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ITEM #:         26a      
DATE:     10-11-22       

  
COUNCIL ACTION FORM 

 
REQUEST:  PRELIMINARY PLAT FOR THE NORTH DAYTON INDUSTRIAL 

PARK SUBDIVISION LOCATED AT 2105 & 2421 DAYTON AVENUE 
 
BACKGROUND: 
 

Dayton Avenue Development LLC is requesting approval of a Preliminary Plat on 72.99 
acres for the North Dayton Industrial Park located at 2105 & 2421 Dayton Avenue. (See 
Location Map Attachment A) The City annexed this land in February of this year. A 
rezoning with Master Plan was approved on June 14th which rezoned the property from 
Agricultural (A) to General Industrial (GI) with a Master Plan. (See Zoning Map 
Attachment B)  
 
The proposed Preliminary Plat includes 10 lots planned for industrial development. (See 
Attachment D) The Preliminary Plat includes 2 outlots which include Outlot A (6.27 acres) 
and Outlot B (11.78 acres) for the treatment and detention of stormwater and wetland 
protection. Outlot B contains a small pioneer era cemetery with access provided to the 
cemetery on Outlot B via an access easement on the west side of Lot 5. The plat also 
contains two street lots (Lot A & B) for street right-of-way. Lots 10 and 11, are proposed 
to be ‘through lots’ located between Dayton Avenue and Baley Avenue. These lots will 
only have access from Baley Avenue. 
 
Lot A contains Baley Avenue which is the sole street providing access to all the lots within 
the proposed subdivision. The street will function as a loop style street through the 
development intersecting with Dayton Avenue at two points. Lot B contains right-of-way 
for Dayton Avenue. Additionally, a turn lane will be constructed on the west side of Dayton 
Avenue for access onto Baley Avenue at both intersections. No access to the lots will be 
allowed directly from Dayton Avenue. 
 
Utilities will be extended into the subdivision including water, sanitary sewer and electrical 
lines. Water and Sanitary Sewer will serve all lots from along Bailey Avenue. The layout 
of the proposed subdivision does not include a final extension of sanitary sewer to the 
north, approximately 300 feet of pipe length. The initial proposal considered a waiver 
request of the subdivision standards due to the use of TIF for financing the infrastructure 
and limited utility of the extension based upon the existing use to the north and no further 
planned expansion.   
 
The Eagle’s Loft daycare north of the site utilizes a private service line to connect south 
to the existing public sewer line.  If the sewer is extended north to the boundary of this 
subdivision, the Eagle’s Loft is obligated to disconnect their private service and connect 
to the City sewer main at their costs. This obligation is established as part of water and 
sewer service agreement from 1995. Staff now proposes that the sewer extension be 
added to the design with the final plat approval to extend to the north boundary of 
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the subdivision.    
 
The applicant’s proposed stormwater plan includes retention of the pond and wetlands at 
the northwest corner of the site. The majority of the site will have runoff diverted to a large 
detention pond located at the southwest corner of the site before it is released to the west.  
Water quality and quantity controls are included primarily within the ponds. See additional 
discussion below. 
 
Sidewalk is being provided along the east side of Baley Avenue along the interior lots. 
Chapter 23.403(14) allows for sidewalks in General Industrial zoned subdivisions to be 
provided only on one side of a street.  Sidewalks could be approved on either side of 
Baley. A more detailed sidewalk discussion is provided in the addendum.  
 
TAX INCREMENT FINANCING AGREEMENT (TIF) 
 

A TIF Development Agreement has been finalized and is being brought before City 
Council for consideration and approval as a separate item on this agenda. At the 
August 23rd City Council meeting the City Council accepted an amended development 
proposal from the applicant requesting a 10-lot subdivision with 5 lots being small lots 
and 5 lots being larger sized lots. The Preliminary Plat reflects the approved proposal. 
 
A subsequent Urban Renewal Area and Plan, which includes TIF, will also need to be 
established this fall in order to create the appropriate funding mechanism to finance the 
subdivision infrastructure as described in the Development Agreement. 
 
