ITEM#: _ 36
DATE: 09-22-15

COUNCIL ACTION FORM

REQUEST: PRELIMINARY PLAT FOR HAYDEN’S CROSSING
CONSERVATION SUBDIVISION

BACKGROUND:

Hunziker Land Development Company owns a 12-acre parcel at 5400 Grant Avenue
between Ada Hayden Heritage Park on the east and Grant Avenue on the west. The
site is just over a % mile (1,500 feet) south of 190th Street. (See Attachment A -
Location Map.) The owner proposes the development of a residential subdivision to be
known as Hayden’s Crossing and is requesting approval of a Preliminary Plat. The City
annexed this land in December, 2013, and approved a rezoning request from
Agriculture to Suburban Residential Low Density (FS-RL) with a Master Plan on August
25, 2015 (See Attachment B - Zoning). A complete analysis of the proposed
preliminary plat is included in the attached addendum.

The rezoning of the site in August, 2015, included a Master Plan (See Attachment C -
Master Plan) and Zoning Agreement defining the general arrangement of uses and
conditions for development of the site. The master plan allows for single family
development and identifies conservation areas. Zoning Agreement states that: 1) The
Developer is responsible for frontage and intersection access improvements at the time
of subdivision; 2) There is to be a single pedestrian access from the subdivision into
Ada Hayden Heritage Park at the location shown on the Master Plan, and 3) The site is
to include a 30-foot wide buffer of undevelopable open space to be located between the
developed lots of Hayden’s Crossing and Ada Hayden Heritage Park, shown on the
Master Plan as “Open Space.” Staff finds that the Preliminary Plat is consistent with the
approved Master Plan and Zoning Agreement.

Ames Conservation Subdivision standards are part of Chapter 23 of the Municipal
Code. The intent of the standards is to protect the quality of water in Ada Hayden
Lake, protect existing surface drainage systems, promote interconnected
greenways, provide commonly-owned open space and conservation areas, and
protect such areas in perpetuity. Development of this site is the second project to
request approval under the Conservation Subdivision standards of the Ames Municipal
Code.

The proposed subdivision layout and supporting documents satisfactorily address the
subdivision conservation and improvements standards, with the exception of one issue
focused on street connectivity. The proposed Hayden’s Crossing layout is designed as
the first half of a loop street that will extend north and return back to Grant Avenue with
development of the property to the north. The loop street’s design will ultimately be the
only street connection through the neighborhood. The design exceeds block length
goals of 600 foot intersections and, while not a dead end street, will appear to exceed



the 1,320 length once it is extended back to Grant. The developer has included a trail
connection to break up the length of the street and believes that a second street
connection is not needed and that the loop design avoids a long cul-de-sac.

The private trail through the common area is a unique proposal by the developer in lieu
of including a cross street. The Preliminary Plat shows a shared driveway as the link to
a 10-foot stormwater maintenance access and trail facility. The Preliminary Plat shows a
five-foot walk then running parallel to the driveway and connecting to the street and
sidewalks (Attachment L). The developer desires to only build the shared driveway and
allowed for pedestrian access without a separated sidewalk (Attachment M). Staff does
not support this proposal of providing no separate sidewalk connection. Staff supports
Exhibit L which clearly delineates the path for pedestrians and ensures there are no
obstructions of the areas with the driveway.

Planning and Zoning Commission Recommendation. On September 2, 2015, the
Commission considered the Preliminary Plat for Hayden’s Crossing. The Commission
reviewed the overall design and the issues of street design described above. Justin
Dodge, representing the Developer for the project, stated that the 5-foot wide pedestrian
walkway, located in a 10-foot easement on Lot 16, is not necessary. Mr. Dodge
believes that the shared driveway for Lots 15 and 16, can easily function as a
continuation of the pedestrian trail. He asserted that pedestrians could use the driveway
as their connection with the trail that passes through Outlot B, since the volume of
vehicular traffic using the driveway will be very low, and will not pose a conflict for
pedestrians using the driveway as a trail.

Another concern expressed at the meeting by the Developer is the shared expense for
left turn lanes required when the Rose Prairie subdivision is developed.

Catherine Scott, 1510 Roosevelt Avenue, asked if it would be desirable to continue the
crushed rock surface as in Ada Hayden Park, or some form of permeable paving
throughout the subdivision, instead of using concrete for trails in the subdivision.

Commission members had concerns about the Developer's proposal to use the
driveway as a continuation of the pedestrian trail, which are summarized as follows:

e How would the homeowners know that their driveways are a public share use path?

e How would those using the pedestrian trail know they are welcome to use the
driveway, as part of the trail, between the houses on Lots 15 and 167

e How would the public path be demarcated on the driveway to make it clear that the
public has the right, and is invited, to walk through the space?

e It seems dangerous, and awkward, for pedestrians, bikers and vehicles to all use the
shared driveway.

e A separate, distinct sidewalk would be a better long-term option than a single strip of
pavement with markings.

The Commission recommended approval of the Preliminary Plat with the separated
sidewalk as shown in Attachment L by a vote of 5 to 1. This recommendation included



the condition for the pro rata share for the intersection and support for the separate
sidewalk along the shared driveway as recommended by the Staff. Commissioner Tillo
opposed the motion to recommend approval of the Preliminary Plat by the City Council
because he favors the use of a demarcated pedestrian lane driveway (as shown in
Attachment M) that will serve Lots 15 and 16, while acknowledging that it would be
unusual and could be confusing for people.

