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INTRODUCTION
This study was conducted for the City of Des Moines to evaluate long-range land use plans for
areas surrounding the proposed Southeast Connector urban arterial. The study provides a review
of current land uses and planned land uses as identified in the City of Des Moines’ current
Comprehensive Plan, determines land uses that could develop with the enhanced access provided
by the Southeast Connector (SEC), and identifies desirable land uses to be expected and
promoted in order to revitalize areas surrounding the project to achieve highest and best uses.
Work accomplished for the study included:
• Compilation of current land use planning
• Consultation with land development stakeholders
• Development of recommended land use plans
• Estimation of travel demand related to proposed land uses
• Public presentation and discussion of issues, options, and recommendations
• Refinement and revisions to recommendations
Findings from this study for ultimate build-out of the planning area are used to define the longrange capacity and operational requirements for the SEC designs, including lane configurations,
intersection locations, and development of connections to the rest of the street system. Beyond
that initial function, the land use planning and street design are inter-related because the details of
implementing either affect the other (land use type and density determines need for transportation
facilities; and conversely, available transportation facilities affect how and where density is
developed, and in what forms). For this reason, the land use planning study has been conducted
in parallel with early stage design and environmental analysis for the SEC.
It is assumed that if desired, implementation of land use recommendations developed through this
study will require a Comprehensive Plan Amendment and zoning amendments, to be conducted at
a later date.

PROJECT STUDY AREA
The study area for this project is bounded on the south and west edges by the Des Moines River,
on the east by the Southeast 30th Street corridor, and on the north by the existing rail corridor that
parallels East Court Avenue and Dean Avenue. FIGURE 1 shows the study area along with two
possible SE Connector alignments; one as envisioned in a 1999 Major Investment Study, and a
second as evaluated in the 2008 Draft Environmental Impact Statement.
The study area includes a mixture of residential, commercial, and industrial uses, currently
developed to varying densities. These land uses are generally consistent with existing
comprehensive planning and zoning for the area, as shown in FIGURE 2. The study area is
bounded to the north and west by central business district commercial uses and densities,
residential neighborhoods to the northeast, and the Agrimergent Technology Park to the east.
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FIGURE 1 – Study Area

NOTE: The street system shown here is for general
reference and illustration of the planning area and SE
Connector corridor only. This map shows major streets
and some minor streets, but does not show all streets
that will remain open.
SE Connector – Alignment from 1999 Major Investment Study

SE Connector – Preferred Alignment from 2008 Draft EIS
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EXISTING CONDITIONS
Existing conditions information was compiled for the study area to provide a baseline for how it is
developed now, and what current planning indicates for future land uses. This information was
obtained from the City of Des Moines’ geographic information system, Comprehensive Planning
records, and other sources. The data was then overlaid in different combinations on recent aerial
photographs, to provide an overview of current conditions. This information was then used to
support discussions throughout the rest of the analysis. Data collected for this effort included the
following coverages.
1.
2.
3.
4.
5.

Comprehensive Plan Land Uses for 2020
(FIGURES 2 and 3)
Existing Zoning
(FIGURE 2)
Traffic Analysis Zones from the Metropolitan Planning Organization
(FIGURE 3)
Existing Floodplains, Storm Drains, and Sewers
(FIGURE 4)
Riverwalk Master Plan (2003)
(FIGURE 5)

EXISTING PLANNING (pre-project)
Existing comprehensive planning for the study area identifies a mixture of industrial and
commercial uses along the SEC corridor from the Des Moines River to the SE 14th Street corridor,
with commercial uses continuing to the south along SE 14th. Residential uses are planned for the
area to the south and west of these corridors, to the river. From SE14th to SE 25th, existing
comprehensive planning calls for M-1 and M-2 industrial uses, with no distinction between land
adjacent verses those farther from the SEC corridor. From SE 25th through SE 30th, existing
planning calls for a mixture of residential neighborhood interspersed with M-1 and M-2, based
primarily on existing uses. Land to the east of this study area to Highway 65 is covered by the
Agrimergent Technology Park, to be developed in a mixture of agriculture-related industrial and
commercial uses.
Existing and planned land uses were reviewed with city staff to identify how redevelopment of the
area would affect existing and planned city operations. From this effort, it was determined that
development of the SEC corridor could complement planned recreational development of city
facilities along and around the Des Moines River, including a Riverwalk “high adventure recreation
space,” numerous recreational trail routes, development of numerous green spaces along the Des
Moines River and Dean’s Lake, and support for the Case’s Lake soccer complex.
The review with City staff also indicated that the city’s Public Works facilities downtown at SE 2nd
and Raccoon, and at SE 22nd and Scott would likely be moved to other space where it is more
compatible with highest and best use, at some point in the long-term redevelopment of this
corridor.
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Other guidance from city staff reviews includes the following:
•

