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January 7, 2008
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Honorable Mayor and City Council
City of Des Moines, Iowa

Members:

Communication from the City Plan and Zoning Commission advising that at their
meeting held December 20,2007, the following action was taken:

COMMISSION RECOMMENDATION:

After public hearing, the members voted 9-1-1 as follows:

an Commission Action' Yes Nays Pass Absent
Leisha Barcus X
David Cupp X

Cl1 CW Dl mou Shirly Daniels X,. Dann Flahert X
Bruce Heilman X

cin I" Nl ZON:HO CClIi"ISJO Jeffrey Joha nnsen X
,Ml1AORY P... t "l-.; Greg Jones X
602 iiOCCR-:i r..\Y :';H'C
L.~ ~.';)M:.:i, l(',l 50!O-lb~ I Frances Koontz X
,llfi)..f1.i.it'/

Kaye Lozier X

"L--tlI\i..ii.1Ti Jim Martin X
'~.rlH!t i;ai Brian Millard X200

Mike Simonson X
Kent Sovern X

Tim Urban X
Marc Wallace X

APPROVAL of a request from Foods. Inc. (owner) to rezone propert located at
3425 Ingersoll Avenue from "NPC' Neighborhood Pedestrian Commercial District &
"R1-60' One-Family Low-Density Residential District to "PUD" Planned Unit
Development. (ZON2007-00039)
By separate motion members voted 7-3-1 as follows:

Commission Action: Yes Nays Pass Absent
Leisha Barcus X

David Cupp X
Shirley Daniels X
Dann Flahert X

Brce Heilman X
Jefrey Johannsen X

Greg Jones X

Frances Koontz X

Kaye Lozier X
Jim Martin X
Brian Milard X

Mike Simont;on X
Kent Sovern X

Tim Urban X
Marc Wallace X



to recommend APPROVAL of a PUD Conceptual Plan for Dahl's Foods Ingersoll Avenue subject
to the following conditions:

1, Provision of a 25' minimum setback for the grocry store building from the west
propert line (35'" Street).

2. Provision of a minimum 20' setback from the southern back of curb along Wooland
Avenue a minimum 30' minimum setback for the grocery store buildng from the 34"
Street right-of-way.

3. Placement of the grocery store building to the furthest point north on the site to allow a
maximum amount of space for parking to the south.

4. Limitation of the grocery store to a maximum of 60,000 square feet unless the applicant
Is able to provide 75% of the normal C-2 parking requirement for the applicabie building
square footage.

5. Limitation of the convenience store and coffee shop building to a maximum of 5,00
square feet.

6. The southernmost entrance from 35'n Street is moved north to line up with easVwest
drive aisle north of the fuel pump canopy.

7. Prohibition of fuel pump canopy signage.
8. Enclosure of fuel pump canopy support columns with a masonry product that generally

matches the convenience store.
9. The minimum clearanc height under the canopy shall be no less than 13 feet - 9

inches and the maximum canopy height shall not exceed 17 feet.
10. All gas canopy lighting (including lenses) must be recessed within the canopy ceiling

and the side fascia shall extend 12-inches below the canopy ceiling.
11. Provision of a scored concrete Class "A" sidewalk and 12 street trees along 35'n Street.
12. Dahl's is responsible for providing Ingersoll Streets cape improvemenls along Ingersoll

Avenue
13. Provision of an additional 11 overstory trees along the boundary of Woodland Avenue

betwen the sidewalk and the back of curb.
14. Provision of 9 overstory street trees along 34'" Street.
15. Prohibition of temporary and seasonal outdoor sales on the subjec property.
16. Limitation of site lighting levels to no greater than '-foot candle at all points along all

propert lines
17. Provision of a pedestrian connection from the adjoining parking stalls to the north/south

pedestrian walk.
18. Provision of 2 ornamental or overstory trees on each island at the north end of the 1"

and 3"' rows ofparkiiig as counted from west to east.
19. Provision of a landscaped parking lot island approximately in the middle of the eastern

most row of parking in the western parking lot.
20. Identification of all existing and proposed publiC easements on the PUD Concept Plan
21. Addition of a stormwater management summary statement on the PUD Concept Plan
22. Coordination of a bus stop location with DART and the City Traffc Engineer.
23. Elimination of the note referring to an "Architectural Review Committee:'
24. Replacement of the "PUD Development Standards. notes with the following:

P.U,D. DEVELOPMENT STANDARDS

a) Use of the property is limited to those uses allowed In the 'C-1' Neighborhood
Retail Commercial District and to gas stations with a maximum of 4 gas pumps
(8 fueling stations).

b) The installation of decorative fencing and/or a masonry wall is required along
Ingersoll Avenue and the portion of 35th Street frontage that is adjoined by the
parking lot. Landscaping material is to be used in these areas that provides a
vertical edge along the streets
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c) The installation of a masonry wall and landscaping to bufer all loading dock
areas from adjoining propertes and public right-of-ways is required,

d) The use of chain link fencing is prohibited,
e) The use of overhead utility service lines to any building Is prohibited
f) Parking lot lighting is to be down-directional with a sharp cut-off with a pole

height of not to exceed 20' In the parking lot and 15' along pedestrian paths,
Fixtures are to be similar in style or complimentary to a black KIM Archetype
light fixture.

g) Bike racks are to be installed near the entrance of all buildings.
h) The use of spandrel glass or other highly reflive glass is prohibrted on any

building with direct access from Ingersoll Avenue.
i) Customer entrance doors must be provided and open during regular business

hours on all building facades that front on to Ingersoll Avenue or face the
primary parking lot of the site,

j) Dahl's shall be responsible for Improvements made to the 34'" Street pavement
as necessary to handle truck traffc and allow on street parking as determined at
the PUD Final Development Plan stage.

k) A public access easement must be provided for the portions of the sidealk
along Woodland Avenue that are located on private property.

I) All overhead and service doors wil be of a color that matches the primary color

of the building.
m) Any long-term outdoor cart storage areas must be located adjoining the building

and screened with a masonry wall that Is integrated with the building
n) Deliveries shall be limited to between the hours of 6 AM and 10 PM daily,

25. Reconñgure the employee parking lot area to provide vehicular circulation between
customer and employee parking areas so customers can use employee parking areas
as needed.

26. Ope up access to the lower parking lot and provide pedestrian connection from 34th
Street to the store entrance.

27. Step down the building height along the northeast corner and reduce the appearance of
the building height by shiftng parapet walls back from the edge of the building,

28, Developer to work with neighborhood for solution to landscaping and screening
(species, materialS) on the north side of the building.

29,90% of total on-site parking stalls must be accessible to customers,
30, Building materials shall be predominantly consist of brick masonry.
31. Approval of the Final Development Plan by the Plan and Zoning Commission,

Wnllen Responses
4 In Favor
10 In OppOSition

Opposition for this item is less than 20% and will not require a 6/ vote of City Council.

STAFF RECOMMENDATION AND BASIS FOR APPROVAL

Part A) Staff recommends that the Commission find the requested rezoning in conformance with
the Des Moines' 2020 Community Character Plan subject to the conditions listed In Part Band C
of the staff recommendation.

Part B & C) Staff recommends approval of the proposed rezoning and PUD Concept Plan subject
to the following conditions:

1. Provision of a 25' minimum setback for the grocery store building from the west property
line (35'" Street),
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2. Provision of a 30' minimum setback for the grocery store building from the north (Woodland
Avenue) and east (34'" Street) property lines.

3, Placement of the grocery store building to the furthest point north on the site to allow a
maximum amount of space for parkin to the south.

4. Limitation of the grocery store to a maximum of 60.000 square feet.
5. Limitation of the convenience store and coffee shop building to a maximum of 5.000 square

feet.
6, The southernmost entrance from 35'n Street is moved north to line up with east/west drive

aisle nort of the fuel pump canopy.
7. Prohibition of fuel pump canopy signage.
8. Enclosure of fuel pump canopy support columns with a masonry product that generally

matches the convenience store.
9, The minimum clearance height under the canopy shall be no less than 13 feet - 9 Inches

and the maximum canopy height shall not exceed 17 feet.
10. All gas canopy lighting (including lenses) must be recessed wihin the canopy ceiling and

the side fascia shall extend 12-inches below the canopy ceiling.
11 Provision of a scored concrete Class 'A" sidewalk and 12 street trees along 35'" Street.
12. Provision of a scored concrete S'-wide sidewalk along Ingersoll Avenue and street trees as

determined appropriate at the PUD Final Development Plan stage.
13. Provision of an additional 11 overstory trees along the boundary of Woodland Avenue

between the sidewalk and the back of curb,
14. Provision of 9 overstor street trees along 34'" Street.
15. Prohibition of temporary and seasonal outdoor sales on the subject property.
16. Limitation of site lighting levels to no greater than l-foot candle al all points along all

property lines.
17. Provision of a pedestrian connection from the adjoining parking stalls to the north/south

pedestrian walk.
18. Provision of 2 ornamental or overstory trees on each island at the north end of the 1" and

3"' rows of parking as counted from west to east.
19. Provision of a landscaped parking lot island approximately in the middle of the eastern

most row of parking in the western parking 101

20. Identification of all existing and proposed public easements on the PUD Concept Plan.
21. Addition of a stormwater management summary statement on the PUD Concept Plan.
22. Coordination of a bus stop location with DART and the City Traffic Engineer.
23. Elimination of the note referring to an "Architectural Review Committee:
24 Replacement of the "PUD Development Standards" notes with the following:

P.U.D. DEVELOPMENT STANDARDS

a) Use of the propert is limited to those uses allowed in the "C-1" Neighborhood Retail

Commercial District and to gas stations wih a maximum of 4 gas pumps (8 fueling
stations).

b) The installation of decorative fencing and/or a masonry wall is required along Ingersoll
Avenue and the portion of 35th Street frontage that is adjoined by the parking lot.
Landscaping material is to be used in these areas that provides a vertcal edge along
the streets

c) The installation of a masonry wall and landscaping to buffer all loading dock areas from
adjoining properties and public right-of-ways is required.

d) The use of chain link fencing is prohibited.
e) The use of overhead utilty service lines to any building is prohibited.
f) Parking lot lighting is to be down-directional with a sharp cut-off with a pole height of

not to exceed 20' in the parking lot and 15' along pedestrian paths. Fixtures are to be
similar in style or complimentary to a black KIM Archetype light fixture,

g) Bike racks are to be installed near the entrance of all buildings.
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h) The use of spandret glass or other highly reflective glass is prohibited on any building
with direct accss from Ingersoll Avenue.

i) Customer entrance doors must be provide and open during regular business hours on
all building facades that front on to Ingersoll Avenue or face the primary parking lot of
the site.

D Improvements will be made to the 34'" Street pavement as necessary to handle trck
traffc as determined at the PUD Development Plan stage.

k) A public access easement must be provided for the portions of the sidewalk along
Woodland Avenue that are located on private propert.

I) All overhead and service doors will be of a color that matches the primary color of the
building

m) Any long-term outdoor cart storage areas must be located adjoining the building and
screened with a masonry wall that is integrated with the building.

n) Deliveries shall be limited to betwen the hours of 6 AM and 10 PM daily.

25. Approval of the Final Development Plan by the Plan and Zoning Commission

STAFF REPORT

On May 3, 2007 the Commission continued the applicant's request to rezone portions of their sile
from "R1-60' One-Family Low-Density Residential Districl to 'NPC" Neighborhood Pedestrian
Commercial District. On August 2, 2007 the Commission indefinitely continu&d the applicant's
revised request to rezone their entire site from 'NPC- and "R1-60'lo 'PUD" Planned Unit
Development District,

I GENERAL INFORMATION

1. Purpose of Request: Dahl's is proposing to redevelop their existing store located at the
northeast corner of the Ingeroll and 35'" Street intersection. The development proposal
includes the construction of a grocery store building towards the rear of the site with a second
building along Ingersoll Avenue containing a coffee shop and convenience store with 12 fueling
stations. The proposed development would include a total of 75,485 square feet of
commercial space. The existing store would remain partially open during the construction of
the new grocery store.

2. Size of Site: 245,260 square feet or 5.63 acres.

3, Existing Zoning (site): "R1-60" One-Family Low-Density Residential District and "NPC"

Neighbomood Pedestrian Commercial District

4. Existing Land Use (site): Grocry store.

5. Adjacent Land Use and Zoning:

North - "R-4" & R1-60"; Uses are multplitfamily and single-family residential,

South - "NPC"; Use is a bank.

East - "NPC" & "R1"60"; Uses are a bank, multIple-family residential and sIngle-family
residential.

West- "NPC", "C-O" & "R1-60"; Uses are Walgreen's Pharmacy, a beauty salon, and
single-family and fwo-family dwellngs
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6. General Neighborhood/Area Land Uses: The subject site is located on the northeast comer
of the 35'" Stret and Ingersoll Avenue intersection The surrounding area generally consists
of single-family dwellings to the north, west and east with multiple-family residential,
commercial and institutional uses along the Ingersoll Avenue and Grand Avenue coidors,

7. Applicable Recognizd Neighborhood(s): North of Grand Neighborhood.

8. 2020 Community Character Land Use Plan Designation: Commercial: Pedestrian-Oriented
Corridor.

