Item No. 36

Staff Report

REQUEST TO INTIATE AN AMES URBAN FRINGE PLAN AMENDMENT FOR
PROPERTY LOCATED AT 23959 580" AVENUE

July 28, 2020
BACKGROUND

On June 23", the City Council voted to bring back for discussion a request to amend to
the Ames Urban Fringe Plan (AUFP) Long Term Industrial Reserve designation for
approximately 23 acres of land used as the former Caremoli USA plant. The request was
made by the property owner, Larson Leasing, LC. See Attachment A for their request.

In February of 2020, City Council reviewed a similar request for the same site related to
Papa’s Towing Company, but chose not to proceed with a request due to its timing in
relation to Plan 2040 and an AUFP amendment to a different use type. The current owner,
Larson Leasing, LC, recently purchased the property this spring. The property owner is
now requesting an amendment to the AUFP in support of a different mix of uses for the
existing buildings that would include office, commercial and warehouse space. The owner
is open to a solution that would move this proposal forward with the City or the County.

Currently, the Ames Urban Fringe Plan has a current designation of Long Term Industrial
Reserve combined with Agricultural for this area along Highway 30 (Attachment B and
C). The Reserve designation is a sub-category of the Urban Service Area. The Fringe
Plan is clear in its expectation that the Long Term Industrial Reserve land is intended for
future annexation and development within the City when there is need for additional land
The Reserve designation was maintained in the AUFP and even expanded in this area at
the time of the City’s East Industrial annexation.

The lowa DOT plans to construct a new interchange in the vicinity of this site creating a
primary entrance from Highway 30 to the City’s planned Prairie View Industrial Park
located to the north along 580™"/Teller Avenue and Lincoln Way, with plans to complete
the project in 2023. This location is viewed as a critical entry into the City’s planned
industrial expansion area.

The site currently has County A-2 zoning, which allows for agricultural business uses
along with other agricultural activities. It does not allow for general commercial or
industrial uses. The Caremoli building was consistent with the current A-2 zoning due to
its agricultural basis as a business. Story County Planning has determined that a
zoning district change would need to occur for the owner’s desired use of the
existing building with a mix of industrial and commercial activities, the preferred
County zoning district would likely be Commercial/Light Industrial. However, per
the Ames Urban Fringe Plan a rezoning of the site is not permissible under the current
Industrial Reserve Designation.

City staff has determined that the owner’s desired uses would require a change in

the AUFP designation from Industrial Reserve to Planned Industrial (PI) or to the

Rural Transitional Category and Highway Commercial/Industrial designation. Of
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these two options, the Pl designation is consistent with the current policies of the
AUFP, whereas the Highway Commercial designation would be a change of policy
to add a new commercial designation. Attachment C includes relevant AUFP excerpts.

The Planned Industrial designation itself does not mandate annexation, but is a
precursor to annexation. If the amendment to the AUFP were to be approved the
property owner could then move forward with a rezoning within the County and the City’s
involvement would be complete until some unknown future date when the property may
be annexed. However, Staff feels annexation should be considered along with the AUFP
amendment due to the proximity of the existing City boundary and plans of future growth
with Plan 2040, East Industrial Prairie View Industrial Park, and the future Highway 30
Interchange. The property can be join with property to the north that is already subject to
a voluntary annexation covenant and be annexed to City at this time rather than in the
future. City utilities are not readily available to serve the area, but the site does not require
utility services at this time to reuse the existing buildings.

The location of this site has the potential to be a first impression of the City as a new City
entrance and set the tone for surrounding undeveloped properties that are still in the
county. Although the site is developed, it would be beneficial to the City to apply urban
development and zoning standards to future use or expansion or uses on the site
compared to county regulation. The possibility of annexing the site into the City would
allow for more control of how the property could be used which may be of interest given
the proximity to a new entrance to the City with the future Highway 30 Interchange.

Staff notes that with the further review of the request that if the property is annexed to the
City that our current industrial zoning polices do not fit all of the proposed uses since
Planned Industrial zoning is not designed to address industrial service and warehousing
uses. However, new industrial zoning is planned for the general area in conjunction with
the Prairie View Industrial Park that may also apply to this site. The new industrial zoning
is planned for review this winter once the utility plans were settled for Lincoln Way.

