
 
 
 

         ITEM #:    27a             
 DATE:      11-15-16      

 
COUNCIL ACTION FORM 

 
REQUEST:  MAJOR SITE DEVELOPMENT PLAN FOR 2041 COTTONWOOD ROAD 
 
BACKGROUND: 
 
Hunziker Development Company, LLC is requesting approval of a Major Site 
Development Plan for 12 apartments on the property located at 2041 Cottonwood Road 
(Attachment A) for Lot 1 within the recently platted Village Park Subdivision. The lot is 
29,906.94 square feet (.69 acres) and currently zoned FS-RM Suburban Residential 
Zone Residential Medium Density (See Attachment A, Location and Current Zoning 
Map & Attachment B Major Site Development Plan.) The site is located on Cottonwood 
Road in the Village Park Subdivision. The land to the east of the Village Park 
subdivision, east of University Boulevard is included in the Iowa State University 
Research Park and south of the Wessex apartment complex.  The land to the east, 
west, and south of the Village Park subdivision is outside the Ames corporate limits in 
rural Story County. Attachment F shows the overall layout of the Village Park 
Subdivision with the open space landscaping. 
  
The developer of the site proposes a residential apartment development configured as a  
3-story building with a total of 12 units. The 3-story apartment building includes four (1-
bedroom units), and eight (2-bedroom) units for a total of 20 bedrooms with an average 
of 1.67 bedrooms per unit (See Attachment B, Major Site Development Plan- Hard copy 
included in packet material). Development of the property is required to be consistent 
with the rezoning master plan agreement for the property. The Master Plan that 
accompanied the rezoning to FS-RM identified three areas of the subdivision for 
development with FS-RM zoning.  Approximately 100 to 120 units, and an approximate 
density of thirteen to seventeen units per acre is shown on the approved Master Plan.  
The Final Plat for Village Park Subdivision includes eleven lots for development in the 
“FS-RM portion of the subdivision, and one lot for development in the “RH” (Residential 
High Density) portion of the subdivision.   
 
The FS-RM lots are planned for a single 12-unit, three-story, apartment building on Lots 
1, 2, 3 and 4, and a 12-unit, two-story apartment building on Lot 5.  Apartment buildings 
planned for the RH portion of the subdivision will be located south of Cottonwood Road 
and east of Aurora Avenue and are planned to include four 36-unit buildings, 3 stories in 
height. These buildings in the RH zone require city staff approval of minor site 
development plans for development of the entire 5.52 acre site (lot 12).  
 
The proposed development follows a pattern and orientation that features the building 



constructed in the western portion of the property facing Cottonwood Road with parking 
and drive aisle areas located to the east and north of the apartment building.  The 
project includes a single row of garage parking among two separate garage structures 
with 6 stalls per structure in combination with surface parking. Access to the site is from 
Cottonwood Road at a location near the southeast corner of the property. The front door 
of the apartment building faces the street. Stormwater treatment occurs off site on 
nearby outlots. The site slopes downward gradually from the west to the east.  
 
The building is designed as a 3-story 12-unit building consistent with the maximum 
allowed height of four stories, or 50 feet.  Each apartment has access to either a small 
patio or deck. The apartment building design incorporates a pitched gabled roof design. 
Materials on the buildings are proposed as gray lap vinyl siding across the upper two 
floors of elevation and modular brick across the lower floor. The modular brick treatment 
also surrounds the primary entry to each building. Each façade includes a modular brick 
element to provide design continuity and interest on all facades. Modular brick pillars 
support the decks attached to the building. Each deck will be constructed with treated 
lumber decking and aluminum guard rails. The windows are vinyl with a terratone finish. 
Sliding glass doors will provide access to the decks and patios outside the apartment 
units. (See elevations Attachment B) 
 
FS-RM zoning includes requirements for common open space equaling 10% of the area 
of the FS-RM zoning. The Open Space standard is meant to meet the needs of the 
overall development area. The common open space is located immediately to the east 
and southeast as outlots to serve all of the Village Park Subdivision and is essentially 
used for stormwater detention.  It also includes an extension of a 10-foot trail to the 
south. Exhibit F includes the landscape plan for Outlots A and D associated with 
development of this area of Village Park. The details of the Outlot plan is a separate 
item on the same agenda. 
 
Landscaping is provided to meet front yard apartment foundation and parking lot 
screening requirements. Due to the one drive aisle configuration of the parking lot no 
internal plantings are required.  The applicant has proposed as alternative parking lot 
landscaping plan with decorative grasses compared to standard parking perimeter 
shrubs.  Decorative grasses are part of the front yard landscaping as well, but additional 
foundation landscaping unit plantings with shrubs are still required.  No additional 
landscaping is proposed or required along the rear of the garages. (See Landscape 
plan on pg 12). 
 
Off-street parking has been provided to meet the minimum parking requirements for 
apartment dwellings in the FS-RM zone.  Further detail is found in the Addendum of this 
report. 
 
At its meeting on November 2, 2016, the Planning and Zoning Commission reviewed 
the proposed Major Site Development Plan, and discussed site layout, open space 
access, landscaping configurations, and design of the project. There were no comments 
from the applicant, or the public.  By a vote of 5-0, the Commission recommended 



approval of the Site Plan with the following conditions, as recommended by staff: 
 

A. That the landscaping, and site improvements, as shown on the Landscape Plan 
for Outlots A & D, be installed, prior to occupancy of the first FS-RM apartment 
building in the Village Park Subdivision; 

B. Prior to approval of the Major Site Development Plan by the City Council, a Minor 
Amendment to the Planned Residence District Plan for the Wessex Apartment 
Development, to include the temporary emergency vehicle access, must be 
approved by City staff; 

C. Prior to occupancy of the first FS-RM apartment building in the Village Park 
Subdivision,  construction of a temporary emergency vehicle access to the Village 
Park Subdivision must be constructed to the specification of the Fire Department 
with a minimum capability of accommodating vehicles with a gross vehicle weight 
of up to 80,000 pounds;  

D. Prior to occupancy of the apartment building at 2041 Cottonwood Road, shrubs 
used as screening for mechanical units must be installed to meet zoning 
standards at a minimum height that is six inches higher (at the time of planting) 
than the mechanical equipment the shrubs are screening. 

E. Prior to City Council major site development plan approval front yard foundation 
planting landscaping must include the required landscape units to comply with 
requirements of Section 29.403(6) of the Municipal Code. 

F. Compliance of all exterior lighting, with the Outdoor Lighting Code, Section 29.411 
of the Municipal Code, and approval by the Planning & Housing Department, is 
required prior to occupancy. 

G. Modify the landscape plan to include eight additional foundation planting shrubs. 
 
Since the Planning and Zoning Commission meeting, staff has approved the 

Minor Amendment to the Planned Residence District Plan for the Wessex 

apartment development (Condition “B”), and the applicant has made revisions to 

the plan to address outdoor lighting code compliance. The recommended 

conditions have been updated to reflect recent work with staff. The Developer is 

in agreement with the overall set of conditions and will finalize their plan sets 

upon approval by City Council.  

ALTERNATIVES: 
 
1. The City Council can approve the Major Site Development Plan for the proposed 

apartment building as shown in the attachments with the following conditions: 
 
A. That the landscaping, and site improvements, as shown on the Landscape Plan 

for Outlots A & D, be installed, prior to occupancy of the first apartment building in 
the Village Park Subdivision; 

B. Prior to occupancy of the first apartment building in the Village Park Subdivision, 
construction of a temporary emergency vehicle access to the Village Park 
Subdivision must be constructed to the specification of the Fire Department with a 
minimum capability of accommodating vehicles with a gross vehicle weight of up 



to 80,000 pounds.  
 

C. The landscape plan shall include revisions necessary to specify plantings 
appropriate in size equal to the height of the mechanical equipment to ensure the 
compliance with the zoning ordinance screening requirements. 
 

D.  The landscape plan shall be revised to include front yard foundation planting 
landscaping units compliant with the zoning ordinance standards of Section 
29.403(6) of the Municipal Code, this include revisions to the tree configuration of 
the landscape unit and for eight additional foundation planting shrubs.  

 
2. The City Council can approve the Major Site Development Plan for the proposed 

apartment building with modifications. 
 
3. The City Council can deny the Major Site Development Plan for the proposed 

apartment building if it finds the project does not meet the Major site Development 
Plan criteria. 
 

4. Action on this request can be postponed and referred back to City staff and/or the 
applicant for additional information. 

 
 
CITY MANAGER’S RECOMMENDED ACTION: 
 
The Major Site Development Plan review is to determine conformance with 
development standards, and appropriate arrangement and design of the use of the site.  
FS-RM zoning is intended to implement the LUPP vision of landscaped suburban style 
development that provides for desirable apartment housing choices. The proposed 
development project is consistent with the Master Plan for use limitations and meets a 
community interest for providing apartment types of various floor plans from one to two 
bedrooms that will have wide appeal.  The specific criteria for the site development plan 
approval are discussed in greater detail in the addendum. 
 
The proposed building design is consistent with the common expectations of apartment 
homes marketed above an entry level product in that it includes some covered parking 
and private spaces for individual and the units are sized for smaller living situations.  As 
a small site, there is not unique amenities or characteristics to the project as have been 
included with recent FS-RM approvals on Mortenson or commitments for amenities on 
larger RH sites on South Duff.   
 
The architectural appearance is similar to other designs that have been developed in 
Ames and Ankeny. The building design has a traditional apartment aesthetic in terms of 
exterior materials and architectural features. The overall massing of the proposed 
apartment buildings in this location is significantly smaller than the 36-unit apartment 
buildings proposed across the street in the RH zone portion of Village Park, and also 
smaller in scale than the 24-unit and 36-unit apartment buildings, close to this site, in 



the Wessex development to the north.  Additionally, all of the lots along the north side of 
Cottonwood are being developed independently and the slight variation in design and 
materials is desirable for interest along the street.  
 
The arrangement of the site has a residential appearance and with the required street 
trees and apartment foundation plantings the development of all the sites along 
Cottonwood will create a substantially landscaped corridor.  Staff has worked with the 
applicant to provide landscaping on-site to meet front yard, and perimeter parking lot 
landscaping requirements. The requested alternative design for grasses in lieu of 
shrubs for parking lot screening can be supported as providing for a general level of 
screening and interest.  There are no sensitive uses nearby that would require the more 
substantial screening provided by the standard inclusion of shrubs. 
 
Therefore, it is the recommendation of the City Manager that the City Council act 
in accordance with Alternative #1 thereby approving the Major Site Development 
Plan with the conditions listed above. 
 
 
 

 
 



ADDENDUM 
 
PROJECT DESCRIPTION: 
The project site is .69 acres (29,906.94 square feet), which allows 12 dwelling units. 
The zoning district allows a maximum apartment size of 12 dwelling units. The owner 
has configured the proposed building as 12 units. The density of this project is 17 
dwelling units per acre, meeting the required minimum of 13 and maximum of 17 
dwelling units per acre. The units vary in size from 1 bedrooms to 3 bedrooms. Within 
the proposed building, there are 20 bedrooms.  
 
Parking. 
The project requires one parking space per bedroom for units of 2 bedrooms or more 
and one and one half parking spaces for 1 bedroom units. The parking is configured as 
two single aisle parking areas across the north and east portions of the site. There is 
access for vehicles and emergency vehicles through these aisles. There are 22 parking 
spaces required based on the number of proposed bedrooms proposed. The project 
includes 24 parking spaces. Of those proposed spaces 12 are proposed to be enclosed 
garage stall spaces. The enclosed garage stall spaces are located across the drive aisle 
from the surface parking spaces in the rear yard approximately 5 feet from the north 
property line and running parallel to the north perimeter of the site.  
 
Site access is from a driveway off of Cottonwood Road.  The frontage of the site along 
Cottonwood Road will also have a shared use path constructed.  Pedestrian 
connections are provided to the south and southeast, providing access to the shared 
use path along Cottonwood Road.  
 
Landscaping. 
The project creates a 7,358 square foot building footprint, added to 11,184 square feet 
of additional impervious surface (parking, sidewalks) for a total impervious area of 
18,542 square feet. The impervious surface coverage is approximately 61%. 
Landscaped open space accounts for the remainder of the lot area. There is no 
specified maximum coverage for apartments as it is to be as approved during the site 
plan process consistent with the design principles of the zoning district. The proposed 
61% is consistent with the standard for lower density developments in FS zoning 
districts and allows for the open landscaped character intended by the zoning district 
design principles.  
 
In addition, the required 10% of common open space is accounted for in Outlot A and 
Outlot D to the immediate east and southeast of the proposed building. FS development 
standards require 10% open space that meets the intent of accessible and useable by 
residents.  Open space is a subset of the overall landscape area. The Outlot 
landscaping is approximately 17% of the overall area.  The plan for the outlot includes a 
trail, but is essentially for stormwater management functions. A site plan for Outlot A 
and D is required to be submitted and approved in conjunction with consideration of this 
site development plan and is a separate item on the same agenda. 
  



Landscape standards require the installation of building foundation screening along the 
street frontage of an apartment building as well as screening located between the 
parking area and property lines. As currently configured, the developer seeks approval 
of alternative parking lot landscaping (29.403(4)(d)) for two issues.  The first is to allow 
substitution of ornamental grasses in lieu of shrubs.  The second is to not require 
screening along the edge parking area on the west side of the site.  The developer 
would be required to plant additional trees and shrubs along the west edge of the site to 
comply with standard requirements.   
 
The developer believes that the grasses provide a desirable aesthetic to the project and 
provide for a suitable level of screening.  Grasses during the summer months provide 
effective screening, but in the winter months there is likely no screening as the grasses 
are cut to allow them to regrow in the spring.  In this situation staff believes they are 
acceptable due to the low sensitivity of other uses abutting the site.   The developer 
believes the 2nd issue of edge landscaping is also unnecessary along the west property 
line due to the abutting use of parking at the property line. The screening is likely not a 
substantial issue of compatibility, but an additional tree could be included to meet the 
intent of the shading over parking areas.  This is a similar request that is part of all four 
proposed project along Cottonwood. 
 
The street frontage foundation landscaping must be a combination of plantings as 
described in Section 29.403(6)(b). The groupings of foundation plants are referred to as 
Landscape Units and there quantities specified to meet this requirement Specifically, 
there must be trees and 6 deciduous and evergreen shrubs planted for every 60 feet of 
street frontage. The total frontage at this site is 186 feet. The developer has included 
appropriate trees, but has not included shrubs as they desired to use grasses. In this 
instance, the foundation planting must meet the specified planting quantity and 
substituting grasses is not permitted. A condition is included to revise the landscaping 
with 8 additional deciduous or evergreen shrubs to be planted along the street frontage 
side of the building. The proposed grasses can stay in place but shrubs must be added 
to meet the required plantings for street frontage foundation landscaping.  
 
Refuse receptacles and mechanical units are screened according to the ordinance.  The 
screening must be planted to meet requirements at the time of planting.  The 
configuration of the trash enclosure is proposed without a gate but to have the dumpster 
located behind the internal wall configurations.   
 
 
Building Design. 
The proposed building is identical in shape and size to neighboring buildings to the east 
and west, being about 66 feet by 65 feet. Entrances are oriented on the north and south 
sides of the building according to its location to the parking areas on the property as 
well as pedestrian access to Cottonwood Road. The building is about 37 feet tall. The 
height limit of the district is 4 stories or 50 feet.  The building setbacks measure 26 feet 
on the front setback and 78 feet in the rear yard setback with side yard setbacks 
measuring 11 feet on the west side and 79 feet on the east side. All required setbacks 



have been found to meet standards. 
 
The façades of the building utilize the same materials, with modular brick applied on the 
bottom portion of the building and vinyl lap siding on the upper portion. The vinyl lap 
siding is a dark gray color. Each façade has some degree of bump out to provide some 
relief of the vertical sides. Each unit has access to either a deck or patio. Each deck 
features modular brick pillars with treated lumber decking. Aluminum guardrails extend 
around the perimeter of the decks. Windows on the apartment buildings are identified as 
vinyl with a terratone finish. The building has a wing wall feature that extends outward 
on each corner of the building comprised of modular brick. 
 

 

When acting upon an application for a Major Site Development Plan approval, the 

Planning and Zoning Commission and the City Council shall rely upon generally 

accepted site planning criteria and design standards. These criteria and 

standards are necessary to fulfill the intent of the Zoning Ordinance, the Land 

Use Policy Plan, and are the minimum necessary to safeguard the public health, 

safety, aesthetics, and general welfare.   

 

1. The design of the proposed development shall make adequate provisions for 
surface and subsurface drainage to limit the rate of increased runoff of 
surface water to adjacent and downstream property. 

 

The Public Works Department has reviewed the storm water management plan and 

finds that the proposed development has met the required storm water quantity and 

quality measures by use of the proposed regional detention facilities on the southeast 

and northeast areas of the site. 

 

2. The design of the proposed development shall make adequate provision for 
connection to water, sanitary sewer, electrical, and other utility lines within 
the capacity limits of those utility lines. 

 

The existing utilities were reviewed and found adequate to support the anticipated load 

of 12 dwelling units on this lot, comprising 20 bedrooms, consistent with prior 

determination at the time of rezoning and subdivision approval. 

 

3. The design of the proposed development shall make adequate provision for 
fire protection through building placement, acceptable location of flammable 
materials, and other measures to ensure fire safety. 

 



The fire inspector has reviewed access and fire truck circulation, sprinkler, and hydrant 

requirements and found that the requirements of the Fire Department are met.  A 

condition is in place for completion of a second emergency vehicle access way to the 

north. 

 

4. The design of the proposed development shall not increase the danger of 
erosion, flooding, landslide, or other endangerment to adjoining and 
surrounding property. 

 

It is not anticipated that this proposed development will be a danger due to its site 

location and proximity to other uses. 

 

5. Natural topographic and landscape features of the site shall be incorporated 
into the development design. 

 

The site is currently devoid of any significant vegetation. Minimal grading will occur for 

the construction of the buildings. The site is relatively flat and grading will occur mostly 

to direct storm water where required. 

 

6. The design of the interior vehicle and pedestrian circulation shall provide for 
convenient flow of vehicles and movement of pedestrians and shall prevent 
hazards to adjacent streets or property. 

 

Access to this site from Cottonwood Road is through one access point at the southeast 

corner of the property. Vehicular and pedestrian access is accommodated between the 

subject property, and other properties (buildings) within the Village Park subdivision. 

The on-site sidewalks, sidewalks in the public street right-of-ways, and shared use 

paths provide pathways throughout the site, and to external connections to allow for 

circulation throughout the community, and eventually within the Central Iowa region.  

 

7. The design of outdoor parking areas, storage yards, trash and dumpster 
areas, and other exterior features shall be adequately landscaped or screened 
to minimize potential nuisance and impairment to the use of adjoining 
property. 

 

The developer believes that the intent of the general development standards of the 

zoning ordinance have been met for the screening of parking areas with a substitute of 

grasses being proposed as an acceptable alternative to standard perimeter 



landscaping.  The apartment building provides a high degree of separation and 

screening of the parking and garages in the rear yard from adjoining views, and as 

viewed from Cottonwood Road. Additional landscaping and landscaping information is 

being required and conditioned with City Council consideration to guarantee compliance 

with the mechanical screening requirements as well as compliance with the front yard 

foundation planting requirements. 

 

8. The proposed development shall limit entrances and exits upon adjacent 
streets in order to prevent congestion on adjacent and surrounding streets 
and in order to provide for safe and orderly vehicle movement.  

 

Access to the property is from a single access point near the southeast corner of the 

property. This access provides for a single point of which vehicular traffic can move in 

and out of the site. This is projected to satisfactorily accommodate the traffic needs of 

the proposed apartment building. 

 

9. Exterior lighting shall relate to the scale and location of the development in 
order to maintain adequate security, while preventing a nuisance or hardship 
to adjacent property or streets. 

 

Information has been provided on the proposed exterior lighting, to determine 

compliance. The proposed lighting has been found to meet the lighting standards, found 

in Sec 29.411 of the Municipal Code. 

 

10. The proposed development shall ensure that dust and other forms of air 
pollution, noise disturbances, odor, glare, and other nuisances will be limited 
to acceptable levels as prescribed in other applicable State and City 
regulations. 

 

The proposed residential uses are not expected to exceed the level of nuisances, 

typical of this type of development, beyond acceptable levels, as prescribed in other 

applicable State and City regulations. 

 

11. Site coverage, building scale, setbacks, and open spaces shall be in 
proportion with the development property and with existing and planned 
development and structures, in adjacent and surrounding property. 

 



The scale of the proposed apartment building, in relation to the lot size, is appropriate, 

given minimum building setback requirements, landscaping requirements, and areas of 

the site planned for parking.  The developer has proposed the maximum number of 

units (12) in a multiple family structure within the FS-RM zoning district.  The density of 

development is well within the approximate densities found on the approved Master 

Plan for this subdivision, and the apartment appearance is compatible with the 

character and scale of the general surroundings with the proposed 36-unit apartment 

dwellings on the other side of Cottonwood Road, and the 24-unit and 36-unit buildings 

in the Wessex development adjacent to the north.  Open areas and landscaped areas 

meet the quantitative standards of the Zoning Ordinance in the common areas. There 

are no flat open space areas on site or within the common area. The open space 

definition is met with the provision of the 10-foot trail extension in the common lot area.  

The Development Review Committee has reviewed the Major Site Development Plan 

and found that it complies with all other requirements of the Ames Municipal Code. 
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Attachment A- Major Site Development Plan 
 

  



Attachment A- Site Overview and Parking 
  



Attachment A- Landscape Plan 
 

  



Attachment B- Building Elevations 
 

  



Attachment B- Garage Elevations 
 

  



Attachment C- 1st Floor Plans 
 

  



Attachment C- 2nd Floor Plans  
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Attachment D- Village Park Subdivision Final Plat 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Attachment E: Village Park Subdivision (Lot 1, 2, 3, 4 & 5) 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Attachment F: Landscape Plan for Outlots A & D, Village Park Subdivision 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Attachment G: Master Plan for Village Park Subdivision 
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         ITEM #:      27b             
 DATE:      11-15-16      

 
 

COUNCIL ACTION FORM 
 
REQUEST:  MAJOR SITE DEVELOPMENT PLAN FOR 2105 COTTONWOOD ROAD 
 
BACKGROUND: 
 
Hunziker Development Company, LLC is requesting approval of a Major Site 
Development Plan for 12 apartments on the property located at 2105 Cottonwood Road 
(Attachment A) for Lot 2 within the recently platted Village Park Subdivision. The lot is 
33,798 square feet (.78 acres) and currently zoned FS-RM Suburban Residential Zone 
Residential Medium Density (See Attachment A, Location and Current Zoning Map.) 
The site is located on Cottonwood Road in the Village Park Subdivision. The land to the 
east of the Village Park subdivision, east of University Boulevard is included in the Iowa 
State University Research Park and south of the Wessex apartment complex.  The land 
to the west and south of the Village Park subdivision is outside the Ames corporate 
limits in rural Story County. Attachment F shows the overall layout of the Village Park 
Subdivision with the open space landscaping. 
  
The developer of the site proposes a residential apartment development configured as a  
3-story building with a total of 12 units. The 3-story apartment building includes four (1-
bedroom units), and eight (2-bedroom) units for a total of 20 bedrooms with an average 
of 1.67 bedrooms per unit (See Attachment B, Major Site Development Plan- Hard copy 
included in packet material). Development of the property is required to be consistent 
with the rezoning master plan agreement for the property. The Master Plan that 
accompanied the rezoning to FS-RM identified three areas of the subdivision for 
development with FS-RM zoning.  Approximately 100 to 120 units, and an approximate 
density of thirteen to seventeen units per acre is shown on the approved Master Plan.   
 
The Final Plat for Village Park Subdivision includes eleven lots for development in the 
“FS-RM portion of the subdivision, and one lot for development in the “RH” (Residential 
High Density) portion of the subdivision. The FS-RM lots are planned for a single 12-
unit, three-story, apartment building on Lots 1, 2, 3 and 4, and a 12-unit, two-story 
apartment building on Lot 5.  Apartment buildings planned for the RH portion of the 
subdivision will be located south of Cottonwood Road and east of Aurora Avenue and 
are planned to include four 36-unit buildings, 3 stories in height. These buildings in the 
RH zone require city staff approval of minor site development plans for development of 
the entire 5.52 acre site (lot 12). (See following addendum for full analysis.)    
 
The proposed development follows a pattern and orientation that features the building 
constructed in the middle portion of the property with parking and drive aisle areas 
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located along the west and north portions of the site.  The project includes a single row 
of garage parking among two separate garage structures in combination with surface 
parking. Access to the site is from Cottonwood Road at a location near the southwest 
corner of the property and shared with Lot 3. The front door of the apartment building 
faces the street. Stormwater treatment occurs off site on nearby outlots. The site slopes 
downward gradually from the west to the east.  
 