ALTERNATIVES:

1. The City Council can approve the Preliminary Plat for Hayden’s Crossing at 5400
Grant Avenue with the separate sidewalk along the shared driveway, with the
following condition:

A. That the City Council approve a Developer's Agreement to fund the pro rata
share of costs of future intersection improvements necessary at the
intersection of Grant Avenue and Audubon Drive.

2. The City Council can approve the Preliminary Plat for Hayden’s Crossing at 5400
Grant Avenue, with modified conditions.

3. The City Council can deny the Preliminary Plat for Hayden’s Crossing at 5400 Grant
Avenue, by finding that the preliminary plat does not meet the requirements of
Section 23.302(3)(b) or Section 23.603 of the Ames Municipal Code and by setting
forth its reasons to disprove or modify the proposed preliminary plat as required by
Section 23.302(4) of the Ames Municipal Code. Code sections are found in
Attachment N — Applicable Subdivision Law.

4. The City Council can defer action on this request to no later than October 2, 2015
and refer it back to City staff and/or the applicant for additional information.

CITY MANAGER'S RECOMMENDED ACTION:

The Hayden’s Crossing Preliminary Plat demonstrates how the development will carry
out the low-impact policies and techniques required by the Conservation Subdivision
and will thus protect the quality of surface water flowing into Ada Hayden Lake, as was
envisioned when the park land was acquired.

The Hayden’s Crossing Subdivision will carry the native landscaping characteristic of
the park into the residential area up to more than 80% of the lots. It will include an
integrated pedestrian and bicycle path system through and connected to the park’s
system. It will also provide sites for 20 new homes in the community.

The Preliminary Plat for Hayden’s Crossing is consistent with the approved master plan
and zoning agreement in many respects in terms of general distribution of homes and
the density of development. The access points, circulation system, conservation areas
and open space are also consistent with the Master Plan



Therefore, it is the recommendation of the City Manager that the City Council act
in accordance with Alternative #1 approving the Preliminary Plat for Hayden’s
Crossing at 5400 Grant Avenue with the separated sidewalk connection (as
shown in Attachment L) and a condition to share the cost of the Grant Avenue
and Audubon Drive intersection.



ADDENDUM

Project Description. The proposed Preliminary Plat (See Attachment G - Proposed
Improvements) includes 20 lots for single-family detached homes and additional outlots
for open space an future development. Individual home lots are typically between 7,000
square feet and 10,000 square feet. All lots meet minimum size requirements, and
frontage requirements for the FS-RL zoning district.

There are five outlots in the proposed subdivision, which total 6.12 acres. Outlots A and
B, which include 4.01 acres, will function as open space with a conservation easement
placed over each outlot. On the Final Plat, Outlots A and B will include public utility and
surface water flowage easements over each entire outlot, and Outlot B will serve as the
location for storm water conveyance, treatment and detention, and include a storm
sewer easement over the entire outlot. Outlot A also serves as open and natural space
for the development with selected trees that are in good condition to be preserved a part
of the amenities of this subdivision (See Attachment J — Natural Resource Inventory).
Outlot A also includes the trail connection to Ada Hayden Park as was agreed upon with
the rezoning Master Plan.

Outlot XX is intended for use as a temporary turn-around for fire trucks, and any other
emergency vehicles, until such time that Audubon Drive is extended beyond the
subdivision boundary to intersect with a street (yet to be platted and constructed) to the
north. Outlots YY and ZZ are reserved for future low density residential development.
The developer owns the adjacent land to the north, but has not sought rezoning and
subdivision approval at this time.

Lot Layout and Density. Density calculations (See Attachment E- Typical Sections &
General Notes) have been based upon subtracting the area of all outlots and private
land in the subdivision that will be dedicated to the city as public street right-of-way for
Audubon Drive and Grant Avenue. With this method of subtracting out the area
reserved for future development, the net density is 5.09 dwelling units per net acre. This
exceeds the minimum required net density of 3.75 dwelling units per net acre of the FS-
RL Zone.

Traffic and Street Connections. Grant Avenue is being rebuilt this fall as a rural
collector street, designed with two travel lanes, curb and gutter, and street lights. The
cost of Grant Road improvements is shared by the City and three development interests
with the aforementioned Assessment District. Completion of Grant Avenue road
improvements will occur by the end of this fall. Site specific access improvements are
part of the individual subdivision review and not incorporated into the basic Grant Road
improvements. This means that individual intersection improvements are the
responsibility of each development as they occur.

It is not known, at this time, where the location of an intersection will be on Grant
Avenue with the Rose Prairie Subdivision on the west side of Grant Avenue across from
this site. If the Grant Avenue/Audubon Drive intersection becomes an access
point for future development west of Grant Avenue, the Developer of this



subdivision, Hayden’s Crossing, will be responsible for a pro rata share of costs
related to turning lane improvements. This responsibility for costs associated with
street improvements and turning lanes needs to be documented in a Development
Agreement entered into between the City and the Developer of Hayden’s Crossing.
This is a condition of approval of the Preliminary Plat.

On-site Street Layout/Sidewalks. The developer requests approval of Audubon Drive
as a loop street with an eventual connection back to Grant Avenue to the north with the
future development of the abutting parcel to the north. No additional cross streets are
proposed by the developer. The length of Audubon Drive in this preliminary plat is
approximately 1,100 feet. The developer proposes the trail connection to split the block
length up, as is required by FS-RL zoning for blocks exceeding 660 feet.

