Notice of Proposed
Development
City of Johnston, Iowa
August 8th, 2019
PZ Case No. 19-21; Town Center Rezoning

The City Council has initiated a text amendment to the Johnston Zoning Ordinance to create a new
overlay zoning district to be named the Merle Hay Road Town Square Overlay Zoning District.
Furthermore, the City Council has initiated a rezoning of approximately 18.328 acres and to the
centerline of adjoining right-of-way for property located north of NW 62nd Avenue, east of Merle
Hay Road, and south of NW 63rd Place. The rezoning would change the zoning classification for
multiple parcels from R-1(75) and MUC-ROC-2 with MHR Overlay to MUC-ROC-2 with MHR
Town Square Overlay.
Meeting Schedule:
City Council Meeting, August 19th, 2019
The above meeting will be held in the Council Chambers of Johnston City Hall, 6221 Merle Hay
Road and begin at 7:00 p.m. The public is welcome and invited to attend the above noted meeting
and an opportunity will be provided for you to make comments on the proposed request.
Staff Contact:
Comments and questions about this application may be directed to:
Clayton Ender, Planner, AICP Candidate
City of Johnston
6221 Merle Hay Road, Box 410
Johnston, IA 50131
Phone: (515) 727-7763
Email: cender@cityofjohnston.com
Clayton Ender, Planner, AICP Candidate
City of Johnston
6221 Merle Hay Road, Box 410
Johnston, IA 50131
Phone: (515) 727-7763
Email: cender@cityofjohnston.com
Attachments:
Aerial Vicinity Map
Development Concept Drawing (Subject to change)
Design Guidelines (Subject to change)

Johnston Town Center

Master Plan
Johnston, Iowa

May 22, 2019
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INTRODUCTION

OVERLAY DESCRIPTION
The Merle Hay Road Town Square Overlay Zoning District is established
to help create the town square envisioned by the City of Johnston’s
Comprehensive Plan and detailed in the Merle Hay Road Redevelopment
Plan. The northeast corner of Merle Hay Road and NW 62nd Street has
long been considered as an opportunity site to create a central focus
point for the Johnston community. The Overlay District establishes this
area as a future town square that can accommodate a mix of retail
and residential uses along with activated public gathering spaces.

APPLICATION + INTENT
These Design Guidelines shall apply to all development within the Merle
Hay Road Town Square Overlay Zoning District and are in addition to the
regulations contained within the City Zoning and Subdivision Regulations.
The intent of this new overlay district is to provide a uniform and enhanced
set of design standards that are above and beyond the base standards
found within the City’s current regulations. When a standard or code
requirement is not covered by this overlay, the regulations contained
elsewhere within City Code, the Zoning Ordinance, and specifically
within the regulations for the underlying zoning district for which the
property is zoned shall apply. Where a conflict should arise between
Zoning Ordinance and these Guidelines, the requirements of these
Guidelines shall prevail. The final determination as to compliance with
the provisions contained herein shall rest with the City Council.

FIGURE 1.1 OVERLAY ZONING DISTRICT BOUNDARY
8
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PERMITTED USES
Except for those uses excluded or limited herein below, all uses Permitted,
permitted as a Special Use Permit, permitted as an Accessory Use, and
permitted subject to Site Plan Review approval in the underlying zoning
district for which each property within the Overlay District is zoned shall

The following uses may be appropriate subject to certain limitations

be permitted to same level and limitation.

and approval of a Special Use Permit by the Board of Adjustment in
accordance with Chapter 172 of the City Zoning Regulations:

The following are the preferred and intended uses within this Overlay
District and shall be considered permitted uses:

• First-floor professional offices fronting Merle Hay Road - no more than
one (1) per building and no more than a total of two (2) buildings

• Apartments and condominiums - upper level use as part of a
mixed-use building only.
• Civic uses such as a community center, city hall, and park space.
• Green houses, gardens, and orchards – may be permitted within

along the Merle Hay Road frontage.
• Body art establishments – no more than one (1) per building and
no more than a total of two (2) permitted within the Overlay District.
• Drive-thru and drive-up facilities – no more than a total of two (2)

the eastern one-third (1/3) of the Overlay District and no closer

uses with drive-thru or drive-up facilities permitted within the

than 30 ft from any street right-of-way line.

Overlay District.

• Grocery stores.
• Boutique hotels - defined as a small stylish, upscale hotel
with up to 80 guest rooms.
• Micro-breweries and micro-distilleries with on-site tasting and sales
• Professional offices - including healthcare uses, are permitted, except
for first-floor professional offices for buildings fronting Merle Hay Road.
First floor professional offices may be permitted subject to certain
limitations and approval of a special use permit.
• Restaurants, coffee shops, and bars with outdoor patios and seating.
• Specialty retail stores.
• Wine and beer sales and tasting.

• Smoking lounges and Hookah lounges – no more than one (1) per
building and no more than a total of two (2) permitted within the
Overlay District.
• Townhomes, rowhouses, and apartments – may be permitted
within the eastern one-half (1/2) of the Overlay District if part of a
planned development.

The following uses as listed below are considered incompatible with
the vision, goals, and intent of the Overlay District and are prohibited:
• Adult entertainment businesses.
• After Hours Business including any business open anytime between
the hours of two o’clock (2:00) A.M. to six o’clock (6:00) A.M. any
day of the week and where patrons are allowed to bring their
own beer and wine onto the business premises.
• All automotive, truck, boat and camper oriented uses including
sales, repair, and parts.
• Convenience stores, gas stations, and car washes.
• Pawnshops.
• Liquor stores, tobacco shops, vape shops, and any business with
fifty percent (50%) or more of its gross sales in alcohol, tobacco
products, and/or nicotine products. This definition does not include
beer and/or wine shops that sell no liquor, tobacco, or nicotine
products.
• Delayed deposit credit institutions (payday loan, check cashing, car
title loan establishments).
• Manufactured home park.
• Single family residential uses including single family detached homes
and bi-attached homes or duplexes.
• Rooming and boarding houses.
• Self-storage facilities.
• Detached garages - this does not include parking ramps or standalone parking structures.

CONFLUENCE | LELAND CONSULTING GROUP
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INTENT

All buildings and structures constructed within this overlay district shall
meet the requirements contained herein. The intent of these building
architectural regulations is to establish the basic parameters for building
design that is consistent with Chapter 166.35 of the City Zoning Regulations
and promotes the vision and goals of the established overlay district. All
new buildings and additions shall be designed and constructed using
quality building materials appropriately applied to create aesthetically
pleasing and long-lasting structures that contribute to the overall
character of the overlay district. These guidelines are not intended to
restrict creative architectural design or promote one architectural style.

