ITEM#: 8
DATE: 05-06-15

COMMISSION ACTION FORM

REQUEST: Amendment to Land Use Policy Plan (LUPP)
Future Land Use Map
LOCATION: 5571 Grant Avenue
(Attachment A)
ACREAGE: 170 Acres
LAND USE Existing: None
DESIGNATION: Proposed: Village/Suburban Residential and Convenience
Commercial Node (Attachment B)
CURRENT ZONING: “A” (Agriculture)
(Attachment C)

PROPERTY OWNER: Diligent Rose Prairie, LLC
12119 Stratford Drive, Suite B
Clive, lowa 50325

APPLICANT/ William J. Ludwig (Applicant)
CONTACT: William J. Ludwig & Associates
1444 NW 124t Ct.
Clive, lowa 50325

BACKGROUND:

On November 24, 2014, the City Council directed staff to initiate and Minor Map
Amendment in regard to the request of William J. Ludwig (representing Diligent Rose
Prairie) for a Land Use Policy Plan (LUPP) Map Amendment. On April 2, 2015, the
Developer submitted an application for a Land Use Policy Plan (LUPP) Minor Map
Amendment for the property at 5571 Grant Avenue. The application is for a
Village/Suburban Residential land use designation and an 8-acre commercial
component for their 170 acre property located west of Grant Avenue and south of
190" Street. The subject area is an undeveloped parcel west of Grant Avenue and Ada
Hayden and south of 190" Street (see Attachment B).

The subject property was annexed in 2011. The property has no current LUPP land use
designation, as it was annexed before the current policy that designates Urban
Residential Fringe Plan lands as Village/Suburban Residential upon their annexation. A
development agreement applies to the property regarding certain development
parameters, including, but not limited to zoning of the property to FS-RL (Floating



Suburban Residential Low Density), and participation in the cost of Grant Avenue
improvements. The proposed LUPP Amendment for the Commercial Node is not
reflected in the development agreement and the development agreement would need to
be amendment prior to considering rezoning for a commercial component. Additionally,
the applicant intends to apply for a Planned Residential District (PRD) rezoning for the
residential component that also differs from the development agreement. An
amendment to the development agreement would also be necessary to move forward
with future zoning of the property to PRD. However, the LUPP Amendment request
can proceed without changes to the development agreement as it is not binding
on the timing of zoning of the property as defined by the development agreement.

The LUPP application identifies an intent to the develop the site with 579 dwelling units
including single family detach, single family attached and multifamily housing units as
well as a commercial retail/office component on approximately 8 acres. The residential
component of the development is proposed on approximately 132 acres of the 170
equating to a net density of 4.43 dwelling units per acre for the property.

The Village/Suburban Residential designation is a category created with the 1997
adoption of the LUPP and intended for one of two types of development: the village
concept or the suburban residential concept. Suburban residential developments are
intended for remaining in-fill areas and new lands area where the village residential
development is not chosen. Suburban residential designated areas are anticipated to
develop similar to past residential development patterns, such that it is generally a
singular residential use pattern with little design integration as compared to a village.
This concept generally requires that landscape buffering be used as a separation of
land use types. The LUPP intends for Suburban Residential, however while vehicular
focused, to provide for improved pedestrian connection to parks, schools and open
space areas using such amenities as sidewalks on both sides of the street, bike
connections, and open space area. It is also required that the conservation of
designated natural resources areas, such as designated environmental sensitive areas,
be protected through design features incorporated into the development. The
requested designation for Village/Suburban Residential is consistent with the
LUPP for newly developing areas of the City.

The Commercial Node request is a process required by the LUPP to consider adding
neighborhood commercial development to new residential areas. The City has
specified a limited number of nodes for growth areas and provides criteria to consider
additional nodes (See Addendum Pg. 5) as is proposed by the applicant. Generally, the
City desires neighborhood services for concentrated population areas subject to siting
and sizing criteria. In this instance, the basis of the applicant’s request is the projected
population of the North Growth Area rather than its location within the City. The LUPP
describes siting of nodes based on proximity to other neighborhood commercial areas
and for it to be located in concentrated population areas.

A full analysis of the LUPP Amendment is included in the attached addendum.



