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MASTER PLAN IN DEVELOPMENT PROCESS
February 14, 2012

Based on feedback received at a Council workshop with developers in April 2010, the
City Council has requested a report on the feasibility of requiring that City Council
review a Master Plan prior to submittal of a Preliminary Plat. Currently, a Master Plan is
required to be submitted with a preliminary plat when zoning is requested to establish
either a Suburban Residential Low Density (FS-RL) or Suburban Residential Medium
Density (FS-RM) zoning district. (Ames Municipal Code Sections 29.1200(2b) and
29.1502 (5)). The only other instance when a Master Plan is required is when a major
site development plan is proposed in the Northeast Gateway Overlay District. While
the Master Plan may be helpful in determining how the property will be ultimately
developed, the requirement in its current form creates some burdens which this
report addresses.

Requirement for Master Plans

It appears that the Master Plan requirement was intended to allow the City Council to
review and approve the design or layout of anticipated development before committing
to a rezone of FS-RL or FS-RM, or before committing to a final site design in the
Northeast Gateway Overlay District (O-GNE). As applied to the O-GNE, the master plan
may help the Council ensure compliance with the overlay development and design
standards. As applied to residential plats, it may facilitate some flexibility in determining
how the plat will be laid out in terms of unit types and how the density requirement will
be achieved at full build out.

Since its inception in 2000, the Master Plan requirement was applied to approval of the
proposed mall on 13" Street. It has also been applied to all residential developments
approved through a rezone to one of the FS-RL or FS-RM Suburban Residential Zoning
Districts. These include the Northridge Heights, Sunset Ridge, The Reserve, Kinyon-
Clark, and Southfork developments. Master Plans and Preliminary Plats were
submitted, reviewed, and approved for each of these at the same time as the
associated rezonings.

It does not appear that flexibility was necessary to facilitate the final layout of all these
subdivisions. Most of them were developed with single-family attached and/or detached
homes across the entire development that met the targeted density, within the
standards of the FS-RL and FS-RM zoning districts. Therefore, it is not clear how the
Master Plan added value to the approval process of these projects, since most of them
met the specific requirements of the zoning and subdivision codes. Approval could
have been rendered without reference to a specific design plan for the property to be
rezoned. Indeed, that should be the case, since zoning confers the right to develop the
property in any manner that meets the standards and codes of the City. Typically,
zoning does not establish a particular project design. If the City Council has
confidence that adopted standards and codes are adequate to address the



impacts and design of development, a Master Plan for a particular project would
not typically be needed to make a zoning decision.

There may be situations where the City Council would not have this confidence, due to
specific conditions that exist on or around a proposed development or rezone site, or
due to situations that require more careful consideration of how the layout and design of
a site affects general health, safety and welfare concerns. Therefore, under these
limited conditions, a master plan could be needed. Indeed, these situations may apply
to any type of rezone — not just rezones to FS-RL or FS-RM. Some examples follow.

1.

The Land Use Policy Plan establishes targeted minimum densities for new
residential development and the Zoning Ordinance implements this policy with a
minimum net density for each of the “floating” zoning districts. In some cases,
such as the Northridge Heights Subdivision, the targeted density is achieved by
combining different unit types in the entire area. If the area is to be platted in
phases, and specific plats might not meet the minimum density standards on
their own, then an overall plan is needed at the beginning to establish how the
minimum density target is to be achieved. In this manner, the low density of large
lots at one end of a development might be balanced by the higher density of
townhomes at the other end of the development.

The Land Use Policy Plan designates Convenience Commercial Nodes to be
integrated into residential neighborhoods. An overall plan for an area may be
needed to establish successful relationships among the locations and features of
commercial uses, different residential unit types, parks or open space, and
streets of different classifications. Thus, although the current requirement for a
Master Plan applies only to the residential zoning districts and the O-GNE
District, it may also have value when considering rezoning to commercial nodes
or other zoning districts.

Sensitive environmental conditions or valuable natural resources may best be
protected by a specific arrangement and placement of uses or by development
features. For example, a wetland or archaeological site might be designated as
part of an open space, and development might be clustered away from these
natural features as far as possible or otherwise be separated by native plantings.
An overall plan can establish these requirements at the time of rezoning, when
these existing conditions are first identified.