OPTIONS:

The request is to allow for initiation of a Fringe Plan Amendment that would also require
concurrence by Story County to proceed. City Council will need to determine what
change is preferable for an application, if any, and the application process of a major or
minor amendment.

If the application were to proceed it could be viewed as a major or minor
amendment process due to the range of choices. Staff believes a minor
amendment is advisable for a single site if it is consistent with the AUFP Planned
Industrial designation. If the initiated amendment includes a broader area or other
policy issues it should be classified as a major amendment. However, staff does
not believe a major amendment is appropriate at this time with a pending review of
the AUFP for 2021 and would not recommend to proceed with it.

Option 1: The City Council can choose to allow the application to move forward
with an application to amend the AUFP from Industrial Reserve to Planned
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Industrial (PI) and sign an agreement to annex at a future time when requested by
the City.

This option would allow the property to remain in the county and develop under Story
County regulations, with a requirement to provide a consent to annex in the future .
Changing to Pl is consistent with the current AUFP. A change to the AUFP would allow
the property owner to proceed with their plans by way of a County rezoning process if the
AUFP is amended. Rezoning the site in the county would likely have the site develop in
a manner that is similar to Ames, but with different site improvements, landscaping, and
use allowances than the City’s zoning districts. As a developed site these issues are less
significant than they are with vacant land, but the site is situated at the future Prairie View
Industrial Park interchange entrance at Highway 30 and its long term use and appearance
is a significant interest for this request.

Delaying annexation to a future date is acceptable in terms of providing for utilities. As a
developed site on rural systems it can continue operate and does not require City utilities.
The timing of water and sewer extensions south to this site are unknown. The City would
likely continue to be served by rural water regardless of annexation.

Option 2: The City Council can choose to allow the applicant to move forward with
an application to amend the AUFP from Industrial Reserve to Planned Industrial
(Pl) and a concurrent voluntary annexation application.

The site can be annexed with an annexation application that includes other adjacent
properties. The Pl designation is required per the AUFP and the 28E agreement before
annexation could be approved. This area will become a critical entry point into the City
once the new interchange is completed (2023). It may be in the best interests of the City
to allow for the AUFP amendment and proceed with annexation to apply City zoning and
development controls to the site at this time. No utilities would be extended to serve the
site and it would remain on rural water services if it is annexed. If the site is annexed, it
would likely require applying a new industrial zoning district to the site in conjunction with
rezoning for the Prairie View Industrial Park as envisioned. Alternatively, an interim zoning
district could be applied to the site as General Industrial to facilitate the project while
continuing with the overall plans for the East Industrial Area.

Option_3: City Council could initiate an amendment to designate the area as
Rural/Urban Transition to allow for High Oriented Commercial land use
designation. This option would allow for the County to rezone the site to Highway
Commercial/Light Industrial.

This option removes annexation possibilities and designates it for County control as a
transitional area. This designation fits the applicant’s proposed uses the best with the
County’s Highway Commercial/Light Industrial zoning.

Option 4: City Council could decline to initiate an amendment at this time and wait
until the full review of the Ames Urban Fringe Plan with Story County starting in
2021.



Ames and Story County have agreed to extend the Ames Urban Fringe Plan and related
28-E agreement until July of 2022. The extension was agreed upon to allow for
coordination and review of planning issues related to Ames Plan 2040 and the County’s
interests with the 2-mile planning area of the City. This area would be one of the focal
points of discussion due to the new interchange and its proximity to Prairie View Industrial
Park. Inthe interim, the only uses permitted within the existing building would be activities
allowed under Story County A-2 zoning.

STAFF COMMENTS:

Taking on an AUFP amendment to PI at this time would only be valuable in the context
of its annexation options, now or in the future. Given the property’s proximity to the
City and the future interchange improvements, annexation consideration is
warranted with a proposed AUFP amendment. Option 1 or Option 2 appears to meet
the general interest of the applicant and secure some form of annexation
agreement with the City. Staff supports either option as being consistent with the
current AUFP. Staff does not support options that require consideration of major
amendments to the AUFP due to the pending cooperative review with Story County
beginning in 2021.

