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ITEM #:         7    
DATE:     08-07-13 

 
COMMISSION ACTION FORM 

 
DATE PREPARED:  August 2, 2013 
 
REQUEST:  Amendment to Land Use Policy Plan (LUPP) Future Land 

Use Map.  
 
LOCATION:     601 S. 16th Street 
     (See Attachment A) 
 
ACREAGE:   8.01 Acres  
 
CURRENT  
LAND USE Medium-Density Residential and Highway-Oriented 
DESIGNATION: Commercial  (See Attachment B) 
 
PROPOSED  
LAND USE High-Density Residential and Highway-Oriented Commercial 
DESIGNATION:  (See Attachment C) 
 
CURRENT ZONING:  “HOC” (Highway-Oriented Commercial) and “F-PRD” 

(Planned Residence District)  (See Attachment D)  
 
PROPERTY OWNER:  Randall Corporation 
     420 S 17th Street 
     Ames, Iowa 50010 
 
APPLICANT/CONTACT: Scott Renaud, c/o FOX Engineering 
     414 S 17th Street 
     Ames, IA 50010 
 
BACKGROUND INFORMATION: 
 
Aspen Ridge 2nd Addition is a proposed subdivision of 8 acres, planned for the area 
abutting the north side of S. 16th Street and east of South Grand Avenue. It lies south of 
Coldwater Golf Links and west of Aspen Ridge. This site has experienced several 
changes in LUPP designation and zoning in the past few years, which are 
summarized in Attachment E. 
 
The most recent LUPP change (2009) was intended to accommodate commercial 
development between the existing (and proposed expansion of) Aspen Ridge 
Townhomes to the east and South Grand Avenue to the west. The zoning was changed 
to HOC Highway-Oriented Commercial to reflect that LUPP change. 
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The applicant now proposes to reduce the area of both the LUPP designated Highway 
Oriented Commercial and Medium Density Residential areas in order to insert an area 
of approximately 5 acres of High Density Residential.  
 
The Highway Oriented Commercial area would be reduced in area by about 2 acres and 
the Medium Density Residential would be reduced by about 3 acres. The reduction of 
the Medium Density would not allow for the future expansion of the Aspen Ridge 
Townhomes as originally envisioned by that Planned Residence Development (PRD) 
Plan. 
 
With the creation of this High Density Residential area, the applicant proposes to follow-
up with a rezoning to RH High Density Residential. The RH zoning would allow the 
development of a senior living complex (the Village Cooperative) on the southern 
portion adjacent to S. 16th Street and an apartment building on the northern portion 
adjacent to the golf course. The zoning of the remaining area to the west would remain 
as HOC to support a future commercial development on the corner of S. Grand Avenue 
and S. 16th Street. 
 
Applicant’s Statement of Support for the LUPP Map Change.  The applicant has 
provided statements indicating why he believes this request is supported by the Land 
Use Policy Plan Goals and Policies. Please review this separate document. 
 
Land Use Analysis and Capacity.  In any proposed change to the Land Use Policy 
Plan Future Land Use Map, the City examines possible impacts to infrastructure, such 
as sewer and water capacity, storm drainage, and traffic and access. In this instance, 
staff evaluated the expected incremental differences brought about by changes from 
Highway-Oriented Commercial and Medium Density Residential Uses to High-Density 
Residential. This review is based on overall system capacities and staff finds that the 
capacities of sanitary sewer, water, storm drainage, and traffic access are acceptable 
per City requirements. If there are specific improvements needed for a particular 
development in the future, these would be identified during the preliminary plat stage or 
site development stage.  
 
Also of importance to consider in determining LUPP map changes is the interface 
between adjacent uses, as well as the expectation of consistency of residents. As 
Attachment E indicates, there has been a succession of changes to the LUPP map in 
this area dating back to at least 2004. This current proposal is the first time a High 
Density Residential designation has been introduced on this particular parcel, though 
the S. 16th Street corridor already contains several High-Density Residential 
designations to the west and southwest. In this instance, the High Density Residential is 
adjacent to Highway Oriented Commercial (developed to the south but vacant to the 
west) and Medium Density Residential (Aspen Ridge Townhouses to the east). The 
Commission needs to consider the impacts on the adjacent parcels of the introduction 
of this High Density Residential area. 
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Land Use Policy Plan Goals and Policies.  In reviewing the proposal to change the 
LUPP Future Land Use Map, staff has examined applicable goals and policies of the 
Land Use Policy Plan (see pages 18-27 of the LUPP). Based upon this review, staff 
finds no inconsistencies between the proposed amendment and the existing goals and 
policies of the LUPP.  
 
