Staff Report

Fraternity and Sorority Parking Amendment
October 14, 2014

BACKGROUND:

On April 22, 2014, the City Council directed staff to initiate public outreach regarding
reducing parking standards for Fraternities and Sororities and to provide a staff report
on options for parking changes. This was in response to concerns from the Greek
community on potential issues with expansion and reconstruction of Greek houses.
Many fraternities and sororities face issues of older residences built during a time when
students commonly did not have automobiles and some of the properties are not large
enough to accommodate the automobile usage of modern students. The issues of
parking requirements in this area are complex due to varying conditions and often
nonconforming status of the properties.

The Greek Alumni Alliance has indicated that there is interest from a number of Greek
Homes to renovate or expand, including potentially tearing down existing houses and
rebuilding them. They have also identified two new Greek chapters that are looking to
establish a house here in Ames and will be looking for a existing house or to construct a
house within the next couple of years. A letter is included as Attachment E.

The vast majority of Greek homes are concentrated in the East University Impact
District Overlay (EUI) between Beach Avenue and Lynn Avenue. The EUI Overlay is
intended to preserve the current residential character of the area with its mix of houses,
landscape, and high concentration of Greek homes. There are a small handful of other
Greek homes located nearby in the area of Welch that are within the West University
Impact District Overlay. (See Attachment A Location Map)

There are 40 Greek chapters represented in the area south of campus, with 6 chapters
located in the west impact area and 34 located in the east impact area. There are
approximately 3,100 members affiliated within the Greek system, with approximately
2,000 of those members living within one of the 40 Greek houses in the campustown
area. Current house capacities for the represented chapters range from 29 beds to 89
beds per house.

Under the current parking standards, Greek houses are required to meet a basic
requirement of one parking space per bed. However, in some circumstances, recent
renovation projects for the Greek homes have not triggered the requirement for
additional parking, while others have been able to meet the standards with surface and
structured parking. Others have sought variances to certain requirements to proceed
with their expansions. Greek homes within the EUI are subject to Council approval for
any proposed demolition and rebuild based upon stated criteria related to reasonable
use of the property and a hardship if a structure is required to remain. Regardless of
permission to demolish an existing house, all new construction must comply with current
zoning standards for setbacks, landscaping, parking, etc. Demolition and
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construction of new houses have a much different relationship to parking
standards than houses that only wish to expand an existing house.

Neighborhood Meeting

Staff held an open meeting on October 2" with the Greek Alumni Alliance, the Greek
Chapters, ISU, and the surrounding neighborhood residents to discuss the current
parking standards for Greek houses as well as any concerns about potential revisions to
parking standards. For discussion purposes, staff identified four general options for
potential revisions to the parking standard, which include 1) reduced parking ratio for
Greek houses, 2) a remote parking option, 3) a Special Use Permit option, and 4) an
allowance for parking within the front yard.

During the discussion many neighborhood representatives noted the concern
was for the enforcement of existing on-street parking requirements, and not a
specific concern about potential expansion of the Greek facilities. Based on the
conversation, many residents noted that they would rather find a way to
accommodate the balance of parking needed for the expansions/renovations for
the Greek houses, than have the properties be converted to apartments.

Furthermore, there was support for increasing the density of Greek houses with reduced
parking requirements as long as there is no increase in the number of on-street parking
spaces to compensate for the reduction in the off-street parking requirements. (For
example, allowing parking on both sides of the street) One specific comment noted that
the Council should not revise the existing parking ration, but look to allow for a revised
parking option that would only accommodate the desired expansions/renovations. This
approach would maintain the standards for the existing houses so as to not lose any
existing parking.

The representatives of the Greek chapters and the Greek Alumni Alliance noted
their support for a general reduction in the parking requirements to a 3 bed to 1
parking space ratio so that the homes could be in compliance with standards, but
also noted the potential acceptance with a remote parking option. However, their
concerns with a remote parking option is whether the house actually needs the
additional off-site spaces to meet student demand, the cost for maintaining use of off-
site parking spaces, and the need for a long-term agreement to meet the City’s remote
parking standards.

A University administrator noted there is parking spaces currently available at both the
lowa State Center as well as at the Intermodal facility, however, the University was not
able to agree to a long term parking agreement consistent with the City’s standards that
it be available in perpetuity. The University official offered to work with the City by
requiring a parking standard for Greek chapters as part of the required affiliation
with the University.

Correspondence since the neighborhood meeting is included as Attachment E.



Parking Standards

Parking Ratios:

The City has base parking ratios for all new construction as well as allowances that
allow for incremental changes or intensification of use before triggering additional
parking.

The current base parking requirement from the Zoning Code, Table 29.406(2), for
fraternity and sorority houses is a minimum parking ratio of one (1) parking space per
bed. Prior to the year 2000, the parking rate had been one parking space for every two
beds or sleeping rooms. Earlier editions of parking standards required one space per
300 square feet of floor area.

There are also general allowances for additions and change of use that are part of
Zoning Code Section 29.406(2) that states,

“Whenever a building erected or established after the effective date of this Section is
enlarged in floor area, number of employees, number of dwelling units, seating capacity
or otherwise to create a need for an increase of 10% or more in the number of existing
parking spaces, such spaces shall be provided on the basis of such enlargement or change.

Under the current standards, Greek houses could be renovated/expanded to increase
the number of beds by 10% without additional parking. If a house is to be
renovated/expanded to increase the number of beds by more than 10%, then parking
for all new beds would be required. Under a separate provision, a house could expand
its living/common area by 50% without triggering additional parking requirements for the

property.

Design Standards:

Article 4 of the Zoning Code also identifies the minimum design standards that must be
met to be considered a legitimate parking space. This requires that the space be
paved; setback from the property lines a minimum of 5 feet, has required landscape
screening, and must meet a minimum dimensional size and circulation pattern for the
property. Keep in mind that while many of the Greek houses do not meet the
minimum number of parking spaces on the property, they also may not meet the
minimum design standards for those spaces to be considered legal and meet the
required on-site parking requirements.

Considerations

Only two of the forty identified Greek houses meet the minimum number of
parking spaces required under the current standard. (Attachment D) When looking
at the Greek houses collectively, there are approximately 2,000 students living in Greek
housing and approximately 1,100 parking spaces provided within the forty properties.
This equates to an average of providing about 56% of the required parking. There is a
high degree of individual variance within the overall numbers.

Staff has provided a map of the Greek Houses based upon the on-site parking
information provided and labeled the parking ratio percentage that each house currently
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meets. (See Attachment B) The properties are categorized by color for the general
range of parking spaces provided per bed to help give context to options for parking
reductions. This does not account for whether the spaces meet current parking design
standards.

Greek houses are allowed in High Density Residential and the following is a comparison
of the apartments parking requirements in the same vicinity as the Greek houses.
Apartments currently are required to provide parking based on the number of
bedrooms in the rental unit and the zone in which they are located. Greek houses,
on the other hand, are based on beds, not bedrooms.

PARKING STANDARDS FROM ZONING CODE

Unit Type Campustown University Impacted All Other Zoning
Service Center Areas Districts

Apartments:

One Bedroom Unit 1 space per Unit | 1.5 spaces per Unit 1.5 spaces per Unit

Two or More Bedroom Units 1 space per Unit | 1.25 spaces per Bedroom 1 space per Bedroom

Greek House NA 1 space per Bed 1 space per Bed

Listed below is a comparison of three bedroom apartment scenarios, which highlight the
difference in each parking requirement.

e A three bedroom apartment in the EUI area, would be required to provide
3.75 parking spaces, but could allow for 5 people to occupy the dwelling
unit.

e A three bedroom apartment in a base RH zone, would be required to
provide 3 parking spaces, but could allow for 5 people to occupy the
dwelling unit.

e And a three bedroom apartment in the Campustown Service Center
(housing allowed on the second story over commercial space), would be
required to only provide 1 parking space, but could allow for 5 people to
occupy the dwelling unit.

Greek houses are required to provide 5 parking spaces for five occupants
regardless of location or sleeping arrangement, while other high density
residential uses in the City may provide as few as 1 parking space or as many as
3.75 parking spaces for five occupants.

Other College Communities
Staff has researched parking standards for 14 other college communities and found that
Ames generally ranks in the more restrictive range on its parking requirement for Greek
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houses. The average ratio for other college communities showed that 1 space for
every two or three beds is a typical standard. (Attachment C) Again there is wide
variation in standards and each community has different cirucmnstances.

OPTIONS TO LOWER THE PARKING RATIO FOR GREEK HOUSING:

Option 1. Lower the Parking Ratio for Greek Housing

At the public meeting the representatives of the Greek Alumni Alliance indicated that
one quarter of the Greek students do not own a car. If this is the case, the parking
standard may be higher than necessary. If the parking ratio was reduced to lessen
the parking requirement, staff has determined the percentage of existing houses that
would meet following rates: (this does not however, take into account any future
expansion of existing houses)

— One space per Two Beds = Approx. 50% of existing houses could comply

— One space per Three Beds = Approx. 90% of existing houses could
comply (Greek Alumni Alliance Request)

— One space per Five Beds = All existing houses could comply

While this could bring Greek houses more into compliance with parking standards, there
is a potential for a reduction in actual on-site parking for existing houses under this
option, particularly at the 3 tol ratio. Reducing the base ratio could allow for houses that
meet current standards to either convert the now excess parking spaces to different
uses or to expand their housing capacity without providing more parking.

In combination with reducing the base parking ratio, the 10% increase allowance would
remain the same and allow for all houses to have some expansion capacity. Changing
the base parking ratio would potentially help facilitate new construction if they are able
to layout a parking area in conformance with design standards.

Option 2. Allow for Off-Site Remote Parking

Many students rent a space from lowa State University to store their vehicles, both on
and off campus students may do this. This vehicle storage is in locations more distant
from the campus, because many students living in all types of housing walk, bike, or
ride the bus to campus. Currently, the RH Zone in which Greek houses and apartments
are located do not allow remote parking to meet the required parking. And in other
districts, e.g. Campustown Service Center (CSC), where remote parking is allowed, the
city looks for a long term agreement to be in place for the required parking
ensuring that the parking will be provided at a complaint rate from year to year.

In this area where Greek houses are concentrated, there is no obvious location of extra
on-site parking that would be a convenient distance from all the houses and could be
relied upon as permanent parking. The only readily available option is to rely upon ISU
parking at the lowa State Center. At its closest point it is 700 feet from a Greek house
and more typically an average of ¥% to ¥ a mile from the area. The shortcoming of a
remote parking approach is that in the future the University may convert storage parking
to other uses and the City is not in a position to administer yearly compliance.



The University has noted a willingness to consider an off-site parking requirement
through the chapter affiliation with the University. This approach would be outside of
the City's control and, therefore, is something that cannot be regulated or enforced by
the City.

Option 3. Special Use Permit

Currently, Greek houses are a permitted use if you meet the development standards. If
a project cannot meet the parking standards, a property owner may request a variance.
A few Greek houses have pursued variances to parking design standards and/or
guantity of spaces in the past few years. The threshold to approve a variance is very
high, focused on the special circumstances and a financial hardship causing the need
for the variance.

An alternative is a special use permit process for the use and design of a site that must
be approved by the Zoning Board of Adjustment. This option would allow for the Zoning
Board of Adjustment to review the site plan to require that each house provide as much
parking as possible or a means to determine the actual parking need for the property.
Specific criteria would need to be developed for base expectations and what
performance requirements are needed for a Greek House. The standards for such a
permit could recognize special characteristics of the proximity of the use to campus,
University affiliation of the fraternity and sorority residential use that distinguishes its
operation from apartments, or ability to manage negative impacts of inadequate parking.

This option does require an additional time and process commitment on behalf of the
applicant. There also would not be certainty in what may ultimately be approved as it is
a case-by-case evaluation. In this option the ZBA would hold a public hearing noticed
to neighbors, review application based on a determined set of criteria, and approve the
site plan as part of the Special Use Permit.

Option 4. Allow for More Parking with Front Yard Parking

Front yard parking is not permitted in other residential districts in the City; however, the
majority of the open space that could become parking is the front yard. While this is not
a good aesthetic approach to the parking issue, it would allow for some additional
parking to be provided on the property. Typically the front yard of the property is not
substantial enough to provide a significant amount of parking needed to accommodate
an expansion. Front yard parking would also have a significant impact on the character
of the area and probably be detrimental to on-street parking with more driveway curb
cuts created.

In consideration of this option, the residents noted a concern for the change in the
character of the neighborhood that would occur if front yard parking was allowed.

Option 5. Modify Nonconforming Standards or the 10% Expansion Rule

One of the significant issues with this area is fitting new buildings or larger buildings
onto previously developed sites that often were built out with less intense uses. All
nonconforming properties are treated equal throughout the City in that if the use is



discontinued or the nonconformity of a site is removed, the reuse of the site must
comply with the Zoning Code. The 10% expansion rule also applies citywide to all uses.
The 10% expansion rule only applies to additions, it does not apply to reconstructed
non-conforming development. Increasing the 10% allowance would facilitate additions.

The nonconforming standards and 10% expansion rule make intentionally tearing down
and rebuilding a Greek house difficult to fully accommodate versus allowing for
expansions. Potentially, nonconforming restrictions for site improvements could be
modified to allow for existing parking areas to remain without fully complying with
standards upon redevelopment of a site. These types of change would apply to all uses
citywide and may be complex to evaluate on what must change and when.

Staff Comments:

It is evident in the Zoning Code provisions of the University West and East Impact
areas that the City’s desire is to support and maintain the existing Greek
community within the Campustown area. This is embodied in the restrictions on
demolition and the design standards of the district to help preserve its character. It is
also the interest of the neighborhood residents, as noted at the public meeting, to
maintain the Greek houses in this area, and allow for expansion as long as a
balance is maintained between the parking need and the means to accommodate
that parking without putting added pressures on on-street parking.

The existing standards related to off-street parking many times limit the expansion
efforts of the Greek community as parking requirement often control the intensity of use
of the site. Unfortunately, this is an occurrence for many properties across the City as
standards are uniformly applied and not all types of use can fit an area as needs are
balanced.

Considering the proximity to campus and how Greek houses operate in affiliation with
ISU, there are reasons to consider alternative standards in the West and East University
Impact area zoning districts. Based upon review of current conditions, relative
parking requirements in the City, and comparison to other community standards,
easing of the parking ratio of between 2 and 3 beds per parking space can be
supported.

In addition, staff believes that there is no need to alter on-street parking
requirements to support this type of change. Changing the base parking ratio is
the most direct approach to addressing the issue brought forward by the Greek
community. While it is important to note whichever reduced ratio is selected
there can be no guarantee that it will satisfy the needs of every situation, it does
lay the groundwork for the expansion of many Greek houses.