The building is designed as a 12-unit building to be consistent with the maximum 
building size of the FS-RM zoning district.  The building is three stories in height. Four 
stories, or 50 feet, whichever is lower, is the maximum allowed height of multiple-family 
dwellings in the FS-RM zone.  Each apartment has access to either a small patio or 
deck. The apartment building design incorporates a pitched gabled roof design. 
Materials on the buildings are proposed as gray lap vinyl siding across the upper two 
floors of elevation and modular brick across the lower floor. The modular brick treatment 
also surrounds the primary entry to each building. Each façade includes a modular brick 
element to provide design continuity and interest on all facades. Modular brick pillars 
support the decks attached to the building. Each deck will be constructed with treated 
lumber decking and aluminum guard rails. The windows are vinyl with a terratone finish. 
Sliding glass doors will provide access to the decks and patios outside the apartment 
units. (See elevations Attachment B) 
 
FS-RM zoning includes requirements for common open space equaling 10% of the area 
of the FS-RM zoning. The Open Space standard is meant to meet the needs of the 
overall development area. The common open space is located immediately to the east 
and southeast as outlots to serve all of the Village Park Subdivision and is essentially 
used for stormwater detention.  It also includes an extension of a 10-foot trail to the 
south. Exhibit F includes the landscape plan for Outlots A and D associated with 
development of this area of Village Park. The details of the Outlot plan is a separate 
item on the same agenda. 
 
Landscaping is provided to meet front yard apartment foundation and parking lot 
screening requirements. Due to the one drive aisle configuration of the parking lot no 
internal plantings are required.  The applicant has proposed as alternative parking lot 
landscaping plan with decorative grasses compared to standard parking perimeter 
shrubs.  Decorative grasses are part of the front yard landscaping as well, but additional 
foundation landscaping unit plantings with shrubs are still required.  No additional 
landscaping is proposed or required along the rear of the garages. (See Landscape 
plan on pg 12). 
 
Off-street parking has been provided to meet the minimum parking requirements for 
apartment dwellings in the FS-RM zone.  Further detail is found in the Addendum of this 
report. 
 
At its meeting on November 2, 2016, the Planning and Zoning Commission reviewed 
the proposed Major Site Development Plan, and discussed site layout, open space 
access, landscaping configurations, and design of the project. There were no comments 
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from the applicant, or the public.  By a vote of 5-0, the Commission recommended 
approval of the Site Plan with the following conditions, as recommended by staff: 

A. That the landscaping, and site improvements, as shown on the Landscape Plan 
for Outlots A & D, be installed, prior to occupancy of the first FS-RM apartment 
building in the Village Park Subdivision; 

B. Prior to approval of the Major Site Development Plan by the City Council, a Minor 
Amendment to the Planned Residence District Plan for the Wessex Apartment 
Development, to include the temporary emergency vehicle access, must be 
approved by City staff (Plan has been submitted and reviewed by staff); 

C. Prior to occupancy of the first FS-RM apartment building in the Village Park 
Subdivision,  construction of a temporary emergency vehicle access to the Village 
Park Subdivision must be constructed to the specification of the Fire Department 
with a minimum capability of accommodating vehicles with a gross vehicle weight 
of up to 80,000 pounds;  

D. Prior to occupancy of the apartment building at 2105 Cottonwood Road, shrubs 
used as screening for mechanical units must be installed to meet zoning 
standards at a minimum height that is six inches higher (at the time of planting) 
than the mechanical equipment the shrubs are screening. 

E. Compliance of all exterior lighting, with the Outdoor Lighting Code, Section 29.411 
of the Municipal Code, and approval by the Planning & Housing Department, is 
required prior to occupancy. 

 
Since the Planning and Zoning Commission meeting, staff has approved the 

Minor Amendment to the Planned Residence District Plan for the Wessex 

apartment development (Condition “B”), and the applicant has made revisions to 

the plan to address outdoor lighting code compliance. The recommended 

conditions have been updated to reflect recent work with staff. The Developer is 

in agreement with the overall set of conditions and will finalize their plan sets 

upon approval by City Council.  

 
ALTERNATIVES: 
 
1. The City Council can approve the Major Site Development Plan for the proposed 

apartment building as shown in the attachments with the following conditions: 
 
A. That the landscaping, and site improvements, as shown on the Landscape Plan 

for Outlots A & D, be installed, prior to occupancy of the first apartment building in 
the Village Park Subdivision; 

B. Prior to occupancy of the first apartment building in the Village Park Subdivision,  
construction of a temporary emergency vehicle access to the Village Park 
Subdivision must be constructed, capable of accommodating vehicles with a 
gross vehicle weight of up to 80,000 pounds;  

C.  The landscape plan shall include revisions necessary to specify plantings 
appropriate in size equal to the height of the mechanical equipment to ensure the 
compliance with the zoning ordinance screening requirements. 
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D.  The landscape plan shall be revised to include front yard foundation planting 
landscaping units compliant with the zoning ordinance standards of Section 
29.403(6) of the Municipal Code, this include revisions to the tree configuration of 
the landscape units.  

 
2. The City Council can approve the Major Site Development Plan for the proposed 

apartment building with modifications. 
 

3. The City Council can deny the Major Site Development Plan for the proposed 
apartment building if it finds the project does not meet the Major site Development 
Plan criteria. 
 

4. Action on this request can be postponed and referred back to City staff and/or the 
applicant for additional information. 

 
 
CITY MANAGER’S RECOMMENDED ACTION: 
 
The Major Site Development Plan review is to determine conformance with 
development standards, and appropriate arrangement and design of the use of the site.  
FS-RM zoning is intended to implement the LUPP vision of landscaped suburban style 
development that provides for desirable apartment housing choices. The proposed 
development project is consistent with the Master Plan for use limitations and meets a 
community interest for providing apartment types of various floor plans from one to two 
bedrooms that will have wide appeal.  The specific criteria for the site development plan 
approval are discussed in greater detail in the addendum. 
 
The proposed building design is consistent with the common expectations of apartment 
homes marketed above an entry level product in that it includes some covered parking 
and private spaces for individual and the units are sized for smaller living situations.  As 
a small site there are not unique amenities or characteristics to the project as have been 
included with recent FS-RM approvals on Mortenson or commitments for amenities on 
larger RH sites on South Duff Brick Towne project.   
 
The architectural appearance is similar to other designs that have been developed in 
Ames and Ankeny. The building design has a traditional apartment aesthetic in terms of 
exterior materials and architectural features. The overall massing of the proposed 
apartment buildings in this location is significantly smaller than the 36-unit apartment 
buildings proposed across the street in the RH zone portion of Village Park, and also 
smaller in scale than the 24-unit and 36-unit apartment buildings in the Wessex 
development to the north.  Additionally, all of the lots along the north side of Cottonwood 
are being developed independently and the slight variation in design and materials is 
desirable for interest along the street.  
 
The arrangement of the site has a residential appearance and with the required street 
trees and apartment foundation plantings the development of all the sites along 
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Cottonwood will create a substantially landscaped corridor.  Staff has worked with the 
applicant to provide landscaping on-site to meet front yard, and perimeter parking lot 
landscaping requirements. The requested alternative design for grasses in lieu of 
shrubs for parking lot screening can be supported as providing for a general level of 
screening and interest.  There are no sensitive uses nearby that would require the more 
substantial screening provided by the standard inclusion of shrubs. 
 
Therefore, it is the recommendation of the City Manager that the City Council act 
in accordance with Alternative #1, approving the Major Site Development Plan 
with the conditions listed above. 
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ADDENDUM 
 
PROJECT DESCRIPTION: 
The project site is .78 acres (33,798 square feet), containing 12 dwelling units. The 
zoning district allows a maximum apartment size of 12 dwelling units. The owner has 
configured the proposed building into 12 units. The density of this project is 15.3 
dwelling units per acre, meeting the required minimum of 13 and maximum of 17 
dwelling units per acre. The units vary in size from 1 bedrooms to 2 bedrooms. Within 
the proposed building, there are 20 bedrooms.  
 
Parking. 
The project requires one parking space per bedroom for units of 2 bedrooms or more 
and one and one half parking spaces for 1 bedroom units. The parking is configured as 
two areas of single drive aisle parking across the north and east portions of the site with 
a row of garage stall parking amongst two 6 stall garage structures along the northern 
edge of the property. There are 22 parking spaces required based on the number of 
bedrooms being proposed. The developer is proposing 31 parking spaces. 12 of the 
parking spaces are enclosed garage stall spaces located across the drive aisle from the 
surface parking spaces in the rear yard approximately 5 feet from the north property line 
and running parallel to the north perimeter of the site.  
 
Site access is from a shared driveway with Lot 3.  The driveway also acts as a second 
emergency access road that connects through to Wessex. The frontage of the site 
along Cottonwood Road will also have a sidewalk constructed.  Pedestrian connections 
are provided at two locations along Cottonwood Road providing access to sidewalk in 
front of the building and shared use path to the immediate east of the site.  
 
Landscaping. 

The project creates 7,358 square feet of building footprint, added to 13,165 square feet 

of additional impervious surface (parking, sidewalks) for a total impervious area of 

20,523 square feet. The total impervious surface coverage is approximately 60.4% 

Landscaped open space accounts for the remainder of the site. There is no specified 

maximum coverage for apartments as it is to be as approved during the site plan 

process consistent with the design principles of the zoning district. The proposed 60% is 

consistent with the standard for lower density developments in FS zoning districts and 

allows for the open landscaped character intended by the zoning district design 

principles. 

 
In addition, the required 10% of common open space is accounted for in Outlot A and D 

immediately to the south and east of the proposed apartment building with Outlot C 

providing additional open space further to the southwest along Aurora Avenue. FS 

development standards require 10% open space that meets the intent of accessible and 

useable by residents.  Open space is a subset of the overall landscape area. The Outlot 

landscaping is approximately 17% of the overall area.  The plan for the outlot includes a 
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trail, but is essentially for stormwater management functions. A site plan for Outlot A 

and D is required to be submitted and approved in conjunction with consideration of this 

site development plan and is a separate item on the same agenda. 

 
Landscape standards require the installation of building foundation screening along 

street frontage of an apartment building as well as screening located between the 

parking area and property lines. As currently configured, the developer seeks approval 

of alternative parking lot landscaping (29.403(4)(d)) for two issues.  The first is to allow 

substitution of ornamental grasses in lieu of shrubs.  The second is to not require 

screening along the edge parking area on the west side of the site. The developer 

believes that the grasses provide a desirable aesthetic to the project and provide for a 

suitable level of screening.  Grasses during the summer months provide effective 

screening, but in the winter months there is likely no screening as the grasses are cut to 

allow them to regrow in the spring.  In this situation staff believes they are acceptable 

due to the low sensitivity of other uses abutting the site. The developer believes the 2nd 

issue of edge landscaping is also unnecessary along the west property line due to the 

abutting use of parking at the property line. The screening is likely not a substantial 

issue of compatibility, but an additional tree could be included to meet the intent of the 

shading over parking areas.   

Due to the shared driveway between this lot (Lot 2) and the neighboring lot to the west 

(Lot 3) no perimeter parking landscaping is provided along the west side of the property 

between the parking to the west of the building and lot 3. The developer would 

otherwise be required to plant additional trees and shrubs along the west edge of the 

site to comply with standard requirements. This is a similar request that is part of all four 

proposed project along Cottonwood.  

The street frontage foundation landscaping must be a combination of plantings as 

described in Section 29.403(6)(b). The groupings of foundation plants are referred to as 

Landscape Units and there quantities specified to meet this requirement. Specifically, 

there must be trees and 6 deciduous and evergreen shrubs planted for every 60 feet of 

street frontage. The total frontage at this site is 186 feet. The developer has included 

appropriate tree and shrub quantities to meet the standard.  

Refuse receptacles and mechanical units are screened according to the ordinance.  The 

screening must be planted to meet requirements at the time of planting.  The 

configuration of the trash enclosure is proposed without a gate but to have the dumpster 

located behind the internal wall configurations.   

Building Design. 
The proposed building is identical in shape and size to neighboring buildings to the east 
and west, being about 66 feet by 65 feet. Entrances are oriented on the north and south 
sides of the building according to its location to the parking areas on the property as 
well as pedestrian access to Cottonwood Road. The building is about 37 feet tall. The 
height limit of the district is 4 stories or 50 feet. The building setbacks measure 25 feet 
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on the front setback and 83 feet in the rear yard setback with side yard setbacks 
measuring 57 feet on the west side and 56 feet on the east side.  
 
 All required setbacks have been found to meet standards. 
 
The façades of the building utilize the same materials, with modular brick applied on the 
bottom portion of the building and vinyl lap siding on the upper portion. The vinyl lap 
siding is a dark gray color. Each façade has some degree of bump out to provide some 
relief of the vertical sides. Each unit has access to either a deck or patio. Each deck 
features modular brick pillars with treated lumber decking. Aluminum guardrails extend 
around the perimeter of the decks. Windows on the apartment buildings are identified as 
vinyl with a terratone finish. The building has a wing wall feature that extends outward 
on each corner of the building comprised of modular brick. 
 

When acting upon an application for a Major Site Development Plan approval, the 

Planning and Zoning Commission and the City Council shall rely upon generally 

accepted site planning criteria and design standards. These criteria and 

standards are necessary to fulfill the intent of the Zoning Ordinance, the Land 

Use Policy Plan, and are the minimum necessary to safeguard the public health, 

safety, aesthetics, and general welfare.   

 

1. The design of the proposed development shall make adequate provisions for 
surface and subsurface drainage to limit the rate of increased runoff of 
surface water to adjacent and downstream property. 

 

The Public Works Department has reviewed the storm water management plan and 

finds that the proposed development has met the required storm water quantity and 

quality measures by use of the proposed regional detention facilities on the southeast 

and northeast areas of the site. 

 

2. The design of the proposed development shall make adequate provision for 
connection to water, sanitary sewer, electrical, and other utility lines within 
the capacity limits of those utility lines. 

 

The existing utilities were reviewed and found adequate to support the anticipated load 

of 12 dwelling units on this lot, comprising 20 bedrooms, consistent with prior 

determination at the time of rezoning and subdivision approval. 

 

3. The design of the proposed development shall make adequate provision for 
fire protection through building placement, acceptable location of flammable 
materials, and other measures to ensure fire safety. 
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The fire inspector has reviewed access and fire truck circulation, sprinkler, and hydrant 

requirements and found that the requirements of the Fire Department are met.  A 

condition is in place for completion of a second emergency vehicle access way to the 

north. 

 

4. The design of the proposed development shall not increase the danger of 
erosion, flooding, landslide, or other endangerment to adjoining and 
surrounding property. 

 

It is not anticipated that this proposed development will be a danger due to its site 

location and proximity to other uses. 

 

5. Natural topographic and landscape features of the site shall be incorporated 
into the development design. 

 

The site is currently devoid of any significant vegetation. Minimal grading will occur for 

the construction of the buildings. The site is relatively flat and grading will occur mostly 

to direct storm water where required. 

 

6. The design of the interior vehicle and pedestrian circulation shall provide for 
convenient flow of vehicles and movement of pedestrians and shall prevent 
hazards to adjacent streets or property. 

 

Access to this site from Cottonwood Road is through one access point at the southwest 

corner of the property. Vehicular and pedestrian access is accommodated between the 

subject property, and other properties (buildings) within the Village Park subdivision. 

The on-site sidewalks, sidewalks in the public street right-of-ways, and shared use 

paths provide pathways throughout the site, and to external connections to allow for 

circulation throughout the community, and eventually within the Central Iowa region.  

 

7. The design of outdoor parking areas, storage yards, trash and dumpster 
areas, and other exterior features shall be adequately landscaped or screened 
to minimize potential nuisance and impairment to the use of adjoining 
property. 
 

The developer believes that the intent of the general development standards of the 

zoning ordinance have been met for the screening of parking areas with a substitute 
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of grasses being proposed as an acceptable alternative to standard perimeter 

landscaping.  The apartment building provides a high degree of separation and 

screening of the parking and garages in the rear yard from adjoining views, and as 

viewed from Cottonwood Road. Additional landscaping and landscaping information 

is being required and conditioned with City Council consideration to guarantee 

compliance with the mechanical screening requirements as well as compliance with 

the front yard foundation planting requirements. 

 

8. The proposed development shall limit entrances and exits upon adjacent 
streets in order to prevent congestion on adjacent and surrounding streets 
and in order to provide for safe and orderly vehicle movement.  

 

A shared access is planned for the subject property (Lot 2), and the adjacent property to 

the west (Lot 3), to minimize the number of curb cuts onto Cottonwood Road. 

 

9. Exterior lighting shall relate to the scale and location of the development in 
order to maintain adequate security, while preventing a nuisance or hardship 
to adjacent property or streets. 

 

Information has been provided on the proposed exterior lighting, to determine 

compliance.  The proposed lighting has been found to meet the lighting standards, 

found in Sec 29.411 of the Municipal Code. 

 

10. The proposed development shall ensure that dust and other forms of air 
pollution, noise disturbances, odor, glare, and other nuisances will be limited 
to acceptable levels as prescribed in other applicable State and City 
regulations. 

 

The proposed residential uses are not expected to exceed the level of nuisances, 

typical of this type of development, beyond acceptable levels, as prescribed in other 

applicable State and City regulations. 

 

11. Site coverage, building scale, setbacks, and open spaces shall be in 
proportion with the development property and with existing and planned 
development and structures, in adjacent and surrounding property. 

 

The scale of the proposed apartment building, in relation to the lot size, is appropriate, 

given minimum building setback requirements, landscaping requirements, and areas of 
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the site planned for parking.  The developer has proposed the maximum number of 

units (12) in a multiple family structure within the FS-RM zoning district.  The density of 

development is well within the approximate densities found on the approved Master 

Plan for this subdivision, and the apartment appearance is compatible with the 

character and scale of the general surroundings with the proposed 36-unit apartment 

dwellings on the other side of Cottonwood Road, and the 24-unit and 36-unit buildings 

in the Wessex development adjacent to the north. The Wessex apartments are 

approximately 200 feet north of the site.  Open areas and landscaped areas meet the 

quantitative standards of the Zoning Ordinance in the common areas. There are no flat 

open space areas on site or within the common area. The open space definition is met 

with the provision of the 10-foot trail extension in the common lot area 

The Development Review Committee has reviewed the Major Site Development Plan 

and found that it complies with all other requirements of the Ames Municipal Code.  
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Attachment A- Location and Zoning 
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Attachment B- Major Site Development Plan 
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Attachment A- Site Overview and Parking 
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Attachment A- Landscape Plan (cont.) 
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Attachment B: Building Elevations 
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Attachment B- Garage Elevations 
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Attachment C- 1st Floor Plans 
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Attachment C- 2nd Floor Plans  
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Attachment D- Village Park Subdivision Final Plat 
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Attachment E: Village Park Subdivision (Lot 1, 2, 3, 4 & 5) 
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Attachment F: Landscape Plan for Outlots A & D, Village Park Subdivision 
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Attachment G: Master Plan for Village Park Subdivision 
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 ITEM #:      27c             
 DATE:      10-15-16      

 
COUNCIL ACTION FORM 

 
REQUEST:  MAJOR SITE DEVELOPMENT PLAN FOR 2121 COTTONWOOD ROAD 
 
BACKGROUND: 
 
Hunziker Development Company, LLC is requesting approval of a Major Site 
Development Plan for a 12-unit apartment building on the property located at 2121 
Cottonwood Road, (Lot 3 of Village Park Subdivision).  Lot 3 includes 33,920.93 square 
feet (0.78 acres), and is zoned as “FS-RM” (Suburban Residential Medium Density), 
(See Attachment A: Location & Zoning Map & Attachment B: Major Site Development 
Plan.) The site is located west of University Boulevard, across from the Iowa State 
University Research Park, and south of the Wessex apartment complex.  Land to the 
west and south of the Village Park Subdivision is outside the Ames corporate limits, in 
rural Story County. The overall layout of Village Park Subdivision, including open space 
landscaping in the Outlots, is shown on Attachment G. 
  
A three-story, 12-unit, apartment building is proposed, including four (1-bedroom units), 
and eight (2-bedroom) units for a total of twenty bedrooms, with an average of 1.67 
bedrooms per unit (See Attachment E: Floor Plans).  Development of the property is 
required to be consistent with the rezoning Master Plan agreement for the property. The 
Master Plan for this property, originally identified as 3535 S. 530th Avenue (Village Park 
Subdivision), includes FS-RM and RH (Residential High Density.  The Final Plat for 
Village Park Subdivision includes eleven lots for development in the FS-RM zone, and 
one lot for development in the “RH” (Residential High Density) zone (See Attachment F: 
Village Park Subdivision Final Plat).  Approximately 100 to 120 units, and an 
approximate density of thirteen to seventeen units per acre is shown on the approved 
Master Plan (See Attachment H: Master Plan for Village Park Subdivision) for the FS-
RM areas of the Master Plan.   
 
The FS-RM lots are planned for a single 12-unit, three-story, apartment building on Lots 
1, 2, 3 and 4, and a 12-unit, two-story apartment building on Lot 5.  One 8-unit, two-
story building is planned for each lot along the west perimeter of the subdivision, on 
Lots 6 through 11.  Apartment buildings in the RH portion of the subdivision, will be 
located south of Cottonwood Road and east of Aurora Avenue, and are planned to 
include four, 36-unit buildings, three stories in height. The RH apartment buildings 
require City staff approval of Minor Site Development Plans for development of the 
entire 5.52-acre site (Lot 12).   
 
The proposed development of 12-unit apartment buildings, along the north side of 
Cottonwood Road, follow a pattern and orientation that features the buildings facing the 
street, with surface parking along one side of the building, and behind the building in the 
rear yard, and garages along the north property line of each lot.  The front door of the 
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building faces Cottonwood.  The proposed development on this particular lot, includes 
two garage buildings along the north property line, with six parking stalls in each garage 
building.  Surface parking spaces are located along the east property line, and behind 
the apartment building.  The parking spaces behind the building share an access aisle 
with the garage parking stalls.  Access to the site for parking is a shared access 
easement centered on the property line between Lot 3 (2121 Cottonwood Road), and 
Lot 2 (2105 Cottonwood Road).  The shared access between Lots 2 and 3, also serves 
as a temporary emergency vehicle access that extends through the Wessex Apartment 
development adjacent to the north, and out to Oakwood Road, until such time that 
Cottonwood Road is extended to the west to connect with the existing Cottonwood 
Road in the Suncrest Subdivision (See Attachment B: Major Site Development Plan, 
Parking Layout).     
 
The proposed design is for 3-story buildings with gabled roofs.  The individual units are 
accessed from an internal corridor with an exit to the front and rear of the building. 
Exterior building materials include primarily vinyl lap siding on the second and third 
stories, and in the gables facing east and west. Cultured stone veneer is limited to the 
first floor level, except for the south façade where the cultured stone material extends to 
the roofline in one area, and a point between the second and third stories in another 
area of the south facade. The primary entry to the building, facing the street is also 
covered with the cultured stone veneer. Each façade includes a cultured stone veneer 
element to provide design continuity and interest on all facades.  Cultured stone pillars 
support the decks and roofs above the decks, and above the primary entry to the 
building. Each deck will be constructed with treated lumber decking and aluminum 
guardrails.  Sliding glass doors will provide access to the decks and patios outside the 
apartment units (See Attachment C: Building Elevations). 
 
The FS-RM zone includes requirements for common open space that consists of a 
minimum of 10% of the overall FS-RM area in a development.  The common open 
space that serves the tenants of the proposed apartment building, and all lots in the FS-
RM portion of Village Park Subdivision, is located within outlots (See Attachment D: 
Final Plat for Village Park Subdivision & Attachment G: Open Space Landscape Plan).  
Outlot D includes a 10-foot wide shared use path along the edge of the outlot.  The 
shared use path for Outlot A is located in the right-of-way for Cottonwood Road.  Ponds 
for storm water treatment and detention are located in both outlots.  A 25-foot wide 
existing wooded buffer follows the majority of the southeast boundary of Outlot D along 
the eastern edge of the detention pond.  The open space has essentially been designed 
to accommodate stormwater detention (See Landscape Plan for Outlots A & D).  
Landscape Plans for Outlots A and D will be considered by the City Council as a 
separate agenda item. 
 
Landscaping is provided to meet front yard apartment foundation and parking lots 
screening requirements.  The developer has proposed parking lot landscaping as a 
combination of L1 and L2 parking lot screening elements.  No landscaping has been 
proposed or required along the north property line behind the proposed garages due to 
existing landscaping along the Wessex development. The apartments are 
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approximately 200 feet to the north. 
 
