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ITEM:__32__  
  

Staff Report 
 

INITIATE PLAN 2040 LAND USE DESIGNATION AMENDMENT TO CHANGE 
NEIGHBORHOOD CORE TO RESIDENTIAL NEIGHBORHOOD-3 

 
March 14, 2023 

 
BACKGROUND 
 
On December 13, 2022, the City Council approved a rezoning with Master Plan for the 
108.21-acre Bluffs Development, of which approximately 85.62 acres were zoned to a 
combination of Suburban Residential Low Density (FS-RL) and Suburban Residential 
Medium Density (FS-RM) with the remaining 20 acres maintaining its Agricultural (A) 
zoning designation. Subsequent to this rezoning, Kurt Friedrich requested City Council 
consider initiating a land use amendment for part of the Bluffs development (Attachment 
A). 
 
This remaining 20-acre Agricultural parcel currently has the Plan 2040 land use 
designation of Neighborhood Core (NC) for approximately 5 acres and 15 acres of 
Residential Neighborhood (RN-3) (Attachments B and C).  The applicant requests the 
entirety of the site become RN-3 to allow for a church to be developed on the entire 
parcel rather than on 15 acres of the site that are currently RN-3. 
 
The subject site was annexed in 2022. In 2017, prior to annexation, the property owner 
(Kurt Friedrich) requested an amendment to the Ames Urban Fringe Future Land Map 
and Land Use Policy Plan (LUPP) for the North Growth Gap Area from Priority 
Transitional Residential, Rural Transitional Residential, and Parks and Recreation Areas 
to Urban Residential with a Convenience Commercial Node at the intersection of 
Cameron School Road and George Washington Carver Avenue.  
 
At the time of the request in 2017, Mr. Friedrich stated that the amount of existing 
and proposed residential development within the city limits and proposed 
residential development on this property would create a need for a stronger 
commercial presence in north Ames. He felt the Convenience Commercial Node at 
this intersection would provide that presence as the developer desired.  
 

In the 2017 staff report, staff did acknowledge that proposed commercial node was not 
fully consistent with all the criteria for locating Convenience Commercial Nodes within the 
former LUPP policies based upon the service area of existing commercial nodes. Staff’s 
principal concerns were related to locating commercial services on the edge of the City 
where there is no anticipated expansion of the city limits to accommodate future 
residential development. However, City Council agreed with the developer that additional 
commercial land area was desirable and approved the request with a 6-0 vote.  
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Plan 2040 Land Use Designation 
 

As a result of that decision, the corner area was included as commercial within the Ames 
Plan 2040 Comprehensive Plan. Plan 2040 removed floating commercial nodes and 
assigned commercial designations to specific areas of development. Plan 2040 assigned 
different types of commercial designations based upon development needs and the 
character of an area. Therefore, this corner was assigned approximately five acres 
of the Neighborhood Core designation, reflecting: 1) the intended scale of 
development for this area, and 2) that it would likely be vehicle oriented.    
 
Plan 2040 describes commercial land use needs and projections in two ways.  The first 
is an overall mix of neighborhood and community commercial land use needs for the 
growth of the community. Plan 2040 estimated that approximately 150 acres of land is 
needed for these types of uses (Attachment C). The 150-acre estimate is a hybrid of past 
trends and projected growth. 
 
In addition to the overall land use projection, Plan 2040 includes planned growth areas 
with designated commercial areas related to the context of residential development and 
the street network around it. Attachment C includes excerpts of Growth and Land Use 
Principles and related policies. This means that with our guiding principles and polices, 
the 150-acre projection is divided up into the planned growth areas, but the intended 
character in each area sets actual designations. 
 
For this site the Neighborhood Core designation reflects its likely nature as a vehicular 
oriented commercial site. Plan 2040 includes additional land use commercial 
designations in north Ames, notably to the east of this site within the Borgmeyer property 
(Attachment B). The Borgmeyer property includes a 10 to 20 acre Mixed-Use 
Neighborhood Core commercial designation at the center of the site. The Borgmeyer 
property is intended to function more as an integrated mixed-use and pedestrian 
development with some high-density housing similar to a Somerset type of commercial 
development. This is distinguished in its character from the Friedrich site, which would be 
more vehicular oriented.  
 
Examples of commercial areas and sites for land use designation and site size context: 

Commercial Area Example Type Approximate Acreage (Gross) 

Fareway/Casey’s 
Commercial Node 
(Bloomington Rd) 

Neighborhood 
Core 

10 acres (car wash and gas 
station 2.5 ac / bank, grocery, 

office area 7 ac) 

Somerset Village Center Mixed Use Core 15 acres 

Northern Lights Shopping 
Center (Wheeler Street) 

Community 
Commercial-Retail 

4 acres 

Other Gas Station, DQ, Office 
(Orion/Wheeler) 

Community 
Commercial-Retail 

2.5 acres  
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PROPOSED AMENDMENT 
 
At issue for the City Council is whether the commercial area on the Bluffs site is necessary 
and desirable, as previously proposed by Mr. Friedrich, for the area compared to the 
current proposal for residential land use designation. The requested residential 
designation is proposed by Mr. Friedrich to allow for the full 20 acre property to be sold 
as a large church site.  Without approval of the request, approximately 15 of the 20 acres 
could be rezoned and proposed for a church with the current land use designations. The 
current Neighborhood Core Commercial Area designation does not have a corresponding 
commercial zoning district that would accommodate a religious institution use.   
 