•
•
•
•
•
•

The Planning Commission feels that the city already has too much M-2, and is generally
scaling back much of the planned M-2 space to M-1 space, including areas within this
planning corridor. They will likely be phasing out some General Industrial uses, trending
more toward support commercial.
The City wants to encourage and support viable businesses already located in the corridor.
A C3B district for the Riverpoint area (to the west of this study area) may be applicable to
some areas along the Southeast Connector.
The Capital Dominance Overlay District extends south to the SEC centerline, imposing a
55 foot height limitation for commercial uses, and a 75 foot height limitation for mixed uses.
Elements of the City’s vision for this project area include high-density housing, support
commercial, lower density housing, and office uses west of SE 14th; with CBD intensities of
development extending from the downtown into this area.
East of the SE 14th corridor, the City’s vision is for land uses to transition to more industrial
uses, including corporate campus developments and others, related to agricultural
industries.
The City would plan for corridor protection through industrial areas, through use of
setbacks, screening, landscaping, berming, and other similar treatments.

Notes from these staff review meetings are provided in the APPENDIX to this report.
Development of areas along the Des Moines River are planned in the 2003 Des Moines Riverfront
Master Plan, across the Southeast Connector corridor. The proposed improvements include
recreational trails along each levee, as well as larger green-space or public recreation facilities
along the easterly levee. Exact locations and types of these facilities are not committed in any
form, but are presented as recommendations as a part of that plan. A portion of the site planning
map from that master plan is presented in FIGURE 5.
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FIGURE 2 – Current Comprehensive Plan Land Uses (2020) and Existing Zoning

FIGURE 3 – Current Comprehensive Plan Land Uses (2020) and Traffic Analysis Zones

FIGURE 4 – Existing Floodplains, Storm Drains, and Sewers
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FIGURE 5 Map Excerpts from the 2003 Des Moines Riverfront Master Plan

Proposed land uses near the Southeast
Connector at the east levee illustrate, but do
not specifically define or commit to
development of recreational trail connections,
public open space, and recreational facilities.
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CONCEPTUAL DESIGN ALTERNATIVES
Given existing conditions, current planning for the area, and a goal to identify the highest and best
use for land throughout the study area, the design team developed a series of conceptual land use
options for evaluation and consideration. These identified various mixtures of the residential,
mixed use, commercial, light industrial, office park, and general industrial uses already identified for
the corridor, but re-arranged and applied at various densities. The team’s options included
maximum density options, optimum coordination with planned SEC access and available railroad
access, coordination with planned green space and recreational routes and attractions, and
compatibility with existing uses.
The consultant team’s suggested land use scenarios were then provided to and reviewed with a
group of land development professionals active in the city, including developers, existing business
owners in the corridor, and professional planning staff from the city. The group was charged with
evaluating the suggested land use scenarios, identifying development issues or priorities,
comparing proposed development space to market demands, and recommending improvements,
refinements, or suggested alternatives.
Some of the key observations from the professional developers’ review of proposed land uses
include the following.
•
•
•
•
•

•

The existing Capital Hill South and Chesterfield residential neighborhoods have generally
been in decline for recent years, and the neighborhood groups are not as active as they
have been in the past.
The Capital Hill South neighborhood has some significant ethnic (Hispanic) population.
The group expressed strong support for medium to high density housing at the westerly
edge of the corridor, along the Des Moines River.
Strong ties to recreational attractions and existing and proposed greenspace along the
corridor will compliment housing and office park developments.
The group expressed a need to carefully consider connections between the East Village
and Capital South areas, requiring streetscape and pedestrian amenities on the corridors
that cross the Southeast Connector corridor (SE 2nd, 6th, and 9th, or as included in final
designs).
The group expressed support for the transition to light industrial uses east of SE 14th,
including office park uses / corporate campus uses, and some amount of traditional
industrial. Compatibility with existing housing in the Chesterfield neighborhood was
discussed as a short-term issue, but with unclear implications for its long-term viability.

