
1 

 

Staff Report 
 

Fraternity and Sorority Parking Amendment 
 

October 14, 2014 
 
BACKGROUND: 
On April 22, 2014, the City Council directed staff to initiate public outreach regarding 
reducing parking standards for Fraternities and Sororities and to provide a staff report 
on options for parking changes.  This was in response to concerns from the Greek 
community on potential issues with expansion and reconstruction of Greek houses.  
Many fraternities and sororities face issues of older residences built during a time when 
students commonly did not have automobiles and some of the properties are not large 
enough to accommodate the automobile usage of modern students. The issues of 
parking requirements in this area are complex due to varying conditions and often 
nonconforming status of the properties.  
 
The Greek Alumni Alliance has indicated that there is interest from a number of Greek 
Homes to renovate or expand, including potentially tearing down existing houses and 
rebuilding them.  They have also identified two new Greek chapters that are looking to 
establish a house here in Ames and will be looking for a existing house or to construct a 
house within the next couple of years. A letter is included as Attachment E. 
 

The vast majority of Greek homes are concentrated in the East University Impact 
District Overlay (EUI) between Beach Avenue and Lynn Avenue.  The EUI Overlay is 
intended to preserve the current residential character of the area with its mix of houses, 
landscape, and high concentration of Greek homes. There are a small handful of other 
Greek homes located nearby in the area of Welch that are within the West University 
Impact District Overlay.  (See Attachment A Location Map)  
 
There are 40 Greek chapters represented in the area south of campus, with 6 chapters 
located in the west impact area and 34 located in the east impact area.  There are 
approximately 3,100 members affiliated within the Greek system, with approximately 
2,000 of those members living within one of the 40 Greek houses in the campustown 
area.  Current house capacities for the represented chapters range from 29 beds to 89 
beds per house.  
 

Under the current parking standards, Greek houses are required to meet a basic 
requirement of one parking space per bed. However, in some circumstances, recent 
renovation projects for the Greek homes have not triggered the requirement for 
additional parking, while others have been able to meet the standards with surface and 
structured parking. Others have sought variances to certain requirements to proceed 
with their expansions. Greek homes within the EUI are subject to Council approval for 
any proposed demolition and rebuild based upon stated criteria related to reasonable 
use of the property and a hardship if a structure is required to remain.  Regardless of 
permission to demolish an existing house, all new construction must comply with current 
zoning standards for setbacks, landscaping, parking, etc. Demolition and 
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construction of new houses have a much different relationship to parking 
standards than houses that only wish to expand an existing house.     
 
Neighborhood Meeting 
Staff held an open meeting on October 2nd with the Greek Alumni Alliance, the Greek 
Chapters, ISU, and the surrounding neighborhood residents to discuss the current 
parking standards for Greek houses as well as any concerns about potential revisions to 
parking standards. For discussion purposes, staff identified four general options for 
potential revisions to the parking standard, which include 1) reduced parking ratio for 
Greek houses, 2) a remote parking option, 3) a Special Use Permit option, and 4) an 
allowance for parking within the front yard.  
 
During the discussion many neighborhood representatives noted the concern 
was for the enforcement of existing on-street parking requirements, and not a 
specific concern about potential expansion of the Greek facilities. Based on the 
conversation, many residents noted that they would rather find a way to 
accommodate the balance of parking needed for the expansions/renovations for 
the Greek houses, than have the properties be converted to apartments.   
 
Furthermore, there was support for increasing the density of Greek houses with reduced 
parking requirements as long as there is no increase in the number of on-street parking 
spaces to compensate for the reduction in the off-street parking requirements. (For 
example, allowing parking on both sides of the street) One specific comment noted that 
the Council should not revise the existing parking ration, but look to allow for a revised 
parking option that would only accommodate the desired expansions/renovations.  This 
approach would maintain the standards for the existing houses so as to not lose any 
existing parking.  
 
The representatives of the Greek chapters and the Greek Alumni Alliance noted 
their support for a general reduction in the parking requirements to a 3 bed to 1 
parking space ratio so that the homes could be in compliance with standards, but 
also noted the potential acceptance with a remote parking option.  However, their 
concerns with a remote parking option is whether the house actually needs the 
additional off-site spaces to meet student demand, the cost for maintaining use of off-
site parking spaces, and the need for a long-term agreement to meet the City’s remote 
parking standards.   
 
A University administrator noted there is parking spaces currently available at both the 
Iowa State Center as well as at the Intermodal facility, however, the University was not 
able to agree to a long term parking agreement consistent with the City’s standards that 
it be available in perpetuity. The University official offered to work with the City by 
requiring a parking standard for Greek chapters as part of the required affiliation 
with the University.   
  
Correspondence since the neighborhood meeting is included as Attachment E. 
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Parking Standards 
 
Parking Ratios: 
The City has base parking ratios for all new construction as well as allowances that 
allow for incremental changes or intensification of use before triggering additional 
parking. 
 
The current base parking requirement from the Zoning Code, Table 29.406(2), for 
fraternity and sorority houses is a minimum parking ratio of one (1) parking space per 
bed.  Prior to the year 2000, the parking rate had been one parking space for every two 
beds or sleeping rooms. Earlier editions of parking standards required one space per 
300 square feet of floor area.   
 
There are also general allowances for additions and change of use that are part of 
Zoning Code Section 29.406(2) that states, 
 
 “Whenever a building erected or established after the effective date of this Section is 

enlarged in floor area, number of employees, number of dwelling units, seating capacity 

or otherwise to create a need for an increase of 10% or more in the number of existing 

parking spaces, such spaces shall be provided on the basis of such enlargement or change. 

 
Under the current standards, Greek houses could be renovated/expanded to increase 
the number of beds by 10% without additional parking. If a house is to be 
renovated/expanded to increase the number of beds by more than 10%, then parking 
for all new beds would be required. Under a separate provision, a house could expand 
its living/common area by 50% without triggering additional parking requirements for the 
property. 
 
Design Standards: 
Article 4 of the Zoning Code also identifies the minimum design standards that must be 
met to be considered a legitimate parking space.  This requires that the space be 
paved; setback from the property lines a minimum of 5 feet, has required landscape 
screening, and must meet a minimum dimensional size and circulation pattern for the 
property. Keep in mind that while many of the Greek houses do not meet the 
minimum number of parking spaces on the property, they also may not meet the 
minimum design standards for those spaces to be considered legal and meet the 
required on-site parking requirements.  
 
Considerations 
Only two of the forty identified Greek houses meet the minimum number of 
parking spaces required under the current standard. (Attachment D) When looking 
at the Greek houses collectively, there are approximately 2,000 students living in Greek 
housing and approximately 1,100 parking spaces provided within the forty properties.  
This equates to an average of providing about 56% of the required parking. There is a 
high degree of individual variance within the overall numbers.  
 
Staff has provided a map of the Greek Houses based upon the on-site parking 
information provided and labeled the parking ratio percentage that each house currently 
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meets. (See Attachment B) The properties are categorized by color for the general 
range of parking spaces provided per bed to help give context to options for parking 
reductions.  This does not account for whether the spaces meet current parking design 
standards.    
 
Greek houses are allowed in High Density Residential and the following is a comparison 
of the apartments parking requirements in the same vicinity as the Greek houses. 
Apartments currently are required to provide parking based on the number of 
bedrooms in the rental unit and the zone in which they are located. Greek houses, 
on the other hand, are based on beds, not bedrooms.  
 

PARKING STANDARDS FROM ZONING CODE 

Unit Type  Campustown 
Service Center  

University Impacted 
Areas 

All Other Zoning 
Districts 

Apartments:     

One Bedroom Unit  1 space per Unit 1.5 spaces per Unit  1.5 spaces per Unit  

Two or More Bedroom Units  1 space per Unit  1.25 spaces per Bedroom  1 space per Bedroom  

Greek House NA 1 space per Bed 1 space per Bed 

 
Listed below is a comparison of three bedroom apartment scenarios, which highlight the 
difference in each parking requirement. 
  

