
CITY OF NORWALK 
REPORT TO THE NORWALK PLANNING COMMISSION 

 

REQUEST: To amend a proposed urban renewal plan for the Norwalk 
Urban Renewal Area, to subsequently create a Tax Increment 
Finance District for the purpose of rebating costs associated 
with the development back to the developer and for other 
infrastructure costs the City incurs in the area known as 
Market Place at Echo Valley. 
 

MEETING DATE: November 9, 2015 
 

STAFF CONTACT: Wade Wagoner, AICP 
Planning and Economic Development Director 
 

APPLICANT/ 
DEVELOPER: 

United Properties Investment Company, L.C. (UPI)    
(Michael Coppola and Scott McMurray)  
4521 Fleur Dr # C 
Des Moines, IA 50321 
 

GENERAL DESCRIPTION: The City Council has set November 19, 2015, as the date for a 
public hearing on a proposed urban renewal plan 
amendment for the Norwalk Urban Renewal Area, and this 
staff report is intended to explain the role of your commission 
in the urban renewal plan approval process. 
 
Section 403.5 of the Code of Iowa requires that, before it 
holds a public hearing on an urban renewal plan, a City 
Council must submit a copy of the proposed plan to the plan 
and zoning commission, “for review and recommendations as 
to its conformity with the general plan for the development” 
of the City.  The statute does not require that your Commission 
hold a hearing on the proposed plan, nor does it require that 
your Commission take any action to either approve or reject 
the proposed plan.  It directs that you review the plan and tell 
the City Council whether you believe the plan conforms to, or 
is consistent with, the City’s General or Comprehensive Plan.   
Here are the steps and the timeline for this Urban Renewal 
Plan amendment; we are dealing with STEP 3 and Step 4, as 
we’ve also invited the School and County to this meeting as a 
simultaneous consultation session. 
 

1. Write Urban Renewal plan with John Danos with Dorsey 
and Whitney. (October 2015) Get initial go ahead from 
council at October 15, 2015 meeting. 

2. Have Council review the plan and set a date of public 



hearing to enter into Urban Renewal Plan. (October 15, 
2015 meeting, set hearing date for November 19, 
2015).   

3. Invite the County and School district to a consultation 
session held roughly 2 weeks before hearing (2 weeks 
prior to November 19, 2015 City Council hearing). 

4. Prior to the council hearing have the Planning 
Commission review the Urban Renewal Plan 
amendment for consistency with the Comprehensive 
Plan (prior to November 19, 2015 council hearing). 

5. Hold hearing and adopt Urban Renewal Plan 
amendment and adopt TIF Ordinance (November 19, 
meeting). 

6. After Urban Renewal Area is amended and TIF 
ordinance (sets legal description of taxable property) 
adopted at the November 19, 2015 meeting, also set 
another hearing date for the TIF rebate agreement.  
(Council can set this hearing date on November 19, 
2015 for a December Council meeting). 

7. Have the hearing and approve TIF rebate agreement 
(December meeting). 

 
IMPACT ON 
NEIGHBORHOOD & 
SURROUNDING LAND 
USES: 

The proposed development Market Place at Echo Valley 
would have a positive impact on the surrounding area and 
the continued development of the City of Norwalk.  The 
development lies at the NE corner of Beardsley Street and 
Highway 28 within the heard of the City and makes efficient 
use of and extension of utilities.  The applicants description of 
the development is consistent with our Sub Area 1 planning 
and the expansion of our commercial services and tax base is 
exactly what the City of Norwalk is seeking.   
  

VEHICULAR & 
PEDESTRIAN TRAFFIC 
CONDITIONS: 

Masteller Road will be realigned to be more friendly to 
modern commercial lots, in accordance with our subdivision 
ordinance, sidewalks will serve the area. 
 

RELATIONSHIP TO 
RECREATIONAL TRAIL 
PLAN: 

Throughout the development process, City staff will endeavor 
to connect this area, via trails, to Elizabeth Holland Park 
immediately to the south and to the South and to our trail 
system on Beardsley Street which connects to Lakewood 
Elementary.  The system should also have continuity with the 
trails on Highway 28. 
 

ZONING HISTORY FOR 
SITE AND IMMEDIATE 
VICINITY: 

Existing Area:  A PUD containing C-1, and some straight zoned 
(non PUD) to the west of Masteller Road containing R-3 and 
C-O zoning.  The entire area will be placed into a new PUD 
North: R-1 (60) 



East: R-1 (80) within a PUD 
South:  Holland Farms PUD 
West: R-1 (60) 
 

DEVELOPMENT 
HISTORY: 

Mr. Coppola has removed a few older homes along existing 
Masteller Road.  Otherwise this area, with the exception of 
James Oil, has been largely undeveloped. 
 