SUBMITTAL REQUIREMENTS

As part of a required site plan submittal or building permit application
for any new building or building addition, architectural drawings for all
proposed buildings, additions and structures shall be provided to the
City for review.
Architectural submittals shall include the following:
1. Elevations with dimensions of all sides of all proposed buildings,
additions and structures including details on all exterior building
materials and colors plus the total wall square footage and percentage
of each building material proposed for each façade.
2. Exterior building materials samples and color palettes.
3. Detailed drawings and descriptions of the locations and methods
for screening all exterior building rooftop HVAC and other mechanical
equipment, vents, pipes, and exhaust fans; roof access ladders and
walkways; ground-mounted HVAC and other mechanical equipment;
utility meters; and utility conduits, pipes, and cables.
4. General details for type and placement of building wall signage
including a signage plan for all multi-tenant buildings.
5. Other information as required by the City.

12
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DEFINITIONS

FIGURE 2.1 ARCHITECTURAL CONCRETE PANELS EXAMPLE

ARCHITECTURAL (PRECAST) CONCRETE PANELS

FAÇADE AREA

A precast concrete wall panel that is designed and engineered to

Is the total exterior wall area of all vertical or near-vertical faces of a

transfer shear, support floor and roof loads as well as offer a wide range

building four (4) feet in width or greater when viewed in elevation.

of architectural exterior finishes. Architectural precast panels have the

Façade area shall be calculated to exclude the wall area resulting from

highest quality concrete finish and very often are integrally colored in

minor projections and recessions from the predominant wall plane less

the plant to match other building exterior finish materials.

than four (4) feet in depth. Façade area shall be calculated to include
the area of parapets, cornices, and similar wall extensions and trim.

BURNISHED BLOCK
A concrete masonry unit (CMU) whose display face has been burnished

FENESTRATIONS

(polished) to expose the natural colors and shapes of the aggregates

The design, construction, or presence of openings in a building. Includes

within the block. Burnishing yields a higher quality finish characterized

windows, doors, louvers, vents, wall panels, skylights, storefront, curtain

by increased coloration and subtle variation in hue and tone. Burnished

walls, and slope glazed systems. From the Latin word fenestra (“window”).

surfaces are coated with a clear sealer to achieve a high-resolution finish.

ARCHITECTURAL GRADE COMMERCIAL USE CEMENTITIOUS PANEL

FIGURE 2.2 BURNISHED BLOCK EXAMPLE

FIBER CEMENT
A composite building material made of sand, cement, and cellulose

A rainscreen system composed of high-quality fiber cement panel

fibers. Most commonly used in siding applications where quality, longevity

constructed of high-performance concrete reinforced with glass fiber.

and durability are required. Brand names include, but are not limited

Brand names include, but are not limited to, Taktl and Swisspearl.

to, Hardiplank.

EXTERIOR INSULATION AND FINISH SYSTEM (EIFS)

FRANCHISE ARCHITECTURE

An exterior finish for a building composed of polystyrene foam covered

Any architectural design which is prototypical or identifiable with

with a synthetic stucco (in contrast to traditional, cement-based stucco).

a national or regional retailer or corporation and includes specific

Water-Managed EIFS, also known as EIFS with drainage, refers to EIFS

iconographic and architectural elements that are repeated in each

that includes a drainage plane or drainage layer that provides a way

franchise location.

for moisture to evacuate from the wall cavity.

PRIMARY MATERIALS

FAÇADE

Materials covering at least five percent (5%) of a building facade area.

Any exterior face of a building. The primary façade (front façade) is

A material that covers less than five percent (5%) of a building facade

designated by its relationship to the street; the main entry to the building

cannot be counted as a primary material.

shall be located in the primary façade. Side and rear facades may be
classified as secondary facades.

SPLIT-FACE BLOCK
A solid or hollow concrete masonry unit, split lengthwise after curing; laid

FIGURE 2.3 SPLIT-FACE BLOCK EXAMPLE
CONFLUENCE | LELAND CONSULTING GROUP
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BUILDING DESIGN STANDARDS
MASSING, PROPORTIONS, AND ENTRYWAYS
All building shall be designed so as to have a visually district top, middle
and bottom and shall further be designed in such a way as to be
pedestrian friendly while promoting and enhancing a sense of place and
activity along all street frontages and building entryways. Buildings are
encouraged to multi-story (2 to 4 stories in height); however, buildings
should not exceed four (4) stories in height and single-story buildings
should include roof-top outdoor seating/gathering space when possible.
The ground level of any multi-story building shall be visually differentiated
from any upper story through the use of architectural features including
intermediate cornice lines, sign bands (friezes), awnings, porticos, and/
or changes in building materials and/or window shapes and sizes.
All major building entries shall be designed with pedestrian scaled
elements, such as canopies, awnings, porticos, recessed entry vestibules,
that make those entries readily identifiable and welcoming. Buildings
are encouraged to have multiple entry points and entryways should
be provided along the building frontage along all major pedestrian
travel paths.
Residential dwelling units should be served by common entrances and a
shared internal hallway, and shall not have individual exterior entry points,
excluding enclosed private patio areas and balconies. All stairways
shall be fully enclosed and exterior elevated walkways are prohibited.

14
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ARTICULATION OF FACADES
No building façade shall exceed 40 feet in length without interruption
by one or more of the following architectural features:
• Projection or recess in the wall plane of at least two (2) feet in depth
• Change in material, texture, or pattern
• Columns, piers, pilasters or other equivalent structural and/or decorative
elements
• Changes in fenestration pattern
Façade area shall be the total exterior wall area of all vertical or nearvertical faces of a building four (4) feet in width or greater when viewed
in elevation. Façade area shall be calculated to exclude the wall area
resulting from minor projections and recessions from the predominant wall
plane less than four (4) feet in depth. Façade area shall be calculated
to include the area of parapets, cornices, and similar wall extensions
and trim.

CONFLUENCE | LELAND CONSULTING GROUP
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ARCHITECTURAL SCREENING
Screening elements shall be required to obscure the view of all building
appurtenances, listed below, from any open spaces, parking areas,
adjoining property and all public and private streets:
• Rooftop HVAC and other mechanical equipment, vents, pipes, and
exhaust fans
• Roof access ladders and walkways
• Ground-mounted HVAC and other mechanical equipment
• Utility meters
• Utility conduits, pipes, and cables
• Outdoor storage areas
• Loading areas, loading docks and dock doors
• Areas and equipment for the storage, collection and compaction
of refuse and recyclables
Screening shall be consistent with the overall design of the building
utilizing the same materials and detailing wherever practical. Care
should be taken to consider the views from other buildings that may
overlook or look down on the roof and building.

16
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FRANCHISE ARCHITECTURE
Franchise architecture is defined as any architectural design which is
prototypical or identifiable with a national or regional retailer or corporation
and includes specific iconographic and architectural elements that are
repeated in each franchise location. Franchise architecture and related
iconic architectural elements are discouraged and shall not be permitted
unless the building architecture or architectural elements fully comply
with all the requirements and standards set forth in this overlay district.
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FENESTRATIONS (WINDOWS + DOORS)
All street facing building façades and façades containing the main
building entry, if different from the street façade, shall consist of no less
than thirty-five percent (35%) clear glass windows and clear, full light
glass doors on the first level.

