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               ITEM #  25       
 DATE: 01-27-15            

 
COUNCIL ACTION FORM 

 
SUBJECT: RURAL MINOR SUBDIVISION FINAL PLAT FOR CHACAGUA BEND 

SUBDIVISION ON WEST RIVERSIDE ROAD 
 

BACKGROUND: 
 
The property owners of 569 W. Riverside Road, Dean Roosa and Carol Jacobs Peck, 
are requesting approval of a final plat for Chacagua Bend Subdivision in unincorporated 
Story County (see Attachment A). The subdivision lies along W. Riverside Road, south 
and east of the Skunk River. It proposes three lots and two outlots (see Attachment B). 
The owners requested a waiver of the Design and Improvement Standards and 
the density requirements on June 24, 2013 (se Attachment C). The City Council 
referred this letter to staff on July 9, 2013.  
 
This land is located within the Rural Transitional Residential designation of the 
Ames Urban Fringe. The owner is seeking waivers of the City’s Design and 
Improvements Standards as no public infrastructure is available. The owner is 
also seeking a waiver of the requirement to prepare a preliminary plat. In addition, 
the owner is seeking a waiver of the density requirements of between 1.0 and 3.75 
dwelling units per acre. 
 
A proposed subdivision is classified as either a major or minor subdivision, with a minor 
subdivision needing no public improvements and creating no more than three lots. 
Otherwise, it is a major subdivision requiring a preliminary plat. A minor subdivision 
requires no preliminary plat review, needing only final plat approval by the City Council. 
A preliminary plat, if required, would show the installation of the infrastructure meeting 
the Design and Improvements Standards (Division IV of the Ames Subdivision 
Regulations) and also would include topography information. Upon approval of a 
preliminary plat, a final plat is then prepared for Council approval. Story County will also 
be required to approve the final plat subsequent to action by the City of Ames. Further 
discussion of subdivision requirements is included in the Addendum. 
 
The City’s subdivision regulations apply to any division of land within the incorporated 
City limits and within the Urban Services and Rural/Urban Transition areas of the Ames 
Urban Fringe Plan (within 2 miles of the City). These subdivision regulations require that 
all City infrastructure be installed or financial security provided prior to the approval of a 
final subdivision plat, unless waived by City Council.  
 
The City Council policy has a policy that any request for a subdivision in the Fringe be 
accompanied by three covenants that will facilitate future annexation of the 
development and installation of infrastructure. The covenants include agreeing to 
annexation at a future date at the City’s request, agreeing to cover any costs associated 
with the buyout of rural water, and agreeing not to contest future assessments for the 
installation of public improvements. The property owner has signed and agreed to 
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the City’s standard covenants in support of their request for waiver of 
subdivision infrastructure requirements in the Fringe. 
 
Density Calculation. The gross acreage of the proposed plat is 8.42 acres. However, 
the land includes considerable flood plain, steep slopes, drainage easement, greenbelt 
and conservation easement, and forest reserve constraints on the property. By 
removing those areas from the density calculation, as allowed by the Subdivision Code, 
the net developable area of this subdivision is 3.6 acres, resulting in an overall density 
of 0.83 dwelling units per acre with three lots. This is below the Rural Transitional 
designation density range of 1.00 to 3.75 dwelling units per acre. The property 
would need to be divided into four lots to meet minimum net density 
requirements. 
 
Lots 1 and 2, alone, meet the Rural Transitional density requirement by achieving 1.35 
units per acre. The larger lot, however, contains numerous outbuildings and there is no 
lot pattern with frontage on West Riverside Drive that can meet the minimum density 
standard without requiring the demolition of usable accessory structures. Creating a flag 
lot under County zoning standards would create setback issues with the existing 
garage. Because of the constraints caused by these existing structures, the 
owner is seeking a waiver of the density standards to allow the density of 0.83 
dwelling units per acre. 
 
