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            ITEM #          24         
 DATE: 01-24-12  

 
COUNCIL ACTION FORM 

 
SUBJECT: OFF-STREET PARKING REQUIREMENT FOR INDEPENDENT SENIOR 

LIVING FACILITIES 
 
BACKGROUND:  
 
On December 20, 2011, the City Council referred to staff a letter from Silverstone 
Partners, Inc., dated December 15, 2011 (see Attachment B), requesting a zoning text 
amendment to reduce the number of parking spaces required for a senior housing 
development. Silverstone Partners, Inc. is a real estate development firm based in 
Middleton, Wisconsin, that specializes in “Section 42” senior independent living 
apartments in the Midwest. 
 
On January 11, 2012, Silverstone Partners, Inc. submitted a formal application (see 
Attachment C) requesting a zoning text amendment to allow a reduced parking standard 
for residential units in an Independent Senior Living Facility. The requested zoning 
text amendment is to establish a requirement of one parking space per unit for 
apartment dwellings that are deed restricted to persons aged 62 and older, 
provided that spouses/partners aged less than 62 shall also be allowed.  
 
The applicant is interested in constructing a 42-unit senior Iowa Finance Authority 
project on land zoned as F-PRD (Planned Residence District) at 601 South 16th Street, 
also known as the proposed Aspen Ridge Second Addition, Outlot C (see Attachment 
A). The proposed use is a “permitted principle use” in the F-PRD zoning district. The 
applicant states that “Based on their experience, they are extremely confident 
that a 1:1 parking ratio for apartments restricted to those that are 62 years old, or 
older, is very adequate. Many new residents, but not all, have a car when they 
move in, but they commonly give up their car after a few years opting for shared 
transit with other tenants, family members or transportation arranged by the 
apartment manager.”  To the best of the applicant’s knowledge, their other Senior 
Living Facilities do not have any tenants that own two cars. The City Council should 
be aware that the proposed zoning text amendment would apply to all zoning 
districts that allow Apartment Dwellings.  
 
Approval of this request would require that the minimum off-street parking requirements 
in Table 29.406(2) of the Municipal Code be changed to allow a separate parking 
standard for “Independent Senior Living Facilities.” The applicant has confirmed in 
conversations with City staff that the facility proposed on the site at 601 South 16th 
Street meets the definition of an Independent Senior Living Facility. 
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“Independent Senior Living Facility” is defined in Section 29.201(92A) of the Municipal 
Code as follows: 
 

“Independent Senior Living Facility means an apartment dwelling featuring a 
central lobby, common dining area, and recreational rooms exclusively for the 
tenants.  Domiciliary care services exclusively for the tenants may also be provided.  
Accessory support uses exclusively for tenants, such as pharmacies, banking 
services, barbers/beauticians, etc. may be included.  The occupancy of an 
independent senior living facility shall be limited to: 
 
(a) Persons of the age of 55 or greater; or 
(b) ‘Handicapped’ but not including those persons currently illegally using or 

addicted to a ‘controlled substance’ as defined in the Controlled Substances Act 
21 U.S.C. Section 802(6).” 

 
The current minimum number of off-street parking spaces required for residential 
units in an Independent Senior Living Facility is the same as that required for 
“Apartment Dwellings.”  The requirement is 1.5 spaces for each “one-bedroom 
residential unit”, and 1 space per bedroom for units of two bedrooms, or more (as 
shown below in the section of Table 29.406 that applies to parking for “Apartment 
Dwellings.”)   
 

Current Parking Requirements for Apartment Buildings: 
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   
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 O-UIW) 

1 space/RU 

 
The zoning text amendment drafted by staff to address the applicant’s request reduces 
the number of parking spaces required for Independent Senior Living Facilities, and 
reads as follows: 
 

“1 space/residential unit for an Independent Senior Living Facility.” 
 

This off-street parking requirement for an Independent Senior Living Facility will meet 
the applicant’s needs without restricting occupancy to “persons age 62 and older”, as 
proposed by the applicant, since the definition of Independent Senior Living Facility 
already restricts occupancy to persons age 55, or older. 
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Adoption of the new parking standard would require that Table 29.406(2) of the 
Municipal Code be amended to include the new text, shown below in “bold italics”. 
 

Proposed Parking Requirements for Independent Senior Living Facilities: 
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   
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 O-UIW) 
 
1 space/residential unit for an 
Independent Senior Living 
Facility 

1 space/RU 

 
The Land Use Policy Plan (LUPP) Goals and Objectives most relevant to the requested 
text amendment include: (See Attachment D for complete text of the Goals and 
Objectives.) 
 

o Goal  #1 and Objective 1A – planning and managing growth; 
 
o Goal #2 and Objectives 2A an 2B – providing sufficient land suitable for 

development; 
 

o Goal #5 and Objective 5C – establishing a cost-effective and efficient growth 
pattern in emerging and infill areas where there is existing public infrastructure 
and where capacity permits; and, 

 
o Goal #6 and Objective 6 and Objective 6A – increase the supply of housing and 

to provide a wider range of housing choices. 
 
