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EXECUTIVE SUMMARY
Purpose of the
Comprehensive Plan

The comprehensive plan is the foundational document
that guides city decisions. The plan serves three primary
uses for the city:
• Vision: The plan articulates community values and

priorities, based on a public input process.

• Guidance: The plan is the guide for City staff, the

Planning & Zoning Commission, City Council, and other
City boards and commissions, as they set policy, make
public investments, and deliberate on land use and
development decisions.

• Basis for Regulations: The plan provides the required

legal basis for land use regulations, such as zoning, per
Section 414 of the Iowa Code.

TIME FRAME
The plan considers the city’s challenges and opportunities
for the next 20 years, through the year 2035.
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Planning for Pella
Pella is one of Iowa’s premier small towns. Pella’s strong
connection to its Dutch heritage and high standard for
aesthetics make it obvious to every visitor that this is a
special place. Beyond its unique look, Pella boasts a high
quality of life, strong job base, and small-town sense of
community that create a great place to live.
Yet with all its successes, Pella is anything but complacent.
The residents of Pella are vigilant in keeping Pella great
and continuing to improve. Pella has a strong history
of planning well for the future and carrying out those
plans. Whether it’s the creation of the Molengracht canal
(originally proposed in a comprehensive plan) or building
a new recreation complex, Pella is always looking for the
“next big thing,” while maintaining a strong link to its past
and heritage.
In preparation for this plan, two issues that were at the
top of mind for the community were the availability of
diverse housing types, and the continued success of the
downtown. This plan gives special attention to those two
issues in Chapter 2 and Chapter 3, respectively.
The recommendations of this plan, summarized in the
following section, provide strategies to maintain Pella’s
high quality of life, and introduce a few big ideas to
move Pella forward.

Main Ideas of the Plan
MAINTAINING OUR QUALITY OF LIFE
Support Economic Development and Quality of Life
Pella has a diverse range of quality jobs, high income
households and strong retail sales. Downtown is a central
part of Pella’s economic vitality and the plan provides
preliminary concepts for investing in this asset with:
• New signature tourism amenities in the downtown,

including a culture path and ice track (p. 51-54);

• Improvements to Central Park (p. 53-54); and
• Way-finding (p. 57)

The plan takes a wholistic view of economic
development, understanding that quality of life
is key to our economic vitality. The plan provides
recommendations to:
• Maintain and expand the parks system, including a new

proposed park in the northwest growth area (p. 69-75);

• Support cultural facilities, such as the library and

community center (p. 76); and

• Provide housing choices for a diverse workforce (see

below)

Manage Development with an Integrated Land Use Plan
Over the next 20 years, Pella expects to grow by about
700 people (p. 10). As new development occurs, Pella
needs a land use plan that encourages contiguous
land development, maximizes infrastructure efficiency,
reinforces Pella’s unique character, and integrates
environmental preservation and transportation into land
use decisions. The plan provides:
• General principles to guide land use and development

(p. 13-15);

• A future land use plan (p. 24-25);
• An environmental preservation map (p. 16-17); and
• A comprehensive annexation strategy (p. 33-34)

The land use plan focuses on strategic growth areas to the
Northwest and East of Pella, and industrial growth areas to
the Northeast and Southeast.

Maintain Quality Streets and Infrastructure
Like all communities, maintaining our streets, sewers
and water system is an on-going challenge and a huge
financial investment. The plan presents:
• Primary needs for water and sanitary sewer (p. 80-83);
• An environmental-based approach to stormwater

management (p. 16-18, p. 84-85); and

An index of all plan recommendations
is provided on pages 92-94.

• A plan to extend streets to new growth areas (p. 62-64)

EXECUTIVE SUMMARY
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Main Ideas of the Plan Continued...

BIG IDEAS TO MOVE PELLA FORWARD

Plan Organization

Plan Implementation

Enhance the Bicycle and Pedestrian System

Introduction

The plan will be implemented over time, through
linkage to the city’s Capital Improvement Program and
creation of an annual action plan for implementation.
Implementation will be led by City Staff, the City Council,
and the Planning & Zoning Commission. However, the
implementation will also depend on the efforts of many
other groups and individuals, including city commissions,
private property owners, developers, the business
community, and the general public.

Pella can embrace its Dutch heritage and enhance
tourism by becoming the premier city for bicycle and
pedestrian transportation. The plan provides:

Overview of the purposes of the plan and the priority
goals.

• A city-wide trails & bike routes plan (p. 65-66), and

Primary content of plan, as summarized above, organized
by topic: land use, housing, economic development,
transportation, quality of life, and infrastructure. An index
of all the recommendations in these chapters is provided
on pages 92-94.

• A proposed bicycle culture path, the next big tourism

attraction for downtown Pella (p. 51-52)

Provide Diverse Housing

Chapters 1-6

Pella can open its doors to more residents and support
a strong workforce by providing a range of housing
types at a variety of prices. Pella has an excellent quality
housing stock, but housing costs are very high and many
residents and workers have expressed a desire for a wider
variety of housing options, such as townhomes or other
moderately-priced options. The plan:

Chapter 7

• Identifies housing growth areas (p. 40);

• Potential funding sources (p. 95-100)

• Illustrates the principles of good neighborhood design

Appendix

(p. 41), which include a mix of housing types;

• Recommends that Pella form a housing commission

to implement a comprehensive housing strategy that
helps encourage diverse housing options, through
targeted reduction of the costs and risks of housing
development (p. 44-45); and

• Recommends that Pella explore options for code

revisions that make housing diversity more achievable.
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Tools for implementation, including:
• An annual evaluation and action program (p. 90)
• Proposed time frame, prioritization and leadership for

each recommendation (p. 91-94)

Background information for Chapters 1-6, including:
• Detailed demographic tables
• Plan Process & Public Participation Overview
• Supplementary environmental maps
• Land Use Spectrums

I

Introduction:
Goals & Opportunities

GOALS AND OPPORTUNITIES
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WHAT IS A
COMPREHENSIVE PLAN?
Pella’s comprehensive plan lays out a vision for the
future of Pella, with a focus on priorities for city policies
and public investments in the next 20 years. The plan
serves three primary roles:

Community Building:
This plan is based on the vision of
Pella residents. At left: Residents
Work Together at a Community
Goals workshop to identify priorities for Pella. An overview of
the public participation process is
provided in the appendix.

COMMUNITY BUILDING

Comprehensive planning provides an opportunity for
residents to create a shared vision for their community.
Residents and city staff identified issues and
opportunities for Pella’s land use, infrastructure, public
facilities, and natural resources, among other areas.
These findings were used to set public priorities and
provide a set of action steps that can improve quality
of life and make the city more attractive for potential
growth.

Legal Basis for Regulations:
Decisions about zoning and future development will be based
on the principles of this plan.

LEGAL BASIS FOR LAND USE REGULATIONS

Section 414 of the Code of Iowa allows cities to adopt
land use regulations such as zoning and subdivision
ordinances, to promote the “health, safety, morals or
general welfare of the community.” These regulations
govern how land is developed within a municipality
and its extra-territorial jurisdiction. Land use
regulations recognize that people live cooperatively
and have certain responsibilities to coordinate
and harmonize the uses of private property. The
comprehensive plan provides a legal basis for these
regulations.

GUIDANCE FOR DECISION-MAKERS

The plan will serve as a guide for City staff , the
Planning & Zoning Commission, City Council, and other
City boards and commissions, as they set policy and
make investment and land use decisions.
The plan is designed as a flexible document that can
respond as conditions change over time.
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Guidance for Decision-Makers:
Pella City Council members will
use this plan as a guide for future
decisions.

GOALS FOR PELLA
The recommendations of this plan are based on the
goals below (established through an extensive public
participation process - see appendix). Action steps for
each goal are presented in the chapter(s) indicated.

Supporting Goals

Priority Goals
Economic Strength
(Ch. 3)

Continue to foster an
economic environment
that supports and
attracts quality
business, industry and
tourism.

Biking and
Walking (Ch. 4)

Embrace our
community’s Dutch
heritage by being
a premier city for
bicycle and pedestrian
transportation.

Infrastructure
Quality (Ch. 6)

Maintain quality
infrastructure,
including streets, water,
and sewer.

Quality of Life:
Parks & Schools
(Ch. 5)

Continue to support
a high quality of life
for Pella’s residents
by investing in parks,
recreation, and schools.

Housing Options
(Ch. 2)

Provide a range of
housing types at a
variety of prices, to
accommodate workers
and residents at all
stages of life.

Integrated Land Use
Planning (Ch. 1)

Encourage contiguous
land development
that maximizes
infrastructure efficiency,
reinforces Pella’s
unique character, and
integrates environmental
preservation and
transportation into land
use decisions.

Public Safety (Ch. 1,
Ch. 4, Ch. 5, Ch. 6)
Protect the community
against hazards and
promote public safety
through strategic
management of
floodplains and
stormwater, quality
police and fire
protection, and sound
infrastructure.

GOALS AND OPPORTUNITIES
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PELLA’S FUTURE
RESIDENTS

Historical Population Change in City of Pella

Figure I.1 - H i s to r i c a l Po p u lat i o n C han g e i n 1900-2012*
C i t y o f Pe lla, 19 0 0 -2012

12,500

Pella has grown steadily for decades (Figure I.1), and
that growth is expected to continue into the future.
Analysis and projections regarding the characteristics
of the present and future population provide a
foundation for this plan. The following information
guides the plan:

Population

• If recent population trends continue, Pella would

gain about 700 more residents from 2015-2035
(Figure I.2, Red Line) for a total of 11,550.

• The combined population of the City of Pella

6,500
4,500
2,500

Year

Population Projection Scenarios for
Figure I.2 - Po p u lat i o n P r oj e c t i o n Pella
S ce na r i o through
s f o r Pe lla t h r o2035
u g h 2035
15,500

• Pella has a lower median age than the state, due to

racial and ethnic minorities. While the minority
population across the state has grown in recent
years, this is less true for Pella.

-- More than 40% of the Pella population identifies

as having Dutch ancestry, which is ten times the
rate in the general Iowa population.

-- Many residents have expressed a desire to be

more welcoming to minority populations in Pella,
while still maintaining long-standing traditions of
Pella’s Dutch heritage.
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14,500

Population

• As compared to the state as a whole, Pella has fewer

2,623

500

and Pella’s 2-mile extraterritorial jurisdiction is
approximately 12,500 (2013 estimate).
an unusually high number of residents in the 15-24
age group - Central College students. It also has a
relatively large number of seniors (70+). Pella should
plan for these age groups by offering amenities and
housing suited to their unique needs.

9,832

8,500

-- Figure I.2 summarizes the population projection

scenarios for Pella through 2035. Scenarios are
based on the continuation of historical growth
rates and are adjusted to account for the unique
nature of the student population. The scenarios
are explained in further detail in the appendix.

10,352 10,397*

10,500

14,079

*2012 Estimate

1960-2010 Growth
Rate (1.39%) *
Construction Rate

13,500
12,500

12,124
2012 Est.
10,397

11,500
10,500

11,553
11,351

2000-2010 Growth
Rate (0.42%)*

10,221

Natural Population
Change

10,352
9,832

0.5% Growth Rate

9,500
2000

2010

2015

2020

2025

Year
Sources on this page: U.S. Census 2013, RDG Planning & Design 2013, Claritas Inc 2013

2030

2035

*Adjusted for student
population

1

Land Use
and Environment
Pella’s land use provides the foundation for the
comprehensive plan.
Goal: Encourage contiguous land development
that maximizes infrastructure efficiency, reinforces Pella’s unique character, and integrates
environmental preservation and transportation
into land use decisions.

LAND USE AND ENVIRONMENT
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Pella’s land use is a core component of the
comprehensive plan document. It establishes a
development vision to accommodate future growth,
maintain and enhance the quality of existing
development, and provide a sound basis for public and
private decisions, including infrastructure investments.
The land use plan will provide a physical framework
for recommendations in subsequent chapters in this
document.
This section of the document provides the tools and
principles to guide future land use and development,
described below.

IN THIS CHAPTER: TOOLS FOR LAND USE
10 Principles of Future Land Use &
Development

These principles describe the desired characteristics for
all of Pella’s existing and future development.

Environmental Framework

The framework identifies sensitive environmental
areas, such as floodplains, that should be conserved
and incorporated into an environmentally-oriented
development concept that maximizes the potential of
these areas as amenities.

Existing Land Use Map

The Existing Land Use map presents the land uses in
Pella as they are today, in 2014.
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Recommended Actions
In This Chapter
1. Use the 10 principles of land use development
as criteria for making land use decisions, such
as reviewing new subdivision proposals.
2. Preserve sensitive natural areas from
development, using the development
suitability map (Figure 1.1) as a guide.

Development Concept

The development concept shows land uses and road
connections for strategic growth areas. The elements
of the development concept are explained in detail
in the housing chapter, transportation chapter, and
economic development chapter of this plan.

Future Land Use Map

The Future Land Use map presents the land uses in
Pella as envisioned for the future. The new land uses
represented on this map will transition over time, as
property owners voluntarily sell, develop, or change
their property.

Land Use Categories and Characteristics

This table describes the characteristics of the land use
categories shown in the Existing Land Use and Future
Land Use maps.

3. Use the future land use map, along with
tables 1.4 and 1.5, to guide all land use
decisions, such as subdivision review or rezoning.
4. Base all annexation decisions on the
six-point annexation strategy and the
annexation map (Figure 1.8).

Land Use Spectrum

This graphic shows the range of densities that Pella
has within one category of land use - multi-family
residential. Additional spectrums are in the appendix.

Land Use Compatibility Matrix

This matrix shows which land uses are compatible, to
help identify potential conflicts before they happen.

Annexation Strategy

The 6 point annexation strategy provides specific
guidelines for proper annexation process, that helps
minimize unnecessary conflict and expenditures.

Annexation Map

This map presents the areas that Pella should consider
for annexation, both in the short term (5-10 years) and
long term (10-25 years).

Recommended Action: Use the following 10 principles of land use development as criteria for making
land use decisions, such as reviewing new subdivision proposals.

PRINCIPLES OF FUTURE LAND USE AND DEVELOPMENT
1. Encourage compact, contiguous, and fiscally
responsible development

Contiguous and compact development will help preserve
Pella’s small town character by growing the city in a walkable,
neighborhood-focused pattern. This type of development also
reduces costly infrastructure extensions such as water, sewer
and roads by developing on under-utilized infill properties
or in strategic areas adjacent to existing development.
Compact, contiguous development minimizes travel distances,
helps preserve open spaces and farm land, and encourages
development that is “human-scale” rather than designed solely for
the car.

2. Promote infill development

Infill development supports the economic and social value of
Pella’s existing neighborhoods by promoting investment in
established areas rather than solely at the fringe. Infill development
helps make full use of existing infrastructure, thus limiting
unnecessary expansions and their associated expense. Such
development should respect the character of the surrounding
neighborhood.

3. Preserve sensitive environmental features

Preserving key natural areas can protect plant and animal habitats,
increase property value for adjacent development, enhance and
connect the park system, and reduce flash-flooding by providing
natural stormwater drainage. A network of natural preserve areas
would enhance community character and make Pella more
attractive to new residents. The preserves protect wetlands, hydric
soils, floodplains, drainage-ways, and wooded areas.
See “Environmental Framework” section of this chapter for
guidance on this principle.

LAND USE AND ENVIRONMENT
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Principles of Future Land Use and Development (cont.)
4. Promote diverse housing choices
Residents and workers of Pella have expressed a clear desire for more diverse
housing options, at prices that more people can afford. At the same time,
housing needs and preferences are diversifying. The mortgage crisis and recent economic downturn has inspired a greater preference for affordable and/
or rental options. The baby boomer and Millennial generations are demonstrating a growing preference for smaller lot homes and multi-family housing,
in addition to a continued interest in traditional single family homes. Pella can
increase its appeal to potential residents by promoting housing options for a
diverse population.

5. Plan for community amenities such as parks and schools
Parks, open spaces, schools, and other public places can serve as neighborhood focal points that promote community activity, personal interaction, and
a sense of place. Pella’s parks and open spaces can serve as an attraction for
potential residents and encourage new development around their perimeter.

6. Provide a multi-modal, continuous transportation
network
A network of streets, bikeways, and pedestrian paths should provide connectivity throughout Pella and accommodate a diverse set of mobility needs and
preferences.
Pella residents want to see a stronger emphasis on biking and walking options.
A robust bicycle network, like that of many Dutch cities, would provide another way to portray Pella’s connection to its heritage.
Street networks should provide well connected routes that make both private
travel and public service provision more efficient.
14
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Principles of Future Land Use and Development (cont.)
7. Enhance public safety and minimize hazard risk
Land use decisions have a wide variety of effects on public safety and hazard
mitigation. Preserving floodplains and natural drainage-ways to manage stormwater minimizes the risk of injury and property damage due to flooding. A wellconnected and multi-modal transportation network promotes better emergency service provision and evacuation routes in case of large-scale hazards. A mixture of land uses within neighborhoods enhances security by creating activity
and “eyes on the street” throughout the day.

8. Develop balanced neighborhoods that provide options
Balanced neighborhoods provide residents with easy access to a variety of places to live, shop, work, play and engage in community life. Mixing compatible
uses, such as a corner store or school in a residential neighborhood, creates dynamic and resilient communities that promote efficiency in infrastructure provision and travel times. Balanced neighborhoods provide a variety of housing options, access to open space, and contain activity centers such as parks, schools,
civic centers, or commercial areas that are well connected to surrounding neighborhoods. Appropriate transitions should be made between higher intensity
uses, such as industry, and lower intensity uses, such as homes.

9. Use public investments to promote private development
Pella’s public investments in streets, water, sewer, parks and schools can be leveraged to promote private investments. When strategically located, a new park
or school can inspire private residential development, while targeted infrastructure improvements can attract new industry.

10. Make decisions in a transparent and collaborative manner
Land use and environmental decisions should be made through a transparent
process, with opportunity for input from all citizens and affected entities, such
as the county, neighboring towns or the school district. Creation and implementation of land use decisions should be a shared responsibility that promotes
the equitable distribution of development benefits and costs.

LAND USE AND ENVIRONMENT
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Recommended Action: Preserve sensitive natural areas from development, using the development suitability
map (Figure 1.1) as a guide.