18

MERLE HAY ROAD TOWN SQUARE OVERLAY ZONING DISTRICT JOHNSTON, IOWA

CONFLUENCE | LELAND CONSULTING GROUP

MERLE HAY ROAD REDEVELOPMENT PLAN DESIGN GUIDELINES

ARCHITECTURE

EXTERIOR FINISH MATERIALS

II

CLASS 4 MATERIALS (LOWER-COST AND TRIM GRADE MATERIAL)

The following exterior building materials requirements shall apply to all

• Fiber-cement siding and trim

new buildings and building additions or expansion constructed within

• Vinyl siding or panels, irrespective of form or thickness

this overlay district. Acceptable, quality building materials shall generally

• Water-managed Exterior Insulation and Finish System (EIFS)

be categorized as high-quality and standard-quality. Materials shall be

• Smooth or scored concrete block

divided into four (4) classes where Class 1 and Class 2 shall be considered

• Smooth concrete tilt-up panel systems

high-quality and Class 3 shall be considered standard. Class 4 shall be

• Ceramic

considered lower-cost and trim grade material.

• Glass block
• Wood (painted)

Materials are described as follows:

• Other comparable or superior materials

CLASS 1 MATERIALS (VERY HIGH-QUALITY)

All buildings constructed in this overlay district must use at least three

• Fired clay brick, full-veneer masonry wall system

(3) Class 1 or Class 2 materials as primary materials together composing

• Natural stone, full-veneer masonry wall system
• Glass, curtain wall and/or glass cladding system (clear glass with no
tint, color, or reflective mirror type coating)
• Architectural grade commercial use cementitious panel rainscreen
systems.
• Other comparable or superior materials

at least eighty percent (80%) of each building façade area. Class 3
materials shall not exceed twenty percent (20%) of each façade area.
Class 4 materials may be utilized as trim elements and shall not exceed
five percent (5%) of each façade area.
Primary materials is defined as materials covering at least five percent
(5%) of a building façade area. A material that covers less than five

CLASS 2 MATERIALS (HIGH-QUALITY)

percent (5%) of a building facade cannot be counted as a primary

• Thin veneer fired clay brick (adhered)

material.

• Manufactured or cast stone (adhered)
• Wood (exterior grade finish) including exposed heavy timber and soffits
• Metal wall panel systems, insulated or rain screen assemblies with
hidden fasteners (this definition does not include metal siding and
corrugated or ribbed metal sheets of any type)

A distinctly different color of fired clay brick (full brick or brick veneer)
may be considered as an additional Class 1 or Class 2 material for the
purposes of meeting the requirement that three (3) different Class 1 and
Class 2 materials must be used on each façade as primary materials.

• Other comparable or superior materials

Brick and stone exterior finishes shall not be painted.

CLASS 3 MATERIALS (STANDARD QUALITY)
• Textured architectural concrete panels (integrally colored – not
painted)
• Masonry stucco, traditionally applied
• Specialty concrete block such as textured, burnished block or splitface block, or concrete brick (integrally colored – not painted)
• Fiber-cement panel systems
• Decorative opaque panels designed as exterior building finish
• Metal wall panel (standard)
• Translucent wall panel systems (Kalwall)
• Other comparable or superior materials
CONFLUENCE | LELAND CONSULTING GROUP
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DO’S

Thin veneer fired clay brick, when utilized, shall comply with the following:

DO NOT’S

(1.) Thin brick will only be used in applications where the actual brick
thickness will not be distinguishable or is otherwise addressed by
adjustments in the wall plane to provide the appearance of full
depth brick;
(2.) Only fired-clay thin brick units will be used and no concrete based
thin brick units or brick panels will be used;
(3.) ‘L’ shaped brick corner pieces and full-depth brick caps will be
utilized at all corners and edges to maintain the appearance of
full-depth brick; and,
(4.) The thin brick units will be individually applied and brick tile or brick
panel installation systems will not be used.
No EIFS or translucent wall panel shall be permitted within the lower
eight (8) feet of any building wall façade.

TRIM

FIGURE 2.4 THIN BRICK APPLICATION GOOD EXAMPLE

FIGURE 2.6 THIN BRICK APPLICATION BAD EXAMPLE

FIGURE 2.5 BUILDING WITH SUITABLE TRIM EXAMPLE

FIGURE 2.7 BUILDING WITH INSUFFICIENT TRIM

Except where architecturally unsuitable for modern and contemporary
syle buildings, appropriately-scaled trim detailing of at least three (3)
inches in width shall be included around all window and door openings,
building corners, roof lines, and façade material transitions.

ROOFING MATERIALS AND AWNINGS
When appropriate for buildings designed with pitched roofs, the use of
standing seam metal roofing, metal roofing shingles, and other metal
roofing panel systems are encouraged. Asphalt shingles, corrugated
or ribbed metal sheets, and similar lower quality roofing materials are
not permitted.
Permanent awnings should be constructed of durable materials such as
metal. Temporary and seasonal awnings, table umbrellas, sunshades,
and similar covers may be constructed of exterior grade fabrics.
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SITE PLANNING
CHAPTER 3 : SITE PLANNING
SETBACK AND BULK REGULATIONS
OPEN SPACE, LANDSCAPING, BUFFERING AND SCREENING
OPEN SPACE AREA
OPEN SPACE LANDSCAPING
WOOD MULCH AND INORGANIC GROUND COVER
BUILDING FOUNDATION PLANTINGS
PLAN MATERIAL STANDARDS
PLAN LOCATIONS
BUFFERS
EQUIPMENT AND REFUSE SCREENING

VEHICLE, BIKE AND PEDESTRIAN CIRCULATION + PARKING
PARKING LOT LAYOUT
PARKING LOT LANDSCAPING
PARKING LOT AND DRIVEWAY SURFACING AND DIMENSIONS
VEHICLE DRIVE-THRU AND DRIVE-IN FACILITIES
OFF-STREET PARKING REQUIREMENTS
BIKE FACILITIES
PEDESTRIAN CIRCULATION PLAN

OUTDOOR DISPLAYS AND SALES AND OUTDOOR FOOD AND
BEVERAGE SERVICE AREAS FOR PERMANENT BUSINESSES
LIGHTING
SIGNAGE
BUILDING SIGNS
MONUMENT SIGNS

STORM WATER MANAGEMENT FACILITIES
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SETBACK + BULK REGULATIONS
Minimum Lot Area
20,000 square feet, unless part of a planned development in which
case no minimum lot area or lot size is required.
Front Yard Setback:
15-feet, or zero (0) feet if an internal property line that is part of a

R.O.W. line

planned development.

public street

Side Yard Setback:
20-feet, or zero (0) feet if an internal property line that is part of a
planned development.
Rear Yard Setback:
35-feet, or zero (0) feet if an internal property line that is part of a

20’
15'

planned development.
Accessory Structure Setback:
Not permitted within the front yard area. Side and rear yard setback
5-feet, or zero (0) feet if an internal property line that is part of a planned
development.
Accessory Structure Size:
Maximum of twenty (20) feet in height and no greater than 2,500 square

35’
50'

feet.