Public Comments Received.   Written comments have been received from the 
neighboring  Aspen Ridge development (see attached letters) expressing their concerns 
about the proposed changes to the LUPP Future Land Use Map, and subsequent 
rezoning of land from medium-density residential to high-density residential. 
 
A listing of four (4) negative impacts for the current residents of the Aspen Ridge 
Townhome development are described in the letters received, as follows: 
 

1. The recent high-density construction has already congested the traffic flow on 
South 16th Street.  The addition of The Village retirement center plus apartment 
houses will cause difficulty entering and exiting the street. 
 

2. The addition of an apartment complex so close to present structures will cause a 
devaluation of the property. 
 

3. Aspen Ridge residents paid premium prices for their Phase 1 townhomes with 
the promise the townhome complex would be developed in three phases as a 
golf course community.  The developer sold the units as “luxury townhomes.”  No 
homeowner would have purchased property in this development if the plans 
before you were articulated to prospective buyers. 
 

4. Homeowners will not be able to sell their townhomes if this plan is passed by the 
town council.  The townhomes will become no more than apartment housing. 
 

The residents of the Aspen Ridge Townhome Association are asking the Planning and 
Zoning Commission to consider two options, described as follows: 
 
Option #1: Leave the zoned area as it is currently zoned; or, 
 
Option #2: Allow The Village Cooperative area to be rezoned high density, but do not 

allow Parcel #4 to be developed as apartment housing. 
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ALTERNATIVES: 
 
1. The Planning and Zoning Commission can recommend that the City Council 

approve an amendment to the LUPP Future Land Use Map to change the land 
use designation along S. 16th Street, as depicted in Attachment C. 

 
2. The Planning and Zoning Commission can recommend that the City Council deny 

the proposed amendment to the LUPP Future Land Use Map to change the land 
use designation along S. 16th Street ,as depicted in Attachment C. 

 
4. The Planning and Zoning Commission can refer this request back to staff or the 

applicant for more information prior to forwarding a recommendation to City 
Council. 

 
RECOMMENDED ACTION: 
 
After analysis of the request and a review of the Goals and Policies of the Land Use 
Policy Plan, staff believes that the proposed change to the LUPP Future Land Use Map 
is consistent with those Goals and Policies. 
 
Therefore, it is the recommendation of the Department of Planning and Housing that the 
Planning and Zoning Commission act in accordance with Alternative #1, which is to 
recommend that the City Council approve an amendment to the LUPP Future Land Use 
Map to change the land use designation along S. 16th Street as depicted in Attachment 
C. 
 
 
S:\PLAN_SHR\Council Boards Commissions\PZ\Commission Action Forms\LUPP Amendments\601_S_16th_LUPP_Map-08-07-13.doc
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ATTACHMENT A 
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ATTACHMENT B 
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ATTACHMENT C 
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ATTACHMENT D 
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ATTACHMENT E 
 

Proposed Aspen Ridge 2nd Addition (8 Acres) 
LUPP and Zoning History 

Year Approved & Proposed 
LUPP Designations 

Approved & Proposed 
Zoning  

2004 Approved (8 acres)- 
 
From: 
Highway-Oriented Commercial  
To: 
Medium-Density Residential  

Approved (8 acres)- 
 
From:  
Highway-Oriented Commercial (HOC) 
To: 
Medium-Density Residential (RM) 
 
Approved (8 acres)- 
 
From:  
Medium-Density Residential (RM) 
To: 
Planned Residence District (PRD) 
 

2009 Approved (5 of the 8 acres)- 
 
From: 
Medium-Density Residential 
(RM) 
To: 
Highway-Oriented Commercial  

Approved (5 of the 8 acres)- 
 
From: 
Planned Residence District (PRD) 
To: 
Highway-Oriented Commercial (HOC) 
 

2013 Proposed (2 of the 8 acres) – 
 
From: 
Highway-Oriented Commercial 
 
To: 
High-Density Residential 
 
Proposed (3 of the 8 acres) – 
 
From: 
Medium-Density Residential  
 
To: 
High-Density Residential 

Proposed (2 of the 8 acres) – 
 
From: 
Highway-Oriented Commercial (HOC) 
 
To: 
High-Density Residential (RH) 
 
Proposed (3 of the 8 acres) – 
 
From: 
Planned Residence District (PRD) 
 
To: 
High-Density Residential (RH) 
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