The main issue for consideration of the street layout is how the eventual loop street
design meets the City’s expectations for connectivity of streets. The FS zoning and the
Subdivision Code standards strive for a block length not to exceed 600 feet and to
ensure that streets do not exceed 1,320 feet and to minimize cul-de-sacs and dead end.
The loop street concept creates one long continuous roadway that exceeds a street
block standard of 1,320 feet, but itself is not a dead end street. The loop street design
is not a common circulation design within Ames, which is more typically curvilinear
blocks with regularly spaced intersections.

In this instance the developer believes the loop street avoids creating an
undesirable public street connection within the proposed lot layout, avoids
additional grading, and it helps to avoid creating a cul-de-sac at the end street.
Staff believes a cross street would normally be a required component of the
subdivision of this type, but in this case the loop road could be found to conform
to the general site design standards of the Subdivision Code. Staff does have
some ongoing concern of how connectivity is viewed in the future with
subdivision proposals that minimize internal connectivity for efficiency. Staff
believes the intent of the Codes is for connectivity principally, balanced with
efficiency in layout.

The street width for the proposed Audubon Drive (See Attachment G — Proposed
Improvements) meets the standard for a local residential street, that is, a 26-foot
pavement width as measured from the back of the curb within a 55-foot right-of-way,
accommodating parking on one side. Audubon Drive will include a 5-foot wide sidewalk
on both sides of the street. The street layout also includes a mid-block crossing for
pedestrians as required by FS-RL zoning when a block face exceeds 600 feet.

Pedestrian Connections. The proposed pedestrian trail is another element of the
subdivision design that establishes an interconnected system of conservation areas and
open space for use by the future residents of Hayden’s Crossing. Sidewalks, at a width
of 5 feet will be used along both sides of Audubon Drive, and along the west perimeter
of the subdivision, next to Grant Avenue, to provide connectivity in lieu of additional
trails.



A pedestrian trail connection is planned with the existing upland trail in the Ada Hayden
Heritage Park. The trail is shown as extending through Outlot A of the subdivision,
crossing Audubon Drive, and extending to the north boundary of Outlot B. The portion
of the trail through the open space in Outlot A will have a crushed rock surface to match
the trail it connects to in Ada Hayden Heritage Park.

Where the trail crosses Lots 15 and 16, a separate concrete walkway is shown on the
Preliminary Plat (5 feet wide) in a 10-foot wide pedestrian easement running along the
east edge of the shared driveway for Lots 15 and 16. The pedestrian trail extends
through the full width of Outlot B as a 10-foot wide concrete walkway, and ends at the
boundary between Outlot B and Outlot ZZ. At the time Outlot ZZ is divided into
additional residential lots, the easements, the walkway and driveway planned for Lots
15 and 16 will be repeated to cross the two new lots, and connect to a street serving
those lots.

There was much discussion at the Planning and Zoning Commission meeting, on
September 2, 2015, concerning the design for vehicular access to Lots 15 and 16, in
combination with pedestrian access through Lot 16, as a continuation of the trail that
crosses through Outlots A and B. Justin Dodge, representing the Developer for the
project, noted that the 5-foot wide pedestrian walkway, located in a 10-foot easement on
Lot 16, is not necessary (See Attachment L — Proposed Trail Connection, As Shown on
the Preliminary Plat). Mr. Dodge stated that the Developer believes the shared
driveway for Lots 15 and 16, can easily function as a continuation of the pedestrian trail.
He asserted that pedestrians could use the driveway as their connection with the trail
that passes through Outlot B, since the volume of vehicular traffic using the driveway
will be very low, and will not pose a conflict for pedestrians using the driveway as a trail.
The Developer asserts that pavement markings could be added to delineate the
pedestrian trail along the east edge of the shared driveway (See Attachment M —
Driveway/Trail Design, As Proposed by the Developer).

Staff has communicated our concerns to the Developer about combining the pedestrian
walkway and the driveway into one surface with pavement markings. It is staff’s belief
that the pedestrian walkway needs to be separated from the driveway to clearly
differentiate the path from the driveway as a means to clearly denote the route that
pedestrians and bikers are to follow, as well and to avoid a potential conflict between
people parking on the shared driveway and pedestrian/bikers passing through the
easement. The Developer’s proposal use a solid 4-inch white line to demark the
pedestrian path from the driveway appears to be a more temporary solution, without a
plan and commitment for ongoing maintenance of the painted line.

Natural Resource Inventory/Conservation Areas/Open Space/Buffer. The applicant
completed a natural and cultural resources inventory as required by the Conservation
Subdivision standards and no significant native plant communities exist on the site, nor
are there any streams, waterways or dry channels on site. (The Natural Resources
Inventory is available for review at the Planning and Housing Department.) Therefore,
the conservation areas in Hayden’s Crossing will be “naturalized” by establishing
native plant communities, which is consistent with the conservation subdivision



requirements. The Conservation Subdivision Ordinance requires that the combination
of conservation areas and open space comprise at least 25% of the land area in the
subdivision, and be a system of interconnected conservation areas and open space
areas distributed throughout the development, such that a minimum of 80% of
residential lots abut a conservation area, or open space. The proposed plat shows
approximately 33% of the land area in the subdivision to be used as open space, and
more than 80% of lots abut a conservation area/open space, which meets the minimum
standard.