ENVIRONMENTAL
FRAMEWORK
Pella’s natural environment can be a tremendous asset for
future growth, but only if development is sensitive to key
environmental features, such as floodplains, wetlands, hydric soils, and steep slopes. Preserving natural areas can increase property value for adjacent development, enhance
and connect the park system, protect plant and animal
habitats, and reduce flood risk by providing natural stormwater drainage.

Development Suitability
Figure 1.1 identifies areas that should be preserved or receive special consideration during development. The map
was created by weighing the significance of various environmental features, and generating an aggregated rating
for the level of environmental consideration in each geographic area. The ratings are explained in the box at right.
Developers, the Planning & Zoning Commission, City Staff,
and City Council should use the development suitability
map, definitions on this page, and the example in Figures
1.2a-c to determine if proposed developments adequately
protect and preserve sensitive environmental features.

EACH SITE IS UNIQUE
While the suitability map gives a general overview of environmental conditions, each site is unique, and each development proposal should be reviewed on a case by case
basis to determine how to address environmental concerns.
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DEFINITIONS & GUIDELINES
Wetlands
Areas of poorly drained soils characterized by permanent
or temporary soil saturation and occasionally standing water. Wetlands perform an important ecological function
by absorbing and slowing floodwaters, and providing a
unique habitat for plants and animals. Wetlands are protected by state & federal law and must be preserved as
part of any new development.

Hydric Soils
Soils that have a high capacity to detain water. Hydric soils
capture and detain rainwater, releasing it more gradually
into Pella’s minor drainage-ways, which mitigates stream
bank erosion and flash flooding. Allowing hydric soils to
perform this function is an important part of a stormwater management plan. Hydric soils should be preserved
where possible to avoid flooding and water quality deterioration.

Watershed
An area of land in which all water drains to the same place.
Communities which share a watershed often have interrelated or shared water issues, and may have an interest
in collaborative efforts related to water quality and flood
control.

Other Features
Additional environmental features to be considered, including slopes and land cover, are presented in maps in
the appendix.

IMPLEMENTATION OPTIONS

While many developers may voluntarily choose to
preserve sensitive natural areas, reaching the desired
level of preservation will require the force of city
regulations. The following policy options, either
alone or in combination, can help implement the
environmental vision:
• Ban all development in the 100-year floodplain
• Ban or restrict development in the 500-year

floodplain

• Adopt a stream buffer ordinance - Stream buffer

ordinances specify a distance around streams that
must be preserved from development.

DEVELOPMENT SUITABILITY RATINGS
(FIGURE 1.1)
Major Considerations (Red)
Should be preserved from development - includes
drainage-ways, 100-year floodplains, wetlands and
the steepest slopes.

Higher Considerations (Orange)
Should ideally be preserved, but could potentially allow low impact development - includes areas such
as 500-year floodplains and steep slopes.

Minor Considerations (Yellow)
Can be developed, but developers should be particularly attuned to good stormwater management
- includes areas with hydric soils.

Figure 1.1 - D e ve l o p m e n t Su i t a b i li t y M a p

LAND USE AND ENVIRONMENT
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AN ENVIRONMENTAL APPROACH TO DEVELOPMENT: A HYPOTHETICAL EXAMPLE FOR PELLA
A. Start with an analysis of the natural environment, including hydrology and topography. The aerial below
shows a possible growth area in Pella, to the east of Madison School, south of Vermeer.

18

Figure 1.2a

B. Identify sensitive natural areas that should be preserved. The development suitability map (Map 1.1) for this
area shows some areas with varying degrees of environmental consideration.

Figure 1.2b

C. Create a land use plan that preserves the sensitive natural areas as open space. In this example, the critical natural
areas are preserved to allow natural drainage that serves
the proposed residential uses.

Figure 1.2c

PELLA COMPREHENSIVE PLAN

EXISTING LAND USE

LOW DENSITY RESIDENTIAL

The Existing Land Use Map - Figure 1.3 - classifies parcels of
land in Pella according to their use. The land use categories
are described in Table 1.4 and a photo-guide is provided
here. The Existing Land Use map can be used in conjunction with the compatibility matrix (Table 1.5) to determine
if proposed developments are compatible with existing
uses.

COMMERCIAL
Downtown

Highway

For in-depth details about existing land use, including the
number of acres in each category, refer to the Appendix.

CIVIC

DUPLEX

AGRICULTURAL

PUBLIC

MULTI-FAMILY RESIDENTIAL

INDUSTRIAL

LAND USE AND ENVIRONMENT

19

Figure 1.3 - Pe lla E x i s t i n g L an d Us e, 2014
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FUTURE LAND USE
Preferred Growth Areas
As Pella grows, new land will be developed to accommodate housing, commercial, industrial and other uses. The
planning team identified preferred growth areas (Figure
1.4) based on environmental features, the existing land
use pattern, infrastructure capacity and market trends.

Figure 1.4 - P r e f e r r e d G r ow t h A r e a s

R - Residential
C - Commercial
I - Industrial

RESIDENTIAL AREAS
The preferred residential growth areas are primarily within
city limits, with access to existing infrastructure and amenities such as parks and schools. The highlighted areas are
highly developable from an environmental stand-point
(see Figure 1.1). Chapter 2 discusses plans for these residential growth areas in detail.

COMMERCIAL AREAS
Pella’s future commercial growth should balance new
growth at the Highway 163 interchanges with continued
support of the core commercial area in downtown Pella.
Chapter 3 discusses commercial uses in detail.

INDUSTRIAL AREAS
Preferred industrial growth options include the areas
north of Vermeer and south of the eastern Highway 163
interchange. Pages 26-27 discuss these growth locations
in detail.

Future Land Need
The projected land need for Pella, shown in Table 1.1, is
based on a projected population of 11,553 for 2035. The
amount of land designated for planning purposes is greater than the projected need, in order to allow market flexibility and guide longer-term planning. Refer to the appendix for the complete land need projection methodology.

I

Table 1.1 - Fu t u r e L an d N e e d : 2015 -2035
Land Use Type

Projected Need

Acres Designated for
Planning Purposes

Residential

120 acres

240 acres

Commercial

25 acres

50 acres

Industrial

65 acres

200 acres

Detailed Plans and Discussion of Preferred Growth
Areas

R

Chapter 2 - Housing and Neighborhoods

C

Chapter 3 - Economic Development and

I

Chapter 3 & This Chapter - p. 26-27

Tourism

LAND USE AND ENVIRONMENT
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Recommended Action: Use the future land use map, along with tables 1.4 and 1.5, to guide all land use deci-

sions, such as subdivision review or re-zoning.

Development Concept and
Future Land Use Map

3 Important Points About the Land Use Maps

The Development Concept map, Figure 1.5, shows
proposed uses for the preferred growth areas. These
areas are discussed in detail later in the plan (Chapters
2-5). The concept shows approximately the amount
of land needed to accommodate 2035 population
projections and focuses on areas that are most
strategic for shorter term growth.

The maps depict new land uses for privately owned
properties. The transition of these properties from their
current use to the depicted use is expected to occur over
time, in response to market demands, as property owners
voluntarily sell, develop, or change the use of their land.

The Future Land Use Map - Figures 1.6a and 1.6b combines the development concept with existing land
uses and longer term growth areas. This map shows
land use transitions that will not occur for many years,
beyond the 2035 time frame. Land use categories are
described in Table 1.4.
Both the development concept and future land use
map are based on the development principles on
pages 13-15.

1. Property Owners Decide

1

2. Generalized Map

The Future Land Use map should be interpreted generally
and is not intended to provide the specificity or the
rigidity of a zoning map or engineering document. The
map should provide guidance for:
• Generalized land use locations and transitions: The

boundaries between land uses on the map are “fuzzy”
lines and are meant to show approximate areas for
transition, rather than rigid boundaries. Minor variations
in land use, such as a small civic use on a residential
block, are not reflected in this generalized map, but may
still be permitted per zoning regulations.

2

• Collector and Arterial Street connections: Critical arterial

Table 1.2 - Fu t u r e L an d N e e d: P r oj e c te d an d
Plan n e d
Land Use Type

Land Needed for
Planning through
2035

Amount of land shown in
Development Concept

Residential

240 acres

~ 260 acres

Commercial

50 acres

~40 acres general
100+ acres Mixed Use

Industrial

200 acres

~375 acres

and collector street connections are specified on this
map, though the exact routes will depend on detailed
engineering studies. Local streets will be determined as
development occurs. See Chapter 4: Transportation.

• Natural Resource Preservation Areas: Preserves on the

map are based on the development suitability map in
Figure 1.1. The boundaries of the preserves should be
given significant weight in decision-making.

3. Guide for Land Use Decisions

The Future Land Use map will guide the land use and
development decisions of the Planning & Zoning
Commission and the City Council. The map should guide
the approval process for development proposals and
zoning decisions.
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3

Figure 1.5 - D e ve l o p m e n t Co n ce p t f o r P r e f e r r e d G r ow t h A r e a s

See inset p.42

See inset p.41
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Figure 1.6a - Fu t u r e L an d Us e M a p

See inset p.42

See inset p. 41
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Figure 1.6b - Fu t u r e L an d Us e M a p - 3 m i l e
E x t r ate r r i to r ia l Plan n i n g A r e a
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Long-Term Industrial
Growth
Pella has a large amount of industrial land for a town of
its size (see Appendix). However, throughout the comprehensive planning process, there was a great deal of interest
in identifying areas for industrial growth, particularly heavy
industry, in order to facilitate recruitment of new industries
and/or expansion of existing.
It is difficult to predict the amount of industrial land that a
community will need, or which location will be ideal, since
a single decision of a major company can have a dramatic
impact, and industrial needs can vary widely. Vermeer, for
example, has a 300 acre site - about a third of Pella’s total
industrial land.
For this reason, Figure 1.7 shows a wide variety of options
for industrial expansion. The map identifies existing industrial areas, preferred expansion areas, and other “alternate”
areas that were considered, but ultimately determined to
not be a preferred growth area.
Combined, the preferred areas show 600-700 acres, more
than triple the amount of projected industrial land need
through 2035, and the equivalent of doubling Pella’s existing industrial land. Only a portion of the identified
land will be needed, but a wide variety of options are
available.

Small Expansions in Existing Industrial Areas
For smaller industrial uses, there are parcels of 10, 20 and
30 acres available in the Fifield Road area and the Pella Corporation area. These areas are shown in the Development
Concept and Future Land Use Map.

Northeast: Preferred Growth Area (250 acres)
This area north of Vermeer could be used for light or heavy
industrial.
• Benefits of this area:
-- Access to the proposed connection to Interstate

80

-- Proximity to existing industrial uses and distance

from urban residential areas

-- Minimal environmental considerations - relatively

flat ground

-- Good potential for expansion of sewer and water

service

• Challenges:
-- Pump station may be required
-- Distance from Highway 163
-- Traffic for this area will need to pass through

residential neighborhoods/growth areas to the
south

Vermeer Road Transition Area (120 acres)
This area south of Vermeer could be used for a mix of light
industrial and commercial, and could serve as a transition
area between heavier industrial uses to the north and residential uses to the south.
• Benefits of this area:
-- Access to city infrastructure, including roads,

water and sewer

-- Access to the proposed connection to Interstate

80

-- Importance as transition area
• Challenges:
-- Need to provide buffer along the southern edge,
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This area south of Highway 163 could be used for light or
heavy industrial. This area is likely more of a long term option than the Northeast area because it is not immediately
adjacent to the existing city.
• Benefits of this area:
-- Easy access to Highway 163
-- Highway provides buffer from existing

neighborhoods

-- Minimal environmental considerations - relatively

flat ground

• Challenges:
-- Requires annexation of land and extension of

infrastructure in between current city limits and
the growth areas

Alternate, Not Preferred Areas
Several alternative areas were considered, but the planning team determined that these sites were less desirable
for a variety of reasons:
• West (320 acres)
-- May require additional interchange to be viable
-- No access to existing water and sewer
• North West (200-400 acres)
-- Would be better used as a residential growth

area due to limited access, environmental
considerations, and proximity to Pella’s largest
recreational asset - Big Rock Park

• Southeast (235 acres)
-- May ultimately be better suited for long-term

where this area meets a residential growth area

residential growth, considering limited access
and environmental factors

-- Aesthetic requirements may be needed due to

-- Would require a bridge across Highway 163 to

location

26

Southeast: Preferred Long-Term Growth Area
(330 acres)

adequately connect to existing community

Figure 1.7 - In d u s t r ia l G r ow t h A r e a s

Table 1.3 - In d u s t r ia l L an d i n Pe lla, E x i s t i n g
an d P r o p o s e d
Area

Acres

Existing Industrial Land

720 acres

Projected Industrial Land Need through 150-230 acres
2035
Northeast: Preferred Growth Area

250 acres

Southeast: Preferred Long-Term
Growth Area

330 acres

Vermeer Road Transition Area

120 acres

Existing industrial areas, preferred industrial growth areas and alternate, not-preferred areas. The preferred areas (dark purple) show more than triple the amount
of projected land need for the 2035 planning time frame. Only a portion of this land will be needed, but identifying a wide variety of options allows Pella to adapt
to the unpredictable demands of the industrial sector.
LAND USE AND ENVIRONMENT
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Table 1.4 - L an d Us e C ate g o r i e s an d C ha r ac te r i s t i c s
Land Use Category

Use Characteristics

Features and Location Criteria

Agriculture & Ag
Residential

Agriculture or conservation will remain the principal use.

Urban encroachment, including large lot subdivisions, should be discouraged.

Can be used as a holding zone until extension of city infrastructure
permits urban development

Areas may be designated for conservation, including floodplains and steep topography
Commonly zoned as A1 (Agricultural) or Rural Residential (RR)

Extremely low residential densities, typically below 1 unit per 20
acres, may be permitted. This would include homes located on
farms.

Preserve

Environmentally
Sensitive Areas
(Overlay)

Areas that should be preserved as natural, green space.

Should follow environmental features.

These areas are primarily defined by the floodplains, but also include
some areas acting as buffers between incompatible land uses.

Should be pre-designated in development areas.

If developed, these areas should receive special consideration for
environmental features. This is an overlay designation that should be
combined with the primary underlying use.

Should not be developed for high intensity uses.

Can be incorporated into the city’s trail system when appropriate.

May be preserved as green space.

Includes areas with steep slopes, hydric soils, and tree cover.

Low Density (Single
Family) Residential

Restrictive land uses, emphasizing single family detached
development. Innovative single family forms may be permitted with
special review.
Civic uses are generally allowed, with special permission for higher
intensity uses.
Manufactured units with certification from the United States
Department of Housing and Urban Development (post-1976 units)
that comply with other criteria in the State statute may be treated as
conventional single family construction.

Medium Density
Residential

Density is 1 to 4 units per acre, although these areas may include some single family
attached projects with densities up to 6 units per acre in small areas
Should be insulated from adverse environmental effects, including noise, smell, air
pollution, and light pollution.
Should provide a framework of streets and open spaces.
Developments will be provided with full municipal services.
Commonly zoned as R1 (Low-Density Single-Family Residential) or R2 (Two-Family
Residential)

Restrictive land uses, emphasizing housing.

Density is 4 to 12 units per acre.

May incorporate a mix of housing types, including single family
detached, single family attached, and townhouse uses.

Developments should generally have articulated design that maintains identity of
individual units.

Limited multifamily development may be permitted with special
review and criteria

Tend to locate in clusters, but should include linkages to other aspects of the community.

Civic uses are generally allowed, with special permission for higher
intensity uses.

Innovative design should be encouraged in new projects.
Projects at this density may be incorporated in a limited way into single family
neighborhoods.
May be incorporated into mixed use projects and planned areas.
Commonly zoned as R2 (Two-Family Residential) or R3 (Multiple-Family Residential)
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Table 1.4 - L an d Us e C ate g o r i e s an d C ha r ac te r i s t i c s
Land Use Category

Use Characteristics

Features and Location Criteria

High Density Residential

Allows multifamily and compatible civic uses

Density is 12 units per acre or higher

Allows integration of limited office and convenience commercial
within primarily residential areas

Locate at sites with access to major amenities or activity centers
Avoid creation of isolated compounds. Should be integrated into the fabric of nearby
residential areas, while avoiding adverse traffic impacts on low density uses
Traffic should have direct access to collector or arterial streets to avoid overloading local
streets
Can be developed near lower intensity uses or in mixed use developments with
development review
Attractive landscape standards should be applied
Commonly zoned as R3 (Multiple-Family Residential)

Interstate - 80 Study
Corridor

Overlay area showing study corridor for possible road connection to
Interstate 80. Underlying land uses apply.

NA

Parks

Traditional park and recreation areas including passive and active
recreation uses.

Parks should be centrally located with easy access for both pedestrian and auto users.
Residents should be within approximately a half mile of a neighborhood park.
All parks should be connected through the city’s trail and open space system.

Civic and Public
(Includes Schools
Central College)

Includes schools, churches, community centers, cemeteries, publicly- May be permitted in a number of different areas, including residential areas.
owned buildings and other public facilities that act as centers of
Individual review of proposals requires an assessment of operating characteristics, project
& community activity.
design, and traffic management.
Commonly allowed in areas zoned for residential (R1, R2, R3) or institutional (INS).

Commercial

Includes a variety of commercial and office uses.

Located on arterials, at intersections, or in established commercial areas.

May allow residential units above commercial development, and
may incorporate planned residential uses, typically at higher
densities

Should supply an adjacent amount of off-street parking

Serves as focus of retail activity

Negative effects on surrounding residential areas should be limited by location and
buffering

Can include freestanding commercial uses and shopping centers on
larger lots

Good landscaping and restrictive signage standards should be maintained

Traffic systems should provide alternative routes and good internal traffic flow

Should provide good pedestrian/bicycle access to adjacent neighborhoods.
Commonly zoned as CC (Community Commercial)

LAND USE AND ENVIRONMENT
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Table 1.4 - L an d Us e C ate g o r i e s an d C ha r ac te r i s t i c s
Land Use Category

Use Characteristics

Features and Location Criteria

Mixed Use

Can include a range of low-impact commercial uses, higher-density
residential uses, and small office.