Off-street parking has been provided to meet the minimum parking requirements for 
apartment dwellings in the FS-RM zone.  Access is shared with the adjoining property 
as required within the subdivision plat. No lighting has been proposed with the site 
development plan.  Further details on the overall plans are found in the Addendum of 
this report. 
 
At its meeting on November 2, 2016, the Planning and Zoning Commission reviewed 
the proposed Major Site Development Plan, and discussed site layout, open space 
access, landscaping configurations, and design of the project. There were no comments 
from the applicant, or the public.  By a vote of 5-0, the Commission recommended 
approval of the Site Plan with the following conditions, as recommended by staff: 
 

A. That the landscaping, and site improvements, as shown on the Landscape Plan 
for Outlots A & D, be installed, prior to occupancy of the first FS-RM apartment 
building in the Village Park Subdivision; 

B. Prior to approval of the Major Site Development Plan by the City Council, a Minor 
Amendment to the Planned Residence District Plan for the Wessex Apartment 
Development, to include the temporary emergency vehicle access, must be 
approved by City staff; 

C. Prior to occupancy of the first FS-RM apartment building in the Village Park 
Subdivision,  construction of a temporary emergency vehicle access to the Village 
Park Subdivision must be constructed to the specification of the Fire Department 
with a minimum capability of accommodating vehicles with a gross vehicle weight 
of up to 80,000 pounds;  

D. Prior to consideration by the City Council, gates must be added to the Major Site 
Development Plan, for screening of the garbage collection areas, in order to meet 
the requirements of Section 29.408(3) of the Municipal Code. 

E. Prior to occupancy of the apartment building at 2121 Cottonwood Road, shrubs 
used as screening for mechanical units must be installed to meet zoning 
standards at a minimum height that is six inches higher (at the time of planting) 
than the mechanical equipment the shrubs are screening. 

F. Compliance of all exterior lighting, with the Outdoor Lighting Code, Section 29.411 
of the Municipal Code, and approval by the Planning & Housing Department, is 
required prior to occupancy. 

 
Since the Planning and Zoning Commission meeting, staff has approved the 
Minor Amendment to the Planned Residence District Plan for the Wessex 
apartment development (Condition “B”), and the applicant has made revisions to 
the plan to address outdoor lighting code compliance. Staff and the developer 
have finalized trash enclosure options. No lighting is proposed with the plan at 
this time. The recommended conditions have been updated to reflect recent work 
with staff. The Developer is in agreement with the overall set of conditions and 
will finalize their plan sets upon approval by City Council.  
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ALTERNATIVES: 
 
1. The City Council can approve the Major Site Development Plan for the proposed 12-

unit apartment building, located at 2121 Cottonwood Road, as proposed, with the 
following conditions: 

 
A. That the landscaping, and site improvements, as shown on the Landscape Plan 

for Outlots A & D, be installed, prior to occupancy of the first FS-RM apartment 
building in the Village Park Subdivision; 

B. Prior to occupancy of the first FS-RM apartment building in the Village Park 
Subdivision, construction of a temporary emergency vehicle access to the Village 
Park Subdivision must be constructed to the specification of the Fire Department 
with a minimum capability of accommodating vehicles with a gross vehicle weight 
of up to 80,000 pounds;  

C. The landscape plan shall include revisions necessary to specify plantings 
appropriate in size equal to the height of the mechanical equipment to ensure the 
compliance with the zoning ordinance screening requirements. 

 
2. The City Council can approve the Major Site Development Plan for the proposed 12-

unit apartment building, located at 2121 Cottonwood Road, with modifications. 
 

3. The City Council can deny the Major Site Development Plan for the proposed 12-unit 
apartment building, if it finds the project does not meet the Major site Development 
Plan criteria. 
 

4. Action on this request can be postponed and referred back to City staff and/or the 
applicant for additional information. 
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CITY MANAGER’S RECOMMENDED ACTION: 
 
The Major Site Development Plan review is to determine conformance with 
development standards, and appropriate arrangement and design of the use of the site.  
FS-RM zoning is intended to implement the LUPP vision of landscaped suburban style 
development that provides for desirable apartment housing choices. The proposed 
development project is consistent with the Master Plan for use limitations and meets a 
community interest for providing apartment types of various floor plans from one to two 
bedrooms that will have wide appeal.  The specific criteria for the site development plan 
approval are discussed in greater detail in the addendum. 
 
The proposed building design is consistent with the common expectations of apartment 
homes marketed above an entry level product in that it includes some covered parking 
and private spaces for individual and the units are sized for smaller living situations.  As 
a small site there is not unique amenities or characteristics to the project that have been 
included with recent FS-RM approvals on Mortenson or commitments for amenities on 
larger RH sites on South Duff.   
 
The architectural appearance is similar to other designs that have been developed in 
Ames and Ankeny. The building design has a traditional apartment aesthetic in terms of 
exterior materials and architectural features. The overall massing of the proposed 
apartment buildings in this location is significantly smaller than the 36-unit apartment 
buildings proposed across the street in the RH zone portion of Village Park, and also 
smaller in scale than the 24-unit and 36-unit apartment buildings, close to this site, in 
the Wessex development to the north. Staff has worked with the applicant to provide 
landscaping on-site to meet front yard, and perimeter parking lot landscaping 
requirements. The arrangement of the site has a residential appearance and with the 
required street trees and apartment foundation plantings the development of all the sites 
along Cottonwood will create a substantially landscaped corridor. 
 
Therefore, it is the City Manager’s recommendation that the City Council adopt 
Alternative #1, thereby approving the Major Site Development Plan for the 
proposed 12-unit apartment building located at 2121 Cottonwood Road with 
conditions stated above. 
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ADDENDUM 
 
Project Description.  Hunziker Development Company, LLC is requesting approval of 
a Major Site Development Plan for a 12-unit apartment building on the property located 
at 2121 Cottonwood Road, (Lot 3 of Village Park Subdivision).  Lot 3 includes 33,920.93 
square feet (0.78 acres), is zoned as “FS-RM” (Suburban Residential Medium Density), 
and will have a public sidewalk (5 feet wide) for the entire frontage of the lot along 
Cottonwood Road (See Attachment A: Location & Zoning Map & Attachment F: Village 
Park Subdivision Final Plat).   
 
Density limitations in the FS-RM zone requires 7,000 square feet for the first two units, 
and 1,800 square feet for each additional unit.  This lot could accommodate 17 dwelling 
units, provided all other site plan requirements are met. The FS-RM zone allows a 
maximum of 12 units in each building, which is what is proposed for the entire lot.  The 
proposed density of 12 units on 0.78 acres is the equivalent of 15.38 dwelling units per 
acre, which is within the density range on the approved Master Plan for Village Park 
Subdivision (See Attachment H: Village Park Subdivision Master Plan).  The proposed 
12-unit building consists of four (1-bedroom units), and eight (2-bedroom units), for a 
total of twenty bedrooms in the entire building.  
 
Parking. 
The Zoning regulations require a minimum of one parking space per bedroom for units 
of two bedrooms, or more, and one and one half parking spaces for one-bedroom units. 
The minimum number of parking spaces required for this site is twenty-two spaces.  The 
developer is proposing a total of 34 parking spaces, including two handicap-accessible 
spaces and twelve garage stalls.  Off-street parking on the site is configured as eight 
standard (9’x19’) surface parking spaces in the side yard, east of the building, and 
twelve standard surface parking spaces, plus two van-accessible handicap spaces, as 
required, in the rear yard behind the building.  Across the drive aisle from the surface 
parking spaces in the rear yard, are two (6-stall) garages approximately 10.91 feet from 
the north property line, and running parallel to the north perimeter of the site.    The 
parking spaces, and garage stalls, are served by a single access from Cottonwood 
Road, centered on the property line that separates Lots 2 and 3 in a 25-foot wide 
access easement.  The shared access between Lots 2 and 3, also serves as a 
temporary emergency vehicle access that extends through the Wessex Apartment 
development adjacent to the north, and out to Oakwood Road, until such time that 
Cottonwood Road is extended to the west to connect with the existing Cottonwood 
Road in the Suncrest Subdivision (See Attachment B: Master Plan, Parking Layout).   
 
Layout. 
The building footprint of the apartment building occupies 4,205 square feet of the site.  
Garages footprints cover 3,168 square feet, and the parking spaces, driveways, drive 
aisles, and sidewalks cover an additional 12,640 square feet for a total of 20,013 square 
feet of the site covered by impervious surfaces, which is 59% of the total site area .  The 
remainder of the lot is landscaped area, which amounts to 41% of the total site.  In 
addition, the minimum requirement of 10% of the gross area of the subdivision to be 
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devoted to common open space, for development in the  FS-RL, or FS-RM zones, is 
accounted for in Outlots A and D, of Village Park Subdivision.  Outlots A and D are 
located in close proximity to the proposed apartment buildings, and the other future 
apartment buildings to be constructed in Village Park.  The Village Park Subdivision 
includes 19.83 acres (863,794.80 square feet).  The land area included in Outlots A and 
D, combined, is equal to 151, 038.74 square feet of land area, which is equal to 17.48% 
of the total land area in Village Park Subdivision (See Attachment G: Landscape Plan 
for Outlots A & D, Village Park Subdivision).  Outlots A and D are located in close 
proximity to the proposed apartment buildings, and the other future apartment buildings 
to be constructed in Village Park. The outlots have been designed as stormwater 
detention and treatment areas and include one 10-foot trail extension. Review of the 
outlot landscape plan is separate from this project. There is no other common usable 
space included within the project.  
 
Landscaping. 
Landscaping requirements are driven by parking lot design and front yard plantings for 
apartment buildings (Page 18 of the report is the landscape plan). The proposed 
project’s landscaping is most affected by the front yard foundation plantings due to the 
length of street frontage and the location of the parking. Due to the placement of 
garages along the north boundary line, screening is not required.  The 10-foot area 
behind the garages is planned to be planted as turf.   Screening would be needed if the 
garages did not abut an existing landscaped yard of the abutting Wessex apartments to 
meet the intent of the FS standards. 
 
Front yard foundation plantings requirements include a combination of shrubs, 
understory and overstory trees.  The developer has included additional cluster 
landscaping along the sides of building to add interest and some screening for the 
residents from the parking lot. Staff has an interest that an open relatively flat area be 
created between the apartment buildings of Lot 4 and Lot 3 to allow for informal open 
space.  The area to the west of the building is planned as turf and can be graded with 
minimal slope to meet this interest of having available space for recreational use. There 
will be approximately 70 feet between buildings and 6000 square feet of informal open 
space between the buildings on Lots 3 and 4. 
 
The Landscape Plan shows screening for mechanical units along the east and west 
sides of the building that meet site plan standards, provided the shrubs used for 
screening are a minimum of six inches higher than the mechanical units, at the time of 
planting. A condition is included in the report as a reminder of the need to comply with 
screening at the time of planting compared to growing into a screen over time. 
 
No interior parking lot landscaping is required due to the size of the parking lot with one 
drive aisle. Perimeter parking lot landscaping is required along the portions of the 
driveways, parking spaces, and drive aisles to meet perimeter parking lot landscaping.  
All but one area of the site has the required perimeter parking lot landscaping.  The side 
of the parking space that faces the property at 2135 Cottonwood, to the west, requires 
five shrubs to meet the “L2”(Low Screen) landscaping standards. The developer does 
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not believe landscaping is needed at the terminus of this drive aisle as it abuts another 
drive aisle. The City Council can approve modification of landscaping screening 
requirements if it finds that an alternative design meets the objectives for parking lot 
screening.  Staff finds that the minimal length of area could be planted, but the overall 
mix of plants has diversity and interest in the design while meeting the essence of 
screening objectives of the zoning ordinance (See Attachment B: Major Site 
Development Plan, Landscaping- pg 18). 
 
The trash receptacles are screened with 1” by 6” vertical cedar wood alternating slats to 
a height of six feet.  The site plan does not include gates for the enclosure.  Gates are 
necessary to meet screening requirements in Section 29.408(3) of the Municipal Code, 
which requires that garbage collection areas be screened from all public rights-of-way 
and from adjacent properties.   
 
Circulation. 
Site access is from one driveway off Cottonwood Road.  Cottonwood Road is planned 
to be extended west to connect to the existing segment of Cottonwood Road, in the 
Suncrest Subdivision, once the land between Village Park Subdivision and Suncrest 
Subdivision is annexed into the City and developed as residential. Public sidewalks (5-
feet wide) in the right-of-way for Cottonwood Road provide a connection to the shared 
use path (10-feet wide) that will cross through the site between University Boulevard 
and the southern boundary of Village Park Subdivision.  The shared use path will 
connect to the Ames community bike trail/shared use path system, and is planned in the 
future to connect to the regional multi-county bike trail system south of Ames (See 
Attachment G: Landscape Plan for Outlots A & D, Village Park Subdivision).  
 
Building Design. 
The overall footprint of the proposed apartment building is approximately 64 feet by 69 
feet.  Minimum building front, side and rear yard setbacks are all met by the proposed 
placement of the apartment building on the lot.  The detached garage structures are 
allowed to be as close as 3 feet to the rear property line.  The site plan shows the 
garage structures 10.91 feet from the north property line (See Attachment B: Major Site 
Development Plan). 
 
The 12-unit building is consistent with the maximum building size allowed in the FS-RM 
zoning district.  The building is three stories in height.  Four stories, or 50 feet, 
whichever is lower, is the maximum building height permitted for multiple-family 
dwellings in the FS-RM zone. Ten of the twelve apartment units have access to either a 
small patio or a balcony.  The 2-bedroom units, on the second and third floors of the 
northeast corner of the building, do not have balconies.  The apartment building design 
incorporates a 5/12 pitched gable roof design, and asphalt shingles. 
 
Two primary exterior materials are proposed for the building.  The majority of the first 
floor is to be surfaced with cultured stone, while the second and third floors, and the 
gables are primarily vinyl lap siding.  Cultured stone will extend to the roof line on 
approximately one-third of the south façade, and to the top of the first floor level at the 
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primary entrance to the building.  The primary (south) building entrance will include a 
5/12 gabled roof above the entrance, as will also be a design feature above each of the 
decks on the second and third levels of the building.  Decks will be constructed of 
treated lumber with aluminum guardrails, and supported by pillars of cultured stone.  
The two (6-stall) garage structures will have similar materials and design features with a 
band of cultured stoned at the bottom of each façade, vinyl lap siding on the remainder, 
metal overhead garage doors, and a gabled roof with asphalt shingles and a roof pitch 
of 6/12.  The cultured stone is a dark brown color, and the vinyl lap siding is a lighter 
brown color with two different variations of tan shading. Each façade has some variation 
in wall plane to add interest and provide some relief in the architecture (See Attachment 
C: Building Elevations & Attachment D: Garage Elevations).  
 
Major Site Development Plan Criteria.  Additional criteria and standards for review of 
all Major Site Development Plans are found in Ames Municipal Code Section 
29.1502(4)(d) and include the following requirements. 
 
When acting upon an application for a Major Site Development Plan approval, the 
Planning and Zoning Commission and the City Council shall rely upon generally 
accepted site planning criteria and design standards. These criteria and 
standards are necessary to fulfill the intent of the Zoning Ordinance, the Land 
Use Policy Plan, and are the minimum necessary to safeguard the public health, 
safety, aesthetics, and general welfare.   
 
1. The design of the proposed development shall make adequate provisions for 

surface and subsurface drainage to limit the rate of increased runoff of 
surface water to adjacent and downstream property. 

 
The Public Works Department has reviewed the storm water management plan and 
finds that the proposed development has met the required storm water quantity and 
quality measures by use of the proposed regional detention facilities on the southeast  
and northeast areas of the site. 
 
2. The design of the proposed development shall make adequate provision for 

connection to water, sanitary sewer, electrical, and other utility lines within 
the capacity limits of those utility lines. 

 
The existing utilities were reviewed and found adequate to support the anticipated load 
of 12 dwelling units on this lot, comprising 20 bedrooms, consistent with prior 
determination at the time of rezoning and subdivision approval. 

 
3. The design of the proposed development shall make adequate provision for 

fire protection through building placement, acceptable location of flammable 
materials, and other measures to ensure fire safety. 

 
The fire inspector has reviewed access and fire truck circulation, sprinkler, and hydrant 
requirements and found that the requirements of the Fire Department are met.  The 
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subject site is also conditioned on provision of emergency access through Wessex to 
the north.  
 
4. The design of the proposed development shall not increase the danger of 

erosion, flooding, landslide, or other endangerment to adjoining and 
surrounding property. 

 
It is not anticipated that this proposed development will be a danger due to its site 
location and proximity to other uses. 
 
5. Natural topographic and landscape features of the site shall be incorporated 

into the development design. 
 
The site is currently devoid of any significant vegetation. Minimal grading will occur for 
the construction of the buildings. The site is relatively flat and grading will occur mostly 
to direct storm water where required. 
 
6. The design of the interior vehicle and pedestrian circulation shall provide for 

convenient flow of vehicles and movement of pedestrians and shall prevent 
hazards to adjacent streets or property. 

 
Access to this site from Cottonwood Road is through one access point at the southeast 
corner of the property.  Vehicular and pedestrian access is accommodated between the 
subject property, and other properties (buildings) within the Village Park subdivision. 
The on-site sidewalks, sidewalks in the public street right-of-ways, and shared use 
paths provide pathways throughout the site, and to external connections to allow for 
circulation throughout the community, and eventually within the Central Iowa region.  
 
7. The design of outdoor parking areas, storage yards, trash and dumpster 

areas, and other exterior features shall be adequately landscaped or screened 
to minimize potential nuisance and impairment to the use of adjoining 
property. 

 
The general development standards of the zoning ordinance have been met for the 
screening of parking areas.  Gates are needed on the trash enclosure to comply with 
the zoning ordinance standards for screening garbage collection areas.  The enclosure 
standard requires full fenced screening with a gate to ensure the compliance with the 
standards.  In this plan the design has a large opening for rollout of the dumpster with 
no gate to obscure or secure the dumpster.  The apartment building provides a high 
degree of separation and screening of the parking and garages in the rear yard from 
adjoining views, and as viewed from Cottonwood Road. 
 
8. The proposed development shall limit entrances and exits upon adjacent 

streets in order to prevent congestion on adjacent and surrounding streets 
and in order to provide for safe and orderly vehicle movement.  
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A shared access is planned for the subject property (Lot 3), and the adjacent property to 
the easement (Lot 2), to minimized the number of curb cuts onto Cottonwood Road. 
 
9. Exterior lighting shall relate to the scale and location of the development in 

order to maintain adequate security, while preventing a nuisance or hardship 
to adjacent property or streets. 

 
Additional information is needed on the proposed exterior lighting, to determne 
compliance, prior to the occupancy of the apartment building.  The proposed lighting 
must meet the lighting standards, found in Sec 29.411 of the Municipal Code. 
 
10. The proposed development shall ensure that dust and other forms of air 

pollution, noise disturbances, odor, glare, and other nuisances will be limited 
to acceptable levels as prescribed in other applicable State and City 
regulations. 

 
The proposed residential uses are not expected to exceed the level of nuisances, 
typical of this type of development, beyond acceptable levels, as prescribed in other 
applicable State and City regulations. 
 
11. Site coverage, building scale, setbacks, and open spaces shall be in 

proportion with the development property and with existing and planned 
development and structures, in adjacent and surrounding property. 

 
The scale of the proposed apartment building, in relation to the lot size, is appropriate, 
given minimum building setback requirements, landscaping requirements, and areas of 
the site planned for parking.  The developer has proposed the maximum number of 
units (12) in a multiple family structure within the FS-RM zoning district.  The density of 
development is well within the approximate densities found on the approved Master 
Plan for this subdivision, and the apartment appearance is compatible with the 
character and scale of the general surrounding with the proposed 36-unit apartment 
dwellings on the other side of Cottonwood Road, and the 24-unit and 36-unit buildings 
in the Wessex development adjacent to the north.  Open areas and landscaped areas 
meet the quantitative standards of the zoning code and allow for informal activities by 
the future residents of this subdivision.   

 
The Development Review Committee has reviewed the Major Site Development Plan 
and found that it complies with all other requirements of the Ames Municipal Code.  
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Attachment A: Location & Zoning Map 
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Attachment B: Major Site Development Plan (Title Sheet) 
 
 

 

 

 

 

 

 

 

 

 

 

 

 

Attachment C- Parking Island Waiver Request 
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Attachment B: Major Site Development Plan (General Notes) 
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Attachment B: Major Site Development Plan (Grading & Storm Sewer) 
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Attachment B: Major Site Development Plan (Parking Layout) 
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Attachment B: Major Site Development Plan (Utilities) 
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Attachment B: Major Site Development Plan (Landscaping) 
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Attachment B: Major Site Development Plan (Landscape Details) 
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Attachment C: Building Elevations 
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Attachment D: Garage Elevations 
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Attachment E: Floor Plans (First Floor) 
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Attachment E: Floor Plans (Second & Third Floor) 
 



24 

 

Attachment F: Village Park Subdivision Final Plat 
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Attachment F: Village Park Subdivision (Lot 1, 2, 3, 4 & 5) 
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Attachment G: Landscape Plan for Outlots A & D, Village Park Subdivision  
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Attachment H: Master Plan for Village Park Subdivision 
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 ITEM #:     27d              
 DATE:      10-15-16      

 
COUNCIL ACTION FORM 

 
REQUEST:  MAJOR SITE DEVELOPMENT PLAN FOR 2135 COTTONWOOD ROAD 
 
BACKGROUND: 
Hunziker Development Company, LLC is requesting approval of a Major Site 
Development Plan for a 12-unit apartment building on the property located at 2135 
Cottonwood Road, (Lot 4 of Village Park Subdivision).  Lot 4 includes 32,329.15 square 
feet (0.74 acres), and is zoned as “FS-RM” (Suburban Residential Medium Density), 
(See Attachment A: Location & Zoning Map & Attachment B: Major Site Development 
Plan.) The site is located west of University Boulevard, across from the Iowa State 
University Research Park, and south of the Wessex apartment complex.  Land to the 
west and south of the Village Park Subdivision is outside the Ames corporate limits, in 
rural Story County. The overall layout of the Village Park Subdivision, including open 
space landscaping for the Outlots, is shown on Attachment G. 
  
A three-story, 12-unit, apartment building is proposed, including four (1-bedroom units), 
and eight (2-bedroom) units for a total of twenty bedrooms, with an average of 1.67 
bedrooms per unit (See Attachment E: Floor Plans).  Development of the property is 
required to be consistent with the rezoning Master Plan agreement for the property. The 
Master Plan for this property, originally identified as 3535 S. 530th Avenue (Village Park 
Subdivision), includes FS-RM and RH (Residential High Density.  The Final Plat for 
Village Park Subdivision includes eleven lots for development in the FS-RM zone, and 
one lot for development in the “RH” (Residential High Density) zone (See Attachment F: 
Village Park Subdivision Final Plat).  Approximately 100 to 120 units, and an 
approximate density of 13 to 17 units per acre is shown on the approved Master Plan 
(See Attachment H: Master Plan for Village Park Subdivision) for the FS-RM areas of 
the Master Plan.   
 
The FS-RM lots are planned for a single 12-unit, three-story, apartment building on Lots 
1, 2, 3 and 4, and a 12-unit, two-story apartment building on Lot 5.  One 8-unit, two-
story building is planned for each lot along the west perimeter of the subdivision, on 
Lots 6 through 11. Apartment buildings in the RH portion of the subdivision, will be 
located south of Cottonwood Road and east of Aurora Avenue, and are planned to 
include four, 36-unit buildings, three stories in height. The RH apartment buildings 
require City staff approval of Minor Site Development Plans for development of the 
entire 5.52-acre site (Lot 12).   
 
The proposed development of 12-unit apartment buildings, along the north side of 
Cottonwood Road, follow a pattern and orientation that features the buildings facing the 
street, with surface parking along one side of the building, and behind the building in the 
rear yard, and garages along the north property line of each lot.  The front door of the 
building faces Cottonwood. The proposed development on this particular lot, includes 
two garage buildings along the north property line, with six parking stalls in each garage 
building.  Surface parking spaces are located along the west property line, and behind 



2 

 

the apartment building.  The parking spaces behind the building share an access aisle 
with the garage parking stalls.  Access to the site for parking is a shared access 
easement centered on the property line between Lot 4 (2135 Cottonwood Road), and 
Lot 5 (2209 Cottonwood Road).  Notably, due to the temporary deadend status of 
Cottonwood, the developer is responsible for secondary emergency vehicle accessway 
that is to connect north through the existing Wessex apartments on Lot 3 that abuts this 
site to the east and there is condition for its construction related to the apartment 
development. 
 