The property is currently zoned Agricultural. (See Attachment C) The PRD zoning
intended for the property is allowed for under a Suburban Residential land use concept
being requested by the applicant. However, PRD zoning does not specifically allow for
the commercial development desired at the corner of 190" Street and Grant Avenue.
The “CVCN” (Convenience Commercial Node) zoning district would be required to
address the proposed Commercial Node Designation for retail, restaurant, and office
uses proposed for the development.

ALTERNATIVES:

1. The Planning and Zoning Commission can recommend that the City Council
approve an amendment to the LUPP Future Land Use Map to designate the
property located at 5571 Grant Avenue, as Village/Suburban Residential with a
Convenience Commercial Node located at the northeast corner of the site at Grant
Avenue and 190™ Street.

2. The Planning and Zoning Commission can recommend that the City council
approved the amendment to the LUPP Future Land Use Map with a modified land
use designation determination.

The Commission would choose this request if the Commission determines
that the Convenience Commercial Node does not comply with the criteria of
the Land Use Policy Plan for the use or location of the proposed
Convenience Commercial Node on the site.

3. The Planning and Zoning Commission can refer this request back to staff or the

applicant for more information prior to forwarding a recommendation to City
Council.

RECOMMENDED ACTION:

The applicant notes a lack of commercially designated area within the North Growth
Area on the fringe of the city. This area of the community has not been planned within
the LUPP for future commercial development. The LUPP establishes the criteria in
which to designate future area for commercial development. The developer indicates
that the residential development of Rose Prairie and surrounding neighborhoods is
suitable for a future Convenience Commercial Node at the intersection of 190" Street
and Grant Avenue.

While the Rose Prairie residential development of a Suburban Residential concept
within the Village/Suburban Residential land use designation does comply with the
policies of the LUPP, staff has concerns regarding the location of the commercial
component of the proposed development, as it is not fully consistent with all the criteria
for locating Convenience Commercial Nodes within the LUPP. Staff's principal
concerns are related to locating commercial services on the edge of the City where no



additional expansion of residential development is anticipated within the LUPP. Area
north of the subject site is not part of the North Growth Area and the Ames Urban Fringe
Plan identifies the area between Ames and Gilbert as agriculture/special study area.

Therefore, it is the recommendation of the Department of Planning and Housing
that the Planning and Zoning Commission act in accordance with Alternative #2,
which is to recommend that the City Council approve an amendment to the LUPP
Future Land Use Map to change the land use designation of the property located
at 5571 Grant Avenue to Village/Suburban Residential without a Commercial
Node.



Addendum

On April 2, 2015, the Developer submitted an application for a Land Use Policy Plan
(LUPP) Minor Map Amendment for the property at 5571 Grant Avenue. The applicant
has also submitted an application for a rezoning request to Planned Residential District
(PRD) for the Rose Prairie site, which will be processed subsequent to an approval of a
the LUPP Map Amendment.

The application indicates the Rose Prairie development site is intended for development
of up to 579 dwelling units including single family detached, single family attached and
multiple family housing units as well as a commercial retail/office component on
approximately eight acres. The residential component of the development is proposed
on approximately 132 acres of the overall 170 acre site, equating to a potential net
density of 4.43 dwelling units per acre for the property. The eight acre commercial site
of the development is noted as potentially including a gas station/convenience story,
15,000 square feet of office space and 18,000 square feet of leasable area for retail and
sit-down restaurant uses. See the concept development plan, Attachment D. The
developer intends to subdivide the site into parcels, “sub-neighborhoods”, that will be
separated by a green belt park and lake, but connected by use of sidewalks and a tralil
system.

Land Use Policy Plan

The concept of convenience nodes was originally developed back in 2004. The intent
under this concept was to provide nodes of commercial development within the
Village/Suburban Residential Land use designation in close proximity to, and for the
convenience of, the immediate neighborhood, but in a manner and scale that would be
compatible with the residential character of the surrounding neighborhood.

The LUPP describes, as it pertains to the expansion of commercial areas within the new
lands area, the criteria for size, intensity, and location of a Convenience Commercial
Node, for best locating nodes of commercial activity to ensure both compatibility and
overall sustainability of each node. There is also need to ensure that uses within the
node do not compete with or undermine the economic vitality of a village or other
commercial areas within close proximity of the node, and that there is a demonstrated
need for more commercial land so close to other designated commercial areas.