Staff is seeking Council’s direction on whether Zoning Code amendments should
be pursued in regards to current parking standards for Fraternity and Sorority
houses, and which option Council wishes staff to pursue.
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Attachment C

City Base Parking Standard Renovation/Expansion Standard
If beds are not increased by more than 10%, no
Ames 1 space per bed changes. If expanded by 10% or more, the new area
must meet the current standard
Any enlargement of an existing fraternity or sororit
1space for every 2 residents in excess of 4 v & X g . ¥ ¥
Cedar Falls . means the entirety of the building must meet the
residents, not less than 5 spaces. .
current parking standards
Any enlargement of an existing fraternity or sororit
. 1space for every 2 persons residing on the v g X g . ¥ ¥
Des Moines, IA . means the entirety of the building must meet the
premises .
current parking standards
Any increase in the number of beds or size of the
) 1space for every 300 square feet or.75 per . .
lowa City structure requires that the entire development be

resident, whicheveris less

brought up to existing parking standards

Champaign, IL

1space for every 4 beds

Non-conforming properties must meet the parking|
requirement if they are altered, expanded, rebuilt,
etc.

If enlarged, expanded, or altered, total parking is

Urbana, IL 1space for every 3residents calculated by adding existing parking spaces to the
number of spaces required for the new area.

X . If altered, must meet all the current parking

Lincoln, NE .75 spaces per resident

requirements

Manhattan, KS

At least one parking space for each occupant for
the first 20 occupants, or a total number of spaces
equal to 75% of the total occupants, whichever is

greater

Any enlargement of an existing fraternity or sorority
means the entirety of the building must meet the
current parking standards

Lawrence, KS

.75 spaces per lawful occupant

If legally nonconforming, only the enlarged area must
meet the prevailing parking requirements

Columbia, MO

1 space for every 2 occupants

If intensity of use is increased resulting in an increase
in net floor area, the new area must meet the
prevailing parking requirements.

Morgantown, WV

1space for every three occupants based on
maximum building occupancy

If intensity of use is increased resulting in an increase
in net floor area, the new area must meet the
prevailing parking requirements.

Fort Collins, CO

2 parking spaces per 3 bedrooms, plus one space
for every two employees

Any enlargement of an existing fraternity or sorority
means the entirety of the building must meet the
current parking standards

Boulder, CO

2 parking spaces per 3 occupants

Any enlargement of an existing fraternity or sorority
means the entirety of the building must meet the
current parking standards

College Station, TX

1space per person plus 1 space for every 30 square
feet of meeting room.

If intensity of use is increased resulting in an increase
in net floor area, the new area must meet the
prevailing parking requirements.

Charlottesville, VA

2.5spaces per 3 bedrooms

If enlarged by less than 25%, no additional parking is
required. If enlarged by greater than 25%, the new
area must meet the current parking standards.
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Attachment D
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Note-Average level of parking is 56% of the required 1 space for each bed.
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Attachment E

October 10, 2014

To: The Honorable Mayor Ann Campbell
Members of the Ames City Council
City Manager Steve Schainker

From: ISU Greek Alumni Alliance

Re: Request to amend Parking Requirements regarding Greek Chapter House Facilities

The ISU Greek Alumni Alliance (GAA) requests that the Ames City Council support an
amendment to the current parking regulations as it pertains to the Greek Chapter Housing
Facilities. Currently when a Greek Chapter House undergoes a redevelopment/expansion
project, Ames City Code requires that on-site parking be at a ratio of 1 parking spot per 1 bed.
One of the primary reasons a Greek Chapter House Facility chooses to undergo a
redevelopment/expansion is to upgrade its facility to meet the living and educational needs of
its student members.

Due to the unique shape and relatively small lot size for many of the existing Greek Chapter
House Facilities, a redevelopment/expansion project is often prohibitive due to the lack of

available on-site land to meet the parking requirement of 1:1.

As a result, the GAA requests that the Ames City Council direct City Staff to prepare an
amendment to Ames City Code that would modify the parking requirements for Greek Chapter
House Facilities. Further, the GAA requests that the on-site parking requirement ratio for Greek
Chapter House Facilities be 3 beds to 1 parking spot, which is similar to several existing parking
ratio found at many of the Greek Chapter House Facilities. Amending the parking regulations as
it pertains to Greek Chapter House Facilities will allow for the Chapters of the ISU Greek
Community to maintain a strong, viable presence near the campus area while enhancing the

living and educational needs of their student members.

Thank you for your consideration of our request. The GAA looks forward to working with you
to meet the needs of our Greek Chapter House Facilities.
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From:
To:

Cc:
Date:
Subject:

"James Deppe" <jamesdeppe@q.com>

<kmarren@city.ames.ia.us>, <bobanncamp@aol.com>
<sschainker@city.ames.ia.us>

10/10/2014 11:41 AM

10-14 Fraternity and Sorority Parking Input - Jim Deppe - Resident of Neighborhood

Dear Karen,
| appreciated talking to you on the phone yesterday. The following is my input, since | live on
Ash Ave and was out of town during the parking meeting last week.

Dear Council,

| believe the fraternities and sororities have an obligation to provide to each member with one
parking stall. It's a quality of life issue for the new fraternity and sorority members, families in
the neighborhood, and people visiting residents in the residential buildings of the
neighborhood. And it’s an economic issue of keeping a level playing field. Some of the stronger
points | feel are worth considering are:

1.

The current parking requirements are economically fair to the fraternity & sorority non-
profits, the apartment owners, and to the single family residential owners to the
neighborhood. | believe changing them would give one economic entity an unfair
advantage over another.

2. Previous grandfathered parking requirements should continue with previous
room occupancies on record, until a building’s occupancy is increased through new
construction. At that time, the parking zoning regulations kick in, requiring the whole
building to be in parking compliance or keep the grandfathered parking for the older
part of the building and new additional beds would need to comply with the zoning
parking requirement.

3.  Offsite parking should be allowed for new construction if it is owned by the
fraternities or sororities or it is a long term, renewable 20 year plus lease with the
university. The fraternity or sorority signs a recorded document with the city, agreeing
to have the required offsite parking and agreeing to vacate the building to legally
occupancy limits if such parking is not in place. The offsite parking should either be on
university land or land not zoned single family residential. Limits should also be placed
on the distance from the dwelling structure.

4. Fraternities and Sororities should still have yearly occupancy inspections and a
database to determine if occupancy and parking is in sync. If parking is not to the city
standards and zoning in place, occupancy should be reduced until it comes into
compliance. The same standards apply to any over-crowded apartment building not in
compliance with occupancy and parking regulations.

Sincerely,
James Deppe
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ITEM # 28
DATE: 10-14-14

COUNCIL ACTION FORM

SUBJECT: SITE PLAN AMENDMENT TO DEERY BROTHERS DEVELOPMENT
AGREEMENT

BACKGROUND:

On October 23, 2012, the City of Ames approved a development agreement and
Urban Revitalization Plan for approximately 23.5 acres on SE 16™ Street in support
of the construction of the Deery Brothers automobile dealership. (A location map is
included in Attachment 1.) The urban revitalization area includes a 6.37 acre Lot 1
for the Deery Brothers automotive dealership, Lots 2 and 3 for future commercial
development (2.77 & 3.34 acres, respectively), and an 11.10 acre Outlot A
encompassing the floodway portion of the site. The adopted Urban Revitalization
Plan included six qualifying criteria (Attachment 2) and the site plan for development
of the site. A project must conform to the requirements of the Urban Revitalization
Plan to receive tax abatement.

The City also entered into a Development Agreement with the legal entity known as
Deery, Deery and Deery, LLC, herein referred to as “Deery.” The development
agreement included provisions in addition to the requirements of the Urban
Revitalization Plan. Notably, it included a requirement that all of the
improvements shown in Exhibit “C” of development agreement are to be
completed within two years of approval of the agreement, i.e. October 23, 2014.
These improvements include the buildings, grading, landscaping, parking,
borrow pit, and channel straightening.

The applicant has opened the Deery Brothers automotive dealership while
continuing to work on overall site improvements. The required Skunk River channel
straightening work is underway at this time. The applicant believes they will complete
the required improvements, including the seeding, by the October 23, 2014 deadline
of the development agreement.

City staff has met with representatives of Deery to review the Development
Agreement requirements and ensure compliance with the approved site plan. During
those discussions, Deery indicated that the “borrow pit” on the west outlot was
not excavated as initially approved. It is about 8-10 feet shallower than
originally presented to the City Council. While the borrow pit still meets the
site’s stormwater management requirements, it does not have the original
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estimated water storage capacity. The applicant explains that the projected
amount of borrow from the pit to fill other parts of the site was overestimated
and not necessary to be fully excavated to meet their interests. Staff identified
this as a potentially significant change from the approved site plan and, in order to
ensure that the Deery remains eligible for the abatement, the applicant is asking that
the City Council approve a new Exhibit “C” to the Development Agreement reflecting
the constructed improvements of the site.

An additional change is to the landscape plan for a required wetland mitigation
imposed by the Army Corps of Engineers to allow for the channel straightening. As
part of the Corps permit, Deery must provide approximately 0.75 acres of forest
wetlands adjacent to the Skunk River that were previously identified as prairie
plantings.

Since the discovery of the change in depth of the borrow pit and the wetland
mitigation requirements, the applicant has identified other minor features of the site
improvements that have changed. Some of the minor differences between the
approved site plan and the as-built drawings include, the applicant has provided a
full list, which is included in Attachment 3:

1. The building is about 700 square feet smaller in area than originally approved
(now 23,611 square feet).

Parking islands were changed, but still meet zoning requirements.
Landscaping was changed, but still meets zoning requirements

Outdoor storage area dimensions have been changed.

Dumpster is now outside and properly screened rather than inside the
building.

abkrwn

The enumerated changes are minor and do not affect zoning standards or the
terms of the development agreement. These changes would not have been
brought to the City Council for their consideration as they are “field changes”
that most larger development projects experience and do not affect the
performance measures of the development agreement.

If Council agrees to the Exhibit “C” changes described above, a corresponding
amendment to the urban revitalization plan of Deery site plan Attachment A will
follow at a later date as a noticed public hearing. This is necessary as both the
development agreement and the Urban Revitalization Plan have the same exhibits.-



The proposed change to the exhibits of the Development Agreement does not
change the performance standards for flood mitigation required by the Urban
Revitalization Plan. The applicant will still need to demonstrate compliance
with the qualifying criteria to be eligible for tax abatement even with the
proposed changes to the site improvements. Conformance to the Urban
Revitalization Plan will be determined at the time Deery requests tax
abatement in February of 2015.

In 2012, Deery provided the analysis that the entire project (e.g. channel
straightening, borrow-pit excavation, and the import of fill to build the site) resulted in
“‘No-Rise” to the water surface level of a 100-year flood event and that the water
surface level of a 100-year flood event fell 0.05 feet with the channel straightening.
Within this analysis the borrow pit depth was very nearly the same elevation as the
Skunk River surface water elevation and likely had minimal effect on the flood
mitigation as a result of the water levels of the river. Staff believes that further
review of the as-built drawings will be needed and potentially Deery will need to
provide another hydraulic analysis to certify a “No-Rise” demonstrating that that the
channel straightening will “mitigate flooding” as originally intended. A determination
of compliance to the No Rise expectation will be made by the City Council in
February 2015 prior to granting tax abatement.

ALTERNATIVES:

1. City Council can approve the resolution amending the development agreement
by substituting a new Exhibit C and adding a list of changes as Exhibit D.

This option will allow for Deery to meet the performance requirement of
completing site improvements by October 23, 2014. A subsequent formal
determination of conformance to all requirements of the urban revitalization plan
will occur in February of 2015. This option will also require the City Council to
amend the Urban Revitalization Plan at a later date to include the revised exhibits
after the required notices have been published.

2. City Council can choose not to amend the development agreement in regards to
the major change of the borrow pit excavation.

This option will require Deery to complete the excavation of the borrow pit to the
approved depth by October 23 in order to remain eligible for the tax abatement.



MANAGER’S RECOMMENDED ACTION:

City Council balanced multiple interests of commercial development and flood
mitigation in 2012 when creating the S.E 16™ Street Urban Revitalization Area. This
was done in support of prior City investment in paving and improving S.E 16" street
and to account for additional development costs of creating developable sites
fronting on S.E 16" Street. Additionally, Council required that there be a benefit from
development related to mitigation of potential flooding impacts from a 100-year flood.

At the time that the City Council approved the urban revitalization plan in 2012,
Deery had supplied an analysis that the excavation, fill, and channel straightening
would result in no rise to the water surface level of a 100-year flood event. Further,
the analysis indicated that the water surface level of a 100-year flood would drop by
0.05 feet. That analysis was based on the Exhibit “C” site improvements, which
included the channel straightening, fill to elevate the building and parking lot,
and the capacity of the borrow pit.

The applicant contends that the change in storage capacity of the borrow pit will
have a de minis effect on the project’s ability to mitigate flooding. The borrow pit is
located in the floodway, it would be filled with water quickly in both its original form
and depth and at the proposed depth. The applicant further maintains that the
channel straightening work provides the required flood mitigation benefit of the
project.

If the City Council approves the amendment to the development agreement by
substituting a new Exhibit “C,” Deery must still meet the qualifying criteria to
obtain the tax abatement. Proof of this compliance must be provided to the
City prior to making a final decision on tax abatement.

Therefore, it is the recommendation of the City Manager that the City Council accept
Alternative #1, thereby amending the development agreement with Deery.

The requested action is only to amend the Development Agreement by substituting a
new site plan. However, the site plan is also a component of the urban revitalization
plan which also must be amended. If the City Council approves the amendment to
the Development Agreement, staff will provide the notifications necessary for an
amendment to the Urban Revitalization Plan and return for Council action at a later
date.
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ATTACHMENT 2: QUALIFYING CRITERIA (AND STAFF COMMENTS)
The Urban Revitalization Policy for this area established six criteria that must be met
in order for the City Council to consider designation of an Urban Revitalization Area.
Below are the criteria, followed by City staff comments.

1. The properties have frontage on Southeast 16™ Street between South Duff
Avenue and South Dayton Avenue.

Staff Comments. The four properties associated with the site all have frontage
on Southeast 16™ Street between S. Duff Avenue and S. Dayton Avenue.

2. Fill or other flood proofing will be placed on the site up to an elevation of, at
least, 887 feet (NGVD 29), when an engineer registered in lowa provides
written certification that raising the land would result in “no rise” to the
Base Flood Elevation (100 year flood levels).

Staff Comments. The development agreement and approved plan indicates
that the finished floor elevation of the Deery Brothers building will be at 888
(NGVD 29). An Elevation Certificate has been presented showing the lowest
floor of the finished building as meeting that elevation.

The engineer for the project has provided a letter in 2012 certifying that the
proposed improvements (the fill being placed on the site, the excavation
within the Floodway, and channel straightening) will result in “no-rise” to the
Base Flood Elevation. This certification was based on the initially approved
grading and excavation. A new certificate will need to accompany the request
for tax abatement.

3. The cost incurred after making the request for tax abatement for the
placement of fill for flood proofing up to an elevation of 887 feet or above
and/or channel improvements (See Criterion 6), if applicable, is expected to
be equal to or greater than the value of the City’s portion of the tax
abatement.

