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THE

CITY of PELLA

STAFF MEMO TO COUNCIL

ITEM NO: [-2

SUBJECT: Discussion regarding redevelopment of the Oskaloosa Street corridor
DATE: August 2, 2022
BACKGROUND:

The purpose of this Policy and Planning item is to discuss redevelopment of the Oskaloosa Street
corridor. As background, in 2018 Council approved an agreement with Snyder & Associates to develop
guidelines for this corridor, which Council ultimately approved on December 17, 2019. The project was
intended to identify needed commercial development within our community and formalize a strategy
for recruiting potential businesses. The geographical area of this corridor extends from the intersection
of Main Street and Oskaloosa Street to the intersection of Oskaloosa Street and 240t Avenue.

During this process, economic and demographic trend data was collected and analyzed to determine the
city’s ability to support additional retail, office, restaurant, and other commercial activity. Additionally,
properties in this corridor were reviewed and evaluated for redevelopment options. This analysis
provided insights into what types of new business may be appropriate for the area. The consultant also
performed a zoning review of the corridor.

Listed below are the key concepts of the development guidelines:

Key Principles: The plan focuses on the promotion of infill development to utilize existing
infrastructure.

Development Opportunities: The market analysis conducted indicated the community could
support additional entertainment and dining establishments. In addition, the analysis concluded
an office park located in the eastern half of the corridor could help facilitate relocation of
professional services located in the Central Business District.

Western Geographical Area of the Plan: Much of the redevelopment plan focuses on Oskaloosa
Street from the Oskaloosa/Main intersection to the intersection of Oskaloosa/Carson. In this area
the consultant recommends a separate branding campaign to promote shopping, dining, and
entertainment activities. To accomplish this goal, the consultant is recommending redevelopment
efforts focus on creation of a cohesive and walkable atmosphere.

Streetscape Master Plan: The development guidelines recommend a streetscape master plan be
developed for the corridor, specifically for the area on Oskaloosa Street from the intersection of
Main Street extending to Carson Street. A key component is developing a beautification plan for
the old power plant site.

Zoning Recommendations: The development guidelines recommend zoning amendments for
the segment of Oskaloosa Street between Main Street and Carson Street. Included in the
regulations are allowing brewpubs, microbreweries, and cocktail lounges to operate by right in
this area. Currently, these zoning uses require a special use permit. In addition, the consultant has
made other recommendations for limiting the allowable uses in this geographical area.

Economic Development Incentives: The plan recommends the use of tax increment financing
and other related economic development strategies to encourage commercial growth.
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Proposed Course of Action
Listed below is a proposed course of action for redevelopment of the Oskaloosa Street corridor:

Establish New Urban Renewal Plan

The Oskaloosa Street corridor was included in the Southgate Urban Renewal Plan (URP), which has
expired. In order to offer economic development incentives for businesses to relocate to the corridor,
the city will need to establish a new URP.

The proposed URP is included as a memo attachment and described below:
e The URP generally extends on Oskaloosa Street from Main/Oskaloosa to Oskaloosa/240th.
e The URP includes commercial property which abuts Oskaloosa Street as described above.
e The URP includes the Pella Corporation Campus.

The proposed principles and goals for the URP would be similar to those stated in the Oskaloosa Street
corridor study which was approved by Council in 2019.

Zoning Recommendations
The Oskaloosa Street Corridor Development Guidelines, which are included as a memo attachment,
contained zoning recommendations related to uses and setbacks. Staff suggests prioritizing these
recommendations and focusing on the following for all Community Commercial (CC) zoning districts:
1. Review allowing microbreweries, brewpubs, and cocktail lounges to operate in CC zoning
districts by right rather than by special use permit.
2. Consider discontinuing the ability of property owners to construct new single family and two
family residential uses in the CC zoning district.

Urban Revitalization Area
During this agenda item, staff anticipates discussing with Council potential new urban revitalization
areas north of Oskaloosa Street.

ATTACHMENTS: Proposed Urban Renewal Area Maps,
Oskaloosa Street Corridor Development Guidelines
REPORT PREPARED BY:  Planning and Zoning Department

REVIEWED BY: City Administrator, City Clerk
RECOMMENDATION: Seeking Council direction
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OSKALOQOSA STREET CORRIDOR
PELLA’s SOUTH-EAST GATEWAY

CONTEXT

The City’s Comprehensive Plan identifies the Oska-
loosa Street corridor; along with Washington Street
and Main Street corridors; as economic opportunity
areas for the City of Pella. Their vitality is import-
ant not only to the economy of Pella, but also to its
appearance, as these corridors provide the major
gateways for downtown visitors.

The 1.4 mile Oskaloosa Street corridor is anchored
on the west end by South Park and Pella Corpoora-
tion and located just two blocks from Central College.
The corridor is made up of a mixture of different
types of business and some residential properties.

A market analysis and development options report
was prepared in conjunction with developing these
guidelines. The report provides more details on
existing development opportunities and challenges.
The report can be found in the Appendix of these
Guidelines. Currently the corridor feels segment-

ed with a lack of unified character. The corridor is
dominated by unscreened parking areas, inadequate
landscaping, frequent curb cuts with unregulated
access points and inconsistent setbacks, site and
building design. The primary goal of these develop-
ment guidelines is to help guide future development
to meet the local community needs and goals.

OBJECTIVES

e Minimize the number of vehicular access points,
reducing pedestrian and vehicular conflicts.

e Identify appropriate and desired development
within the corridor.

e Use landscaping and building design to create a
high level of design aesthetic that promotes the
communities Dutch heritage.

e Minimize the negative visual impacts of parking,
building mehancial systems, storage and refuse
areas.

* Provide appropriate transitions to surrounding

residential areas. .
City of Pella, lowa
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OSKALOOSA STREET CORRIDOR STUDY AREA

Images Credit: Google Earth Streetview

Oskaloosa Street Corridor Development Guidelines 7
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PARK AND RECREATIONAL CONTEXT

The western half of the corridor is bound by South
Park on the west end and the Old Power Plant site to
the south. The trail along Main Street and prefered
bicycle routes along University Street and E. 1st
Street bring potential bicycle traffic into the area and
to the surrounding park sites. The Old Power Plant
site is designated for future open space and trails in
the 2014 Comprehensive Plan. Potential park uses
were discussed during the Development Guidelines
public input process.

A copy of feedback receieved can be found in the

Appendix. In summary, the following items were

given the most positive response:

* Multi-User trails (e.g. walking and biking)

» Trailhead parking

* Food truck lot

» Farmer’s market and/or community event space

* Native plantings and landscaping (e.g. prairie
area and vegetated archway over trail)

» Seating areas

» Infrastructure that encourages play for all ages

PARK SITE

8 City of Pella, lowa
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PELLA COMPREHENSIVE PLAN _ TRAIL AND BIKE ROUTE INFRASTRUCTURE

Recommendation: Re-use the Old Power Plant Site as a new, low-maintenance park.

Old Power Plant

The old power plant at Oskaloosa Street and E 1st

Street s slated to be torn down in 2014. This leaves a Oskaloosa St
prime site along the busy Oskaloosa corridor open for

a new use. However, due to the site conditions, it is

not recommended that this site be used for anything

high impact. The city plans to leave this site as open

space, and has a detailed plan for low-maintenance

landscaping in this area. This plan could be expanded

to include two other low-impact features, as shown in

the graphic at right and described below:

Clark St

+ Walking Trail Loop: A simple loop trail around the

perimeter of this site would provide a 0.2 mile

walking trail. This site is directly adjacent to Pella

Corporation and its more than 2,000 employees.

A walking trail could be a popular lunch-time

activity for employees. The city could work together

with Pella Corporation to create the trail, as a way

to promote the health and well-being of Pella

Corporation employees, in addition to providing an

amenity for the community at large.
Above: A proposed walking
trail would loop around the
perimeter of the site (shown
above in white).

« Land Art/Earthwork: Although the site is not well
suited for a traditional art installation, it could
incorporate artistic features into the space by
shaping the landscape. An example of this technique

is shown in the picture at right. Right: This photo shows

an example of an artistic
approach to shaping the
landscape. This piece, on
the University of Michigan
campus, is called “Wave
Field” by artist Maya Lin.
An earthwork/land art
installation could be a
low impact way to add
visual interest to the site.
Photo Source: University of
Michigan

74 PELLA COMPREHENSIVE PLAN

PELLA COMPREHENSIVE PLAN _ OLD POWER PLANT SITE

Oskaloosa Street Corridor Development Guidelines 9
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Related Plans |

This report is intended to compliment several existing
and related plans and reports adopted by the City of
Pella. Land use and site design are primarily reg-
ulated by the City’s Zoning Ordiance. The Zoning
Oridnance is the primary legal control dictating use
and design conformity. Additional related plans and
reports include:

e City of Pella’s 2014 Comprehensive Plan

e City of Pella’s Design Review District Design
Manual

e City of Pella’s Dutch Residential Design Manual

e City of Pella’s Overlay District Regulations

e City of Pella’s Design Review (DR) District Reg.

These guidelines reinforce the existing codes and
ordinances that help the community establish com-
munity goals set in place to create a cohesive and
livable environment.

CURRENT LAND USE

Oskaloosa Street from Main Street to 240th Place
and cross-streets near the east end of the

corridor (Cluster 5) contain the greatest mix of busi-
ness types of the areas studied. At the west

end there is heavy industry (Pella Corporation). Ma-
jor retailers (Hy-Vee, Theisens, Well Thrift

Shop, and Pella Motors) are located near the east
end of the corridor. Also near the east end of

the corridor are a number of motor vehicle parts busi-
nesses (O'Reilly Auto Parts, Carquest Auto

Parts, and Vander Beek Truck Accessories). The two
eating places in the corridor are franchises (Jimmy
Johns and McDonalds).

CURRENT ZONING

The current zoning is primarily 'CC' Community
Commercial. This zoning district accommodates a
wide variety of commercial uses, some with significat
traffic or visual effect. Districts may be oriented to
automotive services, rather than retail or entertain-
ment. May create land use conflicts or isolate uses.

10 City of Pella, lowa
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MAIN STREET TO CARSON STREET - CURRENT ZONING

CARSON STREET TO 240th PLACE - CURRENT ZONING

Oskaloosa Street Corridor Development Guidelines
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OVERLAY DISTRICTS

DESIGN REVIEW DISTRICT

The cooridor is within the Design Review District
which is intended to promote and preserve "Dutch
Architecture" for commercial businesses. Develop-
ment within this District must accommodate design
and architectural parameters set forth by the most
current Design Review District Design Manual and
receive approval from the Community Development
Committee in accordance with Zoning Regulations
Chapter 165, Section 165.16.

GATEWAY CORRIDOR DISTRICT

The cooridor is also within the Gateway Corridor
District which is intended to assure development
along the primary entry corridors into Pella respect
the existing community character and help foster
pedestrian-oriented design. Development within the
this overlay district should meet the requirements in
accordance with Zoning Regulations Chapter 165,
Section165.18
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A VISION FOR
OSKALOQOSA STREET CORRIDOR

The Development Guidelines present basic prin-
ciples for strengthening the overall character and
function of the Oskaloosa Street Corridor in the City
of Pella, lowa. The surrounding built environment
often provides us with the most immediate and tangi-
ble impression a community’s or district's character.
The existing Oskaloosa Street Corridor is an arterial
road and gateway into the community. However, the
corridor currenlty lacks many of the characteristics
that reinforce development of desirable businesses
and services. The corridor was identified in 2014
Comprehensive Plan as an economic opportunity for
potential redevelopment and gateway corridor im-
provements.

These guidelines offer specific design requirements
based on input received from the City staff, key
stakeholders, public officials and the general public.
They are guided by the following overarching princi-
ples:

e Celebrate and support Pella’s goal to retain the
communities long term integrity and rich Dutch
heritage through the refelction of the commuinites
architecture and related infrastructure.

e Create an attractive gateway corridor with a wel-
coming presence which promotes and ehance’s
Pella’s; as well as, the surrounding neighbor-
hood’s unique community character.

e Enhance multi-modal access throughout the
corridor and to the town square by reducing pe-
destrian and automotive conflicts, implementing
traffic calming measures, minimizing the impacts
of parking areas and providing adequate bicycle
infrastructure.

* Promote sustainable site design and landscaping
to help manage stormwater and gain valuable en-
vironmental, economic and health benefits from
green infrastructure.

City of Pella, lowa
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LAND USE CHANGES

Based on information presented in the Market Analy-
sis report and development options report, as well as
public input, the following observations and recom-
mendations were made.

OBSERVATIONS
A variety of businesses and land uses. No single
use dominates or provides a unifying character to
the corridor.

» The corridor carries a high level of traffic and
currently has limited area for additional off-street
parking due to smaller parcels, particularly on the
western half of the corridor.

» The corridor was divided into two segements.
The western half of the corridor is distinctivly
different from the eastern and has the most
potential for redevelopment. There are a num-
ber of vacant and underutilized parcels within
the corridor, particularly from Main Street to
Carson Street. For the purpose of this document
the western half will be called "Village of South
Pella".

TWO DISTINCT SEGEMENTS

Oskaloosa Street Corridor Development Guidelines 15
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RECOMMENDATIONS:

e Conform to principles from the 2014 Comprehen-
sive Plan:
1. Promote infill development
2. Encourage compact, contiguous and fiscally
responsible development,
3. Use public investment to promote private
development

e City could potentially acquire some vacant and
under utilized parcels to strategically promote
and preserve development opportunities.

¢ To accommodate for added retail businesses in
the town square area encourage some service
businesses currently located there to relocate to
the Oskaloosa Street corridor.

e Focus near-term redevelopment efforts near the
west end of the corridor. Encourage a cohesive
and walkable atmosphere. Update zoning code
to restrict undesirable uses and allow desirable
uses currently only allowed with a special-use
permit (i.e. micro-breweries).

* Encourage mixed-use buildings with a first floor
space designated as primarily entertainment
businesses (e.g. breweries, restaurants) and
upper story rental housing or work-live lofts with
street-level business, particularly in the western
half of the corridor.

* Develop a branding campaign for the western
end of the corridor, including giving the area a
name; such as, "Village of South Pella".

Holland Brewing, Holland, Michigan

16 City of Pella, lowa
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VILLAGE OF SOUTH PELLA ZONING DISTRICT

GOOGLE EARTH VIEW FROM SOUTH

Oskaloosa Street Corridor Development Guidelines 17
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VILLAGE OF SOUTH PELLA

As part of the process and market analysis the
western most segement of the corridor was identified
as the having the greatest potential for new develop-
ment and redevelopment.

The segement lies between the intersection of
Carson Street and Main Street. The area was select-
ed for its proximity to the downtown square, Central
College campus, new housing developments and
Pella Corporation’s headquarters and factory.

Based on the market analysis, public and stakehold-
er input this area should be promoted as a commer-
cial entertainment district, supporting restaurants,
micobreweries, food trucks and recreational park
space. Outdoor seating should be encouraged.
Uses should help create a cohesive and walkable
neighborhood.

ZONING ORDINANCE

An amendment to the Zoning Ordinance is recom-
mended to establish a new South Village Commer-
cial (CSV) zoning district. The new CSV zoning
district should be based on the following:

PRINCIPAL USES (By Right)
e Retall
- Limited (3k), Medium (10k)
* Entertainment
- Restaurants, but not drive-thru
- Micro-breweries
- Cocktail lounges (?)
- Food Trucks
* Residential
- 2nd floor only

SETBACKS

e All buildings should be built to the minimum al-
lowable front yard and street side yard setbacks.

e Frontyard: 0’ - 10’ permitted for outdoor seating,
plazas, courtyards or landscaping

e Street side yard: 0' - 10" permitted for outdoor
seating, plazas, courtyards or landscaping

e Interior side yard: 15'

e Rearyard: 20'

City of Pella, lowa
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Site Plan

Guidelines |

USING THE SITE PLAN GUIDELINES

The Site Plan Guidelines present principles for im-
proving the overall character of the Oskaloosa Street
Corridor.  The guidelines build on the communities
goals to create attractive gateway corridors, enhance
multi-modal access and enhance Pella’s unique
architectural traditions.

In order to accoplish this, the guidelines focus on
promoting site plans which recognize the important
relationship between public and private space in
creating a desirable and pedestrian-friendly environ-
ment.

DESIGN REVIEW PROCESS

The City of Pella is the primary entity in implement-
ing the Guidelines through its role in administering
zoning and design review. However, as part of the
Design Review Overlay District future major and mi-
nor building projects must also go through the Com-
munity Development Committee review process set
forth in the Design Review District Design Manual.

Applicants should consult, the Zoning Administrator,

for the Clty’s established site plan and zoning review
process. Site plan review procedures are set forth in
the City’s Code of Ordinances Section 165.36.

Oskaloosa Street Corridor Development Guidelines 19



SITE PLANNING

BUILDING LOCATION

20

Front Yard Setback: All buildings should be built  *
to the minimum allowable front yard setback
(O’-setback/edge of sidewalk). A setback of up

to 10’ is permitted if front yard landscaping is
provided for mid-block buildings. Additionally,
variations in the street frontage for small plazas,
courtyards or outdoor dining is also appropriate.

Side Yard Setback: All buildings should be built °
to the minimum allowable sideyard setbacks.
Where a building does not extend across the
entire parcel frontage to accomodate parking
access, it should be built to one side yard mini-
mum allowable side yard setback to maximize a
continuous street wall. Vehicular access should
be concentracted to one primary access point
near or on the other side lot line. Shared curb
cuts should be encouraged to reduce the number
of access points along the corridor.

Corner Parcels: Corner parcels should be placed
to the minimum allowable street side yard and
front side yard setback to help anchor block
edges.

Agenda

PARKING LOCATION AND ACCESS

Location: No parking is permitted between the
building and front lot line or street right-of-way.
To the extent feasible, parking should primarily
be located behind the building. One aisle of
parking may be provided to the side of the bulid-
ing if landscaped in accordance with landscape
requirements.

Access: Access off Oskaloosa Street should be
kept to a minimum.

Shared Parking Lot & Access Drive Agreements:
should be encouraged. Cross-access ease-
ments and shared drive easements are encour-
aged in order to reduce curb cuts and enhance
parking capacity and circulation.

City of Pella, lowa
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Parking accessed from — Shared Drive or Alley

alley or side street
(] [ [ |

|

O

B Gl

Building access from
public sidewalk

TTUTT]

Go

Shared curb cuts @ E—
to reduce access points Minimize setbacks Q —_—
along Oskaloosa Street

Proposed Block Development

EXAMPLE BLOCK DEVELOPMENT WITH EXISTING PARCEL DEPTHS

Oskaloosa Street Corridor Development Guidelines 21
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PEDESTRIAN AND BICYCLE ACCESS SERVICE AREAS, BUILDING SYSTEMS
AND REFUSE AREAS

e Pedestrians: Direct pedestrian access must

be provided from the public sidewalk along the » Loading & Service Areas: Loading and service ar-
primary street, Oskaloosa Street, to the buildings eas should be primarily accessed from secondary
front entrance. Pedestrian access may be provd- streets. They should be screened using decora-
ed from the public sidewalk of secondary streets tive walls, building massing or landscaping.

to the side of a corner lot buildings.
» Building Mechanical Systems: Building mechnical

» Bicycle Parking: Bicycle parking should be en- systems should be fully screened by decorative
couraged and may be provided in front yard of walls or landscaping, without impeding the proper
commercial buildings provided that the parking function or reasonalbe maintenance access to
area is surrounded by landscaping, easily ac- the unit. They are not allowed in front or corner
cessible and non-intrusive to sidewalk areas or side yards. Roof-mounted systmes should be
building entries. screened by architectural elements; such as,

extended parapets or walls.

» Refuse Containers and Outdoor Storage: Refuse
containers and outdoor storage are not allowed in
front yard and should be set away from building
entrances. Refuse and outdoor storage areas
must be screened using decorative walls or fenc-
ing. Areas should be screened in accordance
with the Design Review District Design Manual
and Pella Zoning Ordinance.

J C

Shared Drive or Alley

Buffered building e

" e Screened refuse
mechanical systems

station

77T
s -

Rear parking and
building entry

EXAMPLE PARKING, PEDESTRIAN AND BICYCLE ACCESS

22 City of Pella, lowa



Agenda

Image Credit: www.seegarsfence.com

Dundee Streetscape, Omaha, Nebraska

Prairie Trail, Ankeny, lowa

Oskaloosa Street Corridor Development Guidelines 23



OUTDOOR PLAZAS AND SEATING

On-site plaza or courtyard areas are encouraged
to accomodate passive seating and active seat-
ing areas. The prescence of people and exterior

seating areas create a more vibrant streetscapes.

Decorative pavers are encouraged to help create
distinction between primary walkways and gath-
ering spaces. The pavers used should reflect the
building architecture and surrounding plaza or
streetscape design elements.

Raised planting beds are encouraged to help de-
fine seperate use areas, provide passive seating
and opportunties for landscaping.

Holland, Michigan

East Village, Des Moines, |1A

24

e Sidewalk cafe seating should be located in a

matter that does not impede pedestrian flow or
access and is complimentary to the surrounding

streetscape and uses.

e Seating areas should be buffered by decorative
railings , short walls, raised planters or bollards
that are complimentary to the building architec-

ture and surrounding streetscape.

Agenda

e Adopting an Outdoor Seating Guideline is recom-

mmended, similar to the Centeral Business Dis-
trict's Outdoor Seating Guidelines for the "Village

of South Pella".

