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 ITEM #:         25        
 DATE:      10-23-18 

 
COUNCIL ACTION FORM 

 
REQUEST:  INTEGRATED SITE PLAN SUBDIVISION PRELIMINARY PLAT AND 

MAJOR SITE DEVELOPMENT PLAN FOR 1404, 1405, AND 1410 
BUCKEYE AVENUE WITHIN THE SOUTHWOOD SUBDIVISION 
(FORMER KMART SITE) 

 
BACKGROUND: 
 
OnPoint Development, LLC, requests approval of an Integrated Site Plan Subdivision, 
which includes concurrent Preliminary Plat and Major Site Development Plan approval. 
The request is for the proposed redevelopment of 1405 Buckeye Avenue (former Kmart 
site) and development of vacant land at 1404 and 1410 Buckeye Avenue (Attachment A 
– Location Map). The subject site totals 14.02 gross acres with the combination of 
existing properties. 
 
The proposed development includes retrofitting the existing Kmart building site 
(1405 Buckeye) into five tenants and constructing three new commercial 
buildings for multiple tenants. 1404 and 1410 Buckeye are currently vacant lots that 
will be developed with a commercial building on each lot and a shared parking lot. The 
existing former Kmart building is approximately 120,424 square feet. The proposed total 
development is 237,374 square feet with 145,787 square feet of commercial use and 
91,587 square feet of climate controlled self-storage within two stories. There is a net 
increase of approximately 66,000 square feet of commercial development square 
footage when accounting for use of part of the site as industrial for mini-storage. The 
proposed subdivision includes nine lots. The combined site will have access from S 
16th Street and Buckeye Avenue. There will be no direct access from S Duff Avenue.  
 
The Integrated Site Plan allows for subdivision of a site into individual lots, but to 
consider the area within the subdivision as a single site for purposes of 
evaluating access, circulation, maintenance, and compliance with certain zoning 
development standards (setbacks, landscaping, parking, etc.) that would 
otherwise be applicable to individual lots.  Approval of an Integrated Site Plan allows 
for more flexible application of most development standards through the approval of the 
Major Site Development Plan, although the overall site must meet all minimum 
standards for quantities and percentages.  The concurrent review of a Major Site 
Development Plan and Preliminary Plat is required as part of the Integrated Site Plan 
approval process.  
 
The site was part of a larger commercial subdivision, Southwood Subdivision originally 
platted in the 1980s. The site was approved for development as Planned Commercial 
and included the current theater and Jethro’s sites as well.  These sites are still subject 
to a shared parking and reciprocal operating agreements. The land that abuts the site to 
the north, south and east is all commercially developed and zoned Highway Oriented 
Commercial, HOC. The site also abuts the Aspen Ridge townhouse development to the 
west which is a single-family attached development zoned Floating Planned Residence 
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District (F-PRD).   
 
The proposed preliminary plat includes subdividing the former Kmart site (1405 
Buckeye Avenue) into seven developable lots, including placing lots lines through 
buildings. The proposed layout was created by the applicant in order to meet the Floor 
Area Ratio requirements of the Zoning Ordinance and provide desired signage 
allowances for each planned tenant space. Two lots will remain at 1404 and 1410 
Buckeye site.  All lots within the proposed plat will benefit from shared access and 
parking for the future commercial uses. The proposed lots all have frontage on a 
public street.  
 
The unusual lot configuration does include a flat lot (Lot #2), due to the narrowness of 
the lot from the lot frontage to the area of the building. One flag lot is allowed per 
subdivision per the Zoning Ordinance standards for lots.  The applicant desires to keep 
the current shared use path along S 16th Street within an easement that exists on the 
property rather than dedicate it as additional right-of-way.  The shared use path and 
easement were part of the original subdivision approval and would be typically placed 
within right-of-way rather than an easement under current requirements. However, 
dedication is not necessarily required due to the prior subdivision approval and existing 
improvements.  If additional dedication is required along S. 16th Street, it would affect 
the location of the front yard and require additional building setback along 16th Street for 
the new buildings.  
 
A traffic study was reviewed by the City of Ames for the proposed development. The 
study consider buildout under current conditions and in future conditions.  All driveways 
and intersections abutting the site were determined to operate acceptably with the 
exception of left turns from Buckeye Avenue onto S 16th Street. Widening Buckeye 
Avenue to accommodate an additional lane on Buckeye would partially mitigate this 
issue; however, there is not a recommended improvement by the City’s traffic engineer 
due to the likelihood of a median on S 16th Street that would result in restricting future 
left turns.  
 