The 2020 Community Character Plan states the following regarding this land use designation

Commercial Pedestrian Oririled: Site orientation is balanced between the needs of the
pedestran and the convenience of the motorist. The development is compact and
walkable connections to adjacent areas exist via public streets and sidewalks.

Commercial Corrdor: Small.to-moderate scale commercial serving adjacent
neighborhoods and specialty retail and services needs. Generally consisting of a
cumulative building total of 75.000 to 100.000 square feeL.

9. Applicable Regulations: The Commission reviews all proposals to amend zoning regulations
or zoning district boundaries within the City of Des Moines. Such amendments must be In
conformance with the comprehensive plan for the City and designed to meet 

the crieria in

§414.3 of the Iowa Code. The Commission may recommend that certain conditions be applied
to the subjec property if the propert owner agrees In writing, in addition to the existing
regulations. The recommendation of the Commission will be forwarded to the City Council,

II. ADDITIONAL APPLICABLE INFORMATION

1. PUD Standards: The followng are standards from Section 134-704 of the City Cod that
provide the foundation that all PUD Concept Plans should be based on.

A) All uses proposed in a PUD planned unit development district plan shall be in harmony with
the existing or anticipated uses of other propel1ies in the surrounding neighborhood and
shall generally be in conformance with the city's land use plan. The design of a PUD
development shall be based on harmonious architectural character; compatible materials;
orderly arrngement of structures and open space; and conseivation of woolands,
streams, scenic areas, open space and other nafural resources.

Staff believes the proposed uses match the development pattern in the Ingersoll Avenue
area. The grocery store, convenience store and coffee shop are uses that are allowed in
the 'C-1" Neighborhoo Retail Commercial District. Staff believes that it is reasonable to
allow other "C-1" uses should one of the identified uses need to be replace. The 'C-1"
District does not allow for some of the more intense uses that both the "C-2" and "NPC"
Districts allow. Staff believes that uses should be limited to "C-1' uses given the depth of
the site and its extension into the residential neighborhood to the north.

The architectural character and site design are discussed in Section II, subparagraph 2 of
this report,

B) Setbacks and other appropriate SCreElnS shall be provided around the boundary of a PUD
development to protect the adjoining distrt propel1ies Only in exceptional circumstances
shall such a setback be less than the amount of the setback which the adjoining district is
required to maintain from the PUD development.
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The subject site has frontage on Ingersoll Avenue, 35'" Street. Woodland Avenue and 34'"
Street. Ingersoll Avenue generally contains a mix of commercial and mulliple-family
residential uses_ The subject site is deeper than most sites along Ingersoll Avenue and
extends into the residential portion of the neighborhood to the north. Substantial portions
of the east, north and west property lines are bounded by residential development. The
Concept Plan shows the grocery store building setback 23' from the west propert line, 10'
from the east property line and 18' from the north propert line. These three sides of th

building are bound by "R1~O' and "R-4' Districts. These Districts require front yard
setbacks of 30'.

Staff believes that the grocery store building should have a minimum setback of 30' from
the north and east property lines and a minimum setback of 25' frm the west property line.
Staff believes a 25' setback from 35" Street is appropriate given that this section of 35'n
Street consists of a mix of commercial and residential uses and is wider than Woodland
Avenue and 34'" Street. The 'C-2' Distrct would require a 25' minimum setback from this
propert line, Staff believes lhe proposed convenience store and coffee shop building

implements goals of the existing NPC, Neighborhood Pedestrian Commercial zoning
district that would not be satisfied by a stand alone grocery store on the northern portion of
the 101.

C) A PUD development shall comply with all applicable city ordinances, specifcations and
standards relating to all dedicated street, sanitary sewer and stor sewer faci7ities and to
surface drainage and floodwater retentio.

No additional streets are necessary as part of this development. The submitted concept
plan indicates that storm water will be handled by an underground storm water detention
system. The Concepl Plan needs to include a storm water management discusion. All
existing and proposed public easements need 10 be identified on the plan as welL.

D) The streets surrounding a PUD development must be capable of accommodating the
incrassd traffc that would be generated by the new development. The development shall

be designed to provide maximum feasible separation of vehicular traffc frm pedestrian
ways and recreationat areas. If turning lanes or other forms of traffc controls within or
adjacent to the development are deemed necessary by the city council, the developer shall
provide the necessary improvements,

Please refer to the attached repor from the City Traffc Engineer.

E) Off-street parking and loading spaces shall be provided as appropriate to the size and
character of the development, Each off-street loading space shall be not less than ten feet
in width and 25 feet in leng/h. All off-street perking spaces shall be provided in accordance
with the requirements of subsection 134-1377(g).

The submitted Concept Plan includes 215 off-street parking spaces. Twenty-seven (27)
are generally associated wih the convenience store and coffee shop leaving 188 spaces
for the grocery store. The City's parking standards for 'C" Districts would require 339
spaces for the 69,885 square feet grocry slore, 13 spaces for the 3,600 square feet
convenience store and 9 spaces for the 2,000 square feel coffee shop for a total of 361
spaces. Most of the Ingersoll Avenue corridor is zoned 'NPC" District, which allows for a
40% reduction in the amount of required off-street parking. Below is a chart comparing the
number of off-street parking spaces that would be required by the City's standard
requirement for commercial districts ('C" District), the "NPC" District and varying
percentages,

Chart 1: Parking - Based on Proposal
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"C' Districs
I

'NPC' Distri

100% 85% 80% 75% 70% 60%

Number of 361 307 289 271
I

253 217

Soaces

The 40% reduction allowed in the "NPC. District is based on the premise that pedestrian
tnaffic. on-street parking, mass transit. and shared parking arrangements offset the
demand for off-street parking Staff believes that a modern supermarket does not fit the
small-scale development pattern that the reduced parking requirement was designed for.
However, the proposed development will enjoy some of the benefis of the high level of
pedestrian traffic and mass transit that are associated with the Ingersoll Avenue area

Staff believes the grocery store building should be reduced to a maximum 60,000 square
feet in size, and the convenience store and coffee shop building should be reduced to a
maximum 5.000 square feet in size. Below is a chart ilustrating the range of off-street
parking requirements based on these recommended bu'lding sizes.

Chart 2: Parking - Based on S~ff Recommended Square Foota es~ 'C. Districts r I
100% 85%

Number of 306 260
SEaces

70%
214

'NPC. District
60%
184

The Concept Plan includes 215 spaces, which is generally 70% of the .C. District
requirement. The reduction in building area will allow for additional parking spaces that
would increase total parking spaces provided to the 75-to-80% level Staff believes that is
an appropriate range given the nature of the area and staffs belief that the convenience
store and coffee shop will add to the NPC character of the Ingersoll Avenue corridor.

F) Where appropriate to the size and character of a PUD development. provision shall be
made therein for open space for recreation and other outdoor uses, and for places of
worship. convenience shopping and other communit services.

The PUD will provide convenient commercial services for the surrounding area,

2. Urban Design: Most of the Ingersoll Avenue corridor is zoned "NPC. Neighborhood
Pedestrian Commercial District This district includes specific design guidelines to ensure that
new development blends with the area's existing character. Staff believes elements from the
NPC District should be incorporated into the proposed development. The following are the
NPC District Design guidelines from the City Code and a discussion of the proposed
development's architectural and site design elements,

Section 82-214. Design Guidelines within NPC Districts

A) Buildings should frame the street and maintain a minimal setback from the street.
B) Building frontage should occupy at least 50% of the primary street frontage.
C) The fronl entrance should be oriented to the street. On a corner lot. the building should

have a well-defined entrance on the primary commercial street
D) The front facade of the first floor of the building on the primary commercial street

should have a ratio of at least 40 percent window and window display area to total
street facade,

E) Materials should be brick, stone. tile, stucco, or horizontal wood clapboard with a
maximum width of six inches Two-story buiklings are encouraged.

F) Commercial buildings with over 50 feet of building frontage should have the
appearance of being broken into separate bays of between 20 to 35 lineal feet using
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strctural elements, fenestration patterns. protruding or recessed bays, or architectural
details.

G) The following bulk regulations should be obsered:
1. Minimum Lot Area for a multiple ctelling structure: Minimum of 10,000 square feet

and 2,00 square feet per ctelling uniL
2. Front yard. minimum of zero feel

3. Side yards: minimum of zero feet.
4. Rear yard. None required, except when adjoining any R or CoO distnct or portion of

a PUD designated for residential use, In which case ten feet.
5. Height: minimum of 15 feet, maximum of 45 feet.
6. Numbe of slories:

. Residential uses, a maximum of four stories.

. All other permitted uses, a maximum of two storis.

H) Signs. which are attached or projecihg from the building and designed for the
character of the building. are preferred. Monument signs are allowed

The applicanl is proposing to construct the grocery store building at the north edge of the site
backing to Woodland Avenue with the convenience store and coffee shop building at the south
edge of the site along Ingersoll Avenue. Staff believes this arrangement is prefenble. It
allows the grocery store building to shield the neighborhood from the activity of the site while
the convenience store and coffee shop building provide an edge along Ingersoll Avenue that is
vital for the development to fit in with the neighborhood pedestrian commercial character of the
area The Concept plan also includes fencing and pedestnan elements that provide an edge
along the streets and direct connecions to the grocery store with limited interruptions by
vehicle traffc

The proposed grocery store building would generally be costructed of precast concrete panel
walls with brick columns all of a traditional red brick color. The design also includes a seris of
light color horizontal bands of brick to visually reduce the height of the building. Ornamental
columns are used on all facades to breakup the length of the building. The building includes a
green metal and glass atrium feature and matching roof top mechanical screens, The building
would generally be 25'-tall with the atrum on the south side of the grocery store extending to
41' in height.

The proposed convenience store and coffee shop building would be constructed of red brick
with horizontal stripes and columns that match the grocery store building The upper portions
of the building thai contain signage would be red colored EIFS materiaL. The applicant is
proposing a mix of tinted and spandrel windows. Staff believes that spandrel glass should not
be used on this building and that an alternative could be found that would meet the applicant's
needs without giving the appearance of a false window. Staff also believes that a peestrian
entrance to the convenience store portion of the building along the Ingersoll Avenue façade is
necessary. The building would be 18'-tall with 5 parapet walls for signage with a maximum
building height no greater than 22'

The Concept Plan identifies a monument sign located to the west of the
Ingiirsoll Avenue entrance and to the north of the northern entrance from 35'"
StreeL The grocery store building Includes a wall sign on the south and west
facades, The convenience store Includes a wall sign on the east and north
sides. The coffee shop includes a wall sign on the south, west and north
facades. The proposed signage appears to be appropriate to the
development and the area. Signage will be evaluated further at the PUD Final
Development Plan stage.
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3. Site Improvementii & Landscaping: Staff believes the proposed buildings are too large as
previously discussed in this report. In additon, staff believes too many fuel pumps are being
proposed for the size of the site, Staff believes the number of pumps should be lim~ed to 4 (a
total of 8 fueling stations). This should allow for proper vehicle circulation,

The Concept Plan includes a significant amount of landscape elements including a heavily
landscape pedestrian path from Ingersoll Avenue to the grocery store building. Staff
suggests several add~iorn to the landscape plan as outlined In the staff recommendation
section of this report. These recommendations generally involve street trees, parking lot
plantings. and decorative fencing and walls, The recommendation also includes the
requirement that additional pedestnan access points be provided to the northlsouth pedestrian
walk to allow use of the sidewalk by those that have parked near it.

The Concept Plan shows an 8'-wide scored sidewalk along Ingersoll Avenue and 4'.wide
scored sidewalk along 35'" Street. The Concept Plan also identifies other streetscape
elements that might be installed as part of a future phase of streetscape improvements to
Ingersoll Avenue. Staff recommends a condition thaI the 8'-wide walk portion of the
streetscape improvements and street trees be installed by the developer. The exact number.
species and loction of the street trees on Ingersoll Avenue will be determined at the PUD
Final Development Plan stage.

StaJbelieves the proposed 4'-wide sidewal along 35'h Street is not adequate. Sta
also believes that street trees should be provided along 35th Street. The avaiable
space between the wesl propcrly line and the curb is 10 feet. Sta believes a Class A
sidewalk should be instaled along 35th Street with street trees in planter beds.

SUMMARY OF DISCUSSION

Brian Ml7aro abstained from discussion and voting and left the meeting et 7:35 p.m.

Jason Van Essen: Presented staff report and recommendation. Indicated one em ail comment
was received from the MetaBank expressing concern regarding the number of fuel pumps and
how it would impact traffc Presented the Concept Plan, which shows some of the elements of the
streetscape project and explained Phase II of the streetscape project would include 31" to 35'"
Streets. Indicated some elements such as the planter beds would have to wait for the streetscape
project. Presented elevations and noted there would be a screen wall for the loading dock. He
deferred to the applicant for more detailed information as a result of recent changes made due to
staff concerns relative to the height of the screen wall.

Jim Martin left the meeting a/ 7:47 p.m.

Leisha Barcus: Asked about a prospetive study on the existing sewer system thaI runs through
the s~e.

