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COUNCIL ACTION FORM 
 
SUBJECT: ZONING ORDINANCE TEXT AMENDMENT PERTAINING TO SPORTS 

PRACTICE FACILITIES 
 
BACKGROUND:   
 
Jensen Development Corporation, Ltd. is currently constructing a practice facility at 1010 
Dickinson Avenue for the Iowa State University basketball teams.  A minor site 
development plan was approved on October 20, 2008.   
 
The approved site plan meets all requirements, including parking.  To determine parking 
needs, the use was defined as a “recreation facility and health club.”  The required parking 
of 173 parking spaces was calculated at 5 spaces per 1,000 square feet for the 28,965 
gross square footage of the recreational facility (145 spaces) and 1 space per 300 square 
feet for the 8,443 square feet of upper level office space (28 spaces).  The approved site 
plan indicates that 174 parking spaces will be provided. 
 
The developer of the site has indicated that he would like to further subdivide the parcel to 
retain land for additional private development after ownership of the basketball facility is 
transferred to ISU.  The large amount of parking required for the ISU facility makes this 
difficult to do.  ISU has indicated that the proposed use of the facility as office space and 
“sports practice facility” would need no more than 59 parking spaces.  The difficulty is that 
the City zoning ordinance does not define nor provide parking requirements for such a use. 
 
Planning staff discussed several alternatives with the owner and his representatives.  The 
owner requested that the City Council refer a possible solution to the staff for consideration. 
 The owner then submitted language which City staff reviewed.  Staff presented a modified 
version to the Planning and Zoning Commission that simplified the calculation of parking.  
This modified version received the recommendation of the Commission and the approval of 
the owner and his representative.  The recommended language tightens the definition, 
simplifies the application of the parking requirement, and brings the parking standard more 
in line with other allowed uses. 
 
The proposal is to adopt a definition of “sports practice facility” as follows: 
 

“A facility dedicated solely to the training and development of sports teams. 
Uses shall not include the playing of scheduled games, matches, 
championships, or tournaments. The facility may have limited observation 
seating for family and associates of the players who wish to watch the 
practice, but it is not open to the public; nor is the facility used for other 
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assembly-type uses when not otherwise used for sports practice. The facility 
may also include ancillary offices.” 

 
The proposal also includes a parking requirement of 2.0 spaces per 1,000 square feet of 
gross floor area for a sports practice facility.  In this instance, the total square footage of 
the facility (37,408 square feet) would require 74 parking spaces.  
 
Any new use that is defined in the zoning ordinance also needs to be placed in an 
appropriate use category so that its use can be assigned to specific zoning districts.  Staff 
believes it is appropriate to consider this unique facility as a Miscellaneous Use (see Table 
29.501(4)-7).  This allows the City Council to be more selective of the zones in which this 
use would be allowed.  For example, if a sports practice facility were to be considered as an 
Entertainment, Restaurant and Recreational Trade (a subcategory of Trade Use Categories 
in Table 29.501(4)-3), it would be allowed in any commercial zone—from NC Neighborhood 
Commercial to HOC Highway Oriented Commercial.  As a Miscellaneous Use, staff 
would recommend its allowance in the CCN Community Commercial Node and HOC 
Highway-Oriented Commercial districts.  If requested in other zoning districts at some 
future date, the City could evaluate the impacts of its inclusion at that time and consider 
allowing it as a permitted or special use. 
 
During site plan review and discussion of the parking demands of a sports practice facility, 
staff sought information from many other jurisdictions (both in-state and out of state) about 
how parking needs are addressed.  No other jurisdiction that staff contacted has addressed 
this uniquely defined use or differentiated its parking requirements from a broader 
recreational facility or health club.  The City would therefore be establishing its own 
precedent. 
 
The proposed text changes would have limited impact.  At this time, there is just the one 
facility that would be impacted in Ames – the proposed ISU practice facility.  A previous 
development, the Ames Attack building at 2224 South Duff Avenue, may also have 
qualified if this definition were in place at that time. 
 
