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OVERVIEW

PROJECT PURPOSE
The purpose of this plan is to demonstrate 
a shared vision and direction for how each 
neighborhood can preserve its desirable assets, 
revitalize aging areas, and realize opportunities 
for change that improve the neighborhood and 
Clive community. 

INTRODUCTION
Great neighborhoods don’t just happen. They are 
created over time as a result of market demands; 
the vision of a community, a property owner, or 
a developer; and the energies of a community 
and the people who live, work, and play there. 
Planning helps shape how neighborhoods evolve 
over time, balancing the needs and desires 
of many and ensuring the qualities of a ‘great 
neighborhood’: vibrant, sustainable, and resilient. 
The 86th Street Neighborhoods Plan is another 
step in the tradition of forward thinking and 
community planning in Clive. 

At the onset of this planning process, people were 
asked to identify defining characteristics about 
the District. A wide variety of ideas were provided, 
most of which could point to the following:

• A genuine sense of history, as this is where the 
City of Clive was founded. 

• Recognition of Walnut Creek and the Greenbelt 
Trail, as the District is bordered on two sides 
by the natural area and recreational amenity.

• Strong connection to the public spaces and 
institutions that are within the District, such as 
Linnan Park and Crestview School of Inquiry. 

• A richness of cultural diversity, with a sense of 
pride that the District continues to be home to 
many different ethnic and immigrant groups. 
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THE PLANNING PROCESS
The planning process for the 86th Street Neighborhoods began in early 
2020, a time when society faced a lot of uncertainty. The COVID 19 
pandemic influenced (and continues to influence) not only planning 
processes but the many aspects of neighborhood development and 
interaction. Much of the community engagement occurred through 
on-line interactions. A project website and series of virtual surveys and 
forums were used to solicit information from the community to help 
understand the wants and needs of the neighborhood. This interaction 
largely occurred over the course of 2020 and into early 2021. Using this 
information, the planning team and the community explored a series 
of concepts and ideas that responded to the issues and opportunities 
derived from community input and a critical analysis of the District.

The ideas focused on broader topics of park and recreation, land 
use and redevelopment, housing and economic development, 
circulation, and storm water management. Concepts also began 
to drill down into more specific project level ideas such as 
improvements at Linnan Park, reuse of the former Dymond Public 
Safety Building (*now known as the Harbach Center), plans for the 
flood prone buyout areas, and pedestrian connections to the Clive 
Greenbelt. These ideas were presented in the summer of 2021 
through a virtual open house, a limited number of virtual forums, 
and an outdoor open house event that brought together over 50 
representatives of the community for an engaging discussion and 
dialogue.

During the fall of 2021 and early 2022, the plan began to converge 
on a series of preferred directions and this plan document 
was created. In summer of 2022, the plan was taken through a 
community vetting process.

Community open house Screenshot of the virtual community open house

Click to 
View Online

For more information about the 
planning process for the 86th 
Street Neighborhoods, CreateClive, 
visit www.createclive.com. 

*At the beginning of this planning 
process, a key task was to evaluate 
potential reuse strategies for the 
Dymond Public Safety Building 
as the current city uses within the 
building were in the process of 
relocating. As part of the change 
in use, the name of the facility 
has been changed to the Harbach 
Center. Throughout this plan, you 
will see references to the Harbach 
Center which is the former Dymond 
Public Safety Building.
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HOUSING

76%
participants would like to 

see new vibrancy and value 
brought to the District even if 
that means changes in their 

neighborhood.

60%
of people agree that they would 
like to see  housing affordability 
protected in the neighborhood 

even if that means construction 
of different types of housing with 

varying densities.

of people would like to 
see preservation and 
enhancement of the 
character of existing 

homes in the District even 
if that means using public 

resources (policy and dollars) 
to help property owners 
maintain their homes.

63% 62%
of people would like 

there to be more 
affordable housing 
options, with space 
and amenities for 

families.

of those 
surveyed think 

homeownership 
attainability is an 

issue that should be 
addressed in future 

plans for the District.

68%
of people surveyed 

would like to see the 
diversity that makes their 

neighborhood unique 
maintained even if that 
means public resources 
(policy and dollars) are 

spent to help people stay 
in the neighborhood.

68%

19%
Agree or 

Strongly Agree

45%

Neutral

36%

Disagree or
Strongly Disagree

Participants were asked if they  
wanted their neighborhood to stay  

just as it is today.

DID YOU KNOW  
that the 
86th Street 
Neighborhoods 
District is the 
most racially and 
ethnically diverse 
area within 
Clive? Over 30% 
of households 
speak a 
language other 
than English at 
home.  

WHO WE HEARD FROM

13% 9% 13%

29%

11%

3%

22%

65+ 55-64 45-54 35-44 25-34 18-24 17 or 
younger

Participants Age Range

Swahili

Bosnian

Arabic

Burmese

Other

Hakha Chin

Spanish

English

Languages participants speak daily 

65%
51%
45%
31%
28%
14%
6%
4%
3%
2%
2%
2%

Visit the District to shop, eat, run errands, or 
to visit parks, trails or other civic destinations

Drive a car to reach destinations in the 
District

Ride a bicycle or walk to reach destinations 
in the District

Live in the District as a homeowner

Attend school in the District

Work in the District

Own property in the District

Other

Own a business in the District

Live in the District as a renter

Take public transit throughout the District

Experience mobility or accessibility 
challenges

23
7 

Vo
te

s

19
 V

ot
es

15
 V

ot
es

9 
Vo

te
s

*Burmese, Arabic, Bosnian, 
and Swahili all recieved less 
than 4 votes each
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CIRCULATION

88%
of participants would like to see 
streets friendly to pedestrians and 
bicyclists, including safe crossings 
at NW 86th Street intersections, 
throughout the District.

86% Agree or 
Strongly Agree

to wanting to see more pedestrian 
and bicycle connections from the 
District to nearby destinations, such 
as the Greenbelt Trail, regional trail 
systems, neighborhood parks and 
schools, commercial areas, and other 
amenities.

80%

89%

51%
of participants would like to see more 
access to public  transportation.

of those surveyed would like to see 
improved parks that offer  more 
amenities for all residents.

of those people would like to see more 
or relocated parks that are accessible 
and within walking distance for all 
residents.

PARKS & OPEN SPACE

59% 58% 55% 45% 39%

38% 31% 27% 27% 27%

26% 23% 17% 12% 11%

10% Other

Restrooms Splash pad Playground equipment Picnic shelter Facilities for hosting 
concerts or festivals

Soccer or multi-use 
field(s)

Ice skating area Artistic & interpretive 
elements (storywalk)

Volleyball court(s) Basketball court(s)

Skateboarding area Community gathering 
space and information 

kiosk

Tennis court(s) Softball field(s) Sepak takraw

 

court(s)

In the next 5 to 10 years, these are the facilities and amenities that people would 
like to see (or continue to see) at Linnan Park:

84%

of people would like to see 
improvements at Linnan Park 

that provide a community 
gathering space.

Walking

Maintained

Clean

Soccer

Shelter

Community
Park
Benches

Amenities

Garden

Facilities

Friendly

Restrooms

How could Linnan Park be 
improved to serve the needs of 

nearby residents and businesses? 
Participants said:
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COMMERCIAL CORRIDORS

74%
would like to see the 
District offer different 

retail, services, and 
restaurants even if that 
means changes to the 

neighborhood.
Low density 

auto-oriented 
development

28%

Mixed use 
buildings

59%

Walkable 

district
Taller 

buildings

6%7%

The survey shared images that represented various types 
of development that could be part of the future 86th Street 

Neighborhoods District. Respondents then selected the images that 
best represent what they want the District to look like in the future.

As the City is buying out properties in the flood buyout area, a variety of resilient and sustainable 
development strategies may be used to replace or improve these properties. Respondents selected which 

direction they would prefer the city take in the flood buyout area:

55%
Keep natural,
open space

Answered:

48%
Redevelop with 
flood resilient 

projects

Answered:

8%
Other

Answered:

Other suggestions received included:

Combination

Dog Park
Water Park

Pool
Sledding 

Hill

Balance

Garden

Ponds

9Overview



THE 86TH STREET NEIGHBORHOODS
The planning area is approximately 660 acres and accounts for roughly 13% of Clive’s land area. The 
population of the planning area in 2020 was approximately 3,750. The planning area is on the eastern 
edge of the City of Clive roughly 5 miles west of downtown Des Moines. Some of its assets include 
good connections to major street corridors (connecting to I-235), Walnut Creek and the Clive Greenbelt, 
Crestview School of Inquiry, Linnan Park, and the Harbach Center.

N 0 0.5 10.25 Mile

86th Street
Neighborhoods

District

NW 86th 
Street

Walnut
Creek

Figure 1. The 86th Street Neighborhoods Regional Context Map
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PLAN ORGANIZATION
The plan is organized into the following series of parts with a focus on the vision and plan directions. 

1. Project Overview – describes the purpose of the plan, the process, and the organization of the 
plan. 

2. Executive Summary – highlights the near term, key or priority implementation steps, actions, and 
projects. See the Executive Summary section for more information.

3. Project Context – provides a very abbreviated summary of neighborhood characteristics, analysis, 
issues and opportunities. Much of the context lives in a series of online “stories” that can be 
viewed here. See the Project Context section for more information. 

4. Project Goals – a listing of the bigger picture goals for the 86th Street Neighborhoods. See the 
Project Goals section for more information.

5. Green Infrastructure – a more sustainable and resilient way of managing stormwater and thinking 
about climate impacts. See the Green Infrastructure section for more information.

6. District Parks & Linnan Park – recommendations for broader neighborhood park improvements, 
and more specifically, a plan for improvements to Linnan Park. See the District Parks & Linnan 
Park section for more information.

7. Flood Prone Buyout Area – a focused look at the lands within the City programmed flood plain 
buyout area and recommendations for how that area can be reused. See the Flood Prone Buyout 
Area section for more information.

8. Circulation – recommendations for district-wide pedestrian and bike improvements offering 
a safer and more connected neighborhood, and in particular, improving connections to the 
Greenbelt. See the Circulation section for more information.

9. Redevelopment and Economic Development – recommendations on programs and strategies 
to strengthen and grow opportunities for commercial and retail services that support the 
neighborhood and the community and provide tax base and job opportunities. Also includes a 
focused look at key locations that offer opportunities to further district-wide goals by improving 
on existing development patterns and exploring a more sustainable and resilient land use pattern. 
See the Redevelopment and Economic Development section for more information.

10. Housing Strategies – recommendations focused on programs and ideas for preserving and 
improving on the diversity and quality of housing in the neighborhood. See the Housing Strategies 
section for more information.

Woven and highlighted through each of the topic areas 6-11 are references to green infrastructure and 
stormwater management approaches; interpretation, arts, and culture; and general implementation 
strategies. 

The intent behind this plan document is to cover a broad array of topics while maintaining a sense 
of brevity. To that extent, more detailed information is maintained separate from this plan including 
a summary of engagement efforts, a more in-depth site and context analysis that lives as a series 
of ‘story maps’ on the City’s project website (www.createclive.com), and alternatives and concept 
drawings developed during the concept exploration phase.

11Overview
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GOALS & OBJECTIVES
The objectives for this planning process are to:

• Renew a vision for future redevelopment and development of the 86th Street 
Neighborhoods.

• Identify strategies for preservation of desirable assets.
• Identify strategies for revitalization of aging or underdeveloped areas.
• Identify strategies for enhancing quality of life for all in the neighborhood.

These objectives were identified before the planning process commenced. Once 
the planning process began, input from the community and analysis of the District 
and its development context led to the creation of a set of Goals for this plan.  The 
recommendations contained in each of the plan’s chapters all relate to one or more 
of the following goals: 

EXECUTIVE 
SUMMARY

INTRODUCTION
The 86th Street Neighborhoods Plan establishes a renewed vision for District 
1, which is comprised of some of the oldest neighborhoods in Clive. This plan 
provides a set of ideas, strategies, and tools that will enable the community to 
preserve its assets, reinvigorate aging or underdeveloped areas, and capitalize on 
opportunities to improve the neighborhoods as they continue to evolve. An overview 
of the various elements of the plan is provided in the previous chapter while this 
chapter contains brief summaries of the key topics addressed in the plan. In many 
cases you will find these topics threaded throughout each chapter. Additionally, this 
executive summary lists the overall project objectives along with recommended 
priority projects and an implementation matrix.

Enhance 
Youth 

Programming

Improve Trail 
Connections 
& Roadway 
Crossings

Create a 
Wayfinding 

System

Address 
Availability 

and Quality of 
Housing

Celebrate 
Diversity and 
History of the 

District

Provide 
Flexibility for 

Mixed Use 
Development

Develop 
Catalyst 
Projects

Create 
a Multi-

Generational 
Hub
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PROJECT CONTEXT
The Project Context chapter outlines key topics discussed in this plan by telling the stories of the 
District and its development over time to the present. The stories document the history and background 
of the District as told through Land Use and Commercial Corridors, Residential Neighborhoods and the 
types of housing that evolved in the area, Public Open Space with special attention devoted to Linnan 
Park, and bicycle and pedestrian Connectivity. Equity and Engagement as told through the lens of 
demographics and Flooding and Resiliency, which has shaped much of the District’s development, are 
also critical stories told in this chapter.
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Figure 2.1 - Study Area Diagram
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RELATED GOALS:

KEY DIRECTIVES
Subsequent plan chapters have been developed to respond to crucial issues that the District currently 
faces and is likely to face in the future. Each chapter identifies key directives which respond to one or 
more of the seven Project Goals. The plan chapters are as follows:

GREEN INFRASTRUCTURE
This chapter outlines strategies for district-wide and site 
approaches to stormwater management to slow and 
treat stormwater and use best management practices 
(BMPs) to address flood risks. Stormwater will still 
need to be addressed at the site level, albeit lessened 
or helped through structural mitigation at the district 
level. These strategies will help to facilitate development, 
provide effective stormwater treatment, and also enable 
additional areas to serve as open space amenities for the 
District. Click to visit the Green Infrastructure chapter.

• Uphill and district-wide strategies. 
Partnership with private property owners 
throughout the District to implement site-
scale strategies can significantly improve 
water quality and infiltration uphill of 
floodplain areas.

• Right-of-way/easement improvements. 
Street and easement corridors are good 
candidates for Green Infrastructure as 
surface stormwater can be captured, 
slowed, and filtered to improve water 
quality.

• Public space opportunities. Public 
spaces create great opportunities for 
demonstration or pilot projects that can 
raise awareness of the benefits of Green 
Infrastructure. They are great starting 
points as the public is the owner.

• Redevelopment Area Strategies. Within 
the redevelopment areas that are 
lower in elevation and closer to Walnut 
Creek, more substantial stormwater 
management and green infrastructure 
improvements should be integrated into 
projects.

• Walnut Creek/Greenbelt Area. Within 
the Walnut Creek Corridor and Clive 
Greenbelt, Green Infrastructure strategies 
can slow water flow, convey higher 
water volumes, and improve conditions 
for wildlife habitat and water-related 
recreation.

KEY DIRECTIVES INCLUDE:
Green Infrastructure and emphasis on storm water 
management is a recurring thread throughout this plan 
document.  It is appropriate that it is the first topic 
summarized here. The following are the key directives for 
Green Infrastructure and Stormwater Management:

Figure 5.1 - Proposed Green Infrastructure System 
Improvements Diagram
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DISTRICT PARKS AND LINNAN PARK
This chapter outlines specific recommendations for potential 
park improvements and enhanced connectivity and access 
to parks for all residents. Recommendations for park 
and recreation programming enhancements throughout 
the District are included in this chapter. As an important 
gathering place vital to the quality of life in the District, Linnan 
Park receives special focus, including a concept plan for 
overall park improvements. Click to visit the District Parks & 
Linnan Park chapter.

KEY DIRECTIVES INCLUDE:
• Improvements to Linnan Park that include both physical 

improvements and programming recommendations all 
aimed at enhancing the park as the District’s premier 
community gathering place. 

• Potential reuse of Harbach Center as a community 
oriented facility that complements the adjacent 
reinvestment in Linnan Park.

• Improvements to the Flood Prone Buyout Area that 
capitalize on its potential to serve as an outdoor passive 
and active recreational amenity and reorients George 
Lundberg Park.

Recommendations for green infrastructure and circulation/
connectivity enhancements as they relate to parks and open 
spaces are also included in this chapter.

RELATED GOALS:

Figure 6.1 - District Parks and Open Space Plan Diagram

Click to 
Visit Page 
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RELATED GOALS:

FLOOD PRONE BUYOUT AREA
This chapter focuses exclusively on recommendations 
that address future redevelopment of the Flood Prone 
Buyout Area as a restored landscape featuring pedestrian 
and bicycle trails, passive park amenities, and naturalistic 
stormwater and flood mitigation features. 
Click to visit the Flood Prone Buyout Area chapter.

KEY DIRECTIVES INCLUDE:
• Restoring redeveloped area as passive open space that 

includes restorative constructed wetlands, native upland 
areas, and infiltration areas that will maximize natural 
flood mitigation and water quality enhancements.

• Creation of a passive park pattern that could be used for 
active recreation with improvements that are durable, 
resilient, and can withstand inundation of flood waters.

• Potential pedestrian/bike trail infrastructure 
enhancements that strengthen connections to the 
Greenbelt Trail and provide an opportunity for passive 
recreation, education, and interpretation opportunities.

• Recapturing development on the edge of the flood area or 
above the flood prone areas that can recapture limited real 
estate value and provide new housing opportunities.

Figure 7.1 - Flood Prone Buyout Area Preferred Concept
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Figure 8.1 - Network Recommendations Diagram

CIRCULATION
This chapter’s recommendations are intended to improve 
bicycle and pedestrian connectivity throughout the District 
and to the Greenbelt.  Recommendations address safety 
enhancements, improved crossings, wayfinding, paved and 
natural surface trails, on-street bicycle facilities, and other 
pedestrian and bicycle amenities. Click to visit the Circulation 
chapter.

KEY DIRECTIVES INCLUDE:
• Identifying and filling gaps in the existing sidewalk and trail 

network.
• Improving connections to the Greenbelt from the District.
• Enhancing key corridors with bicycle and pedestrian facility 

improvements.
• Improving safety, comfort, and visibility at roadway 

intersections for pedestrians and bicyclists.
• Prioritizing the pedestrian experience throughout the District.

RELATED GOALS:
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Figure 8.12 - Trailheads and Trail Access Points
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Figure 8.11 - Crosswalk 
Improvements Diagram
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RELATED GOALS:

REDEVELOPMENT AND ECONOMIC 
DEVELOPMENT
This chapter includes site-specific recommendations for 
redevelopment in three focus areas: 86th Street Corridor 
near Linnan Park, University and NW 86th Street area, and 
the Flood Prone Buyout Area. Redevelopment concepts 
with development patterns are provided for each of 
the three areas. Click to visit the Redevelopment And 
Economic Development chapter.

KEY DIRECTIVES INCLUDE:
• Commercial redevelopment is recommended on a 

more limited scale and should focus on encouraging 
businesses and services that can serve the 
neighborhoods in the District. 

• Residential development is recommended as a method 
to create a critical mass of activity that can attract 
desired commercial uses. Development patterns and 
urban design emphasizes pedestrian and bicycle 
connectivity. Development concepts complement 
improved existing public spaces, parks and trails. 

• District-wide economic development strategies include 
potential programs, partnerships, and incentives that 
the city can use to nurture, grow, and attract business 
and employment opportunities. 
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HOUSING STRATEGIES
The Housing Strategies chapter features recommendations 
for strategies that will both preserve and improve the existing 
housing stock (rental and owner-occupied, both single-family 
and multi-family structures) and facilitate the construction of 
new housing, resulting in greater variety of types, styles, and 
price points available in the 86th Street Neighborhoods in the 
future. Click to visit the Housing Strategies chapter.

KEY DIRECTIVES INCLUDE:
• Exploring changes to regulatory tools and zoning that 

enable or promote continued investment.
• Demonstrating infill and redevelopment concepts that 

introduce alternative housing types and new housing 
products.

• Creating housing programs that provide assistance for 
home ownership and home improvements.

• Collaboration with multi-family housing providers to 
ensure site and building upkeep, product competitiveness 
(consumer demands), and affordability.

• Recognizing and preserving the neighborhoods’ overall 
high level of housing attainability.

RELATED GOALS:

Figure 10.1 - Housing Opportunities Diagram
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IMPLEMENTATION
This chapter provides guidance for decision-making 
about investments, prioritization, timing, and other 
factors when considering implementation of the 
recommendations contained in the previous chapters. 
This chapter also includes tools that the City can use to 
track and measure implementation initiatives as they 
are launched and as they progress. Click to visit the 
Implementation Action Plan chapter.