BUFFERS/ SCREENING 
REQUIRED: 

While tweakable within a PUD, the starting point for buffers 
would be our soon to be adopted buffer yard table, which is 
a part of our ongoing zoning ordinance update. 
 

DRAINAGE: The property drains to the north and is not contemplated in 
the regional detention area just to the south.  On site 
detention will be required and designed during the site plan 
review phase. 

 
FLOODPLAIN 
INFORMATION: 

 
While there is a major drainage basin to the east.  FEMA does 
not designate this area or any portion of the site as flood 
plain.  
 

PUBLIC/OPEN 
SPACES/SCHOOLS: 

The development will have excellent, multimodal access to 
Elizabeth Holland Park to the south, and to Lakeview 
Elementary and to the west.  This development seeks provide 
destinations and a mix of uses that will create a vitality in the 
area and in the City of Norwalk.     
 

UTILITIES: WATER, 
SANITARY SEWER, 
STORM SEWER, ETC: 

All utilities serve the area and can be extended in a cost 
effective manner. 

RELATIONSHIP TO 
COMPREHENSIVE LAND 
USE PLAN: 

The Future Land Use Map designates this area as Sub Area 1.  
The developers have reviewed our Comprehensive Plan and 
they and staff feel this development is consistent with our 
goals of Sub Area 1.  The developers have indicated a 
willingness to participate in the planning process the City is 
undertaking with the MPO grant monies for Sub Area 1.  They 
have been sensitive to the City’s desires for this area and 
have expressed and shown willingness to participate in the 
planning process as Sub Area 1 continues to develop to the 
South and East.  This development fulfills all of the desires of 
the Comprehensive Plan. 
 

STAFF ANALYSIS –  
COMPREHENSIVE 
PLAN &ZONING 
ORDINANCE: 
 

The development is consistent with the Comprehensive Plan 
and Zoning Ordinance. 
 
 
 



STAFF ANALYSIS – 
SUBDIVISION 
ORDINANCE: 
 

When the property is sub divided, staff will report on the 
conformity with requirements of the sub division ordinances.   

STAFF 
RECOMMENDATION: 

The development would appear to have a positive impact 
on not only the immediate area by offering additional 
housing and commercial opportunities, but also the entire 
community as a whole, by expanding underserved 
commercial segments of the Norwalk market and by 
expanding the City’s commercial tax base. 
Staff finds that the request is consistent with the handling of 
other commercial developments within the City in the past 
decade. 
Staff finds that the request is in conformance with the Long 
Range Comprehensive Plan for the City of Norwalk. 
Staff further recommends that you authorize staff to change 
this line from “staff recommendation” to “Planning and 
Zoning Commission recommendation” keeping with the 
findings that the request conforms to the Long Range Land 
Use Plan, thereby fulfilling the Commission’s obligations to 
make a ruling one way or another under Section 403.5 of the 
Code of Iowa requirements.   

  
 



 

 

October 21, 2015 

TO:  Planning and Zoning Commission, City of Norwalk, IA   

FROM:  Wade R. Wagoner, AICP LEED GA, Planning & Economic Development Director 

RE:  Norwalk Urban Renewal Plan Amendment MEETING 5:45 Monday Nov. 19, 2015 

The City Council of the City of Norwalk is in the process of amending an urban renewal area related to 
the property known as the Market Place at Echo Valley, for the purpose of using tax increment 
revenues to reimburse a developer for costs related to installation of infrastructure and for future 
costs the City incurs in improving infrastructure in the area. 

The City Council has set November 19, 2015, at 6:00 p.m. as the date for a public hearing on a proposed 
amendment to the urban renewal plan for the Norwalk Urban Renewal Area to add the property legally 
described in the proposed amendment and to approve a new urban renewal project.  This memorandum 
is intended to explain the role of our commission in the urban renewal plan amendment process. 

 Section 403.5 of the Code of Iowa requires that, before it holds a public hearing on an urban 
renewal plan amendment, a City Council must submit a copy of the proposed plan to the planning and 
zoning commission, “for review and recommendations as to its conformity with the general plan for the 
development” of the City.  The statute does not require that our Commission hold a hearing on the 
proposed plan, nor does it require that our Commission take any action to either approve or reject the 
proposed plan.  It directs that our Commission review the plan and report to the City Council whether 
you believe the plan conforms to, or is consistent with, the City’s General or Comprehensive Plan.   

