
ITEM #:    6             
DATE:     02-04-15     

 
COMMISSION ACTION FORM 

 
REQUEST:  Rezone from “HOC” (Highway-Oriented Commercial) to “RH” (Residential 

High Density) for property located at 516 S. 17th Street. 
 
BACKGROUND INFORMATION: 
 
The developer is interested in rezoning approximately 12 acres of land at 516 S. 17th 
Street from “HOC” (Highway-Oriented Commercial) to “RH” (High-Density Residential) 
for the purpose of constructing a multi-family development of approximately 272 
apartment units.  
 
The subject property is an undeveloped parcel accessed through the Aspen Business 
Park from the west end of S. 17th Street. The site is located between U. S. Highway 30 
and S. 16th Street. (see Attachment A-Existing Zoning Map). Property to the north and 
to the west of the site has been developed with apartments (Pheasant Run, The Grove, 
and Copper Beech) and property to the east of the site has been developed with an 
office business park (Aspen Business Park).  
 
The applicant intends to develop a mix of apartment unit types marketed to 
professionals and students.  Development intensity is approximately 700 bedrooms with 
272 units, generally divided into a 50% student and 50% household living for other 
occupants. The developer has indicated a willingness to enter into a development 
agreement to address housing design interests and financial security for future traffic 
signal installation at S. 16th Street and Golden Aspen Road.  A full description of the 
project is included in Attachment D through Attachment G.  
 
The property was recently designated as High Density Residential in October 2014.   At 
the time of the analysis for the LUPP change, staff identified issues pertaining to traffic, 
transit, access to S. 16th Street, and housing type to be further analyzed at the time of a 
rezoning request. Additionally, City Council directed on January 13, 2015 to include with 
each zoning application a Residential High Density Evaluation checklist as a measure of 
a project’s LUPP consistency. The RH checklist reviews topics of 
Location/Surroundings; Site Features; Housing Variety/Design; Transportation; Utility; 
Investment/Catalyst (See Attachment I).  A full evaluation of the request is included in 
the addendum. 
 
ALTERNATIVES: 
 
1. The Planning and Zoning Commission can recommend that the City Council 

approve the request for rezoning from “HOC” (Highway-Oriented Commercial) to 
“RH” (Residential High Density) for the property located at 516 S. 17th Street , based 
upon the applicant’s project description and staff’s analysis as found in the 
addendum, and subject to conditions: 
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A. Property owner posts a financial security for 100% of the cost of construction 
of traffic improvements, to be built at the direction of the City. 

B. Create a deed restricted no-build area in the southwest corner of the site for 
future South Grand extension. 

C. Development of the site includes extension of S. 17th Street to the west 
property line. 

D. Provision of clubhouse and recreational amenities in the first phase of 
development. 

E. Mix of floor plans and leasing terms that do not require an August to August 
lease. 
 

2. The Planning and Zoning Commission can recommend that the City Council deny 
the request for rezoning of the property located at 516 S. 17th Street, if the 
Commission finds that the project is not consistent City’s regulations and policies. 
 

3. The Planning and Zoning Commission can defer action on this request and refer it 
back to City staff and/or the applicant for additional information. 

 
RECOMMENDED ACTION: 
 
The City has recently experienced a strong growth in the construction of apartments 
over the past five years.  This has been a product of high enrollment growth at ISU, job 
growth, and a high desirability for Ames by retirement age households.  In response, the 
City has had multiple requests for new RH development through LUPP amendments 
and rezoning, including the subject site.    
 
The subject site was granted an LUPP Amendment in October 2014 with expressed 
concerns about the timing of development of the site.  At the time of the LUPP 
Amendment, specific issues concerning need, site access and transportation issues 
were identified for the applicant to further address before rezoning.   The applicant has 
partially addressed these interests as described in this report. Notably, the applicant has 
been unable to secure direct vehicular or pedestrian access to S. 16th Street at this 
time.  Staff believes the lack of direct access to S. 16th is a significant deficiency in the 
site’s overall suitability.   
     