Staff Comments. This criterion requires the project to expend as much or
more for the placement of fill and/or channel improvements than for the
benefits received by the exemption (specifically, the value of the City’s portion
of the exemption). The Development Agreement accompanying this Plan
specifies that the final costs of fill will need to be greater than the final value of
the exemption or the “claw back” provisions will be initiated. Deery must
submit a letter of credit in the amount of $300,000 along with the application




for tax abatement to allow the city to claw back the city’s value of the
abatement, if Deery fails to meet this criterion.

4. A public sidewalk is to be constructed along the south side of the
Southeast 16" Street adjacent to the property.

Staff Comments. The sidewalk is installed adjacent to Deery. Sidewalks
adjacent to the other lots will be installed in the usual manner—prior to the
occupancy of any buildings on the lot as allowed by the Agreement for
Sidewalks and Street Trees included as part of the final plat documents.

The City Council approved a covenant in 2012 that defers the placement of
the sidewalk adjacent to Outlot A until such time as the City builds a shared
use path on the south side of the SE 16™ Street bridge. This covenant waives
the owner’s rights to protest an assessment for the sidewalk when the time
comes for the sidewalk to be installed.

5. The property will be used for uses permitted in the applicable zoning
district except for the following as further defined and described in the
Ames Zoning Ordinance:

Wholesale trade

Mini-storage warehouse facilities
Transportation, communications, and utility uses
Institutional uses

Adult entertainment businesses

Detention facilities

Agricultural or industrial equipment sales
Agricultural and farm related activities

e

Staff Comments. The development agreement restricts these uses in order to
receive property tax exemption. These restrictions will remain after the term of
the exemption.

6. Owners of property abutting a river must perform channel improvements
(widening, straightening, clearing, etc.) and provide certification from an
engineer registered in lowa that the improvements will mitigate flooding.
These improvements must be approved by the DNR, Army Corps of
Engineers, and the City of Ames.

Staff Comments The applicant obtained the necessary approvals from the
Army Corps of Engineers, lowa Department of Natural Resources, and the
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City and has commenced the straightening of the east bank of the Skunk
River adjacent to their property. In 2012, the engineer for Deery stated in his
certification letter that the “project will mitigate flooding by providing an
improved and stabilized channel in addition to the no-rise condition.”
Calculations submitted with that no-rise certificate indicate that although there
would be up to 0.08 increase in the 100 year water surface elevation (WSEL)
resulting from the fill alone, the river channel realignment in combination with
the fill and borrow pit will result in a 0.05 decrease in the WSEL.

Because of the differences in the depth of the borrow pit and the resultant
decrease in storage capacity, Deery will be required confirm meeting this
standard. This will likely require a hydraulic analysis of the 100 year water
surface level based on the actual grading and excavation. This will need to be
submitted at the time that an application is made for the tax abatement.
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AN AGREEMENT PERTAINING TO THE DEVELOPMENT
OF LAND IN THE CITY OF AMES CALLED
DEERY SUBDIVISION

THIS AGREEMENT PERTAINING TO THE DEVELOPMENT OF LAND IN THE
CITY OF AMES CALLED DEERY SUBDIVISION (this “Agreement”) is made and entered
into this 3 day of October, 2012, by and between the CITY OF AMES, IOWA (the “City”),
and Deery, Deery, and Deery, LLC, its successors and assigns (collectively, the “Developer”).
The City and the Developer are sometimes collectively referred to herein as the “Parties” or
individually as a “Party”. This Agreement shall be effective on the date that the last of the
Parties hereto executes same (the “Effective Date™).

RECITALS:

WHEREAS, the Parties desire to improve and develop that certain real property (the
“Site”) legally described on the attached Exhibit A; and,

(igﬁ

WHEREAS, the City has made a signiticant financial investment in the infrastructure
along Southeast 16™ Street in Ames, lowa (the “Corridor”) in order to promote commercial
development activity within the Corridor; and,

WHEREAS, the Corridor is deemed by the City as important in that it serves as a major
entryway to the City; and,

WHEREAS, as of the Effective Date, there has not been any major private sector
development within the Corridor; and,

WHEREAS, the Site is located within the Corridor; and,
WHEREAS, pursuant to Iowa Code Section 404.1(4), the City may, by ordinance,
designate an area which is appropriate as an “economic development area” (as that term is

defined in Jowa Code Section 403.17) as an urban revitalization area; and,

WHEREAS, the Developer seeks the City’s approval and designation of the Site as an
1



urban revitalization area under Iowa Code Sec. 404.1 subject to the satisfaction of the Qualifying
Criteria (as defined Section I(A)(1) herein) and in accordance with the Plan (as defined in
Section I(A)(1) herein); and,

WHEREAS, the City desires to designate the Site as an urban revitalization area and
approve the Plan, and the Developer desires to perform its required obligations under this
Agreement as a condition of the approval of the Plan.

NOW, THEREFORE, in consideration of the above Recitals and the mutual covenants
contained herein, and reliance on the same, the receipt and sufficiency of which is hereby
acknowledged, the Parties hereto have agreed and do agree as follows:

I. PURPOSES
A. The purposes of this Agreement are to:
1. Assure that the Developer satisfies six (6) qualifying criteria (the
“Qualifying Criteria”) for the Urban Revitalization Area Plan titled the Southeast 16™ Street First

Urban Revitalization Area (the “Plan™), said criteria being set forth on the attached Exhibit B
which is incorporated herein by this reference as if fully set forth.

2. Provide remedies to the City, including payments in lieu of taxes (all the
“Clawback Payments” and each a “Clawback Payment”) by the Developer to the City, all in
accordance with Section VII herein, in the event the Developer is not able to satisfy the
Qualifying Criteria.

B. This Agreement does not create or vest in any person, firm, or organization, other
than the City, any rights or causes of action with respect to any performance, obligation, plan,
schedule, or undertaking of the Developer as stated in this Agreement. This Agreement does not
prevent the City from amending, modifying, or releasing the Developer from some or all of the
terms and conditions of this Agreement with the mutual consent of the Developer. No person
shall have any cause of action or recourse against the City or the Developer by reason of any
such amendment, modification, or release.

C. Notwithstanding anything in this Agreement to the contrary, the Parties hereby
understand, acknowledge, and agree that the primary purposes of this Agreement are: (i) to
ensure that the Site is developed in compliance with the Qualifying Criteria and to ensure that, in
the event the Developer is unable to satisfy the Qualifying Criteria, the City is able to recoup the
value of the City’s Tax Portion (as defined in Section IV(B)); and (ii) to obtain urban
revitalization tax exemption for Lot-1 (as defined in Section III(C) herein) and to provide that
any future failure of Lot-2 or Lot-3 (as those terms are defined in Section IV(B) herein) to satisfy
Paragraphs 2, 3, or 5 of the Qualifying Criteria as enumerated on Exhibit B, shall in no way
affect the benefits received by the Developer as to Lot-1 and shall not trigger any Clawback
Payment or impact the Security (as defined in Section VIII(A) herein) given by the Developer as
to Lot-1.




II. IMPROVEMENTS

A. The Developer agrees to construct the improvements on the Site as shown on the
attached Exhibit C and in accordance therewith within two (2) years of the Effective Date.

1. FLOOD MITIGATION/NO RISE IN WATER LEVEL

A. The Developer agrees to complete the improvements to the river channel and the
borrow pit/storm water management area (collectively, the “Flood Mitigation Improvements”) as
illustrated on Exhibit C within two (2) years of the Effective Date.

B. The Developer shall secure the necessary approvals for the completion of the
Flood Mitigation Improvements from the appropriate governmental agencies, including, but not
limited, to the City, the Iowa Department of Transportation, the Iowa Department of Natural
Resources, and the U.S. Army Corps of Engineers, in order to ensure that the Flood Mitigation
Improvements can be completed.

C. The Developer further agrees that the Developer, or the current titleholder of that
certain parcel of real property within the Site identified on the attached Exhibit C as Lot One (1),
Deery Subdivision, Ames, Story County, lowa (“Lot-1"), in the event the Developer does not
hold title to Lot-1, will have the continuing responsibility to maintain and ensure the continued
existence of the Flood Mitigation Improvements (the “Flood Mitigation Improvement
Maintenance”). The Flood Mitigation Improvement Maintenance shall include the dredging or
removing of any silt or debris that might settle or alter the finished grades of the river channel
and the borrow pit/storm water management area, and the maintenance of any erosion
control/bank stabilization measures associated with the river channel and borrow pit, including
vegetation and/or installed rip-rap.

D. The Parties hereby understand, acknowledge, and agree that the completion of the
Flood Mitigation Improvements by the Developer in accordance with this Section III shall result
in the satisfaction of the criterion described in Paragraph 6 of the Qualifying Criteria as attached
hereto as Exhibit B.

IV. PLACEMENT OF FILL ON THE PROPERTY

A. The Developer shall place fill dirt (the “Fill Improvements”) to achieve a
finished-floor elevation of eight hundred eighty-eight (888) feet or above, or flood-proofing to an
elevation of eight hundred eighty-eight (888) feet (National Geodetic Vertical Datum 1929) or
above, on Lot-1. The Fill Improvements shall be completed within two (2) years of the Effective
Date and in accordance with the attached Exhibit C.

B. The Developer understands and agrees that in order for the Site to be eligible as
an “economic development area” for urban revitalization tax exemption purposes, the total costs
incurred for the Fill Improvements on or related to Lot-1, Lots Two (2) and Three (3), Deery
Subdivision, Ames, Story County, Iowa (respectively, “Lot-2” and “Lot-3") (Lot-1, Lot-2, and
Lot-3 are hereinafter collectively referred to as the “Lots” or individually as a “Lot”), and the
Flood Mitigation Improvements (hereinafter collectively referred to as the “Total Fill Cost”)
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must be equal to or greater than the City’s portion of the total tax exemption realized on each of
the Lots once the Lots are graded and developed (the “City’s Tax Portion”). If the Total Fill
Cost does not exceed the City’s Tax Portion, the Developer agrees to reimburse the City for the
value of any or all such exemption realized by the Developer and foregone by the City by
making Clawback Payments to the City in accordance with Section VII herein.

1. In order to verify that the “economic development area” eligibility
requirement set forth in Section IV(B) has been met, the Developer agrees as follows:

a. to provide documentation to the City within two (2) years of the
Effective Date, in a form satisfactory to the City Finance Director, which shall consist of actual
invoices and proof of payment for the Total Fill Cost;

b. that, for the purpose of determining whether Paragraph 3 of the
Qualifying Criteria has been satisfied as required by Section IV(B) for each of the Lots, the Total
Fill Cost shall be allocated as follows: (i) one-third (1/3) of the Total Fill Cost will be allocated
to Lot-1; (ii) one-third (1/3) of the Total Fill Cost will be allocated to Lot-2; and (iii) one-third
(1/3) of the Total Fill Cost will be allocated to Lot-3;

c. that at the end of the tax exemption period for the improvements
on each Lot, a comparison will be made between the City’s Tax Portion of the tax exemption
received for each Lot and the per Lot allocation of the Total Fill Cost described in Section
IV(B)(1)(b) herein.

C. For purposes of this Agreement, the term “Total Fill Cost” shall include any and
all costs related to the Fill Improvements from and after February 14, 2012, including, but not
limited to, costs for engineering, surveying, and transporting the dirt and/or fill, in addition to the
actual costs for the dirt and/or fill itself.

D. The Parties hereby understand, acknowledge, and agree that the completion of the
Fill Improvements by the Developer in accordance with this Section IV shall result in the
satisfaction, as to Lot-1, of the criteria described in Paragraphs 2 and 3 of the Qualifying Criteria
as attached hereto as Exhibit B.

V. RESTRICTIONS ON USES PERMITTED ON THE SITE

A The Developer covenants and agrees that the following uses, as described in the
City’s Municipal Zoning Ordinance, are prohibited on the Lots:

a. Wholesale trade;

b. Mini-storage warchouse facilities;

c. Transportation, communications and utility uses;
d. Institutional uses;



e. Adult entertainment businesses;

f. Detention facilities;
g. Agricultural or industrial equipments sales; and
h. Agricultural and farm related activities.

B. For purposes of satisfying the Qualifying Criteria, the Parties hereby understand,
acknowledge, and agree that, as long as none of the uses or activities enumerated in Section
V(A) occur on the Lots, the criterion described in Paragraph 5 of the Qualifying Criteria as
attached hereto as Exhibit B shall be considered satisfied.

C. The Parties hereby further understand, acknowledge, and agree that the
restrictions on uses permitted on the Site enumerated in Section V(A) apply to the Lots at all
times regardless of the eligibility of the Lots for urban revitalization tax exemption as
contemplated herein.

VI. BASIS OF EXEMPTION

The Developer agrees that in the event that the Site qualifies as an “economic
development area” and receives urban revitalization tax exemption as contemplated by this
Agreement, the Developer shall request a one hundred percent (100%) exemption from taxation
on the actual value added by the improvements on the Lots for a period of three (3) years, as
provided in Iowa Code Section 404.3(3).

VIL. PAYMENTS IN LIEU OF TAXES

A In the event of the occurrence of any of the following Disqualifying Conditions
(as defined in this Section VII(A)) after the City’s approval of the request for tax exemption, the
Developer shall make Clawback Payments as herein described. If a Disqualifying Condition
occurs, the Developer shall make annual payments to the City that equal the difference between
the real property taxes that would have been received by the City from each Lot and the real
property taxes actually received by the City from each Lot. The Disqualifying Conditions are as
follows:

1. The Developer is unable to obtain necessary approvals from the Iowa
Department of Natural Resources, the lowa Department of Transportation, the U.S. Army Corps
of Engineers, and the City, to perform the Flood Mitigation Improvements; or

2. The Developer fails to provide to the City, within two (2) years of the
Effective Date, certification from an engineer registered in the State of Iowa that the Flood
Mitigation Improvements completed by the Developer pursuant to Section III will mitigate
flooding; or

3. The Total Fill Cost, as allocated to the Lots as provided in Section
IV(B)(1)(c), is not equal to or greater than the value of the City’s Tax Portion. A separate
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determination whether this third Disqualifying Condition has occurred will be made for each Lot.

B. Subject to Section VIII herein, the Clawback Payments shall be due and payable
to the City in accordance with the statutory schedule for payment of real property taxes to the
Story County Treasurer in equal installments over three (3) years immediately following the
occurrence of any of the Disqualifying Conditions. Any and all rights of the City related to
Clawback Payments hereunder shall be extinguished and waived only upon a determination
made in writing by the City Finance Director, after the end of the third (3" full assessment year
in which exemption was claimed for Lot-1, that no Disqualifying Condition has occurred or that
all Clawback Payments due as to Lot-1 have been received.