Planning & Zoning Commission Recommendation 
 
At the September 7th Planning & Zoning Commission meeting the Commission discussed 
the Preliminary Plat for North Dayton Industrial Park Subdivision. Two members of the 
public spoke concerning the grading and stormwater plan.  One speaker represented 
concerns of the Izaac Walton League private club located to the west of the site in rural 
Story County. He expressed concerns about planned diversion of stormwater and  its 
release onto their property at the southwest corner of the subdivision site.  The other 
speaker was concerned about effects of grading and water flow to the pond located at the 
northwest corner of the existing site. 
 
Speaker’s specific concerns included how the change in stormwater release located 
along the property line will affect existing water levels on their site to the west. Concerns 
were raised an existing wet marsh could become dry and areas that are currently dry 
could become too wet due to stormwater discharge being routed to a new location.  
 
Chuck Winkleblack, representing Dayton Avenue Development LLC, addressed the 
concerns by describing the reasons why the stormwater discharge point was being 
located where it is proposed to efficiently develop the site and why the drainage on the 
site was being directed to the stormwater detention ponds as proposed. A substantial 
amount of the area of the subdivision has water diverted to the treatment pond at the 
southwest corner of the site. 
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Commission members discussed the concerns and considered staff’s responses 
regarding the City’s stormwater management plan requirements of Ames Municipal Code 
Chapter 5b and the general subdivision standards of Ames Municipal Code Chapter 23.  
Ultimately, the Commission determined the plan addressed stormwater requirements of 
Chapter 23 as they relate to approval of a subdivision.  
 
The Planning & Zoning Commission voted 7-0 to recommend the City Council approve 
the Preliminary Plat for the North Dayton Industrial Park Subdivision. 
 
STORMWATER MANAGEMENT: 

Subsequent to the Planning and Zoning Commission meeting, the City’s Public Works 
staff finalized their comments for the stormwater management plan regarding drainage 
changes and asked the developer to refine the design since the P&Z meeting.   
  
Additionally, representatives of the Izaac Walton League met with staff and the applicant 
in September with concerns of how changes to the release location of stormwater to the 
west would affect their property. Two significant concerns of the League were whether 
water would continue to runoff in the middle of the site to an existing marsh on their 
property and how much would flow from the pond to their pond.    
 
Staff has worked with the developer’s engineer to design a system that allows a release 
of water towards the Izaac Walton site marsh for 1-year storm event rainfalls, 
approximately 2.5 inches of rain. Larger storm events are controlled by the stormwater 
system and routed to the treatment pond.  
 
The stormwater plan included with the proposed preliminary plat for City Council 
approval includes the diversion of water at the middle of the site to the League’s 
property as an enhancement to the design since the P&Z meeting. The stormwater 
pond at the southwest corner of the site remains the same in its design and planned 
release rates to meet City requirements. This information has been shared with 
representatives of the League. Staff believes this release design should address 
the League’s concern.  
 
The City’s Public Works Department has accepted the proposed stormwater 
management plan proposal, pending approval of wetlands fill permits by the Army Corp 
of Engineers.  
 
ALTERNATIVES: 

 

1. The City Council can approve the Preliminary Plat for the North Dayton 
Industrial Park Subdivision located at 2105 & 2421 Dayton Avenue with the 
conditions: 

a. Include an extension of the Sanitary Sewer line to the north with public 
improvement plans and the final plat. 

b. Update the final stormwater management plan to reflect the approved 
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stormwater design and obtain Army Corps. of Engineers wetland fill 
permit prior to approval by the City for grading and final plat. 
 

2. The City Council can deny the Preliminary Plat for 2015 & 2421 Dayton Avenue 
if it finds the Preliminary Plat does not meet the requirements of Section 
23.302(3)(b) of the Ames Municipal Code and by setting forth it’s reasons to 
disapprove or modify the proposed preliminary plat as required by Section 
23.302(4) of the Ames Municipal Code. 
 

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

 

CITY MANAGER’S RECOMMENDED ACTION: 
 

Upon review of the Preliminary Plat staff has found that the proposal meets the 
requirements of Chapter 23 and the Rezoning Masterplan approved on June 14th.  Lot 
layout and design as well as utilities connections and stormwater design have been 
reviewed by staff and found to meet City standards. 
 