Jason Van Essen: Explained the Cit is puttng storm sewer in along Woodland Avenue, which
relates to 1-235 improvements that include a varity of placements either around or through the
subject site and explained that if it goes down Woodland It would need a very deep trench.
Indicated the preferred route as he understood it would be through the Dahl's site since coming
through Woodland would require the deep trench as a result of the grade differences, They are
waiting to see what happens wilh the Dahl's proposal before proceeding with the storm sewer
design.

Mike Ludwii¡: Explained the proposed storm sewer is not dictating the placement of the proposed
grocery store building
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David CUDD: Asked how big the storm sewer is.

Jason Van Essen: Indicated he did not kno the size. but further explained the exist ng sewer
system would not be removed, it would only be converted to a sanitary sewer. The question is
purely a storm water Issue. As they are making improvements during the 1-235 construction the
opportunity exists to separate the sanitary and storm sewer flows. The timeframe is unknown at
this time, as they are waiting to see what happens with the Dahl's project so they can work around
that, although one does not dictate the other. Dahl's does not have to wait on the storm water
because there are various options. The storm water project is a City project that will happen
whether Dahl's builds a new store or not. If Dahl's moves forward there is an opportunity to
coordinate with Storm Water for cost savings.

Tim Urban: Asked what formula was applied to determine required parking.

Mike LudwiQ: Explained with a 30' setback from Woodland and 25' from the 35"' Street, if they
removed 18' of depth from the store (thus moving the front of the store 18' to the north) they would
be eliminate approximately 9,000 square feet from th store. The 18'Ioot reduction in depth would

add two additional stalls to each row of paring at a 9' wide stall, which would be an addition of
nearly 20 parking spaces

Dann Flahert: Asked how many spaces could be added if the gas station were removed.

Larr Hulse: Explained it would be considerable more parking spaces or more square footage to

the building or a little of both.

Jason Van Essen: Indicated there needs to be balance on the site and having some retail fronting
Ingersoll Avenue provides the balance. Noted there are things in the proposal that are give and
take and staff believes given the character of the area it is appropriate to have less parking than
the norml C-2 standard,

Dann Flahertv: Suggested some of the concern is relative to the size of the store and another
large concern being traffc flow. Suggested piacing a gas station would add a significant amount
of traffc.

Jason Van Essen: Jndicated the applicant provided a traffic report that Engineering looked al As
a result of discussion regarding the internal movement, staff determined fewer pumps would be
necessary to provide the internal flow.

Paul Tvler. 699 Walnut St.. Suite 1600: Introduced Larry James and noted the designer, Brad
Johnson from CEC, was in attendance as well. Responded to the concerns relative to the sanitary
sewer project and explained the combination storm and sanitary sewer currently runs under the
existing building. His understanding was the City would put a sleeve inside it and convert it so it
would only be a sanitary sewer with no intention of moving it. He noted a statement he'd made at
neighborhood meetings that they could not build on top of it and suggested neighbors look
exception 10 that and brought City staff in who explained that people have been allowed to build on
top of sanitary sewrs in certain circumstances. He did not think anyone said it was a good idea

and he thought the proposed contractor on the site shed more light on it by explaining the type of
soil on the propert. the compaction, the need for footings and dolling pylons into it and if thaI is
done over an old sanitary sewer it is not likely a good idea. which is part of what led the developer
to think the back of the lot was the place to be. Noted another issue with moving the building to
the back is the opportunity to work with the City to put in a storm sewer adjacent to the sanitary
sewer. which could potentially save the City a significant amount of money. Explained Dahl's is
willng to leave the Cedar trees along the back and work around them or they can add landscaping
wth new, overstory trees if that is preferable Indicated that decision will be somewhat determined
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by what happens with the storm sewr. If the storm sewer Is Installed In Woodland Avenue and
Ihey tear up Woodland and 35'" Street the Citi wil be destroying the trees not Dahl's. Presented a
2004 study of the Ingersoll corrdor with a photo of the Dahl's s~e as anticipated in that study,
which showed the store at the back of the lot and the recommendation was that the store would be
at the back of th lot with a small store of some sort at the front of the property just inside the
southwest comer. Noted Dahl's has gone beyond that and put more of a presence on Ingersoll to
fit into the design for Ingersoll Avenue. Indicated there have been three neighborhood meetings
and the neighborhood has had three additional meetngs with Dahl's representatives attending.
Dahl's has met with the Ingersoll Restoration people and with Janice Ruan, who offered Ideas to
make Dahl's a showplac facilily. The presented plan has been the result of all that input. He
indicated Dahl's has ben able to work with and agree with a majority of the staff
recommendations. One key is to keep the existing Dahl's store open and operating. To get the
new store up behind it will require working through a very tight schedule to continue to serve the
community and keep the employees working. Explained the loading dock on the eastei1y side of
the building needs to be screened from the residents on 34'" Street. They are trying to come up
with something that will meet that need and the needs of the store. He suggested a 17'
retaining/screening wall by the loading dock would effectively screen the entire loading area from
view at the street level on 34'" Street. South of the front of the building the wall could drop down
considerably and stiil provide screening for view from across the street. Noted they can provide
the 30' setback requirement back by the store with the taller wall and make It work, but as they get
further south they run into the problem with trucks needing to get in there and tu around to back
into the area. He asked that the Commission let them be closer 10 the street with the screening
wall In that area than the 30' suggested by staff. Noted the higher wall was shown with the 30'
setback and the lower wall jogs over to move it out to a 10' setback Explained staff has asked
that ail lighting over the pumps be recessed. but on the canopy over the pumps they have shown a
light with a fisheye lens that focuses light onto the pumps to help people with reading the pumps,
They were hopeful staff would go along with that. He presented a video tour around the building
and responded to questions, Noted staff asked them to provide access to the sidewalk from the
parkng area and he explained they could accomplish that.

Kave Lozier: Asked what is on the second floor and if the northeast ends of Dahl's could be
iowered.

Paul Tvler: Indicated there is not a second floor, it is a change in topography and the ceilng is
level so he didn't think they could lower the building on that end

GreQ Jones: Asked how tall the parapet is from the floor.

Paul Tvler: Indicated it is 24'.

GreQ Jones: Confirmed it is 24' from grade to the top of the :Nail, plus the grade change. which is
why ~ looks so high.

Tim Urban: Asked if the building will be 20' back as well. if the lower wall is moved 20'.

Paul Tyler: Indicated the loading dock area is narrower.

Brad Johnson. CEC. 2400 86'" Street: Explained the building has been back to the 30' setback
along 34'" Street so the screening wall and the building are both 20' further back than where they
were previously. The retaining wall varis from 8' in height to 12'In height as it runs along the 34'"
Street and is 10' off the right-of-way line. They took out 20' of the loading dock area, Originally
thy had a break room in that area but have moved it to the back side of the building so they could
still have the truck accss on the front. Indicated the loading dock extension off the main part of
the building is part of the total 69,000 square feet They have not done a calculation of just the
loading dock area but guessed it to be 6,000-7,000 square feet,
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nann Flahrtv: Asked what the square footage of the grocery store itself and what the average
square footage of a typical store is.

Brad Johnson: Indicated the subject store is 69,885 and the stores get larger with each one they
do. but that the last one was around 65,000 or 66.000.

Paul Tvler: Noted the other stores are rectangular and the loading dock does not have to be built
off one side like is required in this one. Explained transportation costs have a lot to do with why
stores are getting increasingly larger due to the need to be competitive and bring in full loads to
stock and not have the expese of several smaller trips

Dann Flaherty: Asked how much square footage they had for the "back room" space.

Paul Tvler: Did not know the square footage. although it was included in the total space.

Dann Flahert: Asked what percentage of the store is currently deyoted to back room space.

Brad Johnson: Indicated they did not know the exact percentage, but explained there are coolers
for refrigeration. direct delivery storage and guessed it would be 15% of the total square footage
for storage.

David Cupp: Asked what the distance between the screeed wall and the storage area is.

Brad Johnson: Indicated it is roughly 90' to 100' in length north/sout,

Paul Tyler: Noted a number of changes had been made as a resutt of working with the neighbors
and staff. Explained they shrunk the store by about 3.000 square feet and note comparing th
store volume to the property with Walgreen's next door, the Dahl's takes up less of the land mass
by percentage.

GreQ Jones: Asked what he did and did not agree with staff recommendations and which ones
they could and could not live with.

Paul Tvler; Indicated Item #2 providing a 30' minimum setback from the north and east could not
be done and make the store fit They were able to get the 30' along where the building is but
would not be able to make the retaining wall 30' back without requiring trucks to jockey around to
get into the facility. Explained on the north side of the store they have moved it back 30' where it
is across from houses that face it Moving westerly there is an apartment complex on the comer of
35'" & Woodland and one house facing 34'" Street where the building fs no130' back. II is 10' and
then jogs. Noted they have tred to have some dimensions to the back wall, which causes differing
distances from Woodland. Indicated the 25' on 35:h Street was not a problem.

Brad Johnson: Clarifed the 10' setback along the north is in the very northwest comer of the site
along Woodland and the right-of-way actually Jogs north 10' because of the intersction. As soon
as the intersection area is cleared lhe building is more like 20' off the right-of-way line as a result.

GreQ Jones: Asked how far apart the existing curb line and the right-of-way line along Woodland
for the majority of it. not the corner.

Brad Johnson: Explained they are not parallel and noted there are some poInts up Into the 10' jog
where the curbing may actualiy be on the Dahl's property but on towards the east there Is some
separation between the right-of-way line and the back of curb line Indicated the riht-of-way line
as it appears at some points it is on tne curb line and at other points there is clearance between
the right-of-way line and the curb line At the closest point on the west side where the 10' setback
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is. the curb line is roughly 8' north of the riht-of-way line so from the curb they are roughly 18' off
the curb line

Kave Lozier Asked abot a sidewalk at the back of the building,

Brad Johnson: Affrmed a sidewalk is being proposed along the south side of Woodland

Tim Urban: Asked about the trees along Woodland,

Brad Johnson' Indicated it is tight for the pine trees. but the trees along 35" Street can be saved
on that side of the street, but the pines along the nort are more questionable although they will do
all they can to save them.

GreQ Jones: Noted the subject trees are Scotch pines, which are not on the recommended plant
list. They are short timers and he'd prefer to see something put back in that has a future and
suggested the Scotch pines should be ignored at this point.

Paul Tvler: Indicated Item #10 relative to the gas canopy lighting. they will be ok with his prior
suggestion, but technically they would be in violation so they wanted clarificaion. Also. #19 they
were talking about taking one parking stall away and since it is already tight for parking they asked
if they cared if one of those parking spots was Iilled in to break up the line of parking spots.

Kave Lozier: Asked if they were amenable to Item #4, which was a limitation of the grocery store
to a maximum of 60.000 square feet.

Paul Tvler: Indicated they were not amendable to Item #4 and responded to Item #5 noting they
may be able to shrink the 5,000 down but they thought they were doing what peple wanted by
making it the size they did. Explained the 60,000 limitation recommended by staff was a definite
problem. Noted they have already reduced the building envelope by 3.000 square feet and they
think that's all they can do. Indicated the building began at 72,000+. Noted on items #13 & #14
they would plant overstory trees but the question raised was whether they really wanted that due to
concerns of the residents regarding safety and darkness and those types of trees would block out
more of the artificial lighting but they would be very flexible on that. Explained on Item #24 a) four
pumps would not be enough Noted they started out wanting 8 pumps but think the site will work
with 6 pumps, Indicated having the extra 2 pumps actually would make it less congested rather
than more, although Dahl's site will be unique and will be the only one that has the pumps behind
the store. The pumps will be hidden from Ingersoll Avenue, He added Dahl's is one of the few
vendors that does and will be offerng E85 fueL. which lakes a separate dis,penser and two of them

will be E85, which is why they want 6, Commented on #24 j) regarding 34 Street pavement and
truck traffc. Noted Dahl's would be responsible and have discussed having the City come across
Dahl's property with the sewer and they will work with the City regarding that. Indicated deliveries
(#24 n ) were planned to be all done by 3:00 p.m. However. they received the r inventory from
Minneapolis and if a truck gets there late they would like to get it unloaded, Responded to Item
#25 regarding the final development plan returning to the Commission and indicated they have a
schedule to get the projec done and prefer the more usual and accpted route of working with
staff if the Commission and City Council approve it

CHAIRPERSON OPENED THE PUBLIC HEARING

The following individuals spoke in favor of the request.

Frank Scallione, 3663 Grand Avenue, #907 & #906: Tired of th postponements
and wants Dahl's to start breaking ground,
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Bil Bartine. 4320 California Dr.: Pleased Dahl's will provide a capital investment to
build a new store for the neighborhood, as it Is needed.

Betty Vander Wiel. 664 34'" Street: Believed the new store is needed and

expressed hope the surrounding neighbors wo.ld support it.

The following individuals spoke in oppositon:

David CUPD' Asked if Dahl's has an estimate of increased employment with the
larger store.

Paul Tvler: Indicated there would be a slight increase but he did not know an exact
number.