A further impact that should be considered is the unique character of such a structure and 
the reuse possibilities if the structure were to become vacant.  Since the proposed parking 
requirements are less that one half that of a public recreational facility (5.0 spaces per 
1,000 gross square feet), retail sales and service (5.0 spaces), or general office (4.0 
spaces), it could be difficult to convert such a facility to a use with a higher parking demand. 
 Of course, this issue would arise for other changes of uses from one of lesser parking 
demand to one of higher parking demand.  An example could be a furniture store (2 spaces 
per 1,000 gross square feet) being converted to a grocery store (6.7 spaces per 1,000 
square feet).  A change of use for any facility requires an evaluation of the existing site plan 
and consideration of the parking needs.  If parking is deficient, there usually are options, 
such as constructing more parking on-site or seeking joint or remote parking on nearby 
sites.  In the instance of this basketball facility, there likely would not be space available for 
additional parking on-site. 
 

 2



The proposed parking requirement of 2.0 spaces per 1,000 square feet results in 74 
spaces.  The requirement is applied to the entire 37,408 square feet of the facility.  This 
number of spaces can likely be met with a revised site development plan of the ISU facility. 
 
The potential risks are that most other uses allowed in the CCN district require more 
parking per square foot than the ratio proposed for the sports practice facility, and that 
there is no assurance that remote or joint parking would be available to serve the site 
should the need arise. 
 
Staff anticipates four separate changes to the Ames Municipal Code. The first is to add the 
definition of “sports practice facility” to Section 29.201 Definitions. The second is to add the 
parking requirements to Table 29.406(2) Minimum Off-Street Parking Requirements. The 
third is to add “sports practice facility” to Table 23.501(4)-7 Miscellaneous Use Categories. 
The fourth is to add “sports practice facilities” to the Zone Use tables for CCN (Table 
29.802(2)) and HOC (Table 29.804(3)). 
 
If the City Council would rather consider “sports practice facility” to be an Entertainment, 
Restaurant and Recreational Trade use and to allow such a use in all commercial districts, 
the third step instead would be to add the use to Table 29.501 (4)-3 Trade Use Categories. 
No fourth step would then be needed. 
 
The O-GSW Southwest Gateway Overlay District allows uses to reduce their parking needs 
by 15 percent through “collective parking” (see Section 29.1112(5)). If there are different 
uses or buildings on the same lot or on separate lots, the required parking may be reduced 
to 85 percent of the sum of the various uses. Staff believes that because of the 
uncertainties involved in the anticipated parking demands of this unique structure, such a 
reduction, if applied to this use, would reduce the margin of error to an unacceptable level. 
Staff recommends exempting “sports practice facilities” from the provisions of this collective 
parking provision. 
 
At its meeting of May 20, 2009, with a vote of 5-0, the Planning and Zoning Commission 
recommended approval of the text amendment pertaining to sport practice facilities. The 
applicant’s attorney spoke in favor of the modifications recommended by staff.   Therefore, 
this is the modified version being brought forward for Council consideration. 
 
ALTERNATIVES: 
 
1. The City Council can adopt the recommended definition of “sports practice facility,” the 

parking requirement of 2.0 spaces per 1,000 square feet of gross floor area, its use as a 
Miscellaneous Use, its inclusion in the Use Tables for CCN and HOC, and its exemption 
from the collective parking provisions. 

 
2. The City Council can adopt the recommended definition of sports practice facility, the 

parking requirement of 2.0 spaces per 1,000 square feet of gross floor area, its use as 
an Entertainment, Restaurant and Recreational Trade Use, and its exemption from the 
collective parking provisions. 
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3. The City Council can refer this back to staff for additional analysis. 
 
4. The City Council can retain the current language regarding parking requirements for the 

proposed use. 
 
MANAGER’S RECOMMENDED ACTION: 
 
These proposed amendments are narrowly tailored to address the parking requirements of 
the proposed basketball facility.  Staff does not anticipate that another sports practice 
facility would be built anytime soon.  The only question that concerns staff is the parking 
availability if the structure underwent a change of use.  As mentioned above, however, 
there are other options that could be pursued at that time (albeit with some uncertainty). 
 
