
 

1 

  ITEM #    41____ 
      DATE: 08-12-14     

 
COUNCIL ACTION FORM 

 
SUBJECT:        REZONING WITH MASTER PLAN FOR PROPERTY AT 601 STATE 

AVENUE 
 
BACKGROUND: 
At the February 3 and March 5, 2014 meetings, the Planning and Zoning Commission 
reviewed a Floating Suburban Residential Medium Density (FS-RM) rezoning request 
for the subject property at 601 State Avenue (South Parcel of the three Breckenridge 
development properties). The Planning and Zoning Commission recommended 
approval of FS-RL (Floating Suburban Residential Low Density) zoning to the City 
Council with conditions limiting the development intensity of the site to 14 acres and a 
maximum development intensity of 105 units. That application was withdrawn by the 
applicant prior to consideration by the City Council and a revised rezoning request for 
FS-RL has been submitted for the south parcel that is now before the City Council.  City 
Council directed on April 22nd that the applicant prepare a master plan with the new 
rezoning request for this parcel. 
 
The current rezoning request is for the 28.9 acre parcel at 601 State Avenue (South 
Parcel on Attachment A). The request is to change the zoning designation from S-
GA (Special-Government/Airport) to RL (Residential Low Density) for the portions 
of the property north of College Creek and FS-RL (Suburban Residential Low-
Density) for the portion of the property south of College Creek for development of 
up to a maximum of 194 dwelling units. The development concept articulated by the 
applicant is for a new student housing rental development with a mix of both detached 
single-family dwellings and single-family attached dwellings (rowhomes). Complete 
analysis of the project is included as an addendum to this report. 
 
Based upon the Land Use Policy Plan (LUPP) land use designation, the site is generally 
split by College Creek with approximately 1.63 acres of Low Density north of College 
Creek and 27.37 acres of Village Suburban to the south.  The proposed RL and FS-RL 
are zoning districts that can be found to be consistent with the LUPP for the site both 
north and south of the creek, respectively.  
 
Staff notes that while most public infrastructure is adequate to serve the site, the 
preliminary findings of the traffic impact analysis submitted by the applicant identify off-
site impacts of the new development. Development of this site with the cumulative 
impact of development at 321 State Avenue (Middle Parcel) shows incremental impacts 
to nearby intersections, specifically at the intersection of Mortensen Road and State 
Avenue. The applicant has not offered mitigation for traffic impacts with the rezoning 
request.   
 
To develop the site in conformance with the proposed building types of the master plan, 
the applicant will be required to complete a preliminary plat and a final plat for the 
property before development of any of the proposed residential units. Because the 
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proposed rezoning request is for a mix of housing types, site plan review approval 
would be required for attached single-family homes, while it would not be required for 
detached single-family homes. 
 
The Planning and Zoning Commission held a public hearing for the requested rezoning 
on June 4, 2014. Comments and concerns were voiced from the neighborhood 
regarding issues such as traffic, pedestrian and bicycle safety, impervious surface area, 
slopes, storm water control, removal of wildlife habitat, expansion of the existing 

conservation area, Land Use Policy, trash, and housing types. The residents’ comments 

also focused around the desire to have the entire property rezoned to Residential Low 
Density (RL) rather than either FS-RL or FS-RM. The Commission members were sent 
multiple written documents identifying the issues and concerns voiced from the 
neighborhood. Those comments have been attached as a separate PDF for Council 
reference.  
 
Upon deliberation of the applicant’s master plan and information at the hearing, the 
Planning and Zoning Commission recommended to deny the request for rezoning with a 
vote of 3-2. 
 
Since the Planning and Zoning Commission hearing, the applicant has submitted a 
revised Master Plan dated, August 5, 2014. The extent of the changes to the Master 
Plan since the Planning and Zoning Commission recommendation includes a revised 
bike trail alignment on the school property to the west, a revision to the minimum 
number of units proposed for Parcel 3 from 125 to a minimum of 110 units, while 
maintaining the maximum number of units at 190, removal of the denoted 100 foot 
stream buffer from the Master Plan, and the addition of a 25 foot buffer along the south 
property line. 
 
For any alternative where the Council requires a master plan, the Zoning Code requires 
the applicant to submit a signed zoning agreement that specifies future development will 
be consistent with the approved master plan subject to consistency with Municipal 
Code. Staff recommends that submission of the signed zoning agreement for the 
master plan be required prior to the third reading of any ordinance rezoning the 
site.  
 
Based on staff analysis of the proposed rezoning and most current master plan 
submittal, three areas of concern are noted for inclusion in a potential zoning 
agreement. The items for discussion are determination on whether or not the existing 
shared use path should be relocated, determination on mitigation of the off-site traffic 
impact through a contribution to improvements of the State Street and Mortensen Road 
intersection, and the determination of net acreage for the site to clarify the potential 
range of developable units for the property.  
 
Determination on the location of the bike path could impact the overall developable area 
of the site and the required access points for the development.  Without the benefit of a 
more detailed site layout, it is unclear where or how many times the proposed 
development may cross the existing path, which is a safety concern for the shared use 
path users. A relocation as indicated on the August 5th revision to the shared use path 
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would still need to be reviewed by staff to verify acceptable location, slopes, and written 
approval of the School District for the proposed realignment west of the subject site. 
 
It has been determined there is an impact from the development at the intersection of 
State Avenue and Mortensen Road. The development of the Breckenridge parcels as 
described in the Traffic Impact Analysis may cause a need for the City to accelerate the 
planned improvements at the intersection before the City’s planned LRTP timeline. 
Development of the subject site could be accountable for a portion of the improvement 
needed to mitigate the impact as a condition of the rezoning.  
 
Outlined in the project analysis section of this report is a review of the developable area 
and net density calculation for the site and a difference between staff’s calculation and 
the applicant’s request. Staff has estimated net acreage of 10-14 acres for the site 
based on code allowed exceptions for constrained areas as compared to the applicant’s 
proposal of 21.48 net acres. Consideration is needed on development intensity based 
on the overall net developable acres of the site which are determined through the 
allowed exemptions for FS zoning in the Zoning Code.  
 
ALTERNATIVES: 
   
1. The City Council can approve rezoning of approximately 1.63 acres north of College 

Creek from “S-GA” (Government/Airport) to “RL” Residential Low Density, and 
rezoning of approximately 27.37 acres of land south of College Creek, from “S-GA” 
(Government/Airport) to “FS-RL” (Floating Suburban Residential Low Density), all 
located at 601 State Avenue, with a signed zoning agreement prior to third reading.  
 
This is the Applicant’s requested zoning change, and is based on the 
assumption that up to 190 dwelling units may be built. 

 
2. The City Council can approve rezoning of approximately 1.63 acres north of College 

Creek from “S-GA” (Government/Airport) to “RL” Residential Low Density, and 
rezoning of approximately 27.37 acres south of College Creek, from “S-GA” 
(Government/Airport) to “FS-RL” (Floating Suburban Residential Low Density), all 
located at 601 State Avenue, with a signed zoning agreement prior to third reading, 
subject to the following conditions: 

a. With regards to the bike path,  
i. That the shared use path remain in its current location and configuration,  

OR ALTERNATELY,  
ii. That the master plan include allowance for relocation of the bike path and 

easement subject to the approval by the City at the time of subdivision. 
b. With regards to density of development, that the developable areas of the site 

be reduced to 10-14 acres based on code allowed exceptions for constrained 
areas and the current configuration of the shared use path. 

c. With regards to off-site traffic improvements, that the Developer agree to pay 
a proportional share of the cost of traffic improvements at the intersection of 
Mortensen Road and State Avenue. 
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This alternative would give direction regarding location of the bike path, would 
clarify Council’s agreement with staff’s interpretation of the maximum density 
formula, and would secure a proportional contribution to the cost of a nearby 
traffic improvement that is impacted by development of this parcel. 