Notes from this stakeholder review meeting are provided in the APPENDIX to this report.
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Following the review with development professionals, the project team coordinated with the city’s
downtown development planning consultant. This review was conducted to ensure that proposed
development for the Southeast Connector planning area is consistent with that being reviewed and
proposed for areas adjacent to the East Village. The city’s current study of the Lower East Village
(LEV) study area extends from existing revitalized areas in the East Village, southerly to the
Southeast Connector corridor. The area is currently characterized by low-density, mostly lightindustrial land uses. Street grids patterns that are well-established to the north, and somewhat
less well-established to the south, are interrupted in this area by railroad tracks and closed streets.
Planning for the LEV proposes development of mixed use commercial and retail land uses similar
to those in the East Village, linked to existing and planned pedestrian facilities. The LEV
redevelopment is planned to occur on the traditional (reinstated to the extent possible) street grid
system, which is an essential component of the planned neighborhood character. The planning
suggests that development alongside heavier traveled streets (SE Connector, SE 4th, and SE 6th)
should be surrounded by medium density commercial uses. The planning also calls for mediumdensity residential uses over ground-level retail, urban square open space areas, and other zoning
requirements to reinforce and support the LEV urban neighborhood concept.
THE RECOMMENDED LAND USE PLAN
Following each of these coordination efforts, the project team revised the initial proposed concepts
for the Southeast Connector planning area, to illustrate recommended land uses together with the
proposed transportation system improvements. The proposed land use plan is presented in
FIGURE 6.
•

•

•

•
•

The recommended land use plan includes extensive housing development and
redevelopment along the Des Moines River and elsewhere in the portion of the study area
west of the SE 14th Corridor. The recommendations also include flex, mixed use, and
commercial uses along the major corridors in this area.
East of SE 14th and extending to Dean’s Lake, the plan recommends flex space (office,
office/warehouse, office park) uses along the SEC alignment, with light industrial uses
behind. These land uses are expected to be compatible, and when situated as proposed,
they allow the light industrial uses to be buffered from the traveling public by the higherfinish and landscaping expected in the office and office park developments.
From Dean’s Lake to SE 30th, the proposal calls for a continuation of today’s pattern of
interspersed residential, light industrial, and heavy industrial uses. The SEC corridor
would provide improved access to the existing Chesterfield neighborhood residential area,
including good cross connections for both pedestrians and motorists, and the potential
support for revitalization of housing stock in the neighborhood.
Greenspace is included along the natural drainageways as well as incorporated in the East
14th boulevard.
The following adjustments were made to initial plans, based upon discussions during the
stakeholder meetings.
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1. Land uses immediately adjacent to the roadway east of east 14th were adjusted to include
flex space rather than light industrial uses, and several retail service nodes were added
along the corridor.
2. Residential densities adjacent to the park, west of SE 14th Street, were increased by
changing proposed uses from townhouses to stacked flats.
3. Increased the number of intersections, and adjusted their locations slightly.

•

A second alternative to the proposed land use plan is the same as the first version from
the Des Moines River to Dean’s Lake. However, from Dean’s Lake to SE 30th, this
alternative illustrates a possible long-term scenario where the flex space / light industrial
use continues through the area – replacing the existing residential neighborhood. This
option represents a more cohesive arrangement of land uses, and recognizes that the
Chesterfield neighborhood is already isolated from other residential areas. The difference
between this and the recommended land use option however, represents a significant
policy issue for the City of Des Moines and local property owners to consider in the long
term. This alternative land use scenario is presented as FIGURE 9 in the APPENDIX to
this report.
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FIGURE 6 - RECOMMENDED PLAN
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LAND USE VALUES for THE RECOMMENDED LAND USE PLAN
The study included a review of existing land use taxable value, compared to estimated taxable
values once the study area is redeveloped. The analysis assumes full-build-out densities
throughout the area for each proposed scenario, consistent with densities achieved with similar
land use types elsewhere in the Des Moines Metro Area.
Redevelopment of the study area to the proposed land use scenario creates a more than ten-fold
increase in taxable value of real property, resulting in an increase of approximately $860,000,000.
Southeast Connector Land Use Planning
Land Use Concept : RECOMMENDED PLAN
rev 6-4-08
Exist/value/ac
STACKED FLATS
Assume 24 DU / Acre
A
Assume Land value of $6000 / unit
B
Assume Unit size average of 1200 sf / unit
C
Assume Building cost of $175 / square feet

24.00
24.00
28,800.00

$6,000.00
1,200.00
$175.00

TOWNHOMES
Assume 8 DU / acre
A
Assume Land value of $12,000 / unit
B
Assume Unit size average of 1600 sf / unit
C
Assume House cost of $100 / sf

6.00
8.00
12,800.00

$12,000.00
1,600.00
$100.00

FLEX SPACE (similar to Riverpoint)
Assume FAR @ .20
A
Assume Land value of $3.00 / sf
B
Assume 8712 sf / acre @far .20
C
Assume building cost of $80.00 / sf

3.00
0.20
8,712.00

$43,560.00
43,560.00
$80.00

$130,680.00

COMMERCIAL
Assume far of .25
A
Assume Land value of $6.00 / sf
B
Assume 10, 890 sf @ far .25
C
Assume building cost of $75.00 sf

