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             ITEM #:  10       
 DATE: 05-06-15 

 
COMMISSION ACTION FORM 

 
SUBJECT: ZONING ORDINANCE TEXT AMENDMENT TO ALLOW FOR A 

LINCOLN WAY MIXED USE OVERLAY ZONE 
 
BACKGROUND:  
 
In February 2015 Hunziker Development Company LLC requested that Council initiate a 
text amendment to allow for the construction of a mixed-use development project along 
West Lincoln Way on property in the Highway Oriented Commercial (HOC) zoning 
district.  (See Attachment A)  The applicant has proposed a concept of the site which 
consists of a mixed commercial and residential development containing two separate 
three-story buildings, each containing first floor commercial space with residential units 
above. 
 
City Council had previously directed as part of the Planning and Housing work plan to 
begin a review of the Land Use Policy Plan and specifically to look at a 
comprehensively at Lincoln Way as a corridor study.  The Lincoln Way Corridor Study is 
intended to be a broad urban design plan recognizing Lincoln Way as signature element 
of the City’s transportation network and its aesthetic character as ties multiple 
neighborhoods and districts of the City together. The Study will have an assessment of 
the surrounding environment and attributes of Lincoln Way based upon multi-modal 
travel opportunities, streetscape design, and potential for strategic infill opportunities 
supportive of the corridor.  The study will focus on areas between Duff Avenue and 
South Dakota Avenue.  The Planning Division work plan estimate for duration of the 
Corridor study is approximately 8 months and it is to begin in the fall of 2015.  When 
responding to the Hunziker request, Council directed this text amendment to precede 
the Corridor study as a tool that could be refined once the study is completed in the 
Spring of 2016. Council and staff look to this referral as a first step in addressing a 
vacant area of the corridor that could accommodate a mixed use development based on 
use and site design principles.  
 
The proposed text amendment is to create a new zoning overlay district in the 
Zoning Ordinance, Chapter 29 of the Ames Municipal Code.  The intent is to allow 
for a case-by-case review of a major site plan with the rezoning to add mixed use 
to a site. Upon adoption of the ordinance, individual property owners would need 
to request a rezoning of property to add the mixed use overlay to the underlying 
base HOC zoning. Upon completion of the Corridor Study, mixed use may be permitted 
by right as it is in Campustown with defined standards and design guidelines. 
 
The Hunziker request centers upon allowing for multifamily residential dwellings within 
the HOC zoning district.  HOC is an exclusive commercial district that currently does not 
allow for residential uses. Within the current HOC zone, permitted uses are focused on 
auto oriented office or retail trade uses, including restaurant, recreation, and 
entertainment.  HOC zoning is the most common commercial zone in the City.  With this 
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wide diversity of allowed uses and locations in the City, HOC has a larger range of 
interactions with residential and commercial uses than other zoning types in the City. In 
general, a broad allowance for housing would not further the City’s general interests in 
commercial land use and developing residential neighborhoods because of this 
diversity.  However, HOC zoning along Lincoln Way is a different context than many 
other areas because it is already an important part of areas with residential uses and 
has excellent transit access. Adding mixed use could be complementary to its 
surroundings and provide for strategic infill as supported by the LUPP.  The proposed 
overlay would add a dimension of use for household living in HOC exclusively 
along the central areas of the Lincoln Way Corridor.  It would not allow for mixed 
use in other HOC zoned areas of the City.   
 
The City’s LUPP supports commercial uses with complementary uses to increase 
economic activity in focused areas. The purpose of the Mixed Use Overlay should be to 
create a balance between permitted commercial uses of the HOC base zone and the 
inclusion of a well designed multi-family residential development. Staff believes 
continuing to emphasize commercial use as a priority in the overlay is important 
along Lincoln Way.  Commercial uses must be designed appropriately for it to be 
successful in a mixed use project.  For example, the West Towne mixed use apartments 
along Mortenson are mixed use but the commercial uses are not as successful as 
hoped due in part to their design and orientation.  Poor design and orientation along 
Lincoln Way would be detrimental to the corridor. 
 
The overlay district is intended to supplement the base zone regulations of the HOC in 
order to preserve the existing commercial use pattern established within the corridor.  
Typically, the commercial uses within HOC are compatible with mixed use.  Some 
concerns about the mixed use living environment are the types of commercial activities 
on the site and the hours or operations, noise, and odors.  This would not appeal to 
everyone, but some people seek out the variety of activities and potential interactions 
with people in this environment. Concerns about the arrangement of uses can be 
considered during a major site plan review.   