Because of the very limited applicability of the amendments and their seeming ability to 
solve the anticipated parking needs of this unique use, it is the recommendation of the City 
Manager that the City Council act in accordance with Alternative 1 above. 
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 Memo 
 Department of Planning & Housing 
 

Caring People 
Quality Programs 
Exceptional Service 

 
 

 
 
 
TO:  Honorable Mayor and City Council Members 
 
FROM: Charlie Kuester, Planner 
 
DATE: June 4, 2009 
 
SUBJECT: Zoning Ordinance Text Amendments 
 
The City Council agenda for June 9 includes a request by staff to consider text amendments to 
create parking requirements for a sports practice facility.  Jenson Development is building this 
project on South Dakota Avenue for eventual delivery to Iowa State University.  The applicant’s 
letter making this request is attached.  
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ORDINANCE NO.                

AN ORDINANCE TO AMEND THE MUNICIPAL CODE OF THE CITY OF

AMES, IOWA, BY ADOPTING TEXT AMENDMENTS TO SECTION

29.201 (211) AND SECTION 29.1112(5)(C) AND REPEALING TABLES

29.406(2),  29.501(4)-7,  29.802(2) AND  29.804(2). ENACTING NEW

TABLES 29.406(2), 29.501(4)-7, 29.802(2), AND 29.804(2) THEREOF, FOR

THE PURPOSE OF DEFINING AND REGULATING SPORTS PRACTICE

FACILITIES ;  REPEALING ANY AND ALL ORDINANCES OR PARTS

OF ORDINANCES IN CONFLICT TO THE EXTENT OF SUCH

CONFLICT; AND ESTABLISHING AN EFFECTIVE DATE.

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

Section One.  The Municipal Code of the City of Ames, Iowa shall be and the same is hereby amended by

adding to current Section 29.201 a provision defining Sports Practice Facility Section 29.201(212) as follows:

Sec. 29.201.  DEFINITIONS.

(212) Sports Practice Facility means a facility dedicated solely to the training and development of sports

teams. Uses shall not include the playing of scheduled games, matches, championships, or tournaments.  The facility may

have limited observation seating for family and associates of the players who wish to watch the practice, but it is not

open to the public; nor is the facility used for other assembly-type uses when not otherwise used for sports practice. The

facility may also include ancillary offices. 

Section Two.  The Municipal Code is amended by repealing Table 29.406(2) and enacting a new Table

29.406(2) as follows:

Sec. 29.406.  OFF-STREET PARKING

Table 29.406(2)

Minimum Off-Street Parking Requirements

PRINCIPAL LAND USE ALL ZONES EXCEPT

DOWNTOWN AND CAMPUS

TOWN SERVICE CENTER

ZONES

DOWNTOWN AND

CAMPUS TOWN

SERVICE CENTER

ZONES

RESIDENTIAL DWELLINGS

One and Two-Family and Single Family

Attached (including Manufactured Homes

outside RLP District)

2 spaces/Residential Unit (RU) 1 space/RU

Apartment Dwellings 1.5 space/RU; for one-bedroom units

1 space/bedroom for units of 2

bedrooms or more

1.25 space/bedroom for units of 2

bedrooms or more in University

Impacted (O-UIE and OUIW)

1 space/RU

Dwelling House 1 space per bedroom N/A



Family Home 2 spaces plus 1 space/2 full time staff

members of the largest shift

Group Living

Nursing and convalescent homes

College and University housing,

fraternities and sororities

1 space/2 beds, plus 1 space/2 staff

members of the largest shift

1 space/bed

Mobile Home and Manufactured Home in

Manufactured/Mobile Home Parks

2 spaces/Manufactured/Mobile Home

Space plus 1 space for guest parking/4

Manufactured/Mobile Home Spaces

Short-Term Lodging

Hotel/Motel, including ancillary uses

Boarding houses, rooming houses, and

lodging houses

1 space/guest room; plus 6

spaces/1,000 sf of ballroom, meeting,

bar and restaurant areas; plus 1 space/2

employees of the largest shift

1 space/bed

1 space/guest room, plus

5 spaces/1,000 sf of

ballroom, meeting, bar

and restaurant areas;

