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 ITEM #:         43            
 DATE:     04-25-17       

 
COUNCIL ACTION FORM 

 

REQUEST: APPEAL OF CONDITIONS OF APPROVAL OF SITE PLAN FOR 2516 
LINCOLN WAY 

 
BACKGROUND INFORMATION: 
 
Mr. Scott Randall is the property owner of a single parcel that contains four existing 
buildings within Campustown, addressed as 2510, 2512, 2518, and 2522 Lincoln Way. 
(Location Map Attachment 1) A recent plat of survey combined these into a single 
parcel addressed as 2516 Lincoln Way. The property owner submitted an 
application for a Minor Site Development Plan on February 8th to redevelop the 
2516 Lincoln Way site with a single building that includes ground floor 
commercial uses and apartments on the upper floors. The commercial uses are 
accessed from the street with the apartment access by a combination of internal 
stairwells and an external ramp to the second floor. Outdoor patio space is included in 
the rear and front of the building. A driveway is proposed along the west property line. 
The proposed project does not include any parking on site or as part of a remote 
parking agreement. (Attachment 3- Approved Minor Site Development Plan)(Page 16 
excerpt of site layout)   
 
The project was reviewed through the Development Review Committee (DRC) process 
and the applicant was provided comments by affected departments, including Public 
Works, Planning and Housing, Fire, Police, and Ames Electric. A revised plan and 
response to comments was submitted the Planning Division on March 14th. Details of 
the project can be found in the addendum and Attachment 3 includes the approved Site 
Development Plan.  
 
After reviewing the revised plan, response to comments, and communication with the 
applicant, Scott Renaud of FOX Engineering, the Planning and Housing Director 
approved with conditions the Minor Site Development Plan on March 30th. In 
accordance with Ames Municipal Code Section 29.1502 (3)(g), the Director 
imposed seven conditions to ensure compliance with applicable regulations. The 
conditions include a requirement that the applicant identify eight remote parking 
spaces and to prepare a remote parking agreement for City Council approval. 
Another condition denies the request for curb cut to Lincoln Way and requires 
the developer to install bollards to prevent access onto Lincoln Way. The 
remaining conditions address preparation of a storm sewer easement, lighting, 
preconstruction meeting, electric load calculations, and compliance with post 
indicator valve standards. The complete approval letter can be found in Attachment 2. 
The approved site plan can be found in Attachment 3. 
 
Mr. Randall, through his engineer Scott Renaud, wishes to appeal the conditional 
approval as allowed by Ames Municipal Code Section 29.1502 (3) (h). Specifically, 
he is appealing the two conditions identified above for requiring parking and to restrict a 
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driveway curb cut to Lincoln Way. He indicates the other conditions will be met. The 
letter of appeal, along with a rendering of the project, can be found in Attachment 4. 
 
As an appeal of the conditional approval, the City Council must review the project 
de novo and make a decision to approve, approve with conditions, or deny the 
proposed Minor Site Development Plan based upon the criteria of 29.1502 of the 
Ames Municipal Code. (See Attachment 5) 
 
ALTERNATIVES: 
 
1. The City Council can approve the Minor Site Development Plan for 2516 Lincoln 

Way with the seven conditions of approval described by the Planning Director in the 
Addendum. 

 
2. The City Council can approve the Minor Site Development Plan with conditions 

different from or in addition to those of the Planning Director. 
 

3. The City Council can deny the Minor Site Development Plan if it finds that the 
proposed project does not conform to the requirements of 29.1502 (3). 

 
CITY MANAGER’S RECOMMENDED ACTION: 
 
The two conditions at issue within the appeal are the requirement to provide one 
parking space for each residential unit for a total of eight parking spaces and to restrict 
vehicle access to Lincoln Way. As described in the attached Addendum, the Planning 
and Housing Director found the conditions to be reasonable to meet the requirements of 
the City and that their application to this project is consistent with other developments in 
Campustown.    
 
The City’s Zoning Ordinance requires one parking space for each residential unit and 
the interpretation offered by the applicant is not substantiated by either the meaning of 
the parking standards or by the practice of the City when approving Campustown 
redevelopment projects. Providing for remote parking as a condition of approval to 
receive a building permit is a reasonable condition of approval for the proposed 
development. Although the City’s zoning standards require a mid-block opening, as the 
applicant has provided for in the design, it does not necessitate providing for vehicular 
access. Furthermore, the curb cut would be inconsistent with the desired pedestrian 
character of the area and would reduce on-street parking to allow for the curb cut. The 
condition of approval (to add bollards to restrict vehicle access across the sidewalk) is 
reasonable to manage the safety and convenience of pedestrians and vehicles along 
Lincoln Way. 
 