The Master Plan and Preliminary Plat include a conservation area and buffer along a
portion of the subdivision boundary. Outlot A extends at a width of 30 feet along the
east and south boundaries of the subdivision, separating Ada Hayden Heritage Park
from the proposed residential lots. Outlot A also includes a 25-foot buffer width along
Grant Avenue, south of Audubon Drive. Outlot B extends at a width of 25 feet along
Grant Avenue between proposed residential lots and Grant Avenue, as well as between
Outlot ZZ (which is planned for future residences) and Grant Avenue. These areas will
be a planted with a native prairie grass mixture. The Conservation Subdivision
regulations require conservation areas that establish separation between external roads
and residential lots be established and maintained, as a vegetated buffer area, a
minimum of 25 feet in width, planted with native plant materials. Staff supports these
outlot buffer areas, as the Parks and Recreation Department believes that this will
provide better protection against encroachments into the park and will contribute to the
health of the planting area.

The Street Tree and Landscaping Plan (See Attachment H - Street Tree and
Landscaping Plan) portrays these naturalized conservation areas. A draft Conservation
Area Management Plan has been submitted that describes these areas and how they
will be established and maintained. More detail for maintenance operations may be
required during the Final Plat approval process. The Developer will have initial
responsibility for creating the conservation areas and the future homeowner’s
association will have long term management responsibilities. (The draft Conservation
Area Management Plan is available for review at the Planning and Housing
Department.)

Stormwater Management. One of the principles of the Conservation Subdivision is to
take the approach of Low Impact Development to design the project. This means the
arrangement of lots, street and stormwater management minimizes mass grading of the
site, minimize impervious areas, and maximize use of natural stormwater treatment
measures. The overall approach to stormwater management provides treatment and
control of the peak runoff rate from the entire site by providing multiple opportunities to
slow the flow of stormwater on the surface and settle out and filter out sediments, a
process called the “treatment train.” This system includes surface sheet flow to
collecting basins, directing flow by vegetated swales, settlement areas drained by pipes
and pipe outlets into vegetated swales to carry water to other basins. The system is
designed for this project to take the vast majority of runoff to the centralized stormwater
treatment system before it is released from the site. A small amount of water will sheet
flow to the south into Ada Hayden Park, but they will be controlled to not exceed current



rates of runoff.

Vital to all of these stormwater management systems is the native prairie vegetation to
be established that will help slow the rate of runoff and facilitate the percolation of water
into the soil for natural filtration and treatment. The proposed open spaces include
substantial areas of native prairie planting (See Attachment H - Street Tree and
Landscaping Plan).

2013 Annexation Agreement. Off-site infrastructure of water, sewer, and road
improvements that support the development are part of the 2013 annexation agreement
for the property. An agreement was approved by owners of this subject property and
other developable land parcels west of Ada Hayden Heritage Park abutting Grant Road,
which established the timing and responsibility for extension of all of the urban
infrastructure necessary to provide city services to the North Growth area as an
assessment district (Grant Avenue paving) and connection districts (sewer and water).
The installation of utilities to serve the new developments along Grant Road, and the
paving of Grant Road north to 190™ Street is underway at this time.

Applicable Law. Laws pertinent to the proposal are described on Attachment N.
Pertinent for the City Council are Sections 23.302(5) and 23.302(6). Requirements for
Ames Conservation Subdivision standards are in Division VI of Chapter 23 Subdivision
Standards of the Municipal Code. Zoning standards for Suburban Residential
development are contained in Article 12 of Chapter 29 of the Municipal Code.

Public Notice. Notice was mailed to property owners within 200 feet of the subject site
and a sign was posted on the subject property. As of this writing, no comments have
been received.
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..:ﬂ | . L e 5

Subject P

=

s Location Map
D Vi CITY OF

1 5400 Grant Avenue A Ames
' ®

10



Attachment B: Zoning Map
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Attachment E: Typical Sections & General Notes

V1 VIN3AS V1 'SINY NN WLISIHOON N WALV

ee s

*107 JWLINT JHL ¥IA0 JDVMO' HILVM JOVSHNS ONY ¥3M3S WHOLS ‘ALTTILN DN1BNE 3AMINI TIVHS 8 10UN0
“107 3¥LIN3 IHL ¥IA0 IDOVMO HILVM JDVAHNS ONV ALNLLN INBNA IANTINI TIVHS V LOUNO