Therefore, it is the recommendation of the City Manager that the City Council approve 
Alternative #1. 
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Addendum 

 

Project Location. 
The project site is located at 2105 & 2421 Dayton Avenue along the west side of Dayton 
Avenue directly west and across from the USDA Laboratories and immediately south of 
the Eagles Loft Daycare. (See Attachment A- Location Map) 
 
Master Plan Compliance. 
The Preliminary Plat for this development is in conformance with the approved Master 
Plan, which illustrates the general arrangement of uses, layout of development and 
conservation/open space areas, planned transportation connections, and developable 
acres. 
 
Traffic and Street Connections.  
Dayton Avenue will provide access to the subdivision to the east. Baley Avenue will serve 
as direct access to each lot throughout the site and is designed as a loop design through 
the subdivision serving all 10 lots. Baley Avenue will intersect with Dayton Avenue at two 
points to the north and south along the east side of the subdivision. 
 
Turn lanes will be added to Dayton Avenue at both locations where Baley Avenue 
intersects with Dayton Avenue. The developer and staff have determined that the 
proposed turn lanes and internal street plans meet city standards for street construction.  
 
No future street connections have been provided to the north or south of the North Dayton 
Avenue Industrial Park. The property to the north is owned by Eagle’s Loft Daycare along 
with rural homes north of the city limits. No development is anticipated in the future in this 
area. To the south is land owned by Colorbiotics. There are no immediate expansion or 
development plans by Colorbiotics for the land to the south. Any development on the 
Colorbiotics property can be served by Dayton Avenue. 
 
As a result the north-south connections beyond this property are not seen as being 
needed to serve additional development or expansion of the City limits in the future. 
 

Shared Use Paths, Sidewalks, and Trails. 
The developer is responsible for constructing a shared use path along the west side of 
Dayton Avenue for the length of the North Dayton Industrial Park subdivision in 
accordance with the City’s Ames Plan 2040 Comprehensive Plan. Standard sidewalks of 
five feet are also required along one side of an industrial road as required in Section 
23.403(14).  The developer proposes the sidewalk along the interior side (east side) of 
Baley Avenue.  
 
Although not part of a preliminary plat standard, site development of each lot does require 
a walkway connection from the building to the street.  Crossings of streets to sidewalks 
is evaluated with site plan review.  A cross connection point can be provided for crossing 
points to access the lots on the western side to the sidewalks on the east side of Baley 
Avenue. 
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Alternatively, a sidewalk can be provided on the west side of Baley Avenue. Buildings on 
the west side of Baley would then connect to the sidewalk and the interior lots would have 
connections to the shared use path along Dayton.  
 
Stormwater Management. 
Stormwater management will occur in two outlots (A & B). One to the north and one to 
the south. Outlot A to the south captures water from the large majority of the subdivision 
which includes Lots 1-4 and 7-10 via storm sewer pipes traveling along Baley Avenue, 
the western edge of lots 2 and 3 and along the far southern edge of the site from the 
eastern edge of the site near Dayton Avenue. Outlot B to the north captures water from 
lots 5 and 6 near along the northern edge of the site via a swale along the north property 
line of both lots. 
 
The projected needed capacity has been met by the developer on the preliminary plat 
and meets the standards in Chapter 5 of the City’s Stormwater Management 
requirements. Stormwater flowage easements have been provided along the north sides 
of Lots 5 and 6 in the northern part of the subdivision leading to outlot B. Storm sewer 
easement is provided along the south side of Lot 1 and leading from Baley Avenue across 
the corners of Lot 1 and 2 both leading to Outlot A.  
 
The plan also includes a water diversion at the middle of the site to allow for 1-year storm 
events to allow runoff towards the Izaac Walton League property marsh.   Large volume 
events are diverted to the stormwater pond where it is then treated and released. 
 
Outlot B will utilize an existing pond for detention in the northwest part of the subdivision. 
Outlot A will contain a newly constructed detention pond near the southwest corner of the 
site. 
 
