
Roll Call Number Agenda Item Number

^
Date December.^ 2.015.

An Ordinance entitled, "AN ORDINANCE to amend the Official Zoning Map of the City
ofDes Moines, Iowa, set forth in Section 134-277 of the Municipal Code of the
City ofDes Moines, Iowa, 2000, by rezoning and changing the district classification

of certain property located in the vicinity of 4209 Lower Beaver Road from the
"Rl-60" One-FamiIy Low-Density Residential District to "PUD" Planned Unit

Development District classification",

£^f3which was considered and voted upon for the first time under Roll Call No. 15-_

ofNovej^b^ 23, 2015, and considered and voted upon for the second time under Roll Call No.

15- SL^ /^ of December 7, 2015, again presented.

Moved by that this ordinance do now pass.

(CoaicM Commuiaic^bsi ^Q. /t5"fr6?7^ ORDINANCE NO.

COUNCIL ACTION

COWNIE

COLEMAN

GATTO

GRAY

HENSLEV

MAHAITEY

MOORE

TOTAL

YEAS

MOTION CARRIED

NAYS PASS

API

]

ABSEN1

ROVED

/layor

CERTIFICATE

I/ DIANE RAUH/ City Clerk of said City hereby
certify that at a meeting of the City Council of said
City of Des Moines/ held on the above date/ among
other proceedings the above was adopted.

IN WITNESS WHEREOF/ I have hereunto set my
hand and affixed my seal the day and year first
above written.

City Clerk
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From: DON CORRIGAN rmailto:donindsm(5)msn.com1
Sent: Sunday, December 20, 2015 12:12 PM
To: Cownie/ Frank; Moore/ Skip; Coleman, Chris; Gray, William S.; CityClerk
Subject: Item 43 4209 Lower Beaver rezoning.

Honorable Mayor and Members of the City Council:

While my concerns over the location of the drive and equalization of the project's structures from

neighbors on both Twana and Valdez have been addressed and it appears that now an 8 foot wide
trail, beginning at Lower Beaver and proceeding to the park has been replaced by four foot
sidewalks on each side of the private drive and an eight foot trail beginning at the north south

drive to the park, several concerns still exist.

First is the density of the project and how it fits with the existing neighborhood, the project
essentially places duplexes between single family homes. I am especially concerned with the 15

foot side yard requirement for the units on the north/south private drive that abut existing homes
with the opposite orientation. I am not so much concerned about the allowance of vinyl siding as

I am at the ease to which it seemed to be allowed. Which brings me to probably my biggest
concern about this and similar projects.

It appears that over the years the City and it's leadership has forgotten how great a place this is.
There are very few development opportunities left and those that are should be treated as the

gems they are. Instead of going with a development that replicates those in the suburbs, except

for vinyl siding, we should be asking for more and innovation by negotiating better deals for
all current residents involved. It was disheartening hearing a member of the Plan and Zoning

Commission say" we can't tell property owners how to use their land."

Finally I still see no indication of how the negotiations over the sewer easements and disruption

of the Woodlawn Park are going to be handled. I assume instead of a point of negotiation it will
just be handled by the City as a redevelopment cost.

Thank you for your time and consideration, unfortunately due to prior commitments I was unable

to attend the last City Council meet and will also be unable to attend the meeting of December
21, 2015,1 would request that this communication be added into the record.

Don Comgan

3316 Twana Drive
Des Moines Iowa
515-277-8066
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Prepared by: Lawrence R. McDo-well, Deputy City Attorney, 400 Robert D. Ray Drive, Des Moines, IA
50309 Phone: 515/283-4130

RetuiTi Address: City Clerk - City HaU, 400 Robert D. Ray Drive, Des Momes, IA 50309
Title of Document: City ofDes Moines, OrdmarLce No.
Grantor/Grantee; City ofDes Momes, Iowa
Legal Description: See page 1, below.

ORDINANCE NO.

AN ORDINANCE to amend the Official Zoning Map of the City ofDes Moines, Iowa, set
forth in Section 134-277 of the Municipal Code of the City ofDes Moines, Iowa,
2000, by rezoning and changing the district classification of certain property
located m the vicinity of 4209 Lower Beaver Road from the "Rl-60" One-Family

Low-Densi-fy Residential District to "PUD" Plarmed Unit Development District

classification.

Be It Ordained by the City Council of the City ofDes Momes, Iowa:

Section 1. That the Official Zoning Map of the City of Des Momes, Iowa, set forth in

Section 134-277 of the Municipal Code offhe City ofDes Moines, Iowa, 2000, be and the same

is hereby amended by rezonmg and changing the district classification of certain property located

m the vicinity of 4209 Lower Beaver Road, more fully described as follows, from the "Rl-60" One-

Family Low-Density Residential District to "PUD" Planned Unit Development District classification:

All that part of the South Half (S Vi) of the Northeast Quarter (NB 1A) of Section 20,
Township 79, Range 24, West offhe 5th P.M., lying within fhe following described lines:
Commencrag at a point on fhe Section line 461.34 feet, North of the Northeast comer of
the Southeast Quarter (SB V^) of said Section 20, tiience West and parallel with fhe South
line of the NE1/4 of said Section 20, a distance of 1058.3 feet to place of beginaing, thence
continuing West a distance of 871.2 feet to the center line of Lower Beaver Road, thence

Northwesterly along the center line of Lower Beaver Road, a distance of 3 00 feet, thence

East 871.2 feet, thence South 300 feet to place ofbeguming.
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Section 2. This ordmance shall be m fuU force and effect from and after its passage and

publication as provided by law.

Section 3. That the City Clerk is hereby authorized and directed to cause certified copies

of this ordinance, vicinity map and proof of publication, of this ordmance to be properly filed in

the office of the County Recorder of the county m which the subject property is located.

FORM APPROVED:

Lawrence R. McDowell

Deputy City Attorney
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CITY OF DES MOIMESV__\
COMMUNITY DEVELOPMENT

November 18, 2015

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 November 5, 2015, the following action was taken regarding a request from Hubbell
Realty Company (purchaser) represented by Joe Pietruszynski (officer) to rezone property
located at 4209 Lower Beaver Road. The subject property is owned by Lower Beaver, LLC.

COMIVHSSION RECOMMENDATION:

After public hearing, the members voted 11-0 as follows:

Commission Action: Yes Nays Pass Absent
Dory Briles
JoAnne Corigliano
Jacqueline Easley
Tim Fitzgerald
Jann Freed
John "Jack" Hilmes
Greg Jones
Sasha Kamper
Brian Millard
William Page
Jonathan Rosenbloom
Mike Simonson
CJ Stephens
Greg Wattier

x
x
x
x
x
x
x
x
x

x
x

x
x
x

APPROVAL of staff recommendation regarding Part A) approval of the proposed rezoning
be found not in conformance with the Des Moines' 2020 Community Character Plan,
approval of Part B) requested amendment of the Des Moines' 2020 Community Character
Plan future land use designation from Low Density Residential to Low/Medium Density
Residential, approval of Part C) to rezone from "R1-60" District.to "PUD" and approval of
Part D) the PUD Conceptual Plan subject to the following revisions:

(21-2015-4.23 & ZON2015-00200)

Community Development Department - T 515.283.4182
\\ Armor/ Building ' 602 Robert D. Ray Drive * Des Moines, iA ,50309-1831



1. Provision of a statement that all development shall comply with the City's Tree
Protection and Mitigation Ordinances.

2. Revision of the stormwater management statement to further indicate that storm
water management would shall be required to detain storms for both water quality
and for overall flood control purposes, holding between 2-100 year storm events and
releasing at pre-developed rates in accordance with SUDAS Section 2G-1 . Any
detention basin shall be required to release the larger storms at two or more points
or otherwise spread the release to minimize potential for erosion.

3. Provision of a statement that extension of storm water sewer, sanitary sewer, and
trail development shall be coordinated through the Parks and Recreation
Department prior to final approval of any Development Plan.

4. Provision of an 8-foot wide pedestrian walk integrated into the north side of the
private drive running from Lower Beaver Road to align with the proposed trail
connection to Woodlawn Park.

5. Provision of a statement that any number of residential units built in excess of 30
units shall have approval by the Fire Marshall under alternate design or with an
approved secondary fire access drive.

6. Provision of statements in the architectural standards that indicate the following:

• The applicant will try to negotiate and work with staff for the material of siding,
whether vinyl or cement board, wood, or engineered wood with a minimum 50-
year warranty.

• All windows within portions of the facade sided with lap or shake siding shall
include a minimum 4-inch wide trim board that is painted a different color than
the lap siding.

• There shall be a contrasting trim band between gabled facades and wall facade
elements.

• All dwelling units shall have architectural asphalt shingles.
• There shall be at least 10 feet of total separation between any portion of the side

facades of any two buildings.
• There shall be a minimum 5-foot differential between any two adjacent buildings

of the setback of the building from the private drive.
• Facades of the buildings along Lower Beaver Avenue include the brick or stone

wainscot additionally on the side and rear fa9ades oriented toward the public
street.

• All primary entrances should be oriented toward the private drive subject to
stormwater constraints

• Provision of a small decorative sign

» The final PUD plan shall be shown to the neighbors
• Full build out with the same quality level and the same type of home
o The neighbors and neighborhood will take care of the planting bed in front

together.



a The Home Owners Association will be encouraged to partner with neighbors and
neighborhood.

• Continue discussion with the City for Stormwater intake tie in to their system.
• Urged that the offset of the street be centered and if they have to have an offset it

is near the street.

7. The final PUD plan to return to Plan and Zoning Commission.

STAFF RECOMMENDATION TO THE P&Z COIVIIVHSSION

Part A) Staff recommends that the proposed rezoning be found not in conformance with the
Des Moines' 2020 Community Character Plan.