Review of the RH Checklist indicates the site has a variable mix of high and low ratings. 
The transportation ratings low for the site due to general connectivity and transit 
services. Despite the findings of the applicant’s traffic study that most intersections are 
not significantly impacted by the project’s development, staff finds the study incomplete 
in some of its LOS calculations. The site has limited walkable access to neighborhood 
service, but does have fairly high access to employment areas in the immediate vicinity 
of the site.  Staff rate the project as high for housing variety with the applicant’s 
commitment to address housing variety meets current City interests for apartment 
development not designed and marketed primarily to students. Note that full details are 
not available on the complete design of the site and buildings as they seek rezoning 
entitlement.  
 
At the time of approval of the LUPP Map change to Residential High Density, it was 
decided that resolution of the access constraints could be delayed until a more detailed 
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traffic analysis was completed as part of the request to rezone the property to RH.  It 
was stated in the LUPP Map report to the Commission and City Council that; “Zoning 
becomes a timing control for the appropriate use if the general interest of high density 
residential exists for the site.”  However, now that the applicant is requesting rezoning, 
the access issue has not been able to be resolved by the applicant.  The applicant has 
not been able to secure vehicular, nor pedestrian access, in a direct route between the 
site and S. 16th Street.  Since there is a lack of the direct connection, the timing for 
rezoning to RH may be premature. 
 
Therefore, it is the recommendation of the Planning and Housing Department that the 
Planning and Zoning Commission act in accordance with Alternative #2, which is to 
recommend that the City Council deny the request for rezoning of the property, located 
at 516 S. 17th Street, from “HOC” (Highway-Oriented Commercial) to “RH” (High-
Density Residential), as depicted in Attachment B.   
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ADDENDUM 
 
APPLYING THE RH SITE EVALUATION TOOL: 
(see Attachment I–RH Site Evaluation Matrix) 
 
Location/Surroundings 
Does the site integrate into an existing neighborhood with appropriate interfaces 
and transitions?  Staff rates the site as “High” in that it integrates well into the existing 
High Density Residential area.  The proposed zoning would be an extension of the RH 
zoning to the west (Copper Beech), north (Pheasant Run) and on the other side of S. 
16th Street to the northwest (The Grove).  High Density Residential land use can 
interface well with the HOC land in Aspen Business Park to the east. 
 
Is the site located near daily services and amenities (school, park, variety of 
commercial)?  Staff rates the site as “Low” in this subcategory.  Commercial land use 
abuts the east boundary of the site (Aspen Business Park); however, there is not a 
variety of retail and service commercial businesses in this business park to serve the 
needs of residential tenants.  A major concentration of retail, restaurants, and service-
type businesses lines South Duff Avenue, the center of which is approximately one (1) 
mile from the site.  Within a distance of approximately one-half (0.5) mile, tenants could 
access Ames Christian School (grades K-6), and Coldwater Golf Links.   The applicant 
does propose private recreational amenities for the site.  
 
Does this create a new neighborhood, not an isolated project? (if not part of 
neighborhood, does it create a critical mass or identifiable place, support to 
provide more services?)  Staff rates the site as “Average” in this subcategory. This is 
a growing neighborhood of high density residential development.  Development as RH 
would be an expansion of, and continued growth of rental housing. Overall, the area has 
critical mass but lacks a sense of identity due to incremental development and planning 
for the area.  Even with approval of the project, it is not anticipated additional services 
would be added to the area. 
 
Is the site located near employment centers or ISU campus?  Staff rates the site as 
“High” in this subcategory.  The Iowa State campus, Iowa State Research Park, Iowa 
Department of Transportation, and Mary Greeley Medical Center are all easily accessed 
by arterial roadways from the subject site.  Aspen Business Park, abutting the east 
property line of the site, could potentially be a location of employment for tenants in the 
proposed apartment complex. 
 
Site Features 
Does the site contain no substantial natural features on the site (woodlands, 
wetlands, waterways)?  Is the site located outside the Floodway Fringe?  Staff 
rates the site as “High” in these subcategories.  There are no existing natural features 
on the site, that would be impacted, or require mitigation of any kind to protect, or 
preserve waterways, natural wetlands, or woodland resources. There are no designated 
floodplains that cross the subject property. 
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Is the site separated adequately from adjacent noise, business operations, air 
quality (trains, highways, industrial uses, airport approach)?  Staff rates the site as 
“Low” in this subcategory.  The southern boundary of the site is U.S. Highway 30, a 
four-lane divided major roadway.  The Ames Municipal Airport is located in the general 
vicinity of the site, across Highway 30 and Airport Road to the south. 
 