Therefore, it is the recommendation of the City Manager that the City Council act 
in accordance with Alternative #1, which is to approve the site plan of 2516 
Lincoln Way with the conditions of approval as described by the Planning and 
Housing Director. 
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ADDENDUM 
 
Project Description: 
The proposed project contains two ground floor commercial tenant spaces accessed 
directly from Lincoln Way. Above the commercial spaces are four floors of residential 
space with two apartments on each floor for a total of eight apartments. Each apartment 
contains five bedrooms for a total of 40 bedrooms. Access to the upper floors is by an 
internal staircase having access onto Lincoln Way. There is a ramp originating at the 
rear of the building that travels along the east façade and provides an accessible entry 
to the apartments on the second floor. There is no elevator within the building. 
 
There is a covered patio adjacent to the western commercial space as well as an 
uncovered patio adjacent to the eastern space. In addition, a landscaped open patio is 
in the rear of the building.  The rear patio abuts the City’s property that includes Parking 
Lot X. The City’s open lot is used for access to the interior of the block bounded by 
Lincoln Way, Welch Avenue, Chamberlain Street, and Haywood Avenue. 
 
The building design includes 100 percent clay brick exterior finishes and includes more 
than 50 percent of the ground floor facades as windows. The provision of the 20-foot 
setback along the west property line meets the mid-block corridor requirement of the 
Zoning Ordinance. CSC zoning does not prohibit outdoor space or elevated exterior 
balconies or landings, unless they are above the third floor of a building and the 
proposed ramp complies with these standards by only extending to the second floor. 
The property owner does not intend to apply for property tax abatement and therefore 
does not include many of the features that are prerequisites for tax abatement eligibility.  
 
Conditional Approval: 
The Ames Municipal Code allows the Planning and Housing Director to “impose such 
reasonable conditions on an approval as are necessary to ensure compliance with 
applicable regulations” (Section 29.1503 (3)(g)). Alternatively, the Director could have 
denied the Minor Site Development Plan for failure to comply with the applicable 
regulations and require the applicant to submit a new application.   
 
Condition #1: Remote Parking 
In this case, the project contained no vehicle parking (CSC zoning requires one parking 
space for each residential unit) and no indication of remote parking. The one parking 
space per unit requirement is consistent with the Ames Municipal Code Table 26.406 
(2) and has been applied to all recent residential development in Campustown. Since 
providing parking on the site would require a new site plan, the Director placed a 
condition on the approval that a remote parking agreement be approved by the City 
Council prior to the issuance of a building permit.  
 
Condition #2: Driveway access to Lincoln Way 
The project includes a twenty-foot wide mid-block opening as described in Table 29.809 
(3) (excerpt below).  
 

In order to provide access for vehicles and/or utilities to the interior of the block, there 

shall be a twenty foot wide opening between buildings, at the approximate mid-point of 
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each face of each block. In addition to this midblock areaway or drive, any lot without 

other means of access from a public street or alley may have one driveway from the street 

of up to 20-ft in width 

 
The applicant proposes using this opening along the west side of the property to access 
the side and rear of his project for trash collection and loading and unloading with a curb 
cut onto Lincoln Way.   
 
The property owner does not have a requirement for vehicle access to the property. 
After reviewing the proposal with the City’s traffic engineer, it was determined to be 
undesirable to remove on-street parking and to cut across the sidewalk in this highly 
trafficked area. Accordingly, the Director conditioned approval on placement of 
decorative bollards at the north end of the opening to prevent vehicular access across 
the sidewalk and onto Lincoln Way. The property owner is not restricted from accessing 
the property from the rear if they so desire. Since no permanent parking or access is 
required for the project, the City did not require an easement or formal approval for rear 
access as was required last year for the 122 Hayward Avenue project. 
 
Condition #3: Sewer Easement 
An existing storm sewer runs underneath the existing buildings. This is the same sewer 
that affected the site layout of 122 Hayward Avenue.  The applicant desires to rebuild 
over the existing sewer line. The City has requested that an easement be prepared and 
accepted by the City to protect the existing storm water line under the property, to allow 
the City to maintain the storm water line, and that the property owner is responsible for 
any damages that may occur due to the construction of the project. This easement will 
need to be in place prior to approval of a building permit. 
 
Condition #4: Lighting 
The City does not have a mandatory lighting requirement within the CSC zoning 
ordinance. However, to promote a safe and attractive Campustown, staff has added a 
condition of approval to require minimal lighting for the open areas. A fourth condition 
requires exterior lighting to illuminate the pedestrian ways with 6,500 lumen LED 
fixtures--this is similar to the urban revitalization criteria. 
 
Condition #5: Preconstruction Meeting  
Also prior to issuance of a building permit, the applicant must meet with the Public 
Works Department to review staging and temporary obstruction permits. 
 
Condition #6: Post Indicator Valve 
The penultimate condition is that the Post Indicator Valve located within that side 
access area must be recessed into the wall or protected with bollards. Although the mid-
block areaway will not have access to Lincoln Way, the project’s dumpster is located 
there, requiring occasional truck pickups.  
 
Condition #7: Electric 
The last condition is that electrical load calculations be submitted to prior to issuance of 
an electrical permit. 
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Applicant Appeal  
As noted in the appeal letter, the applicant can meet these last five conditions and the 
applicant is appealing the first two conditions of approval. Attachment 4 is the Appeal 
letter. 
 