Image Credit: Holland, Michigan, timeout.com/chica-
go/travel/best-day-trips-from-chicago, Photograph Dan Irving

Image Credit: smartgrowth.org/main-street-holland-michigan/

City of Pella, lowa



ARCHITECTURAL STYLE

TRADITIONAL DUTCH

e Sites should conform to the Design Review Dis-
trict Design Manual.

e Multi-story mixed-use buildings should be en-
couraged. First floor space for businesses and
upper story residential.

e Buildings should be oriented towards the primary
street.

e Building facades may be recessed to provide
on-site plaza spaces, for landscaping or public
seating.

e Corner buildings should use architectural mass-
ing to create prominent and interesting corners.
Unique building entries should be incorporated
corner elements.

» Facade elements should be used to create an
appropriate pedestrian scale.

Oskaloosa Street Corridor Development Guidelines
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SIGNAGE, OUTDOOR FIXTURES, ART

e Signage should be consistent with the Central
Business District (CBD) requirements in the De-
sign Review District Design Manual. Similar to
the CBD, the new district, should have site ame-
nities that contribute to a high quality European
village character and give the corridor a more
pedestrian scale.

e Outdoor fixtures (e.g. banners, seating, awnings,
lighting and fencing) shall also follow the Design
Review District Design Manual

e Similar to the CBD District gooseneck or more
traditional style lighting is encouraged.

» Use context sensitive design for all outdoor
signage and amenities. Signage, outdoor fixtures
and art are subject to Community Development
Committee approval and must be in accordance
with City Code and Ordinances.

e OQutdoor public art features should be encour-
aged throughout the corridor.

City of Pella, lowa
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LANDSCAPING

LANDSCAPE REQUIREMENTS

e At minimum sites should conform to the Chapter
165 Zoning Regulations. Sites not currently in
conformance should be encouraged to bring sites
up to current requirements.

» Sites using the 0’ setbacks in front or side yards
do not require a five feet (5’) in width greens-
pace.

» In areas with a setback of 5’ or less, ground cov-
er should be used to delineate edge of the public
sidewalk.

Agenda

In areas with a setback of 5’ or more, build-
ing foundation landscaping, ground cover and
ground sign landscaping should be provided.

Decorative fencing or raised planters may be
used to define edges of the public sidewalk or
on-site entryways

All parking lots should provide headlight screen-
ing from public row and adjacent properties.

Landscaping islands should be placed at the
ends of each parking row to help screen and
define parking lot edges.

PRy U

Shared Drive or Alley

Parking lot edge
landscaping o

<= !
Building @) = |
foundation H
landscaping
Public —j=— "
streetscape OLX
28

Screened refuse
station

City of Pella, lowa
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* When feasible, sustainable materials and best
management practices should be used to reduce
stormwater runoff, lessen impacts from the urban
heat island effect and promote healthy plant life.

e Encourage continued compliance and mainte-
nance. Property managers should be held re-
sponsible for maintaining required plant material
and replacing material if it does not survive.

e Avoid mulch only islands. Areas designated as
open space should be covered in plant material,
sidewalk or outdoor seating area.
Dundee Streetscape, Omaha, Nebraska
e Coordinate landscape improvements with any
streetscape improvements

Shared Drive or Alley Screened refuse
Parking island station

0 Front yarq Building G
landscaping foundation

Site Landscaping landscaping

Oskaloosa Street Corridor Development Guidelines 29



EAST - OSKALOOSA STREET

Carson Street to 240th Place

30

Although the site plan guidelines above should
be considerd throughout the corridor, the eastern
half of the corridor is made up of larger parcels
and major retail (e.g. Hy-Vee, Theisens). This
area would remain under the current Community
Commercial (CC) Zoning Regulations and Over-
lay Districts it resides in.

Single Family also exists along the corridor. Fu-
ture zoning code modifications could be consid-
ered to eliminate this use along this corridor and
similar commercial areas.

As parcels in this section redevelop, archi-
tectural or site improvements are made it will

be important to ensure they meet current City
zoning requirements for Community Commercial
(CC), Gateway Overlay Requirements, including
Design Review by the Community Development
Committee (CDC).

Agenda

A reduction in drive access points, landscape
improvements and stormwater best management
practices could greatly enhance this area.

A streetscape master plan should be developed
and implemented along the entire corridor of
Oskaloosa Street. This would help unify the two
sections and enhance the aesthitics of the corri-
dor.

City of Pella, lowa
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Image Credit: city.milwaukee.gov/Designguidelines/UrbanDesign-  Image Credit: valleyview.ca/wp-content/uploads/2016/10/FI-

Resources/Parking-Lot-Perimeter-Imv.htm#.XQpSXIxKhaQ NAL-Valleyview-Development-Guidelines-v4.compressed.pdf
Des Moines, lowa Image Credit: seagrant.noaa.gov/Program-Locations/PA/

PgriD/974/PagelD/WI
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Streetscape |

Oskaloosa Street Corridor Development Guidelines
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STREETSCAPE MASTER PLAN

Recommended “Next Step”

Preparation and adoption of a Streetscape Master
Plan is the recommended next step in implement-
ing improvements along the corridor. A streetscape
master plan illustrates the application of Design
Guidelines to specific parcels. It helps develop ap-
propriate transitions to adjoining land uses, evaluate
potential parking opportunities and provides goals for
evaluating proposed redevelopment projects

As part of the streetscape master planning process a
traffic and safe crossing analysis should be conduct-
ed. Recommendations for traffic and safe crossing
improvements would help guide the streetscape
master plan and future improvements along the
corridor.
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CORRIDOR IDENTITY AND
BRANDING

A cohesive streetscape can go a long way to help
create a sense of place along the corridor. Howev-
er, this is not the only thing that creates identity or
recognition for a district. Naming the west-end focus
area, tentaitvely "Village of South Pella" gives the
community and business owners a way to cohesivly
promote the area and the brand.

Other ways to promote redevelopment and the area
are through the streetscape master planning pro-
cess. Use the master plan's goals and renderings
to engage stakeholders and build excitment for the
vision and promote desired business types.

ART AND CULTURAL STRATIGIES

UTILIZE EXISTING RESOURCES:
e Highlight the neighborhood's history.

e Ultilize grant funding opportunities and foster
partnerships with the local art organizations and
educational programing.

ENCOURAGE ARTFUL SIGNAGE & WALL ART

e Encourage artwork that incorporates interaction
or social media posts will help promote the
District as a whole.

ART & COMMUNITY EVENTS:

* Promote the area by hosting neighborhood or
community events. Potential events could be
held in the old power plant site/ future park site.

e Incorporate temporary art into public and cultural
events can increase awarness on community
needs or help create community within the
neighborhood.

SOCIAL MEDIA:

» Connect your social media accounts to help
spread the word about events and future
improvements.

City of Pella, lowa
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Continue to build on the communities local commitment to flower Allow the use of food trucks incoordination with local business
beds and art. le.g. breweries) or within the adjacent park space can help en-
courage small businesses and vibrancy in the area.

Unique neighborhood art can encourage tourism and draw con- Utilize the adjacent park space for recreation activies, trailhead
sumers to an entertainment and retail district. for community bike rides, outdoor movies and festivals/events.
Eample: Fremont Neighborhood, Seattle, WA

EXAMPLE: Delta and tinder teamed up for the #delta dating wall.
Image By: ColOssal Media and www.instagram.com/lofficiel.oc
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Purposeful Redevelomentl

CITY OF PELLA's TOOLKIT

Zoning Regulations
Site Plan Regulations
Catalyst Project(s)
Economic Incentives

ZONING REGULATIONS

AMEND CHAPTER 165 - ZONING REGULATIONS

» Draft new South Village Commercial District
(CSV) Regulations for review and approval.

COORDINATE WITH AFFECTED PROPERTY
OWNERS

e Existing non-conforming uses
- Allowed to continue as is "grandfatherd"”
- Discontinued if use is abandoned fo 6 months
- Discontnued if damaged (>60%) or destroyed
with exception if damaged by natural disaster
or fire
* Address desires and concerns
* Identify potential relocation opportunities

REZONE PROPERTIES TO CSV

e After adopting amended Zoning Reglulations
e City Council may initiate rezoning

e Public Hearing required
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SITE PLAN REGULATIONS

SITE PLAN REGULATIONS

e Require site plans for redevelopment projects
that apply the Development Guidelines for
improvement projects

CURRENT SITE PLAN REGULATIONS

e Required for new buildings or additions, 2000 sf
or more for both

e Building Permit “loop hole”; redevelopment does
not require site plan

e Consider amending Site Plan Regulations

CONSIDER AMENDING SITE PLAN
REGULATIONS

¢ Require Site Plans when:
- Substantial change in use or
Substantial renovation(>50% of value)
- Require if premises vacant for over 1 year
- May require only in specific districts
(CSV, Gateway Corridor, etc.)

» Site Plan evokes Development Guidelines:

- In accordance with Streetscape Master Plan
- Helps achieve the vision rather than
maintaining status quo

Oskaloosa Street Corridor Development Guidelines 39
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CATALYST PROJECTS

PRIVATE PROPERTY
e City acquisition

* Aggregate parcels
» Establish criteria

* RFP to developers

PUBLIC IMPROVEMENTS
» Streetscape enhancments
e Access modifications

Agenda

e Park improvements and trail connections

City of Pella, lowa



ECONOMIC STRATEGIES

TAX INCREMENT FINANCING / URBAN RENEWAL

Rebate TIF
- Funds reimburse developer for a portion of
private investment

Public Improvements TIF (i.e. streetscape
improvements)

- May not be workable without major
redevelopment projects

TAX ABATEMENT / URBAN REVITALIZATION

Encourage construciton or rehabilitation of
commercial buildings

Qualification Standards (i.e. 10% increaase in
assessed valuation)

Rate of abtement - sliding scle program (i.e. 75-
60-45-30-15%)

SELF-SUPPORTED MUNICIPAL IMPROVEMENT
DISTRICT (SSMID)

Oskaloosa Street Corridor Development Guidelines

Village of South Pella is likely too small to be
viable.
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Introduction

Oskaloosa Street runs along the south side of the City of Pella from West 1** Street to Adams Avenue
(lowa Highway 102). Until October 1994, Oskaloosa Street from Main Street east carried lowa Highway
163 through the City of Pella. lowa Highway 163 now bypasses Pella on the west and south sides of the
city as part of a 4-lane expressway corridor that extends from 1-235 in Des Moines to the Mississippi
River at Burlington." The former route of lowa Highway 163 through Pella that travels along
Washington, Main and Oskaloosa Streets is now designated as Business lowa Highway 163.

lowa Highway 163 has full access control around Pella with three interchanges. These are located at
Washington Street in the northwest part of the city, South Clarke Street in south central Pella, and at
Adams Avenue (lA 102) in the southeast corner of the city.

Much of the city’s heavy industry is located in the southern part of the city between Oskaloosa Street
and lowa Highway 163 and in the eastern part of the city along Vermeer Road between 240" Place and
Adams Avenue. The city’s primary concentration of retail business is the town square area and
surrounding blocks. There are also retail and restaurant businesses located along Washington Street as
it enters the city from the northwest and along Oskaloosa Street in the vicinity of SE 9™ Street.

This study focuses on investigating opportunities for enhancing existing businesses and developing new
commercial activity along Oskaloosa Street from Main Street to 240" Place. To provide context for the
study, this report begins by providing a demographic and economic profile for the city. Next, we take a
detailed look at the types and locations of the city’s existing retail, food and lodging, and service
businesses. The third section of the report presents comparisons to four other similar lowa cities —
Fairfield, Grinnell, Oskaloosa and Waverly — as a basis for identifying opportunities for additional
development along Oskaloosa Street. The final section presents proposals for new development and
redevelopment along Oskaloosa Street.

Demographic and Economic Profile

Pella is one of the best known cities in lowa. Its Dutch heritage and annual tulip festival, which draws
over 150,000 visitors each May, provide the city with a strong brand. Pella Corporation, Vermeer
Corporation, Precision Pulley and Idler, and numerous other companies make the city one of the state’s
major manufacturing centers with over 20% of its workforce employed by this sector. The education
sector, with major employers including Central College, Pella Community Schools, and Pella Christian
Elementary and High Schools, accounts for almost 24% of the city’s workforce. Another 12% work at
the Pella Regional Health Center, for other health care providers, or for social assistance organizations.
Retail businesses, bars, restaurants, and lodging places account for about 16% of employment.”

Recreational opportunities are plentiful within the city and elsewhere nearby. The city offers 15 parks
and six bicycle and hiking trails. Major close attractions are Lake Red Rock (about 5 miles from the town
square) and the Bos Landen Golf Course located in the southwest corner of the city. Elsewhere in

' The 4-lane expressway corridor from Des Moines to Burlington, lowa extends 166.3 miles along lowa Highway
163 (61.2 miles), U.S. Highway 63 (27.1 miles), and U.S. Highway 34 (77.9 miles).
2 Employment shares are based on data obtained from the 2016 American Community Survey.
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Marion County is the National Sprint Car Hall of Fame and Museum in Knoxville and the Neal Smith
National Wildlife Refuge is south of Prairie City in southwest Jasper County. There are also several
wineries within a short driving distance of the city.

Population Trends

Pella is the largest city in Marion County. It is the 40" most populous city in lowa and the 17" most
populous city located outside a metropolitan area. During 2017, Pella’s estimated population equaled
10,225. Since 1990 Pella has added 881 residents, which equals a 9.4% increase.

The second largest city in the county and its county seat is Knoxville. It is located about 15 miles
southwest of Pella. It has a population of 7,181, which is down 1,301 (15.3%) from a peak population of
8,482 in 1994. Much of the decline in Knoxville’s population can be attributed to the closing of a
Veteran’s Administration hospital, which began downsizing in 1996 and closed at the end of 2009.

Seven other incorporated cities are located in Marion County. Two of the cities have populations over
1,000 — Pleasantville (1,664) and Melcher-Dallas (1,247). The remaining cities are Bussey (414), Harvey
(243), Hamilton (132), Swan (73), and Marysville (67). Marion County’s total estimated 2017 population
equaled 33,105, which is an increase of 3,110 (10.4%) since 1990.

The following chart shows the cumulative percent growth by year for the State of lowa, Marion County,
Pella, the other eight cities located in Marion County, and the unincorporated area of Marion County.

Population Growth for Pella, Marion County and lowa
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The populations of Pella and Marion County have grown at about the same rate over the past 28 years.
From 1990 to 2012 their cumulative population growth rates exceeded the state’s growth rate, but since
2012 the cumulative population growth rate statewide has exceeded the Pella and Marion County
growth rates. Table 1 summarizes population changes for the county by five year increments from 1990
to 2015 and from 2015 to 2017.

Table 1A: Pella, Other Marion County and State Population

Pleasant | Melcher | Other Rural Marion | State of

Year Pella Knoxville -ville -Dallas Cities County County lowa

1990 9,344 8,317 1,482 1,320 992 8,540 29,995 | 2,781,018
1995 9,724 8,467 1,526 1,336 1,040 9,050 31,143 | 2,867,373
2000 9,930 7,738 1,552 1,297 1,052 10,535 32,104 | 2,929,067
2005 10,160 7,532 1,628 1,294 989 | 11,171 | 32,774 | 2,964,454
2010 10,332 7,291 1,689 1,284 922 11,707 33,225 | 3,050,223
2015 10,200 7,237 1,675 1,258 930 11,809 33,109 | 3,118,473
2017 10,225 7,181 1,664 1,247 929 11,859 33,105 | 3,145,711

Table 1B: Pella, Other Marion County and State Population Change

Pleasant | Melcher Other Rural Marion | State of
Years Pella | Knoxville -ville -Dallas Cities County County lowa

1990 - 1995 380 150 44 16 48 510 1,148 86,355
1995 - 2000 206 -729 26 -39 12 1,485 961 61,694
2000 - 2005 230 -206 76 -3 -63 636 670 35,387
2005 - 2010 172 -241 61 -10 -67 536 451 85,769
2010 - 2015 -132 -54 -14 -26 8 102 -116 68,250
2015 - 2017 25 -56 -11 -11 -1 50 -4 27,238
1990 - 2017 881 -1,136 182 -73 -63 3,319 3,110 | 364,693

Table 1C: Pella, Other Marion County and State Population Percent Change

Pleasant | Melcher Other Rural Marion State of
Years Pella | Knoxville -ville -Dallas Cities County | County lowa

1990-1995 | 4.07% 1.80% 2.97% 1.21% 4.84% 5.97% 3.83% 3.11%
1995-2000 | 2.12% -8.61% 1.70% -2.92% 1.15% | 16.41% 3.09% 2.15%
2000-2005 | 2.32% -2.66% 4.90% -0.23% -5.99% 6.04% 2.09% 1.21%
2005-2010 | 1.69% -3.20% 3.75% -0.77% -6.77% 4.80% 1.38% 2.89%
2010-2015 | -1.28% -0.74% -0.83% -2.02% 0.87% 0.87% -0.35% 2.24%
2015-2017 | 0.25% -0.77% -0.66% -0.87% -0.11% 0.42% -0.01% 0.87%
1990-2017 | 9.43% | -13.66% | 12.28% -5.53% -6.35% | 38.86% | 10.37% | 13.11%

Strategic Economics Group Page 6



The most interesting features of the above chart are the cumulative growth rates for the cities located in
Marion County excluding Pella and for the rural areas of the county. Since 2000 the cumulative growth
rate for the other eight cities has been negative. Over the entire period since 1990 the population of
these eight cities has declined by 1,090 (9.0%). Knoxville accounts for more than the overall loss of the
eight cities. In the rural areas of the county, population increased by 3,319 (38.9%) since 1990.
However, most of the growth occurred prior to 2008. Since then the rural areas have added only 165
residents.

This statistical picture of population growth for Pella and the remainder of Marion County is somewhat
misleading. This is because much of the rural growth has occurred in close proximity to Pella, but
outside the city’s corporate limits. This is particularly true for the area west of Pella along county road
G28 and along county highway T15. Thus, Pella’s effective population from an economic perspective is
significantly larger than the number reflected in the census estimates. One indication of this is
according to the 2016 American Community Survey the number of Pella residents employed in the
manufacturing sector equaled 1,128. But according to the Pella Area Community and Economic Alliance
(PACE) list of the top 14 employers, manufacturing jobs number close to 4,900 just for the
manufacturers on this list.

Population Characteristics

Beyond growth trends, an understanding of various population characteristics is required to reveal the
relationship between an area’s population and its economy. Among the most important population
characteristics are (1) age structure and (2) household types.

Table 2A presents the distribution of populations for seven age cohorts for Pella, other Marion County
jurisdictions, Marion County, and for the entire state. Tables 2B shows population shares by age cohort.

Table 2A: Age Cohort Populations for Pella, Other Marion County and State, 2016

Other
Pleasant- | Melcher- Marion Marion State of
Age Group Pella Knoxville ville Dallas County County lowa
Under 5 years 793 434 86 132 560 2,005 196,868
5to 17 years 1,562 1,334 308 168 2,630 6,002 530,646
18 to 24 years 2,031 533 145 61 802 3,572 320,235
25 to 44 years 2,280 1,843 457 257 2,556 7,393 755,901
45 to 64 years 1,947 1,679 476 267 4,344 8,713 812,158
65 to 74 years 636 801 165 157 1,193 2,952 259,860
75 years + 1,031 612 125 120 672 2,560 230,921
Total 10,280 7,236 1,762 1,162 12,757 33,197 | 3,106,589

Strategic Economics Group Page 7
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Table 2B: Age Cohort Population Shares for Pella, Other Marion County and State, 2016

Other
Pleasant- | Melcher- Marion Marion State of

Age Group Pella Knoxville ville Dallas County County lowa

Under 5 years 7.7% 6.0% 4.9% 11.4% 4.4% 6.0% 6.3%
5to 17 years 15.2% 18.4% 17.5% 14.5% 20.6% 18.1% 17.1%
18 to 24 years 19.8% 7.4% 8.2% 5.2% 6.3% 10.8% 10.3%
25 to 44 years 22.2% 25.5% 25.9% 22.1% 20.0% 22.3% 24.3%
45 to 64 years 18.9% 23.2% 27.0% 23.0% 34.1% 26.2% 26.1%
65 to 74 years 6.2% 11.1% 9.4% 13.5% 9.4% 8.9% 8.4%
75 years + 10.0% 8.5% 7.1% 10.3% 5.3% 7.7% 7.4%
Total 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 100.0%

One distinguishing feature of Pella’s population is the relatively large share in the 18 to 24 years cohort.
This reflects the location of Central College in the city. While Pella’s young adult population (25 to 44
years) share is comparable to the countywide share, its older working age population (45 to 64 years)
share is noticeably below the countywide and statewide shares.

The Other Marion County column of the table, which covers cities with less than 1,000 population and
rural areas, implies that disproportionate shares of the older working age cohort (45 to 64 years) and
the primary and secondary school age cohort (5 to 17 years) reside outside but close to Pella. These age
cohorts represent families that earn high enough incomes to have moved up to higher priced and larger

homes.

The distribution of population among different types of households provides additional insight into the
demands for different types of consumer purchases. In addition, household structure provides some

indication as to the financial wealth and well-being of the population. Table 3A presents count
information for households in Pella, other Marion County jurisdictions, Marion County, and the State.