Convenience Commercial Nodes. Convenience scale commercial land uses in areas
designated as Village/Suburban Residential in the New Lands Area shall be located in
strategic locations. The following criteria shall be used to locate convenience scale
commercial land uses:

1. Convenience Commercial Nodes should be located with distribution frequency
of approximately one (1) mile in radius unless a more frequent distribution is
determined appropriate under the locational criteria described for convenience
commercial nodes.



2. The size of any one node should be between two (2) and five (5) acres, but not
greater then ten (10) acres.
3. The building intensity within the node should be limited to 35,000 square feet in
any given building and no more than 100,000 square feet total.
4. The node should be located adjacent to or within the center of the highest
possible concentrations of population.
5. The node should be located on a major or minor thoroughfare.
The Convenience Commercial Node consists of a cluster of “neighborhood scale”
commercial land uses appropriate for and accommodating to surrounding residential
land uses. Higher standards apply to ensure that the land use relationship between the
commercial activity and the adjacent residential land uses will be compatible. These
standards include such items as building placement, signage, lighting, landscaping,
screening, and building materials.

Uses. Uses within a Convenience Commercial Node should be commercial activities
that are most compatible with residential land uses, serving convenience and localized
neighborhood needs.

Pedestrian connections to adjacent neighborhoods should be used to reduce vehicular
traffic. Floor area ratios should be maximized and shared parking is encouraged. The
intent of the Convenience Commercial Node is to create a clustered, localized
convenience shopping/entertainment environment involving one trip to two or more
destinations within the node.

Locations. Three locations within the New Lands Area are identified for Convenience
Commercial Nodes. Within the New Lands Area, each location represents a
generalized area that meets minimum locational criteria within the Suburban/Village
Residential land use designation. The locations are as follows:

1. Northwest Growth Corridor at the intersection of North Dakota Avenue and Union
Pacific Railroad.

2. Southwest Growth Priority Area near the intersection of Lincoln Way and Boone
County/Story County line.

3. Southwest Growth Priority area in the vicinity of the intersection of State Avenue
and Oakwood Road.

Additionally, there are locational criteria to assure the compatibility, and overall
sustainability of each Convenience Commercial Node location. The timing of
development will determine what type of commercial land uses shall be located within
the Village/Suburban Residential land use designation. The following are the standards
that should be used to locate Convenience Commercial Node land uses in
Village/Suburban Residential areas within the New Lands Area:

1. To assure clustering, minimize vehicular trips and traffic impact on adjacent
neighborhoods, and assure residential compatibility, Convenience Commercial



Nodes should not be located within two (2) miles of an existing neighborhood
commercial area, convenience commercial node, and/or village commercial
center development.

2. Convenience Commercial Nodes should not be located where there are more
intense commercial activities (Community Commercial Node, Highway-Oriented
Commercial, Regional Commercial, Downtown Service Center) that serve a
higher commercial function and as a convenience commercial land use within
the location criteria as stated above.

Analysis:

The Developer requesting the land use change, states in his application materials that
currently no commercial areas are indentified within the North Growth area of the LUPP.
That the “land use policy plan identified just this objective: “Ames seeks to establish
more integrated and compact living/activity areas (i.e., neighborhoods, villages) wherein
daily living requirements and amenities are provided in a readily identifiable and
accessible area. Greater emphasis is placed on the pedestrian and related
experiences.” Staff would agree that the North Growth Area of the community has not
been planned at this point for commercial growth as it was not clear originally that this
was a needed or desired use in the area.

The developer is interested in creating an 8-acre area for convenience/neighborhood
commercial uses. The LUPP uses the previously noted text for designating commercial
nodes on the Future Land Use Map within Village/Suburban Residential areas. The
proposed area for the convenience commercial node meets some of the criteria, such
as the land area, intended uses, building intensity and the location of the site on a major
thoroughfare. The location of a Commercial Node in this area does not meet other
criteria, such as distance from other commercial areas (commercial area at the
intersection of Stange and Bloomington Road is 1 % miles apart) and being located
within the center of a high population concentration.