The proposed design is for 3-story buildings with gabled roofs. The individual units are 
accessed from an internal corridor with an exit to the front and rear of the building. 
Exterior building materials include primarily vinyl lap siding on the second and third 
stories, and in the gables facing east and west. Cultured stone veneer is limited to the 
first floor level, except for the south façade where the cultured stone material extends to 
the roofline in one area, and a point between the second and third stories in another 
area of the south facade. The primary entry to the building, facing the street is also 
covered with the cultured stone veneer. Each façade includes a cultured stone veneer 
element to provide design continuity and interest on all facades.  Cultured stone pillars 
support the decks and roofs above the decks, and above the primary entry to the 
building. Each deck will be constructed with treated lumber decking and aluminum 
guardrails.  Sliding glass doors will provide access to the decks and patios outside the 
apartment units. (See Attachment C: Building Elevations). 
 
The FS-RM zone includes requirements for common open space that consists of a 
minimum of 10% of the overall FS-RM area in a development.  The common open 
space that serves the tenants of the proposed apartment building, and all lots in the FS-
RM portion of Village Park Subdivision, is located within Outlets.   Outlots A and D (See 
Attachment D: Final Plat for Village Park Subdivision & Attachment G: Open Space 
Landscape Plan).  Outlot D includes a 10-foot wide shared use path along the edge of 
the outlot.  The shared use path for Outlot A is located in the right-of-way for 
Cottonwood Road.  Ponds for storm water treatment and detention are located in both 
outlots.  A 25-foot wide existing wooded buffer follows the majority of the southeast 
boundary of Outlot D along the eastern edge of the detention pond.  The open space 
has essentially been design to accommodate stormwater detention.  (See Landscape 
Plan for Outlots A & D).  Landscape Plans for Outlots A and D will be considered by the 
City Council, as a separate agenda item. 
 
Landscaping is provided to meet front yard apartment foundation and parking lots 
screening requirements. The developer has proposed parking lot landscaping as a 
combination of L1 and L2 parking lots screening elements. No landscaping has been 
proposed or required along the north property line behind the proposed garages due to 
existing landscaping along the Wessex development. There is potential for an open 
area on the east side of the building to blend into open area of the apartment proposed 
to the on Lot 4 to create a relatively flat space for informal use by residents.  
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Off-street parking has been provided to meet the minimum parking requirements for 
apartment dwellings in the FS-RM zone. Access is shared with the adjoining property as 
required with the subdivision plat.  
 
Further details on the overall plans are found in the Addendum of this report. 
 
At its meeting on November 2, 2016, the Planning and Zoning Commission reviewed 
the proposed Major Site Development Plan, and discussed site layout, open space 
access, landscaping configurations, and design of the project. There were no comments 
from the applicant, or the public.  By a vote of 5-0, the Commission recommended 
approval of the Site Plan with the following conditions, as recommended by staff: 
 

A. That the landscaping, and site improvements, as shown on the Landscape Plan 
for Outlots A & D, be installed, prior to occupancy of the first FS-RM apartment 
building in the Village Park Subdivision; 

B. Prior to approval of the Major Site Development Plan by the City Council, a Minor 
Amendment to the Planned Residence District Plan for the Wessex Apartment 
Development, to include the temporary emergency vehicle access, must be 
approved by City staff; 

C. Prior to occupancy of the first FS-RM apartment building in the Village Park 
Subdivision,  construction of a temporary emergency vehicle access to the Village 
Park Subdivision must be constructed to the specification of the Fire Department 
with a minimum capability of accommodating vehicles with a gross vehicle weight 
of up to 80,000 pounds;  

D. Prior to consideration by the City Council, gates must be added to the Major Site 
Development Plan, for screening of the garbage collection areas, in order to meet 
the requirements of Section 29.408(3) of the Municipal Code. 

E. Prior to occupancy of the apartment building at 2135 Cottonwood Road, shrubs 
used as screening for mechanical units must be installed to meet zoning 
standards at a minimum height that is six inches higher (at the time of planting) 
than the mechanical equipment the shrubs are screening. 

F. Compliance of all exterior lighting, with the Outdoor Lighting Code, Section 29.411 
of the Municipal Code, and approval by the Planning & Housing Department, is 
required prior to occupancy. 

G. Six additional shrubs are required to meet the landscaping requirements for the 
front yard of apartment buildings in the FS-RM zone. 

 
Since the Planning and Zoning Commission meeting, staff has approved the 
Minor Amendment to the Planned Residence District Plan for the Wessex 
apartment development (Condition “B”), and the applicant has made revisions to 
the plan to address outdoor lighting code compliance. Staff and the developer 
have finalized trash enclosure options. No lighting is proposed at this time. The 
recommended conditions have been updated to reflect recent work with staff. The 
Developer is in agreement with the overall set of conditions and will finalize their 
plan sets upon approval by City Council.  
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ALTERNATIVES: 
 
1. The City Council can approve the Major Site Development Plan for the proposed 12-

unit apartment building, located at 2135 Cottonwood Road, as proposed, with the 
following condition: 

 
A. That the landscaping, and site improvements, as shown on the Landscape Plan 

for Outlots A & D, be installed, prior to occupancy of the first FS-RM apartment 
building in the Village Park Subdivision; 

B. Prior to occupancy of the first FS-RM apartment building in the Village Park 
Subdivision,  construction of a temporary emergency vehicle access to the 
Village Park Subdivision must be constructed to the specification of the Fire 
Department with a minimum capability of accommodating vehicles with a gross 
vehicle weight of up to 80,000 pounds;  

C. The landscape plan shall include revisions necessary to specify plantings 
appropriate in size equal to the height of the mechanical equipment to ensure the 
compliance with the zoning ordinance screening requirements. 

D. The landscape plan shall include revisions for six additional shrubs to meet the 
landscaping requirements for the front yard of apartment buildings in the FS-RM 
zone. 

 
2. The City Council can approve the Major Site Development Plan for the proposed 12-

unit apartment building, located at 2135 Cottonwood Road, with modifications. 
 

3. The City Council can deny the Major Site Development Plan for the proposed 12-unit 
apartment building, if it finds the project does not meet the Major site Development 
Plan criteria. 
 

4. Action on this request can be postponed and referred back to City staff and/or the 
applicant for additional information. 

 
MANAGER’S RECOMMENDED ACTION: 
 
The Major Site Development Plan review is to determine conformance with 
development standards, and appropriate arrangement and design of the use of the site. 
FS-RM zoning is intended to implement the LUPP vision of landscaped suburban style 
development that provides for desirable apartment housing choices. The proposed 
development project is consistent with the Master Plan for use limitations and meets a 
community interest for providing apartment types of various floor plans from one to two 
bedrooms that will have wide appeal. The specific criteria for site development plan 
approval are discussed in greater detail in the addendum.  
 
The proposed building is one of multiple small apartment building sites that will be 
developed in the Village Park subdivision as separate sites.  At the time the Master Plan 
and subdivision were approved the primary discussion was on how to situate the 
smaller apartment buildings around the perimeter of the site and to buffer the central RH 
apartment building site from the homeowners to along University Boulevard to the east.  
The other major issues were the provision of open space and the extension of the trail 
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to the south and the configuration of Cottonwood as a street that will eventually extend 
west and connect to the Ringgenberg Subdivision as residential collector street.  The 
intent for development of the area was to provide for apartments design to be desirable 
to working professionals and ideally to support employment in the ISU Research Park 
that is immediately east of the area. 
 
The proposed building design is consistent with the common expectations of apartment 
homes marketed above an entry level product in that it includes some covered parking 
and private spaces for individual and the units are sized for smaller living situations.  As 
a small site there is not unique amenities or characteristics to the project that have been 
included with recent FS-RM approvals on Mortenson or commitments for amenities on 
larger RH sites on South Duff.   
 
The architectural appearance is similar to other designs that have been developed in 
Ames and Ankeny. The building design has a traditional apartment aesthetic in terms of 
exterior materials and architectural features. The overall massing of the proposed 
apartment buildings in this location is significantly smaller than the 36-unit apartment 
buildings proposed across the street in the RH zone portion of Village Park, and also 
smaller in scale than the 24-unit and 36-unit apartment buildings, close to this site, in 
the Wessex development to the north.  Staff has worked with the applicant to provide 
landscaping on-site to meet front yard, and perimeter parking lot landscaping 
requirements. The arrangement of the site has a residential appearance and with the 
required street trees and apartment foundation plantings the development of all the sites 
along Cottonwood will create a substantially landscaped corridor. 
  
Therefore, it is the City Manager’s recommendation that the City Council adopt 
Alternative #1, approving the Major Site Development Plan for the proposed 12-
unit apartment building, located at 2135 Cottonwood Road, as proposed, with the 
conditions stated above. 
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ADDENDUM 
 
Project Description.  Hunziker Development Company, LLC is requesting approval of 
a Major Site Development Plan for a 12-unit apartment building on the property located 
at 2135 Cottonwood Road, (Lot 4 of Village Park Subdivision).  Lot 4 includes 32,329.15 
square feet (0.74 acres), is zoned as “FS-RM” (Suburban Residential Medium Density), 
and will have a public sidewalk (5 feet wide) for the entire frontage of the lot along 
Cottonwood Road (See Attachment A: Location & Zoning Map & Attachment F: Village 
Park Subdivision Final Plat).   
 
Density limitations in the FS-RM zone requires 7,000 square feet for the first two units, 
and 1,800 square feet for each additional unit.  This lot could accommodate 16 dwelling 
units, provided all other site plan requirements are met. The FS-RM zone allows a 
maximum of 12 units in each building, which is what is proposed for the entire lot.  The 
proposed density of 12 units on 0.74 acres is the equivalent of 16 dwelling units per 
acre, which is within the density range on the approved Master Plan for Village Park 
Subdivision (See Attachment H: Village Park Subdivision Master Plan).  The proposed 
12-unit building consists of four (1-bedroom units), and eight (2-bedroom units), for a 
total of twenty bedrooms in the entire building.  
 
Parking. 
The Zoning regulations require a minimum of one parking space per bedroom for units 
of two bedrooms, or more, and one and one half parking spaces for one-bedroom units. 
The minimum number of parking spaces required for this site is twenty-two spaces.  The 
developer is proposing a total of 33 parking spaces, including two handicap-accessible 
spaces and twelve garage stalls.  Off-street parking on the site is configured as five 
standard (9’x19’) surface parking spaces in the side yard, west of the building, plus two 
van-accessible handicap spaces, as required, and fourteen standard surface parking 
spaces, in the rear yard behind the building.  Across the drive aisle from the surface 
parking spaces in the rear yard, are two (6-stall) garages approximately 11.58 feet from 
the north property line, and running parallel to the north perimeter of the site.  The 
parking spaces, and garage stalls, are served by a single access from Cottonwood 
Road, centered on the property line that separates Lots 4 and 5 in a 25-foot wide 
access easement.  The shared access between Lots 4 and 5, must be paved at a 
minimum width of 24 feet, to serve Lot 4, even though development of Lot 5 is not 
proposed at this time.  In addition, the required perimeter parking lot landscaping along 
the west edge of the drive aisle on Lot 5, must be included on the Landscape Plan to 
meet minimum landscape requirements (See Attachment B: Master Plan, Parking 
Layout & Landscaping Sheets).  At the time Lot 5 is developed, the landscaping along 
the drive aisle may be modified on Lot 5. 
 
Layout.  
The building footprint of the apartment building occupies 4,205 square feet of the site.  
Garages footprints cover 3,168 square feet, and the parking spaces, driveways, drive 
aisles, and sidewalks cover an additional 12,024.49 square feet for a total of 19,397.49 
square feet of the site covered by impervious surfaces, which is 60% of the total site 
area.  The remainder of the lot is landscaped area, which amounts to 40% of the total 
site.   
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In addition, the minimum requirement of 10% of the gross area of the subdivision to be 
devoted to common open space, for development in the  FS-RL, or FS-RM zones, is 
accounted for in Outlots A and D, of Village Park Subdivision.  The Village Park 
Subdivision includes 19.83 acres (863,794.80 square feet).  The land area included in 
Outlots A and D, combined, is equal to 151, 038.74 square feet of land area, which is 
equal to 17.48% of the total land area in Village Park Subdivision (See Attachment G: 
Landscape Plan for Outlots A & D, Village Park Subdivision).  Outlots A and D are 
located in close proximity to the proposed apartment buildings, and the other future 
apartment buildings to be constructed in Village Park. The outlots have been designed 
as stormwater detention and treatment areas and include one 10-foot trail extension. 
Review of the outlot landscape plan is separate from this project. There is no other 
common usable space included within the project.  
 
Landscaping. 
Landscaping requirements are driven by parking lot design and front yard plantings for 
apartment buildings (Page 18 of the report is the landscape plan). The proposed 
project’s landscaping is most affected by the front yard foundation plantings due to the 
length of street frontage and the location of the parking. Due to the placement of 
garages along the north boundary line, screening is not required.  The 10-foot area 
behind the garages is planned to be planted as turf.   Screening would be needed if the 
garages did not abut an existing landscaped yard of the abutting Wessex apartments to 
meet the intent of the FS standards. 
 
Front yard foundation plantings requirements include a combination of shrubs, 
understory and overstory trees.  The developer has included additional cluster 
landscaping along the sides of building to add interest and some screening for the 
residents from the parking lot. Staff has an interest that an open relatively flat area be 
created between the apartment buildings of Lot 4 and Lot 3 to allow for informal open 
space.  The area to the east of the building is planned as turf and can be graded with 
minimal slope to meet this interest of having available space for recreational use. There 
will be approximately 70 feet between buildings and 6000 square feet of informal open 
space between the buildings on Lots 3 and 4. 
 
The Landscape Plan shows screening for mechanical units along the east and west 
sides of the building that meet site plan standards, provided the shrubs used for 
screening are a minimum of six inches higher than the mechanical units, at the time of 
planting. A condition is included in the report as a reminder of the need to comply with 
screening at the time of planting compared to growing into a screen over time. 
 
No interior parking lot landscaping is required due to the size of the parking lot with one 
drive aisle. Perimeter parking lot landscaping is required along the portions of the 
driveways, parking spaces, and drive aisles to meet perimeter parking lot landscaping.  
All but one area of the site has the required perimeter parking lot landscaping.  The side 
of the parking space that faces the property at 2121 Cottonwood, to the east, requires 
five shrubs to meet the “L2”(Low Screen) landscaping standards. The developer does 
not believe landscaping is needed at the terminus of this drive aisle as it abuts another 
drive aisle. The City Council can approve modification of landscaping screening 
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requirements if it finds that an alternative design meets the objectives for parking lot 
screening.  Staff finds that the minimal length of area could be planted, but the overall 
mix of plants has diversity and interest in the design while meeting the essence of 
screening objectives of the zoning ordinance (See Attachment B: Major Site 
Development Plan, Landscaping- pg 18). 
 
The trash receptacles are screened with 1” by 6” vertical cedar wood alternating slats to 
a height of six feet.  The site plan does not include gates for the enclosure.  Gates are 
necessary to meet screening requirements in Section 29.408(3) of the Municipal Code, 
which requires that garbage collection areas be screened from all public rights-of-way 
and from adjacent properties.   
 
Circulation. 
Site access is from one driveway off Cottonwood Road.  Cottonwood Road is planned 
to be extended west to connect to the existing segment of Cottonwood Road, in the 
Suncrest Subdivision, once the land between Village Park Subdivision and Suncrest 
Subdivision is annexed into the City and developed as residential. Public sidewalks (5-
feet wide) in the right-of-way for Cottonwood Road provide a connection to the shared 
use path (10-feet wide) that will cross through the site between University Boulevard 
and the southern boundary of Village Park Subdivision.  The shared use path will 
connect to the Ames community bike trail/shared use path system, and is planned in the 
future to connect to the regional multi-county bike trail system south of Ames (See 
Attachment G: Landscape Plan for Outlots A & D, Village Park Subdivision).  
Christofferson Park is situated northwest of the site and will at the time of development 
of Lot 2 will include a walkway connection to the south boundary of the park.   
 
Building Design. 
The overall footprint of the proposed apartment building is approximately 4,205 square 
feet.  Minimum building front, side and rear yard setbacks are all met by the proposed 
placement of the apartment building on the lot.  The detached garage structures are 
allowed to be as close as 3 feet to the rear property line.  The site plan shows the 
garage structures 10.91 feet from the north property line (See Attachment B: Major Site 
Development Plan).  
 
The 12-unit building is consistent with the maximum building size allowed in the FS-RM 
zoning district.  The building is three stories in height.  Four stories, or 50 feet, 
whichever is lower, is the maximum building height permitted for multiple-family 
dwellings in the FS-RM zone. Ten of the twelve apartment units have access to either a 
small patio or a balcony.  The 2-bedroom units, on the second and third floors of the 
northeast corner of the building, do not have balconies.  The apartment building design 
incorporates a 5/12 pitched gable roof design, and asphalt shingles.  
 
Two primary exterior materials are proposed for the building.  The majority of the first 
floor is to be surfaced with cultured stone, while the second and third floors, and the 
gables are primarily vinyl lap siding.  Cultured stone will extend to the roof line on 
approximately one-third of the south façade, and to the top of the first floor level at the 
primary entrance to the building.  The primary (south) building entrance will include a 
5/12 gabled roof above the entrance, as will also be a design feature above each of the 
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decks on the second and third levels of the building.  Decks will be constructed of 
treated lumber with aluminum guardrails, and supported by pillars of cultured stone.  
The two (6-stall) garage structures will have similar materials and design features with a 
band of cultured stoned at the bottom of each façade, vinyl lap siding on the remainder, 
metal overhead garage doors, and a gabled roof with asphalt shingles and a roof pitch 
of 6/12.  The cultured stone is a dark brown color, and the vinyl lap siding is a lighter 
brown color with two different variations of tan shading. Each façade has some variation 
in wall plane to add interest and provide some relief in the architecture (See Attachment 
C: Building Elevations & Attachment D: Garage Elevations).  
 
Major Site Development Plan Criteria.  Additional criteria and standards for review of 
all Major Site Development Plans are found in Ames Municipal Code Section 
29.1502(4)(d) and include the following requirements. 
 
When acting upon an application for a Major Site Development Plan approval, the 
Planning and Zoning Commission and the City Council shall rely upon generally 
accepted site planning criteria and design standards. These criteria and 
standards are necessary to fulfill the intent of the Zoning Ordinance, the Land 
Use Policy Plan, and are the minimum necessary to safeguard the public health, 
safety, aesthetics, and general welfare.   
 
1. The design of the proposed development shall make adequate provisions for 

surface and subsurface drainage to limit the rate of increased runoff of 
surface water to adjacent and downstream property. 

 
The Public Works Department has reviewed the storm water management plan and 
finds that the proposed development has met the required storm water quantity and 
quality measures by use of the proposed regional detention facilities on the southeast  
and northeast areas of the site. 
 
2. The design of the proposed development shall make adequate provision for 

connection to water, sanitary sewer, electrical, and other utility lines within 
the capacity limits of those utility lines. 

 
The existing utilities were reviewed and found adequate to support the anticipated load 
of 12 dwelling units on this lot, comprising 20 bedrooms, consistent with prior 
determination at the time of rezoning and subdivision approval. 

 
3. The design of the proposed development shall make adequate provision for 

fire protection through building placement, acceptable location of flammable 
materials, and other measures to ensure fire safety. 

 
The fire inspector has reviewed access and fire truck circulation, sprinkler, and hydrant 
requirements and found that the requirements of the Fire Department are met. The 
subject site is also conditioned on provision of emergency access through Wessex to 
the north. 
 
4. The design of the proposed development shall not increase the danger of 
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erosion, flooding, landslide, or other endangerment to adjoining and 
surrounding property. 

 
It is not anticipated that this proposed development will be a danger due to its site 
location and proximity to other uses. 
 
5. Natural topographic and landscape features of the site shall be incorporated 

into the development design. 
 
The site is currently devoid of any significant vegetation. Minimal grading will occur for 
the construction of the buildings. The site is relatively flat and grading will occur mostly 
to direct storm water where required. 
 
6. The design of the interior vehicle and pedestrian circulation shall provide for 

convenient flow of vehicles and movement of pedestrians and shall prevent 
hazards to adjacent streets or property. 

 
Access to this site from Cottonwood Road is through one access point at the southwest 
corner of the property. Vehicular and pedestrian access is accommodated between the 
subject property, and other properties (buildings) within the Village Park subdivision. 
The on-site sidewalks, sidewalks in the public street right-of-ways, and shared use 
paths provide pathways throughout the site, and to external connections to allow for 
circulation throughout the community, and eventually within the Central Iowa region.  
 
7. The design of outdoor parking areas, storage yards, trash and dumpster 

areas, and other exterior features shall be adequately landscaped or screened 
to minimize potential nuisance and impairment to the use of adjoining 
property. 

 
The general development standards of the zoning ordinance have been met for the 
screening of parking areas.  Gates are needed on the trash enclosure to comply with 
the zoning ordinance standards for a fenced enclosure of garbage collection areas. The 
enclosure standard requires full fenced screening with a gate to ensure the compliance 
with the standards.  In this plan the design has a large opening for rollout of the 
dumpster with no gate to obscure or secure the dumpster. The apartment building 
provides a high degree of separation and screening of the parking and garages in the 
rear yard from adjoining views, and as viewed from Cottonwood Road. 
 
8. The proposed development shall limit entrances and exits upon adjacent 

streets in order to prevent congestion on adjacent and surrounding streets 
and in order to provide for safe and orderly vehicle movement.  

 
A shared access is planned for the subject property (Lot 5 and Lot 4), to minimize the 
number of curb cuts onto Cottonwood Road. 
 
9. Exterior lighting shall relate to the scale and location of the development in 

order to maintain adequate security, while preventing a nuisance or hardship 
to adjacent property or streets. 
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Additional information is needed on the proposed exterior lighting, to determine 
compliance, prior to the occupancy of the apartment building.  The proposed lighting 
must meet the lighting standards, found in Sec 29.411 of the Municipal Code. 
 
10. The proposed development shall ensure that dust and other forms of air 

pollution, noise disturbances, odor, glare, and other nuisances will be limited 
to acceptable levels as prescribed in other applicable State and City 
regulations. 

 
The proposed residential uses are not expected to exceed the level of nuisances, 
typical of this type of development, beyond acceptable levels, as prescribed in other 
applicable State and City regulations. 
 
11. Site coverage, building scale, setbacks, and open spaces shall be in 

proportion with the development property and with existing and planned 
development and structures, in adjacent and surrounding property. 

 
The scale of the proposed apartment building, in relation to the lot size, is appropriate, 
given minimum building setback requirements, landscaping requirements, and areas of 
the site planned for parking.  The developer has proposed the maximum number of 
units (12) in a multiple family structure within the FS-RM zoning district.  The density of 
development is well within the approximate densities found on the approved Master 
Plan for this subdivision, and the apartment appearance is compatible with the 
character and scale of the general surrounding with the proposed 36-unit apartment 
dwellings on the other side of Cottonwood Road, and the 24-unit and 36-unit buildings 
in the Wessex development adjacent to the north.  Open areas and landscaped areas 
meet the quantitative standards of the zoning code and allow for informal activities by 
the future residents of this subdivision.   

 
The Development Review Committee has reviewed the Major Site Development Plan 
and found that it complies with all other requirements of the Ames Municipal Code.  
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Attachment A: Location & Zoning Map 
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Attachment B: Major Site Development Plan (Title Sheet) 
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Attachment B: Major Site Development Plan (General Notes) 
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Attachment B: Major Site Development Plan (Grading & Storm Sewer) 
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Attachment B: Major Site Development Plan (Parking Layout) 
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Attachment B: Major Site Development Plan (Utilities) 
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Attachment B: Major Site Development Plan (Landscaping) 
  

Cottonwood 

 



19 

 

Attachment B: Major Site Development Plan (Landscape Details) 
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Attachment C: Building Elevations 
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Attachment D: Garage Elevations 
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Attachment E: Floor Plans (First Floor) 
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Attachment E: Floor Plans (Second & Third Floor) 
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Attachment F: Village Park Subdivision Final Plat 
 
   



25 

 

Attachment F: Village Park Subdivision (Lot 1, 2, 3, 4 & 5) 
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Attachment G: Landscape Plan for Outlots A & D, Village Park Subdivision  
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Attachment H: Master Plan for Village Park Subdivision 
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 ITEM #       27e      
 DATE:  11-15-16      

 
COUNCIL ACTION FORM 

 
REQUEST:  MAJOR SITE DEVELOPMENT PLAN (LANDSCAPE PLAN) FOR 

VILLAGE PARK SUBDIVISION “OUTLOT A” (3201 UNIVERSITY 
BOULEVARD) AND “OUTLOT D” (2036 COTTONWOOD ROAD) 

 
BACKGROUND: 
 
Hunziker Development Company, LLC is requesting approval of a Major Site 
Development Plan, consisting of a Landscape Plan for Outlots A and D in the Village 
Park Subdivision. The Village Park Subdivision includes 19.83 acres (863,794 square 
feet). The land area included in Outlots A and D combined is equal to 151,038 square 
feet of land area, which represents 17.48% of the total land area in Village Park 
Subdivision. The outlots that were created as part of the Village Park subdivision are 
intended to meet the 10% common open space requirement of the FS-RM zoning 
district. Open space is defined in the Zoning Ordinance as having qualities of active or 
passive use. A separate site development plan has been assigned to the improvements 
of the lots and landscaping as they are required elements of the FS-RM zoning related 
to the development of the individual FS-RM apartment lots in the subdivision. (See 
Attachment B: Landscaping Plan).   
 