Elizabeth Hicks, 642 33"' Street: Board member of the North of Grand
Neighborhood Association. Distributed architectural renderings that were put
together on behalf of the neighborhood association and offered a brief history of the
meetings with the neighborhood association and Dahl's and the North of Grand

Neighborhood Association's concerns relative to the development

Lelsha Barcus: Asked if there had ever been a movement of the building facing
different ways and If there was any difference in the orientation of the building.

Elizabeth Hicks: Indicated there were no changes to the orientation of the building
or the loading dock area

David Cupp: Referred to the rear of the building and asked if the new structure Is
an improvement over what currently exists.

Elizabeth Hicks; Was not arguing that there were not pieces or elements that were
definite Improvements, but the concerns of the neighborhood association is the
footprint size of the store and the proximity to Woodland and the residential area.

Jim Stavneak, 637 41" Street Expressed concerns with the parking, the increased
size of the building and increased vehicle traffic and wanted gas pumps eliminated.
Encouraged City staff to conduct a more in-depth analysis requirement of grocery
stores and rethink the recommendation,

Mark Sieafri. 410S Woodland Avenue: Board of Directors for the North of Grand
Neighborhood Associahon. Expressed concern that the employee parking lot was
Included in the ratio of parking but was inaccessible to customers. Also concerned
the scale of the store is inappropriate for the peestrian-oriented business character
of the corrdor.

Ben Malloy. 627 39'n Street Member of the North of Grand Neighborhood
Association Board. Expressed concern for the storm sewer. The neighborhood

association would prefer that the storm sewer does not cross Dahl's property.
Feared sometime in the future rt may impede development.

Susan Houts, 3325 Crescent Drive: Expressed concem for safety regarding
commercial truck traffc in conjunction with pedestran traffc.

Brian Wicks. 727 36~' Street: On the North of Grand Neighborhood Association

Board. Noted the neighborhood is on the national historic registry and their concern
is the scale and proximity of the store to historical housing is not a good fit.
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Trena Braafhart, 3317 Woodland Avenue: Member of the North of Grand
neighborhood association Expressed concern with the location of the store and
suggested reducing the size of the store would help solve this concern Also
concerned wrh the location of the store being set back so close to Woodland; feel it
will create an alley. Where the store is now discourages undesirable individuals

and activit but pushing th store all the way to the back will increase more

undesirable activity along Woodland Avenue.

Leisha Barcus: Asked how Dahl's has responded to the security issues relative to
the undesirable activity.

Trena Braafhart: Indicated they had not responded ver well.

Kimberly Hansen, 4015 Woodland Avenue: President of the North of Grand
neighborhood association and co-chair of the Restoration Ingersoll committee.
Noted the neighborhood association is not opposed to Dahl's or to the expansion.
Claried to the Dahl's representatives that the RDG study was not commissioned by
the City of Des Moines. The plan was actually commissioned by the Nort of Grand
neighborhood association. the businesses and the City as a whole; the
neighborhood association and the Restoration Ingersoll group asked the City to
help cover some of the costs It was a coceptual plan; nothing was approved by

the Cit or by neighborhood associations or businesses along the street. Indicated
the neighborhood association had not approved or even seen the bst Dahl's had in
their PowerPoint presentatin and she would like an opportunity to see the list
before they acknowledge approval. The neighborhood association acknowledges

and celebrates the Dahl's store, but they don't want any additional traffc onto 34"
Street or Woodland and would prefer the trck traffc remain on the commercial

streets

Patt lseminQer, 654 341n Street: Expressed concern for the traffc congestion and
opposed of the size of the building. Asked the Commission to deny the rezoning
reuest. Suggested the building be built at least 50' back from Woodland and have
an access from the north that would be open to pedestrians.

Brian Bonnano, 648 33"' Street: Expressed concern that the proposed store Is
suburban and doesn't fit the character of the neighborhood and is not pedestrian-
friendly.

Ann Bonnano, 648 33"' Street: Challenged Dahl's to buy property that could
possibly address the issue of the 34th Street bottleneck

Sallv Watson, 4105 Woodland Avenue. Expressed concern that the proposed
building Is not unique to the character of the neighborhood.

Colleen Kinney. 632 40'n Street: Submitted her written concerns.

Deborah Peak. 1808 Woodland Avenue: Member of the Shennan Hill
Neighborhood Association. Expressed concern that the proposed store Is not
pedestrian friendly. Also concemed about security issues and opposed 10 the
overall design. She read the wrtten comments and concerns from Bob Mickie,

which was previously made available to the Commission

Duane Koethe, Ower of the Four Seasons #2 apartment complex at 35'" &
Woodland: Expressed concern that Woodland Avenue from the 3400 to the 3500
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block is only 18 X' wide. Questioned how much narrower the street would be
made. Noted there are two homes propose for demolition, which he moved at the
request of the North of Grand neighborhood assocation Th two homes are now
sitting between 36'" & 37'" and Woodland Avenue. He is qualifie and willing to
move the home for preservation if Dahl's is willng to work with him.

Tim Urban: Asked if there are other lots that might be suitable other than Dahl's
land and what the residents of the subject home would think.

Duane Koethe: Indicated if Dahl's doesn't wal the house on their propert there
are other lots available. but the North of Grand neighborhoo association wants the
house put in to soften the look of the 34' high wall, Explained the open space is
much larger than the square footage required by the City of Des Moines Putting
the house there would devalue it to some degree because of the high wall there, but

it would soften the wall Indicated he would be the owner of the home and would
rent It out.

Jeffrev Johannsen: Referred to the residents' concerns relative to the artificiai
windows at the back of the store and suggested they were proposed to make it look
good for those looking toward the store, but quesioned if there was concern by the
residents that the house if moved would have real windows.

Duane K0¡\the: Indicated thre would be no artcial windows but would be from

34'" to 35 Street on Woodland to soften the wall but the corner at the east would
not have any windows In it. If there were windows there regardless of whether they
were real or not. would not be any different than residences that sit closer together.

Dwiciht Stellínci. 662 34'" Street: Expressed concern that the large 2-story wall is
out of place with the craftsman style houses In the area. Noted he is a fan of Dahl's
but would prefer a pedestran-frindly development.

Mike LudwiCl' Explained the City Traffic Engineets analysis was inadvertently
omited from the mailing packets but was em ailed to the Commission and to the
North of Grand Neighborhood Association so at least the Board members had a
copy of it.

Paul Tvler: Indicated the house on the corner would not fit with the presented
configurations. Dahl's would be happy to see it move but not on their property
Explained to keep the existing store open. there was no other place to put the new
building than where they were proposing. Indicated the topography of the ground
would not allow reonenting to face toward 35'" Street.

Tim Urban: Noted most of the objections were to the scale of the bulldit-.g on the
rear and its proximity to the neighborhood. Asked if the developer had given any
consideration to scaling down the section of the roof near the loading dock,

Suggested they would only be giving up vertical storage. In terms of softening the
huge high comer or lowering the entire dock element of the building and utilizing a
freight elevator system to move the goods up to the main floor of the grocry.
Noted they would save substantial money by doing that in terms of the fill.

Paul Tyler: Noted that had been discussd but they would have to have scissor lifts
and the risk and problems Inherent with doing that would not be something Dahl's
felt could be done.
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Brad Johnson: Explained the he~ht of the building is 24' and given that they are
now puing the east wall 30' off 34 Street for setback. the height of the wall on that
side wil be 24' as well. II gets less than 24' as it goes toward 34'" Street because
they are embeding the building in the ground about 5' to 6' so at the northwest
comer it is more closely 19' for height. Indicated the coolers for dairy and frozen
food were along the back wall.

Tim Urban: Indicated the artficial window and canopy at the rear of the building
implied that the actual ßoor levei used for loading in goods from truks would have
to be below that window and asked if the height was 20' from ßoor to parapet
through that section of the docking wing of the building.

Brad Johnson: Noted the east wall would be 31'. which was 24' from ßoor to
parapet and the 7' is down to grade.

GreQ Jones: Asked if the building material on the outside is painted precast.
masonry or some combination.

Paul Tvler: Noted it is precast.

Marc Wallac: Asked if it was possible for Dahl's to build a smaller store wih fewer
parking spaces.

Paul Tvler. Indicated they could not. Explained there is more traffc In the Ingersoll
store for the size relative to the size of any other Dahl's store.

Kave Lozier: Asked if there was any compromise on the size of the store between
the 60.000 the staff recommended to the 68.000 they were requesting. and if not
why

Paul Tyler: Explained the store was already shrunk 3.000 feet. which was with

some difficulty. Dahl's spoke with the architect and the interior designers of the
store and they thought about the needs of the customers and the servces they

wanted and it was determined the store needed to be the size they were requesting,
Indicated the objection from people of the scale of the building from looking at it he
understoo, but the number of people that use it requires it be the requested size,

Kave Lozier. Asked if inside the aisles were standard width.

Paul Tvler: Noted they were designed to be larger but were shrunk to reduce the
size by the 3.000 square feet that they had,

Kave Lozier. Indicated some of the more exciting grocery stores were the smaller
stores with more crowded aisles,

Paul Tvler. Noted those stores are like that because that's all they can do gien th
land available or the costs involved

Dann Flaherty: Asked where the office space and break room was.

Paul Tvler. Indicated there was not much of an offce but the break room had been
moved to back of the docking area.
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Dann Flaherty: Noted when he worked for grocery stores the offce areas were
alwa,'s on a second floor: it was elevated which was an advantage because the
entire store could be seen from the offce. Asked if that had been considered,

Paul Tvler: Noted there was not much offce area.

Brad Johnson: Explained one of the signature pieces of Dahl's was having the
open atrium. which conflcts with having an upper offce scenario, Noted the open
atrium is a theme feature that Dahl's would want to maintain. which would not

facmtate an upper offce area.

David Cupp: Asked If all HVAC was on the roof and how much of a parapet wall
was above the roof,

Brad Johnson: Affrmed that all HVAC was screened on the roof, but he had not
seen an architectral plan to know the height of the parapet wall.

Jeffrey Johannsen: Asked If the employee parking was separate or shared with the
rest of the parking,

Paul Tyler: Indicated there is a separate parking area for employees currently that
is on a lower grade and that is how it is shown on the proposed plan, as well.
Explained there would be trck traffc in the vicinity of those parking spaces and
noted there was discussion about having more parking in that area and indicated
they could possibly have some overtow parking in that area but there would have to
be a stairway access up to the store because of a grade difference. which Is a
hazard for customers both for the access and in mixing wi the trcks. Dahl's

knows how many carts they have and if they run out they know how many cars are
there and they have very rarely run out of carts,

Tim Urban' Askèd why they didn.t do the plan that was shown in th pedestrian
study,

Paul Tyler: Explained one issue to be th way it addressed dealing with the
Ingersoll corridor. There are people who want stuff on the street, which they can't
do but to compromise they put some stuff on the street and worked on the wide
corridor through outside input Indicated initially the plan was for NPC so nothing
was shown up on the street, but through conversations and the neighborhood
meetings they wanted something on the street. Dahl's had to figure out what could
go up on the street that would meet what they wanted and satisfy what others
wanted as well.

CHAIRPERSON CLOSED THE PUBLIC HEARING

Tim Urban: Moved staff recommendation to find the requested rezoning in confomiance with the
Des Moines' 2020 Communit Character Plan subject to the conditions listed In Part Band C of
the staff recommendation.

David Cupp: Suggested staff has done a good job of hitting a compromise between what Dahl's
wants and what the neighbors want.

Motion passed 10..1
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Tim Urban: Moved staff recommendation on "B' to approve the proposed rezoning from 'NPC'
Neighborhood Pedestran Commercial District & 'R1-60' One-Family Low-Density Residential
District to "PUD" Planned Unit Development.

Motion passed 9-1-1 (Greg Jones was In opposition; Brian Milard abstained).

Tim Urban Moved staff recommendation on 'C. to approve the proposed PUD Concept Plan
subject to conditions with the following revisions I add~ions:

. Revise staff condition #2 to state that the building must maintain at 
least a 20' minimum

setback from the back of curb along Woodland Avenue.
. Revise staff condition #4 to state that a minimum of 75% of the C-2 parking requirement

must be provided on site for the applicable building square footage,
. Reconfigure the employee parking lot area to provide vehicular circulation between

customer and employee parking areas $0 customers can use employee parking areas as
needed.

. Open up access to the lower parking lot and provide pedestnan connecton from 34th
Street to the store entrance.

. step dow the building height along the norteast corner

. work with neighborhood for solution to landscaping and screening (species, materials) on
the north side of the building.

Suggested parking issues could be solved by modifyng the wide green area running through thè
parking lot to make it narrower and take the plant material from there and put it in the parking lot;
by eliminating fuel sales on the site and only provide traditional retail use along Ingersoll; or by
reducing building square footages

Greo Jones: Ofered a friendly amendment to require masonry building materials Instead of
precast concrete.

Tim Urban: Accpted the friendty amendment and noted a suggestion made by Commissioner
Simonson to use diferent color tones on the rear of the building.

Mike Simonson: Offered the following friendly amendments:

. Revise staff condition #12 to state 'Dahl's is responsible for providing Ingersoll Slreetscape

improvements along Ingersoll Avenue'.
. Require that 90% of total on-site parking stalls must be accssible to customers.
. Reduce the appearance of the building height by shifng parapet walls back from the edge

of the building.
. Revise staff condition #24j to state "Dahl's shall be responSible for improvements made to

the 34,n Street pavement as necessary to handle truck traffc and allow on street parking as
determined at the PUD Final Development Plan stage."