 A three bedroom apartment in the EUI area, would be required to provide 
3.75 parking spaces, but could allow for 5 people to occupy the dwelling 
unit. 
 

 A three bedroom apartment in a base RH zone, would be required to 
provide 3 parking spaces, but could allow for 5 people to occupy the 
dwelling unit.  
 

 And a three bedroom apartment in the Campustown Service Center 
(housing allowed on the second story over commercial space), would be 
required to only provide 1 parking space, but could allow for 5 people to 
occupy the dwelling unit.  

 
Greek houses are required to provide 5 parking spaces for five occupants 
regardless of location or sleeping arrangement, while other high density 
residential uses in the City may provide as few as 1 parking space or as many as 
3.75 parking spaces for five occupants. 

 
Other College Communities 
Staff has researched parking standards for 14 other college communities and found that 
Ames generally ranks in the more restrictive range on its parking requirement for Greek 
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houses.  The average ratio for other college communities showed that 1 space for 
every two or three beds is a typical standard. (Attachment C) Again there is wide 
variation in standards and each community has different cirucmnstances. 
 
OPTIONS TO LOWER THE PARKING RATIO FOR GREEK HOUSING: 

 
Option 1. Lower the Parking Ratio for Greek Housing  

At the public meeting the representatives of the Greek Alumni Alliance indicated that 
one quarter of the Greek students do not own a car. If this is the case, the parking 
standard may be higher than necessary.  If the parking ratio was reduced to lessen 
the parking requirement, staff has determined the percentage of existing houses that 
would meet following rates: (this does not however, take into account any future 
expansion of existing houses) 

 
– One space per Two Beds = Approx. 50% of existing houses could comply 
– One space per Three Beds = Approx. 90% of existing houses could 

comply (Greek Alumni Alliance Request) 
– One space per Five Beds = All existing houses could comply 

 
While this could bring Greek houses more into compliance with parking standards, there 
is a potential for a reduction in actual on-site parking for existing houses under this 
option, particularly at the 3 to1 ratio. Reducing the base ratio could allow for houses that 
meet current standards to either convert the now excess parking spaces to different 
uses or to expand their housing capacity without providing more parking.   
 
In combination with reducing the base parking ratio, the 10% increase allowance would 
remain the same and allow for all houses to have some expansion capacity. Changing 
the base parking ratio would potentially help facilitate new construction if they are able 
to layout a parking area in conformance with design standards.   
 
Option 2.  Allow for Off-Site Remote Parking  
Many students rent a space from Iowa State University to store their vehicles, both on 
and off campus students may do this. This vehicle storage is in locations more distant 
from the campus, because many students living in all types of housing walk, bike, or 
ride the bus to campus. Currently, the RH Zone in which Greek houses and apartments 
are located do not allow remote parking to meet the required parking. And in other 
districts, e.g. Campustown Service Center (CSC), where remote parking is allowed, the 
city looks for a long term agreement to be in place for the required parking 
ensuring that the parking will be provided at a complaint rate from year to year.  
 
In this area where Greek houses are concentrated, there is no obvious location of extra 
on-site parking that would be a convenient distance from all the houses and could be 
relied upon as permanent parking. The only readily available option is to rely upon ISU 
parking at the Iowa State Center.  At its closest point it is 700 feet from a Greek house 
and more typically an average of ¼ to ½ a mile from the area.  The shortcoming of a 
remote parking approach is that in the future the University may convert storage parking 
to other uses and the City is not in a position to administer yearly compliance. 
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The University has noted a willingness to consider an off-site parking requirement 
through the chapter affiliation with the University.  This approach would be outside of 
the City's control and, therefore, is something that cannot be regulated or enforced by 
the City.   
 
Option 3.  Special Use Permit 
Currently, Greek houses are a permitted use if you meet the development standards.  If 
a project cannot meet the parking standards, a property owner may request a variance.   
A few Greek houses have pursued variances to parking design standards and/or 
quantity of spaces in the past few years. The threshold to approve a variance is very 
high, focused on the special circumstances and a financial hardship causing the need 
for the variance.  
 
An alternative is a special use permit process for the use and design of a site that must 
be approved by the Zoning Board of Adjustment. This option would allow for the Zoning 
Board of Adjustment to review the site plan to require that each house provide as much 
parking as possible or a means to determine the actual parking need for the property. 
Specific criteria would need to be developed for base expectations and what 
performance requirements are needed for a Greek House.  The standards for such a 
permit could recognize special characteristics of the proximity of the use to campus, 
University affiliation of the fraternity and sorority residential use that distinguishes its 
operation from apartments, or ability to manage negative impacts of inadequate parking. 
 
This option does require an additional time and process commitment on behalf of the 
applicant. There also would not be certainty in what may ultimately be approved as it is 
a case-by-case evaluation.  In this option the ZBA would hold a public hearing noticed 
to neighbors, review application based on a determined set of criteria, and approve the 
site plan as part of the Special Use Permit.  
 
Option 4.  Allow for More Parking with Front Yard Parking 
Front yard parking is not permitted in other residential districts in the City; however, the 
majority of the open space that could become parking is the front yard.  While this is not 
a good aesthetic approach to the parking issue, it would allow for some additional 
parking to be provided on the property.  Typically the front yard of the property is not 
substantial enough to provide a significant amount of parking needed to accommodate 
an expansion.  Front yard parking would also have a significant impact on the character 
of the area and probably be detrimental to on-street parking with more driveway curb 
cuts created.  
 
In consideration of this option, the residents noted a concern for the change in the 
character of the neighborhood that would occur if front yard parking was allowed.  
 
 
Option 5. Modify Nonconforming Standards or the 10% Expansion Rule  
One of the significant issues with this area is fitting new buildings or larger buildings 
onto previously developed sites that often were built out with less intense uses. All 
nonconforming properties are treated equal throughout the City in that if the use is 



 7 

discontinued or the nonconformity of a site is removed, the reuse of the site must 
comply with the Zoning Code.  The 10% expansion rule also applies citywide to all uses.  
The 10% expansion rule only applies to additions, it does not apply to reconstructed 
non-conforming development.  Increasing the 10% allowance would facilitate additions.   
 
The nonconforming standards and 10% expansion rule make intentionally tearing down 
and rebuilding a Greek house difficult to fully accommodate versus allowing for 
expansions.  Potentially, nonconforming restrictions for site improvements could be 
modified to allow for existing parking areas to remain without fully complying with 
standards upon redevelopment of a site.  These types of change would apply to all uses 
citywide and may be complex to evaluate on what must change and when.    
 
Staff Comments: 
It is evident in the Zoning Code provisions of the University West and East Impact 
areas that the City’s desire is to support and maintain the existing Greek 
community within the Campustown area. This is embodied in the restrictions on 
demolition and the design standards of the district to help preserve its character.  It is 
also the interest of the neighborhood residents, as noted at the public meeting, to 
maintain the Greek houses in this area, and allow for expansion as long as a 
balance is maintained between the parking need and the means to accommodate 
that parking without putting added pressures on on-street parking.  
 
The existing standards related to off-street parking many times limit the expansion 
efforts of the Greek community as parking requirement often control the intensity of use 
of the site.  Unfortunately, this is an occurrence for many properties across the City as 
standards are uniformly applied and not all types of use can fit an area as needs are 
balanced.   
 
Considering the proximity to campus and how Greek houses operate in affiliation with 
ISU, there are reasons to consider alternative standards in the West and East University 
Impact area zoning districts.  Based upon review of current conditions, relative 
parking requirements in the City, and comparison to other community standards, 
easing of the parking ratio of between 2 and 3 beds per parking space can be 
supported.   
 