Part B) Staff recommends approval of the requested amendment of the Des Moines' 2020
Community Character Plan future land use designation from Low Density Residential to
Low/Medium Density Residential.

Part C) Staff recommends approval of the requested rezoning from "R1-60" District to
"PUD".

Part D) Staff recommends approval of the submitted PUD Conceptual Plan subject to the
following revisions.

1. Provision of a statement that all development shall comply with the City's Tree
Protection and Mitigation Ordinances.

2. Revision of the stormwater management statement to further indicate that storm
water management would shall be required to detain storms for both water quality
and for overall flood control purposes, holding between 2-100 year storm events and
releasing at pre-developed rates in accordance with SUDAS Section 2G-1. Any
detention basin shall be required to release the larger storms at two or more points
or otherwise spread the release to minimize potential for erosion.

3. Provision of a statement that extension of storm water sewer, sanitary sewer, and
trail development shall be coordinated through the Parks and Recreation
Department prior to final approval of any Development Plan.

4. Provision of an 8-foot wide pedestrian walk integrated into the north side of the
private drive running from Lower Beaver Road to align with the proposed trail
connection foWoodlawn Park.

5. Provision of a statement that any number of residential units built in excess of 30
units shall have approval by the Fire Marshall under alternate design or with an
approved secondary fire access drive.

6. Provision of statements in the architectural standards that indicate the following:

9 All lap and shake style siding shall be cement board, wood, or engineered wood
with a minimum 50-year warranty.



o All windows within portions of the facade sided with lap or shake siding shall
include a minimum 4"inch wide trim board that is painted a different color than
the lap siding.

• All garage doors shall have windows on the upper panel.
• There shall be a contrasting trim band between gabled facades and wail fagade

elements.

• All dwelling units shall have architectural asphalt shingles.
• There shall be at least 10 feet of total separation between any portion of the side

facades of any two buildings.
• There shall be a minimum 5~foot differential between any two adjacent buildings

of the setback of the building from the private drive.
• Facades of the buildings along Lower Beaver Avenue include the brick or stone

wainscot additionally on the side and rear fa9ades oriented toward the public
street.

• AEI primary entrances should be oriented toward the private drive.

Written Responses
6 in Favor
22 In Opposition

STAFF REPORT TO THE PLANNING COIVIMISSION

I. GENERAL INFORMATION

1. Purpose of Request The applicant seeks to redevelop a commercially used property
for low/medium density residential use. A Conceptual Plan has been submitted with the
rezoning request that includes 19 single-family semi-detached (bi-attached) townhomes
for a total of 38 units or approximately 6.63 units per acre of density. While not
restricted to senior living, the applicant has indicated that their marketing would be
toward "empty nesters".

2. Size of Site: 5.73 acres

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

4. Existing Land Use (site): The subject property is currently occupied by a 2,520-square
foot office building and the remaining slabs from former warehouse buildings. These
were built around 1945-46. There is also a substantial amount of graveled area.

5. Adjacent Land Use and Zoning:

North - "R1-60", USQS are singie-famHy dwellings.

South - "R1-60", Uses are s!ngfe-fami!y dwellings.

East- cfR1-60", Use is Woodlawn City Park.

it - "R-4", Uses are a limited food sales store, an auto repair garage, and muftiplQ'

family dwellings.



i©nera8 Neighborhood/Ar©a Land Uses: The subject property is located in an area of
mixed densities of residential and commercial use, surrounded by a predominantly
single-family residential neighborhood. Lower Beaver Avenue, which provides access
to the subject property, serves a major collector conveying traffic from the surrounding
neighborhood area in Des Moines to Douglas Avenue, a major highway commercial
corridor.

7. Applicable Recognized Neighborhood(s): The subject property is located in the
Lower Beaver Neighborhood. This neighborhood association was notified of the public
hearing by mailing of the Preliminary Agenda on October 20, 2015. Additionally,
separate notifications of the hearing for this specific item were mailed on October 16,
2015 (20 days prior) and on October 26, 2015 (10 days prior) to the Lower Beaver
Neighborhood Association and to the primary titleholder on file with the Polk County
Assessor for each property within 250 feet of the site.

All agendas and notices are mailed to the primary contact(s) designated by the
recognized neighborhood association to the City of Des Moines Neighborhood
Development Division. The Lower Beaver Neighborhood Association notices were
mailed to Brian Millard, 3920 Lynner Drive, Des Moines, IA 50310.

The applicant has held multiple meetings with the neighborhood and surrounding
property owners. The applicant will provide a summary of the meetings at the public
hearing.

8. Relevant Zoning History: On August 2, 2007, the Plan and Zoning Commission
recommended denial of a request to rezone to the "R-3" District to allow for 26 t/ro-
family dwellings (52 residential units). The applicant withdrew the application prior to
being received by the City Council.

9. 2020 Community Character Land Use Plan Designation: Low Density Residential.

10.Applicable Regulations: In consideration of the criteria set forth in Chapter 18B of the
Iowa Code, the Commission reviews all proposals to amend zoning boundaries or
regulations within the City of Des Moines. Such amendments must be in conformance
with the comprehensive plan for the City and designed to meet the criteria in §414.3 of
the Iowa Code. The Commission may recommend that certain conditions be applied to
the subject property if the property owner agrees in writing, in addition to the existing
regulations. The recommendation of the Commission will be forwarded to the City
Council.

The application, accompanying evidence and Conceptual Plan shall be considered by
the Plan and Zoning commission at a public hearing. The Commission shall review the
conformity of the proposed development with the standards of the City Code and with
recognized principles of civic design, land use planning, and landscape architecture. At
the conclusion of the hearing, the Commission may vote to recommend either approval
or disapproval of the amended PUD Conceptual Plan as submitted, or to recommend
that the developer amend the plan or request to preserve the intent and purpose of this
chapter to promote public health, safety, morals and general welfare. The
recommendations of the Commission shall be referred to the City Council.



na. ADDITIONAL APPUCABLE aNFORVATJQN

1. Natural Features: The site is currently partially developed with an office building and
remaining warehouse building foundations. It contains several mature trees in the
eastern portion of the property and one mature tree within the paved parking area west
of the commercial buildings. There is volunteer tree growth within the fence line shared
with Woodlawn Park to the east. The submitted development concept does not appear
to protect the few existing mature trees within the property. It is possible that necessary
filling or grading would not permit saving of any trees. A tree protection/mitigation plan
would be are required element of any PUD Development Plan/Preliminary Subdivision
Plat submitted in furtherance of any approved PUD Conceptual Plan. This shall be in
accordance with the Tree Protection and Mitigation Ordinances in the City Code. Staff
believes that the Conceptual Plan indicates adequate landscaping material to meet the
needed mitigation. This would be calculated and reviewed with an actual Development
Plan submittal.

2. Drainage/Grading: The property currently drains from west to east over approximately
a 10' drop in grade. Current surface drainage patterns take storm water from the
subject property through Woodlawn Park into a drainage way at the east end of the
park.

The development concept submitted by the applicant indicates the intent to use surface
detention basin at the eastern edge of the property for storm water management of the
site. Engineering staff indicates that storm water management would be required to
detain storms for both water quality and for overall flood control purposes, holding
between 2-100 year storm events and releasing at pre-developed rates in accordance
with SU DAS Section 2G-1. The Engineering staff also indicated that any detention
basin would be required to release the larger storms at two or more points or otherwise
spread the release to minimize potential for erosion. A storm water management plan
filed with the City along with a Storm Water Pollution Protection Plan (SWPPP) filed with
Iowa DNR will require approval before any grading of the site would be permitted. Both
plans will be necessary as part of a required Development Plan/Preliminary Subdivision
Plat reviewed by the Commission. Staff believes that any approved Conceptual Plan
shall have revised statements to reflect the comments made by the Engineering staff.

3. Utilities: The submitted Conceptual Plan proposes to access sanitary sewer located at
Lawnwoods Drive and Twana Drive with a long private sewer main connection east of
the subject property through Woodlawn Park and a segment of Lawnwoods Drive. The
statements in the Conceptual Plan should be updated to indicate this more specifically.
This would also require coordination with the Parks and Recreation Department
development staff to minimize impacts of utility construction on Woodlawn Park.

4, Landscaping & Buffering: The proposed PUD Conceptual Plan indicates a
requirement to meet Open Space and Bufferyard requirements from the Des Moines
Landscaping Standards. These requirements are the same as would be required for
"R-3" Districts. The Conceptual Plan layout indicates that an over story tree would be
planted between each semi-detached building and a dense row of evergreens between
Woodlawn Park and the proposed development. Staff believes this would create a fairly
dense landscape concept for the property.



?„ Neighborhood Character: While the general character of the surrounding area
includes a mix of commercial buildings, higher density multi-story apartments, duplexes,
and single-family dwellings; the area immediately abutting the subject property consists
solely of single-family dwellings. These dwellings are primarily single-story ranch units
with hipped asphalt shingled roofs. Most have a detached one or two-car garage with
hipped roof. Some have attached one-car garages. Most of the homes have a
significant percentage of brick or stone material on the street facade. Staff believes that
any proposed development on the subject property should emulate both the variety of
house design and the common exterior elements of these surrounding single-family
dwellings.

6. Traffic/Street System: Traffic and Transportation staff has indicated that expected
traffic volumes generated by 38 units with a single private drive egress would not place
an undue burden on Lower Beaver Avenue. Anticipated average trips generated for
peak hour traffic (weekday morning and afternoon rush hours) are 0.5 per unit on
average or 19 trips. Approximately 80% (16 trips) of these will be leaving the property
with the other 20% (3 trips) coming during that hour. The average is one trip entering or
exiting every three minutes and 10 seconds.