Is there an ability to preserve or sustain natural features?  The site rates as 
“Average” in terms of consistency with the Land Use Policy Plan (LUPP) policies 
regarding natural features.  The site is vacant and does not include significant natural 
features to be preserved, or sustained. 
 
Housing Type and Design 
Is there a need for housing or building type or variety of housing types? Staff 
rated this category as “High” based upon types of proposed housing design and 
features of the development. Based on the project design and marketing, the project 
would not be available to low and median income households without Section 8 
vouchers or other affordable housing assistance. 
 
The developer believes there is a need for apartment units. The developer intends to 
design a project with 50% student oriented housing and 50% as workforce oriented 
housing.  In addition to housing construction for ISU students, there is a desire on the 
part of the developer to provide a housing type that would appeal, in terms of design 
and amenities, to the young professional market.  Apartment units with one (1), two (2), 
or three (3) bedrooms would be designed to cater to the young professionals 
demographic, while four (4) bedroom units are typical of student apartments.  
Community amenities planned for students and young professionals in this apartment 
development include:  a fitness room, billiard rooms, community rooms, computer 
center with printer station, clubhouses, and outdoor patios with barbeque grilling station, 
fire pits, sun deck, volleyball court, etc.  The developer is willing to provide the City with 
the assurance that the primary focus will be on providing young professional housing by 
allocating 65 percent, or more, of the unit mix to three (3) bedrooms, or less, per unit. 
The approximate unit mix breakdown is as follows: 
 

APPROXIMATE UNIT MIX 
Number of 

Bedrooms/Unit 
Number of 

Units 
Number of 
Bedrooms 

Percent of the Total 
Number of Units 

1 69 69 25.4% 
2 81 162 29.8% 
3 26 78 9.6% 
4 96 384 35.3% 
    

Total 272 693 100% 
 
The project is planned to be built in two phases. The first phase is construction of the 
largest building, which is located on the south side of the S. 17th Street extension, which 
bisects the site.  Phase two would complete development of the site with the 
construction of two smaller apartment buildings, clubhouse and parking lots.  All three 
buildings are anticipated to be four (4) stories in height (see Attachment G).  
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Transportation 
Is the site adjacent to the CyRide line to employment/campus?  Staff rates the site 
as “Low” in this subcategory.  The site is not adjacent to a transit stop for CyRide due to 
the lack of a direct connection to CyRide on S. 16th Street.  The walk distance along S. 
17th to a bus stop at Golden Aspen and S. 16th is in excess of a ¼ mile for the majority 
of the site area.   Access to CyRide was one of the major issues identified by staff in 
analysis of the LUPP Map change of the site from HOC to RH.   While always desirable 
to have transit access for high-density residential uses, it has been an essential element 
in support of student oriented developments to meet student interests and service levels 
of CyRide. The transit service in this part of the community does not function as a 
convenient means of access to major employment areas in the community for the 
demographic of young professionals targeted for a large percentage of the units to be 
constructed on the site. 
 
Does CyRide service have adequate schedule and capacity?  Staff rates the site as 
“Low” in this subcategory.  The nearest route (CyRide Gray Route) follows S. 16th 
Street. The Gray Route already exceeds ridership capacity. The Gray Route brings 
students from this area as well as picks up students from Iowa State Center transit 
station. The Gray Route consists of one bus every 30 minutes, between 7:00 a.m. and 
5:30 p.m., and one bus hourly between 5:30 p.m. and 10:00 p.m., Monday through 
Friday, while school is in session.  There is no weekend service.  
 
The applicant completed a survey of bus ridership along S. 16th Street and concluded 
that a worst case scenario would be 20% of the students using the bus. This would 
equal approximately 10-15 riders for a bus during peak hours.  CyRide provides 
comments that a standard bus has a capacity for 38 seated persons and 20 additional 
standing individuals.  Adding 15 riders may not be accommodated in combination with 
demand from the other three nearby apartment complexes and the riders that are 
already present on the bus or with the needed seats at the Iowa State Center transfer 
point.      
 