Utilities and Easements. 
Water service is provided from an existing main in Dayton Avenue via an 8-inch 
watermain running along Baley Avenue to serve each lot. The water main in Dayton was 
installed by the owner of the daycare to the north as part of the 1995 agreement.  
However, sewer to the north property is provided via a private service line in Dayton 
Avenue extending to the south of this proposed subdivision.    
 
Sanitary Sewer service is available from Dayton Avenue south of the site into the site via 
an 8-inch main underneath Baley Avenue serving each lot in the subdivision.  This project 
proposes routing the sewer through the site along Baley, but the preliminary plat does not 
include an extension north of 300 feet.  Initially this was a waiver request due to current 
service of Eagle’s Loft and limited options to develop further north.  As staff reviewed the 
project and original 1995 agreement for the construction of the daycare, staff now 
recommends extending the sanitary sewer the additional distance.  Upon the extension, 
the Eagle’s Loft would be obligated to connect to the City public sewer and disconnect 
their private main, all at their cost.   
 
Public Utility easements have been provided along the perimeter of most of the lots in the 
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subdivision. Electrical service will be provided within public utility easements throughout 
the site. 
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Attachment A- Location Map 
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Attachment B- Current Zoning & Masterplan 
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Attachment C: 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 & 6): 
 

(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. 

 
 (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. 
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Attachment D: Preliminary Plat 
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A BAILEY AVE TYPICAL SECTION
NOT TO SCALE

B DAYTON AVE WIDENING
NOT TO SCALE

C DAYTON AVE OFFSITE WIDENING
NOT TO SCALE

TYPICAL SECTIONS

PP.02
GENERAL NOTES AND TYPICAL SECTIONS

ALIGNMENT DATA

LOT DATA

GENERAL NOTES:

1. ALL PRIVATE UTILITIES WILL BE LOCATED WITHIN PUBLIC UTILITY EASEMENTS SHOWN OR
LOCATED WITHIN UTILITY CORRIDORS PROVIDED FOR BY THE CITY'S 'USE OF CITY
RIGHTS-OF-WAY BY RIGHT-OF-WAY USERS' ORDINANCE.

2. VEHICLE PARKING WILL BE PROHIBITED ALONG THE NORTH AND EAST SIDES OF ALL STREETS.

3. ALL CONSTRUCTION MATERIALS, DUMPSTERS, DETACHED TRAILERS, OR SIMILAR ITEMS ARE
PROHIBITED ON PUBLIC STREETS OR WITHIN THE PUBLIC RIGHT-OF-WAY.

4. OUTLOT A & B, STORM WATER AND SURFACE WATER FLOWAGE EASEMENT OVER ENTIRE
SITE.

5. LOT A & B SHALL BE DEDICATED TO THE CITY OF AMES AS R.O.W.

BAILEY AVE



DAYTON AVE
2.88 ACRES

125444 SQ FT

LOT 3
10.64 ACRES
463313 SQ FT

LOT 8
1.38 ACRES

59984 SQ FT

OUTLOT A
6.26 ACRES

272472 SQ FT

LOT 2
10.63 ACRES
462863 SQ FT

LOT 4
2.01 ACRES

87574 SQ FT

LOT 1
5.01 ACRES

218211 SQ FT

LOT 5
2.26 ACRES

98488 SQ FT

OUTLOT B
11.64 ACRES
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LOT 10
8.36 ACRES

364153 SQ FT

LOT 9
4.92 ACRES

214422 SQ FT

LOT 7
1.36 ACRES

59301 SQ FT

BAILEY AVE
3.72 ACRES

162150 SQ FT

LOT 6
1.94 ACRES
84644 SQ FT
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UTILITY LEGEND

STORM SEWER
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8" WATERMAIN

EASEMENT LEGEND
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ACCESS EASEMENT

STORM WATER FLOWAGE EASEMENT

STORM SEWER EASEMENT

STORM SEWER & ACCESS EASEMENT
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PP.10
PROPOSED CONDITIONS

UTILITY LEGEND

STORM SEWER

8" SANITARY SEWER

8" WATERMAIN

10' P.U.E.