The proposed Major Site Development Plan accounts for all building configurations, 
uses, and features of the site layout. The plan will also include large pylon signs along 
S16th Street and S Duff Avenue. The developer has designed the site with options 
for a variety of tenant choices. Proposed uses include a limited area of climate 
controlled mini-storage or wholesale trade, general office, retail trade and 
services, and restaurants. A table summarizing the square footage of uses for 
each lot is included within the addendum. Staff has proposed a condition outlining 
the categories of allowed uses consistent with the zoning categories and uses 
described by the applicant.  This condition is intended to clarify the uses proposed with 
the plan are the range of allowed use. The condition would limit other uses that would 
normally be permitted in HOC that are not identified at this time and require modification 
to the approved plan to allow them.  
 
The proposed use of Interior Climate Controlled Mini-storage facility will require 
approval of a Special Use Permit by the Zoning Board of Adjustment. This use will have 
to comply with certain building design requirements as part of the special use permit. 
The developer estimates the proposal will be a two-story facility with a maximum of 800 
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units. The interior space of the existing Kmart building is large enough for two stories of 
storage without altering the height of the existing building. For purposes of site plan 
approval, Staff has reviewed this portion of the Kmart building as either mini-storage or 
as an allowable display store retail use. 
 
The proposed building plans label a range of uses that are intended to be flexible for 
tenanting and may result in some changes to façade designs and mix of uses as the 
plans are finalized for individual tenants. For example, Building “D” indicates a drive-thru 
use will be located on this lot. However, the building elevations do not indicate where a 
menu board or service window would be placed. Staff has included a condition 
regarding the design of the drive through to manage potential queuing issues with this 
site and its potential use.  
 
The applicant’s plans include 587 parking spaces to serve the combined 
development. This amount exceeds the amount of required parking by 15 stalls 
based upon the applicant’s proposed mix of uses, if the Special Use Permit for 
the mini-storage facility is approved. Staff estimates the proposed mix of retail and 
restaurant uses without the storage use would require at least 653 stalls with the mini-
storage area calculated as parking for allowed display store/wholesale trade uses at a 
1/500 parking stall/square feet. In the event the Special Use Permit is not approved, 
the use mix or the amount of total square footage would need to be adjusted to 
reduce required parking by approximately 66 spaces.  This issue is noted on the 
plans and staff has included a condition regarding the required parking spaces and 
limits uses. 
 
The proposed parking includes retention of existing parking areas and the construction 
of new parking spaces along with new building construction.  The current parking lot is 
nonconforming for its current level of landscaping.  Current standards would require 
substantial changes to add landscape medians and islands that would substantially 
reduce parking compared to the current built condition.  Approximately 114 trees would 
be required for the entire parking area, where 50 trees are proposed to meet current 
standards. However, these areas are not required to come up to full compliance with the 
new in areas that are not being rebuilt as it is viewed as not practicable at this time due 
to the retention of the existing Kmart building and the parking area in front of the 
building.  The proposed plan does include improvements for distribution of accessible 
parking spaces and some enhanced landscape planter areas.  The newly developed 
areas meet current landscape planting requirements for percentage area and quantity of 
trees, but do not include medians due to existing conditions.  The proposed 
configuration is approvable as a Major Site Development Plan component for parking lot 
design. 
 
The Integrated Site Plan allows for calculation of landscaping requirements across the 
entire site rather than by individual lots. The developer proposes approval of a 
landscape plan that meets the overall 15% landscaped area percentage requirement by 
utilizing area acquired from the property to the north and with improvements to the site.  
Additionally, the site requires front yard landscaping along all street frontages with a mix 
of trees, grasses, and shrubs to create visual interest and screening.  A High Screen is 
required along the west property to screen the commercial uses from the adjacent 
residentially zoned property. There is an existing screen that meets the screening 
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requirements of Section 29.403(3)(F) that consists of a berm, shrubs and trees the 
length of the property line. The developer is proposing to keep the existing landscaping 
and maintain the screen along the west and southwest edge of the site.  
 
The developer proposes alternative configurations from what is required by Code along 
S 16th Street for tree planting due to planting constraints for placing front yard 
landscaping due to the existing shared use path on the site.  The shared use path 
encroaches ten feet into the typical 20-foot front yard setback area, thereby limiting the 
use of some overstory tree types. Overstory trees are unable to meet the required 
planting distance (15 feet) from a building and three feet from paving as a result. The 
front yard landscaping along S 16th Street does provide the required number of trees, 
but proposes a combination of overstory and ornamental trees that does not meet the 
allowed substitution criteria outlined in the landscaping code that would require 
additional plantings. The alternative landscaping plan tree planting layout can be 
approved along S 16th Street as meeting the intent of the standards for a variety of tree 
types and adequate space for the maturity of trees, despite the limitations of the front 
yard space. 
 
Typical building elevations are included (Attachment D – Building Elevations). Parapets 
are being added to the front façade of the existing Kmart store. The proposed height of 
the parapets ranges from 9 – 19 feet taller than the existing building, for a maximum 
height of approximately 43 feet.  The size of parapets and their total height are larger 
than most commercial retail uses.  The architectural design elements of the planned 
mini-storage use within the former Kmart building will be reviewed as part of the Special 
Use Permit to ensure it meets specific design requirements.  
 
