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SECTION |
INTRODUCTION

Background

Research parks began to emerge in the early 1950s at Stanford and in the Raleigh-
Durham area of North Carolina. These events occurred as universities and industries
began to once again see the need to cooperatively conduct research, thus fostering
innovation and facilitating the transfer of technology from the university to the private
sector. More recently the greater emphasis on technological innovation in the Ameri-

can economy has created a strong link to the university system as a source of new
ideas for industry.

Technology Transfer in lowa

The lowa High Technology Council was charged with the responsibility of encourag-
ing the development of high-tech industries and research. In 1985 the lowa High
Technology Council commissioned a study to investigate how the 3 state-supported
universities could develop research centers at or near each of their respective cam-
puses. That study found that a number of benefits could accrue to each of the
universities and to the entire state. These benefits include:

® Provision of a site which facilitates university/corporation joint research.

® Enhancement of the university mission of teaching and research.

® Creation of new jobs.

® Expansion ofthe applied research capability oftechnology-driven corporations.

® Provision of shared-time jobs and research consulting opportunities for gradu-
ate students and university faculty and staff.

e Creation of a supply of new engineers, scientists, and technicians for new
high-technology industries which will help retain lowa-trained graduates in the
state.

e Expansion of the local tax base.
® Enhancement of university impact on the state’s economic development.

lowa State University has fully endorsed the lowa technology partnership concept
and is rapidly moving toward development of a research park abutting its campus.
Areas of excellence such as nondestructive evaluation, microelectronics, advanced
materials, plant biotechnology, animal biotechnology, the engineering disciplines,
and basic sciences have been identified. Research in these areas will attract scientists
and skilled people of the highest level in both academia and industry.

Project Components

This report includes a resource inventory and analysis, a review of land use and
zoning, a discussion of the research park concept, and a plan to guide orderly park
development.

The plan includes the basic vehicular and pedestrian circulation systems, site drain-
age, utilities; and overall landscaping. Included with the plan are phasing requirements.



SECTION I
MASTER PLAN

General
The Research Park site is a 190-acre area at the south edge of Ames The s:te |s
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Basic utilities serve the northwest portion of the park and can be easily extended to
serve the entire site.

Development concepts and the Master Plan have been based, in large part, on the
site’s resources which are discussed in Section Ill.

Development Concept
The overall concept for the Research Park is to develop an attractive, parklike setting
for corporate research and development facilities. The park will have extensive open
space, visual features, pedestrian and bicycle paths, and recreation facilities. The
park will be developed with consideration given to the natural resources of the area
and will be in harmony with existing transportation and utility systems.

Adjacent facilities, notably Gateway Center Inn with its conference facilities, fine
restaurant, and outstanding lodging accommodations and Ames Municipal Airport,
are considered essential elements of the overall park setting. The nearby lowa State
Center provides expanded conference and cultural facilities. The Scheman Continu-
ing Education Building offers 19 conference meeting rooms, a 440-seat auditorium,
an extensive media center, and complete food service. The 2,749-seat Stevens Audito-
rium offers a vast array of concerts, plays, and other productions. Concerts, conven-
tions, and athletic events are held in the 15,000-seat Hilton Coliseum. The Fisher
Theater and the Brunnier Gallery and Museum are integral parts of the lowa State
Center.

A 9-acre commercial developmentis proposed across from the park entrance to offer
ancillary services to park tenants.

All land, with the exception of the road right-of-way, will be owned by the lowa State
University Research Park Corporation. Land will be leased to tenants for negotiable
long periods. Thisland, improvements to the land (buildings), and equipment (subject
to prevailing state laws) will be subject to local property taxes.



Development Plan
The basic road network of the Research Park mvolves relocation of existing Alrport
Road to connect to Oakwood Road on the ;
west. The new Airport Road will be a divided
4-lane facility with berms and landscaping on
each side and in the median. The road is
designed to provide a highly aesthetic access
to the park without sacrificing road utility,
low road vibration levels, and sight barriers.
The travelled way will be depressed slightly to gain more visual separation between
general travel along Airport Road and the building sites in the Research Park.

PARK ENTRANCE — AIRPORT ROAD

Loop roads provide access to sites. No building frontage is afforded along Airport
Road. The loop roads will be landscaped as an integral part of

site landscaping. The north loop road is designed to carry the
traffic anticipated at full buildout of Phase | development. The ~___|
road is also designed to provide as vibrationless environmentas "~

possible. All utilities are in the right-of-way along the north loop
road or along Elwood Drive and ready to be extended by site
developers. Provision will be made for future extension to
development along the south loop road.