Based upon the City’s growth planning for this general area, staff estimates that between 
700 and 1000 housing units may be added through a mix of single-family dwellings and 
multi-family apartments developed between the combined areas of the Bluffs and the 
Borgmeyer property.  A corresponding population estimate of 2.3 persons per household 
would yield approximately 1,500 to 2,300 people. 
 
Although there are a number of methods to estimate commercial land use needs, staff 
believes these two areas with this population estimate could support approximately 10 
acres as a mix of retail, office, and restaurant uses. A convenience store or gas station 
would likely be a desirable use in this area as well due to the lack of other commercial 
sites in the area.  Ultimately, the question for this requested land use amendment 
will pivot on the character of commercial, rather than total amount of land needed 
for commercial uses in this specific area of Ames.   
 
OPTIONS: 
 
Option 1: Initiate a Minor Land Use Amendment for a Residential Neighborhood-3 
(RN-3) Designation  
 
City Council could agree to initiate a Comprehensive Plan amendment for residential. 
This option would remove the five acres of area designated for Neighborhood Core 
commercial area from The Bluffs site. The resulting designation would be RN-3 for all 20 
acres of the property. The owner could then proceed to apply for rezoning of the site 
to residential zoning district and pursue a Special Use Permit for the construction 
of a church that could occupy all of the 20-acre site. 
 
This option would be supported by assuming the commercial land use needs for this part 
of the City can be met through development of the Mixed Use Core area on the adjacent 
Borgmeyer site and that this site does not specifically need to have a site for commercial 
uses. The Mixed-Use Core area on the Borgmeyer site would not be intended as a 
vehicular oriented commercial area as is intended for the site at the corner of Cameron 
School Road and GW Carver.  
 
If the subject site was not commercial, the RN-3 designation would fit as the appropriate 
land use designation for this site and match the surroundings.  The property owner could 
apply for a rezoning to FS-RL or FS-RM with a Master Plan amendment if the land use 
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designation is changed.  
 
The minor amendment process for this site would not require any specific outreach 
neighborhood meeting due to its fringe location at the edge of the city with no 
neighborhood development near the site.  The amendment would be applied for by the 
property owner and require review by the Planning and Zoning Commission and then a 
final decision by the City Council. 
 
Regardless of any land use change to the site, the property will continue to be 
subject to the terms of the pre-annexation agreement for traffic improvements and 
sanitary sewer capacity. The planned improvements to Cameron School Road and 
GW Carver would still be required.  Development of site with a church or residential 
uses in lieu of commercial can be accommodated within the sanitary sewer 
capacity limits of the area. 
 
Option 2: Retain the 5-acre Neighborhood Core Commercial Designation 
 
City Council could decline the request to initiate a Comprehensive Plan amendment. This 
option would maintain the current land use designation for part of the site.  Retaining the 
designation would support rezoning to a Convenience Commercial, Convenience 
General Service, or Neighborhood Commercial.  These would typically be automobile 
oriented commercial zoning district choices. 
 
The property owner could proceed with a rezoning application for approximately 15 acres 
to a residential zoning district and then pursue development of church on the remaining 
15 acres of the site through approval of a Special Use Permit.  The property owner would 
not be required to develop the corner site with commercial, but retaining the designation 
would not allow the site to be rezoned and developed with any other use.  
 
STAFF COMMENTS:   
 
Staff originally did not support creating an additional commercial node in 2017 based 
upon the prior LUPP policies for spacing of commercial nodes.  Since that time the City’s 
new Comprehensive Plan has a different approach related to planning for commercial 
uses.  Although Plan 2040 included the Neighborhood Core designation based upon its 
prior approval, Staff believes that the commercial designation on the Bluffs site is only 
necessary to serve the needs of future growth in this area if City Council believes an auto 
oriented commercial area is desirable for the area.  The Neighborhood Core location is 
well suited to vehicular oriented commercial use.   
 
Staff believes that if the Neighborhood Core area is removed, the planned Mixed-Use 
Commercial area at the neighboring Borgmeyer site can provide enough land area to 
meet commercial needs for the projected population growth, but it is not planned as a 
vehicle oriented commercial area and would be more like the Somerset Village Center. 
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Attachment B 
 

 
 
  

The Bluffs 

Friedrich Site 

Borgmeyer Site 

Cameron School Rd 

Stange Rd   Extension 
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Attachment C-Ames Plan 2040 Excerpts 
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