Recommended projects from previous chapters are 
categorized as Catalyst or Springboard projects.  
Generally, Catalyst projects hold great potential to 
be transformative and are larger scale in nature. 
Springboard projects are smaller in scale and potentially 
simpler to implement. 

Examples of Catalyst projects include improvements 
to Linnan Park, redevelopment of focus areas, and 
improvements to University Avenue and the Flood Prone 
Buyout Area. Examples of Springboard projects include 
intersection and crosswalk improvements throughout the 
District, creating a wayfinding plan, and establishment of 
green infrastructure policies.  
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DISTRICT STORIES
Before we can fully develop plans for the future, it’s important to 
understand the history, background, and issues that exist in the 86th 
Street Neighborhoods District today. A series of “Story Maps” were 
developed using ArcGIS StoryMaps Platform. These story maps 
paint a picture of the physical, social, and economic character of the 
community. Stories were developed around the following topic areas:

PROJECT 
CONTEXT

The story maps for District 1 provide important context in support 
of the recommendations and plan directions found in the following 
chapters of the 86th Street Neighborhoods Plan. 

Click to 
View Online

• LAND USE, ZONING AND PROPERTY

• RESIDENTIAL NEIGHBORHOODS

• PUBLIC OPEN SPACE AND CONNECTIVITY

• LINNAN PARK

• EQUITY AND ENGAGEMENT

• COMMERCIAL CORRIDORS

• FLOODING AND RESILIENCY

23Project Context
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GOALS
Planning for the 86th Street Neighborhoods 
did not start from scratch. A number of 
prior initiatives offer guidance towards the 
establishment of key goals for the project. The 
‘Introduction’ Story Map provides a summary of 
the key influential documents including the 2016 
Comprehensive Plan and the 2017 Strategic Plan. 
Other influential documents included the 2004 
NW 86th Street Corridor Plan and Vision. The 
2004 plan envisioned 86th Street as a mixed use 
corridor and a re-envisioned street design that put 
urban design and pedestrian systems on par with, 
if not prioritized over, traffic movements/flow. 
This was a bold move and while it has not come 
to fruition, the aspiration of a pedestrian friendly 
mixed use corridor remains a valid and important 
long term vision for the corridor.

The following goals were generated based on 
the neighborhood analysis and the input received 
through the engagement process. The goals 
serve to bracket the project in its exploration of 
ideas and to help with prioritizing where to start 
and where to focus limited resources.

PROJECT GOALS

Click to 
View Online
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Historical Vision References
NW 86th Street Corridor Plan (2004) Vision (pg. 
3-3):

The NW 86th Street corridor shall be an 
economically viable, diverse place with quality 
residential, commercial service, employment and 
recreational uses in an identifiable setting that 
draws residents and patrons to the corridor.

The Clive Vision from the Comprehensive Plan:
• Clive 2030 is a beautiful and safe City with 

great residential neighborhoods.
• Clive 2030 provides exceptional family living 

and opportunities for personal wellness.
• Clive 2030 has the distinct Clive Greenbelt 

and a Revitalized NW 86th Street Corridor/
Neighborhood.

• We Take Pride in Clive!

Comprehensive Plan Guiding Principle 
#6: Revitalized NW 86th Street Corridor/
Neighborhood:

• A reputation as a “great neighborhood.”
• Neighborhood parks with a variety of activities 

and equipment.
• Vibrant corridor that is pedestrian friendly and 

walkable with connections to the Greenbelt.
• Variety of retail and restaurant experiences.
• Enhanced public safety facility with 

community meeting rooms/space.
• Well maintained businesses, livable homes, 

and apartments that are increasing in value.
• Enhanced public transit connections.
• City public investments in the neighborhood.
• Major roadway corridor with design standard.

GOAL 1 - ENHANCE YOUTH 
PROGRAMMING
Youth Programming is needed to engage 
diverse youth residents. Activities are 
needed for the middle school and high 
school-aged populations in the District. 
These activities need to be provided 
within the District in order to serve 
residents who don’t have access to a 
vehicle or adequate public transportation.

GOAL 2 - IMPROVE TRAIL 
CONNECTIONS & ROADWAY 
CROSSINGS
Highly visible and safer trail connections 
and road crossings are needed 
throughout the District in order to 
provide pedestrians and bicyclists 
adequate facilities to move from place 
to place. There is a growing demand and 
expectation for safe and comfortable 
trail and sidewalk access to community 
destinations within the District. Some 
residents in the District do not own, or 
have limited access to, personal vehicles 
and are limited by pedestrian, bicycle, 
and public transportation options.

GOAL 3 - CREATE A 
WAYFINDING SYSTEM
Wayfinding and clear connections are 
needed—there is frequent turnover 
in residents of the District and many 
visitors, students, and trail users who 
would benefit from more obvious 
and legible connections for bicyclists 
and pedestrians. Signage that is 
representative of the District could create 
a more welcoming environment for all 
residents and help create identity for the 
District. Wayfinding should be present 
at both the pedestrian/bike and the 
automobile scale.

Click to 
View Online
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GOAL 5 - CELEBRATE DIVERSITY AND 
HISTORY OF THE DISTRICT
Celebrate the diversity and history of the District through public 
art and events. The 86th Street Neighborhoods are incredibly 
diverse with over 15 languages spoken by families of students at 
Crestview School of Inquiry. This diversity offers opportunities for 
learning about and sharing cultures. The Clive Historical Society 
is interested in providing more programs and awareness of Clive’s 
history to residents and visitors, but additional support would be 
necessary.

GOAL 4 - ADDRESS AVAILABILITY AND 
QUALITY OF HOUSING
Current residents could benefit from programs that help them 
maintain their homes (both owner-occupied and rental). We also 
heard that many immigrant renters move out of the District to other 
communities when they are able to purchase a home. Programs 
or methods that make housing ownership more attainable for 
current renters in the District is an important goal. The housing 
stock is also aging, both owner-occupied single-family homes and 
renter-occupied multi-family homes. Programs and strategies for 
updating and improving the existing housing stock, and specifically 
multi-family housing stock, is an important goal.

GOAL 6 - PROVIDE FLEXIBILITY FOR MIXED 
USE DEVELOPMENT
Evaluate and refine regulations to make more flexibility for mixed 
use redevelopment opportunities along commercial corridors with 
the focus being on creating a diverse, resilient, walkable district.

GOAL 7 - DEVELOP CATALYST PROJECTS
Develop catalyst projects – public and private – that will activate 
the surrounding area; offer mixed use, walkable, and resilient 
building techniques; and could spur other new development in 
the neighborhood. Projects should be welcoming, representative 
of the District, and incorporate spaces and places that residents 
could use. Catalyst projects will enhance property values within the 
District.

GOAL 8 - CREATE A MULTI-GENERATIONAL 
HUB
Create a centrally located, multi-generational hub that is safe and 
welcoming for all residents where neighbors can come together 
for programs, events, job/volunteer opportunities, and services. 
Include fraternal organizations in the potential planning: Elks 
Lodge, Lions Club, Rotary, etc.

27Project Goals
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GREEN 
INFRASTRUCTURE

APPROACH
Stormwater needs to be managed to prevent localized 
flooding in the 86th Street Neighborhoods and reduce 
pollution in rivers, lakes, and waterways. Conventional 
stormwater management captures stormwater in 
pipes, which then is conveyed to a larger water body 
such as Walnut Creek. Green infrastructure practices 
mimic natural systems using plants, permeable paving, 
engineered soils, and landscape design to reduce runoff 
and improve water quality. To read more in-depth about 
stormwater and green infrastructure, click here.

A Green Infrastructure approach to stormwater 
management will include:
1. Balancing stormwater management for typical, 

frequent rain events with larger-scale detention 
strategies that will protect people and properties 
during large flood events. 

2. Locating and identifying appropriate stormwater 
management strategies that will generate 
effective results throughout the District. 

3. Educating the public about stormwater 
management through interpretation and 
storytelling techniques. 

4. Exploring how Green Infrastructure can be built 
into public spaces, streets, greenways, parks, and 
new development.  

RELATED GOALS
PRIMARY:
Goal 7: Develop Catalyst Projects

SECONDARY:
Goal 1: Enhance Youth Programming
Goal 5: Celebrate Diversity and History of the District
Goal 6: Provide Flexibility for Mixed Use Development

29Green Infrastructure
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GREEN INFRASTRUCTURE STRATEGIES
MANAGING AND ENHANCING NATURAL RESOURCES
Originally, stormwater management in cities addressed potential flooding issues only, and meant moving as 
much water as possible off the landscape as quickly as possible. Today, stormwater management has evolved to 
integrate several additional factors. The following Green Infrastructure strategies are discussed throughout this 
chapter:

RESTORED FLOODPLAIN FOREST
Floodplains are an integral part of healthy rivers and streams. They store and slow 
floodwaters, improve water quality, safeguard people and property, provide vital habitat, 
recharge groundwater, and provide unique opportunities for recreation. This plan aims 
to move trails and other features out of the floodplain where possible, and invests 
heavily in the restoration of floodplain forest along creek re-meanders  and other 
disturbed areas.

UNDERGROUND STORAGE SYSTEMS
Underground storage systems address stormwater volume and rate issues by capturing 
and storing stormwater collected from surrounding impervious areas.  Underground 
storage systems are an effective alternative to surface ponds in areas where space is 
at a premium.  With the stormwater facility below ground, the space above the facility 
can continue to be used for field sports or open space or parking.

PERMEABLE PAVEMENT 
Permeable pavement is an alternative method for paving that increases the  
permeability of the ground surface, providing more opportunity for stormwater to 
infiltrate to sub-grade layers of aggregate and eventually into the soil or a drain 
pipe.   The assembly filters stormwater for pollutants and can help stabilize stream 
flows during large rain events.  Permeable pavers, pervious concrete or asphalt, and 
articulated pavers are all different types of permeable pavement. 

SOIL QUALITY RESTORATION (SQR)
Healthy, well-draining soil is key to reducing stormwater runoff and improving water 
quality within a watershed. Soils that are high in organic matter, with thick layers 
of topsoil, are able to soak up rainfall and provide a better medium for grasses and 
plants to thrive. Restoring soil quality at a residential scale can be accomplished 
over the course of a year using a 4-step process of: aeration, spreading of high 
quality compost during the spring and fall, reseeding of lawn, and watering to re-
establish vegetation.

TREE TRENCHES & TREE PLANTING
Trees are invaluable for our neighborhoods, as they provide shade, produce oxygen, 
reduce soil erosion, and absorb rainwater through their roots. Tree trenches are 
elongated subsurface sidewalk or boulevard features that consist of engineered 
soils placed within a structural support system beneath permeable pavers. Tree 
roots are allowed a large area to expand, and the trees thrive while providing an 
attractive means to slow and filter stormwater. 
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WOODED RIPARIAN BUFFERS
Canopy cover along creeks provides shade, keeping the water cool and 

promoting a healthy and comfortable environment in which aquatic species 
can thrive. Adequate riparian buffers include layers of forb, shrub, and tree 

species that hold soils in place, sequester carbon, scrub pollution from 
the air, and contribute to the healthy function of the hydrologic cycle. The 

canopy associated with a creek floodplain also provides a habitat corridor for 
mammals, aquatic species, riparian species, birds, and insects.

CONSTRUCTED WETLANDS
Stormwater wetlands are constructed stormwater management features that are 

considered an end-of-pipe best management practice to address water quantity 
and quality issues. The storage capacity provided by stormwater wetlands can 

reduce downstream stormwater volumes as well as peak runoff rates. Stormwater 
wetlands offer high removal efficiencies for pollutants and particulates—including 

nitrogen, phosphorus, oil, and grease—with relatively low maintenance costs.

BIOENGINEERING AND REMEANDERS
Bioengineering techniques use natural fabrics to temporarily stabilize banks while 

plants establish. Long-term shoreline stability is achieved through vegetation 
growth. Careful grading of the soils, limited use of rock, installation of erosion 

control blankets or matting, and planting of live stakes, plugs, and seed all work 
together to stabilize banks. Remeandering uses these techniques to add curves 

and length to creek corridors for increased capacity and habitat. 

RESTORED WETLANDS
Wetlands protect and improve water quality, provide fish and wildlife habitat, 

store floodwaters and attenuate downstream flooding, help maintain surface 
water flow during dry periods, and enhance recreational opportunities. 

Restoring wetlands that have been removed or degraded reinstates these 
valuable ecosystem services.

POLLINATOR LAWNS 
Pollinators move pollen among flowers and parts of flowers, resulting in the 

fertilization that is necessary for the production of fruits, seeds, and many of 
the foods that we eat. Bees, butterflies, beetles, moths, bats and some birds are 

all pollinators. The grasses and flowers that comprise bee lawns are resilient 
enough to be used in recreational multi-use field spaces, are attractive, and 

require less maintenance (watering and mowing) than typical lawns.
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GREEN INFRASTRUCTURE SYSTEM OBJECTIVES 
The City of Clive has a unique relationship with the watershed of Walnut Creek, as expressed through 
the City’s adoption of the tagline “Distinct by Nature”. Click here to learn more about stewardship, the 
Clive Greenbelt, and the Walnut Creek Watershed that inspired this initiative.   

This chapter recommends a set of green infrastructure and stormwater management objectives: 

PROTECT WALNUT CREEK AND CLIVE 
GREENBELT
Reducing contaminants and controlling runoff 
volume are critical for protecting the District and 
the City’s most significant natural resource. The 
Walnut Creek Wastershed Management Authority 
(WCWMA) has identified a number of policies 
and recommendations for guidance as part of the 
Walnut Creek Watershed Master Plan.

DEVELOP A DISTRICT-WIDE 
APPROACH TO STORMWATER 
MANAGEMENT
Using a combination of techniques and 
strategies to improve water quality and decrease 
volume will optimize development and 
redevelopment opportunities while also 
accounting for unique features and opportunities  
throughout the neighborhood. 

HEIGHTEN AWARENESS OF WATER 
QUALITY AND FLOOD MITIGATION
Designing treatment facilities that highlight 
stormwater treatment functions and identifying 
prominent spaces and corridors for daylighting 
stormwater infrastructure will celebrate the 
process of cleaning water and protecting Walnut 
Creek. Programming and outdoor classrooms 
can provide youth with hands-on experiences and 
educational interpretation.  

UTILIZE STORMWATER TREATMENT 
AREAS AS OPEN SPACE AMENITIES
On-site treatment for private property, street and 
trail corridors, and larger regional facilities should 
be designed as amenities that do more than just 
serve as functional infrastructure components. 
They should create pleasant experiences for 
users.
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Figure 5.1 - Proposed Green Infrastructure System Improvements Diagram

GREEN INFRASTRUCTURE PLAN
Green Infrastructure will be an important strategy to help public and private redevelopment projects 
address the challenge of meeting minimum stormwater requirements. Opportunities to use Green 
Infrastructure improvements to address issues of water quality and stormwater volume throughout the 
District include the following:

• Uphill and district-wide strategies.
• Right-of-way/easement improvements.
• Public space opportunities.
• Redevelopment area strategies.
• Walnut Creek/Greenbelt area.
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UPHILL AND DISTRICT-WIDE STRATEGIES
These strategies can be implemented throughout the District to improve water quality and stormwater 
infiltration for typical rain events. Partnership with private property owners throughout the District 
to implement site-scale strategies can significantly improve water quality and infiltration uphill of 
floodplain areas. 

Soil Quality Restoration improves the look and 
function of lawn with the addition of organic matter 
(compost)

Example of residential driveway with attractive 
permeable paving. 

RAIN GARDENS + BIOSWALES
• Rain gardens planted with drought- and 

flood-tolerant native plants provide short-
term storage and infiltration for stormwater 
during typical rainfall events. 

• Rain gardens slow the rate of runoff and 
allow more water to infiltrate the soil. 

• Bioswales carry stormwater along a linear 
path, slowing the speed and providing 
infiltration along the way.

SOIL QUALITY RESTORATION (SQR)
• Improves soil health for new or existing 

lawns by adding organic matter to topsoil 
prior to seeding or laying sod. 

• Improves lawn health because the turf 
absorbs more water and the organic matter 
adds nutrients to reduce the need for 
fertilizer. 

• Reduces the amount of stormwater runoff 
from lawns into storm drains.

• After amending the soil with additional 
organic matter, property owners can further 
provide habitat and increase the ability of 
their lawn to absorb water by seeding and 
maintaining a pollinator lawn. 

Raingarden example

IMPERVIOUS AREA REDUCTION
• Reduces runoff by converting asphalt or 

concrete surfaces to permeable pavers, 
turf, or the installation of drought tolerant 
plants with deep roots such as trees and 
native prairie plants.  

• Green roofs increase pervious areas 
through vegetation installed above the 
structure of a building. They can also 
provide outdoor amenities for development 
projects. While green roofs can be cost 
prohibitive, they provide many longer term 
benefits. To learn more, click here.
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RIGHT-OF-WAY / EASEMENT IMPROVEMENTS
Street and easement corridors are good candidates for Green Infrastructure as surface stormwater can 
be captured, slowed, and filtered to improve water quality. Green Infrastructure in the right-of-way can 
enhance pedestrian and bicyclist comfort, while also providing traffic calming. Existing drainage and 
utility easements with underground infrastructure can double as space to install trails to retrofit the 
neighborhood for better pedestrian and bicycle connectivity. Visit Chapter 8: Circulation of this plan to 
learn more.  

Investment in Green Infrastructure can relieve pressure on existing stormwater systems, potentially 
extending maintenance or replacement schedules. Improvements should be right-sized and designed 
with maintenance included as a priority consideration. 

RIGHT-OF-WAY 
IMPROVEMENTS: 
HARBACH, ALICE, & 
FRANKLIN
Currently, Harbach Boulevard 
is undergoing improvements. 
Green Infrastructure elements, 
while not included in the initial 
phase of improvements, should 
continue to be considered for 
future phases. Alice Avenue and 
Franklin Avenue, with proximity to 
parks and community destinations, 
can also be good candidates for 
Green Infrastructure in the right-of-
way, within lands owned by public 
entities, or where private property 
owners are willing participants.
Some examples of Green 
Infrastructure strategies that could 
be employed along these corridors 
include: 

• Raingardens designed with 
infiltration beds alongside 
sidewalks and/or trails.

• Use of permeable pavers for 
parking areas or pedestrian 
walkways. 

• Interconnected tree trenches. 

Infiltration beds with permeable paving between on-street 
parking and a sidewalk or trail are an attractive example of Green 
Infrastructure in the right-of-way.
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PUBLIC SPACE OPPORTUNITIES
Public spaces create great opportunities for demonstration or pilot projects that can raise awareness 
of the benefits of Green Infrastructure. As owners of the project, the City or public entities have greater 
access to regional and federal funding that supports sustainable development improvements. The 
following park and public building Green Infrastructure projects are recommended. Visit the Circulation 
section to learn more.

LINNAN PARK 
Reconstruction and upgrades to Linnan Park offer many 
opportunities to ‘lead by example’ when it comes to green 
infrastructure and sustainable development:

• Integrate urban Green Infrastructure such as tree 
trenches, raingardens, bio-swales, and infiltration 
measures alongside pedestrian paths and park edges. 

• Potential for stormwater storage underneath turf 
fields.

• Collect water for reuse as irrigation.
• Integrate Green Infrastructure into park and adjacent 

sites (ie-- integrating permeable pavers) and 
surrounding redevelopment areas.

• Opportunity to use interpretive elements in parks, 
schools, and public spaces to explain how Green 
Infrastructure works within the landscape.

• See the Preferred Concept for Green Infrastructure 
Opportunities Diagram for more information. 

CRESTVIEW SCHOOL OF INQUIRY
The Crestview School of Inquiry campus provides a 
larger opportunity and a potential pilot project to treat 
stormwater: 

• Larger green spaces can be re-configured with 
raingardens for infiltration while retaining informal or 
formal play areas.  

• Ballfields and parking areas have potential for 
underground storage, which could be re-used for 
irrigation. 

• Clean-out structures can be designed with monitoring 
stations to provide a framework for teaching students 
about stormwater.

SWANSON PARK + WESTVIEW BEND PARK + 
AASHEIM PLAZA
Smaller park spaces within the District can employ Green 
Infrastructure and interpretive elements at smaller scales 
as demonstration or education/interpretation projects: 

• Permeable paving for plaza spaces.
• Highlight stormwater treatment in artful, playful ways.
• Stormwater reuse for irrigation.

Large flat areas like soccer fields 
can be retrofitted with underground 
storage systems

Plaza with permeable paving

Elements such as infiltration trenches 
for tree planters and permeable 
paving with infiltration bed below

Example of an interpretive element
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REDEVELOPMENT AREA STRATEGIES
Within the redevelopment areas that are lower in elevation and closer to Walnut Creek, such as the 
Flood Buyout Area and the Southwest Redevelopment Area, a few different types of stormwater 
management strategies will need to be considered due to location, elevation, and risk of large flood 
events.  Visit the Flood Prone Buyout Area section to learn more.

