
 1 

  ITEM #      14         
DATE: 03-05-19     

 
 

COUNCIL ACTION FORM 
 
REQUEST:  REZONING OF COMMUNITY COMMERCIAL/RESIDENTIAL (CCR) 

WITH A MASTER PLAN AMENDMENT FOR 1114 SOUTH DAKOTA 
AVENUE 

 

BACKGROUND INFORMATION: 
 
Dickson and Luann Jensen own a 4.68 acre parcel on the northeast corner of South 
Dakota Avenue and Mortensen Road that was zoned Community Commercial/Residential 
(CCR) with a Master Plan August 22, 2017 (Attachment A). The 2017 rezoning with Master 
Plan approval limited the site to development of commercial trade and office uses with an 
option for mixed use multiple-family residential development limited to 48 units made up 
of only one and two bedroom units.  The Plan also restricted use of the site for short-term 
lodging. The Master Plan did not include specific site design parameters. The approved 
Master Plan is Attachment E. 
 
At a recent meeting with staff, it was pointed out to the applicant that this use is not allowed 
under the current Master Plan for this site, as Vehicle Service Facilities are listed under 
the Miscellaneous Use Category and not as a Commercial Trade Use. The purpose of 
the proposed amendment to the Master Plan is to amend the permitted uses to allow 
Miscellaneous Use of Vehicle Service Facilities, including gas stations. The 
applicant refers to the use as a convenience store.  
 
At the time of the 2017 rezoning approval, the site was zoned F-PRD and had been used 
as church for a number of years.   The church has been demolished and the site is currently 
vacant.  The 2017 rezoning included a discussion of appropriate zoning options to change 
from residential to a commercial zone and the general compatibility and desirability of 
different uses.  The condominium owners north of the site had concerns about buffering 
and certain uses, including short term lodging. The applicant ultimately proposed to 
develop the site with the master plan limitations on use as were approved.  In 2017 there 
was no discussion of Miscellaneous Uses. 
 
After a preliminary review meeting with the applicant, Staff indicated to the developer that 
the gas station use is classified as a Miscellaneous Use and would require an amendment 
to the Master Plan. There are many uses that fall under this category besides Vehicle 
Service Facilities. A table of uses permitted that fall under the Miscellaneous Use category 
can be found in Attachment B. Most of the uses would not be considered appropriate for 
this area based upon the desire for commercial uses that serve the immediate area. In 
order to support future compatibility of development in this area, staff is 
recommending that only the Vehicle Service Station use be added to the Master 
Plan rather than the entire category of Miscellaneous Uses.   
 
The developer proposes to maintain the residential use as part of the Master Plan. In CCR 
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zoning residential development is only allowed when located above non-household living 
uses. Other commercial buildings with residential above could be built adjacent to the gas 
station.  This would be a relatively close proximity of a use that is typically seen as less 
desirable for compatibility to residential uses due to the hours of operation, lighting, and 
traffic levels. There are limited examples of this type of proximity in the city, with the Kum 
n Go at the corner of Lincoln Way and South Dakota Avenue as the most analogous 
condition that also has buffering between the uses.  However, this site may or may not 
develop with both uses. Keeping the residential use as a permitted use within the Master 
Plan allows the developer flexibility for development when marketing the site and is desired 
as an option by the applicant. 
 
PLANNING AND ZONING COMMISSION RECOMMENDATION: 
 
The Planning and Zoning Commission held a public hearing on February 20th to review 
the proposed request. The applicant and one neighbor spoke concerning the project 
and supported the proposed change.  The Commission raised concerns regarding the 
implications of a gas station at this location. Topics concerning potential car and 
pedestrian conflicts given the number of apartments in the area and the proximity to 
the middle school, access onto South Dakota, general design of the site given the 
proximity to the Southwest Gateway Overlay District, and appropriateness of the use 
situated along arterial streets. The Planning and Zoning Commission was 
deadlocked with a 3-3 vote to approve and a 3-3 vote to deny the request due to 
the current vacancy on the Commission. Ultimately, the Commission voted 5-1 
to send the request onto City Council with no recommendation regarding the 
proposed change.  
 