Five new buildings are also proposed with this development. The proposed 
layout has the backs of all five buildings facing public streets, S Duff Avenue, S 
16th Street, Buckeye Avenue. The buildings are setback a minimum of 20 feet.  The 
proposed buildings include minor architectural transitions along both the fronts and the 
rear facades. The rear facades could include multiple exit doors to meet building code 
exiting requirements. Building B located along Buckeye has more building modulation 
than the other buildings due to varying tenant sizes and planned loading areas. Building 
materials will consist of brick or stone veneer on the base of buildings and the full height 
of pillars. EIFS will be the main façade treatment along with glazing treatments. Minor 
changes to the design could occur with individual tenants, but they will be consistent 
with the overall design approach.  
 
The proposed project relies upon front yard landscape standards to soften the building 
appearance overall rather than building design elements.  This approach is different 
than the design treatment of the office buildings that located in the area, but similar to 
other retail buildings.  The building façade designs along S16th Street could include 
additional architectural features to enhance their appearance and create more individual 
identity and modulation while still meeting the interests of the developer for total square 
footage on the site. City Council would need to add a condition to address 
architectural detailing and massing of the new buildings along S 16th Street if it 
determines the proposed plans are not in keeping with the surrounding 
development area along Buckeye and S. Duff.  
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Additional information regarding the Integrated Site Plan request is included in the 
addendum. 
 
Planning and Zoning Commission: At its meeting on October 3, 2018, the Ames 
Planning and Zoning Commission reviewed the proposed Integrated Site Plan as a 
public hearing. Staff described the range of uses and configuration of the site, including 
comments on building design, shared site improvements, and parking. There were 
questions from an adjacent property owner regarding lighting for the storage facility. 
Staff explained that the site will have to comply with the outdoor lighting code and the 
lighting would be reviewed further through the Special Use Permit process. 
Commissioners questioned the amount of required parking and what relief was possible 
in order to prevent unused parking lot area. Through the Integrated Site Plan process all 
of the parking must be provided as required by each use, but the parking can be shared 
and located throughout the site. However, there is no direct reduction in required 
parking rates without a variance.   
 
The Commission voted 5-0 to recommend approval of the Integrated Site Plan with 
conditions of approval for finalizing landscaping, storm water and utility design, limits on 
uses, and information regarding lighting. The applicant has since addressed 
landscaping, access, utility, Fire Dept., and storm water design requirements.  The 
remaining issues are included with the Alternative described below. 
 
ALTERNATIVES: 
   
1. The City Council can approve the following requests: 

A. Approval of the Major Site Development Plan, subject to the following 
conditions: 

i. Allowed uses permitted on the site are retail trade and services, 
general office, restaurants, wholesale trade, or mini-storage uses 
(subject to approval of Special Use Permit) as indicated on the Site 
Development Plan. Any other use is subject to approval of a major 
amendment to the Site Development Plan.   

ii. The allowed amount of tenant restaurant square footage or total retail 
space will be reduced, or a combination of both, to match the amount 
of parking provided within the site, as indicated in the note included on 
the site plan (Sheet C3.00) 

iii. Include a note on the plan that states during construction and 
operation of the site, retain the existing high screen along the west side 
of the property. 

iv. Recording of easements for public utilities as noted on the site plan 
prior to occupancy of buildings. 

v. Include a note on the plan to modify the design of Building D for a drive 
through use to only have a pick-up window on the east side of the 
building and the location of menu board located along the south side of 
the site to create optimal queuing capacity within Lot 5. The revisions 
are subject to Planning Director approval. 

vi. Prior to installation of exterior lighting, submit a final lighting plan for a 
determination by the Planning Director of compliance with the Outdoor 
Lighting Code of Zoning Ordinance. 
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vii. Provide roof top mechanical equipment screening and collectively 
locate equipment and related screening when feasible, final design and 
location to be approved by the Planning Director.  

viii. Prior to construction of any new buildings, the Final Plat for the 
Integrated Site Plan must be approved by the City. 

ix. Additional design details and landscape requirements regarding a 
climate controlled mini-storage facility may be approved as minor 
amendments by the Zoning Board of Adjustment for the Special Use 
Permit. 
 

B. Approval of the Preliminary Plat for The Fourth Addition to Southwood 
Subdivision, noting that prior to final plat all requirements of the integrated 
subdivision for agreements and easements are to be reviewed and approved 
by the City.   

 
2. The City Council can approve the request for an Integrated Site Plan, which includes 

concurrent preliminary plat and Major Site Development Plan approval, for the 
properties at 1404, 1405, and 1410 Buckeye Avenue, with modified conditions.  
 