. Existing public improvements might be adequate to serve permitted uses if the

development is designed a certain way. For example, an existing arterial street
may need to be extended through a new development or a new collector street
may need to connect to an existing arterial street in a specific location. A specific
street pattern may avoid impacts on existing neighborhood streets. Also, new or
upgraded public improvements, on-site or off-site, may be needed with the costs
to be shared among different parties. An overall plan and development
agreement would be needed at the time of rezoning.



Under these and other conditions, a Master Plan may be necessary to address site-
specific concerns of a development prior to rezoning or final project approval.
Therefore, an alternative to the current master plan requirements might be for the
City Council itself to determine, on a case by case basis, whether a master plan
would have value. If so, the applicant would be required to prepare a Master Plan
for review along with the rezoning request.

Content of Master Plans

With regards to the contents of a Master Plan, this may not need to be as detailed as
the code currently requires. Under existing standards, the Master Plan must show
the proposed arrangement and size of all proposed lots in almost the same detail
as the information required on a Preliminary Plat. As an alternative to the current
requirements, a more generalized approach to a Master Plan could be adopted.
This could have the plan show (a) existing site information, (b) areas in need of
protection, (c) areas appropriate for development, (d) areas and quantities of different
unit types, and (e) general pattern and connections required for an efficient
transportation network. An example of such a plan is attached. Under this approach,
the higher level of detail currently required for Master Plans would be deferred to
review of the preliminary plat or major site development plan, which could occur
at a later date.

Benefits of Requiring a Master Plan Where Deemed Appropriate

In cases where the Council has determined that a Master Plan is needed, the review
process would give the staff, the public, Planning and Zoning Commission, and City
Council the opportunity to determine, not only whether the proposed zone is consistent
with the land use plan, but also to confirm that the general direction or style of the
project is consistent with City policies. If not, the City could require changes to improve
this consistency. Furthermore, undesirable impacts on the community could be
identified so that the developer and the City can work together to determine how to
mitigate any negative impacts.

The benefit to the developer is that it would reduce risk by securing approval of basic
development parameters, such as the total number and type of residential units and/or
the square footage of non-residential uses, before proceeding with expensive detailed
engineering plans otherwise required during the subdivision or site plan process. This
could mean significant cost savings to the developer.

This more generalized approach to the Master Plan could also result in cost savings if
the approved preliminary plat later requires amendments, which is a fairly common
need. With the current requirement that a Master Plan show the arrangement and
shape of all lots, the City Council must also approve a revised Master Plan each time
the plat is modified. For the Northridge Heights subdivision, each of these two drawing
sets contained 11 sheets, and 17 drawing sets were required to be submitted. When
revisions were needed in the development process, many times all 374 sheets were
resubmitted. With a less detailed Master Plan, revisions to the Preliminary Plat could in



many cases be found consistent with the Master Plan, meaning that revisions to the
Master Plan would be a much less frequent occurrence.

Tool for Implementation

It should be noted that a Master Plan would dictate a layout that might not otherwise be
required by the Zoning Code. To insure that the development is built according to the
Master Plan, therefore, a contract rezone would be appropriate so that the Master Plan
is binding on future development.

Staff Comments

If Council would like to consider changes to the City’s current Master Plan requirements,
and instead consider the need for Master Plans on a case by case basis and/or the
need to make Master Plans less detailed, staff could be directed to develop alternatives
and to seek input from the development community, the public, and the Planning and
Zoning Commission.