ALTERNATIVES: 
 
1. The City Council can take the following actions as requested by the property owners: 

 
A. Waive the Subdivision Code requirements for the preparation of a preliminary 

plat, 
 

B. Waive requirements for installation of infrastructure, and accept the three 
covenants signed by the property owner for future annexation, water service, and 
participation in an assessment district, 
 

C. Waive the density standards requiring between 1.0 and 3.75 dwelling units per 
net acre to allow a density of 0.83, and 
 

D. Approve the final plat of Chacagua Bend Subdivision based upon the analysis of 
staff as stated above. 

 
2. The City Council can deny the final plat for Chacagua Bend Subdivision if it finds 

that the development is inconsistent with the Ames Urban Fringe Plan or Subdivision 
Code for meeting the required minimum density of Rural Transitional. 
 

3. The City Council can refer this request back to staff or the applicant for additional 
information. (The Municipal Code requires a final decision regarding final plat 
approval be rendered by the City Council within 60 days of the complete application 
for Final Plat approval of a Major Subdivision. City Council must approve, approve 
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subject to conditions, or disapprove this Final Plat application no later than February 
10, 2015 to meet this deadline.) 

 
MANAGER’S RECOMMENDED ACTION: 
 
Staff has evaluated the proposed final subdivision plat (see Addendum) and determined 
that, with the granting of the requested waivers of the Design and Improvement 
Standards, of a preliminary plat, and of the density standard, the proposal conforms to 
the adopted ordinances and policies of the City of Ames.  
 
The waiver of the Design and Improvement Standards is consistent with past practices 
in Rural Transitional Areas of the Ames Urban Fringe provided the covenants have 
been signed. These covenants will allow the City to later annex these lands with costs 
for water and other infrastructure borne by the annexed property owners. 
 
A preliminary plat is required when there are more than three lots and when public 
infrastructure is required to be installed. This subdivision is proposing five lots, of which 
two are unbuildable outlots. The two outlots are a requirement of Story County 
standards and have no bearing on the net density or buildable area of the property. In 
this circumstance, with no infrastructure required, there is not a substantial benefit to 
requiring a preliminary plat. The City Council has, on occasion, approved a waiver of the 
preliminary plat requirement for rural subdivisions greater than three lots if no public 
improvements are required. 
 
The layout of the subdivision takes into account the constraints of the site for access, 
existing site improvements, and natural constraints. The waiver request does not 
appear to inhibit the development of a large area of land from meeting the density 
interests of the Fringe Plan.  There is a one lot difference under the net density 
calculations between the minimum density and what is proposed.  While the Fringe Plan 
may allow for up to 14 lots on the overall site, County zoning only would permit 
approximately 6 lots. 
 
In this situation, a fourth lot could not be created out of the existing home site lot 
without demolition of accessory buildings. Without the fourth lot, the design and 
layout of the subdivision is slightly below the intended density range of the 
Fringe Plan. The City Council can grant a waiver of these standards if it finds no 
reasonable alternative exists to create additional lots and that the public interest 
is not jeopardized. The only other identifiable alternative to demolishing a 
structure would be to build a short private street to create lot frontage for a 
minimum of three new lots and to keep one large lot for the existing home site.  
 
Therefore, it is the recommendation of the City Manager that the City Council adopt 
Alternative #1 as described above, waiving Division IV of the Subdivision Regulations, 
waiving the requirement for a preliminary plat, waiving the density standards, accepting 
the three covenants for recording, and approving the minor final plat. 
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ADDENDUM 
 
Applicable Laws and Policies. All subdivisions within the Ames Urban Fringe are 
subject to all the requirements of the Code of Iowa Chapter 354 and the Ames 
Subdivision Regulations (Chapter 23 of the Ames Municipal Code). Portions of these 
codes are found in Attachment D. The Ames Urban Fringe Plan and accompanying 28E 
Implementation Agreement state that the City will waive its authority in Rural Service 
and Agriculture Conservation Areas of the Plan and the County will waive its authority in 
areas in Urban Reserve Areas. However, both jurisdictions retain authority in the 
Rural/Urban Transition Areas, as is the case for this subject property. Story 
County will review the final plat subsequent to the City of Ames approval. 
 