Approval is requested at this time to coordinate with the approval of Major Site 
Development Plans to construct four 12-unit apartment buildings in the “FS-RM” 
(Suburban Residential Medium Density) zone, and a Minor Site Development Plan for 
two 36-unit buildings in the “RH” (Residential High Density) zone portion of Village Park 
Subdivision. Installation of landscaping in Outlots A and D is a condition of 
approval prior to occupancy of the apartment buildings proposed for this 
subdivision. Consistent with the Development Principles for Suburban Residential 
Zoning, common open space must be provided for use by the future tenants of the 
apartments.   
 
The main purpose of the review is for the grading of the site and configuration of the 
final landscaping details and improvements. Outlots A and D serve as open space for 
the subdivision, as well as for storm water detention, surface water flowage, and public 
utility easements. Outlot A is a “dry detention” area, which will detain storm water during 
significant rain events. Outlot D is a “wet pond”, which will be partially filled with storm 
water on a consistent basis. The detention areas occupy almost the entire space in 
each of all of the outlots. 
 
Outlot D includes an area for the shared use path (10 feet wide) next to the west 
boundary of Outlot D, and a small area for two trees, three shrubs and a bench. This 
path connects to the shared use path that will be constructed within the right-of-way on 
the north side of Cottonwood Drive. The proposed location of the shared use path to the 
south is approximately two feet from the west boundary of the outlot. The path is 
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generally within 10 to three feet from the edge of the slope of the stormwater pond. The 
interface to the west of the path will be with a parking lot of the RH apartment 
development. The RH apartments will likely have a 5-foot planter with an L3 screen of a 
fence or high shrubs.  
 
Staff has concerns about the design of the path up against the RH property line due to 
the interface with the buffering. The path was originally intended to be on the east 
side of the outlot, but during the Master Plan and subdivision review residents 
living east of the site asked that it be placed on the west side. Staff believes having 
a greater separation from the RH would better meet the design principles for open well 
landscaped areas within suburban zoning. The developer is concerned that adjusting 
the path location further from the property line would affect their stormwater detention 
design and impact the overall project design  
 
In addition, the Landscape Plan shows the shared-use path terminating short of the 
southern boundary of Village Park Subdivision. An easement is needed on Lot 12 to 
provide for the extension of the shared-use path to the southern boundary of Lot 12, 
and eventually continue outside the Ames corporate limits in rural Story County. This 
needs to be added as a condition of approval of the Major Site Development Plan 
(Landscape Plan) for Outlot D, at 2036 Cottonwood Road.  
 
Outlot A abuts the shared use path in the right-of-way for Cottonwood Road. The 
developer is proposing two groupings of one tree and two shrubs along the northwest 
perimeter of Outlot A, and a single shrub between the two groupings. Landscaping of 
the two outlots with trees, shrubs and amenities for the residents of Village Park 
Subdivision is minimal, beyond the shared use path that is routed through Outlot D. 
Staff believes that adding two large street trees at the southwest intersection with 
University Boulevard would tie the site together better than the two open areas that are 
now proposed.  
 
The attached landscaping Plan identified improvement for Outlot C as well. The 
improvements to Outlot C are not tied to the initial development of the Cottonwood 
apartments and will be considered as part of the approvals for development along 
Aurora Avenue. Outlot C will include stormwater detention and a walkway connection to 
the west property line for future extension into a subdivision. Outlot B is not identified on 
the landscape plan. It will be part of the site development plan for Lot 5 and will include 
a walkway connecting to Christofferson Park to the north.  
 
At its meeting on November 2, 2016, the Planning and Zoning Commission reviewed 
the proposed Major Site Development Plan, and discussed site landscaping, storm 
water detention areas, the shared use path, and useable open space for the project. 
The applicant spoke to the Commission concerning the lack of design flexibility for the 
outlots, given mandated requirements for storm water detention and treatment. There 
were no comments by the public. The Commission expressed concern about the 
general lack of usable space for the overall development due to the amount of 
stormwater detention facilities, but understood the constraints that currently existed with 
the design. By a vote of 5-0, the Commission recommended approval of the Major Site 
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Development Plan (Landscape Plan), with the following conditions, as recommended by 
staff: 

 
A. Provide two large overstory street trees (e.g. red oaks) within the southwest corner 

of the Cottonwood/University right-of-way.  
B. No fencing of the stormwater detention pond along the shared use path. 

 
Staff has included a third recommended condition of approval, following the 
action by the Planning and Zoning Commission. The third condition (C) 
addresses the termination of the path at the south boundary of the outlot. As 
currently shown, it ends without reaching an abutting property line. To ensure 
that the path can continue southward, the condition states that the path must end 
at an easement that allows for future extension.  Due to the “point” of the triangle lot 
line configuration of the outlot, the continuation of the path must go through an adjoining 
property, likely Lot 12 of the subdivision where the RH apartments will be built. Staff will 
include a condition for the minor site development plan of the Lot 12 apartments that an 
easement and graded area be provided through the lot to allow extension of the path 
south to the abutting Burgason property. As part of the outlot approval condition, an 
easement has to allow for the opportunity for the extension to occur on Roth property as 
well. This allows for two options to extend the path in the future. 
 
ALTERNATIVES: 
 
1. The City Council can approve the Major Site Development Plan (Landscape Plan) for 

“Outlot A” (3201 University Boulevard), and Outlot D (2036 Cottonwood Road) in 
Village Park Subdivision, with the stipulation that the improvements are to be 
completed in coordination with the FS-RM apartment development of Lots 1,2,3, and 
4 and following conditions: 

 
A.  Provide two large overstory street trees (e.g. red oaks) within the southwest 

corner of the Cottonwood/University right-of-way.  
B. No fencing of the stormwater detention pond along the shared use path. 
C. Extend the path to the south end of the Outlot D and terminate the trail into an 

easement area that allows the path to be extended to the southern boundary of 
Village Park Subdivision. 

 
2. The City Council can approve the Major Site Development Plan (Landscape Plan) for 

“Outlot A” (3201 University Boulevard), and Outlot D (2036 Cottonwood Road) in 
Village Park Subdivision, with modifications. 
 

3. The City Council can deny the Major Site Development Plan (Landscape Plan) for 
“Outlot A” (3201 University Boulevard), and Outlot D (2036 Cottonwood Road) in 
Village Park Subdivision, if it finds the project does not meet the Major Site 
Development Plan criteria. 
 

4. Action on this request can be postponed and referred back to City staff and/or the 
applicant for additional information. 
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CITY MANAGER’S RECOMMENDED ACTION: 
 
The Major Site Development Plan review is to determine conformance with 
development standards, and appropriate arrangement and design of the use of the site.  
FS-RM zoning is intended to implement the LUPP vision of landscaped suburban style 
development that provides for desirable apartment housing choices. The proposed 
development is consistent with requirement that a minimum of 10% of the gross area of 
the development be devoted to common open space.  
 
The extension of the shared use path was a requirement of the rezoning Master Plan. 
The developer believes that the inclusion of the path meets the requirement for common 
open space and that its location on the common boundary line with the RH apartments 
is the only practical location to meet the requirement. Staff finds that the path will 
functionally meet the trail interests of the City and Story County, but that the feel of the 
space will be tight with the minimal transition to the apartment complex to the west. 
Although the location of the path on the east side would be more desirable for the path, 
the neighbors opposed this location with the understanding it can be built on the west 
side of the outlot as proposed. 
 
Therefore, it is the City Manager’s recommendation that the City Council adopt 
Alternative #1 as stated above. 
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 ADDENDUM 
 
Major Site Development Plan Criteria.  Additional criteria and standards for review of 
all Major Site Development Plans are found in Ames Municipal Code Section 
29.1502(4)(d) and include the following requirements. 
 
When acting upon an application for a Major Site Development Plan approval, the 
Planning and Zoning Commission and the City Council shall rely upon generally 
accepted site planning criteria and design standards. These criteria and 
standards are necessary to fulfill the intent of the Zoning Ordinance, the Land 
Use Policy Plan, and are the minimum necessary to safeguard the public health, 
safety, aesthetics, and general welfare.   
 
1. The design of the proposed development shall make adequate provisions for 

surface and subsurface drainage to limit the rate of increased runoff of 
surface water to adjacent and downstream property. 

 
The Public Works Department has reviewed the storm water management plan and 
finds that the proposed development has met the required storm water quantity and 
quality measures by use of the proposed regional detention facilities on the southeast  
and northeast areas of the site. 
 
2. The design of the proposed development shall make adequate provision for 

connection to water, sanitary sewer, electrical, and other utility lines within 
the capacity limits of those utility lines. 

 
No public utilities will provide service to the outlots, with the exception of stormwater 
pipes that outlet into the detention ponds. 
 
3. The design of the proposed development shall make adequate provision for 

fire protection through building placement, acceptable location of flammable 
materials, and other measures to ensure fire safety. 

 
Not applicable.  
 
4. The design of the proposed development shall not increase the danger of 

erosion, flooding, landslide, or other endangerment to adjoining and 
surrounding property. 

 
It is not anticipated that this proposed development will be a danger due to its site 
location and proximity to other uses. 
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5. Natural topographic and landscape features of the site shall be incorporated 
into the development design. 

 
The site is currently devoid of any significant vegetation. Grading for storm water 
detention was completed as part of the Preliminary Plat improvements, to direct storm 
water where required. 
 
6. The design of the interior vehicle and pedestrian circulation shall provide for 

convenient flow of vehicles and movement of pedestrians and shall prevent 
hazards to adjacent streets or property. 

 
Access to Outlots A and D is provided through the proposed shared use path. 
 
7. The design of outdoor parking areas, storage yards, trash and dumpster 

areas, and other exterior features shall be adequately landscaped or screened 
to minimize potential nuisance and impairment to the use of adjoining 
property. 

 
An existing grouping of trees along the southeast perimeter of Outlot D will be 
maintained to provide additional screening for the single-family detached homes 
abutting the perimeter of Outlot D. 
 
8. The proposed development shall limit entrances and exits upon adjacent 

streets in order to prevent congestion on adjacent and surrounding streets 
and in order to provide for safe and orderly vehicle movement.  

 
The shared use path, providing access to Outlots A and D, will cross Cottonwood 
Road in one location. 
 
9. Exterior lighting shall relate to the scale and location of the development in 

order to maintain adequate security, while preventing a nuisance or hardship 
to adjacent property or streets. 

 
No lighting is proposed for the outlots. 
 
10. The proposed development shall ensure that dust and other forms of air 

pollution, noise disturbances, odor, glare, and other nuisances will be limited 
to acceptable levels as prescribed in other applicable State and City 
regulations. 

 
The use of the outlots as open space and storm water detention is not expected to 
exceed the level of nuisances, typical of this type of development, beyond acceptable 
levels, as prescribed in other applicable State and City regulations. 
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11. Site coverage, building scale, setbacks, and open spaces shall be in 
proportion with the development property and with existing and planned 
development and structures, in adjacent and surrounding property. 

 
Open areas and landscaped areas meet the quantitative standards of the zoning 
ordinance with 17% of the site in common open space.  The plan does not include 
space for recreational activities, but does include a trail to meet passive recreation 
interests.   
 
The Development Review Committee has reviewed the Major Site Development Plan 
and found that it complies with all other requirements of the Ames Municipal Code.  
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Attachment A: Location & Zoning Map 
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Attachment B:  Landscaping Plan for Outlots A & D, Village Park Subdivision 
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Attachment C: Village Park Subdivision Final Plat 
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Attachment D: Master Plan for Village Park Subdivision 
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                    ITEM #   28  _      
 DATE: 11-15-16 

 
COUNCIL ACTION FORM 

 
SUBJECT: CLUBHOUSE WITHIN FS-RM ZONING DISTRICT 
 
BACKGROUND:  
 
The City Council recently approved an amendment to the Zoning Ordinance to allow for 
clubhouses as an accessory use with the FS-RM zoning district. Council completed the 
first reading of the ordinance on August 9th and the third reading on September 13th and 
the ordinance was subsequently published. 
 
After publication and printing of the ordinance, staff discovered that the wrong table of 
uses was included in the adopted ordinance. The FS-RL table of uses was used 
inadvertently, and it now includes the change which had been meant for the FS-RM 
table. A change just to the FS-RM was what had been intended. The following change 
was the intended amendment and was what was approved by the City Council based 
upon the recommendation in the Council Action Form: 
 

Chapter 29   FS-RM Table 29.1202(4)-2 
Household Living Accessory Use Status Approval Required Approval Authority 

Clubhouse   N Y -- SDP Major --City Council 

 
 
ALTERNATIVES:  
 
1. The City Council can approve on first reading ordinances to correct this scrivener’s 

error, and to amend the Zoning Ordinance to allow a clubhouse as an accessory use 
within the FS-RM zoning district subject to approval of a Major Site Development 
Plan. Staff also requests second and third reading for approval of the 
ordinance. 

 
2. The City Council can decide not to approve on first reading an these ordinances to 

correct this scrivener’s error. However, this decision will elongate the amendment 
process requiring the restarting of the whole approval process.  
 

MANAGER’S RECOMMENDED ACTION: 
 
The proposed ordinance corrects an unintended error in the previous ordinance. Due to 
City Council’s pervious review of this item and direction to make the amendment to the 
FS-RM zoning district, it is important to correct the scrivener’s error to allow for projects 
to proceed in conformance to the Zoning Ordinance.   
 
Therefore, it is the recommendation of the City Manager that the City Council 
accept Alternative #1, thereby approving the text amendment allowing for 
clubhouses within FS-RM zoning and passing the ordinance on all three readings. 



ORDINANCE NO.

AN ORDINANCE TO AMEND THE MUNICIPAL CODE OF THE CITY
OF AMES, IOWA, BY REPEALING SECTION 29 TABLE 1202(4)-2 AND
ENACTING A NEW SECTION 29 TABLE 1202(4)-2 THEREOF, FOR
THE PURPOSE OF ALLOWING FOR CLUBHOUSES WITHIN FS-RM
ZONING;  REPEALING ANY AND ALL ORDINANCES OR PARTS OF
ORDINANCES IN CONFLICT TO THE EXTENT OF SUCH
CONFLICT; PROVIDING A PENALTY; AND ESTABLISHING AN
EFFECTIVE DATE.

BE IT ENACTED, by the City Council for the City of Ames, Iowa, that:

Section One.  The Municipal Code of the City of Ames, Iowa shall be and the same is hereby amended by
repealing Section 29 Table 1202(4)-2 and enacting a new Section 29 Table 1202(4)-2 as follows:

“Table 29.1202(4)-2
Suburban Residential Floating Zoning

Residential Medium Density (FS-RM) Uses

USE CATEGORIES
STATUS

APPROVAL
REQUIRED

APPROVAL
AUTHORITY

RESIDENTIAL USES
Group Living N, except Hospices, Assisted

Living, and Nursing Homes,
permitted by Special Permit.

SP ZBA

Household Living
Single Family Dwelling Y ZP ZEO
Two Family Dwelling Y ZP ZEO
Single Family Attached Dwelling. Front Driveway
Access  (5 units or less)

Y SDP Minor Staff

Single Family Attached Dwelling. Rear Driveway
         Access  (12 units or less)

Y SDP Minor Staff

Apartment Dwelling (12 units or less) Y SDP Major City Council
Family Home Y ZP ZEO
Independent Senior Living Facility
(unlimited number of units)

Y SP ZBA

Household Living Accessory Uses
Home Office Y HO ZBA/Staff
Home Business Y HO ZBA/Staff
Clubhouse Y SDP Major City Council

Short Term Lodging N, except Bed and Breakfast
permitted as a Home Occupation.

HO ZBA

OFFICE USES N -- --
TRADE USES
Retail Sales and Services General N -- --
Entertainment, Restaurant and Recreation Trade N -- --
INSTITUTIONAL USES
Colleges & Universities Y SP ZBA
Community Facilities Y SP ZBA
Funeral Facilities Y SP ZBA
Child Day Care Facilities Y HO or SP Staff/ZBA



(depending on
size)

Medical Centers N -- --
Religious Institutions Y SP ZBA
Schools Y SP ZBA
Social Service Providers Y SP ZBA
TRANSPORTATION, COMMUNICATIONS &
UTILITY USES
Basic Utilities Y SDP Major City Council
Essential Public Services Y  SP ZBA
Radio & TV Broadcast Facilities N --- ---
Parks & Open Areas Y SDP Minor Staff
Personal Wireless Communication Facilities Y SP ZBA

Y = Yes:  permitted as indicated by required approval.
N = No:  prohibited
SP = Special Use Permit required:  See Section 29.1503
ZP = Building/Zoning Permit required:  See Section 29.1501
SDP Minor = Site Development Plan Minor:  See Section 29.1502(3)
SDP Major = Site Development Plan Major:  See Section 29.1502(4)
HO = Home Occupation
ZBA = Zoning Board of Adjustment
ZEO = Zoning Enforcement Officer
(Ord. No. 3825, 03-22-05; Ord. No. 4188, 7-22-14.)”

Section Two. Violation of the provisions of this ordinance shall constitute a municipal infraction
punishable as set out by law.

Section Three.  All ordinances, or parts of ordinances, in conflict herewith are hereby repealed to the extent
of such conflict, if any.

Section Four.  This ordinance shall be in full force and effect from and after its passage and publication as
required by law.

Passed this                     day of                                                        ,               .

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



ORDINANCE NO.

AN ORDINANCE TO AMEND THE MUNICIPAL CODE OF THE CITY
OF AMES, IOWA, BY REPEALING  SECTION 29 TABLE 1202(4)-1
THEREOF, AND ENACTING SECTION 29 TABLE 1202(4)-1 FOR THE
PURPOSE OF CORRECTION OF ORDINANCE 4269;  REPEALING
ANY AND ALL ORDINANCES OR PARTS OF ORDINANCES IN
CONFLICT TO THE EXTENT OF SUCH CONFLICT; PROVIDING A
PENALTY; AND ESTABLISHING AN EFFECTIVE DATE.

BE IT ENACTED, by the City Council for the City of Ames, Iowa, that:

Section One.  The Municipal Code of the City of Ames, Iowa shall be and the same is hereby amended by
repealing Section 29 Table 1202(4)-1 and enacting a new Section 29 Table 1202(4)-1 as follows:

Table 29.1202(4)-1
Suburban Residential Floating Zoning
Residential Low Density (FS-RL) Uses

USE CATEGORIES STATUS APPROVAL
REQUIRED

APPROVAL
AUTHORITY

RESIDENTIAL USES
Group Living N -- --
Household Living

Single Family Dwelling Y ZP ZEO
Two Family Dwelling Y, if pre-existing ZP ZEO
Single Family Attached Dwelling. Front Driveway
Access  (5 units or less)

Y SDP Minor Staff

Single Family Attached Dwelling. Rear Driveway
         Access  (12 units or less)

Y SDP Minor Staff

Apartment Dwelling (12 units or less) N -- --
Family Home Y ZP ZEO

Household Living Accessory Uses
Home Office Y HO ZBA/Staff
Home Business Y HO ZBA/Staff
Clubhouse N -- --

Short-term Lodging N, except Bed and Breakfast
permitted as a Home Occupation.

HO ZBA/Staff

OFFICE USES N -- --
TRADE USES
Retail Sales and Services  General N -- --
Entertainment, Restaurant and Recreation Trade N -- --
INSTITUTIONAL USES
Colleges & Universities Y SP ZBA
Child Day Care Facilities Y SP ZBA
Community Facilities Y SP ZBA
Medical Centers N -- --
Religious Institutions Y SP ZBA
Schools Y SP ZBA
Social Service Providers N -- --
TRANSPORTATION, COMMUNICATIONS &
UTILITY USES



Basic Utilities Y SDP Major City Council
Radio & TV Broadcast Facilities N --- ---
Parks & Open Areas Y SDP Minor Staff
Essential Public Services Y SP ZBA
Personal Wireless Service Facilities Y SP ZBA

Y = Yes:  permitted as indicated by required approval.
N = No:  prohibited
SP = Special Use Permit required:  See Section 29.1503
ZP = Building/Zoning Permit required:  See Section 29.1501
SDP Minor = Site Development Plan Minor:  See Section 29.1502(3)
SDP Major = Site Development Plan Major:  See Section 29.1502(4)
HO = Home Occupation
ZBA = Zoning Board of Adjustment
ZEO = Zoning Enforcement Officer
(Ord. No. 3825, 03-22-05; Ord. No. 4188, 7-22-14).”

Section Two. Violation of the provisions of this ordinance shall constitute a municipal infraction
punishable as set out by law.

Section Three.  All ordinances, or parts of ordinances, in conflict herewith are hereby repealed to the extent
of such conflict, if any.

Section Four.  This ordinance shall be in full force and effect from and after its passage and publication as
required by law.

Passed this                     day of                                                        ,               .

______________________________________ _______________________________________
Diane R. Voss, City Clerk Ann H. Campbell, Mayor
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ITEM # ___29__ 
DATE: 11-15-16   

 
COUNCIL ACTION FORM 

 
SUBJECT:  CYRIDE REROOFING 2016 PROJECT  
 
BACKGROUND:  
 
CyRide included a project in the first year of the 2016-2021 Capital Improvements Plan 
(CIP) for replacement of the roof over the original portion of its building. The roof is no 
longer under warranty, was replaced prior to 1999, and has developed multiple leaks in 
recent years. The specified roof would change from the existing ballasted-type roof to a 
mechanically fastened PVC roof system, which is similar to what has been installed on 
new areas of CyRide’s facility. The budgeted cost in the CIP was $375,000, secured 
from the following sources: 
 

Funds Available Dollars 

State PTIG Funds (STA-IG-015-FY17) $   320,000 

CyRide’s Capital Budget $     55,000 

  Total Available Funding $   375,000 

 
Since approval of the CIP, CyRide has worked with ASK Studios to develop plans and 
specifications for this project. Those were approved by the City Council on September 
27 and bids were due on October 26, 2016.  
 
Six bids were received from area companies as illustrated on the attached bid form. 
Academy Roofing & Sheet Metal located in Des Moines, Iowa submitted the low base 
bid of $278,500. With a project budget of $375,000 and a favorable base bid, CyRide 
will be able to consider accepting the only alternate to the project, which calls for the 
replacement of existing skylights with new units. Academy Roofing’s bid for Alternate 
No. 1 was $28,500.  The total project cost to accept the bid and alternate from Academy 
Roofing is $307,000, which leaves $68,000 for contingencies, if needed. 
 
The Ames Transit Agency Board of Trustees approved award of this contract and 
Alternate #1 to Academy Roofing & Sheet Metal on November 1, 2016.  Award of 
contract is subject to concurrence by the Iowa Department of Transportation’s Office of 
Public Transit. 
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ALTERNATIVES:  
 

1. Award a construction contract for the CyRide Reroofing 2016 Project to Academy 
Roofing & Sheet Metal of Des Moines, Iowa for the base bid amount of $278,500 
and Alternate No. 1 for $28,500, for a total of $307,000. Award of contract is 
subject to approval by the Iowa Department of Transportation’s Office of Public 
Transit. 

 
2. Award the contract to one of the other bidders.  However, it is very likely that the  

Iowa Department of Transportation’s Office of Public Transit will not approve any 
bid other than the lowest one. 
 

3. Reject all bids and direct staff to modify the project per the Ames Transit Agency 
Board of Trustee’s and City Council priorities. 

 
 
CITY MANAGER’S RECOMMENDED ACTION: 
 
CyRide’s reroofing project will allow it to proceed forward with a needed facility 
improvement, with grant funds secured from the State of Iowa, under a favorable bid 
price.   
 
Therefore, it is the recommendation of the City Manager that the City Council adopt 
Alternative No. 1 as described above. 
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         ITEM #    30     _     
DATE: 11-15-16     

 
 

COUNCIL ACTION FORM 
 
SUBJECT: RURAL PLAT OF SURVEY FOR BOUNDAY LINE ADJUSTMENT 

AT 3615 ZUMWALT STATION ROAD  
 
BACKGROUND:   
 
The City’s subdivision regulations are found in Chapter 23 of the Ames Municipal Code. 
These regulations include the process for creating or modifying property boundaries and 
for determining if any improvements are required in conjunction with the platting of 
property. The regulations also describe the process for combining existing platted lots or 
conveyance parcels in order to create a parcel for development purposes. A plat of survey 
is allowed by Section 23.309 as a boundary line adjustment.  
 