Are there pedestrian and bike paths, or lanes, with connectivity to 
neighborhoods, or for commuting?  Are site access and safety provided?  Staff 
rates the site as “Low” in these subcategories.  Sidewalks exist along S. 17th Street and 
Golden Aspen Drive to access S. 16th Street.  However, there is no direct pedestrian, 
nor bike path, connection between the site and the bike path and sidewalks along S. 
16th Street.  There is a strong need for this connection to provide the necessary means 
of convenient access to the site from S. 16th Street. If the pedestrian/bike connection to 
the site was constructed, the S. 16th Street bike path would serve as a link to other parts 
of the community.  There are stretches of right-of-way along the south side of S. 16th 
Street where sidewalk has not been constructed.  These missing sections of sidewalk 
are needed to provide pedestrians with a continuous link to other sidewalks/bike paths 
throughout the community.  
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Are there roadway capacity and intersection operations (existing and planned at 
Level of Service (Average) “C”?  Staff rates the site as “Low” in this subcategory.  A 
traffic impact analysis (TIA) has been conducted by the traffic consultant, Duane Smith, 
PE.  The analysis found deficient intersection operations under existing conditions and 
projected conditions for the major intersections of University/S. 16th and Duff/S .16th.  
New impacts occur at Golden Aspen Drive.  
 
In the “Conclusions and Recommendations” section of the TIA, Mr. Smith explains that:  
The TIA Conclusions and Recommendations states that: “The condition of the 
intersections in 2035, form the Iowa DOT Model, indicate that the LOS for Grand 
Avenue and Kellogg Avenue will decline and there may be a need for a traffic signal at 
these locations.  Grand Avenue will be extended from South 4th Street to S. 16th Street 
at this time and the actual impact of this change in the street network will need to be 
evaluated at that time.  The extension of Grand Avenue will most likely impact the travel 
patterns for the entire area.”  
  
“Conditions of intersections in 2015, when Cyclone Village is constructed, indicates low 
LOS values at Christensen Drive (Vet Med College Access)  and Golden Aspen Drive.  
The condition at Christensen Drive is due to the fact that there are only two travel lanes 
on South 16th Street indicating adequate gaps in the traffic are not allowing left turning 
vehicles to proceed. No mitigation is identified.  At Golden Aspen Drive, the decline in 
LOS is due to the increased traffic coming from the Cyclone Village Apartments.  A 
traffic signal is the most likely solution to improving LOS.” 
 
The developer is agreeable to paying the cost of improvements to the intersection 
of S. 16th Street and Golden Aspen Drive, to include a signalized traffic light 
intersection, as needed to safely absorb the additional pedestrian and vehicular 
traffic generated by the development contemplated on the parcel.  The City would 
require financial security from the developer for the estimated cost of the traffic signal 
improvements, for installation at a time to be determined by the City.  It would not be 
installed at the time of development. This would be documented in the Developers 
Agreement, if required by the City as a condition of approval of the rezoning to RH. 

 
Although the applicant completed a Traffic Impact Analysis at the request of the 
City, Damion Pregitzer, City Traffic Engineer, did not accept a final report for the 
project.  Staff requested that the Level of Service (LOS) analysis calculations not 
include a mitigation of adjusted signal timing.  Staff would not assume that all signals 
would be optimized as indicated in the analysis.  If re-optimizing of signal timings are to 
be a solution to a LOS or other operational problem caused by the proposed 
development, it should be one of the recommended actions for the City to consider, 
rather than assumed.   This issue applies to existing signalized intersections and 
assumptions for their coordinated timing. 
 
A second significant interest was for analysis of a scenario where project traffic had 
direct access to S. 16th Street via a South Grand Extension. The consultant declined to 
do the analysis believing it was premature to forecast future 2035 conditions at this 
time.  Additionally, the applicant has not been able to secure access for near term 
conditions.  
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The developer has informed staff that he has diligently pursued an agreement with the 
owner of the Copper Beech property to allow vehicular and pedestrian access, by the 
tenants of the new development, to the driveway and sidewalk on the Copper Beech 
property.  The Copper Beech driveway is the location of S. Grand Avenue, once it is 
extended past S. 16th Street.  The developer informs staff that negotiations with the 
Copper Beech property owner have not been productive, and there is no interest, on the 
part of the Copper Beech owner, to allow the use of their driveway (future extension of 
S. Grand Avenue) as a means of access between S. 16th Street and the site proposed 
for rezoning.  The applicant has also been unable to secure permission to circulate 
through the Pheasant Run apartments north of the site. 
 
