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Docket Number:  23/12601 Appellants:  Civil Engineering Consultants, Inc. 
 23/12602   Represented by Marty Dostalik 
 23/12603   2400 86th Street, #12 

Urbandale, IA 50322 

Property Owner: Firestone Tire & Rubber Co. 
4600 NW 2nd Street 
Des Moines, IA 50313-2254 

Prospective Buyer: MidAmerican Energy 
666 Grand Avenue, Suite 500 
Des Moines, IA 50306 

Appeal:  The Appellants are requesting variances in association with a proposed subdivision plat 
for a future MidAmerican Energy substation within the boundaries of the existing 
Bridgestone/Firestone parcel addressed as 4600 NW 2nd Street, Des Moines. The appellants are 
requesting variances for the proposed Lot 1 (which will contain the Bridgestone/Firestone Plant 
and surrounding parking areas) to increase the Floor Area Ratio (FAR) to 49% from the maximum 
allowed 40% and to decrease the minimum Open Space Ratio (OSR) to 18% from the minimum 
required 25%. Additionally for Lot 2 (which will contain the MidAmerican Energy Substation), the 
appellants request a variance to increase the Floor Area Ratio (FAR) to 53% from the maximum 
allowed 40%. 

Appeals Given: The Appellant’s requested variances are shown on the application form, which 
are included as Attachment B.  

Background 
The subject property is located at 4600 NW 2nd Street, within the Southeast Quarter of Section 
23, and the Northeast Quarter of Section 22, all in Saylor Township. The current use of the subject 
property is the Bridgestone/Firestone Tire Plant and the surrounding parking areas. The subject 
property gains access from NW 2nd Street and NW 48th Place on the eastern side of the property, 
and is located approximately 600-feet South of Interstate 80/35.  

The subject property is 79.57 acres in area in its current configuration is zoned “HI” Heavy 
Industrial District. The first portions of what would become the current tire plant were 
constructed in 1945, with major additions being completed throughout the 1960s, 1970s and 
1980s. Today, the Polk County Assessor’s records show a gross floor area of approximately 
1,796,683 square feet for the tire factory.   

The Appellants are proposing to subdivide the subject property into a two (2) lot subdivision to 
be known as Firestone Plat 1. Lot 1 of the proposed subdivision will contain the existing 
Bridgestone/Firestone tire plant, with Lot 2 of the proposed subdivision proposed to contain a 
MidAmerican Energy electrical substation. As is stated in the Appellant’s Application Form 
(Attachment B), the need for the substation is prompted by recent power outages for 
commercial, industrial, and residential customers in the vicinity. Reducing the land area 
associated with the Bridgestone/Firestone tire plant prompts the need for variances to the Floor 
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Area Ratio (FAR) and Open Space Ratio (OSR) for the tire plant and MidAmerican Energy 
Substation.  

Surrounding properties to the North are zoned “HI” Heavy Industrial District, as is the subject 
property. Properties located to the West and the Southeast are zoned “LI” Light Industrial 
District. Subject properties to the East are zoned “MU” Mixed Use District, and subject properties 
to the Southwest are zoned “NB” Neighborhood Business District. Surrounding land uses are 
generally mixed, with primarily industrial and commercial properties to the West and to the 
South, and a combination of industrial, commercial, and residential uses to the east and the 
north. See Attachment A at the end of this report for an aerial vicinity map of the subject property 
and surrounding area.  

The Bridgestone/Firestone tire plant property previously received a number of Variances from 
the Polk County Board of Adjustment. The first variance was granted in February of 1965 and was 
in relation to on-site signage. Variances to on-site structure setbacks were granted in March of 
1966 and March of 1973, and in June of 1976 a Special Use Permit was granted to approve the 
location of above-ground petroleum storage structures. The most recent variance was granted 
in July of 2008 to increase the allowable signage area on the subject property from the maximum 
permitted 150-square feet to 1,595.6-square feet.  

Summary of Request 
The Polk County Zoning Ordinance, Article 5: District Performance Standards, Division 4: Non-
Residential Standards, Table 5.2 Non-Residential Development Performance Standards 
establishes for industrial uses in the “HI” Heavy Industrial District a Minimum Open Space Ratio 
(OSR) of 25% and a Maximum Floor Area Ratio (FAR) of 40%. The Open Space Ratio is defined as 
the minimum percentage of the site which must be kept in vegetated areas, green spaces and 
lawns. The Floor Area Ratio is defined as the maximum percentage of floor area to the total site 
area, which is measured by dividing the total floor area of a building or structure by the base site 
area.  

Staff mailed out sixty-three (63) notices regarding this request, including the date and time of the 
public hearing, to surrounding property owners within the 250-foot notification boundary. To-
date staff has received one (1) response in support of the proposed variances, and no responses 
in opposition.  