 
3. The City Council can approve rezoning of approximately 1.63 acres north of College 

Creek from “S-GA” (Government/Airport) to “RL” Residential Low Density, and 
rezoning of approximately 27.37 acres south of College Creek, from “S-GA” 
(Government/Airport) to “FS-RL” (Floating Suburban Residential Low Density), all 
located at 601 State Avenue, with conditions other than those listed under 
Alternative #2. 
 

4. The City Council can deny the request for rezoning of approximately 29 acres of 
land located at 601 State Avenue from “S-GA” (Government/Airport) to “RL” 
(Residential Low Density) and “FS-RL” (Floating Suburban Residential Low Density).  

 
This is the recommendation from the Planning and Zoning Commission. Under 
this alternative, the developer would not be able to file the same zoning 
application for one year.  

 
5. The City Council can indicate its willingness to approve rezoning of approximately 

1.63 acres north of College Creek from “S-GA” (Government/Airport) to “RL” 
Residential Low Density, and rezoning of approximately 27.37 acres south of 
College Creek, from “S-GA” (Government/Airport) to “F-PRD” (Planned Residencial 
District).  
 
This option would require the developer to withdraw the current rezoning 
request, and to then apply for F-PRD zoning of the portion south of the creek.  
 
Alternately, the City Council itself could initiate rezoning of this site to F-PRD. 
 

6. Action on this request can be postponed and referred back to staff and the applicant.  
 
Under this alternative, Council could provide direction to staff and the 
applicant to confirm the desired conditions in a written zoning agreement prior 
to Council approval of a rezoning ordinance. In contrast to Alternative #4, this 
would avoid the requirement that one year pass before the developer can seek 
FS-RL zoning of the parcel. 

 
MANAGER’S RECOMMENDED ACTION: 
 
The proposed zoning change to FS-RL and a portion of the site as R-L is consistent 
with the Land Use Policy Plan designation of Village/Suburban Residential and Low 
Density Residential. Within the applicable base zoning districts, the master plan 
submitted by the developer includes an estimated 21 acres as developable, which leads 
to a maximum density of 194 units and 582 beds for student housing. While the 
proposed zoning is consistent in its request of a base FS zoning, there are unknowns 
within the rezoning and master plan related to the development intensity of the site. 
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Outstanding issues include the advisability of relocating the bike path, agreement by the 
City to relocate the bike path, off-site traffic impact, lack of CyRide service for a 
significant population of proposed students, and the overall design of the site in relation 
to the current site constraints and the surrounding area.  
 
To develop the site with the proposed mix of units will require subdivision review of the 
property. Based on lot constraints due to undevelopable areas or protected areas of the 
site, staff questions if the proposed upper range of units could even be accomplished 
within requirements of subdivision design and improvement standards. Although the 
applicant submitted an August 5th revision to the Master Plan since the Planning and 
Zoning Commission hearing, it still does not address any revision to the overall 
developable area of the site or the maximum number of units proposed to the site. For 
that reason, staff does not believe the proposed master plan accounts for existing 
development constraints of the site and compatibility of the proposed development to 
the surrounding area.  
 
Staff also notes that, if the master plan was to be approved with a potential rerouting of 
the shared use path, the rerouting is conceptual at this stage and is still subject to City 
Council agreement and approval with a subsequent subdivision. The new configuration 
of the path will also require approval and granting of an easement by the School District 
for the realignment of the path indicated on the Middle School property. 
 
Since the August 5 master plan still does not adequately address the density, traffic 
impact and bike path issues, staff is unable to support Alternative #1 at this time. 
 
Staff could support Alternate #2 if two issues are resolved. First, Council would need to 
give direction on location of the bike path. Second, the the developer and staff need to 
resolve their varying code interpretations regarding net acreage that may be counted 
towards determining maximum density. That key issue must be resolved before staff 
could recommend approval of the FS-RL zoning. The developer’s representatives have 
verbally indicated that the bike path issue and proportional sharing of off-site 
improvements may be acceptable. All of these issues should be resolved and confirmed 
in writing. 
 
If the City Council desires, it may identify other conditions that should be included in a 
zoning agreement tied to FS-RL zoning. That option would build upon Alternative #3.  
 
Alternative #4 could be approved if the Council determines that the requested zoning 
and master plan is not within the public interest and does not promote the City’s interest 
in orderly and planned development supported by appropriate infrastructure and 
development of a site accounting for its constraints. This was the recommendation of 
the Planning and Zoning Commission. Infrastructure deficiencies relate to impacts on 
the surrounding transportation and bus systems. Furthermore, the change could be 
seen as detrimental to the general welfare of the community and surroundings in its 
intensity of development with its incompatibility to the surroundings and site constraints 
as shown in the layout of the master plan. Such a denial would preclude the applicant 
from proposing the same zoning for this parcel for one year. 
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If the Council and the developer desire to consider a uniquely adapted zoning 
designation for the parcel, then Alternative #5 could be selected. As was stated above, 
this option would require the developer to withdraw the current rezoning request, and to 
then apply for F-PRD zoning of the portion south of the creek. Alternately, the City 
Council itself could initiate rezoning of this site to F-PRD. 
 
Given the unresolved nature of the density interpretation issue, the bike trail location 
and the developer’s commitment to off-site traffic improvements, it is the 
recommendation of the City Manager that the City Council approve Alternative #6. 
Under this action, City Council would direct staff and the developer to try to resolve the 
disagreement over density determination. Specific language guaranteeing proportional 
responsibility for off-site improvements could be developed, and Council could give 
direction regarding its preferred approach to the bike path issue. If needed, the 
developer and staff could be directed to explore the impact of varying bike path 
locations on user safety and on development density. 

 
Consistent with the requirements of Section 29.1507(8), a protest of the zone change 
application signed by 17 property owners representing 19 of the 31 properties within 
200 feet of the subject site has been submitted to the City.  As a result of this protest, 
action to rezone the site to any zoning district except RL (Low Density 
Residential) will require five affirmative votes by the City Council.   
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ADDENDUM 
 
BACKGROUND INFORMATION: 
Breckenridge Group Ames Iowa, LLC initially approached the City to develop/redevelop 
three parcels of land located at 205 S. Wilmoth Avenue (North Parcel), 321 State 
Avenue (Middle Parcel), and 601 State Avenue (South Parcel). See Attachment A.  The 
three properties are currently designated as Low Density Residential or 
Village/Suburban Residential in the Land Use Policy Plan.  The north and south parcels 
are currently zoned Special-Government/Airport (S-G/A) and the middle parcel was 
recently zoned to RL (Residential Low Density). See Attachment B, Future Land Use 
Map, and Attachment C, Existing Zoning Map. The development concept traditionally 
used by the applicant is for a new student housing rental development that differs from 
traditional apartment type student housing developments. The concept had been for 
small individual buildings rather than a development of larger apartment buildings. For 
this lot however, a mix of residential unit types is being identified by the applicant within 
the master plan. Development of the properties requires a rezoning to allow for 
development consistent with an underlying land use designation.   
 
The first rezoning request by the applicant, which was recommended for approval by 
the Planning and Zoning Commission at the meeting on January 15, 2014, was for 
rezoning of 321 State Avenue, the middle parcel, to Residential Low Density. The 
subject request is for rezoning of 601 State Avenue, the south parcel, from S-GA 
(Special-Government/Airport) to RL (Residential Low Density) north of College 
Creek and FS-RL (Floating Suburban Residential Low Density) south of College 
Creek with a master plan for development of 128 to 194 dwelling units. See 
Attachment D Proposed Zoning. The subject site is an undeveloped 29 acre site at 601 
State Avenue (referred to herein as the south parcel). Full development potential of the 
site at their maximum development based on the submitted master plan is unlikely to be 
realized once site design and subdivision requirements are taken into account. 
 