3. The City Council can deny the request for an Integrated Site Plan, which includes 
concurrent preliminary plat and Major Site Development Plan approval, for the 
properties at 1404, 1405, and 1410 Buckeye Avenue if the Commission finds that 
the City’s regulations and policies are not met. 
 

4. The City Council can defer action on this request and refer it back to City staff and/or 
the applicant for additional information. 

 
MANAGER’S RECOMMENDED ACTION: 
 
The proposed Integrated Site Plan is a partial redevelopment of an existing site.  The 
developer looks to maximize the amount of developable area with the proposed 
retention of the Kmart building and much of the current parking lot. The purpose of the 
Integrated Site Plan Subdivision review is to determine the overall layout, function, and 
building design meet City standards as a collective site and not as individual lots. Key 
considerations for the proposal are the design and location of buildings along street 
frontages, appropriate landscaping and screening, retention of existing landscaping, 
integration of storm water treatment features, mix of uses, access and circulation, and 
overall parking supply.  
 
The proposed mix of uses are typical for a commercial shopping center, with the 
exception of the interior climate controlled mini-storage use, which will require a 
separate Special Use Permit approval from the Zoning Board of Adjustment. Prior to 
final plat a number of easements and agreements are required to complete the 
integrated subdivision process and ensure the site is collectively utilized and managed. 
The proposed lot arrangement is unusual, but allowable due to the integrated site plan 
process that allows for consideration of the function of the site overall rather than as 
individual lots. The effect of the subdivision is a requirement that all the development be 
coordinated together and that any future changes will require the other lot owners to 
agree. 
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The applicant’s architectural design is typical for contemporary retail development, but 
could include some aesthetic enhancements to address the rear facades adjacent to 
streets for better consistency with new development areas along Buckeye and South 
Duff. With the conditions of approval, staff finds that the project meets the design 
principles of an Integrated Site Plan, subdivision standards, and the standards of the 
Major Site Development Plan.  
 
Therefore, it is the recommendation of the City Manager that the City Council act 
in accordance with Alternative #1 to approve the request for an Integrated Site 
Plan, which includes concurrent preliminary plat and Major Site Development 
Plan approval, for the properties at 1404, 1405, and 1410 Buckeye Avenue with 
the noted conditions. 
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ADDENDUM 
 
PROJECT DESCRIPTION: 
 
The project site is a parcel of land totaling 14.02 acres fronting on South S 16th Street 
and Buckeye Avenue. The proposed development is a redevelopment of the former 
Kmart site (1405 Buckeye Avenue) and the development of two lots (1404 and 1410 
Buckeye Ave) adjacent to S Duff Avenue. The preliminary plat indicates a total of 9 lots 
will be created. 1404 and 1410 Buckeye will remain as two separate lots and the Kmart 
site will be split into seven lots that will be included with this development. 
 
The proposed site plan includes five commercial buildings with approximately 237,374 
square feet of commercial space (Attachment C – Site Plan) The former Kmart building 
is 120,442 square feet and will be split into 5 separate tenant spaces. Four tenant 
spaces be what was the front of the store, with entrances into the spaces on the east 
side of the building. The rear portion of the building is proposed as two stories of Interior 
Climate Controlled Mini-storage. Climate controlled mini-storage use will require 
approval of a separate Special Use Permit.  The remainder of the square footage 
(77,300 square feet) will be spread amongst five new buildings.  In the event the climate 
controlled mini-storage use is not approved, the rear space could be uses for other 
HOC allowed uses based upon the availability of parking. The proposed five new 
commercial buildings will have a mix of retail and restaurant users.  The following table 
described the uses proposed for each lot. 
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Lot # Building/ 
Suites 

Proposed Use  Size of Use Parking Ratio 
Requirement 

Parking 
Stalls 
Required 

Parking 
Stalls 
Provided 

1 Building A Mini-storage estimated 
800 units (2 story) 
 
or 
 
 
Wholesale Trade or 
Display Store* 1 story  

 
 
 
 
 
 
45,787 Sq. Ft. 

5 stalls/first 200 
storage units, 1 
stall/100 
storage units 
thereafter 
 
1/500 Sq. Ft. 

