
Memo 
Department of Planning & Housing 

 
 
TO:  Mayor and City Council 
 
FROM: Kelly Diekmann, Planning & Housing Director  
 
DATE: August 8, 2023 
 
SUBJECT: Property Owner interest for rezoning of 102 & 116 North Hyland Avenue from Residential 

High-Density (RH) to Highway Oriented Commercial (HOC)  
 
Background: 
 
City Council referred a request on July 11th from Eric & Shelly Mathre, the owners of 102 and 116 North 
Hyland Avenue and the Campus Garage, to consider rezoning to allow for lot consolidation and 
improvements related to their existing business. The properties are both zoned RH, and the existing auto 
repair facility is a nonconforming use and has nonconforming site improvements as well. The two sites 
have been zoned RH since 2000. The property at 102 North Hyland is at the corner of Lincon Way has 
the auto repair business. The property at 116 North Hyland is vacant.  
 
The owner would like to provide additional parking for their business north of the existing building on 
what is currently a separate lot. The owner recently placed rock across most of the parcel at 116 North 
Hyland for vehicle storage, however this is not an allowed use within RH zoning nor is a rock parking lot 
an allowable improvement.   
 
In response to a complaint, the City contacted the owner this past spring regarding the placement of rock 
on 116 North Hyland and illegal parking on the rock area. The owner has restricted the parking of vehicles 
on the rocked area while working with the City on zoning options to potentially facilitate his desired use 
of the property. Ultimately, the rock will need to be removed from 116 North Hyland Avenue if a 
commercial rezoning and site development plan are not approved for paving and landscaping of the 
116 North Hyland. 
 
Through discussions with the property owner, they have indicated that they would like to seek a way to 
improve the site and comply with the zoning site standards of the Ames Municipal Code. Staff has talked 
though some zoning options that appear to provide some possibility of compliance with the owner’s plans. 
Staff has made the owner aware these are not guaranteed solutions due to policy issues of a nonconforming 
use and planned long term redevelopment for the general area. The owner would like to construct paved 
parking for their business at 116 North Hyland Avenue as he wants to continue use of the auto 
repair business and not redevelop. 
 



Currently, the underlying land use at 102 & 116 Hyland Avenue in the Ames 2040 Comprehensive Plan 
is Urban Corridor. Urban Corridor (UC) is a new land use designation created at the time of adoption of 
Plan 2040. (See Attachment A -Map) For the most part, the UC designation is focused on intensifying use 
in relation to a multi-modal corridor, including housing and mixed use. Other interests are also described 
for enhancements to the area. (See Attachment B- Plan Excerpt.) As a new designation, it does not have a 
readily identifiable implementing zoning district.   The O-LMU is an implementing overlay district within 
the Urban Corridor designation that addresses allowances for adding housing to sites with commercial 
uses and some design attributes oriented towards Lincoln Way. These two properties are also located 
within the Lincoln Way Corridor Plan study area. The Corridor Plan identified them as an opportunity site 
for mixed use redevelopment, which is in line with the Urban Corridor Designation.  
 
Options: 
 
The current use does not fit the expected vision for the area due to its older site layout and type of 
automobile oriented use.  Although the use provides services to the general area and broader community, 
it is considered a low intensity use compared to opportunities for infill development along Lincoln Way 
These are reasons for the current UC land use designation and the older RH zoning for the site. This is 
also why applying HOC zoning to this site has questionable consistency with Ames Plan 2040.  
 
The owner indicated they want to continue their businesses for the foreseeable future and potentially invest 
in site improvements.  Staff has prepared options that City Council and the property owner could consider 
for minor changes to significant changes to the site based upon what type of zoning applies to the site.  
 
Option 1- Determine that rezoning the properties to Highway Oriented Commercial (HOC) is a 
corresponding zoning district for the Urban Corridor  
 
To directly allow for the property owner’s request, City Council would need to interpret Ames Plan 
2040 regarding an appropriate corresponding zoning district to the Urban Corridor designation. 
The Urban Corridor Designation does not have a direct base implementing zoning district. The only 
implementing designation described current within Plan 2040 is the Lincoln Way Mixed Use (O-LMU) 
overlay.  HOC zoning is compatible with O-LMU.  
 
HOC allows for the Vehicle Service facility use that currently exists and would remove the 
nonconforming use status for the site.  The property owner could make improvements considered 
with parking and landscaping requirements. He has not indicated there would be any increase in 
building size or number of service bays.  Staff believes a Master Plan would be required as part of 
a rezoning to HOC to govern any future site plan layout for parking, circulation and landscaping.  
 
It should be noted that interpreting that HOC is an implementing zoning district in the Urban 
Corridor land use designation, does not necessarily reflect the vision of a future mixed-use character 
contemplated in the Ames Plan 2040 for this area. 
 