Typically located at intersections of higher order streets: collectors and arterials.

(Includes Medical & AsProvides for daily convenience shopping and service needs of
sisted Living)
nearby residents.

Developments should relate well to adjacent properties and provide appropriate
transitions from higher intensity uses to lower intensity uses
Pedestrian traffic should be encouraged, using a neighborhood scale design where
appropriate
Signage, landscaping and site features should respect neighborhood scale and quality
Avoid large expanses of parking visible from major streets
Could be located in areas zoned as CUC (Commercial Mixed Use Urban Corridor) or PUD or
CPD (Planned Unit Development and Commercial PUD)

Downtown Mixed Use

Traditional downtown district includes mix of uses, primarily
commercial, office, and upper level residential.
Should be the primary focus of major civic uses, including
government, cultural services, and other civic facilities.
Developments outside the center of the city should be encouraged
to have “downtown” characteristics, including mixed use buildings
and an emphasis on pedestrian scale.

Light Industrial/Office

Light Industrial areas may combine office, business parks, and
warehouse uses. These areas can also include supporting
commercial activity.
Includes uses that do not generate noticeable external effects.

Establishes mixed use pattern in the traditional city center.
District may expand with appropriately designed adjacent projects that respect pedestrian
scale, design patterns and setbacks within the district.
Historic preservation is a significant value.
Good pedestrian and bicycle links should be provided to surrounding residential areas.
Zoned as CBD (Commercial - Central Business District)
Signage, landscaping, and design standards should be established, with more restrictive
controls for locations nearer to low intensity uses.
Uses that involve substantial peak traffic should locate near major arterials and regional
highways, and provide multiple access points.
Commonly zoned as M1 (Limited/Light Industrial)

General Industrial & Provides for a range of industrial enterprises, including those with
Utilities
significant external effects.
Includes facilities with industrial operating characteristics, including
public utilities, maintenance facilities, and public works yards.

General industrial sites should be well-buffered from less intensive uses.
Sites should have direct access to major regional transportation facilities, without passing
through residential or commercial areas.
Developments with major external effects should be subject to review.
Commonly zoned as M2 (Heavy Industrial)

Urban Reserve

Long term growth area of Pella that could ultimately be served by
city services and annexed.
Should remain in agricultural use until annexation.
Development, including large lot subdivision development, should
be discouraged in these areas. Such development could inhibit
efficient growth of the city in the future.
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mitigated to prevent impact on adjacent uses. A
Planned Unit Development is required in all cases
to assess project impact and define development
design.

• 1: Incompatible. In general, proposed uses with

this level of conflict will not be permitted. Any
development proposal requires a Planned Unit
Development and extensive documentation to
prove that external effects are fully mitigated.

Light Industrial/Office

General Industrial and Utilities

Civic and Public

• 2: Significant conflict. Major effects must be strongly

Downtown Mixed Use

minimized through project design. Traffic and other
external effects should be directed away from lowerintensity uses. Landscaping, buffering, and screening
should be used to minimize negative effects. A
Planned Unit Development may be advisable.

Commercial

• 3: Potential conflicts. Conflicts may be resolved or

Parks

Mixed Use

uses should be directed away from lower intensity
uses. Building elements and scale should be
consistent with surrounding development.

High Density Residential

• 4: Basically compatible. Traffic from higher intensity

Agriculture

Medium Density Residential

• 5: Completely compatible.

Low Density Residential

Table 1.5 provides a land use compatibility guide that indicates which land uses can be located near each other,
and which land use combinations will create significant
conflict. The creation of new conflicts should be avoided
moving forward. Existing conflicts should be encouraged
to change over time as property turns over. This chart
should be used to assess the relationship between
land uses and provide a basis for development proposal review. The compatibility of each pairing is rated
1 to 5:

Parks

Table 1.5 – L an d Us e Co m p at i b i li t y M at r i x

Agriculture

Land Use Compatibility

-

3

3

3

2

3

3

3

3

3

3

-

4

4

4

4

4

4

3

2

5

-

4

3

3

2

3

1

1

4

-

5

5

3

4

2

1

4

-

5

3

5

2

1

4

-

4

5

3

2

4

-

5

4

3

4

-

2

2

4

-

4

3

-

1

Low Density Residential
Medium Density Residential
High Density Residential
Mixed Use
Commercial
Downtown Mixed Use
Light Industrial/Office
General Industrial and Utilities
Civic and Public

TABLE 1.5: EXCLUDED CATEGORIES

In this table, several similar uses are combined, as
outlined in Table 1.4 (for example, the “schools”
category is contained under “civic and public”). Three
categories in the Future Land Use are overlay districts
and therefore not included in the compatibility table:

-

Urban Reserve, Environmentally Sensitive Area, and I-80
Study Corridor. Preserves are not included, since the
location of preserves is determined by environmental
factors, and any use could be adjacent to a preserve.
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The Density Spectrum
Every type of structure, from homes to stores, can
be built at a wide range of densities. Multi-family
residences, for example, can range from a low density
of 3-4 units per acre, up to a high density of 20 or
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more units per acre. The spectrum below shows
the range that exists in Pella today for multi-family
homes. This graphic illustrates that the character of
the land use is dependent on more than just the type

of building. Characteristics like density and design
should be considered when determining compatibility.
Additional spectrums for other land uses are included
in the appendix.

Recommended Action: Base all annexation decisions on the six-point annexation strategy and the annexa-

tion map (Figure 1.8).

ANNEXATION
1: Pursue Voluntary Annexation

Pella should use the “voluntary annexation” provisions
of Iowa annexation law (including the 80/20 rule, see
below) and should not annex areas under “involuntary”
procedures. The drawbacks of involuntary annexations
include:
• More complex annexation process
• Confrontation with land owners
• Susceptibility to court challenges, which add delays

and expense

• Costly extension of city services are mandated within

a short time period, even if development is not
imminent

In contrast, the benefits of voluntary annexation are:
• Allows city to promote areas for development

without having to install costly infrastructure ahead
of that development. The annexation/infrastructure
extension plan becomes a negotiated process
between the property owner, developer and the
city.

• Does not require the city to “pick winners and losers”

among potential annexation areas. Instead, the
private market determines development timing and
location.

• Simpler process, less controversial

To make the voluntary annexation approach work the
city must:
• Enact Parts 2-6 of this strategy
• If necessary, use the 80/20 rule for voluntary

annexation, which allows up to 20% of the total
annexed area to be included without consent from
property owners. This allows for the “squaring off”
of annexation areas to logical boundaries to avoid
the creation of unincorporated “islands”, which are
not permitted by state law. While full consent from
property owners is ideal, there may be situations
where the 80/20 rule is necessary to follow state
laws.

2. Initiate Outreach to Property Owners

Initiate ongoing communication with owners of
properties in the annexation priority areas (Figure 1.8).
Communicate the potential benefit of annexation:
The extension of city services/infrastructure greatly
enhances the development potential of the land and
maximizes its sale value.

3: Negotiate Development Agreements

Development opportunities in the annexation
priority areas should be pursued on a “negotiated
development agreement” basis, with zoning,
infrastructure extensions, and any applicable
development incentives as part of the negotiation
process. The Future Land Use Map should serve as the
guide for uses within the annexation areas.

4. Wait to Zone

Annexation areas should not be zoned for future
uses until the areas are voluntarily annexed and
a negotiated development deal is accomplished.
Discussion of appropriate zoning, consistent with
the Future Land Use Map, should be a part of the
negotiation process.

5. Prioritize Contiguous Parcels

Annexation priority should go to parcels contiguous
to current city boundaries. It is not recommended to
annex property that is not contiguous to current city
property, and would not be permitted by state law in
most circumstances.

6. Continue Use of Extra-Territorial Zoning
and Subdivision Review (for selected areas)

The City of Pella’s zoning and subdivision ordinances
are applied to a portion of the unincorporated land
within 2 miles of its jurisdictional boundary (its “extraterritorial” area). The city applies these controls only
in select areas that are important for Pella’s long-term
growth, as shown in Figure 1.9. Exercising zoning and
subdivision control in these areas helps ensure that the
city has space to grow, and that developments in the
city’s growth area are built to certain standards.
Growth areas are zoned as Agriculture to keep the land
as farmland or open space until there is demand to
develop to another use. Development, including large
lot subdivision development, should be discouraged in
these areas. Such development could inhibit efficient
growth of the city in the future.
Note: Pella recently adopted a building permit
exemption process for agricultural buildings in the
2-mile extraterritorial area, to provide flexibility for local
farmers.

LAND USE AND ENVIRONMENT
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Figure 1.8 - A n n e x at i o n P r i o r i t y A r e a s
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Figure 1.9 - Pe lla E x i s t i n g E x t r ate r r i to r ia l Zo n i n g
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2

Housing and
Neighborhoods
Pella has a quality housing stock and healthy
demand for new housing. However, Pella
residents and workers have expressed a desire for a wider variety of housing options at
prices accessible to middle income buyers.
Priority Goal: Provide a range of housing
types at a variety of prices, to accommodate
workers and residents at all stages of life.

HOUSING AND NEIGHBORHOODS
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HOUSING TODAY

Excellent Quality Housing

High Housing Costs

Lack of Variety

Pella has a high quality housing stock. A field survey of external housing conditions rated 86% of homes in Pella as
either “excellent condition” or “new,” while fewer than 1%
of homes were ranked as “poor” or “dilapidated.”

The high cost of Pella housing came up time and time
again during the comprehensive plan process, in public
meetings, stakeholder groups, and in surveys of hundreds
of residents and workers.

Housing variety in Pella is similar to that of other small communities, but housing preferences are changing to include
more demand for alternatives to single family homes.

There were no concentrated areas of poor housing identified in the conditions survey. The small number of poor
quality houses were scattered throughout the community,
often on lots next to incompatible uses such as industry.

• Median home price in Pella is $160,700,

Figure A7 in the Appendix shows the full results of the
housing conditions survey.

approximately 35% higher than the median price for
the state of Iowa.
-- The median new home price in Pella in 2013 was

approximately $300,000.

• According to the Census, 40% of Pella renters and

15% of homeowners are considered “housing
burdened,” which means that they are paying more
than 30% of their household income for housing
costs. (This is fairly typical for a town of Pella’s size
and type, but still represents a challenge for the
community.)

• In a recent survey of Pella workers, 44% of 630

respondents said that they don’t feel they can
find their preferred housing option in Pella. Of
those who gave a reason, half said it was due to the
high housing costs.
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• In a recent survey of more than 600 Pella workers, a

lack of housing variety was the second most
common complaint (after housing price). Many
respondents specifically mentioned a lack of quality
rentals and a lack of town homes.

• Only 7% of Pella’s current housing is single family

attached (town homes or condos), yet 26% of
survey respondents who wanted to re-locate said
that they would like to move to a town home.

• Nationally, there is a growing preference for

housing options such as townhouses, condos,
duplexes, and four-plexes. This is particularly true
among the older and younger age groups. Many
baby boomers are looking to downsize to smaller,
single level homes. At the same time, Millenials
(adults in their 20s) are less likely to be interested in
large lot single family homes, and more interested in
alternate options like those listed above.

FUTURE HOUSING

% of total units % of new units
today
2015-2035

# of new units
2015-2035

Single Family Detached

Goals

Based on the issues raised during the planning process,
Pella has the following goals for future housing.
• Provide a mix of housing types, with an emphasis

71%

60%

290

22%

25%

120

7%

15%

70

on providing housing that is under-served such as
medium density (town homes/duplexes) and quality
rental options.

• Provide more homes that moderate income

families can afford.

-- Reports in Pella and around the state indicate

Multi-Family
Apartments

Four-plex

that there is a need for workforce housing, both
rental and owner-occupied, for households in
the 80-120% of median income category. This
income group is not typically eligible for statefunded programs, but may still find it difficult
to afford market prices. A gap exists where the
market is not providing housing opportunities.

• Create new neighborhoods, not just new houses.

Neighborhoods have focal points such as a park
or a school, are interconnected with the rest of the
community through streets and trails, preserve
important natural areas, and reflect the unique Pella
Dutch heritage.

Single Family Attached
Town homes

Duplex

New Housing Units
Pella is expected to grow by around 700 people between
2015 and 2035, for a total of 11,550 residents. Approximately 480 new housing units will need to be constructed
to accommodate demand. The distribution of those units
by type is shown in the table at right. The table proposes
that a higher proportion of new units be single-family attached (town homes) in the future, based on community
demand. It also proposes a slightly higher proportion of
multi-family, which includes both apartments and lower
density options such as four-plexes.

Total New
Housing Units

480
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Recommended Action: Direct city investments or incentives for new housing toward existing neighborhoods
and the growth areas shown in Figure 2.1, starting with the preferred growth areas.

Residential Growth Areas

The Future Land Use Map in Chapter 1 shows the proposed
mix of land uses in each of the residential growth areas.

Figure 2.1 - T h e m a p sh ow s t wo p r e f e r r e d g r ow t h a r e a s f o r sh o r t-te r m g r ow t h, an d f i ve a l te r nat i ve o p t i o n s to
b e u s e d f o r l o n g e r-te r m g r ow t h, o r i f t h e p r e f e r r e d a r e a s a r e u nav ai la b l e.

Preferred Areas: Northwest & East
• Water and sewer service is feasible, though

extensions will be required.

• Majority of land is in City limits
• Close to existing neighborhoods and services,

such as the new sports park in the East and the
Washington commercial corridor in the Northwest.

• Good access to highway
• Northwest: Street connectivity is a challenge - see

page 42 for detail

Airport Area
• Proximity to the successful Bos Landen area
• Majority of land is owned by the city, which would

allow a public/private partnership in developing
housing for under-served markets.

• Challenges: Requires airport relocation, a bridge

across 163, and some annexation

Far Northwest & Far East
• Both areas are disconnected from the existing

city and do not have infrastructure availability. It
will be best to wait until the in-between areas are
developed, to maximize infrastructure efficiency and
community cohesion.

• Would require annexation (see page 33-34)
• Northwest: Areas around park should be

conservation residential due to sensitive
environmental features.

• East: Good access to 163 and proposed I-80

connection
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Northeast

Southeast

• This area is highly environmentally sensitive and

• Requires bridge across 163 to connect to existing

most of the land should be preserved. Conservation
residential is most appropriate (see Figure 1.6).

• Needs buffer from Industrial uses to the east
• Need to preserve ROW for future street connection

from Fountain View to Vermeer (Chapter 4)

community

• Needs buffer from planned industrial area to the east
• Western half of area is environmentally sensitive and

a large portion should be preserved as green space.

Recommended Action: Using Figure 2.2 as a model, encourage new housing areas to integrate the following neighborhood design
principles: mix of land uses & housing types, street connectivity, character, preserves & stormwater management, and focal points.

Neighborhood Design

Figure 2.2 - N e i g h b o r h o o d D e si g n f o r Po te n t ia l G r ow t h A r e a E a s t o f M a d i s o n E l e m e n t a r y.

240th Place

This neighborhood diagram shows a potential development pattern for the East growth area. The design incorporates features inspired by Amsterdam, including a central boulevard with canal and a half-circle street pattern.

Mix of Land Uses & Housing Types
A variety of housing types are mixed together, with appropriate transitions at rear and side lot lines. To achieve the
desired mix of housing on page 39, approximately 70-80%
of the land area is devoted to low density residential (single
family homes), 10-15% to medium density (town homes)
and 10% to high density (apartments).
Mixed use areas at intersections can include high density
residential, office and smaller commercial. Compatibility
with adjacent residential should be emphasized.

E University Street

Street Connectivity and Pella Character
New streets line up with existing streets and provide multiple entrances to the neighborhood. A boulevard provides a north-south connection with a possible canal feature down the center (or grass). The half circle street pattern revolves around the water feature, and provides connectivity for the neighborhood without encouraging cutthrough traffic. The half circle streets and the boulevard
are inspired by similar patterns in Amsterdam.

Preserves & Stormwater Management
Drainage-ways and sensitive environmental areas (as identified in Figure 1.1) are preserved as a water feature on the
south side and a nature preserve along the boulevard.
These areas provide an amenity and manage stormwater.

Focal Points: School, Park, Water
Neighborhood focal points create gathering places and a
sense of community. This diagram connects housing directly to nearby amenities - Madison school on the west
and the future sports park to the east - and creates its own
new amenity with the water feature.

Osk

al o o
sa S
t re e

t

Note: This land is privately owned, and the owner(s) will determine if/when
this ground will develop.
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Northwest Growth Area
The concepts for the northwest growth area are more
generalized than the eastern growth area, but demonstrate many of the same features. To provide more flexibility for developers and land owners, the planning
team created three scenarios for how this area could
develop. The Elm and Monroe options are preferred,
because they provide greater connectivity. North/
south street connections on the north side of Pella
are currently lacking, and therefore, regardless of the
scenario chosen, this area must provide a north/
south street connection.

Figure 2.3a - E lm O p t i o n

All Options:

• Provides third connection to Washington Street with

• Provide a mix of housing densities

Monroe Option:

• Preserve environmentally sensitive areas

• Connect to existing city, with connections to

Washington Street via W 11th and W 4th.

Elm Option:

• East/west connection to existing city via Elm St. Right-

of-way is reserved for this street, however, it would not
open up much additional land for development, due to
the environmental features.

a proposed local street just East of Wal-mart.

• Provides two connections to existing

neighborhoods via Elm Street and Monroe Street,
with Monroe as the primary through-way.

Fountain View Option:

• Least preferred option, as it opens up the least

amount of land for residential development and
limits east/west connection.
Figure 2.3c - F o u n t ai n V i e w O p t i o n

218th Pl

Fountain View

Figure 2.3b - M o n r o e O p t i o n

Note: This land is privately owned,
and the owner(s) will determine
if/when this ground will develop.
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Recommended Action: Encourage infill development that complements the character of the surrounding neighborhood and provides diverse
housing options for a variety of income levels.

Infill Housing

Figure 2.4 - In f i ll
H o u si n g O p t i o n f o r
P r o p e r t y at M ai n
St r e e t an d Un i o n
St r e e t . T h i s co n ce p t
d e m o n s t r ate s t h e
p r i n c i p l e s t hat Pe lla
w i sh e s to e n co u r a g e
f o r i n f i ll h o u si n g.