MASTER PLAN EXAMPLE

NorthRidge Heights Subdivision Master Plan A

LI LI lunknown Units
0 50 100 200

itertower

Single Family
Single Family Appartments|
Commercial

V-
e

Single Family
150-200 Units

Single Family
300-350 Units

S ormwgter Commercial
Detentjo

50,000-
60,000 SF

TIRN_ T e T T
[}‘IUUIIIII‘IHIUIIII\U




<<
  /ASCII85EncodePages false
  /AllowTransparency false
  /AutoPositionEPSFiles true
  /AutoRotatePages /All
  /Binding /Left
  /CalGrayProfile (Dot Gain 20%)
  /CalRGBProfile (sRGB IEC61966-2.1)
  /CalCMYKProfile (U.S. Web Coated \050SWOP\051 v2)
  /sRGBProfile (sRGB IEC61966-2.1)
  /CannotEmbedFontPolicy /Warning
  /CompatibilityLevel 1.4
  /CompressObjects /Tags
  /CompressPages true
  /ConvertImagesToIndexed true
  /PassThroughJPEGImages true
  /CreateJDFFile false
  /CreateJobTicket false
  /DefaultRenderingIntent /Default
  /DetectBlends true
  /DetectCurves 0.0000
  /ColorConversionStrategy /LeaveColorUnchanged
  /DoThumbnails false
  /EmbedAllFonts true
  /EmbedOpenType false
  /ParseICCProfilesInComments true
  /EmbedJobOptions true
  /DSCReportingLevel 0
  /EmitDSCWarnings false
  /EndPage -1
  /ImageMemory 1048576
  /LockDistillerParams false
  /MaxSubsetPct 100
  /Optimize true
  /OPM 1
  /ParseDSCComments true
  /ParseDSCCommentsForDocInfo true
  /PreserveCopyPage true
  /PreserveDICMYKValues true
  /PreserveEPSInfo true
  /PreserveFlatness true
  /PreserveHalftoneInfo false
  /PreserveOPIComments false
  /PreserveOverprintSettings true
  /StartPage 1
  /SubsetFonts true
  /TransferFunctionInfo /Apply
  /UCRandBGInfo /Preserve
  /UsePrologue false
  /ColorSettingsFile ()
  /AlwaysEmbed [ true
  ]
  /NeverEmbed [ true
  ]
  /AntiAliasColorImages false
  /CropColorImages true
  /ColorImageMinResolution 300
  /ColorImageMinResolutionPolicy /OK
  /DownsampleColorImages true
  /ColorImageDownsampleType /Bicubic
  /ColorImageResolution 300
  /ColorImageDepth -1
  /ColorImageMinDownsampleDepth 1
  /ColorImageDownsampleThreshold 1.50000
  /EncodeColorImages true
  /ColorImageFilter /DCTEncode
  /AutoFilterColorImages true
  /ColorImageAutoFilterStrategy /JPEG
  /ColorACSImageDict <<
    /QFactor 0.15
    /HSamples [1 1 1 1] /VSamples [1 1 1 1]
  >>
  /ColorImageDict <<
    /QFactor 0.15
    /HSamples [1 1 1 1] /VSamples [1 1 1 1]
  >>
  /JPEG2000ColorACSImageDict <<
    /TileWidth 256
    /TileHeight 256
    /Quality 30
  >>
  /JPEG2000ColorImageDict <<
    /TileWidth 256
    /TileHeight 256
    /Quality 30
  >>
  /AntiAliasGrayImages false
  /CropGrayImages true
  /GrayImageMinResolution 300
  /GrayImageMinResolutionPolicy /OK
  /DownsampleGrayImages true
  /GrayImageDownsampleType /Bicubic
  /GrayImageResolution 300
  /GrayImageDepth -1
  /GrayImageMinDownsampleDepth 2
  /GrayImageDownsampleThreshold 1.50000
  /EncodeGrayImages true
  /GrayImageFilter /DCTEncode
  /AutoFilterGrayImages true
  /GrayImageAutoFilterStrategy /JPEG
  /GrayACSImageDict <<
    /QFactor 0.15
    /HSamples [1 1 1 1] /VSamples [1 1 1 1]
  >>
  /GrayImageDict <<
    /QFactor 0.15
    /HSamples [1 1 1 1] /VSamples [1 1 1 1]
  >>
  /JPEG2000GrayACSImageDict <<
    /TileWidth 256
    /TileHeight 256
    /Quality 30
  >>
  /JPEG2000GrayImageDict <<
    /TileWidth 256
    /TileHeight 256
    /Quality 30
  >>
  /AntiAliasMonoImages false
  /CropMonoImages true
  /MonoImageMinResolution 1200
  /MonoImageMinResolutionPolicy /OK
  /DownsampleMonoImages true
  /MonoImageDownsampleType /Bicubic
  /MonoImageResolution 1200
  /MonoImageDepth -1
  /MonoImageDownsampleThreshold 1.50000
  /EncodeMonoImages true
  /MonoImageFilter /CCITTFaxEncode
  /MonoImageDict <<
    /K -1
  >>
  /AllowPSXObjects false
  /CheckCompliance [
    /None
  ]
  /PDFX1aCheck false
  /PDFX3Check false
  /PDFXCompliantPDFOnly false
  /PDFXNoTrimBoxError true
  /PDFXTrimBoxToMediaBoxOffset [
    0.00000
    0.00000
    0.00000
    0.00000
  ]
  /PDFXSetBleedBoxToMediaBox true
  /PDFXBleedBoxToTrimBoxOffset [
    0.00000
    0.00000
    0.00000
    0.00000
  ]
  /PDFXOutputIntentProfile ()
  /PDFXOutputConditionIdentifier ()
  /PDFXOutputCondition ()
  /PDFXRegistryName ()
  /PDFXTrapped /False