A minor amendment would take approximately three months for City and County review.
If Option 2 is selected, annexation and rezoning would take an additional three to five
months. If Council proceeds with Option 2, it would also likely prioritize creating a new
industrial zoning district that would best serve future development of the East Industrial
Prairie View Industrial Park and apply to this site as well. This zoning work is planned to
occur in the winter of 2020-21.



Attachment A- Applicant’s Request

Hi Scott, we can add your request to the non-agenda packet this Friday for their meeting on May 26th. Do you want to
use this email, or write one more specifically to the Council asking for them to initiate a specific change for the property
to Highway Commercial.

Just let me know how you want this to move forward to them as a communication.

Kelly Diekmann
Planning and Housing Director

515.239.5400- main| 515.239.5181 direct| 515.239.5404 -fax
kdiekmann@city.ames.ia.us| City Hall, 515 Clark Avenue | Ames, |1A 50010
www.CityofAmes.org | ~ Caring People ~ Quality Programs ~ Exceptional Service ~

<image003.jpg>

From: Scott Larson <Scottlarson@JMStransport.com>
Sent: Monday, May 18, 2020 12:39 PM

To: Kelly Diekmann <KDiekmann@city.ames.ia.us>
Subject: rezoning of 23959 580th Ave

Good morning Kelly,

This letter is a follow up with our last phone conversation. We have spoken to Jerry Moore with Story County
and received some positive feedback regarding the counties rezoning perspective. The property up for
discussion is the former Caremoli property located at 23959 580th Avenue. As we all know, the property is
located in the Ames Urban Fringe and is currently zoned Industrial Reserve/Research Park and needs to be
Planned Industrial for the type of business we are needing. Our plan is to offer much needed multiple office,
shop and warehouse space. We would like to begin the process of this rezoning request as soon as possible as
we have potential tenants needing rented space. If it is possible, we would like to have this item added to the
next available agenda under Disposition of Communications to Council.

If the city of Ames isn’t interested in working with this property | am asking you to make an amendment to the
land use agreement and we will continue our rezoning directly with the county.

Please let me know if you have any questions or if you need additional information. Thank you and |
appreciate your assistance.



Proposed Facility Layout
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Attachment B- Location
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Attachment C- Ames Land Use and AUFP Map
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Attachment D- AUFP Excerpts

Planned Industrial (Pl)

Planned Industrial is a designation intended for clustered industrial uses. These uses are
strategically located to minimize environmental impacts and conflict with residential land
uses. Locations also provide for an orderly and efficient transition between land uses
within municipal limits and the unincorporated areas of the county. Such areas involve
the integration of uses, access, and appearance.

Pl Policy 1:  Land uses are clustered/industrial park uses that are larger in
scale than most general industrial uses.

Pl Policy 2:  Locate Planned Industrial uses near limited access thoroughfares
andfor major railroad systems to accommodate the transportation of industrial
goods and services. Minimize environmental impacts and conflict with residential
land uses.

Pl Policy 3:  Give preference to clustering of uses to limit the short-term and
long-term costs associated with infrastructure improvements and the distribution
of public services.

Pl Policy 4:  Permit Planned Industrial uses when suitable infrastructure and
services are available. Require annexation into the city and comply with all
municipal regulations, including zoning, land use policy, subdivision, and building
code requirements.

Pl Policy 5:  Mitigate and manage stormwater run-off, soil erosion, and
wastewater discharge according to IDNR, county and city standards.

Pl Policy 5:  Require buildings to front major thoroughfares to minimize the
appearance of industrial operations and enhance the aesthetics of the road
corridor.  Require landscape and earthen buffering of parking areas and
industrial activity, such as assembly yards, storage locations and loading
facilities.

Pg. 40

Additional Policies for All Areas These policies statements are organized based on the Common
Goals listed in the section “Vision and Goals for the Urban Fringe.