15'

Building Height:
Maximum of four (4) stories, but in no case taller than sixty (60) feet.

property line

Site and Building Density:
No maximum floor area ratio or dwelling unit limit has been established
by this Overlay District. The size and density of this area will be limited
by the required building setback, maximum height, minimum open
space, and parking.

public street

R.O.W. line

FIGURE 3.1 SETBACK REGULATION DIAGRAM
24
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OPEN SPACE, LANDSCAPING, BUFFERING +
SCREENING
All new buildings, building additions and expansions, new parking lots and
parking lot expansions shall comply with the open space, landscaping,

ALTERNATIVE OPEN SPACE REQUIREMENT

buffering and screening requirements contained herein.

At the sole discretion of the City, an agreement may be reached by

As part of a required site plan submittal or building permit application

area within the Overlay District, thereby reducing or eliminating the 30%

which the City will construct and/or mantain a large central open space

for any new building or building addition, a detail landscape plan,
including details for all required screening, shall be provided to the City
for review. Said plan shall be prepared by a state licensed landscape

open space requirement. Provisions may be made to further reduce
or eliminate the requirement that each building provide an outdoor
plaza space or seating area.

architect or other qualified design professional competent in preparing
landscape plans.

OPEN SPACE AREA
A minimum of thirty percent (30%) of each parcel (or a sum total of thirty
percent (30%) of the entire project area for a planned development)
shall be developed and maintained as open space.
Open space is any area that is not covered by an enclosed building,
parking lot, or driveway. Open space may include paved patios,
outdoor seating areas, plaza space, open air structures such as gazebos,
theater stages, and bandshells. All open space areas shall be finished
with landscaping, decorative paving, site furniture, lighting, and other
hardscape features and elements.
Each building (or combination of buildings if part of a planned
development) shall provide an outdoor seating and gathering plaza
space for use of its patrons and/or occupants. This can include space
provided for outdoor seating and service and can be provided as a
roof-top amenity deck. The area of the outdoor plaza space shall be no
less than ten percent (10%) of the gross floor area for all non-residential
space and 50 square feet for each residential dwelling unit.
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OPEN SPACE LANDSCAPING
All areas not covered by building or paving shall be landscaped with
turf grass, prairie grass, plant beds, shrubs, and trees.
Minimum Planting Requirements
One (1) tree and one (1) shrub shall be planted per 1,000 square feet
of required open space. This landscaping is in addition to landscaping
required for permanent buffer, streetscape, and building foundation
plantings. Required off-street parking landscaping may count toward
the open space planting requirement. At a minimum, fifty percent
(50%) of the required trees shall be overstory type and fifteen percent
(15%) of the required trees shall be evergreen type. The balance of the
required trees may be understory type.
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WOOD MULCH AND INORGANIC GROUND
COVER
Wood based or mineral based mulch shall be used around all plantings
and in all plant beds. Large areas of mulch that do not contain plantings
shall not be permitted except when engineered wood fiber is used for
playground surfacing. Inorganic washed mineral mulch, free from fines
and dust, including crushed limestone, granite, basalt, and decomposed
gravel may be used in planting beds.
Inorganic materials other than those listed as acceptable are prohibited.
Planting beds shall contain a minimum 75% of living material, as
measured using the canopy of the shrub and perennial/grass materials,
with a maximum of 25% non-living landscape material (e.g. boulders
and furnishings). Sidewalks, public art and mineral mulch do not count
toward this percentage.

DO’S

FIGURE 3.3 HIGH QUALITY WOOD MULCH
CONFLUENCE | LELAND CONSULTING GROUP

DO NOT’S

FIGURE 3.4 EMPTY BED / PROHIBITED MATERIAL
MERLE HAY ROAD TOWN SQUARE OVERLAY ZONING DISTRICT JOHNSTON, IOWA 27

III

SITE PLANNING

MERLE HAY ROAD REDEVELOPMENT PLAN DESIGN GUIDELINES

BUILDING FOUNDATION PLANTINGS
Low height plant materials (shrubs, ornamental grasses, perennials) shall
be planted and maintained along all building foundation lines where
not impeded by building entrances, loading areas and sidewalks.
Foundation plant materials shall not count towards the fulfillment of the
required open space landscaping.
At least fifty percent (50%) of the building frontage (as measured by
linear feet of the building face) should include a three (3) foot wide
minimum foundation planting in at least two (2) seperate beds. Additional
requirements for foundation plantings include:
• 75% minimum living material coverage, as measured using the canopy
of the shrub and perennial/grass materials.
• 25% maximum non-living material such as boulders and furnishings,
mineral mulches do not count toward this requirement.
• Sod and turf grasses are not an acceptable planting material.
• Spacing of shrubs should not exceed five (5) feet intervals, except
where occupied by an impervious surface.
• Provide a minimum two (2) foot clear space if bed is adjacent to a
parking area to accommodate for vehicle overhang.
• If foundation planting beds are wider than five (5) feet, provide a two
(2) foot minimum maintenance buffer between the plantings and
building face.
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The following trees are prohibited:

All plants shall be of the type and species appropriate for the climate

• All Ash tree varieties (Fraxinus sp.)*

and location being planted. All plant material shall be commercially

• Birch, White/Paper

produced and meet the minimum standards recognized by landscape

• Boxelder

professionals. In order to reduce the threat and impact of plant disease,

• C
 ottonwood

multiple plant types and species shall be utilized on each site. No single

• Siberian and Chinese Elms*

tree or shrub species shall make up more than 15% of the total tree or

• Elms not resistant to Dutch Elm Disease

shrub species on a site.

• Silver Maple*
• Pear (all species/cultivars)

Overstory Tree is defined as a deciduous tree with one vertical stem

• White Poplar

or trunk which begins branching at a height of six (6) feet or more and

• Russian and Autumn Olive

has a distinct crown that reaches a mature height of at least 30 feet.

• Trees with thorns
• Willow (Salix sp.)

Understory Tree is defined as a deciduous tree (often an ornamental
type tree) that may be single or multi-stemmed, and reaches a mature

Substitutions:**

height of less than 30 feet.

• One (1) overstory tree may be substituted for 10 required shrubs
• One (1) understory tree may be substituted for five (5) required shrubs

Evergreen Tree is defined as a coniferous tree with needle-like foliage that

• Two (2) overstory trees may be substituted for each inch of diameter

persists and remains green year-round, and reaches a mature height of

at breast height (DBH) of existing tree over a six (6) inch DBH specified

at least 10 feet. Baldcypress and Larch are included as evergreen trees.

to be preserved and protected.
• One (1) overstory tree may be substituted for each inch of diameter

Shrub is defined as a low growing plant that produces shoots or stems

at breast height (DBH) of existing tree under a six (6) inch DBH specified

from the base, is usually not tree-like or single-stemmed, and reaches

to be preserved and protected.

a mature height of less than 10 feet.

• One (1) evergreen trees may be substituted for each inch of diameter
at breast height (DBH) of existing tree over a six (6) inch DBH specified

All plant sizes shall meet the following size requirements:

to be preserved and protected.