REGIONAL STORMWATER TREATMENT IN THE 
FLOODPLAIN AND AT THE FLOODPLAIN EDGE

• Redevelopment areas are ‘downhill’ from most of the 
District’s residential and commercial areas and therefore 
provide a good opportunity to treat larger quantities of 
stormwater before reaching Walnut Creek. These areas 
are a ‘last stop’ for stormwater treatment and reduction 
before it enters Walnut Creek, and can also provide flood 
storage for large events.

• Above and below ground detention: The design of 
edges, conveyance, and adjacent infiltration can provide 
additional treatment, flood capacity, and wildlife habitat to 
conventional detention basins and can enhance the area’s 
character as an amenity.

FLOOD STORAGE + MITIGATION WITHIN THE 
FLOODPLAIN AND FLOOD PRONE BUYOUT 
AREAS

• Redevelopment areas within the floodplain are at risk 
of flooding during larger storm events (10 to 20 year 
storm events or larger). During these events, smaller-
scaled measures, such as raingardens and soil quality 
restoration, will not have the capacity to manage such 
large quantities of water.  

• Constructed wetlands: Function within the floodplain to 
manage volume and remove pollutants from stormwater.

• Flood storage: Site design to allow for large open areas 
that can be used both as parkland and as flood storage 
during large flood events.

OPPORTUNITIES ALONGSIDE NEW 
CIRCULATION

• Redevelopment concepts for areas within the Flood 
Buyout Area, the Southwest Redevelopment Area, and 
at Linnan Park propose new circulation for vehicles, 
pedestrians, and bicyclists within residential, commercial, 
and park spaces. Creation of new corridors offer 
significant, multi-functional opportunities to integrate 
Green Infrastructure and coordinated utilities into new 
streetscape, trail, and sidewalk design.

Detention basin designed for 100-
year flood

Park space that is designed to 
serve as flood storage area when 
needed

New median designed with Green 
Infrastructure

Example of a constructed wetland 
with a boardwalk feature and 
interpretive element
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WALNUT CREEK AND THE CLIVE 
GREENBELT
Within the Walnut Creek Corridor and Clive 
Greenbelt, the following Green Infrastructure 
strategies can slow water flow, convey higher 
water volumes, and improve conditions for 
wildlife habitat and water-related recreation.

CREEK REMEANDERS
Remeandering the Creek involves adding more 
‘wiggles’ within the alignment, which, when 
combined with floodplain excavation and 
restoration, increases the area available for 
water to flow, and reduces velocities. The extra 
streambank areas also provide habitat and 
recreational value.

RESTORED WETLANDS
Restoring wetlands that have been removed 
or degraded will provide valuable ecosystem 
services such as protecting and improving 
water quality, providing fish and wildlife habitat, 
storing floodwaters, attenuating downstream 
flooding, maintaining surface water flow 
during dry periods, and enhancing recreational 
opportunities. 

WOODED RIPARIAN BUFFERS
Canopy cover along creeks provide shade 
that cools the water and promotes a healthy 
environment for aquatic species to thrive. 
Riparian buffers include layers of plant species 
that hold soils in place, sequester carbon, scrub 
pollution from the air, and contribute to a healthy 
hydrologic cycle.

Wooded riparian buffer

Educational signage
• Educational signs illustrating 

complex systems can help explain 
function and use.

• Spin and twist elements help 
engage a younger audience.

Yard signs and markers
• Small signs can call attention to the 

ecological systems at work in the 
area.

• A multitude of these signs 
collectively highlight the fact that 
all these pieces are a part of a 
bigger effort.

• QR codes can lead to online 
resources.

Results and reports
• Quarterly/annual mailers
• Volunteer opportunities and 

educational programs:
 - Broadcast calls for volunteers 

to help plant, weed, or replace 
native plantings and/or remove 
invasive species during 
appropriate seasons.

 - Projects with local schools, 
Scouts, or other organizations.

Plant ID tags
• Identify native trees, shrubs, and 

perennials.
• Pollinator habitat signage:

 - Recognize the importance 
of stormwater features as 
contributing to pollinator 
communities.

• Identify stormwater as a 
destination/amenity:

 - Use wayfinding and signage 
to highlight gardens, wetlands, 
boardwalks, and habitats as 
interesting destinations.

Demonstration gardens
• Plant residential or smaller scale 

example gardens to encourage 
residents to visualize stormwater 
projects at their homes.

• Opportunities to touch the water:
 - Because people are naturally 

drawn to water, give them 
opportunities to engage with it 
and touch it, stick their toes in 
the creek, fish, etc.

Highlighting Art, History, & Interpretation
Demonstrate how the built environment can co-exist with 
the natural environment through good design and creative 
approaches to stormwater management, habitat and 
ecological preservation, and restoration.
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OPPORTUNITIES
KEY DESIGN POLICY CONSIDERATIONS
It will be challenging for any redevelopment project within the District to meet minimum stormwater 
requirements given small sites and higher costs for site preparation. A combination of innovative 
strategies, green infrastructure, regional improvements, and potential financial assistance will 
be necessary to address stormwater management needs. The following statements should be 
incorporated as policy for the development of public improvement projects or in the review of private 
development projects. 
1. Continue to be a leader in local and regional design requirements for stormwater treatment from 

private and public improvements.
2. Facilitate stormwater management improvements through the site planning process to provide 

an aesthetic enhancement to a site. 
3. Integrate the stormwater management system with public streets and parks/open space systems 

to provide unique public and private amenities and maximize the use of valuable urban land for 
development.

4. Integrate regional stormwater treatment opportunities into park and open space areas in the 
Flood Prone Buyout Area to complement the recreational, multi-modal transportation, and 
ecological connections between development areas and Walnut Creek.

5. Incorporate attractive rain garden and bio-retention systems to collect and filter stormwater in 
public spaces such as streetscapes, plazas, parks, and parking lot islands.

6. Install tree trenches in new and reconstructed streets with planted boulevards to improve 
stormwater management. Promote tree planting throughout the District, both within the public 
right-of-way and private property. Utilize Harbach Boulevard as a pilot/monitoring project to test 
initial green infrastructure strategies.

7. Encourage or incentivize private redevelopment to include innovative stormwater management 
and implementation of best management practices. Incentives could be provided in a variety 
of ways: financial, density bonus, fast-track entitlement/approval process, etc. If conditions are 
discovered that make on-site stormwater practices technically infeasible, with prior approval 
by the City, entities considering redevelopment may explore the option of financial support for 
adjacent or downstream practices, as long as they are appropriately sized for the additional 
stormwater and are within the same drainage area.

8. Consider the following techniques for collecting, filtering, treating, and retaining stormwater 
runoff from development sites whenever feasible.
 - Balance appropriate stormwater treatment techniques with the intensity of development and site 

considerations. Some locations may require underground or highly constructed systems while 
more naturalized conditions may be adequate for other locations.

 - Incorporate pervious paving for hard surface areas to increase stormwater infiltration.
 - Encourage the use of green roofs in new building construction to reduce the amount of 

stormwater runoff.  
 - Promote the harvesting and reuse of stormwater for irrigation and grey water purposes.
 - Design site irrigation facilities with water efficient systems.
 - Utilize native plant material to reduce water demand.
 - Promote tree planting to provide shade and canopy, reduce erosion, and assist stormwater 

infiltration. 
9. Recognize that investments in Green Infrastructure today can provide value to the City through 

benefits such as improved tree canopy, landscape amenities along streets and pedestrian 
ways, additional greenspace and natural areas, along with the intended purpose of stormwater 
management. Investments to install Green Infrastructure should also consider the on-going 
maintenance required to keep improvements functional in the long-term.  
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DISTRICT PARKS 
& LINNAN PARK

APPROACH
Parks and open spaces are vital part of communities and 
neighborhoods. They offer places to gather, exercise, play, 
and experience the outdoors. The approach to parks and 
open space in the NW 86th Street Neighborhoods includes 
the following:
1. Invest in park improvements that will  enhance Linnan 

Park’s function as the central gathering place for the 
NW 86th Street Neighborhoods and will provide unique 
park experiences in other parts of the District. 

2. Invest in reuse of the Harbach Center to provide 
community-oriented needs and services and have a 
stronger orientation to Linnan Park.

3. Explore new park opportunities and upgraded 
pedestrian crossings so District residents have access 
to neighborhood park amenities within a 5-10 minute 
walk. (Pedestrian crossings are addressed in detail in 
the Circulation section of this plan).

4. Integrate the Flood Prone Buyout Area with George 
Lundberg Park to create a large open space 
area that accommodates green infrastructure, 
passive recreation, and interpretive elements while 
accommodating fringe development without high 
flood risk. 

RELATED GOALS
PRIMARY:
Goal 7: Develop Catalyst Projects (i.e. city-funded and 
operated projects that improve the neighborhood on 
publicly owned property/parks).

SECONDARY:
Goal 1: Enhance Youth Programming.
Goal 2: Improve trail connections and roadway crossings.
Goal 3: Create a wayfinding system.
Goal 5: Celebrate the diversity and history of the District.
Goal 8: Create a multi-generational hub.
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GREEN INFRASTRUCTURE IN PARKS AND OPEN 
SPACE STRATEGIES

LINNAN PARK
• Integrate urban Green Infrastructure such as tree trenches, 

rain gardens, bioswales, and infiltration measures alongside 
pedestrian paths and park edges.

• Consider stormwater storage underneath turf fields.
• Reuse collected water for irrigation where feasible. 
•  Integrate Green Infrastructure into park and adjacent 

community buildings (green roofs) and surrounding 
redevelopment areas (tree trenches, permeable paving, etc.) 
where feasible.

• Seek opportunities to integrate interpretive elements explaining 
how Green Infrastructure works into parks, schools, and public 
spaces.

SMALLER PARK SPACES
Smaller parks (i.e. Swanson Park + Westview Bend Park 
+ Aasheim Plaza) within the District can integrate Green 
Infrastructure along with interpretive elements:

• Use permeable paving for plaza spaces.
• Highlight stormwater treatment in artful, playful ways.
• Reuse stormwater for irrigation.

CRESTVIEW SCHOOL OF INQUIRY 
The Crestview School of Inquiry campus provides a larger 
opportunity to treat stormwater.

• Explore potential to convert existing large green open space to 
rain gardens.

• Seek opportunities to locate underground stormwater storage 
beneath ballfields and parking areas and use stored water for 
irrigation.

• Design clean-out structures with monitoring stations to provide 
a framework for educating youth about stormwater and climate 
change.
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Demonstrate how the built environment can co-exist with the natural environment through good 
design and creative approaches to stormwater management, habitat and ecological preservation, and 
restoration.

OPEN PLAY LAWN
• Consider installing low water, low maintenance, ‘bee lawn’ plant 

species.
• Use educational signage to identify pollinators and the 

importance of habitat restoration.

RAIN GARDENS
• Develop signage explaining how rain gardens capture and filter 

stormwater runoff.
• Install native plants and pollinator species.

POSSIBLE PROGRAMMING
• Small sculpture garden featuring rotating pieces by local artists 

that blend into the natural environment. 
• Small botanical garden collection.
• Demonstration gardens (Master Gardeners).
• Community garden plots.

STORMWATER PONDS
• Install interpretation signs that identify native plantings that 

clean groundwater to encourage visitors to be a part of the 
solution in their own yards.
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Figure 6.1 - District Parks and Open Space Plan Diagram

DISTRICT PARKS AND OPEN SPACE PLAN 
The proposed parks and open space plan for the District addresses improvements for recreation and 
events, interpretive and programming opportunities, greenway connections, green infrastructure, and 
neighborhood service areas. 

The District Parks and Open Space Plan is comprised of the following key components: 
• Linnan Park Plan.
• Harbach Center Building Reuse.
• NW 86th Street Fronting Parcels.
• Flood Prone Buyout Area + George Lundberg Park.
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PARK IMPROVEMENT RECOMMENDATIONS 
CIRCULATION AND PARK ACCESS

• Create safe connections to Linnan Park for residents west of 
NW 86th Street and explore development of a new park within a 
5- to 10-minute walk of their homes.

• Add wayfinding and convenient connections to NW 86th 
Street destinations such as trails, parks, and commercial 
establishments within the District. 

See Circulation section of this plan for specific recommendations 
for street crossing improvements and trail and sidewalk 
improvements to create these connections.

WESTVIEW  BEND PARK
• Provide quality park facilities that are accessible to the 

residents west of 86th Street. Consider alternative locations 
for a neighborhood park to replace the Westview Bend pocket 
park. Celebrate the stormwater management in the park.

SWANSON MEMORIAL PARK + AASHEIM PLAZA
• Design and implement park improvements that facilitate 

flexible use of the spaces and enable them to host smaller 
scale activities and events that attract neighborhood residents 
to the parks. (Potential examples might include art fairs, 
art walks, pop up booths, food carts, and privately hosted 
meetings.) 

• Improve Swanson Memorial Park as a potential neighborhood 
scale trailhead location for the Greenbelt with wayfinding and 
orientation features, bike parking, and improved pedestrian and 
bicycle connections to the Greenbelt.  

• Consider how storytelling, historical interpretation, and other 
related programs can be hosted throughout the District.  

• Incorporate multi-generational programming activities and  
engage youth and senior groups through cultural and historical 
education programs and events.

GREENBELT & WALNUT CREEK
• Create small spaces along the Greenbelt corridor for events 

and programming. These could be permanent facilities, such as 
small shelters or pads, that would allow pop up programming.

• Ensure that any future redevelopment adjacent to the Greenbelt 
incorporates open space, green infrastructure, interpretation, 
and strong visual and physical trail connections to the 
Greenbelt.

CRESTVIEW SCHOOL OF INQUIRY
• Improve pedestrian and bicycle connections from residential 

areas to the school.
• Incorporate green infrastructure educational components in an 

outdoor classroom environment.

Crosswalk improvements

Artful public spaces

Multi-generational activities

Greenbelt programming
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PROGRAMMING RECOMMENDATIONS
PARTNERSHIPS

• Identify local leaders and organizers to partner with the city 
on an ongoing basis to develop programs and refine them 
to keep programming interesting and reflective of emerging 
trends.  
 - Consider the diverse populations that live within the 

neighborhood.
 - Consider a recreation committee to regularly engage the 

community about offerings.
• Continue and grow the partnership with Can Play, which 

currently conducts programs at Linnan Park and Crestview 
School of Inquiry.

PARK PROGRAMMING
• Explore the potential to increase programming at Linnan 

Park – for example, consider adding programs that are 
currently offered at other parks in the city. 

• Explore ideas for making Linnan Park a hub of youth 
programming in the District.

• Consider offering a family event that celebrates the 
neighborhood and the community.

• Consider spaces for programming cultural events such as 
the Festival Las Americas.

• Consider Swanson Memorial Park and Depot for meeting 
spaces and small programs.

• Consider art fairs, food trucks, and craft programs at 
Aasheim Plaza.

• Consider reuse of the Harbach Center for indoor 
programming and permanent city staff space.

• Consider multi-generational and senior program options at 
Linnan Park and Swanson Park.

Festival Las Americas

Aasheim Plaza

Aasheim Plaza was created to 
play tribute to the City’s former 
Mayor who is remembered for 
his passion of public art and 
historic preservation. The plaza 
already contains a number 
of beautiful sculptures with 
historic significance. 

• Further enhance the 
existing public art and 
historic pieces with a 
guided audio tour through 
the space that talks about 
the art and the story it tells 
about the City’s history.

• Create an exciting 
and memorable user 
experience by activating 
the space with regular 
programming.

 - Small/impromptu 
live music/street 
musicians/poetry 
readings/one act plays.

 - Generational events 
(craft fairs, bake sales, 
yoga/zumba in the park, 
etc.)

Greenbelt
• Work with the Leisure 

Services Department to 
continue and potentially 
expand their efforts to 
activate the Greenbelt 
trail and corridor with 
programming (arts events, 
food trucks/carts, fun runs/
races, scavenger hunts.) 

Flood Prone Buyout Area
• In the short term, develop 

interim projects such as 
community gardens, pop 
up parks, and restoration 
areas. 

Highlighting Art, History, & 
Interpretation
Tell the story of the 86th Street 
Neighborhoods:
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PLANNING RECOMMENDATIONS AND LONG-TERM STRATEGIES

REDEVELOPMENT
• Ensure partners (Can Play, Clive Community 

Services, Clive Library, etc.) are included in the 
consideration, planning, and programming for 
the reuse of the Harbach Center.

• Implement ongoing redevelopment within 
the Flood Prone Buyout Area, including 
greenspace, restoration, park facilities, and 
private development.

CONSIDER ACQUISITION OF LAND 
WEST OF 86TH FOR A POTENTIAL NEW 
NEIGHBORHOOD PARK

• Identify potential areas to acquire for future 
neighborhood park west of NW 86th Street 
and implement an acquisition strategy. A long-
term strategy should explore a neighborhood 
park of approximately 3 acres in size.    

IMPROVE AND ENHANCE 
CONNECTIVITY THROUGHOUT THE 
DISTRICT

• Develop greenways, trail connections, and safe 
crossings throughout the neighborhood. 

• Improve park access for pedestrians and 
bicyclists.

• Ensure that these connections are intentionally 
prioritized in order to support many 
transportation modes.

• Implement programs, public art, and 
enhancements along the Greenbelt.    

Public spaces

Public art

Greenbelt activities
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Student Engagement
West Des Moines Community 
Schools partnered with the City 
to help engage the public for the 
neighborhood planning process. 

The 6th grade class (2020-2021) 
at Crestview School of Inquiry 
completed a Project Based Learning 
program focused on Linnan Park. 
The students surveyed their peers 
and adults, analyzed the survey 
responses, determined the most 
preferred park amenities, designed 
conceptual park layouts, and 
presented their findings to the City 
Council. 

The students found the most 
requested amenities to be more 
swings, a splash pad, and a skate 
park.

To learn more, view the Designing 
Linnan Park Story Map.

LINNAN PARK PLAN
DEVELOPMENT PLAN 
The purpose of the Linnan Park Development Plan is to provide a vision and concept for improvements to 
Linnan Park and how it can serve as the anchor and prime community gathering place for the 86th Street 
Neighborhoods. The Development Plan provides a guide for decision makers as facilities are updated and 
improvements are made to the park and surrounding public and private properties.  Multiple concepts were 
explored during the process, including concepts that kept the park in its current shape or expanded it towards 
NW 86th Street or Harbach Boulevard. Concepts for reuse of the Harbach Center were explored, including 
removal and redevelopment of the building. Adjacent lands acquired by the city to the west towards NW 86th 
Street were considered for expanded park facilities or as new development that captures long term value 
and contributes to a sustainable and resilient park. Students from Crestview School of Inquiry participated in 
the planning process and generated several concepts exploring revitalization of the park, including elements 
such as splash pads, skateparks, and open play areas. The following key elements emerged through a critical 
review and community engagement process and represent a preferred development plan for Linnan Park 
improvements: 

INCLUDE FLEXIBLE SPACE FOR INCREASED PROGRAMMING 
• Create open grass/turf area for impromptu outdoor games

and athletic/sport events.
• Explore the creation of event space for art/cultural related

activities including: food trucks, pop-up performance,
farmers/public market, and public art.

• Explore other potential programs such as movies in the park
nights, community fairs, and festivals.

SEEK OPPORTUNITIES TO DECREASE SURFACE PARKING 
AREA WITHIN THE PARK

• Share parking with non-conflicting uses adjacent or near the
park and include wayfinding signage directing park users to
public parking opportunities.

• Design the park with alternative transportation enhancements
including bike parking corrals, pedestrian connections, and
enhancements that make existing or future transit facilities
easier to use (wayfinding, connections, physical environment
around a stop as well as enhanced service.)

• Explore underground parking or structured parking as part of
future development on adjacent parcels.

• Accommodate as much parking as possible on-street.

CREATE AN EXCITING AND MEMORABLE USER EXPERIENCE
• Consider design and construction of the following:

- Splash pad with an accessible design integrated into public
infrastructure investments as part of adjacent development.

- Playground with inclusive design, accessible play features,
dynamic and vibrant features.

- Festival Street with flexible programming: farmers markets,
heritage festivals, craft fairs, musical performances,
classes, programs, and education.

- Playfields: football, soccer, volleyball, kickball, etc.
- Skatepark elements integrated with hardscape

improvements.
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Tell the story of the 86th Street 
Neighborhoods

• Playground - Create a 
train-themed playground to 
pay homage to the City’s 
railroad history.

• Event Plaza - Use local 
stone and materials for 
seating (benches, large 
stone boulders, stone seat 
walls), walkway pavers, 
stage area, etc.  Different 
color/textures of stone 
could also create a giant 
chessboard. 