Natural Resources 
The subject property is mostly flat, with very limited grade change, including where the proposed 
MidAmerican Energy Substation is proposed to be located. There is an area of mapped floodplain 
associated with the Hamilton Drain network on the eastern edge of the subject property adjacent 
to NW 2nd Street. No known natural resources will be impacted due to the proposed variances.  

Roads & Utilities 
The subject property gains primary access from NW 2nd Street, with the subject property having 
approximately 1/3 of a mile of frontage, and two (2) drive entrances. The subject property also 
has frontage along NW 48th Place and NW Hoffman Lane, and three (3) additional access points. 
The proposed MidAmerican Energy substation property (the proposed Lot 2) will have no 
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frontage onto publically dedicated rights of way, and will gain access through an access easement 
at the far north side of the subject property onto NW 48th Place. No new access points are 
proposed with this subdivision. The Bridgestone/Firestone tire plan is connected to Des Moines 
WRA sanitary sewer lines and Des Moines Water Works water mains. No water or sanitary sewer 
access is required for the MidAmerican Energy substation on the proposed Lot 2.  

Recommendations: 

Docket #23/12601: A variance to allow a Floor Area Ratio (FAR) of 49% in lieu of the maximum 
permitted Floor Area Ratio (FAR) of 40% for the proposed Lot 1, Firestone Plat 1, an industrial 
use in the “HI” Heavy Industrial District.  
The Board of Adjustment may grant a variance if items 1 through 5 are affirmed. 
1.) Are there exceptional or extraordinary circumstances or special conditions applying only 

to the property in question and which do not exist generally on other properties in the 
same zoning district which makes it impossible to place a use permitted in the district on 
the property?  
Yes. The subject property features a large tire factory that began operation in 1945, 

prior to the adoption of a zoning ordinance for the unincorporated Polk County. 
The scale of the tire factory on the subject property is unlike other uses within the 
county, therefore featuring an extraordinary circumstance that would not apply 
to other properties in the vicinity. The proposed variance would not permit an 
expansion of the existing tire factory, and would only allow a portion of the parcel 
to be subdivided and sold to a utility provider for the ultimate public good.  

2.) Is the variance necessary for the preservation and enjoyment of property rights possessed 
by other properties in the same zoning district in the same vicinity? (No variance can 
permit uses that are prohibited in a district)  
 Yes.  The existing use as a tire factory is a permitted use in the “HI” Heavy Industrial 

District. 

3.) Will the variance preserve adjacent property and support the purpose of the ordinance 
and the public interest?  
Yes.   The variance will not allow for the expansion of the tire factory on the subject 

property, therefore having minimal impact on adjacent properties and the public 
interest.  

4.) Is there a special condition or circumstance that did not result from the actions of the 
applicant? 
Yes. As is stated in the application for the proposed variances, power outages in the 

service area of the existing substation in the vicinity are prompting the need for a 
new substation to be constructed. MidAmerican Energy states they were unable 
to secure enough property to construct a substation on the scale that was needed. 
The variance will allow for the construction of a new substation within the 
boundaries of an existing heavy industrial property.  

5.) Does the variance support the intent of Article 7 Natural Resource Protection and Article 



4 | P a g e

8 Stormwater and Erosion Control Management of the Polk County Zoning Ordinance? 
 Yes. The appellant is required to meet the environmental provisions of the Polk County 

Zoning Ordinance. 

The Board of Adjustment may grant a variance if items 1 through 5 are affirmed.  Since items 1-
5 were are all answered in the affirmative, staff recommends approval of the requested variance 
subject to the following conditions: 

1. The appellants shall complete all approval requirements for the proposed Firestone Plat
1 Minor Subdivision Plat.

2. The approval shall apply only to Lot 1, Firestone Plat 1, following the approval of the plat.

Docket #23/12602: A variance to allow an Open Space Ratio (OSR) of 18% in lieu of the minimum 
permitted Open Space Ratio (OSR) of 25% for the proposed Lot 1, Firestone Plat 1, an industrial 
use in the “HI” Heavy Industrial District. 
The Board of Adjustment may grant a variance if items 1 through 5 are affirmed. 
1.) Are there exceptional or extraordinary circumstances or special conditions applying only 

to the property in question and which do not exist generally on other properties in the 
same zoning district which makes it impossible to place a use permitted in the district on 
the property?  
Yes. The subject property features a large tire factory that began operation in 1945, 

prior to the adoption of a zoning ordinance for the unincorporated Polk County. 
The scale of the tire factory on the subject property is unlike other uses within the 
county, therefore featuring an extraordinary circumstance that would not apply 
to other properties in the vicinity. The proposed variance would not permit an 
expansion of the existing tire factory, and would only allow a portion of the parcel 
to be subdivided and sold to a utility provider for the ultimate public good. 