ALTERNATIVES: 
   
1. The City Council can approve on first reading of an ordinance to amend the CCR 

Zoning District with Master Plan for the following use allowances and limitations subject 
to receipt of an amended zoning agreement by the third reading of the ordinance:  
 
a) Vehicle Service Stations (e.g. gas station, car wash, minor auto repair) 
b) Stand-alone office and commercial trade; 
c) Maximum of 48 household living apartments with office or commercial trade uses 

below, not to exceed two bedrooms per unit; and  
d) Prohibit Short-Term Lodging 

 
2. The City Council can approve an amendment to the CCR Zoning District with Master 

Plan to allow the following uses subject to receipt of an amended zoning agreement 
for the following uses: 
 
a) Miscellaneous Uses 
b) Stand-alone office and commercial trade; 
c) Maximum of 48 household living apartments with office or commercial trade uses 

below, not to exceed two bedrooms per unit; and  
d) Prohibit Short-Term Lodging 
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3. The City Council can deny the addition of Miscellaneous Use/Vehicle Service Facility 
as a permitted use within the Master Plan for the site. 

 
CITY MANAGER’S RECOMMENDED ACTION: 
 
As noted in the attached addendum, the proposed rezoning is consistent with the Land 
Use Policy Plan land use designations and policies. A Community Commercial Node is 
shown on the LUPP map at the interchange with Highway 30 that is south of the site. The 
CCR Node was created to provide for large scale commercial uses to serve west Ames 
and the Southwest Growth Area. CCR, Community Commercial/Residential zoning is 
intended to create clustered development as compared to strip commercial development. 
The existing zoning and master plan allow for the site to be developed in a consistent 
manner of the CCR node. The addition of Vehicle Service Station use, will allow for a gas 
station to be developed along with other allowed uses under the Master Plan and still 
maintain a development that is compatible with surrounding development.  
 
Development of a gas station would not use the entire 4.6 acres included in the Master 
Plan, providing room for other permitted uses to be developed. Issues such as vehicle 
trips, access and auto and pedestrian movement would be evaluated through the Minor 
Site Development Plan review and approval process. Therefore, staff is recommending to 
add the specific use type Vehicle Service Station as allowable. Therefore, it is the 
recommendation of the City Manager that the City Council supports Alternative #1, 
which is to approve the Master Plan amendment subject to the four 
allowances/limitations listed above and receipt of an amended zoning agreement. 
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ADDENDUM 
 
Existing Land Use Policy Plan.  As stated in the August 2017 rezoning report, the LUPP 
designation of the subject site is Low Density Residential with a Community Commercial 
Node shown at the interchange with Highway 30 that is south of the site. This area is also 
with the Gateway Protection area associate with Highway 30/South Dakota interchange 
as a gateway into the community. 
 
The CCR Node was created to provide for large scale commercial uses to serve west 
Ames and the Southwest Growth Area.  The LUPP also identifies the Highway 30 
interchange as warranting aesthetic enhancement as a gateway to the City. At the time of 
the adoption of the 1997 LUPP, there was minimal development in west Ames and no 
commercial development.  Two commercial zones are options for implementation of the 
CCR Node.  The two zones are the Convenience Commercial Node and Community 
Commercial/Residential. Each of the zones permit a wide range of trade and office uses, 
with the principal difference being that CCR permits mixed use residential.  Both Node 
zoning choices were intended to create clustered development as compared to strip 
commercial development typically associated with Highway Oriented Commercial zoning.  
 
The CCR Node is intended to encompass between 40 and 75 acres and 100,000-800,00 
gross square feet of commercial development. The gross area of this Southwest CCR 
Node with CCN zoning and CCR zoning is 57 acres. While a square foot total was not 
calculated, some of the existing development is not made up of commercial uses intended 
to serve the community, e.g. the Iowa State Women’s Basketball Complex. The acreage 
and potential square footage of this site is not inconsistent with the expectations of the 
LUPP due to current mix of uses in the area and the underdevelopment of commercial 
square footage. 
 
