
 1 

 ITEM #  53b                   
DATE: 04-26-16 

 
Staff Report 

 
CAMPUSTOWN URBAN REVITALIZATION AREA  

NATURAL DAYLIGHT CRITERIA EQUIVALENCY REQUEST  
FOR PROPERTY AT 122 HAYWARD AVENUE 

 
April 26, 2016 

 
BACKGROUND:  
 
Dean Jensen, RES Development, Ames, as the property owner and developer, has 
submitted applications for approval of a Minor Site Development Plan and Plat of 
Survey to combine two lots into a single parcel for redevelopment of the property 
located at 122 Hayward Avenue (currently addressed as 118 and 120 Hayward Avenue, 
see Attachment A: Location Map). The developer intends to demolish the existing one-
story commercial building and construct a new mixed-use, seven story, structure with 
commercial uses on the first floor, amenities for apartment tenants above the 
commercial, two levels of structured parking, and five levels of apartment units. Nine 
apartments are planned for each residential level.  The apartment layouts include (3) 
two-bedroom, (1) three-bedroom and (5) four-bedroom units on each level.  A total of 45 
units, 145 bedrooms; and, 45 parking spaces will be located inside the structure.  Six 
additional parking spaces are planned outside the building, on the ground level north of 
the building.  
 
(See Attachment D: Preliminary Plans, not yet approved, including the “Cover Sheet”, 
“Lower Parking Plan”, “Upper Parking Plan”, “Typical Floor Plan”, “North & South 
Building Elevations”; and, “East & West Building Elevations.”)     
 
The Developer has put forward a request to have the City Council determine if 
their approach to provide natural lighting for the apartment unit living areas is 
equivalent to the criterion of the Campustown Urban Revitalization Area (URA) 
(see Attachment C: Campustown URA Criteria).   The developer desires to construct 
the project as proposed and intends to seek property tax abatement once the project is 
constructed. The specific criterion that is related to this request is: 
 
 Criteria #10 “provide for natural daylight requirements of applicable codes with 
exterior windows.” 
 
Specifically, the developer asks that the Council determine that the although 
approximately 1/3 of the bedrooms within the project do not have exterior 
windows, that due to the degree of glazing on the residential facades and the 
proposed level of artificial lighting within each living area that the project can be 
found to be equivalent to the standard as described in the URA Plan. (see 
Attachment B: Developer’s Request). 
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The Campustown URA has always included conditions that are mandatory for receiving 
property tax abatement. The Campustown URA criteria are expectations that exceed 
the basic standards of the City’s codes and rely on the incentive of receiving property 
tax to abatement to have such features included within the design of a project. The 
current language for requirements applied to residential uses was added to the 
Campustown Criteria in 2009. The residential requirements were described in the 
February 2009 reports as a means to address the City’s experiences with large and 
intense developments and to increase safety and security and access to light and air for 
these intense developments.  
 
The language at question relates to a building code standard that articulates a 
requirement that occupied space must meet minimum lighting levels, either through the 
use of windows or artificial lighting, within each room (see IBC Excerpt Attachment F). A 
building must provide natural light for habitable spaces, with the net glazed area to be 
not less than 8% of the floor area of the room served by the window. The other 
approach is to use artificial light that is adequate to provide an average illumination of 
10 footcandles over the area of the room at a height of 30 inches above the floor level.  
 
Staff has interpreted the URA criterion for natural daylight requirements to mean 
that natural lighting, through the use of window glazing, is to be incorporated into 
the design of new buildings for all habitable spaces e.g.  bedrooms, living/dining 
rooms and kitchens, but not to bathrooms and hallways as would be included within the 
meaning of the Building Code. Staff sees the use of natural daylight as a higher design 
standard than artificial lighting and in most circumstances viewed as an enhanced living 
environment.  
 
The developer proposes that natural light does not have to be provided to all habitable 
spaces in the building to meet the URA criteria for lighting. The developer proposes that 
artificial light can be provided in place of exterior windows for some of the rooms, 
provided the rooms that do have exterior windows exceed the minimum glazed area for 
the entire apartment units that would be required by the IBC. They believe this 
approach achieves a higher standard for the building design than is required by 
the IBC, and satisfies the URA criteria for natural daylight with exterior windows. 
 