In addition, staff believes that there is no need to alter on-street parking 
requirements to support this type of change. Changing the base parking ratio is 
the most direct approach to addressing the issue brought forward by the Greek 
community.  While it is important to note whichever reduced ratio is selected 
there can be no guarantee that it will satisfy the needs of every situation, it does 
lay the groundwork for the expansion of many Greek houses. 
  
Staff is seeking Council’s direction on whether Zoning Code amendments should 
be pursued in regards to current parking standards for Fraternity and Sorority 
houses, and which option Council wishes staff to pursue.  
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Attachment A 
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City Base Parking Standard Renovation/Expansion Standard

Ames 1 space per bed

If beds are not increased by more than 10%, no

changes. If expanded by 10% or more, the new area

must meet the current standard

Cedar Falls
1 space for every 2 residents in excess of 4 

residents, not less than 5 spaces.

Any enlargement of an existing fraternity or sorority

means the entirety of the building must meet the

current parking standards

Des Moines, IA
1 space for every 2 persons residing on the 

premises

Any enlargement of an existing fraternity or sorority

means the entirety of the building must meet the

current parking standards

Iowa City
1 space for every 300 square feet or .75 per 

resident, whichever is less

Any increase in the number of beds or size of the

structure requires that the entire development be

brought up to existing parking standards

Champaign, IL 1 space for every 4 beds

Non-conforming properties must meet the parking

requirement if they are altered, expanded, rebuilt,

etc.

Urbana, IL 1 space for every 3 residents

If enlarged, expanded, or altered, total parking is

calculated by adding existing parking spaces to the

number of spaces required for the new area.

Lincoln, NE .75 spaces per resident
If altered, must meet all the current parking

requirements

Manhattan, KS

At least one parking space for each occupant for 

the first 20 occupants, or a total number of spaces 

equal to 75% of the total occupants, whichever is 

greater

Any enlargement of an existing fraternity or sorority

means the entirety of the building must meet the

current parking standards

Lawrence, KS .75 spaces per lawful occupant
If legally nonconforming, only the enlarged area must

meet the prevailing parking requirements

Columbia, MO 1 space for every 2 occupants

If intensity of use is increased resulting in an increase

in net floor area, the new area must meet the

prevailing parking requirements.

Morgantown, WV
1 space for every three occupants based on 

maximum building occupancy

If intensity of use is increased resulting in an increase

in net floor area, the new area must meet the

prevailing parking requirements.

Fort Collins, CO
2 parking spaces per 3 bedrooms, plus one space 

for every two employees

Any enlargement of an existing fraternity or sorority

means the entirety of the building must meet the

current parking standards

Boulder, CO 2 parking spaces per 3 occupants

Any enlargement of an existing fraternity or sorority

means the entirety of the building must meet the

current parking standards

College Station, TX
1 space per person plus 1 space for every 30 square 

feet of meeting room.

If intensity of use is increased resulting in an increase

in net floor area, the new area must meet the

prevailing parking requirements.

Charlottesville, VA 2.5 spaces per 3 bedrooms

If enlarged by less than 25%, no additional parking is

required. If enlarged by greater than 25%, the new

area must meet the current parking standards.

Attachment C 
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Attachment D 

 

 
 

Note-Average level of parking is 56% of the required 1 space for each bed.  
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Attachment E 
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From: "James Deppe" <jamesdeppe@q.com> 
To: <kmarren@city.ames.ia.us>, <bobanncamp@aol.com> 
Cc: <sschainker@city.ames.ia.us> 
Date: 10/10/2014 11:41 AM 
Subject: 10-14 Fraternity and Sorority Parking Input - Jim Deppe - Resident of Neighborhood 
 

Dear Karen, 
 I appreciated talking to you on the phone yesterday.  The following is my input, since I live on 
Ash Ave and was out of town during the parking meeting last week. 
  
Dear Council, 
  
I believe the fraternities and sororities have an obligation to provide to each member with one 
parking stall.  It’s a quality of life issue for the new fraternity and sorority members, families in 
the neighborhood, and people visiting residents in the residential buildings of the 
neighborhood.  And it’s an economic issue of keeping a level playing field.  Some of the stronger 
points I feel are worth considering are: 
  

1. The current parking requirements are economically fair to the fraternity & sorority non-
profits, the apartment owners, and to the single family residential owners to the 
neighborhood.  I believe changing them would give one economic entity an unfair 
advantage over another.   

  
2.      Previous grandfathered parking requirements should continue with previous      
room occupancies on record, until a building’s occupancy is increased through new 
construction.  At that time, the parking zoning regulations kick in, requiring the whole 
building to be in parking compliance or keep the grandfathered parking for the older 
part of the building and new additional beds would need to comply with the zoning 
parking requirement.   

  
3.      Offsite parking should be allowed for new construction if it is owned by the 
fraternities or sororities or it is a long term, renewable 20 year plus lease with the 
university. The fraternity or sorority signs a recorded document with the city, agreeing 
to have the required offsite parking and agreeing to vacate the building to legally 
occupancy limits if such parking is not in place.  The offsite parking should either be on 
university land or land not zoned single family residential.  Limits should also be placed 
on the distance from the dwelling structure. 
  
4.      Fraternities and Sororities should still have yearly occupancy inspections and a 
database to determine if occupancy and parking is in sync.  If parking is not to the city 
standards and zoning in place, occupancy should be reduced until it comes into 
compliance.  The same standards apply to any over-crowded apartment building not in 
compliance with occupancy and parking regulations. 

  
Sincerely, 
 James Deppe 
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           ITEM #  28       

 DATE: 10-14-14      

 

COUNCIL ACTION FORM 

 

SUBJECT: SITE PLAN AMENDMENT TO DEERY BROTHERS DEVELOPMENT 

AGREEMENT 

 

BACKGROUND:  

 

On October 23, 2012, the City of Ames approved a development agreement and 

Urban Revitalization Plan for approximately 23.5 acres on SE 16th Street in support 

of the construction of the Deery Brothers automobile dealership. (A location map is 

included in Attachment 1.) The urban revitalization area includes a 6.37 acre Lot 1 

for the Deery Brothers automotive dealership, Lots 2 and 3 for future commercial 

development (2.77 & 3.34 acres, respectively), and an 11.10 acre Outlot A 

encompassing the floodway portion of the site. The adopted Urban Revitalization 

Plan included six qualifying criteria (Attachment 2) and the site plan for development 

of the site. A project must conform to the requirements of the Urban Revitalization 

Plan to receive tax abatement.   

 

The City also entered into a Development Agreement with the legal entity known as 

Deery, Deery and Deery, LLC, herein referred to as “Deery.” The development 

agreement included provisions in addition to the requirements of the Urban 

Revitalization Plan. Notably, it included a requirement that all of the 

improvements shown in Exhibit “C” of development agreement are to be 

completed within two years of approval of the agreement, i.e. October 23, 2014. 

These improvements include the buildings, grading, landscaping, parking, 

borrow pit, and channel straightening. 

 

The applicant has opened the Deery Brothers automotive dealership while 

continuing to work on overall site improvements. The required Skunk River channel 

straightening work is underway at this time. The applicant believes they will complete 

the required improvements, including the seeding, by the October 23, 2014 deadline 

of the development agreement.  

 

City staff has met with representatives of Deery to review the Development 

Agreement requirements and ensure compliance with the approved site plan. During 

those discussions, Deery indicated that the “borrow pit” on the west outlot was 

not excavated as initially approved. It is about 8-10 feet shallower than 

originally presented to the City Council. While the borrow pit still meets the 

site’s stormwater management requirements, it does not have the original 
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estimated water storage capacity. The applicant explains that the projected 

amount of borrow from the pit to fill other parts of the site was overestimated 

and not necessary to be fully excavated to meet their interests. Staff identified 

this as a potentially significant change from the approved site plan and, in order to 

ensure that the Deery remains eligible for the abatement, the applicant is asking that 

the City Council approve a new Exhibit “C” to the Development Agreement reflecting 

the constructed improvements of the site. 

