106 

BROWN BROOKLYN & STOWE HAYDEN 1910 S RUSTIN ST SIOUX CITY IA 51106 

TUDEHOPE ROBERT C WEAVER JANICE J 1915 S HELEN ST SIOUX CITY IA 51106 

JORGENSEN NIKKI J 
2825 WILLIAMS 
AVE SIOUX CITY IA 51106 

WCD 3 LLC 
4408 LOST 
MEADOWS RD SIOUX CITY IA 

51104-
2339 

STEFFE BRANDON T & BRIANNA L 1908 S RUSTIN ST SIOUX CITY IA 51106 

VAN MAANEN CHARLES H 
2821 WILLIAMS 
AVE SIOUX CITY IA 

51106-
2148 

PERKINS RHONDA N 1911 S HELEN ST SIOUX CITY IA 51106 

CLAYTON JUDY RAE 
2817 WILLIAMS 
AVE SIOUX CITY IA 51106 

EDWARDS ROGER A EDWARDS 
JACQUELINE E 1906 S RUSTIN ST SIOUX CITY IA 51106 

KNUDSON CHARLES K KNUDSON 
MICHELLE R 

2813 WILLIAMS 
AVE SIOUX CITY IA 51106 

RODRIGUEZ STEPHEN N RODRIGUEZ 
SUSANNE B 

2809 WILLIAMS 
AVE SIOUX CITY IA 51106 

HOOGLAND COURTNEY J 1911 S RUSTIN ST SIOUX CITY IA 51106 

JJC PROPERTY LLC PO BOX 4552 SIOUX CITY IA 51102 

FLICK ROBERT C FLICK SHARON R 
1830 WHITEHOUSE 
ST SIOUX CITY IA 51106 

BOOGERD TERESA R & BOOGERD WADE 
E 1805 S HELEN ST SIOUX CITY IA 51106 

ZOBEL ANDREW A 
2910 GARRETSON 
AVE SIOUX CITY IA 51106 

SUHR DAVID E R & REBECCA L 1715 S RUSTIN ST SIOUX CITY IA 51106 

SCHMITZ JARED K & WHEELER JESSICA L 
2913 GARRETSON 
AVE SIOUX CITY IA 51101 

SUHR DAVID E R & REBECCA L 1715 S RUSTIN ST SIOUX CITY IA 51106 

SOLHEIM MARK 
2909 GARRETSON 
AVE SIOUX CITY IA 51106 

SIGATY MICHAEL S SIGATY HEATHER M 
2905 GARRETSON 
AVE SIOUX CITY IA 51106 

ERDMANN PAUL ERDMANN JANA 1473 155TH ST SIOUX CITY IA 51106 

SUHR DAVID E R & REBECCA L 1715 S RUSTIN ST SIOUX CITY IA 51106 

 
NOTIFICATION LIST 

 
 
 
 



 
ATTACHMENT: C 

 
Site view facing the middle of the subject vacation 

 
 
 
 

 
View of east of the subject vaction                         

 



 

 
Site photo viewing west of the subject vacation 

 
 
 
 

 
Site photo of adjacent properties facing southwest of South Rustin Street 

 
 
 
 
 



 
 
 
 

 
Site photo of adjacent properties facing southeast of South Rustin Street 

 
 
 
 
 
 
 

 
 

SITE PHOTOS 



 

Attachment: D 

 



 

 
APPLICATION 

 



 

  
 

  

 
 
 
 
 
You are hereby notified that the Sioux City Board of Adjustment will consider the item 
identified below at a public hearing to be held on Tuesday, December 9, 2025, at 4:30 
P.M., in the City Council Chambers, Fifth Floor of City Hall, 405 6th Street, Sioux City, 
Iowa.  You are invited to attend the hearing to voice your opinion in regard to this agenda 
item. For further information, please call this office at (712) 279-6340. (This item is on file 
in Room 308, City Hall.) 
 
PURPOSE OF THIS REQUEST: 
 

Agenda Item, 2025 -112      
 

The petitioner, Dave Winslow and Tia Heidebrecht, requests a conditional use 
permit pursuant to Municipal Code Section 25.02.120 Commercial Uses for the 
property located at 901 5th Street. The petitioner intends to use the site for brewing, 
onsite alcohol sales, and offsite alcohol sales. A general area map is attached for 
review. 