The current Long Range Transportation Plan (LRTP) includes an illustrative 
planning project for the extension of Grand Avenue under Highway 30. The City 
has not committed to the Grand extension south of S. 16th Street at this time; 
although the project will again be evaluated as part of the current “LRTP” (Long 
Range Transportation Plan) Update. This site may be encumbered by slope 
easements restricting development in the southwest corner, and may include a need for 
developer contributions towards road and access improvements along the Grand 
extension corridor. Street right-of-way for the future extension of S. Grand Avenue will 
be needed on the southwest corner of the subject property to accommodate the proper 
alignment for the U.S. Highway 30 underpass.  The width of right-of-way needed for the 
S. Grand Avenue extension would be a minimum of 80 feet, and the template design for 
the underpass would require approval by the Iowa Department of Transportation 
(IDOT).  This would occur at the time of site plan approval.  A U.S. Highway 30 
underpass, adjacent to this property, can be accommodated with agreement by 
the developer.  The developer is amenable to reservation of the southwest corner 
of the site for the eventual extension of S. Grand Avenue.    
 
Public Utilities & Services 
Are there adequate storm, water, sewer capacity for intensification? 
Staff rates the site as “High” in this subcategory.  For all rezoning proposals, City staff 
examines the possible impacts of a change in the zoning designation, including 
intensification, to public utilities, such as storm sewer, sanitary sewer and water 
capacity, storm drainage. This review is based on overall system capacities and the 
information available to staff at this point in the development process.  For the subject 
property, staff finds that the capacities of storm sewer, sanitary sewer, and water are 
adequate to serve the proposed high density residential development. 
 
Is the proposal consistent with emergency response goals?  Staff rates the site as 
“Average” in this subcategory.  The site is within a three (3) to five (5) minute 
emergency response time.  The nearest fire station from which emergency response 
would be dispatched is located on S. Duff Avenue at the Airport Road intersection.  
 
Investment/Catalyst 
Does this proposal support prior City sponsored neighborhood/district 
investments or sub-area planning?  Does this proposal create 
character/identity/sense of place?  Does this proposal encourage economic 
development of diversification of retail commercial (Mixed Use Development)?  
Staff rates the site as “Low” in these subcategories due to no LUPP direction 
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concerning this area or type of project.  Staff’s rating of this category is based on unique 
situations of projects related to LUPP objectives and implementation interests.  This 
development request will not have a substantial influence on its surroundings within this 
meaning.  
 
REZONING BACKGROUND: 
 
Existing Land Use Policy Plan. (see Attachment C - Existing LUPP Map Designation) 
The LUPP designation of the subject property, which includes twelve (12) acres, is 
“High Density Residential.”  This change in designation of the property from “Highway-
Oriented Commercial” was approved by the City Council on October 14, 2014.  
 
Existing Zoning. (see Attachment A - Existing Zoning)The site is zoned as “HOC” 
(Highway-Oriented Commercial). Zoning of abutting properties to the west and 
north/northwest is “RH” (Residential High Density).  The immediate area to the 
northeast and east is zoned the same as the subject property, “HOC.”  Bordering the 
south property line is the right-of-way for U. S. Highway 30.  Directly to the south of 
Highway 30 is land zoned as “S-GA” (Government/Airport) as part of the land area 
reserved for the Ames Municipal Airport.   
 
Existing Land Use. The existing land use of the subject property and all other abutting 
properties is as follows: 
 

EXISTING LAND USE 
Location Land Use 

Subject Property Vacant 
West Apartment Buildings 

North/Northwest Apartment Buildings 
North/Northeast Commercial Office Buildings 

East Commercial Office Buildings 
South U. S. Highway 30 right-of-way 

 
 
Applicant’s Statements. (see Attachment D - Applicant’s Statement/Project 
Summary/Conceptual Site Plan, Attachment E – Applicant’s Reasons for Rezoning, 
Attachment F – Reasons for Rezoning Addendum, and Attachment G – Project 
Summary). The applicant has provided an explanation of the reasons for the rezoning, 
and a Project Summary, and requests the rezoning in order to construct apartment 
buildings on the site to meet housing needs for ISU students and young professionals in 
Ames.  
 