 
Proposed Text Amendment: 
 
Section 29.1113 “LINCOLN WAY MIXED USE OVERLAY DISTRICT” 
 

(1)  Purpose.  The intent is to allow for variety of multi-family housing that may 
not be accommodated in other zoning districts and to promote Lincoln 
Way as a commercial destination along a multi-modal transportation 
corridor. The Lincoln Way Mixed Use Overlay District supplements the 
base zone regulations of areas along the Lincoln Way corridor zoned HOC 
between Duff Avenue and South Dakota Avenue by allowing for a mixed 
commercial/residential use option.  This overlay is planned to preserve the 
primary use of the corridor for commercial uses while allowing for another 
housing option for the City of Ames residents.   

 
(2)  Permitted Uses. Subject to the requirements of Sec. 29.1502 for Site 

Development Plan review, and in accordance with the requirements of this 
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Sec. 29.1113 and the Zone Development Standards of the HOC base 
zone, Multiple Family Dwellings may be permitted in combination with 
HOC permitted uses classified as Office Uses; Retail Sales and Services 
Uses; Entertainment, Restaurant, and Recreation; and miscellaneous use 
of childcare.  

 
(3)  Site Development Plan Review.  All mixed use projects, in combination 

with a zoning application for the establishment of the Mixed Use Overlay 
District, shall apply for a Major Site Development Plan review per Section 
29.1502.   

 
(4)  Building Height. Buildings within the overlay district shall not exceed 

three-stories and shall not exceed 42 feet.  
 
(5)  Floor Area Ratio.  The maximum ratio for a project within the Overlay 

District shall not exceed a 1.0 floor area ratio. 
 
(6) Commercial Floor Area Ratio.  The minimum ratio of commercial space 

for a project within the Overlay District shall be not less than 0.15 floor 
area ratio.  

 
(7) Minimum Commercial Area of the building(s).  

(a)  A minimum of 75% of the lineal length of the first floor frontage of 
all buildings as visible from Lincoln Way, shall be commercial uses. 

 
(8)  Orientation and Front Yard Setback Encroachment.  Mixed use 

buildings shall be oriented to Lincoln Way with a visual connection of 
commercial store fronts to the street.  

 
 A front yard setback encroachment of 10 feet may be permitted for 

pedestrian oriented design features of architectural projections, arcades, 
patios, etc. 

 
(9)  Parking:  No parking shall be permitted between the buildings and the 

street. Parking requirements must be consistent with Article 4 of Chapter 
29. 

 
(10)  Sidewalks:  Sidewalks shall be required from the commercial entrance(s) 

of each building to the public right of way.  Sidewalks shall also be 
provided for the connection of multiple buildings when more than one 
structure is constructed on a site.  

 
(11)  Design Principles. The following design principles shall be relied upon 

when considering the site and architectural design component of a mixed 
use overlay project 

 (a)  Building design should recognize site patterns and help define 
entries to the interior of the site, commercial spaces, residential 
building entrances, and public spaces.  The project design shall 
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embrace pedestrian friendly design principles recognizing Lincoln 
Way as multi-modal transportation corridor.  Designs that allow for 
and promote active outdoor space for commercial uses are 
desirable.  

 
(b)  Use architectural styles that promote a commercial appearance to a 

development with strong visual connection to Lincoln Way. Ground 
floor uses shall have a high floor to ceiling height, generally of a 
minimum of 12 feet.  Commercial storefronts shall have a high 
percentage of glazing. 

 
(c)  The architectural design shall utilize a variety of forms to create 

diverse elevations. Residential units, office and commercial/retail 
spaces shall overlook the street and interior areas. Buildings should 
include green building techniques minimizing sun impacts of heat 
gain and glare for south facing windows. 

 
(d)  The materials used in design of the buildings should utilize quality 

materials that include a mix of clay brick /masonry and 
contemporary uses of woods and metals as materials to accentuate 
and create interest on the building.  The principle cladding materials 
of buildings as viewed from the street and commercial entrances 
shall be clay brick or stone.   

 
(e)  The use of color, textures, and/or patterns should be used to 

accentuate the quality of the architectural design and materials of 
the building.  

 
(f)  The layout of commercial floor area shall define the design of the 

building rather than maximizing residential density.   
 