Tim Urban: Accepted the friendly amendments and asked that rather than making it a condition.
having staff return to the Commission regarding Dahl's beng responsible for improvements on
Ingersoll to provide OI-street parking.

Mike Ludwo: Noted the final development plan needs to be approved before permits can be
issued.

Tim Urban: Noted it would take them a minimum of 90 days and the burden will be on them to
bring back a site plan that will incorporate the recommendations for final approval.
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Mike Simonson: Noted Dahl's is in a diffcult position. They are the only store in the area, He
indicated he is not opposed to the fuel and would like the opportunity to buy gas there, Explained
they want to keep their store open and as an architec, he indicated to keep the store open and get
It as large as they want it. there is only one place to put ii- He did not belreve Dahl's was being
realistic in the number of parking spaces

Tim Urban: Noted the parking issue will not be Dahl's problem. but will be the neighbors' problem
because they will be parking on the side streets or on Ingersoll

Mike LudwiQ: Restated the revisions and additional conditions noted by the Commission.

Dann Flaherty: Asked the applicant if the amended conditions are acceptable.

Paul Tyler; Indicated a high number of conditions have been created, some of which will add
significant cost. some of which will add time such as adding masonry versus precast. and if it is all
Dahl's 'problem' they would take that back to Dahl's and it may effectvely kill the project,

Larrv Hulse; Explained the conditions are a set of recmmendations that wil go before City
Council and the applicant will have some time to study them before that time. Noted before the
Cily Council would approve it the applicant would have to sign that they agree to it.

Paul Tvler: Explained he could not answer for Dahl's

David Cupp: Noted they could do precast with brick veneer finish.

Motion passed 7-3-1 (Greg Jones. Leisha Barcus and Dann Flahert were in opposition; Brian
Milard abstained).

Mike Simonson: Noted the Commission would like to see the project move forward but not all
issues raised by the neighbors have been addressed and the Commission attempted to soften
some of them. The motion provides the developer with some flxibility and he was pleased with
that.

Tim Urban: Noted there are ways to approach how much square footage they need without simply
deciding it can't be done,

Leisha Barcus: Felt the project was a huge disconnect with the neighbors and neighborhood and
felt it was presented to the Commission too early in the procss Disappointed that based on the
number of conditions in the recommendation, staff had to design the projec for the neighborhood,
Did not feel it to be a project that fits in character with the neighborhood. Would like to see Dahl's
remain and expand in the neighborhood. but did not feel they had cooperated In finding
compromise. Congratulated staff for their work on the project. Appreciated the motion but fell 

the
list was too long and was not ready for approval.

Dann Flahert: Commended the people who attempted to compromise. Did not appreciate the
developets determnation thatlhey "can't' compromise. some of the issues cod have been
resolved before it came before the Commission and it didn't get done. which was part of the
reason he voted in opposition

Mike LudwiQ: Noted for the audience that the item would go to City Council to set the hearing on
January 7, 2008 for public hearing to be held on January 28, 2008.
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Respectully submitted ,

l'~:~

7n..A
Michael Ludw
Plannn A ~, AICPg dminlstrator

MGLdfa

Attachment

s~

22



G''" V':,-, T-

N

~zO~
:íO~
;.O~~~o:
è!CI ;z- ...
;o..ëi;,-=
c;--i1
:= '" ~_-. ..

ii ..

I ·

'i ~! "I

i .
; ~-_"II:

~

i
-.1__:. '1 . ." ;;.(ûq:~, ,P._-

.-
j~ -~. -..
,

~
~.

~
J

~5ir"i
;--~
,

50/
-;';-1

~ ~ 11:
"11 i

-8"!'if, .'!
"is. ¡:i
II. i' ..1/,. ;'¡ .';

I ,,' I '~' "l
ii : 1\1~ ~¡
"Ii'~ = i "1 !H

li'.- ¡
L- 'H~ ¥ :

i I i ~ i.

! ~f § I~

i r ! IH f i§f ~ i i ! ~ ~

~:':~d:~~
E'.=~~li II

:: i ~

i,,.
¡l

II
H

~ ! : í -

f

,
~ Æ=it;
f ~¡i.
, ', '

..~/
':"-.1
, ¡:f:

g;
~;i
:iíí
~i.~
lJ~1.
e
~

!
~

¡
!

---'

¡

ï~~ t

!.
--I:

:~



~Ht \..3L."C

¡J

tr 'r 1..'1. I" . - .~ ' . .,,:: c, r,.:. '.' I. ~..'i.. 0 " '" - 'J ,. ~~ t '." =- .. ~-.. ~. ! gt~~ i ':¡i i- I ';~:... ~ .~.., "-.-
:; "" : r .. ~icqi ""~ - J ~.. ':.._.,': ít __. ;

"'æ~: '-__1_1 j'-~I ?~ ~ '_. .._. _ ./ j'" oC . - \ ~;:::~b -,.-- ~

,.t~
'HI

'1",

I'HiHi,'
,t%l
'Iii:

!II!

~ ~.-.,...-._....,.......
~ .';0'...,1
!; \..;,;a'l~.:.,~~

n
" i!,

I,!! Ii" IdJ

;'" :
~ r, ,~ I '.J ( l ;.1.
l: ' I t i
to ii Q ¡ 1
! .. L t

~!¡¡¡i\,!il ~7-iC c!
'! l'¡;

¡.
i
i

i
i

r::'~1~~i' i

-e~

,~ ~--,
( ¡

~ i. .,
: ~.

! e Ï:~,i _"!! l:,;
~ i ~ ~:

= ,I

r f ~I

(lH~äI
,i

'."t~t

11'

,J
,

-: -,~ ~,-,
):;""1I.

.'l!.
ii~rii

~¡¡Lt'!l'i
~~¡: It

;"!l~
,.j:,....-=
; ,i:~!~
::'!ii!:1''''1'
f~r~" !

"IF¡';..Ii .!~~I
1;1.''....1:. ,. t~:.:t .,

:: l ;ij'!'if~ f:
¡,.j 'I.. .¡_
-=r~ ~;,:HH¡ ii~
:h£ ~lh3¡h ~~

I;
~i., ¡
!im ~
;~ .~ l ;d ~..~~ ..
j' f~' ¡
J t _ ï,;
, i ô1; i¡ 'i'~ :' ë ~
"~::r ~Il

J \, i i , 111 fli i1 '¡I" .
II, ll I. f ~ ~ lii ljl q; ¡tj' .~l HiHl'i ; i '1:'1 ¡ '¡I' !In !Hqfi ;!¡! h Hiii i ; Ii ¡¡I; :!i, ¡PI i'!)~¡¡i H-
I :¡ lJ!i ¡ i it H W! ! ¡ m ¡oj' /j¡¡~¡ !H'i' '¡'j I' ..I, H r'i' l ' "l ¡'! I;'.", '"

,i ¡i i ¡ JiI. I' ¡ í W:i ii iiti! ' ¡ ¡ t1; i¡!: f;1I¡i!1 iH
i l Ii Jl J J~¡il I t i ,.r. . ¡l ¡"lh l It i i iH ',Jl ~Hl"Jl.li f 'Pií
~l iill!l Ili! I. III JlI!ld! : )11 ¡HI iil '11 i! !!l Ill!! iniill;! l~,¡
:, Î¡ I ",; i' I ,Jili . ¡i. ,.,' ¡ '" ., '" '''1 II!':: h. '1'\ilr i i, :/f! ~iJI i'I~F,! ¡ !~lll hl IT l":l l !t1l .liI¡¡J~i. 1ft

l1~i'i!¡1¡¡fÎíil:¡¡¡¡!iP! HliiJ¡I!111!:¡¡ ¡ tiil/li'!; Hi¡.I1 11 ¡ 1. ¡¡i!iil '!Ill ,¡¡¡,111m! íïì
!:l~ jtl. l~".~'r n'U~.I'lir'lr,;' l' It '1 l U : I" ¡'I I ,., I~J
~:i ~; H::!'~!(l¡li!jii!h!!;~'::t::~~ :111 h !~~:!~~ ! l! iiît 1 H: JHillll :~l. .-:H ~;,;: ~ - , ft \-" ',ô .l '--'" L ..

III '~~ '~':i. -~. '.~l+"ik., -~... :,: 1:.,1: . '.' ":f:"; r: ìi~.~~c' ._... $'" ,'~.. 'i' .""1 ~ fi-~!. '-L. 1,1...1 '. '_":!..~.r.e'.. ..... ........ p ¡;~.. .~ - .. ',. .~,~.: . i,' ,- Li ~ i.', .;l,
i - .'," ,~-':s:L-~:=--_' .--:~ _ - -~ ~. .;...~ .' ,,.. ".i.- -- "'-'(J.'!-l~': _(_ : -f- ..,' -: " ..~-- 4;,..- ..\&...; i : -1 .i ~
,"'- ~,l"~..,. i '~:':.:,-:~:¡~c;~:~~ ~-~;'.,2"'.) '1':~¡~;;~: '_;~ ~: . ~~U"= - c
. + .... ,; _:". /l....._~.:=.._~---::~--/~. ~ 'f:l: hi/' 

i i ~i.- 4..- - . :t~'" ~
, .,.. '.'.,", .l ~""~-"~~~-"""~"-~'-='Y' --I 1 . / / . 1"y. --t I" 1...

llE- ~ \\, '.: -,1'/ ,'. ".', :~, '-" ,..~ir. ,t'l ",- '", --" _" :: 'f "' '. ~....,. .,,/, j ':\ ,'\ I" 1'" "",:i. -:,\; I ~,.~ t "",'-. .~r""" )li~...,.....\."\ -'.'~/-"1~ r- ."'\\ "Ill ;-......0J~-t.~ ¡;LI.-.'.. _L.. I. . i .;~-l . . ..', : f _i..:
~ '.' tl- ;'.." i ':~~-='",:~~-=-=.-'.". ,;: "' "'. \ J? , I" '::,'. - -~. .. i L":--- _ -;qp.''r¡ 0\ ll:i'A-i~ . '~-f-" _._.: ~.:._.!.;~;./ '';~ ¡;- .'.- -~' ,._..:. ~ _.. .=-;_.-=-'~I;.~ "
. -:' - ¡'tt"""'--i' -r "- i '., ')-'.1,', \. 'v I g-..~~".- ";"'-..6 J'-~ 'i t. :J.i.Li'':''''-'8'li'l

~. \ ~..' I ~ ' .,,: ~ "', ',' \ ,i ~.,/ ~-- I., '\~G,¡ ~-:..\ ' t.~ -----B,' l:- 'l~ -.~-'" ~.,. , '--~ ~ " / \. , í 'i'. t::.! ", \ " . '-."'. ~-:::. " .. ~t' .J' '., I ¡ , R 1\: '-l" ~ i' . i i-
. - -: , .~, '. " ~. i '~t- ...iõ. \ yo. ~. ~l:i.;.i - ',' ". i~: 1..---\ . '- ' .: ~:. -I..~ ~ ,.... ~ I! .... ".:! I ~ ".:S~l "- ~" ~ ' . . -P_,: ~. ~.. 'iltI" ';

~"'¡ .' '.~.. ~ "~-",,,\. ~~"'irl ~.t~~,.., , ___-'T_ ____ " ~~_'" ',"- ...._ Wt:_ .~'-"--__ ' ~; ;.~', '..t~!"".:
'- .,1 r..£JJ' --~-- --~f '.~l_.: ,,/1 l~t 11'1 f: ~:;~_ .:~~~ ~.~~~., ..,. ~:t_:~~Z---~-~~~~-:~ '~.~~, :-:~-~-..~~___-""_-_-___-_L-_~_-_l;#~. .-.. -'-- - --~tt.- i ~

. '- . - ',: ".' t. .~i .~ 1 1 t
-j "¡ WL£ I ll ~.I

- ~--
'" ii...

" t

~.::--~. r-____ _. -.",.0_

IS. F.r"li '/"~ ,t j,~ c-"ï'v~"" ~ '~ /:"._ --: !!-l ~ /~,J ., ... ~.""l ..f....'_ ~ -L':""; .. I.:~~;.'~. i i,

7it..
;'

..Ji r

... ~""7\"'
l;. t :.;r,

r

. .'--

--idl"-' .''-~''~. '-J~ ... 1M .
"

h~.



-
N

.
i

I

I
.

....-,""

i'

5
~....

;o.

:- ;.t 1 H ~ '.
~ ...... ~

.. :
8~S. +L"II Ii,,~ ... Õ.. i.~ t:¡ i
~. a i
".. aQ !...

f I.
i ii. ..

Ii q¡

iH11
I' i ii í

I' ·

!1I11

ii

mii
!lIlt
ii i'!

.i ~i1
IlIlli
Ii 1.1

I

i i i.
II ¡ hi! 'Il.II! nl, ,.
i i
l.

i. ii
I ! Ii 1. ! ill

I H i !i!

.1 It! ¡ii
. illl il-

I ¡HI ill

"

;
w

$..