Table 3A: Household Counts for Pella, Other Marion County and State, 2016

Other
Pleasant- | Melcher- Marion Marion State of

Household Type Pella Knoxville ville Dallas County County lowa
Married Couple 2,037 1,338 329 272 3,356 7,332 631,553

w/children < 18 885 635 152 86 1,080 2,838 243,180
Male/ no Spouce 169 117 24 13 243 566 52,149

w/children < 18 84 78 12 13 163 350 31,961
Female/no Spouce 159 340 64 54 151 768 114,917

w/children < 18 84 177 39 29 49 378 74,032
NonFamily 1,424 1,307 383 168 1,078 4,360 443,977
Total Households 3,789 3,102 800 507 4,828 13,026 | 1,242,641
In Group Housing 1,433 178 44 0 75 1,730 100,093

Strategic Economics Group
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Table 3B: Household Shares for Pella, Other Marion County and State, 2016

Other
Pleasant- | Melcher- Marion Marion State of

Household Type Pella Knoxville ville Dallas County County lowa
Married Couple 53.8% 43.1% 41.1% 53.6% 69.5% 56.3% 50.8%

w/children < 18 23.4% 20.5% 19.0% 17.0% 22.4% 21.8% 19.6%
Male/ no Spouse 4.5% 3.8% 3.0% 2.6% 5.0% 4.3% 4.2%

w/children < 18 2.2% 2.5% 1.5% 2.6% 3.4% 2.7% 2.6%
Female/no Spouse 4.2% 11.0% 8.0% 10.7% 3.1% 5.9% 9.2%

w/children < 18 2.2% 5.7% 4.9% 5.7% 1.0% 2.9% 6.0%
Non-Family 37.6% 42.1% 47.9% 33.1% 22.3% 33.5% 35.7%
Total Households 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 100.0%

These tables identify four primary types of households (i.e., married couple, single male headed, single
female headed, and non-family). For the first three categories additional information is provided on the
number and share that include minor children. In addition, Table 3A identifies the number of individuals
that reside in group housing, which for Marion County consists primarily of college dormitories, senior

housing, and group housing for people with special needs.

Slightly over half of Pella’s adult residents are part of a married couple household and slightly less than
half of these households contain minor children. The married couple share of households in Pella is
comparable to both the countywide and the statewide shares. The share of Pella’s married couple
households with minor children is somewhat above the countywide and statewide shares. This implies
that married couple households in Pella are younger than countywide and statewide. One possible
explanation for this is that many of the more mature households of this type have moved to larger
homes in rural residential developments located just outside the city limits.

The share of Pella households headed by a single male is comparable to the countywide and statewide

shares, but the share of these households that contain minor children is slightly lower than the

countywide and statewide shares. Where Pella’s household structure departs most from the remainder

of Marion County and the State is in the share of single female headed households. This category

accounts for only 4.2% of total households in Pella, but for 5.9% countywide and for 9.2% statewide.
Also, the share of female headed households containing minor children is below both the countywide

and statewide shares.

Non-family households consist of single individuals either living alone or with unrelated housemates.
This type of household includes widows and widowers, divorced individuals, and those who have never
married of all ages. This category of households does not include individuals living in college dormitories
or individuals living in some other sort of group residence. Pella’s share of non-family households is
slightly above the countywide and the statewide shares, but it is lower than in Knoxville and

Pleasantville.

Strategic Economics Group
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Economic Characteristics: Household Income

As background for understanding the potential for the development of additional business activity along
Oskaloosa Street this profile addresses two characteristics of the local economies of Pella and
surrounding Marion County communities: (1) household income and (2) housing. Household income
provides an indication of the retail trade potential for the area. The house age, house size, and house
value distributions all have implications for the demands for different types of goods and services.

Household income most directly reveals the purchasing power of residents of Pella and other
jurisdictions in Marion County. Table 4A presents the number of households by income level spread
over ten income ranges with the lowest category being income under $10,000 and the highest category
being $200,000 or more. In addition, the table provides information on mean household income,
median household income and total household income by jurisdiction. The jurisdictions for which data
are provided are the same as in the prior tables. Table 4B presents that share of households by
jurisdiction in each income range.

Table 4A: Household Income for Pella, Other Marion County and State, 2016

Other
Pleasant- | Melcher- | Marion Marion State of
Household Income Pella Knoxville ville Dallas County County lowa
Total Households 3,789 3,102 800 507 4,828 13,026 | 1,242,641
Less than $10,000 197 315 46 24 106 688 75,624
$10,000 to $14,999 157 226 58 90 115 646 60,809
$15,000 to $24,999 339 372 99 64 300 1,174 126,359
$25,000 to $34,999 315 403 67 84 329 1,198 129,439
$35,000 to $49,999 525 446 121 80 632 1,804 175,853
$50,000 to $74,999 883 675 142 81 1,136 2,917 246,562
$75,000 to $99,999 694 351 155 53 907 2,160 172,210
$100,000 to $149,999 558 237 71 21 895 1,782 162,741
$150,000 to $199,999 79 42 27 3 242 393 49,988
$200,000 or more 42 35 14 7 166 264 43,056
Median HH income (S) $60,568 $41,727 $50,425 $33,482 $70,511 $57,412 $54,570
Mean HH income (5) 568,429 $51,470 $61,041 $50,786 $80,835 $67,848 | $70,708
Total HH income (S Mil) $259.3 $159.7 $48.8 $25.7 $390.3 $883.8 | $87,864.7

Mean income for Pella households equaled $68,429 during 2016. This compares to $67,848 for all of
Marion County and to $70,708 for the entire state. Median income for Pella households equaled
$60,568 during 2016. Median household incomes for Marion County and the State equaled $57,412 and
$54,570, respectively.

One thing particularly notable about household income for Pella is the closeness of the mean and
median values. The ratio of mean to median household income for 2016 for Pella equals 1.13, while for
all of Marion County the ratio equals 1.18 and for the State of lowa it equals 1.30. The low ratio value
for Pella indicates relative income equality in the city.
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Table 4B: Household Income Shares for Pella, Other Marion County and State, 2016
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Other
Pleasant- | Melcher- Marion Marion State of
Household Income Pella Knoxville ville Dallas County County lowa
Total Households 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 100.0%
Less than $10,000 5.2% 10.2% 5.8% 4.7% 2.2% 5.3% 6.1%
$10,000 to $14,999 4.1% 7.3% 7.3% 17.8% 2.4% 5.0% 4.9%
$15,000 to $24,999 8.9% 12.0% 12.4% 12.6% 6.2% 9.0% 10.2%
$25,000 to $34,999 8.3% 13.0% 8.4% 16.6% 6.8% 9.2% 10.4%
$35,000 to $49,999 13.9% 14.4% 15.1% 15.8% 13.1% 13.8% 14.2%
$50,000 to $74,999 23.3% 21.8% 17.8% 16.0% 23.5% 22.4% 19.8%
$75,000 to $99,999 18.3% 11.3% 19.4% 10.5% 18.8% 16.6% 13.9%
$100,000 to $149,999 14.7% 7.6% 8.9% 4.1% 18.5% 13.7% 13.1%
$150,000 to $199,999 2.1% 1.4% 3.4% 0.6% 5.0% 3.0% 4.0%
$200,000 or more 1.1% 1.1% 1.8% 1.4% 3.4% 2.0% 3.5%

The largest share of Pella households has incomes in the $50,000 to $74,999 per year range. The same
is true for all of Marion County and for the State. The range from $50,000 to $149,999 per year includes
56.3% of Pella households. The same range of incomes includes 52.7% of all Marion County households
and only 46.8% of all lowa households.

On the other hand, only 3.2% of Pella households have annual incomes of $150,000 or more compared
to 5.0% for all of Marion County and 7.5% for the State of lowa. As noted previously, the highest income
households reside in the rural areas of Marion County. Many of these rural residential developments
are located in close proximity to Pella and in many ways treat Pella as their home town by sending their
children to school in Pella, by working at Pella businesses, and doing much of their shopping in Pella.

Economic Characteristics: Housing

The age, size and value of the housing stock provide additional insights into the economic character and
well-being of an area. Table sets 5 through 7 provide statistical information on the housing stock for
Pella, other Marion County jurisdictions, all of Marion County and the State. The statistics pertaining to
the age of the housing stock and to the size of units include both single-family and multi-family housing
units and both owner-occupied and rental housing. The tables that address the value of housing pertain
only to owner-occupied housing.

In Pella during 2016 there were a total of 3,789 housing units of which 2,336 (61.7%) were owner
occupied and the other 1,453 (38.3%) were rental property. Also, 2,596 (65.4%) of the housing units
were single-family detached, 177 units (4.5%) were single-family attached, 210 units (5.3%) were
duplexes, 939 units (23.6%) were in buildings that contained 3 or more units, and 50 units (1.3%) were
mobile homes.

Another particularly important housing statistics pertains to occupancy rates. For Pella during 2016

there were no vacant owner-occupied houses and the vacancy rate for residential rental property was
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only 4.2%. This indicates an extremely tight housing market for the city. For Marion County overall the
vacancy rates of 0.4% for owner-occupied units and 4.7% for rental units also shows an extremely tight
housing market. For the State the owner-occupied vacancy rate equaled 1.5% and for rental housing it
equaled 6.1%.

Table 5A presents American Community Survey estimates of the number of housing units built before
1939, by decade from 1940 through 2009, and since 2010. Table 5B presents information on the shares
of different Marion County jurisdictions’ and the State’s housing built during the different time periods.
Beyond providing a sense of the age of the housing stock, these statistics reveal what has happened to
home construction since the last recession.

Table 5A: Year Built for Housing in Pella, Other Marion County and State, 2016

Other
Pleasant- | Melcher- Marion Marion State of
Year Built Pella Knoxville ville Dallas County County lowa
Total housing units 3,972 3,383 859 570 5,213 13,997 | 1,362,619
2014 or later 19 0 0 0 10 29 6,284
2010 to 2013 31 5 0 0 86 122 30,309
2000 to 2009 512 213 107 59 779 1,670 158,859
1990 to 1999 447 277 86 14 1,056 1,880 147,103
1980 to 1989 384 379 76 59 563 1,461 99,958
1970 to 1979 847 598 163 47 708 2,363 200,408
1960 to 1969 539 498 92 35 263 1,427 145,103
1950 to 1959 325 495 103 42 314 1,279 142,150
1940 to 1949 140 190 29 49 238 646 74,567
1939 or earlier 728 728 203 265 1,196 3,120 357,878
Table 5B: Year Built Shares for Housing in Pella, Other Marion County and State, 2016
Other
Pleasant- | Melcher- Marion Marion State of
Year Built Pella Knoxville ville Dallas County County lowa
Total housing units 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 100.0%
2014 or later 0.5% 0.0% 0.0% 0.0% 0.2% 0.2% 0.5%
2010 to 2013 0.8% 0.1% 0.0% 0.0% 1.6% 0.9% 2.2%
2000 to 2009 12.9% 6.3% 12.5% 10.4% 14.9% 11.9% 11.7%
1990 to 1999 11.3% 8.2% 10.0% 2.5% 20.3% 13.4% 10.8%
1980 to 1989 9.7% 11.2% 8.8% 10.4% 10.8% 10.4% 7.3%
1970 to 1979 21.3% 17.7% 19.0% 8.2% 13.6% 16.9% 14.7%
1960 to 1969 13.6% 14.7% 10.7% 6.1% 5.0% 10.2% 10.6%
1950 to 1959 8.2% 14.6% 12.0% 7.4% 6.0% 9.1% 10.4%
1940 to 1949 3.5% 5.6% 3.4% 8.6% 4.6% 4.6% 5.5%
1939 or earlier 18.3% 21.5% 23.6% 46.5% 22.9% 22.3% 26.3%
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Pella has only 18.3% of its housing dating from before 1940. For all of Marion County and for the State
of lowa the shares of housing built prior to 1940 equal 22.3% and 26.3%, respectively. At the other
extreme, Pella accounts for about one-third of all housing constructed in Marion County since 2010.
However, City of Pella housing permit records indicate the American Community Survey estimates
significantly understate the number of housing units constructed in the city since 2010. The city records
indicate the number of new housing units constructed from 2010 through 2016 equals 231.

Table 5A indicates there has been a significant slowdown in housing construction since the last
recession. This likely is true, but the slowdown in Pella is not as great as implied by the American
Community Survey estimates. The American Community Survey estimates show that from 2000 through
2009 the annual average equaled 51.2 units. The city permit data indicates that on average 33 housing
units were built per year from 2010 to 2016.

The distribution of shares of housing constructed during each time period according to the American
Community Survey estimates for Pella, Marion County and lowa is illustrated in the following chart.

Shares of Housing Built by Time Period
30%
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Home size influences many types of household consumption. A basic fact of life is people tend to
increase purchases of things to fill up the space they have available. Table 6A presents counts of the
numbers of housing units by the number of rooms for Pella, other Marion County jurisdictions, Marion
County and the State. These counts include both rental and owner-occupied housing. So, the range of
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housing sizes extends from 1-room efficiency apartments to detached homes with 9 or more rooms.
Table 6B presents the same distribution in terms of shares of housing units by number of rooms for each

jurisdiction.

Table 6A: Number of Housing Units by Size for Pella, Other Marion County and State, 2016

Other
Pleasant- | Melcher- | Marion Marion State of
House Size (Rooms) Pella Knoxville ville Dallas County County lowa
Total housing units 3,972 3,383 859 570 5,213 13,997 | 1,362,619
1 room 78 48 21 0 0 147 17,308
2 rooms 131 135 17 0 30 313 29,509
3 rooms 472 220 78 40 83 893 100,076
4 rooms 590 821 151 129 484 2,175 201,109
5 rooms 521 842 212 176 954 2,705 248,113
6 rooms 447 436 129 87 1,154 2,253 231,256
7 rooms 462 315 107 89 1,009 1,982 185,149
8 rooms 498 276 40 20 598 1,432 143,013
9 rooms or more 773 290 104 29 901 2,097 207,086
Table 6B: Share of Housing Units by Size for Pella, Other Marion County and State, 2016
Other
Pleasant- | Melcher- Marion Marion State of
House Size (Rooms) Pella Knoxville ville Dallas County County lowa
Total housing units 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 100.0%
1 room 2.0% 1.4% 2.4% 0.0% 0.0% 1.1% 1.3%
2 rooms 3.3% 4.0% 2.0% 0.0% 0.6% 2.2% 2.2%
3 rooms 11.9% 6.5% 9.1% 7.0% 1.6% 6.4% 7.3%
4 rooms 14.9% 24.3% 17.6% 22.6% 9.3% 15.5% 14.8%
5 rooms 13.1% 24.9% 24.7% 30.9% 18.3% 19.3% 18.2%
6 rooms 11.3% 12.9% 15.0% 15.3% 22.1% 16.1% 17.0%
7 rooms 11.6% 9.3% 12.5% 15.6% 19.4% 14.2% 13.6%
8 rooms 12.5% 8.2% 4.7% 3.5% 11.5% 10.2% 10.5%
9 rooms or more 19.5% 8.6% 12.1% 5.1% 17.3% 15.0% 15.2%

Pella accounts for over half of the efficiency units for all of Marion County, but efficiencies only account
for 2.0% of Pella’s housing units. One thing that stands out in looking at the size distribution of housing
units in Pella is the higher shares of both small units and large units compared to the remainder of the
county and the State. Units with three or fewer rooms account for 17.2% of Pella’s housing stock, but
only 9.7% countywide and only 10.8% statewide. At the other extreme 32.0% of housing units in Pella
contain 8 or more rooms, while countywide similar size units account for only 25.2% of all housing and
statewide the share is 25.7%.
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The distribution of the values of owner-occupied housing provides additional insight into the economic
well-being of the local population. Table 7A provides the number of owner-occupied houses over eight

value ranges from under $50,000 to $1 million and over. This table also provides the median house
value for each jurisdiction. Table 7B provides the shares of houses in each value range.

Table 7A: Number of Owner-Occupied Houses by Value for Pella, Other Marion County and State, 2016

Other
Pleasant- | Melcher- Marion Marion State of
Home Value Pella Knoxville ville Dallas County County lowa
Owner-occupied units 2,336 1,968 529 358 4,275 9,466 883,119
Less than $50,000 124 263 49 75 380 891 94,855
$50,000 to $99,999 195 855 142 212 746 2,150 210,180
$100,000 to $149,999 466 559 208 29 618 1,880 198,528
$150,000 to $199,999 807 159 94 23 1,130 2,213 151,979
$200,000 to $299,999 556 115 34 9 662 1,376 139,989
$300,000 to $499,999 160 9 2 4 617 792 65,586
$500,000 to $999,999 18 8 0 3 100 129 17,262
$1,000,000 or more 10 0 0 3 22 35 4,740
Median (dollars) $175,300 $93,800 | $115,300 $66,900 | $167,411 | $144,800 | $132,800
Table 7B: Share of Owner-Occupied Houses by Value for Pella, Other Marion County and State, 2016
Other
Pleasant- | Melcher- Marion Marion State of
Home Value Pella Knoxville ville Dallas County County lowa
Owner-occupied units 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 100.0%
Less than $50,000 5.3% 13.4% 9.3% 20.9% 8.9% 9.4% 10.7%
$50,000 to $99,999 8.3% 43.4% 26.8% 59.2% 17.5% 22.7% 23.8%
$100,000 to $149,999 19.9% 28.4% 39.3% 8.1% 14.5% 19.9% 22.5%
$150,000 to $199,999 34.5% 8.1% 17.8% 6.4% 26.4% 23.4% 17.2%
$200,000 to $299,999 23.8% 5.8% 6.4% 2.5% 15.5% 14.5% 15.9%
$300,000 to $499,999 6.8% 0.5% 0.4% 1.1% 14.4% 8.4% 7.4%
$500,000 to $999,999 0.8% 0.4% 0.0% 0.8% 2.3% 1.4% 2.0%
$1,000,000 or more 0.4% 0.0% 0.0% 0.8% 0.5% 0.4% 0.5%
Over three-quarters (78.2%) of owner-occupied homes in Pella have values between $100,000 and
$299,999. This is starkly different from the three only largest cities in Marion County. For example, in
Knoxville 85.2% of houses have values under $150,000 and in Melcher-Dallas 80.1% have values under
$100,000. Statewide 55.6% of owner-occupied homes have values between $100,000 and $299,999.
Furthermore, consistent with other findings, Pella has a smaller share of high-value homes compared to
all of Marion County and the State. The share of Pella homes with values of $500,000 or more equals
Strategic Economics Group Page 15



only 1.2%. For Marion County 1.8% of homes fall in the highest two value ranges and the statewide
share for such high-value homes equals 2.5%.

Finally, the median home values for Pella, all of Marion County and the State confirm that income and
wealth are spread much more evenly in Pella than in other parts of Marion County or the State. The
median home price for Pella in 2016 equaled $175,300. In comparison, the median countywide home
value was $144,800 and the statewide median home value was $132,800. This relative level of equality
in Pella implies its population can support a higher level of retail trade and entertainment spending than
in cities where income and wealth are more concentrated.

Key Demographic and Economic Findings

e Pella’s total population seems to have peaked in 2006 and since then it has declined slightly.
But this is deceiving because there has been the development of new housing in rural areas in
close proximity to Pella. This is particularly true along county road G28 and county highway T15
to the west of the city.

e The Pella Area Community and Economic Alliance (PACE) list of the city’s top 14 employers
identifies 7,321 jobs for just these businesses. In comparison, Pella’s adult population between
the ages of 18 and 64 equals only 6,258 individuals. This implies many more people come into
the city each day to work than live there.

e The households headed by individuals in the 45 to 64 years age cohort appear to be the ones
that have predominantly moved to homes just outside the Pella city limits. Also, for this reason
children in the 5 to 17 years age range account for a smaller share of Pella’s population than for
all of Marion County and for the State. In addition, it is likely these households are better off
financially than households headed by younger individuals.

e (Central College’s 1,248 students and 106 full-time faculty represent a cultural and economic
benefit to the city. The college adds an estimated $50 million to $S60 million to the local
economy. Only 13 other non-metropolitan cities in lowa are home to similar 4-year private
colleges or universities.

e Household incomes in Pella are more equal than in Marion County as a whole or statewide. The
ratio of mean household income to median household income for Pella for 2016 equals only
1.13 compared to the county ratio of 1.18 and the State ratio of 1.30. Median household
income in Pella (560,568) is 11.0% higher than the statewide median income ($54,570). But
Pella’s mean household income ($68,429) is 3.2% below the statewide mean income ($70,708).

e There is very little vacant housing in Pella. According to the American Community Survey for
2016 there were no vacant owner-occupied units and the vacancy rate for rental housing
equaled only 4.2%.

e There has been a slowdown in home construction since the last recession, but the American
Community Survey estimates overstate the decline. According to city permit records, from
2010 to 2016 about 231 new housing units have been constructed in Pella, which is an average
of about 33 per year.
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e Over three-quarters (78.2%) of owner-occupied homes in Pella have values between $100,000
and $299,999. Statewide only 55.6% of owner-occupied homes have values between $100,000
and $299,999. On the other hand, Pella has a smaller share of high-value homes compared to all
of Marion County and the State. The share of Pella homes with values of $500,000 or more
equals only 1.2%. The share of high-value homes for all of Marion County is 1.8% and the
statewide share for such high-value homes equals 2.5%.

Pella Commercial Activity Analysis

Commercial activity in Pella is spread across a variety of business sectors. Also, different types of
activities are concentrated geographically in different areas of the city. An understanding of the
distribution of businesses by both type and geography provide insights into what opportunities exists for
the future development of the Oskaloosa Street corridor.

This section of the analysis will primarily focus on the types and locations of four types of businesses
that currently exist in Pella. These include retail trade, food service and lodging, personal services and
business services. Since many of these types of businesses sell goods and services subject to state sales
tax, a primary source of data on these businesses is the sales tax permit registration file maintained by
the lowa Department of Revenue (lowaDOR). In addition, the lowaDOR compiles aggregate statistics on
taxable sales by city and county, which it publishes quarterly. Also, it publishes more detailed quarterly
taxable sales statistics at the county level for twelve categories of businesses.?