6.00
0.25
10,890.00

$43,560.00
43,560.00
$75.00

$261,360.00

MIXED USE
Assume far of .30
A
Assume Land value of $6.00 / sf
B
Assume 10, 890 sf @ far .25
C
Assume building cost of $75.00 sf

6.00
0.30
13,068.00

$43,560.00
43,560.00
$75.00

LIGHT INDUSTRIAL
Assume far of .50
A
Assume Land value of $2.00 / sf
B
Assume 22,000 sf / acre @far .30
C
Assume building cost of $50.00 sf

2.00
0.30
13,068.00

$43,560.00
43,560.00
$50.00

GENERAL INDUSTRIAL
Assume far of .30
A
Assume Land value of $2.00 / sf
B
Assume 22,000 sf / acre @far .50
C
Assume building cost of $50.00 sf

2.00
0.30
13,068.00

$43,560.00
43,560.00
$50.00

EXISTING SINGLE FAMILY
Assume existing value

Existing Value

Improved Plan
Value / Acre

Acres

Projected Value

$284,798.39

$17,657,500.00 $

5,184,000.00

62

$

321,408,000.00

$113,676.00

$3,751,308.00 $

1,352,000.00

33

$

44,616,000.00

$82,851.33

$14,913,240.00 $

827,640.00

180

$

148,975,200.00

$39,156.35

$2,466,850.00 $

1,078,110.00

63

$

67,920,930.00

$27,672.58

$2,462,860.00 $

1,241,460.00

89

$

110,489,940.00

$117,952.39

$21,703,240.00 $

740,520.00

184

$

136,255,680.00

$29,767.11

$4,435,300.00 $

740,520.00

149

$

110,337,480.00

103

$

13,937,770.00

Delta

$
$

940,003,230.00
860,003,230.00
1175%

$144,000.00
$5,040,000.00
$5,184,000.00

$72,000.00
$1,280,000.00
$1,352,000.00

$696,960.00
$827,640.00

$816,750.00
$1,078,110.00

$261,360.00
$980,100.00
$1,241,460.00

$87,120.00
$653,400.00
$740,520.00

$87,120.00
$653,400.00
$740,520.00
$135,318.16

(rounded)
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$13,937,770.00

$80,000,000.00

TOTAL

Southeast Connector
Land Use Planning and Development Study
Final June 2008

CONCEPT PLANNING SUMMARY COMMENTS
•

The Southeast Connector offers the opportunity to create a new entrance to down town
Des Moines.
• The new roadway also creates many opportunities to up grade the adjacent land uses to
(1) create higher land uses for the corridor, (2) create a more appealing entrance to the
city from the east.
• Crossing the river opens up opportunities for a change from a more industrial fabric to a
more diverse fabric including housing, offices, flex space and commercial uses in areas
west of East 14th Street..
• The recommended land use plan embraces the Dean’s Lake drainage way and utilizes it
as a recreational and environmental asset to the surrounding land uses.
• The recommended land use plan recommends keeping a green median separating the
northbound and southbound lanes of SE 14th Street, with commercial uses on either side.
• The recommended land use plan increases the future taxable value of real property in the
study area by a significant amount (approximately $860 million)
• The recommended land use plan includes extension of the bike ways and potential for
expanding city park lands, both of which will add value to the area.
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PUBLIC PRESENTATION and REVIEW
Two proposed land use concepts were presented to the public as part of an SEC public meeting
held on July 11, 2007. The two concepts generally corresponded to the recommended land use
plan presented in this report, and the alternative land use plan, which is included for reference in
the Appendix to this report, differing only in how the Chesterfield neighborhood is shown in the
future. The meeting was advertised in advance, and notifications wee sent directly to community
members who were already involved with the project. Approximately 100 local residents and
property owners attended the meeting. Among other topics for the Southeast Connector project,
the public was invited to review displays depicting the process and findings for this study, and to
visit with members of the consultant team.
Public comments focused on the timeline for construction of improvements, and for purchasing
affected property. Comments about the proposed land use were general in nature. Few attendees
offered verbal comment one way or another about the difference between the two options
presented. Of several written comments received, one voiced strong opposition to locating the
SEC Street through the Chesterfield neighborhood, based on a strong desire to maintain that
residential neighborhood. FIGURES 7 and 8 show the illustrations used for the public
presentation.
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FIGURE 7 PLANNING PROCESS
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FIGURE 8 PROPOSED DEVELOPMENT CONCEPTS as PRESENTED FOR PUBLIC COMMENT
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TRAVEL DEMAND ESTIMATES
Proposed development concepts developed through this planning process were also used in
support of the transportation planning and traffic analysis for the project. The proposed land uses
and densities were used to estimate trips generated within the project study area. These estimates
were then assimilated into existing traffic projections established in the City’s long-range
transportation plan through the Metropolitan Planning Organization (MPO). New traffic volumes