In response to the applicant’s request to initiate a rezoning for the south parcel, the City 
Council determined a master plan was needed to accompany this rezoning request.  
City Council also recommended that staff work to facilitate a discussion with the 
neighborhood and the applicant to address priorities for the development sites and the 
integration of the proposed rental development into the neighborhood. A workshop was 
held on May 6, 2014 to discuss the development priorities for the combination of sites 
controlled by Breckenridge. The applicant has not submitted a formal application for 
alternate use of the South site since the workshop. 
 

Project Description 
The rezoning request and master plan submitted for review for the south parcel are for a 
RL and FS-RL development with a mix of single-family detached homes and single-
family attached units (row houses). (See Attachment F) The master plan identifies 
approximately 21.48 net acres for development.  The range of units proposed for the 
site based on three development parcels identified in the August 5th revision to the 
master plan is between 113 and 194 units. This range of units could yield up to 582 
beds for the property at a maximum of three bedrooms per unit to be rented by the 
property owner.   
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The master plan indicates public street improvements for the site with access to State 
Street through two points of ingress and egress to the site. The developer indicates that 
parking will be provided as 90 degree on-street parking.  The master plan does note the 
intent for an additional access point at South Franklin if parcel #2 is developed or if 
additional access is required for parcel 3, but this type of detail will be reviewed as part 
a subsequent subdivision application and not as a master plan component.   
 
The Master Plan identifies existing easements on the site including water and sewer, a 
conservation easement and a bike easement. Staff notes that there appear to be some 
additional mains that are not currently identified in easements which will need to be 
addressed at the time of subdivision review.  One such line may hinder the development 
of Parcel 1 as indicated on the Master Plan.  
 
A conservation easement, which was included on the Plat when the lot was created, is 
indicated on the Master Plan and exempted from the net acreage calculation by the 
applicant as required by code. A question about the validity of the easement has been 
raised and staff is reviewing the claim that the easement is “expired”. Staff would 
request that a formal easement document for the existing Conservation Easement be 
drafted and approved for the area in conjunction with any approval for rezoning of the 
property to affirm the clear intent of the easement on the plat.   
 
The applicant has also requested as part of the master plan that the existing bike trail 
easement be relocated as shown in green on the August 5th revision to the master plan 
to remove circulation conflicts with internal streets of the development.  
 
 
Project Analysis 
 
Land Use Designation/Zoning. The subject parcel was included within the citywide 
Land Use Policy Plan map amendment study for assigning government land a land use 
designation for future reuse. The City Council adopted a resolution changing this site 
from Government use to Village Suburban Residential on February 26, 2008. The 
alternative approved by City Council was to extend the village/suburban designation for 
residential development in response to a general interest to provide for more single-
family home development opportunities in support of the neighborhood and school 
district interests. 
 
The current LUPP future land use designation for the subject site is represented as split 
by College Creek. It is Low Density on two areas north of the creek, development parcel 
1 along South Wilmoth and development parcel 2 at the end of the South Franklin 
ROW. Development parcels 1 and 2 total 1.63 acres. The subject site is also designated 
as Village Suburban Residential on all areas south of College Creek for a total of 19.85 
acres.  See Attachment D.   
 
The Low-Density Residential designation of the LUPP is intended for such uses as 
single-family residential with the Residential Low Density (RL) zone and compatible with 
the adjacent established neighborhood.  Rezoning development parcels 1 and 2 to RL 
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will limit the areas to single-family residential dwellings with a maximum density of 7.26 
dwelling units per acre.  
 
The Village Suburban designation is intended for one of two types of development: the 
village concept or the suburban residential concept. Suburban residential developments 
are intended for remaining in-fill areas and new lands area where the village residential 
development is not chosen.  Suburban residential designated areas are anticipated to 
develop similar to past residential development patterns, such that it is generally a 
singular residential use pattern with little design integration as compared to a village. 
This concept generally requires that landscape buffering be used as a separation of 
land use types.  The LUPP intends for Suburban Residential, however while vehicular 
focused, to provide for improved pedestrian connection to parks, schools and open 
space areas using such amenities as sidewalks on both sides of the street, bike 
connections, and open space area. It is also required that the conservation of 
designated natural resources areas, such as designated environmental sensitive areas, 
be protected through design features  incorporated into the development. The 
requested rezoning from the current Government/Airport (S-GA) to the 
Residential Low Density (RL) and Floating Suburban Residential Low Density (FS-
RL) zone is consistent with the intent of the LUPP designation.   
 
The rezoning request to the FS-RL zone could allow for a development with a mix of 
single family and single-family attached (12 units or less), which is in line with the use 
types currently requested by the applicant. The code will require that each single-family 
detached and single-family attached unit be constructed on an individual lot as 
established through the requirements of subdivision.   
 
The density range established for the FS-RL zone is 3.75 units per acre to 10 units to 
net acre.  Based on the applicant’s calculation of developable area as the net acreage 
(21.48 acres), the minimum number of units under an FS-RL zoning could be 80 to 214, 
after exempting out undevelopable areas for floodplain, the conservation easement 
area, and the existing bike trail easement.  
 
Staff analysis supports additional areas of land being exempted from the 
developable area and taken out of the net density calculation, thereby reducing 
the buildable acreage of the site to approximately 10-14 acres. The FS Zoning 
District supplemental development standards within Table 29.1202(6) describe types of 
constraints that may be exempted for a net acreage calculation, such as areas of right-
of-way, areas of steep slopes, detention/retention areas, and the area within the 100 
foot stream buffer as required exceptions from the density calculation. However, at the 
master plan level, those areas have not all been identified as undevelopable and would 
be further refined with subdivision.   
 
With staff’s limited data on topography of the site, staff has conservatively 
calculated net developable acreage accounting for steep slopes greater than 15% 
would allow for approximately 10-14 acres of developable area, not all of which 
would be considered contiguous. Most of this developable area would be 
concentrated on the eastern 1/3 of the site with other scattered pockets. 
Additional limitations on developable area would also occur if the City does not 
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agree to move the bike path. With 14 acres of developable area, the minimum 
development requirement would be 54 units up to a maximum of 140 units. This is 
substantially less that the range of development identified by the applicant.  The 
number of units could additionally be reduced based on the location of the bike 
path as well as the design constraints which will be identified during the 
subdivision process.  
 
Planned Residential Development zoning is also provided for in the LUPP and the 
zoning code.  Property developed according to the F-PRD (Planned Residence District) 
requirements is to allow for innovative housing types and create a development pattern 
that is more aesthetic in design and sensitive to the natural features of the site and to 
surrounding uses of land than would customarily result from the application of the 
requirements of other residential zoning districts. Development is to include a mix of 
housing types, integrated design, open space, site amenities, and landscaping that 
exceeds the requirements that exist in other residential zone development standards.  If 
the City Council determines that a PRD is suitable for the site, and if that zoning is 
acceptable to the developer, then a major site development plan would be required 
before F-PRD zoning could be approved for the property.   
 