All services will be underground, appropriately sized to meet
demands at planned buildout.

Three stormwater retention areas will be created as part of the
overall stormwater management plan. Two ofthe areas will be designed with perman-
ent pools and one will be a dry bottom pond. The ponds, one 3 acres in size and the



other 4 acres, will also be developed as major visual features of the park and will be
landscaped and developed as recreation areas.

Each of the individual site improvements will be accessed from the loop roads. All
features of the site improvements including buildings, roads, and parking lots will be
designed with consideration given to overall aesthetics of the Research Park, and will
conform to the Research Park covenants found in Section IV of this Master Plan.

CONCEPTUAL RESEARCH FACILITY

Various amenities will be incorporated to serve the employees of the Research Park.
These include paths which will connect to
the overall Ames pathway system, access to
the ponds, planned sports and recreational
facilities, and sitting and/or picnic areas
along the southern drainageway. Indoor rec-
reation facilities and a day care center may
be located in the park in the future.

Landscaping will be developed throughout
the park to create a unique setting. All roads
will be landscaped to add visual interest and
will fully consider safety aspects. Each deve-
loped site will be landscaped to achieve
screening, visual enhancement, and coordi-
nation with other facilities in the park. (See
Section IV, Covenants.)
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Utility Plan

The utility plan shown on pages 6 and 7 expands the existing system and provides
adequate capacity to serve the proposed development. All on-site stormwater is
conveyed by a combination of surface and subsurface drainage facilities to two wet
bottom retention ponds and one dry bottom pond. Pond discharge meets city
requirements.

Sanitary sewer lines (8 inches and 12 inches in diameter) are located to serve all
developable property and will discharge into the Ames system through existing sewer
lines or a proposed trunk along the southern drainageway. Much of Phase | develop-
ment will be served by existing sanitary sewers. The existing sewers range from 9 feet
to 12-1/2 feet deep and will easily accommodate any potential development.

Water lines will connect to existing service and will provide adequate water to serve
the site for both potable and fire needs. The proposed 8-inch and 12-inch system is
designed as aloop system to ensure reliable water supplies. Water pressure will be 72
pounds per square inch.



Water, Sanitary Sewer & Storm Sewer Plan
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Electrical & Communications Plan
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All proposed electrical service will be located underground. In addition, existing
above ground electrical lines will be buried. Required transformers, switchgear, and
other facilities will be pad-mounted and properly screened. A looped system will be
installed and dual feed from the Ames and lowa State University systems provided.

An extensive communications network using fiber optics and copper wire is proposed
for the site. This communications system includes telephone, information systems
network (data linkup), and a tie to WOI-TV for video “up-link” services through the
lowa State University system. The electrical and communications system will be
placed within separate duct systems with an appropriate separation.

Natural gas service will be extended from the existing 4-inch lines along Elwood Drive
and Airport Road. The system will be located to adequately serve all potentially
developable areas of the site.

Utility System Capacity

Water Loop system of 8” and
12” diameter lines con-
nected to 12” diameter
water main

12” diameter; 72 psi

Sanitary Sewer

Electrical

Communications

Storm Sewer

Natural Gas

System of 8” diameter
and 12” diameter lines
connected to Ames
municipal system

Buried loop system con-
nected to area power
grid; dual feed planned

Telephone, information
systems network,
and video “up-link”

On-site system drain-
ing to on-site retention
ponds

Direct connection to
existing gas lines and
loop system connected to
gas mains

8” diameter; 350 gpm
12” diameter; 750 gpm

13,800-volt, 3-phase
system

Adequate to support
park

System designed for 1-hour
storm, 5-year event; ponds

designed for 24-hour, 100-

year storm

4" diameter; 120 psi




Phasing
Overall Research Park development will occur in phases as the demand for land
warrants.

Phase |, 64 acres in size, will include relocating Airport Road to
a boulevard connecting Oakwood Road and Airport Road plus \W
construction of the north loop road. This will provide 46 acres

of developable land which can accommodate 500,000 square
feet of buildings. Employment could approach 2,000 persons. /
PHASE Il

Future development of 126 acres will include aloop road and all
necessary utilities to serve the southern portion of the Research
Park. This will allow an additional 115 acres of research park to
be developed which can accommodate 1,250,000 square feet of
buildings. Phase Il could add 4,200 employees to the park.




SECTION I
Existing Site Resources
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Soils have been analyzed for development suitability according to the “Soil Survey of
Story County, lowa,” USDA Soil Conservation Service.