Create welcoming spaces 
that contribute to vibrant, 
sustainable, and resilient 
commercial areas

• Plaza/Festival Street - 
Interactive mural wall that 
can be decorated by chalk.

• Proposed buildings – 
Clive and Iowa have a rich 
farming history – Consider 
having local artists paint 
agricultural themed murals 
on the sides of buildings 
that face or are within sight 
of the park.

Incorporate Art, History, & 
Interpretation at Linnan Park

LEVERAGE ADJACENT DEVELOPMENT 
OPPORTUNITIES

• Consider ways in which improvements to Linnan 
Park can act as catalysts for development of the 
parcels fronting NW 86th Street.   

• Ensure visibility of Linnan Park from NW 86th 
Street as parcels develop. Visibility can be 
retained through careful site planning, signage, 
and ensuring a relationship between future 
development and programing of the park. 

INCORPORATE STORMWATER MANAGEMENT AND 
GREEN INFRASTRUCTURE

• Demonstrate how the built environment can co-
exist with the natural environment through good 
design and creative approaches to stormwater 
management, habitat and ecological preservation, 
and restoration.

• Consider stormwater improvements for Linnan 
Park at the block level or greater. 

• Consider underground storage and reuse of 
stormwater for irrigation. 

SPLASH PAD
• Highlight sustainable technology (capture and re-

purpose systems.)

Splash pad Festival street
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Figure 6.2 - Linnan Park Near-Term Concept

Figure 6.3 - Linnan Park Preferred Concept

Mini Pitch

Splash
Pad

Play
Area

Basketball
Court

(Relocated)

Ground-Level
Retail

At-Grade or Below 
Grade Parking 

(Building Uses Wrap 
Internal Parking)

Pavilion

Plaza

Trail 
Connection

Flex Field 
Space

Plaza

Mixed
Use

Building Access
For Vehicles

SW

Harbach 
Center

SW

New Trail 
Connection

SW

SW

SWSWSW

Work with Adjacent 
Property Owner to 
Create Landscaped 
Edge to Linnan Park, 
Trail Connections and 
Areas for Stormwater 
Treatment 

Work with Adjacent 
Property Owner to 
Create a Shared Access 
o� of Harbach Blvd. 
and Provide Access to 
Lower Level of Harbach 
Center

10’ Trail
Extends to 
82nd Street

Opportunities for
Green Infrastructure

Remove Upper
Parking Lot

Existing Angled Parking Work with Adjacent 
Property Owner to 
Create a Shared Access 
o� of Alice Ave

Building Access
For Vehicles

Ground-Level
Retail

Ground-Level
Residential

Mixed
Use

Festival
Street

Maintain
Views into

Park

At-Grade or Below 
Grade Parking 

(Building Uses Wrap 
Internal Parking)

Festival
Street

Angled Parking Throughout
Festival Street

10
’ T

ra
il

10’ Trail

Existing Sidewalk

Ex
is

tin
g 

Si
de

w
al

k

Ex
is

tin
g 

Si
de

w
al

k

Existing Sidewalk

Alice Ave

86th Street

Harbach Blvd

N
W

 85th Street

86th Street

Alice Ave Alice Ave

N
W

 84th Street

Integrate 
skatepark 

features 
throughout the 

hardscape areas 
in or around the 

park

86th Street Neighborhoods Plan50



LINNAN IMPLEMENTATION & COST ESTIMATE 
The following cost estimates are high level planning estimates that will need to be refined with 
architectural, landscape architectural and engineering design detail.

Feature Capital Cost Estimate

Open grass/turf area for impromptu outdoor games $250K - $500K

Event Plaza $500K - $1M

Splash Pad $500K - $1M

Playground $300K - $500K

Mini Pitch Court n/a

Basketball Court $100K - $250K

Pavilion and Plaza Spaces for community gathering/picnicking $500K - $1M

Plaza spaces surround the DPSC for outdoor programming and 
passive recreation $500K - $1.5M

Surface Parking $100K - $500K

Accessible paved trails that extend/connect with development to the 
east $70K - $150K

Stormwater Treatment $200k - $500K

Safety and Security amenities (lighting, trash and recycling, benches, 
etc.) $200k - $300K

Table 6.1 - Linnan Implementation and Cost Estimate

*These costs do not include design and engineering, and contingency, which would be approximately 
20% in additional costs.

Figure 6.4 - Linnan Park Preferred Concept Green Infrastructure Opportunities Diagram
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The diagram shows 
opportunities within Linnan 
Park where stormwater 
can be implemented to 
address required on-site 
stormwater management. 
While these tactics may 
help to mitigate and share 
efforts with neighboring 
development, district-wide 
efforts may still need to be 
prioritized in order to meet 
minimum stormwater 
requirements.

To learn more about 
stormwater management, 
check out the Green 
Infrastructure chapter. 
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HARBACH CENTER BUILDING REUSE
The former Dymond Public Safety Building, now known as the Harbach Center, should be renovated and 
modified to fit a community use and services program. A variety of program elements that should be 
explored in the building based on community input include the following: 

INTERIOR PROGRAM 
LIBRARY SERVICES
Incorporate a flex library space (remote or satellite) with technology and limited print media. Explore 
incorporation of a larger permanent library in this building.

CLIVE COMMUNITY SERVICES
Explore the possibility of relocating from its current location to a dedicated space in the building.  

RECREATION FLEX SPACES/STUDIO
Explore the potential to develop a large studio space that could be used for education or health and 
wellness and fitness programming. This could include moveable tables/chairs and fitness equipment. 

HOME IMPROVEMENT RESOURCE CENTER
Explore the potential to partner with trade schools and home improvement businesses. Center could 
include a neighborhood tool exchange / rental site. This concept could be expanded to other useful 
items:  a “library of things.” 

BUSINESS EDUCATION AND RESOURCE CENTER
Explore the potential to partner with the financial and real estate business community.

CONGREGATE MEAL SITE IN PARTNERSHIP WITH THE COUNTY
Work with the county to determine size and space needs to provide meals to those in need in the area.  

SENIOR CENTER
In coordination with the library and recreation flex space, include a dedicated room or space for seniors 
to gather, hold meetings, exercise together, and have classes/speakers.

YOUTH CENTER
In order to provide cross-generational opportunities, consider locating a youth or teen center near 
the senior center for potential joint events, meetings, classes, and casual gathering. Work with local 
students and youth in the area to determine potential facilities, such as movie screen, game area, 
technology, and snack spaces.

CREATE JOBS FOR YOUTH
As the space is planned, consider how local youth can work at spaces within the center, either as city 
employees, or with non-profit and recreation organizations to provide additional services. Focus on 
jobs and job training related to water resource management as green infrastructure is implemented 
throughout the District.
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MODIFICATIONS TO THE BUILDING SHOULD 
INCLUDE SUSTAINABLE ELEMENTS

• Passive solar/glazing on the south side of the building.
• Solar panels for heating and/or energy.
•  Water reuse technology.
• Sustainable appliances and amenities, such as low flow 

toilets and automatic faucets.

BUILDING EXTERIOR AND OUTDOOR SPACES
The exterior of the building should be renovated to:

• Include more glazing.
• Complement the park and open up to the adjacent street 

and proposed plaza spaces.
• Include frequent building entrance and exits that are visible 

to high-use outdoor and indoor areas.

The site should be renovated to feature:
• Plazas with native landscaping, rain gardens, trees for 

shade and evapotranspiration, and interpretive elements 
highlighting sustainable development components.

• Benches and picnic tables.
• Outdoor classroom spaces (small amphitheater or ring 

seating.)
• Spaces that complement the interior spaces and provide a 

seamless experience between indoor and outdoor use.
• Public art that reflects the history and cultural diversity of 

the District.

Sustainable appliances

Passive solar

Native landscaping

IMPLEMENTATION AND COST ESTIMATE
The City should discuss and coordinate with potential user 
groups of the building to determine the final design and 
program for redevelopment of the building and outdoor 
spaces. A team of licensed architects, landscape architects, 
and engineers should be enlisted to complete a building 
renovation design, feasibility study, capital cost estimates, 
and building program.  The feasibility study should include 
estimates of annual on-going operations and maintenance 
costs. 
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FLOOD PRONE BUYOUT AREA + GEORGE LUNDBERG PARK
In the southeast part of the District, an area where flooding frequently occurs and impacts existing 
properties has been designated by the city as flood prone. The parcels within this area will be 
purchased by the city as opportunities arise and as funding allows in order to reduce life safety 
risks and repetitive damage to property. Open space should be integrated into this area along with 
potential residential and commercial development specifically designed to withstand flooding impacts. 
George Lundberg Park, a neighborhood park directly north of the Flood Prone Buyout Area, offers an 
opportunity to integrate the park with future open space and repurpose a portion of the park area for 
development on the edge of the flood prone area. 

See the Flood Prone Buyout Area section of this plan for specific recommendations for circulation 
improvements, and park connections

Figure 6.5 - Flood Prone Buyout Area Preferred Concept
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FLOOD PRONE 
BUYOUT AREA

APPROACH
The City has invested significant resources in acquiring properties as part of the 
Flood Prone Property Buyout Program. The program was established to acquire 
property suffering recurring flood damage in the University Boulevard area of the 
Walnut Creek/North Walnut Creek floodplain. The 86th Street Neighborhood Plan 
explored two fundamentally different land use and redevelopment concepts for 
the flood prone area. One concept explored a predominantly open space land 
use pattern with restored wetlands, passive open space, and a meandering of the 
seasonal channel of Walnut Creek. The other concept explored locations where 
reasonable flood mitigation practices could be applied to allow for targeted 
areas of redevelopment and to recapture taxable value lost from the property 
acquisitions.  The later concept proved impractical due to the significant amount 
of flood mitigation needed in order to accommodate enough critical development 
mass to justify the cost.  As a result, the preferred concept focuses on the first 
approach, including continued buyout efforts of remaining lands in the flood area 
and restoration to a predominantly open space land use pattern.

 This approach includes the following components:
1. A passive open space pattern that includes restorative constructed 

wetlands, native upland areas, and infiltration areas that will maximize 
natural flood mitigation and water quality enhancements. 

2. A passive park pattern that could be used for active recreation with 
improvements that are durable, resilient, and can withstand inundation of 
flood waters.

3. Enhanced pedestrian/bike trail infrastructure strengthening connections 
to the Greenbelt Trail and providing opportunity for passive recreation, 
education, and interpretation opportunities.

4. Recaptured development on the edge of the flood area or above the flood 
prone areas that can recapture limited real estate value and provide new 
housing opportunities.

RELATED GOALS
PRIMARY:
Goal 2: Improve trail connections and roadway crossings 

SECONDARY:
Goal 5: Celebrate Diversity and History of the District
Goal 7: Develop catalyst projects 
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FLOOD PRONE BUYOUT AREA DEVELOPMENT PLAN
Key components of the Flood Prone Buyout Area development plan include the following:

HDR AND MIXED USE
• High density residential and mixed use 

redevelopment in isolated areas currently 
above flood elevation.

Greenway trail

Constructed wetlands

Wetlands interpretive signage

CREATE MULTIPLE CONNECTIONS TO THE 
CLIVE GREENBELT

• City-owned property east of tank farm.
• East of the Wittern Group property at 80th 

Street.
• At the current trailhead on University 

Avenue.
• At-grade trail crossing at University Avenue 

along the west side of North Walnut Creek.
• Connect to trail along North Walnut Creek 

in Windsor Heights

CONSIDER A CONTINUOUS TRAIL EAST/
WEST

• Consider a continuous trail east/west 
through the District outside of the flood 
elevation, denoting the boundary of the 
Flood Prone Buyout Area and ultimately 
providing connectivity to the Walnut Creek 
and/or Little Walnut Creek greenbelt trails.

CREATION OF A TRANSITION AREA OF 
MEDIUM DENSITY RESIDENTIAL ON THE 
NORTHERN EDGE OF THE FLOOD PRONE 
BUYOUT AREA

• Elevate grade and low floor openings 
outside of the flood elevation for areas 
currently in the Flood Prone Buyout Area 
(balance with other areas of lowering 
elevation.)

• Identify edge or adjacent parcels outside 
of the Flood Prone Buyout Area for 
potential redevelopment to medium 
density residential.

• All access provided from existing roadway 
infrastructure or through private access.

MAINTAIN EXISTING INFRASTRUCTURE
• Maintain existing north/south roads, 

utilities, and infrastructure. Additional 
east/west street connections may be 
needed if higher density occurs.

New housing opportunities
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PARK, OPEN SPACE AND STORMWATER 
MANAGEMENT

• Reconfigure George Lundberg Park, 
incorporating park amenities within flood 
prone areas and recapturing areas outside 
of the flood prone area for development 
potential.

• Create new temporary park uses such as 
practice fields, bike skills courses/parks, 
picnic areas, etc. on already acquired 
properties in the Flood Prone Buyout 
Area. These uses should be temporary 
until the broader realization for this area 
materializes over the next 10 years. 

• Create a network of constructed wetlands 
as open space amenities and flood storage.

• Daylight stormwater treatment east of the 
tank farm.

• Create creek meanders for expanded flood 
storage in seasonal channel of Walnut 
Creek.

Creek meander
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Figure 7.1 - Flood Prone Buyout Area Preferred Concept
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Proposed boardwalk crossing and 
constructed wetlands

• Integrate tactile elements along the 
boardwalk to demonstrate some of the 
animals that call the wetlands home.

• Integrate spin and twist interactive 
elements that teach about the wetland 
ecosystem.

Stormwater ponds
• Develop educational signage 

describing plantings, water filtration, 
and runoff collection.

Existing and proposed trails along Walnut 
Creek

• Install bird blinds in high elevation 
areas.

• Encourage play in nature (ropes course, 
treehouse, sand and water.)

• Encourage informal hammocking.
• Construct shoreline fishing outcrops 

with signage about creek ecosystem/
fish species/habitat.

• Create an exciting and memorable user 
experience.

Daylighted stormwater
• Create interactive water play feature 

that abstractly demonstrates water 
moving from below ground to above.

Existing and proposed trail
• Install adult activity station signage.
• Integrate local art into the areas less 

susceptible to flooding.
Integrated park areas

• Develop programmed festivals within 
gathering spaces that celebrate art and 
history.

Ridgeline trail segment
• Create overlook or sculpture frame to 

highlight views.
• Create welcoming spaces that 

contribute to vibrant, sustainable, and 
resilient commercial areas.

Proposed development projects
• Integrate educational signage for 

stormwater elements.
• Install pollinator planting in common 

areas or near commercial seating/
plaza/gathering areas.

Art, History, & Interpretation
Demonstrate how the built environment can co-exist with 
the natural environment through good design and creative 
approaches to stormwater management, habitat and ecological 
preservation, and restoration.
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CIRCULATION
APPROACH
Providing a safe and connected circulation network for 
pedestrians and bicyclists is vital for the success of 
the District and for creating a livable community for all 
residents. Achieving this objective will be challenging 
and will require incremental implementation of the 
longer-term vision to develop a well-designed system 
that is safe, intuitive, and connected to community 
destinations. One step at a time, the plan aims to create 
a district that is friendly and inviting for pedestrians, 
bicyclists, and people living with disabilities. 

The approach to circulation in the 86th Street 
Neighborhoods focuses on the following:

1. Identifying and filling gaps in the existing 
sidewalk and trail network.

2. Improving connections to the Greenbelt from the 
District.

3. Enhancing key corridors with bicycle and 
pedestrian facility improvements.

4. Improving safety, comfort, and visibility at 
roadway intersections for pedestrians and 
bicyclists.

5. Prioritizing the pedestrian experience throughout 
the District. 

RELATED GOALS
PRIMARY:
Goal 2: Improve trail connections and roadway 
crossings.

SECONDARY:
Goal 3: Create a wayfinding system.
Goal 7: Develop Catalyst Projects.
Goal 8: Create a multi-generational hub.
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CIRCULATION NETWORK PLAN
The Network Recommendations for the District address improvements for the pedestrian and bicycle 
network. Trails and sidewalks are existing facilities within the 86th Street Neighborhoods. New types of 
proposed facilities, such as on-street bikeways and bike lanes, would provide additional access to the 
Greenbelt Trail and to destinations within Clive and beyond. 

A series of recommendations have been provided for future on-street bikeways, trails, and sidewalks. 
These facilities are intended to provide a continuous path in the bicycle and pedestrian network 
between district destinations. Opportunities also exist to combine future trail or sidewalk projects 
with green infrastructure. Implementation of future facilities at Clive boundaries and alongside state 
highways (Hickman Road) will require coordination with adjacent cities and Iowa Department of 
Transportation (DOT). 

The map below keys network recommendations, which are described in more detail on the following 
pages. 
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ON-STREET BIKE NETWORK
Create an on-street bikeway network to complement the existing trail network, providing alternative 
connections for cyclists within the District and beyond.

BIKE-FRIENDLY STREETS
Bike-Friendly Streets are identified as existing 
residential streets with low-volume traffic and 
lower speeds that can serve as good on-street 
connector routes for bicyclists. Improvements 
along these routes are intended to communicate 
to drivers and cyclists that the roadway is 
intended to be shared by both drivers and 
cyclists. Sharrows or shared lane markings, along 
with bike route signage, are typical for these 
routes. 

On-street bike route with shared lane marking

Bike boulevard with pavement markings Bike Route signage with wayfinding
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BIKE LANES OPTION
A buffered bike lane could 
be installed on both sides of 
the roadway for this corridor, 
linking cyclists to and from the 
Greenbelt Area and through the 
District. For further safety and 
protection for bicyclists, a striped 
buffer or vertical barrier, such as 
flexible bollards, could be used 
to further separate bicyclists 
from roadway traffic. 

Figure 8.2 - Section view of on-street bike lanes with a trail or sidewalk

Figure 8.3 - Plan view of bike lanes example

BIKE LANES / CYCLE TRACKS
University Boulevard and 86th Street (south of University Boulevard) have been identified for on-street 
bike facilities to serve commuter and recreational bicyclists and to connect to Windsor Heights and 
to the Greenbelt Trail. Higher traffic volumes and speeds along these roadways warrant additional 
separation (protection) for bicyclists sharing the roadway with vehicles. Here are two options to 
consider for the following corridors. Note that further engineering and/or traffic study will be needed to 
determine the best roadway section, lane width, marking, and facility treatments. Widening of roadway 
width, narrowing of vehicle travel lanes, and/or modifying the number of travel or turn lanes may be 
necessary to accommodate future on-street bike facilities. 

A broader bicycle and pedestrian plan for the entire city, which identifies longer corridor connections 
and important destinations for commuter and recreational bicycle and pedestrian movement, could 
also identify other locations throughout the city to implement similar facilities. 
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CYCLE TRACK OPTION
A two-way cycle track can be installed to better connect bicyclists to the Greenbelt and to the rest of 
Clive and Windsor Heights. This facility type features a two-way striped lane with a raised curb or other 
vertical buffer to separate and protect bicyclists from vehicles. Note that narrower lane widths for 
vehicles would likely be required to make this work within the existing roadway sections of University 
Boulevard and 86th Street.   

Cycle track example Figure 8.4 - Section view of cycle track example

Figure 8.5 - Plan view of cycle track example
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SIDEWALKS AND TRAILS
The plan recommends eliminating gaps in the bicycle 
and pedestrian network through sidewalk and multi-use 
trail links. Closing these gaps enhances connectivity 
to important destinations such as the Greenbelt Trail, 
Linnan Park, Aasheim Plaza, and Crestview School of 
Inquiry.  Note that some of the trails are proposed to be 
built alongside existing roadways, while others are multi-
use or natural-surface trails that are intended to provide 
connection to natural areas.  These trails can also serve 
as linear green spaces with green infrastructure and 
interpretive features. Completing trail and sidewalk gaps 
will require coordination with adjacent municipalities 
(Urbandale and Windsor Heights, specifically) and with 
Iowa DOT along Hickman Road. 

PAVED, MULTI-USE TRAILS
Paved, multi-use trails are generally intended to be 
constructed as off-street asphalt paths, to be shared 
by bicyclists and pedestrians. A minimum width of 8’ is 
preferred for these paths. These paved, multi-use trails 
will serve as direct links to community destinations 
within and beyond the area. 

• The proposed trail along 82nd Street and connecting 
south to the Greenbelt Trail will provide significant 
connectivity for the District and has been identified 
as a priority project for implementation. 

SIDEWALKS
Gaps exist in the sidewalk network in places such as 
along 78th Street, the Frontage Road along Hickman 
Road, and along NW 80th Place. This plan proposes 
filling these gaps in coordination with redevelopment or 
future roadway improvements.