N

I

.

"'.~-:

I.

z

~....
~"
D
Z

I

.

,. ~ * ,. \. .t
~. H ~ \ ~

'¡ 1 . 'I
I ! I

I

:t
~
:t,-

I =æ~r
,cj$?- ¡.

-D" I '

, F' fit"" ..'~:'~,: ~ ~:E'~,. . -
/ ~ - I-:~ '-'" -,",.'"

:J~ ~..J .~.: ' L J~'

~j.. ,q
:'.1: --:.:':', .t'

~

: ".' .
,til! .I

, I i i I::.. '~. .1. I
, ./

.¡ ji~
" '1';1,~. ,lc
,:.J~

.;~.-,~....~
:;' -" ..- ..~'~..
~,~;'"'.,. .j'\.
r-.4, . . .,.,. . ~L"~
~1,',fJ-~~..~.i
':1'".:c' ~ ""F
:.-"1.: ..

,"'.' .-
: d l

~,. u.'

-

.. :ii: DC +
g ..-.. ~ If I... z .., :i _. I
~ :;~, "I
:! æ..:¡l ~l

! II, ,
¡Ii il

Hii'
i i iï I

IIII!
I. i
I ¡ I fl

Iii
! ji II

ill"". ,.
!Wi

mii
i í II I.¡I.,I

Hili i

i
! i :! '.1 .

II. ,.
I.. I, l' .¡I.il, l...

Ii
. iii i

i! i i..; ,. i I iI
!Ii i !ii
. ~ i I . I'

I p¡;¡ I i
i ,1,11111
¡ ilil L!

z
Q

i".."
..

i



"" ..L;:
N

,; ~

i

~Î~ +,

~ .
~'! ~ t .

I
t ~

of I.
i

I

i r¡ j; i

.

,,8 . i
i

.

I - !

i

!

!!
.

I

i

i
I

~$

.I

i

i
i'.

I

...,
II.."
, .l!

, I

i

",

I

I

!' .
¡:

I

I

pilli

If l.

.

. i"-,: '.; I I

f;¡ t-

~Ji i.
.. '1-
,~,',: _..i ¡;"
"'.1 I ¡

'j!
'71- . 1

I-~_ C:.-

, .
~ .i. .

I.
,
.,

i

I5 .
!
â

jl l-. ,'~"i~-J.:'

rT ,0 !' .-

i" 1

i "i i.d
; '-".Lc'¡;C1tT.,

. ,
(,c. 'i =
~. i::
:1;; if

: t
, ."",-.' ç

I~-~I:
I ì'.h.

1.
i ':....

!~J r
i. '"IJi;~'I'E.-r

II,
i I!

. 'i! li
, ~ i
~Hi

15 1,,1i Ii. I I'
I ¡! II i



~

Traffc Impact Study

Proposed Dahl's - 35th & Ingersoll
December 13,2007

Gary L. Fox, P.E.
City Traffc Engineer

We have reviewed the ,preliminary traffc impact study for the proposed Dahl's store on
Ingersoll Avenue at 35 Street, prepared for Dahl's by Howard R. Green Company. We
generally concur with the methodology and overall conclusions of the study. Specific
comments on various issues addressed in the study are as follows'

Trip Generation and Design Hour Volumes.

We concur with the methodology for the total addilional daily trips generated by this
proposed development. The total trips are calculated by the trips generated by a
supermarket land use plus gasoline station with convenience market and coffee shop (fast
food restaurant) with drive-through window. The impacts of the trips on the street network
are reduced by the internal capture factor and pass-by trip factor, as well as removal of the
trips from the previous supemnarketland use on this site.

The net new trips frorn the proposed redevelopment are not expected to create significant
traffc capacit or traffc flow issues. Traffc on 35th Street has been reduced by at least
2.000 vehicles per day (vpd) with the permanent removal of the eastbound exit from 1-235
during the reconstruction of 1-235. The total net new trips will not increase current traffc
volumes on 35th Street back to the level that existed with the freeway ramp connection. and
no major congestion or traffc flow problems occurred with that level of traffc,

Overall. the proposed site development plan shows an intense redevelopment of the site,
We support a City staff recommendation to reduce the size of the supermarket and to
reduce the number of gasoline pumps, which will somewhat reduce the total traffc
generated by the site development and also provide opportunity for some additional parking_
The final traffic impact study should reflect the final size and configuration of the proposed
uses on this site.

Trip Distribution and Assignments.

We concur with the basic assignment of trips in the prelirninary study, and will review any
proposed changes in the final report. Again, based on our overall knowledge of traffc
conditions at this site with the current store, we do not expect signifcant traffc problems
based on the preliminary assignment of trips for the redeveloped site

We have also reviewed the proposed truck entrance on 34tn Street. This entrance has been
moved farther south from the original proposed design, which will reduce the impact to
adjacent properties on 34th Street. Having trucks use a separate route from the main
entrance drive on Ingersoll will substantially reduce truck movement conflicts with both
vehicular and pedestrian traffc on this site. The pavement strength and curb radii at



Ingersoll should be further evaluated and improved, if necessary. in accordance with
requirements of the City Engineer. The anticipated net new truck volumes should not create
any significant traffc flow or capacity problems.

Parking Requirements.

Parking should be provided on-site to meet the parking demand. We believe that the final
parking requirement should be higher than regular NPC requirements, as a large
supermarket with drive-up coffee shop and convenience store with gas pumps will most
likely have less "non-vehicle" custorners than many other NPC uses. Again. a reduction in
the size of the supermarket and the number of pumps will reduce the total parking demand
and provide opportunity for some additional parking spaces.

Site Circulation.

We concur that the first drive on 35th Street north of Ingersoll (south drive of the srte) is too
close to Ingersoll, and would be irnpacted by traffic queues on 35tt Street However. rather
than close this drive, we recommend moving it approximately 50 feel farther north, so it
would line up with the traffc circulation aisle nort of the gas pumps. This wiii reduce the
impacts to traffc queues on 35tl Street. as well as reduce vehicle/pedestrian conflcts
betveen the gas pumps and convenience store and coffee shop, and also reduce vehicle
traffc and pedestrian conflcts in the parking circulation aisles and at the north driveway
near the supermarket. The final design of this driveway and internal circulation must
accomrnodate large fuel delivery trucks, but the recommended reduction from six pumps to
four should also help provide additional room to accommodate these trucks.

Conclusions.

We have exlensjve experience with and knowledge of traffc flows along Ingersoll Avenue
frorn several previous studies. including closing of Grand Avenue for construction of ML
King, Jr. Parkway, diverted traffic due to reconstruction of 1-235 and Ingersoll Avenue
Streetscape design. Based on this experience and knowledge, along with the traffic data
from the preliminary study, we believe that the surrounding street netvork has adequate
capacity to accommodate the additional traffc from the proposed redevelopment without
experiencing substantial negative impacts in level of service. In addition. the existing
configuration of the intersection of 35th and Ingersoll is not expected to have any physical
changes. We will review the traffc data from the final traffc impact study, and will use this
information primarily to deterrnine any needed changes in traffc signal timings or operation
to provide the most effcient traffic flow.
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Kim Rouse. P E

Dahl's Foods Traffc Review-Ingersoll Avenue and 35'" Street

December 3. 2007

INTRODUCTION

Project Description

This report identifies and evaluates the proposed changes to the existing site land uses,
The study area contains approximately 5,6 acres of land located within the city limits of
Des Moines. Dahl s Foods currently operates an existing supermarket type land use in
the study area (located at 3425 Ingersoll Avenue). The existing structure is
approximately 49.000 square feet in size. Dahl s proposes building a new facility at the
same location with a supermarket land use of approximately 59,900 square feet as well
as a gasoline/convenience mart and coffee shop on the premises.

BACKGROUND

Land Use. Site and Study Area Boundaries

The study area is located south of Interstate 35 in the City of Des Moines. It is bounded
by Wooland Avenue on the nort; 34tr' Street on the east: 35,n Street on the west and
Ingersoll Avenue on the south. The study area is illustrated in Figure 1.

Figure 1 - Site Location
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DRAFT

Study Objective and Procedures

This study measures the effect of the proposed changes in land use on the site. The
analysis includes the review of the site plan for parking lot circulation and comparing the
existing tnp generation for the site to the proposed land uses. In addition, a review of
the truck delivery circulation patterns will be completed The number of trips generated
by the existing and proposed uses was determined using the Tnp Generation. r
Edition. published by the Institute of Transportation Engineers (ITE).

TRIP GENERATION AND DESIGN HOUR VOLUMES

Trip generation rates contained in ITE's Trip Generation. 7' Edition. were used to
develop estimates of trips to and from the site based on the existing land uses. Tnese
procedures were also applied to the proposed land uses to determine the potential
change in traffic for the study area, Tables 1 and 2 show the daily, AM peak hour, and
PM peak hour trip generation for the existing and proposed land uses,
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As is shown in the tables, the proposed additional building square footage and the
addition of the convenience store and coffee shop to this site is anticipated to more than
double the number of trips entering and exiting the site on a daily basis. However. given
the nature of the site. the number of trips generated may be reduced by an internal
capture percentage. The internal capture methodology is a procedure described in ITE's
Trip Generation Handbook for use when analyzing multi-use developments, The
methodology allows for the reduction of trip generation for a site based on the possibliity
of shared trip generation between land uses For example, while a person's primary
destination might be the supermarket land use. the person might also decide to get gas
atlhe convenience mart and a cup of coffee at the coffee shop. Thus. while each land
use had the benefit from this person. no additional trips were generated from outside the
study area.

Using the methodology in the Trip Generation Handbook. the internal capture rate for
this site was calculated at 12%, For the PM peak, the resulting number of Inps entering
and exiting the site are reduced to 426 and 410. respectively.

The anticipated traffc volumes on the roadways surrounding the study area will also be
affected by pass-by trips, Pass-by trips are trips that are already on the ioadway
network For instance. a person is traveling on one of the adjacent study roadways on
their way home from work This person decides to stop by for grocerip.s on their way

2
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home. This person was already on the roadway adjaceni to the site and does nDt
represent a new trip. Pass-by-trips are made as intemiediate StDpS Dn the way from an

origin to a primary route destinatiDn without a route dlversiDn. FDr the supermarket land
use, the pass-by rate is 36% and 56% for the gas stotion with convenience market.
While this percentage dos not represent a true reduction in the trip generation of the
site, it reduces the overall impact of the site on the roadway network by redirecting
vehicles which were already on adjacent roadways to the propoed development.

TRIP DISTRIBUTION AND ASSIGNMENTS

Based on the trip generation of the proposed development, the trip ends were assigned
to the entrances/exits of the site. Assignments were based on assumed travel behaviDrs,
location of trip destinations on site. and accessibility from/to vanous routes considering
normal Dverall travel panerns.

It is assumed ihat 50% of the trips will use the nDrth entrance Dn 35'" Street, 15% will
use the south entrance of 35" Street and the remaining 35% will use the entrance off of
Ingersoll Avenue. At the time Df this report, traffc counts were unavailable for use in
analysis of the intersectlDns. A more detailed look of the Intersections and entrances will
be provided once the pertinennraffic count data has been collected. The assumptions
used tD assign trips tD the proposed entrance/exit IDcations will be revisited at that time.

According to Dahl's, this store has approximately 218 truck deliveries per week. There
are no Sunday deliveries. Monday, Wednesday and Friday are the peak delivery days
with 40 to SO deliveries on each of those days Assuming that these deliveries typically
Dccur during normal business hours, this would equate to approximalely 5-6 truck
deliveries per hour. It is also assumed that these deliveries do not take place during the
PM peak hour of traffc

The truck entrance is located off of 341" Street approxlmalely175' north of Ingersoll
Avenue. The percentage of trucks entering/exiting the site is less than 0.5% of the trips
on a daily basis. Because of the location of the truck entrance and the small percentage
of trucks compared to the overall tnps, there should nDt be a significant traffic impact on
34" Street due to the truck deliveries.

Turning template analysis for truck movements was not evaluated with this report.

PARKING REQUIREMENTS

According to the P U.D. Concept Plan. Dahl s is providing 215 parking spaces. A review
of Section 134.1377 of the municipal code indicated the number of parking spaces
required for this site is approximately 183, The current cDncept plan exceeds the
required number of parking spaces for this site.

SITE CIRCULATION

A review of internal site circulation was completed based on the concept plan, dated
November 21. 2007. After review Df the site fDr circulation, It is recommended the south
driveway on 35'" Street should be eliminated This drive is less than 50' from the
Ingersoll Avenue/3S" Street intersection and traffc could be queued through the
intersectiDn during peak times, The current concept plan shows vehicles entering this
drive between the gas pumps' and the convenience martcoffee shop store front. This

,



DRAFT

could create vehicle/pedestran conflicts in this area and lead to vehicles culling through
gasoline fill up area. an area that is likely to have congested vehicle movements by
nature,

CONCLUSIONS

This report has documented the anticipated level of impact of the proposed site
development compared to the existing land uses. The proposed development is
anticipated to generate higher trafc volumes due to the increased size of the
supermarket land use and additional convenience mart and coffee shop land uses. The
anticipated impact to the local roadway system cannot be measured until such time that
traffic counts can be completed to determine existing travel patterns surrounding the
study area.