plus 1 space/2

employees of the largest

shift

0.5 space/bed

OFFICE

Medical/Dental office 1 space/143 sf where there is no

agreement for shared parking; 1

space/200 sf where there is an

agreement for shared parking or for

medical facilities that exceed 50,000 sf

Other office Ground level: 1 space/250 sf; other

than ground level: 1 space/300 sf

TRADE AND WHOLESALE

Retail Sales and Services-General Ground level: 1 space 200 sf; other

than ground level: 1 space/250 sf

Wholesale Trade 1 space/500 sf

 Printing 1 space/200 sf of retail area; plus 1

space/2 employees on largest shift;

plus 1 space/company vehicle

Fuel Sale/Convenience Stores 1 space/200 sf; spaces at fuel pump

islands may be counted towards this

requirement

Retail Sales and Services-General Ground level: 1 space/200 sf; 

other than ground level: 1 space/250

sf; and all levels in CVCN zone: 1

space/300 sf



Retail and Shopping Centers, exclusive of

Grocery Stores and Offices Uses, 50,000 -

99,999 sq. ft.

4.5 spaces/1,000 sf; except that in

CVCN zone, 1 space /300 sf4.50

spaces/1,000 sf

Retail and Shopping Centers, exclusive of

Grocery Stores and Office Uses, 100,000 -

199,999 sq. ft. 

4.25 spaces/1,000 sf, except that in

CVCN zone, 1 space /300 sf.

Major retail and Shopping Centers,

exclusive of Grocery Stores and Office

Uses

4.00 spaces/1,000 sf, except that in

CVCN zone, 1 space /300 sf

Grocery Stores 1 space/150 sf, except that in CVCN

zone, 1 space/300 sf.

Display store (furniture, appliances,

carpets, etc.)

 1 space/500 sf

Financial institution (freestanding or as

ground level service area)

Ground level: 1 space/250 sf; other

than ground level: 1 space/300 sf

Entertainment and Recreation Trade 14 spaces/1,000 sf

Sit-Down Restaurant 9 spaces/1,000 sf

Fast food restaurant 12 spaces/1,000 sf in dining or waiting

area, or 1 space/2 employees if no

seating

Recreation facility, health club 5 spaces/1,000 sf

Enclosed tennis, handball, racquetball or

squash courts

4 spaces/court plus 1 space/200 sf for

rest of building

Bowling Alley 5 spaces/lane. Bar, restaurant and other

uses shall provide parking according to

the requirement for that use

INSTITUTIONAL AND

MISCELLANEOUS USES

Auditoriums, theaters, stadiums and arenas Greater of 1 space/5 seats or 10

spaces/1,000 sf, with a minimum of 20

spaces

Greater of 1 space/4

seats or 10 spaces/1,000

sf, with a minimum of 20

spaces

Places of Worship When seating is provided in main

auditorium: 1 space/4 seats, exclusive

of Sunday School and other special

areas.  When seating is not provided in

main auditorium: 1 space/60 sf of

worship area

Private clubs, fraternal organizations,

libraries, museums and community

buildings

1 space/200 sf

Funeral Home/Mortuary 1 space/50 sf in slumber rooms,

parlors and funeral service rooms

Vehicle Service Facilities

     Fuel Sales Only

     Service/Repair Facilities

3 spaces plus 1/employee

3 spaces plus 2 spaces/service bay

Car Wash 2 spaces plus 5 stacking

spaces/washing bay

Motor vehicle sales and service 2 spaces plus 1 space/500 sf over

1,000 sf in the showroom, plus 2

spaces/service bay



Heliport or helicopter landing area Greater of 1 space/employee or 2

spaces/1,000 sf of patron area, but not

less than 10 spaces

Hospital/medical center 1 space/2 beds plus 1 space/2 staff

members of the largest shift

Schools primarily serving children younger

than age 16

Greater of 2 spaces/classroom or 1

space/4 seats in auditorium

High schools and universities Greater of 1 space/2 students; or 10

spaces/classroom; or 1 space/4 seats in

auditorium

4 spaces/classroom

Sports Practice Facility 2 spaces/1,000 sq ft of gross floor area 2 spaces/1,000 sq ft of