• Overstory Trees – minimum 2.5-inch caliper.
• Understory Trees – minimum 1.5-inch caliper.
• Evergreen or Coniferous Trees – minimum six (6) feet in height.

* These prohibited tree species may be allowed in naturalized areas out

• Shrubs – minimum five (5) gallon container.

of potential fall range in building, parking or driveway areas. The city

• Ornamental Grasses – minimum one (1) gallon container.

may approve disease resistant cultivars as research and development

• Prairie Plantings – Must use at least three (3), but no more than five

of such is to progress.

(5) varieties of short grass prairie species native to Iowa. Can be

CONFLUENCE | LELAND CONSULTING GROUP

combined with similar height native wildflowers, but is limited to 10

** Substitutions may be counted to a maximum of fifty percent (50%)

additional species per development.

of required plantings.
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PLANT LOCATIONS
All plantings shall comply with the following:
• In general, all plants shall be sited and spaced in a manner to allow
for appropriate growth to mature size.
• Trees shall be located no closer than six (6) feet to the back of curb
along any driveway and no closer than four (4) feet to the edge of
any parking lot, sidewalk or walkway, with exception to trees planted
in tree grates along sidewalks, walkways, and plazas.
• Landscaping must meet minimum clearances from all fire hydrants and
building sprinkler systems as required by the fire department.
• Overstory trees should not be placed within any public sanitary sewer,
storm sewer or watermain utility easement.
• No landscaping shall be planted in violation of the City’s traffic visibility
clearance zone requirements.
• A permit must be obtained prior to planting any street tree or landscape
material in the public right-of-way and shall comply with the requirements
of City Code Section 150.02.
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BUFFERS
A 50 foot wide landscape buffer shall be required along the east boundary
of this Overlay District to buffer the adjoining single family residential
properties, and a 30 foot wide landscape buffer shall be required
along that portion of the north boundary of this Overlay District that is
adjacent to single family residential properties that are across NW 63rd
Place. These buffers shall be constructed in accordance with Chapter
166.34 of the City Zoning Regulations and may include sidewalks, trails,
and storm water management facilities. No other buffers are required
for this Overlay District except as follows.
Temporary Buffer – The parcels contained within this Overlay District may
not develop at the same time and certain existing residential uses within
this Overlay District may continue for an undetermined amount of time.
As a part of any site plan application, a plan to temporarily buffer and
screen any adjoining residential uses shall be provided. This plan shall
include details for a combination of privacy fencing and landscaping to
screen noise and light from adjoining residential uses – including details
for screening and protecting the property during site construction. The
appropriateness and method of the temporary screen shall be at the
sole discretion of the City.
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DO’S

EQUIPMENT AND REFUSE SCREENING
All ground mounted and all roof-top building HVAC and mechanical
equipment, back-up power generators, vents, piping, and utility meters shall
be screened from view from adjacent public streets, open space areas,
parking lots and residential property. Screening shall be accomplished
via a combination of landscaping, walls, and building structure.
Trash Enclosures - All outdoor trash and recycling receptacles, dumpsters,
and grease collection containers shall be screened on all sides by the
use of a permanent enclosure, with opaque gates for disposal truck
access. The enclosure shall be constructed of permanent materials such
as commercial grade cementitious panel, textured block, split faced
concrete block, brick or stone. Wood or other composite material fencing
is not an acceptable enclosure. Colors and materials shall be compatible
with the dominant architectural materials of buildings on site and shall be
integral to a building on site whenever possible. The enclosure shall be
located out of public view and constructed to visibly screen the views

FIGURE 3.6 ENCLOSED TRASH CONTAINER

from the adjoining properties. Landscaping should be included around
the enclosure to soften its impact.

DO NOT’S

Shopping Cart Corrals – Shopping carts must be stored within a building
and may not be stored or kept outside after regular business hours or for
longer than a 24-hour time period. Outdoor areas (shopping cart corrals)
may be designated for the temporary collection of shopping carts. No
letters, logos, images, or graphics are permitted on or within the shopping
corral. Corrals should consist of decorative wall or fenced enclosures
and/or landscaped islands. Prefabricated metal tubing or plastic type
shopping corrals shall be prohibited. The location and details for all
shopping corral areas shall be provided on the site plan for City review.

FIGURE 3.5 TRANSH ENCLOSURE EXAMPLE PLAN
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VEHICLE, BIKE, AND PEDESTRIAN CIRCULATIONS +
PARKING
NW 63RD PL.

perimeter parking lot trees
at 50' average spacing

3' tall headlight
screen, typ.

PARKING LOT LAYOUT
Parking lots and loading areas shall not be permitted between principal
structures and Merle Hay Road. No off-street parking or loading area
shall be located closer than 15 feet to a public street right-of-way line
and no closer than 10 feet to an existing residential property. No building

15'
min.

dock shall be located along or visible from any public street.

that is a minimum nine (9) feet wide and no less than 16 feet in length.

17'

16'
min.

curbed landscape
island, typ.

entry drive

24'

9' min.

All rows of parking shall be terminated with a curbed landscaped island

No off-street parking or loading area shall be more than 60 feet from
an overstory tree located within a landscaped open space area.
Sidewalks that abut the front edge of any non-parallel parking stall shall
be no less than 7 feet wide to accommodate a two (2) feet vehicle
overhang.
All adjoining commercially zoned properties within this Overlay District

7' min.

shall allow for and provide parking and pedestrian interconnections to
permit cross circulation and flow of traffic.

PARKING LOT AND DRIVEWAY SURFACING AND
DIMENSIONS
All parking lots, driveways and drive aisles shall be paved and include

building

building

integral curbing in accordance with Chapter 166.33 of the City Zoning
Regulations. Parking lot driveways, drive aisle, and parking stall dimension
shall also conform with the City Zoning Regulations. Wheel stops and
similar non-integral curbing is discouraged except as may be necessary
for ADA accessible parking stalls.
Alternative curbing and pavement edge treatments may be permitted
for parking lot bio-swales and rain gardens. Permeable paving as part
of a comprehensive storm water management plan may be permitted.