11 stalls 
 
 
 
or 
 
92 stalls 

 
 
 
 
 
 
103 stalls 

2 Building A Suites 
A & B 

Retail 34,000  Sq Ft 1/300 Sq Ft 113 Stalls 206 stalls 

3 Building A Suites 
C & D 

Retail 34,500 Sq Ft 1/300 Sq Ft 115 stalls 74 stalls 

4 Building C Retail/Restaurant** 6,500 Sq Ft 
Retail 
 
6,500 Sq Ft 
Restaurant 

1/300 Sq. Ft 
 
 
9/1,000 Sq. Ft 

22 stalls 
 
 
59 stalls 

 
 
 
23 stalls 

5 Building D Retail/Restaurant** 2,000 Sq Ft 
Retail 
 
4,000 Sq Ft 
Restaurant 

1/300 Sq Ft 
 
 
9/1,000 Sq Ft 

7 stalls 
 
 
36 stalls 

 
 
 
0 stalls 

6 Building B Suites 
C, D, & E 

Retail 32,500 Sq Ft 1/300 Sq Ft 108 stalls 82 stalls 

7 Building B Suites 
A & B 

Retail 19,000 Sq Ft 1/300 Sq Ft 63 stalls 60 stalls 

8  Building F Retail 4,000 Sq Ft 1/300 Sq Ft 13 stalls 25 stalls 

9 Building E Restaurant** 2,800 Sq Ft 9/1,000 Sq Ft 25 stalls 14  stalls 

 TOTALS  Total Retail 
132,000 Sq Ft 
 
Total 
Restaurant 
13,300 Sq Ft 

 572 stalls 
Required 
with 
storage 
facility 
-Or 
653 stalls 
Required 
with no 
storage 
facility*** 

587 stalls 
Provided 

*The Display Store parking requirement ratio was applied to the gross floor area of this Suite. 
This ratio is to be applied if the Special Use Permit for Interior Climate Controlled Mini-storage is 
not approved. 
 
** The sit down restaurant parking requirement ratio was applied to all restaurant spaces shown 
on the plan since tenants are not known at this time. The fast food parking requirement ratio 
cannot be calculated without floor plans. 
 
*** The allowed amount of restaurant square footage or total retail space will be reduced, or 
combination of both, to match the amount of parking provided within the Integrated Site Plan. 
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Parking. The parking for the development will be spread across eight of the nine lots. 
Shared access and parking agreements will be required. A note has been added to the 
preliminary plat, as required, that states all parking areas, drives, sidewalks, fire lanes, 
etc. are for the common use of all lots within the subdivision.  
 
Staff calculated the required parking for the uses and areas shown on the site plan two 
different ways. The only difference in the calculation was how we calculated the mini-
storage requirement for separate approval via Special Use Permit. 573 parking stalls 
will be required if a Special Use Permit is approved for up to 800 mini-storage units, as 
indicated by the developer. This use requires approval of a Special Use Permit that will 
be reviewed subsequent to the Integrated Site Plan review. In the event the Special Use 
Permit is not approved, the calculation for parking must account for the use of the space 
with a permitted HOC use. Alternative use of the space is calculated as a one-story 
display store use, i.e. furniture, carpet, appliance store, which has a lower parking 
ratio requirement than general retail uses. 653 parking stalls are required across the 
site using the display store use. The site plan shows that 587 parking stall will be 
provided. If the Special Use Permit for a two-story mini-storage facility is approved, then 
adequate parking is provided. If the Special Use permit is not approved, the site is 66 
parking stalls short of required parking even with the minimum parking allowed for a 
display store. 
 
The proposed plan can still be approved and developed in one of two ways. The 
amount of building area could be reduced or a limit on the amount of restaurant space 
within the development could be established. Restaurant parking requirements are the 
highest parked uses at 9 stalls/1,000 square feet of restaurant space. For purposes of 
calculating the amount of required parking, staff assumed the sit down restaurant ratio 
since tenants are not known and fast food parking ratios cannot be calculated 
accurately without a floor plan. A condition is included to address balancing the allowed 
square footage of uses to reflect the level of parking that is provided with development 
of the entire site. 
 
Landscaping. Highway Oriented Commercial zoned properties are required to provide 
a minimum of 15% open space. A benefit of the Integrated Site Plan is that this 15% 
can be applied across the entire development rather than on a per lot basis. The 
amount of open space provided meets the 15% area requirement. This open space 
area is made of green space principally along the perimeter of the site and an area of 
vegetation behind the Staples building that is intended to be added to this site by 
process of a Plat of Survey. The current open area along Buckeye that was part of the 
original Planned Commercial approval for storm water and open space is replaced with 
Building B, this is area partially made up for with the area located behind Staples.  
Storm water is addressed with an underground system rather than an open area. 
 
The required amount of trees is provided along both S 16th Street and Buckeye 
Avenue. Two existing mature trees will remain on the S Duff Avenue side of 1404 and 
1410 Buckeye and will count for the required four trees. The trees along Buckeye 
Avenue will need to be located on private property and not placed within the right-of-
way. The required planting area depth does exist on both sides of Buckeye Avenue to 
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accommodate required trees.  The landscaping calculations for shrubs and grasses 
reflect front yard planting requirements. 
 