In order to reduce any stacking of vehicles for a waiting for a left turn onto Lower Beaver
Avenue that may occur during peak flows on Lower Beaver Avenue, the developer
would be permitted to have a 36> wide drive entrance to accommodate a left and right
turn egress lane. While not an absolute requirement by Traffic and Transportation
Engineering, Planning staff believes that such a design would be beneficial.

7. Access or Parking: The proposed development concept provides a doubie-attached
garage space and a double driveway space per unit. The minimum off-street parking
requirement is one space per unit. Four spaces per unit would be sufficient to manage
required and visitor parking.

Fire access is proposed via a 24' wide drive access into the property with a 24-foot wide
hammerhead turnaround on the east end. Provision of more than 30 units of residential
requires a secondary fire access, which is not proposed. Therefore the applicant will
require alternative methods for meeting the Fire Code, such as ultimate provision of the
access or providing fire sprinklers within a required number of units.

The applicant is proposing an 8-foot wide trail connection to Woodlawn Park. Parks
staff has requested that this connection would be coordinated with the Parks
Department, and indicates it should be developed to make a connection with the
existing parking lot in Woodlawn Park. Additionally staff would recommend that the
private drive be widened with an integrated 8-foot walk along the north side which would
align with the trail connection to the park and would also connect to sidewalk in Lower
Beaver Road. If it meets minimum design thickness the integrated trail could also serve
as a portion of the fire access. The private drive width then could be reduced to 20 feet
and still meet the two-way traffic width requirement.

Ctoacfer PGan: En order to find the proposed rezoning
to "PUD" in confomnance with the Community Character Plan, an amendment to the
future land use plan has been requested from Low Density Residential to Low/SVIedium



Density Residential, which allows up to 12 units per acre. The density of the proposed
development concept is approximately 6.63 units per acre. Staff realizes that a change
in the land use designation may be necessary to offset land, site preparation and
development costs based on the current housing market; and, it may not be feasible to
develop with single-family detached dwellings.

9. Urban Design: The submitted development concept includes renderings of the
proposed unit design. There are three different unit types being proposed. These
designs. All propose vinyl lap and shake type siding materials with asphalt shingle
roofs. There is a brick or stone wainscot across the front facades of all the units. Two of
the unit plans (Forester and Bradford) have front facing entrances, while the third plan
(Charleston) proposes entrance porches which would be side facing.

To achieve compatibility with the adjoining single-family residential development, staff
believes that all non-stone or non-brick should be a cement board type siding material
for longer lasting durability. While vinyl may offer a lesser level of maintenance in the
short term, it does not give the same long term durability as cement board.

Consistent with recent development of two-unit and multiple-family residential
development staff recommend the following further requirements to be compatible with
the surrounding residential neighborhood:

• All lap siding shall be cement board, wood, or engineered wood with a minimum 50-
year warranty.

• Ail windows within portions of the facade sided with lap or shake siding shall include
a minimum 4-inch wide trim board that is painted a different color than the lap siding.

• All garage doors shall have windows on the upper panel.
• There shall be a contrasting trim band between gabled fagades and wail facade

elements.

• All dwelling units shall have architectural asphalt shingles.
• There shall be at least 10 feet of total separation between any portion of the side

facades of any two buildings.
• There shall be a minimum 5-foot differential between any two adjacent buildings of

the setback of the building from the private drive. This will help articulate the iineal
views and prevent a straight row or barracks effect.

Structures fronting the private access road would all be one of two designs that are
differentiated by varying amounts of stone material, horizontal lap siding, and shake-
pattern siding. Staff recommends that the highly visible side facades of the buildings
along Lower Beaver Avenue include the brick or stone wainscot to the side and rear
fagades oriented toward the public street.

In order to preserve the character of the neighborhood, front door entrances should be
oriented toward the private drive for all units. This would require an adjustment to the
Charleston type design.

SUMMARY OF DISCUSSION

Jason Van Essen presented the staff report and recommendation.



Brian h/iillard stated there have been two issues expressed by everyone over and over. One
is a huge amount of water coming off of this property. It sheets across the property and is
going on to properties along Valdez Drive. Two is the offset street that the applicant is being
forced by the City to do causing the bi-attached units to be a lot closer to the homes along
Twana Drive.

Joe Pietruszvnski with Hubbell Realty Co. 6900 Westown Parkway stated they were
approached two years ago to look at this area for a residential investment. They passed.
Then they heard from the local real estate community around the Lower Beaver
Neighborhood that there is a need for housing for people to stay in the neighborhood. They
want an environment where their home is professionally managed, where exterior of the
home is professionally managed and lawn care and snow removal is provided. They were
also looking for a solution like what Hubbel! Realty Company has created throughout the
metro for the same type of demographics that were interested in staying in their
neighborhood. The typical demographics that are approaching them were mainly folks 55
and older, houses are paid off, and they are looking to invest in new appliances and new
home amenities and an environment that could be taken care of for them. They are looking
for homes that can be priced somewhere between $205,000 - $240,000. They worked with
the existing landowner and negotiated to try to come to a point where they can make a
project like those they have done in Johnston and West Des Moines work in this
neighborhood. It is an $8 million dollar investment to the neighborhood that could provide a
housing opportunity. They worked very hard to come up with solutions to meet this goal.
They looked at concerns regarding circulations to move fire trucks through the area, traffic
concerns, and how this site can be serviced. Currently, this site does not have access to
sanitary sewer. The stormwater that exist is less than ideal. It will take a significant
investment to bring those utilities from the east though the park and work closely with the
City of Des Moines to provide significant investment in the area. What they came up with is
38 bi-attached units. They are proposing a variety of different units to meet those different
price points and they al! have basements. He pointed out the three different plans. The
Bradford plan is the smaller plan, the next ievel up is the Charleston plan which moves into
a higher price plan and then the Forester. They are proposing to put vinyl siding on these
homes. They are asking for approval of the materials and designs they have submitted
otherwise they do not have a viable project. Maybe the City would be willing to help
compensate some of that economic loss that prevents the project to go forward by paying
for off-site improvements. At this time they do not believe this is a viable option. They are
asking to move forward with the designs that are accepted elsewhere throughout the
community that they believe is appropriate and is of high quality and value to the area.

They met with the neighborhood association. They did meet with a large contingency of
folks that represent the neighborhood. A Polk County Supervisor attended the meeting, as
well as, past supervisor and leaders in the area. It was a well-received meeting. The
comments they received from the neighborhood were to incorporate some things into the
site:

1. Provision of a tasteful sign at the entrance that names the site and set in the Lower
Beaver Neighborhood.

2. incorporate and install a community garden on the west side of the development.

The concerns of the neighbors were:
1. The proximity to their homes



2. 38 bi-attach homes are too much
3. The impact on traffic

They do not believe the bi-attached units will cause more traffic. This is a quality project and
they look forward to being a good neighbor. HubbeII Realty does not own this property.
They have a purchase agreement that expires in December. They have asked for a
extension of the purchase agreement to continue to work with the neighborhood and staff for
a solution for this area. However, time is running out and that is why they are now moving
forward.

Brian Millard commented about the neighborhood meeting. The applicant came to the
neighborhood association meeting before the City had any inclination to their plan and
presented. The applicant went above and beyond about notifying them. Then they did have
a neighbor meeting also, that they allowed the neighborhood association to attend. The
Neighborhood Association did not take a position and has not taken a vote. They have
asked for certain things if it does go through. He believes that al! but one has been agreed
by the applicant.

CJ Stephens asked with 106 new trees added, how many trees will be removed.

Douci Saltzaaver Engineering Resource Group 2413 Grand Avenue stated they do not have
a specific count but will try to save as many trees as possible.

CJ Stephens asked if this property is over an acre then it is subject to mitigation.

Doua SaEtzgaver stated yes they have not started that yet.

CJ Stephens asked if they were working with the Municipal Arborist, 106 trees are a lot but
diversification is important too.

Douff Salzgaver stated not at this point Currently, they are looking to rezone the property
and if they move forward then they will do more detailed design and they will get an arborist
involved.

John "Jack" Hilmes asked if they would equalize the back yards if that became a disputed
concern.

Joe Pietruszvnski stated if that is the will of the Commission and Council they do not have a
problem with equalizing those north and south backyards. It is kind of tight on the
development to the east because of the hammer head design they need for traffic.

Mike Ludwia asked the applicant to clarify if minimum setback on the north units is 30 feet.
In an "R1-60" District the minimum rear yard is 30 feet in Des Moines. So the applicant is
complying with the minimum rear yard setback on all of the units on this project. Then he
noted that the side of the unit on the east end would be 15 feet setback.

Doucf Saltzaaver stated yes but the south side is closer to 70 feet.

Mike Ludwia notes that if those were single-famiiy houses the minimum setback would be
30 feet from a lot line.
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Joe Pietruszynski stated that was his understanding.

Jeff Spence CVRE 6900 Westown Parkway, West Des Moines he represented the seller
Darlene Thompson and the possible sale to Hubbefl Realty. This property has been on the
market since 2008. Ms. Thompson has been trying to sell the property since 2008. This
property has been under contract from Hubbell since February 2015 so they have done their
due diligence very wel! and have come up with a plan that makes economic sense and Ms.
Thompson supports it full heartedly and would like to move forward with it. Ms. Thompson
is retired and spends a lot of time in the Des Moines area and is happy to work with Hubbell
on getting this completed.

CHAIRPERSON OPENED THE PUBLIC HEARING

Don Coriaan 3316 Twana Drive stated his concerns are the density, parking, and drainage.
The location of the units is not centered. He believes that Twana Drive is becoming a busy
street With traffic coming towards Twana Drive going north there is going to be a very short
distance for him to see that traffic coming at him. He would like to see that area become a
park or more of a villa style residential. He is in the demographics that the applicant was
talking about and he believes that their proposal is not attractive. He is big on walkability
and would like to see sidewalks on both sides of the street. Lastly, he wouid like the
property renamed to the Beaverfield Project after the historic use of this site.