Infill housing refers to housing that is built on vacant or
under-used lots in existing neighborhoods. Infill lots are
beneficial for a number of reasons:
• Efficiency: Making use of existing infrastructure, such

Union Street

as roads and sewer.

• Expanding options: Allowing established

neighborhoods to respond to a changing market by
providing new housing types and features.

• Filling in gaps: Giving new life to vacant/under-used

Main Street

lots that detract from neighborhood vitality.

It is important for infill development to complement the
character of the existing neighborhood and provide appropriate transitions where needed.
Figure 2.4 shows a plan for a vacant area on South Main
Street, redeveloped as four, 12-unit multi-family buildings
with subterranean parking. The diagram demonstrates
important principles of infill development:
• Transitions: Provides transition between higher

intensity uses on the north and east, and lower
intensity uses on the west.

• Scale: The size and height of the buildings is in

keeping with surrounding buildings.

• Context: The design leaves open space on the

diagonal (see red line) to preserve a view of the First
Reformed Church steeple on Broadway.

• Relationship to Street: Building entrances are

close to the sidewalk, with parking below (or in rear).

• New Housing Options: Provides a quality multi-

family option close to downtown, an option that is
currently limited. This set-up and location is likely to
be favored by young adults and seniors.

Independence Street
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Recommended Action: Establish a housing commission to create and implement a comprehensive housing strategy for
Pella, in collaboration with developers, drawing on the options presented on pages 44-45.

HOUSING POLICY

Housing Commission
To achieve its housing goals (page 39), Pella should establish a housing commission or committee to create and implement a comprehensive housing strategy for the community.
A housing commission could be appointed by and make
recommendations to the city council. Alternatively, a housing committee could be set up as part of an existing nonprofit organization.
The commission/committee would be responsible for
identifying housing programs to pursue from those listed
in the following pages and other available options. The
group would then advocate for the implementation of the
selected programs, advise and oversee the management
of programs, and help identify funding sources to support
housing programs.
The housing commission, along with city officials, should
initiate conversations with private developers to identify
partnerships or policy changes that can help overcome
barriers to providing under-served housing options.

44
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Program Options
PROGRAMS TO REDUCE DEVELOPER COSTS
Infrastructure Bank
An infrastructure bank provides front-end financing for
public improvements by reimbursing the home-builder
or developer for these costs. The value of these improvements then becomes a subordinated mortgage, due only
on sale of the property.
This technique is primarily a private market program that
finances items in the public domain and provides a payback to the city at the point of sale.

Tax Abatement
The City of Pella could offer tax abatement to encourage
the construction or rehabilitation of houses and
apartments that would address Pella’s housing needs
(such as developing options for moderate income
residents). State law specifies income and time restrictions
on abatement, depending on the area where it is
provided.

Tax Increment Financing (TIF)
Tax Increment Financing provides the opportunity to use
the increase in property tax revenue to make improvements on the land, thereby bringing down developer
costs. TIF should only be used if development would not
otherwise be possible.

Expedited Development process
Provide expedited “fast track” zoning and building permit
processes for development projects proposed to include
housing units designated for occupancy by low or moderate income households.
Review building, subdivision and occupancy codes and remove elements that unnecessarily lead to high development costs.

Land Write-Down
In areas where land is publicly owned, such as the existing
airport, the city could write-down the cost of the land for
developers that agree to build housing for target markets,
such as moderate or low income households.

Recommended Action: Review land use regulations, such as the zoning code and subdivision ordinance, to ensure that
there is adequate flexibility to allow a wide range of housing options.

Program Options Cont.
PROGRAMS TO REDUCE DEVELOPER RISK
Private home builders are usually unable to absorb the risk
involved in building an inventory of moderately-priced
speculative homes. Financing can be difficult to obtain
due to the risk involved.

Lender’s Consortium
Pella should investigate creating a lender’s consortium
to support the development of needed housing types.
Through the consortium, local lenders come together to
share the risk of lending to higher risk or unconventional projects. The city can use dedicated housing funds to
insure the projects as well. Several communities in Iowa
have already generated local funds in support of housing
rehabilitation through the establishment of Lender’s Consortium. The central missions of the consortium would include:
• Construction and long-term financing of key

housing types that are identified as high priorities for
the community.

• Construction lending to private builders of

workforce housing.

• Mortgage financing to low and moderate-income

buyers who fall outside of normal underwriting
standards for institutions.

The consortium and its programs can be funded by a
combination of:
• Proportionate funding by lenders (proportional to

overall assets).

• Corporate contributions and investments.

Loan Guarantee
The city could mitigate risk by partnering with home
builders to guarantee loans. A successful program in Sioux
Center used a community-based land development company to finance five houses at a time, thereby broadening
the risk.

Employer-Assisted Housing Program
The city can partner with Pella employers to establish a
program to help workers secure reasonably-priced housing close to their workplaces, in Pella. Support from employers may include:
• Loans and grants for down payment, closing costs,

and/or security deposit advances

• Mortgage guaranty or mortgage write-down

assistance

• Grants or loans for making improvements to existing

housing units

• Education and counseling assistance

Typically these programs are run by large employers, but
several employers could potentially partner together, perhaps with coordination assistance from the city/housing
commission.

Case Study: Employer-Assisted Housing
Program at Saint Louis University
Saint Louis University provides a housing benefit to
its employees through an Employer Assisted Housing Program (EAHP). The EAHP provides three benefits for University employees: (1) housing information
and education on home ownership, (2) when available, preferred rates and reduced closing costs on
mortgage and refinancing costs through partnering
institutions, and (3) when available, forgivable loans
for eligible employees, applicable towards the purchase of a home located in the designated neighborhoods near campus.
This policy applies to all current, full-time faculty
and staff members of Saint Louis University. Properties eligible for the forgivable loan program must be
located within specific revitalization areas. The percentage of the loan that is forgiven increases with
the number of years of employment after origination of the loan, up to 100% of the loan after five
years of employment.

Review Codes & Policies
Pella should ensure that land use regulations, such as the
zoning code and subdivision ordinances, allow a wide
range of housing types. As a general rule, at least 10% of
land should be zoned for relatively high-density multifamily housing. Pella should work with local developers to
discuss flexibility within the zoning code, to allow a range
of quality housing options.

Central Grand Neighborhood, St. Louis

• State Community Development Block Grants (CDBG)

and other housing funding programs (for projects
benefitting low income households)

HOUSING AND NEIGHBORHOODS
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3

Economic
Development and
Tourism
Pella is a relatively affluent community with a
diverse job base and strong retail and tourism
draw. Pella can build on its strengths by continuing to invest in the downtown, adding tourism
amenities, providing room for growing business
& industry, and catering to a diverse workforce.
Priority Goal: Continue to foster an economic environment that supports and attracts quality business, industry and tourism.

ECONOMIC DEVELOPMENT AND TOURISM
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ECONOMY TODAY

Employment
Pella has a diverse range of quality jobs with stable employers such as Pella Corporation,
Vermeer Corporation and Central College. The industries employing the most people in Pella
are Educational services, health care and social assistance (32% of total employment) and
Manufacturing (24%). These are also the top industries for the state as a whole (24% and 15% of
employment, respectively), however, Pella has a greater concentration of both.

Household Income

Median Household Income

Pella’s median household income is significantly higher than that of the State of Iowa, and is
growing more quickly. Incomes in Pella are 20% higher than the state and grew 29% from 2000
to 2010.

$70,000
$60,000
$50,000

Retail Sales

$58,486

Pella has a strong retail “pull factor,” which indicates that Pella’s retail sector is bringing spending
into the community. Its pull factor has been consistently higher than the median for its peer
group of Iowa cities of similar size and character.

$48,872

+29%

+24%

$40,000

Pella has a particularly strong pull in certain retail categories, including:

$30,000

-- Specialty Food Stores (supply is nearly 50 times higher than demand)

$20,000
$10,000
$0
Pella

2010

-- Building Material, Garden Equipment Stores

2000

-- Gas Stations

State of Iowa

Peer Median

-- Grocery Stores

Pella

-- General Merchandise Stores (e.g. Department Stores)

Pull Factor

1.3

-- Food Service and Drinking Places (meeting about half of the demand)

1.2

-- Health and Personal Care Stores

1.1

Attracting $$
Break Even

1

"Leaking" $$

0.9
2005 2006 2007 2008 2009
Year
Source: ISU Retail Trade Analysis Report, 2009

Sources on this page: ISU Retail Trade Analysis Report 2009; Claritas, Inc.
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Conversely, Pella has several retail categories that demonstrate a “gap”, where the local demand
exceeds the retail supply. These areas include:

PELLA COMPREHENSIVE PLAN

-- Motor Vehicles
-- Misc. Store Retailers (e.g. - Florists, Office Supplies)
-- Clothing and Clothing Accessories Stores
-- Sporting Goods, Hobby, Book, Music Stores

Table A10 in the Appendix shows the exact demand and supply estimates for all retail categories.

ECONOMIC
OPPORTUNITY AREAS
a. Downtown
-- Downtown is Pella’s economic and tourism

center, and the community should continue
to invest in this critical asset. See the following
pages for recommendations for the downtown.

b. Highway 163 Interchanges
-- The highway 163 interchanges at Washington

Street and Clark Street are an important
commercial complement to the downtown.
There is a large amount of vacant land still
available at the interchanges for visitor and
community services.

c. Industrial Growth Areas
-- Pella has a strong industrial base and should

provide adequate space for growth in these
sectors. See chapter 1 for more details on
industrial growth areas.

d. Commercial Corridors
-- The Washington Street, Main Street, and

Oskaloosa Street corridors provide retail and
services for the residents of Pella. Their vitality is
important not only to the economy of Pella, but
also to its appearance, as these corridors provide
the major gateways for downtown visitors.

Figure 3.1 - P r i m a r y O p p o r t u n i t y A r e a s f o r B u si n e s s an d In d u s t r ia l G r ow t h i n Pe lla

-- Oskaloosa Street has several properties that

could be potential redevelopment sites, such
as the vacant building at Clark and Oskaloosa,
and the open lot between East Third Street and
Carson Street.
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Recommended Action: Continue investing in downtown Pella to promote it as the tourism and economic
center of the community.
Figure 3.2 - Po te n t ia l Im p r ove m e n t Si te s f o r D ow n tow n Pe lla

DOWNTOWN

Downtown Pella is a central part of Pella’s tourism
appeal and an important economic engine for the
community. Figure 3.2 shows several key areas for
enhancement in the downtown. These areas are
discussed in detail on the pages indicated.
1. Culture Path, Bike Rental Hub and Bike Racks (p. 5152)
2. Central Park: New Amenity on North Side (p. 53-54)
3. Old Soda Jerk Building (p. 56)
4. Additional Parking (p. 55)
5. Possible Re-use of Casey’s (p. 56)
6. Central Park, South Side: Outdoor Dining, Seating &
Restrooms (p. 54)
7. Greater use of Molengracht
• Many residents have noted that the Molengracht

is under-utilized, perhaps in part because tourists
can not find it. Implementing the city’s way-finding
plan could address this issue. Other suggestions
included adding shade and outdoor dining around
the Molengracht.

Multiple locations:
• Wayfinding Signage (p. 57)
• Trees and Signs (p. 58)

Streetscape

Downtown Pella has a well-established, high quality
streetscape, including shaded sidewalks, brick paving,
street furniture, and greenery. No major changes to the
streetscape are recommended (with the exception of
the street trees - see page 58)
50
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Recommended Action: Invest in bike-oriented tourism amenities in the downtown, like the proposed
bike culture path illustrated in Figure 3.3, bike rental, and bike racks.

BIKE TOURISM

Figure 3.3 - P r o p o s e d Pe lla Cu l t u r e Pat h

Biking is an important part of Dutch culture and should
be embraced by Pella in both its transportation policy
and its tourism. Chapter 4 discusses the importance
of biking from a transportation and recreation
standpoint, and the proposed culture path in Figure
3.3 demonstrates how to highlight biking in tourism.
The culture path would be a combination of off-street
trails and designated on-street routes for recreational
bicyclists. The path would be geared toward tourists
and would take bicyclists to Pella’s tourist “hot spots,”
including:
• Downtown Square & Shops
• Central Park & Visitor’s Booth
• Central College
• Molengracht
• Windmill
• Opera House
• Sunken Gardens

The path would begin and end at a bike rental hub
in the southeast corner of Central Park, next to the
visitor’s booth.
Bicyclists would have the choice of riding a north loop
up to Sunken Gardens, a south loop down to Central
College, or both, for a full loop of approximately 2
miles. The path could also provide signage to direct
users to the trail to Red Rock, for those looking for a
longer ride.
The distance and the character of the culture path
would make it a comfortable ride for all skill levels.
Much of the path is off-street on trails, with some onstreet segments on low traffic streets. The route would
be well-marked, possibly with signs highlighting the
significance of the destinations along the way.
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Bike Tourism cont.

On-street segments of the cultural path would be on
low traffic streets where bikes would share the road
with slow-moving cars (as they often do currently).
Pavement markings, such as the “sharrow” shown
above, and signs, could alert bicyclists and motorists
that this is a shared roadway.

The Culture Path would loop around the edges of
Central park. For a low cost option, existing sidewalks
could be used, but to minimize bicycle and pedestrian
conflict, a dedicated cycle lane could be constructed.
This photo of the west side of the park shows that
there is enough space available for the added lane.

For off-street segments of the culture path, safety
at driveway crossings is an important issue. Painting
a color stripe across the driveway, as shown in this
drawing, helps draw attention to where bicyclists will
be crossing.

Off-street segments of the culture path could be
similar to the existing wide sidewalk on Main Street.

Bicycles for the culture path could be available for rent
in Central Park at a self-serve kiosk, like this one in Des
Moines. Alternatively, the bikes could be rented from
the visitor’s booth, but the limited hours of the booth
make that option less user-friendly.

Downtown Pella lacks bike racks.
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Recommended Action: Increase enjoyment and use of Central Park and the downtown by adding features to the
park such as: seating/dining areas, restrooms, and a signature amenity such as the ice path illustrated in Figure 3.4.

CENTRAL PARK

Figure 3.4 - P r o p o s e d I ce Tr ac k f o r Ce n t r a l Pa r k

Economic Importance
Central Park has a tremendous significance as the
center of not only downtown, but arguably, the entire
community. The size of the park is an asset that few
downtowns of Pella’s size can match, but the park is
not being used to its full potential, particularly on the
north side. It is important that this area remain open for
large events such as Tulip Time, but it should add more
amenities for year-round visitors. This area could be
home to another unique downtown tourist draw, like
the Molengracht.

Ice Track & Vendor Row
One option for increasing the use of Central Park
would be to create an ice track, or linear ice skating
area. It could function similar to an ice skating rink, with
skate rentals, concessions and restrooms provided on
site, potentially in a new structure on the southwest
corner of the park. This would require widening the
existing sidewalk, as shown in Figure 3.4. This fun and
unique amenity would be an economic benefit to
downtown shop owners, since it would bring in new
customers who could pair a trip to the ice track with
lunch or shopping.
In the summer, this wide paved path could be a
“vendor row” for the Farmer’s market, with vendors
along the path instead of their current location on
the street. This would provide an attractive setting for
the market and free up street parking around the
square for visitors. The path would be wide enough
for service vehicles to drive on it for loading and
unloading purposes.
The ice track/vendor row is just one option for how to
increase the use and enjoyment of Central Park. One
of the many other options would be a water feature,
ideally a zero-depth design that would allow children
to play in it.

Photo by Robert Miller, Ashbridge’s Neighbourhood Blog, Toronto
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Central Park cont.

Ice Track (aka “Ice Trail”) in Toronto
Photo by Robert Miller, Ashbridge’s Neighbourhood Blog, Toronto. Used with permission.

Seating & Outdoor Dining
Outdoor dining adds life to a streets by bringing
people out into the sidewalks and increasing human
interaction. The city should allow and encourage
outdoor dining areas both on the sidewalks in front
of eating establishments and in Central Park. The
southern half of the park already receives a lot of
use by downtown visitors as a default picnic area,
particularly the southwest section across from the
bakery. Adding flexible seating options and tables
could enhance this popular area.

Sidewalk Dining in Des Moines

Restrooms
With so many visitors, accessible public restrooms are
a must for Pella. During major events, many businesses
have to deal with excessive requests to use their
restrooms, since there is no clearly marked location for
public use. The southwest corner of the park would be
a good location for restrooms, which could be paired
with the ice track building if the track is constructed.
The construction of a restroom should be paired with
way-finding signage to help visitors locate the facility.

Farmer’s Market in the Park in Mason City
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Recommended Action: Enhance and add to parking options in the downtown, while limiting the amount of
valuable real estate used for parking lots.

PARKING
Parking in downtown Pella is always in high demand.
However, part of the appeal of downtown Pella is that
its streets are lined with attractive shops, offices and
residences, not parking lots. The need for parking must
be balanced with the need to preserve the character
and vitality that make downtown Pella an economic
and tourism center. In other words, it is important to
preserve the appeal that draws so many people to
want to park downtown in the first place!
There are three primary ways to address the parking
demand for downtown Pella without detracting from
the character of downtown:
1. Provide off-street parking in peripheral locations,
for those who are parking for longer periods of
time, such as workers. Two areas were identified for
adding off-street parking:
-- Washington & E 1st: Reconfigure this lot as shown

in Figure 3.5b to add 40% more parking spaces.

-- Figure 3.2 shows a potential location for a new

Figure 3.5a - E x i s t i n g p a r k i n g l o t at co r n e r o f
Wa sh i n g to n St r e e t an d E 1s t St r e e t

Figure 3.5b - R e co n f i g u r at i o n o f p a r k i n g l o t to
a d d 4 0 % m o r e sp ace s (a p p r ox i m ate l y 30 sp ace s).

2. Increase turnover for on-street parking. Parking
policy for on-street meter parking makes a big
difference in how often spaces open up, which
significantly affects the perception of parking
availability. Enforcement for meter time limits is key
to discourage long-term parkers from using prime
on-street spaces in front of businesses.
3. Enhance infrastructure for walking and biking, to
encourage residents and visitors alike to leave their
cars behind when they come downtown. Chapter 4
provides a plan to achieve this goal.