The proposal to reduce the minimum number of required off-street parking spaces 
required for independent senior living facilities is consistent with the LUPP goals and 
objectives described above. 
 
Recommendation of the Planning & Zoning Commission. At its meeting of January 
18, 2012, with a vote of 4 - 0 and 1 abstention, the Planning and Zoning Commission 
recommended approval of the zoning text amendment to Table 29.406(2) to add a 
minimum off-street parking requirement for Independent Senior Living Facilities of 1 
space per residential unit. No one from the audience spoke for or against the proposed 
text amendment. 
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ALTERNATIVES:  
 
1. The City Council can approve the zoning text amendment to Table 29.406(2) to add 

a minimum off-street parking requirement for Independent Senior Living Facilities of 
1 space per residential unit. 

 
2. The City Council can approve the zoning text amendment to Table 29.406(2) to add 

a minimum off-street parking requirement for Independent Senior Living Facilities of 
1 space per residential unit, with modifications. 

 
3. The City Council can decide not to approve the proposed text amendment. 
 
4. The City Council can refer this issue back to staff for further information. 
 
MANAGER’S RECOMMENDED ACTION: 
 
The proposed zoning text amendment to reduce the minimum number of parking 
spaces required for Independent Senior Living Facilities is a reasonable change to the 
current parking requirements given the experience cited by the applicant in reference to 
the need for parking spaces by the residents of several other housing developments the 
applicant has developed. The proposed change in minimum parking requirements is 
also supported by the Land Use Policy Plan in that the change would contribute to the 
feasibility of development projects, which increase the supply of housing and provide a 
wider range of housing choices in the community. 
 
Therefore, the City Manager recommends that the City Council act in accordance with 
Alternative #1, which is approval of the zoning text amendment to Table 29.406(2) to 
add a minimum off-street parking requirement for Independent Senior Living Facilities of 
1 space per residential unit.   
 
For the developer to meet their February 3, 2012, deadline for submittal of their 
application for tax credits through the Iowa Finance Authority (IFA), it would be 
necessary for the City Council to expedite the approval process for the proposed 
text amendment.  There are two means available by which the City Council may 
facilitate their request.  One option would be for the City Council to suspend the 
rules and waive the second and third readings of the ordinance.  This would allow 
the City Council to approve the ordinance at the January 24 meeting.  The other 
option would be to conduct two special meetings for the second and third 
readings of the ordinance.  This option can be accomplished with two very brief 
telephonic meetings on January 26th and January 27th.  It would be important to 
conduct these meetings prior to the February 3 IFA application deadline. 



ATTACHMENT A 
Location Map 
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ATTACHMENT B 
Applicant’s Letter to City Council 
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ATTACHMENT C 
Application for a Zoning Text Amendment  
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 ATTACHMENT D 
Related Goals and Objectives of the Land Use Policy Plan 

 
Goal No. 1. Recognizing that additional population and economic growth is likely, it is 
the goal of Ames to plan for and manage growth within the context of the community's 
capacity and preferences.  It is the further goal of the community to manage its growth 
so that it is more sustainable, predictable and assures quality of life.  
Objectives. In managing growth, Ames seeks the following objectives.   
1.A. Ames seeks to diversify the economy and create a more regional employment and 

market base.  While continuing to support its existing economic activities, the 
community seeks to broaden the range of private and public investment. 

.  .  .   
 
Goal No. 2. In preparing for the target population and employment growth, it is the goal 
of Ames to assure the adequate provision and availability of developable land.  It is the 
further goal of the community to guide the character, location, and compatibility of 
growth with the area’s natural resources and rural areas. 
 
Objectives. In assuring and guiding areas for growth, Ames seeks the following 
objectives.   
 
2.A. Ames seeks to provide between 3,000 and 3,500 acres of additional developable 

land within the present City and Planning Area by the year 2030.  Since the 
potential demand exceeds the supply within the current corporate limits, alternate 
sources shall be sought by the community through limited intensification of existing 
areas while concentrating on the annexation and development of new areas.  The 
use of existing and new areas should be selective rather than general. 

 
2.B. Ames seeks to assure the availability of sufficient suitable land resources to 

accommodate the range of land uses that are planed to meet growth.  Sufficient 
land resources shall be sought to eliminate market constraints. 

.  .  .   
 
Goal No. 5. It is the goal of Ames to establish a cost-effective and efficient growth 
pattern for development in new areas and in a limited number of existing areas for 
intensification.  It is a further goal of the community to link the timing of development 
with the installation of public infrastructure including utilities, multi-modal transportation 
system, parks and open space. 
 
Objectives. In defining the growth pattern and timing of development, Ames seeks the 
following objectives. 
 
5.A. Ames seeks to establish priority areas for growth in which there are adequate and 

available land resources and infrastructure to meet the major development 
requirements through the year 2030. 
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5.C. Ames seeks the continuance of development in emerging and infill areas where 
there is existing public infrastructure and where capacity permits. 

.  .  .   
Goal No. 6. It is the goal of Ames to increase the supply of housing and to provide a 
wider range of housing choices. 
 
Objectives. In creating housing opportunities, Ames seeks the following objectives. 
 