Terry Lockard 3304 Twana Drive stated she would like the Commission to receive and file
petitions they have taken around to the neighborhood. She is asking that the applicant's
request be denied from a PUD and maintained "R1" because of the high multi-family
concentration that's already existing in the area. There are the apartments and duplexes on
Valdez Court. She points out that her home is one of the homes that has vinyl and she did
that so that she could stay in her home. She has tried to make it maintenance free on the
outside so she doesn't have to move into a townhome situation. She believes there are
other ways you can stay in your own home and still maintain it. She does not understand
the turning point, the 15 feet setback is a concern because she was told by PZ with that 15
feet on the north and south side they could potentially add on to their property up to that 15
feet point. She would like to see the street centered if this is going to happen.

Lesley Peacock 3312 Twana Drive stated she is not looking to move into a townhome when
she retires, she is looking to stay in her home. The multi-family concentration at the
apartment complex is enough, if this goes forward that street must be centered. Unequal
backyards are not cool. The 15 feet minimum setback is actually stated on the plan and if
the applicant wants to add on and they get approval to do that they can go back to 15 feet.
Her backyard is 60 feet deep and these houses are probably going to be a story and half tail
and to have them that close to her property they will be towering over her. If this moves
forward she would like to see a high quality, low maintenance privacy fence on both the
north and south boundaries, in addition to all of the trees. They have heard from the
applicant that there are still a lot of unknowns, so her understanding of the process is that
this is the only opportunity they will get to review any plan unless they specifically ask that
any future development plans, site plans or something may be platted and come back
through this process, so that neighbors have a chance to know about them, see them and
comment on them providing input. There is a memorial tree and believes it should not be



desecrated. She is also concerned with the water run-off. She showed pictures of the
Lower Beaver lot with it being empty of the amount of water gathers there.

Brian Millard stated he was not aware of the memorial tree and asked would centering the
driveway clear that tree.

Leslie Peacock stated she is not sure.

John "Jack" Hilmes asked has water problem been there the entire time she has lived there.

Leslie Peacock stated yes, some of the pictures she showed from 2009,2010,2012.

John "Jack" Hilmes asked does she allow for the possibility that a new owner would
remediate the water problem.

Leslie Peacock stated that would be nice, but she has also heard they are going to build up
the land and it will slope towards her property and Valdez. They would have to do a lot of
remediation and she is hearing they are saying their profit is not great to start with. She
reiterated that because of the unknowns anything else that goes forward should be
presented to the neighbors for an opportunity to give input.

Mark Reese 3408 Twana Drive stated he has lived here since 1999. His concern is the
water run-off and the bi-attached units towering over his property. He believes that it is not
economically feasible and he is opposed and ask the Commission to deny the applicant's
request.

Devin Rend 3210 Twana Drive stated his concerns are the pricing of the bi-attached units
and the water drainage. He believes that the value of the proposed homes versus the value
of the surrounding homes is bad. He doesn't understand why someone would want to
spend more money on a home in the neighborhood that has less value than the bi-attached
units.

Denis Fehic 3218 Twana Drive stated he has lived there since 1998 and his concerns are
the proximity and safety. He would like to see the concern with water mnoff and traffic
addressed. He suggest there be a special time during the rush hours for the traffic to turn,
and would like privacy fence.

Marybeth Newman 3201 Valdez Drive stated her young neighbors that live behind the
detention pond are just scared. She is favor of the applicant's request because she is going
to count on the engineer to take case of the water problem. Whenever, there is a good rain
her entire backyard pools. She is 10 feet below the park. She believes that this is a good
idea and a big improvement to the terrible plan that came before the neighbors 5 or 6 years
ago. She believes that Hubbell should get the City to work with them on this. The water
problem has been going on for 50 years, maybe that will make it more financially doable and
to do a really nice job. The neighbors suggestions are very good idea. She believes that
maybe their housing values will rise with the bi-attached priced more expensive than theirs.
She is really worried about the water.



Rebuttal

Joe Pietruszynski stated Beaverfield is a nice name and they will bring it back to his
marketing department. They just learned about the memorial tree. If it's in the way of
infrastructure that would need to go in they would consider incorporating it into gardens and
could perhaps be a part of the community feature to the west side of the park. Sidewalks
are in the next phase. Centering the street, they do know that the final plat has to come
back to the City, they have talked to the neighborhood association members about a
process as to which the applicant could bring back this plan even if it is just a review period,
they would be happy to do so. The number one goal of this area is to make sure that the
stormwater is addressed appropriately. From their perspective Mr. Saitzgaver is here to
touch on the processes he has to go through and why it is designed the way it is. He also
agrees with Ms. Newman about the value of the new homes will improve valuation in the
area.

Tim Fitzgerald asked about the privacy fencing.

Joe Pietruszynski stated Hubbell Realty is not a big fan of putting up privacy fencing. At this
time it is not in their plan. They like to do tasteful landscaping, and preserve fencing and
landscaping that is already in existing. But putting a fence in is a substantial cost and
maintenance requirement of the association.

Sasha Kamper asked what was driving 15 feet versus 30 feet setback on the far eastern
units.

Joe Pietruszynski stated if she looks at the side of the units they are the larger units of the
higher priced home that has its rear yards up against the street. There is a large storm and
sanitary sewer that's pushing those homes requiring the side yard setbacks at 15 feet at
those two locations. He proposed to concentrate landscaping on those sides in the rear
yards. It is a side wall of the units where there are less window space in those areas that
can be address with landscaping.

Doucj Saltsgaver stated no matter what project would go there, if this land is developed
there is going to have to be a stormwater management detention basin. That is the lowest
portion of the site. Most likely it is going to be a detention basin, there is criteria that they
have to follow not only by the City but the Federal EPA dictates nationally what has to be
done. The City is recommending a more stringent requirement than what typically the City
of Des Moines requires and even the EPA. He has done this on some other multi-famiiy
projects and they met those requirements. When they first began looking at this site, they
knew where the detention basin would have to go and because this is a relatively flat site
they are not able to put a berm in to trap the water. They have to excavate down.
Therefore, the people who are concerned that the applicant is going to build something up
and run water on them is not going to happen. Because they have to excavate down, they
will have to bring the stonnsewer through the park. The park is going to see a big benefit
from that because right now anything that comes off of this property the park goes over land.
They have also offered to tie in some existing storm drains that are currently in the park into
the storm sewer to help solve some minor problems the neighbors have there. It is an
additional expense to run that storm sewer, but in order to make this site function and solve
some of the rear lot issues this project will allow them to do something with that. The most
critical areas they have to deal with are right up against the neighbors. They are not going



to put dirt in the back to push water onto the neighbors. They wiil probably have to take a
little dirt out to channel water away. If they are not successful in coming up with a plan to
remedy stormwater management and drainage they are not going to get approved. He
talked to Engineering about the water on Beaver and the response he got was they did not
know there was an issue. He could have been talking to the wrong person, because this
response was not the normal response he has received before. They usually let him know
they are already aware of the problem. The other response was currently there is nothing in
the budget for doing any improvements in this area. It will be very costly to do that. The
applicant has a new project going in that is open and he does not know what is going on
downstream and what the capacities are. That is something that the City Engineering will
have to work with them, but if there was ever a time to put a relief sewer in for Lower Beaver
this would be an opportunity to do so.

Mike Ludwia asked if the detention basin will permanently hoid water and if not, how long
does it take for the water to fill and drain out of that basin.

Douci Saltsgaver stated it will be a dry basin. The majority of the water would drain out in 2
to 3 hours. There might be some that is going to remain there for maybe up to 24 hours.
That is a Federal requirement.

Mike Ludwiq asked Commissioner Millard if the neighborhood plan identified stonnwater at
that location as a concern.

Brian Millard stated that entire area up there is the void of intakes. When the Sawyer
Landing plan went through Plan and Zoning and went to City Council, the Council stopped
the entire plan and checked out the hillside and found that there was a huge problem back
there and the City put in a 1.2 to 1.7 million dollar stormwater system in the neighborhood at
the end around Twana to get the water out of there and down the hill. A discussion
occurred and it was suggested that if a couple of intakes were put in the street could they tie
into your system, it seems like it was a solution and would work on both sides.

John "Jack" Hilmes confirmed that the applicant is going to catch, control and channel the
water so it does not run on other properties.

Doug Saltsciaver stated yes they have to.

Brian Miilard asked if he could go over the list that the neighborhood association had at their
meeting:

1. Smali decorative sign
2. The final PUD plan be shown to the neighbors
3. The final PUD plan to return to Plan and Zoning Commission
4. Full build out with the same quality level and the same type of home
5. The neighbors and neighborhood will take care of the planting bed in front together.
6. The Home Owners Association will be encouraged to partner with neighbors and

neighborhood.
7. Discussion with the City regarding Stomnwater intakes

Joe Pietmszvnski stated their history in the City of Des Moines is Hubbell Realty Company,
even in the times of the recession kept the building through the projects. They set the
stage to preserve value in the entire metropolitan area, where others was slashing prices,
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they held firm and took slower sales as a result. As a result of that they preserved true
value in the community and helped the community to rebound at a faster rate. This will be
professionally managed by Hubbell Realty Company, the same company that managed the
dark portfolios and turned those around 180 degrees, crime free, brand new investment in
these communities throughout the metro, the same type of management will be applied.

Brian Millard asked if the stonnwater/sewer line has to be so far apart from the houses.

Joe Pietruszynski stated they are meeting City standards with easement requirement for
the depth of the sewer so if they have ever go in an repair something or something gets
clogged they can open it up. Mr. Saltsgaver will look at that. They will push those homes
as far away from the north and south property lines as they can and adhere to the City's
requirements.