forecasted from this study were then modeled as a full build-out scenario for the transportation
network, indicating capacity needed when the area is fully developed. Based on this data, the
Southeast Connector will be built with interim construction sufficient to accommodate the MPO
2030 forecasts, but right-of-way and other permanent features of the roadway will be developed to
accommodate the full build-out travel demand. Additional information on this transportation
planning process is available in a separate Traffic Analysis report for this project.
IMPLEMENTATION
This study provides information needed for the environmental analysis, planning, design, and
construction of the Southeast Connector urban arterial project. For the purposes of supporting
those efforts, the recommended land use concept developed in this process provides adequate
guidance. These efforts are underway based on this information. They do not critically depend on
minor elements of the plans, but do depend on the larger themes of density, access needs, timing,
and ultimate desire for highest and best use of available land. Minor adjustments to the details of
land use types can be made without significantly affecting the arterial street design efforts.
This study is also intended to provide guidance and support to the City of Des Moines Planning
and Zoning Commission, City Council, and planning and development staff. It is expected that if
desired, this study may serve as a supplement to the adopted land use plan for this portion of the
city. Provisions of this plan may also support decision-making on individual land use requests in
the study area, and may be incorporated into one or more zoning amendments. To the extent any
of these actions are contemplated, formal action on the part of the Planning and Zoning
Commission and the City Council would be expected.
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APPENDIX
 Meeting Minutes – May 12, 2005 Kick-off meeting
 Meeting Minutes – June 15, 2005 City Staff meeting
 Meeting Minutes – April 27, 2006 Professional Developers meeting
 FIGURE 9 – Alternative Land Use Plan
 Valuation Summary – Alternative Land Use Plan
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MEETING DOCUMENTATION
KMA will rely on these notes to represent the interpretation of the items discussed and the resolutions thereof during
the meeting unless written notice to the contrary is received by the author within seven calendar days of the issuance
of these notes.

PROJECT: Southeast Connector Land Use Plan

MEETING DATE: May 12, 2005

MEETING LOCATION: City Hall

ENGINEER: Shawn Foutch

SUBJECT:

KM PROJECT NO.: 0503605

Kick-off / Project Planning

PRESENT:
Rick Clark
Jeb Brewer
Pam Cooksey
Elly Walkowiak
Larry Hulse
Mike Ludwig
Rich Gardiner
Gary Lozano
Pat Dunn
Shawn Foutch
Gabe Nelson

Deputy City Manager
City Engineer
Deputy City Engineer
Economic Development Coordinator
Community Development Director
Planning and Urban Design
RDG
RDG
RDG
KM
KM

283-4141
283-4920
283-4747
237-1351
283-4010
283-4810
288-3141
288-3141
288-3141
270-0848
270-0848

DISCUSSION:
Presented overview of intended land use planning process for the Southeast Connector, from SW 2nd Street to SE
30th Street. Goal is to identify desirable land uses to be expected and promoted in order to revitalize the corridor
and achieve a highest and best use scenario for the project area. Product is to be a definable plan for land uses
that can guide and support future comprehensive plan changes (similar to the Agrimergent Technologies Park
planning study). Related benefits of the study will be data to support access, alignment, and traffic design in the
roadway engineering phases of work.
Key Land Use Issues (discussed by group)
•

Planning Commission feels that the city has too much M-2, scaling back more areas to M-1, including
some in this project corridor. 3rd reading on current changes is scheduled for June 20th

•

Likely will be phasing out some of the General Industrial uses, trending more toward support commercial.

•

Want viable, existing businesses already in this corridor, to remain in the city.

•

C3B district for the Riverpoint area is being drafted now, and may be applicable here.

•

Capital Dominance Overlay district extends to the SEC centerline. 55’ height limitations.

•

Discussed benefits of planning support commercial both north and south of the proposed centerline.
Sheet 1 of 3
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•

Elements of the “Vision” for the area may include high-density housing, support commercial, lower
density housing, office uses, and other west of SE 14th, transitioning to more industrial uses to the east.
Uses for SE 14th Corridor? – strip commercial, greenspace, other?

•

Plan corridor protection through industrial areas – setbacks, screening, landscaping, berming, etc.

•

Plans already call for a recreational node at SEC on the east bank of the river.

•

CDB intensities should be expected to extend down through the Mid-American and Public Works
properties.