6.A. Ames seeks to increase the overall supply of low and moderate-income housing 

through the following means: (1) conservation of such units in existing areas that 
are not designated for redevelopment or intensification; and, (2) inclusion of such 
units in new market-driven housing developments through zoning incentives. 

.  .  .   
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ORDINANCE NO.

AN ORDINANCE TO AMEND THE MUNICIPAL CODE OF THE CITY
OF AMES, IOWA, BY REPEALING TABLE 29.406(2), AND ADOPTING
NEW TABLE 29.406(2), TO ADD PARKING STANDARDS
PERTAINING TO INDEPENDENT SENIOR LIVING FACILITIES;
REPEALING ANY AND ALL ORDINANCES OR PARTS OF
ORDINANCES IN CONFLICT TO THE EXTENT OF SUCH
CONFLICT; PROVIDING A PENALTY; AND ESTABLISHING AN
EFFECTIVE DATE.

WHEREAS, the City’s zoning code defines  Independent Senior Living Facility as an apartment limited to persons
of the age of 55 or greater, or Handicapped; and

WHEREAS, current parking standards in Table 29.406(2) do not differentiate between Senior Living Facilities and
standard apartment dwellings; and

WHEREAS, information has been submitted demonstrating that the actual parking need for Independent Senior
Living Facilities is lower than standard apartment dwellings;

NOW THEREFORE, 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 repealing
Tables 29.406(2) and adopting a new Table 29.406(2), to read as follows:

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/residential unit for an
Independent Senior Living Facility

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 NONE
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Group Living

Nursing and convalescent homes

College and University housing,
fraternities and sororities

1 space/5 beds, plus 1 space/2 staff
members of the largest shift

1 space/bed

NONE

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

NONE

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

NONE

Other office Ground level: 1 space/250 sf; other
than ground level: 1 space/300 sf

NONE

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

than ground level: 1 space/250 sf
NONE

Wholesale Trade 1 space/500 sf NONE

Printing 1 space/200 sf of retail area; plus 1
space/2 employees on largest shift;
plus 1 space/company vehicle

NONE

Fuel Sale/Convenience Stores 1 space/200 sf; spaces at fuel pump
islands may be counted towards this
requirement

NONE

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 and
CGS zone: 1 space/300 sf

NONE

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 and CGS zone, 1 space
/300 sf 4.50 spaces/1,000 sf

NONE

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 and CGS zone, 1 space
/300 sf.

NONE
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Major retail and Shopping Centers,
exclusive of Grocery Stores and
Office Uses

4.00 spaces/1,000 sf, except that in
CVCN zone and CGS zone, 1 space
/300 sf

NONE

Grocery Stores 1 space/250 sf, except that in
CVCN zone and CGS zone, 1
space/300 sf.

NONE

Display store (furniture, appliances,
carpets, etc.)

1 space/500 sf NONE

Financial institution (freestanding
or as ground level service area)

Ground level: 1 space/250 sf; other
than ground level: 1 space/300 sf

NONE

Entertainment and Recreation Trade 14 spaces/1,000 sf NONE
Sit-Down Restaurant 9 spaces/1,000 sf NONE
Fast food restaurant 12 spaces/1,000 sf in dining or

waiting area, or 1 space/2
employees if no seating

NONE

Recreation facility, health club 5 spaces/1,000 sf NONE
Enclosed tennis, handball,
racquetball or squash courts

4 spaces/court plus 1 space/200 sf
for rest of building

NONE

Bowling Alley 5 spaces/lane. Bar, restaurant and
other uses shall provide parking
according to the requirement for
that use

NONE

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

NONE

Private clubs, fraternal
organizations, libraries, museums
and community buildings

1 space/200 sf NONE

Funeral Home/Mortuary 1 space/50 sf in slumber rooms,
parlors and funeral service rooms

NONE

Vehicle Service Facilities
     Fuel Sales Only
     Service/Repair Facilities

3 spaces plus 1/employee
3 spaces plus 2 spaces/service bay

NONE

Car Wash 2 spaces plus 5 stacking
spaces/washing bay

NONE

Motor vehicle sales and service 2 spaces plus 1 space/500 sf over
1,000 sf in the showroom, plus 2
spaces/service bay

NONE
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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

NONE

Hospital/medical center 1 space/2 beds plus 1 space/2 staff
members of the largest shift

NONE

Schools primarily serving children
younger than age 16

Greater of 2 spaces/classroom or 1
space/4 seats in auditorium

NONE

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

NONE

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

NONE

MIXED-USE DEVELOPMENT Mixed-use development parking
shall be determined as the sum of
parking requirements of the
individual use components

NONE

(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; Ord. No. 3993.06-16-09;
Ord. No. 4030, 4-13-10; Ord. No. 4060, 4-26-11)

Section Two.    Violation of the provisions of this ordinance shall constitute a municipal infraction punishable as set
out by law.

Section Three.  All ordinances, or parts of ordinances, in conflict herewith are hereby repealed to the extent of such
conflict, if any.

Section Four.  This ordinance shall be in full force and effect from and after its passage and publication as required
by law.

Passed this  day of , .

ATTEST:

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