Brian Millard stated the question came forward at the meeting about bio-swales, weed fill or
any of those things that will clean the detention basin.

Joe Pietruszvnski stated the detention basin is proposed to be a turf grass. This will collect
as homes are being built. It will act as a backstop for stormwater pollution prevention plan
to prevent silt and they will have to go En and clean it up on a regular basis. Once the
process is finalized it will be settled back and be a nice grass amenity.

Brian Millard asked is the only point of contention that the things that were requested that is
an issue is vinyl siding. Hubbell says it needs to be vinyl siding even on the front.

Joe Pietruszynski stated they respect the position of the neighborhood for asking for a
higher cost level of siding. But the issue is one of economics. They are maximizing the
price point of the house as they clear that area and at their very minimum investment return
which is 5%. These upgrades that staff is asking for on the house eliminates that
profitability which eliminates the project. The applicant believes that vinyl will not degrade
the neighborhood. It is exactly what they do throughout the metro. It can stiff provide for a
very nice looking project. The benefits with an association management is it is more, it is
easier to maintain and less costly to maintain.

CJ Stephens asked if the applicant agrees to all of staff's recommendations.

Joe Pietruszynski stated they do not agree to staff's architecture standard. The staff talks
about 5' staggering of the homes as you move down the street. They are not necessarily
against that, but there may be some stomiwater constraints. They want to make sure that
it all works. The architecture requirements mainly pertain to the garage door. The upgrade
is very expensive to put windows on the garage door and the other that is real expansive is
to move from a vinyl siding to a hardi-style and then moving into painting will add significant
cost.

CJ Stephens asked for clarification as to which condition they are in disagreement with.

Joe Pietruszynski stated on the following:
Condition #Q bullet point 1 "All lap and shake style siding shall be cement board, wood,or
engineered wood with a minimum 50-year warranty". They cannot meet that standard with



the price plans of housing. They are asking that they apply the same type of vinyl material
as they do elsewhere in the metro.
Bullet point 2 "All windows within portions of the facade sided with lap or shake siding shall
include a minimum 4-inch wide trim board that is painted a different color than the lap
siding". The trim is not an issue for them.
Bullet point 3 "All garage doors shall have windows on the upper panel." This is a
significant upgrade in cost so they are in opposition of this standard.
Bullet point 4 "There shall be a contrasting trim band between gabled facades and wail
fa9ade elements. -This is not an issue.

Bullet point 5 "All dwelling units shall have architectural asphalt shingles." This is not an
issue, it is a standard these days.
Bullet point 6 "There shall be at least 10 feet of total separation between any portion of the
side facades of any two buildings". - He believes they have already adhered to those
requirements in their proposal.
Bullet point 7 "There shall be a minimum 5-foot differential between any two adjacent
buildings of the setback of the building from the private drive/' - This is subject to
stormwater constraints.

Bullet point 8 "Facades of the buildings along Lower Beaver Avenue include the brick or
stone wainscot additionally on the side and rearfagades oriented toward the public street."
This is something that was important to the neighbors and they agreed.
Bullet point 9 "All primary entrances should be oriented toward the private drive." - He
believes that they all are.

CJ Stephens clarified that the only condition the applicant has a problem with is bullet point
1 and bullet point 3 of condition 6.

Joe Pietmszynski stated the key is the vinyl and the garage door are the two biggest cost.

Greg Jones asked did he want some wiggle room on the 5' stagger.

Joe Pietruszynski stated that he did not mind the stagger but would like some flexibility with
staff that depending upon the stormwater requirements and separation from the northside
houses that the neighborhood believes is very important.

Brian Millard asked if they are opposed to centering the roadway.

Joe Pietmszynski stated they are not as long as it is plan safe and approved by the City.

CHAIRPERSON CLOSED THE PUBLIC HEARING

CJ Stephens thanked all those who came up to tell the Commission their stories. She
sympathizes with them and understands, but this is a piece of private property and the lady
has a right to sell it and what happens to it sounds to me that the builder is being very open
as to what the neighbor's concerns are and regarding the water she believes that is a no-
brainer because they have to do that according to standards that are established by the
EPA and the City of Des Moines. The neighbor's water problems that they are concerned
about should improve. She believes that the neighbors' homes could increase in value and
she has no doubt that someone will buy these homes because it is a lovely neighborhood. I
there was any doubt that the homes would not sale, the builder wouldn't be here tonight.



CJ Stephens wants to move staff. She would like to see some negotiations on the vinyl
siding versus the cement and wood and let staff recommendation rule. She believes that if
having a solid garage door with no window is not a major issue then she would go along
with the solid garage doors. So her motion would include that solid garage doors are fine as
long as they are quality garage doors.

Sasha Kamper clarified the motion asking is the motion to want the cement board, wood or
engineered wood constraints to hold.

CJ Stephens stated she wants that to be negotiated if possible. She does not want to
eliminate it.

Sasha Kamper stated she was not sure what negotiated really means. Either it is a
requirement or it is not.

CJ Stephens stated for staff to negotiate it.

Mike Ludwig clarified that Commissioner Stephens is asking the applicant to look at their
options.

CJ Stephens stated there is new material out that the Commission was presented by
another builder and maybe they can take a look at that and see if that would work.

Mike LudwiQ stated they could bring that information to the Council hearing on the zoning.

Brian Millard asked if a friendly amendment of the list of eight items the applicant agreed to
be added to the conditions, which are the following:

1. Small decorative sign
2. The final PUD plan be shown to the neighbors
3. The final PUD plan to return to Plan and Zoning Commission for comment

CJ Stephens asked if a special vote need to be made to bring it back to the Commission for
review.

Greg Jones stated yes a special vote is needed to bring the PUD plan back to the
Commission.

Brian Millard continued with a request for additional items as follows:

4. Fuil build out with the same quality levef and the same type of home
5. The neighbors and neighborhood will take care of the planting bed in front together.
6. The Home Owners Association will be encouraged to partner with neighbors and

neighborhood.
7. Continue Discussion with the City for Stormwater intake tie in to theirs
8. Urged that the offset of the street be instead centered and if they have to have an

offset it is near the street.

CJ Stephens stated she would not be in favor of the condition ^8 if it loses trees.

Brian Millard stated that centering the street would keep the trees.



CJ Stephens agrees with the friendly amendment.

Sasha Kamper asked if most of the homes in his neighborhood have garage doors with
windows.

Brian Miliard stated he is sure there are some with windows, but his street is brick ranches
with attached garages. He doesn't believe there are many windows.

Grea Wattier he knows that one goal for City Council and for the City is to encourage and
find ways to build homes in our neighborhoods and to also provide a mix of housing types.
It is always a struggle for Des Moines to try and compete with outlying communities. He
applauds developers like Hubbell that are trying to come in and do these types of projects.
He offers as a thought that when it comes to the vinyl siding and cement board, he believes
there are no huge significant increase in quality to go to cement board over vinyl siding. The
cement board has a lot of maintenance requirements and his experience is that most people
don't pay attention to that. They are both synthetically produced materials. He does agree
that it is necessary to do the window panels. He also agrees with centering the street and
look forward for this project moving forward.

COIVIIVHSSION ACTION:

CJ Stephens moved Part A) approval of the proposed rezoning be found not in
conformance with the Des Moines' 2020 Community Character Plan, Part B) approval of
the requested amendment of the Des Moines' 2020 Community Character Plan future land
use designation from Low Density Residential to Low/Medium Density Residential, Part C)
approval of the requested rezoning from "R1-60" District to "PUD" and Part D) approval of
the submitted PUD Conceptual Plan subject to the following revisions.

1. Provision of a statement that all development shall comply with the City's Tree
Protection and Mitigation Ordinances.

2. Revision of the stormwater management statement to further indicate that storm
water management would shall be required to detain storms for both water quality
and for overall flood control purposes, holding between 2-100 year storm events and
releasing at pre-deveioped rates in accordance with SUDAS Section 2G-1. Any
detention basin shall be required to release the larger storms at two or more points
or otherwise spread the release to minimize potential for erosion.

3. Provision of a statement that extension of storm water sewer, sanitary sewer, and
trail development shall be coordinated through the Parks and Recreation
Department prior to final approval of any Development Plan.

4. Provision of an 8-foot wide pedestrian walk integrated into the north side of the
private drive running from Lower Beaver Road to align with the proposed trail
connection to Woodlawn Park.

5. Provision of a statement that any number of residential units built in excess of 30
units shall have approval by the Fire Marshall under alternate design or with an
approved secondary fire access drive.
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6. Provision of statements in the architectural standards that indicate the following:

• The applicant will try to negotiate and work with staff for the material of siding,
whether vinyl or cement board, wood, or engineered wood with a minimum 50-
year warranty.

• All windows within portions of the fagade sided with lap or shake siding shall
include a minimum 4-inch wide trim board that is painted a different color than
the lap siding.

• There shall be a contrasting trim band between gabled facades and wall facade
elements.

• All dwelling units shall have architectural asphalt shingles.
• There shall be at least 10 feet of total separation between any portion of the side

facades of any two buildings.
• There shall be a minimum 5-foot differential between any two adjacent buildings

of the setback of the building from the private drive.
• Facades of the buildings along Lower Beaver Avenue include the brick or stone

wainscot additionally on the side and rear facades oriented toward the public
street.

• A!l primary entrances should be oriented toward the private drive subject to
stormwater constraints

• Provision of a small decorative sign
• The final PUD plan shall be shown to the neighbors
• Full build out with the same quality level and the same type of home
• The neighbors and neighborhood will take care of the planting bed in front

together.
• The Home Owners Association will be encouraged to partner with neighbors and

neighborhood.
• Continue discussion with the City for Stormwater intake tie in to their system.
• Urged that the offset of the street be centered and if they have to have an offset it

is near the street.