 Gabriel Fordjour 
 Planner 

 
ADA LANGUAGE NOTICE  

 

The City of Sioux City does not discriminate on the basis of disability in admission to, access to, or operations of its 
programs, services, or activities. Individuals who need auxiliary aids for effective communication in programs and services 
of the City of Sioux City are invited to make their needs and preferences known to the ADA Compliance Officer, City Hall, 
405 6th Street, Room 206, (712)279-6200. This notice is provided as required by Title II of the Americans with Disabilities 
Act of 1990. 

 
If you are unable to attend this hearing but would like to have your comments on record, 
you may forward this response slip to the City Planning Division, P.O. Box 447 Sioux City, 
IA 51102, call at (712) 279-6340, Fax (712) 279-0183, or e-mail  
planzone@sioux-city.org. 
 
Your Name:  ____________________________________Agenda Date:12/09/2025 
 
Address:  __________________________________ Agenda Item No.: __2025-112__ 
 
Your Comments Regarding This Item:  _______________________________________ 
 
______________________________________________________________________ 
 
______________________________________________________________________ 
 
______________________________________________________________________ 
 
 
 
 

NOTICE OF PUBLIC HEARING  
BOARD OF ADJUSTMENT  

SIOUX CITY, IOWA 



 

 



 

CITY OF SIOUX CITY 
BOARD OF ADJUSTMENT  

Meeting Date:  December 9, 2025  Agenda Item No.   

FROM: Gabriel Fordjour, Planner 

  

SUBJECT:  
Requested conditional use permit pursuant to Municipal Code Section 
25.02.120 Commercial Uses for the property located at 901 5th Street . 
(Petitioner: Dave Winslow and Tia Heidebrecht ) (File No. 2024 -112) 

 
PURPOSE OF REQUEST:   
The City has received a request from Dave Winslow and Tia Heidebrecht for a conditional use 
permit from the Municipal Code Section 25.02.120 to allow for alcohol brewing, onsite and offsite 
alcohol sales and consumption on the subject property. The property is located within 200 feet of 
residential properties to the east and within 300 feet of a school and a place of assembly to the 
north and therefore requires a Conditional Use Permit. The property and proposed use meet all 
other applicable standards. A general area map is attached for your review. 
 
EXISTING ZONING:  
GC; General Commercial 
 
SURROUNDING ZONING AND LAND USE:  
North: PI; Holy Trinity Greek Orthodox Church 
South: GC; Parking garage 
East: NC.5; Century II Apartments 
West: PI; MercyOne Hospital 
 
BACKGROUND:   
The petitioner is requesting a conditional use permit for alcohol brewing, onsite and offsite alcohol 
sales and consumption. Alcohol sales for on-site and off-premises consumption are defined as: 
 

Alcoholic Beverage Sales, On-Site Consumption  means a business whose floor space 
is primarily devoted to the sale of beer, wine, or other alcoholic beverages for on-
premises consumption, and which requires a license under Iowa State regulations. 
 
Alcoholic Beverage and Tobacco Sales, Offsite Consumption  means a business 
whose floor space is primarily devoted to the retail sale of beer, wine, other alcoholic 
beverages, or tobacco products for off-premises consumption, and which requires a 
license under Iowa state regulations for the sale of beer, wine, or other alcoholic 
beverages. Such use may include drive-up or drive-through buildings or properties. 
 

 
ATTACHMENTS:   
Attachment A: General Area Map 
Attachment B: Notification Map and List 
Attachment C: Site Photos 
Attachment D: Application 
 
STANDARDS FOR CONDITIONAL USES:  



 
Section 25.12.350 of the Municipal Code provides that the Board may grant a conditional use only 
if the following standards are found to be met: 
 
1. That the proposed building or use will be in harmony with the general purpose, goals, objectives 

and standards of the general plan, this title and, where applicable, the subdivision code;. 
Staff comments :  

The subject property is identified as General Commercial (GC) in the Comprehensive 
Plan. The nearest liquor license including on-site and off-site sales and consumption is 
Jackson Street Brewing located at 607 5th Street 

 
2. That the proposed building or use will not have a substantial or undue adverse effect upon 
adjacent property, the character of the neighborhood, traffic conditions, parking, utility facilities, 
and other matters affecting the public health, safety and general welfare. 
 
Staff comments :  
The proposed use would be locating within an existing building. The property is located within 200 
feet from a residential apartment (Century II Apartments) to the east and within 300 feet of a 
school and a place of assembly to the north (Holy Trinity Greek Orthodox Church).   
 