EASEMENT LEGEND

PUBLIC UTILITY EASEMENT (P.U.E.)

ACCESS EASEMENT

STORM WATER FLOWAGE EASEMENT

STORM SEWER EASEMENT

STORM SEWER & ACCESS EASEMENT

20' WEIR
ELEV:970.5
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PROPOSED CONDITIONS

UTILITY LEGEND

STORM SEWER

8" SANITARY SEWER

8" WATERMAIN

EASEMENT LEGEND

PUBLIC UTILITY EASEMENT (P.U.E.)

ACCESS EASEMENT

STORM WATER FLOWAGE EASEMENT

STORM SEWER EASEMENT

STORM SEWER & ACCESS EASEMENT
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PP.12
STREET TREE & LANDSCAPING PLAN

STREET TREE NOTES:

1. TREES SHALL BE PLANTED WITHIN THE RIGHT-OF-WAY WITHIN THE SUBDIVISION. TREES SHALL BE PLANTED IN ACCORDANCE WITH
THE REQUIREMENTS OF SECTION 23.402 OF SUBDIVISION ORDINANCE.

2. THE SPACING SHALL BE ADJUSTED AS A RESULT OF DRIVE OPENINGS, UNDERGROUND UTILITIES, STREET LIGHTS, AND OTHER
POTENTIAL OBSTRUCTIONS.

3. A MINIMUM OF NINE (9) SQUARE FEET OF AREA SHALL BE MAINTAINED FOR EACH TREE AND NO IMPERVIOUS MATERIAL SHALL BE
INSTALLED CLOSER THAN THIRTY (30) INCHES TO THE TRUCK OF THE TREE.

4. TREES SHALL NOT BE LOCATED CLOSER THAN TWO AND ONE-HALF (2-1/2) FEET TO THE BACK OF CURB OR THE SIDEWALK LINE.
WHERE THE DISTANCE BETWEEN THE BACK OF THE CURB AND THE SIDEWALK IS GREATER THAN EIGHT (8) FEET, TREES SHALL BE
PLANTED WITHIN FOUR (4) FEET OF THE SIDEWALK LINE.

5. TREES SHALL NOT BE PLANTED CLOSER THAN THIRTY (30) FEET FROM THE CORNER AT INTERSECTIONS AND SHALL NOT BE CLOSER
THAN TWENTY (20) FEET TO THE INTERSECTION OF THE FRONT AND SIDE LOT LINE ON A CORNER LOT.

6. TREES SHALL NOT BE LOCATED CLOSER TO A STREET LIGHT POLE THAN THE DISTANCE OF THE SPREAD OF THE TREE AT MATURITY.
THE DISTANCE SHALL BE MEASURED FROM THE CENTER OF THE TREE TO THE CENTER OF THE POLE.

LEGEND

LOW-GROW GRASS

WETLAND SEEDING

TYPE III SEEDING

TYPE IV SEEDING

TYPE IV SHALL BE THE FOLLOWING

· REFER TO SUDAS FOR GRASS MIXTURE AND
SEEDING RATE

WETLAND MIXTURE SHALL BE THE FOLLOWING

· REFER TO SUDAS FOR WETLAND MIXTURE AND
SEEDING RATE

LOW-GROW GRASS MIXTURE SHALL BE THE
FOLLOWING
· SUBDIVISION MIXTURE BY UNITED SEED, OR
· APPROVED EQUAL
SEED RATE: 32 LBS/ACRE
SEEDING DEPTH: 1/4"

15% SIDEOATS GRAMA
10% BLUE GRAMA
20% HARD FINE FESCUE
20% SHEEP FINE FESCUE
25% BLUE FINE FESCUE
15% LITTLE BLUESTEM
15% COVER CROP

TYPE III SEED MIXTURE SHALL BE THE FOLLOWING

· REFER TO SUDAS FOR TYPE III SEED MIXTURE
        AND SEEDING RATE
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PP.13
STREET TREE & LANDSCAPING PLAN

LEGEND

LOW-GROW GRASS

WETLAND SEEDING

TYPE III SEEDING

TYPE IV SEEDING
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