This subdivision is required to meet the Design and Improvement Standards (Division 
IV) of the City’s Subdivision Regulations unless specific waivers are granted by the City 
Council. In this case, the applicant is requesting a waiver from the City Council for all 
portions of the Standards. If granted, the subdivision would meet Story County 
standards for services and infrastructure. The applicant is also requesting a waiver of 
the requirement for the preparation of a preliminary plat. If granted, the City Council 
could approve the final plat. If not, action on the final plat would have to be deferred and 
the owner would need to prepare a preliminary plat for review by the Planning and 
Zoning Commission and action by the City Council at a later date. 
 
Streets, Sidewalks, Utilities, and Easements. With the waiver granted by the City 
Council regarding the installation of infrastructure, the subdivision will be required to 
meet Story County requirements for water and on-site septic systems. The proposed 
plat includes public utility easements to accommodate any future sanitary sewer or 
water service to all the lots. All the buildable lots front on a public right-of-way and will 
be able to connect in the event of the installation of that infrastructure.  
 
No new streets are proposed for this subdivision as all lots will front on an existing 
paved road (W. Riverside Road). The County does not require sidewalks for platting or 
for building permits. No sidewalks are proposed for this subdivision.  
 
Access to Lot 3 will remain as it currently is. Access to Lots 1 and 2 will be a shared 
driveway between the two lots. This satisfies the County’s requirements for safety and 
spacing. 
 
The City has obtained the three covenants required for development in the Ames Urban 
Fringe. These covenants require the property owners (both current and subsequent) to 
seek annexation at the City’s request, to agree to pay any special assessments 
associated with providing City infrastructure following annexation, and to pay any costs 
associated with the buyout of rural water service. With these covenants and easements, 
City staff sees no obstacle to the provision of services (sanitary sewer, water, 
sidewalks, etc.) if the area is annexed. 
 
Preliminary Plat Requirements. A preliminary plat is required for any subdivision that 
needs the installation of public infrastructure (except sidewalks) and/or has more than 
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three lots. A preliminary plat includes information on the location of proposed sanitary 
sewer, storm sewer, water, and streets. It also includes topography information. 
 
This plat was originally intended to include just three lots which, if the City Council 
approved the waiver of infrastructure, would not require a preliminary plat. However, the 
County required the creation of two outlots so that Lots 1 and 2 would meet the required 
width to depth ratio of the Story County subdivision standards (“the depth shall not be in 
excess of three times the width”). The two outlots are always to be conveyed with the 
adjacent platted lot through a plat restriction. The outlots lie entirely within the forest 
reserve boundary and have no impact on density calculations. Staff can find no benefit 
to requiring the creation of a preliminary plat and support the requested waiver. 
 
Other considerations. Lots 1 and 2 are zoned by Story County as R-1. This allows 
single family dwellings with individual septic systems and wells on 25,000 square foot 
(0.57 acres) lots. Most of Lot 3 is zoned A-1, which allows single family dwellings on 
individual septic systems and wells on a 1.00 acre lot.  This equates to a maximum 
development potential of approximately 6 buildable lots 
 
The remainder of the subdivision, along the Skunk River corridor, is zoned Greenbelt-
Conservation. This district allows some agricultural and forestry uses but no structures. 
(Story County allows lots to be split by zoning district, the land being subject to each 
district’s regulations. Ames allows lots to be split by zoning district but the entire lot is 
subject to whichever is the more restrictive zoning district.) Since this site is in the 
county, it is regulated by Story County zoning standards. 
 
The adjacent Skunk River lies within the Special Flood Hazard Area (SFHA), as 
identified on the FEMA Flood Insurance Rate Map. This zone includes the Floodway 
and Floodway Fringe. However, no portion of the buildable area of each lot lies within 
that SFHA. 
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ATTACHMENT A: LOCATION AND URBAN FRINGE DESIGNATION 

Subject Site 
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ATTACHMENT B: FINAL PLAT [TWO PAGES] 
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ATTACHMENT C: REQUEST FROM OWNERS  
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ATTACHMENT D: APPLICABLE LAWS AND POLICIES PERTAINING TO  
FINAL PLAT APPROVAL 

 
Adopted laws and policies applicable to this case file include, but are not limited to, the 
following: 
 