Because all of the types of businesses that are of interest for this study do not sell goods or services
subject to sales tax other data sources are used to complement the lowaDOR data. One source of
supplemental information on businesses located in the city is the Pella Area Community and Economic
Alliance (PACE) business directory.

Retail Sales Trends

During 2017, taxable sales by Pella businesses totaled $178.8 million. For all of Marion County taxable
sales equaled $306.1 million. So, taxable sales by Pella located businesses accounted for 58.4% of total
taxable sales in Marion County. Businesses in Knoxville, the county’s second largest city, accounted for
34.7% of taxable sales in Marion County.

Measured in current dollars, taxable sales by Pella businesses grew from $119.8 million in 2000 to
$178.8 million in 2017, or by $58.9 million (49.2%). But when adjusted for inflation, taxable sales by
Pella businesses grew by only $8.2 million (4.8%) over the same period. As the following chart shows
real (inflation adjusted) taxable sales by Pella businesses took a significant dip over the period from 2000
to 2004 and then required eight more years to recover to their 2000 level. However, at least some of
the decline in taxable sales that occurred over this twelve year period can be attributed to changes in
State law. On a statewide basis the share of sales by businesses with sales tax permits that was subject

*The lowa Department of Revenue publication of quarterly taxable sales and sale tax statistics includes some
suppression of city and county level statistics. These suppressions occur when the number of businesses in a
jurisdiction falls below the number of businesses and share of sales thresholds required to protect the
confidentiality of individual businesses.

- |
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to tax decreased from 43.1% in 2000 to 29.7% in 2017. Applying an adjustment for the state law
changes, the following chart shows that inflation adjusted taxable sales by Pella businesses would have
increased from $170.6 million in 2000 to $259.3 million in 2017, or by $88.7 million (52.0%).

Real and Nominal Taxable Sales in Pella, 2000 - 2017

$300

$280 |+ ====Pella (S Current) A

s260 | ===Pella ($2017) /\/\7_
5240 1 | aw Change ($ 2017) /

$220 \/
$200 /
$180 /

$140

S Million

$120 —em— —

$1OO T T T T T T T T T T T T T T T T T 1

2000
2001
2002
2003
2004
2005
2006
2007
2008
2009
2010
2011
2012
2013
2014
2015
2016
2017

The inflation and law change adjusted taxable sales line in the above chart shows a growth spurt from
2005 through 2007, which corresponds to the housing boom that occurred nationally over those years.
Given that Pella’s major employers (i.e., Pella Corporation and Vermeer Corporation) likely benefited
from that strong economic growth and added to payrolls over that period, it is logical real taxable sales
should have experienced growth over those years. Correspondingly, the law change adjusted line
dipped in 2009 when the housing bubble burst. Growth then recovered and peaked in 2014 before
declining during 2015 and 2016. This recent decline likely reflects the impact of lower agricultural
commodity prices since 2013.

In current dollars, 2017 was actually the peak year for taxable sales. When adjusted just for inflation the
peak year was 2015.

The number of businesses that file quarterly sales tax returns provides another indication of the vitality
of a city’s retail sector. The number of filers fluctuates from quarter to quarter and generally the
number jumps by 25% or more during the final quarter of the year due to seasonal sellers. During the
other three quarters of the year the number of businesses that file sales tax returns is relatively stable
within a single year. The next chart shows how the number sales tax filers varies from year to year
based on the average number of filers over the first three quarters of each year.
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Pella Quarterly Sales Tax Filers, 2000 - 2017
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The above chart shows that the number of Pella permitted businesses declined from 2000 through 2005
and then experienced significant growth through 2009 peaking at 431. The drop in the business count
during the last recession was not that great with the return count only falling to 412 during 2011.
However, after recovering to 421 during 2013, the year agricultural income in lowa peaked; the number
fell to 396 in 2016. During 2017 the number did stage a slight recovery rising to 404.

Additional perspective is provided by making a comparison of taxable sales per capita for Pella, Marion
County and the State. The following chart presents this comparison. Over the entire period from 2000
through 2017 per capita taxable sales in Pella exceeded both the countywide and statewide averages.

From 2000 to 2017 taxable sales per capita in Pella grew from $12,066 to $17,482, or by $5,416 (44.9%).
For all of Marion County taxable sales per capita increased from $6,726 to $9,274, or by $2,521 (37.5%).
Statewide taxable sales per capita increased from $9,477 to $12,407, or by $2,930 (30.9%).

Over the entire period, per capita taxable sales by Pella businesses exceeded taxable sales countywide
by a margin of between 66% and 96%. The peak difference occurred during 2014. During 2017 the
difference equaled 89%. Per capita taxable sales by Pella businesses exceeded the statewide amounts
by between 15% and 43%. The peak difference occurred during 2014 and 2015. During 2017 the
difference equaled 41%.

As discussed previously in the report, Pella population estimates do not count the number of people
who reside just outside the city limits and effectively treat Pella as their home town for school, work and
shopping. Consequently, the per capital taxable sales for Pella businesses may be somewhat overstated
relative to the county as a whole and to the State. But because the difference from the countywide
amounts is so large undercounted population for Pella does not explain the entire difference.
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Per Capita Taxable Sales, 2000 - 2017
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Retail and Services Business Types

The lowaDOR sales tax registration file provides information on the principle type of business and the
street address by location for permit holders. Also, this database includes information on whether
individual locations are part of a consolidated business group, when the current sales tax permit was
issued, and when permits of out-of-business locations were canceled. These data allow the
identification of business clusters within the city and the analysis of retail business dynamics for the city.

According to the most current registration file, 658 businesses located in Pella or in close proximity to
the city hold state sales tax permits. In all of Marion County, 1,427 businesses hold sales tax permits.*
These numbers do not represent the total number of businesses located in either Pella or Marion
County because not all businesses are required to collect sales tax. Many types of businesses that
provide professional services, such as attorneys, engineers, accountants, insurance agents, doctors, etc.,
are exempt from collecting sales tax. In other cases, there are businesses with local establishments that
are part of multi-location businesses that handle all billing of taxable services from a central facility
located elsewhere in the State and so do not have local permits, such as some banks.

Nevertheless, the lowaDOR sales tax registration file does provide a good indication of businesses
engaged in retail trade, food and lodging, and most personal services businesses. Also, some
manufacturing and wholesale businesses have permits because a small amount of their sales are to end
consumers rather than to other businesses. Table 8 provides a summary of the numbers of sales tax
permit holders by 2-digit business classification level for Pella, other Marion County jurisdictions, and all
of Marion County.

* The sales tax registration file used for this analysis was created on July 3, 2018.
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Table 8: Number of Businesses with Sales Tax Permits, July 2018

Other Total

Business Marion Marion

Code Business Description Pella County County
11 Agricultural Services 5 8
21 Mining 0 2
22 Utilities 5 14 19
23 Construction Contractors 48 47 95
31-33 | Manufacturing 33 18 51
42 Wholesale Trade 21 24 45
44 - 45 | Retail Trade 240 291 531
48 - 49 | Transportation & Warehousing 10 10 20
51 Information Services 10 16 26
52 Finance & Insurance Services 3 4 7
53 Real Estate, Rental & Leasing 17 15 32
54 Professional, Scientific and Technical Services 55 60 115
55 Management of Companies and Enterprises 0 1 1
56 Administration and Support and Waste Management 43 47 90
61 Educational Services 6 2 8
62 Health Care and Social Assistance 15 12 27
71 Arts, Entertainment & Recreation 21 25 46
72 Accommodation and Food Services 46 54 100
81 Other Services (except Public Administration) 80 122 202
92 Public Administration 0 1 1
99 Unclassified 0 1 1
Totals 658 769 1,427

The greatest number of sales tax permit holders falls in the retail trade category for both Pella and for all

of Marion County. Other categories that will be the primary focus of this analysis are:

e Information Services
e Finance and Insurance Services

Real Estate, Rental and Leasing

Professional, Scientific and Technical Services
Arts, Entertainment and Recreation
Accommodation and Food Services

e Other Services

These additional business categories account for 232 other Pella sales tax permit holders and 296 other

Marion County sales permit holders. For the most part businesses in these categories of businesses
have physical locations, but some, particularly in the retail trade and other services categories, are

home-based enterprises. Home-based businesses will not be addressed in this study because most are
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small. Many are seasonal. And home-based businesses are not likely to be in competition with the
types of businesses that would potentially locate or expand in the Oskaloosa Street corridor.

Business Cluster Locations

Before investigating options for additional retail and other commercial development along Oskaloosa
Street, it is important to gain an understanding of the numbers and types of retail, food and
accommodation, and service businesses that already exist in Pella and where in Pella they are located.
Through the review of the lowaDOR sales tax permit file, the Pella Community and Economic Alliance
business directory, and city maps five business location clusters have been identified. The following
map shows the locations of these five business clusters.

Map 1: Pella Retail, Food and Lodging, and Services Business Clusters
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Business Cluster 1

The first cluster of businesses is located just to the southwest of the lowa Highway 163 interchange at
Washington Street in the northwestern part of Pella. About half of the businesses located in this area
are typical of highway interchange developments. They include a convenience store that sells motor
fuel, 4 restaurants, a hotel, and a car dealership. Other businesses in the area are 2 real estate related
offices, 2 financial services offices, the office of an electric cooperative, a printing company, a thrift
store, a hearing aid store and a specialty medical clinic.

Since the lowa Highway 163 bypass of Pella did not open until October 1994, most of the businesses in
this area opened after that date. Other economic activity in the area includes the Pella Municipal
Airport and the Bos Landen Golf Course and Community, which includes another hotel. This area is
shown in the following picture.
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Business Cluster 2

The second business cluster encompasses Washington Street and cross streets from the lowa Highway
163 interchange to the western edge of the downtown area at about West 2™ Street. Sixty-two
businesses are located along this 1.3 mile section of Washington Street. Twenty of the businesses are
retailers. The largest of the retail businesses in this corridor are Wal-Mart and Fareway. The other retail
establishments include two auto parts and accessories stores, three clothing and accessories stores, a
music store, a sporting goods store, and a variety of other stores. Other than one small group of stores
located adjacent to the Walmart, there is no concentration of retailers in this corridor.

There are only six restaurants and other food establishments in this corridor. Four of these are part of
national chains or franchises (Applebee’s, Culver’s, Taco Bell and Yamato Steakhouse) and are located
near to the Wal-Mart store. One is a coffee shop and the sixth is a local restaurant (Kaldera’s). A
Baymont motel is located just east of the lowa Highway 163 interchange. Most of the remainder of the
businesses in this area offer a mix of personal services including chiropractors, dentists, beauticians,
barbers, auto repair shops, laundromats, cleaning services, etc. Overall the businesses located in this
area of the city represent more of a collection of unrelated establishments than a cluster of related
ones.

Aerial views of this business corridor are provided in the following three pictures.
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Business Cluster 3

Downtown Pella, like many towns in lowa, is located around a town square. But in Pella’s case the
location of businesses in the downtown is somewhat lopsided with most of them located to the east of
the square. For the purposes of this analysis the limits of the downtown are generally defined as
extending from Liberty Street on the south to Washington Street on the north and from E. 1** Street on
the east to W. 1*' Street on the west. The following picture shows the downtown area.

The highest concentrations of businesses are along Franklin Street and along Main Street. Within the
defined limits of the downtown, 151 businesses have been identified. Only 100 of these businesses
have sales tax permits. Most of the businesses that do not have sales tax permits offer financial services
(i.e., insurance brokerages, investment management services, and real estate agencies) or professional
services (i.e., attorneys, dentists and doctors), whose services are mostly exempt from lowa’s sales tax.

Fifty-eight of the businesses in this area are retailers. These businesses include:

e 8 clothing and shoe stores,

e 6 furniture, home furnishings and appliance stores,
e 6 book, novelty, and stationary stores,

e 4 specialty food stores (bakeries and meat markets),
e 3 sewing and fabric stores,

e 2 jewelry stores,

e 2 variety stores, and

e 2 used merchandise stores.
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Also, there are a variety of individual stores that include a florist, bicycle shop, hardware store,
chocolate shop, dog bakery, Dutch goods importer, and local arts and crafts store.

There are 14 restaurants located in downtown Pella. About two-thirds are local establishments. Also,
there are a local boutique hotel and a bed and breakfast business in the area.

Barber shops, beauty salons and spas account for the largest number of personal services businesses
(12). As alluded to earlier, there are many businesses that provide financial, real estate and legal
services located in the downtown area. These include 6 banks, 7 insurance agencies and brokerages, 4
financial advising services, 5 real estate services, 3 law offices and 1 accounting office. In addition, there
are 10 dental and medical related offices located in downtown Pella.

Business Cluster 4

There is a small number of businesses located along Main Street and Broadway Street between the
downtown and Oskaloosa Street. Describing this as a cluster may be a stretch, but as this area does not
seem to fit in either the downtown (cluster 3) or Oskaloosa Street (cluster 5) clusters it is given a
separate designation. There are only 12 businesses located in this cluster. They include 2 restaurants
and an ice cream shop, a credit union, a bank drive-thru facility, a bed and breakfast, a convenience
store, 3 retailers, a hair salon, and an electrical equipment repair shop. There are also a number of
government facilities in the area including the police and fire stations, the city library and a former
elementary school used by Central College. The following picture shows this area.

Strategic Economics Group Page 26



Business Cluster 5

Cluster 5 includes Oskaloosa Street and adjacent streets. This corridor is the primary focus of this study.
The west end of the corridor is bounded by South Park and Pella Corporation. Also, the west end of the
corridor is located just two blocks from Central College.

The 1.4 mile corridor from Main Street to 240™ Place contains about 74 businesses of which 59 have
State sales tax permits. This cluster of businesses includes not only those located on Oskaloosa Street,
but in addition some businesses located on cross streets and side streets. This is particularly the case
near the east end of the corridor along E. 9", E. 14" and E. 16" Streets.

This area of the city contains a mix of many different types of businesses as well as residential
properties. There are 5 construction contractors’ offices and shops, 6 manufacturers, and 9 wholesale
businesses located in the area. There are 22 retail establishments in the area. This group of businesses
includes a large number that are related to motor vehicles. The motor vehicle related retailers include
an automobile dealership, 3 auto and truck parts stores, a convenience store, and a business that sells
four wheelers. There are also a number of motor vehicle and transportation service businesses located
in this area. There are two motor vehicle rental businesses, 2 car washes, a car detailing business and an
automotive repair business.

The largest retail stores in the area are a Hy-Vee grocery and a Theisens store. Other retail
establishments include a lawn and garden equipment store, a liquor store, a clothing store, a quilting
supplies store, a variety store, and a florist and a greenhouse.

The number of other service businesses in this area is relatively small. There is a bank, a financial
services business, a veterinary clinic, a photographic studio, 3 salons and a chiropractic clinic. There are
two motels and two eating places, which are nation fast food franchises (i.e., Jimmy Johns and
McDonald’s). A bowling alley and several health and fitness businesses are located just south of
Oskaloosa Street on SE 9" Street.

The following three aerial photographs show this corridor.
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Business Clusters Analysis Summary

The five business clusters include 318 businesses. 237 of these businesses have State sales tax permits.
There are a total of 658 businesses with Pella addresses that hold active State sales tax permits. Thus,
over half of the Pella area sales tax permit holders have addresses outside the five business clusters
covered in this report. However, most of these remaining businesses are scattered throughout the city
or in rural areas outside the city limits. Furthermore, most of these other businesses appear to be
home-based enterprises. For example, 42 are various types of construction contractors. Seventy-nine
more are various crafts type businesses located primarily in residential areas. Two other categories of
what appear to be home-based businesses are cleaning and maintenance businesses (18) and lawn care
services (17). With only a few exceptions all of the city’s traditional “brick-and-mortar” stores,
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restaurants, lodging places, and business offices of professional services enterprises are located in the
five clusters.

Table 9 provides summary counts of the number of businesses by broad category located in each of the
five business clusters discussed above.

Table 9: Pella Business Counts by Major Category and Cluster, July 2018

Pella Business Clusters
Business Category 1 2 3 4 5 All
Construction, Manufacturing and Wholesale 2 5 9 0 20 36
Retail 3 20 58 4 22 107
Business Services 6 14 38 2 15 75
Personal Services 2 16 31 2 12 63
Food Service and Lodging 5 7 16 4 5 37
Five Cluster Totals 18 62 152 12 74 318

Another characteristic of interest for the businesses located in these five clusters is their age. Although
not an exact indicator of a business’s age, the lowaDOR sales tax permit database does include
information on the date when a business’s current permit was issued. Table 10 summarizes the counts
of permitted businesses by ranges of years during which permits were issued for the five business
clusters.

Table 10: Pella Businesses’ Sales Tax Permit Issuance Years by Cluster

Pella Business Clusters
Permit Issued 1 2 3 4 5 All
Before 1990 2 9 10 1 10 32
1990 - 1994 1 3 8 0 17
1995 - 1999 0 3 10 0 15
2000 - 2004 2 7 14 2 32
2005 - 2009 2 13 15 0 13 43
2010-2014 2 15 18 3 10 48
2015 and After 3 7 25 3 11 49
Totals 12 57 100 9 58 236

The above table shows that 59% of Pella businesses located in the five clusters have sales tax permits
with issuance dates since 2005 and 41% since 2010. Some of the businesses with recent permit issuance
dates may have existed prior to the date on the permit, but the newer date often indicates the business
has changed ownership. On the flip side, 510 Pella businesses have cancelled sales tax permits since
2005. Again, this may not indicate the business has ceased operation. Rather if the business continues
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to operate under a new permit this often indicates a change in ownership, some other form of
reorganization, or a name change.

Finally, this analysis of the areas of Pella where most retail, restaurant, lodging, personal service and
professional service businesses are located yields the following observations about commercial activity
in the city.
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Pella as a city has a unique identity, but little of that identity is apparent in the commercial
areas outside of the downtown.

Most of the businesses located in the Cluster 1 area (southwest of the lowa Highway
163/Washington Street Interchange) are relatively new and are typical of highway oriented
developments. With the exception of the DutchFix restaurant there is nothing uniquely Pella
about this commercial area.

The primary concentration of businesses in Cluster 2 is located between 1500 and 2100
Washington Street. Located in this area are a Baymont motel, Fareway grocery, Wal-Mart
Supercenter, two fast food restaurants (Culver’s and Taco Bell), two sit-down restaurants
(Applebee’s and Yamato Steak House), a sporting goods store (Sports Page), a clothing store
(Maurices), a hair salon (Great Clips), and a Verizon cellular store. These establishments are all
parts of national or regional chains.

Downtown Pella (Cluster 3) is the heart of the city and where its Dutch heritage is on display.
There are historical buildings, like the Scholte House Museum, and long-term local businesses,
like the Jaarsma Bakery and Vander Ploeg Bakery. One long-term mainstay of the downtown
and one of its larger stores (Boat’s Home Furnishings) recently announced it is going out of
business. In addition, there was a major redevelopment project in the early 2000s along Liberty
Street between E. 1% Street and Main Street where the Amsterdam Hotel, MidwestOne Bank,
and several other businesses are located. Also, the Pella Historical Village is located just east of
downtown on Franklin Street between E. 1 and E. 2™ Streets. Like many other areas of the
city, there appears to have been considerable turnover of ownership and type of businesses in
this area in recent years.

The area between downtown and Oskaloosa Street along Main and Broadway Streets (Cluster
4) contains only a small number of businesses. The largest of these businesses are two
restaurants (the Pizza Ranch and El Charro Mexican Grill), the Community 1* Credit Union, and
a Casey’s convenience store. A major commercial advantage of this area is its location between
the Central College campus and downtown.

Oskaloosa Street from Main Street to 240™ Place and cross-streets near the east end of the
corridor (Cluster 5) contain the greatest mix of business types of the areas studied. At the west
end there is heavy industry (Pella Corporation). Major retailers (Hy-Vee, Theisens, Well Thrift
Shop, and Pella Motors) are located near the east end of the corridor. Also near the east end of
the corridor are a number of motor vehicle parts businesses (O’Reilly Auto Parts, Carquest Auto
Parts, and Vander Beek Truck Accessories). Some local businesses that appear to be unique to
the city are De Ruiter Lawn Equipment, Nick’s Greenhouse, Lampert Lumber and Dutch Mill Inn
Motel. The two eating places in the corridor are franchises (Jimmy Johns and McDonalds).
South of Oskaloosa Street on SE 9" Street are a number of recreation, health and fitness
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businesses. South of Oskaloosa Street along SE 14" and SE 16" Streets are a number of
wholesale businesses, contractors, industrial supply companies, and repair shops.

e Although to outsiders Pella appears to be a community with long established and unique
businesses, based on lowaDOR sales tax registration data there appears to be a significant
amount of turnover among its retail, restaurant and personal services businesses. Over 40% of
the businesses with sales tax permits that are located in the downtown area and along Old lowa
Highway 163 received their current permits in 2010 or later.

Comparison Communities Analysis

Pella, like any community, can learn from other similar communities. Pella is one of 44 non-
metropolitan area lowa cities with populations between 5,000 and 15,000. It is not possible to look at
all 44 of these cities for ideas of how Pella may approach options for additional development along
Oskaloosa Street. So, for this study four cities that compare closely to Pella in terms of their size and
their economies have been selected as the basis for seeing how their mixes of businesses compare to
Pella’s business mix. The four cities that have been selected for this analysis are Fairfield, Grinnell,
Oskaloosa and Waverly.