The on-site soils are found within major soil series consisting of Clarion, Nicollet,
Webster, and Coland soils.

Clarion soils consist of well drained, moderately permeable soils on uplands. Soil
Conservation Service data indicate that this soil series presents few development
constraints. These soils encompass approximately 32 percent of the site.

Nicollet soils consist of somewhat poorly drained, moderately permeable soils on
uplands. These soils are low ridges and on plain to slightly concave side slopes. They
encompass approximately 34 percent of the site. Soil Conservation Service data
indicate that these soils have moderate development constraints primarily due to
wetness. This situation can readily be accommodated by adequate granular base
construction under floors, roads, and other construction elements.
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Webster and Coland soils are poorly drained, moderately permeable and can be found
in bottom lands or drainageways, in the case of Coland, or on uplands for Webster
soils. These soils are found on approximately 34 percent of the site. Both of these soils
series have been identified as having development constraints due to wetness. These
constraints can be overcome by common engineering practices which include ade-
quate granular base material, careful attention to site drainage, and underground
drainage systems.
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Topography
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The site can be characterized by flat to gently rolling topography that presents few
development constraints.

The majority of the site consists of slopes under 5 percent. Grading requirements for
construction in these areas will be minimal. Limited areas of 6 percent to 10 percent
slopes are found primarily in the southern portion of the site. These slopes are
considered developable, but will require careful building siting and design to take
advantage of the natural features.

The steepest slopes on the site are found along the major drainages. These slopes are
in excess of 10 percent and should be considered undevelopable.
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Drainage
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Drainage on the site generally flows from southwest to northeast.

Major off-site drainage enters the site along the west and south sides. An off-site area
of approximately 155 acres drains to the west side of the site and exits along the north
side ofalarge culvert under U.S. 30. Asecond drainage area of 380 acres drains to the
southwest corner of the site and flows along a major drainageway to the east to exit
onto airport property. An off-site area of 660 acres drains to the south boundary and
also flows into the major drainageway across the south portion of the site to the airport
property. On-site drainage flows into the major drainageways and into road ditches
along the east and north sides of the site. This drainage flows east from the site
approximately 1/2 mile to a large culvert under U.S. 30.

The major drainageways are an obstacle to development and construction within the
drainage limits should be avoided. On-site drainage poses no development con-
straints and can be accommodated by normal site grading.
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Vegetation
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The primary vegetation of the site is cultivated farm land with smaller areas of
permanent grass and scattered trees.

Some areas of trees are located along old fence rows and the railroad right-of-way.
Species here include wild cherry, mulberry, elm, and some scattered oak.

The major area oftrees is along the major drainageway in the southern part of the site.
Species here include oak, silver maple, and wild cherry. These species are generally
the largest trees on the site. This area presents the greatest opportunity for visual
amenities related to development. Other trees and shrubs are located at the scattered

dwellings and farmsteads. These have been planted by man and include a wide range
of species.
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Cultural Features
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The site is primarily agricultural land and has been impacted by other manmade uses
over the years. Roads have been developed along the east, west, and north sides.
Airport Road runs east-west across the site. Overhead electrical power lines are found

along each of the roads. An abandoned railroad right-of-way bisects the site from
southwest to northeast.

Dwellings, farmsteads, or other structures are located at the northwest corner and
along the east and south sides. Purchase and removal of these structures is a part of
the long-term park development plan. None of these structures has historical signifi-
cance. No known archaeological sites are located in the Research Park. An airport
clearance easement in the northeast corner of the site poses a major development
constraint. This easement prevents any manmade structures, trees, or shrubs from
being located within the easement area.
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Utilities
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Existing utilities are in place to serve the first phase of development. These utilities will
be expanded to serve the entire Research Park. (See pages 6 and 7 for park utility
plans.)

Twelve-inch water lines are found in Airport Road and Elwood Drive. The water main
network in this area is adequate to serve the proposed Research Park demand of
180,000 gallons per day (gpd). The required 2,500 gpm fire flow can also be met.

A 12-inch diameter sanitary sewer running along Airport Road is adequate to serve the
research park’s projected load of approximately 180,000 gpd. A proposed trunk sewer
in the south portion of the park will allow Phase |l development to be served without
any pumping stations.

Electrical distribution lines are located along Airport Road and Elwood Drive. A
substation is located on the north side of U.S. 30 approximately 700 feet from the site.
The capacity of these facilities will serve the estimated park load of 7,720 kW.