VIIL SECURITY

A. In order to secure the obligation to make Clawback Payments in the event of the
occurrence of a Disqualifying Condition as to Lot-1, the Developer shall provide to the City,
contemporaneous with the Developer’s initial application for urban revitalization tax exemption,
a letter of credit in the amount of Three Hundred Thousand Dollars and 00/00 ($300,000.00) (the
“Security”) in a form approved by the City Attorney. Upon request of the Developer, the City
annually may reduce the amount of the Security required to satisfy this obligation. The Security
shall be released by the City only upon a determination made in writing by the City Finance
Director, after the end of the third (3™) full assessment year in which exemption was claimed for
Lot-1, that no Disqualifying Condition has occurred or that all Clawback Payments due as to
Lot-1 have been received.

B. Notwithstanding anything in this Agreement to the contrary, prior to the City
exercising any of its rights hereunder as to the Security, the City shall provide reasonable notice
to the Developer identifying the Disqualifying Condition that has occurred and providing the
Developer with the option to provide the City with the Clawback Payments as provided in
Section VII herein in lieu of the City exercising its rights as to the Security.

C. The Parties hereby understand, acknowledge, and agree that before any
improvements may be installed or constructed on Lot-2 or Lot-3, the Developer or then current
titleholder of Lot-2 or Lot-3, as the case may be, must first obtain approval from the City of a
revised site plan, a condition of which may be the requirement to enter into a supplemental
development agreement that may include provisions for Clawback Payments, Security, and other
terms and conditions consistent with the terms of this Agreement.

IX. CITY’S REMEDIES

A In that the Developer seeks to persuade and induce the City to approve the Plan, it
is understood and agreed that the City shall not issue any permits with respect to any portion or
Lot on the Site for which a final plat of subdivision has not been approved and filed for record.

B. The City shall not issue a building permit, zoning permit, or any other permit of
the City with respect to any excavation, construction, reconstruction, or remodeling on the Site
unless said work is undertaken in accordance with the provisions of this Agreement.



C. All ordinances, regulations, and policies of the City now existing, or as may
hereafter be enacted, shall apply to activity or uses of the Site.

D. The City shall be able to obtain an order for specific performance against the
Developer for performance of the Flood Mitigation Improvement Maintenance in the event the
Developer breaches Section III(C) of this Agreement, and the City shall be able to obtain an
order for injunctive relief against the Developer in the event any of the restricted uses or
activities occur on the Lots in violation of Section V(A) of this Agreement.

X. SATISFACTION/WAIVER OF CRITERIA

A. The Parties hereby understand, acknowledge, and agree that the criterion
described in Paragraph 1 of the Qualifying Criteria as attached hereto as Exhibit B has already
been satisfied.

B. The Parties hereby understand, acknowledge, and agree that the criterion
described in Paragraph 4 of the Qualifying Criteria as attached hereto as Exhibit B has been
waived by the City pursuant to the terms and conditions of that certain Covenant for Assessment
of Costs of Sidewalk Improvements between the Parties of even date herewith.

XI. COVENANT WITH THE LAND

This Agreement shall run with the Site and shall be binding upon the Developer and any
and all future titleholders of record of the Lots.

XII. GENERAL APPLICABILITY OF OTHER LAWS AND ORDINANCES

The Developer understands and agrees that all work done by or on behalf of the
Developer with respect to public streets, sidewalks, shared use paths, building design and
construction, and utilities (both on-site and off-site) shall be made in compliance with the Iowa
Code, the Ames Municipal Code, Iowa Statewide Urban Design and Specifications, and all other
federal, state, and local laws and policies of general application, whether or not such
requirements are specifically stated in this Agreement.

XIII. AMENDMENTS

Any and all provisions of this Agreement may be amended, cancelled or extended only
by the mutual agreement of the Parties in writing.

XIV. INCORPORATION OF RECITALS AND EXHIBITS

The Recitals, together with any and all exhibits attached hereto, are confirmed by the
Parties as true and correct and incorporated herein by reference as if fully set forth verbatim.
The Recitals and exhibits are a substantive, contractual part of this Agreement.




XV.JURY TRIAL WAIVER

THE PARTIES HERETO, AFTER CONSULTING OR HAVING HAD THE
OPPORTUNITY TO CONSULT WITH COUNSEL, KNOWINGLY, VOLUNTARILY,
AND INTENTIONALLY WAIVE ANY RIGHT THEY MAY HAVE TO A TRIAL BY
JURY IN ANY LITIGATION BASED ON OR ARISING OUT OF THIS AGREEMENT
OR INSTRUMENT, OR ANY RELATED INSTRUMENT OR AGREEMENT, OR ANY
OF THE TRANSACTIONS CONTEMPLATED HEREBY OR ANY COURSE OF
CONDUCT, DEALING, STATEMENTS, WHETHER ORAL OR WRITTEN, OR
ACTION OF ANY PARTY HERETO. NO PARTY SHALL SEEK TO CONSOLIDATE
BY COUNTERCLAIM OR OTHERWISE, ANY SUCH ACTION IN WHICH A JURY
TRIAL HAS BEEN WAIVED WITH ANY OTHER ACTION IN WHICH A JURY
TRIAL CANNOT BE OR HAS NOT BEEN WAIVED. THESE PROVISIONS SHALL
NOT BE DEEMED TO HAVE BEEN MODIFIED IN ANY RESPECT OR
RELINQUISHED BY ANY PARTY HERETO EXCEPT BY A WRITTEN
INSTRUMENT EXECUTED BY ALL PARTIES.

é IN WITNESS WHEREOF, the parties hereto have caused this instrument to be executed
effective as of the date first above written.

ITY OF AMES, IOWA

4%4//7@/ ﬂm//ﬂ/g’[[/

Ann H. Campbeléf/ Mayor

| Attest _pr%w J?% %AM

Dlane R. Voss, City Clerk

‘‘‘‘‘‘‘‘‘

STATE OF IOWA, COUNTY OF STORY, ss:

On thls; ' 2344‘ day of ﬂ(’l’?f%{/\/ , 2012, before me, the undersigned, a Notary Public
in and for said State, personally appeared Ann H. Campbell, Mayor, and Diane R. Voss, City
;Clerk to.me known to be the identical persons named in and who executed the foregoing
51nstmment and acknowledged that they executed the sam. AS &:?’r vgluntary act and deed.

. 0l
Notary Public in and fof Story County, lowa

DEERY, YJAND DEERY, LLC ,
JILL L. RIPPERGER
By: W Commission Number 14557

Brad Deery, Mahager

STATE OF IOWA, COYNTY OF <$toay , SS

This instrument was acknowledged before me on this 2 3 day of October, 2012, by
Brad Deery, the Manager of Deery, Deery and Deery, LLC.

——————— | s , -
f“ _-_-___BRIAN TORRESI Notary Public in and for the State of Iowa
NO. 742380

MY
IOWA Ays/2e (Y




Exhibit A
LEGAL DESCRIPTION OF THE SITE

A subdivision of Parcel E, as shown on the Plat of Survey filed on September 3, 1998 at Inst. No.
98-12413, and Parcel G and Parcel H, as shown on the Plat of Survey (Corrected) filed on
February 8, 2001 at Inst. No. 01-01457, all being in the North Half of Section 13, Township 83
North, Range 24 West of the 5th P.M., City of Ames, Story County, Iowa, all together containing
23.58 acres.



Exhibit B

QUALIFYING CRITERIA FOR URBAN REVITALIZATION AREA PLAN TITLED

THE SOUTHEAST 16™ STREET FIRST URBAN REVITALIZATION AREA

The properties have frontage on Southeast 16" Street between South Duff Avenue and
South Dayton Avenue.

Fill or other flood proofing will be placed on the site up to an elevation of at least
887 feet (NGVD29) when an engineer registered in Iowa provides written certification
that raising the land would result in “no rise” to the Base Flood Elevation (100 year flood
level).

The cost incurred after making the request for tax abatement for the placement of fill for
flood proofing up to an elevation of 887 feet or above and/or channel improvements (see
criterion 6), if applicable, is expected to be equal to or greater than the value of the City’s
portion of the tax abatement.

A public sidewalk is to be constructed along the south side of Southeast 16" Street
adjacent to the property.

The property will be used for uses permitted in the applicable zoning district except for
the following, as further defined and described in the Ames Zoning Ordinance:

Wholesale trade

Mini-storage warehouse facilities
Transportation, communications and utility uses
Institutional uses

Adult entertainment businesses

Detention facilities

Agricultural or industrial equipment sales
Agricultural and farm related activities

F@moe ao op

Owners of property abutting a river must perform channel improvements (widening,
straightening, clearing, etc.) and provide certification from an engineer registered in Iowa
that the improvements will mitigate flooding. These improvements must be approved by
the DNR, Army Corps of Engineers and the City of Ames.

10



Exhibit C
DEERY BROTHERS’ MOTORS SITE PLAN

11
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NOTES:
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Site Address
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0-GSE-Snutheast Entryway Gateway
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Ptan Preparation
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414 South 17th Street, Suite 107
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ph (515) 233-0000

fax (515} 231-0103

Setbacks
Front 20ft
Side SR
Rear 1Mt

INDEX OF SHEETS

Description

COVER SHEET/ LOCATION MAP/LEGEND
EXISTING CONDITIONS

SITE LAYOUT AND DIMENSIONING PLAN
PARKING SUMMARY

SITE GRADING PLAN

SITE GRADING PLAN

GRADING PLAN (SKUNK RIVER REPAIR)
UTILITY PLAN (SAN, WATER, AND ELEC)
UTILITY PLAN (STORM SEWER)

SITE LANDSCAPING PLAN
LANDSCAPING SPECIES TABLES

POND AREA SEEDING PLAN

DETAILS

DETAILS

WETLAND MITIGATION PLAN

WETLAND MITIGATION DETAILS

| herebiy carlily thal lhis engineering decument
wag prepared by ma or under my direct persanal
superwision_and that | am a duly licansed

RARTE 7|

My licenss renswm date s December 31 2014

Pogea or sheels covared by this aeal |

| DaTEY

I
L
|

ar
SLR
SRS

AEVIS Oh

DATE

§!Z§!,{ui W LT pUpLE LY
1

1 LAST UPDATE  09/24/144

FINAL CONSTRUCTION PLANS
SEPT 2014

L=ty
— =
2E S
- Iz
XS
® A Em
]
B
4 ETn
i E
Ecty.,
Ex EX
W= g
g |
|
o —
Fa
Eg
=
Q
@

OX
ngin

X

COVER SHEET/ LOCATION MAP/ LEGEND
DEERY BROTHERS' MOTGRS SITE PLAN
SE 16TH AND DAYTON
AMES, 10WA

S174-12A

SHEET

G1.0

LN




TA [SERy STTEFLRN

e

T //—REMOVE EXISTING DOUBLE CENTERLINE PAVEMENT
,¢ /' MARKINGS ACROSS WIDTH OF DRIVE. NO NEW
/" MARKINGS SHALL BE REQUIRED

#
.
= i . 1 B * Taie 4 . & - Ps
CONSTRULCTION — . F ~INSTALL SILT FENCE
ENTRANCE - '

[+]
=]

e CONSTRUCTION e COMSTIUCTION
ENTHANCE ENTHANCE

"~ IMSTALL SILT FENCE

I

PREVENTION PLAN (SWPP) CREATED FOR PYLE LAND, LLC. AS PART OF THE
APPLICATION PROCESS TO ACQUIRE IDNR AUTHORYZATION NO. IA
4396-4433. CURRENT PERMIT EXPIRATION DATE IS 2013-11-17. REFER TO
SAID SWPP FOR DETAILS OR REQUIREMENTS NOT SHOWN ON THIS PLAN.

k NOTE: THIS SITE IS CONTROLLED BY THE STORM WATER POLLUTION

\ \ i | o

~ INSTALL RILY FENCE

W gs
[=]
Ee B
(=] -«
zg 4%
8% 2.
G2
i
ol
C1.0
AN A

nA'ri\I

BY
=A
SRS 0314

e

| LAST UPDATE: G9/ 2471

iy

REVISION

DATE

FINAL CONSTRUCTION PLANS
SEPT 2014

¥10
LM

Amwa a5

Pronr (H1%1 733
FARX: (615] 2330103

414 South 1 eh Streat. Suits 107

FOX, Engirmarewg Asnocinles, lm:

Irox |
engineering




SLOT NIV CARLE
SyinTa) irpida WA, LTD

LT T T

i
BLL

i
& = = — \ - - o | REMOVE EXISTING DOUNLE CENTERLINE PAVEMENT MARKINGS fol«|= y
| b = =4 ACROSE WIDTH OF DRIVE, O MEW MARKINGS SHALL BE REGUINED = 5
) ENIETIMG DRIVE &PFEROMN ~ =
i [=]
\\'. & PEC WaLE r \\\ _/" ¥ POC ALK - AR o
. R e \ i L L 8 il r— C = T — i z
Q \ g g = st = - | —|' e —| l5]; g 3
i / + MOMUMENT STGN—F~ 4 — .l 4 | AHEE
s - e e e e T Rk e '| & COLORED AND PATTERNED BT WALK = AR et =Lie] e0 T i |
1 SETHACK [ | |_ |
— PROPOSED 307 . f
ACCESS EASEMENT & ‘?; e e L L H ;{
é S T ey 3gE
5 LU Bl 2p0
— £ = . T [ Y BE
/ et! e | o
COLORED AND FATTEANED CONCRETE WALK — / 3 I | I Elh
BRICK PATTERM, RRICK RED [A-2#] COLOR WY SCOFIELD SYSTEMS _L‘ ’ 18° SAN SEWER b
y /-' EASEMENT | =0
¢ -
S / | L | sommc 5 A5
’_."' — — L | 1 FASTHENT Hi
- R
| 1ma7 | | a |
|10° WATER MATN "
: | gl:l allal falal g EABEMENT 4
v | 3
Fd ! | z
7 ¥ | E <
s =
l‘_,-‘ L0 WATER MATH 0o
J EASEMENT ACHOSS ELEC an
b b | | | E e
y 3y = favne—ar ks d i e
I -ﬁu Bent os0 Zo
i : N 24 " 16" WATER MaIN - : | 3
i EASEMENT
LoT4 | Il‘#ﬂ'hu*:_}ﬂ ke kediop f-19 —*—l'l'—_nt_l s gy g
377474 va e UGl L 1L ___virnm v Ove, J_ L =
i [T - e L
BT acren | | b ] e R T ]
- & FEETE
b B (RTH LT 352"
- | 33— v ar : |
1% 1 1 TN,
ko kabukvkor | 5 1':: et 25 =5 g
I W F 8233
b : 1855 EfT5 7
18 in | =aEd A
l % | Blbea
1 & T e
12 S Ew
L 2B
A in
i " T T':"EE 2 x
19.5 | | " ¥ =3
; _.L - S ; F | L3 [:_'m EE £
—3L2 —r_ [ ] | COLONET AND BATTERKED F_ﬁ
o == ﬂl!:l.l'l‘l. waLk Do o t Sri e
PRORDERD SITCIERG . . ' ! {A-28) COLOR BY BCOFITLD | g2 o
1611 & F. — A } 1 [T STSTEMS L
| | ; I c
] mae—— . | :
i o] ¥ TR —~ =
i 1y — = | _:1: %_1-" ot | I | Ea
p 38 / : 2
s F§ e MR \l-tnnmmu M, o
L=107.27 RoiSDOo “ ’,pf":'fd, = : = | i . k-.:v(
44D ST B /7 : - L P E A :
L=< )./ ML - L = ok
2 - i, 1 “ivee) tryey, = I
f.-f 3 B =
- £ pog ® 3
- ¢ n o
| U=
/ 23
r | i —na
/ ::
| = Z
= % 2 E <
| 1 ge 3z
TR S L3 1 £c g0
| { - o, = i
" e of &%
40 REAR SETBACK { 1 = - \'-._ :é =
. g |l aaaw -— 2 N S5z 7
/ "  PADFOSED 207 = RS ggph 1T W , ox
i ACCHSS LASEMENT | .0 = — = %
/ sy e \ 3
=, e 3L - . AThag SL=1R0P Ra2188. 54" =
LT T —_— melfiaTy T T — L=4"SE'EY i =
!
" ]
ot FROILT =
"\ [ 5174-12A
p SOAEERTE - - ~ i
18,13 T e — C2.0