NOLLYIDOSSY SYINMOIWOH HL AB GINMO 36 OL 38V & B ¥ SLOUNO

JOVNOIS NOISIAIGENS 3GNTON!I AYW € B ¥ SLOTLNO
S1073HLIN3 3H1 ¥3AO SINIWISY3 NOLLVA¥ISNOD IAVH TIIM € ¥ V S1011N0

S SILON TV¥INIO B SNOILDIS TWIIdAL L e B D T il
© N TTIASINOS KW ‘343 AT3TS N 'LNORNIYS N OLVINY o
z ONISSO¥I S.NIAAVH A » L]
s INIWAO13AIA ¥INIZNNH - T oNE SINaEn R NoLog o
¥3L109 B 84N
3903 313¥N0D
ANIW3SY3 NVIMISI034 IS MraisIce ¥ SOMNNYY
INIW3SV3 ¥IMIS WHOLS ONY SSIIOV QIUVHS 38 matis o 5630w ko
ANIWISV3 JOVMOH HILVM WHOLS ' HIM3S WHOLS 1mws Sc“u._wwﬂ AAAAALAALA
ANIWISY3 ALNILN DNENd £ INN 2N
e
- a1 3NN ALNILN OV3HY3IAO 0
anag L 3NN SNOLLVIING o
WA o NN ILLIO ¥IEN o
ANVHOAH 3 INNSYD S
FIOHNVIN W3LSAS H3LYM [ ] INIS
ia < INN LD QVIHYINO ~o =
13N WHOLS [ ] S
ounm. [ 4 ¥IMIS AUVLINVS
HIBWNN TIOHNVIN ANVLINYS ® ¥IM3IS WHOLS
HIMIS AMVIINYS — — c—
WILSAS ¥IIVM
3NN AVM-40-LHOIY OVOY
NN INIWISV3 -
nn 3NN 101/ ALY3dOUd —_— -
INNYAINDD - — —_—
we
— ST
Q3S0d0Y¥d ONILSIX3 %EE IOVINIDNIA OVdS N3O
—— " (878 VS1014N0)
aN3Ioal SHov] o 3OVdS N3O,
S3YOV| 0071 ‘101
SNOILYINDTYI 3DVdS N3dO
YOV/5101| 60'S
SLINN| 0002 | S10140 438NN TV1OL
s «(MO¥Y B 5101LNO SNNIW)
S| st SV3WY 101,
S3WIV| 719 S10UNO|
SIOV| s6T “MOY|
U B
S3WOV| 0071 AVIOL
SNOILYINDTYD ALISN3Q 101

ANINLVINL

suasn

SIION TV¥IN3D

WHOLS ¥O4 035N 38 AVW BS10UNO
“3DVdS N340 38 TIM XX 101400 40 35N 3HL INLL LYHL LV ‘NOISIAIGENS SIHL 40 HLHON NOLLIISHIINI
133415 M3N ¥ 01 0IONILX3 S1 3AIYA NOBNANY IWLL HONS TUNN ‘STIIHIA AINIOHIW3 ¥O4 I 35N OIONIINI XX LOUNO
ANIWAO013AIC TVLINIQISIH (TH-54) ALISNIG MO JNLNS BO4 QIAYISIY IHV 22 % A SLOUNC
“AVM-30-LHOM I8N 3HL
NIHLIM ¥O S133U1S INBNd NO QILIBIHON WY SWILI BVIINIS ¥O ‘SUITIVHL 0IHIVAIO ‘SYIUSAWNG ‘STVIKILYW NOUDNYISNOD TIV
"QILLIWYIE 38 LON THM JNNIAY ANVHO WO¥S SLOT TWNAIAIONI OL SSIDV
“INNIAV INVEO 40 530IS HLOB ONOTY
QILIBIHON 38 TIM ONDIEV 31IHIA 'S13IULS TIV 4O SIIS LSY3 ONY HLNON 3HL ONOTV O3LIBIHON 38 TIM ONIX¥VE TDIHIA
It ALID 40 35N, SALD 3HL A8 KO GI0IAOYd
SHOQIH¥OD ALILLN NIHLIM G3L¥D0T HO ‘NMOHS SLNIW3SY3 ALNILLN DNENG NIKLIM G3L¥D01 38 TIM SILLNLN ILVANG TIV

“

-

14



Attachment F: Existing Conditions
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Proposed Improvements

Attachment G

T AT

AN3IW3SV3 ALNLLA ON8Nd

an3on

1408 EV9'EE

40 NOSNANY 0002

_ 140§ L5L'9L
INIHG NOBNANY 80EZ
VAO0IL0O

S & Snas |

14058.9'8
—plon

14056108

3 [ 3

1405 910'8
. 210

€101 14 Wm ﬂwm L

s SIN3W3IAO¥JI 03SOdOYd i COORIAV N RISV NI VA NN T s e e o
Iy NI ITIIASNUNG NW '3A3 Ad33TS NI 'ANOWHIVS NV ‘IVANYW wia 1334 FIe
v ONISSOY) S.NITAVH Z 2 — ———— 704
v LN3WJO13A30 ¥3NIZNNH - e =] ©ONI "SMIN3IW B NOLT1og wa o o %
i
ok
H
NIVWYILYM 8 ———— H
g
HIMIS AYVLINYS .8 ——— ww | @ -
s | o i
¥IM3S WHOLS o © ] 1
ININISVI NVINISIOI [T soaen | weor|  vows | sowews | ovent | eveor | o P |
IELUN 98t S6'L6 | J¥¥.60,9€ | 0000E VE 68T ©» B ‘WLP
ANIW3SV3 ¥IMIS WHOLS ANV SS300V [ | ONI¥V3B Q¥OHD | O¥OHD | IN39NVL | w1130 | sniave | Hiona1 | szewnn S\ k2 ”
A\
N¥Vd NIOAVH YOV OL (BN |
INIWasv3 uamas weols [ | V1va LNJWNOINY za_bwzzags:y// |

& @
L
w2 00+
W ST o
S et ol E W LR
> 130s p0°L |\ 55
20s €L€9 |—T3vosooo's [ TTLOT | (o)
2 vrio 2 zion B § B
“ | : m 2
i<
=
gl iz
w2 i & g
ale <O
| m 2 ‘,.?w\«
e[ D ES g IR
1aMlelel 40
V(%512
9 5 )
& 140595846 | 1 | i
—— INIW3SV3 NOLLVA¥ISNOD 1%
% "INV INVED 9115 3
€101n0 5 '
—— /& WO bs
\ d3S0dOMd:

% 4
M 101100 = B % % % = . | ]T 3
: 1305 £86'15 9 // A |
—"¥0 NOBRANY S >, = e 1Y
§ 2z101n0 3
>
r‘\vn - ol
LYY b
.. o | I
\ 0 : e 40
an® o
. oOF e |
0 3G i
Ko &© 5 e
rl o i
¥ E%p @ W > { i P
N o T Ll i
el i\
e i
i

16



Attachment H: Street Tree and Landscaping Plan
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Attachment I: Grading Plan
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Natural Resource Inventory

Attachment J
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Attachment K: Soil Management Plan
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Attachment L: Proposed Trail Connection
(As Shown on Preliminary Plat)
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Attachment M: Driveway/Trail Design
(As Proposed by Developer)
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Attachment N: Applicable Subdivision Law

The laws applicable to this Preliminary Plat Subdivision include, but are not limited to,
the following: (verbatim language is shown in italics, other references are paraphrased):

Code of lowa Chapter 354, Section 8, requires that the governing body shall
determine whether the subdivision conforms to its Land Use Policy Plan.

