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ITEM #:         37         
DATE:     04-14-20       

 
COUNCIL ACTION FORM 

 
SUBJECT:  PRELIMINARY PLAT FOR CORNER OF SE 16TH STREET AND 

S DAYTON AVENUE AT 1499 S DAYTON AVENUE. 
 
BACKGROUND: 
 
Wheelock Corner Subdivision is a proposed 16.47-acre development on the northwest 
corner of the intersection at SE 16th Street and S Dayton Avenue. See a location map in 
Attachment A. The property owner, DW Holdings, LLC., requests approval of a 
preliminary plat creating 6 lots. There are six developable parcels and proposed public –
right-way, Isaac Newton Drive, that will provide access throughout the development. (Lot 
Layout-Attachment B)  
 
All six lots will have access off of the newly extended Isaac Newton Drive. Direct access 
to SE 16th Street and S Dayton Avenue will be prohibited. Shared access to the Theisen’s 
will also remain.  
 
The entire site is located within the floodplain and are subject to requirements of Chapter 
9 of the Ames Municipal Code. At the western end of the site, a portion of Lots 2 and 3 
(3.66 Acres) lie within the Floodway. No development is proposed in this area; however, 
storm water management features are located in this area. Development within the Fringe 
area is required to have a building’s finished floor three feet above the base flood 
elevation. Grading and fill for the individual lots will occur at the time of their development. 
Any disturbance in the Floodway is required to meet a no-rise standard for the base flood 
elevation.  
 
The floodway area of Lots 2 and 3 are located in the Environmentally Sensitive Overlay 
District, O-E. This site is the first project to request approval of grading or improvements 
that lie within the O-E District. The standards of Ames Municipal Code, Section 29.1103, 
intend to protect designated natural resource areas by using an environmental 
assessment (Attachment F) and requiring mitigation of significant issues related to 
identified environmental conditions. In this case, consideration of potential flooding, 
wetlands, riparian habitat, and woodland impacts. Based upon the biological assessment 
and review of Chapter 9 Flood Plain regulations, the proposed storm water detention 
facilities do not cause and significant adverse impact on the identified resources. Note 
that in the site exhibits of Attachment F, the study area includes lands to the west of the 
proposed subdivision.  
 
Water, sanitary, and storm sewer are all proposed within the subdivision. Five-foot 
sidewalks are proposed on both sides of Isaac Newton Drive and along S Dayton Avenue. 
A shared use path already exists along SE 16th Street. Future street improvements are 
planned for S Dayton and SE 16th Street that are not related to the proposed subdivision. 
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Planning and Zoning Commission: At its meeting on March 18, 2020, the Ames 
Planning and Zoning Commission voted 4-0 to recommend approval of the preliminary 
plat to the City Council with a condition that the applicant clarify the preservation of the 
oak woodlands that were identified in the inventory. The applicant was not in attendance 
at the meeting. 
 
After Commission’s discussion of the Environmental Assessment Report, a 
recommendation for approval was made with the condition that the applicant 
clarify the preservation of the oak woodlands that were identified in the Environmental 
Assessment Report.  Staff has responded to this recommendation of the Planning and 
Zoning Commission by adding a condition for creation of a conservation easement related 
to tree preservation prior to approval of the final plat.  
 
ALTERNATIVES: 
 
1. The City Council can approve the Preliminary Plat for Wheelock Corner Subdivision, 

subject to approval of Flood Plain Permit by the City of Ames and other affected 
agencies and with the condition that the applicant provide a Conservation Easement 
prior to final plat approval related to preservation of Oak woodlands that were 
identified in the inventory.  

 
2. The City Council can approve the Preliminary Plat for Wheelock Corner Subdivision, 

subject to approval of Flood Plain Permit by the City of Ames and other affected 
agencies. 

 
3. The City Council can deny the Preliminary Plat for Wheelock Corner Subdivision, 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. 
 

4. The City Council can defer action on this request to the next regular meeting and refer 
it back to City staff and/or the applicant for additional information. 