3615 Zumwalt Station Road is located within Story County and the Urban Services Area 
Designation of the Ames Urban Fringe Plan. The site is approximately one quarter of a 
mile west of the intersection of State Street and Zumwalt Station Road (see Attachment A, 
Location Map). The 3615 Zumwalt property contains a home owned by the Sanders. The 
larger farmland to the north and west is owned by Champlin Farms LLC and has no 
residence on the property. The proposed boundary line adjustment resolves a dispute 
of ownership of approximately 60 feet of land along the rear property line of the 
3615 Zumwalt Station Road property. (See applicant letter Attachment C) As part of 
the survey approval, the applicant requests the City Council waive the requirement 
to completely survey the existing boundaries of both properties that are part of the 
boundary line adjustment and accept the complete survey of the smaller adjusted 
property at 3615 Zumwalt Station Road. City standards require a complete survey while 
County Auditor’s  recording requirements do not require a complete survey of both original 
parcels that are part of a plat of survey. 
 
The Champlin Lloyd Farm LLC own multiple properties in this area. The subject Champlin 
property with this plat of survey is approximately 60 acres and  surrounds the Sanders’ 1.6 
acre parcel on the west and to the north. The Sanders seek to increase their parcel size as 
a result of a settlement between the two property owners giving the Sanders legal title to a 
strip of land they thought they already owned. To do so requires moving of the north 
property line approximately 60 feet further north. Approximately 0.93 acres would be 
exchanged between the two sites as part of the boundary line adjustment. (See Plat of 
Survey as Attachment B) 
 
The Ames Urban Fringe Plan designates the future use of this property as Urban 
Residential. For property in Story County with this land use designation, the area is to be 
urban in character and become part of a municipal jurisdiction as it develops, under the 28-
E Intergovernmental Agreement with Story County. The Urban Residential designation is 
to be annexed and then developed at an urban density with infrastructure and subdivision. 
Development of property, including subdivision, is typically required to be annexed to the 
City prior to approval of development.  Authority to approve subdivisions within the Urban 
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Residential area has been delegated exclusively to the City as part of the 28-E agreement. 
However, both property owners do not wish to annex at this time and request that 
the plat of survey be approved without annexation. The Sanders have provided a 
signed covenant agreeing to future annexation as is customary by the City for rural 
development. The Champlin property owner has not signed such a covenant and does not 
desire to do so as part of this process. 
 
There are no additional parcels being created with the Plat of Survey, therefore, City 
subdivision standards do not require any additional infrastructure with the proposed plat of 
survey. Waiving the infrastructure requirement for a subdivision is usually the basis for 
requiring the property owner to sign three customary agreements pertaining to future 
annexation, assessment, and water buyout. The only agreement that is necessary in this 
situation is an Annexation Agreement, since it is a boundary line adjustment that does not 
permit additional development. There is no plan at this time, by either owner, to further 
urbanize this area. The Champlin property combined with the other holdings in the area 
would be a prime development area within the Southwest Growth Area in the future.  
 
The applicant requests waiving of Section 23.308(3), which necessitates the adjacent 
property owned by Champlin to be surveyed along with the Sanders’ parcel (see 
Attachment C, Applicant’s letter).  Section 23.103 of the Subdivision Code does allow 
waivers of the Subdivision Code if approved by the City Council. The Champlin parcel is 
not included in this proposed plat of survey. Usually, a boundary line adjustment would 
result in a plat drawing of two parcels. In this instance, however, the applicant is requesting 
a waiver of Section 23.308(3) to create a survey of only the resulting Sanders parcel. The 
applicant believes that requiring the Champlin property to be surveyed presents an 
extraordinary hardship on the Sanders, due to the size and configuration of the Champlin 
property.  
 
The two parcels are located in the “Urban Service Area (USA)” of the Urban Fringe. This 
particular area is designated in the LUPP as part of the SW Growth Area.  Story County 
has waived the exercise of its subdivision authority in areas designated as USA. The USA 
is the area adjacent to the City limits and is planned for urban development. Land in the 
USA should be protected from any form of development that would constrain the efficient 
growth of the community. Inappropriate development in USA would include low-density 
development lots served by on-site wastewater treatment systems and other forms of rural 
development. The proposed Plat of Survey is not for the purpose of additional, or 
development that would be inconsistent with the USA.  
 
Approval of this plat of survey will allow the applicant to prepare the official plat of survey, 
submit it to the Planning and Housing Director for review. The Director will sign the plat of 
survey confirming that it fully conforms to all conditions of approval. The prepared plat of 
survey may then be signed by the surveyor, who will submit it for recording in the office of 
the County Recorder.  
 
 
ALTERNATIVES: 
 
1. The City Council can adopt the resolution approving the proposed plat of survey  and 

waiver of Section 23.308(3), exempting the Champin property from being surveyed as 
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part of the Plat of Survey for 3615 Zumwalt Station Road, and accepting the annexation 
covenant from the Sanders. 

 
2. The City Council can adopt the resolution approving the proposed plat of survey  and 

waiver of Section 23.308(3), exempting the Champin property from being surveyed as 
part of the Plat of Survey for 3615 Zumwalt Station Road, and require the Sanders to 
sign all three customary agreements pertaining to future annexation, assessment, and 
water buyout, if necessary. 

 
3. The City Council can deny the proposed plat of survey if the City Council finds that the 

requirements for plats of survey as described in Section 23.308 have not been 
satisfied. 

 
4. The City Council can deny the proposed plat of survey and require both property 

owners to apply for annexation. 
 
5. The City Council can refer this back to staff and/or the owner for additional information. 
 
MANAGER'S RECOMMENDED ACTION: 
 
Staff has determined that the proposed plat of survey for a boundary line adjustment does 
not trigger City infrastructure requirements. Waiving the requirement for surveying of both 
properties would reduce the cost for the Sanders to complete the process.  
 
Due to the overall size and number of properties under Champlin ownership it appears that 
a larger annexation plat would have to be completed and that a survey of one of the 
Champlin properties is not essential at this time. A covenant agreeing to voluntary 
annexation, has already been received by the City and signed by the Sanders in support of 
the proposed plat of survey.  
 
Due to the broader land holdings in the area, the Champlin property is expected to be part 
of a larger annexation process in the future when the property is able to be developed 
within the City. The proposed boundary line adjustment has no effect on the ability to 
complete future annexation. Any future subdivision or development to either property 
would have to be approved by the City of Ames since it is a designated Urban Service 
Area in the Ames Urban Fringe Plan. Staff finds that the proposed plat of survey is not 
inconsistent with the Ames Urban Fringe Plan intent for new development to occur with the 
City and maintaining agricultural areas on the perimeter of the City would not inhibit future 
urbanization of the area. 
 
Therefore, it is the recommendation of the City Manager that the City Council accept 
Alternative #1, thereby adopting the resolution approving the proposed plat of 
survey, waiving the requirement of a complete survey of both original properties, 
and accept a covenant for future annexation for the Sanders property. 
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ADDENDUM 
PLAT OF SURVEY FOR 3615 ZUMWALT STATION ROAD 

 
Application for a proposed plat of survey has been submitted for: 
 
  Conveyance parcel (per Section 23.307) 
 

  Boundary line adjustment (per Section 23.309) 
 

  Re-plat to correct error (per Section 23.310) 
 

  Auditor’s plat (per Code of Iowa Section 354.15) 
 
The site is located at: 
 
 Owners: Francis D. & Suzanne J. Sanders  
  
 Existing Street Addresses: 3615 Zumwalt Station Road 
  

Assessor’s Parcel #: 0917400380 
 

 Legal Description: Parcel 'H':A part of the Southwest Quarter of the Southeast 
Quarter of Section 17, Township 83 North, Range 24 West of the 5th P.M., Story 
County, Iowa, being more particularly described as follows: Commencing at the 
Southeast Corner of said Southwest Quarter of the Southeast Quarter; thence 
N00°30'24"W, 251.81 feet along the East line thereof to its intersection with the 
northerly line of the former railroad and the point of beginning; thence continuing 
N00°30'24"W, 205.20 feet; thence S86°34'24"W, 346.88 feet to an existing fence 
line; thence S00°04'21"E, 399.85 feet along said line to the north right of way line of 
Zumwalt Station Road; thence S89°26'29"E, 45.59 feet along said line to the 
northerly line of said former railroad; thence N54°26'41"E, 371.18 feet along said 
line to the point of beginning, containing 2.53 acres 

Public Improvements: 
The preliminary decision of the Planning Director finds that approval requires all public 
improvements associated with and required for the proposed plat of survey be: 
 

 Installed prior to creation and recordation of the official plat of survey and 
prior to issuance of zoning or building permits. 

 Delayed, subject to an improvement guarantee as described in Section 
23.409. 

  Not Applicable. 
 
Note: The official plat of survey is not recognized as a binding plat of survey for permitting 
purposes until a copy of the signed and recorded plat of survey is filed with the Ames City 
Clerk’s office and a digital image in Adobe PDF format has been submitted to the Planning 
& Housing Department. 



5 
 

ATTACHMENT A: LOCATION MAP 

 
 

ATTACHMENT B: PROPOSED PLAT OF SURVEY  

Subject area 
to be adjusted 

City Boundary 
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ACHMENT C: APPLICANT’S LETTER 
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ITEM #:         27    
 

Staff Report 
 

LANDSCAPE ORDINANCE POINTS SYSTEM UPDATE 
 

October 25, 2016 
 
 
BACKGROUND:   
 
At the August 16th City Council Workshop, staff provided a comprehensive overview of a 
draft 50-point scoring system and a presentation on the intent of its categories and 
individual points. (Background Information- Planning Division What’s New)  At the 
conclusion of the meeting, staff was directed to meet with the landscape workgroup to 
further refine the scoring system and consult with the workgroup on flexibility of the 
system and clarifying or simplifying its requirements.  This report provides the feedback 
requested by Council from the August 16th meeting.  With the two new points based 
system options included in this report, staff believes that the concept of a points based 
has been completely explored. City Council is now asked to provide direction to 
staff to proceed with a points based ordinance or to complete alternative text 
amendments that revise planting requirements and add staff discretion for unique 
circumstances.   
 
The landscape points system proposal from August would eliminate the 
traditional prescriptive requirements and replace it with a scoring system based 
upon combinations of key design points that achieve the intent and purpose of 
desired landscaping. The intent is to give developers more options in their design of a 
site while directing those options to a set of criteria that the Council has deemed as 
important to help address environmental effects of development, appropriate transitions 
and screening, increased diversity and visual interest, more flexibility for property owner 
planting options, and reduced maintenance issues for property owners.  In general, staff 
believes that with individual scoring categories and a requirement for an overall point 
total, this proposal provides the most comprehensive approach to evaluating 
landscaping within a wide range of options.  The August system also divided sites in 
large or small (< 0.5 acres) with different point total requirements. The initial categories 
that are part of the August draft include: 
 

 Soil Conditions 

 Environmental Design 

 Front Yard and Parking Screening 

 Planting Design 

 Groundcover 

 Amenities/Bonus 

http://www.cityofames.org/government/departments-divisions-i-z/planning/landscape-ordinance-update
Jill.Ripperger
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Staff estimated that current landscape requirements yield between 16 and 36 points 

assuming soil condition points. Staff believes that with minimal changes to development 

practices most sites can exceed 30 points, but this does yield significantly different 

landscaping on sites compared to current requirements. When reviewing developer 

sites for Walnut Ridge Mixed Use, Bell warehouse, and Mortenson Heights/Crane 

Apartments scores were between 42 and 52 points with adjustments to their approved 

plans to incorporate additional landscape materials.   

Staff met with the workgroup on September 27th and discussed options for modifying 
the total points required for project approval as well as changes to the requirements for 
individual categories. The workgroup meeting included discussion about why have 
landscaping requirements, the relative costs of the points based system, and what the 
minimum requirements could be to create even more flexibility. Feedback from the 
stakeholder group indicated a desire for a simplified scoring system that 
consisted of a lower overall required point total and either simplified categories 
or a lesser number of categories. Specifically, the group believed that achieving 
the proposed 50 point total would be problematic under the current proposal with 
the categories and presents a large increase in costs depending on the 
circumstance. Additionally, there were comments to try and have an achievable 
total point requirement when the ordinance is adopted initially and then review its 
performance after a year to evaluate changes in scoring and if the points need to 
be increased.  There was some discussion about having no categories and just a 
broad suite of points.  Staff also questioned at what point the system framework 
is too involved or lacked predictability for the benefit of creating flexibility.  
 
From staff’s review of the comments at the August 16th City Council workshop 
and from the September workgroup meeting, staff has prepared two additional 
scoring system options. Both proposals offer a different variation to the August draft 
and rely on categories and total points, but emphasize a different approach to 
prioritizing points. Each option is a viable option to achieve stakeholder and Council 
goals, depending on the priorities of the City Council.  These options have not been 
reviewed in detail by the workgroup and may not have meet all of their interests fully 
due to staff’s effort to balance other goals of the update to enhance landscaping and 
address parking lot sustainability.  
 
Option #1   August Scoring System 50-Point Proposal (Attachment A) 
Staff has not significantly adjusted the system from August in an effort to keep it as 
benchmark for comparison. The August scoring system requires 50 points total with a 
minimum categorical scores totaling 44 points for large sites.  Small sites are required to 
achieve 33 points. There are five categories and one optional category with a total of 
approximately 130 points to choose from among all criteria listed. The 50-point version 
with categories was designed to have some predictability that each landscaping issue 
would be addressed and that landscape design would be augmented overall. 
Developers and staff have found in review of this option that it stretches developers to 
achieve each category and point totals compared to current practices.  One of the 
primary concerns related to costs are a function of the Planting Design category and its 



requirements for mandatory planting of vegetation besides groundcover. The application 
of this category could be narrowed to mandatory open spaces or some degree of 
reduction in planting ratios address costs.  
 
Option #2   Reduced Point Requirements with Greater Optional Points Attachment B) 
The required category point total has been altered to focus on the most important points 
with and to lessen the required score required to satisfy each criterion. The minimum 
category totals are 25 and the total has been lowered to 42 points. With lowered point 
total requirements, this is believed to present the developers a wider range of options 
that can be combined together on a site to provide sufficient landscaping designs and 
potentially alleviate concerns about project costs due to the wider array of choices, even 
though the points are essentially the same.  With the increased flexibility, the small site 
and large site total point differentiation has been removed, but small sites do not have to 
meet category minimums. This approach includes the same prerequisites as the August 
version.   
 
Option #3   Simplified Categories and Focused Requirements (Attachment C) 
This option adjusts the total available points and categories to simplify the process and 
focus on priorities.  The system is designed for all sites to achieve 30 points total with a 
minimum score of 26 points in categories. The categories have been adjusted to 
address Environmental Design, Front Yard and Parking Screening, and Planting 
Design. Each set of criteria offers numerous options with 8-10 point totals required per 
category. Importantly, minimum soil condition requirements (e.g. remove debris, 3% 
organic matter) would become perquisites and other desirable soil condition remain as 
choices for points. Most non-planting related points have been removed, i.e. provide 
bike parking. Staff sees this narrowed down approach with the three remaining criteria 
as vital to achieving the overall goals of the landscape ordinance update. It also builds 
in more flexibility to develop a site in the manner of how planter areas can be configured 
and more options of what can be planted. 
 
Option #4   Modify Existing Standards 
At the outset of this update process there was mutual interest in amending landscaped 
standards.  If the points system is not deemed to be workable or desirable, there is 
still an interest to have changes to the ordinance because there is a common 
belief among the staff and development community that the status quo is 
undesirable. Staff believes a more balanced and traditional standards based 
requirement can address most of the key issues discussed as part of the update 
process. Revision to the Zoning Ordinance could revise the current “L” planting 
requirements, parking lot standards, and open spaces to create some flexibility in 
planting requirements and to allow staff additional discretion to make adjustments for 
unique circumstances.  However, no specific changes are proposed at this time as staff 
has been focused on the points based options.  Staff would only initiate work on this 
option at the direction of the City Council. 
 
 
 



STAFF COMMENTS: 
 
If City Council indicates a preference for one of the three approaches to a landscaping 
point system, staff will then draft an ordinance for adopting new standards. If City 
Council decides that its goals are not met with one of the scoring system options, staff 
recommends that City Council direct staff to prepare a revision to the Zoning Ordinance 
that includes stated requirements for landscaping and to allow staff additional discretion 
to make adjustments for unique circumstances.   
 
For whichever option is selected, there is a substantial amount of work related to 
amending the Zoning Ordinance. As mentioned previously, staff will also review the site 
inspection requirements and how non-conforming sites will be reviewed. Staff will meet 
with the workgroup again with the draft ordinance as amendments work through the 
public hearing process with the Planning and Zoning Commission and the City Council.  
With direction tonight, Staff would target a Planning and Zoning Commission review of 
draft ordinance in December and City Council review in January. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  



Attachment A- Option Proposal #1 
City of Ames: Landscape Ordinance - Ranking System (Draft Proposal)                          44 minimum category  points, 50 points overall                                                                                                                                                                              

(Small Sites 33 points required) 

1. Pre Design Site Assessment: (Pre-Requisite)  

- Storm Water Analysis of pre-developed site. 

o Discharge points 

o Swale locations 

o Existing wetlands 

o Calculate pre-development runoff 

- Document existing topsoil depths 

- Documentation of existing ‘trees of significance’ 

 

2. Project Design:  

- Developer agrees to submit written and photographic verification that they completed the tasks agrees upon prior to 

construction. (Pre-requisite) 

- It is understood that designers will use best planting and design practices. Plant spacing to allow for growth, mulch additional 

areas as necessary to minimize maintenance, eliminate the use of nuisance and invasive species, etc.   

- Developer agrees that all plant sizes must adhere to the following size restrictions. (Pre-requisite) 

o Overstory Trees – Min. 2” Caliper, Max. 3.5” Caliper 

o Understory Trees – Minimum 1.5” Caliper, Max. 2.5” Caliper 

o Evergreen Trees – Min. 6’ Height 

o Shrubs – Minimum three (3) Gallon 

o Ornamental Grasses – Minimum one (1) Gallon  

o Prairie Plantings – Must use at least three (3), but no more than five (5) varieties of native short grass prairie 

species. Must reach a minimum 3 feet in height. Can be combined with similar height native wildflowers, but is 

limited to 10 species per development. ‘Small sites’ only required to provide 2 types of prairie plantings 

o Pollinator Species Planting – Must use the US Governments’ required species mix for the Conservation Reserve 

Program - (CP42) 

o Commercial uses abutting a residential or industrial use must provide a combination of grasses, high shrubs and 

trees to screen. Evergreen trees required when abutting residential. Fencing can be no higher than 8 feet 

o Industrial uses abutting a residential or commercial use must provide a combination of grasses, high shrubs and 

trees to screen. Evergreen trees required when abutting residential. Fencing can be no higher than 8 feet 

o Apartment Building foundation plantings required utilizing a tree with shrub and/or grass mixture 

o Identify which landscape ordinance criteria are being used on site plan and total generated points 

o Parking Lots adjacent to residential zones require minimum 5 foot landscape screening area 

o Minimum Landscaping/Open Space requirement by percentage of lot area in commercial and industrial zones. FS-

RM, V-R, RM, RH require 5% of lot area as usable open in addition to required landscape and yard areas. 

*(Note that Open Space and Landscaped area terminology may include storm water treatment facilities, Usable 

Open Space would likely not allow for storm water facilities to meet its definition) 

o ‘Large Site’ is defined as being at or over 25,000 square feet. ‘Small site’ is defined as being under 25,000 square 

feet 

o Rock mulch is prohibited in required landscape areas 

o Reconstruction of existing sites must include a functional equivalent replacement of existing landscaping with 

regard to diversity, totals, etc. 

 

- Soil Management Plan (minimum score - 8 points all size sites) (Self Certification of soil prep by contractor required)                       

o Stockpile topsoil on site        1        

o Verify removal all construction debris       1 

o Verify removal of excess gravel in planting areas      1 

o Protect Drip Line of all existing trees of significance (Must retain at least 50% of Significant Trees)               1 

o Rip sub-surface to 8” depth, prior to re-spread of topsoil     2 

o Restore topsoil to recorded pre-development depth     4 

o Replace the topsoil to a minimum 6” depth (submittal of soils test required)   2 

o Till the soil to a minimum 8” Depth       3 

o Soil must have minimum organic makeup in the top 8”       

 3% organic makeup in the top 8”      1 

 5% organic makeup in the top 8”      3  

 

- Environmental Design (minimum score - 8 points)(Small sites- minimum score 6 points)     

o Provide no more than 10% additional parking than necessary beyond base requirements (Shopping  

Centers not to exceed 5 per 1000)                                                                                                     1   



o Minimize hard surface parking lot area (In addition to the required Storm Water Management Plan) 

 Maximize green space (over 25% of the site) Outside of Floodway  2       

 Parking Islands at the end of all parking rows    1       

 No more than 10 continuous parking stalls in any row (7 X16 islands.)                     2 

o Install Bio-retention to manage water quality and quantity                         3 

    (In areas where Bio-retention are proposed, landscape area requirements will be waved.)     

o Reduce and/or eliminate the use of storm water intakes and piping.    

(Encourage designers to use overland flow) (Narrative required) 

 Elimination of piping        2 

o Design and construct a Green Roof                                                                                                                               1                                   

o Heat Island Effect 

 Islands not designated as bio-swales: plant a minimum of 1 Overstory tree in each.  3  

 Parking Lot Shading  

35%   within 15 years                                                                                                                                   2 

50% within 15 years                                                                                                                        4 

        

 

- Front Yard Landscaping & Parking Lot Screening (minimum score - 10 points) (Small sites- 8 points)    

     

o Diversity of genus (No more than 25% of any genus of plant)                        2      

o Leave a 3’-0” zone of planter area with no plantings directly in front of all parking stalls                     1 

o Provide 1 Overstory tree for every 50LF of street frontage in front setback (See note A)  1 

o Provide 2 Understory trees for every 50LF of street frontage in front setback (See note A)  1 

o 6 shrubs per 50 LF of drive isle outside of parking lot areas.                                                                                    1 

o Provide 9 shrubs, for every 100 LF of front setback street frontage                        2                                                                                                     

o Provide 20 ornamental grasses for every 50LF of frontage in front setback (See note A)  1                                   

o Use of clustered thoughtful plantings (layering of colors and textures with variety of plants)  4 

o Provide grasses or shrubs with Bio-Swale in required landscape areas between parking and ROW                3 

o Provide minimum 10 foot screening area adjacent to residential uses utilizing the criteria listed above.   2 

o Parking separation from lot line with minimum 10 ft. wide planting area  (excluding alleys)                            2                                                        

o Provide landscape berming between the parking area and the street    2 

(Must be a minimum of 30” high and cover 75% of parking lot frontage.) 

                                                 OR 

o Provide landscape berming between the parking area and the street    3 

(Must be a minimum of 30” high and cover 95% of parking lot frontage.) 