Ames Municipal Code Chapter 23, Subdivisions, Division I, outlines the general
provisions for subdivisions within the City limits and within two miles of the City limits of
Ames.

Ames Municipal Code Section 23.302(5):

(5) City Council Review of Preliminary Plat: All proposed subdivision plats shall be
submitted to the City Council for review and approval in accordance with these
Regulations. The City Council shall examine the Preliminary Plat, any comments,
recommendations or reports examined or made by the Planning and Zoning
Commission, and such other information as it deems necessary and reasonable
to consider.

Ames Municipal Code Section 23.302(6):
(6) City Council Action on Preliminary Plat:

a. Based upon such examination, the City Council shall determine whether the
Preliminary Plat conforms to relevant and applicable design and
improvement standards in these Regulations, to other City ordinances and
standards, to the City’s Land Use Policy Plan and to the City’s other duly
adopted plans. In particular, the City Council shall determine whether the
subdivision conforms to minimum levels of service standards set forth in the
Land Use Policy Plan for public infrastructure and shall give due
consideration to the possible burden of the proposed subdivision on public
improvements in determining whether to require the installation of additional
public improvements as a condition for approval.

b. Following such examination and within 30 days of the referral of the
Preliminary Plat and report of recommendations to the City Council by the
Planning and Zoning Commission, the City Council shall approve, approve
subject to conditions, or disapprove the Preliminary Plat. The City Council
shall set forth its reasons for disapproving any Preliminary Plat or for
conditioning its approval of any Preliminary Plat in its official records and
shall provide a written copy of such reasons to the developer.

Ames Municipal Code Chapter 23, Subdivisions, Division [V, establishes
requirements for public improvements and contains design standards.

Ames Municipal Code Chapter 23, Subdivisions, Division VI, establishes
requirements for Conservation Subdivisions, as follows:
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DIVISION VI
CONSERVATION SUBDIVISIONS

23.600. CONSERVATION DEVELOPMENT FOR SUBDIVISIONS

23.601. APPLICABILITY.

Conservation Design Development is an alternative set of design objectives and standards for residential subdivision
development. These objectives and standards can be used as an alternative to common residential subdivision
development in Ames. However, they shall apply to all residential subdivision development in the undeveloped areas
of Ada Hayden Watershed north of Bloomington Road.

(Ord No. 4042, 8-10-10)

23.602. INTENT.
The intent of Conservation Design Development is to preserve the existing natural features of the site, to preserve the
natural drainage features and hydrologic characteristics of the landscape, and to reduce the impacts of development on
the landscape; and

(1) To maintain and protect in perpetuity Ames area natural character by preserving these important
landscape elements including but not limited to those areas containing unique and environmentally sensitive natural
features as prairie, woodlands, stream buffers and corridors, drainageways, wetlands, floodplains, ridgetops, steep
slopes, critical spccics habitat, and by setting them aside from development;

2) To promote interconnected greenways and environmental corridors throughout Ames;

3) To provide commonly-owned open space and conservation areas for passive and/or active
recreational use by residents of the development and, where specified, the larger community;

4) To permit various mcans for owning conservation arcas, preserved landscape clements, and to
protect such areas from development in perpetuity;

(5) To provide greater flexibility in site dwellings and other development features than would be

permitted by the application of standard use regulations in order to minimize the disturbance of natural landscape
elements and sensitive areas, scenic quality, and overall aesthetic value of the landscape;
Sup #2015-3 23-30 Rev. 07-1-15
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(6) To protect and restore environmentally sensitive areas and biological diversity, minimize
disturbance to existing soils, vegetation, and maintain environmental corridors, and

(7) To preserve significant archaeological sites, historic buildings and their settings.
(Ord No. 4042, 8-10-10)

23.603. GENERAL REQUIREMENTS.

(1) Design and Standards for Residential Lot Layout
(a) All residential units should be in cluster groups unless the site has been designed to
preserve sensitive areas and maintain a stormwater treatment train.
(b) All lots shall take access from interior roads.
(c) All separation areas for residential lots along existing roads shall be landscaped in
accordance with the conservation area landscaping requirements in Section 23.603(2)(f).
(d) Cighty percent (80%) of residential lots shall abut a conscrvation arca or open spacc to
the front or rear. Open space and conservation area across a road shall qualify for this requirement.
(e) Cluster groups shall be located to avoid or mitigate directly disturbing existing native
prairie, woodlands, wetlands and other natural features identified in the site inventory of natural resources.
(2) Site Requirements
(a) Open water areas - A 50-foot native vegetative buffer shall be maintained around open
water areas such as ponds and lakes unless a specific common use area is identified.
(b) Stream buffers - Stream buffers with native vegetation shall be maintained along stream

areas using the following requirements based on stream order:

(i) Streams exceeding 3™ order and above, the City requires sketches, maps, studies,
engineering reports, tests, profiles, cross-sections, construction plans and specifications to determine adequate buffer
widths.