Existing Land Use.  Land uses that occupy the subject property and other surrounding 
properties are described in the following table: 
 

Direction from 
Subject Property 

Existing Land Uses/  
Ownership of Properties 

Subject Property 
Vacant 

Breckenridge Ames Iowa, LLC 

North 
Single Family Homes/Former Ames Middle School 

Rental and Owner Occupied/Breckenridge Ames Iowa, 
LLC 

East 
Undeveloped Park and Open Space 

Iowa State University 

South 
Undeveloped Park and Open Space 

Iowa State University 

West 
Single-Family Homes/ Current Middle School Site 

Rental and Owner Occupied/Ames Community School 
District 

 
Access. The master plan submitted indicates two access points to the site along State 
Avenue.  Public streets are noted in the submitted master plan documents. However, 
identification of public streets is not a required element of the master plan submittal by 
the zoning code and would typically be addressed at the time of subdivision. Provision 
of parking on the public streets is also noted on the master plan and that too would be 
evaluated with a subsequent preliminary plat application. Two points of access will be 
required to serve the site and meet Fire Code access requirements upon development 
of the site. Based on the two access points proposed, staff notes a concern for safety of 
the bike trail crossing. The proposed relocation would mitigate most of these concerns 
for the developer. However, at this time staff has not fully evaluated the desirability and 
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feasibility of reconstructing the path with steeper grades down to the creek channel and 
back to State Street.   
 

Infrastructure. The subject area is an undeveloped lot. Public utility mains for water 
and sewer are immediately adjacent to the subject property. Utility connections and 
storm water management will be verified at the time of site development based on the 
use(s) and site layout proposed. It is noted that some existing water and sewer mains 
exist within the site.  The location and easements for each will need to be verified at the 
time of subdivision for the site when design and layout is better understood.  This 
affects the areas north of the creek and their viability for construction of homes. 
 
Electric service will need to be run to the site, potentially from the intersection of State 
Avenue and Mortenson Road. Any costs associated with getting electric service to the 
site will need to be reviewed for the property at the time of development.   
 

Transportation Impacts. The Long Range Transportation Plan (LRTP) currently does 
not plan for any new residential units within the areas of the previous school district 
owned sites as they were government owned and not expected for near term 
development when it was adopted. The traffic impact analysis submitted by the 
applicant is intended to identify areas of increased traffic for vehicular movements at 
surrounding major intersections based on the projected number of new residential units 
for the sites. The City considers operational capacity at intersections when evaluating 
the effectiveness of the transportation network. The LUPP Transportation Chapter 
targets Level of Service (LOS) “C” for intersections.  
 
The applicant intends to develop the existing vacant site with the noted potential mix of 
uses ranging from 113 to 194 residential units for student housing rentals at 601 State 
Avenue.  The applicant’s traffic study accounted for 570 bedrooms or approximately 200 
units, depending on type. The traffic study also accounted for the pending rezoning of 
321 State Avenue and considered the combined impacts of both projects. The applicant 
appropriately used assumptions of trips per person rather than units because of the 
intention for the development as student housing versus standard single-family homes.  
The applicant then applied a 20% discount in trip generation due to expected lower car 
utilization based on a survey of parking utilization at Campus Crest Communities 
apartments on South 16th Street in Ames.  While staff does not concur with the method 
for creating the 20% trip reduction, the overall results of the study do demonstrate the 
expected magnitude of impacts of cumulative development of the south and middle 
parcels. 
 
City staff provided the trip distribution for the new development based upon the City’s 
traffic model. The applicant then added their new project trips with a generalized 
distribution to the existing traffic counts in order to estimate operational levels at the 
time the development is built.  Based on the submitted traffic impact analysis, there are 
some off-site impacts of the new development when considered in conjunction with the 
pending south site rezoning application. The highest level of impact is to the 
intersection of Mortensen Road and State Avenue during the PM Peak Hour 
where service degrades by one level.   
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Under current conditions, the unsignalized Mortensen and State intersection operates at 
the cusp of acceptable delay. With the proposed project there is a significant increase in 
the delay for certain traffic movements at the intersection and a worsening of conditions. 
The conclusions drawn by the applicant’s engineer indicate that the decreased level of 
service shown from the inclusion of the proposed development increase is not a 
significant change from existing conditions to warrant any mitigation on behalf of the 
development.  Staff does not concur with these findings about mitigation, since 
the change in level of service is an effect of the development. 
 
Derived from a needs assessment done for the current LRTP, a planned improvement 
for this intersection of a roundabout would mitigate the projected project impacts of both 
321 and 601 State Avenue.  The existing conditions of the intersection do show a need 
for improvement and it is identified on a LRTP priority list for improvement within the 10-
year planning cycle. However the current priorities do not show the improvement 
planned in the current 5-year Capital Improvement Program (CIP).  The development of 
these parcels as described in the TIA may cause a need for the City to accelerate the 
planned improvements before the City’s planned LRTP timeline. Development of the 
subject site could be accountable for a portion of the improvement needed to 
mitigate the impact as a condition of the rezoning as the City has not planned for 
this improvement in the near term.  
 
Existing transit service to the general area occurs by way of existing routes and stops 
on Lincoln Way. These routes are approximately 2,000 feet from developable area on 
the edge of the site along State Street. CyRide has provided comment that service in 
the area is already at capacity. CyRide also indicated they would not alter routes to 
provide service on State Avenue for direct service to the site.  CyRide does not currently 
have the financial means necessary to increase the level of service to the area with bus 
capacity or routes to accommodate the cumulative increase of new development in the 
area. Even with a large concentration of student housing on this site that would need 
and desire bus service, there is unlikely to be public bus service in the near future. 
 
Goals of the Land Use Policy Plan (LUPP). Several of the ten goal statements of the 
LUPP speak indirectly to this request for rezoning. However, Goal No. 5 seems to 
address the rezoning proposal most directly since it states that “it is the goal of Ames to 
establish a cost-effective and efficient growth pattern for development in new areas and 
in a limited number of existing areas for intensification.” Objective 5.C.states: “Ames 
seeks continuance of development in emerging and infill areas where there is existing 
public infrastructure and where capacity permits.”   
 
Applicable Laws and Policies. The City of Ames laws and policies that are applicable 
to this proposed rezoning are included in (Attachment  F). 
 
Applicant’s Statements.  The applicant has provided a description of the proposed 
rezoning with master plan request (See Attachment G). 
 
Findings of Fact.  Based upon an analysis of the proposed rezoning and laws pertinent 
to the applicant’s request, staff makes the following findings of fact that may be 
incorporated into final decision on the project: 
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1. The subject site is a vacant lot zoned S-GA.  S-GA allows for uses associated with 

federal, state, county, school districts, or municipal governmental authorities, such 
as publically owned facilities used for administration, services or general aviation 
functions. 

 
2. Ames Municipal Code Section 29.1507(2) allows owners of 50 percent or more of 

the area of the lots in any district desired for rezoning to file an application 
requesting that the City Council rezone the property. The property represented by 
the applicant is entirely under one ownership representing 100 percent of the 
property requested for rezoning.  

 
3. The subject property has been designated on the Land Use Policy Plan (LUPP) 

Future Land Use Map as “Residential Low Density” north of College Creek and 
“Village/Suburban Residential’ south of College Creek.  The City completed an 
analysis of government lands in 2008 and designated this site accordingly to 
accommodate a desired increase in low-density single-family development and for 
compatibility with surrounding neighborhood. 

 
4.  The LUPP identifies a greenway overlay across the site in support of the natural 

area of College Creek and the existing bike trail. 
 
5. The “Village/Suburban Residential” land use designation supports multiple zoning 

district choices. The proposed “Suburban Residential Floating Residential Low 
Density” (FS-RL) zoning designation request for the site for areas south of College 
Creek. Under “FS-RL” zoning the proposed uses as identified in the master plan 
are permitted.  The applicant will be required to subdivide the property through a 
preliminary and final plat to allow for each single-family attached residential unit to 
be located on individual lots.   

 
6. Ames Municipal Code Sec. 29.1507(5) requires approval of a zoning agreement 

for an application with a master plan and that all subsequent development comply 
with the master plan. 

 
7. Public infrastructure is generally available to serve the proposed development and 

pending development. However, the project contributes incremental negative 
impacts to intersection operations in the area of the site and contributes additional 
riders to the bus system that currently operates at capacity.   