When determining consistency of a rezoning with the Land Use Policy Plan, it must be 
consistent with the Land Use Policy Plan Land Use Map as well as other policies of the 
Plan. Nodes are meant to be a general depiction of land use intent and overlay other land 
use designations. This means that although the land use designation is Low Density 
Residential, a change to commercial zoning can be found to be consistent with the LUPP 
because of the Node.  This is similar to the existing commercial zones in this area that all 
have a residential land use designation, even though they are developed as commercial 
properties. Appling the Gateway Overlay to the property could also be found consistent 
with the LUPP.  
 
Existing Zoning. The site is zoned Community Commercial/Residential with a Master 
Plan.  CCR zoning district was created and applied to this area in response to the already 
approved mixed use developments. CCR zoning was modified in 2008 to clarify that 
household living is only allowed above a non-residential use and cannot be permitted 
above short term lodging that occurred within part of the West Towne Condominiums 
project. The area to the south of the subject site is zoned RH, Residential High Density. 
An excerpt of the zoning map can be found in Attachment A.  
 
Existing Uses of Land. Land uses that occupy the subject property and other surrounding 
properties are described in the following table: 
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Direction from 
Subject Property 

Existing Land Uses 

Subject Property Vacant 

North Willow Creek Estates Condominiums 

East University West Apartments  

South Coconino Place and University West Apartments 

West 
Commercial/Vacant 

 
 
Master Plan. The City Council has the authority to require a Master Plan for a rezoning if 
the area will contain more than one type of residential dwelling unit and be developed 
phases or if Council determines that more careful consideration should be given to how 
the layout and design of a site affect surrounding areas. (Section 29.1507(3)(b)(i) and (iv). 
City Council can address both uses and layout of a site with a master plan. Staff worked 
with the developer to approve a Master Plan that allowed office and commercial uses, 
limited residential development to 48 apartments, and prohibited short term lodging to 
provide certainty on the type of development. Staff feels that the addition of the use, 
Vehicle Service Station will still maintain that certainty of development. It is also a type of 
use that is targeted to serving the commercial needs of the general area.  
  
Apartment Matrix. The matrix used to evaluate apartment locations was included with the 
original rezoning in 2017. The matrix remains unchanged. This is a location where 
residential may be acceptable in a small quantity since a high amount of high to medium 
density residential exists in the surrounding area. It may be a desired housing type but not 
a necessary housing type in this area from staff’s prior evaluation. The unique 
consideration of housing on the site is the compatibility with the commercial uses 
themselves, there are some potential land use conflicts internally between the proposed 
uses without proper site planning for separation and buffering.  
 
Infrastructure. Sanitary sewer and water connections are readily available, as are electric 
services. The site is within the sanitary sewer service area that is known to be at or near 
capacity with the full development of properties to the west.  Depending on timing of the 
development of this site and the intensity of proposed development, the City may require 
a sanitary sewer evaluation to confirm downstream capacity for uses that result in a 
substantial increase in effluent.  
 
The inclusion of a vehicle service facility expands the commercial development options for 
the site.  Gas stations with C-stores are a high trip generating use within commercial 
zones. The City’s traffic engineer estimates the peak pm peak hour trip counts for the in 
and out access to the site would average 276 trips based upon a 12 fueling station concept.  
Other variables in the potential trip generation include size of the C-store building itself. 
The 276 trips do no account for other commercial development that could occur on the 
site in addition to the vehicle service facility use.  
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The intersection of Mortenson Road and South Dakota is a large multi-lane arterial 
intersection that has fully signalized and controlled turning movements.  Under current 
conditions the intersection performs consistent with the City’s Level of Service (LOS) 
standards with LOS C. The most recent analysis was in 2017 with the Trinitas project traffic 
study.  The study calculated existing conditions in 2017 as morning operations at Level of 
Service (LOS) B and evening peak hour operations at LOS C. Development of the site 
will likely affect traffic patterns through the intersection as the customers access 
and leave the site, however, staff does not anticipate significant changes to the 
signal operations with development of the site based upon the prior LOS 
calculations.  
 