Please find attached the urban renewal plan amendment, legal description, and a staff report regarding 
the request.  While we are placing this item on our November 9, 2015 Planning Commission Agenda, you 
may submit additional comments to the City Council by noon on November 19, 2015. 

As always, Luke (515-981-9524) and I (515-981-9523) are available for questions at your convenience  

Respectfully submitted by, 

 

 
Wade R. Wagoner, AICP LEED GA 
Planning and Economic Development Director 
 
Enclosures 
 
cc:    Honorable Mayor Tom Phillips, City Council, & Planning & Zoning Commission 

Michael Coppola and Scott McMurray, Developer, 4521 Fleur Dr # C, Des Moines, IA 50321 
John Danos, Dorsey & Whitney LLP, 801 Grand, Suite 4100, Des Moines, IA 50309 
Jim Dougherty, City Attorney, 801 North Ave, Norwalk, IA 50211 
Marketa Oliver, City Manager 
Jodi Eddleman, City Clerk 
Luke Parris, City Planner 

   
 















URBAN RENEWAL INFRASTRUCTURE PROJECT 
Information Items 

1) What is the name of the project?          

2) What is the nature of the project? (Street resurfacing?, curb & gutter?, water lines?, sewer lines?, 
water improvements?, sidewalks?, lighting? Etc.) 
              
 
              
 
              

3) Who is the project engineer?        

4) Who will enter into the construction contract to have the project be built? 
______________________________________________________________________ 

5) When, approximately, will the project be constructed?       

6) Where is the project located (for example,: Main Street from its intersection with 1st Street to its 
intersection with 3rd Street)?  
______________________________________________________________________ 
 
              
 
              
 
              
 

7) Describe the functionality of the project (residential?, arterial fronted commercial?, industrial park?, 
new street? Etc.)   
______________________________________________________________________ 
 

8) Describe any private development that is happening in conjunction with the project (for 
example, a housing subdivision or a business facility will be developing.)   
_______________________________________________________________________________ 
 
              

              

9) What is the total cost estimate for the project, including engineering?     

10)   What is the maximum amount of TIF that is expected to be put toward the project? 
   _____________________________________________________________________ 
 

11)   How will the project be financed (internal advance?, loan/bonds?, negotiated agreement? etc.) 
  ______________________________________________________________________ 
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	6B URBAN RENEWAL INFRASTRUCTURE PROJECT WAGONER Coppola

	1 What is the name of the project: Market Place at Echo Valley
	water improvements sidewalks lighting Etc 1: Building of relocated Masteller Road and associated infrastructure such as curb and gutter, water lines, sewer lines, 
	water improvements sidewalks lighting Etc 2: gas lines, electric, sidewalks and bike trails, storm water management, relocation of high wind siren; associated 
	water improvements sidewalks lighting Etc 3: engineering and legal fees; relocation of the James Oil site; widening and other improvements along Beardsley Street
	3 Who is the project engineer: United Properties Investment Company, L.C. (UPI) will select engineer; reviewd by City's engineer V&K 
	4 Who will enter into the construction contract to have the project be built: United Properties Investment Company, L.C. (UPI) will select builder.
	5 When approximately will the project be constructed:    2016
	intersection with 3rd Street 1: 25 acres at the NE corner of Beardsley Street and Highway 28
	intersection with 3rd Street 2: 
	intersection with 3rd Street 3: 
	intersection with 3rd Street 4: 
	new street Etc: The project is a mixed use development with commercial and office space on the western portion along Highway 28.  There will be a residential component on the eastern portion of the project.  The City does not intend to capture TIF on the residential property.
	example a housing subdivision or a business facility will be developing 1: All of the property described in #7 is private.  The TIF is for the infrastructure.
	example a housing subdivision or a business facility will be developing 2: 
	Text1: 
	9 What is the total cost estimate for the project including engineering: 20 Million Dollars
	10 What is the maximum amount of TIF that is expected to be put toward the project: 1.5 million for Relocated Masteller.  Up to 6 million more for other public infrastructure debt in the vicinity.
	11 How will the project be financed internal advance loanbonds negotiated agreement etc: The developer will install the infrastructure and be paid a one time, up front payment upon acceptance of the infrastructure.  This is negotiated in the development agreement.