e

/




& BT ST

LATL

(Fa.LHe

T LANTH Ml TANE

0.
Hrpirr

LR T

(Rl

- PROPOSED 20° |
ACCESS EASEMENT

G 0

5

\

4 5
’* g i oF TR
3

-

.“- |If-¢-—‘:'l'—i

#u.r—ﬂ

ik
— e et A S T
PRONOSED 10
LRSS DARDMINT
- = = G- —— o S .
T——--—3

r = N AT I
/( = = HIE B &
18
# FHEE i
A&l |
e —= P R EL
& g
= 8l5|3
De0) L2 |
|
]
e
i "6
| # g
=
9 peo @ 08 pgug 69 . -
| 2
] H,
I E
i B
|
a (]
O i =
«
| -0 -
| a
=
| 2
- B =]
| - on
& -
g
o=0 | ZWn
| (=]
- - Q
| -
" | q
=
=y
T @ .| z
&
]
L0 oea | ! ¢ g
| g 5
| EFEE
e
i
23
Ged w o
| . 3
[ = o
jan
=
- - q)
; ()
= x5
L G OF
| M@
- \
[ LK 3 \ - |
L z
_— == i =
| __a o
S [ 2% s
T Lo a0
—_— - z
T Sn 2g
e g &
- (& 1 o L
— - i z E =
- — = Y& &
_ ~ |- PARKENGTABLE PARKING CALCULATION Sz
o w
[ | VEHICLE DISPLAY/ SALES 285+ | SHOWROOM/ OFFICE AREA = 7,512 S.F. =
1 SPACE/ 500 S.F. = 15 STALLS |
[ ] CUSTOMER PARKING 28 L
SERVICE BAYS = 16
[ ] EMPLOYEE PARKING 55 2 SPACES/ BAY = 32 STALLS 'S
[[7 7 77] VEHICLE SERVICE PARKING 43 TOTAL REQUIRED STALLS = 47 “ T
i SL74-12A
TOTAL PROVIDED {CUSTOMER + EMPLOYEE) = B3 | —
“ DISPLAY/ SALES AND SERVICE STALLS ARE SHOWN 0 P
FOR REFERENCE ONLY AND WILL NOT BE REQUIED —— { C2 1
TO BE STRIPED = .
—— — /N S




'y

Chil B L0 10k CIEERY ETTE

R RN LR RRE

LATEIL L FRIE

T T T R S F T TR T i MR T

T
RATILT WARE

¥ FLT ETTLE TRBLT

I, - _l|l

Faui e oth

E¥ DRAINAGE EASEMENT

BORROW AREA

Y

L1

L ACKESS BASEMANT
b

FROPOSID 30¢
[" ACCEES EASEMENT

LE WATER MATH EASTHENT

'-FFE = 888.0

GRADING NOTES:

100 YR FLOOD ELEVATION = 883.5

MIN PAVING ELEVATION = 886.5 (BFE +3')
FINISH FLOOR ELEVATION = 888.0 (BFE +4.5")
ALL ELEVATIONS BASED ON NVGD 29

ERAQE WOTE:

ALL GRADES ARE Fi GRADE (&
(ropornvmnrr?“ﬁ‘mss el
MOTED OTHERWISE,

TOC = TOP OF CURB (FG + 0.507)
TOW = TOP OF SIDEWALK

T

AR 2
a|8(8 |§_
JEIEIT
18
ElElR
L 4%

REVISTON

DATE

¥/ ERTLE] FETRED ST 1T

n

z

3

-y

z

Ou

-l

Es

aonN

EE

b

Zh

]

[ %]

-l

<

z

-

'8
5238
QEEEF
B8 Sl

E =5 &5
§12%
?gggﬁ
= 22X
o3

engineering

IFOX

AMES, I0WA

SITE GRADING PLAN
DEERY BROTHERS' MOTORS SITE PLAN
SE 16TH AND DAYTON

FACHTY m
5124-12a

L8

SHEET

C3.0

A




e s iy
ar iwwtenes e w1 A

DERY S 1 EPLAN dmy
1

|

AETET

T R A KL R
r

(e = foa
= L= =
3"' w
] N
o

[+

o

&

FFE = 888.0

AT S = A

OFf STFLE Tt
L] rll

GERADE MOTE:

ALL CRADES ARE FORM GRADE (Fo)
(TGP OF PAVEMEMT) UMLESS
HOTED OTHERWSE.

16C = T0F OF CURS [FG + B.50°)
TOW = TOP OF SIDEWALK

FINAL CONSTRUCTION PLANS
SEPT 2014

Amed, Sowa 50010

Prowa (518 F35-0000
FaX (515) 2307100

414 Bouth 1 7h Swreel. Suris 107

Ex Endimeenng Associates, ng

FOX
engineerng

I

SE 16TH AND DAYTON
AMES, [Owa

SITE GRADING PLAN
DEERY BROTHERS' MOTORS STTE PLAN

GRS

5174-124

EEEEE




L
GRS

"

IATY

k]

L k]
LRDATIE (_l-’_l.’E-'t,'m

ki

SEwITIOR

=1L

Fult seep peR sUDAS
)% AT ALL DISTURBED
CHANNEL DETAIL.

FINAL CONSTRUCTION PLANS
SEPT 2014

= — 3 o

A, lowim 50010
Phone: (515} 2230000

O Engmeiaring Associaim. nc,
A %4 Soutt 1T Siresd, Sults 107
FAX: (515 3330100

ngineering

SEEDING AREA = 11,798 5Q. FT
TRM AREA = 5,504 5Q. FT

TYPE 2 SEEDING NATIVE SEEDING-WILDFLOWERS

FOX
=

B

NOTES:

1. EROSION CONTROL BLANKET (ECB) SHALL BE NORTH AMERICAN GREEN
ECB SLOPE SC150 OR APPROVED EQUIVALENT. INSTALL PER MANUFACTURERS
PROTECTION RECOMMENDAIONS FOR CHANNELS.
SEE PLAN "\

2. TURF REINFORCEMENT MAT (TRM) SHALL BE PROPEX LANDLOK 450 OR
TRM SLOPE 20-FT BENCH—————————— APPROVED EQUIVALENT. INCREASE ANCHOR LENGTH AT TOE OF SLOPE
PROTECTION 3 NEAR WATER EDGE. EXTEND TRM 5-FT BEYOND TOP OF BANK. INSTALL PER

SEE PLAN - 4 MANUFACTURERS RECOMMENDATIONS FOR CHANNELS.

11

| - N ECB ANCHOR 3. INSTALL TYPE 2 SEEDING AT LOWER BANKS AND BENCHES AND NATIVE
— TRENCH {TYP) SEEDING WITH WILDFLOWERS AT UPPER BANKS AND ADJACENT TO
CHANNELS. MULCH SHALL BE INSTALLED AT ALL LOCATIONS NOT COVERED
3 I—L\ BY ECB OR TRM.

£S5, TOWa

*-TRM ANCHOR
TRENCH (TYP) 4. SEEDING SHALL BE COMPLETED DURING SEEDING DATES SPECIFIED BY

NORMAL POOL = 8682 ©/ SUDAS. IF DORMANT SEEDING (PRIOR TO DECEMBER 25) OR FROST
SEEDING (FEBRUARY 1-APRIL 1) IS NECESSARY, SPECIFIED SEEDING
RATES SHALL BE DOUBLED.

TYPICAL CHANNEL CROSS SECTION
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NATIVE PRAIRIE FLOWER PLANTING BEDS

(SEEDED)
Sy e Tr——
Armorpha TP ang Pigs:
¥

Androgogon ey Bag Bhoecien
Andropogon oparian. LottUla Bhartam
Anemone wiinina Tall Thamblyweed
Acirgs) canademiy Cohmmbine
Arpming Wdawiana Priuna Sage
Ayclepirs Bberoa Burierity Weed
Asclepin syriaca Cortrormn Mbdrwened
Axver ericondes Heath Aswer
Astur axureus Shy Phue Aster
Aster ohiengohus Argmatic Asted
Axter aericeus. Say Astey
Astar larva Smooth Biua Asier
Astragale caragensis Canadian Milk Vetch
Rapoisia atha White Wiid (ndago
Buuteloua curtipendula Seoe-trls Grama
Carex vuiminoldea Brown Fox Sadge
Camwid fancicusta Pactrivge Fea
Loreapsis tripteria Tall Coreapais
Deumanthus llinoensis IMinons. Bundle Flower
Desmodivm eanadence Showy Tick Trefoil
Echinacea paltida Fale Purple Canwflowar
Elymus canadenyly Canada Wid Rre
Ermgium yucofolum Ratthrsnaks Mastar
Gentiana Aarvida Cream Gentian
Heligpsn hehamihoidet Early Sunflower
Heuchera eachartisgnn Prairee Alumroot
Hypericum puncITm Dotted 51 joan's Wori
Ligins paTa Button Blazing Siar
Maonarda functata Spottrd Bee Baim
Monarda Ffistulosa Wik Bergamol
Qerrothera B Common Evenury Prmrose
Parmeum viIrgatum Switch Grass
Penstamon chptally Faxgiove Beardtongue
Pevslostemum candidum White Prairie Clover
Priaiosiemum Purpureum Pyrple Prairis Clver
Potennila apa Praine Cnguetol
Pynantheme terudolium ‘Sender Mounian Mint

LU
Aazibera ponata Vel Coneflower
Faflscy T Sertt Biark eyed Sutan
L) (L] Brown-eyed Susan
Rudbeciia Terta Black-wyrd Yinan
Rawlla eruis Wid Peturia
Salphum integritahum Aozin Weed
Sphum Leanigtum Compazs Plam
Soldaga monoain Ot Frkd Goldenrod
Sotrdago g Sbif Goldenrod
Solidage SPpRCI0s3 Shawy Gokdenrog
Lorghastrum LY Indar Grass
Spovoboiue aspey Rough Drocsesd
Sparabolus heterolegm Pralrie Dropsed
Teucrium canddense Germander
Tradescatis bracteata Prame Spderan
Warbena arlcr Haary Vervaln
Veranicastrum winginicym Cudver's Aoot
Zna sptera Hearl-le! Golden Alesanders
Trla wres Golden Mexandery

218,000
10,000
15,000

000
750,000
4,300
4,008
703,000
BC.000
51,000
26,000
55,000
17,000

14,000
130000

15 000
L5 00

Sraooo
2120000
30,600
43.000
4,000
9,00
5 M0
1,200

300 000
41000
95,000
11000
50,000
16,000
10,000
10,000
18,000
.00
12,000
11,000

RATIVE PRAIRIE AND FORBS {SUNNY AREAS)

[ = Sypmiey. Camanam Nara
Amorpha s e Livged Pl
Anaphai rangarieces Pearly Everiasting
Andropogon pardh Big Bhumxtam
Angiroguogon COPan Little Bhamtsm
Ane e v Tall Mhamblevresd
Aguikepa canadenst Colurmibne:
Adlemius kathrrcrana Prairie Sape
Aschpras nbearoa Bulerfly Wewd
Ascheplss Sriaa Lonmvman Miiowesd
Aster wicoder Heath Aster
Astwy arureus Shy Blua Astey
Aster obdongifolus Aromat Aster
Aster HHiten Siliry Aster
Astr Laawly Smooth Blue Aster
Astragalus cinadens Canadian Mrk Vetch
Baptiva alba Whiis Wiki indyo
Boutrious curtipenduly Side-0ats Grama
Carex vulpinoides Wrmwn Foa Sedge
Cana 1asciculats Partridge Fea
Cormogly tripteris Tall Corenznis
Devmanthus ilinegnsh ilirols Bundle Flower
Desmadium cénatenus Showy Tick Trefol
Echinsces pallide Pale Purple Coneflower
Elymuy canademt Canada Wid Rye
Enymgium yuctifolion aartiewnake Master
Gentna Pavidn Cream Genuan
Heliaptn hellanthoides Earty Sunflower
Hsuchera rchargsonm Fraine Amroot
Hypericum punctatum Dorted S1 John's Wert
Listm AEDETa Bulon Blazng Star
Monurda Punctsta Spapted Bee Ralm
Manardy Fsnaborsa Wkt Bergamax
Denothera bamnnn Comman Eveing Pramyose
Panicym wgFum Switch Grass
Penigmon degitale Faxglowe Beardl ongue
Peabribermam. eanedium While Frasne Clower
Prralorieum Durtnham #urple Prawwe Gover
Polenhils wpuls Prave Carwpoefol
Preranthemum Terwifokum Slender Mountan Mint
Prcrianth ™ [Yen
Ratibada [ Teeflrw Confiower
Auddbechin WBHOMEn| 043 Serewl Blach-wywd Susan
Audturckia richa Brgwn- oyed Srsan
Audtrecs hira Blark-eyed Suman
Rurellia humila WL Petunia
Suphm iregritolum Rosn Wesd
Sdphium Lacuiatuim Campas Panl
Solstage rvnonan Oid Fiekd Galdenrod
Solidsgo rigida SUH Goldenrod
Salldugo specioss Showy Gomtenrad
Sarghaymum muans mchan Grasy
Sporubonn e Rough Dropsead
Sporabonn heteroiepn Prare Dropswed
Taucnum canadense Cermandsr
Tradewantia bractesta Praire Spderwon
Varbana abricta Hoary Vervain
Veroncamirum wrpacum Culver's Root
Iua spters Heart-leal Golden Alezandery
Daia Burea Golden Alexanders

18000

4,000
200,000
0,000
51,000
16.000
55,000
17.000
1,700
6,000
100,000
2,700
14,000
4,200
5,500

5 200
5300
7,50
140,000
6100
700.000
SAD,000
16,000
a,00
70,000
90 000
14,000
130,000
12,000
13,000
230 000
173,000

30,000
43 Do
34,000
92.000
5.2
1200

300,000
41 000
95,000
12.000

16,000
20,000
10,000
28,000

12,000
11,800

NATIVE PRAIRIE AND FORBS (SHADED AREAS)

Plant List for Landi |

t to the

Eitn P——— | semtafar
roTes Cuarle 1ol Won Sedge 53,000
| vegrtum pery— 14.900
Plaim Oval Sedge 79,000
Fioks Oval Sacge 25,0
Paim Sevige 7500
|y besked Sedge 10 000
om o e Lk Serigw 7,500
L 16,000
Rme Grast PLS 200,000
wilosu | iy Wi Ryw PLS 5,500
__uw ;m':u-hn: mt 30.000
patula | Bttt Grags PtS 7,500
g [ \irgemia Wi Rye P25 4,200
wApiLe | litils Wbaswyers PLS = 15,000
wrtipenguls | Side-oats Grama PLS B,000

Potential it of plants that will ba used.

ability and time of planting.
d by tha City prior to Instaliation.

scientific name comman hame ht sun moisture | shade sun
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;éwuh-uvhn Furwmioy spurgm S 3 s L] oal o | a8
L-luruu-a Dotind biszingstar T [+ . [} 3 @8
L SO Mortharn blagpingstar .' B T .H u-_ i-!: [ 9; |
Lt sqummosa Scaley blazingetar I s [ 88 |
U} MAOSETS Misssuri evening primmsss ¥ ] 1] 1 o8 ;ln | 186 1
Crytrope Lamberis ] ] T ] [ ] a8 B I
_Pmmm Bhewry beardtengus ] ] ] o Ln l a5 I
'lmmw-wun [P To— " s | on o | 1%
| Praos pleia Frakvin phion T r & DM o 106
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INSTALL THE ENCLOSURE SUCH THAT THE DOOR
HAS 10" MIN. CLEARANCE TO OTHER FACILITIES

28" (MAX.)