2.) Is the variance necessary for the preservation and enjoyment of property rights possessed 
by other properties in the same zoning district in the same vicinity? (No variance can 
permit uses that are prohibited in a district)  
 Yes.  The existing use as a tire factory is a permitted use in the “HI” Heavy Industrial 

District. 

3.) Will the variance preserve adjacent property and support the purpose of the ordinance 
and the public interest?  
Yes.   The variance will not allow for the expansion of the tire factory on the subject 

property, therefore having minimal impact on adjacent properties and the public 
interest. 

4.) Is there a special condition or circumstance that did not result from the actions of the 
applicant? 
Yes. As is stated in the application for the proposed variances, power outages in the 

service area of the existing substation in the vicinity are prompting the need for a 
new substation to be constructed. MidAmerican Energy states they were unable 
to secure enough property to construct a substation on the scale that was needed. 
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The variance will allow for the construction of a new substation within the 
boundaries of an existing heavy industrial property.  

5.) Does the variance support the intent of Article 7 Natural Resource Protection and Article 
8 Stormwater and Erosion Control Management of the Polk County Zoning Ordinance? 
 Yes. The appellant is required to meet the environmental provisions of the Polk County 

Zoning Ordinance. 

The Board of Adjustment may grant a variance if items 1 through 5 are affirmed.  Since items 1-
5 were not all answered in the affirmative, staff recommends approval of the requested variance 
subject to the following conditions: 

1. The appellants shall complete all approval requirements for the proposed Firestone Plat
1 Minor Subdivision Plat.

2. The approval shall apply only to Lot 1, Firestone Plat 1, following the approval of the plat.

Docket #23/12603: A variance to allow a Floor Area Ratio (FAR) of 53% in lieu of the maximum 
permitted Floor Area Ratio (FAR) of 40% for the proposed Lot 2, Firestone Plat 1, for a utility 
substation in the “HI” Heavy Industrial District. 
The Board of Adjustment may grant a variance if items 1 through 5 are affirmed. 
1.) Are there exceptional or extraordinary circumstances or special conditions applying only 

to the property in question and which do not exist generally on other properties in the 
same zoning district which makes it impossible to place a use permitted in the district on 
the property?  
Yes. The proposed MidAmerican Energy substation is prompted by service outages in 

the area. The proposed electrical substation will be located within the existing 
property boundary of the Bridgestone/Firestone tire plant, a large industrial use 
that has been in operation since prior to the enactment of zoning in the 
unincorporated Polk County. The purchase of additional property to meet Floor 
Area Ratio requirements for the proposed substation will only require greater 
variances to Floor Area Ratio and Open Space Ratio for the existing tire factory, 
which could have greater detriments to the continued operation of the factory.  

2.) Is the variance necessary for the preservation and enjoyment of property rights possessed 
by other properties in the same zoning district in the same vicinity? (No variance can 
permit uses that are prohibited in a district)  
 Yes.  An electrical substation is a permitted use in the “HI” Heavy Industrial District. 

3.) Will the variance preserve adjacent property and support the purpose of the ordinance 
and the public interest?  
Yes.   The construction of the MidAmerican Energy substation will increase electrical 

capacity and reduce service outages in the area, therefore being an overall benefit 
to the public interest. The reduction of green space on the existing 
Bridgestone/Firestone tire plant property will have minimal impact on 
surrounding properties.  
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4.) Is there a special condition or circumstance that did not result from the actions of the 
applicant? 
Yes. As is stated in the application for the proposed variances, power outages in the 

service area of the existing substation in the vicinity are prompting the need for a 
new substation to be constructed. MidAmerican Energy states they were unable 
to secure enough property to construct a substation on the scale that was needed. 
The variance will allow for the construction of a new substation within the 
boundaries of an existing heavy industrial property. 

5.) Does the variance support the intent of Article 7 Natural Resource Protection and Article 
8 Stormwater and Erosion Control Management of the Polk County Zoning Ordinance? 
 Yes. The appellant is required to meet the environmental provisions of the Polk County 

Zoning Ordinance. 

The Board of Adjustment may grant a variance if items 1 through 5 are affirmed.  Since items 1-
5 were not all answered in the affirmative, staff recommends approval of the requested variance 
subject to the following conditions: 

1. The appellants shall complete all approval requirements for the proposed Firestone Plat
1 Minor Subdivision Plat.

2. The approval shall apply only to Lot 2, Firestone Plat 1, following the approval of the plat.

Attachments:  
Attachment A – Vicinity Map 
Attachment B – Variance Application Form 
Attachment C – Preliminary Plat 
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Attachment 'B'
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See Attached Exhibit "B"
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