Support for an actual rezoning application would still need to be reviewed for consistency with the goals 
of UC and the Lincoln Way Corridor Plan. The Lincoln Way Corridor Plan does state that existing sites 
should be recognized and maintained until removed. The rezoning Master Plan could include conditions 
to improve the Lincoln Way frontage along with other site improvements to have additional parking and 
storage areas. 
 



 
 
Option 2-Determine an Ames Plan 2040 Land Use amendment to Community Commercial is 
required along with the HOC rezoning request  
 
HOC is a direct implementing zone of the Community Commercial (Com CR) land use designation. If 
City Council believes changing the land use designation at this location from Urban Corridor to 
Community Commercial it would be appropriate, given the request from the property owner and the 
existing conditions at this location, for a land use amendment followed by a rezone to HOC. With this 
process, staff would require a Master Plan to address the same issues identified with Option 1. 
 
Here again,  changing the land use designation to Community Commercial does not necessarily 
reflect the vision of a future mixed-use character contemplated in the Ames Plan 2040 for this area. 
 
Option 3- Property Owner Expansion of Non-Conforming Use (No Council Action) 
 
As staff has further reviewed the nonconforming conditions and the owners request, we discovered 
that a partial expansion could be approved under the current RH zoning designation. The Zoning 
Ordinance has non-conforming use expansion allowances that can be approved with a Special Use Permit 
reviewed by the Zoning Board of adjustment, subject to no intensification of use of the auto repair facility 
(measured by service bays) and the expansion conforms to all zoning standards.   In this case front yard 
parking is not allowed in RH, so paving would be restricted to the back half of 116 H Hyland.  This 
would allow some additional storage area.   Staff has discussed this option with the owner to make them 
aware. 
 
Option 4- Rezone to Neighborhood Commercial with expansion of a Non-Conforming Use (No-
Action by City Council) 
 
Staff believes current Neighborhood Commercial (NC) zoning district would fit the intent of the UC 
designation as an implementing zoning district with mix of housing and commercial use allowances.  
However, auto repair is not a permitted use in the zoning district. Rezoning the site to NC would be very 
similar to Option 3 for expansion of a non-conforming use, but it would allow for more paving on 
116 N Hyland Avenue than under RH zoning since there is not a front yard parking prohibition.  
The main vehicle service facility use would remain nonconforming, but additional site improvements 
could occur via Special Use Permit.  Other features of the site would still be nonconforming as they are 
in RH, such as parking in front of the building along Lincoln Way. 
 
This would maintain the Vehicle Services Facility use a nonconforming use but shift the property to a 
commercial zoning designation that does not require a land use amendment as NC is a compatible use 
with existing commercial and residential land uses across the City. NC zoning also allows for mixed use 
development which remains in line with the vision of the Urban Corridor. The parking along Lincoln Way 
and Hyland would still be nonconforming between the front facades of the building and the street but a 
future parking lot expansion to the north would not be between a front façade and the building otherwise.   
 
The property owner could directly apply for NC rezoning, no action by City Council would be needed to 
amend Ames Plan 2040.  A Master Plan may still be required with the NC rezoning and improving the 
frontage along Lincoln Way could be required in conjunction with adding parking and storage to the 116 
N Hyland site.   



 
Staff Comments 
 
Although the genesis of this request was a code enforcement action, the interests of the small 
business operator brings an implementation question of Ames Plan 2040 to the City Council as a 
policy issue.   Overall, the intent for long term redevelopment of the site is clear within the UC 
designation and Lincoln Way Corridor Plan to intensify with mixed use.   The site has been zoned for 
redevelopment for 20+ years, but the owner desires to continue to and can continue to operate his business.  
 
Option 1 and Option 2 require direction from City Council for the property owner to proceed and fully 
utilize his site for commercial purposes as he desires.   Without City Council direction regarding the UC 
land use designation, the owner could proceed under Option 3 or Option 4 and have some limited 
opportunities for improvements to the site.   
 
Regardless of which option is pursued, Staff would likely expect that the owner to improve the parking 
separation and landscape area Lincoln Way as a result of any improvements to the site. These types of 
improvements are consistent with goals of the UC designation and Corridor Plan to improve the aesthetics 
and user experience of pedestrians in this area.   in exchange for relocating parking to the north.  
 
If the City Council finds it appropriate to determine HOC is an appropriate zoning designation, 
staff would recommend that the land use designation be changed to Community Commercial  which 
has HOC as an implementing zoning district (Option 2). This option maintains the mixed-use nature 
of the Urban Corridor designation as only being implemented through a zoning district that allows 
mixed used, which HOC does not.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 
 
 
 
 
 
 
 
 
 
 

Attachment A- Location Map & Land Use Designation 
 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Attachment B- Urban Corridor Designation Comp Plan Excerpt 



 

 
 
 
 
 
 
 
 
 
 
 
 

Attachment C- Owners Request 
 



 