  /Description <<
    /CHS <FEFF4f7f75288fd94e9b8bbe5b9a521b5efa7684002000500044004600206587686353ef901a8fc7684c976262535370673a548c002000700072006f006f00660065007200208fdb884c9ad88d2891cf62535370300260a853ef4ee54f7f75280020004100630072006f0062006100740020548c002000410064006f00620065002000520065006100640065007200200035002e003000204ee553ca66f49ad87248672c676562535f00521b5efa768400200050004400460020658768633002>
    /CHT <FEFF4f7f752890194e9b8a2d7f6e5efa7acb7684002000410064006f006200650020005000440046002065874ef653ef5728684c9762537088686a5f548c002000700072006f006f00660065007200204e0a73725f979ad854c18cea7684521753706548679c300260a853ef4ee54f7f75280020004100630072006f0062006100740020548c002000410064006f00620065002000520065006100640065007200200035002e003000204ee553ca66f49ad87248672c4f86958b555f5df25efa7acb76840020005000440046002065874ef63002>
    /DAN <>
    /DEU <>
    /ESP <>
    /FRA <>
    /ITA <>
    /JPN <>
    /KOR <FEFFc7740020c124c815c7440020c0acc6a9d558c5ec0020b370c2a4d06cd0d10020d504b9b0d1300020bc0f0020ad50c815ae30c5d0c11c0020ace0d488c9c8b85c0020c778c1c4d560002000410064006f0062006500200050004400460020bb38c11cb97c0020c791c131d569b2c8b2e4002e0020c774b807ac8c0020c791c131b41c00200050004400460020bb38c11cb2940020004100630072006f0062006100740020bc0f002000410064006f00620065002000520065006100640065007200200035002e00300020c774c0c1c5d0c11c0020c5f40020c2180020c788c2b5b2c8b2e4002e>
    /NLD (Gebruik deze instellingen om Adobe PDF-documenten te maken voor kwaliteitsafdrukken op desktopprinters en proofers. De gemaakte PDF-documenten kunnen worden geopend met Acrobat en Adobe Reader 5.0 en hoger.)
    /NOR <>
    /PTB <>
    /SUO <>
    /SVE <>
    /ENU (Use these settings to create Adobe PDF documents for quality printing on desktop printers and proofers.  Created PDF documents can be opened with Acrobat and Adobe Reader 5.0 and later.)
  >>
  /Namespace [
    (Adobe)
    (Common)
    (1.0)
  ]
  /OtherNamespaces [
    <<
      /AsReaderSpreads false
      /CropImagesToFrames true
      /ErrorControl /WarnAndContinue
      /FlattenerIgnoreSpreadOverrides false
      /IncludeGuidesGrids false
      /IncludeNonPrinting false
      /IncludeSlug false
      /Namespace [
        (Adobe)
        (InDesign)
        (4.0)
      ]
      /OmitPlacedBitmaps false
      /OmitPlacedEPS false
      /OmitPlacedPDF false
      /SimulateOverprint /Legacy
    >>
    <<
      /AddBleedMarks false
      /AddColorBars false
      /AddCropMarks false
      /AddPageInfo false
      /AddRegMarks false
      /ConvertColors /NoConversion
      /DestinationProfileName ()
      /DestinationProfileSelector /NA
      /Downsample16BitImages true
      /FlattenerPreset <<
        /PresetSelector /MediumResolution
      >>
      /FormElements false
      /GenerateStructure true
      /IncludeBookmarks false
      /IncludeHyperlinks false
      /IncludeInteractive false
      /IncludeLayers false
      /IncludeProfiles true
      /MultimediaHandling /UseObjectSettings
      /Namespace [
        (Adobe)
        (CreativeSuite)
        (2.0)
      ]
      /PDFXOutputIntentProfileSelector /NA
      /PreserveEditing true
      /UntaggedCMYKHandling /LeaveUntagged
      /UntaggedRGBHandling /LeaveUntagged
      /UseDocumentBleed false
    >>
  ]
>> setdistillerparams
<<
  /HWResolution [2400 2400]
  /PageSize [612.000 792.000]
>> setpagedevice