7. The final PUD plan to return to Plan and Zoning Commission.

Motion passed 11-0.

Respectfully submitted,

Michael LuWlg,
Planning Administrator

MGLciw
Attachment
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Hubbell Realty Cornpe
for property located
by Lower Beaver,

Description
of Action

Company (purchaser) represented by Joe Pietruszynski (officer)
catect at 4209 Lower Beaver Road. The subject property is owned
rer, LLC.

File #

ZON2015-00200

Approval of the rezoning property from "R1-60" One-Family Low-Density Residential District to
"PUD" Planned Unit Development and approval of the submitted PUD Conceptual Plan subject
to conditions.

2020 Community
Character Plan

IVIobilizing Tomorrow
Transportation Plan

Current Zoning District

Proposed Zoning District

Consent Card Responses
Inside Area

Outside Area

Plan and Zoning
Commission Action

Current: Low-Density Residential.
Proposed; Low/Medium Density Residential.

N/A

"R1-60" One-Family Low-Density Residential District and "FSO" Freestanding
Signs Overlay District.

"PUD" Planned Unit Development and "FSO" Freesfandjng Signs Overlay
District.

In Favor
6

Approval

Denial

Not !n Favor
22

11-0

Undetermined

Required 6/7 Vote of
the City Council

% Opposition,

Yes

No

x

Hubbell Realty Company, 4209 Lower Beaver Road ZON2015-00200

1 inch =146 feet
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Hubbeil Realty Company (purchaser) represented by Joe Pietruszynski (officer)
for property located at 4209 Lower Beaver Road. The subject property is owned
by Lower Beaver, LLC.

Description
of Action

File #
21-2015-4.23

Approval of request to amend the Des Moines 2020 Community Character Plan existing future
land use designation from Low-Density Residential to Low/Medium Density Residential.

2020 Community
Character Plan

Mobilizing Tomorrow
Transportation Plan

Current Zoning District

Proposed Zoning District

Consent Card Responses
Inside Area

Outside Area

Plan and Zoning
Commission Action

Current: Low-Density Residential.
Proposed: Low/Medium Density Residential.

N/A

"R1-60" One-Family Low-Density Residential District and "FSO" Freestanding
Signs Overiay District.

"PUD" Planned Unit Development and "FSO" Freestanding Signs Overlay
District.

In Favor
6

Approval

Denial

Not In Favor
22

11-0

Undetemnined

Required &/7 Vote of
the City Council

% Opposition

Yes

No

x

Hubbeil Realty Company, 4209 Lower Beaver Road 21-2015-4.23

1 inch =148 feet
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Lundy, Erik M.
Sent: Thursday, November 05, 2015 11:42 AM
To: Minhas,AnupritJ.

FW: 4209 Lower Beaver Road

From: Greg Robinson [mai!to:gdrobin@aol.com]
Sent: Thursday, November 05, 2015 10:13 AM
To: Lundy, ErikM.

Subject: 4209 Lower Beaver Road

RE: Rezoning of 4209 Lower Beaver Road

Dear Mr Lundy,

I am the owner of the property at 4540 Lower Beaver Road. Because of recent hospitalization I was unable to return the
card regarding this rezoning in a timely

manner. I am very much in favor of this rezoning. I hope that the city wiil do everything possible to facilitate the
development of this property.

Thank you for your attention to this.

Sincerely,

Greg D. Robinson



' (am}ff^m no^n favor of the request.

^^ ^.
CCA^V OB^OP^W^ PnntName—^ ^ f "? ^ .^46&^^

lkU(-^T)Signa£ure, 3 ? '^2- Q^ \l^^_^jr^
Nuv ft!?l^^£?ZS^^Z2£7)1:-

i°T•ARWENT, OEPAH i EVit^ '\ ^ _ ^ . „ .. , r <\ ^/-. J.-^
Reason for opposing or approving,this request may fae listed below: H', ^^^^

"6^"i^^^ 7^ri±feJ^
A, 'hr/^ e^'^t.

J^L^^^Jp^ ^^^s^- LSIti7?
^ /n^rs^^^^ U>'.-Jf- ^>^^^^ £?.~^3^

~$ E^^v

-=^£

^-<se^

:^c

~iA ,/?(^-^£

/' ^A

'•> f^ £ f e"1

pr n.lt
^ ^\^\^ ^

<:\^ft [^
.^. l^ ^fc ^i- ^i-^ k r^rr:^"^ '^^J^,^

^ ^ // C iL^- '^-^ ^TL^~:^

:-lte.Fn_

pr,[j^^~'^ r]^"

_||K)ate ^dL&^6^ ^<?^^

.^'/^(am)^(am not^in favor of the requests'.:^-L'" .

'"^i^T^ED '^"^!:- •
'• H?:ilspne)^ ^yr

,,,^^j^^;i6£^£&DMENT Print Nam^^rO^r/J /}, ^DQfOMb

. ^42015l\L.- ^
Signature^L^^-^ CL - /^

TO^S.n I! i-MW
Address 35^T^.A^A- £? ^i^^; 0^ /H 0 /^:- A^-

S€>^ (€>

Reason for opposing or approving this requestm ay, be Hsfed bel^w-^ ^ ^^ ^^ ^ ^^ST^?T^ '^^^%^K^&'^^T<:?^UG^^^W^"^C<^^'S ^
a-^^6- ^'^ ^£>^-£'/0e^ {^^fts A^e fi^.i^^> u)^ A^^ /Osf&ff^t^ f^&s.

A^^-^o \;^L^^^^c^^^~3c^€^. <iQ^c&^ -A ^^r"^&^
^Ic^/O^S o^O /.^-^ ^A^<£s^ QW^(:A^ ij<£^0t? ^4/^-5-.
t-W'r-s r^- c^c)^eTc>- ^^^e^f^ ^\L?^^.-r^c-^g.4.^^hJ^ ?'c-<9^
L^o}u e<__.d_C^ ^^4. ^o^A^arf u ^ A/^o^s hO ^0,0 i~ e^ n^^is^&jt
Q^L-O ^ a^^AcffJe {'-p^sf^^tu^

c*., ^^' ^
e'
._ _.-^

1 \

Item"-2QN3e^5-ee3 Date 1^/Zot^

Kam^^g^tn^TOroffhe request. ., .^-^
-- ^Bi^giVED" ~r",~ '^^^ "£^

^ny^<?(^M®<t©R^/^n;^..^ •'.'^^i-.^ • ••
fl-!Eyifviu^rrT'DEVELOpyF^IBi^,.., ^^.^^•T^

^syi^i^p^j^^j^^^^ -To^^^
^^?-

Hb\/ (H 2015

QEPABTWNT

Reason for opposing or approving this request may be fisfed below:

Signaturs_{J^^, TGL^-^———-—^__
Address_j^o_j4^. ^ ^ j^^^^ ^^^

^'"wlr^ ^ l^-M^act43^^^^^!A^^^
--folfnilc~?ow)2i-^^ prtifc/wi

-^fis^<^M^^i^_^^^

^
yiL-C



^..'yr
^ttss^M^m. ndi^ in favor of £h@ reauest.

-^'\~ " ' 7/.1'

w. -TT •^^^'•^
::^;4®s(?nffrf •.--REG^V^ ;'n

^i

l!

Address 3'Z-i Q'T^^CA^- ^/-I'lJ^.

i^^fA^y^^ or approving this request may be Ifstsd below:
^ ^ ^r}\ H.A ^ f/t.

Item
Date

t <am) {^TfH&tyEriWife^e request.

Print Name

Signature,'

1^', ©5 2015

DEPARTMENT

Reason for opposing or approving this request may be fisted beiow: ^>^<^

(am^^T^^ favor ofths r^questS

((^?,OP^^.^S^^fl^O
-\ c.Ufc'sv CM . _ Print Nam^

,^JN,TV

^.

i. - (H 201;

w?
,<s"^:~S

,(^s^-

cc^f^^ ^)^

! or approving this request may be fisfed below:

./
^

s/^ .-f ^^'fi'^
^c, /'e'^c^

^^-^?^ ^



g-2£

DaEe

t (am)^(^n n^in favor of the request
—^:iVpu

®'fGfes3n%-^OPW@ff.
^^r?v r0WJrw'^ Nam^,

OOgNW0' "
^ ^0,ZC? Signature///^

•.-A

^

^-f'i

IW

. oepARWEKi
Reason for opposing or approving this request may be Hsted below:

'fS i

a~
AJ^ jy. JMJS.

^
iM

\ '"R

^J31wyL-u^-4J —T-^-T

^

XJ w

^
itern-^GW3iteS-0030a.,—- oate-

.&-
.1 (sm) ^Sm not) in favor of the reqlci^t

r^i|^;teU ,..- ^^Y'S

Print t^y
i'VSs^

Ni.y Q5 2015

QEPARTMEMT

Signature,

Address ^

:& I

^ Reason for opposing or approving tht^equest may be ffsfed below.

TlAC ~. £

D.^U

I h.c^T. f^J^. ^ r'^T

¥^ u
t '^\£4^ f-

^E
'MLU



,.s?EI. L! / 3

•-...(•{smji^nit inyn

•• ^' ^ppT^% ^SD
f^^^e^n^^,^,COMMUlWDSVtLOPMEhr

NOV iH 2015

••") ..'

os' (..

Signature^nn/ ifdm/z^̂
~

S5D^' ^kooj^ i^r

Reason for opposing or approving this request may be listed beiow:

?f cefth2i" s4-^d- resAfein p^pw+ics
LOrWin SO-S^-t+O

16/2e;i-bQClC6n ^S C&tddaWu+osr nf

_9<y?on c^^r-foeXisitrg ps^^^3, Q34J]
(S^~^^Sot) ^a4oti ^nion, -R"(t€%2

sn^jhH5vT

Itern^ Date

I (am)

Wlil/U f.'U^T^./ t^i?av'a }^^

.L
in favor of the request.