NATURAL SURFACE/HIKING TRAIL
The forested property at Harbach Boulevard and 75th 
Street provides an opportunity for the City to partner 
with the property owner to improve an already used 
neighborhood pedestrian path through the woods as 
a natural surface or hiking trail. Interpretive elements, 
seating, or a platform for observing wildlife are potential 
amenities to explore, with the intention of continuing to 
preserve the tree canopy and natural features. This path 
would be intended for pedestrian use and not for bicycle 
use.

Paved multi-use trail

Sidewalk

Natural surface hiking trail

Paved multi-use trail
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CORRIDOR RE-DESIGN
HARBACH BLVD. (82ND ST. TO 78TH ST.) 
Working from recent analysis of this corridor, a series of designs were explored for Harbach Boulevard 
east of 82nd Street, including re-imagining on-street parking and new streetscape elements that will 
provide a shaded walkway. A new multi-use trail on the north side of the roadway can be constructed 
using pervious paving panels, and a new continuous sidewalk along the south side of the roadway is 
also recommended. The Harbach Re-design project can be framed as a demonstration or pilot project 
to explore ways to combine enhanced pedestrian and bicycle facilities, traffic calming measures, and 
stormwater management (green infrastructure) within the right-of-way.  

Street and easement corridors are good candidates for green 
infrastructure because surface stormwater can be captured, slowed, 
and filtered to improve water quality. These interventions, when 
combined with trail or sidewalk projects, can help activate new 
linear green spaces throughout the District. Streets that would make 
good candidates for green infrastructure and bicycle/pedestrian 
improvements include Harbach Boulevard, Alice Avenue, Franklin 
Avenue, and the future trail or parkway connections along the north 
side of the Flood Prone Buyout Area (in coordination with future 
land use and design). To learn more, visit the Green Infrastructure 
chapter. 

GREEN INFRASTRUCTURE + CIRCULATION

Figure 8.6 - Harbach Boulevard (82nd St. to 78th St.) Section Concepts

Figure 8.7 - Harbach Boulevard (82nd St. to 78th St.) Streetscape Concept
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HARBACH BLVD.  
(86TH ST. TO 82ND ST.)
The segment of Harbach 
Boulevard east of 86th Street and 
west of 82nd Street will serve as 
a key connector for pedestrians 
to access future north/south 
trail routes along 82nd Street, 
as well as to the future Harbach 
Center, 86th Street commercial 
corridor, and to future circulation 
improvements at Linnan Park 
and adjacent redevelopment 
areas. Expanded stormwater 
management on the south side 
of the roadway will provide an 
additional streetscape amenity, 
along with a widened sidewalk 
on the north side. 

86TH STREET RE-DESIGN 
A section along 86th Street 
between Franklin Avenue 
and Harbach Boulevard has 
opportunity for re-design to 
accommodate a pedestrian-
friendly streetscape adjacent 
to future commercial and 
residential development. The 
sections to the right demonstrate 
the existing roadway section 
with narrow sidewalks, power 
lines, parking and drives fronting 
businesses, and five lanes of 
traffic.  
A potential re-design exploration 
shows that there is possibility 
for a future pedestrian-scaled 
corridor with widened medians 
and sidewalks, shade trees, 
pedestrian lighting, and on-street 
parking, with walk-up access 
to commercial buildings from 
86th Street. This re-design 
would require expanded ROW or 
easement on either side of the 
roadway, limited driveway access 
from 86th Street, buried power 
lines, and site furnishings. 

HARBACH BLVD
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CROSSWALK IMPROVEMENT STRATEGIES
This plan recommends upgrades to pedestrian and bicycle facilities at specific intersections to improve 
connectivity, visibility, and a sense of safety for pedestrians and bicyclists.

ENHANCED CROSSWALK IMPROVEMENTS
Enhanced crosswalk improvements have been identified primarily 
along 86th Street and Hickman Road, where pedestrians have 
a difficult time crossing high volume, wide roadways. These 
corridors are also transit corridors, where safe and comfortable 
pedestrian crosswalks are a priority. Enhanced crosswalk 
improvements are also shown along 82nd Street, in coordination 
with a future multi-use trail. Enhanced crosswalks along Hickman 
Road will require coordination with Iowa DOT and possibly with the 
City of Urbandale. 
Recommended improvements for identified intersections include: 

• Continental-style (zebra-stripe) crosswalk markings
• Forward stop bar markings
• Pedestrian ramps reconstructed where necessary, with 

truncated domes and proper width for ADA accessibility
• Raised median with a pedestrian refuge island at wide roadways
• High visibility or artful crosswalks on lower volume side streets
• Limit vehicle right hand turns at red lights where applicable 

Raised median with pedestrian 
refuge island (above) and artful 
crosswalk (below)

Figure 8.11 - Crosswalk Improvements Diagram
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Mid-block crossing with raised crosswalk

MID-BLOCK CROSSINGS
Today, pedestrians are limited in the number 
of north-south routes throughout the District 
connecting to community destinations and to the 
Greenbelt Trail. A series of mid-block crossing 
improvements can provide better through-routes 
for pedestrians. Mid-block crossings are generally 
located between roadway intersections. Designing 
these types of crossings with proper signage, high 
visibility crosswalk markings, and in some cases 
signals, are vital to ensuring pedestrian safety at 
these crosswalks. Recommended improvements 
include:  

• Raised crosswalks (speed table)
• Curb extensions (bump-outs)
• User-activated crosswalks (HAWK or RRFB)
• Pedestrian crossing approach signage 
• Continental-style crosswalk markings HAWK signal

NEW RAILROAD CROSSINGS
In order to facilitate connection to the Greenbelt Trail from the District, two new trail crossings are 
proposed over the existing railway along University Boulevard. A proposed trail connection from NW 
90th Street across Swanson Blvd. to the Greenbelt Trail will benefit from an additional railroad crossing. 
Similarly, with the implementation of a trail connection from Harbach Boulevard south of 82nd Street 
down to the Greenbelt Trail (along with a mid-block crossing), a new railroad crossing will be necessary. 
There is some potential to work with the rail line to abandon another railroad crossing further west of 
the District (which is not well used) and swap the crossing with one of the proposed new crossings per 
this plan.

NW
 90TH STSWANSON BLVD 

LUIN DR

HARBACH BLVD

Proposed railroad crossing, mid-block crossing, and trail connection at Swanson Blvd

New 
railroad 
crossing
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RECOMMENDATIONS
• Link trail and sidewalk connections to main entries to buildings/

businesses, especially along NW 86th Street.
• Require bike racks, fix-it stations and pedestrian amenities as 

part of site design for new construction or redevelopment.
• Design buildings along the Greenbelt Trail to have ‘front door’ 

access to the Trail, and collaborate with existing or future private 
businesses to have safe and attractive front doors and access to 
the greenway. Leverage the Clive Greenbelt as an economic and 
social asset to the neighborhood.

• Consolidate driveways, especially along NW 86th Street, as 
redevelopment occurs.

•  Develop a district-level wayfinding plan for the pedestrian/bicycle 
network, building off of the city’s existing branding.

• Develop district-wide trailheads and trail access points at key 
entry locations to access the Greenbelt Trail. Trailheads should 
include amenities such as accessible parking stalls, wayfinding 
such as kiosks with maps, seating, bike parking and bike fix-it 
stations. Trail access points should include wayfinding such as 
directional signage and provide a connection to the adjacent trail. 

CIRCULATION AMENITY STRATEGIES
The plan recommends incorporating pedestrian and bicycle amenities as improvements are completed 
or as part of development and redevelopment areas as they are planned and constructed. The Key Map 
below shows future trailhead and trail access locations throughout the District. 

Trail wayfinding

Trailhead amenities
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Tell the story of the 86th 
Street Neighborhoods:

• Installing sculptural bike 
parking can help create 
unique and fun identity 
features while serving a 
functional purpose.

• Incorporating trail or route 
branding and artistic 
features at crosswalks 
can provide wayfinding 
and elevate art in the 
District.

• Encouraging food 
trucks or other mobile 
businesses or pop-
up events to occur at 
trailhead locations can 
draw people to or from the 
Greenbelt Trail. 

• Provide wayfinding or 
branding in multiple 
languages, highlighting 
the diversity and history of 
the District.

Create welcoming spaces 
that contribute to vibrant, 
sustainable, and resilient 
commercial areas

• Establishing bike share 
programs can provide 
bicycles for those who do 
not have them or who are 
visiting. The presence of 
bike share stands sends a 
message that the District 
is bicycle-friendly, and 
local businesses can 
draw customers through 
discounts or ‘bicycle 
benefits.’

• Installing creative trail 
lighting such as projection 
art can be an artistic way 
to provide illumination for 
pedestrians and bicyclists 
after dark.

Highlighting Art, History, & 
Interpretation
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REDEVELOPMENT 
AND ECONOMIC 
DEVELOPMENT

APPROACH
The desire for retail and businesses serving the 86th Street 
Neighborhoods is largely for smaller footprint, independently-
owned and operated, service-oriented businesses that contribute 
to the energy and life of the District. Re-invigorating the District 
involves creating great public spaces and attracting or nurturing 
businesses and commercial services that provide an experience 
or an activity. “Makers Spaces,” for instance, are good examples 
of workspaces where people with common interests or creativity 
can come together to create goods or products and share 
creative spaces and tools. A vibrant commercial district also 
requires a diversity and ‘density’ of housing, which can provide a 
strong customer base and resilient workforce. The approach to 
Redevelopment and Economic Development includes the following:
1. Exploring concepts to redevelop aging and underutilized 

commercial areas to a mix of uses with increased residential 
housing density. 

2. Demonstrating creative approaches to efficiently regionalize 
stormwater infrastructure (stormwater) and provide parking 
that prioritizes the pedestrian realm. 

3. Guiding land to higher density development patterns that 
strengthen the retail market and enable creative approaches 
to stormwater infrastructure and parking.

4. Identifying programs and ideas that promote creative reuse 
of existing spaces and innovative business ideas such as 
makers spaces or co-working spaces.

RELATED GOALS
PRIMARY:
Goal 6: Provide Flexibility for Mixed Use Development.

SECONDARY:
Goal 4: Address Availability and Quality of Housing.
Goal 5: Celebrate the diversity and history of the District.
Goal 7: Develop Catalyst Projects.
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REDEVELOPMENT AND 
ECONOMIC DEVELOPMENT 
PLAN
Several key locations in the District have great potential for 
redevelopment and reinvestment. These three Focus Areas 
include 1) 86th Street Corridor near Linnan Park; 2) the area 
near University Avenue and NW 86th Street at the West Des 
Moines boundary; and 3) the Flood Prone Buyout Area. These 
areas are enhanced by proximity to the Clive Greenbelt, the 
prospect of investments in an improved Linnan Park and 
circulation system, and the general location along key north-
south and east-west arterials connecting the District to the 
region.  Across the broader District there are opportunities 
to reinvest in existing residential neighborhoods, intensify 
residential development in locations where land may be 
put to a higher and better use, and redevelop voer the long 
term aging commercial near Hickman and 86th Street.  This 
section of the plan will focus on the first two Focus Areas, 
86th Street Corridor near Linnan Park and  the University 
Avenue and 86th Street node, and on broader economic 
development opportunities across the District. 

“The only thing worse 
than density is sprawl”
Density & Urban Design

While density can be done poorly, thoughtful density 
may be one of the best tools for creating active, 
interesting places. People are what will activate a 
space, and turn it into a loved place. Adding more 
people typically makes a place more vibrant as they 
support shops, visit parks, and socialize together.

Density also allows for a tighter development 
pattern, which is required for walkable communities. 
Active places with more going on create a series 
of experiences for pedestrians and give them 
somewhere to walk to. By comparison, empty but 
developed places, such as large parking lots and 
homes with large setbacks, don’t create the same 
sense of activity or visual interest and can discourage 
walking.

Higher density patterns also create the ability to hide 
or structure parking, which allows for more efficient 
use of land resources.

86TH STREET PARCELS
REDEVELOPMENT FRAMEWORK
The 86th Street Parcels diagram represents a framework for 
potential redevelopment along 86th Street near Linnan Park. 
The framework plan illustrates the desire for maintaining 
commercial uses along 86th Street, increasing residential 
density surrounding the commercial district and Linnan Park, 
and identifying opportunities for stormwater treatment/
green infrastructure.  Additionally, the framework recognizes 
the preferred concept plans for Linnan Park and the 
immediately adjacent uses.  View the District Parks & Linnan 
Park section to learn more. 

SITE SPECIFIC REDEVELOPMENT 
POTENTIAL

Self -guided seasonal tours
• Use guided tour posts or apps 

to tell the story of the floodplain 
and the District’s history.

• Use wayfinding and signage 
items to display how the area 
has changed over time.

Educational signage
• Use spin and twist interpretive 

features to add interest to 
the space and highlight the 
ecosystems at work.

Water play elements
• Water play or splash features 

using recycled water integrated 
into plaza spaces. 

• Eco-system themed play.
Wayfinding and signage

• Consider using small and large 
signs throughout the area to 
call attention to BMP design 
and educate visitors about the 
importance and function of 
green infrastructure.

• Include links or QR codes to 
online resources and further 
information about the City’s 
goals.

Highlighting Art, History, & Interpretation
Opportunities exist to insert art, history, and 
interpretation into new redevelopment  projects:

MARKET/DEVELOPER INSIGHTS
Throughout this section you will see this box which 
highlights insights from market professionals and 
developers who reviewed and commented on this 
plan. While the plan contains a number of visionary 
and big ideas, successful implementation requires an 
understanding of how ideas, projects and programs 
become reality.
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Figure 9.1 - 86th Street Parcels Framework Diagram

REDEVELOPMENT CONCEPT
Redevelopment of parcels along NW 86th Street will be market 
driven. This concept is intended to communicate a desired 
pattern. The following components make up the redevelopment 
concept. 
1. Create an active street frontage on NW 86th Street with 

a mix of stand-alone commercial and retail uses and the 
introduction of vertical mixed uses (active ground-level 
commercial/ retail spaces with residential or office uses 
above.)

2. Provide increased residential density that transitions to the 
existing single-family neighborhoods in areas surrounding 
Linnan Park.

3. Maintain the existing vegetative buffer between the single-
family residential and high density residential.

4. Utilize east/west roadways for stormwater treatment/green 
infrastructure to help meet stormwater requirements. (See 
the Green Infrastructure section to learn more.)

5. Redevelop vacant land to vibrant mixed use with spaces 
on ground level that help activate 86th Street and Linnan 
Park. (View the District Parks & Linnan Park section to learn 
more.)

MARKET/DEVELOPER INSIGHTS

Be realistic regarding retail and 
mixed use.  Retail market challenges 
persist.  Challenges related to retail 
within vertical mixed use, especially 
in “isolated” areas as noted.  Mixed 
use should be encouraged, but not 
mandated, and focused along key 
corridors.

MARKET/DEVELOPER INSIGHTS

Strong market demand for high 
density multi-family housing from 
key market segments, most notably 
Millennials and Baby Boomers.  Many 
Millennials are choosing multi-family 
housing due to both economic 
and lifestyle factors - single-family 
homeownership is not a fit for all.  
Increasingly choosing multi-family 
housing, often rental, and showing 
a preference for vibrant urban 
environments which are walkable.  
Down-sizing “empty nesters” and 
active seniors demonstrating many 
of the same preferences - some seek 
age-restricted housing (senior rentals, 
condos, co-op arrangements) while 
others prefer general occupancy.
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Figure 9.2 - 86th Street Parcels Redevelopment Concept
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MARKET/DEVELOPER INSIGHTS

City-owned parcels should be prioritized 
for initial “catalyst” projects.  Financial 
feasibility will require:  high density (flexible 
zoning) and public-private partnership 
(likely financial related).  Seek out 
quality development with focus on the 
fundamentals and characteristics of the 
development program related to plan goals, 
rather than a specific density ratio.

Very important that first project is 
successful, creating momentum and 
setting the stage for how successful future 
development/redevelopment through 
public-private partnerships can reoccur 
throughout the District.  Remember that 
success will be determined by the market.

Economics of mixed use, especially 
vertical mixed use are challenging.  Many 
developers and their investors and lenders 
will simply take a pass on these projects, 
especially in the near term.  Maintain 
flexible zoning and allow for creativity in 
programming of active uses at street level 
that achieve plan goals.  Mixed use should 
be encouraged, but not mandated.

Public investment in District parking will 
be required to support the desired infill 
and redevelopment activity in the District,  
especially commercial.  

Public sponsored events, festivals, open 
air markets, etc. greatly enhance vibrancy 
and also the desirability/livability of multi-
family housing.  Also potential to support 
new, small businesses in this way (e.g. 
occasional markets, incorporating pop-up 
shops, food trucks)
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Figure 9.3 - Guided Redevelopment Diagram

NW 86TH STREET FRONTING PARCELS ADJACENT TO LINNAN PARK

GUIDED REDEVELOPMENT DIRECTLY ADJACENT TO LINNAN PARK
The east side of NW 86th Street, between Alice Avenue and Harbach Boulevard, contains vacant land 
as well as existing commercial buildings and surface parking lots. This area presents an opportunity 
for redevelopment that better leverages Linnan Park and its programming. Uses should be commercial 
or active space at the street level with upper story housing or office uses. Parking and commercial 
services (loading/refuse) should be hidden or designed with flexibility so that such spaces are more 
pedestrian friendly and contribute to place making. 
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STREETSCAPE DESIGN AND PARK GATEWAYS
• Add street trees, native landscaping, and urban green infrastructure in the boulevard between the 

sidewalk and the street edge. These features help manage stormwater and provide visual interest 
and shade for pedestrians and bicyclists.

• Include benches and artistic elements along the street and sidewalk to complement existing artistic 
elements along the rest of the street corridor, enhance community identity, and provide spaces for 
people to rest. 

• Incorporate transit stops for bussing as applicable within the street frontage.
• Include Linnan Park gateways that extend to NW 86th Street and Alice Avenue and NW 86th Street 

and Harbach Boulevard. Gateways should feature elements such as wide pathways, artistic surface 
treatments, signage, tree canopy, and long sightlines to the park and the Harbach Center.

CIRCULATION
• Add wayfinding signage along NW 86th Street and around Linnan Park.
• Ensure safe pedestrian crossings of NW 86th Street by including wide, highly visible crosswalks. 

Consider artistic surface treatments of the crosswalks east-west across NW 86th Street.
• Add elements to enhance safety and security along NW 86th Street and around Linnan Park: lighting, 

long sight lines, connecting sidewalks, ADA accessibility, signage, etc.

See the Circulation chapter of this plan for specific recommendations for circulation improvements, and 
park connections.

FUTURE PRIVATE REDEVELOPMENT
The city should work with existing land owners, business owners, 
and private developers to guide future development of the buildings 
along NW 86th Street:

• Provide accessible building entrances; ensure ease of access 
for pedestrians through the development and from the 
sidewalks into the buildings.

• Front the buildings on NW 86th Street and onto Linnan Park.
• Maximize use of developable land with mixed use, multi-story 

buildings that include active street level commercial and 
residential above to promote eyes on the park.

• Incorporate sustainable building methods into future 
development with elements such as green roofs, stormwater 
collection and reuse, grey water reuse, passive solar, solar 
panels for heating and energy, and bike parking (pilot project 
potential.)

• Reduce surface parking or ‘hide it’ underground or within 
structures.

• If structured parking is included (if market and finances can support it) ensure street level is 
wrapped with active commercial uses as much as possible.

• Identify potential shared-use parking between future development and the reuse of the Harbach 
Center.

• Place loading/delivery areas and trash/utility areas in alley/courtyard type spaces. Schedule these 
activities outside of active use times.

• Regionalized stormwater management as multi-beneficial neighborhood assets.

MARKET/DEVELOPER INSIGHTS

Density (i.e. 3 or 4 stories) is 
important to be able to afford 
“attainable” price point units and to 
fund amenities such as enhanced 
streetscape, public art, wayfinding, 
or underground/structured parking 
(see Figure 8.8 - Harbach Blvd. (86th 
St. to 82nd St.) Streetscape Concept 
as an example). Other infrastructure 
improvements may need support 
through city financial tools such as 
Tax Increment Financing.
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“We’re all going to pay for it, might as well get some more 
folks to chip in.”
Density & Fiscal Responsibility

One of the things that is sometimes surprising is the connection between density and responsible fiscal municipal 
management. When a community builds a street or puts a pipe in the ground that represents an investment of the City’s 
(and by extension - taxpayers’) funds. Even if a developer builds the road the first time, the City will be responsible for its 
maintenance and eventual replacement. If that road runs down a typical suburban neighborhood, the City is paying for 75-
100 feet of road in order to serve 2 households. As density increases, the number of households being served rises, while 
the length of the road does not. 