(ii) Perennial streams (1° and 2™ order). The total required stream buffer width is
one hundred (100) feet on each side perpendicular to the waterway measured from the outer wet edge of the channel
during base flows.

(111) Intermittent streams. The total required stream buffer width is fifty (50) feet on
cach side perpendicular to the water way mcasured from the centerline of the channel.
(iv) W aterways and/or dry channels that have a contributing drainage area of fifty

(50) acres or greater. The total required stream buffer width is thirty (30) feet on each side perpendicular to the
waterway measured from the centerline of the waterway.

v) W atcrways and/or dry channels with a contributing drainage area of less than 50
acres. The total required stream buffer width is twenty (20) feet on each side perpendicular to the waterway measured
from the centerline of the waterway.

(c) Stormwater management
(1) Minimizc the usc of storm sewer piping and maximize the use of swales.
(ii) Use curb cuts in lieu of storm sewer intakes when appropriate to divert street
water to a stormwater conveyance or treatment system.
(iii) Sump pump discharge can be discharged into a stormwater conveyance or
treatment system.
(iv) On-site treatment and storage of stormwater generated by the development shall

occur in conservation area if it is consistent with the environmental functions of the conservation area. Individual lot on-
site stormwater management may also be used in conservation subdivisions in conjunction with open space and
conscrvation area management of stormwater.

(v) Include detailed design information for the stormwater management practices
following the design information provided in the Jowa Stormwater Management Manual. The stormwaler treatment train
approach shall be used where appropriate to capture, treat and release stormwater.

(d) Shared use paths, sidewalks, and driveways
(i) An accessible and interconnected shared use path system shall be developed to
connect residential areas with open space/conservation areas within or adjacent to the site,
(ii) Sidewalks shall only be required on one side of streets; however, all lots shall

have direct access to sidewalks or the pathway system.
(iii) Typical driveway approach scctions, Chapter 7 of SUDAS specifications, shall
be used.
(e) Conservation Area Requirements

Sup #2015-3 23-31 Rev. 07-1-15
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(i) The conservation area shall be designated as a Conservation Easement as
detailed in the definition section of this ordinance.
(ii) Applicants must provide an explanation of the conservation area objectives

achieved with their proposed development and identify the percentage of the total development area that this area
occupies.

(iii) All conservation areas shall be part of a larger continuous and integrated system
except for conservation areas that are naturally isolated from other conservation areas on or near the site. For the purposes
of this section, continuous shall be defined as either physically touching or located across a public right-of-way, for
example, on opposite sides of an internal road.

(iv) Conservation areas, in accordance with the Conservation Area Management and
Ownership outlined in Section 23.605, shall protect site features identified in the site natural resources inventory
Scction 23.604 (1) and analysis as having particular value in preserving and/or restoring the natural character and
conserving natural resources in compliance with the intent of this ordinance and consistent with the goals and
objectives of this ordinance.

(v) Healthy natural features such as woodlands, prairie, wetlands, and streambanks shall
gencrally be maintained in their natural condition. If rccommended by a professional with pertinent qualifications, the
Municipal Engineer may authorize a modification to improve the natural features’ appearance or restore the overall
condition and natural processes, in compliance with an approved management plan, as described in Section 23.605.

(vi) All wetlands, floodways, and/or identified wildlife habitat areas shall be contained
in conservation areas.

(vii) Conservation areas and open space shall be distributed throughout the development
and combined shall comprise at least twenty-five (25) percent of the total area of the subdivision. An area comprised of
conservation areas and open space greater than twenty-five percent of the total area of the subdivision may be required
if nccessary to maintain health features such as woodlands, prairie, wetlands and streambanks in their natural condition
as provided in 23.603(2)(v).

(viii) Safe and convenient pedestrian access and access easements sufficient for
maintenance vehicles shall be provided to conservation areas.

(f) Landscaping for Conservation Subdivisions - A landscaping plan shall bc prepared that
identifies all proposed landscaping and conforms to the following:
(i) The preservation of existing native, non-invasive vegetation as identified in the

natural resources inventory Section 23.604(1) as being in good condition and of good quality shall generally be
preferred to the installation of ncw plant matcrial.

(i) Mass grading of sites shall be minimized in order to preserve the natural features
of the site.

(iii) Within all required separation areas between residential lots and external roads and
site boundaries, existing woodlands with desirable tree species shall be retained.

(iv) All new landscaping in conservation areas to be installed and existing native

vegetation to be preserved shall be protected through conservation easement. Native landscaping shall be installed
according to the guidelines provided in the Jowa Stormwater Management Manual Section 2E-6.

(v) Trees of native species as indicated by the Jowa Department of Natural Resources
and approved by the City shall be planted along internal roads within cluster groups in a total amount equivalent to the
standard subdivision requirements. Trees may be planted, but are not required, along internal roads passing through
conservation areas.

(vi) Informal, irregular, or natural arrangement is required for newly planted trees to
avoid the urban appearance that regular spacing may evoke.
(vii) Trees shall be located so as not to interfere with the installation and maintenance

of utilities, shared use paths, or sidewalks that may parallel the road.

(viii) Within all conservation areas, separation between external roads and residential
lots, a vegetated buffer area at least 25 feet in width shall be maintained or established. Where no natural trees and/or
shrubs exist, native plant materials shall be planted.

