
           ITEM #  28b      
 DATE: 11-12-13            

 
COUNCIL ACTION FORM 

  
SUBJECT:  URBAN REVITALIZATION TAX EXEMPTION REQUEST FOR 
   PROPERTY LOCATED AT 2520 CHAMBERLAIN STREET  
 
BACKGROUND:  
 
Each year, property owners who have developed, redeveloped, rehabilitated, or 
remodeled property within the Urban Revitalization Areas of the City claim tax 
exemption for work that has been done, as provided for in Chapter 404 of the Code of 
Iowa. Randall Corporation, the property owner of 2520 Chamberlain Street, is 
requesting prior approval of meeting the qualifications for a 3-year tax exemption 
on increased value that will be created by improvements at that location. (See 
Attachment A, Applicant Letter) The property is within the already-established 
Campustown Urban Revitalization Area. (See Attachment B, Location Map) 
 
The subject site formerly had a two-story, 1,200 square foot wood framed house built in  
1910. The property had an assessed valuation of $89,000. The building was 
demolished on October 22, 2013. Randall Corporation has a pending Minor Site Plan 
application to build a new five-story mixed use building that provides commercial space 
on the first floor with residential units above.  
 
To be eligible for Tax Abatement, this project must comply with the criteria established 
within the Council’s approved Campustown Urban Revitalization Criteria Matrix. (See 
Attachment C) The Criteria Matrix describes three categories that must be met for a 
project to qualify. Based upon the request of the applicant, the issue before the 
Council is to determine if the property meets the classification of “slum and 
blight.” The Criteria Matrix describes slum and blight as “properties where a 
majority of the assessed valuation of the properties has been determined to be 
substantially unsafe or to have an unsafe use by the City Council.”   
 
Immediately prior to the demolition of the pre-existing building, Inspections Division staff 
examined the building and identified six areas of concern that could relate to this 
determination. Those observations about the structure’s previous condition may help 
Council determine if the property meets the standards for the Urban Revitalization 
Program definition of slum and blight. (See Attachment D, Building Official Letter)   
 
The second category for tax abatement eligibility is meeting the use or design category 
requirements. Staff has determined that the applicant’s proposed project does meet the 
design requirements by providing for commercial access to the street, planned signage, 
and use of brick on all facades. (See Attachment E) 
 
When a project includes a residential use there is a third set of criteria related to public 
safety.  A project must achieve all of the public safety design standards specified 
in the matrix, unless an alternative equivalent design is approved by the City 
Council. City staff has reviewed the building and site plans submitted by the applicant 
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(See Attachment E) and has identified how the proposal either meets or does not meet 
the criteria as summarized below: 
 
1. Listed criterion: Limit commercial space in the same building to the ground floor.  

Only the first floor of the proposed building will have a commercial use.  
 

2. Listed criterion: Provide separate entrances for commercial and residential uses. 
The entrance to the commercial space will be completely separate from the 
entrances to the residential units.  The residential use will be accessed from an open 
stairway leading from Chamberlain Street to the actual entrance door located mid-
way down the west facade of the building.  Also, a separate accessible access for 
the residential use is located by way of a ramp along the south facade of the building 
wrapping to the west and sharing an entrance with the front staircase.   
 
The proposal also includes a second access stairwell on the east side of the building 
which has been identified by the applicant as a fire exit. This stairwell is a shared 
exit between the commercial and residential spaces, but is not identified as an 
entrance for either use. 
 

3. Listed criterion: Locate all residential entrances to be visible from the street and 
provide secure access control at each. 
The proposed location of the residential entrances does not meet the intent of this 
criterion. The actual location of the entrance is along the side of the building located 
at the midpoint of the west facade. The staircase is located to the north and 
accessed off Chamberlain Street, but still poses a concern for safety without visibility 
to the actual entrance area.  Also, the accessible ramp is located at the rear of the 
building and wraps to the west side of the building, not allowing for visibility from the 
street or the front of the building.  Staff does not find that this design meets the intent 
of the criterion which is to have a visible entrance from the street for security 
purposes. 
 

4. Listed criterion: Prevent access from the exterior to the interior through doors that 
serve only as fire exits. 
Hardware for the proposed fire exit located along the east facade will need to be 
installed to allow exiting but prevent access from the exterior, with a monitoring 
system to indicate when doors are left open. 
 

5. Listed criterion: Prohibit public access to structured parking, using overhead door 
and secure access control.  
No additional structured parking will be built. If approved by Council through a 
remote parking agreement, all parking will be located off site to the north across 
Chamberlain Street.  
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6. Listed criterion: Provide transparent glass windows into all stairwells. 
The entrance stairwell is provided with glass windows in the corridor. However, the 
entrance is located on the west side of the building and is not visible from the street, 
which causes a safety concern. An exit stairwell is provided on the east side of the 
building abutting Chamberlain Place, but does not provide for glass into the stairwell 
corridor. This stairwell is a second exit point from both the commercial and 
residential areas, excluding the first floor residential units which are only accessible 
by the main entrance ramp/stair on the west side of the building. Staff does not find 
that this design meets the intent of the criterion which is to have visibility into all 
stairwells for security purposes.   
 