These cities have populations that range from 9,027 to 11,546. In addition, all four cities are home to
small private colleges or universities with enrollments of between 1,500 and 2,000. Also, each city has
nearby Interstate or expressway highway access. The following section provides additional data that
shows how Pella compares to the other four cities and how Marion County compares to the four
counties where these cities are located (Jefferson, Poweshiek, Mahaska and Bremer).

City and County Population and Income Comparisons

A few key statistics illustrate the comparability of these cities and the counties. Table 11A shows how
the cities compare in terms of population, population change from 2010 to 2017, and number of
households. Also, this table provides measures of median income, mean income and total income. In
addition, the ratio of mean-to-median income indicates the relative level of income equality in each city.
Table 11B provides the same statistical indicators for Marion County and the four other counties.

The population estimates for 2017 show that Pella and the four other cities only differ by 2,519
residents from the largest to the smallest. Median household income levels range from $38,906 to
$61,007. Mean household income levels range from $51,533 to $78,658.

Although not the only determinant of consumer spending potential, the total income estimates for 2016
provide a basis for making comparisons between Pella and the other cities in terms of their ability to
support retail and other consumer spending. Total income for Pella and the other four cities range from
$199.2 million to $270.2 million. For the counties where these cities are located the total income
amounts range from $422.3 million to $883.8 million.
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Table 11A: Statistical Comparisons for Pella and Four Similar Cities

Characteristics Pella Fairfield Grinnell Oskaloosa Waverly
Population 2010 10,332 9,459 9,220 11,517 9,883
Population 2017 10,225 10,420 9,027 11,546 10,126

Change 2010 - 2017 -107 961 -193 29 243

% Change 2010 - 2017 -1.0% 10.2% -2.1% 0.3% 2.5%
Households 2016 3,789 3,865 3,448 4,883 3,435
Median Household Income $60,568 $38,906 $45,948 $40,837 $61,007
Mean Household Income $68,429 $51,533 $62,689 $52,657 $78,658
Ratio: Mean-to-Median Income 1.13 1.32 1.36 1.29 1.29
Total Income ($ million) $259.3 $199.2 $216.2 $257.1 $270.2

Table 11B: Statistical Comparisons for Marion County and Four Similar Counties

Characteristics Marion Jefferson Poweshiek Mahaska Bremer
Population 2010 33,225 16,829 18,922 22,406 24,295
Population 2017 33,105 18,422 18,314 22,235 24911

Change 2010 - 2017 -120 1,593 -608 -171 616

% Change 2010 - 2017 -0.4% 9.5% -3.2% -0.8% 2.5%
Households 2016 13,026 6,896 7,365 8,983 9,343
Median Household Income $57,412 $45,257 $50,725 $49,599 $64,264
Mean Household Income $67,848 $61,245 $66,088 $62,609 $79,055
Ratio: Mean-to-Median Income 1.18 1.35 1.30 1.26 1.23
Total Income (S million) $883.8 $422.3 $486.7 $562.4 $738.6

These few statistics provide benchmarks by which retail sales and other commercial activity may be
compared. The next section looks at total retail sales trends for each of the cities and counties. In
addition, because population growth varies across the five cities and five counties retail sales per capita

trends are presented.

Pella and Comparison Cities Aggregate Retail Sales Trends

In current dollars, taxable sales for businesses located in Pella increased from $119.8 million to $178.8
million, or by $58.9 million (49.2%), from 2000 to 2017. In dollar terms taxable sales by Pella businesses
experienced the greatest growth among the five cities, but in percentage terms Pella taxable sales
growth trailed Waverly (54.2%) and Grinnell (57.8%). The following chart shows the growth in taxable
sales for Pella and the other four cities in the comparison group. Although close in size, the five cities do
differ in their numbers of residents and in their population growth rates. Therefore, a second chart that
shows taxable sales per capita for the five cities reveals a slightly different comparison.
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City Taxable Sales, 2000 - 2017
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In 2000, per capita taxable sales by Pella businesses equaled $12,066. This was $350 (2.8%) below per
capita taxable sales by Oskaloosa based businesses, but above the amounts for Grinnell (57,585),
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Waverly (510,419), and Fairfield (511,191). By 2017, per capita taxable sales by Pella businesses rose to
$17,482, or by 55,416 (44.9%). Oskaloosa businesses had the next highest taxable sales per capita in
2017 at $14,921, or $2,561 (14.6%) below the Pella amount. What is surprising is that until 2010 taxable
sales by Oskaloosa businesses exceeded the Pella amount, but since then taxable sales per capita by
Pella businesses have exceeded the amounts by businesses in the other four cities by a considerable
margin. However, the rate of growth in taxable sales per capita was highest in Grinnell (60.5%).

Differences in population growth among the five cities may explain some of the discrepancy in per
capita taxable sales. Since 2010 Pella’s population has declined slightly from 10,332 to 10,225 (-1.0%).
In Grinnell, population declined from 9,181 to 9,027, or by 193 (-2.1%). Two of the other cities
experienced population growth — Fairfield (10.2%) and Waverly (2.5%). The population of Oskaloosa
remained about constant over the eight years increasing by only 29 residents (0.3%).

At the county level Jefferson County stands out as an outlier from 2000 through 2009 with taxable sales
per capita considerably higher than in the other four counties. But after the recession took hold in the
State, Jefferson County appears to have experienced a greater loss of businesses and taxable sales than
the other counties. Nevertheless, through 2014 Jefferson County held the lead in taxable sales per
capita among the five counties.

As shown in the following chart, Marion County’s taxable sales per capita ranked third or fourth among
the counties through 2011, but by 2017 it ranked second after Poweshiek County.
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During 2000, total taxable sales by Marion County businesses equaled $215.9 million and per capita
taxable sales countywide equaled $6,726. In comparison, taxable sales per capita equaled $8,781 in
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Jefferson County, $7,148 in Mahaska County, $6,557 in Poweshiek County, and $6,025 in Bremer
County.

Even with the Great Recession, taxable sales by Marion County businesses continued on an upward
trajectory over most of the next seventeen years reaching a level of $9,247 per capita during 2017.

Looking at county-wide sales is important because larger non-metropolitan area cities often serve a
customer base that extends beyond a city’s corporate limits. Also, as a practical matter only total
taxable sales statistics are available for cities. More detailed business category statistics are only
available down to the county level of geography.

Marion County Business Group Analysis

The lowa Department of Revenue (lowaDOR) compiles and publishes quarterly taxable sales amounts
for twelve aggregated business categories by county. However, if the number of businesses within a
category falls below a minimum threshold or if one business accounts for such a large share of sales
within a category that the publication of the taxable sales statistics may reveal confidential information
about a single business the statistics are suppressed.

The taxable sales statistics are not published for individual cities due to the large number of data
suppressions that would be required for most cities. Even for smaller counties significant numbers of
data suppressions can exist. As the dominance of big box retailers has increased since the 1990s and
with the rising share of retail sales being captured by e-commerce companies suppressions of county
data have increased as well.

Table 12 presents a summary of quarterly taxable sales statistics for Marion County for 2017 by the
twelve major categories of businesses. The categories of businesses for which the data are reported
include the following aggregated groups:

e Apparel

e Building materials

e Eating and drinking places
e Food dealers

e General merchandise

e Home furnishings

e Miscellaneous

e Motor vehicle

e Services

e Specialty retail

e Utilities and transportation
e Wholesale

Identification of the types of businesses included in the twelve categories is provided in the appendix to
this report. The lowaDOR actually collects taxable sales statistics for 250 types of businesses. This
classification system generally conforms to the North American Industrial Classification System (NAICS).
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Table 12: Quarterly and Annual Taxable Sales by Business Category for Marion County, 2017

Business Category 2017Q1 2017Q2 2017Q3 201704 CY 2017
Apparel $786,981 | $1,212,147 $958,981 | $1,502,381 $4,460,490
Building Materials $2,266,739 | $3,446,298 | $3,514,100 | $3,241,769 $12,468,906
Eating and Drinking $8,086,273 | $9,264,791 | $9,832,556 | $8,636,476 $35,820,096
Food Dealers $6,675,671 | $7,978,332 | $8,509,915 | $7,501,632 $30,665,550
General Merchandise $10,924,368 | $13,959,033 | $12,992,889 | $14,598,853 $52,475,143
Home Furnishings $1,373,965 | $1,543,415 | $1,647,965 | $1,962,940 $6,528,285
Miscellaneous $9,901,647 | $14,272,202 | $15,234,574 | $14,915,167 $54,323,590
Motor Vehicle $3,920,317 | $4,499,218 | $4,545,152 | $4,090,898 $17,055,585
Service $8,035,601 | $10,814,596 | $12,467,819 | $10,015,421 $41,333,437
Specialty Retail $2,560,182 | $3,552,650 | $3,446,104 | $3,225,454 $12,784,390
Utilities and Transportation | $5,076,687 | $5,673,725 | $6,662,027 | $5,180,621 $22,593,060
Wholesale $2,833,471 | $4,565,710 | $4,309,031 | $3,910,847 $15,619,059
Total Taxable Sales $62,441,902 | $80,782,117 | $84,121,113 | $78,782,459 $306,127,591

The following chart provides additional perspective on taxable sales in Marion County for each of the
twelve business categories by making comparisons to the State on a per capita basis.
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The above chart shows that statewide per capita taxable sales exceed Marion County per capita taxable
sales for 10 of the 12 business categories. The two categories for which Marion County per capita sales
exceed the statewide amounts are Miscellaneous and General Merchandise. It should be noted that
these two categories of businesses accounted for the greatest amount of taxable sales in Marion County
during 2017. Sales by General Merchandise businesses equaled $52.5 million and businesses in the
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Miscellaneous category had taxable sales of $54.3 million. Together these two business categories
accounted for 34.9% of Marion County taxable sales during 2017.

There are only 10 General Merchandise stores in Marion County. The four stores in this category
located in Pella include a Wal-Mart, Theisens, Dollar General and a locally owned variety store. Given
their size it is likely that Wal-Mart and Theisens account for the largest share of general merchandise
sales in Pella. This may indicate both a lack of variety in local retailers and the inability of local retailers
to compete with the national chain stores. Taxable sales per capita by General Merchandise businesses
located in Marion County equaled 106.9% of the statewide amount during 2017.

The Miscellaneous category includes businesses that are primarily involved in construction and
manufacturing. Forty-six construction contractors located in Marion County have Pella addresses.

There are 32 manufacturing businesses, including Pella Corporation and Vermeer Corporation, with Pella
addresses. It is likely that Pella Corporation in particular contributes significantly to the amount of
taxable sales credited to Marion County because a large share of building products sold directly to
construction contractors are subject to sales tax. Taxable sales per capita by businesses in the
Miscellaneous category equaled 162.1% of the statewide amount during 2017.

The business categories for which taxable sales per capita in Marion County had the lowest ratios to
statewide per capita taxable sales are Wholesale (38.0%), Specialty Retail (39.8%), Building Materials
(40.7%), Apparel (43.1%), and Home Furnishings (51.2%). Also, per capita taxable sales by Eating and
Drinking establishments located in Marion County equaled only 78.3% of the statewide amount.

A look at growth in taxable sales by each of the twelve business categories in recent years provides
additional insight into where there may be business growth opportunities in Marion County and Pella.

Table 13: Cumulative Percent Growth by Business Category for Marion County, 2011 - 2017

Business Category 2011 2012 2013 2014 2015 2016 2017
Apparel 8.8% 8.1% 0.6% 3.8% 14.9% 15.6% 25.4%
Building Materials 2.6% 9.0% -9.6% 1.0% -9.3% -8.4% 3.2%
Eating and Drinking 2.0% 8.4% 12.4% 20.5% 25.8% 30.6% 34.0%
Food Dealers 1.3% 1.5% 62.2% | 118.0% | 136.4% | 141.0% | 143.8%
General Merchandise 9.0% 12.7% 3.5% -3.4% -1.2% 1.2% 2.9%
Home Furnishings -9.6% -3.2% -0.6% -2.4% -1.0% -2.7% -5.7%
Miscellaneous -7.7% 19.0% 18.4% 42.5% 47.9% 58.5% 61.5%
Motor Vehicle 3.2% 13.4% 12.0% 9.0% 7.7% 18.7% 19.3%
Service -1.0% 2.1% 2.2% 0.1% 4.6% 6.7% 13.2%
Specialty Retail -13.2% 0.6% | -29.9% | -53.2% | -52.0% | -52.1% | -52.4%
Utilities and Transportation 0.6% 4.0% 5.8% 12.6% 22.6% 28.4% 31.8%
Wholesale -1.7% 4.1% 69.8% | 172.5% | 127.9% 81.6% 73.9%

Table 13 presents cumulative growth percentages of taxable sales for each of the twelve business
categories for Marion County from 2010 through 2017. The Food Dealers category experienced the
greatest percentage growth. A large jump occurred from 2013 to 2015. The amount of sales by
businesses in this category rose from $12.8 million to $29.7 million over the three years. Several new
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businesses opened in this category over these years. Also, some specialty grocery businesses in this
category started offering their products over the Internet. However, the biggest factor is likely the
lowaDOR'’s reassignment of convenience stores from the General Merchandise category to the Food
Dealers category.

Combining taxable sales for the Food Dealers and General Merchandise categories there was a $19.6
million (30.8%) increase from $63.6 million in 2010 to $83.1 million in 2017. Separately, taxable sales
for the Food Dealers category increased from $12.6 million in 2010 to $30.7 million in 2017, or by $18.1
million (143.8%). For businesses in the General Merchandise category taxable sales increased from
$51.0 million in 2010 to $52.5 million in 2017, or by $1.5 million (2.9%).

More noteworthy are business categories that experienced either taxable sales declines or only modest
growth. Taxable sales by Specialty Retailers dropped by $14.0 million (52.4%). Types of businesses in
this category include beauty and health supplies stores, book stores, gift stores and card shops, florists,
hobby and toy stores, jewelry stores, liquor stores, sporting goods stores, and used merchandise stores.
Many of these types of businesses are small locally owned establishments and they tend to be the type
of businesses that give an area its “local” flavor. So, losing businesses of this type can have an adverse
impact on a city’s image and character.

Home Furnishing businesses experienced a $395 thousand (5.7%) decline in taxable sales from 2010 to
2017. There are only 11 Marion County businesses in this category and one of the largest is in the
process of going out of business. This group of businesses no doubt suffered as a result of the housing
bust during the last recession. Competition from E-commerce companies and Des Moines businesses
also likely has hurt these businesses.

Businesses in the Building Materials category experienced only a $390 thousand (3.2%) increase in
taxable sales from 2010 to 2017. This category includes lumber yards and other building materials
suppliers, garden supply stores, hardware stores, paint and glass stores, and mobile home dealers. The
housing downturn also likely adversely impacted these businesses.

Marion County and State Taxable Sales Growth by Business Category

Before moving to the consideration of the four comparison cities and counties, a comparison of taxable
sales growth rates between Marion County and the State as a whole provides some additional
perspective on retail and service sector growth prospects for the area. The following chart shows the
percentage change in taxable sales for Marion County and the State from 2010 to 2017 for each of the
twelve business categories compiled by the lowaDOR.

The rates of growth were greater in Marion County than statewide for eight of the business categories.
The four categories in which Marion County businesses had taxable sales growth that exceeded the
statewide rates by the greatest amount were Miscellaneous (61.5% vs 21.8%), Food Dealers (143.8% vs
105.5%), Motor Vehicle (19.3% vs -1.5%), and Utilities and Transportation (31.8% vs 12.3%). The four
business categories for which taxable sales by Marion County businesses grew at a slower rate than they
did statewide were Specialty Retail (-52.4% vs 19.2%), Building Materials (3.2% vs 16.4%), Home
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Furnishings (-5.7% vs 2.2%), and Services (13.2% vs 20.5%).

Percentage Change in Taxable Sales, 2010 - 2017
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These Marion County to statewide taxable sales growth comparisons reinforce previous findings that
categories of businesses most important to a vital local retail sector have either experienced declining
sales or very minimal growth since the end of the last recession. Additional analysis will be done in the
next section of this report to determine if the same thing is happening in other similar counties. In
addition, these findings provide the basis for discussion with community and business leaders to identify
factors that may explain these recent trends.

Similar Counties Taxable Sales Comparisons

Although, as alluded to previously, there are some problems with the taxable sales data compiled by
county by the lowaDOR, this information nevertheless is the best resource for making comparisons of
taxable sales across the state’s counties. Table 14 presents total taxable sales amounts for 2017 for the
twelve business categories reported by the lowaDOR. In a few instances where data have been
suppressed Strategic Economics Group has developed estimates.®

> For each of the growth rate comparisons the Marion County growth rate is listed first and the statewide growth
rate is listed second.

¢ Strategic Economics Group developed estimates for the Apparel and General Merchandise categories for Bremer
and Poweshiek Counties because these amounts were suppressed by the lowaDOR.
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Table 14: Total Taxable Sales by Business Category, 2017

County Total Taxable Sales ($ million)

Business Category Marion | Jefferson | Poweshiek | Mahaska | Bremer State
Apparel $4.460 $1.151 $0.853 $2.856 $1.123 $983.360
Building Materials $12.469 $7.526 $11.866 $7.627 $7.053 $2,913.717
Eating and Drinking $35.820 | $13.853 $18.964 | $20.412 $21.962 $4,345.977
Food Dealers $30.666 | $17.848 $27.283 | $20.576 | $24.532 $3,534.458
General Merchandise $52.475 $21.957 $27.119 $39.159 $37.512 $4,665.925
Home Furnishings $6.528 $0.407 $1.772 $4.632 $3.057 | $1,212.318
Miscellaneous $54.324 | $10.446 $10.386 | $21.318 | $17.664 | $3,183.790
Motor Vehicle $17.056 $7.520 $5.474 $8.343 $14.300 $1,902.408
Services $41.333 | $23.619 $26.330 | $20.254 | $33.740 | $5,453.041
Specialty Retail $12.784 $8.272 $14.266 | $12.556 $11.457 $3,050.843
Utilities and Transp. $22.593 | $36.034 $19.152 | $19.876 | $19.273 $3,875.926
Wholesale $15.619 $7.734 $11.202 $15.848 $11.964 $3,907.531

Total $306.128 | $156.367 | $174.667 | $193.457 | $203.638 | $39,029.296

Total taxable sales during 2017 in Marion County exceed the amount of sales in the next closest of the
comparison county — Bremer County — by over $100 million. The business categories in which Marion
County sales exceeded those of the other comparison counties by the widest margins are Miscellaneous,
Eating and Drinking, and General Merchandise. Differences in population and household income levels
among the counties explain at least some of the variation in sales. Therefore, to control for population
differences Table 15 presents taxable sales on a per capita basis and to control for income differences
Table 16 presents taxable sales per $1,000 of household income.

Table 15: Taxable Sales per Capita by Business Category, 2017

Taxable Sales per Capita (S)

Business Category Marion | Jefferson | Poweshiek | Mahaska | Bremer State
Apparel $135 $62 S47 $128 $45 $313
Building Materials $377 S409 $648 $343 $283 $926
Eating and Drinking $1,082 $752 $1,035 $918 $882 $1,382
Food Dealers $926 $969 $1,490 $925 $985 $1,124
General Merchandise $1,585 $1,192 $1,481 $1,761 $1,506 $1,483
Home Furnishings $197 S22 $97 $208 $123 $385
Miscellaneous $1,641 S567 S$567 $959 $709 $1,012
Motor Vehicle $515 $408 $299 $375 $574 $605
Services $1,249 $1,282 $1,438 $911 $1,354 $1,733
Specialty Retail $386 S449 S779 S565 $460 $970
Utilities and Transp. $682 $1,956 $1,046 $894 $774 $1,232
Wholesale S472 $420 $612 $713 S480 $1,242

Total $9,247 $8,488 $9,537 $8,701 $8,175 $12,407
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Table 15 reveals that Marion County has the highest taxable sales per capita for three of the twelve
business categories. Purchases at Apparel category businesses in Marion County ($135 per capita) were
a little over $6 more than in Mahaska County. Both Marion and Mahaska County Apparel category
businesses had considerably higher sales than similar businesses located in the other three counties
during 2017. On the other hand, sales by Apparel category businesses in Marion County were $178 per
capita (56.9%) less than the statewide average.

For Marion County businesses in the Eating and Drinking category taxable sales per capita ($1,082)
bested those of businesses in Poweshiek County by about $47. On the other hand, they were $300
(21.7%) less than statewide taxable sales per capita.

For business in the Miscellaneous category, which includes mostly manufacturers and construction
contractors, Marion County businesses had per capita sales of $1,641. This was $682 per capita (71.1%)
higher than for businesses in this category located in Mahaska County and even $629 per capita (62.2%)
higher than the statewide average. It is likely that the location of Pella Corporation in the county at least
partially explains this high amount of sales per capita in this category. But other businesses including
Vermeer Corporation, 3M Corporation and even food and beverage manufacturers like Peace Tree
Brewery and Nearwood Winery also likely contributed to high taxable sales within this category.

Also, Marion County businesses had higher per capita taxable sales than similar businesses statewide in
the General Merchandise category. For Marion County General Merchandise businesses had $1,585 in
taxable sales per capita. The comparable statewide amount was $1,483. However, there are only 12
businesses in the General Merchandise category in Marion County. Among these are two Wal-Mart
stores, four Dollar General stores, one Dollar Tree store, a Theisens, and four locally owned variety
stores. These “big box” and “medium box” size stores seem to have forced many locally owned
specialty retailers out of business.