At the same time, while the “per unit” value of a single-family home may be higher, the “per acre” value of a development 
is often higher when density is higher. This means the land available in the community is yielding a higher tax capacity, 
generating more tax revenue, and spreading the tax burden for the City and residents.

In corridors with public transportation, density correlates with increased ridership, which better supports public 
transportation investments and reduces the reliance on subsidies for operation.

UNIVERSITY AVENUE AND NW 86TH STREET
University Avenue and NW 86th Street is a big- box, auto- oriented 
development comprised of hard surfaces that are used only during peak 
shopping periods and when tenant spaces are fully leased. As the property 
is under a limited number of owners, the potential for redevelopment can 
be strong. As with the NW 86th Street parcels, redevelopment here will be 
market driven. This concept is meant to demonstrate a desired pattern of 
development with key components  that include:
1. Focus on residential redevelopment of larger, underutilized 
commercial development areas. Residential development helps 
generate the revenue for redevelopment and supports stronger retail 
services. 

2. Develop a mix of high density residential (with a small amount of ground level retail) and townhomes 
while right-sizing or compressing retail to better align with regional demand.

3. Regrade the area to minimize floodplain filling while accommodating low floor openings and lowest 
adjacent grade standards consistent with floodplain management requirements.

4. Provide a residential frontage at the ground level along a new parkway road (no under building parking 
to be seen from the park edge; note that all under-building parking is also above flood elevation.)

5. Create a new street network building off of existing access from University Avenue and connecting 
with existing development to the east.

6. Create a public frontage along Walnut Creek with a parkway style road, trail connection, and terraced 
park spaces for varied programs/activities.

7. Provide a trail connection to the west along the existing storm sewer easement.
8. Create a new trailhead/festival space off of NW 86th Street including parking, food truck hook ups, 

portable restrooms, small nature playground, and a large open area for larger scale community events.
9. Explore opportunities for constructed wetlands for additional flood storage.

MARKET/DEVELOPER INSIGHTS

Public investment in Clive 
Greenbelt, connections, trails 
and park space greatly enhances 
marketability of all types of 
residential and commercial 
development.

10. Create a stormwater treatment train of terraced infiltration/ filtration cells on the western        
  portion of the area.

11. Utilize stormwater treatment /infiltration cells in the streetscape design with redevelopment.
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The parcels located on the southeast portion of the 86th 
Street Neighborhoods project area present an opportunity for 
redevelopment that can better orient to the Clive Greenbelt. 
This area located south of University Avenue between 78th 
and 75th Streets is an area of single-story brick buildings 
generally in good condition and well-tenanted with a mix 
of service commercial, retail, office, and storage uses. The 
parcels are mostly owned by one entity. Redevelopment 
of these parcels would take on a mixed use pattern, with 
retail and office uses similar to what exists now but adding 
housing and increased density in a vertical format. Greater 
density would be needed to support structured parking 
strategies and innovative approaches to stormwater 
management. 

Most importantly, redevelopment should take on an 
orientation that fronts on the Clive Greenbelt as opposed to 
one that turns its back on the Greenbelt. Activation of areas 
fronting on the Greenbelt, such as patios, plazas, or public art 
should be incorporated.  The properties in this area generally 
sit outside of the areas that are most impacted by flooding. 
Redevelopment would be market driven and initiated by land 
owners or private development interests. The City should 
be willing to amend land use and zoning entitlements that 
would support a higher density mixed use project that takes 
advantage of the Clive Greenbelt. 

SOUTH OF UNIVERSITY AVENUE AT NW 75TH 
STREET

Mixed use development with outdoor patio
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DISTRICT WIDE ECONOMIC DEVELOPMENT STRATEGIES AND 
OPPORTUNITIES

INCREMENTAL DEVELOPMENT 
ALLIANCE VISIT
Incremental Development Alliance works 
with small developers to help make “small 
development the default path forward.” The 86th 
Street Neighborhoods is comprised of parcels 
that were developed over time with buildings in a 
variety of styles and levels of quality. This organic 
pattern of development may best be suited to 
an incremental approach to redevelopment. The 
Incremental Development Alliance has a roster of 
speakers and faculty with expertise in developing 
smaller scale projects, particularly focused on 
markets that are overlooked by larger developers. 
The Alliance conducts speaking engagements, 
community workshops, code reviews, and local 
developer recruiting/cultivating and training.

PROMOTION OF NEIGHBORHOOD 
INVESTMENT CO-OP
An investment Co-op can focus its efforts on 
a particular neighborhood or area and look for 
underutilized property in the community. Capital 
to buy and rehabilitate property is raised from 
local community co-op members. Because local 
members have an interest in the success of the 
tenant businesses, they are more likely to support 
them, thus their investments help rehabilitate 
properties at the same time that they strengthen 
the local economy. Because the goals of the 
co-op are different than a typical developer or 
investor, the needs of the co-op, the tenants, and 
the neighborhood can be considered more fully 
when making decisions. Members benefit from 
a modest return on their investment, as well as 
improvements in their own neighborhood, which 
can lead to other knock-on effects ranging from 
quality of life to higher home values. Northeast Investment Co-Op (http://www.neic.coop/)
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DEVELOPMENT OF FOOD INCUBATORS & 
COMMISSARY KITCHENS
Developing a food program often requires significant 
investment that may be out of reach for many 
budding food entrepreneurs. NSF certified products, 
commercial appliances, packaging, and training 
can all require large outlays of money. Commissary 
Kitchens are often used by food trucks, caterers, 
ghost kitchens, and food startups. Because many 
of these users do not require a full-time kitchen, the 
use (and the costs) can be shared.  

Iowa Kitchen Connect provides a website that 
connects food service businesses with commercial 
kitchen spacs such as the Mickle Center Kitchen and 
Kitchen Spaces, both out of Des Moines. Farm to 
table restaurants, which serve fresh meals and use 
ingredients directly from local farms without going 
through a store, market, or distributor along the way, 
provide guests with unique dining experiences and is 
growing in popularity.  (Visit Rodina in Cedar Rapids, 
Iowa’s website to view an existing example.)

ADAPTIVE USE OF DEVELOPMENT 
COMMERCIAL SITES
Over time, developed commercial sites can benefit 
from adapting to contemporary needs and trends. 
Changing demands for activities like vehicle parking, 
bicycle parking, outdoor dining, takeout/pickup 
services, and walking/biking connections can 
benefit from updates to a commercial site’s layout 

as well as the City’s site design standards. Examples of adaptive site design strategies include:
• Evaluate opportunities for improving the efficiency of the site’s parking and circulation, e.g. oversized 

parking spaces, potential for narrower one-way drive lanes, angled vs. perpendicular parking.
• Evaluate the Zoning Code’s standards for potential reductions to the minimum number of parking 

spaces required for commercial uses. Many cities’ parking standards become outdated and have 
potential for reductions, which can open up space for other uses like outdoor dining, bicycle parking, 
pedestrian/trail connections, and/or attractive landscaping.

• Reduce the minimum parking stall width in the Zoning Code to reflect the regional standard of 9’ wide 
parking stalls. Reducing the width allows for more parking stalls without increasing impervious surface 
area. 

• Address trail/bikeway connections and bike parking in the Zoning Code standards, which could 
include adding flexibility in parking and signage standards for commercial sites located close to trails/
bikeways (e.g. providing bike parking allows a reduction in vehicle parking spaces; additional signage 
can be allowed to address both street and trail (pedestrian/bicycle) needs.)

• Flexibility should be encouraged to allow cafes, restaurants, or other retail uses to utilize sidewalks, 
parking areas, or plazas. The COVID pandemic has shown the importance of designing spaces that 
offer clean air and social distancing.

Commissary kitchen

Bicycle parking
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BUSINESS MENTORSHIP PROGRAM
Clive’s Chamber of Commerce, through the Greater 
Des Moines Partnership, has access to a program 
to connect experienced business people and 
entrepreneurs with new startups and emerging 
businesses/professionals.

COMMERCIAL LAND TRUST
A commercial land trust is a non-profit, community-
based entity that works to provide perpetually 
affordable commercial ownership. It does 
this through development and preservation of 
commercial spaces for sale at affordable rates on 
land that it owns.

COMMERCIAL REVOLVING LOAN 
PROGRAM
The City may develop an investment tool providing 
low/no interest loans to businesses looking to locate, 
expand, or remain in the community. As loans are 
repaid, the money can be reinvested in other local 
businesses. This program can be established through 
an infusion of seed money, either through grant 
money, City funds, or philanthropic donations. While 
other sources of low interest capital exist, the City’s 
fund can respond to community needs with fewer of 
the limitations present in other programs.
Revolving loan programs can also enhance the 
resilience of an area by encouraging ownership 
of businesses and buildings. When people own a 
building, they are invested in the success of the 
property.

CONSIDERATION OF A PUBLIC MARKET
Provide an open-feeling indoor or open-air market 
space for vendors, small businesses, and local food 
producers. A public market can serve as an interim 
step between the idea phase and the brick-and-
mortar phase for these businesses. Develop a simple 
structure and an open floor design that allows for 
year-round use and adaptive spaces that can change 
over time depending on the vendors’ needs.

Indoor open-air public market

MARKET/DEVELOPER INSIGHTS

Affordable rents are very important to 
current small businesses in the District.  
Owner investment in commercial properties 
in many cases is not viable based on current 
rent structure.  As such, the City should 
work to support both the small business 
community and owners of older/affordable 
properties in an effort to improve those 
properties while keeping rents affordable.
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LIVE/WORK & ACCESSORY 
COMMERCIAL UNITS
Relaxing zoning requirements related to 
commercial uses in limited residential areas 
can allow businesses a place to start without 
the risk of buying or renting a dedicated 
commercial space. The COVID pandemic has 
illustrated that many people can work from their 
homes with a minimal negative impact on the 
surrounding neighborhood. 

Allowances for the kinds of uses that are 
appropriate should be considered for their 
impacts to the neighborhood. These potential 
impacts might include noise, parking, waste, 
or emissions. Areas that could be identified 
as appropriate for live/work and accessory 
commercial units might be neighborhoods that 
transition from business districts fronting key 
corridors to established neighborhoods.  Areas 
in which redevelopment is encouraged to form 
an edge to the Flood Prone Buyout Areas might 
also be appropriate for these types of uses. Live/work accessory commercial unit

“Retail follows rooftops”
Density & Retail Site Selection

Density supports commercial uses, and retail in particular, by bringing more potential customers into the trade 
area. When businesses choose where to locate, they typically use site selection criteria that are specific to the 
immediate site, such as cost, layout, and parking (e.g. coffee shops like to have signalized access and be located on 
the morning commute side of a road.) Other criteria, however, have more to do with the trade area from which the 
business will draw customers and employees:

• Residential Population
• Daytime Population
• Local Labor Force Availability
• Incomes & Spending Trends
• Traffic Counts
• Location of Competitors & Cannibalizers

Of these, residential population, labor force, and traffic counts (and to a degree, daytime population) are all stronger 
when there are more people living within a trade area.
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APPROACH
Housing is an important asset for the 86th Street Neighborhoods, highly valued by 
today’s residents and a key factor in the neighborhoods’ long-term character and 
desirability as a place to live. In order to maintain quality housing today and meet 
future housing needs, a balance will need to be found between preserving and 
improving existing housing and adding new housing options.  Providing a diverse 
range of housing options at a variety of housing types, styles, and price points is one 
of the foundations of desirable neighborhoods. Offering diverse housing options will 
also support the neighborhoods’ desires for creating a more vibrant local economy. 
The 86th Street Neighborhoods have some of the most affordable housing in 
Clive, which is primarily a reflection of the age and style of the housing stock in 
the neighborhoods and to a lesser degree the physical condition of the housing 
stock. A significant challenge facing the 86th Street Neighborhoods is that of 
improving upon and preserving the overall condition of housing while retaining 
the balance of affordable housing in the neighborhood. By making neighborhood 
investments in public infrastructure such as streets, parks, and trails and encouraging 
private reinvestment and redevelopment, Clive’s actions can help catalyze private 
reinvestment.

The approach to housing in the 86th Street Neighborhoods focuses on the following:
1. Exploring changes to regulatory tools and zoning that enables or promotes 

continued investment.
2. Demonstrating infill and redevelopment concepts that introduce alternative 

housing types and new housing product.
3. Creating housing programs that provide assistance for home ownership and 

reinvestment in existing homes.
4. Collaboration with multi-family housing providers to ensure site and building 

upkeep, product competitiveness (consumer demands), and affordability.
5. Recognizing and preserving the neighborhoods’ overall high level of housing 

attainability. 

RELATED GOALS
PRIMARY:
Goal 4: Address Availability and Quality of Housing

SECONDARY:
Goal 5: Celebrate the diversity and history of the District
Goal 6: Provide flexibility for mixed use development
Goal 7: Develop catalyst projects
Goal 8: Create a multi-generational hub

HOUSING 
STRATEGIES
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For more information on housing...
and the citywide strategy visit the City’s housing 
strategy web page. This page provides a significant 
amount of information on the City’s housing supply 
as well as tools and programs promoting housing 
improvements.

Click to 
View Online

NEIGHBORHOOD HOUSING 
PRIORITIES
Housing in the 86th Street Neighborhoods is not 
a crisis. In fact, housing is in pretty good shape 
when looked at in the aggregate across the District. 
However, given the age of the housing stock and 
the rather homogenous form across the District, 
particularly when it comes to multi-family housing, the 
potential for housing to deteriorate might be higher 
than in other neighborhoods. Therefore, housing 
priorities are focused on maintenance and upkeep 
of all housing and programs to encourage owners 
(of owner or renter-occupied housing) to continue 
making improvements. The strategy for housing in the 
86th Street Neighborhoods should be about staying 
ahead of the curve to prevent deterioration or lack of 
investment. 

There are a number of existing home improvement 
and funding programs that are available for single-
family, owner-occupied homes. Most existing housing 
programs are focused on owner-occupied homes. 
Allowing rental housing to qualify for these programs 
would increase opportunities to improve existing rental 
single-family homes. A number of additional home 
improvement programs and zoning regulation changes 
are proposed for both owner-occupied and rental 
single-family homes. 

Many existing home improvement programs have 
proven to be ineligible for Clive due to household 
incomes, housing values, or physical properties not 
meeting eligibility criteria. However, the mechanics, 
structure, and intentions of these programs offer 
relevant models.  It is recommended that Clive partner 
with local lending agencies to explore creation of 
a suite of tools with eligibility criteria and income 
thresholds that fit Clive neighborhoods and specifically 
the 86th Street Neighborhoods. This strategy could 
be a pilot program in the 86th Street Neighborhoods 
and potentially could be applied in other Clive 
neighborhoods. Initial seed money is necessary to 
help with the program set up and provide initial capital 
for revolving loan funds or gap financing. Community 
Development Block Grant dollars or other City general 
fund dollars could be set aside for this initial seed 
money. 

Existing Home Improvement and Home Ownership 
Programs   

• Metro Home Improvement Program, formerly 
WestHELP - A forgivable loan program that is 
currently operating in 8 metro cities and funded by 
the Polk County Housing Trust Fund.   

• Rebuilding Together (Greater Des Moines) - A 
volunteer organization that, in partnership with the 
community, rehabilitates the homes of veterans, 
older adults, people with disabilities, and families 
with dependent children. The program aims to 
help maintain affordable housing, address safety 
issues in homes, and enable families to remain in 
their homes. 

• Habitat for Humanity (Greater Des Moines) –A 
volunteer organization that builds and renovates 
housing for people in need. Programs include new 
house construction, home repair, a tool lending 
library, home ownership, and housing counseling/
financial education. 

• Neighborhood Finance Corporation - Offers 
funding options to communities within its lending 
areas. The NFC offers forgivable loans to help pay 
for property repairs and improvements.  

• Polk County Housing Trust Fund (PCHTF) - 
Provides funding to build, preserve, and maintain 
affordable housing. 

• Iowa Finance Authority - Offers programs that 
provide assistance with obtaining financing.
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HOUSING RECOMMENDATIONS

• Clive Home Improvement Loan Program - Clive should consider establishing a forgivable loan 
program similar to the Metro Home Improvement Program (MHIP). Since many Clive households 
may not meet the MHIP criteria, it may be more effective for Clive to set up its own forgivable loan 
program to provide funding for property owners to invest in home rehabilitation and improvements.   
Consideration should be given for both owner-occupied as well as renter-occupied single-family and 
duplex properties. Iowa City’s Rental Rehabilitation Program provides an example program which 
includes rental single-family houses and duplexes. 

• Rental Rehabilitation Program – Consider establishing a rental housing rehabilitation and 
improvement program targeted for aging multi-family housing complexes. Improvements should 
focus on site improvements and code compliance updates in addition to livability improvements. 
Funds should be low interest loans and should be structured on a revolving loan fund approach. 

• Home Remodeling or Site Design/Landscape Design Planbook - Develop a remodeling planbook 
focused on predominant housing styles or types in the 86th Street Neighborhoods or site design/
landscape design strategies and solutions that enhance curb appeal.  Design patterns should 
focus on upgrades and improvements that are typical needs in the neighborhood to encourage 
improvements, resilience, and curb appeal of the housing stock. Example improvements could be 
adding garage space for homes with no garages, adding front porches or stoops, enhancing front 
yard landscape design, or upgrades to kitchen and bathrooms. 

• Homeowner Assistance Volunteer Program – An alternative to Habitat for Humanity’s tool lending 
library, the City could fund the cost of tools and materials through the annual budget and donations. 
This program could also be coordinated with “Day of Caring” once a year to build up the premise of 
this program to the community. Eligibility should be for both owner-occupied and renter-occupied 
single-family and duplex structures.

• Educational Materials to Property Owners – Educational materials can be included in the City 
newsletter to inform property owners of major issues they may not be aware of or the dangers of 
delaying home maintenance. The City could partner with local contractors to assist in do-it-yourself 
videos or helping to provide tools to assist in home maintenance. Information about common issues 
likely to arise in homes of similar ages could be provided to the community.

• Code Compliance – Consider linking code compliance matters to home improvement programs in 
cases where these programs will help achieve timely code compliance. These should be in the form 
of lower interest loans and not grant resources.

• Outdoor Recreational Spaces – Engage with property owners and residents of existing apartment 
developments to identify outdoor recreational needs 
and explore a variety of types, locations, and options 
for implementing on public or private property. 
 - Incentivize the addition of private outdoor 

recreational spaces within apartment developments 
to provide convenient access to residents and create 
an attractive place to live.

 - Ideas could include: playground or tot lot, splash 
pad, outdoor dining or picnic area, game court or 
open game lawn.

POTENTIAL NEW HOUSING IMPROVEMENT PROGRAMS

Shared outdoor recreational space
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FUNDING SOURCES AND ASSISTANCE RESOURCES
A number of funding sources could be used for various housing related programs and strategies. The 
following is a brief list. 

• Tax Increment Financing Program
• Community Development Block Grant funds
• Local Option Sales and Services Tax (LOSST) 
• Technical Assistance Panels such as the Iowa Chapter of the Urban Land Institute or The 

Incremental Development Alliance – Consisting of volunteers from all backgrounds (real estate 
professionals from various backgrounds and types of projects), the panel will research a specific 
issue or project, present to policy makers and staff, and advise regarding development potential and 
implementation barriers. 

ZONING REGULATION CHANGES
Zoning is precise. It requires careful consideration 
of specific site details such as drainage and utility 
easements, topography/grade, stormwater impacts, 
proximity to public right-of-way, dimensional 
standards that respond to standardized building 
components, or other site specific standards. Zoning 
changes could be implemented as a ‘pilot study’ 
focusing on the 86th Street Neighborhoods with the 
longer term potential to be applied elsewhere in Clive. 
The following zoning considerations are offered and 
should be the subject of a focused zoning study.   

• Yard Setbacks - Update zoning requirements for 
yard setbacks to:
 - Allow porch additions to encroach into the front 

yard setback promoting aesthetic improvements 
for homes.

 - Allow home additions, decks, patios, and garage 
expansions and accessory dwelling units (ADUs) 
to encroach into the side and rear yard setbacks.   

 - Consider performance-based approach that 
enables lot specific conditions including hard 
cover and stormwater impacts/mitigation, 
proximity to adjacent parcel structures, location 
of utilities, landscaping/screening and buffering.

• Accessory Dwelling Units - Develop an ordinance to 
provide regulatory guidance for Accessory Dwelling 
Units (ADUs).   Guidance for ADUs to focus on 
parking, design aesthetics, lot coverage and 
stormwater mitigation. For existing homes with 
adequate site parking (i.e. driveway and garage 
space) attached ADUs should be considered 
‘as of right’ whereas detached accessory 
structures should be allowed with specific design 
performance standards established. 