3. That the proposed building or use will be constructed, arranged and operated so as not to 

dominate the immediate vicinity or to interfere with the development and use of neighboring 
property in accordance with the applicable district regulations. 

 
Staff comments:   

The proposed use would be locating within an existing building. The existing structure 
occupies the east side of the site with parking on the west. 

 
4. That the proposed building or use will be served adequately by essential public facilities and 

services such as highways, streets, parking spaces, police and fire protection, drainage 
structures, refuse disposal, water and sewers, and schools; or that the persons or agencies 
responsible for the establishment of the proposed use will provide adequately for such 
services. 

 
Staff comments :  

Staff believe the proposed use will be served adequately by public services.  
 
5. That the proposed building or use will not result in the destruction, loss or damage of any 

natural, scenic or historic feature of significant importance; 
 
Staff comments :  

The proposed use would be located within an existing building, and no site changes are 
proposed. 

 
6. That the proposed building or use complies with all additional standards imposed on it by the 

provisions of the district in which such conditional use may be authorized 
Staff comments:   

Alcohol sales for off-site consumption are required to meet the following limited and 
conditional use requirements. Staff comments are in red. 
 

Sec. 25.02.180 Commercial Use Standards 



 
2. Alcoholic Beverage and Tobacco Sales, Offsite Consumption  uses are allowed if it 

is demonstrated that: 

a. The property line of the proposed use is not located within 200 feet from an NC, 

RR, SR, GR, UR, or SC District or an Institutional Residential Facility; and 

The subject property is located 80ô from NC zoning. 

b. The proposed use is not located within 300 feet of a school, public park, or place 

of assembly, measured in a straight line between the closest property lines, 

except that it may be located within 300 feet of a school, public park, or place of 

assembly: 

1. When operated in conjunction with a grocery store, commercial retail 

store, or convenience store that has at least 14,000 square feet of gross 

floor area, provided the use: 

A. Does not occupy more than 10 percent of the gross floor area; 

B. Conducts business during the same hours as a grocery store, 

commercial retail store, or convenience store; or 

The existing building is 15,000 square feet. The nearest place of 
assembly is the Holy Trinity Greek Orthodox Church, which shares a 
boundary with the subject property to the north. St. Paulôs Lutheran 
School is also located to the north, farther beyond the church. 

2. When alcoholic beverage and tobacco sales are integrated in a 

commercial retail center (developed under one roof) with a minimum of 

14,000 square feet of gross floor area; provided the uses do not: 

A. Occupy more than five percent of the gross floor area of the 

commercial retail center; and 

B. Have an entrance or viewable window display that is within 200 

feet from an NC, RR, SR, GR, UR, or SC District or an Institutional 

Residential Facility. 

c. The minimum distance requirements set forth in subsections 2(b) above may be 

reduced for stores having less than 14,000 square feet of gross floor area, by 

issuance of a conditional use permit if the following standards are met: 

1. The subject property is located in the GC zoning district; 

The subject property is zoned GC. 

2. The subject property gains access from a street with a Federal 

Functional Classification of arterial as designated by the Urban Federal 

Functional Classification Map prepared by the Iowa Department of 

Transportation; 

The subject property gains access from 5th Street, which has a Federal 

Functional Classification (FFC) of minor arterial. 

3. Any liquor store must be separated by at least one-fourth mile (1,320 

feet) from any other liquor store. 

Approximately the distance between the said property and the nearest 

liquor store (Jackson Street Brewing) is 885 feet. Both stores get 

access from 5th Street.   

d. The minimum distance requirements set forth in subsections 2(b) above may be 

reduced for stores in the DC, HA-4, and HA-P zoning districts, subject to the 

following: 

https://online.encodeplus.com/regs/siouxcity-ia/doc-view.aspx?pn=0&ajax=0&secid=428
https://online.encodeplus.com/regs/siouxcity-ia/doc-view.aspx?pn=0&ajax=0&secid=559
https://online.encodeplus.com/regs/siouxcity-ia/doc-view.aspx?pn=0&ajax=0&secid=4482


 
1. Liquor stores are only allowed subject to issuance of a conditional use 

permit. 

The subject property is not in the DC zoning district. 

 
 
CITIZEN RESPONSE: 

Thirteen (13) notices were sent within the required timeframe. No responses were 
received. 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

https://online.encodeplus.com/regs/siouxcity-ia/doc-view.aspx?pn=0&ajax=0&secid=4482


 

ATTACHMENT A 

 
GENERAL AREA MAP 
