CRUSHED LIMESTONE
COMPACTED AROUND CONDUITS
(BY CONTRACTOR})
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PLAN VIEW
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/\
QUANTITY AND DIRECTION

OF CONDUITS PER PLAN

\—FRONT OF CABINET

MATERIAL

Fiberglass three phase primary cable enclosure

Ground rod, Copper, 5/8" x 10-0

Elbow, Sch 40 PVC, 4" Dia., 24" Rad, 90" Sweep

End Bell, PVC, 4" Dia.

U‘.I{.-“.I-hml'\:l—'g

20

#4 CU Wire

2

Ground rod clamp,5/8" Rod Size

* Quantity may vary

#5 (5/8") REBAR @ 12" c.c. EACH WAY
3" CLEAR FROM BOTTOM
/"‘“\ 1/2" EXPANSION JOINT REQ'D
BETWEEN OTHER STRUCTURES.

45"

60"

1

//'

Z

PRIMARY

00 .

// sa:oramyﬂ.-—"
00

5

INSERTED INTQO EACH PIER

| ——— #5(5/8") REBAR BENT L SHAPED AT CORNER
3" CLEAR FROM TOP

/> f"/ #5 {5/8") REBAR BENT L SHAPED
b——"]
|

| ——— QPENING MUST BE 48" x 15" MAXIMUM
AFTER FORMS ARE REMOVED

HCLD SECONDARY CONDUITS
TO THIS AREA
MAINTAIN 2° CLEARANCE AROUND EACH

i ——— #5 (5/8") REBAR BENT L SHAPED
INSERTED INTO EACH PIER

iy

FRONT OF TRANSFORMER
FACES THIS MWAY
16

48"

CONCRETE NOTES:
USE 4000 PSI CONCRETE
APPROX. 2 YDS REQ'D.

6.0

CONCRETE PAD PLAN

SIDEWALK EDGE
ALL CORNERS

SCALE: 1/2" =147

GROUND ROD SHALL BE INSTALLED AND
DRIVEN BELOW TOP OF CONCRETE.
COIL EXTRA COPPER WIRE HERE

TOP OF SLAB MUST BE LEVEL AND
//_> FLAT OR PAD WILL NOT 8E ACCEPTED
1

18"

- GRADE

|

8" DEPTH OF CRUSHED LIMESTONE
COMPACTED ARQUND CONDUITS

48"

L |

]

]

N
AV

—

B0 MIN. SPACING

|

5/8" x 10-0 COPPER GROUND ROD

(2 REQUIRED) AND 20" #4 SOLID COPPER
WIRE ALL SUPPLIED BY CITY OF AMES
ELECTRIC SERVICES

10" DIA PIER TYPICAL

/ AT EACH CORNER

4" DIAMETER PVC SCHEDULE 40 ELBOW
| — WITH MINIMUM 24" SWEEP RADIUS

NOTES:

CONCRETE PAD SECTION

SCALE: 1/2° = 10"

REQUIRED FOR THE PRIMARY CABLE

CALL ENGINEERING AT 238-5175
FOR INSPECTION BEFORE POURING

*6" HEAVY STEEL PROTECTIVE POSTS WILL BE REQUIRED WHERE TRANSFORMER IS SUBJECT TO MECHANICAL DAMAGE.
“MAINTAIN 10" CLEARANCE FROM WINDOWS, DOORS, OR COMBUSTIBLE SURFACES.

*MAINTAIN 10" CLEARANCE IN FRONT OF PAD FOR OPERATING ROOM. MAINTAIN 3' CLEARANCE ON ALL OTHER SIDES.
*PROVIDE 4" PRIMARY & SECONDARY CONDUITS AS NECESSARY. CONDUITS SHALL BE AT A MINIMUM DEPTH OF 36"
*PVC END BELLS REQUIRED ON ALL CONDUITS.
*ALL FORMS MUST BE REMOVED, GROUND ROD INSTALLED, AND CONDUITS CUT DOWN BEFORE TRANSFORMER WILL BE SET.
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THREE PHASE PRIMARY CABLE

UNDERGROUND DISTRIBUTION

U310

| CITY OF AMES

ELECTRIC SERVICES

REVISED:
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APPROVED:

3PH PAD MOUNT TRANSFORMER
FOUNDATION
500 kVA AND LESS

UNDERGROUND DISTRIBUTION

U300
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ITEM #: 29
DATE: 10-14-14
COUNCIL ACTION FORM

SUBJECT: LAND USE POLICY PLAN AMENDMENT OF FUTURE LAND USE MAP
FOR 516 S. 17" STREET

BACKGROUND:

On April 8, 2014, the City Council passed a motion granting the request of the applicant
(CPM Properties, Minneapolis, Mn. And Roars Investments, Maple Grove, Mn.) to apply
for a Minor Land Use Policy Plan (LUPP) Amendment to change the land use
designation of property located at 516 S. 17" Street. The Developer is interested in
changing approximately 12 acres of land from Highway-Oriented Commercial to
High-Density Residential to develop approximately 300 apartments.

The subject area is an undeveloped parcel at the west end of S. 17th Street in the
Aspen Business Park. The site is located between U. S. Highway 30 and S. 16th Street.
(see Attachment A). Property to the north and to the west of the site has been
developed with apartments (Pheasant Run, The Grove, and Copper Beech) and
property to the east of the site has been developed with a business park (Aspen
Business Park). The west side of the site (including the Copper Beech driveway) may
be the location of a future South Grand extension with an underpass crossing of
Highway 30.

Analysis of the request contemplates the suitability of the specific site for the proposed
residential use as well as the Goals and Policies of the LUPP. Full analysis is included
in the Addendum. Site analysis considers access to transit and streets, as well as the
projected traffic generation of the site. Consideration of the LUPP Goals and Policies
considers needs of the proposed use and ability of the City to serve the site.

The existing land use designation allows for a wide range of commercial uses that
include commercial office, hotels, personal service, and retail. The proposed High
Density Residential land use designation primarily allows for housing development
between 11 and 33 units per net acre, typically designed within multi-story apartment
buildings.

The City has seen a broad demand for all housing over the past few years keyed to the
increasing enrollment of lowa State along with the expanding job base of Ames.
Potential demand for new housing should not be tied exclusively to ISU enrollment
gains of recent years, but should also consider community wide housing stock and other
housing demands beyond student housing.

Attachment G includes an inventory of multi-family housing development from 2010 to
2014 that includes built units and known pending projects, including new ISU
construction. Attachment H includes recent enrollment figures from ISU. Enrollment



figures show an increase of approximately 5,000 students potentially residing within
Ames, on and off campus, since 2010.

Approved and Pending Multi-family Development/Zoning Since 2010

3,468 beds 730 beds 200 beds 4,398 beds
720 beds 700 beds 1,420 beds
TOTALS 4,188 beds 1,430 beds 200 beds 5,818 beds

*Does not include any pending projects or sites requiring rezoning for approval

Planning and Zoning Commission Recommendation. The Planning and Zoning
Commission considered the request at their meeting on September 3, 2014. There were
several concerns expressed by Commission members in recommending approval of the
LUPP change. The Commission discussed issues of potential traffic impacts, transit
service, access to the site, saturation of the market for student housing, and timing of
this development. Ultimately, the Planning and Zoning Commission voted 4-1-1 to
recommend that the City Council approve an amendment to the LUPP Future Land Use
Map with the expectation that site development issues will be addressed prior to
approval of a rezoning request.

ALTERNATIVES:

1.

The City Council can approve an amendment to the LUPP Future Land Use Map
to change the land use designation of the property located at 516 S. 17" Street,
from Highway-Oriented Commercial to High-Density Residential, as depicted in
Attachment C.

Under this alternative, a number of issues pertaining to impacts on traffic, transit,
access, and housing types would need to be refined and supported by the
applicant before approval of rezoning.

The City Council would select this alternative to support additional high
density housing, subject to further evaluation at the time of rezoning, if it
believes there is a strong sustained multi-family housing demand and the
site is a good location for the use.

The City Council can deny the proposed amendment to the LUPP Future Land
Use Map to change the land use designation of the property located at 516 S. 17"
Street, from Highway-Oriented Commercial to High-Density Residential, as
depicted in Attachment C.

The City Council would select this alternative if it does not believe there is a
strong sustained need for multi-family housing or that this site is not
appropriate for the proposed use.



3. The City Council can refer this request back to staff or the applicant for more
information.

CITY MANAGER RECOMENDATION:

This site has general appeal as either Highway Commercial or High Density Residential
due to its proximity near similar uses. The site was planned by the property owner to be
part of a business park which provides limited ability to provide appropriate access to
the site for current and long term circulation needs of the area. The applicant and the
property owner believe there is an unmet housing need in the City, and that there is no
current market support for development of the 12 acres with commercial office
development due to the availability of other sites along South Bell Avenue, Dayton
Avenue, and in the area of the ISU Research Park.

The demand for housing appears strong with projected ISU enrollment increases, but
the past five year trend may not be supported in the long term. Enrollment could level
off near the current level, making development targeted for students-only less desirable
for the community in the future.

When looking at the relationship of enrollment to rental unit demand, depicted in
Attachment G and H, the number of built units and pending projects gives an indication
of future production that would match student housing demands of the University at an
enroliment of 35,000 students. Potential additional student enrollment increases
alone do not appear to support a substantial amount of new high density
development. However, broader demand from other population and job growth
indicate a need for more housing options within the city.

This site’s access constraints can be deferred to detailed analysis with zoning as
requested by the applicant. Zoning becomes a timing control for the appropriate use if
the general interest of high density residential exists for the site. If the LUPP
amendment was approved, a number of issues pertaining to impacts on traffic,
transit, access, and housing types would need to be refined and supported by the
applicant before approval of rezoning. Additionally, at the time of zoning it may be
more apparent what the future housing needs are compared to approved and pending
development applications. That may affect the timing of development on this site.

It is the recommendation of the City Manager that the City Council approve Alternative
#1, thereby authorizing an amendment to the LUPP Future Land Use Map to change
the land use designation of the property located at 516 S. 17" Street, from Highway-
Oriented Commercial to High-Density Residential, as depicted in Attachment C.



ADDENDUM

On May 12, 2014, the applicant submitted a formal application for a Land Use Policy
Plan (LUPP) Map Change. The Developer has provided statements indicating why they
believe this request is supported by the Land Use Policy Plan Goals and Policies.
Please review this separate document (see the Developer’s Narrative in Attachment ).
Developer is planning for approximately 298 units, with 588 bedrooms (see attached
drawing showing a preliminary site layout). In summary, the applicant believes the site
is well situated to meet the needs of housing development due to its location adjacent to
other high density sites and that there is a no impact to potential commercial
development sites. Additionally, the applicant believes that issues pertaining to
potential site layout and site development for access can be deferred until later time
after there is an indication of general support for the use. Follow up studies and
commitments would then be made prior to zoning of the site.

Development Issues. Staff originally identified five development issues at the time of
LUPP Amendment request in April. These issues pertain to timing and suitability of the
request and considered by staff to be appropriate to decisions concerning the
appropriate land use for the subject property with the Goals and Policies of the LUPP.
The five issues are described as follows:

1. Lack of direct access to CyRide transit service at this site, and the fact that the
nearest route (CyRide Gray Route) along S. 16" Street already exceeds ridership
capacity. No direct connection exists to the site by roadway or pedestrian
connection. While always desirable to have transit access for high density residential
uses, it has been an essential element in support of student oriented developments
to meet student interests and service levels of CyRide.

South 17" Street provides access to the site and eventually connects to S. 16th
through Aspen Business Park. As a local street it was not designed to carry the
weight of a bus, making it very unlikely that CyRide service will be routed through
Aspen Business Park (adjacent to the east), or through the proposed
development to an extension of S. Grand Avenue between S. 16" Street and
U.S. Highway 30. The site has no frontage on S. 16" to provide direct pedestrian
access to the existing route.

CyRide plans to increase service along S. 16" Street in accordance with an
agreement with the Copper Beech property owners to 30 minute headways
during school hours. However, it is expected that with the expanded capacity the
route will remain at full utilization.

In July, 2014, the Ames Transit Agency Board of Trustees considered a proposal
by the Developer of the Copper Beach apartment complex, located adjacent to
the west boundary of the subject property, to contract with CyRide for expanded
service on the Gray Route to the residents of this area. Copper Beach offered
$113,000, on an annual basis, to fully fund the cost of increasing service on the
CyRide Gray Route. The Board agreed to give Director Kyras authority and
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flexibility to negotiate a contract with the developer for a three year
commitment, subject to certain conditions.

Following the July Board meeting, expanded CyRide service on the Gray Route
to the Copper Beach area, went into effect on August 25", the first day classes
resumed at lowa State University. The expanded service on the Gray Route
consists of one bus every 30 minutes, between 7:00 a.m. and 5:30 p.m., and one
bus hourly between 5:30 p.m. and 10:00 p.m., Monday through Friday, while
school is in session. Previously, service on the Gray Route consisted of one bus
per hour, between 7:00 a.m. and 5:30 p.m., Monday through Friday, while school
is in session. There is no weekend service. Although the expanded service
will improve transit access for the residents of this area, more is needed to
fully accommodate the need with the apartment units that presently exist
along S. 16™ Street.