FIGURE 3.8 PARKING LOT LAYOUT DIAGRAM
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PARKING LOT LANDSCAPING
All parking lot islands shall be landscaped with a combination of turf
grass, prairie grass, plant beds, shrubs, and trees with no less than three
(3) different landscape materials being utilized. Rock, chip brick, pavers,
pavement and similar hard surfacing shall not be permitted. Sidewalks
may be permitted as necessary to accommodate pedestrian circulation.
One (1) overstory tree shall be planted within each 9 feet wide landscaped
island not impeded by sidewalk.
Whenever an off-street parking area fronts along a public street or
adjoining residentially zoned property, an average of one overstory tree
and two (2) understory trees shall be planted every fifty (50) feet within
the minimum 15 feet parking lot setback area. Additionally, a minimum
three (3) feet tall vehicle headlight screen shall be installed between
the parking lot and the adjoining street or residentially zoned property.
This screen shall be constructed with a combination of at least 3 of the
following different items: shrubs, ornamental grasses, earth berming, and
low masonry walls.
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VEHICLE DRIVE-THRU AND DRIVE-IN FACILITIES
No drive-thru facility for a restaurant, coffee shop, bank, drug store, or
similar use shall be approved unless determined by the City that the
drive-thru facility will not interfere with pedestrian and vehicle circulation
or otherwise negatively impact the overall development of the Overlay
District into the town square. Vehicle drive-thru facilities are limited to
no more than two (2) within this Overlay District.
The following standards shall apply to all drive-thru facilities:
• D
 rive-thru structures and components shall be incorporated into the
overall design of the building.
• S tand-alone drive-thrus and drive-thru canopies shall be prohibited.
• W
 indow service and menu boards cannot face a public street and
shall be screened from view of all public streets.
• R
 aised islands, decorative paving treatments, and soft landscaping
or other forms of barriers to separate stacking lanes from main parking
areas and driveways are required where possible.
• O
 nly single-lane drive-thrus shall be permitted. Double drive-thru lanes
(side-by-side) are prohibited, except for financial institutions which may
utilize a second lane for an automated teller machine.
• Drive-thru staking and queuing lanes shall not wrap around the building
on more than two (2) sides.
• A
 ll food and beverage service drive-thrus shall provide no less than
twelve (12) vehicle queuing spaces per drive-thru, six (6) of which
shall be located before the ordering station if separate from the pick
up window. All other drive-thru facilities shall have no less than five (5)
vehicle queuing spaces. Queuing spaces shall be no less than twelve
feet (12’) in width and twenty feet (20’) in depth.
• Q
 ueuing spaces shall not be located in a manner that will block any
designated parking space.
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OFF-STREET PARKING REQUIREMENTS
ADA Accessible parking shall be provided in accordance with federal
and state law. All uses shall provide the number of off-street parking
spaces as prescribed by Chapter 166.33 of the City Zoning Regulations
except as follows:
• Single and multi-tenant retail and office use buildings - 1 parking stall
shall be provided for every 250-square feet of gross floor area.
• Mixed-use buildings – one (1) parking stall per residential bedroom
plus one (1) parking stall shall be provided for every 250-square feet
of gross floor area not including floor area designated as residential.
• Restaurants,

bars, coffee shops – one (1) parking stall per 100 square
feet of gross floor area.
• U
 nderground, in-building, and structured parking may count towards
fulfillment of the off-street parking requirements. Detached garages
are not permitted.
• On-street parking along NW 62nd Avenue, Merle Hay Road, and
NW 63rd Place may count toward fulfillment of the off-street parking
requirements.
• It is intended that parking be shared within a planned development.
A shared parking plan may be required as part of the initial site plan
review and approval process. At the sole discretion of the City, certain
credit may be given for parking shared between uses that are offpeak from each other.
Alternate Parking Requirement – At the sole discretion of the City, an
agreement may be reached by which the City will construct and/
or maintain public parking facilities and drives necessary to serve all
or a portion of the development within the Overlay District, thereby
reducing or eliminating the off-street parking requirement. The City, at
its sole discretion, may further consider leasing or dedicating a limited
number of parking stalls for the exclusive use of adjoining, low parking
demand businesses.
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BIKE FACILITIES

PEDESTRIAN CIRCULATION PLAN

Every building that contains a residential or a retail use including restaurants,

Site plans for all new buildings, building additions and expansions, new

bars, and coffee shops, shall provide or have access to a shared or

parking lots and parking lot expansions shall include a plan for pedestrian

common bike parking facility, such as a bike rack or bike lock boxes or

circulation for the site. Sidewalk connections shall be made from all major

an indoor bike storage area.

building entrances to the parking lot and to the nearest public sidewalk

Residential buildings are encouraged to provide indoor bike storage areas
and bike wash-down and repair facilities. Office uses are also encouraged
to provide interior bicycle facilities for employees and customers. Further,
office building indoor facilities are encouraged to provide bike lockers,
repair and maintenance areas, and rooms/showers/changing rooms.

or trail. Pedestrian circulation through the parking lot and to outdoor
patios and seating areas shall also be provided. All sidewalks shall be
a minimum five (5) feet wide. The use of special pavement treatments
and markings to delineate and announce pedestrian crossings shall be
required.

Exterior bicycle parking facilities must be located in a visible area close to
the front entrances of the main building or buildings. The facilities should
be located on a sturdy paved surface with permeable concrete as the
preferred surface type. When possible, exterior bike racks should be
architectural in style to enhance the aesthetics of the streetscape and
overlay district. If exterior bike racks are not architectural in style, the bike
facility should include screening to reduce its visual impact.
Setbacks: Bike racks must be at least 3 feet from the street right-of-way
and 6 feet from the nearest structure to allow for adequate walkway
space. If there are multiple bike racks in a location, there should be at
least 10 ft 6 inches between the racks center to center.
For assistance with bicycle facility design, property owners should consult
the Association of Pedestrian and Bicycle Professionals (APBP) - Essentials
of Bike Parking, Revision 1.0, September 2015, www.apbp.org.
Alternate Bike Facilities Requirement – At the sole discretion of the City,
an agreement may be reached by which the City will construct and/or
maintain public bike facilities necessary to serve all or a portion of the
development within the Overlay District, thereby reducing or eliminating
the bike facilities requirement.
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OUTDOOR DISPLAYS AND SALES AND
OUTDOOR FOOD AND BEVERAGE SERVICE
AREAS FOR PERMANENT BUSINESSES
Outdoor storage of any kind shall be prohibited; however, the outdoor

No detached or freestanding signage shall be permitted except as may

display of retail goods for sale may be permitted subject to site plan

be allowed by Chapter 170 of the City Zoning Regulations.

review and approval and the regulations contained herein. Retail
properties may define limited areas within their site for permanent and/

Food trucks and food trailers may be permitted on an intermittent or

or intermittent outdoor display and sales (i.e., pumpkins, plants, lawn and

reoccurring basis within the Overlay District. These special events and

garden goods), including outdoor seating areas for food and beverage

food trucks/trailers may be located within parking or open space areas

service, subject to the provisions contained herein. All outdoor display

as permitted by the City. The number, specific location, and duration

and sales and food and beverage service areas must be clearly defined

or schedule shall be determined with the input of the Overlay District

and detailed on a site plan and obtain approval as part of a site plan

residents, businesses, and property owners so as to limit any conflicts or

process or otherwise obtain site plan approval from the City. All other

unintended negative impacts.