BY ROBERT GERLOFF, AIA + JEREMIAH BATTLES
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• Residential Districts  - Expand the housing types allowed to 
include missing middle housing.  For example, lower scale 
housing forms (duplex, triplex, quad, etc.) could be allowed 
within existing single-family residential districts. Consider 
an overlay district approach (as an alternative to adding 
new or modifying existing districts) tied to key performance 
standards related to lot sizes, neighborhood context, 
replatting, or scattered site infill development:   
 - Twinhomes (built on two separate lots whereas duplexes 

are a single lot.)
 - Townhouses (defined as 3 or more attached units on 

separate lots.)
 - Triplexes/quadruplexes (large house with 3 or 4 units).
 - Courtyard cottages (small detached houses oriented 

around a shared courtyard.)
 - Small apartment buildings (typically 5-12 apartments with 

a shared entry.)
 - Live-work units.

• Town Center Districts – Update building and yard setback 
standards in these four districts to allow more residential 
density and amenities.

• Lot Density – Clive’s zoning districts present a barrier 
to redevelopment due to caps on density in multi-family 
residential districts and to a degree on the Town Center 
Districts (see discussion in the Redevelopment and 
Economic Development chapter.) Explore potential density 
increases for properties proximate to 86th Street, University, 
or Hickman. Densities of 30 - 40 dwelling units/acre should 
be considered to accommodate 3 or 4 story structures 
with underground or street level structured parking. As 
development transitions away from the 86th Street Corridor, 
density would lessen. 

• Lot Size - Evaluate potential reductions to lot area and lot 
width minimums to accommodate missing middle housing 
types more easily.

• Building Height – Consider increasing the maximum (4 
stories) to allow taller buildings and structured parking.

• Parking Standards - Reduce minimum of 2 spaces per 
dwelling unit to 1.5 spaces per unit or lower if linked to 
alternative mobility, shared parking, availability of on-
street parking, or other performance based strategies. 
Allow for smaller stalls for compact parking. Allow trade 
off for parking spaces in return for landscaping, site 
improvements, dark sky compliant lighting standards or 
other desired site amenities.  

• Lifecycle and Affordable Housing – Evaluate potential 
barriers to development of lifecycle and affordable housing 
types:
 - Dwelling unit minimum floor areas – Potential for 

reducing.

Courtyard cottages

Small apartment buildings

Live-work units
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HOUSING OPPORTUNITIES PLAN
New housing can be introduced through potential redevelopment and infill. The following graphic 
provides recommendations for locations where near-term or long-term housing opportunities should 
be considered through redevelopment or infill development. For new housing to occur, these areas 
will require potential rezoning or modifications to existing zoning district regulations.  These housing 
opportunities will be realized mostly through market driven conditions. In other words, when a property 
owner is willing to sell to a builder/developer or develop their lands, these opportunities will be realized. 
Sometimes, the timing of these opportunities may be influenced by planned public improvement 
projects (i.e. street reconstruction, park or trail improvements, utility/infrastructure improvements).

In some cases, this plan is recommending the city take proactive steps to facilitate change including 
modifying the zoning ordinance, rezoning property, or collaborating with property owners in order to 
facilitate change. In other cases, the plan is to take a more responsive approach by establishing a plan 
policy direction with this plan and demonstrating support of private marketplace actions to create 
change.

The following provides key directives related to housing opportunities: 
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DIVERSITY OF HOUSING TYPES AND FORMS 
The following imagery provides examples of form, character, and scale of potential housing opportunities 
as identified on Figure 10.1.

• Long Term Responsive – Higher density housing 
with limited office/commercial services walkable 
from neighborhood to the south. Office/commercial 
services would orient to Hickman with residential 
providing a transition to existing residential to the 
south. Could also facilitate neighborhood park 
improvements to address the park service gap 
identified for the neighborhood to the south.  

A

• Near Term Proactive – Higher density housing 
oriented toward Hickman and stepping down into 
attached missing middle or small lot single-family 
as development progresses south along NW 82nd 
Street. Limited ground floor commercial at Hickman 
would be acceptable. Active orientation to 82nd 
Street to leverage 82nd Street Trail Corridor.

B

• Near Term-Long Term Responsive – Missing 
middle housing (moderate density) infill and 
redevelopment. This includes potential infilling on 
under-utilized land or market driven redevelopment 
and reconfiguring of existing parcels with more 
moderate density, attached five- to ten-unit multi-
family rowhouses or townhomes.

C

• Long Term Responsive – Higher density housing 
with limited office/commercial services. South 
of University may be more near term and should 
promote ground level active retail or service-
oriented uses that leverage proximity to and activity 
generated from the Clive Greenbelt connection. 

D

• Near Term to Long Term Mixed Use Proactive – Higher density 
housing with office/commercial service uses. The intent of 
this opportunity is consistent with historical planning efforts to 
strengthen the vibrancy and vitality of the 86th Street Corridor. 
Redevelopment of auto-oriented uses to higher density housing 
and supportive retail/commercial services is the longer-term 
goal. Zoning and redevelopment policy should enable higher 
housing density to provide opportunities for market driven 
redevelopment and market supportive amenities such as 
structured parking, enhanced stormwater management BMPs, 
ground level active retail/commercial uses, and enhanced 
site design amenities. Housing opportunities should leverage 
District amenities and attractions by orienting towards key 
District features: Linnan Park, Clive Greenbelt, and 86th Street. 
Housing should be designed with consideration given to scale 
and orientation to adjacent land uses.

E

Apartments Mixed use

Townhomes

Courtyard 
housing

Mixed use Mixed use

Apartments Mixed use

Mixed use

Courtyard homes 
(Image credit: Missing Middle 
Chattanooga)

Courtyard homes 
(Image credit: Justin Shiu, 
M-Group)

Apartments
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IMPLEMENTATION SUMMARY

KEY STRATEGIES
• Prepare a Housing Resource Kit: 

 - Financial tools and programs – building off of existing programs, partner with local lenders to 
modify household eligibility and qualifying criteria and establish suite of financial programs unique 
to 86th Street Neighborhoods. 

 - Do-it-yourself and how-to programs – collaborate with postsecondary education architecture or 
draftsman/trades programs to provide a home and site improvement idea plan book that reflects 
common improvements unique to the 86th Street District. 

 - Establish a neighborhood tool share program and home improvement workshop space as part of 
the reuse of the Harbach Center. 

 - Consider staffing and a space for a one-stop shop housing resource center at the Harbach Center.
• Conduct a focused zoning study to fine tune and implement recommendations from the city housing 

strategy report and the zoning strategies identified within. 
 - Overlay approach focused more on form and design of housing than density or style. 

• Add new housing stock to help diversify a largely homogenous housing supply. 
 - Facilitate new higher density housing products proximate to key commercial nodes on 86th Street, 

or with high quality access to the Clive Greenbelt and Linnan Park. This would be done through 
redevelopment and/or infill development on unbuilt lands.

 - Enable through zoning the ability for larger lots to subdivide and introduce new housing patterns 
and styles such as cottage homes, courtyard homes, or other small lot single-family housing, 
including the possibility of accessory dwelling units.

 - Promote scattered site housing redevelopment as a mechanism to introduce smaller scale infill 
and missing middle housing. 

• Work with existing property management or new ownership interests to facilitate property 
improvements and upgrades to existing older multi-family apartments. Leverage the strong market 
demand for high density multi-family housing from key market segments, most notably Millennials 
and Baby Boomers.
 - Support for site amenities including recreational facilities, on-site gardens, landscaping, and 

lighting. 
 - Support of interior upgrades to accommodate market demands for common areas, work spaces, 

bike parking, etc. 
 - Support for covered parking. 
 - Exploration of increased density infill with new product and site amenities.
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INTRODUCTION
The 86th Street Neighborhoods Plan reinforces a vision established through 
prior neighborhood planning efforts and community-wide planning. This 
vision distills broad community-oriented ideas to the neighborhood level. All 
of the recommendations within this plan require planning to a finer level of 
detail before they can be fully implemented. This section of the plan provides 
a course of action towards implementation of priority projects. Each chapter 
includes additional passive implementation initiatives or strategies. 

IMPLEMENTATION 
ACTION PLAN

86TH STREET NEIGHBORHOODS PLAN 
- APPROACH TO IMPLEMENTATION
Implementation of plan recommendations can be approached with the 
following framework:  

• Recognize that there are many stakeholders who play varying roles in 
implementation depending on the project, program, or idea. Defining the 
role of each stakeholder is critical for implementation. 

• Understand what public and private actions are needed to advance ideas.
• Implementation takes time. It is important to remain nimble and 

patient through the process to best respond to unanticipated events or 
disruptions (such as COVID or major storms).

• Recognize that all projects, programs, or ideas will never have 100% 
acceptance, 100% of the time. The importance of maintaining an open 
and transparent decision-making process ensures all voices are heard and 
that all stakeholders have the opportunity to participate in shaping project 
implementation. All projects should respond in some way to the eight 
identified goals that were created through the engagement process. Visit 
the Project Goals section to learn more.

• Implementation costs money. It will require both physical capital 
investments as well as ongoing maintenance and programmatic funding. 
It will come from both public resources and private investment. Not one 
or the other, but both. A financial “tool box” is provided at the end of this 
section as a resource for funding. Click to view the Financial Tool Box on 
page 103.

• Implementation requires commitment and advocacy. Who are the 
‘passionate advocates’ that can be the keepers of the vision? Who can 
help organize and ensure stakeholders are accountable to the vision?
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PURSUIT OF THE VISION – PLAN 
PRIORITIES
The 86th Street Neighborhoods Plan started with an understanding of 
past planning efforts and more recent community planning initiatives. 
The following list highlights plan priorities, with reference to previous 
planning directions where applicable.

• The 86th Street Corridor: While not a specific focus of this plan, the 
vision for 86th Street established in the 2004 plan should continue 
to be pursued. This vision included a reconfigured road that is more 
pedestrian friendly and aesthetically pleasing. The recommendations 
in this plan support that vision.

• Linnan Park: The focal point for the 86th Street Neighborhoods is 
Linnan Park. The City will provide leadership for future improvements, 
which will trigger other District investments.

• Harbach Center: Like Linnan Park (and connected to it), repurposing of 
the Harbach Center can be more of a catalytic investment that brings 
people to the District. As a public facility, the City has the ability to 
ensure improvements are done to a high quality standard.

• Flood Prone Buyout Area: The initiative to remove properties that 
are most susceptible to flooding is significant. Continuing with 
this approach and restoring the area to a passive open space and 
recreation area is a critical investment in the neighborhood.

• Green Infrastructure and Stormwater Management: Managing 
stormwater is an essential component of nearly all recommendations, 
including both physical improvements as well as programs focusing 
on education or art/cultural interpretation.
 - Innovative and creative approaches to stormwater management 

should be looked at as public investments and potential pilot 
projects for public improvements in collaboration with private 
redevelopment and reinvestment.

• Pedestrian and bike connectivity/wayfinding: Strongly expressed 
through the engagement process was the desire for a safer and more 
convenient pedestrian and bike network that ties the District together 
while also linking the District to the broader Clive community and Des 
Moines region. 

• Housing and neighborhood improvements: Redevelopment and infill 
development provides for the introduction of new uses, buildings, 
and real estate value. Revitalization includes making functional 
and aesthetic enhancements to existing structures and sites. Plan 
strategies include both redevelopment and revitalization ideas and 
initiatives that seek to re-energize the District. In order for many 
of the recommendations and strategies in the plan to be realized, 
modifications to existing zoning regulations will need to be made as a 
first priority.
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ESTABLISH THE 86TH STREET NEIGHBORHOODS 
PLAN IMPLEMENTATION TEAM
Why an implementation team? In 2004 the NW 86th Street Corridor Plan was created and adopted. 
While some of the project ideas from this plan were implemented, many good ideas have yet to come 
to fruition after nearly 20 years. Implementation takes commitment on multiple fronts: financial, 
political, and people resources. Dedicating time is the first hurdle. Establishing an implementation team 
will provide accountability to seeing the plan through.

The team should be led by a City Staff person whose role within the City is in part to convene the team, 
lead the team, and facilitate project implementation. The staff lead should be supported by a team (10 
or fewer people) representative of the following:

• City department liaisons (community development/public works/leisure services)
• A Policy Leader (elected official).
• Community Resources (expertise or connections to engagement, health and wellness, youth 

connection, etc. within the District or within the community).
• Business Resource (Corporate or Agency Leadership – advice and connections for business growth/

development).
• Lending / Banking resource (Corporate Leadership – link to financial resources and program 

administration).
• Development / Real Estate resource (Corporate or Agency linkage – link to development and real 

estate process).

The team would meet on a quarterly or more frequent basis, depending on project/program 
implementation. The charge of the team would be to assist with implementation efforts, prioritize work 
plan items, be a conduit to the neighborhoods, and to keep the vision fresh.
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RECOMMENDED PROJECTS
Projects within  the 86th Street Neighborhoods Plan are categorized as either Catalyst or Springboard 
projects:

CATALYST PROJECTS 
A catalyst project is one that will provoke or accelerate significant change or action in the District. 
These projects are considered the most important projects as they can make transformative changes 
that will impact the District today and into the future. A catalyst project is defined as having the 
following characteristics:

• Big Move (Momentous) -  high profile and 
significant public investment. 

• Transformative - ability to significantly change 
the look and character of a site or street (not 
necessarily the function).  

• Unique - ability to serve as a precedent, pilot 
or demonstration project, particularly in the 
area of green infrastructure or innovative 
stormwater management.

• Representative - addresses an expressed or 
obvious need and a desired outcome.

The following group of catalyst projects have the greatest potential for accelerating revitalization and 
improving livability across the 86th Street Neighborhoods. Catalyst projects are listed in no particular 
order:

1. LINNAN PARK IMPROVEMENTS
Based on the concept and park program explored in 
this plan, work with a team of landscape architects, 
and engineers to take the master plan to the next level 
of design so that park improvements can be built. 
Involve local stakeholders, current park users, and 
local community members in the process to evaluate 
and refine the concept, create a schematic design 
with cost estimates, and create a phasing plan for 
construction to be coordinated with site design and 
repurposing of the Harbach Center. Based on funding 
availability, proceed with completion of detailed design, 
construction documents, bidding and construction to 
complete near-term park improvements.
a. Potential Timeframe: Design: 2022 – 2024; 

Construction: 2024 - 2025.  
b. Cost Impacts: Capital project - $5 - $10 million, 

additional annual costs for maintenance/operation 
(TBD).

c. Funding Sources: park funds, general funds, TIF, 
SSMID. (See the Financial Tool Box)

d. Connected Projects: Harbach Center, 86th Street 
Parcels.

e. Primary Implementation Agency: Leisure Services.
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• Enduring - is a lasting improvement and not 
something that is easily undone. 

• Stimulative - ability to jump start or bring about 
other private or public investment. 

• Measurable - can be easily measured in 
quantifiable and qualitative terms.  

• Phased Implementation - may be done in 
phases or increments.
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2. 86TH STREET PARCELS (ALICE TO 
HARBACH) REDEVELOPMENT 
Facilitate securing a development team to 
design and build a project using the plan 
concept as a framework.
a. Timing: Secure a development team: 2023 

- 2024; Design/Entitlements: 2024 - 2025 
Construction: 2025-2026 - all depending on 
market.   

b. Cost Impacts: Minimal to moderate staff 
time and coordination until development 
proposal/program can define project 
financial needs.

c. Funding sources: General fund, TIF, SSMID, 
Tax Abatement.

d. Connected Projects: Linnan Park 
Improvements.

e. Primary Implementation Agency: 
Community Development.

3. 82ND STREET PAVED TRAIL TO GREENBELT
Construct a paved multi-use trail to connect 
from Hickman Road to the Greenbelt Trail 
along 82nd Street and continued south across 
University Boulevard to the Greenbelt Trail. 
Connect across University Boulevard with  
mid-block crosswalk improvements. North of 
Harbach Boulevard, the project will include 
removal of the existing sidewalk on the west 
side of 82nd Street and accompanying utility 
coordination to reconstruct an 8’ multi-use trail. 
South of Harbach, the project will require either 
land acquisition or further easement along 
an existing stormwater utility easement to 
construct a new multi-use trail.  

a. Potential Timeframe: Design: 2023; 
Construction: 2024.

b. Cost Impacts: Planning and design, potential 
additional easement/ROW acquisition, 
construction $500K – $1.5M.

c. Funding Sources: Grant resources – general 
fund - TIF.

d. Connected Projects: Crosswalk 
Improvements, city-wide bicycle and 
pedestrian plan.

e. Primary Implementation Agency: Public 
Works.
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CROSSWALK IMPROVEMENTSIntersections to be Improved

Enhanced Crosswalks

Midblock Crossings

New Railroad Crossings
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4. FLOOD PRONE BUYOUT AREA 
IMPROVEMENTS
Continue with targeted acquisitions 
of properties prone to flooding within 
the flood prone buyout area and 
begin design of passive open space/
recreation areas using the framework 
plan as a basis.
a. Potential Timeframe: Acquisition 

(based on willing seller basis): 2022 
- 2025. Design and construction: 
2025 - 2026.

b. Cost Impacts: Planning and design, 
property acquisition, construction.

c. Funding Sources: Grant resources – 
general fund.

d. Connected Projects: Green 
infrastructure projects, city-wide 
bicycle and pedestrian plan, 
wayfinding, park improvements.

e. Primary Implementation Agency: 
Community Development – Public 
Works – Leisure Services.

5. 86TH STREET REDESIGN
Re-envision the 86th Street corridor 
through the project area incorporating 
design modifications that facilitate a 
more pedestrian and bike friendly street 
corridor and one that contributes to 
a greater sense of place based on its 
development mix and form.
a. Timing: Planning and design based 

on reconstruction needs.
b. Cost Impacts: Planning and design, 

utility relocation/bury, construction 
$8-10 Million.

c. Funding Sources: Grant resources – 
general fund - TIF.

d. Connected Projects: Crosswalk 
Improvements, city-wide bicycle and 
pedestrian plan.

e. Primary Implementation Agency: 
Public Works/Engineering – 
Community Development.
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I N T R O D U C T I O N / E X E C U T I V E S U M M A R Y

MASTER PLAN MAP 
FIGURE 1-1
SOURCE: GOULD EVANS GOODMAN  

Master Plan Diagram from NW 86th Street Corridor Plan
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6. UNIVERSITY PARK REDEVELOPMENT
The University Park area is recommended to evolve from a 
big box commercial oriented development pattern to a mixed 
use development pattern with higher density housing and a 
smaller retail footprint oriented towards the Clive Greenbelt. 
This pattern of use is supported by current market demands as 
well as desires for housing adjacent to the Greenbelt. The site 
is under a limited number of owners, has a number of vacant 
buildings, and has a significant amount of surface parking that 
could more easily be redeveloped. The project is recommended 
to be driven by the owners whenever they seek more wholesale 
change in the site. The city should limit or prohibit additional 
infill development without a plan that moves towards a more 
housing oriented, mixed use development that leverages the 
Clive Greenbelt.
a. Timing: Market Driven to longer term.
b. Cost Impacts: Minimal to moderate staff time and 

coordination until development proposal/program can define 
project components.

c. Funding Sources: General fund, TIF, SSMID, Tax Abatement.
d. Connected Projects: None.
e. Primary Implementation Agency: Community Development.

7. SOUTH OF UNIVERSITY AVENUE AT NW 75TH  STREET
Opportunities to redevelop properties near the Greenbelt in 
order to take advantage of that amenity should be supported. 
The concept plan recommends intensifying uses with upper 
story housing or office uses and ground level retail and service-
oriented uses that can leverage the Greenbelt amenity help 
activate the corridor with outdoor patios and plaza spaces.
a. Timing: Market Driven to longer term.
b. Cost Impacts: Minimal to moderate staff time and 

coordination until development proposal/program can define 
project components.

c. Funding Sources: General fund, TIF, SSMID, Tax Abatement.
d. Connected Projects: None.
e. Primary Implementation Agency: Community Development.
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8. AMEND THE ZONING CODE
Zoning regulations can be both a real and perceived barrier to community development and 
improvements. Recommendations to revisit and modify zoning standards are woven throughout 
the plan but largely contained in the Redevelopment and Economic Development Plan and 
Housing Strategies chapters. Recommendations include strategies that create more flexibility to 
accommodate emerging trends, responses to COVID, and patterns in the marketplace created by how 
people choose to live (missing middle housing), work (makers spaces), shop (experience based), or 
get around a community. Suggested zoning modifications explore strategies that emphasize ‘form’ or 
‘design’ as the driving regulatory feature over ‘land use’. Strategies to optimize parking needs instead 
of requiring minimum parking standards and that require bike/pedestrian improvements or amenities 
contribute to making a more pedestrian friendly environment.
a. Timing: Zoning ‘audit’ to evaluate and explore changes 2022/2023 – ordinance amendments 

2023/2024.
b. Cost Impacts: Moderate staff resources, consulting services $40-75k.
c. Funding Sources: Grant resources – general fund.
d. Connected Projects: Green Infrastructure Focus, Housing Resources Kit.
e. Primary Implementation Agency: Community Development.
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SPRINGBOARD PROJECTS 
Springboard projects are relatively smaller-scale projects that demonstrate the potential for positive 
change in the corridor, serving as a “springboard” for more significant, bigger-scale improvements that 
are more complex and require a longer time period to implement. Springboard projects are intended to 
be more realistic for short-term implementation. These projects can lay the groundwork for long-term 
change and future private reinvestment initiatives when the private market becomes more predictable 
post pandemic.