 

- Planting Design (minimum score - 8 points)(Small sites- 4 points)                  

o Diversity of genus (No more than 25% of any genus of plant in all categories of plantings)  2        

o Provide .2 Overstory tree for every 1000SF of Open Space                                                               1       

o Provide .4 Understory trees for every 1000SF of Open Space                                           1 

o Provide 6 shrubs for every 1000SF of Open Space                                            1 

o Provide 10 ornamental grasses for every 1000SF of Open Space                       1 

o Provide 10 grasses or 3 shrubs per 50 LF of building foundation                                          1 

o Undulating large open space       1 

o Provide added visual interest to the open spaces with the creation of berms and hills. (large sites)  2 

(Must be a significant impact on the site to be considered.) Additional submittals will be required. 

o Incorporate existing significant vegetation (Trees must be at least 12 inches in diameter) 

 50% of existing vegetation                                                                                                                         2 

 Planning may authorize for high value wetland, riparian and native areas                      2                                                                                                

o Use of clustered thoughtful plantings that include ornamental grasses, shrubs and over story trees             2 

o Designer Choice: Thoughtful planting plan that generally meets the intent of the items listed   8 

above, but goes  beyond the basic requirements. It would include signature green spaces, outdoor  

gardens, rain gardens, seating areas, etc. Note- All items listed above need to be incorporated in some capacity to 

achieve this (See Note D) (Developments with more than Four (4) Acres of open space will want to use this method 

as it will likely decrease the number of required plantings)  

 15% of open area must contain either an outdoor garden or rain garden 

 At least 2 seating areas required in front or side yards 

 Must provide a summary of vegetation and its significance to the planting plan 

 Must contain at least 2 signature green spaces 

 Must be designed and certified by a professional landscape architect 

 



- Groundcover (minimum score - 10 points)(Small sites- 7 points)       

o No turf/lawn in areas less than 5-0’ in width.                                                                                  1 

o Eco-lawn mixture                                              1 

o Use of hardwood Mulch beneath all trees, shrubs and decorative grasses   2 

o Clustering of shrubs and grasses so that maintenance can operate around them easily  2 

o 6’ diameter mulch bed around all Overstory Trees, 4’ on Understory                                          1 

o Turf Grass / Lawn to cover less than 50% of the Open Space provided    2 

OR 

o Turf Grass / Lawn to cover less than 25% of the Open Space provided    3 

o Combination of Shortgrass Prairie grasses and ornamental grasses to cover 60% or more of the open  

space provided                                                                                                                          4 

OR 

o Use of Shortgrass Prairie grasses to cover 25% of the open space provided   1 

o Addition of plantings to attract pollinator species in select areas    2  

 

 

- Site Amenities “Bonus Category” (no required minimum score)   

o Provide a public hardscape plaza (minimum of 200SF)                                                              2      

o Provide public seating opportunities (Bench or Cut Stone) (1 point for every 3 benches) (2 pt Max) 2 

o Irrigation installed in required landscape areas                                                                                                          2 

o Use of an alternate paving material for 80% of the designated plaza space  

(DG pavers, stamped concrete, etc.)                                                                                   2  

o Incorporation of publically visible Art Piece (must be approved by City Staff)    2 

o Addition of Publicly accessible bike parking (5% of required parking or minimum 5 spots)  2 

o Use of Decorative pedestrian scale lighting (Must be in addition to standard parking lot lighting) 2 

o Recreational or private amenity        2 

o Perennial flower beds        1  

o Edible Landscaping        1 

 

 

 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Attachment B- Option Proposal #2 
City of Ames: Landscape Ordinance - Ranking System (Draft Proposal)                                              25 minimum points, 42 points overall required   
                                                                (Small site 42 points required- No categories required)                               

3. Pre Design Site Assessment: (Pre-Requisite)  

- Storm Water Analysis of pre-developed site. 

o Discharge points 

o Swale locations 

o Existing wetlands 

o Calculate pre-development runoff 

- Document existing topsoil depths 

- Documentation of existing ‘trees of significance’ 

 

4. Project Design:  

- Developer agrees to submit written and photographic verification that they completed the tasks agrees upon prior to 

construction. (Pre-requisite) 

- It is understood that designers will use best planting and design practices. Plant spacing to allow for growth, mulch additional 

areas as necessary to minimize maintenance, eliminate the use of nuisance and invasive species, etc.   

- Developer agrees that all plant sizes must adhere to the following size restrictions. (Pre-requisite) 

- Developer agrees that staff may refuse certain designs regardless of score total. 

- Developer agrees to a 10% additional point penalty for failing to achieve category minimums thereby increasing overall points 

required. 

o Overstory Trees – Min. 2” Caliper, Max. 3.5” Caliper 

o Understory Trees – Minimum 1.5” Caliper, Max. 2.5” Caliper 

o Evergreen Trees – Min. 6’ Height 

o Shrubs – Minimum three (3) Gallon 

o Ornamental Grasses – Minimum one (1) Gallon  

o Prairie Plantings – Must use at least three (3), but no more than five (5) varieties of native short grass prairie 

species. Must reach a minimum 3 feet in height. Can be combined with similar height native wildflowers, but is 

limited to 10 species per development. ‘Small sites’ only required to provide 2 types of prairie plantings 

o Pollinator Species Planting – Must use the US Governments’ required species mix for the Conservation Reserve 

Program - (CP42) 

o Till the soil to a minimum 8” Depth 

o Commercial uses abutting a residential or industrial use must provide a combination of grasses, high shrubs and 

trees to screen. Evergreen trees required when abutting residential. Fencing can be no higher than 8 feet 

o Industrial uses abutting a residential or commercial use must provide a combination of grasses, high shrubs and 

trees to screen. Evergreen trees required when abutting residential. Fencing can be no higher than 8 feet 

o Apartment Building foundation plantings required utilizing a tree with shrub and/or grass mixture 

o Identify which landscape ordinance criteria are being used on site plan and total generated points 

o Parking Lots adjacent to residential zones require minimum 5 foot landscape screening area 

o Minimum Landscaping/Open Space requirement by percentage of lot area in commercial and industrial zones. FS-

RM, V-R, RM, RH require 5% of lot area as usable open in addition to required landscape and yard areas. 

*(Note that Open Space and Landscaped area terminology may include storm water treatment facilities, Usable 

Open Space would likely not allow for storm water facilities to meet its definition) 

o ‘Large Site’ is defined as being at or over 25,000 square feet. ‘Small site’ is defined as being under 25,000 square 

feet 

o Rock mulch is prohibited in required landscape areas 

o Reconstruction of existing sites must include a functional equivalent replacement of existing landscaping with 

regard to diversity, totals, etc.  

 

- Soil Management Plan (minimum score - 5 points) (Self Certification of soil prep by contractor required)                       

o Verify removal all construction debris       1 

o Verify removal of excess gravel in planting areas      1 

o Rip sub-surface to 8” depth, prior to re-spread of topsoil     2 

o Replace the topsoil to a minimum 6” depth (submittal of soils test required)   2 

o Soil must have minimum organic makeup in the top 8”       

 3% organic makeup in the top 8”      1 

 5% organic makeup in the top 8”      3  

 

 



 

 

- Environmental Design (minimum score - 5 points)     

o Provide no more than 10% additional parking than necessary beyond base requirements (Shopping  

Centers not to exceed 5 per 1000)       1  

o Minimize hard surface parking lot area (In addition to the required Storm Water Management Plan) 

 Maximize green space (over 25% of the site) Outside of Floodway  2       

 Parking Islands at the end of all parking rows    1       

 No more than 10 continuous parking stalls in any row (7 X16 islands.)                     2 

 Install Bio-retention to manage water quality and quantity     3 

    (In areas where Bio-retention are proposed, landscape requirements will be waved.)   

  

 Reduce and/or eliminate the use of storm water intakes and piping.    

(Encourage designers to use overland flow) (Narrative required) 

 Elimination of piping       2 

o Heat Island Effect 

 Islands not designated as bio-swales: plant a minimum of 1 Overstory tree in each.                     2  

 Parking Lot Shading  

35%   within 15 years                                                                                                                                   2 

50% within 15 years                                                                                                                        4 

        

- Front Yard Landscaping & Parking Lot Screening (minimum score - 5 points)      

o Diversity of genus (No more than 25% of any genus of plant)                                           2     

o Provide minimum 10 foot screening area adjacent to residential uses.                                                                 2                                                                                                                          

o Use of clustered thoughtful plantings (layering of colors and textures with variety of plants)  3 

o Provide grasses or shrubs with Bio-Swale in required landscape areas between building and ROW               3 

o Parking separation from lot line with minimum 10 ft. wide planting area  (excluding alleys)                            2 

 

- Planting Design (minimum score - 5 points)                  

o Provide .2 Overstory tree for every 1000SF of Open Space                                                               1       

o Diversity of genus (No more than 25% of any genus of plant in all categories of plantings)  2        

o Provide 10 grasses or 3 shrubs per 50 LF of building foundation                                          1 

o Use of clustered thoughtful plantings that include ornamental grasses, shrubs and over story trees             2 

o Designer Choice: Thoughtful planting plan that generally meets the intent of the items listed   8 

above, but goes  beyond the basic requirements. It would include signature green spaces, outdoor  

gardens, rain gardens, seating areas, etc. Note- All items listed above need to be incorporated in some capacity to 

achieve this (See Note D) (Developments with more than Four (4) Acres of open space will want to use this method 

as it will likely decrease the number of required plantings)  

 15% of open area must contain either an outdoor garden or rain garden 

 At least 2 seating areas required in front or side yards 

 Must provide a summary of vegetation and its significance to the planting plan 

 Must contain at least 2 signature green spaces 

 Must be designed and certified by a professional landscape architect 

  

- Groundcover (minimum score - 5 points)       

o No turf/lawn in areas less than 5-0’ in width.                                                                                  1 

o Turf Grass / Lawn to cover less than 50% of the Open Space provided    2 

OR 

o Turf Grass / Lawn to cover less than 25% of the Open Space provided    3 

o Combination of Shortgrass Prairie grasses and ornamental grasses to cover 60% or more of the open  

space provided                                                                                                                          4 

OR 

o Use of Shortgrass Prairie grasses to cover 25% of the open space provided                                         1 

                                                                      OR 

o Ornamental grasses to cover 25% of the open space provided    1  

  

 

 



Additional Criteria for Landscape Options 

o Irrigation installed in required landscape areas                                                                                                          2 

o Design and construct a Green Roof                                                                                                                               1                                   

o Provide 1 Overstory tree for every 50LF of street frontage in front setback (See note A)  1 

o Provide 2 Understory trees for every 50LF of street frontage in front setback (See note A)  1 

o 9 shrubs per 50 LF of drive isle outside of parking lot areas.                                                                                     

o Provide 9 shrubs, for every 100 LF of front setback street frontage  

(See note A)                                                                                                                           2 

o Parking separation from lot line with minimum 10 ft. wide planting area  (excluding alleys)                            2                                                        

o Provide landscape berming between the parking area and the street    2 

(Must be a minimum of 30” high and cover 75% of parking lot frontage.) 

                                                 OR 

o Provide landscape berming between the parking area and the street    3 

(Must be a minimum of 30” high and cover 95% of parking lot frontage.) 

o Provide .2 Overstory tree for every 1000SF of Open Space                                                               1       

o Provide .4 Understory trees for every 1000SF of Open Space                                           1 

o Provide 6 shrubs for every 1000SF of Open Space                                            1 

o Provide 10 ornamental grasses for every 1000SF of Open Space                       1 

o Edible Landscaping        1 

o Undulating large open space       1 

o Provide added visual interest to the open spaces with the creation of berms and hills. (large sites)  2 

(Must be a significant impact on the site to be considered.) Additional submittals will be required. 

o Incorporate existing significant vegetation (Trees must be at least 12 inches in diameter) 

 50% of existing vegetation                                                                                                                         2 

o Planning may authorize for high value wetland, riparian and native areas                                          2 

o Eco-lawn mixture                                              1 

o Perennial flower beds        1  

o Use of hardwood Mulch beneath all trees, shrubs and decorative grasses   2 

o Clustering of shrubs and grasses so that maintenance can operate around them easily  2 

o 6’ diameter mulch bed around all Overstory Trees, 4’ on Understory                                          1 

o Addition of plantings to attract pollinator species in select areas    2 

o Stockpile topsoil on site        1        

o Protect Drip Line of all existing trees of significance     1 

o Restore topsoil to recorded pre-development depth     4 

o Leave a 3’-0” zone of planter area with no plantings directly in front of all parking stalls                     1 

o Till the soil to a minimum 8” Depth       3 

 Minimize hard surface parking lot area (In addition to the required Storm Water Management Plan) 

 Maximize green space (over 25% of the site) Outside of Floodway  2       

 Parking Islands at the end of all parking rows    1       

      

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

Attachment C- Option Proposal #3 
 

City of Ames: Landscape Ordinance - Ranking System (Draft Proposal)                                            26 minimum points. 30 Points overall required, 

no small site difference 

       

5. Pre Design Site Assessment: (Pre-Requisite)  

- Storm Water Analysis of pre-developed site. 

o Discharge points 

o Swale locations 

o Existing wetlands 

o Calculate pre-development runoff 

- Document existing topsoil depths 

- Documentation of existing ‘trees of significance’ 

 

6. Project Design: (Pre-Requisite) 

- Developer agrees to submit written and photographic verification that they completed the tasks agrees upon prior to 

construction. (Pre-requisite) 

- It is understood that designers will use best planting and design practices. Plant spacing to allow for growth, mulch additional 

areas as necessary to minimize maintenance, eliminate the use of nuisance and invasive species, etc.   

- Developer agrees that all plant sizes must adhere to the following size restrictions. (Pre-requisite) 

- Developer agrees that staff may refuse certain designs regardless of score total. 

o Overstory Trees – Min. 2” Caliper, Max. 3.5” Caliper 

o Understory Trees – Minimum 1.5” Caliper, Max. 2.5” Caliper 

o Evergreen Trees – Min. 6’ Height 

o Shrubs – Minimum three (3) Gallon 

o Ornamental Grasses – Minimum one (1) Gallon  

o Prairie Plantings – Must use at least three (3), but no more than five (5) varieties of native short grass prairie 

species. Must reach a minimum 3 feet in height. Can be combined with similar height native wildflowers, but is 

limited to 10 species per development. ‘Small sites’ only required to provide 2 types of prairie plantings 

o Pollinator Species Planting – Must use the US Governments’ required species mix for the Conservation Reserve 

Program - (CP42) 

o Commercial uses abutting a residential or industrial use must provide a combination of grasses, high shrubs and 

trees to screen. Evergreen trees required when abutting residential. Fencing can be no higher than 8 feet. 

o Industrial uses abutting a residential or commercial use must provide a combination of grasses, high shrubs and 

trees to screen. Evergreen trees required when abutting residential. Fencing can be no higher than 8 feet 

o Apartment Building foundation plantings required utilizing a tree with shrub and/or grass mixture 

o Identify which landscape ordinance criteria are being used on site plan and total generated points 

o Parking Lots adjacent to residential zones require minimum 5 foot landscape screening area 

o Verify removal all construction debris 

o Verify removal of excess gravel in planting areas 

o Minimum Landscaping/Open Space requirement by percentage of lot area in commercial and industrial zones. FS-

RM, V-R, RM, RH require 5% of lot area as usable open in addition to required landscape and yard areas. 

*(Note that Open Space and Landscaped area terminology may include storm water treatment facilities, Usable 

Open Space would likely not allow for storm water facilities to meet its definition) 

o Rock mulch is prohibited in required landscape areas 

o Reconstruction of existing sites must include a functional equivalent replacement of existing landscaping with 

regard to diversity, totals, etc. 

o Minimum 3% organic makeup in soils. 

 

- Environmental Design (minimum score - 8 points)     

o Provide no more than 10% additional parking than necessary beyond base requirements (Shopping  

Centers not to exceed 5 per 1000)                                                                                                     1 

o Soil- 8% organic makeup in the top 8”                          3 

o Protect Drip Line of all existing trees of significance     1 

o Rip sub-surface to 8” depth, prior to re-spread of topsoil     2 

o Replace Top soil to minimum 6” depth       2 

o Maximize green space (over 25% of the site) Outside of Floodway    2       



o Parking Islands at the end of all parking rows     1       

o No more than 10 continuous parking stalls in any row (7 X16 islands.)              2 

o Install Bio-retention to manage water quality and quantity     3 

    (In areas where Bio-retention are proposed, landscape requirements will be waved.)     

 

Reduce and/or eliminate the use of storm water intakes and piping.    

(Encourage designers to use overland flow) (Narrative required) 

o Elimination of piping         2 

o Design and construct a Green Roof                                                                                                            1                                   

o Heat Island Effect 

 Islands not designated as bio-swales: plant a minimum of 1 Overstory tree in each.  2  

 Parking Lot Shading  

35%   within 15 years                                                                                                                                   2 

50% within 15 years                                                                                                                        4 

        

- Front Yard Landscaping & Parking Lot Screening (minimum score - 8 points)     

   

o Diversity of genus (No more than 25% of any genus of plant based on number of total plants)                      2      

o Leave a 3’-0” zone of planter area with no plantings directly in front of all parking stalls                     1 

o Provide 1 Overstory tree for every 50LF of street frontage in front setback (See note A)  1 

o Provide 2 Understory trees for every 50LF of street frontage in front setback (See note A)  1 

o 6 shrubs per 50 LF of drive isle outside of parking lot areas.                                                                                    1 

o Provide 9 shrubs, for every 100 LF of front setback street frontage  

(See note A)                                                                                                                           2 

o Provide 20 ornamental grasses for every 50LF of frontage in front setback (See note A)  1                                   

o Use of clustered thoughtful plantings (layering of colors and textures with variety of plants)  4 

o Provide grasses or shrubs with Bio-Swale in required landscape areas between parking and ROW                3 

o Provide minimum 10 foot screening area adjacent to residential uses.                                                               2 

o Parking separation from lot line with minimum 10 ft. wide planting area  (excluding alleys)                            2                                                        

o Provide landscape berming between the parking area and the street    2 

(Must be a minimum of 30” high and cover 75% of parking lot frontage.) 

                                                 OR 

o Provide landscape berming between the parking area and the street    3 

(Must be a minimum of 30” high and cover 95% of parking lot frontage.) 

 

- Planting Design (minimum score - 10 points)                  

o Plant Variety- No more than 50% of one plant type. Minimum 5 types of plants.                                         2        

o Provide .2 Overstory tree for every 1000SF of Open Space                                                               1       

o Provide .4 Understory trees for every 1000SF of Open Space                                           1 

o Provide 5 shrubs for every 1000SF of Open Space                                            1 

o Provide 8 ornamental grasses for every 1000SF of Open Space                       1 

o No turf/lawn in areas less than 5-0’ in width.                                                                                  1 

o Turf Grass / Lawn to cover less than 50% of the Open Space provided    2 

o Combination of Shortgrass Prairie grasses and ornamental grasses to cover 60% or more of the open  

space provided                                                                                                                          2 

o Use of Shortgrass Prairie grasses to cover 25% of the open space provided   1 

o Addition of plantings to attract pollinator species in select areas    1 

o Provide 3 shrubs or 10 grasses per 50 LF of building foundation (Must be designed and planted in a  

manner that shows a connection to an adjacent building)                                                              1                                                                            

o Undulating large open space       1 

o Provide added visual interest to the open spaces with the creation of berms and hills. (large sites)  2 

(Must be a significant impact on the site to be considered.) Additional submittals will be required. 

o Incorporate existing significant vegetation (Trees must be at least 12 inches in diameter) 

 50% of existing vegetation                                                                                                                         2 

 Planning may authorize for high value wetland, riparian and native areas                      2                                                                                                

o Use of clustered thoughtful plantings that include ornamental grasses, shrubs and over story trees             2 

(Plantings must be out of the front yard or in addition to the front yard) 

o Designer Choice: Thoughtful planting plan that generally meets the intent of the items listed   8 

above, but goes  beyond the basic requirements. It would include signature green spaces, outdoor  



gardens, rain gardens, seating areas, etc. Note- All items listed above need to be incorporated in some capacity to 

achieve this (See Note D) (Developments with more than Four (4) Acres of open space will want to use this method 

as it will likely decrease the number of required plantings)  

 15% of open area must contain either an outdoor garden or rain garden 

 At least 2 seating areas required in front or side yards 

 Must provide a summary of vegetation and its significance to the planting plan 

 Must contain at least 2 signature green spaces 

 Must be designed and certified by a professional landscape architect 
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Staff Report 
 

PLANNING AND HOUSING DEPARTMENT 
WORK PLAN PRIORITIES 

 
November 15, 2016 

 
BACKGROUND:  
 
The Planning and Housing Department has provided an updated status of projects 
within its Work Plan and is now requesting direction on the City Council’s next set of 
priorities.  The past 11 months have included work on a number of development driven 
requests and continued work on City Council’s priorities from September 2015.  Staff 
most recently provided an update on the Work Plan in June of 2016 to receive direction 
on immediate requests for Council’s review this past summer. It has been 13 months 
since City Council prioritized additional projects for the Planning Department and it is 
appropriate to plan now for new projects in 2017. 
 
COMMITTED PROJECTS AND STATUS 
 

1) East Industrial Annexation and Master Plan (Master Planning & Zoning steps Summer 
2017) 

2) Lincoln Way Corridor Plan (Council adoption March 2017, zoning and design 
implementation to follow) 

3) Landscape and Parking Sustainability Update Ordinance (Adopt in March 2017) 
4) 321 State Avenue Affordable Housing Development (Old Middle School) (Review RFP 

Winter 2016-17) 
5) Housing Background Report (combination of prior Council goals and referrals, on hold) 
6) Wireless Ordinance Update (state and federal law changes 2015, on hold) 
7) North Growth Gap Area Sewer Extension Analysis (Public Works Consultant Draft 

Findings December, Council to provide further direction) 
8) 2700 Block Lincoln Way Project (Complete in November 2016) 
9) Transitional Housing Text Amendment (Complete in December 2016) 
10) Trinitas Student Housing West Ames (Fringe Plan Amendment Hearing  November 22nd, 

annexation initiation January 2017, PRD process March 2017) 
 

PREVIOUSLY COMMITTED, NOT YET STARTED: 

 
11) SW Growth Master Plan (Prepare RFP, described below) 
12) New Comprehensive Plan (1st Step Prepare Council background summer 2017, RFP 

Winter 2017) 
 

ADDITIONAL PROJECTS: 

In addition to the 12 projects listed above, City Council through its establishment of 
Council Goals, referrals, and prior work plan priorities have a list of 25 other projects to 
consider in prioritizing the Planning Division work plan.  Attachment A is complete 



2 
 

Work Plan chart that indicates the current status of committed projects and the 
list of projects that have not yet been prioritized.  Although not all of the project 
scopes are well defined, staff has added a column to the work plan with estimates the 
range of hours needed for each project.  This estimate is intended to help Council have 
an understanding of the order of magnitude of Planning Division resources needed for a 
project.  City Council should note that often there are additional city staff resources 
needed to complete the project e.g. City Attorney’s Office and the Public Works 
Department that are not reflected on this chart.  
 
PENDING REFERRAL REQUESTS 
 
Staff is aware of two text amendment referral requests that have been transmitted to the 
City Council as non-agenda packet items in the past three weeks.  City Council has not 
indicated whether these items will be referred or not.  Council could choose to add 
these requests to the work plan and prioritize them for review or choose to not consider 
the requests at this time. 
  

 Kum & Go has requested a text amendment to allow for vehicle service stations 
with a special use permit in Campustown for a site along the 200 Block of Welch 
Avenue. 
 

 Iowa State Ready-Mix has requested the City revise its solar energy system 
requirements to allow for taller ground mounted systems than currently allowed.    
 

2016-2017 COUNCIL GOALS 
 
City Council established as part of its biannual goal setting process two additional topics 
that are not already part of the committed projects.  Below is an outline recently related 
activities to each of these goals and staff suggested tasks for each issue. 
 
STRENGTHEN DOWNTOWN & CAMPUSTOWN 

 Explore public/private improvements (e.g., entertainment, parking, housing, 
amenities) for public/private space in Campustown and Downtown) 
 

o Downtown Housing Options (MSCD interest to inventory buildings for 2nd 
floor housing options, task by MSCD) 

o Downtown housing development site 5th Street (Sub-committee reviewed 
options, site is not available, task completed) 

o Campustown parking Lot X easement for access granted to 122 Hayward 
in June 2016.  

 
 Staff Suggested Related Tasks for Campustown Objective 

 
o Identify priorities for partnering on redevelopment projects along 

public property. 
o Suspend the URA for new projects until review of public lands 

priorities are accepted (This is potentially a significant issue for the 
100 and 200 Blocks of Welch and 2500 Block of Lincoln Way) 



3 
 

o Comprehensive reassessment of the CSC Zoning standards and 
property tax abatement incentives criteria of the URA. 

o Focus on revised standards for commercial layout and design, 
street and sidewalk design and width, parking standards that 
support commercial businesses. 

o Coordinate the reconfiguration of Welch Avenue street 
improvements with zoning standards intended to support a 
walkable commercial district. 

 
 Staff Suggested Related Tasks For Downtown Objective 

 

o Provide background report on public land ownership and current 
use. 

o Hold public forum workshop with the City Council to discuss needs 
and opportunities for public lands. 

PROMOTE ECONOMIC DEVELOPMENT 
 

 Analyze current planning and building code approval processes to help decision 
making be more predictable, more strategic and more timely 

 
o Attached to this report is an outline of the most common permits and their 

approval authority as a reference for Planning approval processes.  
 
 Staff Suggested Task For This Objective  

 
o Staff proposes to bring staff reports on a semi-monthly basis to 

allow Council to assess current practices and provide direction for 
any changes that may be desired. Council could pick a set of 
process from the attached list or review all. 

 
STAFF SUGGESTED NEW PROJECTS 
 
Staff has also identified priorities for changes to the Zoning Ordinance that would 
provide better service to our customers and to clarify the City’s policies and procedures.  
 
1.  Add definition to the meaning of Two-Family Dwelling, Permitted, “Y, if pre-
existing” and how to address previous single-family conversion homes that are 
non-conforming.   
 
The Planning and Rental Inspection staff are frequently asked questions about single-
family rental property that may have once been a two-family dwelling and if it could be 
converted or reestablished as a two-family dwelling. Mostly commonly this is a question 
at the time of purchase of a home by a potential investor or at the time of listing of the 
home by a realtor. Often the records for these properties are scarce which makes it 
difficult to provide consistent interpretations. 
 