 
8. Development of the project would accelerate the need to implement traffic 

mitigation at the intersection of Mortensen and State that is not programmed 
within the City’s Capital Improvement Plan.  

 
9. CyRide bus service does not have a route in service or planned for convenient 

access to the site. 
 
10.  The City owns an easement for a bike trail used for recreation and transportation 

purposes through the site and connects across State Street at the middle of the 
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site. Development around the bike path would negatively affect safety for users if 
crossed frequently by vehicles. Development surrounding the path would 
negatively affect its setting within a natural area as a greenway amenity. 

 
11.   The site includes a number of natural constraints to development that include a 

flood plain, natural areas, creek channel, and a substantial amount of acreage of 
the site in excess of 15 percent slopes. Development of these areas would be 
disruptive to the setting of the site and require substantial engineering and grading 
to manage stormwater runoff and soil stability for appropriate building sites of 
homes. 

 
Public Notice. Notice was mailed to property owners within 200 feet of the rezoning 
area and a sign was posted on the subject property.  
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Attachment A 

Location Map 
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Attachment B 
LUPP Future Land Use Map 
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Attachment C 
Existing Zoning 
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Attachment D 
Proposed Zoning 
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 Attachment E 
Code Requirements for a master plan  

 
Per Section 29.1507(4): master plan Submittal Requirements: 

a. Name of the applicant and the name of the owner of record. 
b. Legal description of the property. 
c. North arrow, graphic scale, and date. 
d. Existing conditions within the proposed zoning boundary and within 200 feet of 

the proposed zoning boundary: Project boundary; all internal property 
boundaries; public rights-of-way on and adjacent to the site, utilities; easements; 
existing structures; topography (contours at two-foot intervals); areas of different 
vegetation types; designated wetlands; flood plain and floodway boundaries; 
areas designated by the Ames Land Use Policy Plan as Greenways and 
Environmentally Sensitive Areas 

e. Proposed zoning boundary lines. 
f. Outline and size in acres of areas to be protected from impacts of development 
g. Outline and size in acres of areas proposed of each separate land use and for 

each residential unit type 
h. Pattern of arterial streets and trails and off-site transportation connections 
i. For proposed residential development provide the number of unit type for each 

area, expressed in a range of the minimum to maximum number to be developed 
in each area 

j. For proposed residential development provide a summary table describing all 
uses of the total site area, including the number of units per net acre for each unit 
type and each zoning area. 
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Attachment F 
Applicable Laws and Policies 

 
The laws applicable to the proposed rezoning at 321 State Avenue are as follows: 
 

• Land Use Policy Plan (LUPP) Goals, Policies and the Future Land Use Map: 
 

The Land Use Policy Plan (LUPP) Future Land Use Map identifies the land use 

designations for the property proposed for rezoning. 

 

• Ames Municipal Code Chapter 29, Section 1507, Zoning Text and Map Amendments, 
includes requirements for owners of land to submit a petition for amendment, a 
provision to allow the City Council to impose conditions on map amendments, 
provisions for notice to the public, and time limits for the processing of rezoning 
proposals. 

 
•  Ames Municipal Code Chapter 29, Section 701, Residential Low Density (RL) Zone, 

includes a list of uses that are permitted in the Residential Low Density zoning district 
and the zone development standards that apply to properties in that zone. 

 
• Ames Municipal Code Chapter 29, Section 1200, Floating Zones, includes a list of 

uses that are permitted in the Village Residential, Suburban Residential and Planned 
Residential zoning districts and the zone development standards that apply to 
properties in those zones. 

 
 

 
 



DO NOT WRITE IN THE SPACE ABOVE THIS LINE, RESERVED FOR RECORDER

Prepared by: Judy K. Parks, Ames City Attorney, 515 Clark Avenue, Ames, IA 50010   Phone: 515-239-5146

Return to: Ames City Clerk, P.O. Box 811, Ames, IA 50010  Phone: 515-239-5105

ORDINANCE NO.                 

AN ORDINANCE AMENDING THE OFFICIAL ZONING MAP OF THE
CITY OF AMES, IOWA, AS PROVIDED FOR IN SECTION 29.301 OF THE
MUNICIPAL CODE OF THE CITY OF AMES, IOWA, BY CHANGING THE
BOUNDARIES OF THE DISTRICTS ESTABLISHED AND SHOWN ON
SAID MAP AS PROVIDED IN SECTION 29.1507 OF THE MUNICIPAL
CODE OF THE CITY OF AMES, IOWA; REPEALING ALL ORDINANCES
AND PARTS OF ORDINANCES IN CONFLICT HEREWITH AND
ESTABLISHING AN EFFECTIVE DATE

BE IT HEREBY ORDAINED by the City Council of the City of Ames, Iowa;

Section 1:  The Official Zoning Map of the City of Ames, Iowa, as provided for in
Section 29.301 of the Municipal Code of the City of Ames, Iowa, is amended by changing the
boundaries of the districts established and shown on said Map in the manner authorized by
Section 29.1507 of the Municipal Code of the City of Ames, Iowa, as follows: That the real estate,
generally located at 601 State Avenue, is rezoned with a Master Plan from Special
Government/Airport (S-GA) to Residential Low Density (RL) and Floating Suburban Residential

Low Density (FS-RL).

Real Estate Description: North Tract:  That part of Lot 2, Ames Middle School 2003, Plat
2 lying North of the centerline of an existing creek and being more particularly described as
follows: Beginning at the Northeast Corner of said Lot 2; thence S00°48'56"E, 97.42 feet
along the East line thereof to the approximate centerline of said creek; thence following said

line S79°47'00"W, 67.81 feet; thence N61°44'50"W, 133.74 feet; thence S27°29'01"W,
217.58 feet; thence S62°33'38"W, 122.40 feet; thence S06°19'30"E, 90.87 feet; thence
S74°57'15"W, 150.40 feet; thence S32°58'47"W, 79.43 feet; thence S89°05'41"W, 61.87
feet; thence S76°47'10"W, 218.20 feet; thence S63°12'57"W, 133.13 feet; thence
S42°05'28"W, 125.26 feet; thence N89°34'38"W, 239.77 feet; thence N59°27'19"W, 195.77
feet to the West line of said Lot 2; thence N00°15'00"W, 123.82 feet to the Northwest Corner
thereof; thence following the boundary of said Lot 2 S89°10'19"E, 210.71 feet; thence
S89°14'16"E, 665.23 feet; thence N00°18'11"W, 125.01 feet; thence S89°22'29"E, 27.50
feet; thence N00°18'11"W, 342.83 feet; thence N88°29'30"E, 555.97 feet to the point of
beginning, containing 242400.13 s.f.
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South Tract:
That part of Lot 2, Ames Middle School 2003, Plat 2 lying South of the centerline of
an existing creek and being more particularly described as follows: Commencing at
the Northeast Corner of said Lot 2; thence S00°48'56"E, 97.42 feet along the East
line thereof to the point of beginning; thence continuing S00°48'56"E, 396.10 feet;
thence S06°31'20"E, 200.95 feet; thence S00°47'57"E, 300.01 feet; thence
S06°33'03"E, 167.66 feet to the Southeast Corner of said Lot 2; thence
N89°08'56"W, 1507.08 feet to the Southwest Corner thereof; thence N00°15'00"W,
543.21 feet along the West line thereof to the approximate centerline of said creek;
thence following said line S59°27'19"E, 195.77 feet; thence S89°34'38"E, 239.77
feet; thence N42°05'28"E, 125.26 feet; thence N63°12'57"E, 133.13 feet; thence

N76°47'10"E, 218.20 feet; thence N89°05'41"E, 61.87 feet; thence N32°58'47"E,

79.43 feet; thence N74°57'15"E, 150.40 feet; thence N06°19'30"W, 90.87 feet;
thence N62°33'38"E, 122.40 feet; thence N27°29'01"E, 217.58 feet; thence
S61°44'50"E, 133.74 feet; thence N79°47'00"E, 67.81 feet to the point of beginning,
containing 1020749.98 s.f.