Main St

parking lot on a private lot adjacent to Scholte
House property - Item #4.

Parking
Lot

An aerial view of the area just west
of the parking lot, showing a path
from the parking lot on the right, to
Main Street on the left. This would
require the removal of the Old Soda
Jerk Building (see following page).
This area could be made into an
attractive walkway, with a plaza
and outdoor seating behind the
buildings.
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Recommended Action: Encourage sites in the downtown to be used for their highest and best purpose, that is, to
contribute to the economic vitality of the downtown and tourism.

BEST USE OF
PROPERTIES

Downtown properties should all contribute to
the vitality of the area, and should not be vacant
or under-used. The city should approach owners
of under-used properties to encourage re-use. To
illustrate this principle, two such properties are
identified here, along with ideas for re-use.
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OLD SODA JERK BUILDING

The Old Soda Jerk Building, on Main Street
between Washington and Franklin, has been
vacant for years. Though the exterior is still in
good condition, the interior of the building is
in disrepair, and city officials believe that the
building is beyond a point where it could be
saved. One possibility for this building would
be to preserve the facade, but hollow out the
building to open up a path to the large parking

lot behind. This would improve access to this important
parking asset for the downtown and provide room for a public
plaza that could feature outdoor dining.

CASEY’S AT WASHINGTON & BROADWAY

With two Casey’s in the downtown, the owners of the older
facility at Broadway & Washington may be interested in
changing the use at some point. This location would be an
ideal location for re-use as a welcome center or other tourist
amenity.

•

Far Left: Old Soda Jerk Building Today.

•

Left: The facade of the building could be preserved,
while the interior was demolished to provide access to the
parking lot behind.

•

Above: The Casey’s at Washington & Broadway.

Recommended Action: Implement the way-finding plan for Pella in phases, prioritizing way-finding to and within
the downtown.
Recommended Action: Support Pella’s business and industry by implementing the other recommendations
of this plan, specifically by providing: room for growth, quality infrastructure, a high quality of life, and diverse
housing choices.

WAY-FINDING
Pella has adopted a detailed way-finding plan, but
it has yet to be implemented. Capital Improvement
Plan (CIP) funds have not been allocated for the
implementation of the plan, so fund-raising is currently
being considered to install the top priority signs.
Way-finding remains a top need for the community.
This was one of the most frequently discussed topics in
community meetings for the comprehensive plan.
The recommendations of the way-finding plan do not
need to be implemented all at once, but can be done
in phases. The downtown should be a priority for the
first phase of implementation - of the 22 attractions
identified for inclusion in the way-finding system,
about half are in the downtown.
The city has identified two priority locations for a
community welcoming monument:
• Washington Street at W 12th Street (entrance at west

interchange)

• Sports Park (entrance from east)

SUPPORT BUSINESS &
INDUSTRY

Quality of Life for workers
(Chapter 5)

Economic development involves every facet of the
community, from housing, to industry, to infrastructure,
to quality of life. Pella must attend to all these facets in
order to support existing businesses, maintain a quality
workforce, and foster new economic ventures. In order
to fully support economic development in Pella, the
community must implement the other components
of this comprehensive plan. In particular, the following
items are critical to economic development:

Housing for workers
(Chapter 2)

Room for growth (Chapter
1)
The land use plan in Chapter 1 provides a guide for
strategic growth areas for future commercial and
industrial activity.

It is not enough to only have good jobs, a community
must also have a high quality of life to attract a robust
workforce. Quality of life is enhanced by investments
in parks and recreation, trails, schools and other
community facilities.

Another key component of attracting a good
workforce is housing availability. While Pella is doing a
good job of providing high quality housing, it struggles
to provide housing at prices affordable to many local
workers. Chapter 2 provides recommendations to
address this issue.

Quality Infrastructure
(Chapters 4 & 6)
Business & industry depend on the availability of
quality infrastructure, including water, sewer, electric,
technology and streets.
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Recommended Action: As the existing downtown street trees near the end of their life cycle, use a public planning process
to select a replacement option that considers historic character, aesthetics, visibility and a variety of other factors.

STREET TREES
For over 20 years, downtown Pella has maintained
one of the most unique street tree programs in the
Midwest. The Linden trees have been pruned annually
to restrict their height and overall canopy size, resulting
in a dense, compact canopy and a unique appearance.
Discussions have been on-going regarding the long
term health of the plants and the impacts of the trees
on the overall streetscape. The City should engage
downtown stakeholders in a public planning process
to consider the next step for these trees, based on the
following considerations:

1. Tree Health, Longevity, and Impacts

In recent years, the existing trees are blocking more
building mounted business signage and some local
stakeholders have voiced concern over this lack of
visibility. Other stakeholders wonder if the trees are
nearing the end of their effective lifespan because they
can no longer be kept as a small, pruned tree.
An experienced Arborist should be engaged to
assess the condition of a sampling of trees. It is likely
that both the annual pruning and the restricted root
environment have predetermined the remaining
healthy life of these trees.

2. Downtown Aesthetic

The last 20 years of trees in downtown have
established a certain “signature” aesthetic. The
planning process should consider how important this
aesthetic is, and whether it should be maintained or
a new option should be used. As a tourist destination,
Pella’s aesthetics are particularly important.

3. Comparing Benefits

Downtowns across the country have addressed the
question of street trees/greenery in many different
ways. While there are many non-tree options, street
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trees are a popular option due to their many welldocumented benefits, including: aesthetics, safer
walking environments, shade for visitors, stormwater
management, better mental health for residents,
longer pavement life (due to shading of asphalt),
cleaner air, and even improved business and property
values (studies have shown that businesses on treelined streets have 12% higher income streams and that
property values on streets with trees can be thousands
of dollars higher than non-tree streets).

4. Downtown Urban Tree Options

If selecting a new tree, Pella should engage an arborist
and/or landscape architect to consider:
• Quantity & Location: Options range from

concentrated tree groupings to evenly distributed
trees.

• Root Environment: Options range from small

sidewalk tree openings/grates to more generous
planting beds.

• Canopy Size & Density: Options range from

providing annual pruning to keep the canopy low
and dense, to planting taller species with looser
canopies.

Top: Pella’s downtown street trees create a pleasant
walking environment for visitors. Street trees have a variety
of documented positive effects for downtowns, including
higher customer traffic and property values. However,
downtown business owners are concerned that the trees
block signs.
Bottom and Bottom Left: Street trees in Longmont
Colorado (left) and downtown Atlantic, Iowa (right)
provide shade and aesthetic benefits, while allowing
partial sight lines through the leaves.
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Transportation
The Pella transportation system should move
traffic efficiently, provide a variety of routes to
destinations, and accommodate multiple modes
of transportation, including cars, bikes and
walking. Planning for streets, trails and sidewalks should be fully integrated with land use
planning, as transportation investments have a
significant impact on how growth occurs.
Priority Goal: Embrace our community’s Dutch
heritage by being a premier city for bicycle and
pedestrian transportation.
Priority Goal: Maintain quality infrastructure,
including streets.
TRANSPORTATION - WALKING AND BIKING
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TRANSPORTATION
TODAY
Figure 4.1 is a map of the streets and trails of Pella.
The streets are classified by the Federal Functional
Classification system, which divides roadways into
five categories, based on the amount of traffic and
intended speed of travel on the road.
1. Interstates (not present in Pella) - Connect cities and
allow travel over multiple states at high speeds.
2. Major Arterials (Highway 163) - Connect major
regional activity centers and allow long distance
travel at high speeds with minimal interference.
3. Minor Arterials - Connect with major arterials at
0.5 to 1.0 mile intervals to connect parts of a city
together. Examples: Washington Street, Main Street
4. Collectors - Connect with arterial system to link
neighborhoods together at relatively low speeds
(<35 mph). Examples: Hazel Street, Fifield Road
5. Local - Link individual properties to higher order
streets at low speeds. Designed for short trips.
Street classification is important for a number of
reasons.
• Funding: Classification affects the amount of state

and federal funding available for construction and
maintenance.

• Land Use Compatibility: High intensity uses should

locate along high level streets and vice versa.

• Sharing the Road: Classification guides bicycle and

pedestrian infrastructure decisions. For example,
bike traffic should be directed to lower traffic local
streets when possible, while sidewalk updates
should prioritize collectors and minor arterials.
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Figure 4.1 - E x i s t i n g R o a d s an d Tr ai ls i n Pe lla

Issues and Opportunities
Key issues and opportunities for the Pella
transportation system include:

North/South Street Connections

Main Street is the only north/south arterial on the
north side of Pella. Broadway provides a secondary
route, but the lack of another street designed for heavy
north/south travel can cause congestion issues and
longer travel times. New routes should be established
as the city grows.

Main Street is the only
north/south arterial street
on the north side of Pella.

Washington Street Capacity

The vast majority of streets in Pella have plenty
of capacity to accommodate current traffic levels.
However, the segment of Washington Street east
of the 163 interchange is below the recommended
level of service - that is, traffic volume is relatively
high compared to the capacity of the street. Alternate
routes should be established as the city grows. (See
appendix for Level of Service map and methodology.)

Walking and Biking: A Pella Tradition

With its compact size, attractive streets, local
employers, and student population, Pella is already a
great environment for pedestrian and bicycle travel.
Biking is an important part of Dutch culture, and
investing in a strong biking network is one more way
in which Pella can embrace its heritage.
Bike and pedestrian access is lacking for new parts of
town, such as the sports park and the Christian high
school on the east side, and existing assets such as
shopping on Washington Street, Vermeer, and the
growing north side.

Access to Interstate 80

Studies are on-going to determine the feasibility of a
connection from Pella to Interstate 80. The proposed
corridor for this connection would start at the eastern
interchange of Highway 163 and head north along
County Road G5T. A map of the study area is provided
in the appendix.

Washington Street, east
of the Highway 163
interchange, is carrying
some of the highest
volumes of traffic in Pella.

Pella has a tremendous
opportunity to embrace
its Dutch heritage by
supporting a robust
walking and biking
network.

TRANSPORTATION - WALKING AND BIKING
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Recommended Action: Provide multi-modal, interconnected road extensions for new development, based on
the proposed street network shown in Figure 4.2.

FUTURE
TRANSPORTATION
Basic Principles for Streets
As Pella grows and constructs new streets, all street
decisions should comply with 3 basic principles:

1. ENHANCE CONNECTIVITY

New streets should line up with existing streets and
connect new development to existing neighborhoods
using multiple entrances. Single access cul-de-sacs
should be avoided unless environmental factors
preclude other options.

2. BUILD COMPLETE STREETS

Streets should accommodate multiple modes of
transportation, including walkers and bikers. Multimodal features include: sidewalks, bike lanes, bike
pavement markings, bike signage, or traffic calming.
Streets should provide sidewalk on at least one side of
new local streets, and on both sides of new arterial and
collector streets.

3. PROMOTE PELLA CHARACTER

Streets are Pella’s largest public space, and should
be designed in a way that reflects the pride that
Pella residents feel in their community. Streets
provide the first impression for many visitors, and
have a daily impact on how residents view their
community. Landscaping, street furniture, public art,
green boulevards and other attractive street features
should be considered an investment in community
character and a tool to promote tourism and economic
development.
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Future Street Extensions
Pella should work with developers to provide street
extensions for new development. Figure 4.2 illustrates
the priority future street extensions for Pella, including:

W 4th Connection: Northwest Growth Area

The long planned West 4th connection adds a much
needed north/south route to parallel Main Street.
Chapter 2 of this plan shows 3 scenarios for making
street connections in this area to allow flexibility to
adapt to future land owner decisions. The northwest is
a preferred residential growth area for Pella.

Roosevelt Road Connection

The Roosevelt Road connection would link Clark Street
to the growing southeast part of town, including the
new Christian high school. The connection would
support the development of the Southgate Business
Park by opening up more land for development and
providing a quick link to the Clark Street interchange.

University Extension: East Growth Area

University Street should be extended east to provide
access to the new sports park and the preferred
residential growth area east of Madison School.
Chapter 2 shows a detailed street plan option for
this area that is inspired by the street pattern of
Amsterdam.

Fountain View: North Side Loop

Extensions of Fountain View Drive can provide an
east-west loop on the growing north side of Pella. The
street would connect west to 218th Place, running
north of Big Rock Park, and would connect east to Park
Lane, and ultimately, 240th Place. This would provide
direct access from the north side of Pella to Vermeer in
the east, and to the Washington Street interchange to
the west, thereby lessening strain on more congested
central streets, such as Main and Washington Streets.

West 11th Street

A short link would connect the two segments of
West 11th Street, from Fifield Road to Washington
Street. This would provide more direct access for the
Fifield Road area, one of Pella’s growth areas for light
industrial uses. West 11th could potentially continue
south to University, opening up land for development
to the south of Fifield road. This connection becomes a
higher priority if the airport area is redeveloped and a
Fifield Road overpass is constructed.

Deer Run

Due to environmental conditions, this area west of
Vermeer is suited for conservation areas and very low
density residential development. To connect this area
to the existing community, Jefferson Street should be
extended east, and East 13th extended to the north.

Long Term Growth Areas

• West office park: The large expanse of land west of

the Washington Street interchange could one day be
home to an office park. Street extensions from West
16th Street and T15 are shown.

• Southeast: The area directly south of Pella Christian

across Highway 163 is a possibility for long term
residential growth. At least one north/south and
one east/west collector road would be needed.
A bypass over Highway 163 would be critical to
connect this area to the existing community.

• Airport: If the airport relocates, the site could

redeveloped as residential. The runway could
provide the path for a collector street that connects
Fifield Road to Idaho Drive. Another collector
street would connect the area to T15, and local
streets would connect to Utrecht Laan and Bos
Landen Drive. If this area sees a large amount of
development, the city should consider constructing
an overpass over Highway 163 at Fifield Road.

Figure 4.2 - P r o p o s e d St r e e t s

See alternate
scenarios - p.42

See detail - p.41
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Recommended Action: Ensure street connectivity by reserving Right-of-Way for proposed streets in advance of development, and requiring developers to leave room for future street connections.
Recommended Action: Build new roads in conjunction with development agreements, to share the costs of construction with developers.

Implementation of Streets
Plan (Figure 4.2)
To implement the recommendations shown in Figure
4.2, Pella should follow two guidelines:

1. RESERVE RIGHT-OF-WAY IN ADVANCE

UNDERSTANDING THE PROPOSED STREET MAP
•

Big Picture: The map does not show every street that would be needed for future
development. The local street pattern should be determined as development
occurs, using the basic principles described on p. 62.

•

Flexible: While the routes shown in Figure 4.2 have been carefully thought out, the
exact path of these streets may vary depending on the details of development as it
occurs. The priority is to maintain the principle of connectivity, to provide access to
the key connecting points, and to follow the general path shown in the map. Minor
modifications can be made as needed on a case-by case basis. Detailed engineering
studies will be needed before undertaking any new road construction.

• The city should work with developers and property

owners to reserve Right-of-way for major streets
in advance of development. Developers should
leave room to extend streets to future adjacent
development by leaving stub streets or empty lots
where extensions are planned.

2. BUILD WITH DEVELOPMENT

• Pella should work with developers to extend new

roads as development demand arises, in conjunction
with development agreements.

--

• Street construction is one of the most costly

pieces of new development, and high costs of
development make it difficult to build new homes
at prices that most families can afford. To encourage
the production of mid-range housing for Pella
workers, the city can coordinate with developers to
share the cost of street construction with developers
that agree to sell houses within a desired price
range. See Chapter 2 for more discussion on how to
encourage more workforce housing.
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•

The collector streets in the Figure have a higher “status” than the local
streets. The collector routes should be given significant weight when making
development decisions, while the local streets are more flexible.

Working with Property Owners: Many of these new roads run through property that
is privately owned, and their implementation will therefore depend on the decisions
of the property owners. The city should reach out to property owners in these key
areas to discuss plans for the future.

Recommended Action: Enhance the Pella bicycle & pedestrian network by building an interconnected system
of trails and designating bicycle routes, as shown in Figure 4.3.

Bicycle & Pedestrian
Network
TRAILS

Trails are off-street paths that serve pedestrians,
bicyclists, and other non-motorized forms of
transportation. Proposed trail links include:
• Washington Street to West 16th: The western

extension of the existing trail on Washington Street
would provide access to shopping and the growing
area on West 16th, including the new apartment
complex. The trail could cross Highway 163 via the
abandoned railroad overpass. Alternately, if a Fifield
Road overpass is constructed, this bridge could
include a wide, protected sidewalk for pedestrians
and bicyclists.

• Washington Street to Central College: A trail from

Fifield Road to University Street connects the Central
College Campus area to Washington Street services.

• Washington Street to North Side: In the northwest

growth area, a trail connection could connect WalMart and Washington Street services to existing and
future north-side neighborhoods.

• Culture Trail: See chapter 3 for a detailed scheme of

the culture trail, a downtown bike loop.

• Vermeer Access: South side residents can use the

trail along 240th to access Vermeer, while north side
residents can use the new Jefferson Street extension.

BIKE ROUTES & COMPLETE STREETS

• Preferred Bicycle Routes: Figure 4.3 identifies existing

and proposed streets that are good choices for
bicyclists, due to their relatively low traffic and access
to popular community destinations. These bike
routes should be designated using “sharrows” and
signs (see photos at right). Future streets that are
designated as bike routes could potentially include
bike lanes or side paths if appropriate.

SIDEWALKS

Sidewalks are the central piece of pedestrian
infrastructure. Pella has a well connected sidewalk
network (see appendix for map of Pella’s existing
sidewalks), and this should be maintained as the city
grows. As a general policy:
• New streets should provide sidewalks on both sides

of the street, especially new collectors and arterials.

• Existing streets should provide sidewalk on at least

one side of the street. Priority areas for retro-fitting
are:
-- Arterial and collector streets

• East 8th Street, University to Jefferson: This proposed

-- Streets within a quarter mile radius of schools

• South Side Loop: A combination of on-street bicycle

Construction of sidewalks on existing streets should
be done over time in conjunction with other street or
infrastructure improvement projects.

trail along East 8th Street serves the high school and
aquatic center, and continues north to connect with
Pella’s north side neighborhoods via Jefferson St.

and parks

routes and trail segments would create a southside loop beginning at University and Main, running
east along South Street to 240th Place, where Pella
Christian is located. Trail users could continue north
along 240th to access the eastern residential growth
area, the sports park, and Vermeer.