Public Notice. Notice was mailed to property owners within 200 feet of the subject site. 
As of this writing, no comments have been received.  
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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 fifty percent (50%) 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 owner of this single 
parcel has requested the rezoning. 

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

Future Land Use Map as “Residential High Density.” 
 

3. The “Residential High Density” land use designation supports the “RH” 
(Residential High Density) zoning designation. Under the “RH” zoning 
designation, the proposed multiple-family residential development can be 
accommodated subject to the Zone Development Standards allowed within this 
zone, as described in Chapter 29, Article 7, of the Municipal Code. 
 

4. Infrastructure is available to this site. The owner will need to obtain any necessary 
easements for service line connections to the site. 
 

5. Access to this site is from S. 17th Street, a public street right-of-way.  There is no 
direct access to the minor arterial roadway of S. 16th Street. 
 

6. The project has potential impacts on bus service due to capacity limits of the Gray 
Route. 
 

7. The traffic impact analysis for the site is incomplete for purposes of comparing 
background conditions with project conditions.   
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Attachment A – Existing Zoning 
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Attachment B – Proposed Zoning 
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Attachment C – Existing LUPP Map Designation 
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Attachment D – Applicant’s Statement/Project Summary/ 
Conceptual Site Plan 

 
Project Overview: 
 
The project at 516 South 17th Street shall be an approximate 272 unit apartment 
development primarily designed to cater to the young professional demographic market 
in Ames, IA.  The developer plans to cater to the young professional market by 
delivering an amenity rich living environment that younger professionals desire as well 
as primarily focus the unit mix on 3 bedrooms or less.  Through market knowledge and 
experience, the developer has found that the more community amenities (fitness room, 
billiard rooms, community rooms, outdoor patios, etc.) and nicer quality finishes and 
designs in the units (granite counters, stainless steel appliances, washer/dryer in unit, 
upgrading flooring, etc.), the more we can differentiate ourselves from the market and 
deliver what the  young professionals desire. Traditionally student housing is geared 
towards more low cost, basic finishes, laminate countertops, linoleum flooring, and 
limited community rooms in order to compete on price.  Our development is not 
engaged in being the low cost leader in the Ames market and as such, we aim to deliver 
a higher quality, aesthetically pleasing development.  For more information on the 
market need, designs, and greater details on the project, please reference the attached 
project overview document.   
 
The approximate unit mix breakdown shall be: 
 
BDS Units Percent 
1 69 25.4% 
2 81 29.8% 
3 26 9.6% 
4 96 35.3% 
Total 272 
 
This project is planned to be built in a two phase approach, with South 17th Street 
bisecting the North and South phases.  Phase I (south) is planned to be built this spring 
and Phase II (North) is planned to be built in spring of 2016. 
 
Jeff Koch 
Partner, Roers Investments 
Ph: 952-221-0712 
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Attachment E – Applicant’s Reasons for Requesting Rezoning (Pg. 1) 
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Attachment E – Applicant’s Reasons for Requesting Rezoning (Pg. 2) 
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Attachment E – Applicant’s Reasons for Requesting Rezoning (Pg. 3) 
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Attachment E – Applicant’s Reasons for Requesting Rezoning (Pg. 4) 
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Attachment E – Applicant’s Reasons for Requesting Rezoning (Pg. 5) 
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Attachment E – Applicant’s Reasons for Requesting Rezoning (Pg.6) 
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Attachment F – Reasons for Requesting Rezoning (Addendum) (Pg.1) 
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Attachment F – Reasons for Requesting Rezoning (Addendum) (Pg.2) 
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Attachment F – Reasons for Requesting Rezoning (Addendum) (Pg.3) 
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Attachment F – Reasons for Requesting Rezoning (Addendum) (Pg.4) 
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Attachment G – Project Summary (Pg.1) 
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Attachment G – Project Summary (Pg.2) 
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Attachment G – Project Summary (Pg.3) 
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Attachment G – Project Summary (Pg.4) 
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Attachment G – Project Summary (Pg.5) 
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Attachment G – Project Summary (Pg.6) 
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Attachment G – Project Summary (Pg.7) 
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Attachment G – Project Summary (Pg.8) 
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Attachment G – Project Summary (Pg.9) 
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Attachment G – Project Summary (Pg.10) 
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Attachment H – Applicable LUPP Goals & Objectives 
 

Goal No. 1.  Recognizing that additional populations 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 further the goal of the 
community to manage its growth so that it is more sustainable, predictable and 
assures quality of life. 