•

Want to really promote agricultural industries from Agrimergent to SE 14th, which balances with
insurance, finance, and real estate businesses elsewhere in the city.

•

Consultant team should coordinate with IDED.

•

Need to verify intent of rail companies operating spurs in the area.

•

The SE 14th corridor feeds directly up to the capital complex – consider viewsheds, landuses, etc.

•

Discussed environmental compatibility of various uses with the river corridor.

•

Should we create destination points?

•

We should embrace diversity.

•

Team should “Think Big”

Public Involvement Plan
•

Consultant team will develop preliminary concepts to “prime the pump” with selected stakeholders and
developers.

•

Consultant team will coordinate directly with Public Works and Parks leadership to discuss preliminary
concepts, identify issues, and comment on impacts to/from other plans underway or being considered.

•

1st level public involvement may include:
o Hubble
o Knapp
o Berguson
o Capital Planning Group / General Services
o Councilman Brooks
o Others?

•

2nd Level public involvement may include:
o Downtown Association
Sheet 2 of 3
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o
o
o
o
o
o

Landowners / Business Owners
Neighborhood Leaders
The Des Moines Partnership
Choose Des Moines Communities
Principal Financial
Others?

•

3rd Level Public Check-in to present concepts, obtain feedback, and refine prior to draft report.

•

Consultant team will check in with steering committee and Councilman Brooks before proceeding with
public involvement.

Authored By:
Distribution To:

Shawn Foutch
All Attendees, File
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MEETING DOCUMENTATION
KMA will rely on these notes to represent the interpretation of the items discussed and the resolutions thereof during
the meeting unless written notice to the contrary is received by the author within seven calendar days of the issuance
of these notes.

PROJECT: Southeast Connector Land Use Plan

MEETING DATE: June 15, 2005

MEETING LOCATION: RDG

ENGINEER: Shawn Foutch

SUBJECT:

KM PROJECT NO.: 0503605

Planning Team

PRESENT:
Bill Stowe
Don Tripp
Don McLaughlin
Andrew Hennesy
Rich Gardner
Shawn Foutch

DSM Director of Public Works
DSM Parks and Recreation Director
DSM Development Manager
DSM City Property Administrator
RDG
KM

283-4276
237-1403
263-8709
283-4537
288-3141
270-0848

wgstowe@dmgov.org
dmtripp@dmgov.org

rgardner@rdgusa.com
sfoutch@kirkham.com

The purpose of this meeting was to describe the SEC land use planning project for the benefit of city staff present,
present preliminary concepts for redevelopment of the corridor, and discuss options, opportunities, constraints and
other issues related to city property and other initiatives in the area.
DISCUSSION:
Treatment Plant property is currently being transferred to WRA ownership, extending west to SE22nd.
The city owns a lot of property on the south side of the Des Moines River, beyond that which is shown. The
Case’s Lake soccer field complex is a significant focal point for recreational trails in the area. (More of this
information will be shown on maps for planning purposes on this project.)
The city is focusing on developing a trail along the southerly edge of the Des Moines River, because of the
amount of property owned and being developed by the city for recreational purposes along that route.
A 10-12’ bike trail similar to that constructed on MLK along the southerly side of the street would be a desirable
addition to the city’s planned trail system in this area.
The new trail system should connect to the 4-mile trail. The overall system along SEC and the Des Moines River
should be designed to provide one or more loops.
Parks and Rec provided a map of existing, planned, and potential trails along the SEC corridor. The consultant
team will also need to obtain a copy of the adopted trails plan per the MPO. (Shawn and Don McLaughlin will
coordinate to complete this item.)
Addition of the bike/ped trail along the SEC corridor may cause Parks and Rec to re-evaluate some details of their
trail connection plans through the corridor, particularly from SE 6th to Dean’s lake. At this point the planned trail
H:\0503605 SEC LAND USE PLAN\MTGS\050615 PARKS AND PWD MEETING MINUTES.DOC
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through the corridor appears to be fairly complimentary with city plans.
Open space at the easterly edge of the SEC Des Moines River crossing is an assumed component of Riverwalk
master plan. A “high adventure recreation space” is being considered for the area. The city also needs to find a
home for a 5 acre skatepark, which might be a good fit in this location.
The railroad bridge SE of Scott may be a good candidate for a trail crossing, providing a close-in loop with the
SEC trails and those south of the river. This may also be a good place to develop organized fishing access, for
which demand is noted.
Public Works acknowledges the likelihood that moving their downtown facilities makes sense as the SEC corridor
redevelops. This, combined with probable impacts to the SE 22nd Street facilities suggests that the city needs to
plan where and how to redevelop Public Works and Parks and Recreation facilities. Timelines for construction of
the SEC corridor suggest a 7-10 year timeframe for relocating facilities.
Preliminary land use concepts including green space along the river, and along the Dean’s Lake corridor were
discussed, acknowledged to be good options for discussion.
Parks and Rec’s plans to develop facilities at 25th and Maury were discussed, and determined to be compatible
with preliminary land use concepts for the corridor.
KM will contact Property Services to obtain additional coverages for USACE/city lease ownerships along the Des
Moines River.
City staff attending the meeting were provided with some copies of land use planning maps being developed in
this project.
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MEETING DOCUMENTATION
KMA will rely on these notes to represent the interpretation of the items discussed and the resolutions thereof during
the meeting unless written notice to the contrary is received by the author within seven calendar days of the issuance
of these notes.