[l | —- e =g =

Goal 1.3: To provide adequate opportunities for commercial and industrial
development.

Policy 1.3.1: Ensure an adequate supply of commercial land resources. Locate
urban commercial services strategically within the communities or in commercial
areas designated in the Framework Map and locate agricultural-based
commercial services locate in unincorporated areas that provide the most
economical and efficient access to the agricultural industry.

Policy 1.3.2: Ensure an adequate supply of industrial land resources. Locate

agricultural-based industrial services in unincorporated areas that provide the
most economical and efficient access to the agricultural industry. Locate large

Ames Urban Fringe Plan 41



industrial services/land uses strategically within the communities or in
commercial areas designated in the Framework Map

Policy 1.3.4: Allow existing commercial and industrial uses to be maintained,
expanded, or redeveloped. Limit_new commercial and industrial development in
areas in the Framework Map where the following conditions are met:

» Adequate roads;

s Adequate water and wastewater facilities are provided to serve the
proposed industrial/commercial use, including the provision of water for
fire suppression; and

* Proposed development will be compatible with surrounding land uses.

Policy 1.3.5: Encourage commercial development serving regional commercial
needs to locate within city limits where existing zoning regulations and
established adequate public facilities and services for such levels of development
exist.

Land Use Designations and Policies for Rural/Urban Transition Area

This area is intended to be rural in character as it develops, but within an urban setting at some
time in the future, beyond the time horizon of the Ames Urban Fringe Plan. Urban services and
development standards are required for non-agricultural development in certain critical locations
within this area. Annexation agreements and/or other tools also may be utilized to ensure that the
future transition into the City of Ames or City of Gilbert is a smooth one. Pg 28
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Highway-Oriented Commercial (HOC)

This designation applies to commercial land uses along arterial corridors that are
primarily designed to accommodate the automobile. It is intended to provide for an
orderly and efficient transition between existing or future urban areas and the rural,
unincorporated areas.

HOC Policy 1: Highway-Oriented Commercial designation includes commercial
uses that are more compatible with the characteristics of rural areas than with
urban commercial corridors and centers.

HOC Policy 2: Strategically locate Highway-Oriented Commercial in targeted
areas along high traffic transportation corridors. (Relates to RUTA Goal 3.2. 3.5)

HOC Policy 3: Give preference to clustering of uses in order to limit the short-
term and long-term costs associated with infrastructure improvements and the
distribution of public services. (Relates to RUTA Goal 3.2, 3.4)

HOC Policy 4. Require urban transportation infrastructure to meet the demands
of high vehicular movement. (Relates to RUTA Goal 3.2, 3.3)

HOC Policy 5: Require full urban infrastructure standards under certain
conditions such as location with respect to existing or planned urban
infrastructure, intensity or size of development improvements, timing of
development, development design, and commercial use, such as a restaurants,
water intensive uses, or places designed for the gathering of people. Such urban
infrastructure standards may include, but not be limited to, wastewater treatment
and potable water distribution of sufficient size to support emergency services. If
these improvements are not installed at the time of development, require
infrastructure assessment agreements. (Relates to RUTA Goal 3.2, 3.3)

HOC Policy 6: Where the city does not require urban standards, require
temporary common wastewater collection systems that meet IDNR and city
specifications, and temporary common water distribution systems, such as wells
or rural water services, that meet specifications of the City of Ames or City of
Gilbert. Require agreements that if and when the property is annexed to a city,
the land developer and/or landowner shall be responsible for the full cost of
abandoning the rural systems and connecting to urban infrastructure. (Relates to
RUTA Goal 3.2, 3.3)

HOC Policy 7: Make provisions to protect environmental resources,
environmentally sensitive areas and adjacent Natural Areas. (Relates to RUTA
Goal 3.4)

HOC Policy 8: Mitigate and manage stormwater run-off, soil erosion, and
wastewater discharge according to IDNR, county and city standards. (Relates to
RUTA Goal 3.4)

HOC Policy 9: Require annexation and development agreements to guide future

transition of the subdivision/development into the City of Ames or City of Gilbert.
(Relates to RUTA Goal 3.2)
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