Staff believes that due to its physical separation from Stange/Bloomington it is not likely
to undermine the viability of Stange/Bloomington, but does call into question the
sustainability of a commercial node in the North Growth Area due to existing services in
other areas. This leads to one of staff’'s greatest concerns with the proposed location at
the planned northern limits of the City of 190" Street. It would seem that this edge
location would meet needs of the North Growth residents, but also rely upon
pass-by traffic and rural residents in order to succeed due to only half of the 1
mile radius of the planned node area is planned for development.

Location and Population

The LUPP identifies location criteria for the development of a commercial node to
assure clustering, sustainability, and compatibility with surrounding residential
neighborhoods. The LUPP states that the CVCN should not be located within 2 miles of
an existing commercial area and should also be located within the center of the highest
populated area.




The proposed location of the node is within approximately 9,000 feet (approx. 1.7 miles)
of the CVCN Node located at the intersection of Stange and Bloomington Roads and
approximately 12,000 feet (2.2 miles) from the community commercial area along Grand
Avenue (Northern Lights Center). This is measured as traveled on roadways, as a
radial distance the proposed node is even closer to these two areas. This potential
location does not meet the intent of the LUPP for separation of convenience commercial
nodes.

As part of the submitted application, a population table was also provided depicting the
potential unit counts and population anticipated in the Rose Prairie Development and
looking at the potential of the Quarry Estate Development and Hunziker Development at
full build out. That applicant notes that with the potential for this development, as well
as the developments of Quarry Estates and the future Hunziker property, this area of
the community could see approximately 838 new residential units equating to 2,554 new
residents (See Attachment E, Applicant Population Table). Staff would note that those
numbers are a bit overstated as the average household size based on the previous
census citywide averages from 2010 and estimated values for 2013 are between 2.1 to
2.5 people per household, not 3.5 as noted in the submitted population table for many of
the single family parcels of Rose Prairie. Staff generally applies an estimate of 3
persons per household on average for new residential development that would be
similar to the proposed suburban development of the North Growth Area. In relation to
the applicant’s estimate of 2,554 people for near term development, staff would
estimate 1,900 people. However, long term with full development of the area staff
would estimate population of approximately 2,700 persons.

Size and Intensity

The LUPP suggests a typical area of a node to be within 2 to 5 acres, but not exceeding
10 acres. With a proposed commercial area of 8 acres, the node is on the larger size of
the intended range of a Convenience Commercial area but still within the maximum limit
of the policy.

The LUPP also indicates criteria to limited Convenience Commercial notes to a
maximum of 35,000 square feet in any given building and no more than 100,000 square
feet total for the node. The proposal includes approximately 15,000 square feet of office
space, 11,000 square feet of retail space and 6,500 square feet for a restaurant and
outdoor dining space. Also included in the plan is the potential for a gas station and
convenience store. The size of such space has not been supplied as part of the
application. The proposed intensity of the buildings is not beyond the scope of a
Convenience Commercial Node under the criteria of the LUPP.

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



Infrastructure. City and developer have a pre-annexation agreement that, among other
commitments, confirms the developers’ contributions to City infrastructure costs.
Installation of water and sanitary sewer mains serving the developments along Grant
Avenue are underway and paving of Grant Avenue will be completed during the 2015
construction season. Developers have agreed to assume responsibility for any buy-out
amount due to a rural water provider, as well as to pay prorated portions of the City’'s
costs for installation of the water and sanitary sewer mains serving the area through
utility connection districts.

Transportation Impacts. Based on a Traffic Study from 2008, which analyzed the
North Growth Area and identified the Rose Prairie Development site as well as Quarry
Estates and Hunziker properties, the Rose Prairie Development accounted for 140
Single Family Detached Residential Units and 168 Condo Units for a total of 1,807
Average Daily Trips for the site with no specific impact identified at the intersection of
Grant Avenue and 190™ Street. The study did not account for the proposed commercial
area as the site was intended at that time for a strictly residential development type.

The trip generation analysis supplied by the applicant (Attachment F), which identifies
approximately 33,000 square feet of commercial uses and a total of 687 residential units
of varying types, indicates an increase in the average daily trips for the site from 1,807
in 2008 to 7,533 trips as proposed. In comparison with the previous traffic study, staff
has concerns regarding potential offsite traffic impacts from development of the project
in combination with the other pending developments in the area. Staff will require a
more in-depth traffic assessment that considers the project and cumulative
effects of changes to traffic volumes in the project area be completed prior to any
subsequent rezoning of the development parcels. Any significant impacts identified
by the traffic study may need mitigation per city standards and may be included in a
development agreement as conditions of the subdivision and/or rezoning.