Among the five counties, Specialty Retailers in Marion County have the lowest amount of per capita
taxable sales equaling only $386 during 2017. The county with the next lowest amount of per capita
sales by stores in this business category was Jefferson with $449. Poweshiek County had the highest per
capita sales in this category with $779, which is over double the Marion County amount. One possible
reason for the relatively high amount of taxable sales by Specialty Retailers in Poweshiek County is that
that county has only eight stores in the General Merchandise category. The statewide average for
taxable sales by Specialty Retailers equaled $970 per capita.

Table 16 presents another way of comparing taxable sales by Marion County businesses to businesses in
the four other similar counties and statewide. This table presents taxable sales for the twelve business
categories per $1,000 of household income.’

Looking back to Table 11B, Marion County households earned considerably more income during 2016
than the other four counties. That year total household income in Marion County equaled $883.8
million. The county with the next highest total household income was Bremer County at $738.6 million.
The comparison county with the least household income was Jefferson County at $422.3 million.

7 As for Table 15, the taxable sales data used in Table 16 is from 2017 lowa Department of Revenue quarterly sales
tax statistical reports. The household income estimates are obtained from the 2016 American Community Survey.
The 2017 American Community Survey estimates are not yet available.
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Table 16: Taxable Sales per $1,000 Household Income by Business Category, 2017

Taxable Sales per $1,000 Household Income
Business Category Marion | Jefferson Poweshiek Mahaska Bremer State

Apparel $5.05 $2.72 $1.75 $5.08 $1.52 $11.19
Building Materials $14.11 $17.82 $24.38 $13.56 $9.55 $33.16
Eating and Drinking $40.53 $32.80 $38.96 $36.29 $29.73 $49.46
Food Dealers $34.70 $42.26 $56.05 $36.58 $33.21 $40.23
General Merchandise $59.38 $51.99 $55.72 $69.63 $50.79 $53.10
Home Furnishings $7.39 $0.96 $3.64 $8.24 $4.14 $13.80
Miscellaneous $61.47 $24.73 $21.34 $37.90 $23.92 $36.24
Motor Vehicle $19.30 $17.81 $11.25 $14.83 $19.36 $21.65
Services $46.77 $55.92 $54.10 $36.01 $45.68 $62.06
Specialty Retail $14.47 $19.59 $29.31 $22.32 $15.51 $34.72
Utilities and Transp. $25.56 $85.32 $39.35 $35.34 $26.09 $44.11
Wholesale $17.67 $18.31 $23.01 $28.18 $16.20 S44.47

Total $346.38 $370.23 $358.85 $343.98 $275.70 $444.20

Marion County businesses in two of the categories — Eating and Drinking and Miscellaneous — had higher
taxable sales per $1,000 of household income than the other four counties. As has already been
discussed with respect to the taxable sales per capita analysis, it is likely that manufacturers located in
Marion County had taxable sales per $1,000 of household income that are considerably higher than for
the four comparison counties and for the state as a whole. This is why businesses in the Miscellaneous
category had taxable sales of $61.47 per $1,000 of household income versus $37.90 for the next highest
county (Mahaska) and $36.24 statewide.

The margin by which taxable sales per $1,000 of household income by Eating and Drinking
establishments located in Marion County exceed those of the other four counties was relatively small
with the exception of Bremer County. The spending at Eating and Drinking establishments in Marion
County equaled $40.53 per $1,000 of household income. Of the four comparison counties spending was
next highest at Eating and Drinking establishments in Poweshiek County at $38.96 per $1,000 of
household income. However, statewide the spending was considerably higher equaling $49.46 per
$1,000 of household income.

There are several reasons that explain the somewhat higher spending at Eating and Drinking
establishments in Marion County than in other comparable counties. These include:

o The location of tourist attractions in the area, such as the Knoxville Raceway, Bos Landen golf
course, and Lake Red Rock,

e The staging of festivals, such as the Pella Tulip Festival,

e The close proximity to the state’s largest metropolitan area, and

e The existence of two cities with over 5,000 in population in the county.

Another aspect of Marion County’s retail landscape that stands out as unusual is the relatively low
amount of taxable sales by businesses in the Specialty Retail category. Marion County businesses in this
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category had only $14.47 in taxable sales per $1,000 of household income during 2017. Similar
businesses in Bremer County had the next lowest amount of sales at $15.51 per $1,000 of household
income. Statewide sales by comparable businesses equaled $34.72 per $1,000 of household income. A
couple of factors that may explain the low amount of sales by Marion County businesses in this category
include:

e General Merchandise stores in Marion County had higher sales ($59.38 per $1,000 of household
income) than most other counties in the comparison group of counties and even more than the
statewide amount of $53.10 per $1,000 of household income. These stores may have drawn
away so many customers as to make many specialty retailers unviable.

e The county’s close proximity to the Des Moines metropolitan area makes it hard for local
specialty retailers to compete.

Other categories of Marion County businesses that had relatively high taxable sale per $1,000 of
household income during 2017 are Apparel, Home Furnishings, and Motor Vehicles. But even though
Marion County businesses in the Apparel and Home Furnishing categories rank second in each case
compared to the other four counties, taxable sales per $1,000 of household income in these categories
are considerable below the statewide amounts. For the Apparel category taxable sales controlled for
household income are 54.0% below the statewide amount and for the Home Furnishings category
taxable sales per $1,000 of household income are 46.5% below the statewide amount. On the other
hand, sales in the Motor Vehicle category are only 10.9% below the statewide amount. The existence of
the Knoxville Raceway may explain the relatively high sales in the Motor Vehicle category.

The above county level analysis of taxable sales reveals what appears to be a trend toward the increased
concentration of retail sales by regional and national general merchandise businesses and a decline in
the number of and sales by small locally owned specialty stores. The loss of businesses of this type has
been occurring in non-metropolitan area counties for several decades, but the loss in Marion County
seems to have been greater than in the other four similar counties focused on in this study.

As indicated previously, the lowaDOR does not publish information on the amounts of sales by different
types of businesses below the county level of aggregation. And what sales data it does publish at the
county level is aggregated into twelve broad business categories. However, business count data is made
available by city for 250 types of businesses. This more detailed business type data provides some
insight into opportunities for additional business development.

Pella and Similar Cities Business Type Comparisons

Table 17 summarizes sales tax permit counts for the eight business categories that pertain to retailers
and to restaurants and bars. The number of these types of business in Pella falls in the mid-range for
the five cities. Fairfield’s 422 businesses was the highest number and Grinnell’s 220 was the lowest
number. The number of similar businesses in Pella equals 271.

The only business category in which Pella had the greatest number of establishments was apparel
stores. This corresponds with Marion County having relatively high sales per capita and per $1,000 of
household income by this category of stores. On the other hand, even though eating and drinking
places in Marion County has a high aggregate amount of taxable sales compared to the other four
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similar counties, there are only 32 establishments in this category in Pella, which is one of the lowest

numbers among the comparison cities.

Table 17: Number of Retail and Eating and Drinking Businesses, 2018

Business Categories Pella Fairfield Grinnell | Oskaloosa | Waverly

Apparel 19 14 5 13 11
Building Materials 13 15 8 5 5
Eating and Drinking 32 52 39 41 34
Food Dealers 13 24 13 17 8
General Merchandise 4 5 6 10 6
Home Furnishings 4 9 6 8 9
Motor Vehicle 19 11 13 27 15
Specialty Retail 167 292 130 192 143
Total Retail and Eating and Drinking 271 422 220 313 231

The category of Pella businesses that has the highest number of sales tax permit holders is specialty
retail, which at 167 is in the middle of the five cities. However, as discussed previously taxable sales by
Marion County specialty retail businesses both per capita and per $1,000 of household income are low
compared to the other similar counties and to the state as a whole. Looking more closing at the
lowaDOR sales tax registration file reveals that about 80 percent of the businesses classified as specialty
retailers appear to be home-based businesses. Many business of this type are seasonal and generally
have much lower revenue than brick-and-mortar businesses located in established retail districts.

In addition to retailers and eating and drinking places, there are many service businesses that serve the
needs of other businesses and households. Table 18 summarizes the permit counts for these types of
businesses for Pella and the four comparison cities.

Table 18: Number of Service Businesses, 2018

Business Categories Pella Fairfield Grinnell Oskaloosa Waverly
Transportation Services 10 2 7 11 3
Information Services 10 19 10 21 9
Financial and Real Estate Services 9 7 8 7 5
Business, Professional and
Maintenance Services 109 129 79 97 74
Education Services 6 7 3 4 3
Medical Services 15 15 9 12 12
Recreation, Entertainment and
Accommodation Services 36 41 31 32 25
Repair and Personal Services 77 100 87 110 90

Total Service Businesses 272 320 234 294 221

Strategic Economics Group

Page 44

Agenda



For Pella the greatest number of service businesses falls in the Business, Professional and Maintenance
category followed by the Repair and Personal Services category. Even with the high number of
permitted Pella businesses in the Business, Professional and Maintenance Services category, many
businesses in this category are not required to collect the state sales tax and thus are not counted in this
table. For example, there are no law offices and only one accounting company included in the count.
On the other hand, most businesses that provide various types of repair services, such as auto repair,
shoe repair and tailoring, and most personal service businesses, such as beauty salons, barber shops and
fitness centers, are subject to the state sales tax. Among the five cities Pella has the least number of
sales tax permit holders in this service category. Given the relatively high income for Pella households
and the fact that many non-resident workers come to the city each day, this may be a service category
that could support a number of new businesses.

Comparison Communities Analysis Summary

Comparing Pella to four other similar cities (Fairfield, Grinnell, Oskaloosa and Waverly) and Marion
County to the counties in which the four comparison cities are located (Jefferson, Poweshiek, Mahaska
and Bremer) provides a basis for analyzing how well the retail and service sectors of Pella’s economy are
performing. The primary sources of data for these comparisons are the lowa Department of Revenue’s
sales tax permit registration file and quarterly statistical reports. Even though the five cities and their
home counties are similar in size and economic character differences in population and income can
distort comparisons. Therefore, in addition to presenting comparisons of retail and service sector
activity in aggregate, they are also presented in per capita and per $1,000 of household income terms.

Following is a summary of key findings from this part of the analysis:

e From 2000 to 2017, taxable sales by businesses located in Pella increased from $119.8 million to
$178.8 million, or by $58.9 million (49.2%). In dollar terms taxable sales by Pella businesses
experienced the greatest growth among the five cities, but in percentage terms Pella taxable
sales growth trailed Waverly (54.2%) and Grinnell (57.8%).

e In 2000, per capita taxable sales by Pella businesses equaled $12,066. This was $350 (2.8%)
below per capita taxable sales by Oskaloosa based businesses, but above the amounts for
Grinnell ($7,585), Waverly ($10,419), and Fairfield ($11,191). By 2017, per capita taxable sales
by Pella businesses rose to $17,482, or by $5,416 (44.9%). Oskaloosa businesses had the next
highest taxable sales per capita in 2017 at $14,921, or $2,561 (14.6%) below the Pella amount.
What is surprising is that until 2010 taxable sales by Oskaloosa businesses exceeded the Pella
amount, but since then taxable sales per capita by Pella businesses have exceeded the amounts
by businesses in the other four cities by a considerable margin.

e During 2017, statewide per capita taxable sales exceed Marion County per capita taxable sales
for 10 of the 12 business categories for which the lowaDOR publishes statistics. The two
categories for which Marion County per capita sales exceed the statewide amounts are
Miscellaneous and General Merchandise.

e Taxable sales per capita by General Merchandise businesses located in Marion County equaled
106.9% of the statewide amount during 2017.
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e The Miscellaneous category includes businesses that are primarily involved in construction and
manufacturing. There are 32 manufacturing businesses, including Pella Corporation and
Vermeer Corporation, with Pella addresses. It is likely that Pella Corporation in particular
contributes significantly to the amount of taxable sales credited to Marion County because a
large share of building products sold directly to construction contractors are subject to sales tax.
Taxable sales per capita by businesses in the Miscellaneous category equaled 162.1% of the
statewide amount during 2017.

e During 2017, the business categories for which taxable sales per capita in Marion County had
the lowest ratios to statewide per capita taxable sales were Wholesale (38.0%), Specialty Retail
(39.8%), Building Materials (40.7%), Apparel (43.1%), and Home Furnishings (51.2%). Also, per
capita taxable sales by Eating and Drinking establishments located in Marion County equaled
only 78.3% of the statewide amount.

e From 2010 to 2017, taxable sales by Specialty Retailers in Marion County dropped by $14.0
million (52.4%). Traditionally, many of these types of businesses are small locally owned
establishments and they tend to be the type of businesses that give an area its “local” flavor.

e Marion County Home Furnishing businesses experienced a $395 thousand (5.7%) decline in
taxable sales from 2010 to 2017.

e Sales by Apparel category businesses in Marion County were $178 per capita (56.9%) less than
the statewide average.

e For Marion County businesses in the Eating and Drinking category had taxable sales per capita of
$1,082, which was $300 (21.7%) less than statewide taxable sales per capita. Also, the spending
at Eating and Drinking establishments in Marion County equaled $40.53 per $1,000 of
household income, while statewide the spending equaled $49.46 per $1,000 of household
income.

e Marion County businesses had higher per capita taxable sales than similar businesses statewide
in the General Merchandise category. For Marion County General Merchandise businesses had
$1,585 in taxable sales per capita. The comparable statewide amount was $1,483. These “big
box” and “medium box” size stores seem to have forced many locally owned specialty retailers
out of business.

e Among the five counties, Specialty Retailers in Marion County have the lowest amount of per
capita taxable sales equaling only $386 during 2017. The statewide average for taxable sales by
Specialty Retailers equaled $970 per capita. Also, Marion County businesses in this category had
only $14.47 in taxable sales per $1,000 of household income during 2017. Statewide sales by
comparable businesses equaled $34.72 per $1,000 of household income.

e The category of Pella businesses that has the highest number of sales tax permit holders is
specialty retail, which at 167 is in the middle of the five cities. However, taxable sales by Marion
County specialty retail businesses both per capita and per $1,000 of household income are low
compared to the other similar counties and to the state as a whole. Looking more closing at the
lowaDOR sales tax registration file reveals that about 80 percent of the businesses classified as
specialty retailers appear to be home-based businesses.
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e Pella may be able to support additional service businesses, particularly those providing personal
services and recreational services.

The analysis of retail trade and service enterprises in Pella, Marion County and in similar cities and
counties reveals the potential for business growth in Pella. Additional information being gathered from
city staff, economic development officials and business owners will provide further direction on what
type of business development and expansion may be most appropriate for the Oskaloosa Street

corridor. A detailed analysis of development options for the Oskaloosa Street corridor is the subject of
the next part of this report.

Oskaloosa Street Development Options Analysis

The portion of Oskaloosa Street that is the focus of this project extends for approximately 1.4 miles from
Main Street to 240" Place. The western end of the corridor begins at South Park near the entrance to
Pella Corporation. The corridor terminates on the east end near the entrance to Pella Christian High
School. The corridor location is shown in the following figure.

The analysis of development options for the corridor begins with an overview of the area and a
discussion of how existing commercial activities located in the corridor relate to the remainder of the

city. In addition, opportunities and challenges associated with future development options are
identified and evaluated.

Development options for the corridor are presented and evaluated by dividing the corridor into three
segments, which are:
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e Main Street to E. 3" Street
e E.3"Street to E. 8" Street
e E. 8" Street to 240™ Place

This segmentation reflects differences among the different parts of the corridor and how the different
parts of the corridor relate to the remainder of the city.

Oskaloosa Street Corridor Overview

Even though the lowa Highway 163 Bypass carries about 10,000 vehicles per day around the west and
south sides of Pella and most of the heavy trucks traveling between the central and southeastern parts
of the State, Oskaloosa Street still carries about 8,000 vehicles per day. It appears most of this local
traffic consists of automobiles and light trucks. This heavy amount of traffic along Oskaloosa Street can
be explained by the existence of significant traffic generators located in this area of the city.

e At the top of the list among major traffic generators is the headquarters and manufacturing
plant for Pella Corporation located at the west end of the corridor. This complex employs about
2,400 people.

e At the east end of the corridor is the entrance to Pella Christian High School, which has an
enrollment of about 280 students.

e The Pella Community School District High School is located about a block north of Oskaloosa
Street at E. 8" and University Streets. The high school has an enrollment of about 700 students.

e Between E. 9" and E. 15" Streets are located a number of large retail stores including a Hy-Vee
grocery, Theisens Home-Farm-Auto store, several auto and truck parts stores, a bowling alley,
and the Pella Motors automobile dealership.

e The 17 acre Caldwell Park is located between Prairie and E. 8" Streets.

e Located between Clark and E.9" Streets and between Oskaloosa Street and lowa Highway 163
are a large number of light manufacturing, wholesale and service businesses.

The segment of Clark Street between the interchange with lowa Highway 163 and Oskaloosa Street
carries about 6,000 vehicles per day. This segment of Clark Street provides shipping/receiving and
employee parking area access from Pella Corporation and Ideal Ready Mix. So, even though not all
6,000 vehicles on this segment pass through the Clark Street/ Oskaloosa Street intersection this is still a
main access route from the central part of Pella to lowa Highway 163.

On the west end of the corridor Main Street extends north from Oskaloosa Street through the town
square area and on to the northern corporate limits of the city where it becomes County Road T14.

E. 1° Street also connects Oskaloosa Street to the town square business district. No other north-south
streets extend all of the way through the city except for 240" Place at the east end of the corridor.

The corridor contains a broad mix of land uses. The Pella Corporation complex on the west end of the
corridor is heavy industry. In addition, much of the area between Oskaloosa Street and lowa Highway

Strategic Economics Group Page 48

Agenda



163 from Clark Street east to SE 9" Street includes a mix of light manufacturers, wholesalers,
warehouses, and maintenance and repair businesses. There also appears to remain a substantial
amount of property in this area available for additional development.

Between SE 9" Street and SE 16" Street is a small concentration of retail and business service
enterprises. The largest retailers located in this area are a Hy-Vee grocery, a Theisens Home-Farm-Auto
store, and the Pella Motors auto dealership. There are also a McDonald’s restaurant, a Git-N-Go
convenience store, a bowling alley, and the PRC Health and Fitness Center.

The Corridor and the City

To provide background and direction for the analysis of development options for the Oskaloosa Street
corridor the citywide analysis of demographic and economic trends and the market analysis of retail and
service businesses has been completed. The findings of this detailed analysis are presented in the prior
sections of this report. The findings that pertain most directly to the Oskaloosa Street corridor are
summarized here:

e Although Pella has lost population in recent years there has been growth in rural areas in close
proximity to the city dating back to at least the 1990s. This is particularly true in the area west
of the city near to Lake Red Rock. This nearby population growth makes Pella function as if it is
20% to 30% larger than its official population.

e Mean income for Pella households equaled $68,429 during 2016. This compares to $67,848 for
all of Marion County and to $70,708 for the entire state. Median income for Pella households
equaled $60,568 during 2016. Median household incomes for Marion County and the State
equaled $57,412 and $54,570, respectively.

e One thing particularly notable about household income for Pella is the closeness of the mean
and median values. The ratio of mean to median household income for 2016 for Pella equals
1.13, while for all of Marion County the ratio equals 1.18 and for the State of lowa it equals 1.30.
The low ratio value for Pella indicates relative income equality in the city. The relatively high
and equal income of the city’s residents implies a strong environment for retail trade, restaurant
and personal services expenditures.

e There has been a slowdown in home construction in Pella since the last recession. However,
home construction has been recovering in recent years. According to City of Pella building
permits an average of 33 units were constructed between 2010 and 2017. Sixty-two percent of
the units constructed since 2010 have been single-family units. According to American
Community Survey estimates home construction in Pella from 2000 to 2009 averaged 51 units
per year. So, although home construction in Pella is stronger than many other similar size cities,
it remains below the pre-recession level.

e A 2016 study found there will be a need for 966 new housing units constructed in Pella between
2015 and 2025. This estimate includes 340 units for sale, 317 rental units, and 309 units of
senior housing.
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e During 2017, taxable sales by Pella businesses totaled $178.8 million and for all of Marion
County taxable sales equaled $306.1 million. On a per capita basis taxable sales by Pella
businesses equaled $17,482 and for all of Marion County they equaled $9,274. Statewide
taxable sales per capita equaled $12,407. However, taxable sales per capita for Pella businesses
are likely overstated because of the large amount of tax collected by manufacturers located in
the city.

e General merchandise (discount and variety) stores have captured a larger share of consumer
purchases in Marion County than in other similar size counties in lowa and statewide even
though the number of such stores in the county is small. There are four general merchandise
stores located in Pella.

e Marion County in comparison to other similar counties and to the State has an unusually small
amount of retail sales accounted for by specialty retailers, which include beauty and health
supplies stores, book stores, gift stores and card shops, florists, hobby and toy stores, jewelry
stores, liquor stores, sporting goods stores, and used merchandise stores. From 2010 to 2017
taxable sales by specialty retailers located in Marion County dropped by $14.0 million (52.4%).
Over the same period sales by the same type of retailers statewide increased by 19.2%.

e Stores that sell furniture, appliances and other home furnishings have experienced hard times
since the last recession. Since 2010 Marion County stores in this retail category have
experienced a 5.7% decline in taxable sales compared to a 2.2% increase statewide. Pella has
only four stores in this retail category with sales tax permits and its largest store in this category
is in the process of going out of business. If home building does increase in the city, as called for
in the recent housing study, this could provide an opportunity for the expansion of this category
of business.

e During 2017, taxable sales by bars and restaurants in Marion County equaled $1,082 per capita,
which is higher than the four counties to which it has been compared, but still $300 per capita
(21.7%) below the statewide average. The number of restaurants and bars in Pella (32) is less
than in any of the four comparison communities. About half of these businesses are parts of
regional and national franchises. Pella only accounts for 39.5% of the bars and restaurants
located in Marion County.