The amount of parking lot trees shown on the site plan exceeds the 49 required trees 
when calculating only the area of the parking lot that will be new/reconstructed with the 
development of the new commercial buildings. It is typical for an existing site to only be 
required to comply with the landscaping standards as an “other nonconformity” for those 
areas that are new/disturbed on and existing site. Other improvements to parking areas 
are required as practicable for landscaping. Calculating the required amount of parking 
lot trees based on the entire parking area across the development would be 114 trees. 
The landscaping plan shows a total of 50 new parking lot trees being planted and 
meeting planting requirements for the new parking lot areas.  
 
The developer proposes to use the existing vegetation to screen this development from 
adjacent properties. Some of the existing vegetation and fencing exists on the adjacent 
property and not on this site. The landscaping will need to be protected during 
construction and remain in order for the site to meet the high screen requirement along 
the west property line. 
 
All sidewalks along public streets exists and will remain, including an eight-foot shared 
use path along Buckeye Avenue. Private sidewalks will be provided along buildings and 
connection will be provided to public walks. 
 
Building Elevations. Typical building elevations have been included to define the 
building materials, entrances, parapets, and façade design. (Attachment D – Building 
Elevations). The developer has planned two spaces principally as multi-tenant buildings 
to allow for corporate façade and parapet treatments on larger buildings.  The smaller 
buildings are designed as more strip commercial properties with minor levels of detailing 
and building variation. The front of the former Kmart store will be divided into four store 
fronts, with the southeast corner design as the climate controlled mini-storage location. 
Building elevations indicate that each tenant space will have a new parapet that is 
significantly taller than the existing building. The existing building is twenty-four feet in 
height and the tallest parapet is proposed at forty-three feet. The parapets will include 
signage facing the parking lots. As a result of the proposed height of the parapets they 
will be visible from the back and side when traveling west on S 16th Street. Staff 
requested side return treatment for these large parapets as shown on the architectural 
plans of Building A (south elevation) to provide the appearance of a more intentional 
and substantial architectural feature proportional to the overall design.  
 
The rear elevations of buildings along S 16th Street and Buckeye Avenue have no 
proposed roof line variation or detailing other than a cornice. The buildings are located 
as close as 25 feet from the street property lines.  The facades of Building B have 
modulation due to differences in tenant space sizing and planed loading areas. 
Buildings C, D, E, F do not include modulation or substantial elements of architectural 
relief. The rear elevations include individual doors for each tenant space for potential 
exiting. Buildings along S 16th Street could include additional architectural treatment to 
help break up the roof lines and façade interest with the inclusion of additional parapets, 
extended canopy along portions of the rear façade, the addition of vertical trim, or 
changes in materials/color of façade would give some relief of a plain rear of a building. 
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These types of changes would increase visual interest for the facades in addition to 
required front yard landscaping 
 
Building elevations for the Interior Climate Controlled Mini-storage Use are included as 
well. This use is only allowed within the HOC zoning district with approval of a Special 
Use Permit. Section 29.1308 includes building design requirement specific to this use 
type. Compliance with these regulations will be evaluated as part of the Special Use 
Permit. The mini-storage facility main entrance will face south, towards S 16th Street. It 
will be in the portion of the former Kmart store where the automotive repair facility was 
located. The amount of overhead doors will be reduced from six to two. The remainder 
of the former overhead doors will be converted to a series of windows and one store 
front entrance. There are existing trees along this portion of S 16th Street. Staff has 
asked for additional landscaping to increase screening of this area from S 16th Street 
but is unable to determine what is being proposed for shrubs or bushes as the 
landscape plan details are unreadable. Staff will work with the developer to clarify the 
planting types and amounts. 
 
Building “D” indicates a drive thru use will be located on this lot. Stacking usually occurs 
at the menu board where orders are taken. Staff is concerned that peak queuing could 
block circulation if not sited correctly. The building layout was adjusted on the site plan 
to indicate that a pick up window would be located on the east side of the building as 
requested by Staff.  Staff requested the pick-up window to be located on the east side of 
the building with a menu board located as far from the drive thru entrance as possible to 
prevent stacking to back up into parking lot drive aisles and blocking parking stalls. 
 
The building elevations do indicate some lighting will be located on the buildings. The 
drawings give the appearance that the lights may be up lit. This is not allowed by code if 
lights are over a certain amount of lumens. Fixture information was not provided for 
such lighting. It should be noted that all site lighting on buildings and in parking areas 
will need to comply with the City’s Outdoor Lighting Code. 
 
Since all tenant spaces are not known it is possible that doors and windows may shift 
from where they are shown on the elevations. As the plan is refined, staff would be able 
to approve changes proposed by the developer that modify architectural treatments, 
awnings, windows, and entrances that do not reduce the quality and interest of the 
building design and compliment the overall shopping center design aesthetic. Building 
materials will consist of brick or a stone veneer at the base of the buildings up to 3 feet 
6 inches in height with EIFS as the main building material above that height, with the 
exception of glazing treatments. Pillars will be full height masonry or stone. 
 