If the LUPP Amendment is approved by the City Council, the applicant will subsequently
request approval to subdivided and rezone the properties to “PRD” (Planned Residential
District) and “CVCN” (Convenience Commercial Node) for the purpose of constructing
single family, single family attached, and multiple family housing as well as,
incorporating a commercial component to the overall development area.



ATTACHMENT A
Location Map
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ATTACHMENT B
Proposed LUPP Map
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ATTACHMENT C
Existing Zoning Map
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ATTACHMENT D

Concept Plan
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ATTACHMENT E
APPLICANT POPULATION TABLE
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ATTACHMENT F
APPLICANT TRIP GENERATION TABLE
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Land Use Policy Plan (LUPP) Map Change

CONVENIENCE COMMERCIAL IN THE NORTH GROWTH AREA
AS A PART OF A PLANNED COMMUNITY

At present, no commercial is shown on the land use framework map (LUPP) in the north growth area of
Ames (Community or Convenience), while 5 areas are represented in the west (2 community, 3
convenience).

With the three proposed new development plans on Grant Avenue (Rose Prairie, Hunziker, Friedrich) it
would seem logical that a “convenience” shopping area be included for the area.

The land use policy plan identifies just this objective: “Ames seeks to establish more integrated and
compact living/activity areas (i.e., neighborhoods, villages} wherein daily living requirements and
amenities are provided in a readily identifiable and accessible area. Greater emphasis is placed on the
pedestrian and related experiences.” This is exactly what the Village Center does in Rose Prairie.
Neighbors can walk or bike on trails from their home to get coffee, lunch, or shop without leaving the
neighborhood. Trails also connect the lake and recreational areas to homes. These pedestrian
connections to adjacent neighborhoods and development parcels should be used to reduce vehicular
traffic.

WHY COVENIENCE COMMERCIAL IN A PLANNED COMMUNITY?

The “CVCN” Convenience Commercial Node Zone is intended for strategically located nodes on major or
minor thoroughfares within or near conventionally designed suburban residential neighborhoods. This
zone encourages the provision of small-scale retail and service uses for nearby residents. Uses are
restricted in size, scale, materials, and use to promote a local and compatible orientation with and to
limit adverse impacts on nearby residential areas. Development is intended to be pedestrian-oriented
and also accommodate vehicular travel associated vehicular travel associated with conventional
suburban residential subdivision design. Vehicle access and parking areas are strictly regulated to
promote compatibility with the character of surrounding residential development and the intended
pedestrian orientation of uses. The CVCN Zone is intended for areas of special sensitivity in order to
avoid detrimental public and environmental impact by new land uses and to:
a. Promote clustered & convenient commercial land uses adjacent to residential areas
b. Provide for convenience to meet localized neighborhood needs
c. Integrate commercial land uses aesthetically & physically with adjacent residential
subdivisions
d. Accommodate the vehicular mobility associated with conventional residential development
while maintaining pedestrian connectivity
e. Promote higher design, building materials, landscaping standards, signage lighting, and
screening
f. Maximize floor area ratios
g. Promote shared parking

The Rose Prairie planned community coupled with the Hunziker, Friedrich projects does exactly as
prescribed in the zoning ordinance.



DETAILS OF THE “CVCN” NODE

The International Council of Shopping Centers identifies “Convenience Center” as approximately 5 acres,
with 30,000 — 50,000 sf of retail space, serving less than 2,000 population in less than a one mile radius.
The Rose Prairie Three Project Area has a projected population of 2,554 people at full build-out. We
conclude that the Village Center can be successful with this population, but that drive through traffic on
Grant and 190" and surrounding neighborhoods will only increase the successful capability of the
commercial project (population chart attached).

The Convenience Commercial Node consists of a cluster of “neighborhood scale” commercial land uses
appropriate for and accommodating to surrounding residential land uses. Higher standards apply to
ensure that the land use relationship between the commercial activity and the adjacent residential land
uses will be compatible. These standards include such items as building placement signage, lighting,
landscaping, screening, and building materials.

Uses: Uses within a Convenience Commercial Node should be commercial activities that are most
compatible with residential land uses, serving convenience and localized neighborhood needs.