Code of Iowa, Chapter 354.8 states in part: 
A proposed subdivision plat lying within the jurisdiction of a governing body shall 
be submitted to that governing body for review and approval prior to recording.  
Governing bodies shall apply reasonable standards and conditions in accordance 
with applicable statutes and ordinances for the review and approval of 
subdivisions. The governing body, within sixty days of application for final 
approval of the subdivision plat, shall determine whether the subdivision 
conforms to its comprehensive plan and shall give consideration to the possible 
burden on public improvements and to a balance of interests between the 
proprietor, future purchasers, and the public interest in the subdivision when 
reviewing the proposed subdivision and when requiring the installation of public 
improvements in conjunction with approval of a subdivision. The governing body 
shall not issue final approval of a subdivision plat unless the subdivision plat 
conforms to sections 354.6, 354.11, and 355.8. 

 

Code of Iowa, Chapter 354.9 states in part: 
 

2. If a subdivision lies in a county, which has adopted ordinances regulating the 
division of land, and also lies within the area of review established by a city 
pursuant to this section then the subdivision plat or plat of survey for the division 
or subdivision shall be submitted to both the city and county for approval. The 
standards and conditions applied by a city or county for review and approval of 
the subdivision shall be the same standards and conditions used for review and 
approval of subdivisions within the city limits or shall be the standards and 
conditions for review and approval established by agreement of the city and 
county pursuant to chapter 28E. Either the city or county may, by resolution, 
waive its right to review the subdivision or waive the requirements of any of its 
standards or conditions for approval of subdivisions, and certify the resolution 
which shall be recorded with the plat. 
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Ames Urban Fringe Plan Excerpt: 
 
Rural Transitional Residential (RTR) 
Areas designated Rural Transitional Residential are located in areas where urban 
infrastructure may not be in place for a time period beyond the Ames Urban Fringe Plan 
planning horizon. Rural Transitional Residential development is designed to transition 
seamlessly into adjacent rural residential and agricultural land use, providing buffers 
where necessary to separate residences from particularly intense or noxious agricultural 
activities. Residential densities with this designation are between rural densities and 
urban densities. 
 
RTR Policy 1: This land use designation includes all single-family and two-family 
residential land uses/developments that involve average net densities between 
one unit per acre and 3.75 units per acre. (Relates to RUTA Goal 3.2) 
 
RTR Policy 2: Strategically locate Rural Transitional Residential land uses in 
areas where they can provide for an orderly and efficient future transition 
between land uses within the likely future extent of municipal limits and the 
unincorporated area. (Relates to RUTA Goal 3.2) Ames Urban Fringe Plan 30 
 
RTR Policy 3: Encourage clustering of residential sites within these land areas to 
limit the short-term and long-term costs associated with infrastructure 
improvements and the distribution of public services. (Relates to RUTA Goal 3.2, 
3.4) 
 
RTR Policy 4: Depending on location, density of units, size of lots, timing of 
development, development design, clustering of proposed sites, or other 
considerations, require full urban infrastructure standards. If the City does not 
require these improvements to be installed at the time of subdivision, require 
infrastructure assessment agreements. (Relates to RUTA Goal 3.2, 3.3, 3.5) 
 
RTR Policy 5: Any decentralized wastewater treatment facilities, wells and 
supporting infrastructure shall meet IDNR, county, and city standards. Other 
rural development standards may be acceptable on a case-by-case basis. 
Require agreements that if and when the property is annexed to a city, the land 
developer and/or landowner shall be responsible for the full cost of abandoning 
the rural systems and connecting to urban infrastructure. (Relates to RUTA Goal 
3.2, 3.3) 
 
RTR Policy 6: Make provisions to protect environmental resources, 
environmentally sensitive areas and adjacent Natural Areas. (Relates to RUTA 
Goal 3.4) 
 
RTR Policy 7: Require annexation agreements and developer agreements in 
instances of new development that is particularly intense, or that occurs in certain 
critical locations. (Relates to RUTA Goal 3.2) 
 
RTR Policy 8: Mitigate and manage stormwater run-off, soil erosion, and 
wastewater discharge according to IDNR and city standards. (Relates to RUTA 
Goal 3.4) 
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Ames Municipal Code Section 23.302 
 

 
 