 

An additional change is to the landscape plan for a required wetland mitigation 

imposed by the Army Corps of Engineers to allow for the channel straightening. As 

part of the Corps permit, Deery must provide approximately 0.75 acres of forest 

wetlands adjacent to the Skunk River that were previously identified as prairie 

plantings.  

 

Since the discovery of the change in depth of the borrow pit and the wetland 

mitigation requirements, the applicant has identified other minor features of the site 

improvements that have changed. Some of the minor differences between the 

approved site plan and the as-built drawings include, the applicant has provided a 

full list, which is included in Attachment 3: 

 

1. The building is about 700 square feet smaller in area than originally approved 

(now 23,611 square feet).  

2. Parking islands were changed, but still meet zoning requirements. 

3. Landscaping was changed, but still meets zoning requirements 

4. Outdoor storage area dimensions have been changed. 

5. Dumpster is now outside and properly screened rather than inside the 

building. 

 

The enumerated changes are minor and do not affect zoning standards or the 

terms of the development agreement. These changes would not have been 

brought to the City Council for their consideration as they are “field changes” 

that most larger development projects experience and do not affect the 

performance measures of the development agreement.  

 

If Council agrees to the Exhibit “C” changes described above, a corresponding 

amendment to the urban revitalization plan of Deery site plan Attachment A will 

follow at a later date as a noticed public hearing. This is necessary as both the 

development agreement and the Urban Revitalization Plan have the same exhibits.- 
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The proposed change to the exhibits of the Development Agreement does not 

change the performance standards for flood mitigation required by the Urban 

Revitalization Plan. The applicant will still need to demonstrate compliance 

with the qualifying criteria to be eligible for tax abatement even with the 

proposed changes to the site improvements. Conformance to the Urban 

Revitalization Plan will be determined at the time Deery requests tax 

abatement in February of 2015.  

 

In 2012, Deery provided the analysis that the entire project (e.g. channel 

straightening, borrow-pit excavation, and the import of fill to build the site) resulted in 

“No-Rise” to the water surface level of a 100-year flood event and that the water 

surface level of a 100-year flood event fell 0.05 feet with the channel straightening. 

Within this analysis the borrow pit depth was very nearly the same elevation as the 

Skunk River surface water elevation and likely had minimal effect on the flood 

mitigation as a result of the water levels of the river.  Staff believes that further 

review of the as-built drawings will be needed and potentially Deery will need to 

provide another hydraulic analysis to certify a “No-Rise” demonstrating that that the 

channel straightening will “mitigate flooding” as originally intended. A determination 

of compliance to the No Rise expectation will be made by the City Council in 

February 2015 prior to granting tax abatement.   

 

ALTERNATIVES:  

 

1. City Council can approve the resolution amending the development agreement 

by substituting a new Exhibit C and adding a list of changes as Exhibit D.  

 

This option will allow for Deery to meet the performance requirement of 

completing site improvements by October 23, 2014. A subsequent formal 

determination of conformance to all requirements of the urban revitalization plan 

will occur in February of 2015. This option will also require the City Council to 

amend the Urban Revitalization Plan at a later date to include the revised exhibits 

after the required notices have been published. 

 

2. City Council can choose not to amend the development agreement in regards to 

the major change of the borrow pit excavation.  

 

 This option will require Deery to complete the excavation of the borrow pit to the 

approved depth by October 23 in order to remain eligible for the tax abatement.  
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MANAGER’S RECOMMENDED ACTION: 

 

City Council balanced multiple interests of commercial development and flood 

mitigation in 2012 when creating the S.E 16th Street Urban Revitalization Area. This 

was done in support of prior City investment in paving and improving S.E 16th street 

and to account for additional development costs of creating developable sites 

fronting on S.E 16th Street. Additionally, Council required that there be a benefit from 

development related to mitigation of potential flooding impacts from a 100-year flood. 

 

At the time that the City Council approved the urban revitalization plan in 2012, 

Deery had supplied an analysis that the excavation, fill, and channel straightening 

would result in no rise to the water surface level of a 100-year flood event. Further, 

the analysis indicated that the water surface level of a 100-year flood would drop by 

0.05 feet. That analysis was based on the Exhibit “C” site improvements, which 

included the channel straightening, fill to elevate the building and parking lot, 

and the capacity of the borrow pit. 

 

The applicant contends that the change in storage capacity of the borrow pit will 

have a de minis effect on the project’s ability to mitigate flooding. The borrow pit is 

located in the floodway, it would be filled with water quickly in both its original form 

and depth and at the proposed depth. The applicant further maintains that the 

channel straightening work provides the required flood mitigation benefit of the 

project.   

 

If the City Council approves the amendment to the development agreement by 

substituting a new Exhibit “C,” Deery must still meet the qualifying criteria to 

obtain the tax abatement. Proof of this compliance must be provided to the 

City prior to making a final decision on tax abatement.  

 

Therefore, it is the recommendation of the City Manager that the City Council accept 

Alternative #1, thereby amending the development agreement with Deery. 

 

The requested action is only to amend the Development Agreement by substituting a 

new site plan. However, the site plan is also a component of the urban revitalization 

plan which also must be amended. If the City Council approves the amendment to 

the Development Agreement, staff will provide the notifications necessary for an 

amendment to the Urban Revitalization Plan and return for Council action at a later 

date. 
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ATTACHMENT 1: LOCATION MAP 

 

  



6 
 

ATTACHMENT 2: QUALIFYING CRITERIA (AND STAFF COMMENTS) 

The Urban Revitalization Policy for this area established six criteria that must be met 

in order for the City Council to consider designation of an Urban Revitalization Area. 

Below are the criteria, followed by City staff comments. 

 

1.  The properties have frontage on Southeast 16th Street between South Duff 

Avenue and South Dayton Avenue. 

 

Staff Comments. The four properties associated with the site all have frontage 

on Southeast 16th Street between S. Duff Avenue and S. Dayton Avenue.  

 

2. Fill or other flood proofing will be placed on the site up to an elevation of, at 

least, 887 feet (NGVD 29), when an engineer registered in Iowa provides 

written certification that raising the land would result in “no rise” to the 

Base Flood Elevation (100 year flood levels). 

 

Staff Comments. The development agreement and approved plan indicates 

that the finished floor elevation of the Deery Brothers building will be at 888 

(NGVD 29). An Elevation Certificate has been presented showing the lowest 

floor of the finished building as meeting that elevation. 

 

The engineer for the project has provided a letter in 2012 certifying that the 

proposed improvements (the fill being placed on the site, the excavation 

within the Floodway, and channel straightening) will result in “no-rise” to the 

Base Flood Elevation. This certification was based on the initially approved 

grading and excavation. A new certificate will need to accompany the request 

for tax abatement.  

 

3. The cost incurred after making the request for tax abatement for the 

placement of fill for flood proofing up to an elevation of 887 feet or above 

and/or channel improvements (See Criterion 6), if applicable, is expected to 

be equal to or greater than the value of the City’s portion of the tax 

abatement. 

 

Staff Comments. This criterion requires the project to expend as much or 

more for the placement of fill and/or channel improvements than for the 

benefits received by the exemption (specifically, the value of the City’s portion 

of the exemption). The Development Agreement accompanying this Plan 

specifies that the final costs of fill will need to be greater than the final value of 

the exemption or the “claw back” provisions will be initiated. Deery must 

submit a letter of credit in the amount of $300,000 along with the application 
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for tax abatement to allow the city to claw back the city’s value of the 

abatement, if Deery fails to meet this criterion. 