 
CITY MANAGER’S RECOMMENDED ACTION: 
 
This preliminary plat proposal includes six developable commercial lots. The preliminary 
plat identifies all the necessary infrastructure to serve the proposed commercial lots, 
reserves the Floodway from any development, and dedicates a portion of right-of-way for 
sidewalk extension to the City’s trail system. The Environmental Assessment Report 
shows no adverse impact to environmentally sensitive areas, e.g. wetlands and 
established woodlands, in the floodway due to the design and location of the 
improvements as well as no rise in the base flood elevation as the result of the 
construction of the storm water detention basin. However, an additional step of providing 
a Conservation Easement that prohibits the removal of healthy and mature trees provides 
additional support towards preserving the identified oak woodland resources consistent 
with the intent of the Overlay.  
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City staff has reviewed the proposed plat and find it conforms to the requirements of the 
Ames Subdivision regulations in meeting infrastructure requirements with appropriately 
designed lots for commercial use. Prior to final plat approval the applicant will seek 
additional permits for flood plain improvements and each site development permit will also 
require individual flood plain permits. 
 
Therefore, it is the recommendation of the City Manager that the City Council support  
Alternative #1 thereby approving the Preliminary Plat for Wheelock Corner Subdivision, 
subject to approval of Flood Plain Permit by the City of Ames and other affected agencies 
and with the condition that the applicant provide a Conservation Easement prior to final 
plat approval related to preservation of Oak woodlands that were identified in the 
inventory.  
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Addendum 
 
General Site Info 
The site is currently an unplatted parcel of about 16.4 acres. The site is zoned Highway 
Oriented Commercial, HOC and has the Southeast Gateway Overlay District designation. 
The site is relatively flat although, approximately 3.6 acres, is located within the 
Environmental Sustainability Overlay. Attachment F includes the required Environmental 
Assessment Report. 
 
The site has commercial development on the north, east, and south sides and all are 
zoned Highway Oriented Commercial (HOC). The Southeast Gateway Overlay 
designations exists on the properties to the east and south. The adjacent land to the west 
is located within the Floodplain and undeveloped at this time. See Attachment C. 
 
Lots 
The proposed preliminary plat will yield six developable lots. The lot sizes range from .75 
acres to 4.70 acres. The approximate western half of Lots 2 and 3 will not be developable 
since they are located within the Environmentally Sensitive Overlay District. Note that by 
having this area as part of the individual lots rather than as a separate outlot, it allows for 
calculation of development standards for floor area ratio to occur across the gross lot 
area, therefore allowing for more development potential in relation to floor area ratio 
limitations. 
 
Notably, Theisen’s has an existing driveway access through the site. This existing access 
is incorporated into area of proposed Lot 1. 
 
Along the southern boundary of the proposed plat, there is a 0.45 acre parcel owned by 
Story County. This parcel will remain as is in ownership and size. This parcel was 
purchased by Story County with federal funds under a flood mitigation buyout program 
with the condition that no changes can be made to it or construction upon it. The applicant 
will landscape this lot and includes drainage swale through this area with acceptance by 
Story County.  The lot will function as “front yard” area along SE 16th Street. 
 
Streets 
A new street, Isaac Newton Drive will run through the site, providing a connection between 
SE 16th Street and S Dayton Avenue. It will be designed as a Commercial Collector street, 
with a 66-foot right-of-way, with a paving width of 31 feet. Access to all lots will be off 
Isaac Newton Drive. Direct access to SE 16th and S Dayton Avenue will be prohibited. 
The City is in the process of planning for street improvements at the intersection of S 
Dayton Avenue and SE 16th Street.  These improvements are unrelated to the proposed 
development but spacing and right-of-way needs have been coordinated with the 
proposed plat layout. 
 
Water 
An 8-inch public water main will be extended along the Isaac Newton Drive right-of-way 
from an existing off-site main on the south side of SE 16th Street. This public water main 
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will be providing service to future proposed hydrants and extensions of the main will serve 
each commercial lot. 
 
Sewer 
An 8-inch public sanitary sewer line running through it currently. It will be extended along 
the Isaac Newton Drive right-of-way from an existing main that is already extended from 
S Dayton Avenue. Manholes will be installed and public sanitary sewer mains will provide 
service all lots. 
 
Sidewalks and Trails 
A five-foot sidewalk is required and will be installed along the frontage of Isaac Newton 
Drive on both sides of the right-of-way. A five-foot sidewalk will be installed along S 
Dayton Avenue. An eight-foot shared use path already exists along SE 16th Street. A 
sidewalk ramp already exists to allow pedestrians to cross S Dayton Avenue. There is not 
a ramp proposed to provide a crossing to the south side of SE 16th Street due to a lack of 
receiving sidewalk facility. Future improvements at that that intersection will address 
appropriate and safe pedestrian crossing requirements. 
 