TRANSPORTATION - WALKING AND BIKING
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Figure 4.3 - P r o p o s e d B i c yc l e N e t wo r k
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Recommended Action: Maintain a quality street and trail system by continuing to invest in Pella’s street improvement program.

Improvements to Existing
Streets
Pella’s streets and trails require on-going funding
and maintenance. City staff has recently analyzed
the condition of all streets in Pella to identify priority
improvement projects. The city should continue to
prioritize projects and establish a funding schedule
on an annual basis. Existing priorities for street
improvements include the following (list is not
exhaustive):
• Reconstruction of Vermeer Road from East 8th Street

to 240th Place.

• Improvements to Oskaloosa Street near the

proposed Sports Park site, from 240th Place to the
County line.

• Reconstruction of Washington Street east of the

downtown to Hazel Street.

• Reconstruction of Jefferson Street from E 2nd Street

to Hazel Street.

• Reconstruction of Hazel Street from Maple to Elm

Street.

• Reconstruction of Oskaloosa from Prairie Street to E

13th Street.

TRANSPORTATION - WALKING AND BIKING
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5

Quality of Life
Pella provides a high quality of life to its residents, not only by providing quality jobs and
homes, but also community amenities such as

parks, trails, cultural facilities, and good schools.
Priority Goal: Continue to support a high quality
of life for Pella’s residents by investing in parks,
recreation, and schools.

QUALITY OF LIFE
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PARKS AND RECREATION
Parks Today
Pella has a quality park system with a wide range
of recreational options. However, there is room for
improvement and growth, and the community is
actively working to add more options.

PELLA’S PARK SERVICE

An analysis of the amount, type, and location of park
land provides insight into the level of service provided
by Pella’s parks. A descriptive table of the size, location,
category and features of Pella’s parks is included in the
appendix. Highlights of Pella’s performance in each
category are described below:

Amount of Park Land

Pella offers approximately 150 acres of park
land, more than adequate for its population.
• Pella’s 150 acres of park land amounts to

approximately 15 acres per 1,000 residents.
Although there is no “magic number” for acreage, a
minimum of 10 acres per 1,000 is a frequently cited
rule of thumb. As Pella grows, it should add park
land to maintain its current level of service.

Type of Park Land

Pella provides many high quality parks, but
lacks parks in the “community park” category.
• The National Recreation and Park Association (NRPA)

has established a classification system for parks
that helps communities identify categories of park
needs that it should serve (Table 5.1). Currently, Pella
has only one park, Caldwell Park, that meets the
definition of a community park. The new sports
park has the potential to serve as a community
park. In addition to featuring a community-wide
draw (playing fields), plans also include a public
playground and unprogrammed play space.

Opportunities for Parks
The biggest opportunities for the future of Pella’s parks
and recreation system include:
• Adding Recreational trails - p. 72-73
• Building the Proposed Sports Park - p. 72-73
• Re-using the Power Plant site as park land - p. 74
• Enhancing existing parks, especially Caldwell Park,

Central Park, and Big Rock Park - p. 75

• Updating the Parks Master Plan - p. 75
• Establishing a funding strategy for parks and trails -

p. 75

Location

Pella’s parks are well distributed throughout the
community.
• Figure 5.1 shows a map of Pella’s existing parks,

trails and recreational areas. It also shows 1/4 mile
and 1/2 mile service areas for each park. Virtually all
residential areas are within a half mile of a park and
the majority are within a quarter mile.

Table 5.1 - Pa r k C la s si f i c at i o n D e s c r i p t i o n s (NR PA)
Classification

Function

Size

Service Radius

Neighborhood

Basic unit of a community’s park system, providing a recreational
and social focus for residential areas. Accommodate informal
recreational activities.

5-10 acres

¼ - ½ mile (walking 1.4 acres per 1,000
distance)
residents

West Market Park

Community

Meet diverse community-based recreation needs, preserve
significant natural areas and provide space for larger recreation
facilities. May include special attraction such as a pool or trails.

30-50 acres

½ - 3 miles

1.7 acres per 1,000
residents

Caldwell Park

Specialty

Meet a niche recreational need for the community, such as a
sports park or wilderness area.

Varies

Varies

--

Big Rock Park, Soccer
Complex

70

PELLA COMPREHENSIVE PLAN

Pella’s Level
of Service

Pella Example

Figure 5.1 - Pe lla’s Pa r k s, Tr ai ls, an d R e c r e at i o n w i t h Q ua r te r an d Ha l f- M i l e S e r v i ce A r e a s
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Recommendation: Create a phased plan to expand the Pella trail system with the routes shown in Figure 5.2.
Recommendation: Add new parks as the city grows, with the goal of providing parks within 1/4 mile walking
distance of all residential areas.

New Trails
Pella has an opportunity to be a premier city for biking,
thus reinforcing its strong Dutch heritage. Figure 5.2
presents a plan for new off-street trail extensions in the
existing city and in priority growth areas. Chapter 4
describes the proposed trail system and how it works
together with proposed on-street bike routes to create
a city-wide bicycle network. (Refer to page 65 for more
detail on the trail connections).
These new trails can not be built all at once. As part
of a parks master plan (see page 75), the City should
prioritize the trail extensions shown here, and add
additional extensions if appropriate. Recommended
priority destinations include:
• New sports park - This will be a popular destination,

particularly for children. Safe bike and pedestrian
access should be a priority. The proposed trails on
the east side, combined with a “complete street”
extension of University that accommodates bikes,
will provide safe access.

• Vermeer Corporation - Bike commuters to Vermeer

Corporation, one of Pella’s biggest employers, are
currently risking dangerous travel conditions along
Vermeer Road. The proposed trail along 240th
will provide access for commuters coming from
the south side of town, while a complete street
extension of Jefferson Street (see Figure 4. 3) will
provide access from the north.

Neighborhood Parks for
Priority Growth Areas
As described in Chapters 1 and 2, Pella has two major
residential growth areas - the East (east of Madison
Elementary) and the Northwest (North of Wal-Mart).
Pella should strive to continue its current high level
of park service, by providing neighborhood
parks within a 1/4-1/2 mile walking distance of
residential areas. Figure 5.1 shows that the growth
areas are not served by parks within this distance.
Maintaining Pella’s existing level of service will require
new parks for the residential growth areas, illustrated in
Figure 5.2 and described below:

Figure 5.2 shows a proposed location for a new
northwest park that would serve the proposed
residential growth, if and when it occurs. The park site
is shown on the Elm Street extension, west of W 4th
Street. This site is in an environmentally sensitive area
that should not have high intensity development,
making it a good candidate for parkland.

North Side

The proposed sports park on Oskaloosa Street will
feature baseball, softball and multi-use fields. It is also
planned to include a public playground and open,
unprogrammed playing space - these features will
allow it to function as a neighborhood park for future
residential uses in that immediate area. The sports park
broke ground in the fall of 2013, and is projected to be
completed in late 2014.

A 1.5 acre parcel known as Fountain Hills Park has
been dedicated by the developer on the far north side
of Pella, off of Fountain View drive. Due to the small
size of this park, it is best described as a mini park
(Neighborhood parks are ideally a minimum of 5 acres).
However, it will have the features of a neighborhood
park, including playground equipment and a shelter.
The city should look for opportunities to expand this
park as/if the surrounding land becomes available.

Additional opportunity for park amenities in this area
include:

Long-Term Growth Areas

• The detailed concept for this area in Chapter 2 shows

a small water feature and green space directly across
from Pella Christian high school.
amount of school property at and around Madison
Elementary. The city could coordinate with the
school district to share maintenance of playgrounds
or other outdoor facilities in return for making them
open to the community as a neighborhood park.
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The northwest side of town is currently slightly underserved by neighborhood parks. Although Big Rock
Park is in this area, it serves a relatively specialized
function as a wilderness area, and does not serve as a
neighborhood park, as defined in Table 5.1.

East Growth Area

• The western side of this growth area includes a large
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Northwest Growth Area

Park sites were not identified for the longer-term,
non-priority growth areas, such as the current airport
site and the far southeast side (south side of 163). If
and when these areas develop, they should provide
parks and trails, with the general goal of providing
neighborhood parks within a 1/4-1/2 mile distance of
residential areas (as described above).

Figure 5.2 - P r o p o s e d Tr ai ls, Pa r k s an d P r e s e r ve s
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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 is slated to be torn down in 2014. This leaves a
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

Oskaloosa 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.

• 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.
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Above: A proposed walking
trail would loop around the
perimeter of the site (shown
above in white).
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

Recommendation: Update the parks and recreation master plan.
Recommendation: Support the maintenance and creation of parks and trails by requiring developer dedication and establishing an on-going budget item for trails.

Parks Master Plan

Funding & Maintenance

Pella’s parks master plan is outdated and should be
updated. The master plan should identify:

Funding the construction and maintenance of parks
and trails is often a difficult task. Pella should establish
a funding source not only for construction, but also for
maintenance, before constructing any new trails.

• A park improvement program with short and long

term goals for improvements to existing parks and
trails

• Sites for future parks and a plan for acquisition
• Plans for funding and maintenance of park assets

The plan should guide the City on how to integrate
parks projects into the annual Capital Improvement
Program (CIP).
Items for study in the Parks Master Plan include:
• Central Park - see Chapter 3
• Caldwell Park - The city completed a plan for the

park a number of years ago, but due to changing
conditions, it has not been followed. An update is
required.

• Big Rock Park - Big Rock Park provides a quality

natural amenity for Pella, but is under-used. The plan
should identify ways to increase awareness and use
of the park.

• Trails
-- Using Figure 5.2 as a start, the parks master plan

can create a prioritized, phased construction
program that includes plans for maintenance.

-- The existing trail to Lake Red Rock connects Pella

There are two main strategies that Pella should pursue
to establish consistent funding:

1. THREE-PART FUNDING STRATEGY FOR
TRAILS
1. Establish an ongoing budget item for trail
construction and improvement

2. Identify and take advantage of available grant
funding from local, state and federal agencies and
from non-profit foundations. Recent emphasis on
healthy lifestyles and tourism in Iowa has made trail
funding more available, but highly competitive.
3. Use budgeted trail funds as a match for grant
opportunities

2. DEVELOPER DEDICATION OF PARKS AND
TRAILS

Construction of trails and dedication of new parks can
take place through required dedication by developers.
Pella currently has ordinances in place to allow
voluntary dedication, and some limited circumstances
where dedication is required. This can be expanded
to require dedication for all development, and would
be established through an addition to the City’s land
development ordinances. The obligation for land
dedication/trail construction is typically a function of:
• Acres in the development
• Development density
• Number of people per housing unit
• The city’s desired level of service of parks

Due to the piecemeal nature of development,
the required amount of land dedication for any
single development may be smaller than the ideal
neighborhood park size. One strategy to assemble
larger pieces of land is to request that developers
locate dedicated land at the edges and corners of the
development, so that adjacent developments can
combine several small parcels of dedicated land to
form one larger parcel.
Note: Some Iowa cities also allow payment of cash in
lieu of dedication of land by developers, while others
prohibit such dedication. The legal precedent on these
policies is complex - consult with the city attorney to
determine the approach on this issue.

residents to one of the area’s most significant
recreational amenities. The master plan should
identify improvements for this route.
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Recommendation: Continue to support Pella’s community facilities, with an annual evaluation of short term and
long term needs.

COMMUNITY
FACILITIES
Community facilities such as the library and the
community center are an important facet of Pella’s
quality of life. The city should continue its support
of these institutions by reviewing their needs on an
annual basis as part of the CIP process. The current
conditions and needs of the library, the community
center, and the aquatic center are summarized below.

Aquatic Center
• Features: Indoor pool, outdoor pool, Adventure River
• Condition: Facility is currently being renovated.
• Needs: Current renovation project is expected

to add 20-30 years of life to the facility. The parks
department has had requests for a larger pool,
but the money is not available. A new pool would
only be feasible with fund-raising by a private
organization (similar to how the sports park is being
funded).
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Public Library

Community Center

• Features: 21,000 square feet, over 85,000 volumes in

• Features: Gym, office space, auditorium, recreation

• Primary Services: Materials check-out, computers,

• Primary Services: Recreation space, public meeting

• Condition: Good. Facility was constructed in 2000

• Condition: Good, but mechanical updates are

the collection and 16 staff
meeting spaces

and there is space to accommodate growth in the
short term (5-6 years). There are some technical
issues, such as the HVAC system and boiler.

• Needs: Minor updates are planned for the next

3-4 years. In 2018/2019, the library plans to hire an
architect to assess the facility for potential expansion.

room, meeting rooms, art gallery
space, senior meal
needed.

• Needs: A $3 million renovation has recently been

proposed for mechanical updates. The possibility
of a new facility was discussed, but the cost was
estimated at approximately $9 million.

SCHOOLS
The quality of educational opportunities is a critical
part of quality of life and economic development
for any community. While Pella’s K-12 schools and
Central College both operate independent of the city,
they are critical partners in moving Pella forward and
their continued success will help achieve the goals
of this plan. During the comprehensive plan process,
residents expressed that the partnership between
the schools, the College and the City was one of the
primary strengths of the Pella community.

PELLA CHRISTIAN SCHOOLS

Pella Christian Schools educate approximately 400
middle school and 250 high school students.
Pella Christian recently built a new high school on
Oskaloosa Street, across from the future sports park.
Early discussions began this year about expanding the
grade school, as enrollment has been increasing over
the past decade.

CENTRAL COLLEGE

PELLA COMMUNITY SCHOOL DISTRICT

Central College is a private, 4-year Liberal Arts college,
affiliated with the Reformed Church in America.
Central has approximately 1,500 undergraduate
students on a Campus located in the heart of Pella.

The school district has a long range facility plan that
identifies major projects for facility additions and
enhancements. Notable projects in the short term
include:

The vast majority of Pella students live on campus.
With 1,500 students, college students make up more
than 10% of Pella residents (when school is in session).

Pella Community Schools operates two elementary
schools (PreK-3rd), an intermediate school (4th-6th), a
middle school (7th and 8th) and a High School (9-12).

• Career Academy: A new building on the Pella High

School campus that will provide career-readiness
training for high school students in areas such as
auto mechanics, teaching, agriculture business,
nursing and culinary arts.

Central College is currently renovating the Maytag
Student Center (Spring 2014). Central College’s long
term growth area is integrated into the land use plan in
Chapter 1.

• New Lincoln Elementary: The existing building at

1102 Broadway Street is being razed and will be
rebuilt on the same site. The new building will host
400 students.

• Remodeling: The district is planning remodeling

projects for the Middle School, High School,
Jefferson Intermediate and Madison Elementary.

QUALITY OF LIFE
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Infrastructure and
Public Safety

Pella’s water, sewer and stormwater systems provide the foundation of everyday life, while services such as police and
fire keep Pella a safe place to call home.
Priority

Goal:

Maintain

quality

infra-

structure, including water and sewer.
Goal: Protect the community against hazards and
promote public safety through strategic management of floodplains and stormwater, quality police and fire protection, and sound infrastructure.

INFRASTRUCTURE AND PUBLIC SAFETY
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Recommendation: Implement the recommendations of the long-term water supply plan, including upgrades
to the water treatment plant and addition of a new well.

WATER SYSTEM
OVERVIEW

The Pella water system is managed by the city and
provides drinking water to approximately 4,000
households and businesses. The system draws from
six wells and includes a water treatment plant (treating
approximately 1.5 million gallons per day), two storage
tanks and approximately 80 miles of water lines. Figure
6.1 shows the location of the water lines.

ISSUES AND NEEDS

Upgrades to existing distribution lines are the primary
need for the Pella water system. The city currently
invests approximately $150,000 per year to maintain
the distribution lines. Staff reports that this amount is
insufficient to keep up with maintenance needs. The
water system has pipes that are 100 years old or older
in some places.
The existing system is capable of meeting water
demands now and in the foreseeable future (through
2025). However, a recent study noted that during
periods of high water usage (such as summer), if the
Jordan Well were out of service, there would not be
enough capacity.
There are no significant quality concerns for Pella’s
water.
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RECOMMENDED UPGRADES AND ADDITIONS

As part of the city’s long-term water supply plan,
the water department has identified several large
upgrades needed in the near future:

• $3 million upgrade to the water treatment plant.

Estimated time frame: 2016.
• An additional well
-- New water main from the new well to the

Treatment Plant.

• Consider the addition of a new reverse osmosis

plant.

CAPACITY FOR GROWTH

Figure 1.5 shows the preferred growth areas for Pella.
The water department does not expect any significant
barriers to the ability to extend water service in these
areas.
Parts of the Northwest and Northern growth areas
are in the Rural Water District, which will require
negotiations with the district if/when the land is
annexed for development.
The proposed office park area west of the Washington
Street interchange would likely trigger a need for a
new water tower when fully developed. However, this
is a long term growth area and is not likely to be built
out for several decades.

Figure 6.1 - Pe lla Wate r L i n e s
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Recommendation: Create a long-term sewer service plan to address issues arising from the pending DNR
permit renewal and to serve growth areas.

SANITARY SEWER
SYSTEM
OVERVIEW

The Pella sanitary sewer system has 4 major pumping
stations and approximately 80 miles of sewer lines
ranging in size from 8” to 36”. Lines are primarily clay
tile for older lines, and plastic for more recent lines.
Pella has no known combined sewers (combined
sanitary sewer and storm sewer). Figure 6.2 shows the
location of the sanitary sewer lines.
The Sents Creek Wastewater Treatment Plant (2269
Illinois Drive) was built in 1981 and processes an
average flow of 1.6 million gallons per day.

ISSUES AND NEEDS

The Pella sewer system is currently awaiting a
permit renewal from the Department of Natural
Resources (DNR). When this comes through, the sewer
department staff predict that there may be $3-$4
million of mandated projects from the DNR.

RECOMMENDED UPGRADES AND ADDITIONS

When the DNR permit renewal is completed, the
city should create a long-term sewer service plan to
address the expected projects that will be mandated
as part of that process, and to serve growth areas.
The City is currently under-taking several sewer
upgrades:
• 10 year televising and cleaning program for the

sewer system

• Updates to lift station on the south side of town

No updates to the treatment plant are planned.