 
Goal No. 2.  In preparing the target populations 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 within the area’s natural resources and rural areas. 

 
2.A. Ames seeks to provide at least 600 to 2,500 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. 

 
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 for the community to link the timing of 
development with the installation of public infrastructure including utilities, multi-
modal transportation system, parks and open space. 
 
Goal No. 6.  It is the goal of Ames to increase the supply of housing and to 
provide a wider range of housing choices. 
 
6.C. Ames seeks to establish higher densities in existing areas where 

residential intensification is designated with the further objective that there 
shall be use and appearance compatibility among existing and new 
development. 

 
Goal No. 7.  It is the goal of Ames to provide greater mobility through more 
efficient use of personal automobiles and enhanced availability of an integrated 
system including alternative modes of transportation. 

 
7.B. Ames seeks a transportation system that is linked with the desired 

development pattern of the overall community and areas therein. 
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Attachment I – RH Site Evaluation Matrix 
 

REZONING of  516 S. 17th STREET 

RH Site Evaluation Matrix 
Project Consistency 

High  Average Low 
Location/Surroundings       

Integrates into an existing neighborhood with appropriate interfaces 
and transitions 
High=part of a neighborhood, no significant physical barriers, 
includes transitions; 
Average=adjacent to neighborhood, some physical barriers, minor 
transitions; Low=separated from an residential existing area, 
physical barriers, no transitions available 

    

Located near daily services  and amenities (school, park ,variety of 
commercial)  
High=Walk 10 minutes to range of service; 
Average=10 to 20 minutes to range of service;  
Low= Walk in excess of 20 minutes to range of service. 
*Parks and Recreation has specific service objectives for park 
proximity to residential 

    

Creates new neighborhood, not an isolated project (If not part of 
neighborhood, Does it create a critical mass or identifiable place, 
support to provide more services?)     
Located near employment centers or ISU Campus (High=10 minute 
bike/walk or 5 minute drive; Average is 20 minute walk or 15 minute 
drive; Low= exceeds 15 minute drive or no walkability) 

    
  

   Site 
   Contains no substantial natural features on the site (woodlands, 

wetlands, waterways)     
Located outside of the Floodway Fringe     Separated adequately from adjacent noise, business operations, air 
quality (trains, highways, industrial uses, airport approach)     
Ability to preserve or sustain natural features       

   Housing Types and Design 
   

Needed housing or building type or variety of housing types     
Architectural interest and character     
Site design for landscape buffering     
Includes affordable housing (Low and Moderate Income))     
Continued next page… 

   Transportation    
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Adjacent to CyRide line to employment/campus  
High=majority of site is 1/8 miles walk from bus stop; 
Average= majority of site 1/4 mile walk from bus stop; 
Low= majority of site exceeds 1/4 miles walk from bus stop. 

    
CyRide service has adequate schedule and capacity 
High=seating capacity at peak times with schedule for full service 
Average=seating capacity at peak times with limited schedule 
Low=either no capacity for peak trips or schedule does not provide 
reliable service 

    

Pedestrian and Bike path or lanes with connectivity to neighborhood 
or commute     
Roadway capacity and intersection operations (existing and planned 
at LOS C)     
Site access and safety      
 

   
Public Utilities/Services    
Adequate storm, water, sewer capacity for intensification 
High=infrastructure in place with high capacity 
Average=infrastructure located nearby, developer obligation to 
extend and serve 
Low=system capacity is low, major extension needed or requires 
unplanned city participation in cost. 

    

Consistent with emergency response goals 
High=Fire average response time less than 3 minutes 
Average=Fire average response time within 3-5 minutes 
Low=Fire average response time exceeds 5 minutes, or projected 
substantial increase in service calls 

    

     
Investment/Catalyst    
Support prior City sponsored neighborhood/district investments or 
sub-area planning     
Creates character/identity/sense of place     
Encourages economic development or diversification of retail 
commercial (Mixed Use Development)     
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