 

4. A public sidewalk is to be constructed along the south side of the 

Southeast 16th Street adjacent to the property. 

 

Staff Comments. The sidewalk is installed adjacent to Deery. Sidewalks 

adjacent to the other lots will be installed in the usual manner—prior to the 

occupancy of any buildings on the lot as allowed by the Agreement for 

Sidewalks and Street Trees included as part of the final plat documents. 

 

The City Council approved a covenant in 2012 that defers the placement of 

the sidewalk adjacent to Outlot A until such time as the City builds a shared 

use path on the south side of the SE 16th Street bridge. This covenant waives 

the owner’s rights to protest an assessment for the sidewalk when the time 

comes for the sidewalk to be installed. 

 

5. The property will be used for uses permitted in the applicable zoning 

district except for the following as further defined and described in the 

Ames Zoning Ordinance: 

 

a. Wholesale trade 

b. Mini-storage warehouse facilities 

c. Transportation, communications, and utility uses 

d. Institutional uses 

e. Adult entertainment businesses 

f. Detention facilities 

g. Agricultural or industrial equipment sales 

h. Agricultural and farm related activities 

 

Staff Comments. The development agreement restricts these uses in order to 

receive property tax exemption. These restrictions will remain after the term of 

the exemption. 

 

6. Owners of property abutting a river must perform channel improvements 

(widening, straightening, clearing, etc.) and provide certification from an 

engineer registered in Iowa that the improvements will mitigate flooding. 

These improvements must be approved by the DNR, Army Corps of 

Engineers, and the City of Ames. 

 

Staff Comments The applicant obtained the necessary approvals from the 

Army Corps of Engineers, Iowa Department of Natural Resources, and the 
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City and has commenced the straightening of the east bank of the Skunk 

River adjacent to their property. In 2012, the engineer for Deery stated in his 

certification letter that the “project will mitigate flooding by providing an 

improved and stabilized channel in addition to the no-rise condition.” 

Calculations submitted with that no-rise certificate indicate that although there 

would be up to 0.08 increase in the 100 year water surface elevation (WSEL) 

resulting from the fill alone, the river channel realignment in combination with 

the fill and borrow pit will result in a 0.05 decrease in the WSEL. 

 

Because of the differences in the depth of the borrow pit and the resultant 

decrease in storage capacity, Deery will be required confirm meeting this 

standard. This will likely require a hydraulic analysis of the 100 year water 

surface level based on the actual grading and excavation. This will need to be 

submitted at the time that an application is made for the tax abatement.  

 

 

 























































































1 

 

ITEM #:         29    
DATE:     10-14-14 

COUNCIL ACTION FORM 
 
SUBJECT: LAND USE POLICY PLAN AMENDMENT OF FUTURE LAND USE MAP 

FOR 516 S. 17TH STREET 
 
BACKGROUND: 
 
On April 8, 2014, the City Council passed a motion granting the request of the applicant 
(CPM Properties, Minneapolis, Mn. And Roars Investments, Maple Grove, Mn.) to apply 
for a Minor Land Use Policy Plan (LUPP) Amendment to change the land use 
designation of property located at 516 S. 17th Street.  The Developer is interested in 
changing approximately 12 acres of land from Highway-Oriented Commercial to 
High-Density Residential to develop approximately 300 apartments.  
 
The subject area is an undeveloped parcel at the west end of S. 17th Street in the 
Aspen Business Park. The site is located between U. S. Highway 30 and S. 16th Street. 
(see Attachment A). Property to the north and to the west of the site has been 
developed with apartments (Pheasant Run, The Grove, and Copper Beech) and 
property to the east of the site has been developed with a business park (Aspen 
Business Park). The west side of the site (including the Copper Beech driveway) may 
be the location of a future South Grand extension with an underpass crossing of 
Highway 30. 
 
Analysis of the request contemplates the suitability of the specific site for the proposed 
residential use as well as the Goals and Policies of the LUPP.  Full analysis is included 
in the Addendum. Site analysis considers access to transit and streets, as well as the 
projected traffic generation of the site. Consideration of the LUPP Goals and Policies 
considers needs of the proposed use and ability of the City to serve the site. 
 
The existing land use designation allows for a wide range of commercial uses that 
include commercial office, hotels, personal service, and retail. The proposed High 
Density Residential land use designation primarily allows for housing development 
between 11 and 33 units per net acre, typically designed within multi-story apartment 
buildings. 
 
The City has seen a broad demand for all housing over the past few years keyed to the 
increasing enrollment of Iowa State along with the expanding job base of Ames. 
Potential demand for new housing should not be tied exclusively to ISU enrollment 
gains of recent years, but should also consider community wide housing stock and other 
housing demands beyond student housing.   
 
Attachment G includes an inventory of multi-family housing development from 2010 to 
2014 that includes built units and known pending projects, including new ISU 
construction. Attachment H includes recent enrollment figures from ISU. Enrollment 
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figures show an increase of approximately 5,000 students potentially residing within 
Ames, on and off campus, since 2010. 
 
Approved and Pending Multi-family Development/Zoning Since 2010 

 New Multi-family 
Construction  

Pending 
Development,  

no permits issued 

Zoning with 
Master Plan* 

 

Total Approved and 
Pending 

Ames 3,468 beds 730 beds 200 beds 4,398 beds 

ISU 720 beds 700 beds  1,420 beds 

TOTALS 4,188 beds 1,430 beds 200 beds 5,818 beds 

*Does not include any pending projects or sites requiring rezoning for approval 

 
Planning and Zoning Commission Recommendation. The Planning and Zoning 
Commission considered the request at their meeting on September 3, 2014. There were 
several concerns expressed by Commission members in recommending approval of the 
LUPP change. The Commission discussed issues of potential traffic impacts, transit 
service, access to the site, saturation of the market for student housing, and timing of 
this development. Ultimately, the Planning and Zoning Commission voted 4-1-1 to 
recommend that the City Council approve an amendment to the LUPP Future Land Use 
Map with the expectation that site development issues will be addressed prior to 
approval of a rezoning request. 
 
ALTERNATIVES: 
 
1. The City Council can approve an amendment to the LUPP Future Land Use Map 

to change the land use designation of the property located at 516 S. 17th Street, 
from Highway-Oriented Commercial to High-Density Residential, as depicted in 
Attachment C.   

 
 Under this alternative, a number of issues pertaining to impacts on traffic, transit, 

access, and housing types would need to be refined and supported by the 
applicant before approval of rezoning. 

 
 The City Council would select this alternative to support additional high 

density housing, subject to further evaluation at the time of rezoning, if it 
believes there is a strong sustained multi-family housing demand and the 
site is a good location for the use.  

 
2. The City Council can deny the proposed amendment to the LUPP Future Land 

Use Map to change the land use designation of the property located at 516 S. 17th 
Street, from Highway-Oriented Commercial to High-Density Residential, as 
depicted in Attachment C. 

 
 The City Council would select this alternative if it does not believe there is a 

strong sustained need for multi-family housing or that this site is not 
appropriate for the proposed use. 
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3. The City Council can refer this request back to staff or the applicant for more 

information. 
 
 
CITY MANAGER RECOMENDATION: 
 
This site has general appeal as either Highway Commercial or High Density Residential 
due to its proximity near similar uses. The site was planned by the property owner to be 
part of a business park which provides limited ability to provide appropriate access to 
the site for current and long term circulation needs of the area. The applicant and the 
property owner believe there is an unmet housing need in the City, and that there is no 
current market support for development of the 12 acres with commercial office 
development due to the availability of other sites along South Bell Avenue, Dayton 
Avenue, and in the area of the ISU Research Park.  
 
The demand for housing appears strong with projected ISU enrollment increases, but 
the past five year trend may not be supported in the long term. Enrollment could level 
off near the current level, making development targeted for students-only less desirable 
for the community in the future.   
 