Other City Plans

Pella’s most recent Comprehensive Plan, adopted August 19, 2014, presents a number of population
projections for the year 2035. They range from a high of 14,079 to a low of 10,221. The high projection
uses an annual growth rate of 1.39%, which equals the average growth rate from 1960 through 2010.
The low projection incorporates a rate that only reflects natural population growth. The plan adopts
11,553 as the most likely 2035 population projection for the city, which incorporates an average annual
growth rate of 0.50%.

The high growth projection incorporates three decades of unusually strong growth from 1960 through
1990 when the city’s population increased from 5,198 to 9,270, or by 4,072 (78.3%), which equals an
average annual growth rate of 1.95%. Since 1990 Pella’s population has increased to 10,225, and the
annualized growth rate has slowed to 0.49%.
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The 2014 Comprehensive Plan outlines a number of Principles of Future Land Use and Development that
are particularly pertinent for the Oskaloosa Street corridor. These are:

e Encourage compact, contiguous and fiscally responsible development
e Promote infill development
e Use public investments to promote private development

In addition to the 2014 Comprehensive Plan, the Pella Area Community and Economic Alliance (PACE)
has developed a 2018 Business Plan that identifies a number of strategies for promoting future
economic growth for the city. A couple of strategies that may have implications for the Oskaloosa Street
corridor include:

e Work with professional/service businesses who want to relocate outside of the CBD to find a
space that will function better for their business and clients.
e (Create policy to guide the use of incentives for non-residential (commercial/industrial) growth.

Also, during 2017, PACE conducted a survey to help identify “What people would like to see” in the way
of new development in Pella. One question on the survey requested suggestions for additional types of
retail businesses. The most frequent suggestion was a Target store. The second most frequent
suggestion was more clothing and shoe stores, particularly for young professionals and for children.
Also, respondents indicated they would like to have the city attract stores that sell:

e Crafts supplies

e Organic, gluten-free, and dairy-free foods
e Qutdoor sporting equipment

e Popular books

e Home improvement supplies and materials

There were many other suggestions that named a number of specific brand stores, but many of the
mentioned stores do not have outlets in cities the size of Pella. The same was true for suggestions of
new restaurants.

Opportunities and Challenges

There are numerous factors specific to the Oskaloosa Street corridor that will influence the area’s future
development. Also, there are some citywide factors that will have an impact. Some of these factors
may be viewed as opportunities, while others will present challenges for future development. In a few
cases the same factor may be viewed as both an opportunity and a challenge.

Opportunities

e There are a number of vacant and underutilized parcels.

e The west end of the corridor is located only about a half mile south of the town square, two
blocks from the Central College campus, and immediately adjacent to Pella Corporation.

e There is a small retail concentration near to the east end of the corridor.
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e C(Clark Street provides access to lowa Highway 163.
e Existing high traffic volumes along Oskaloosa Street provide the area with good visibility.
e Oskaloosa Street already has a continuous third turn lane.

Challenges

e The mix of industrial, warehouse, commercial and residential land uses in the corridor detracts
from the area having a cohesive character.

e The narrow lot sizes along the north side of Oskaloosa Street between Main Street and Caldwell
Park restrict the size of buildings that can be built and limits on-site parking.

e The city does not appear to currently have a mechanism in place for acquiring and aggregating
property parcels in the corridor when they become available for purchase.

e The area contains a number of historic homes that date to the 1800s.

o The site of the former city power plant at the west end of the corridor cannot have structures
built on it.

e The heavy traffic presents safety concerns for pedestrians attempting to cross Oskaloosa Street.

e There are only two signalized intersections (Clark Street and SE 9" Street) along Oskaloosa
Street. The intersection of Main and Oskaloosa Streets, which is also the entrance to the
corporate offices for Pella Corporation, has no signal and only a stop sign for east bound traffic
on the one-way segment of Oskaloosa Street between Broadway Street and Main Street.

Development Options

As indicated above, the Oskaloosa Street corridor is divided into three segments for the purpose of
identifying and evaluating development options. The existing land uses within each segment differ
somewhat from those of the other segments. Also, the feasibility of different types of future
development varies among the three segments.

Several factors are considered in assessing the viability of different types of future development. These
factors include:

e Present use of the land and structures

e Compatibility with neighboring land uses

e Age and condition of structures

e Parcelsize

e Proximity and accessibility to other areas of the city

e Value of the land and structures

e Potential for higher valued use

e Future plans of existing businesses and property owners

The viability of development options for the Oskaloosa Street corridor as a whole and for the different
segments of the corridor will depend on the levels of support from a number of different stakeholders,
including elected officials, property owners, business owners, homeowners, and the residents of the city
in general. Also, some options will likely require commitments of public funds and the creation of new
incentive programs. The availability of public incentives, private financing, and stakeholder support will
both influence what development will occur and the time frame over which changes will occur.
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For each of the segments the presentation and evaluation of development options includes:

e A schematic map that identifies the suitability of different property parcels for future
development or redevelopment.

e Adiscussion of factors that have been considered in evaluating the different development
options.

o A general discussion of factors that will likely influence the time frame over which future
development may be reasonably expected to occur.

e The value and tax generating capacity of existing property uses.

e The potential value and tax generating capacity of alternative property uses.

The redevelopment and new development options presented in this report are just that “options.”
They reflect the results of the analysis of demographic and economic trends and characteristics of the
city and a market analysis for the city and comparisons to other similar cities completed by Strategic
Economics Group as part of this project. Also, they reflect prior city studies and plans.

The time periods over which corridor improvements may occur will depend on a number of factors.
There are some recommendations that are designated as short-term. These recommendations
generally reflect opportunities arising from property that is vacant or currently available for sale. For
the purpose of this study short-term means from 1 to 3 years.

Other development options are presented as mid-term because the designated properties are
currently occupied by existing businesses. For the purpose of this study mid-term means 4 to 10
years. In these cases redevelopment will depend on future plans of existing property owners and
occupants. In cases where recent improvements have been made to properties no redevelopment is
proposed. In addition, there are some residential areas within the corridor where no redevelopment
is proposed. This is the case where the homes are of recent construction, such as for several Habitat
for Humanity homes built along Prairie Street between 2009 and 2012.

Toward the east end of the corridor there are some options presented as long-term meaning they
would not likely occur within the next ten years. This is because there are existing uses on the
designated properties and because projected population growth for the city will only support so much
new business.
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Oskaloosa Street Segment 1: Main Street to E. 3" Street

Development Suitability

This segment of Oskaloosa Street provides the greatest potential for new development and
redevelopment. The primary reason for this view is the area’s close proximity to downtown Pella, the
Central College campus, proposed new housing development near Main and Peace Streets, and the Pella
Corporation headquarters and factory. There are also a number of vacant and under-utilized parcels of
land within this area.

The intersection of Oskaloosa Street and Clark Street provides the greatest potential for near-term,
higher value development. The property located on the south side of Oskaloosa Street between Clark
and E. 3" Street is currently vacant. The property on the northeast corner of Clark and Oskaloosa
Streets (a former Dairy Queen restaurant) is available for sale. In addition, Clark Street provides direct
access to lowa Highway 163.
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Development Options and Timing

Types of development that would fit well in the area from Main to E. 3" Streets along Oskaloosa Street
include offices for professional and financial service businesses, one or more casual dinner places, and
some personal service businesses. Mixed-use buildings with commercial space on the first floor and
apartments above would also fit in well in this area. Such buildings would help fill the city’s need for
additional rental housing. Development of additional office space for professional services businesses
may provide the opportunity to open up additional retail space downtown.

A good location for a casual dining restaurant is the block located on the north side of Oskaloosa Street
between Clark and E. 3" Streets. The property has good road access and there is already a traffic signal
at the corner of Oskaloosa and Clark streets. In addition, this site is in relatively close proximity to three
motels. About half of this block is available at the present time and the other half contains a relatively
old, low value structure. Also, if needed for additional parking there may be the potential to acquire
property to the north of this site.

All of the property located along the north side of Oskaloosa Street from Main Street to Clarke Street is
occupied. The two story building located at 606 Oskaloosa that houses a Jimmy Johns sandwich shop
and a State Farm office with apartments above was constructed in 2002 and is one of the highest valued
properties in the corridor. This property can serve as an example for new development to be pursued
for this segment of the corridor.

There are established businesses on the parcels on either end of the block between Main and E. 1%
Streets along the north side of Oskaloosa Street. Therefore, no immediate redevelopment of these
properties is likely unless the owners are looking for opportunities to expand or relocate for other
reasons. However, if these properties do become available, the property at the west end of the block
could be a good location for some sort of unique local business, like a small diner, a candy and ice cream
shop, or coffee/ donut store with drive through. The west end of the block would be a good location
for a building similar to the one at 606 Oskaloosa Street.

The north side of Oskaloosa Street between E. 1 and E. 2™ Streets has an electric substation on the
west end, a car wash in the middle and a branch bank on the east end. There may be the potential for
higher valued uses of the car wash and bank sites, but the location of the electric substation on the
block may prevent certain types of development. Relocation of the substation would be very expensive
and so there is a low probability of this occurring.

The north side of Oskaloosa Street between E. 2™ and Clark Streets contains an Enterprise car rental lot
and office and an Edward Jones financial services office, which is in a converted former Casey’s
convenience store. The location of this block makes it attractive for higher value development. A 2-or
3-story office or mixed-use building would fit well on this block. This type of structure could
accommodate professional and financial service type businesses. There are nearby sites along Clark
Street south of Oskaloosa Street where the Enterprise car rental business could relocate. The Edward
Jones office could be accommodated in any new structure built on the site.

The site of the former city power plant located on the south side of Oskaloosa Street between E. 1* and
E. 2" Street cannot be built on due to underground infrastructure. However, this 3 acre site can be used
for open space and possibly for parking. If new office and mixed-use development does occur along the
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north side of Oskaloosa Street between Main and Clark Streets, this site could be used for employee
parking for the businesses that occupy the new buildings and for tenants of new apartments.

Property Values and Tax Yield

The property located along the segment of Oskaloosa Street from Main Street to E. 3™ Street consists of
a little over 9 acres and has an assessed value of $3.4 million. For tax year 2017 property taxes levied on
these properties equaled $68,166. The following table summarizes parcel size, valuation, and tax
liability by property classification for this segment of the corridor.

Table 19: Current and Potential Property Valuation and Tax Main to E. 3" Street Segment

Parcel Area | Current Current Potential Potential

Classification (acres) Value Tax Value Tax
Exempt 5.15 $263,570 S0 $263,570 S0
Agricultural 0.00 SO S0 S0 S0
Commercial 3.03 | $2,433,155 $51,478 | $6,447,393 $136,427
Industrial 0.85 $305,660 $6,390 S0 S0
Residential 0.09 $398,335 $10,298 $885,510 $22,890

Total 9.12 | $3,400,720 $68,166 | $7,596,473 $159,317

In addition to presenting current property valuation and tax information, the above table provides
property valuation and tax estimates associated with redevelopment and new development options
described above. The potential valuation and tax estimates reflect both short-term and medium-term
development options. These estimates are based on valuations of similar property in or near to the
Oskaloosa Street corridor where available or elsewhere in the city if comparable properties in or near to
the corridor do not exist. Property tax estimates reflect effective tax rates for the respective classes of
property in the corridor.®

® Effective tax rates reflect the official levy rate adjusted for rollback percentages and tax credits.
]
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Oskaloosa Street Segment 2: E. 3" Street to E. 8" Street

Development Suitability

Oskaloosa Street from E. 3" Street to E. 8" Street and associated cross streets contain a number of
residential properties. Some of these properties date from before 1900, while others have been built
during the past 10 years. Some of the residential properties appear to have been converted to
commercial use. Itis not reasonable to propose redevelopment for the newer residential properties.

The property parcels most suitable for redevelopment within this segment of the corridor are the facing
half blocks located along Oskaloosa Street between E. 3" Street and Carson Street. A considerable
amount of this property does not have any structures and most of the structures that do exist are of low
value and date from 1950 or earlier. New development on these blocks could be an extension of office
and mixed-use development proposed for the segment of the corridor from Main Street to E. 3" Street.

This segment of Oskaloosa Street contains two long-time businesses — Nick’s Greenhouse and the Dutch
Mill Inn Motel. Both of these businesses date from the 1960s. These businesses provide a unique local
flavor to this part of the corridor. The potential for expanding these two businesses or other compatible
and complementary businesses should be investigated. This area could possibly become a unique draw
for the corridor.
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Development Options and Timing

Because overall population and business growth in Pella has slowed in recent years and the recent city
Comprehensive Plan projects only modest population growth over the next two decades, there is only
so much redevelopment activity that the overall Oskaloosa Street corridor can support. In the short-
term it would be best to focus on property parcels that are undeveloped and where existing structures
are of low value. Therefore, for this segment of the corridor the two half blocks located on Oskaloosa
Street between E. 3" Street and Carson Street will likely be the most attractive for redevelopment in the
short-term.

There is a considerable amount of housing located along this segment of Oskaloosa Street and cross
streets (i.e., Carson, Prairie, and Skenk Streets). Many of the housing units in this area are of relatively
recent construction and in good condition. Therefore, even though housing many not seem to be
compatible with the commercial development in the area, redevelopment of most of the residential
property is not likely advisable for the foreseeable future. However, there are a couple of possible
exceptions. Depending on what type of development occurs on the block on the south side of
Oskaloosa between E. 3™ Street and Carson Street, there may be need for additional parking to the
south. Also, because the block between Carson Street and Prairie Street along the north side of
Oskaloosa Street already has some commercial uses and there is multi-family housing just to the north,
further development of this block for commercial use or mixed-use may be appropriate.

The block that contains Nick’s Greenhouse and the Dutch Mill Inn motel could be viewed as a diamond
in the rough. These two long established businesses are well regarded by their customers according to
on-line rating sites. If either business is interested in expanding it would be appropriate to investigate
the acquisition of three residential properties to the west and two commercial properties to the east. It
may also be possible to attract complementary retail businesses to this area of the corridor. Types of
businesses that may add to the attractiveness of this area include antiques, crafts and arts businesses.
The market analysis revealed that Pella appears to have many home-based arts and crafts businesses.
The development of a business in which crafts persons can sell their goods by either leasing small
booths or through a consignment store may be an attractive new enterprise for this area of Oskaloosa
Street.

Property Values and Tax Yield

The property located along the segment of Oskaloosa Street from E. 3™ Street to E. 8" Street consists of
25.6 acres and has an assessed value of $4.95 million. The largest parcel of land in this segment of the
corridor is Caldwell Park, which includes 17.0 acres. For tax year 2017 property taxes levied on the
properties in this segment of the corridor equaled $86,124. The following table summarizes parcel size,
valuation, and tax liability by property classification for this segment of the corridor.

In addition to presenting current property valuation and tax information, Table 20 provides property
valuation and tax estimates associated with redevelopment and new development options described
above for segment 2. The potential valuation and tax estimates reflect both short-term and medium-
term development options. These estimates are based on valuations of similar property in or near to
the Oskaloosa Street corridor where available or elsewhere in the city if comparable properties in or
near to the corridor do not exist. Property tax estimates reflect effective tax rates for the respective
classes of property in the corridor.
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Table 20: Current and Potential Property Valuation and Tax E. 3" to E. 8" Street Segment

Parcel Area Current Current Potential Potential

Classification (acres) Value Tax Value Tax
Exempt 17.14 $242,720 S0 $253,060 S0
Agricultural 0.83 $167,013 $2,372 $167,013 $2,372
Commercial 1.82 $837,660 $18,104 | $2,574,063 $58,145
Industrial 0.00 SO S0 S0 S0
Residential 5.76 | $3,704,440 $65,648 | $4,796,618 $101,133

Total 25.55 | $4,951,833 $86,124 | $7,790,753 $161,649
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Oskaloosa Street Segment 3: E. 8" Street to 240™ Place

Development Suitability

There already exists a concentration of retail businesses located between E. 9" Street and E. 14" Street.
The major businesses located in this area are a Hy-Vee grocery store, a Theisens Home-Farm-Auto store,
and Pella Motors automobile dealership. In addition, there are a Super 8 motel, a Git-N-Go
convenience store, a McDonald’s restaurant, three auto and truck parts stores, a thrift store, a liquor
store and a spa. Also, along the north side of Oskaloosa Street between E. 8" Street and E. 15" Street is
an area of single-family homes.

So, much of the area is already developed. However, there are some areas where future development
can occur. These areas are mainly located near the east end of this segment of Oskaloosa Street. There
are several parcels of land where the most suitable development would likely be single-family
residential. Proximity to both Pella High School and to Pella Christian High School makes the area
particularly attractive for additional residential development.

There is an 80 unit mobile home park (Sunrise) located on E. 15" Street between Oskaloosa and
University Streets. At some point in the future this area will likely transition to single-family homes.
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How soon this transition occurs will depend on the pace of other residential development in the area
and on the availability of alternative affordable housing in the city.

Also, near to the east end of the corridor are two large parcels of agricultural land (approximately 45
acres) that are directly adjacent to Oskaloosa Street and extend to 240" Place. These parcels could
accommodate a considerable amount of new retail development. Alternatively, the parcel along the
north side of Oskaloosa Street may be suited for residential use. The pace at which these parcels are
developed will depend on future population and income growth within the city and surrounding areas.
Even though development of these parcels will likely not occur for some time, it would be wise for the
city to take actions to prevent incompatible spot development.

One 10 acre parcel of land located along the west side of E. 9" Street offers an opportunity for
expanding the Hy-Vee/Theisens shopping area into a larger retail center. This parcel is currently
occupied by the Two Rivers Cooperative. When originally developed in the 1960s this area was on the
edge of the city and Oskaloosa Street was the main highway route into Pella from the south and east.
But now a considerable amount of surrounding development has occurred. As such this business, which
mostly serves farm customers, is incompatible with other nearby land uses. Also, it generates large
truck traffic that likely interferes with other traffic in the area. The relocation of this business to a more
appropriate location would likely require a significant financial commitment on the part of the city.

Development Options and Timing

This segment of the corridor contains a number of existing retail businesses that have been in the area
for 20 years or longer. Except for the large parcels of agricultural land near the intersection of
Oskaloosa Street and 240™ Place there is little undeveloped or vacant land in this area. One exception is
the parcel located just to the east of the McDonald’s restaurant where a former restaurant building has
been demolished. Vacating the access drive to the east and combining this parcel with undeveloped
land to the east of the drive would provide a larger site for another fast-food restaurant or casual dining
restaurant.

Rather than commercial develop, the focus should be on residential development in this part of the city
at the present time. The recent countywide housing study indicates there is a substantial need for both
single-family and multi-family housing in the city. The close proximity of this area to both city high
schools and to Vermeer Corporation, Pella Corporation and to many other employers makes the area
very attractive for residential development.

Long-term if the demand for more retail develops in the city there are two areas along this segment of
the corridor that can accommodate such growth. First, there are the facing parcels of agricultural land
adjacent to Oskaloosa Street from about E. 16" Street to 240" Place. Second, it may be possible to
relocate the Two Rivers Cooperative and expand the retail area that currently contains Hy-Vee and
Theisens.

There are some smaller parcels located adjacent to Oskaloosa Street currently occupied by The Well
Resource Center Thrift Store, O’Reilly Auto Parts, Hy-Vee Liquor Store, and other businesses that could
possibly be reconfigured or redeveloped to accommodate additional commercial activity. However, for
the immediate future no changes to these sites are likely.
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Property Values and Tax Yield

Excluding the residential properties located along Oskaloosa Street between E. 8" Street and E. 15™
Street, there are 31 parcels of land totaling 126.1 acres included in this segment of the corridor. Near
the east end of the corridor are three parcels of land zoned as agricultural totaling 70.6 acres.
Commercial properties account for 45.1 acres. There are 10.4 acres classified as residential occupied by
the Sunrise mobile home park. The current assessed valuation of these properties equals $12.8 million.
For 2017, property taxes levied on these properties equaled $440,008.

This segment of the corridor contains the primary concentration of retail business in this part of the city.
It is unlikely that many of the existing retail property will experience redevelopment in the near future.
For the near term residential development offers the best opportunity for economic growth in this area.
Additional residential development would provide an expanded customer base that can then support
additional retail business along this segment of Oskaloosa Street. However, given that population
growth will likely occur at a modest pace, retail growth in this area will not occur for some time.

Table 21 summarizes existing property valuations and tax liabilities by property classification for this
segment of the corridor. In addition, the table summarizes potential property valuation and tax

generating capacity.

Table 21: Current and Potential Property Valuation and Tax E. 8™ Street to 240" Place Segment

Parcel Area Current Current Potential Potential

Classification (acres) Value Tax Value Tax
Exempt 0.00 SO S0 SO S0
Agricultural 70.55 $162,952 $2,226 SO SO
Commercial 45.14 | $12,008,510 $420,188 | $30,818,054 $676,181
Industrial 0.00 SO SO SO SO
Residential 10.42 $671,300 $17,594 | $37,474,000 $692,601

Total 126.11 | $12,842,762 $440,008 | $68,292,054 | S1,368,782

Summary

The best opportunities for new commercial development in the Oskaloosa Street corridor exist along the
portion from Main Street to Carson Street. Office and mixed-use develop would fit best in this area.
One or two small to medium size restaurants could also fit in well in this area. There are several factors
that support this type of development, which include:

e Proximity to downtown, Pella Corporation, Central College, and a proposed new housing
development just north on Main Street

e Access to lowa Highway 163 via Clark Street

e The desire to keep most retail development, particularly for smaller specialty type retailers, in
the downtown area

o Small lot sizes and limited area for on-site parking
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The east end of the corridor offers opportunities for new single-family housing. This area has some
undeveloped land and is close to the city’s two high schools as well as a large park. Later after
population grows additional retail active could be attracted to this area.