Access. Today, access to the site is available from both Mortensen Road and South 
Dakota Avenue. From preliminary review by the City’s traffic engineer, access to the site 
will be restricted with future development. With two full access driveways, staff would 
anticipate a roughly even split in driveway traffic for the vehicle service facility component.  
Full turning movements (left and right) from South Dakota may be permitted with a 
driveway moved to north property line from its current location.  Full turning movements 
from Mortenson into the site will be restricted to the middle of the site or further east due 
to the presence of a turning lane on Mortenson.  Site access and turning movement effects 
may be evaluated in greater detail at the time of site development. 
 
Applicant’s Statements. The applicant has provided an explanation of the reasons for 
the amendment to the Master Plan in Attachment C. 
 
Findings of Fact. Based upon an analysis of the proposed rezoning and laws pertinent to 
the applicant’s request, staff makes the following findings of fact: 
 
1. Ames Municipal Code Section 29.1507(2) allows owners of 50 percent or more of 

the area of the lots in any district desired for rezoning to file an application requesting 
that the City Council rezone the property. The property represented by the applicant 
is entirely under one ownership representing 100 percent of the property requested 
for rezoning.  

 
2. The subject property has been designated on the Land Use Policy Plan (LUPP) 

Future Land Use Map within the service area of a Community Commercial Node. 
 
3. The “Community Commercial Node” land use designation supports the “CCR, 

Community Commercial/Residential zoning designation. Under the “CCR” zoning 
designation, all of the proposed development options are allowed. 

 
4. The proposed Master Plan identifies a mix of uses that supports a commercial 

rezoning and includes appropriate limits on the use and arrangement of the site to 
provide predictable and compatible development patterns. 

 
5. Infrastructure is currently adequate to serve the site. 
 
Public Notice. Notice was mailed to property owners within 200 feet of the subject site 
and a sign was posted on the subject property. The notice distance was expanded to 



 7 

include the 700 address range of the abutting Willow Creek Condominiums.  As of this 
writing, no comments have been received.  During the initial rezoning process in 2017 the 
applicant did meet with the adjacent property owners to the north. The developer has been 
in contact with them since then and provided updates on the status of the potential 
development of this site. The developer will meet with members of the Willow Creek 
Condominiums prior to the Planning & Zoning Commission meeting. 
 
Conclusions. Based upon the analysis in this report, staff concludes that the proposed 
amendment to the Master Plan of the subject property is consistent with the Future Land 
Use Map, as well as the Goals and Objectives of the City of Ames Land Use Policy Plan.  
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Attachment A: Location and Current Zoning 
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Attachment B: Miscellaneous Use Categories 
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Attachment C: Updated Applicant’s Statement 
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Attachment D: Proposed Master Plan Exhibit 
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Attachment E: Existing Master Plan Exhibit 

 
 

 



DO NOT WRITE IN THE SPACE ABOVE THIS LINE, RESERVED FOR RECORDER
Prepared by: City Clerk’s Office, 515 Clark Avenue, Ames, IA 50010   Phone: 515-239-5105

Return to: Ames City Clerk, P.O. Box 811, Ames, IA 50010

ORDINANCE NO.                 

AN ORDINANCE AMENDING THE OFFICIAL ZONING MAP OF THE
CITY OF AMES, IOWA, AS PROVIDED FOR IN SECTION 29.301 OF THE
MUNICIPAL CODE OF THE CITY OF AMES, IOWA, BY CHANGING THE
BOUNDARIES OF THE DISTRICTS ESTABLISHED AND SHOWN ON
SAID MAP AS PROVIDED IN SECTION 29.1507 OF THE MUNICIPAL
CODE OF THE CITY OF AMES, IOWA; REPEALING ALL ORDINANCES
AND PARTS OF ORDINANCES IN CONFLICT HEREWITH AND
ESTABLISHING AN EFFECTIVE DATE