Section 2:  All other ordinances and parts of ordinances in conflict herewith are hereby
repealed to the extent of such conflict.

Section 3:  This ordinance is in full force and effect from and after its adoption and
publication as provided by law.

ADOPTED THIS ________ day of _________________________, ______.

_________________________________ _______________________________________
Diane R. Voss, City Clerk Ann H. Campbell, Mayor































































IFOXengineering
Aspen Business Park 414 South 17 Street, Suite 107 Ames. Iowa 50010

August 5, 2014

Karen Marren
Planner
Planning and Housing Department
City of Ames
515 Clark Avenue
Ames, Iowa 50010

RE: 601 State Avenue - South Parcel Master Plan Resubmittal
FOX Ref. No. 5360-13a.100

Dear Karen:

Attached is the revised Master Plan for 601 State Avenue. In addition we have responses to the Citys comments
from the May 16, 2014 letter (attached) and the City’s Staff Report to the Planning Zoning Commission (also
attached).

First, comments on the May 16th letter. I have numbered your comments so we can address each item:

1. We have changed the name to appropriate designation. The number of units per “building” varies.

2. We will follow the standards for the street geometry and speed. If the City is going to lower the speed,
then we will need to know for the proper design of the intersections.

3. Do not believe this is true. Improvements to S. Franklin are not required by the development of a
single lot. If so, then the property with frontage to the north of the Breckenridge lot will need to
improve their frontage prior to Breckinridges lot being developed.

4. We have not heard an opinion from the City Attorney’s office. We believe a conservation easement is
not needed as the required stream buffer is sufficient and replaces any need for the conservation
easement.

5. Easement areas (conservation, bike path, water sewer, etc.) are allowed to be in the lot area as long as
they do not impede the use of the easement. The final density calculation can only be done after the
layout and design is completed to greater detail. The easements prohibit buildings and structures.
Easements can, and may, be included as part of the lots.

6. The bike path does not need to be relocated unless the City would like it in another location. To each
sub point:

• The intent shown on the plan was to use the current State Street crossing location and any
bike trail traffic will use the current shared used path along the west side State to access the
new trail location. This location is advantageous to any school children from the north
accessing the path so they don’t have to go up the hill.

• We have discussed rerouting the trail on the School’s property so it follow the contours and
eliminates the sharp turn and the hill. This also eliminates a steep hill on the school property
and improves the safety and usability of the trail. The relocated trail is shown on the Master
Plan. The issue has been discussed with Ames Schools and they are in an agreement with the
reroute as long as they don’t have to pay for the improvement.

• The only severe bend will be eliminated by the aforementioned reroute on the School
property.

800.433.3469 515.233.0000 www.foxeng.com
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• The intention is to have the trail parallel the stream as that is the amenity that the trail
serves in addition to the overall trail network. Trails and conservation areas would seem to be
compatible uses.

• The trail can stay at its current location or it can move. Need a timely decision from the City
before proceeding with the subdivision layout.

Comments to Staffs report to the Planning & Zoning Commission dated June 4, 2014- Findings of Fact:
1. Agree.
2. No comment.
3. No comment.
4. In the LUPP all stream flood plains and streams are included in this designation.
5. No comment.

6. The City needs to provide a draft of this agreement for negotiation and review by Breckenridge. Timely
response by the City is required.

7. The City addresses two issues here. First, the intersection of Mortensen and State. No one would deny
that this intersection already has issues. As per the traffic study there is an incremental change to the
intersection.

Concerning the bus system, with an increase in enrollment there will be an increase in potential ridership
regardless of the location. This site is in proximity to the University and can be easily walked or biked.
The Developer may choose to provide his own bus service for the area.

8. This intersection has been in ongoing discussions between ISU and the City. Neither entity wants to take
responsibility for this intersection which already has issues. Neither the City or ISU should expect
Breckenridge to pay for the full improvement of this intersection in order relieve the City or ISU of their
responsibilities. The traffic study was for the maximum number of requested units for the middle and
south parcels. The actual number of units constructed will not be determined until the preliminary plat
is submitted and is likely to be less than the maximum. Once the final number of units is ascertained,
then the true traffic impact can be analyzed.

We propose moving the bike path to be adjacent the natural area of the stream corridor. This is within
the Citys ability to resolve.

9. No final plans have been prepared. The implementation of subdivision rules has made accommodating
some of these concerns more difficult. Additional stormwater rules have been promulgated since the
start of this project 2 years ago which will have some effect on the project and the final density of the
project.

If you have any further comments or questions, then please get them to me in a timely fashion so we can respond
before the Council meeting.

cc: Charlie Vatterott, Aspen Heights
Brian Torresi

K:\!proj\5000\5360-13a Aspen Heights\Master PIan\2014 0804 Master Plan resubmittal Itr.docx
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601 State Avenue
Narrative to the Master Plan

FS-RL Rezoning
Master Plan as per Ames Code 29.1507(4)

April 29, 2014
Revised August 5, 2014

Reference Master Plan for detailed responses to the legal requirements of 29.1507(4).

The complex will be a mix of single family residential types varying from 2 units attached up to 5 units
attached. Alley loaded units, if any, may be up to 12 units attached. There will be 2-3 bedrooms per
residential unit.

The lots will be platted and the streets will be public. However, due to the isolated nature of the
development the Owner is agreeable to private streets. Parking will be on the street as 90 degree
(straight in) parking.

The Developer would ask the existing bike trail be relocated in cooperation with the City. There will be
some fringe areas and/or unusable/or undevelopable areas adjacent to the floodplain or conservation
area will not be developed. The new storm water regulations require a 100 foot buffer from the edge of
the stream. However, the floodplain and conservation areas will need to have utility connections made
through the areas, some elements of the storm water management and treatment systems will be
located in the area, and the bike path may be relocated to within these areas.

Two accesses will be provided to State Avenue in accordance with the City’s requirements.

Public sidewalks will be constructed as per the requirements for access except where trails have already
been constructed on State Avenue.

No improvements are planned for State. The traffic study indicates 3 lane sections out of the
development address an localized intersection issues. The drives from the complex will have one lane in
and two lanes out - one left and one right.

Utilities

Water - Available adjacent to the site. Public mains will be run in easement as required to service the
buildings and to provide fire protection.

Sanitary Sewer - Available adjacent to the site. Public mains will be run in easements required to service
the buildings.

Storm Sewer/Drainage - Available adjacent to the site. Will be distributed throughout the site and will
be private. Some accommodations will be made for offsite drainage from the south (ISU property).
Drainage will be in conformance with the City’s standards.

Gas/Electric/Phone - Available adjacent to the site.

K:\lproj\5000\5360-13a Aspen Heights\Master Plan\2014 08 05 rev south parcel mp narrative ver 1.docx

Attachment G



MASTER PLAN SUBMIUAL REQUIREMENTS
as per City Code Section 29-1507(4)

(i) Name of the applicant and the name of the owner of record
Greg Henry
Manager
Breckenridge Group Ames Iowa, L.L.C.
1301 S. Capital of Texas i-lighway
Suite B-201
Austin, Texas 78746

(ii) Legal description of the property
Reference attached boundary survey.

(iii) North arrow, graphic scale, and date
Shown.