The July 11, 2014 letter from the Developer of Copper Beach to CyRide Director
Sheri Kyras offering $113,000 annually for expanded CyRide service also
included the following statement:. “/n addition to CyRide’s services, Copper
Beach and Grove are still considering providing one 28-passenger bus. This
private shuttle would run evenings, weekends, and times when the university is
not in session in order to transport the residents of these apartment complexes to
campus, stores, and local venues.”

2. Accommodation of a potential future Grand Avenue extension from S. 16™
Street across Highway 30 to Airport Road.

The property was platted, in 1994, as “Outlot B” of the Aspen Business Park
Subdivision, First Addition. The Conceptual Development Plan for Aspen
Business Park Subdivision shows the area platted as “Outlot B” to be developed
as seven commercial lots, served by an extension of S. 17" Street to the west
boundary of the subdivision. The preliminary site layout by the Developer (see
Attachment E) also shows an extension of S. 17" Street through the site to
connect with a future extension of S. Grand Avenue on the property presently
developed as Copper Beach. This extension of S. 17" Street through the site
would be consistent with the City’s plans to connect S. 17" Street with the
extension of S. Grand Avenue from S. 16" Street to Airport Road via an
underpass at U.S. Highway 30.

The current Long Range Transportation Plan (LRTP) includes an illustrative
planning project for the extension of Grand Avenue under Highway 30. The
City has not committed to the Grand extension south of S. 16" Street at
this time; although the project will again be evaluated as part of the current
LRTP update. This site may be encumbered by slope easements restricting
development in the southwest corner, and may include a need for developer
contributions towards road and access improvements along the Grand extension
corridor. Street right-of-way for the future extension of S. Grand Avenue will be



needed on the southwest corner of the subject property to accommodate the
proper alignment for the U.S. Highway 30 underpass. The width of right-of-way
needed for the S. Grand Avenue extension would be a minimum of 80 feet, and
the template design for the underpass would require approval by the lowa
Department of Transportation (IDOT). This would occur at the time of site plan
approval. A U.S. Highway 30 underpass, adjacent to this property, is not
precluded by the Developer’'s proposal and can be planned to
accommodate it with agreement by the applicant.

3. General traffic circulation and congestion along S. 16™ Street.
Currently there are concerns about traffic congestion at the intersections of S.
16" Street and University Boulevard (ISU institutional road) and at the Duff
Avenue intersection. An evaluation of potential traffic impacts are required of the
project.

Staff requested a traffic study for this LUPP Map Amendment due to the size of
the change and its location. Since the timing for submittal of this application was
such that lowa State students were on break for the summer months, a traffic
study at this time would not give an accurate assessment of the potential traffic
impact brought about by the proposed multi-family residential development. The
applicant wishes to defer a traffic study based upon the timing of the request.
Therefore, in conversations with the Developer, staff has expressed the need for
a more general assessment of the larger scale traffic impacts at this time, with
the requirement for a detailed traffic impact study to be completed for submittal
with an application for rezoning, should the City Council approve the requested
change to the LUPP Map designation.

The Developer has provided a “Traffic Memo,” as prepared by Duane Smith, a
registered professional engineer (see Attachment F). The purpose of the memao,
as stated by the preparer, is to document the difference in vehicle trips if the land
use changes from an “Office Use” to an “Apartment Use.” The construction of
299 apartment units versus 115 units of 1000 square feet for office uses is
assumed for comparison purposes. This produces 1268 “Daily Trips” for the
office uses versus 1988 “Daily Trips” for the apartment uses, for a difference of
720 “Daily Trips.” Note that the City manages its traffic operations in relation
to peak hour traffic levels at intersections, not average number of daily
trips throughout the day. Mr. Smith includes the following conclusions in his
Traffic Memo:

“The proposed land use change will alter the peak periods. In the AM
peak period the traffic pattern changes from an inbound to an outbound
flow. In the PM peak period the traffic pattern changes from an outbound
to an inbound flow. The net result on the adjacent roadway is not easy
to predict at this stage of an evaluation since the current traffic volumes
are unknown at this time.



The proposed land use change will add more trips for the site but they
will be more evenly distributed over the entire day and not as
concentrated during the peak periods.”

With this information it helps to scope the traffic study knowing that overall traffic
patterns would change with development of the site, however actual impacts at
intersections cannot be quantified at this time.

A more detailed traffic impact study must, at a minimum, analyze and account for
the following prior to allowing for rezoning and development of the site:

Traffic counts with ISU in session, September 8, 2014, or later;

At least four intersections;

Turning movement counts;

Twelve hour counts (7:00 a.m. to 7:00 p.m.) without the proposed

development;

e Twelve hour counts (7:00 a.m. to 7:00 p.m.) with the proposed
development;

e Assuming the extension of S. Grand Avenue to the site;

e Assuming no extension of S. Grand Avenue to the site; and,

e The number of units/bedrooms and number of employees on the site.

Site Access

Site access is not always an issue considered with an LUPP Amendment as it
more typically relates to site development details. In this case there appears to
be limited options to meet this requirement and it relates to the suitability of the
site for residential development. Since there are no definite plans by the City
to extend S. Grand Avenue to the south of S. 16™ Street at this time, and
since there is only the one existing access to the site, a second access is
needed for emergency response, and to accommodate the traffic to be
generated by the construction of approximately 300 apartment units on the
site.

In an effort to meet this need for a second means of access to the site directly
from S. 16" Street, the Developer has contacted the owners of Copper Beach
and the Pheasant Run apartments about the possibility of obtaining an access
easement on their existing drive (the future location of the S. Grand Avenue
extension). At this time the applicant has been unable to secure a commitment
for this access.

Access to allow emergency response could conceivably be provided by
securing an access easement across an adjacent property to the north or
east. Access for residents of the site from S. 16™ Street could also be provided
by an access easement through the property directly to the north (the Pheasant
Run Apartments), but this would also take the willingness and cooperation of the
land owner to sign an access agreement to permanently reserve a portion of their
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land for access to the proposed development site. Conversations between the
Developer and the owner of Pheasant Run Apartments have not produced any
interest in working out an agreement for access.

4. Supply of well oriented commercial land for office and retail vs. demand for
high density residential land.

While there is currently a lack of vacant high density residential land, that
need must also be balanced with the community’s long term commercial
land needs. The City contains two primary office or business parks located in
commercial zones — the Aspen Business Park (which includes the subject
property), and the Eastgate Subdivision (northeast of the intersection of E. 13"
Street and Dayton Avenue). Office development can also occur in industrial
zones, such as S. Bell Avenue.

When considering the types of uses appropriate for this site and in comparison to
other sites, this area is well suited for commercial development due to visibility
from major roadways, its central location in the City, the absence of flood
hazards, and its location situated away from sensitive residential uses. For the
subject 12 acre site as a commercial use would most likely be best suited
for “Office” uses, rather than either “Retail or Hotel” uses, due to its lack of
immediate access to major roadways.

The Developer requesting the land use change, states in his application
materials that: “In regards to developing this land into office buildings, the
current land owner was the developer behind the Aspen business park
abutting this property directly to the east. He has made it clear that he has
no intentions of expanding this business park due to the plentiful supply of
HOC zoned land to the south of this project and to the east, where office
parks are currently under operation or being constructed.” Staff believes
the Developer is referencing the office development that has occurred in the
eastern part of the community, along S. Bell Avenue in the “GI” (General
Industrial) zone, and to the south in the ISU Research Park, zoned as “PI”
(Planned Industrial).

The “Future Land Use Allocation for Commercial,” as found in the LUPP, states
that: “An additional 75-400 acres should be allocated for future commercial
uses. Included are approximately 15-70 acres for convenience
/neighborhood-scale activities, 30-160 aces for community-scale activities
and 40-180 acres for regional-scale activities.”

Staff has assessed the inventory, as of January, 2014, of vacant large parcels (>
0.5 acres) in the City that are zoned for community-based commercial uses and
for high-density housing uses. The inventory does not include underutilized
properties or vacant land with approved developments.



Zoning District Vacant Acres

High Density Residential -0-
Medium Density Residential -0-
Suburban-Residential Medium -0-
Highway Oriented Commercial 237.3
Community Commercial Node 32.8
Community Commercial Residential 3.8
Planned Regional Commercial* 235.7

* This is the regional mall site at |-35/E. 13" Street

Given the projected needs in the LUPP for the allocation of commercial land, as
compared to the inventory of vacant land zoned as Highway-Oriented
Commercial, Community Commercial Node, Community Commercial Residential,
and Planned Regional Commercial, totaling 509.6 vacant acres of land, it
appears there is an adequate number of acres of commercial land to meet the
projected demands in general. This conclusion does not consider the attributes
of individual sites for their suitability for different types of commercial uses.

There is a significant interest in developing land as high density residential in the
community. As documented by our recent inventory of vacant parcels, there are
no vacant parcels of land, zoned as “RH” (Residential High Density) that are
available for development. This is not a surprise as the current LUPP did not
contemplate using the High Density Residential designation into the future as
land needs would be accommodated in Growth Areas and Campustown.

“Attachment G” includes two tables. One table shows the number of pending
multi-family developments requests there are for site plans and rezoning through
October 1, 2014. The other shows the number of apartment units/bedrooms that
have been constructed, or are under construction from January, 2010 through
September, 2014. In total there are either approved or pending approval of
almost 5,100 bedrooms of multi-family. In addition, ISU has constructed
720 additional beds and plans for at least 700 beds in 2016 with a new
residence hall. ISU has almost remodeled and rehabilitated existing residence
halls to create additional beds that are not counted as new construction.

Since 2010 approximately 4,200 newly constructed bedrooms have been
added through private development and ISU construction. There are
approximately 1,630 pending bedrooms of multi-family development
planned for the next two years. Estimates for pending development do not
include other potential projects needing rezoning approvals for approval of multi-
family apartments.

Total lowa State University student enrollment for the Fall semester, for the years
2010 through 2013, is included in the attached table (see Attachment H).
Individual years have a wide range of increase from 730 students to 2,200
students. The annual percentage of increase in student enrollment ranges from



3% to 7%, which an average annual increase in enrollment of 4.6%. Enrollment
for 2014-15 is approximately 34,700 students. This would be a growth in
enroliment of approximately 6,000 students over the five year period. Note that
not all enrolled students live in Ames, according to ISU information approximately
17% of enrolled students do not live within Ames. This equates to
approximately 5,000 additional students living in Ames over the past five
years. Going forward, ISU projects 1% enrollment growth annually over the next
10 years.

5. Housing availability for non-student development.

Staff expressed a concern that the site may be viewed exclusively as a student
housing opportunity when first presented with the concept for the site. The
developer has since indicated an interest building a mix of rental housing for the
site that would attract the interest of young professionals that are employed in the
lowa State Research Park, as well as housing for ISU students. City staff would
note that the demand for housing in the community is wide ranging, and the
potential change of use for residential should not preclude consideration of
apartment housing designed for a variety of household types, not just for student
housing.

Capacity of Public Utilities. In any proposed change to the Land Use Policy Plan
Future Land Use Map, the City examines possible impacts to public utilities, such as
storm sewer, sanitary sewer and water capacity, storm drainage. This review is based
on overall system capacities and staff finds that the capacities of storm sewer, sanitary
sewer, and water are acceptable with the level of information that is now available.

Land Use Policy Plan Goals and Objectives.

The Goals and Objectives of the LUPP guide all of the other elements of the Plan. They
can be found in Chapter One: Planning Base on pages 18-27 of the Plan.

The Developer has provided an analysis of how the proposed change in the LUPP
Future Land Use Map is consistent with LUPP goals No. 2, 4, 5 and 6 and
objectives within each of those goals (see the attached Developer Narrative).
Based on that analysis, the proposed amendment could reasonably be considered
consistent with the applicable goals of the LUPP.

However, staff asserts that the proposed land use change is inconsistent with the
following LUPP goals and objectives:

Goal No. 1. Recognizing that additional populations and economic growth is
likely, it is the goal of Ames to plan for and manage growth within the context of
the community’s capacity and preferences. It is further the goal of the
community to manage its growth so that it is more sustainable, predictable and
assures quality of life.
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Staff Comments: Direct access to the subject property from S. 16™ Street and
the current capacity limitations to serve the residents of apartments along S. 16™
Street are concerns that are not addressed by the proposed land use change.
The proposed change to high density residential places additional demand
on the CyRide transit (Gray Route) service, as well as access to the transit
service from the proposed development on S. 17" Street. Without further
detailed traffic impact analysis, it is difficult to determine what intersection
improvements on S. 16™ Street may be necessary to accommodate the
increase in traffic. The applicant wishes to defer these assessments until there
iIs a known support for the concept of High Density Residential and to consider
these as issues of timing of development related to zoning.

Goal No. 2. In preparing the target populations and employment growth, it is the
goal of Ames to assure the adequate provision and availability of developable
land. It is the further goal of the community to guide the character, location, and
compatibility of growth within the area’s natural resources and rural areas.

2.A. Ames seeks to provide at least 600 to 2,500 acres of additional
developable land within the present City and Planning Area by the year
2030. Since the potential demand exceeds the supply within the current
corporate limits, alternate sources shall be sought by the community
through limited intensification of existing areas while concentrating on the
annexation and development of new areas. The use of existing and new
areas should be selective rather than general.

Staff Comments: The areas identified for “limited intensification” in the LUPP, do
not include the subject property. As amendments are considered, is appropriate
to think of the best situated sites in terms of transit access, general compatibility,
and overall need. In this case, the request could be found consistent with Goal 2
due to the need and level of compatibility for housing. There is still uncertainty
though about its use of transportation resources of bus transit and site access.
At the same time, the site is also well situated for a commercial office use in the
future for the same reasons that housing may succeed on the site.

Goal No. 5. It is the goal of Ames to establish a cost-effective and efficient
growth pattern for development in new areas and in a limited number of existing
areas for intensification. It is a further goal for the community to link the timing of
development with the installation of public infrastructure including utilities, multi-
modal transportation system, parks and open space.

Staff Comments: The subject property is not a site that has been identified by
the LUPP for residential intensification but is within the developable area of the
City assumed for commercial use. The timing for approval of a change to the
LUPP land use designation of this land to high density residential is of
concern with the no direct access to the site from S. 16" Street, and with
the capacity limitations of the CyRide transit system that serves this area of
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the community.

Goal No. 6. It is the goal of Ames to increase the supply of housing and to
provide a wider range of housing choices.

6.C. Ames seeks to establish higher densities in existing areas where
residential intensification is designated with the further objective that there
shall be use and appearance compatibility among existing and new
development.

Staff Comments: There is always a balance of looking at immediate needs with
long term planning. In this case we have a number of areas intended for
future residential growth in terms of Campustown and the established
Growth Areas while at the same time recognizing an overall housing
demand within the City. It appears that housing production has slightly
lagged known needs due to the unpredictable and significant enroliment
jumps seen as ISU. However, when accounting for pending development
it can be shown that housing demand correlated to student housing needs
has plateaued. Of course, increased future enrollment could change that
conclusion, or alternatively lower enrollment would mean an over
abundance of student housing apartments. Other areas identified in the
LUPP would still remain available for development even if this site was to
develop with residential uses.