DATA COMPILED FROM:

1. International Council of Shopping Centers
2. Tomorrow Plan (nine county region)
3. Steve Brower, Retail Specialist (resume attached)



BROWER REAL ESTATE SERVICES
15438 Clearview Lane
Urbandale, 1A 50323
515-991-4800

shbrower3 [(@gmail.com

Steve Brower, President of Brower Real Estate Services

Steve has nearly 30 years of real estate experience, and brings a wealth of knowledge in
the retail and development industry. Before reopening BRES he worked a total of 24 years
with three of the largest shopping center owner/developers in the country; CBL Properties,
General Growth Properties and The Rouse Company. His titles included Regional Director
of Leasing, VP of Leasing, Senior Leasing Manager, Area Leasing Manager and Project
Development Director. Most recently with CBL, Steve as Regional Director of Leasing
with his leasing team had direct responsibility for 14 properties in 7 states. Over his career
with CBL, GGP and TRC he negotiated with and completed deals in 27 states, in over 80
projects.

Steve also spent 5 years as President of Brower Real Estate Services, a brokerage firm
specializing in development representation, tenant representation, and retail center
ownership/development. Major projects in Des Moines included West Glen Town Center,
where Steve did the initial lease up and completed deals with many tenants including
Super Target, Drury Inn, Josephs Jewelers and Bonefish Grill. Steve also participated as
partner/broker in ground up development of Windsor Heights Town Center, a retail/office
strip center.

During his career Steve worked on and negotiated in high profile centers like Fashion
Show in Las Vegas, NV, Faneuil Hall in Boston, MA, Riverwalk in New Orleans, LA,
Harbor Place in Baltimore, MD, Union Station in St. Louis, MO, Bayside in Miami, FL
and South Street Seaport in New York, NY.

Brower has also been involve in ground-up leasing of retail developments in Eau Claire,
WI, Orlando, FL, Columbia, MO, Council Bluffs, IA, and Pine Bluff, AR. In addition, he
leased redevelopments/renovations/expansions in Fayetteville, LA, Ames, [A, Cedar Falls,
IA, Burlington, IA, Muscatine, IA, Louisville, KY, Moline, IL, Sioux Falls, SD and
Fayetteville, AR. Finally, he acted as a Project Developer for River Hills Mall in Mankato,
MN.

Tenants with whom Steve has completed deals include anchors like Menards, theatres
(Fridley, Central States, Kerasotes, Excellence), Americlnn, restaurants from Luciano’s to
Panera Bread, fast food like Subway and Taco John, jewelers include Helzberg, Josephs,
Kay Jewelers, and Pandora, ready to wear from Francesca’s to Gap. and cosmetics from
Bare Escentials to Sephora.




LAND USE POLICY PLAN (LUPP) GOALS

The Land Use Policy Plan clearly indicates a change in planning policies from previous years. A major
change is providing connections for people, places and activities. In the past, traditional planning
policies have favored mostly separation of single family residential from multi-family and Convenience
Commercial. Separation of these uses has encouraged more reliance on automobiles for daily types of
activities. On the community level, traditional planning policies have not provided “appropriate public
spaces” for social interaction.

The “new vision” as outlined in the LUPP stress “provision of public spaces that are designed to
encourage social interaction” — such as bikeways throughout Rose Prairie connecting homes to the
Village Center for coffee, relaxation and social gatherings. The new policies also encourage the “mixing
of uses in new development to create a ‘Village’ concept involving closer proximity of uses and more
pedestrian activities.” Again, the trails along the lake at Rose Prairie encourages neighbors to interact
whether they be homeowners or apartment dwellers.

The LUPP identifies these goals for the expansion of Ames “Creating a New Vision.” They appear to be
written for Rose Prairie — The Ames community should manage its growth so that it is more sustainable,
predictable and assures quality of life; compatibility between development and the environment;
maintain and enhance stream corridors/drainage ways; create a greater sense of place and connectivity
(daily living requirements and amenities are provided, emphasis on the pedestrian); increase the supply
of housing and provide a wider range of housing choices (higher densities in planned communities).

Traffic will be diminished as residents are able to get daily commercial services within the community
and can walk or bike on trails connecting all parts of the neighborhood. (Trip generation table attached)