When looking at the relationship of enrollment to rental unit demand, depicted in 
Attachment G and H, the number of built units and pending projects gives an indication 
of future production that would match student housing demands of the University at an 
enrollment of 35,000 students. Potential additional student enrollment increases 
alone do not appear to support a substantial amount of new high density 
development. However, broader demand from other population and job growth 
indicate a need for more housing options within the city. 
 
This site’s access constraints can be deferred to detailed analysis with zoning as 
requested by the applicant.  Zoning becomes a timing control for the appropriate use if 
the general interest of high density residential exists for the site. If the LUPP 
amendment was approved, a number of issues pertaining to impacts on traffic, 
transit, access, and housing types would need to be refined and supported by the 
applicant before approval of rezoning. Additionally, at the time of zoning it may be 
more apparent what the future housing needs are compared to approved and pending 
development applications. That may affect the timing of development on this site. 
 
It is the recommendation of the City Manager that the City Council approve Alternative 
#1, thereby authorizing an amendment to the LUPP Future Land Use Map to change 
the land use designation of the property located at 516 S. 17th Street, from Highway-
Oriented Commercial to High-Density Residential, as depicted in Attachment C.   
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ADDENDUM 
 

On May 12, 2014, the applicant submitted a formal application for a Land Use Policy 
Plan (LUPP) Map Change.  The Developer has provided statements indicating why they 
believe this request is supported by the Land Use Policy Plan Goals and Policies. 
Please review this separate document (see the Developer’s Narrative in Attachment I). 
Developer is planning for approximately 298 units, with 588 bedrooms (see attached 
drawing showing a preliminary site layout). In summary, the applicant believes the site 
is well situated to meet the needs of housing development due to its location adjacent to 
other high density sites and that there is a no impact to potential commercial 
development sites.  Additionally, the applicant believes that issues pertaining to 
potential site layout and site development for access can be deferred until later time 
after there is an indication of general support for the use.  Follow up studies and 
commitments would then be made prior to zoning of the site.  
 
Development Issues.  Staff originally identified five development issues at the time of 
LUPP Amendment request in April.  These issues pertain to timing and suitability of the 
request and considered by staff to be appropriate to decisions concerning the 
appropriate land use for the subject property with the Goals and Policies of the LUPP.  
The five issues are described as follows: 
 

1. Lack of direct access to CyRide transit service at this site, and the fact that the 
nearest route (CyRide Gray Route) along S. 16th Street already exceeds ridership 
capacity. No direct connection exists to the site by roadway or pedestrian 
connection. While always desirable to have transit access for high density residential 
uses, it has been an essential element in support of student oriented developments 
to meet student interests and service levels of CyRide. 
 

South 17th Street provides access to the site and eventually connects to S. 16th 
through Aspen Business Park.  As a local street it was not designed to carry the 
weight of a bus, making it very unlikely that CyRide service will be routed through 
Aspen Business Park (adjacent to the east), or through the proposed 
development to an extension of S. Grand Avenue between S. 16th Street and 
U.S. Highway 30.  The site has no frontage on S. 16th to provide direct pedestrian 
access to the existing route.  
 
CyRide plans to increase service along S. 16th Street in accordance with an 
agreement with the Copper Beech property owners to 30 minute headways 
during school hours. However, it is expected that with the expanded capacity the 
route will remain at full utilization. 
 
In July, 2014, the Ames Transit Agency Board of Trustees considered a proposal 
by the Developer of the Copper Beach apartment complex, located adjacent to 
the west boundary of the subject property, to contract with CyRide for expanded 
service on the Gray Route to the residents of this area.  Copper Beach offered 
$113,000, on an annual basis, to fully fund the cost of increasing service on the 
CyRide Gray Route.  The Board agreed to give Director Kyras authority and 
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flexibility to negotiate a contract with the developer for a three year 
commitment, subject to certain conditions. 
 
Following the July Board meeting, expanded CyRide service on the Gray Route 
to the Copper Beach area, went into effect on August 25th, the first day classes 
resumed at Iowa State University. The expanded service on the Gray Route 
consists of one bus every 30 minutes, between 7:00 a.m. and 5:30 p.m., and one 
bus hourly between 5:30 p.m. and 10:00 p.m., Monday through Friday, while 
school is in session.  Previously, service on the Gray Route consisted of one bus 
per hour, between 7:00 a.m. and 5:30 p.m., Monday through Friday, while school 
is in session.  There is no weekend service.  Although the expanded service 
will improve transit access for the residents of this area, more is needed to 
fully accommodate the need with the apartment units that presently exist 
along S. 16th Street. 
 
The July 11, 2014 letter from the Developer of Copper Beach to CyRide  Director 
Sheri Kyras offering $113,000 annually for expanded CyRide service also 
included the following statement: “In addition to CyRide’s services, Copper 
Beach and Grove are still considering providing one 28-passenger bus. This 
private shuttle would run evenings, weekends, and times when the university is 
not in session in order to transport the residents of these apartment complexes to 
campus, stores, and local venues.” 
 

2.  Accommodation of a potential future Grand Avenue extension from S. 16th 
Street across Highway 30 to Airport Road. 
 

The property was platted, in 1994, as “Outlot B” of the Aspen Business Park 
Subdivision, First Addition.  The Conceptual Development Plan for Aspen 
Business Park Subdivision shows the area platted as “Outlot B” to be developed 
as seven commercial lots, served by an extension of S. 17th Street to the west 
boundary of the subdivision.  The preliminary site layout by the Developer (see 
Attachment E) also shows an extension of S. 17th Street through the site to 
connect with a future extension of S. Grand Avenue on the property presently 
developed as Copper Beach.  This extension of S. 17th Street through the site 
would be consistent with the City’s plans to connect S. 17th Street with the 
extension of S. Grand Avenue from S. 16th Street to Airport Road via an 
underpass at U.S. Highway 30.  
 
The current Long Range Transportation Plan (LRTP) includes an illustrative 
planning project for the extension of Grand Avenue under Highway 30. The 
City has not committed to the Grand extension south of S. 16th Street at 
this time; although the project will again be evaluated as part of the current 
LRTP update. This site may be encumbered by slope easements restricting 
development in the southwest corner, and may include a need for developer 
contributions towards road and access improvements along the Grand extension 
corridor. Street right-of-way for the future extension of S. Grand Avenue will be 
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needed on the southwest corner of the subject property to accommodate the 
proper alignment for the U.S. Highway 30 underpass.  The width of right-of-way 
needed for the S. Grand Avenue extension would be a minimum of 80 feet, and 
the template design for the underpass would require approval by the Iowa 
Department of Transportation (IDOT).  This would occur at the time of site plan 
approval.  A U.S. Highway 30 underpass, adjacent to this property, is not 
precluded by the Developer’s proposal and can be planned to 
accommodate it with agreement by the applicant. 

 

3. General traffic circulation and congestion along S. 16th Street.  
Currently there are concerns about traffic congestion at the intersections of S. 
16th Street and University Boulevard (ISU institutional road) and at the Duff 
Avenue intersection. An evaluation of potential traffic impacts are required of the 
project.  
 
Staff requested a traffic study for this LUPP Map Amendment due to the size of 
the change and its location. Since the timing for submittal of this application was 
such that Iowa State students were on break for the summer months, a traffic 
study at this time would not give an accurate assessment of the potential traffic 
impact brought about by the proposed multi-family residential development. The 
applicant wishes to defer a traffic study based upon the timing of the request. 
Therefore, in conversations with the Developer, staff has expressed the need for 
a more general assessment of the larger scale traffic impacts at this time, with 
the requirement for a detailed traffic impact study to be completed for submittal 
with an application for rezoning, should the City Council approve the requested 
change to the LUPP Map designation. 
 