BE IT HEREBY ORDAINED by the City Council of the City of Ames, Iowa;

Section 1:  The Official Zoning Map of the City of Ames, Iowa, as provided for in
Section 29.301 of the Municipal Code of the City of Ames, Iowa, is amended by changing the
boundaries of the districts established and shown on said Map in the manner authorized by
Section 29.1507 of the Municipal Code of the City of Ames, Iowa, as follows: That the real estate,
generally located at 1114 South Dakota, is rezoned from  Community Commercial/Residential (CCR)
to Community Commercial/Residential (CCR) with an amended Master Plan.

Real Estate Description: Beginning at a point on the south line of the Northwest Quarter
(NW ¼) of the Southwest Quarter (SW ¼) of Section Eight (8), Township Eighty-three (83)
North, Range Twenty-four (24) West of the 5th P.M., Story County, Iowa, distant
S89°03’30”E 45.0 feet from the SW Corner thereof; thence N0°06’12”W 473.4 feet parallel
to and 45.0 feet distant easterly from the west line of said NW ¼ of the SW ¼ to the southerly
line of the plat of Willow Creek Estates Second Addition to the City of Ames, Story County,
Iowa; thence along the southerly boundary of said Addition: S89°06’12”E 210 feet;
S0°06’12” 220.0 feet; S89°06’12”E 390.0 feet; and N10°53’48”E 77.2 feet; thence
S89°06’12”E 119.3 feet; thence S0°06’12” 330.0 feet to the South line of the said NW ¼ of
the SW ¼; thence N89°03’30”W 734.1 feet to the point of beginning; subject to public road
right-of-way and containing 5.56 acres, all in the City of Ames, Story County, Iowa, except
Commencing at the SW Corner of the NW ¼ of the SW ¼ of Sec. 8-T83N-24W of the 5th

P.M., Story County, Iowa; thence S89°03’30”E 45.0 feet along the south line of the said NW
¼ of the SW ¼; thence N0°06’12” 329.5 feet parallel to and 45.0 feet easterly from the west
line of the said NW ¼ of the SW ¼ to the point of the beginning; thence continuing



N0°06’12”W 143.9 feet to the southerly line of the plat of Willow Creek Estates Second
Addition to the City of Ames, Iowa; thence S89°06’12”E 210.0 feet along the southerly
boundary of said Addition; thence S0°06’12”E 143.9 feet; thence N89°06’12”W 210.0 feet
to the point of beginning; containing 0.69 acres, all in the City of Ames, Story County, Iowa,
and except The South 50 feet of the West 779.1 feet and the East 5 feet of the West 50 feet
of the South 330 feet of the NW ¼ of the SW ¼ of Sec. 8-T83N-R24W of the 5th P.M., Ames,
Story County, Iowa, containing 0.93 acres, more or less, AND Commencing at the SW Corner
of the Northwest Quarter (NW ¼) of the Southwest Quarter (SW ¼) of Section Eight (8),
Township Eighty-three (83) North, Range Twenty-four (24) West of the 5th P.M., Story
County, Iowa; thence S89°03’30”E 45.0 feet along the south line of the said NW ¼ of the SW
¼; thence N0°06’12”W 329.5 feet parallel to and 45.0 feet easterly from the west line of said
NW ¼ of the SW ¼; thence S89°06’12”E 210.0 feet to the point of beginning; thence
continuing S89°06’12”E 404.7 feet; thence S10°53’48”W 77.2 feet; thence N89°06’12”W
390.0 feet; thence N0°06’12”W 76.1 feet to the point of beginning; containing 0.69 acres, all
in the City of Ames, Story County, Iowa.

Section 2:  All other ordinances and parts of ordinances in conflict herewith are hereby
repealed to the extent of such conflict.

Section 3:  This ordinance is in full force and effect from and after its adoption and
publication as provided by law.

ADOPTED THIS ________ day of _________________________, ______.

_________________________________ _______________________________________
Diane R. Voss, City Clerk John A. Haila, Mayor
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