Print Nanw_

^ 042015
SEgnatura, / ^

Address

Reason for'opp6sigg or approving this request may be itefed below:

itertin-Ze&]-2015 00200 —,, Date-
I (am) ^am not) Jh favor of the request,.'.-, .

'SE^SrcffSH.^^ • ^-3^ '_ _
G&iMNiTV' DEVELOPMENT print Nam^^M^J^

Signature,0^

,r ^
MOV ©5 2015

Reason for opposing or approving this request may be Hsted below:

© nv' c&

^ 8.1- ^kL(

© '^'y-flr .^fvVU/l^-r' fr^A^kd^i t^b ^'f^M.^t^^



t^ ^ p^ |^"fjVj ?™ |\1 T
Reasoifrfo^6pp6singj,pr approving this request may be fisted below:

(?^"^^^7S

•6QWQ- Date

'- l(am)!-(amnot)jh.favoroffhereqy@st&&^.
"^..K- ^

'=->'-'1%^

dT Print Name "^>^^- ^ ^rf^COMMUNW CEVELOU»flt

HUV ^ g ZQIb

OTEViEMT

Signature

Address ge^yer-

ReasQh f6r opposing or approving this request may bs Hsled bdow:

L)^ t^wtl^ roH^rSe^L ^k^ ^rk

&yp0^d a^ -^ k&e^h^e
![^^_s^c-€ (\ ^/ASL •^e^h^r^^

ltem^©?ei5- Date

I (am) ^m not^in favor of the request.

tSiSi^iO^ SU!
cmjwm6 oi?W?ffi<nt »^a^

"<.

IQV ^52015

m™i^°

Signature.

Address

-^s

Reason for opposing or approving this request may b@ fisfed below:

"& ^

\

=r" p^



.,-°&\^:1- ^^f
(C^tepi^v ^"''^^^

^^i^c^€VJr^Prini

pfirfW'5'
t^ Q</v\

^^
r] ^ SignatureC^fe?^

Address &.^VA-

^P^J^"°
Reason for Oj?posfrig or approving this request may fae listed below;

^ ?>3^^s . ^-v^^jLjh^

>fbt^O i'-M^ t'fc^

'^ifPiC PYfJ^sV^ AA^^-e-. ^&

^s. rJc^ -f a.v^ 'f^rr

item Qis.ooioe^r Date

n favor of the request^ •^",' '~~
'"T-^'f. -. . .

iK:'^.... \^

Print Name l^yf_ i^^d y j£?ne

-^•^^^ u^

^o^015
Signature Mt^J f ^^

Address '^"^"x^v
z/p—

^g/ yr, , ^'•sfeM.^Aij?.

ReasSff'fo^Oji^sing or approving this request may be listed beiow: w
LAJ& arc e^£&wieJ_^bl0^-4'' 4'u. n^/i^.^.e^ a'^^ ^w/tl=^j_ jfisp— ^L^=

fs-f" ''.'i.&\^ ^ ; ^^ ^LV< (^.l^c?. C^K^-&ir~i^&d'_ Ci^^^^ te^^-f^- ^u. ^ £? -?-?-

,€^rf^ ^^...^^l f'Si.TS^ "^°e-&.._fc^~A

^ (^ur^k'kU ^4 ^^ea^ @[&sz-v^-^, ty^t'cA 4^i-iiJs +0 ^lo^d

i^t^jk/T i'p\ '-h^;

s\

tsa- °t^t- & ^ •&{r^^. 'l <^is/f^ i=^e i^^&

€. Si'-S-^t Er-fri^ ^ Etfc^iS^ 'H^^^e/f ^^eld-^^ •4-^.i<^8-t-s ^"SH^^li—^£l^°^&<

K@m_

• ^NrtNB%n2tJb ^Pr o^ the

l^DV 09 2015

A • O-ate
,.^,^' ^.~v

request ',:,.:'^rr

-••..•r.^'^ L•^J-w^^ ^
G^y ^,5 P^Z.

r^?."°.=S.ii D" ,/i':=pi.'!-i=

UiS''7!<ri. [Vt^lV '

or approving this

print^<3^£&£Rjfij
signatwe^^^^T

is-JA/%i/^fii2xldl
^quest may faefefed below:



t)jin favor of th%:requesfe

•^f (

^-

^.(^iret&1PN""<^
r^!1^j^^-^ ^p^|
'"•^^;0J^
^rfnu&s^r

lV4i

^k
/:^g"'u'"e '' ' /• ".'S
y f ""

Print Name ^£L^\

t!k

- o_/fl

f&M.}^•^r*.ni's^'lwf

," 1^

WFi(

Signature, ^
Address 7^6( Tf/^Q^ PP ^

Reason1^Flc^posing or approving this request may fae fisted below:

P-CH </(4, t^^W» /r?^2^A^.
T~T7 7'

Date
~J-.ti,^""^!f , ~°V . ._,„ .. , A ^ ^

I farm) .^am not) in favor of the request. ^^V ^/£ ^£ 2^^-- " / -^

,;^['crficf^nn^}^ ;n
!; =3 '•^.-T'' 1!== ;1 ¥'11=='—1'1

30mUWY OEVELOPNENT

NOV ^ 2015

Print Name
r
Signature.

Address

0:HRA°'"^l.^t\JT
Reas3ns°fdri opposing or approving this request may fae Osted below;

f7 ^LtWW^ W
^

^

Ste.

\

:.^tS^&feeQ^-0020Q— Date /%^/^
^^ffa^^J^^^infavoroffii^tequest.

^:^r" ' - ^
-^\^r\^\a'^ ••-- •-"?.^-.

?- /^Z^Wf

'QmffM^SSfS^PManFn^^sff^y^fift/U f/liJi/ia^
J^fe^^7^ <* ^ ""f-^ ^ ^ '-" ' • • — '^V

NOV ^© 2015 Stgnafure^^A^ ^%^^Z.

^^^^ Addr^s_J^fj^^^^__^
Reason for opposing or approving this request- may bs Ifsfed below:

/'" ^%^ ^-ef&c^^i-j ^//'^^^ -^i^f^^^/^Xf! /^

^/?!

^^U^ \^Hi.tJ J^^r^^(f,
,F~T.

f.ff-iM/.^ ^4,Q ^^^ -/]A}T ^^e/3^
-/-^—T. ^^ —

jLLM&Us&^^f.d ^&/ ^^/^^•z^.^/^/^^/^^^/, ///^'7^^
~ry^^""' "v-r'/j'f^r

'~^U4^MQ^^^d^^^j^ /^%^ -y^K ^^^w.,
' A^^C^li i^^^hi^ f

7/ t'^J/ ^. ^ '
.li-^T-fr^/L ^

7T~ ^ jf/-a=^ _ —^ ^ --. • - i-i -^_- - ^^ --^



>.^'""],.(am) (jam not]f in favor of the request/^ ' ^~"-'" fy$ r...

;oi^^^7y'^v^iopM.?fli

\.u^ 09 2015

-, =P.A 3T^i.=,r. Address S3^%. lL.^n^ T^rJ h?_fi ^^5 ,
^~,^, ^ _ \^ <5o3l0

Reason for opposing or approving this request may fas Hsfed beiow:

f$<c^<r yUytQ{
T

xii^i ^ ^-It

'^

&•

///y.ltem^&yBO^-eo3oe-
I (am)(<amnQti-infavorof the request. ^^uJ-^uS ^t^Y f^ ^/5

(Cirelepo^^., ^o^^p;^V^RitV'^V^LOPM^ne^i^.^ ^ \ ^^' ^^-UUiV^V111^1 Print Nam^

NOV ^QZOib signature ^ -^
/

•^aWWQvT Adtes_^T l/^/^/ ^ A
^

Reason for opposing or approving this request may be listed below:

i ^

<: ^/ hh\fi d"

t^.^" G^rA _....Av.^_S

^lcM^/h^Cl-

Kem^^N2015-00?nQ-
<am not) in favor of the

(Cirds One)

,3, ^S!
[ fam) <am not) in favor of the request. /'S^^-y-"-^

\\1^/1^
f y

^€&^"^.
Print Name

7p/I-rr/i .y^//l ;^"

Signature, / W \';, .dWTZ^Lt>5~y^^
/

Address c I

\/s ,-f ^-/^ ^¥ . '1<--VtlDW^/ .^\/)htr/^i

Reason for opposing or approving this request may &e Itsfed betowf

^

T-T-^
tA/ f ^
<<\--. _^c/

^/

77
a-cn

/./-/



item_

^
(am) (am not) in favor of the request.

^"•"^

/^- ^7 -/<'

—. ^^r.- • \'. ' •' .-.'

^•pi?Gn^ ^pvB,
,.^,; n^VP:UJnw'"1

.r^n^rf^ UK^-'-'
-,ONuvW^

Print Name c-^- ^^^^T'^^M^

?^ 6 3 Wb Signature %^7-u"—£%^

Address' ?U 7 7^^ ^-
^. a i ^\m^=i\i i.rfSpAH^""'-^

Reason for opposing or approving this request may be fisted below:

\

Date

lyl^am.not) in favor of the reciuest . ,1:'.
^^.^7&r^~"~' "' ~" "^^"'-'•'"^

Print Name^^

'• N ^5

;£^HT^g|V^

Signatiy^^i

Address ^?<,

Reason for opposing or approving this request may be listed below:

Ihj •M^}.sf}/ 6^cKs c)



./ A3 //j—.m f—'l, /-
0- L !'• ^J

t) in fsvor of theTeqy'
"'%

'5^0.
ly.