The Developer has provided a “Traffic Memo,” as prepared by Duane Smith, a 
registered professional engineer (see Attachment F).  The purpose of the memo, 
as stated by the preparer, is to document the difference in vehicle trips if the land 
use changes from an “Office Use” to an “Apartment Use.”  The construction of 
299 apartment units versus 115 units of 1000 square feet for office uses is 
assumed for comparison purposes.  This produces 1268 “Daily Trips” for the 
office uses versus 1988 “Daily Trips” for the apartment uses, for a difference of 
720 “Daily Trips.” Note that the City manages its traffic operations in relation 
to peak hour traffic levels at intersections, not average number of daily 
trips throughout the day.  Mr. Smith includes the following conclusions in his 
Traffic Memo: 
 
 “The proposed land use change will alter the peak periods.  In the AM 

peak period the traffic pattern changes from an inbound to an outbound 
flow.  In the PM peak period the traffic pattern changes from an outbound 
to an inbound flow.  The net result on the adjacent roadway is not easy 
to predict at this stage of an evaluation since the current traffic volumes 
are unknown at this time. 
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 The proposed land use change will add more trips for the site but they 
will be more evenly distributed over the entire day and not as 
concentrated during the peak periods.” 

 
 With this information it helps to scope the traffic study knowing that overall traffic 

patterns would change with development of the site, however actual impacts at 
intersections cannot be quantified at this time. 
 
A more detailed traffic impact study must, at a minimum, analyze and account for 
the following prior to allowing for rezoning and development of the site: 
 

 Traffic counts with ISU in session, September 8, 2014, or later; 

 At least four intersections; 

 Turning movement counts; 

 Twelve hour counts (7:00 a.m. to 7:00 p.m.) without the proposed 
development; 

 Twelve hour counts (7:00 a.m. to 7:00 p.m.) with the proposed 
development; 

 Assuming the extension of S. Grand Avenue to the site;  

 Assuming no extension of S. Grand Avenue to the site; and, 

 The number of units/bedrooms and number of employees on the site. 
 
Site  Access 
Site access is not always an issue considered with an LUPP Amendment as it 
more typically relates to site development details. In this case there appears to 
be limited options to meet this requirement and it relates to the suitability of the 
site for residential development.  Since there are no definite plans by the City 
to extend S. Grand Avenue to the south of S. 16th Street at this time, and 
since there is only the one existing access to the site, a second access is 
needed for emergency response, and to accommodate the traffic to be 
generated by the construction of approximately 300 apartment units on the 
site.   
 
In an effort to meet this need for a second means of access to the site directly 
from S. 16th Street, the Developer has contacted the owners of Copper Beach 
and the Pheasant Run apartments about the possibility of obtaining an access 
easement on their existing drive (the future location of the S. Grand Avenue 
extension).  At this time the applicant has been unable to secure a commitment 
for this access.  
 
Access to allow emergency response could conceivably be provided by 
securing an access easement across an adjacent property to the north or 
east.  Access for residents of the site from S. 16th Street could also be provided 
by an access easement through the property directly to the north (the Pheasant 
Run Apartments), but this would also take the willingness and cooperation of the 
land owner to sign an access agreement to permanently reserve a portion of their 
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land for access to the proposed development site. Conversations between the 
Developer and the owner of Pheasant Run Apartments have not produced any 
interest in working out an agreement for access.   

 

4. Supply of well oriented commercial land for office and retail vs. demand for 
high density residential land. 
 

While there is currently a lack of vacant high density residential land, that 
need must also be balanced with the community’s long term commercial 
land needs. The City contains two primary office or business parks located in 
commercial zones – the Aspen Business Park (which includes the subject 
property), and the Eastgate Subdivision (northeast of the intersection of E. 13th 

Street and Dayton Avenue).  Office development can also occur in industrial 
zones, such as S. Bell Avenue. 
 
When considering the types of uses appropriate for this site and in comparison to 
other sites, this area is well suited for commercial development due to visibility 
from major roadways, its central location in the City, the absence of flood 
hazards, and its location situated away from sensitive residential uses. For the 
subject 12 acre site as a commercial use would most likely be best suited 
for “Office” uses, rather than either “Retail or Hotel” uses, due to its lack of 
immediate access to major roadways. 
 
The Developer requesting the land use change, states in his application 
materials that: “In regards to developing this land into office buildings, the 
current land owner was the developer behind the Aspen business park 
abutting this property directly to the east.  He has made it clear that he has 
no intentions of expanding this business park due to the plentiful supply of 
HOC zoned land to the south of this project and to the east, where office 
parks are currently under operation or being constructed.”  Staff believes 
the Developer is referencing the office development that has occurred in the 
eastern part of the community, along S. Bell Avenue in the “GI” (General 
Industrial) zone, and to the south in the ISU Research Park, zoned as “PI” 
(Planned Industrial).   
 
The “Future Land Use Allocation for Commercial,” as found in the LUPP, states 
that: “An additional 75-400 acres should be allocated for future commercial 
uses. Included are approximately 15-70 acres for convenience 
/neighborhood-scale activities, 30-160 aces for community-scale activities 
and 40-180 acres for regional-scale activities.” 
 
Staff has assessed the inventory, as of January, 2014, of vacant large parcels (> 
0.5 acres) in the City that are zoned for community-based commercial uses and 
for high-density housing uses. The inventory does not include underutilized 
properties or vacant land with approved developments.   
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Zoning District Vacant Acres 

High Density Residential -0- 

Medium Density Residential -0- 

Suburban-Residential Medium  -0- 

Highway Oriented Commercial 237.3 

Community Commercial Node 32.8 

Community Commercial Residential 3.8 

Planned Regional Commercial* 235.7 
 * This is the regional mall site at I-35/E. 13

th
 Street 

 
Given the projected needs in the LUPP for the allocation of commercial land, as 
compared to the inventory of vacant land zoned as Highway-Oriented 
Commercial, Community Commercial Node, Community Commercial Residential, 
and Planned Regional Commercial, totaling 509.6 vacant acres of land, it 
appears there is an adequate number of acres of commercial land to meet the 
projected demands in general.  This conclusion does not consider the attributes 
of individual sites for their suitability for different types of commercial uses. 
 
There is a significant interest in developing land as high density residential in the 
community.  As documented by our recent inventory of vacant parcels, there are 
no vacant parcels of land, zoned as “RH” (Residential High Density) that are 
available for development. This is not a surprise as the current LUPP did not 
contemplate using the High Density Residential designation into the future as 
land needs would be accommodated in Growth Areas and Campustown.    
 
“Attachment G” includes two tables.  One table shows the number of pending 
multi-family developments requests there are for site plans and rezoning through 
October 1, 2014.  The other shows the number of apartment units/bedrooms that 
have been constructed, or are under construction from January, 2010 through 
September, 2014.  In total there are either approved or pending approval of 
almost 5,100 bedrooms of multi-family. In addition, ISU has constructed 
720 additional beds and plans for at least 700 beds in 2016 with a new 
residence hall. ISU has almost remodeled and rehabilitated existing residence 
halls to create additional beds that are not counted as new construction.  
 
Since 2010 approximately 4,200 newly constructed bedrooms have been 
added through private development and ISU construction.  There are 
approximately 1,630 pending bedrooms of multi-family development 
planned for the next two years.   Estimates for pending development do not 
include other potential projects needing rezoning approvals for approval of multi-
family apartments.  
 
Total Iowa State University student enrollment for the Fall semester, for the years 
2010 through 2013, is included in the attached table (see Attachment H). 
Individual years have a wide range of increase from 730 students to 2,200 
students.  The annual percentage of increase in student enrollment ranges from 
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3% to 7%, which an average annual increase in enrollment of 4.6%.  Enrollment 
for 2014-15 is approximately 34,700 students.  This would be a growth in 
enrollment of approximately 6,000 students over the five year period.  Note that 
not all enrolled students live in Ames, according to ISU information approximately 
17% of enrolled students do not live within Ames. This equates to 
approximately 5,000 additional students living in Ames over the past five 
years.  Going forward, ISU projects 1% enrollment growth annually over the next 
10 years. 
 