Infrastructure. The site is fully served by City infrastructure. All public utilities are 
available to serve the development a small amount of public sanitary sewer and water 
mains will be installed from Buckeye Avenue south of Building B as part of the 
development. Electric Services will be supplied by the City of Ames electric service 
territory. Easements are shown on the Preliminary Plat/Site Plan and any additional 
easements needed to accommodate the proposed development for utilities will be 
recorded with the Final Plat at the time of subdivision of the individual lots.   
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Storm Water Treatment. The site is subject to conformance with Municipal Code 
Chapter 5a and 5b requirements for storm water control and treatment.  The site must 
not increase release rates for the overall site and must treat water quality for all new 
impervious areas of the site.  The primary storm water treatment measures is an in 
ground chamber located under the new parking area in front of Building ‘B’.  The Public 
Works Department has reviewed the Storm Water Management Plan for this subdivision 
and site plan and determined the proposed approach is consistent with City standards.  
 
Access/Traffic.  Vehicular access is provided to the site from S 16th Street and 
Buckeye Avenue. There are two driveways from S 16th Street and two proposed from 
Buckeye Avenue, including the shared drive with the Staples/Theater site to the north. 
The existing central drive on S 16th Street into the site will be straightened but will 
remain a full turn access point and not require improvements to S 16th Street.  Parking 
and shared access will be provided throughout the development.  
 
Although access points meet spacing requirements, staff has included a condition to 
address potential drive through queuing for Building ‘D’.  The location of the drive thru 
could block thru traffic across the front of the building and staff has included a condition 
to restrict the drive through use to the east side of the building and to position the menu 
board along the south edge to minimize potential backups. Staff does not anticipate 
impacts from the drive thru queuing will impact traffic entering from Buckeye Avenue.   
 
A traffic study was submitted and reviewed by the City’s Traffic Engineer. It analyzed 
both near term build out and future build out conditions.  The study noted satisfactory 
operations for all facilities with the exception of the left turns from Buckeye to S 16th 
Street.  However, the traffic engineer does not recommend improvements at this time to 
widen Buckeye to add a third lane for future queuing issues. The primary reason that no 
improvements are required with this development is due to planned City improvements 
to S 16th Street from S Duff Avenue to S. Kellogg Avenue. These improvements are 
unrelated to this project and anticipated to be completed in 2019. The improvements are 
likely to include a median restricting left turn movements from Buckeye Avenue onto S 
16th Street, which would negate the identified queuing impact by not allowing for that 
particular turning movement.  In the event widening of Buckeye Avenue is needed, an 
additional lane can be configured within existing right-of-way or with a minor expansion 
of paving. 
 
Major Site Development Plan Criteria. 
The standards 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.  See Attachment E for a full review of the individual 
Development criteria for the Major Site Development Plan. 
 
Public Notice. Notice was mailed to property owners within 200 feet of the subject site 
and a sign was posted on the subject property. As of this writing, no comments have 
been received by staff. There were speakers at the Planning and Zoning Commission 
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meeting.   
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Attachment A 
Location Map 
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Attachment B 
Preliminary Plat 
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Attachment C 
Major Site Plan 
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Attachment D 
Building Elevations 
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Attachment E 
Major Site Development Plan Criteria. 

 
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. 
The developer proposes an underground treatment chamber at the east side of the 
site under the new parking area to treat most of the storm water runoff.  

 
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 the proposed development. There are no offsite upgrades needed to serve 
the site for any utility. 
 

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 and found that the 
needs of the fire department are met for access and circulation. The main access 
into the site are from public streets, S 16th Street and Buckeye Avenue.  Review of 
the climate controlled mini-storage plans will be subject to the Special Use Permit 
review. 

 
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 
location on the site. The storm water features have been enlarged to help reduce 
potential future flooding within this site and the subdivision to the east. 

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

into the development design. 
 

The developer is working with the existing topography of the site. Critically, the 
existing landscape buffer along the west property line is to be retained. Some 
existing trees will be retained along S 16th Street, but much of the existing 
landscaping will be replaced as it is at the end of its useful life or impedes the site 
layout for new buildings.  The disturbed areas of the site are required to come into 
compliance with current landscape requirements. 
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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. 

 
The proposed development will provide vehicular access off S 16th Street and 
Buckeye Avenue. There is an existing eight foot shared use path along S 16th 
Street. All interior private sidewalks will connect with the public sidewalk system 
that is already in place.   The City is in the process of completing the design of S 
16th Street and S Duff Avenue intersection improvements which may include a 
median at the Buckeye intersection. Driveway access to the site will not be 
impacted. 
 
The Ames Traffic Division reviewed a traffic impact study for the project.  The study 
found acceptable operations for all analyzed intersections, but noted that left turning 
queuing on Buckeye could justify an additional lane for Buckeye. The traffic division 
does not recommend this widening at this time due to likely restrictions on left turns 
from Buckeye Avenue to S 16th Street. 
 