(iv) Existing conditions within the proposed zoning boundary and within 200 feet of the proposed zoning boundary: Project
boundary; all internal property boundaries; public rights-of-way on and adjacent to the site, utilities; easements; existing
structures; topography (contours at two-foot intervals); areas of different vegetation types; designated wetlands; flood plain
and floodway boundaries; areas designated by the Ames Land Use Policy Plan as Greenways and Environmentally Sensitive
Areas

Easements are shown from available City record. Reference attached City utility maps. Location of utility and
easement to be confirmed in design.
Floodplains from available FEMA information to be confirmed during design. All areas in the floodway or flood fringe
are designated as Environmentally Sensitive Areas. It is expected some water, storm sewer and sanitary sewer utility
work as well as bike and walking paths will occur in the floodway and flood fringe. There are no designated wetlands
- though it is assumed some wetlands exist within the flood plain.
Topography is from LIDAR information. Aerial photography was taken in April 2012. There are no existing buildings
on this property.

(v) Proposed zoning boundary lines
Zoning boundaries are divided by the creek. North of creek will be zoned RL and south of the creek will be FS-RL
(Suburban Residential Low Density).

(vi) Outline and size in acres of areas to be protected from impacts of development
No development in the flood plain or conservation easement areas. Size of the floodplain and conservation easement
is 7.525 acres. There are numerous easements for sanitary sewer that will need to be protected from development -

though most are already in the flood plain. A new bike path easement will need to be prepared for the relocated bike
path.

(vii) Outline and size in acres of areas proposed of each separate land use and for each residential unit type
There are 3 development parcels divided by the conservation easement. The two areas north of the creek are RL
zoned and the area south of the creek is FS-RL.
Development Parcel No. 1 - Small 0.637 acre area adjacent to South Wilmoth Avenue - RL Zoning.
Development Parcel No. 2 - Small 0.993 acre area off the end of South Franklin Avenue - RL Zoning.
Development Parcel No. 3 - Large 19.85 bordered by the flood plain to the north - FS-RL Zoning.

(viii) Pattern of arterial streets and trails and off-site transportation connections
There are two planned connections to State Avenue - north and south. Two connections are needed for internal
connectivity and fire protection requirements.
A private drive connection to South Franklin Avenue is proposed in the event Development Parcel No. 2 is
constructed.
Existing bike trail on State Avenue is unaffected. The bike trail from State Avenue to the Ames Middle School will be
relocated.

(ix) For proposed residential development provide the number of unit type for each area, expressed in a range of the
minimum to maximum number to be developed in each area.
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Development Parcel No. 1 (RL) - A minimum of 2 lots or maximum of 3 lots.
Development Parcel No. 2 (RL) - One unit is planned for this parcel.
Development Parcel No. 3 (FS-RL) - A minimum of 110 lots or a maximum of 190 lots.

(x) For proposed residential development provide a summary table describing all uses of the total
site area, including the number of units per net acre for each unit type and each zoning area.

Zoning requested is RL and FS-RL
Total Site Area = 29.00 acres
Undevelopable area in the floodplain or conservation easement = 7.525 acres. Note - this area can be included in the
lots, just is not buildable.
Area in the bike trail easement = 1.700 acres. Note - this area can be included in the lots, just is not buildable.
Approximate developable area = 21.48 acres
Uses in accordance with the zoning designation
Maximum density in the RL zone is 7.26 units per acre
Minimum density in the FS-RL is 3.75 units per net acre
Minimum number of units required in the FS-RL area = determined on the ~ developable acres. Not know at this
time.

(xi) For proposed commercial development: placement, size in square feet and approximate dimensions for all buildings,
locations and approximate dimensions of all parking areas; areas of landscape, screening, buffer, plaza and open space;
circulation pattern for all modes of transportation on the site.

Does not apply to this residential development.

K:\!proj\5000\5360-13a Aspen Heights\Master Plan\Master Plan Submittal Requirements 20140805 South.docx
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CITY Of

nmes~
Smart Choice

May 16, 2014

Fox Engineering Associates, Inc
Ann: Scott Renaud
414 S. 17th Street, Suite 107
Ames, IA 50010

Re: Rezone Request and Master Plan for 601 State Avenue, ZMA 14-02

Dear Scott,

Thank you for submitting the rezoning request and master plan for the property located at 601
State Avenue. Cty staff has met to review the submitted rezoning request for the property,
which was deemed a complete application on May 2, 2014. Comments concerning the rezoning
request and master plan are provided below:

The Master Plan indicates duplexes and row houses, neither of which are defined use
types within the RL or FS-RL zones being requested. The only residential use types
permitted are single family dwellings and single family attached dwellings. Typical row
homes and duplexes style units could both fit within the definition of the attached single
family dwelling classification if they were arranged so that all buildings were
constructed with at least two units per building, each unit was on an individual lot and
separated by a fire wall, all units had a front door access to the outside, and no units
were located above another. Please change the description to be attached single family
with a count of the number of units per building.

Staff notes a concern for the location of the north drive access onto State Avenue. The
visibility from the driveway onto State Avenue from that access point will need to be
reviewed to determine any safety concerns. This will need to be addressed at the time
of subdivision review for the property.

Based on the Master Plan noted use of the area of development parcel 2, South Franklin
will be required to be improved based on minimum subdivision requirements for lot
frontage. This will need to be addressed at the time of subdivision review for the
property.

4 • An easement document for the Conservation Easement should be drafted and approved
for the area in conjunction with any approval for rezoning of the property to affirm the

Planning and Housing Department ~‘515.239.54OO ~ 515 C4arkAve P0. Box 811
~, 5152395404 ~ Ames, LA 50010

-! www CItyo~Ames org
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clear intent of the easement on the plat. The City Attorney’s office is reviewing the
claim that the easement is “expired”.

The Master Plan indicates that the applicant has not determined the net developable
acres for the site and therefore has not determined the minimum number of units
required for the FS-RL zone. At minimum, staff notes that the required 100 foot stream
buffer area should be removed from the area calculations when determining net
developable area. Staff has other concerns about high slope area and ability to meet fire
access requirements for Parcel 3.

Parks and Recreation Staff have noted a few concerns regarding the revised location of
bike path. For safety reasons, staff notes the follow comments:

- Concern for the revised connection point at State Avenue. Is the intent to
maintain the existing connection point crossing State Avenue and continue
the trail within the existing shared use path that is within the shoulder area
of State Avenue?

- Concern for the slope at the trail connection points (along west property line
and connection on the east to State Avenue).

- Ability for maintenance operations to be continued at the current level.
This is a concern for the increase number and severity of curves in the trail
and slope of the new trail.

- Concern for areas of the new trail location within what appears to be
wooded area and or conservation area.

- Need to continue dialogue about feasibility of moving the trail.

Staff requests the above informationlcomments to be addressed for staff to proceed with a report
to the Planning and Zoning Commission. A public hearing is required before the Planning and
Zoning Commission can forward their recommendation up to the City Council.

Please contact me if you have questions. We look forward to working with you to complete this
request in a timely manner. If you have any questions about your project, please contact me at
(515) 239-5400.

Sincerely,

Karen Marren
Planner

cc: Brian Torresi, Davis Brown Law Firm, 2605 Northridge Pkwy., Ste.101, Ames, IA 50010
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City of Ames Staff Report to P & Z for the June 4, 2014 meeting

Applicant’s Statements. The applicant has provided a description of the proposed
rezoning request and a narrative with the proposed master plan (See Attachment F).

Findings of Fact. Based upon an analysis of the proposed rezoning and laws pertinent
to the applicant’s request, staff makes the following findings of fact that may be
incorporated into final decision on the project:

The subject site is a vacant lot zoned S-GA. S-GA allows for uses associated with
federal, state, county, school districts, or municipal governmental authorities, such
as publically owned facilities used for administration, services or general aviation
functions.

Ames Municipal Code Section 29.1507(2) allows owners of 50 percent or more of
the area of the lots in any district desired for rezoning to file an application
requesting that the City Council rezone the property. The property represented by
the applicant is entirely under one ownership representing 100 percent of the
property requested for rezoning.