City Code requirements for seasonal and temporary uses must be met
including the provisions of Chapter 173 of the City Zoning Regulations.
Outdoor display and outdoor seating areas shall be hard surfaced and
cannot not be located upon any parking stalls or drive aisles, and must
be situated immediately adjacent to the retail establishment or tenant
space which shall have exclusive use of said areas. Off-site businesses/
non-tenants shall not be allowed to utilize these areas except as maybe
approved by the City as part of a City sanctioned special event (i.e.,
farmers markets, craft shows, rummage sales, art festivals, food festivals,
fun-runs, music events, live performances).
Outdoor display and seating areas shall not be located within any street
or driveway vision triangle or required buffer. The layout of any outdoor
display, sales, and seating areas shall be designed so to not create a
traffic hazard or congestion and shall allow for the safe and unimpeded
flow of pedestrian traffic, including exiting from the building. A minimum
five (5) feet of clearance shall be maintained along all sidewalks and
walking paths/pedestrian routes.
Outdoor food and beverage service areas shall have a barrier or fence,
enclosing the outdoor seating area as may be required for the outdoor
sale and consumption of alcohol. Permanent barriers or fences shall be
architecturally consistent and appropriate with the level of finish and
appearance of the adjacent retail building.
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SITE LIGHTING

All site and building lighting shall be LED type. Fixtures are allowed to have
multi-colored capabilities, but are required to have default colored softwhite or bright-white quality. All light fixtures shall be downcast in nature
and must possess sharp, cut-off qualities to limit off-site glare. Wall-pack
type light fixtures are prohibited. Buildings and signage may be up-cast
or downcast illuminated provided said lighting does not shine or glare
off or past the sign or building wall. A photometric plan and cut-sheets
of all light fixtures shall be provided to the City during the site plan and/
or building permit review process.
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SIGNAGE

Permanent signage for uses within this overlay district shall be restricted
to the following sign types and regulations. Directional, temporary, and
non-commercial signage and signage for residential properties shall
follow the City Sign Regulations found in Chapter 170 of the City Zoning
Regulations. All other sign regulations contained in Chapter 170 that
are not addressed herein shall otherwise apply.
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BUILDING SIGNS
Building signs are defined as any sign which is in any way attached to a

Panel signs are prohibited, except for a panel sign with an individual

building or an appurtenance of a building and includes awning signs,

logo or graphic may be permitted as part of a building sign provided

canopy signs, fascia signs, parapet signs, painted signs and window signs.

the panel area does not exceed six (6) feet in height and six (6) feet in

Internally illuminated color panels, strips, or bands and neon lighting shall

width and is designed as if it were an individual illuminated self-contained

be considered building signs. Building signs shall not be attached to a

letter or symbol.

roof or roof element of any structure or building.
No more than a total of two (2) wall-mounted or projecting sign mounted
All building signs, with the exception of awning and window signs, shall

electronic message centers up to 40 square feet in size may be permitted

consist of solid individual letters and symbols made of corrosion-resistant

within the Overlay District.

materials such as anodized aluminum, powder coated aluminum,
galvanized steel, or shall consist of individual illuminated self-contained

The total allowable building wall sign area shall be no greater than five

letters and symbols made of anodized aluminum or similar materials with

percent (5%) of the area of each building wall that fronts along a public

translucent plastic faces. Signs with exposed florescent tubes or light bulbs

or private, internal street. No more than two building walls that face a

are prohibited. Exposed neon is permitted. Painted signs, including any

public street may be counted. Building signage may be placed along

lettering, graphics, images, and logos, are prohibited except as may be

any building wall face provided the total square footage of allowed

permitted on awnings and windows.

signage is not exceeded. Sign area for each sign is calculated by the
area of a rectangle that incorporates the extreme points or edges of all

Projecting signs (defined as a sign that extends more than 12 inches out

text, symbols, and logos of the sign.

from the wall of the building on which it is mounted) may be permitted
on building walls that face an internal, private street or parking lot. No

Window signs are defined as a building sign or other sign, picture, graphic,

projecting signs shall be mounted on walls that face and front along a

or color band affixed to the interior of a window, embedded in a window,

public street. Projecting signs shall comply with all regulations of a building

painted on the interior of a window or hanging adjacent to a window or

sign and the following:

close to a window and obviously intended to be viewed in part or totally
through the window by the public. Window signs shall cover no more than

• N
 o more than one (1) projecting sign shall be permitted per building

twenty percent (20%) of the surface area of any individual window unit

entrance located on the façade for which the signs are mounted.

and shall not be internally or directly illuminated. Window signs shall be

• Signs may be double sided and the maximum area of the sign and/

counted against the total allowable building signage.

or area of the sign structure area shall be 24 square feet on each side.
• M
 aximum sign projection shall be 8 feet from the building wall on which

Prior to installation of any signage on a multi-tenant building, the building

it is mounted.

owner shall provide a signage plan detailing the general design and

• Minimum sign clearance shall be 10 feet above any sidewalk or walkway

location of all signage and how and where signage will be allocated

and 15 feet above any roadway or parking lot.

to each individual tenant space. This plan shall be adhered to unless an
alternate plan is provided to the City by the building owner and approved

All letters and symbols shall be individually attached to the building wall.

by the city prior to installation.

Raceways are prohibited. No individual letter or symbol shall exceed six
(6) feet in height and six (6) feet in width.
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MONUMENT SIGNS
Monument signs are defined as a freestanding sign monument which

symbols made of anodized aluminum or similar materials with translucent

is anchored to the ground and has a monolithic or columnar line and

plastic faces. Signs may also consist of routed face signs. Painted signs

which maintains essentially the same contour from grade to top with the

are prohibited. Signs with exposed neon or exposed florescent tubes or

base of the sign. Signage is affixed to the monument face and said sign

light bulbs are prohibited.

monument may be doubled sided with two (2) sign faces, perpendicular
or parallel to the adjoining roadway, but in no case shall consist of more

No individual letter or symbol shall exceed four (4) feet in height and four

than two (2) sign faces. Pole signs are prohibited.

(4) feet in width. All letters and symbols shall be individually attached to
the sign monument surface. Raceways are prohibited.

Monument signs shall be considered permanent signs to these regulations
and only on-premise monument signs shall be permitted. On-premise

A monument sign with an individual logo or graphic may be permitted

signs are defined as sign which has the primary purpose of identifying or

as part of a monument sign provided the panel area does not exceed

directing attention to commercial activity on the lot on which the sign is

four (4) feet in height and four (4) feet in width and is designed as if it

located. Off-premise signs, signs which directs attention to a commercial

were an individual illuminated self-contained letter or symbol.

use conducted off the lot on which the sign is located, shall be prohibited.
One (1) of the four (4) permitted monument signs may contain an
No more than two (2) monuments signs shall be permitted along the Merle

electronic message center that does not exceed fifty percent (50%) of

Hay Road frontage and no more than one (1) monument sign shall be

the allowable sign area.

permitted along the NW 62nd Street frontage and along the NW 63rd
Place frontage in accordance with the approved site plan.