 
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. 

 
Much of the existing site’s parking areas will be retained.  The applicant will mill and 
overlay these areas. The developer will refurbish landscaping in these areas, but not 
bring the design up to current landscape standards.   The arrangement of parking 
serves each of the individual buildings and includes distributed ADA compliance 
parking spaces.   The parking plans assumed approval of climate controlled mini-
storage to allow for the full range of uses proposed on the site. The amount of 
restaurant uses would be reduced is mini-storage is not approved.  

 
will have Loading area access for Building B will be directly from Buckeye Avenue 
and somewhat visible.  Front yard landscaping is the primary treatment for screening 
of this area without additional landscaping being required. 

 
 
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.  

 
All existing access into the development will remain at their existing locations. One 
drive on S 16th Street will be redesigned and shifted slightly to the west to allow for 
a small amount of parking to be added to the site. New driveways will be created 
along Buckeye as secondary entrances and exits to the site.  The proposed drive 
through use is designed to allow for queuing on site with minimal interruption to 
overall circulation of the site, however peak ques could block through lanes in/out to 
Buckeye and a condition of approval is included to minimize this concern. 
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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. 

 
All lighting will be required to comply with the City’s Outdoor Lighting code, Section 
29.411. Building lighting must also meet down lighting requirements. 

 
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 development is not expected to generate any nuisances. 

 
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 combination of existing conditions and new development creates an 
unbalanced plan with most improvements focused on the perimeter of the site 
compared to equal distribution of improvements across a site as would occur with a 
complete redevelopment.  The site does meet minimum landscape percentage 
requirements and front yard planting standards, as conditioned.  
 
The proposed layout of the development is consistent with existing surrounding 
commercial development. Building heights are typically 23 feet in height with 
parapets extending much higher up to approximately 43 feet.  The building locations 
differ to othe5 smaller sites in the area with parking centrally located and the rear of 
buildings located adjacent to streets.   
 
The approval of an Integrated Site Plan allows some benefit by allowing some site 
development regulations to be applied across the entire site rather than on an 
individual lot basis allowing for a more condensed site compared to individual lot 
development.  
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Attachment F 
Applicable Subdivision Law 

 
The laws applicable to this Preliminary Plat Subdivision include, but are not limited to, 
the following: (verbatim language is shown in italics, other references are paraphrased): 
 
Code of Iowa Chapter 354, Section 8 requires that the governing body shall determine 
whether the subdivision conforms to its Land Use Policy Plan. 
 
Ames Municipal Code Chapter 23, Subdivisions, Division I, outlines the general 
provisions for subdivisions within the City limits and within two miles of the City limits of 
Ames.   
 
Ames Municipal Code Section 23.302(3): 
 
(3) Planning and Zoning Commission Review: 

 
(a) The Planning and Zoning Commission shall examine the Preliminary Plat, 

any comments, recommendations or reports assembled or made by the 
Department of Planning and Housing, and such other information as it 
deems necessary or desirable to consider.   
 

(b) Based upon such examination, the Planning and Zoning Commission shall 
ascertain whether the Preliminary Plat conforms to relevant and applicable 
design and improvement standards in these Regulations, to other City 
ordinances and standards, to the City’s Land Use Policy Plan, and to the 
City’s other duly adopted Plans. 
 

Ames Municipal Code Section 23.302(4): 
 
Planning and Zoning Commission Recommendation:  Following such examination and 
within 30 days of the regular meeting of the Planning and Zoning Commission at which 
a complete Application is first formally received for consideration, the Planning and 
Zoning Commission shall forward a report including its recommendation to the City 
Council. The Planning and Zoning Commission shall set forth its reasons for any 
recommendation to disapprove or to modify any Preliminary Plat in its report to the City 
Council and shall provide a written copy of such reasons to the developer. 
 
 
23.700 SUBDIVISION FOR INTEGRATED SUBDIVISIONS 
 

23.702. APPLICABILITY.  

(1) The subject site shall consist of one or more legally created lots.  
(2) The property must be zoned commercial, industrial, medium density residential or 
high density residential.  
(3) Residential development under these provisions is limited to apartment dwellings 
only.  
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(4) The subdivision must be associated with a Major Site Development Plan under 
Chapter 29.1502. Within this context, the Major Site Development Plan will be 
considered and referred to as an Integrated Site Plan. 
 
 
REVIEW PROCEDURE. 

 

An Integrated Site Plan Subdivision is subject to the same review process and decision criteria 

as Major Subdivision (Section 23.302); and an Integrated Site Plan is subject to the same review 

process and decision criteria as a Major Site Development Plan (Section 29.1502). Although the 

subdivision and site plans are separate documents, they are reviewed and processed 

simultaneously, and an Integrated Site Plan Subdivision incorporates by reference all documents 

of an approved Integrated Site Plan.  
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