PROJECT: Southeast Connector Land Use Plan

MEETING DATE: April 27, 2006

MEETING LOCATION: RDG

ENGINEER: Shawn Foutch

SUBJECT:

KM PROJECT NO.: 0503605

Professional Developers Review

PRESENT:
Steve Coleman
Scott Cahill
John C. Burgeson
Dan Dutcher
Tim Leach

Mid-America Group
Principal Financial Group
Iowa State Bank
Hubble Realty
Downtown Community Alliance

scoleman@midamericagroup.com
cahill.scott@principal.com
jcburgeson@iowastatebank.com
Dan.ditcher@hubbellrealty.com
tleach@knowdowntown.com

Larry Hulse
Michael Ludwig
Gary Fox
Jeb Brewer

City Planning
City Planning
City Engineering / Traffic
City Engineering

ldhulse@dmgov.org
mgludwig@dmgov.org
glfox@dmgov.org
jebrewer@dmgov.org

Pat Dunn
Rich Gardner
Gary Lozano
Shawn Foutch

RDG Planning and Design
RDG Planning and Design
RDG Planning and Design
Kirkham Michael

rgardner@rdgusa.com
sfoutch@kirkham.com

The purpose of this meeting was to consider land use development scenarios for the Southeast Connector (SEC)
project area, and make recommendations for scenarios to carry forward to public discussion and eventual
implementation. Meeting participants were provided with proposed land use concepts developed by the project
team in advance, and asked to add their own thoughts, identify issues, and be prepared to recommend revisions or
alternatives to those proposed based on their own professional experience and understanding.
DISCUSSION NOTES:
The Southeast Bottoms and Capital Hill South areas were prone to flooding prior to the levee construction. The
city administered a program for reinvestment in this area in the 1980s. Theses neighborhood have significant
ethnic population.
Existing uses from SE 14th to Dean’s Lake are largely industrial.
The Chesterfield residential neighborhood is located east of Dean’s Lake (also sometimes referred to as the
Southeast Neighborhood).
Both the Southeast Bottoms / Capital Hill South neighborhood and the Chesterfield neighborhood are declining.
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Neither neighborhood association is as active now as they were in the past.
The Capital Dominance Overlay District imposes a 75-foot maximum height for mixed use and 55-foot maximum
height restriction for commercial land uses. This applies as far south as the SEC corridor, from the River to the
SE 14th corridor.
Stacked flats shown along the SEC at the Des Moines River would provide great views of downtown.
Adventure recreation development (as part of the Riverwalk package of recommended improvements) are starting
to proceed, and will be located somewhere in the westerly end of the SEC corridor.
Encourage development of a larger recreation area on the east bank of the river in the project area. Development
is to include the high adventure recreation area, a possible aquatics facility, and an outdoor ampitheater.
The City has recently invested around $1 million into Crivero Park. It’s a nice park. Maybe put housing around
it, to take advantage of the space. Maybe consider narrow streets with buildings tight to the street – would be
good for this neighborhood (compare to Baldewin park in Orlando).
Support proposed development of townhomes. Extensive flex space along the corridor may create too much
separation between residential areas south of the SEC corridor, and the CDB and commercial developments to the
north. Would need to have strong streetscape elements across the SEC corridor from SE 2nd through SE 6th to get
pedestrians across the SEC corridor. SE 6th Avenue should be a mixed use corridor.
Develop SE 6th as a key street, providing connections from this neighborhood up to East Village. Provide good
sidewalk connections, lighting, streetscape elements.
Keys to development of housing include links to the Riverwalk and Meredith Trail.
Consider whether or not development of flex space north of SEC would compete with the East Village. This area
might be used for more office campus space – a product that the city needs more of – there is a market for this.
Consider how flex space could eventually become 2-story office space. Good, bad, other??
Support lots of residential development west of SE 14th. Offers great interaction with greenspace, the river, and
access to downtown attractions. Not sure if flex is as valuable in this area. Demand for offices in this area would
be low-rise, and cheaper than CBD office space.
SE 6th and SE 7th may be developed as a one-way couplet, since SE 6th doesn’t have enough room for turn lanes in
areas to the north. Consider how this affects design and land uses.
The SEC has to function for its primary role as an arterial. Maybe we don’t want all the density loaded directly
on this street.
Develop commercial nodes at intersections.
Can commercial uses be developed in a viable way, in between SE 14th and SE 15th?
East of SE 15th, put flex space along the corridor, with LI behind it. Put flex space along Dean’s lake on both
sides to leverage the green space.
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The City has downzoned maybe as much as 60% of old M-2 to M-1. Either of these uses within 200 feet of major
transportation corridors have to meet C-2 standards for landscaping.
Office-intensive scenarios might offer more office space than the market needs.
Consider whether or not MTA wants to develop SEC as a rapid transit corridor. Consider densifying around
proposed transit nodes.
Take advantage of rail access for industrial users. Keep industrial uses away from the SE 14th / SE 15th corridor.
Development will more than likely come from the ends of the corridor, toward the middle later.
This plan could be used as an amendment to the land use plan. Through P&Z, this would also guide land use
decisions as they come along.
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FIGURE 9 - ALTERNATIVE PLAN