gross floor area

INDUSTRIAL

Industrial Service, Manufacturing and

Production, Resource Production and

Extraction

1 space/500 sf plus 1/space/company

vehicle

Warehouse One (1) parking space per 5,000 sq.ft.

MIXED-USE DEVELOPMENT Mixed-use development parking shall

be determined as the sum of parking

requirements of the individual use

components

(Ord. No. 3587, 9-12-00, Ord. No. 3643, 1-8-02, Ord. No. 3666, 6-11-02, Ord. No. 3720, 7-22-03, Ord. No. 3739,

10-14-03; Ord. No. 3866, 12-20-05; Ord. No. 3872, 03-07-06; Ord. No. 3967, 9-9-08)

Section Three. The Municipal Code of the City of Ames, Iowa shall be and the same is hereby amended by

adding to current Section Table 29.501(4)-7 a provision defining Sports Practice Facilities as follows:

Sec. 29.501.  CLASSIFICATION OF USES.

Table 29.501(4)-7

MISCELLANEOUS USE CATEGORIES

Sports Practice Facilities

Definition. An indoor facility dedicated solely to the training and development of sports teams. Uses shall not

include the playing of scheduled games, matches, championships, or tournaments. The facility may have limited

observation seating for family and associates of the players who wish to watch the practice, but it is not open

to the public; nor is the facility used for other assembly-type uses when not otherwise used for sports practice.

The facility may also include ancillary offices.

Section Four. The Municipal Code is amended by repealing Table 29.802(2) and enacting a new Table

29.802(2) as follows:

Sec. 29.802.  “CCN” COMMUNITY COMMERCIAL NODE.

Table 29.802(2)

Community Commercial Node (CCN) Zone Uses

USE CATEGORY STATUS APPROVAL
REQUIRED

APPROVAL
AUTHORITY

RESIDENTIAL USES

Group Living N -- --

Household Living N -- --



USE CATEGORY STATUS APPROVAL
REQUIRED

APPROVAL
AUTHORITY

Short-term Lodgings Y SDP Minor Staff

OFFICE USES Y SDP Minor Staff

TRADE USES

Retail Sales and Services - General Y SDP Minor Staff

Retail Trade - Automotive, etc. N -- --

Entertainment, Restaurant and Recreation Trade Y SDP Minor Staff

Wholesale Trade N -- --

INDUSTRIAL USES

Industrial Service N -- --

INSTITUTIONAL USES

Colleges and Universities N -- --

Community Facilities Y SDP Minor Staff

Social Service Providers Y SDP Minor Staff

Medical Centers N -- --

Parks and Open Areas N -- --

Religious Institutions Y SP ZBA

Schools N -- --

TRANSPORTATION, COMMUNICATIONS AND
UTILITY USES

Passenger Terminals Y SDP Minor Staff

Basic Utilities Y SDP Major City Council 

Commercial Parking Y SDP Minor Staff

Radio and TV Broadcast Facilities Y SP ZBA

Personal Wireless Communication Facilities Y SP ZBA

Rail Line and Utility Corridors N -- --

Railroad Yards N -- --

MISCELLANEOUS USES

Commercial Outdoor Recreation Y SDP Minor Staff

Child Day Care Facilities Y SDP Minor Staff

Detention Facilities Y SP ZBA

Major Event Entertainment N -- --

Vehicle Service Facilities Y SDP Minor Staff

Sports Practice Facility Y SDP Minor Staff

Y = Yes:  permitted as indicated by required approval.
N = No:  prohibited
SP = Special Use Permit required:  See Section 29.1503
SDP Minor = Site Development Plan Minor:   See Section 29.1502(3)
SDP Major = Site Development Plan Major:  See Section 29.1502(4)
ZBA = Zoning  Board of Adjustment

Section Five. The Municipal Code is amended by repealing Table 29.804(2) and enacting a

new Table 29.804(2) as follows:

Sec. 29.804.  "HOC"  HIGHWAY-ORIENTED COMMERCIAL.