-1
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Deccmbcr 3. 2007

Ja"ii Van Esscn. AICP
Senior Cii)' Planner
Planniiig aiid IJrhan Desigii Lli\'isi0ii
Community Developiicii Department
Ciiy or Dcs !\loiiies. Iowa
60~ Roocn D. Ray Dri\e
Dcs Moines_ Iowa 5030'1-1 XX I

Re: Dahl's-lngcrsnll A, e pI. ì)

Dcar Jason.

Eiiclosed ilihe revised ptm dra"ings I(ir ii~ Dahl's sitc locatcd al 3-125 Ingersoll Ave.

Follii\ving are thc ehange, ihai "e have madc to ihc plan Irom our initial ineciing wiih
the iieighbors:

-Origiiially. ihe building was sel onihe north property linc. thc ncighhms
commented thai they would li)"e 10 ",e ihe building setback furthcr rrom Wo"dl:id Ave
10 creale more of a bufli.., ""ne, We h:i"e sincc movcd thc building eight leet south ¡rom
ihe nonliline and als" siepped the building iii two l(iCal;"n,. the first being a ii\'e fooi
step back and then ihe loading dock M' lx'Cn ,iepred un addiiional 45 fcct (for a hital or
50 feci Irom the iiriginal dcsign) to provide h'Teen space and butTcring alnng the north
,ide or ihe huilding.

- The ncightxrs wanted tii see a morc rcsideiii I reel along the north elc,'atioii of
ihe building. so we adùed windows ,\';th awiiing, and crealeù vertical L-reaks through
coluiins to give ii a human scalc along v.'iih addiiionallandscapíl1g to buffer ¡he

building.
-The neighl'ors were ('om:erneù ihat the trlcks eut,'riiig ihc truck ù"d; are" were

to do,e l(ltheir neighoorhood. in re'l'onse w thosc eonecrns. Dahl's purchased ihc
""i,iing hoiise locatcd "outh ol'the tnick dock area which has allowed us 10 llOVC the

iruck enlmnce tàrthcr south iowards Ingcrsoll ¡\ ""'Hue. neating a greater distance from
ihe neighbNhood to ihe truck access.

-!\ceordin¡¡iii "PC zoning. building, are Iii he slreet I('rward wlienewr f'o"ihle.
howc\'C. Ihi, docs not work well for hil' h", (L,ers: 'll in rcspome 10 this. we have added
some coininen:ial 10 ¡he street Iront "long Inger"..i! "\\'cilic to conform 10 ihe Ingersoll

/\ \ ¡:nuL' theme.



-'lli~ n~ighbor5 want.:d bo.iicr I"J""iri¡¡n acc~ss along" oodland 1\ wnue III the
~Ior~ (there curr~ntly is no sid~walk along the south side of WoolanJ A \ en",), R~
mo\'ing the ouilJing souih. w'e can pro\'id~ ,1 sidewalk alimg ih~ s",iln side of Woodland
(on Oahls prop~rty. 50 a puolie casement will neeJ 10 he cr~'Jled) to bcn,'r t:1eiliiate
pcJeslrian Irallc.

-Tbe neighhor, wer~ concemed about noise and site issu~ assoeiakd w;ith ihe
trck dock arcOL in re'IJOnse to tbcse conarns. we ha", prmiJeù a sci~en wall with
landscapin~ ' n t!i~ e¡¡si sidc ()' thc wall 10 proviJe ¡¡ noise anJ site barrier for thc
ncighhms.

-The neighbors were wanting the site to blend iii with thc liigo.rsolJ A'cnu"
r~~toratioii"'strcetseape program. so w~ met with thcir board to ,g0.1 Jdail., ¡¡nJ addiiional
iiifomiation aboul their plantiiig and lighting designs and we will GIlT) ihose iherii:s into
om sitc through a peJe~trian corridor cxtcnding from Ingersoll A\'''nue tmoug. our site
10 the eiiranee tii th~ store.

- Th~ neighbtlr5 wcre wanting the site to h~ ~co-tiiendl)' in design. so We na\'~
aJJeJ an underground dctention l¡'cilit~ which will reintroducc storm runoirhaëk inlo ihe
grviindwater and Wi: arc ab" going to be adding an ontlct treatment struelure 10 OLJr site
which will tri:at thc releasing stoniiwater for hydrocarh()ns and pollLJlant.s from the

parking lots.
-Th~ neighbors waiied to see Ilort: lanJsceping and green space within our sile.

s" h) r~c"nfiguriiig ûur la~oui. we have been able 10 add mori: grecn spae," and

iaod~capiiig to soften the parking ¡¡TeaS.

-lhc no.ighhors leJi thar the building was too large I'" ihc sii~. '0 we \Vere able to
shrink tiii" biiilding b) abont 3.0ll0 squaro. fcel

- The n~ighbor5 were concerned ¡¡hout lighiing and securiry along tho. north sid~ of
the slore. we will be pco\'iJing downc;silighiing along the nonh along \\iih ~curii)
l¡¡m~ra(s) iii the Ilonheu,t ur~a of ihe siie where there is a large "pcn SP"".,..'hurfer 10 the
neighborhood.

-lhc neighhor~ were saying rheir was not cnough purking. ihrough redesign "'e

arc currelll) at ~ 15 perking stalls which cquate~ III 569% or w hal \\oiild be rcqniro.d
undL"r C.2 zoning. t\PC zoning r('qujr~.. 60il u. so \Vt' iJrt' no\\ \ery close to conforming lp
ihm rC'ljuirciient (w~ wonld need an additional I:: slalls to fully comply. which eould he
d"n~. hut atihe expensc of gr,'en spa,,~ilandslaping within Uli: parking lot.

-The neighbors "anted ih~ huilding to morc closely iiiieh wlmi iht: \V¡¡lgreen,
huiiding did for building ""I"r,_ '" we changed our building colors to iie inlO ,vi",i has
aJri:ady b,-,-n done lit Walgreen"



In response 10 ha"ing thc tnicks entcr our site from In!!~"oll .A w anù ùn' e iJough our
stle 10 the iiuck dock area. the e1~"ati()n Jiiíerern:t hel\\teii ihe upper parking area anJ
ihe loadiiig dock area makt ihis exiremdy diflciili 10 transition. in addiiinii. ihcre ""uIJ
be the prohlcm (Ii' ho\\ the truck traffc and the cw.lCllcr trat'ic \\ "ulJ inleracl ~ the
trucks \\ouie! be coming up lroiiihc dock arL'a al " ,leeI' grJde and a\ a diffeuh angle TO
ihe oiher vehicular tcaltc in ihe cu,lliiner parking area.

It' you haw "ny 'liiesiioiis. or r~quirc additional inl;lrination. please lei me kno\\,

Sincerely. ./ ~~~,~- - ~

Uren Johii;,on. r.E.

.CEC
lï..11 Eii£init'in~ l'nnlruJliJut... Ir~l.

Brett Johnson, PE
Civil Engineering Consultants
2400 86th Street. Suite 1/12
Des Moines, Iowa 50322
Phone: 515-276-4884

Fax 515-276-7084

Email: jobnson(1ceclac COM

Web' 'N cedar com
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Review of Dahl's

Proposed Ingersoll Site Plan
Respectfully Submitted to Des Moines City Staff
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12/11/07

1. Meeting History
. NOG members. neighborhood residents and Dahl's Foods representatives met April 25,

2007 for the first time to discuss Dahl's new site proposal Dahl's Foods presented a
72.000 square foot building plan for their 5.6 acre site, and Dahl's president stated that
the site would not include fuel pumps. Although there was discussion on many issues
relevant to the site plan such as: semi truck traffc on 34th street on a residential street.
traffc flow in the parking lot, lack of north entrance for pedestrians to enter when walking,
the northern wall and its proximity to the street, no design on the northern side of the
building and building scale compared to the current building size. The main concern from
NOG was on the size of the building footprint relative to the available land and the
building location on the site. These two items were stressed as the rnain concern for the
fact that the rest of the issues can not be resolved until the building size and location are
determined. NOG emphasized that the building footprint was oversized for the available
land. The neighborhood concerns were presented to the Planning & Zoning Commission
on May 3. 2007.

. NOG members, neighborhood residents and Dahl's Foods representatives met on
October 29 & Nov 12. 2007 to review Dahl's revised site proposaL. At the Nov 12th
meeting Dahl's presented a 70,000 square foot (reduced by 2,000 square feet) building
plan now based on PUD zoning. plus 12 fuel pumps. a convenience store and another
store front were added to their site plan. Although there was discussion on the same
issues relevant to the site plan, the main concern frorn NaG continued to be on the size
of the building footprint relative to the available land, especially now that the revised site
plan included more land use elements. NOG emphasized that the building footprint was
oversized for the available land and the location of the store.

. NOG rnembers, Dahl's representatives and neighborhood residents met with city officials
on November 20. 2007 to address NaG's concerns on the proposed site plan. At this
meeting. NaG continued to ernphasize the many on-going concerns: building size,
building location and zoning, livability/pedestrian access, traffc. architecture, gas
station/convenience store/another store front. and saving the house at 616 34th street.



NaG has identified an individual that is willing to purchase the home at 616 341n and
move it the NE corner of Dahl's propert 10 save original housing stock. keep property tax
dollars viable in our community and to break up the commercial encroachment to the
homes on 34th & Woodland Avenue. NaG presented empirical data supporting its
position that Ihe building footprint was oversized for the available land. Attachment A
documents NaG concerns.

2, Analysis of Dahl's proposed Grocery Store Footprint
Attached to this report are charts showing analysis of the Dahl's & HyVee stores obtained
from the Polk County Assessor's web site. Below are short summaries of the data.

. Chart 1: This chart shows store size and lot size for all existing Dahl's stores in Polk
County. This data shows that as store size increases, land size required to support the
store also increases. The only major exception to this trend is the Fleur store. which is
located in a strip mall and has shared parking adjacent to the store from other tenants.
The proposed Ingersoll site is surrounded by city streets and has no shared parking
available to it. This chart clearly shows that the planned Ingersoll store (far left bar) runs
contrary to Dahl's established formula for building size/land size relationships of their
existing stores. Based on the trend line of Dahl's data, 9+ acres are needed for a 69,885
square foot store.

The current Dahl's Ingersoll site consists of 5,6 acres; however. with Dahl's proposal
including gas pumps, a convenience store and another store front, the net acres available
to support just the grocery store are 5,0 acres, With only 5.0 acres available, the store
size should be in the range of the existing store.

. Chart 2: This chart shows store size and lot size for all HyVee stores in Polk County.

This data shows that as store size increases, land size required to support the store also
increases. The only exception to this trend is the WDM 351h Street store. which is located
in a strip mall and has shared parking adjacent to the store from another tenant. This
chart clearly shows that the building size/land size relationship for the planned Dahl's
Ingersoll store runs contrary to HyVee's established formula for building size/land size
relationships of their existing stores.

. Chart 3: This chart shows the ratio of building square footage to land square footage for

existing Dahl's stores in Polk County. Dahl's "Building Size as a % of Land Size' ratios
show that the majority of stores are in the 17%-22% range, with the majority of stores
having ratios under 20%. The Dahl's Beaverdale store (their smallest store) has a high
ratio, but this store was built back in 1947 when traffc patterns were very different than
today's patterns, so one would not be surprised that its ratio is different from mid-size to
larger stores, The Fleur store has a high ration but. again, it's located in a strip mall with
shared parking from other tenants The existing Dahl's Ingersoll store has a 19.7% ratio
which is squarely in the range of most other Dahl's stores, so one could/should question
whether any expansion of Dahl's existing store can be justified. The proposed Ingersoll
Dahl's store has a "Building Size as a % of Land Size" ratio of 321%. which is clearly out
of the range relative to other Dahl's stores.
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. Chart 4: This chart shows the ratio of building square footage to land square footage for

existing HyVee stores in Polk County. HyVee's "Building Size as a % of Land Size" ratios
show that the majority of stores are in the 21%-24% range. so HyVee's ratios are slightly
higher than Dahl's ratios. The recently approved HyVee store in Beaverdale has a 23.9%
ratio, which is in an acceptable range relative to other HyVee stores but above the range
for most Dahl's stores. By approving the HyVee Beaverdale store. P&Z has established
that a 24% building size to lot size ratio is appropriate for a grocery store in a residential
neighborhood setting such as Beaverdale. The Dahl's proposed Ingersoll store has a
"Building Size as a % of Land Size" ratio of 32.1 %, which is clearly out of the range
relative to other HyVee stores, including the recently approved Beaverdale store. The
Ingersoll neighborhood and Beaverdale neighborhood share many of the same in-town
neighborhood characteristics.