On Attachment E: Lighting, the developer has shown the square footage of glazing 
provided for rooms that have exterior windows, and the ratio of glazing to floor area of 
the room being provided with natural light.  The percentage of floor area provided as 
glazing exceeds the minimum IBC requirement of 8% for all habitable rooms provided 
with windows.  All living rooms, dining areas and kitchens in the building receive natural 
light.  All living room windows include 46 square feet of glazing (8’-0” wide by 5’-9” tall)  
Ninety-five of the 145 bedrooms have windows; whereas, the other 50 bedrooms are 
lighted with artificial light, and will not have windows.  All bedroom windows include 19 
square feet of glazing (3’-4” wide by 5’-9” tall).  Ten of the 29 bedrooms on each of the 
five levels will be lighted with artificial light, only.  Attachment D: Lighting, also shows 
the percentage of exterior wall surface for all four building elevations that is devoted to 
glazing.  The percentage of glazing on the exterior facades ranges from 20% on the 
south elevation to 30.7 % on the west elevation.  
 



 3 

Another code related to lighting is the City of Ames Rental Housing Code (see 
Attachment G: Rental Housing Code).  The Rental Housing Code requires that each 
habitable room be provided with natural light by means of one or more exterior glazed 
openings.  The window openings are to have a total minimum area of at least 10 square 
feet per apartment.  However, it expressly states that in lieu of window openings for 
natural light in habitable rooms, adequate light may be a system of artificial light capable 
of producing an average illumination of six footcandles over the area of the room at a 
height of 30 inches above the floor level.  This Rental Code standard is a lower bar than 
that of the current building code adopted by the City.  The developers proposed  
artificial lighting provided in each of the 50 interior bedrooms is equal to 18 
footcandles, which exceeds the minimum required for rooms with artificial light, 
and no natural daylight.  
 
Options 
 
1. The City Council can approve the developer’s proposal of an equivalent alternative 

to meet the Campustown Urban Revitalization Criteria #10 for natural daylight 
requirements for the proposed mixed-use building at 122 Hayward Avenue.  

 
 The City Council is asked to exercise their discretion and determine that the 

proposed approach to window glazing and artificial lighting for 1/3 of the bedrooms 
in the 122 Hayward project meets the equivalency language of the URA Plan.  City 
Council could determine that the proposal does meet the equivalency expectation 
and approve the developer’s approach to designing the building.  With this option, 
acceptance of the developer’s proposal would allow the developer to proceed with 
the project with the assurance that tax abatement would be available upon 
completion of the project if it meets all other requirements of the Campustown URA 
Plan. 

 
 

2. The City Council can direct staff to prepare an amendment to the Campustown 
Urban Revitalization Criteria for natural daylight requirements to allow the 
developer’s proposal to comply with the standards. 
 
In the event the City Council does not believe the proposal is equivalent to the 
standards, but is supportive of the developer’s request, the City Council could initiate 
an amendment to the Campustown URA criteria that revises the natural day-lighting 
requirement.  A change could be made to reflect the intent of increased glazing on 
residential facades or a glazing requirement based upon the apartment unit area. 
Such a change would then apply to all future projects.  The developer would likely 
continue with their project while the City pursues an amendment to the criteria. 

 
 

3. The City Council can deny approval of the developer’s proposal of an equivalent 
alternative to meet the Campustown Urban Revitalization Criteria for natural daylight 
requirements for the proposed mixed-use building at 122 Hayward Avenue. 
 

 If the City Council does not believe the approach by the developer meets the intent 
of the URA criteria it can choose to deny the request.  The developer would then 
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need to decide whether to construct the project as proposed and not seek property 
tax abatement or to redesign the project to be eligible for tax abatement with all 
habitable rooms having an exterior window.  

 
4. The City Council can refer this request back to City staff and/or the applicant for 

additional information prior to making this determination. 
 
STAFF COMMENTS: 
 
The intent of the natural light criterion can be found to have two purposes. The first is to 
enhance the living environment of each habitable room with access to natural light. Staff 
believes the second outcome from the natural light criterion is that there would likely be 
a higher percentage of glazing on residential facades due to the requirement that each 
room have access to an exterior window rather than meeting lighting requirements 
solely with artificial light. The increase in glazing creates a higher degree of architectural 
interest than blank facades with non-transparent materials. 
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Attachment A 
Location Map 
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Attachment B 
Developer’s Request – Page 1 
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Attachment B 
Developer’s Request – Page 2  
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Attachment C 
Campustown URA Criteria (Page 1) 
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Attachment C 
Campustown URA Criteria (Page 1) 
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Attachment D 
Preliminary Plans – Cover Sheet 
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Attachment D 
Preliminary Plans – Lower Parking Plan 
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Attachment D 
Preliminary Plans – Upper Parking Plan  
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Attachment D 
Preliminary Plans – Typical Floor Plan  
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Attachment D 
Preliminary Plans – North & South Building Elevations 
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Attachment D 
Preliminary Plans – East & West Building Elevations 
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Attachment D 
Preliminary Plans – Natural Daylight Percentages 
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Attachment E 
Lighting 
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Attachment F 
2012 International Building Code 
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Attachment G 
Rental Housing Code 

  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 

 
  

 