Table 29.804(2)

Highway-Oriented Commercial (HOC) Zone Uses

USE CATEGORY STATUS
APPROVAL
REQUIRED

APPROVAL
AUTHORITY

RESIDENTIAL USES SP ZBA

Group Living N, except Transitional
Living Facility

-- --

Household Living N, except mini-storage
warehouse facility (see
Sec. 29.1308)

SP ZBA

Short-term Lodgings Y SDP Minor Staff



USE CATEGORY STATUS
APPROVAL
REQUIRED

APPROVAL
AUTHORITY

OFFICE USES Y SDP Minor Staff

TRADE USES

Retail Sales and Services - General
(including printing, publishing, commercial
art and reproduction)

Y SDP Minor Staff

Retail Trade - Automotive, etc. Y SDP Minor Staff

Entertainment, Restaurant and Recreation
Trade

Y SDP Minor Staff

Wholesale Trade Y SDP Minor Staff

INDUSTRIAL USES

Industrial Service N, except mini-storage
warehouse facility (see
Sec. 29.1308(8)(a)(v))

SP ZBA

INSTITUTIONAL USES

Colleges and Universities Y SP ZBA

Community Facilities Y SDP Minor Staff

Social Service Providers Y SP ZBA

Medical Centers Y SP ZBA

Parks and Open Space Y SP ZBA

Religious Institutions Y SP ZBA

Schools N -- --

Funeral Facilities Y SP ZBA

TRANSPORTATION,
COMMUNICATIONS AND UTILITY
USES

Passenger Terminals Y SDP Minor Staff

Basic Utilities Y SDP Major City Council

Commercial Parking Y SDP Minor Staff

Radio and TV Broadcast Facilities Y SDP Minor Staff

Personal Wireless Communication
Facilities

Y SP ZBA

Rail Line and Utility Corridors Y SP ZBA

Railroad Yards N -- --

MISCELLANEOUS USES

Commercial Outdoor Recreation Y SDP Minor Staff

Child Day Care Facilities Y SDP Minor Staff

Detention Facilities Y SDP Minor Staff

Major Event Entertainment Y SDP Minor Staff

Vehicle Service Facilities Y SDP Minor Staff

Adult Entertainment Business Y SDP Minor Staff

Sports Practice Facility Y SDP Minor Staff

Y = Yes:  permitted as indicated by required approval.
N = No:  prohibited
SP = Special Use Permit required:  See Section 29.1503
SDP Minor = Site Development Plan Minor:  See Section 29.1502(3)
SDP Major =  Site Development Plan Major:  See Section 29.1502(4)
ZBA = Zoning Board of Adjustment

          (Ord. No. 3591, 10-10-00; Ord. No. 3610, 4-10-01; Ord. No. 3794, 08-24-04; Ord. No. 3922, 06-12-07)

Section Six. The Municipal Code of the City of Ames, Iowa shall be and the same is hereby amended

by  adding to current Section 29.112(5)(c) a provision defining Sports Practice Facility as follows:

Sec. 29.1112 “O-GSW” SOUTHWEST GATEWAY OVERLAY DISTRICT

(5) Collective Parking. The total minimum number off-street parking spaces required for a

variety of different uses may be reduced to eighty-five (85) percent of the sum of the required off-street parking

spaces for each use computed separately, under the following conditions: 



(c)  Sports practice facilities are not eligible for the collective parking provisions described

above.”

Section Seven..  All ordinances, or parts of ordinances, in conflict herewith are hereby repealed to the

extent of such conflict, if any.

Section Eight. This ordinance shall be in full force and effect from and after its passage and publication

as required by law.

Passed this                     day of                                                        ,               .

                                                                                                                           

______________________________________ _______________________________________    

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