Parking Condition: 
The City Council recently approved a zoning text amendment (Ordinance Number 4295) 
clarifying the parking requirements for Campustown and Downtown that apartments 
require one parking space per unit. This amendment was necessitated by an 
inadvertent change to the ordinance that occurred during a previous text amendment 
not related to the Downtown/Campustown requirements. Mixed Use development 
requires the sum of required parking, which in Campustown is none for commercial 
uses and one space per residential unit. 
 
The owner argues that any required on-site parking will impact the landscaped patio at 
the rear of the property. The owner prefers to see the use of that area as a more 
aesthetically pleasing amenity space than devoted to parking.  
 
The owner believes that the parking requirements do not meet the parking needs of 
Campustown. He states that short-term parking for commercial uses is the issue and 
that long-term parking for residential uses is not an issue. He also argues that the 
remote parking allowance is unusable and should be revised. 
 
The owner finally argues that the project was compliant with their interpretation of the 
code at the time of submittal on February 24, 2017.  
 
Response: 
Notwithstanding the owner’s final argument, Ames Municipal Code Section 29.105 (2) 
requires permits to be issued only if the plans meet the code requirements at the time of 
approval, not at the time of submittal. Additionally, staff indicated at the time of the first 
review of the project the parking standard was one space per unit and has been applied 
in this manner since the creation of CSC zoning. 
 
As to the efficacy or usefulness of the City’s parking regulations for Campustown, the 
owner was advised he could seek an amendment to the parking regulations or to work 
with staff on a broader perspective of public and private parking needs in the 
Campustown area or, more specifically, within this particular block. 
 
With the current parking standards of the Zoning Ordinance, parking is required 
for the project. The only question is if it can be located off site rather than on site. 
The property owner would need to seek a variance to have no parking required 
for the project.   
 
Driveway Condition: 
Ames Municipal Code Table 29.809 (3) states,  
 

“In order to provide access for vehicles and/or utilities to the interior of the block, 
there shall be a twenty foot wide opening between buildings, at the approximate 
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mid-point of each face of each block. In addition to this mid block areaway or 
drive, any lot without other means of access from a public street or alley may 
have one driveway from the street of up to 20-ft in width.” 

 
The owner has provided a twenty foot wide opening between his building and the 
building adjacent to the west. Within this area, the owner has recessed an enclosure for 
the trash receptacle. He has also shown a curb cut onto Lincoln Way to allow access 
through this area. The owner claims that he has no access to the “parcel” in the rear of 
the building and that, therefore, he is allowed to use this mid-block areaway as his 
driveway.  
 
He claims that no parking will be lost on Lincoln Way as the trucks accessing this 
driveway will arrive very early in the morning when no vehicles are parked on the street. 
Therefore, the parking meters can remain and the only physical change would be a curb 
cut.  
 
The owner claims that trucks will enter from Lincoln Way and exit out onto either 
Hayward Avenue or Welch Avenue. There will be no backing onto Lincoln Way.  
 
Response: 
Staff believes that this opening is warranted for access to the trash receptacle and to 
access the underground grease trap serving the commercial uses. However, staff 
believes the opening can function without the safety issue of having access across the 
sidewalk and onto Lincoln Way.  
 
Staff also believes the language of the ordinance does not require that there be access 
onto an adjacent street. The language requires only “…a twenty foot wide opening 
between buildings.” It also does not require that it must be vehicle accessible. It states, 
“…for vehicles and/or utilities [emphasis added]….” Additionally, the wording is “…may 
have access if there is no other means of access.”   
 
The opening can provided access to the trash receptacle by entering from the south 
(the rear) and backing out. As stated earlier, the rear parcel is City owned property that 
was acquired through the variety of means. The parcel currently provides two way 
access to Welch and west bound exiting to Hayward. The parcel includes some public 
parking and a floating access easement for the 122 Hayward Avenue project from 2016. 
 
There is always a safety issue when vehicles exit a street by crossing a sidewalk—even 
more so due to the heavy usage of the Lincoln Way sidewalk. The owner cannot 
guarantee that access through this driveway will be limited to only early morning traffic 
and that access will be in-bound only. Once there, the driveway could be used at any 
hour of the day or night and in either direction, as the access points on Welch Avenue 
and Hayward Avenue show. 
 
The general site development standards of the Site Development Plan (criterion v. & 
viii.) directly address determining that a project meets access and safety expectations. 
Staff believes the letter of the ordinance is met by allowing the twenty-foot areaway, but 
that denying vehicular access across the sidewalk and onto Lincoln Way is a 
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reasonable condition for safety and convenience of the public. By having this access, 
the entryway poses a pedestrian safety issue with vehicles crossing the sidewalk either 
entering or existing.  
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ATTACHMENT 2: LETTER OF CONDITIONAL APPROVAL 
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ATTACHMENT 3: APPROVED SITE PLAN 
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ATTACHMENT 4: LETTER OF CONDITIONAL APPEAL 
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