Southeast Connector Land Use Planning
Land Use Concept : ALTERNATIVE PLAN
rev 6-4-08
Exist/value/ac
STACKED FLATS
Assume 24 DU / Acre
A
Assume Land value of $6000 / unit
B
Assume Unit size average of 1200 sf / unit
C Assume Building cost of $175 / square feet

24.00
24.00
28,800.00

$6,000.00
1,200.00
$175.00

TOWNHOMES
Assume 8 DU / acre
A
Assume Land value of $12,000 / unit
B
Assume Unit size average of 1600 sf / unit
C Assume House cost of $100 / sf

6.00
8.00
12,800.00

$12,000.00
1,600.00
$100.00

FLEX SPACE (similar to riverpoint)
Assume FAR @ .20
A
Assume Land value of $3.00 / sf
B
Assume 8712 sf / acre @far .20
C Assume building cost of $80.00 / sf

3.00
0.20
8,712.00

$43,560.00
43,560.00
$80.00

COMMERCIAL
Assume far of .25
A
Assume Land value of $6.00 / sf
B
Assume 10, 890 sf @ far .25
C Assume building cost of $75.00 sf

6.00
0.25
10,890.00

$43,560.00
43,560.00
$75.00

MIXED USE
Assume far of .30
A
Assume Land value of $6.00 / sf
B
Assume 10, 890 sf @ far .25
C Assume building cost of $75.00 sf

6.00
0.30
13,068.00

$43,560.00
43,560.00
$75.00

LIGHT INDUSTRIAL
Assume far of .50
A
Assume Land value of $2.00 / sf
B
Assume 22,000 sf / acre @far .30
C Assume building cost of $50.00 sf

2.00
0.30
13,068.00

$43,560.00
43,560.00
$50.00

GENERAL INDUSTRIAL
Assume far of .50
A
Assume Land value of $2.00 / sf
B
Assume 22,000 sf / acre @far .30
C Assume building cost of $50.00 sf

2.00
0.30
13,068.00

$43,560.00
43,560.00
$50.00

Existing Value

Improved Plan
Value / Acre

Acres

Projected Value

$284,791.94

$17,657,100.00 $

5,184,000.00

62

$

321,408,000.00

$210,128.48

$6,934,240.00 $

1,352,000.00

33

$

44,616,000.00

$26,075.16

$7,979,000.00 $

827,640.00

306

$

253,257,840.00

$41,811.02

$2,466,850.00 $

1,078,110.00

59

$

63,608,490.00

$27,672.58

$2,462,860.00 $

1,241,460.00

89

$

110,489,940.00

$73,321.76

$21,703,240.00 $

740,520.00

296

$

219,193,920.00

N/A

$19,573,870.00 $

740,520.00

0

$

Delta

$
$

$144,000.00
$5,040,000.00
$5,184,000.00

$72,000.00
$1,280,000.00
$1,352,000.00

$130,680.00
$696,960.00
$827,640.00

$261,360.00
$816,750.00
$1,078,110.00

$261,360.00
$980,100.00
$1,241,460.00

$87,120.00
$653,400.00
$740,520.00
-

$87,120.00
$653,400.00
$740,520.00
(rounded)

$80,000,000.00

TOTAL

1,012,574,190.00
932,574,190.00
1266%