7. Listed criterion: Provide camera monitoring of all pedestrian and vehicle entrances 
and areas. 
Camera monitoring will be required to be provided at all entrances.  
 

8. Listed criterion: Minimum widths of all exit routes: 48” for halls, 42” for doors, 60” 
between rails for stairs.  
This criterion will be required to be met for the building prior to a building permit 
being issued.  
 

9. Listed criterion: No balconies are permitted.  
No balconies are proposed for this project. 
 

10. Listed criterion: Provide for natural daylight requirements of applicable codes with 
exterior windows.  
Natural daylight is provided as required. 
 

11. & 12. Listed criteria: On facades facing any street use only fixed windows. Design of 
all other windows to prevent passing of sphere larger than 4” diameter.  
The building is being proposed with fixed windows for all residential units. 

 
13. Listed criterion: Prevent by physical means access to all roofs. 

Access to the roof will need to be prevented by lockable hardware on the doors from 
the stairwell to prohibit resident access to the roof.   
 

14. Listed criterion: Where access is not required, provide security fencing controlling 
access to all areas between new or existing buildings. 

 The building will be constructed on the property lines to the north and east. The west 
property line will be controlled with the wall along the west side of the ramp and 
entry stairs. The south side of the building is secured with the existing building to the 
south, the ramp and dumpster enclosure to the west and the proposed building to 
the north. Access is only allowed along the south property line to the proposed 
dumpster enclosure or the entrance ramp for the building.  

 
15. Listed criterion: Provide a minimum of four 100-watt metal halide light fixtures on 

each building façade: two at elevation between first and second floors and two at 
elevation between third and fourth floor. 
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 Security lighting along the south and west facades will be required to be installed to 
meet the intent of the code for security illumination. Staff also feels that the remote 
parking location for the project, if approved by City Council under a separate report, 
should be provided with additional lighting for security purposes. 

 
The Police Department has carefully considered the security and safety issues of 
this project and finds that the design for the site does not meet all of the Urban 
Revitalization Plan requirements for safety and security. Items of concern include 
the following: 

a) The need for revision to the entrances/exits of the building to meet criteria #2 
and #3, 

b) The installation of transparent glass in all stairwells, 
c) The need for installation of the required security camera monitoring, and 
d) The installation of the required security lighting for the building and parking 

areas. 
 
ALTERNATIVES: 
 
1. If the City Council determines that the project meets the classification of slum and 

blight under the Urban Revitalization Criteria, the Council can give approval of 
eligibility for tax abatement for the improvements at 2520 Chamberlain Street with the 
following conditions: 

a) Revision to the entrances/exits of the building to meet criteria #2 and #3, 
which is to provide separate entrances between residential and commercial 
uses and also to locate all residential entrances to be visible from the street 
and provide secure access control at each, 

b) Installation of transparent glass in all stairwells as required by criterion #6, 
c) Installation of required camera monitoring as required by criterion #7, and 
d) Installation of required security lighting for the building and parking areas per 

criterion #15. 
 
2. If the City Council determines that the proposed project does not meet the 

classification of slum and blight under the Urban Revitalization Criteria, the Council 
can deny the request for approval of eligibility for tax abatement. 

 
MANAGER'S RECOMMENDED ACTION: 
 
The determination as to whether or not the project qualifies under the slum and blight 
criterion is at the sole discretion of the City Council. Even though the building has 
already been demolished, the Building Official visited the site and made observations of 
its condition prior to its demolition. Those observations are included in Attachment D.   
 
If the City Council determines that the previously existing home on the property 
at 2520 Chamberlain Street met the definition of slum and blight, then it is the 
recommendation of the City Manager to adopt Alternative #1, which will require  
modifications to the Minor Site Plan to meet the public safety criteria specified 
above.   
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Attachment A 
Applicant Request Letter 
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Attachment B 
Location Map 
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Attachment C 

Campustown Urban Revitalization Plan 
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Attachment D 

Building Official Letter 
 



9 

 

 
  



10 

 

Attachment E 
Proposed Site Development Plan 
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Attachment E, Cont.  

Proposed Site Development Plan 
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Attachment E, Cont.  
Proposed Site Development Plan 
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Attachment E, Cont.  
Proposed Site Development Plan 
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Attachment E, Cont.  
Proposed Site Development Plan 
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Attachment E, Cont.  
Proposed Site Development Plan 
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Attachment E, Cont. 
Proposed Site Development Plan 

 