. Proposed Dahl's Ingersoll Store Comparison to Approved HyVee Beaverdale Store (both

in-town store sites:

Site Element

Proposed
Dahl's
Store

Approved
HyVee

Beaverdale
Store

Building Size (Sq Ft)
Lot Size (Acres)
Parking Spaces
Bldg Size as % of Lot
Size

69.886
5 °

215

63,880
6.1

349

Comments
Dahl's store is 9 4% bigger than HyVee's
Store
Dahl's lot size is 18% smaller than HyVee's lot size
Dahl's store has 38% less parking spaces than HyVee's store
P&Z considers a 24% ratio to be reasonable for Beaverdale
neiqhborhoo HyVee orocerv store32,0% 23.9%

3. Sewer Project
The proposed storm water sewer project does not have to be placed diagonally across
the Dahl's site. This was confirmed by City staff and staff from Veenstra & Kimni at our
meeting on Novernber 20th. The North of Grand Neighborhood Association feels that 

the

sewer project should not be a deciding factor in the location of the building on the lot.

4. Semi truck traffc on 34th Street

The North of Grand Neighborhood Association is concerned for pedestrian safely and
further commercial encroachrnent on this residential side street. The apartment building
on the corner of 34th & Ingersoll Avenue was built before the turn- of- the -century and
contains 33 apartments. Due to the time period that this apartment building was built, the
parking lot behind the apartent building is not large enough to provide adequate
parking, forcing residents to park on 34th street. The design of the parking lot forces
vehicles to back out of the lot. The semi truck traffc would further increase the likelihood
of pedestrians being struck by a truck or vehicle turning in from Ingersoll or backing out of
the parking lot Residents have reported that truck deliveries are not 

limited to Monday-

Friday 8 am to 5 pm. The delivery times as report by Dahl's are not consistent with what
residents are reporting

5. Historic DistrIct

The Middlesex Plat is listed on the Nationai Register of Historic Places as the result of
the implementation of the North of Grand Neighborhood Action Plan, This historic district

3



is bound by Woodland Avenue on the south, Center Street on the north, 31'1 Street on
the east and 35'" Street on the west. The neighborhood association has worked hard in
educating the residents of this area on the uniqueness of the housing stock. The
residence on the corner of 341h & Woodland Avenue received one of the City of Des
Moines annual historic preservation awards presented by the Des Moines City Council on
September 10,2007. The neighborhood association embraces the continued support of
residential revitalization and the preservation of the neighborhood, The suburban design
of the proposed Dahl's store is the exact opposite of the goals of a historic district area.

6, Moving and Saving the Home at 616 34th Street

Dahl's has recently purchased the property at 616 3411 and plans to demolish for site
development. NOG has identified and supports an individual resident and his willingness
to save the home. NOG believes that the house should be moved to the NE comer of the
Dahl's property which is designated in the Dahl's plan as green space. This will save
original housing stock in the neighborhood. keep property tax dollars for the City and
provide a buffer for the commercial encroachment for the homes on this area,

7, Summary of Points
. NOG wants to continue working with Dahl's to develop a site plan thaI can be endorsed

by both parties,

. NOG supports the development of a comprehensive site plan that has land use
characteristics consistent with other Dahl's stores, but with design features that are

consistent with the Ingersoll commercial district and the surrounding residential
neighborhood.

. NOG supports zoning that includes tand use development consistent with the overall
Restoration Ingersoll efforts and meets the intent of the neighborhood pedestrian
commercial district.

. NOG supports saving the house at 616 34th Street and negotiating with Dahl's to relocate
the house at the NE corner of the Dahl's property. This will maintain the residential feel to
the corner of 34th & Woodland Avenue.

. NOG is concerned with the design of the northern and eastern sides of the lot, Proper
setbacks. lighting and landscape are needed to deter crime, vandalism and graffti.

. NOG strongly believes that until the building size is properly scaled for the 5.6
acres there can be no constructive progress on other site-related issues, since
building size ultimately drives what can and cannot be done on issues such as
building location on the site, customer traffc flow, delivery truck traffc, pedestrian
flow, architectural design, landscaping, etc. (Attchment A). From day one, Dahl's
has been unwilling to size the building so that it is appropriate to the size of their
lot. As a result, the meetings to-date have been one-sided and of little value in
trying to develop a plan supported by both parties,

. NOG opposes the proposed site plan which includes a 69,886 square foot grocery store,
12 fuel pumps, a separate convenience store plus another store front because 1) the
proposed site plan exceeds an acceptable land use plan for the existing 5.6 acres, 2) the
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size and design of the grocery store results in an oversized 'Big Box. suburban store in
the Ingersoll neighborhood, and 3) the proposed site p~an will result a substantial
Increase in traffc (based on the traffc report) at an already busy intersection.

. NOG opposes the addition of gas pumps on the site because: 1) increased traffc
congestion, 2) safety concerns, 3) light pollution, 4) noise pollution. and 5) overly dense
site plan.

. NOG wants to continue to use the North of Grand Neighborhood Action Plan (1998) to
guide development. It was approved by the Neighborhood Revitalization Board. the
Planning and Zoning Commission, the City Council and the Polk County Board of
Supervisors and states the following:

o Control of commercial encroachment into residential areas of the neighborhood
o Improve and promote the unique character of the neighborhood
o Retain and support neighborhood sensitive commercial development

o Preserve existing character in areas of the neighborhood which are single family
residential by preventing encroachment of more intense uses

o Provide for safe and rnoderate traffc flow In the neighborhood
o Provide safe street lighting on the neighborhood's residential streets which also

meets needs at a pedestrian scale

8. NOG's Recommendation to P&Z

The Nort of Grand Neighborhood can not support the current request from
Dahl's for rezoning and site plan proposaL. NOG requests time to furter
identify and develop the plan between the two partes.

The neighborhood believes future discussions need to be based on a site plan that
has a cornbined building foot print that does not to exceed a 24% building/land
utilization ratio (same ratio as the approved HyVee Beaverdale store) on the 5,6 acres
and not larger than 58.500 square feet

We would appreciate guidance from the Planned and Zoning Commission to address
other site development issues such: as building location on the site, customer /
parking lot traffc flow. delivery truck traffic. lighting. pedestnan flow, architectural
design. landscaping, etc

5
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Attachment A

Document Prepared/or In/ormal ¡'I"veiiber MetfÍng with Des Moiiies City Offcii/I.
.'Weetiii/: occurred rm /1/12/07 '

Stiitemenl b~' ihe North \If Grand 'lcigbborhu\ld Association in reference to a new
nah 1'. slore

Korih ol(jrand ::eighborh()od Association appreciates UaW's willingness to meet with

us aod ùi,euss their plans Ilir a redesigned store in ,iur neighborhood. Redevelopiieot in
cst.1blisheù neighborhoods like ours can create exciting New Urbanism oppmtunities if
d,1ne Dro!'erlv. and we arc committeù to working togeth"r with Uahl's tow, rùs a mutually
agreeable solution.

Ihmever. our previously expressed core conceris about the ,¡ie plans brought forward to
Dahl's remain unaddressed. and if not aJdre,sed adequately will result in a site plan thai
runs contrary 10 the revitalization of liigersoll dTorl already taking place. Tbe site
mu.1 be livable, not jusl drivable, and urban, not suburbiin.

The C(re concerns are: I) Major problems or building scale Ilir the existing site, 2)
Proposed site plan vioiate~ the kner and intent (rthe existing (l\"PC) Zoning. and 3)

Several addiiional concerns such as livability. pedestrian access. tr.imc!safety.
archileclur:J sealciiiassing. luel slations. etc.). Summarizing each point'

1) Scale - Dahl', originally propo,ed a 72.000 square loot huildiug for thi, site. and their
current plan propos6 a 69,306 square 1001 building. Based on considerable datli
gathen'd, we wil sbow tblil Dahl's current (lru(lii~:u represents li "big box" building
footprint thai i~ onrsized amI unworkable for the realities of this urban 5.6 acre
site, lind for ihis established, residential neighborbood, We will review our
supporting data shorrly buihere are the overall hndings:

. The pnip,'sed huilding is larger than any other T) hl's store in Polk Co,

Iiiduding suburban stores.
. The Ingersoll ,ite i, smaller, i.e. lex, acreage, tliQn O1llSl iiltheir oiler store

sites.
. The proposed building i, larger thaii the va,t majority oflly-Vee siores.

including thcir suburban sii.,.
. 1 he proposed huilding is almost 10% larger man the proposed Ueaverdale H)-

Vee store. butihe Dah's store would sit on fewer acres,
. The proposed footprint is more than !\ice as hig as tlie next large,i retail

huilding footprint in the Ingersoll busine" corrdor which is the Oflce
Max/Dollar store building. and the Offce \1axlDollar Store is i'Ver l \Viee as big
ll the nexi largest retail huilding. which is G&1. Clothing.

We have examined exisiing store sizes and corresponding lot sizes for all Dahl's stores
and Hy.Vee stores in Polk Coumy, and compared thi data to the Ingersoll site. The data



strongly suggests that the stme r",itprint for the Ingersoll site should he no more than a
maximum 53.000 square reel. Again. this conclusion was reacheJ aller examining ~et1l1
data or existing store size/lot size miiiis. NOG is frustrated thaI Dahls initially pmpos~d
a site plan that was 35% g.eater in size. and their current plan is still 30o¡, grealer in size
than what their othcr store/lot ratios represent. Although ::OG wants to work with
Dahl's on a mutually agrceable sollition, Dahl~ ha_ not put forth a proposal thai can he
considered re"sonahle ror the sitc and for the neighhorhood.

2) Location/Zoning - \Ve cannot support:i change lrom l\lC Zoning if it is at the
expense of the neighborhood, and would ercate negah\ e precedent for furure
de\'dopmcnt in ncighborhood. It ( pens thc door for more large scalc eommcreial
develnpment in a corridor that is reinventing its future. KPC intent is 10 pmtect thc
livability and pede~;tnm character of the neighhorhood - Unless tlte footpnni is reduced
and placed somewhere "ther than at tlte back of the site and unless J.altls follows other
NI'C requirements, \Ie cannot support a chmge in zoning to PI 'D.

3) Other Ciinsitlerntions
a) Lhahilil)/Petleslrian access - The sile plan must adequately addresS pedestrian

COllèctions 10 the neighborhood. and safe. human scalc lighting. building massing and
ariculation. and park-like landscaping that integrates with lngcrsolJ corridor
improvements.
b) Traffc - Concerns remain ahiiutihc safeiy and funcii"n or 34th Street sciii-rrailer

traffic. how eonuiiereI31 truck routes would be changed and controlled. the loading dock
screening d~iaiis. and how a fuel staiion would impact 35th'mgersoll (rallic..
c) Architecture - Concerns remaiii that the largii building proposed so rar presents
identical prohlems-lack of human/urban scale, lad, of a equate pedestrian access,
aggressive intrsion or suburban architectural language, lack of stirace
articulatioii/building massingihuffm scale detailing/variet)' olmatcrials relating to
context. over scaled atrium.
d) Fuel staii()nfFronl I()t builtlings - Wc cannot support this component of the plan.

Dahls ol1cials specifically told us in their initial meeting that there would not be fucl
stations on this site, and our data supports the laetthat the site is 100 small I"r Ji.eling
station~ as an additional land use.
e) Existini: house - NOG supports moving hoiie to NF. corner olthc J.3hls property.
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Debe 12, 2007

De Cit of De Moines Plan and Zo Commion membe:

Da's pla for a gr cxiOD wOlÙd cr a gi swat of as along
Ingerll A venue, jus as the city is moving ahd wi its plan to give the thonoughii
more of a Man Strt feeL. How ca the Pla and Zonig Commi...ion move ah with
a peesan-frendly, atve st plan whe al peg'a developmen
more fittg of Urbe th a l~ neighborhoo of centr De Moin?

As a redet of th Nor of Grad neighborhoo my faily an I shp at Dah's

sever times a week, mainly beus it feels lie a neighbodi stor, We lie the Slre

and wæ th compay \0 succe. Bu it sus ca't come at the ex of th
neighrho it sees,

I di5le th th neighboood IDolÙd comprmise its cl, comunty
cohesven an se of plae in exch:e for Da's \0 buld a one !tory, wiwles
concrte sla th aeeticaly is imike the oth st in our neighrhoo in te
of si an deign i speifcaly oppse th genc big box degn and lare pang lot

th wOlÙd border IngrnU. I am also opposed \0 th propo ga stoo an
conveene Slre. Th cobinaon will lower the vaue of oth commerial and
reide prpe, an su rie public revc:ue.

Api Dah's prpose site plan ru coun \0 the goal and invesen tht th
prva indvidua an bll.;n,...~, in adn \0 th City of De Moine ao Stae of
Iowa have mae toward imprvi Ingerll Avenue. 11 las ihnpte ne is
deùonilÎon in OUT oliir, eslished communty. Inersll is a strt th is compose

manly ofNP elem an shd re so.

Th Pla an Zonig Commsion and Dah's have the oprtty an the respollibil
to ma a grat arhite contbiion on Ingeill Aven. I ure you to deny Da's

prosa. If Dah's would lie to ma a fu reue could Pla an Zoni offcial
pli: provide guidelini: to Da's \0 come up with a site plan th enur NPC
compone an diret stre officals \0 contue \0 mee with the Nort of Gr
neighborhoo asaton and neay busines to discus alterves?

Sinly,

l(l1uill¡;n. ÍtJ:/
Collee Ki I
632 40ih Str

Des Moines, Iowa 50312
5 I 5-Ð649 I 83
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