Natural gas lines are found along Elwood Drive and along Airport Road. Each of these
is a 4-inch, 120 psi line and will adequately serve the development.
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Transportation
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Minor Local Access

Major access is provided to the site by U.S. 30 and Elwood Drive. These streets provide
convenient access from Ames, lowa State University, and the surrounding area.

Secondary roads including Airport Road, South Riverside Drive, and Oakwood Road,
provide direct access from U.S. 69 and for local traffic. It is estimated that Airport Road
presently carries less then 2,000 vehicles per day.

In addition to these transportation routes, Ames Municipal Airport adjoins the site
immediately to the east and provides paved 3,500-foot and 4,600-foot runways for
convenient air transport. Within the next five years, the runways are scheduled to be
lengthened to 4,000 feet and 5,700 feet. Corporate aircraft are able to park next to the
property boundary of the Research Park.

Public transit provides service to the Gateway Center Inn immediately west of the
park.
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Land Use
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The illustration above shows existing land use on, and in the general vicinity of, the
Research Park. Most of the site is under agricultural cultivation with some commercial/
residential development in the northwest corner. Several residences are also located
on the east side of the site.

The City of Ames 1981 Land Use Policy Plan designates future land uses on the site as
industrial, industrial expansion, and commercial. The master plan proposals are in
accordance with the Land Use Policy Plan except for the western portion of the land

lying north of present Airport Road which is shown for commercial rather than

industrial use. 18




OLEAR ZON
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All land within Research Park is zoned. The P-C and P-I districts are intended to
promote planned quality commercial and industrial environments. The Ames Plan-
ning and Zoning Commission and the City Council participate in the review and
approval process for both planned districts.

Itshould be noted that a clear zone for the City’s northwest/southeast runway exists in
the northeast corner of the Research Park site. No structures can be built in the clear
zone and heights are limited between the end of the clear zone and Route 30 Bypass.

As of March 1987, the Ames zoning ordinance may limit building heights on the east
side of the park. Section 29.37 of the ordinance states that no building exceeding 2
stories or 30 feet shall be erected within 750 feet of any airport, landing field, or
landing strip. This heightis only 5 feet less than permitted by the park covenants (See
Section 1V). This restriction will not effect Phase | development.
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Annexation

CITY OF AMES

As of March 1, 1987, more than half the site was located outside the Ames city limits.
Concurrent with development of infrastructure, the City of Ames will undertake
voluntary annexation of the balance of the park.
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IOWA STATE UNIVERSITY RESEARCH PARK
RECOMMENDED

COVENANTS, CONDITIONS, AND RESTRICTIONS

Revised October 10, 1986



SUMMARY

The following summarizes the more important elements of the covenants,
conditions, and restrictions for the Research Park:

® All improvements must be approved by the Research Park Board of Direc-
tors and the City of Ames.

® Permitted uses include research facilities, prototype manufacturing or
assembly, assembly of high technology products related to on-site R&D,
pilot plants, incidental operations, support services, and recrea-
tional facilities. '

® Minimum lot size is two acres.

® Total floor area of all buildings on a lot must not exceed 257 of the
total lot area.

® The total impervious area of all buildings, parking, and driveways
must not exceed 507 of the total lot area.

® Minimum lot width is 200°'.

@ Setbacks for structures and paving is: front - 50'; side - 20';
rear - 30'.

® Building height is limited to three stores or 35'.

® FEach lot must be landscaped in accordance with an approved plan.

® Storm drainage from lots and buildings will be handled by the Research
Park's drainage system.

® GSigns will be closely controlled.

® All parking must be off-street and provided by the tenant using a
ratio of one passenger car space per 300 gross square feet of build-
ing.

® All outside storage must be approved by the Research Park Board of
Directors.

® TInnovative contemporary architectural designs which harmonize with the

environment and express individuality are encouraged.
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DECLARATION OF COVENANTS AND RESTRICTIONS
IOWA STATE UNIVERSITY RESEARCH PARK

ARTICLE I
PURPOSE AND APPLICATION

Section 1.10: Goal. The overall goal of the Iowa State University (ISU)
Research Park covenants and restrictions is to produce high quality and
aesthetically pleasing development that complements the site's natural re-
sources. The following covenants and restrictions will help to preserve and
enhance an environment in the completed park that is pleasing to occupants,
visitors, and neighbors. The covenants as presented herein shall be binding
on all lessees, tenants, and owners of buildings within the confines of the
ISU Research Park, hereafter referred to as the "Research Park"” or the "Park."
The legal description of the real estate included within the Research Park is
described in attached Exhibit "A" which is incorporated herein by this ref-

erence.