A private drive already exists from the Theisen’s site south to connect with S Dayton 
Avenue. This private drive will remain and connect with the new street, Isaac Newton 
Drive. A sidewalk crossing will be installed to the north of this intersection to allow 
pedestrians to safely cross this frontage drive, since no changes are proposed to its 
current design. 
 
Storm Water Management 
Public Works staff has reviewed the storm water management plan and finds that it meets 
the capacity requirements of the City’s ordinances. Further storm water information will 
be needed prior to approval of a Minor Site Development Plan for each lot. For the 
purposes of this preliminary plat, the proposed grading and detention plans can be 
approved. A majority of the storm water runoff will be directed to a detention basin in the 
western half of Lot 3. The northern half of Lots 1 and 2 will drain to the north to an existing 
off-site basin. 
 
Flood Plain 
The western portion of Lots 2 and 3, approximately 3.6 acres is located within the 
floodway. (See Attachment D). The rest of the site is located within the Floodway Fringe. 
Development within the Floodway Fringe is allowed provided that buildings are elevated 
or flood proofed to 3 feet above the Base Flood Elevation (BFE or the water surface level 
of a flood having a 1 percent chance of occurring in any given year). Anything within the 
Floodway is severely restricted and usually requires explicit approval by the City Council 
through a Major Site Development Plan or a Preliminary Plat. In this case, no 
development is proposed in the Floodway, other than the storm water facility. The 
proposed grading is subject to the requirements of Flood Plain Zoning ordinance (Ames 
Municipal Code Chapter 9) and the Environmental Overlay standard of Chapter 29.  
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Environmental Assessment Report 
An Environmental Assessment Report is required as part of the Preliminary Plat approval 
as the storm water detention basin for the development contained within the preliminary 
plat is to be located in the O-E District, which qualifies as a development use in the 
regulatory floodway (Chapter 9 of the Ames Municipal Code). This report (Attachment F) 
is a supplement to the City’s flood plain regulations and must show that the project will 
protect designated natural resources areas through a natural resource inventory and 
mitigate any negative effects on the floodway, or negative effects on the development as 
a result of locating improvements in the designated area.  
 
The Environmental Assessment report was completed by Impact 7G on behalf of the 
developer. A portion of the study area is not part of this preliminary plat. It is on the 
property to the west and is under the same ownership. Approximately, 1.4 acres of the 
study area included is an Oak woodland area forested. This forested area is on the 
western half of Lot 2 and does extend south onto Lot 3. As part of the review of the report 
and discussion at the Planning and Zoning Commission meeting, it was stressed that this 
wooded area should be preserved. The applicant did move the extent of the grading 
outside the dripline of the trees. It is located within the floodway. Most work in a floodway 
would need a Floodplain permit. However, there is no specific preservation method for 
the forested area laid out. Staff assumes that the intent is to preserve the oak woodland 
area but nothing in the Floodway regulations prevents or requires review prior to tree 
removal. Requiring a Conservation Preservation Easement would be needed that 
included language prohibiting the removal of trees. Staff feels that a Conservation 
Preservation Easement would be the most direct way to protect the forested area. 
 
The report indicates that the proposed storm water detention basin will not disturb any 
wetlands or any impact on woodland areas. The applicant made adjustments to the 
original design in response to the findings of the assessment. The grading plans also 
show the elevation in the floodway will have no rise as a result of the project and any 
excess soil or dirt will be removed from the floodway thereby not causing a shift in 
elevation form one location to another. The construction of the detention basin can be 
seen to not have a negative impact on water flow within the stream channel of the Skunk 
River as any flooding would be accommodated within the storm water detention basin 
capacity, which currently does not exist.   
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ATTACHMENT A: LOCATION MAP 
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ATTACHMENT B: PRELIMINARY PLAT LOT LAYOUT 
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ATTACHMENT C: ZONING 
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ATTACHMENT D: FLOOD PLAIN 
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ATTACHMENT E: 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 Iowa 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 IV, establishes requirements 
for public improvements and contains design standards. 
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ATTACHMENT F: ENVIRONMENTAL ASSESSMENT REPORT 
































































	37
	COUNCIL ACTION FORM

	37 Attachment