CAPACITY FOR GROWTH

Public works staff have estimated the likely needs for
sewer extensions if/when the preferred growth areas
(Figure 1.5) are developed:
• Eastern Growth Area: Would require a new pump

station, at a cost of around $1 million

• Northwest Growth Area: Would require about 1/2

mile of trunk sewer

Capacity for sewer is already available for the small
area immediately north of the new Fountain View
development (within city limits).
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Figure 6.2 - Pe lla S e we r L i n e s
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Recommendation: Create a stormwater utility to fund the stormwater system.
Recommendation: Preserve sensitive natural areas to allow natural stormwater drainage.

STORMWATER SYSTEM
OVERVIEW

Pella has limited structured stormwater infrastructure
for a town of its size. The city has approximately 22
miles of storm sewer and around 800 catch basins and
inlets.

ISSUES AND NEEDS

• The system has no significant or consistent funding

source.

• The city needs to reduce inflow in the sanitary

sewer system to meet DNR requirements. Better
management of stormwater can help meet this goal
by reducing improper strain on the sanitary sewer
system during rain events.

The aerial photo above shows the drainage area for an undeveloped piece of land.
This area can be protected from development to prevent flooding and allow natural
stormwater drainage.

This is a land use plan for the area at left. The green area shows the preservation area.
The yellow and orange areas show housing.

Above: A stream corridor with a preserved natural buffer helps manage stormwater
from an adjacent development.

Above: A stormwater detention pond with a native vegetation buffer can manage
strormwater and provide an amenity.

• While storm sewer requirements for towns of Pella’s

size are limited, the public works staff expects more
stringent requirements will be coming soon, and
Pella should get ahead of the curve.

RECOMMENDATIONS

The city should create a stormwater utility that would
allow the City to charge a monthly fee to residents to
fund the stormwater system (similar to a water utility
fee).
Pella should protect flood plains, wetlands, streams,
dry runs and flow paths from development, in order
to allow the natural drainage system to assist with
stormwater management. These areas should be
preserved as natural areas that allow stormwater flow
and also contribute to the parks system and provide
routes for trails. The Future Land Use map in Figure
1.6 shows what areas should be preserved for natural
drainage in preferred development areas. Pages 16-18
explain how to determine what land to preserve.
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Recommendation: Consider amendments to city regulations to require or incentivize natural stormwater management.
Pella can consider amendments to its stormwater
and subdivision regulations, and city-wide policies
to require/incentivize best practices for natural
stormwater management such as:

Strategies for Individual Properties
•

Bioswales: Infiltration trenches planted with

•

Permeable Pavement: Porous pavement that

•

Other practices: Green Roofs, Rain Barrels, Rain
Gardens and Native Landscaping.

native grasses designed to retain and temporarily
store stormwater runoff.
allows water to pass through to the soil beneath.

A NATURAL APPROACH TO STORMWATER

Stormwater systems have traditionally focused on
collecting rainwater into networks of pipes that
transport water off-site quickly to detention basins
and creeks (or where combined with sanitary
sewer pipes, to the wastewater treatment plant).
These systems can be costly to maintain and have
negative side effects such as stream bank erosion
and contaminated streams. Traditional development
patterns, with a high degree of impervious surfaces,
can result in an overwhelming amount of runoff,
causing flash flooding during rain events.

Many communities have started taking a more
natural approach to stormwater, by preserving
natural areas that help mimic pre-development
drainage patterns. These preservation areas are
located strategically, where water already naturally
drains. Instead of running directly into the streams
or overflowing pipes, stormwater is absorbed
into the soil or stored in ponds, then released
gradually into waterways. A natural system requires
fewer and/or smaller costly pipes, and the gradual
infiltration results in less erosion and contamination
in the waterways.

Strategies for Subdivisions
•

Conservation Development: Site design that

•

Impervious Cover Reduction: Reducing

•

preserves natural areas for drainage/detention.
impervious surface requirements such as streets
and parking lots, through alternative site design or
use of pervious pavement.

Naturalized Detention/Infiltration Basins:
Basins with native vegetation on the perimeter, to
improve water quality.

City-Wide Policies
•

Watershed Development Ordinance:

•

Conservation Easement: Allows land owners

•

Stream and Wetland Restoration: Restore
deteriorated ecosystems to their natural state to
improve stormwater function and habitat.

Regulates development to minimize its impacts
on flooding, water quality and erosion. (Requires
collaboration other jurisdictions in watershed).
to place a voluntary conservation restriction on
their land.

INFRASTRUCTURE AND PUBLIC SAFETY
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Recommendation: Continue to support Pella’s public safety services with an annual evaluation and funding plan for short
term and long term needs.

POLICE DEPARTMENT
OVERVIEW OF SERVICES

The Pella Police Department enforces laws, protects
the community, conducts criminal investigations,
receives 911 calls, manages the outdoor warning
system for the city, and provides primary dispatch/
communications services for the police department,
fire departments, and Pella Community Ambulance.
The Pella police department also provides support
to the Marion County Sheriff’s office, and assists the
Pella Volunteer Fire Department and Pella Community
ambulance with their calls for service.
The department has 16 full time officers, 5 reserve
officers, and 7 civilian employees.

ISSUES AND NEEDS
Limited Space

The public safety complex, located at 614 Main
Street, is 18 years old and in good condition, with the
expected wear and tear of a facility its age. However,
storage and office space is limited.

Outdated Technology

Some of the technology used by the department is
outdated. The City is currently working on multiple
upgrades, including a new dispatch system,
computers for patrol cars, automated response for first
responders and more. The department also expects to
upgrade their weaponry in 2014. However, additional
technological updates are needed, including
increasing bandwidth and updating servers.

Staffing

Staff retention and replacement is an on-going
challenge. An additional full time officer was recently
added to the force.
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FIRE DEPARTMENT
OVERVIEW OF SERVICES

The Pella Volunteer Fire Department provides fire
and rescue services, including fire suppression,
water rescue, hazardous material spill containment,
trench and grain bin rescue, and fire prevention
education. The service area includes the City of Pella
and surrounding rural communities. The department
also assists Pella Community Ambulance with rescue
services.

ISSUES AND NEEDS
More Garage Bays

The fire department building, located in the public
safety complex at 614 Main Street, is in good condition.
However, in the next few years, the department
will likely need more garage bays to store new
equipment. Pella Community Ambulance (adjacent
to the fire station) is currently studying a potential
relocation, which could open up 4 bays for potential
fire department use. Alternatively, the needed storage
space could be off site.

ELECTRIC UTILITY
The City of Pella operates an electric utility to manage
distribution of power to Pella residents and businesses.
The City’s coal fire plant was recently retired (2012), and
the City has a long-term power supply arrangement
with Missouri River Energy Services (MRES). Pella began
purchasing its power from MRES in late 2011.

HYDROELECTRIC PROJECT

Pella will soon have a new source of power with
the construction of the Red Rock Hydroelectric
Project (RRHP), which will produce 36.4 megawatts
of electricity (enough to serve about 18,000 homes).
The project will be constructed at the Red Rock Dam,
just south of Pella. The $224 million RRHP is under
development by MRES and is expected to go online in
2018.

UNDERGROUND POWER LINES

Pella has an aggressive program to put power lines
underground. Approximately 80% of Pella’s lines are
already underground, with the eventual goal being
100%. Underground power lines not only make Pella
more visually attractive, but make the community
more resilient to natural hazards such as ice storms.

SOLID WASTE AND
RECYCLING

An artists’s rendering of the Red Rock Hydroelectric Project. Image Source: Missouri River Energy Services (2011).

MidWest Sanitation provides garbage collection and
recycling to Pella, through a contract with the City.
Users pay a monthly fee for weekly collection, which
includes bulk waste collection twice per year, and yard
waste collection with special bags and stickers.
Waste is transported to the South Central Iowa Solid
Waste Agency (SCISWA) landfill near Tracy, Iowa. The
SCISWA serves 26 towns in Lucas, Marion, Monroe and
Poweshiek counties.
INFRASTRUCTURE AND PUBLIC SAFETY
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PUBLIC SAFETY AND
HAZARDS
Public safety and protection against hazards are critical
parts of a comprehensive plan, and are integrated
throughout this document. Recommendations in the
Comprehensive Plan that are most relevant to safety
and hazard mitigation are summarized below:

Interconnected, Multi-Modal Transportation
(Chapter 4)
Recommended Actions

• Provide multi-modal, interconnected road

extensions for new development

• Enhance the Pella bicycle & pedestrian network

by building an interconnected system of trails and
designating bicycle routes

• Maintain a quality street and trail system

Stormwater Management & Environmental
Preservation (Chapters 1 and 6)

Support for Police and Fire Protection
(Chapter 6)

• Preserve sensitive natural areas to allow natural

• Continue to support Pella’s public safety services

Recommended Actions
stormwater drainage

• Consider amendments to city regulations to require

or incentivize natural stormwater management

Safety and Hazard Mitigation Effects
• Reduces flash flooding
• Keeps new development out of the path of floods
• Reduces sewer inflow
• Improves water quality by allowing natural filtering,

rather than channelling runoff pollutants and eroded
soil straight into the waterways

Strategic and Safe Land Use Plan (Chapter 1)

Safety and Hazard Mitigation Effects

Recommended Actions

• Connected system allows more efficient provision

• Use the 10 principles of land use development

of emergency services and increases options for
evacuation in case of emergency

• Provision of sidewalks keeps pedestrians out of

roadways

• Trail and bike route plan provides safe routes for

bicyclists

• Improved road quality provides safer driving

conditions

• Street extension plan directs development to safe

locations

as criteria for making land use decisions, such as
reviewing new subdivision proposals
-- Principle #7: Enhance public safety and minimize

hazard risk

• Preserve sensitive natural areas from development,

using the development suitability map (Figure 1.1) as
a guide

Safety and Hazard Mitigation Effects
• Directs development away from hazardous areas

such as floodplains, thereby preventing flooding,
property damage, and water quality deterioration

• Identifies areas that are safe for development and

areas that are unsafe

• Discourages development of polluting uses (such as

heavy industrial) next to residential, park or school
uses
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Recommended Actions

with an annual evaluation and funding plan for short
term and long term needs

Safety and Hazard Mitigation Effects
• Provides effective fire and police service to help

protect residents from bodily harm and property
loss/damage

Hazard Mitigation Plan
The Marion County Multi-Jurisdictional Multi-Hazard
Mitigation Plan (2012) provides an extensive resource
on safety and hazards for the City of Pella and the
surrounding region. Pella should work with the county
and neighboring jurisdictions to implement the
recommendations of the hazard plan.

7

Implementation

IMPLEMENTATION
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Recommendation: Define an annual action and capital improvement program that implements the recommendations of this plan.
Recommendation: Undertake an annual evaluation of the comprehensive plan, with a full update every 5-7 years.

ANNUAL ACTION
PROGRAM
The Pella Comprehensive Plan is ambitious and longrange, and its recommendations will require funding
and other continuous support. The City should
implement an ongoing process that uses the Plan to
develop annual improvement programs.
The Planning and Zoning Commission and City
Council should define an annual action and capital
improvement program that implements the
recommendations in this plan.
This program should be coordinated with Pella’s
existing capital improvement planning and
budgeting process, even though many of the Plan’s
recommendations are not capital items. This annual
process should be completed before the beginning of
each budget year and should include:
• A 1-year work program for the upcoming year

that is specific and related to the City’s financial
resources. The work program will establish which
plan recommendations the City will address during
that year.

• A 3-year strategic program that provides for a multi-

year perspective, aiding the preparation of the
annual work program.

• A 6-year capital improvement program that is

merged into Pella’s current capital improvement
program.
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ANNUAL EVALUATION
City staff should undertake an annual evaluation of the
comprehensive plan. This evaluation should include a
written report that:
• Summarizes key land use developments and

decisions during the past year and relates them to
the Comprehensive Plan.

• Reviews actions taken by the City during the past

year to implement Plan recommendations.

• Defines any changes that should be made in the

Comprehensive Plan.

The City should undertake a full update of the
comprehensive plan every 5-7 years.

CHANGES TO THE
PLAN
This Plan should be viewed as a dynamic changing
document. It is not meant to be rigid or static, but
should adapt in response to changing conditions,
resources, and opportunities. As explained earlier in
the plan, land use maps and other maps are meant to
be general guides of policy, rather than carrying the
specificity and rigidity of a map such as a zoning map.
As such, the Planning & Zoning Commission, City Staff,
and the City Council, can exercise some discretion
as to whether a proposal matches the intentions of the
plan.
This plan was created through a public process, and
therefore, any official changes to the plan should
be made through a public process. The city has an
established amendment process. The primary
criteria for approval of an amendment should
be whether it complies with the spirit of the
goals on page 9 and principles of land use and
development on page 13-15.

IMPLEMENTATION
SCHEDULE
Table 7.1 presents a summary of the recommendations
of the Pella Comprehensive Plan. Recommendations
are listed in order of their place in the plan. Each
recommendation is characterized according to several
categories:

Type

• Policy: Continuing efforts over a long time period.

In some cases, policies include specific regulatory or
administrative actions.

• Action: Specific efforts or accomplishments by the

city or community.

• Capital: Investments and public capital projects that

will implement features of the Plan.

Timing

• On-going: Most of the recommendations fit into this

category. These are matters related to general policy
and operations, and have no completion date.

• Short Term: Implementation within 5 years.
• Medium Term: Implementation in 5-10 years.
• Long term: Implementation in 10-20 years.

Priority

• Priority 1: Moving Pella Forward
-- Addresses a particularly strong need in the

community (e.g. - workforce housing) and/
or provides a unique opportunity for the
“next big thing” (e.g. - bicycle tourism). These
recommendations relate directly to the priority
goals of the plan.

• Priority 2: Supporting and Maintaining
-- Supporting recommendations that are pivotal

to the achievement of other goals, and/or
to maintaining the top quality systems and
amenities already in place. The majority of
recommendations are in this category.

• Priority 3: Opportunities to Explore
-- These represent good opportunities or general

policies that the city should explore, but are not
necessarily pivotal to a priority goal or related to
a notable deficit.

Prioritization can help the community determine
where to focus its limited resources. This prioritization
is meant to reflect the thinking at the time of writing
the plan, but these priorities may change as conditions
change. Reflection on priorities should be part of
the annual evaluation of the plan.
Although prioritization can help with the question
of “where to start,” it should not dictate the order
of implementation. The city should be open to
implementing any of these recommendations if/when
the opportunity arises or conditions are right.

Responsibility & Leadership

The primary audience of this plan is the City Council,
City Staff, and the Planning & Zoning Commission.
However, it is important for the City to partner with
other entities who have an interest in implementing
the recommendations of the plan. Columns in Table
7.1 recommend which group should take the lead
in carrying out the recommendation and who the
potential partners are.
This designation of “leadership’ is not meant to be
exhaustive, or to exclude any group that would like
to take the lead on a project or policy. Any group or
resident is invited to work with the city to support
the implementation of this plan. However, this list can
serve as a starting point and provide guidance on the
expectations of the groups listed here.
The entities named in Table 7.1 are listed below,
followed by the abbreviated name used in the table.
• City Council (Council)
• Planning & Zoning Commission (P&Z)
• Community Services Board (CSB)
• Community Development Committee (CDC)
• City of Pella Staff (Staff)
• Marion County/Mahaska County (County)
• Pella Residents or Resident Groups (Residents)
• Private Land Developers (Developers)
• Private Property Owners (Owners)
• Business and Industry Leaders (Business)
• Pella Chamber of Commerce (Chamber)
• Pella Convention and Visitors Bureau (CVB)
• Pella Area Development Corporation (PADCO)
IMPLEMENTATION
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Table 7.1: Implementation Schedule
Type

Timing

Leadership

Partners

Priority

Chapter 1 - Land Use & Environment
1

Use the 10 principles of land use development as criteria for making land use decisions, such as
reviewing new subdivision proposals.

Policy

On-going

P&Z

Staff, Council,
Developers

2

2

Preserve sensitive natural areas from development, using the development suitability map (Figure
1.1) as a guide.

Policy

On-going

P&Z

Staff, Council,
Developers

2

3

Use the future land use map, along with tables 1.4 and 1.5, to guide all land use decisions, such as
subdivision review or re-zoning.

Policy

On-going

P&Z

Staff, Council,
Developers

2

4

Base all annexation decisions on the six-point annexation strategy and the annexation map (Figure Policy
1.8).

On-going

Council

Staff, Owners,
Developers,
County

2

On-going

Council

P&Z, Staff

2

Chapter 2 - Housing
5

Direct city investments or incentives for new housing toward existing neighborhoods and the
growth areas shown in Figure 2.1, starting with the preferred growth areas.

Policy

6

Using Figure 2.2 as a model, encourage new housing areas to integrate the following
neighborhood design principles: mix of land uses & housing types, street connectivity, character,
preserves & stormwater management, and focal points.

Policy

On-going

P&Z

Staff, Council,
Developers

1

7

Encourage infill development that complements the character of the surrounding neighborhood
and provides diverse housing options for a variety of income levels.

Policy

On-going

P&Z

Staff, Council,
Developers

2

8

Establish a housing commission to create and implement a comprehensive housing strategy for
Pella, in collaboration with developers, drawing on the options presented on pages 44-45 and
other options.

Action

Short

Staff

Council, Business, 1
Developers

9

Review land use regulations, such as the zoning code and subdivision ordinance, to ensure that there is Action
adequate flexibility to allow a wide range of housing options.

Short

Staff, P&Z

Council

1

On-going

Chamber,
CVB

Council, Staff,
Residents, CDC,
Business

2

Capital

Chapter 3 - Economic Development and Tourism
10

Continue investing in downtown Pella to promote it as the tourism and economic center of the
community.

Policy
Action
Capital

11

Invest in bike-oriented tourism amenities in the downtown, like the proposed bike culture path
illustrated in Figure 3.3, bike rental, and bike racks.

Capital

Short

CVB

Council, CSB,
CDC

1

12

Increase enjoyment and use of Central Park and the downtown by adding features to the park
such as: seating/dining areas, restrooms, and a signature amenity such as the ice path illustrated in
Figure 3.4.