Prior to installation of any monument sign on a multi-tenant site, the
property developer/owner shall provide a signage plan detailing the

Monument signs may be double-sided with a single sign face on each

general design and location of all the monument sign(s) and how signage

side of the monument for a total of no more than two (2) sign faces. Each

will be allocated to each individual tenant spaces and/or properties. This

monument sign face may have up to one (1) square foot of sign area

plan shall be adhered to unless an alternate plan is provided to the City

for each linear foot of street frontage contained by the lot of record on

by the developer/owner.

which the sign is located for the frontage on which the sign is facing.
The maximum sign area is 100 square feet per sign face. Sign area is
calculated by the area of a rectangle that incorporates the extreme
points or edges of all text, symbols, and logos of the sign.
The monument sign setback from all property lines is 10 feet. The maximum
monument sign height is 10 feet. However, in no case shall a monument
be installed within a street or driveway intersection sight triangle as defined
by City code.
All signage affixed to sign monuments (monument signs) shall consist of
solid individual letters and symbols made of corrosion-resistant materials
such as anodized aluminum, powder coated aluminum, galvanized
steel, or shall consist of individual illuminated self-contained letters and
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STORM WATER MANAGEMENT FACILITIES
All sites shall provide storm water management and detention facilities
as necessary and required by City Code. When possible, storm water
management facilities should be shared in order to improve performance,
reduce costs and provide a great site amenity.
The use of bio-swales, rain gardens, pervious paving and other storm water
infiltration methods are required for each site. Low-slope building roofs
(flat roofs) that are visible from a neighboring building, or are likely to be
visible from a future building, shall incorporate either a roof-top amenity
deck/seating area/patio space or roof-top landscaping, i.e., ‘green roof.’
No surface storm water detention facilities, including bio-swales and
rain gardens, may be located within a front yard building setback area,
when the building is set at the minimum building setback. If the building
is setback further than the minimum such facilities will be reviewed on a
case by case basis.
Underground storm water detention is encouraged in order to maximize the
use of property. Large, surface detention ponds are strongly discouraged
and any surface detention areas shall be designed as a wet retention
pond or a landscaped dry-bottom detention basin and developed
into a site amenity with landscaping, walking trails, interpretive signage,
and site furniture. All pond edges shall be appropriately treated and
landscaped. Landscaping contained within storm water management
features may count towards the open space landscape requirement.
Prior to development of any property within this overlay district, an overall
storm water master plan shall be created and submitted to the City for
review. Each site shall subsequently submit a storm water management
plan that conforms to the approved storm water master plan. Any
deviations from the storm water master plan will require an updated plan
and City review and approval.
Alternate Storm Water Detention Requirement
At the sole discretion of the City, an agreement may be reached by which
the City will construct and/ or maintain storm water detention facilities
to serve all or a portion of the development within the Overlay District,
thereby reducing or eliminating storm water detention requirements.
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STREETSCAPE + ART
CHAPTER 4 : STREETSCAPE + ART
STREETSCAPE STANDARD
TRAIL IMPROVEMENTS
LANDSCAPING IMPROVEMENTS
HARDSCAPING IMPROVEMENTS
PUBLIC STREET LIGHTS, TRAFFIC SIGNALS, AND UTILITY POLES
PUBLIC CROSSWALK IMPROVEMENTS

PUBLIC ART & OPEN SPACE
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STREETSCAPE + PUBLIC ART & OPEN SPACE
It is a desired goal that this Overlay District area will be a focal point
for the community – a new town square that will serve as a community
gathering space that will help reinforce the unique identity of Johnston.
To that end, the site must be activated with programed open spaces,
public art and landscape features, and a streetscape that captures
the attention of passersby’s and welcomes visitors.
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STREETSCAPE STANDARD
Streetscape right-of-way improvements shall be made along the Overlay
District’s frontage on Merle Hay Road, NW 62nd Ave, and NW 63rd Place.
Mirroring improvements should be replicated on the opposite side of the
street when possible. As a part of the review of the first development
project within this Overlay District, a specific streetscape plan shall be
developed that will then be continued by successive projects.
The following are the standards that shall apply to each of these street
frontages.

MULTI-USE PATH IMPROVEMENTS
A multi-use path is a paved trail that is a minimum of 8-feet in width and is
permitted for both pedestrian and bicycle use. A 10-foot wide multi-use
path shall be installed within the right-of-way of Merle Hay Road, and an
8-foot wide multi-use path shall be installed within the right-of-way of NW

building

entry drive

62nd Avenue (both of which shall be paved to the City’s design standard).

LANDSCAPING IMPROVEMENTS
One (1) overstory tree (minimum 10 feet tall), or two (2) understory trees

building

shall be planted for every 50 feet of street frontage. Periodic clusters of
ornamental grasses and/or shrubs shall be repeated along the streetscape
at an average interval of one (1) cluster or grouping for every 20 feet of

~50'
typ.

frontage. The trees and grasses/shrub clusters shall be located between
the public street and the trail. Depending on the specific streetscape plan
developed and placement limitations and restrictions necessary to meet
clearance requirements for public road intersections and utilities, these

NW 62ND AVE.

trees may also be grouped or spaced at varying intervals as needed.
A permit must be obtained prior to planting any street tree or landscape
material in the public right-of-way and shall comply with the requirements
of City Code Section 150.02.

FIGURE 4.1 STREETSCAPE DIAGRAM
CONFLUENCE | LELAND CONSULTING GROUP

MERLE HAY ROAD TOWN SQUARE OVERLAY ZONING DISTRICT JOHNSTON, IOWA 47

IV

STREETSCAPE + ART

MERLE HAY ROAD REDEVELOPMENT PLAN DESIGN GUIDELINES

HARDSCAPE IMPROVEMENTS
Hardscape elements, including uniform seating or benches, small trash
and recycling receptacles, and decorative elements such as limestone
knee walls and other small art features should be included with the
streetscape plan. The use of limestone can further help reinforce the
current City of Johnston community brand.

PUBLIC STREET LIGHTS, TRAFFIC SIGNALS, AND
UTILITY POLES
As may be possible and practical, a uniform standard street light fixture,
traffic signal structure, and utility pole should be chosen for the public
streets along the Overlay District boundary. These public utility elements
should be consistent with an overall theme for the Merle Hay Road corridor
and potentially match the new pole and fixture types installed along NW
62nd Ave west of Merle Hay Road.
Overhead electrical power and communications lines should be relocated
underground when practical with special focus on eliminating those lines
that parallel and cross Merle Hay Road.

PUBLIC CROSSWALK IMPROVEMENTS
As a part of planned improvements to any of the public street intersections
bordering the Overlay District, distinct pavement treatments should be
added to help delineate the pedestrian crosswalks. Special consideration
should be made to the design of the Merle Hay Road and NW 62nd Ave
intersection improvements to help define the importance of it as the
main connection to the town square. The design of these treatments
should be consistent with the design and theme of the intersection and
crosswalk treatments completed along NW 62nd Ave west of Merle
Hay Road to help reinforce the Johnston’s current streetscape theme.
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PUBLIC ART & OPEN SPACE
As a part of the first development proposal, a public art and open
space plan shall be developed for the Overlay District. This plan should
include details for at least one public art feature or water fountain and
a programmable community gathering space that is of sufficient size
that can support the Johnston farmer’s market. Depending on the
size and location of the initial development project within this Overlay
District, a phasing plan may be necessary to develop the community
gathering space in multiple stages.
Public art may include fountains, free-standing sculptures and displays,
planters, benches, decorative vinyl wraps around utility boxes, and
painted wall murals that are not of a commercial/advertising nature.
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