A springboard project is defined as having the following characteristics:

• Small scale - focused on an intersection, a 
single property, or a narrow scope.

• Representative - addresses an expressed or 
obvious need and a desired outcome.

• Affordable - relatively low cost, existing/
available funding.

• Noticeable - a built project in a visible place. 

• Simple - may or may not be connected to or 
part of a bigger project, ability to be controlled 
by single agency.

• Measurable - can be easily measured in 
quantifiable and qualitative terms.

• Phased Implementation - may be done in 
phases or increments.

At this point, the springboard projects have not been ranked and are simply listed:

1. CROSSWALK IMPROVEMENTS TO ENHANCE PEDESTRIAN 
EXPERIENCE
Crosswalk improvements are recommended throughout the 
District to improve safety and connectivity for pedestrians 
(figure 8.11). The crosswalk improvements shown are 
priorities, as identified by the community, and support 
an improved pedestrian and bicycle network of trails and 
sidewalks that connect residents to the Greenbelt and other 
District destinations. Most of these identified crosswalk 
improvements could be prioritized within related roadway, trail, 
or on-street bicycle construction projects, such as the 86th 
St. Redesign, Harbach Blvd. Demonstration project, Linnan 
Park improvements, and the University Blvd./86th St. On-
Street Bicycle improvements. If taken on as a full springboard 
project to improve identified crosswalks, the city may want to 
consider a full study of all pedestrian crosswalks in the District 
to evaluate repair/replacement of pedestrian curb ramps 
throughout.
a. Potential Timeframe: To be prioritized in coordination with 

roadway reconstruction projects.
b. Cost Impacts: Design, engineering, and construction $100K - 

$1M (depends on full scope of work determined).
c. Funding Sources: Grant resources – general fund.
d. Connected Projects: 86th St. Redesign, Harbach Blvd. 

Demonstration Project, Paved Trail from 82nd St. to the 
Greenbelt, University Blvd. On-Street bikeway, Linnan Park 
Improvements.

e. Primary Implementation Agency: Public Works/Engineering – 
Community Development.
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2. DISTRICT-WIDE WAYFINDING
Tell the story of the District, assist pedestrian and bicycle 
navigation, and enhance identity and placemaking through 
wayfinding and interpretation. Contract a team with graphic 
design/placemaking/interpretation services to develop and 
install wayfinding that includes guidance for locations, types 
of signs, District branding and considerations for cultural/
historic/artistic references and languages spoken by 
residents. 
a. Potential Timeframe: Wayfinding Plan: 2022 – 2023; 

Installation/construction: 2023 - 2024.
b. Cost Impacts: Planning: $30K - $100K; Installation/

construction: TBD.
c. Funding Sources: Grant resources – general fund.
d. Connected Projects: City-wide bike and pedestrian plan, 

Crosswalk improvements, public space and roadway 
projects.

e. Primary Implementation Agency: Community 
Development, Leisure Services (Public Art Program).

3. HARBACH CENTER REUSE STUDY 
Enlist an architect to complete a Building Reuse Study of the Harbach Center to determine whether to 
renovate or replace the building.
a. Potential Timeframe: Building Reuse Study: 2022 - 2023.
b. Cost Impacts: Reuse Study $45K - $100K.
c. Funding Sources: Grant resources – general fund.
d. Connected Projects: Linnan Park Improvements, Harbach Boulevard Demonstration project.
e. Primary Implementation Agency: City Administration, Leisure Services.

4. GREEN INFRASTRUCTURE FOCUS
Stormwater management is a critical part of all public and private improvement projects and green 
infrastructure provides a means to manage stormwater while providing ecological performance 
benefits and amenities for the community. In order to manage stormwater while still realizing 
feasible redevelopment, innovative approaches need to be applied and often those need public 
assistance and support. To help jumpstart improvements, the following implementation measures 
are recommended:

 - Develop a policy to incentivize private redevelopment to include innovative stormwater 
management and implementation of best management practices, particularly in cases where on-
site stormwater practices are difficult due to site constraints. The policy should provide guidance 
in cases where district-wide approaches or contributions can assist site-specific management 
practices. 

 - Develop Soil Quality Restoration incentive program for property owners. This is a value-added 
enhancement to public and private land. The program should include educational sessions on the 
value and benefit as well as do-it-yourself resources. Grants or a revolving loan fund could be a 
source of funds to assist property owners with improvement projects.

a. Potential Timeframe: Policy and program development: 2022/2023 - ongoing.
b. Cost Impacts: Staff resources – potential seed money for grant program - $100k. Ongoing 

operations and maintenance costs.
c. Funding Sources: Grant resources – stormwater fund.
d. Connected Projects: Private Redevelopment Projects such as 86th Street Parcel redevelopment, 

Public Improvement Projects such as Linnan Park Improvements, Street reconstruction projects, 
82nd Street Trail connector, Harbach Center Reuse, etc.

e. Primary Implementation Agency: Public Works, Community Development, Iowa Stormwater 
Education Partnership, DNR.
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5. HOUSING RESOURCE KIT 
Providing a focus on housing resources benefits the 86th 
Street Neighborhoods AND has the potential to contribute 
to all of Clive. A housing resource kit provides a local source 
for education, DIY workshops, financial programs designed 
specifically for Clive residents, advisors/design professionals/
experts to help turn ideas into reality.
a. Timing: Resource development and establishment 

2023/2024 – ongoing. 
b. Cost Impacts: Moderate staffing resources, seed money for 

start-up and financial programs $100-$200k.
c. Funding Sources: CDBG funds - Grant resources – general 

fund.
d. Connected Projects: None.
e. Primary Implementation Agency: Community Development, 

Polk County Housing Authority, Neighborhood Finance 
Corporation.

6. PREPARE A CITY-WIDE BICYCLE AND PEDESTRIAN PLAN
This plan recommends network improvements to the bicycle 
and pedestrian system, as well as intersection improvements 
within the District. A city-wide bicycle and pedestrian plan 
should build from these ideas to address connectivity 
and safety for pedestrians and bicyclists throughout all of 
Clive. The study should include an engineering study and 
recommendations for on-street bike facilities, such as University 
Boulevard and 86th Street, with feasibility level evaluation.
a. Potential Timeframe: Planning and design 2023/2024. 
b. Cost Impacts: Planning and design: $75K - $200K.
c. Funding Sources: Grant resources – general fund.
d. Connected Projects: All projects in the Circulation chapter.
e. Primary Implementation Agency: Public Works/Leisure 

Services/Community Development.
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FINANCIAL TOOL BOX
Implementation requires a financial commitment. A number of financial tools are 
available to help with fulfilling this commitment. These financial tools change from 
time to time and should be revisited on an annual basis.
Redevelopment generally requires some form of public assistance. This may 
be achieved by allowing for greater density of development in cases where the 
market supports it. In most cases, however, assistance is needed in the form of 
financial resources to help cover higher costs associated with parcel assembly, site 
preparation, or more costly infrastructure improvements. Public financial assistance 
can be considered as a way to achieve the desired characteristics of a development 
project (such as a higher degree of aesthetic or preserving a desired level of 
affordability) that the marketplace would not deliver under its own devices.

• Redevelopment projects often prove not to be financially feasible without public 
assistance. Projected revenues available from the new development do not cover 
the costs of redevelopment. This “gap” between revenues and expenditures stems 
from a variety of causes. Land costs are often higher than alternative “green 
field” locations. The price of a redevelopment site includes land and structures. 
Further, redevelopment includes costs for demolition and clearance of existing 
structures. There are also expenses (direct or indirect) for the relocation of existing 
businesses. Often these additional costs cannot be passed on through higher 
lease rates or sale prices.

• Structured enclosed parking or underground parking may be three or four times 
more expensive than outdoor surface parking. Structure or enclosed parking 
is desired to support a more pedestrian friendly environment and a more 
aesthetically interesting or pleasing urban design character. Structured or enclosed 
parking leaves more land area for active development.

• Revitalization, rather than full-scale redevelopment, is also costly and limited by 
some of the same factors as the redevelopment process. The current economic 
environment of the 86th Street District may not generate enough additional income 
for the property owner to invest in enhanced building facades or signage. Public 
financing may be needed to support a portion of the cost of improvements.

• The desire to make stormwater management or other public improvements 
more aesthetically pleasing or less land intensive (i.e. leaving more land for 
development) requires innovative and more costly solutions. 

The remainder of this chapter provides an overview of the primary tools available to 
the City of Clive for financing actions related to implementation of this plan.
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TAX INCREMENT FINANCING
Tax increment financing (TIF) is the primary development finance tool available to Iowa cities (Code 
of Iowa, Volume IV, Sections 403.17-403.22). TIF is simple in concept, but complex in its application. 
Through tax increment financing, the property taxes created by new development (or redevelopment) 
are captured and used to finance activities needed to encourage the development. The challenge in 
using TIF lies with the complex and ever-changing statutory limitations. These complexities make it 
impractical to provide a thorough explanation of tax increment financing as part of this plan. Instead, 
this section highlights the use of TIF as it relates to the implementation of the plan.

USES
TIF provides a flexible source of funding for a wide variety of community projects designed to 
encourage economic growth, job creation, and housing opportunities. Types of projects allowed 
through TIF include: 

• Repair, rehabilitation, demolition, or removal of blighted or substandard buildings. 
• Re-construction or construction of new public improvements including streets, trails, sidewalks, 

stormwater infrastructure, utilities, parks and playgrounds. 
• Assembly of land needed for infrastructure improvements to facilitate economic development or 

redevelopment.
• Relocation of businesses and persons displaced by Urban Renewal projects

.
LIMITATIONS
The use of TIF as a financing tool also poses limitations: 

•  Use of Tax Increments. The use of tax increment revenues is controlled by both State Law and 
by a local plan. State Law sets forth specific limitations based on the type of TIF district. These 
limitations generally tie back to the original criteria used for establishing the district. The use of tax 
increments must also be authorized by a tax increment financing plan adopted by the city;

•  Timeframe. There are timeframes set forth by the Code of Iowa on how long such districts 
can collect revenues for their projects to improve the area. For districts focusing on economic 
development, it is a maximum of no more than twenty years, while districts pertaining to housing are 
ten years (but can be expanded to fifteen years if appropriate).

86th Street Neighborhoods Plan104

https://www.legis.iowa.gov/DOCS/Central/Guides/urbannew.pdf


TAX ABATEMENT
Tax abatement acts like a simpler and less powerful version of tax increment financing. With TIF, the 
city controls the entire property tax revenue from new development. Under the abatement code (Code 
of Iowa Chapters 404 and 427B), the city and county have independent authority to grant an abatement. 
Acting alone, the city cannot use tax abatement to generate the same amount of revenue as TIF. 
Nonetheless, tax abatement provides a valuable tool for Clive’s initiatives.

USES
The city provides an incentive for property owners to make improvements to property by exempting 
the resulting increase in valuation from property taxation for a period of time.  The new valuation is 
“abated” and is, therefore, not subject to tax by any local taxing jurisdiction. Such abatements can be 
used on most projects and improvements that are deemed to be rehabilitating the property. This is 
decided by the County Board of Supervisors.  See here for more information. 

SPECIAL ASSESSMENTS
Public improvements are often financed using the power to levy special assessments (Iowa Statutes 
Chapter 384). A special assessment is a means for benefitting properties to pay for all or part of the 
costs associated with improvements and to spread the impact over a period of years. From a city 
perspective, this authority provides an important means of raising capital.

LIMITATIONS
State law places some limitations onto what properties can receive tax abatement based upon certain 
circumstances including ownership, valuation limits, or income limits. Taxes can be abated for property 
located within an urban revitalization area and are limited to a certain period as established by the 
abating jurisdiction.

USES
Special assessments can be used to finance all of the public improvements needed to implement the 
plan. Eligible improvements include streets, sidewalks, street lighting, streetscape, sewer systems, 
stormwater improvements, and public parking. Special assessments provide a means to borrow 
money to finance public improvements. Chapter 348 conveys the power to issue general obligation 
improvement bonds to finance the design and construction of public improvements. 

LIMITATIONS
Careful consideration must be given to setting the amount of the assessment. From a legal perspective, 
the amount of an assessment cannot exceed the benefit to property as measured by increased market 
value. There are also practical considerations. Benefiting property owners should pay for a fair share of 
improvement costs without creating an economic disincentive to operating a business in Clive. Within 
this limitation, several factors will shape the amount of the assessment:

• Local improvement policies and/ or decisions made on previous projects often create parameters 
for assessments. 

• Likewise, assessment decisions should be made with consideration of the potential implications for 
future similar projects.

• The assessment must strike a balance between equity and feasibility. Properties that benefit from 
improvements should pay a fair share of the costs. The assessment must be affordable for both the 
property owner and the city. Reducing the assessment to the property requires the city to allocate 
other revenues to the project.
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SELF-SUPPORTED MUNICIPAL IMPROVEMENT DISTRICT (SSMID)
A self-supported municipal improvement district is a tool for financing the construction and 
maintenance of public improvements within a defined area. Code of Iowa Chapter 386 governs the 
creation and use of SSMIDs. A self-supported municipal improvement district provides a means to levy 
taxes (service charges) and fund improvements to services for a commercial area.

USES
A SSMID has several applications for Clive:

• The district can provide an alternative to special assessments as a means of financing some of the 
public improvements required for specific project areas. The test for the SSMID is that the amount 
of improvement or maintenance charges imposed must be reasonably related to the improvements 
provided. The costs of street cleaning, security, streetscape improvements, or stormwater 
improvements for example, may be better spread across a district than through assessments to 
individual properties.

• A SSMID can provide for maintenance of public improvements. Some of the improvements 
described require a level of ongoing maintenance above the typical public improvement. Items 
such as banners and planted materials must be maintained and replaced at a faster rate than that 
expected for streets or utilities. Without a SSMID, these costs are typically paid directly by the city.

• A SSMID can provide improvements of public facilities. Use of a SSMID should be considered 
for developments considered to improve the appeal of the district. These improvements can be 
anything from sidewalk planters to new signage. 

LIMITATIONS
The use of SSMID as a financing tool also poses limitations: 

• Timeframe. The establishment of a SSMID does take a considerable amount of time due to the 
background information and the process required by the Code of Iowa to fully establish and 
adopt the SSMID. This process can take 1-4 years before benefits to the district are realized and 
improvements begin in the designated area. The majority of this time is due to administrative needs 
and tasks that must be done throughout the process. 

• Community Unity. Another limitation is the fact that at least twenty-five percent of all owners of 
property within the proposed district must agree to creation of a SSMID. These property owners 
must together represent an assessed value of twenty-five percent or more of all of the property in 
the proposed district.

REVOLVING LOAN FUND
Revolving Loan Funds (RLFs) are used to help finance many housing and commercial improvement 
projects. An RLF generally is used as a gap financing mechanism, which means that it provides the 
needed funds between what is required for a business or housing development to develop or expand, 
and what the private sector will lend that entity. 

The goal of these funds is to encourage the development of business, housing, and entrepreneurship 
in the district. The “revolving” part of the fund describes how it is maintained and paid back.  Once the 
fund is started (generally with some kind of seed monies) future loan payback or interest proceeds (if 
applied) can be used to issue new loans.
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USES
The RLF can be used to support businesses and housing projects throughout the community as defined 
by the program. Depending on the source of the seed monies, uses can be broadly defined by the city.

COMMERCIAL An RLF is suited for helping to expand existing businesses or encourage the 
development of new businesses. In general, the funds loaned to a business or entrepreneur are usually 
aimed at creating operating capital, helping with new construction or renovation, or buying machinery 
and equipment.

HOUSING An RLF is suited for helping with capital investment geared towards renovation of existing 
housing or new construction of missing middle housing.  

LIMITATIONS

ESTABLISHMENT 
Initial funding and administration of the program can be the biggest limitation for the RLF. Partnerships 
with local lenders for the administration of the program is a recommended starting point. 

GENERAL PROPERTY TAXES
General property taxes can be used to finance many of the services, improvements, facilities, and 
development activities needed to implement the plan. There are a variety of ways to provide property 
support. Taxes may be levied through the General Fund, to pay debt service on bonds, and as a levy for 
certain improvement projects.

GRANT PROGRAMS
Grant funding from County, Regional, State and Federal programs can be a valuable tool for planning 
and implementation. The specific nature of grant programs changes over time depending on policy 
objectives and funding. The following section describes some of the key current programs.

COMMUNITY DEVELOPMENT BLOCK GRANT PROGRAM 
The Federal Community Development Block Grant (CDBG) Program provides annual grants on a 
formula basis to Polk County, which then distributes funds to participating cities and townships. This 
program was established to develop viable urban communities by providing decent housing and a 
suitable living environment. CDBG funding expands economic opportunities for low- and moderate-
income persons and eliminates slum/blight conditions. CDBG funds could be considered for funding of 
various housing programs identified in the plan. 

IOWA ECONOMIC DEVELOPMENT AUTHORITY GRANTS & PROGRAMS
The Iowa Economic Development Authority (IEDA) has many opportunities to assist communities in 
developing or redeveloping areas. Such programs like the Community Catalyst Building Remediation 
Program assist in funding for redevelopment and rehabilitation to spur economic growth and 
reinvestment in the community.  Creative reuse of existing underutilized commercial spaces within the 
86th Street Neighborhood could be a candidate for this funding program. 
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COMMUNITY FOUNDATION GRANTS – COMMUNITY FOUNDATION GREATER DES 
MOINES
The Community Foundation provides three forms of grants that can provide funding for projects of all 
kinds within a community. These three types of grants are Leadership grants, Capacity Building grants, 
and Strategic Collaboration grants. The specific grant that applies to Clive the most is the Leadership 
grant. This grant can be used as funding for community facilities, public use spaces such as trails or 
parks, and other opportunities that are directly used by the community members in Clive. 

https://www.desmoinesfoundation.org/nonprofit-resources/grantmaking

GRANTS & ONGOING PROGRAMS
Clive has a history of pursuing and securing grant resources and other financial resources for important 
community projects. These tools should also be considered for the 86th Street Neighborhoods 
implementation. 

IOWA DEPARTMENT OF CULTURAL AFFAIRS GRANT - $75,000
Clive received a grant to renovate the community center and to rehabilitate/expand the Greenbelt within 
the community.

CLIVE COMMUNITY FOUNDATION
The Clive Community Foundation works closely with community members to connect donors with 
causes or projects that can help in bettering the community. These projects range from traditional 
charity to development projects for the community. This program is based upon individual community 
members participating and giving back to improve Clive. 

LOCAL OPTION SALES TAX
Local option sales taxes (LOST) are a widely used funding mechanism for communities. LOST has 
been a successful funding mechanism for large infrastructure improvements such as transportation 
upgrades or flood mitigation. This could be used within Clive to assist in all kinds of projects as this 
optional sales tax isn’t limited to the types of projects it can fund. It is up to the needs and discretion of 
the community and city as to what to put these funds to.

FEMA HAZARD MITIGATION –AND BRIC
Clive has successfully leveraged FEMA hazard mitigation and BRIC funding (Building Resilient 
Infrastructure and Communities) grant funding for implementation of the Flood Prone Property Buyout 
Area. These funds will continue to be an important tool in completing this project.  
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MEASURES AND METRICS
How do we know if we are being successful? A key responsibility 
of the 86th Street Neighborhoods Plan Implementation Team 
would be to establish a way to measure progress and report out 
that progress. 

Key measures could be:
• Number of strategies implemented on an annual basis.
• Public and private dollars invested in the neighborhood as 

measured through public improvement value and private 
building permit valuation. 

• Number of new businesses or startups.
• Growth in estimated market value.
• Square feet of new commercial growth.
• Number of new housing units created by type.
• Net growth in units (square feet of Commercial and units of 

Residential).
• Miles of ped/bike facilities (on- and off-street).
• Number of public art / interpretive installations.
• Participation at new programs/events.
• Acres or square feet of wetland restoration.
• Stormwater management installations.
• Water quality measurements.
• Instances of localized flooding.
• Others to be developed by the team.

Plans will become outdated. The plan should be updated when it 
becomes clear that the vision has shifted or the majority of the 
implementation projects have been substantially completed. 
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