Capital

Short to
Medium

CSB

Council,
Business, CVB

2
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Table 7.1: Implementation Schedule
Type

Timing

Leadership

Partners

Priority

Enhance and add to parking options in the downtown, while limiting the amount of valuable real
estate that is used for parking lots.

Capital

Medium

Staff

Council, Owners,
Business

3

14

Encourage sites in the downtown to be used for their highest and best purpose, that is, to
contribute to the economic vitality of the downtown and tourism.

Policy

On-going

Staff

Owners,
Business, PADCO

3

15

Implement the way-finding plan for Pella in phases, prioritizing way-finding to and within the
downtown.

Capital

Short,
Medium
and Long

CDC

Staff, Council

1

16

Support Pella’s business and industry by implementing the other recommendations of this plan,
specifically by providing: room for growth, quality infrastructure, a high quality of life, and diverse
housing choices.

Policy

On-going

--

P&Z, Council,
Staff, Developers,
Residents,
Business, PADCO,
Chamber

2

17

As the existing downtown street trees near the end of their life cycle, use a public planning
process to select a replacement option that considers historic character, aesthetics, visibility, and a
variety of other factors.

Action

Short

Staff

CDC, Business,
CVB, Chamber,
Residents

2

13

Action

Chapter 4 - Transportation
18

Provide multi-modal, interconnected road extensions for new development, based on the proposed Policy
street network shown in Figure 4.2.

On-going

Council

Staff, P&Z,
Developers

2

19

Ensure street connectivity by reserving Right-of-Way for proposed streets in advance of development, Policy
and requiring developers to leave room for future street connections.

On-going

P&Z

Staff, Council,
Developers

2

20

Build new roads in conjunction with development agreements, to share the costs of construction with Policy
developers.

On-going

Council

Staff, Developers, 2
P&Z

21

Enhance the Pella bicycle & pedestrian network by building an interconnected system of trails and des- Capital
ignating bicycle routes, as shown in Figure 4.3.

On-going

Staff

CSB, Council

1

22

Maintain a quality street and trail system by continuing to invest in Pella’s street improvement program. Capital

On-going

Staff

Council

2

Short

Staff

CSB

1

Capital

Action

Chapter 5 - Quality of Life
23

Create a phased plan to expand the Pella trail system with the routes shown in Figure 5.2.

Action

24

Add new parks as the city grows, with the goal of providing parks within 1/4 mile walking distance Policy
of all residential areas.
Capital

On-going

Staff

P&Z, Developers, 2
CSB

25

Reuse the Old Power Plant Site as a new, low-maintenance park.

Short

Staff

CSB

Action

3

Capital
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Table 7.1: Implementation Schedule
Type

Timing

Leadership

Partners

Priority

26

Update the parks and recreation master plan.

Action

Short to
Medium

Staff

CSB, Residents

1

27

Support the maintenance and creation of parks and trails by requiring developer dedication and
establishing an on-going budget item for trails.

Policy

Medium

Council

Staff, CSB,
Developers

2

28

Continue to support Pella’s community facilities, with an annual evaluation of short term and long
term needs.

Capital

On-going

Staff

Council

2

Implement the recommendations of the long-term water supply plan, including upgrades to the
water treatment plant and addition of a new well.

Capital

Medium
and Long

Staff

Council, County

2

30

Create a long-term sewer service plan to serve growth areas and address issues arising from the
pending DNR permit renewal.

Action

Medium

Staff

Council,
Residents,
County

2

31

Create a stormwater utility to fund the stormwater system.

Action

Short

Staff

Council

3

32

Preserve sensitive natural areas to allow natural stormwater drainage.

Policy

On-going

P&Z

Staff, Council,
Developers,
Owners

2

33

Consider amendments to city regulations to require or incentivize natural stormwater
management.

Policy

Short to
Medium

Staff

P&Z, Council,
Developers

3

34

Continue to support Pella’s public safety services with an annual evaluation and funding plan for
short term and long term needs.

Capital

On-going

Staff

Council

2

Chapter 6 - Infrastructure and Public Safety
29

Action

Action

Chapter 7 - Implementation
35

Define an annual action and capital improvement program that implements the
recommendations of this plan.

Action

On-going

Staff

Council, P&Z

2

36

Undertake an annual evaluation of the comprehensive plan, with a full update every 5-7 years.

Action

On-going

Staff

Council, P&Z

2

37

Review zoning and subdivision codes for any unnecessary impediments to the implementation of
this plan.

Action

Short

P&Z

Staff, Council

2
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Recommendation: Review zoning and subdivision codes for any unnecessary impediments to the implementation of this plan.

CODE REVISIONS
Some of the recommendations in this plan may
require changes to the zoning and subdivision codes.
As part of the comprehensive plan process, the
project consultants provided staff with a memo listing
potential changes to the zoning code and subdivision
ordinances that would help remove any unnecessary
impediments to development and the implementation
of this plan. The Planning and Zoning commission
should work with city staff to review and implement
these potential changes, and seek input from local
developers and other property owners.

FUNDING SOURCES
In order to implement many of the objectives
described in the Plan, the City will need to consider
outside funding sources. Table 7.2 presents possible
funding sources available to the City of Pella for
projects recommended in the Comprehensive Plan.
This list is not exhaustive and should be reviewed and
modified each fiscal year.
Table 7.2 uses the following acronyms: Department of
Natural Resources - DNR ; Council of Governments –
COG; Federal Department of Housing and Economic
Development - HUD ; Iowa Economic Development
Authority - IEDA ; Iowa Department of Transportation IDOT ; United States Environmental Protection Agency
– EPA

Table 7.2: Potential Funding Sources
SOURCE & ADMINISTRATOR

DESCRIPTION

POSSIBLE USES

DEADLINE

Community Attraction and
Tourism Program;

Funding for the development
and creation of multiple purpose
attraction or tourism facilities.

New tourism amenities and attractions.

Quarterly; Jan 15, $5 million was
April 15, July 15,
available for 2013Oct 15
2014

Encouraged

Federal funding for housing,
public facilities, and economic
development to benefit low-and
moderate income residents.

Rehabilitation and infill projects,
directed to projects that benefit lowand-moderate-income households
or eliminate blighted areas. Water and
wastewater projects.

Varies by funding Varies by funding
area
area

No

Roadside beautification of primary
system corridors with plant
materials.

Landscaping improvements along key
corridors in the city.

Open

Encouraged

Vision Iowa, IEDA
Community Development
Block Grant (CDBG);
HUD & State of Iowa

DOT/DNR Fund;
IDOT, DNR

AVAILABLE FUNDS

Maximum of
$100,000 per
applicant per year

REQUIRED
MATCH

IMPLEMENTATION
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Table 7.2: Potential Funding Sources
SOURCE & ADMINISTRATOR
Federal Transportation
hancement Program;
IDOT through local COG

Recreational
(Federal);

Trails

Recreational
(State);

Trails

DESCRIPTION

POSSIBLE USES

En- Funding for enhancement or preser- The following projects are funded: facilities
vation activities of transportation re- for pedestrians and bicyclists; safety and edlated projects.
ucational activities for pedestrians and bicyclists; scenic or historic highway programs;
acquisition of scenic or historic sites; landscaping and scenic beautification; historic
preservation; rehabilitation and operation
of historic transportation facilities; preservation of abandoned railway corridors; control
and removal or outdoor advertising; archaeological planning and research; mitigation
of water pollution due to highway runoff; or
transportation museums.

Program Funding for creation and mainte- Recreational trail extension.
nance of motorized and non-motorized recreational trails and trail related
IDOT through local COG
projects.
Program Funding for public recreational trails.

DEADLINE

AVAILABLE FUNDS

REQUIRED
MATCH

Typically
October 1 for statewide applications;
Check with local
Council of Governments for regional deadlines

Dependent on annual
allocations.
Funding has historically been $4.5 million annually statewide. Funds available through COGs
vary by region.

Varies by region; Contact
your
local
COG

Typically
ber 1

Octo- Varies each year

Trail projects that are part of a local, area- Typically July 1
wide, regional, or statewide trail plan.

Varies each year

20%

25%

IDOT
Highway Bridge Program;
IDOT
Housing Fund (HOME);
IEDA, Iowa Finance Authority

Funds for replacement or rehabilita- Bridge rehabilitation or replacement.
tion of structurally deficient or functionally obsolete public roadway
bridges.

PELLA COMPREHENSIVE PLAN

Octo- $ 1 Million per 20%
bridge (one bridge
per city per year)

Funds to develop and support afford- Rehabilitation of rental and owner-occupied Varies - Usually Varies annually
able housing.
homes; new construction of rental housing; January
assistance to home buyers; assistance to tenants; administrative costs. HOME funds may
be used in conjunction with Section 42 Low
Income Housing Tax Credits. They may also
be used for innovative project approaches,
such as rent-to-own development.

Iowa Clean Air Attainment Pro- Funding for highway/street, transit, bigram (ICAAP);
cycle/pedestrian or freight projects or
programs which help maintain Iowa’s
IDOT
clean air quality by reducing transportation related emissions.
96

Typically
ber 1

Projects which will reduce vehicle miles Typically
traveled or single-occupant vehicle trips; ber 1
Transportation improvements to improve
air quality.

NA

Octo- Approximately $4 20%
million
annually;
Minimum $20,000
total project cost

Table 7.2: Potential Funding Sources
SOURCE & ADMINISTRATOR

DESCRIPTION

POSSIBLE USES

DEADLINE

AVAILABLE FUNDS

REQUIRED
MATCH

Land and Water Conservation Federal funding for outdoor recre- Improvements to existing recreation facili- March 15, or clos- Varies annually
Fund;
ation area development and acquisi- ties and development of new facilities.
est working day
tion.
Iowa DNR

50%

Living Roadway Trust Fund;

No

IDOT

Implement integrated Roadside Vege- Roadside inventories, gateways, educa- Typically June 1
tation Management programs (IRVM) tion, research, roadside enhancement, seed
on city, county, or state rights-of-way propagation, and special equipment.
or areas adjacent to traveled roads.

Pedestrian Curb Ramp Con- To assist cities in complying with the Construct curb ramps to ADA standards.
struction;
Americans with Disabilities Action primary roads.
IDOT
Public Facilities Set-Aside Pro- Financial assistance to cities and coungram (PFSA);
ties to provide infrastructure improvements for businesses which require
IEDA
such improvements in order to create
new job opportunities.

Accepted all year

Provision or improvement to sanitary sewer Accepted all year
systems, water systems, streets, storm sewers, rail lines, and airports. For Iowa Cities
under 50,000 populations. 51% of persons
benefitting must be low or moderate income.

Varies

Maximum
of 45%
$250,000 per city
per year
Varies

50%; Additional points
for
higher
percentage

Transportation and Community Funding for planning and implement- Innovative transportation improvements Established yearly
and System Preservation Pro- ing strategies that improve the effi- that address stated goals.
gram (TCSP);
ciency of the transportation system,
reduce the environmental impacts
IDOT
of transportation, reduce the need
for costly future public infrastructure
investments, ensure efficient access
to jobs, services and centers of trade,
and examine private sector development patterns and investments that
support these goals.

Varies
annually No
(have awarded $50$60 million in prior
years)

Urban-State Traffic Engineering Funding to solve traffic operation and Extension of a primary road; spot improve- Accepted all year
Program (U-STEP);
safety problems on primary roads.
ments or linear improvements.

$200,000 for spot 45%
improvements
$400,000 for linear
improvements

IDOT

IMPLEMENTATION
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Table 7.2: Potential Funding Sources
SOURCE & ADMINISTRATOR

DESCRIPTION

POSSIBLE USES

DEADLINE

AVAILABLE FUNDS

REQUIRED
MATCH

Watershed Planning Grant; IDNR Watershed planning grants for im- Watershed management plan (for address- April
for EPA (Clean Water Act Section paired waters in <50,000-acre water- ing TMDLs).
319)
sheds.

$10,000 to $50,000 50%
local
per project
match, with
at least 20%
in cash

Watershed
Grant;

Varies, $1.7 million Not required
for 2013
but encouraged

Implementation Funding to put a watershed manage- Stream improvement projects; natural Typically October
ment plan into action.
stormwater system improvements

IDNR for EPA (Clean Water Act
Section 319)
Five-Star Restoration Program; Focuses on partnerships to provide Wetland and stream restoration.
EPA
environmental education and training through restoration projects; the
goal is to engage 5 or more partners

Late fall

Typically $10,000 to M i n i m u m
$40,000 per project 50% match
recommended;
larger
matches are
more competitive

Wetland Program Development Assists with implementing and ac- Research, investigations, experiments, trainGrants (WPDG); EPA
celerating water pollution reduction ing, demonstrations, surveys, and studies
projects.
relating to the causes, effects, extent, prevention, reduction, and elimination of water
pollution.

Available every 2 Varies according to Check with
years, starting in project needs
EPA, Region 7
2013; Check with
office
EPA Region 7 office for deadline

Historical Resource Develop- Assists with enhancement of local his- Acquisition and development of historical Typically Spring $50,000 maximum For government Program; State Historical torical resources
resources; preservation and conservation (2014
deadline request
recom- ment entiSociety of Iowa
of historical resources; interpretation of his- was April 25)
mended (up to ties - $0.50
torical resources; professional training and
$100,000
permis- match per $1
educational programs regarding any of the
sible)
requested
above
Certified Local Government Assists with looking for or establishing Planning, survey and evaluation, registra- Early fall
Grants; State Historical Society historic buildings, sites, objects or dis- tion, planning, public education, pre-develof Iowa
tricts. Eligibility: cities or counties with opment
a certified local historic preservation
program in good standing
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Varies annually
($84,000 was available for FY 2013)

40% (cash +
in-kind)

Table 7.2: Potential Funding Sources
SOURCE & ADMINISTRATOR

DESCRIPTION

POSSIBLE USES

State Historic Preservation and Provides state income tax credit for Rehabilitation of properties listed or eligible
Cultural & Entertainment District the rehabilitation of historic buildings to be listed on the National Register; rehaTax Credit Program;
bilitation of properties designated as a local
landmark by city or county ordinance; rehaState Historical Society of Iowa
bilitation of barns constructed prior to 1937
Stormwater Utility;
City of Pella
General Obligation Bonds ;
City of Pella

DEADLINE

AVAILABLE FUNDS

REQUIRED
MATCH

Small
Projects Income tax credit of
Fund applications 25% of qualified reaccepted
year- habilitation costs
round; Other fund
applications: Early
July

NA

A stormwater utility allows the City to Stormwater maintenance, repairs, new facili- NA
charge a monthly fee to residents to ties such as detention ponds.
fund stormwater management.

Varies

NA

Allows the City to secure funding by Capital improvements, such as street proj- NA
pledging future tax revenues to repay ects
the bond.

Varies

NA

State Revolving Fund Loan ; State funding source for low-inter- Water, Sewer and Stormwater improve- Applications tak- NA
Iowa Finance Authority,
est loans for water, wastewater, and ments and planning
en year-round
stormwater projects
Iowa DNR

NA

Resource Enhancement
Protection (REAP);

Varies
by
grant category; many
require
no
match

Iowa DNR

and Funding for projects that enhance Parkland expansion, multi-purpose recre- Varies by grant Varies; authorized
and protect natural and cultural re- ation developments, management of road- category
for up to $20 million
sources. Grants available in categories side vegetation.
annually until 2021
such as: City Parks and Open Space,
County Conservation and Roadside
Vegetation

Revitalize Iowa’s Sound Econo- Funding to promote economic develmy (RISE);
opment through construction or improvement of roads and streets.
IDOT

Safe Routes to Schools;
IDOT

Construction or improvement of roadways
that will facilitate job creation or retention,
such as a street system for additional business or industrial development.

Typically Feb 1 & $11 million for cities
Sept 1 for local and $5.5 million for
projects; Immedi- counties (annually)
ate opportunities
accepted all year

Funding for infrastructure and non- Sidewalk installation and improvements, Typically Oct 1
infrastructure improvements that will pedestrian safety improvements.
result in more students walking or bicycling to school.

Local Development: 50%
Immediate
Opportunity:
20%

Varies: In 2013, No
awarded approximately $800,000

IMPLEMENTATION
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Table 7.2: Potential Funding Sources
SOURCE & ADMINISTRATOR

DESCRIPTION

POSSIBLE USES

DEADLINE

AVAILABLE FUNDS

REQUIRED
MATCH

Section 42 Low Income Housing Tax credits for affordable housing de- Multi-family housing development for low NA
Tax Credit;
velopers through the State. Develop- and moderate-income families.
ments can utilize either a 4% or 9%
HUD
credit, depending on the mix of lowincome residents.

NA

NA

Self-Supported Municipal Im- Contributions by business owners Physical improvements to business district, NA
provement District (SSMID);
used for various business district en- upper-story restoration of downtown buildhancements.
ings.
Local Business/Downtown Association

NA

NA

Surface Transportation Program Funding for road or bridge projects Road or bridge projects. Trails improve- Check with COG
(STP);
on the federal aid system.
ments. Bicycle facilities.

Check with COG

Check
COG

Reduction or elimination of property Available for commercial, industrial, or resi- NA
taxes for set period of time on new dential developments.
improvements to property granted as
an incentive to do such projects.

NA

NA

Use added property tax revenues created by growth and development
to finance improvements within the
boundaries of a redevelopment district.

NA

NA

Regional COG
Tax Abatement;
City of Pella
Tax Increment Financing (TIF);
City of Pella

New residential, commercial, or industrial NA
developments, including public improvement, land acquisition, and some development costs.

Traffic Safety Improvement Pro- Traffic safety improvements or studies Traffic safety and operations at specific site Typically summer $500,000 maximum No
gram (TSIP);
on any public road.
with an accident history. New traffic control (2014
deadline: per project (Total
devices. Research, studies or public informa- August 15)
available annually:
IDOT
tion initiatives.
0.5% of Road Use
Tax Fund, Approximately $6 million)
Federal Transportation Bill,

Federal transportation funding, in- Improvements to arterial and major collec- TBD
cluding matching grants for ma- tor streets and trail development.
Federal Highway Administra- jor street improvements, enhancetion, through COG
ments funding for corridor design,
streetscape, trail development, and
transit.
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TBD

TBD

with