Based on the identification of growth opportunities for each of the three segments of the corridor,
property valuation and property tax estimates have been developed. These estimates along with
current property valuation and tax amounts obtained from county assessor records are summarized in
the following table.

Table 22: Current and Potential Property Valuation and Tax for the Oskaloosa Street Corridor

Parcel Area Current Current Potential Potential

Classification (acres) Value Tax Value Tax
Exempt 22.29 $506,290 S0 $516,630 S0
Agricultural 71.38 $329,965 $4,598 $167,013 $2,372
Commercial 49,99 | $15,279,325 $489,770 | $39,839,510 $870,753
Industrial 0.85 $305,660 $6,390 o S0
Residential 16.27 | $4,774,075 $93,540 | $43,156,128 $816,624

Total 160.78 | $21,195,315 $594,298 | $83,679,280 | $1,689,748
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Appendix 1: Sales Tax Business Groups

Apparel Group
Clothing and Clothing Accessories Stores
Shoe Stores

Building Materials Group
Building Material Dealers
Garden Supply Stores
Hardware Stores
Mobile Home Dealers
Paint and Glass Stores

Eating and Drinking Group
Restaurants, Taverns, and Bars

Food Dealers Group
Gas Stations/Convenience Stores Selling Gas
Grocery Stores and Convenience Stores
Specialized Groceries

General Merchandise Group
Department Stores
Miscellaneous Merchandise Stores
Variety Stores

Home Furnishings And Appliances Group
Appliances and Entertainment Equipment
Furniture Stores
Home Furnishing Stores

Miscellaneous Group
Agricultural Production and Services
Apparel and Textile Manufacturers
Carpentry Contractors
Electrical Contractors
Food Manufacturers
Furniture, Wood and Paper Manufacturers
General Contractors
Industrial Equipment Manufacturers
Mining
Miscellaneous Manufacturers
Non-Metallic Product Manufacturers
Other Special Trade Contractors
Painting Contractors
Plumbing and Heating Contractors
Publishers Of Books and Newspapers and Commercial Printers
Unclassified

Motor Vehicle Group
Automotive Parts and Accessories
New and Used Car Dealers
Recreational and All Other Motorized Vehicles

Strategic Economics Group

Services Group
Arts and Entertainment
Auto Rental and Storage
Auto Repair
Beauty/Barber Shops
Education and Athletic Events
Electronic and Precision Equipment Repair and Maintenance
Employment Services
Finance, Insurance, Real Estate and Leasing
Footwear and Leather Repair
Funeral Service and Crematories
Hotels and All Other Lodging Places
Laundry and Floor Cleaning
Miscellaneous Repairs
Motion Picture and Video Industries
Other Business Services
Other Personal Services
Other Services
Photographic Studios
Upholstery and Furniture Repair
Watch, Clock, Jewelry Repair

Specialty Retail Stores Group
Beauty and Health ( Includes Pharmacies and Drug Stores)
Book and Stationery Stores
Direct Sellers
Electronic Shopping and Mail Order Houses
Florists
Fuel and Ice Dealers
Hobby and Toy
Jewelry
Liquor Stores
Other Specialty
Sporting Goods
Stationery, Gift, Novelty
Used Merchandise Stores
Vending Machine Operators

Utilities and Transportation Group
Communications
Electric and Gas
Transportation and Warehousing
Water and Sanitation

Wholesale Goods Group
Apparel, Piece Goods
Construction Materials
Farm and Garden Equipment
Furniture and Home Furnishings
Groceries and Farm Products
Miscellaneous Durable Goods
Miscellaneous Non-Durable Goods
Motor Vehicle Parts and Supplies
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Appendix 2: Retail and Eating and Drinking Places

with Sales Tax Permits

Business Type Pella | Fairfield | Grinnell | Oskaloosa | Waverly
Apparel Category
4481 Clothing and Clothing Accessories Stores 18 13 4 11 10
4482 Shoe Stores 1 1 1 2 1
Building Materials Category
4441 Home Centers and Building Materials 5 5 1 2
4442 Lawn and Garden Stores 6 5 6 2 1
4549 Paint and Glass Stores 1 2
4550 Hardware Stores 2 4 1 1 2
Eating and Drinking Category
7221 Restaurants, Taverns, and Bars 32 52 39 41 34
Food Dealers Category
4451 Grocery and Convenience Stores w/o Gas 3 8 3 4 2
4452 Specialized Groceries 6 10 3 5 2
4471 Gas Stations/Convenience Stores w/ Gas 4 6 7 8 4
General Merchandise Category
4521 Department Stores 2 2 2 3 2
4528 Variety Stores 1 2 1
4529 All Other General Merchandise Stores 1 3 2 7 3
Home Furnishings Category
4421 Furniture Stores 2 2 2 2 2
4422 Home Furnishings Stores 1 4 2 2 4
4431 Household Appliance Store 1 3 2 4 3
Motor Vehicle Category
4411 New and Used Car Dealers 7 4 3 10 3
4412 Recreational Vehicles 2 1 5 4 4
4413 Automotive Parts and Accessories 10 6 5 13 8
Specialty Retail Category
4453 Liquor Stores 1 1 2 2
4461 Beauty and Health Stores 4 11 3 2 5
4483 Luggage and Other Leather Goods 1
4484 Jewelry Stores 7 28 3 5 3
4485 Music Stores 1 11 1 2 3
4486 Sewing and Needlework Stores 6 7 5 11 9
4487 Hobby and Toy Stores 30 37 29 30 34
4489 Cigar Stores 1 1 2
4493 Direct Sellers 16 33 7 9 6
4494 Camera and Photographic Stores 2 1
4511 Sporting Goods Stores 8 13 12 15 11
4512 Book and Stationery Stores 8 14 3 3 5
4531 Florists 2 6 3 2 1
4532 Stationery, Gift, and Novelty Stores 8 13 6 7 4
4533 Used Merchandise Stores 9 14 7 25 13
4539 Miscellaneous Retailers 64 91 45 70 42
4541 Electronic Shopping and Mail Order Houses 3 10 3 5 3
4542 Vending Machine Operators 2 1 1
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Appendix 3: Service Businesses with Sales Tax Permits

Business type | Pella I Fairfield | Grinnell | Oskaloosa | Waverly
Transportation Services
4810 Air Transportation 1 1 1
4841 Truck, General Freight Local, and General Freight Long Dista 4 1 3
4842 Specialized Freight Trucking
4852 Interurban and Rural Bus Transportation 1
4853 Tax and Limousine Service 1
4881 Support Activities For Air Transportation 1
4884 Motor Vehicle Towing 1 2 1
4889 Other Support Activities For Transportation 1 1
4921 Couriers 1 1
4931 Warehouse and Storage 1 5 1
Information Services
5111 Newspaper, Periodical, Book, and Database Publishers 3 7 3 1
5112 Software Publishers 1
5121 Motion Picture and Video Industries 3 4 6 5
5122 Sound Recording Industry 1
5131 Communications (Telephone, Radio, Television) 3 5 6 1
5133 Telecommunications Companies 1 1 4 2
5141 Information Services 1
Financial and Real Estate Services
5221 Banks, Savings and Loans, and Credit Unions 2 2 4 2 1
5222 Credit Card Issuing 1
5239 Other Financial Investment Activities 1 1
5241 Insurance Carriers and Related Activities 1 2 1
5259 Other Investment Pools and Funds 1 1 1
5311 All Managers/Developers 2 1
5312 Offices Of Real Estate Agents and Brokers
5313 Activities Related To Real Estate 4 2 1 1
Business, Professional and Maintenance Services
5321 Car and Truck Rental 4 1 1 1
5323 General Rental Centers 6 4 2 9 1
5325 Equipment Leasing (All Types) 1 1 1
5411 Legal Services 1
5412 Accounting, Auditing, and Bookkeeping 1 1 1
5413 Engineering, Arch, and Surveying 1 1
5414 Specialized Design Services 1 5 1
5415 Computer Related Services 9 13 6 12
5415 Specialized Design Services 1
5416 Management, Scientific, and Technical Consulting Services 5 1 1 4
5416 Specialized Design Services 1
5417 Scientific Research and Development Services 2
5417 Specialized Design Services 1
5418 Advertising and Related Services 4 4 1 2 2
5419 Services (NEC-Not Elsewhere Classified) 17 43 18 13 19
5420 Veterinary Services 4 3 2 2 4
5421 Photographic Studios 15 6 12 12 13
5422 Commercial Testing Laboratories 2 1
5613 Employment Services 1 1 1
5616 Investigation and Security Services 3
5617 Extermination and Cleaning Services 5 3
5620 Waste Treatment and Disposal 1 2 2 1
5623 Cleaning and Building Maintenance 16 12 7 14 10
5624 Lawn Garden Tree Shrub Services 19 23 24 15
5625 Carpet and Upholstery Cleaning 1 3 1 3 1
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Business type Pella Fairfield Grinnell Oskaloosa Waverly
Education Services
6110 Elementary and Secondary Schools 1 1
6113 College, University, and Professional Schools 1 1 1
6115 Tech and Trade Schools 1 2 1
6116 Other Schools and Instruction 3 2 3 2
6117 Educational and Support Services 1 2 1
Medical Services
6211 Offices Of Physicians and Mental Health Specialists 2 2 1 3
6212 Offices Of Dentist 3 1 2
6213 Other Practitioners 9 10 6 9 5
6214 Health Allied Services (NEC-Not Elsewhere Classified) 2 1
6215 Medical and Diagnostic Laboratories 1
6216 Home Health Care 1
6230 Nursing and Residential Care Facilities 1 1 1 1
6241 Individual and Family Services 1
Recreation, Entertainment and Accommodation Services
7111 Performing Arts Companies 1 1 1
7113 Promoters Of Performing Arts, Sports, and Similar Events 1
7115 Independent Artists, Writers, and Performers 9 7 7 2 3
7121 Museums and Art Galleries 2 2 1
7131 Amusement Parks and Arcades 1
7132 Gambling Industries 2
7139 All Other Amusement and Recreation 4 12 10 12 10
7140 Coin Operated Devices 1
7141 Bowling Alleys 1 2 1 1
7142 Club Memberships 3 3 1 1 1
7143 Public Golf Courses 2 2
7211 Hotels and All Other Lodging Places 11 13 7 11 6
7212 RV Parks and Recreational Camps 1 1 1
7213 Rooming and Boarding Houses 4 1
Repair and Personal Services
8111 General Automotive Repair 7 19 9 21 15
8112 Electronic and Precision Equipment Repair and
Maintenance 4 5 1 8 3
8113 Miscellaneous Repairs 13 15 12 10 6
8114 Footwear and Leather Repair 1 1
8121 Beauty/Barber Shops 30 31 41 52 47
8122 Funeral Service and Crematories 2 1 2 1
8123 Dry-Cleaning and Laundry Services 1 3 1 1
8129 All Other Personal Services 6 13 7 5 7
8143 Car Washes 3 2 2 3 5
8144 Auto Services (Not Auto Repair or Car Wash) 1 1
8145 Tire Retreading 2
8146 Top and Body Repair 4 3 4 3 1
8147 Other Auto Services 1 2 3 2 2
8148 Upholstery and Furniture Repair 1 2 1 1 1
8149 Watch, Clock, and Jewelry Repair 1 1 1
8150 Coin Operated Laundry 1 2 3 1
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PubliclnputI

A public meeting was held
on February 26, 2019. The

following is a copy of the

presentation and workshop
results.
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February 26, 2019

PUBLIC MEETING AND WORKSHOP

Oskaloosa Street Corridor Improvements
City of Pella, 1A



THE TEAM

THE COMMUNITY
THE CITY
CONSULTANTS
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Snyder & Associates, Inc.




PROJECT SITE

Oskaloosa Street Corridor




Oskaloosa Street Study Area
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Oskaloosa Street Focus Area
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Streetscape Enhancements
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Streetscape Enhancements




WORKSHOP FORMAT
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Goals

* Insight into background and area history
e |dentify areas of concern

e |dentify areas of strength and pride Questions
e Define look and feel and

e Define success and desired outcomes elululdis

Open
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EXISTING

SITE COMMENT IMAGE

AERIAL BANNERS BOARDS
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EXISTING SITE AERIAL
» Identify areas of concern
» Identify areas of strength and pride

This helps give context to your concerns and
goals for the area. Markers available.
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COMMENT BANNERS

Opte_n « Questions to generate feedback
Questions * Neighborhood branding
cyle This gives you a chance to provide open comments on

0 ln=alca desired goals or outcomes from improvements along the
corridor and within your neighborhood.
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IMAGE BOARDS
 What should the corridor look like?
» Style and Theme

» Desired, businesses, activities and
amenities
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Image Boards:
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Map Comments:
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Banner Comments:
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Access
Management |

The attached exhibit shows
potential modifications and
drive access restrictions

to existing parcels and
businesses.
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SNYDER 0w s A Oskaloosa Street Redevelopment Plan I
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City of Pella, lowa 12/6/2018



Draft Ordinance
Establishing the
South Village
Commercial

District (CSV) |
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E; ORDINANCE NO. 2020-
@ N ORDINANCE AMENDING CHAPTER 165 — ZONING REGULATIONS OF

THE MUNICIPAL CODE OF THE CITY OF PELLA, IOWA TO ESTABLISH
THE SOUTH VILLAGE COMMERCIAL DISTRICT (CSV) AND
REGULATIONS THEREFORE

WHEREAS, a public hearing was held on February 26, 2019 to gain input regarding the
redevelopment of the Oskaloosa Street Corridor beginning at Main Street and extending easterly
to 240" Place; and

WHEREAS, the Oskaloosa Street Corridor Redevelopment plan, including the
Oskaloosa Street Market Analysis and Development Options, was presented to the Mayor and
City Council on May 14, 2019; and

WHEREAS, on , 20__ the City Council of the City of Pella, lowa approved
the Oskaloosa Street Corridor Development Guidelines covering the portion of the Oskaloosa
Street corridor lying between Main Street and 240™ Place; and

WHEREAS, said Oskaloosa Street Corridor Development Guidelines recommend a new
Zoning District be created to allow certain commercial uses in the South Village Commercial
District and establish regulations for said district; and

WHEREAS, the Planning and Zoning Commission has reviewed the Ordinance
establishing the South Village Commercial District (CSV) and associated regulations and
recommends its approval to the City Council; and

WHEREAS, a public hearing was held on , 20 regarding the proposed text
amendment to the Zoning Regulations establishing the South Village Commercial District (CSV)
and associated regulations; and

WHEREAS, the City Council deems it appropriate to add the South Village Commercial
District (CSV) to the zoning regulations and establish regulations for said district; and

WHEREAS, this ordinance does not include a map amendment and therefore the
rezoning of any land or property to South Village Commercial District (CSV) shall be in
accordance with the amendment procedure in Section 135.38; and

NOW, THEREFORE, BE IT ORDAINED by the Mayor and the City Council of
the City of Pella, lowa, that Chapter 165 — Zoning Regulations of the Municipal Code of the City
of Pella, lowa, is hereby amended as follows:

Section 1. Section 165.12 is hereby amended by inserting the following Base Zoning
District to the list following the “CPD Commercial Planned Development District”:

CSv South Village Commercial District
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Section 2. Table 165.12-1 “Purposes of Base Zoning Districts” is hereby amended by
inserting the following information in a new row below the “CPD Commercial Planned
Development District” row:

CSV | South Village Commercial | This district is intended to provide
District appropriate development regulations
for the western portion of the
Oskaloosa Street corridor. Mixed uses
are encouraged within the CSV District
with the primary use types being
entertainment commercial and
recreation. This grouping of uses is
designed to strengthen and promote this
area as a commercial entertainment
district that supports restaurants with
outdoor seating, microbreweries, food
trucks and recreational park space.

Section 3. Table 165.12-2 “Permitted Uses by Zoning Districts” is hereby amended by
inserting a new column entitled “CSV” to the right of the “CPD” column.

Section 4. Table 165.12-2 “Permitted Uses by Zoning Districts” is hereby amended by
deleting the clause “P** Multiple-family residential uses permitted in the CBD District provided
they are on the second floor or above with nonresidential use on the ground floor.” and inserting
in lieu thereof the clause “ “P** Multiple-family residential uses permitted in the CBD District
or in the CSV District provided they are on the second floor or above with nonresidential use on
the ground floor.”

Section 5. Table 165.12-2 “Permitted Uses by Zoning Districts” is hereby amended by
inserting a “P**” in the new “CSV” column which shall designate the following uses as
Permitted by Right, with stipulations set forth in Section 4 herein, in the CSV South Village
Commercial District:

Residential Uses
Multiple Family

Section 6. Table 165.12-2 “Permitted Uses by Zoning Districts” is hereby amended by
inserting a “P” in the new “CSV” column which shall designate the following uses as Permitted
by Right in the CSV South Village Commercial District:

Civic Uses:
Clubs (Recreational)
Clubs (Social)
Park & Recreation
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Public Assembly
Utilities

Commercial Uses:

Recreation Indoor
Recreation Outdoor
Liquor Sales

Peddler

Restaurants (General)
Retail Services, Limited
Retail Services, Medium
Brewpub

Brewery, Micro

Section 7. Table 165.12-2 “Permitted Uses by Zoning Districts” is hereby amended by
inserting an “S” in the new “CSV” column which shall designate the following uses as Permitted

by Special Use Permit in the CSV South Village Commercial District:

Commercial Uses:

Cocktail Lounge

Section 8. Table 165.12-2 “Permitted Uses by Zoning Districts” is hereby amended by
inserting a “PS” in the new “CSV” column which shall designate the following uses as permitted
provided the SES is accessory or incidental to an already permitted principal or accessory use in
the CSV South Village Commercial District:

Miscellaneous Uses:

SES (Solar Energy System)*****

Section 9. Table 165.12-3 “Summary of Site Development Regulations” is hereby
amended by inserting a new column to the right of the “CPD” column, including the information
highlighted in gray below (without repeating the “Regulator” column which is included herein
for reference only):

Regulator CSV
Minimum Lot Area (square feet) None
Minimum Lot Width (feet) None
Minimum Yards (feet)

Front Yard oV
Street Side Yard oV
Interior Side Yard 15
Rear Yard 20
Maximum Height (feet) None
Floor Area Ratio 0.50
Maximum Amount of Total Parking Located in 100%

Street Yard
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Section 10. Table 165.12-3 “Notes and Clarifications” is hereby amending by inserting
the following numbered paragraphs to the end of said Notes and Clarifications:

VIII. All principal structures shall be built to the front yard and street side
yard setback line. No setback greater than the minimum setback shall be
permitted in the CSV district, with the sole exception that the front yard and/or
street side yard setback may be increased by no more than ten (10) feet to
accommodate a paved outdoor seating area, paved plaza or courtyard, or
substantial landscaping.

Section 11. Section 165.29 - Supplemental Use Regulations - Temporary Uses is hereby
amending by inserting the clause at the end of said section:

O. Food trucks shall be permitted in the South Village Commercial District
(CSV), provided the operator has obtained prior approval from the Zoning
Administrator, with time restrictions as may be applicable, and all necessary
permits from other state or local jurisdictions as may be required.

Section 12. Table 165.31-2 “Table of Screening Requirements” is hereby amended by
inserting a new column entitled “CSV” to the right of the “CPD” column and by inserting a new
row entitled “CSV” below the “CPD” row.

Section 13. Table 165.31-2 “Table of Screening Requirements” is hereby amended by
inserting an “A” in the “CSV” row, to align with the following districts and/or use to indicate
CSV is the burdened use for the required Type A screen abutting these following districts and/or
uses:

R1, R1A, R1B, R1C, and R2

Section 14. Table 165.31-2 “Table of Screening Requirements” is hereby amended by
inserting an “B” in the “CSV” column, to align with the following districts and/or use to indicate
CSV is the benefited use for the required Type B screen abutting these following districts and/or
uses:

M1 and M2

Section 14. Table 165.31-2 “Table of Screening Requirements” is hereby amended by
inserting an “N/A” in the “CSV” column or row, to align with the following districts and/or use
to indicate there is no applicable screening requirement abutting these following districts and/or
uses:

R3, R4, CBD, CUC, CC, CPD, INS, Adjoining ROW, All off-street
parking areas & vehicular use areas (except single and two-family uses)

Section 15. Subsection 135.36-2 - Site Plan Review Procedure is hereby amended by
inserting the following clause below “CPD Required for all uses.”:

Page 4 of 5



Agenda

&

CSV  Required for all uses.

Section 16. Section 135.36 - Site Plan Review Procedure, subsection 3-F entitled
“Review and Evaluation”, is hereby amended by inserting the following clause at the end of said
subsection 3-F:

(4) The site plan for development or redevelopment within the CSV South Village

Commercial District is in general conformance to the Oskaloosa Street Corridor

Development Guidelines as adopted by City Council.

Section 17. All ordinances or parts of ordinances in conflict with the provisions of this
ordinance are hereby repealed.

Section 18. This ordinance shall be in full force and effect after its passage, approval and
publication as provided by law.

PASSED AND APPROVED this day of , 2020.

James Mueller, Mayor
ATTEST:

Mandy Smith, City Clerk

First reading:
Second reading:
Third reading:
Publication Date:
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