ARTICLE II
RESEARCH . PARK BOARD OF DIRECTORS

Section 2.10: Function. The function of the Research Park Board of
Directors (Board) is to exercise control over the development of the Research
Park in terms of its aesthetic qualities, tenant use within the confines of
the covenants, and to maintain the conceptual integrity of the Park. Its pur-—
pose is to review all site layout and architectural presentations and approve

or disapprove same.

Section 2.20: Board Membership. Members of the Board are appointed in

accordance with the Research Park Corporation By-Laws.

Section 2.30: Board Liability. Neither the Iowa State Board of Regents,

President of Iowa State University, Research Park Executive Director, Research
Park Board of Directors, nor any member, employee, or agent thereof shall be
liable to any owner or tenant or to anyone submitting plans for approval, or
to any other party by reason of mistake in judgment, negligence, or nonfeas-
ance, arising out of or in connection with the approval, disapproval, or
failure to approve any such plans or for any other action in connection with

its or their duties herein. Likewise, anyone so submitting plans to the Board
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for approval, by submitting such plans, and any person when he or she becomes
an owner or tenant, agrees that he, she, or it will not bring any action or
suit to recover any damages against the Board, or any member, employee, or

agent of said Board.

ARTICLE III
REVIEW AND APPROVAL PROCESS

Section 3.10: Required Plans. All plans, specifications, requests for

authority to remodel or alter, or otherwise change the leasehold must be sub-
mitted to the Board and the City of Ames for review and approval. No build-
ing, sign, landscaping, lighting, or other exterior improvements shall be
altered, placed, or erected on any building site without such prior approval
from the Board and the City of Ames.

Section 3.11: Inspection Access. The Park Director or designated

agent(s) shall have full access to the building and site during construction.

Section 3.20: Approval Process. Approvals shall be based upon, among

other things, conformity and harmony of external designs with neighboring
structures, effect of location and use of improvements on neighboring sites;
orientation of main elevation with respect to nearby streets; and conformity
of plans and specifications to the intent of these covenants. The Board shall
not arbitrarily or unreasonably withhold its action or decision of such plans
and specifications. Improvements or alterations to any site shall not be
commenced prior to compliance with the following 2-part review process.

Section 3.21: Concept Design Review. The objective is to ensure careful

site planning with regard to location and size of building, parking, open
space, and access. The concept design must be approved by the Board in writ-
ing prior to final design. Concept design shall include the following:

1. Site plan information such as utility locations and connections,
drainage, service areas, outdoor storage, trash receptacle, and
mechanical equipment. Other activity or equipment that would
alter the natural site must also be shown.

2. Building elevations, floor plans, and sections.

3. Building materials, parking, and open space.

4. Landscaping, signage, and lighting.

5. Construction staging.
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Section 3.22: Final Design Review. Submission to include, but not
limited to, the following:

1.

2.
3
4.

5.
6.
7.

9.
10.

11.
12.

13,

14.

A topographical and boundary map showing contour grades (with 1
intervals), the species, location, and size (measured 12" above
the ground of all existing trees greater than 6" caliper) and
the location of all improvements, such as signs, structures,
walks, patios, driveways, fences, and walls. Existing and
finished grades shall be shown at parcel corners and for pro-
posed improvements. Lot drainage provisions shall be included,
as well as cut and fill details, if any appreciable change in
contours is contemplated.

Exterior ele?ations, including areas to be screened.

Exterior materials, colors, textures, and shapes.

Landscaping plan, including proposed clearing, walkways, fences
walls, elevation changes, irrigation systems, vegetation, and
ground cover.

Parking area and driveway plan.

Screening, including size, location, and method.

Utility routing and connection points.

Exterior illumination, including location, manufacturer's
fixture number, and supporting photometric test data.

Fire protection system as required by all NFPA Codes.

Signs, including copy, size, shape, color, typeface, location,
illumination, and materials. Also, elevation and plan view
drawings indicating sign and relationship to all other visual
elements within 50' of the sign.

Trash container storage locations and related screening.
Proposed use of parcel of land and estimated building occupant
load.

Clearing plan and tree protection plan, plus measures for en—
vironmental protection during construction.

Drainage runoff quantities for 10-year frequency storm.

Section 3.23: A copy of all construction documents shall be filed with

the Park Director prior to commencing construction.

'

b
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Section 3.30: Submittal Requirements. Nine sets of all documents are to

be included in each submission for review. All buildings must be designed by
a registered architect and all landscape plans by a registered landscape arch-
itect. The architect(s) and registere