Goal No. 7. It is the goal of Ames to provide greater mobility through more
efficient use of personal automobiles and enhanced availability of an integrated
system including alternative modes of transportation.

7.B. Ames seeks a transportation system that is linked with the desired
development pattern of the overall community and areas therein.

Staff Comments: In general the area is well situated near major transportation
infrastructure and access to employment and the University. In this case, the
development pattern for Aspen Business Park, as accessed by S. 17" Street
would change dramatically from the pattern that has been established with the
commercial office buildings in the remainder of the development. The
transportation system for this area of the community has been established to
provide CyRide bus transit for properties that abut S. 16™ Street. The street has
been constructed to withstand the weight of the frequent use by the buses, and
the Gray Route has been planned to serve that area of the community as
efficiently and cost effectively as possible. The street that serves the subject
property, S. 17" Street, was not constructed to withstand use by heavy buses,
nor has the street been constructed to provide a looped route from S. 16™ Street
through the proposed development and back to S. 16™ Street. A traffic study is
also needed to ascertain if there would be impacts on traffic congestion in the
area.
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ATTACHMENT F

Traffic Memo

July 15, 2014
To: Scott Renaud, PE

Fox Engineering

Re: Cyclone Village Land Use Change

The land use for the Cyclone Village project is proposed to change from General Office to Apartments.
This memo will document the difference in vehicle trips if the land use changes. Please refer to table 1.

Use Cl;)rse Units Amount ?(::Z AM Peak Hour PM Peak Hour -I:aialz AM Peak Trips PM Peak Trips
Enter Exit Enter Exit e Enter Exit Enter Exit
1000
Office 710 Sq Ft 115 11.03 1.37 0.19 0.25 1.24 1268 158 22 29 143
0 0 0 0 0
Apt 220 Units 299 6.65 0.1 0.41 0.4 0.25 1988 30 123 120 75
Difference Office to Apartments 720 -128 101 91 -68

Table 1 Land Use Change — Office to Apartments

The proposed land use change will alter the peak periods. In the AM peak period the traffic pattern
changes from an inbound to an outbound flow. In the PM peak period the traffic pattern changes from
an outbound to an inbound flow. The net result on the adjacent roadway is not easy to predict at this
stage of an evaluation since the current traffic volumes are unknown at this time.

The proposed land use change will add more trips for the site but they will be more evenly distributed
over the entire day and not as concentrated during the peak periods.

If you have any questions please let me know.

Duane Smith, PE
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ATTACHMENT G

Pending or Proposed Bedrooms
(as of October 1, 2014)

Site Plan Review Zoning with lowa State Total
Master Plan Buchanan Hall Site
730 BR 200 BR* 700 BR 1630 BR

*Estimated number of bedrooms

Apartment Units/Bedrooms Constructed or Under Construction
(2010 - 2014)

Year Building Permits lowa State Senior & Group
Issued New Construction Living Facilities
Building Permits
Issued
2010 95 Units
211 BR
2011 356 Units
872 BR
2012 279 Units
563 BR
2013 286 Units
824 BR 720 BR
2014 344 Units 123 Units
998 BR 182 BR
Total Units & 1360 Units 123 Units
Bedrooms 3468 BR 720 BR 182 BR
2010-2014
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KA STATE [Ny
——

Enrollment by Housing Type '

Fall Semester Headcount and Percent

TYPE OF HOUSING 2009 2010 2011 2012 2013
University Operated
Residence Halls™ 8072 8,301 8,847 8273 10,102 2013 Housing Type
Percent B.9% 28.9% 29.9% 30.2% I0TE
University Student Apartments 1,001 1,063 1,063 1.087 1,120
Percent 36% 3T% 3T% 3.6% 4%
Total University Dperated 8,073 9,364 8,830 10,370 mnaz
Percent 32 5% 32.6% 33.5% 33[T% 3I%
Of-Campus in A & Total University
. - Operated
Fraternities and Sororities 060 043 016 860 963
Percent 34% 33% 3.1% 2.8% 29% w Total Off-Cam pus in
Other 12,804 13,140 13,679 14,150 15,054 Ames
Percent &5 5% 45.8% 45.9% 45.1% 45 7% .
_ # OQuiside Ames
Total Off-Campus in Ames 13,764 14,089 14,405 1E,058 16,017
Percent 23% 49.1% 49.0% 49.0% A8 6%
Cutside Ames 4 B57 4,961 E,1BE B 319 5,716
Percent 17.48% 17.3% 17.5% 17.3% 17.3%
No Information 1 268 1] ] o
Percent 09% 0.8% 0.0% 0.0% [T, 9
Total University Operated 27545 28,682 Z0EM 30,748 32,955
! Beginning in Fall 2011, Graduste and Totsl exclude Post Docs in this teble.

? Fredriksen Court, Maricopa, Liegacy student apartments are included in thés count.
Office of Institutional Research (Source: Office of the Registrar)

Last Updated: 11-25-2013
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DEVELOPMENT

From: DANIEL D. OBERPRILLER, PRESIDENT
2919 Knox Ave So # 200
Minneapolis, MN 55408
Daniel mcos.com

Jeff Koch, Partner Roers Investments
13774 Reimer Drive

Maple Grove MN, 55311
jeff@roersinvestments.com

To: Members, Ames City Council
Ames City Councll
P.O. Box 811
Ames, IA 50010

Re: Land Use Policy Plan (LUPP) Map Change Checklist

Land Use Policy Plan (LUPP) Map Change Checklist-
Property at 516 S 47"

Image 1- MAP OF SUBJECT PROPERTY
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8
]
S
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May 5, 2014

DUFF AVE
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Image 2- PROPERTY DIMENSIONS:

— ﬂbj = . 7 Length: 3,136 feet v
S etion 5

Area: 12.64 acres v

‘,,,”{g'||. ' ') _'!"'l l g

12164 acres

S GRAND AVE S{GRA#@DE AVE S GRAND AVE S GRAND

e Property Boundaries- Image 2, Bold Red Line
« Dimensions of property boundaries- Image 2, Bold black numbers
e Location of adjacent streets — Image 1

e Current LUPP Map designation: HOC

e Proposed LUPP Map designation : RH

BACKGROUND EXPLAINING THE PROPOSED LUPP MAP CHANGE

CPM Development, LLC, a Minnesota based limited liability company (“Bu}yer"), has entered into a real
estate agreement to purchase the 12.59 acre parcel located at 516 S 17™ street (The “Property”) from
Scott and Jane Randall (“Seller”). That purchase offer is contingent upon amending the city of Ames Land
Use Policy Plan (LUPP) to allow for a high density student housing development to be constructed. The
Buyer has partnered with Roers Investments, LLC; a Minnesota based Limited Liability Corporation to co-
develop this project.

Currently the Property is designated as HOC (Highway Oriented Commercial) on the LUPP map. Abutting
the property to the East is the Aspen Business Park development, owned and developed by the Seller.
When discussing the subject Properties future development plans with Mr. Randall, he advised he has no
intentions on developing the land into further commercial business offices as the demand is not present.
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Abutting the property to the South is US Highway 30. Abutting the property to the West is the Copper Beech
student housing development and to the North is the Pheasant Run apartment complexes, both of which
are zoned RH (Residential High Density). The buyers seek to continue this RH zoning designation into the
subject Property to create a natural buffer and minimize public impact as there is no low density residential,
medium density residential, or manufactured home zoned land abutting the Property.

Demonstrate why the site cannot be reasonably developed under the current Designation

This currently HOC zoned land cannot be reasonably developed under the current designation as it is
unsuitable for the wide range of commercial uses HOC land supports (e.g. retail trade, restaurant, office,
hotel, recreation , and entertainment). In regards to entertainment/retailer/restaurant uses, this land cannot
be reasonably developed to effectively make the location work as it is abutted by RH land directly to the
North and West with no direct access to major arterial streets. If this land directly abutted HOC land that
was developed with like trades (retail strip malls, restaurant, etc.), a developer could conceivably create a
node of like trades in the area, however it is abutted by apartment/townhome rental housing and office
buildings. In regards to developing this land into office buildings, the current land owner was the developer
behind the Aspen business park abutting this property directly to the East. He has made it clear that he has
no intentions of expanding this business park due to the plentiful supply of HOC zoned land to the South of
this project and to the East, where office parks are currently under operation or being constructed. In
regards to developing this land into hotels, there is a node of hotels under operation or being constructed to
the East of Duff Ave and North of HWY 30. This site would have to stand alone as a hotel outside of this
developing hotel zone. With all the HOC land uses described above, you would also have the same
development issues identified in the February 24, 2014 letter the planning and zoning staff addressed to the
city council, which highlighted south 16" congestion concerns and lack of CyRide access. In fact with the
above mentioned HOC uses, one could argue you would have more congestion than you would with RH
zoned land.

RH land availability (‘excerpt taken from Planning and Zoning letter to staff in regards to this project dated February 24, 2014)
Ames Planning and Zoning Staff has assessed the inventory of vacant large parcels (> 0.5 acres) in the
City that are zoned for community-based commercial uses and for high-density housing uses. The inventory
does not include underutilized properties or vacant land with approved but unbuilt developments, such as
Ringgenberg and Copper Beech.

Zoning District Vacant Acres

High Density Residential
Medium Density Residential
Suburban-Residential Medium

Highway Commercial . .
Community Commercial Node
Community Commercial Residential
Planned Regional Commercial*

* This 15 the regional mall site at 1-35/E 13" Streeq|

As noticed by the above graph highlighting available land by zoning district, it is clear there is a plentiful
supply of HOC land (237.3 Acres) and no RH land available. This new designation to RH land would bring
12 acres of undeveloped land and meet the communities need for student and market rate housing which is
currently undersupplied and will continue to be a need as the university strives to achieve lowa State
Universities President Steven Leath’s goal of enrolling 35,000 students annually (an additional 2,000
students).
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Impact to LUPP Goals
Pertinent LUPP Goals stated under Goals for a New Vision beginning on pg. 18 of the Plan include:

Goal No. 2, which pertains to ensuring the availability of sufficient suitable land resources to accommodate
the range of land uses that are planned to meet growth and to eliminate market constraints. This goal also
speaks to achieving greater compatibility among new and existing development. Currently there is no RH
zoned land available to purchase in order to develop to meet the increasing need for student housing.

Goal No. 4, which speaks to achieving a more integrated and compact living/activity areas where daily living
requirements are provided in readily identifiable and accessible areas. This proposed development seeks to
align with this goal by providing many on site amenities including: study lounges, community rooms, outdoor
swimming, volleyball courts, basketball courts, fitness center, along with many other amenities.

Goal No. 5, which speaks to the continuance of development in emerging and infill areas where there is
existing public infrastructure and where capacity permits. This site would continue the already established
high density residential zoned developments with the capability to leverage the pre-existing public
infrastructure.

Goal No. 6, which speaks to increasing housing opportunities through various means, Including: increasing
overall supply of low and moderate-income housing; increased densities; higher densities in existing areas
where residential intensification is designated with the further objective that there shall be use and
appearance compatibility among existing and new development; and relieving the current constraints to
land supply/availability by such means as releasing lands for development that are currently controlled by
institutions.

Addressing the Identified LUPP Workshop Themes —
The following 7 themes (A-G) were identified during the June 28, 2012 City of Ames LUPP Workshop.

CPM Companies realizes these themes can help the city determine whether the subject properties LUPP
amendment should be approved and therefore has taken the liberty of addressing these seven major
themes.

A. Traffic: The Property is currently only accessible via S 17" street which is a minor arterial street.
Under the City's long term transportation plan, Grand Avenue will be extended to SE 16" Street as
an arterial or minor arterial street. Currently the Copper Beech development has paved a private
street which is an extension of Grand Avenue that extends South of S 16" Street. If the LUPP
review is approved, CPM intends to partner with Campus Crest (developer of the “Copper Beech”
and “The Grove" developments) to extend S 17" running East to West through the middle of the
property to connect up with this Grand Avenue extension South of S 16" Street. CPM also
understands the lack of available CyRide service via the #4 Gray Route. CPM intends to partner
with Campus Crest to come up with a reasonable plan that assists CyRide in meeting the
increasing demands for service this additional housing project would create.

B. Sanitary Sewer: No additional sanitary sewer capacity is required. The change from HOC to RH
does not impact the current sanitary sewer system. The sanitary sewer system adjacent to the
development is a 54-inch diameter trunk sewer for the West side of Ames. Eric Cowles with the
City of Ames Public Works believes the Copper Beech development has an 8" connection off of this
main line that this proposed development would connect to.

C. Stormwater: The Property is 6-8 feet above the 100 year flood elevation of Squaw Creek and the
property would not directly discharge to Squaw Creek. The property would be designed to convey
and treat all the storm water from the surrounding area via water retention. The property drains
generally Northwest to Southeast.
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D. Natural Resources:The property will contain natural resources that will serve dual purposes. Tree
lined streets and property lines will provide a natural buffer to transition into the surrounding
properties as well as absorb and filter out storm water. The trees will also filter out sound from the
surrounding highway traffic. Retention ponds will be positioned to provide water quality
improvement, groundwater recharge, flood protection, as well as an esthetic improvement to the
property. As such, the water retention pond will be designed to blend into neighborhood and viewed
as an amenity

E. Economic Impacts: Immediate economic benefits of this proposal include long term job creation
as well as a drastic increase in tax generation for the city. Currently the property is classed as
Agricultural land assessed in 2013 with a land value of $16,900. This land classification and
assessed value generated $182 in property taxes for the city for the 2012 tax year. Initial
calculations based on the size and scale of the project would generate over $450,000 in annual
taxes for the city. Short term benefits include an influx of need for 150 construction workers in the
area for over a year, which would benefit construction, hotel, apartment, and retail business owners
in the area. Long term job creation includes a projected staff of 12 to maintain operations of the
apartment development.

F. Alternative Sites: Currently there is no RH (High Density Residential) land available in the existing
city limits for sale.

G. Contract Rezone: This theme specifically benefits the City staff to decide if there will be conditions
to address some of the issues raised during the review of the LUPP request via a contract rezoning
agreement with the developer.

Through this LUPP Map Change Checklist proposal, CPM believes it is working within the confines of the
goals the LUPP city staff set out to achieve for the city of Ames. CPM views this journey as a partnership
between CPM staff and the City of Ames staff to successfully accomplish our goals together. We are truly
excited about the potential this project has for the city of Ames and we look forward to working with the city
staff every step of the process to help achieve that potential. We greatly appreciate your consideration of
this LUPP Map change checklist proposal for the cities review and look forward to hear the proposed next
steps the city advises.

Respectfully,

’_'\\ / /A. / 4
)///[L{((( U epl CC

Daniel D. Oberpriller, President CPM Companies.

Jeff Koch, Partner Roers Investments
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