(ix) Conservation areas required to meet Section 23.603(1)(d), shall be planted using
native species to enhance privacy and a natural appearance.
(x) Required buffers around wetlands, all water bodics and drainageways must be
naturally vegetated or planted with native plant species appropriate to the surrounding landscape.
(xi) Buffers consisting of an informal, irregular or natural arrangement of native plant
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species, combined with infrequent or prescriptive mowing are required to create a low-maintenance, naturalized
landscape.

(x11) In addition to the above, land management practices minimizing the impact of
nutrients shall be used and demonstrated in Ada Hayden Watershed; minimal fertilization of lawns including the use of
phosphorus-free fertilizers is recommended.

(Ord No. 4042, 8-10-10)

23.604. APPLICATION PROCEDURE.
In addition to the standard subdivision application requirements, an inventory and mapping of natural resources shall be
conducted prior to the initial submittal.

(1) Inventory and Mapping of Natural Resources. An inventory of natural resources of the proposed
development site shall be conducted by experts in the field such as biologists, ecologists, soil scientists, hydrologists,
geologists or those credentialed in a manner acceptable to the Municipal Engineer and must be submitted with the
conservation subdivision application. The inventery mustinclude, butis not limited to the following information mapped
at a scale of no less than one inch equals 50 feet:

(a) Topographic contours at 2-foot intervals.

(b) United States Department of Agriculture, Natural Resource Conservation Service soil type
locations and identification of soil type characteristics such as percolation rates, suitability for infiltration-based
stormwater management practices, hydric soils, depth to water table, and suitability for wastewater disposal systems if
applicable.

(c) Hydrologic characteristics, including surface water bodies, floodplains, groundwater recharge
and discharge areas, wetlands, natural swales, drainage ways, and slopes 10% or greater.
(d) Land cover on the site including but not limited to prairie, woodland, forest, wetland and

general cover type (pasture, woodland, etc.), and stand-alone trees with a caliper of more than [24] inches measured four
feet off the ground. The inventory shall include comments on the health and condition of the natural resources.

(e) Known critical habitat areas for rare, threatened or endangered species using existing
documented inventories.
(H) Cultural resources shall be identified by a brief description of historic character of buildings

and structures, historically important landscapes, and archeological features using a review of existing, documented
inventories.

(2) Education and Outreach Plan for the Development. An educational plan shall be developed and
distributed to all perspective lot owners that describes the characteristics of the conservation subdivision including the
development concept, conservation areas management practices that will be used to manage these areas, and benefits of
the natural features. They shall also include information on lawn care strategies that reduce nutrient and pesticide inputs
and pollution to local water bodies. Lot owners shall be made aware of the wildlife aspects of a conservation subdivision.
Deer, birds, and other animals and insects will be attracted to the natural areas.

(Ord. No. 4042, 8-10-10)

23.605. CONSERVATION AREA MANAGEMENT AND OWNERSHIP.

(1) Conservation Area Management Plan. Every conservation subdivision must include a plan that
provides evidence of a means to properly manage the conservation areas and open space areas in perpetuity through a
conservation easement for conservation areas or common ownership for open space arecas and evidence of the long-term
means to properly manage and maintain all common facilities, including any stormwater facilities. The plan shall be
approved by the Municipal Engineer prior to plat approval.

(a) A conservation area management plan shall be submitted with the following components
during the following approval stages:
2) Preliminary Plat:
(a) Include a conservation area management plan specifically focusing on the

long-term management of conservation areas. The conservation area management plan shall include a narrative, based
on the site analysis required in Section 23.604(1), describing:

(1) Existing conditions including all natural, cultural, historic, and scenic elements in
the landscape.

(ii) The proposed completed condition for each conservation area; and the measures
proposed for achicving the end state.

(ii1) Proposed restoration measures, including: measures for

correcting increasingly destructive conditions, such as erosion, and measures for restoring habitats, ecosystems, and
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To all concerned:

Hunziker Land Development is in the process of having our preliminary plat approved for our new
conservation subdivision named Hayden’s Crossing on the Northwest corner of Ada Hayden Park. One
of the key elements of this project to promote connectivity within the subdivision is a trail connecting
the North street to the South street (Audobon Drive).

Through the evolution of our compromises with City staff, we arrived at a layout with 4 lots in both
phases of the subdivision (sketch plan is attached) that could have a side-loaded garage which abut this
interior trail. These side-loaded lots also allow for access for maintenance of the storm water detention
basin through an access easement.

We have proposed a 24 ft access easement and storm sewer easement between lots 15 and 16 in the
first phase of this subdivision. We have also proposed a 5 ft pedestrian path within this easement for
residents to access the trail. Our plan would be to clearly designate and identify this 5 ft path to prevent
any vehicle from parking on the path.

Given only 2 garages will face this easement, vehicle traffic would be very minimal and any pedestrian
utilizing the trail could clearly avoid the occasional car accessing their garage. This trail within the
subdivision would only be utilized by the residents of Hayden’s Crossing as there is no connection
beyond the North street.

We propose that you approve the Driveway Layout Figure 1 as attached. This will certainly be the path
that a pedestrian would use rather than what is shown in Figure 2. While staff is recommending Figure
2, we believe that even if constructed, pedestrians would still use the paved easement as we propose in
Figure 1 without the markings for a path as it aligns with the path connecting to Ada Hayden Park.
While this is a conservation subdivision, we would like to minimize the additional impervious surfaces.

Please let me know if you have any questions or need any additional information.
Thanks in advance for your consideration.

Justin Dodge
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