__, "!\,^L«^ ^™7^.?Pame CL^ .n^i&V DEVELOPMENT' - ^_^-^—4-^ - - •' —^

Signature l\nj_ Up tn &_AJlf^n |hft Q
' M 2015 '. W^^'Y7W

Address t^,^^ LfiJ^LtV^^
WWENT . „. ' . '....... T^'

36sTrig"gr^pproving this request may bs listed below;

67Lk^s -ft3rr^}Q€jT^.u\A ±

tX- ^ \J '^(.Jf'

^ \>:s^^ c^ ?T9tM
\^-^ i. i •^'^

f ^S, .i^—s

n
:00

A?'
j IPA

.^-

Uc-t-M' „. f: j^f S...I A
i\

\
! \

Date /^l^f£rD15-00200
1 in favor of the request.

Eo Purite^_^Y^L_ Ci^k^?
[ELGP!VIENT^-r^,^"7-"

Siarggrer^/^j [^

!oi5 Address J ^ 7 t^ ^ t4-., ^^/1

.^ing or approving this request may be listed below:



THE
PUBLIC PETITION TO ADDRESS HUBBELL REALPTS APPLICATION TO REZONE 4209 LOWER

; OF DEVELOPING 19 BUILDINGS (38 UNITS) ON THE SITE ABUTTING SINGLE FAIV11LY HOIV1ES
DRIVE. THE PROPERTY ALSO ABUTS WOODLAWN PARK. THE CONCEPT PLAN FOR THE

DESCRIPTION OF THE DEVELOPIV1ENT IS INCLUDED WITH THIS PETITION.

lr!T>-V' ^
y

?\ ?

ŷ^

Page 1 of 7



PROPOSAL TO REZONE4209 LOWER BEAVER ROAD FROM R8-60TO PUD

HUBBELL REALTY CONCEPTUAL PLAN: 19 BI-ATTACHED BUILDINGS; 38 UNITS; 2 CAR GARAGE PER UNIT; BRADFORD UNIT
1,179 SF LIVING SPACE WITH 2 BDS; CHARLESTON UNIT: 1,348 SF LIVING SPACE WITH 3 BDS; FORESTER UNIT: 1,596 SF LIVING
SPACEW1TH3 BDS.- - ~ --------.- ----- - - - ----- -.- -- -- -."-- ------.-....----,- -.—.-.. -....- .,

CONCEPTUAL PLAN FOR LOWER BEAVER VILLAS
A PLANNED UNIT DEVELOPMENT IN THE CFtY OF' DES MOINES, COUmY OF' POLK, STATE OF 1CWA

SHEET 2 OP 5

"
""' l/^wmu

1 r-r_ i .r~i_' ^ —I—i i _d

1^^-15'[SETB^^^ -4^ 4

[W ^I I \{ I ~ ft

iwAiWvM/ t I } ^-fwywo J l-Cif/AulTDtf I

I i I I"' \ fr ' ,F -^ !
~^'t.

E:.i_7:fc:^jLd^^_ 4-|__ _4.4- ^- —|i_^_ _]^LSE
L. - --U {- — L - [ —LS.>- -ti- »^-^JL ..l,_L. ^

,SETEfeCK___ J_ _

1,J-..J_-J.^
r
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HUBBELL DEVELOPMENT PROPOSAL FOR 4209 LOWER BEAVER ROAD.

1. REZONE R1-60 LOW DENSITY RESIDENTIAL LAND TO PLANNED UNIT DEVELOPMENT (PUD)
2. DEVELOP 19 BI-ATTACHED BUILDINGS = 38 DWELLING UNITS WITH 2 CAR GARAGES
3. UNIT SIZES: 1,755 SF, 1,800 SF AND 2,660 SF. INCLUDING ATTACHED 2 CAR GARAGES
4. UNIT PRICES: $204,000, $225,000 AND $240.000.
5. DEVELOPMENT ACCESS: ONE DEAD END PRIVATE DRIVE FROM LOWER BEAVER ROAD
6. DRY STORM WATER DETENTION BASIN AT EAST END OF SITE ABUTTING WOOLAWN PARK
7. SANITARY AND STORM SEWER BUILT THROUGH WOODLAWN PARK TO SERVE DEVELOPMENT
8. EMERGENCY ACCESS BUILT THROUGH WOODLAWN PARK TO SERVE DEVELOPMENT
9. BUILDINGS ABUTTING VALDEZ DRIVE SINGLE FAMILY HOMES ARE 66 FEET FROM PROPERTY LINE
10. BUILDINGS ABUTTING TWANA DRIVE SINGLE FAMILY HOMES ARE 30 FEET FROM PROPERTY LINE
11. 15 FOOT REAR YARD SETBACKS ON NORTH AND SOUTH BOUNDARIES OF PROPERTY
12. DEVELOPER SUGGESTS HOUSING APPEALS TO EMPTY NESTER MARKET (CHILDLESS FAMILIES)

NEIGHBORHOOD CONCERNS REGARDING THE PROPOSED DEVELOPMENT

1. NEIGHBORHOOD APPROPRIATENESS OF HOUSING TYPE, SIZE AND PRICE
2. FAILURE OF MARKET TO ABSORB PROPERTIES AS PRICED FOR INTENDED MARKET
3. LAND USE WOULD BE REDESIGNATED FROM LOW DENSITY TO MEDIUM DENSITY
4. TRAFFIC CONGESTION, TURNING CONFLICTS & SAFETY COMPROMISES ON LOWER BEAVER ROAD
5. REAR AND SIDE SETBACKS SMALLER THAN EXISTING PROPERTIES
6. OFF CENTER STREET RESULTING IN PROPOSED DWELLINGS CLOSER TO EXISTING TWANA DR

PROPERTIES
7. RAISED STREET WOULD RESULT fN SLOPING LAND AND STORM RUN OFF TOWARD EXISTING

PROPERTIES
8. INCREASED STORM DRAINAGE POTENTIALLY RESULTING IN WATER DAMAGE TO EXISTING HOMES
9. FAILURE OF STORM WATER DETENTION BASIN
10. STORM AND SANITARY SEWER DEVELOPMENT IMPACT ON WOODLAWN PARK
11. TAXPAYER RESPONSIBILITY FOR CARE & REPAIR OF DEVELOPMENTS STORM & SANITARY SEWER
12. POTENTIAL IMPACTS TO VEGETATION AT EAST END OF WOODLAWN PARK
13. IMPACT TO WOODLAWN PARK FROM REQUIRED EMERGENCY ACCESS TO SERVE PROPERTY
14. LONG TERM SECURITY AND MAINTENANCE OF PRIVATE DRIVE AND COMMON GROUND
15. LONG TERM STABILITY AND RELIABILITY OF HOME OWNER'S ASSOCIATION

'0
"^Q

Page 3 of 7 'A



PROPOSAL TO RE20NE4209 LOWER BEAVER ROAD FROM RI-60TO PUD
UNDERSTAND THE INFORMATION PRESENTED AND REMAIN CONCERNED THE CURRENT PROPOSAL DOES NOT ADEQ.UATELY ADDRESS THE

CONCERNS NOTED HEREIN; THEREFORE, 1 REQUEST THE DES MOINES PLAN AND ZONING COMMISSION DENY THE APPLICATION FOR REZONING

PRINT NAME

.1/1. J^ ^f/^ /^ .^,7 C^_ ^_-7^^/^

SIGNATURE ADDRESS / NUMBER AND STREET
T^^^-^€^^^" ^L^/^^~^ ?2^ ^-^ 7^/^- ^^ %

I'^.Gk^^L^^ S-f^ f< /^CL^^^W^ ^<D&-^/ ^^•>L ^j^< .L-L.fiK. Ov
'3-<^^[i ^r-6^
4^/-f, / ')^.V j A I/O ^ f ^y

WA.A S^AA 3 Z. J 0 T70^A^L '&r

.3^Lifc'1'"

^JZ''""

ht^^^TT .-^ ZQ2zl_Z4Ato^___J)
5.to\J:t l-Umu-XY:! |^^^n^4i:LZ3%^ 5'Zo^^^Ln'a.~,__iQ^
-6. ^LLxH^ ^UCL_ /^-(<^^\ 1-^^-/" '^(^ T^^f^. ^^
-7.

\-s.
f^& ^^ -4A^-

c\.- /A1^^-
..^?_/w n/^^. f)f

.nhJ/W •mer/)oi\;A^ S3o-ci) •n/TaM<?4- 0^.
^w h n'. rv c.^ ^sJ) ^ ^o.h/ ff^p_ &^ ..^j ^^ ^7^ i3 ^(J ^^.^ Prf) ^ ^/Off ^.K^A

^0- ^ra^^' ^L'^^\.PA^ "-Is^L^r^ \ ^S^ ^ %r ^ ^j)^.^^< ^/^
/^l/^ _ ,^^7<r^^

^d'A^^II/).

^"4. _A//7/ / ^^^ f^y-i/1/
/^^ ^^<-^ ._^£13^<
^^^^T~/y^ ^-2— •^/A^ ^^^ PyS,

-is.' ^ ^/T^ /^y^^^ ^J^ rv^C \ ^.^ /^/ .^£^^~Z
.1-6.

>7.

^-lt ft i ^
h1L-' [/V.L^/?__ j,- "r.fc.-< l@c- ^ ^..^^y^~tM. S^[2/'°~TM^/n/A

3-^3 '"T^/'^M/- ^<^"U€^. JStA. t. "(\\ ^4. .A^. ^i^^s^s^-y^'?^s-
•TS. ( ^-,. -.•.

-inw\fy_:n\y^.-fwi^ ^S;Sw<.&:&&^^. >\"^^~,.^^-~. _... '°~^Sli-

Q^.^ i^^Scs^^i
.^(3 ^
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