~ The subject property has been designated on the Land Use Policy Plan (LUPP)
Future Land Use Map as “Residential Low Density” north of College Creek and
“Village/Suburban Residential’ south of College Creek. The City completed an
analysis of government lands in 2008 and designated this site accordingly to
accommodate a desired increase in low-density single-family development and for
compatibility with surrounding neighborhood.

~ The LUPP identifies a greenway overlay across the site in support of the natural
area of College Creek and the existing bike trail.

The “Village/Suburban Residential” land use designation supports multiple zoning
district choices. The proposed “Suburban Residential Floating Residential Low
Density” (FS-RL) zoning designation request for the site for areas south of College
Creek. Under “FS-RL” zoning the proposed uses as identified in the master plan
are permitted. The applicant will be required to subdivide the property through a
preliminary and final plat to allow for each single-family attached residential unit to
be located on individual lots.

Ames Municipal Code Sec. 29.1507(5) requires approval of a zoning agreement
for an application with a master plan and that all subsequent development
complies with the master plan.

~ Public infrastructure is generally available to serve the proposed development and
pending development. The project contributes incremental negative impacts to
intersection operations in the area of the site and contributes additional riders to
the bus system that operates at capacity.

Development of the project would accelerate the need to implement traffic
mitigation at the intersection of Mortensen and State that is not programmed
within the City’s Capital Improvement Plan.

10
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The City owns an easement for a bike trail used for recreation and transportation
purposes through the site and connects across State Street at the middle of the
site. Development around the bike path would negatively affect safety for users if
crossed frequently by vehicles. Development surrounding the path would
negatively affect its selling within a natural area as a greenway amenity.

The site includes a number of natural constraints to development that include a
flood plain, natural areas, creek channel, and a substantial amount of acreage of
the site in excess of 15 percent slopes. Development of these areas would be
disruptive to the selling of the site and require substantial engineering and grading
to manage stormwater runoff and soil stability for appropriate building sites of
homes.

Public Notice. Notice was mailed to property owners within 200 feet of the rezoning
area and a sign was posted on the subject property.

Attachment G



I

~—

H /l’~ ~
PARCEL1 ~ L
0.637 ACRES DEVELOPABLE

It \t .,,

•_,•%. ..,,,, ‘5
%.._.. •L.

~ ~,i — r ..-

~

k \~ ‘~. — — )
IL. ,~

/

It~
(‘(I Ii

-5’

‘-U)

~
—~ s_~_5sz.—.., ~ ,~

RL ZONE

q — —~

--~::~ ~~5~ANK ~- ~—

I

-.5—

t:~-:~f I
I

~u~i~i

I,

~ i~,

;‘ cf/Il! ~
1, ~

MASTER PLAN SUBMITTAL REQUIREMENTS
as per City Code SeCtion 29-1507(4)

(I) N.,,,. of the applicant and the n.we of the owner of record
Greg Romp
Manager
Bredsestnidge Groop Ante. Iowa. LLC.
112015. Capitol ofTen., Righway
Salt. 0-201
Austin, Teoan 707412

(ii) Legal dtsstlptlon of the property
Referenc. attached boond.ry survey.

(iii) North arrow, graphic scale, and date
tot.wn

(lv) Eclsting conditions within tic. proposed toning bnondary and wIthin 200 feet of the proposed coning
boondary: Project boondary; all internal propnrty boondarins; pscblic rights-of-way no ted adjacent to the sit.,
otilities; easements aoisting stroctore,; topography (cnntoors at Iwo-font Internals); areas of different
vegetation types; deslgtsated wetland,; flood plain .nd floodway hoscndarles; ama. designated by the Antes Land
Us. Policy Plan., Greenwaps and Enniron,nentaliy SensitIve Areas

Eanesnento are nhowo from available City record. Reference attached City atility maps. Location of otlilty .nd
easement to be ~onflresnd in design.
Fioodplalns front aoali.bie FEMA infonnation to be confirmed doming dnsign. All areas in the floodway or flood
fringe are designated as Environmentally Sensitive Areas, it is eopected some water, storm sewer and sanitary
sewer cctiiity worh as wall as bib. and walking p.thn wit oncor In the floodway and flood fringe. There are no
designatod wetland,- thoogh Itis assowed some wetland, noist within the flood plain.
Topography I, front LIBAR informatIon. Aerial photography was token in April2012. There are no eoistitg
buildings on this property.

)v) Proposed cooing boscndarp line.
Boning beood.rles are dividod by the creek. North of creek will he toned RI, and ,oscth of the creek miii be
PS-EL (Subrnban Residential Low Benalty).

(nil Ontilne and ,ize in acres of area, to be protected from Impact, of deneiopment
No devetop.nent In the Rood plain or conservation easement areas. Sine of the Roodplaln and consorvatiw.
easement is 7.523 acres. Them. are nomerosts easemnnto for sanItary sewar that will need to ho protected
front devolopwnnt-thoogh most are already in the flood plain. A now bike path easement will need to ho

I
‘I

‘There are two planned connections to State Avenue ‘north and south Two connections are needed for
Internal connectivity and Ore protection rnqoiremonta.
A private drive connection to Sooth Franklin Avense is proposed in the event eveiopment Parcel No.2 is
constrocted.
toisting bike trail on State Avenue is onaffectnd. The hike trail from State Avenoe to the Ames Middle School
c.ill be relocated.

)o) For proposed residential development provide the number of unit typo for each area. eopre050d In. range of
the mlnimow to masimum nomber tohe developed in each area.

evnlopment Parcel No.1 (IlL) - A mlnlmom of 2 lots or masiwum of Iota.
enelopmont Parcel No.2 (EL) - One onit it pianned for this pastel
evelopment Parcel No. )FS.RL) -A minimum of 110 lot. or a man wont of 190 iots.

(0) For proposed recidentlal development provide a sowmaty table descrihing all oses of the total
Ito ore., indoding the nomber of soils per net acre for each onit type and each coning area.

Boning reqoested Is RL and FS.RL
Total Site Area 29.00 acres
Undevelopable am. in the llnodpialn or conservation easement 07.525 acres. Nate -thi, area can be indoded
in tIre lots, lost is not bulidoble
Area in the bike trail easement 1.700 acres. Nate - this area can be included In the lots, just in not boildakle
Approoimote developable area 21.07 acres
Uses in accordance with tho coning designation
Mosimom density In the EL none in 7.20 unIts per acre
Minimum densIty In the FS-RL is 75 onits per,t.r acre
Minimum noerberof anita required I. the FS.RL area B determined on those? developable acres. Not know at
thin time.
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prepared for the relocated bike path.
(ol) For proposed commercial dnvelopesent: placement, niacin sqoame feet and appmonimate dimonsions for all

(nil) Outline and site In acres of amos proposed of each separate land use and for each residential onit type boildlngs, locations and approslnnute diwenslons of all parkIng area,; areas of landscape, scrn.nlng, boIler, plot.
There am. development parcels divided by the conservation easement. The two areas north of the creek are and open space; circulation pattern for all modes of transportation on the site.
RL toned and the ama seoth of the creek is FS-Rl, on, not apply to this residential development.

evelopsnnnt Parcel No.1 - Small 0.077 acre area adjacent to South iiwoth Avenue - RL000lng.
evelnpnnent Parcel No.2 - Small 0.990 acre area off the end of South Franhtln Avenue’ RLBonitg.
enelop,nent Parcel No. -Large 19.23 bordered by the flood plain to the north PS-EL Boning.

IFOXengineering

SOUTH PARCEL
FS-RL MASTER PLAN

APRIL 25, 2014
REVISED AUGUST 5, 2014
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