Interpreting current Zoning Ordinance language that relies upon the phrase “Y, if pre-
existing” for two-family homes is confusing as we are now 16 years past when the 
ordinance was adopted and how the intent for the wording of “pre-existing” was meant 
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to be applied. Staff believes we should clarify that the intent as a more traditional 
non-conforming use that is only permitted if it has been continuously used as a 
two-family home and that if the use has ceased it is not eligible to be 
reestablished despite what was its condition in 2000.  Under current language a 
two-family home, if determined to be pre-existing physically in 2000, may stop being 
rented for any length of time and could be reestablished as two rental units. Staff 
believes that in most neighborhoods reestablishing a duplex would be a surprise to a 
neighborhood and it affects the availability of homes that could provide for 
homeownership versus rental investment potential. Staff would also clarify that previous 
“conversion permits” are not two-family homes as they were a separate type of dwelling 
prior to 2000 that was no longer an allowed use in 2000 when the current zoning 
standards were established.  
 
2. Revise permitting standards for home daycare to allow for staff approval and to 
match limits on children to state licensing definitions.    
 
Home daycare often triggers a special home occupation permit reviewed by the Zoning 
Board of Adjustment because of the mix of children in their care and the number of 
children exceeds six.  State licensing would typically allow for up to 8 before triggering a 
different category for the proposed use.   Staff is interested in adjusting the permitting 
process to make home daycare that is less than 8 children and consistent with state 
licensing requirements a permitted home occupation reviewed by staff. This is very 
straight forward adjustment that would be beneficial to customer interests and staff 
resources with little or no effect on neighborhoods. 
 
3.  Revisit the CSC zoning standards and the Campustown Urban Revitalization 
Plan Criteria to meet the City’s goals for commercial development and 
independent/eclectic character of Campustown. (See also Campustown Council 
Goal Tasks listed above) 
 
As redevelopment has progressed in Campustown to large student housing 
redevelopments, it appears we are potentially losing the independent feel and character 
of Campustown. The recently created Façade Program promotes a different set of 
values and character than the more economically valuable Urban Revitalization Area 
program incentive for complete redevelopment of a property. Additionally, our current 
zoning standards and URA criteria do not articulate priorities for desirable public spaces 
along streets or for well designed and usable commercial spaces.  The 100 Block of 
Welch and the 2500 Block of Lincoln Way are the only remaining blocks with a 
substantial amount of small businesses and an eclectic character making it 
appropriate to address these issues before a redevelopment project could erode 
the character of the area.  Tasks are part of the Campustown Council Goal listed 
above. 
 
STAFF COMMENTS: 
 
With the recent development approvals for multi-family and single-family housing that 
provide available land for 3-10 years of growth,  the City has the opportunity to initiate 
tasks that relate to creating new opportunities for specialized needs or interests of the 
City and refinements to the Zoning Ordinance to address the next round of development 
applications. Staff recommends completing the already committed projects 
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identified reflected above over the next few months and to identify the next set of 
priorities for 2017. 
 
The most important new project in the Work Plan is the start of the process in 
2017 for updating the Comprehensive Plan. The budget for 2017-18 will include 
request for $250,000 for this project.  Staff will plan a workshop to review the 
style of comprehensive plans and contemporary topics and issues that are 
commonly addressed in Comprehensive Plans. The City Council will be asked to 
provide feedback on an approach or style for the Plan before initiating the update 
process and preparing a RFP to hire a consultant for the project. 
 
The second significant long range planning related project is a Master Plan for 
Southwest Allowable Growth Area that is south of Highway 30. The horizon for 
implementation of a SW Plan would be within the next three to five years. To meet a 3-5 
year horizon the planning would start in 2017. Staff believes that investing in this plan 
now is a priority as the area appears ripe for development as a planned residential 
neighborhood with a commercial core, natural features with trails and parks, and a focus 
on new housing choices for smaller homes in concentrated nodes and corridors with a 
blend of larger lots and homes in the more sensitive natural and fringe areas of the plan.   
 
The Southwest Master Plan would review the prior analysis of infrastructure needs and 
costs to serve different areas of the Southwest, establish a financial strategy prioritizing 
improvements and how to distribute developer and city costs, and establish an 
expectation for the housing variety and character of development.  Working with the 
University and their land interests for this area is also critical to realizing any goals for 
development. With a cohesive plan for the Southwest, it would become an identifiable 
and marketable district of the City that could spur investment and support continued 
growth of the City in the south with the best access to our planned job bases.   
 
Due to the extensive amount of previous preliminary engineering work, using a focused 
charrette process with local property owners and the public may be the most effective 
means of creating options for a land use plan.  Staff will provide a detailed RFP, if this 
item is prioritized, that highlights what activities can be completed by staff and what 
potential costs for a consultant may be.   Alternatively, the City Council could decide 
that reviewing the priority of expanding to the southwest is an issue best resolved as 
part of the Comprehensive Plan update process where it could be evaluated with other 
ideas and interests for growth and where to make the next commitment as a City to 
support infrastructure investments.   
     
PRIORITIES FOR 2017 

 
Staff recommends that the City Council take this opportunity to edit or delete any of the 
referrals that are on the current Work Plan list.  Staff believes that a minimum five items 
can be deleted due to lack of need at this time or overlap with other projects.  This 
includes deleting: 
 
Table 1: Recommended to Delete 

Rental concentration standard in low density residential zones 
(reported 2-2015) 

Council tabled the item in February 2015 
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Reevaluate building and zoning codes to determine if changes should 
be made to improve the existing housing stock at a lower cost 

Former 2014 Council Goal.  

National Register Nomination for Downtown Main Street Project has been transferred to MSCD. 

Expand airport protection area for land uses outside of the city Reconsider with Public Works at time of next 
Airport Master Plan update. 

Hotel Floor Area Ratio (FAR) Text Amendment to Increase Allowance 
(report provided 2014) 

Requested by developer, City Council declined to 
initiate at that time. No known need at this time. 

 
Staff proposes the following list of projects for 2017 based on its understanding of tasks and 

interests either described in this report or as represented on the Work Plan. The prioritized 

Table 2 identifies the most likely accomplishments for the next six months with our current 

devotion of hours to current planning, customer service, and neighborhood association support.  

Staff estimates that there are up to 1,000 hours available in the next six month period for policy 

planning related activities.  

Table 2: January through June 2017 

Project Description Status Est. Hours 

East Industrial Park opportunity (Fringe Plan, 
Annex, Zoning and Master Plan) 

Coordinate utility study 
findings with PW, review 
zoning options with PZ & CC 

90 
 

Lincoln Way Corridor Plan Complete the Plan in March 140 

Landscaping Standards and Parking Lot  
Sustainability 

Adopt ordinance in March 
120 

Housing Background Information Staff Report in January 25 

321 State Affordable Housing Development Issue RFP, review proposals 
for developer or City 
subdivision 

120 

Southwest Growth Master Plan Issue RFP select consultant 180 

Text Amendment for two-family homes pre-existing Adopt ordinance in April 30 

Text Amendment home daycare permitted home 
occupation 

Adopt ordinance in February 10 

Analyze current planning and building code 
approval processes to help decision making be 
more predictable, more strategic and more timely 

Plan for three meetings to 
present overview of 
processes, Council to 
provide further direction 

80 

Review North Growth Gap Area sanitary sewer 
extension modeling results in conjunction with the 
Public Works Department 

Provide staff report 
February, Council to provide 
further direction 

15 

Campustown priorities for partnering and review of 
standards  

Workshop on Interests 
March 2017, Suspend URA 
for new projects April 2017  

80 

Wireless Ordinance Revisions Adopt ordinance in May 30 

TOTAL HOURS ALLOCATED  960 

 
A number of the above items also will carry over into the 2nd half of 2017. Additionally, 
some of the items listed above will likely have supplementary tasks as a result of 
completing the current task.  For example, the outcome of adopting the Lincoln Corridor 
Plan will result in City Council direction on further planning efforts with zoning standards 
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or streetscape and transportation improvements.   
 
Staff has included the carryover items from Table 2 to Table 3 to help identify available 
resources for prioritizing the remain items.  
Table 3: July through December 2017 

Project Description Status Est. Hours 

East Industrial Park opportunity (Fringe Plan, 
Annex, Zoning and Master Plan) 

Finalize planning and zoning 
strategy for the area. 

80 
 

321 State Affordable Housing Development 
Approval of zoning and  
subdivision plans 

100 

Southwest Growth Master Plan 
Complete Infrastructure 
Strategy and Design Plan 

250 

Comprehensive Plan Update Process 
Background on 
Comprehensive Plans, 
Prepare RFP 

150 

Campustown priorities for partnering and review of 
standards (Placeholder) 

Continued work on 
identified interests. 

40-200 

Analyze current planning and building code 
approval processes to help decision making be 
more predictable, more strategic and more timely 

Follow up from prior 
meetings ? 

Review findings of the Downtown Housing 
Inventory 

Meet with MSCD to review 
their findings, discuss their 
goals for housing.  Provide a 
staff report to Council. 

60 

Lincoln Corridor Implementation(Placeholder) 
Follow up on desired 
implementation measures 

50-200 

TOTAL HOURS ALLOCATED  650 - 1000 

 
The following is a list of the remaining items that are not listed above or 
recommended   to be deleted, but could be prioritized sooner if the Council so 
desires. 
 
Table 4: Remaining Items 

Project Description Comments Est. Hours 

LUPP Policy for RH Land Use  Review effectiveness of RH 
Checklist, add policies for High 
Density development 
preferences 

120 

RH Zoning Standards and Design Guidelines  75-200 

Sign Code for Digital Signs and Billboards Update Digital Messaging sign 
standards 

150-250 

Review demolition criteria in the E-IOU in general, 
including hardship elements 

 80-150 

Review demolition criteria in the E-IOU to add 
criteria for historic preservation and to evaluate 
sustainability (life cycle evaluation) of demolition 
vs. rehabilitation. 

 80-150 
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Update the Planned Residential Development 
Zoning District 
 

 90-180 

 

Ames Urban Fringe Plan Review with  Story County 
and Gilbert on potential update land use 
classifications and future growth areas 
 

 
Story County request to 
review classifications and 
policies 

 
? 

Revise Group Living and Front Yard Parking Terms 
 

Follow up from prior meetings 10 

North Growth Fringe Plan and LUPP Amendment 
Evaluation 
 

Potential follow up from 
sewer extension study 

80-180 

Review Downtown Façade Program Requirements 
and consider "Development Grants"  
 

 50-200 

Transportation Chapter Update Planned to be coordinated 
with Complete Streets Policy 
and Public Works 
 

120 

Other Referrals   ? 

TOTAL HOURS ALLOCATED   850-1500 

 
 
Due to the high number of items that on the referral list the City Council can choose to 
prioritize its immediate interests and decide to keep the remaining items on the list for 
future consideration.  It is not necessary to attempt to prioritize the whole list of issues 
for those items that are not likely to be addressed in 2017.   
 
The hours estimates are built upon what staff believes is the amount of time needed to 
prepare information and reports for the City Council and for larger projects to include 
efforts for outreach.  If City Council believes a certain level of outreach is required for 
any of the items that are on the Work Plan it would be helpful to review this as part of 
the hours estimate for each project. If City Council is satisfied with Table 2 as its 
priorities for the first half of 2017 no further prioritization is necessary. Alternatively, City 
Council can provide direction on a modified list of priorities for Table 2 and or Table 3 
for those issues that are clearly priorities to the City Council at this time.  
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Attachment: 

Common Planning and Zoning Related Approvals: 

Staff Approvals- 

 Zoning/Building Permits 

 Minor Site Development Plans 

 Flood Plain Development Permits 

 Historic Review-Certificates of Compliance 

 Home Occupations 

Historic Preservation Commission- 

 Historic Review-Certificates of Compliance 

Zoning Board of Adjustment (ZBA)- 

 Variances 

 Special Use Permits  

 Flood Plain Conditional Uses 

 Special Home Occupations 

 Exceptions 

 Appeals of Zoning Enforcement Officer determinations 

City Council- Recommendations by Planning and Zoning Commission 

 Annexation-Public Hearing 

 Text Amendments- Public Hearing 

 Land Use Policy Plan Major and Minor Amendments 

 Rezoning and Rezoning with Master Plan- Public Hearing 

 Major Site Development Plans- Public Hearing 

 Major Subdivisions Preliminary Plat 

 Planned Residential Development (PRD)-includes rezoning, site plan, and preliminary plats- 

Public Hearing 

 Adaptive Reuse Plans-Public Hearing 

City Council- Only 

 Plats of Survey 

 Final Plats 

 Minor Subdivisions Final Plat 

 Urban Revitalization Areas- Public Hearing 

 Rural Subdivision Waivers 

 Joint and Remote Parking 

 
 
 



%

J F M A M J J A S O N D J F M A M J J A S O N D J F M A M J J A S O N D

Hours Start 

Month

Total 

Months

 Project 

Work 

Complete

1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20 21 22 23 24 25 26 27 28 29 30 31 32 33 34 35 36

G P&H 1/1/2016 East Industrial Park opportunity (Fringe Plan, Annex, Zoning and Master Plan) 270 1 18 75% █ █ █ █ █ █ █ █ █ █ █ █ █ █ Council Annexation  November 15th, State approval and recording likely April 2017 Ongoing

G P&H 1/1/2016 Lincoln Way Corridor Plan                                                 400 1 14 55% █ █ █ █ █ █ █ █ H&L lost staff.  Trying to reestablish schedule for Focus Area meetings in November, likely 2-3 months behinds scheduleOngoing

R P&H 2012/2015 Landscaping Standards and Parking Lot  Sustainabilty 200 1 15 55% █ █ █ █ █ █ █ █ █ Held 4th mtg. with workgroup. Will propose reduced points system to Council for direction. Ongoing

G P&H 2015-Fall Housing Background Information 180 1 12 70% █ █ █ █ █ █ █ █ █ Staff review of housing data, waiting for free time to complete Ongoing

WP P&H 1/1/2015 Wireless Standards Update 50 1 13 35% █ █ █ █ █ Waiting to prioritize and review with City Attorney Ongoing

R P&H 5/25/2015 2700 Block Lincoln Way Redeveloment (LUPP,URA,Rezoning, Site Plan) 110 6 6 100% █ █ █ █ █ █ URA and Development Agreement on November 15th Agenda. Completed

G P&H 2016-Spring AEDC and MSCD Committees for Downtown Residential 8 3 4 100% █ █ █ █ Committee work complete, no avaliable sites identified. Ongoing

G P&H 1/1/2016  321 State Avenue Development (Old Middle School Site) 250 6 36 10% █ █ █ █ NRSA submitted, will return to discuss RFP options this winter Ongoing

WP P&H 8/9/2016 North Growth Gap Area  Sanitary Sewer Evaluation (Public Works Consultant) 8 8 3 0% Sewer consultant has begun modeling for Public Works. Ongoing

R P&H 9/25/2015 Affordable Housing Funding  LIHTC/Workforce Housing Staff Rpt 20 6 6 80% █ █ █ █ █ Pending priorization by Council. Not Prioritized

WP P&H 2015-Fall SW Growth Master Plan 450 10 15 0% Prepare RFP for City Council review Nobember 15th Ongoing

WP P&H 2015-Fall New Comprehensive Plan 2000 22 36 0% Start at end of 2017

WP P&H 2015-Fall Transportation Chapter Update For City Polices and Plans 130 0% Planned to be coordinated with Complete Streets Policy and Public Works Not Prioritized

G P&H 2015-Fall Investigate ways to increase availability of affordable housing 80-200 50% Prior Council goal, addressed through background report and other issues Not Prioritized

G P&H 2015-Fall Investigate ways to increase avaliability of all types of housing 60-200 60% Prior Council goal, addressed through background report and other issues Not Prioritized

9/13/2016 Trinitas student housing dev. West Ames, Fringe Plan, Annex, Dev. Agr. PRD 100 10 8 10% Fringe Plan Amendment Initiation and public hearings are the first step Ongoing

R P&H 6/14/2016 Social Service Providers Transitional Housing ZTA 15-80 7 5 75% █ █ █ █ Draft Ordinance for Council review Oct. 25th Ongoing

WP P&H 2015-Spring LUPP Policy for RH Land Use 120 0% Review effectiveness of RH Checklist, add policies for High Density development preferencesNot Prioritized

R P&H 2012 Sign Code for Digital Signs and Billboards 150-250 0% Not Prioritized

R P&H 1/12/2016 Review demolition criteria in the E-IOU in general, including hardship elements 80-120 0% Not Prioritized

R P&H 1/12/2016 Review demolition criteria in the E-IOU to add criteria for historic preservation and to 

evaluate sustainability (life cycle evaluation) of demolition vs. rehabilitation.

60-150 0% Not Prioritized

WP P&H 2015-Spring Update the Planned Residential Development Zoning District 90-180 0% Not Prioritized

R P&H 2014-Fall Rental concentration standard in low density residential zones (reported 2-2015) 0% Tabled by City Council February 2015 Not Prioritized

G P&H 2015-Winter Reevaluate building and zoning codes to determine if changes should be made to 

improve the existing housing stock at a lower cost

30 0% Prior Council Goal, Not Prioritized Not Prioritized

R P&H 2012 National Register Nomination for Downtown Main Street 150 0% Council provided records and matching funding to MSCD to prepare a nomination-delete task Completed

R P&H 2013 Ames Urban Fringe Plan Review with  Story County and Gilbert on potential update land 

use classifications and future growth areas

0%

Story County request to review classifications and policies

Not Prioritized

R P&H 2012 Expand airport protection area for land uses outside of the city 200 0% Public Works Airport Master Plan issue. Not Prioritized

R P&H 1/28/2014 Hotel Floor Area Ratio (FAR) Text Amedment to Increase Allowance (report provided 

2014)

0% Not Prioritized

R P&H 2014-Fall Memorandeum on inclusionary zoning overview 5 0% To be addressed with Housing Background report Not Prioritized

WP P&H 2015-Spring RH Zoning or Design Guidelines 75-200 0% Not Prioritized

R P&H 12/9/2014 Revise Group Living and Front Yard Parking Terms 10 0% Not Prioritized

G P&H 2016-Spring Downtown and Campustown public lands to partner 100-400 0% Not Prioritized

G P&H 2016-Spring Work with CAA, Businesses, Property Owners on Welch Parking Lot 80 0% Not Prioritized

G P&H 2016-Spring Review various planning and building code processes in workshops 200 0% Not Prioritized

R P&H 3/1/2016 North Growth Fringe Plan and LUPP Amendment Evaluation 80-150 0% Awaiting sewer modeling to review next steps with City Council. Ongoing

R P&H 6/9/2016 Major Site Development Plan Minor Amendments 15 9 2 100% █ █ Completed

R P&H 7/26/2016 Clubhouse Text Amendment 10 7 2 100% █ █ Completed

WP P&H 9/13/2016 Review Downtown Façade Program Requirements and consider "Development Grants" 50-200 0% Not Prioritized

R P&H 1/1/2016 Brick Towne Apartment South Duff LUPP Major Amendment and Development Agr. 1 11 100% █ █ █ █ █ █ █ █ █ █ █ Completed

R P&H 9/13/2016 Request from Luke Jensen to purchase City land on Mortensen Road to facilitate 

townhome development

10 1 100% █ Land not needed for park land, will provide memo to Council Ongoing

R P&H 9/20/2016 Request from Ken's Appliance to purchase of property S 3rd 5 12 1 0% Memo to be prepared in December for distribution to the City Council Ongoing

Dept.Council 

Referral, 

Dept. Work 

Plan, Council 

Goal 

Categories 20182016

Status

Council Priority Projects
Actual Show Gantt for What is current Month? 11Actual █Show Status?

2017

Comments
Date Listed List of Activties



Item # 33a&b 

Date: 11-15-16 

 
COUNCIL ACTION FROM 

 
SUBJECT:  PARKING REGULATIONS AND SPEED LIMIT ON HYDE AVENUE 
 
BACKGROUND: 
 
As part of a developer’s agreement between the City of Ames and the landowners in the 
North Growth Area, the gravel section of Grant Avenue from the northern limits of the 
Bloomington Heights subdivision to 190th Street was paved. The street was designed 
for a posted speed limit of 35 MPH based upon several factors including safety, access, 
and topography. Grant Avenue was under the jurisdiction of Story County, thus there is 
not a City ordinance setting the speed limit along Grant Avenue (defaults to State of 
Iowa statutory speed limits). The speed limit will remain at 25 MPH through Bloomington 
Heights to the Bloomington Road intersection. 
 
Now that the project is complete, the long-term maintenance of the street will be taken 
over by the City of Ames. In doing so, the street will be incorporated into the City’s 
greater street network, thereby becoming an extension of Hyde Avenue. Therefore, an 
ordinance will also be required to establish parking regulations from Harrison Road to 
190th Street.  The Ames Municipal Code currently prohibits parking on the east side of 
Hyde Avenue. The new ordinance will prohibit parking on the west side as well, from 
190th Street to Harrison Road. 
 
ALTERNATIVES: 
 
1. Approve first passage of the ordinance to: 

a. Establish “No Parking” regulations at all time on both sides of Hyde Avenue from 
Harrison Road to 190th Street. 
 

b. Establish a 35 MPH speed limit on Hyde Avenue from 190th Street to a point one 
mile south of 190th Street. 

 
2. Direct Staff to make modifications to the proposed speed limit and “no parking” 

regulations. 
 
CITY MANAGER’S RECOMMENDED ACTION: 
 
By approving first passage, the City will integrate Hyde Avenue into the City’s network 
and establish the appropriate parking regulations and operating speeds along this newly 
paved section of street, thereby promoting safe and efficient travel in this area of Ames.  
 
Therefore, it is the recommendation of the City Manager that the City Council adopt 
Alternative No. 1, as shown above. 



ORDINANCE NO.

AN ORDINANCE TO AMEND THE MUNICIPAL CODE OF THE CITY
OF AMES, IOWA, BY REPEALING SECTION 18.31(128) AND
ENACTING A NEW SECTION 18.31(128) THEREOF, FOR THE
PURPOSE OF ESTABLISHING PARKING REGULATIONS FOR HYDE
AVENUE;  REPEALING ANY AND ALL ORDINANCES OR PARTS OF
ORDINANCES IN CONFLICT TO THE EXTENT OF SUCH
CONFLICT; PROVIDING A PENALTY; AND ESTABLISHING AN
EFFECTIVE DATE.

BE IT ENACTED, by the City Council for the City of Ames, Iowa, that:

Section One.  The Municipal Code of the City of Ames, Iowa shall be and the same is hereby amended by
repealing Section 18.31 (128) and enacting a new Section 18.31 (128)  as follows:

“Sec. 18.31.  REGULATIONS FOR SPECIFIC STREETS OR LOCATIONS.

. . .

(128) HYDE AVENUE.  Parking is prohibited at all times on the east side of Hyde Avenue,
and on the west side of Hyde Avenue from 190th Street to Harrison Road.”

. . .

Section Two. Violation of the provisions of this ordinance shall constitute a municipal infraction
punishable as set out by law.

Section Three.  All ordinances, or parts of ordinances, in conflict herewith are hereby repealed to the extent
of such conflict, if any.

Section Four.  This ordinance shall be in full force and effect from and after its passage and publication as
required by law.

Passed this                     day of                                                        ,               .

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



ORDINANCE NO.

AN ORDINANCE TO AMEND THE MUNICIPAL CODE OF THE CITY
OF AMES, IOWA, BY REPEALING CHAPTER 26.39 SECTION (hh)
AND ENACTING A NEW CHAPTER 26.39 SECTION (hh) THEREOF,
FOR THE PURPOSE OF SPECIFICALLY DESIGNATED SPEED LIMIT
ON HYDE AVENUE;  REPEALING ANY AND ALL ORDINANCES OR
PARTS OF ORDINANCES IN CONFLICT TO THE EXTENT OF SUCH
CONFLICT; PROVIDING A PENALTY; AND ESTABLISHING AN
EFFECTIVE DATE.

BE IT ENACTED, by the City Council for the City of Ames, Iowa, that:

Section One.  The Municipal Code of the City of Ames, Iowa shall be and the same is hereby amended by
repealing Chapter 26.39 Section (hh) and  enacting a new  Chapter 26.39 Section (hh) as follows:

“Sec. 26.39.  SPECIFICALLY DESIGNATED SPEED LIMITS ON CERTAIN STREETS.
…

(hh) Hyde Avenue: Thirty-five (35) miles per hour between 190th Street and Harrison Road.”

…

Section Two. Violation of the provisions of this ordinance shall constitute a municipal infraction
punishable as set out by law.

Section Three.  All ordinances, or parts of ordinances, in conflict herewith are hereby repealed to the extent
of such conflict, if any.

Section Four.  This ordinance shall be in full force and effect from and after its passage and publication as
required by law.

Passed this                     day of                                                        ,               .

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