5. Housing availability for non-student development. 
 

Staff expressed a concern that the site may be viewed exclusively as a student 
housing opportunity when first presented with the concept for the site.  The 
developer has since indicated an interest building a mix of rental housing for the 
site that would attract the interest of young professionals that are employed in the 
Iowa State Research Park, as well as housing for ISU students. City staff would 
note that the demand for housing in the community is wide ranging, and the 
potential change of use for residential should not preclude consideration of 
apartment housing designed for a variety of household types, not just for student 
housing.   

 
Capacity of Public Utilities.  In any proposed change to the Land Use Policy Plan 
Future Land Use Map, the City examines possible impacts to public utilities, such as 
storm sewer, sanitary sewer and water capacity, storm drainage. This review is based 
on overall system capacities and staff finds that the capacities of storm sewer, sanitary 
sewer, and water are acceptable with the level of information that is now available. 
 
Land Use Policy Plan Goals and Objectives.   
 
The Goals and Objectives of the LUPP guide all of the other elements of the Plan.  They 
can be found in Chapter One: Planning Base on pages 18-27 of the Plan.   
 
The Developer has provided an analysis of how the proposed change in the LUPP 
Future Land Use Map is consistent with LUPP goals No. 2, 4, 5 and 6 and 
objectives within each of those goals (see the attached Developer Narrative). 
Based on that analysis, the proposed amendment could reasonably be considered 
consistent with the applicable goals of the LUPP.   
 
However, staff asserts that the proposed land use change is inconsistent with the 
following LUPP goals and objectives: 
 

Goal No. 1.  Recognizing that additional populations and economic growth is 
likely, it is the goal of Ames to plan for and manage growth within the context of 
the community’s capacity and preferences.   It is further the goal of the 
community to manage its growth so that it is more sustainable, predictable and 
assures quality of life. 
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Staff Comments:   Direct access to the subject property from S. 16th Street and 
the current capacity limitations to serve the residents of apartments along S. 16th 
Street are concerns that are not addressed by the proposed land use change.  
The proposed change to high density residential places additional demand 
on the CyRide transit (Gray Route) service, as well as access to the transit 
service from the proposed development on S. 17th Street.  Without further 
detailed traffic impact analysis, it is difficult to determine what intersection 
improvements on S. 16th Street may be necessary to accommodate the 
increase in traffic. The applicant wishes to defer these assessments until there 
is a known support for the concept of High Density Residential and to consider 
these as issues of timing of development related to zoning. 

 
Goal No. 2.  In preparing the target populations and employment growth, it is the 
goal of Ames to assure the adequate provision and availability of developable 
land.  It is the further goal of the community to guide the character, location, and 
compatibility of growth within the area’s natural resources and rural areas. 

 
2.A. Ames seeks to provide at least 600 to 2,500 acres of additional 

developable land within the present City and Planning Area by the year 
2030.  Since the potential demand exceeds the supply within the current 
corporate limits, alternate sources shall be sought by the community 
through limited intensification of existing areas while concentrating on the 
annexation and development of new areas.  The use of existing and new 
areas should be selective rather than general. 

 

Staff Comments:  The areas identified for “limited intensification” in the LUPP, do 
not include the subject property. As amendments are considered, is appropriate 
to think of the best situated sites in terms of transit access, general compatibility, 
and overall need.  In this case, the request could be found consistent with Goal 2 
due to the need and level of compatibility for housing.  There is still uncertainty 
though about its use of transportation resources of bus transit and site access.  
At the same time, the site is also well situated for a commercial office use in the 
future for the same reasons that housing may succeed on the site.    

 
 Goal No. 5.  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. It is a further goal for the community to link the timing of 
development with the installation of public infrastructure including utilities, multi-
modal transportation system, parks and open space. 
 
Staff Comments:  The subject property is not a site that has been identified by 
the LUPP for residential intensification but is within the developable area of the 
City assumed for commercial use.  The timing for approval of a change to the 
LUPP land use designation of this land to high density residential is of 
concern with the no direct access to the site from S. 16th Street, and with 
the capacity limitations of the CyRide transit system that serves this area of 
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the community. 
 

 Goal No. 6.  It is the goal of Ames to increase the supply of housing and to 
provide a wider range of housing choices. 
 
6.C. Ames seeks to establish higher densities in existing areas where 

residential intensification is designated with the further objective that there 
shall be use and appearance compatibility among existing and new 
development. 

 
Staff Comments: There is always a balance of looking at immediate needs with 

long term planning.  In this case we have a number of areas intended for 
future residential growth in terms of Campustown and the established 
Growth Areas while at the same time recognizing an overall housing 
demand within the City. It appears that housing production has slightly 
lagged known needs due to the unpredictable and significant enrollment 
jumps seen as ISU. However, when accounting for pending development 
it can be shown that housing demand correlated to student housing needs 
has plateaued.  Of course, increased future enrollment could change that 
conclusion, or alternatively lower enrollment would mean an over 
abundance of student housing apartments.  Other areas identified in the 
LUPP would still remain available for development even if this site was to 
develop with residential uses. 

 
Goal No. 7.  It is the goal of Ames to provide greater mobility through more 
efficient use of personal automobiles and enhanced availability of an integrated 
system including alternative modes of transportation. 

 
7.B. Ames seeks a transportation system that is linked with the desired 

development pattern of the overall community and areas therein. 
 

Staff Comments:  In general the area is well situated near major transportation 
infrastructure and access to employment and the University.  In this case, the 
development pattern for Aspen Business Park, as accessed by S. 17th Street 
would change dramatically from the pattern that has been established with the 
commercial office buildings in the remainder of the development.  The 
transportation system for this area of the community has been established to 
provide CyRide bus transit for properties that abut S. 16th Street.  The street has 
been constructed to withstand the weight of the frequent use by the buses, and 
the Gray Route has been planned to serve that area of the community as 
efficiently and cost effectively as possible.  The street that serves the subject 
property, S. 17th Street, was not constructed to withstand use by heavy buses, 
nor has the street been constructed to provide a looped route from S. 16th Street 
through the proposed development and back to S. 16th Street. A traffic study is 
also needed to ascertain if there would be impacts on traffic congestion in the 
area. 
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ATTACHMENT E 
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ATTACHMENT F 
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ATTACHMENT G 

 

 Pending or Proposed Bedrooms  

(as of October 1, 2014) 
Site Plan Review 

 

Zoning with 

Master Plan 

 

Iowa State 

Buchanan Hall Site 

Total 

730 BR 200 BR* 

 

700 BR 1630 BR 

 

*Estimated number of bedrooms 

 

 Apartment Units/Bedrooms Constructed or Under Construction 

(2010 - 2014) 
Year Building Permits 

Issued 

 

Iowa State  

New Construction 

Senior & Group 

Living Facilities 

Building Permits 

Issued 

2010 95 Units 

211 BR 

 

 

 

2011 356 Units 

872 BR 

  

2012 279  Units 

563 BR 

  

2013 286 Units 

824 BR 

 

720 BR 

 

2014 344 Units 

998 BR 

 

 

123 Units 

182 BR 

Total Units & 

Bedrooms 

2010-2014 

1360 Units 

3468 BR 

 

720 BR 

123 Units 

182 BR 
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ATTACHMENT I (PAGE 2) 
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ATTACHMENT I (PAGE 3) 
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ATTACHMENT I (PAGE 4) 
 



25 

 

ATTACHMENT I (PAGE 5) 
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