(g) Commercial area design should account for customary dimensions 

and needs for a variety of retail, restaurant, and office uses. 
Generally, a minimum of 50 feet of depth and a maximum of 100 
feet of depth is appropriate for 1st floor “inline” type commercial 
space.  

 
(h)  Residential unit access should be separate from commercial tenant 

access. 
 
(i)  Locate residential access in clearly identifiable and well lit locations. 
 
(j) Parking should be provided at a rate to provide a variety of 

commercial tenant options, including restaurant uses with higher 
parking rates, rather than maximizing parking for apartment units. 
Encourage developments to incorporate prominent bike parking.  
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Staff reviewed the mixed-use ordinance concept with the Planning and Zoning 
Commission on April 15th.  Staff discussed many of the design concerns for the 
ordinance and whether specific standards or general design principles are the 
appropriate approach to the Overlay.   Based on that discussion, staff’s draft ordinance 
is a mix of some minimum expectations, including commercial square footage, 
maximum height, and floor area ratios with basic design principles.  The expectation is 
the Major Site Plan review will develop most site specific details about design and 
layout.  
 
One of the significant issues of defining uses in the Overlay remains from the prior 
discussion.  Staff has stated a minimum expectation of 15% FAR for commercial uses 
and has not stated a density or apartment size standard.  Staff believes the requirement 
for 15% FAR is generally in the lower range of commercial land utilization; however, it is 
more of a midpoint in Ames.  Staff reviewed a variety of uses and locations for 
commercial developments in Ames to create a context for the standard.  The general 
range of FAR for one-story developments was between 8% and 23%.  These sites were 
relative modern commercial sites along Lincoln Way, Duff Avenue, and Stange Road 
between 0.7 acres and 4 acres.  The uses that heavily relied upon parking, such as 
restaurants, medical office, and banks, would have much lower FAR than retail and 
office uses in this comparison.   
 
For the amount of residential use on a site, staff has not indicated a density limit or 
desired unit type for the apartments.  The controls on size and density will be the 3-story 
height limit and 100% FAR combined with parking requirements.  The City’s standard 
parking requirements for apartments based upon bedrooms will apply to development 
within the Mixed Use Overlay.   
 
ALTERNATIVES:  
 
1. The Planning & Zoning Commission can recommend that the City Council adopt the 

proposed zoning text amendment to Chapter 29, Article 11 to allow for the creation 
of a Lincoln Way Mixed Use Overlay District.  
 

2. The Planning and Zoning Commission can recommend alternative specific 
standards, definitions, or other criteria for the creation of a Lincoln Way Mixed Use 
Overlay District. 
 

3. The Planning and Zoning Commission can recommend an alternative approach 
based on general design principles rather than specific standards. 
 

4. The Planning & Zoning Commission can recommend that the City Council deny the 
proposed zoning text amendment to Chapter 29 Article 11. 
 

5. The Planning & Zoning Commission can request additional information before 
making a recommendation to the City Council. 
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RECOMMENDED ACTION: 
 
Staff believes that the approach to create a framework of design principles with a case- 
by-case site review will reasonably address the Hunziker request and Council’s interest 
to have a preliminary tool for mixed use development prior to the completion of the 
Lincoln Way Corridor Study.  The above described ordinance is a combination of 
minimum standards intended to promote commercial development while allowing for 
additional multi-family housing options.   The design principles are intended to allow for 
some diversity of design but have a framework for design review to make decisions on 
proposed Major Site Plans.  The Overlay will likely function as interim standards and 
process until such times as the Lincoln Way Corridor Study is complete in 2016. 
 
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 amend Article 11 of the Zoning Code 
to allow for the creation of a Lincoln Way Mixed Use Overlay Zone as described 
above. 
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Attachment A 
Hunziker Development Letter
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Attachment B 
Land Use Policy Plan 

 
Related Goals and Objectives 
 
Goal No. 4.  It is the goal of Ames to create a greater sense of place and connectivity, 

physically and psychologically, in building a neighborhood and overall community identity and 

spirit.  It is the further goal of the community to assure a more healthy, safe, and attractive 

environment. 

 

Objectives.  In achieving an integrated community and more desirable environment, Ames 

seeks the following objectives.   

4.A. Ames seeks to establish more integrated and compact living/activity areas (i.e. 

neighborhoods, villages) wherein daily living requirements and amenities are 

provided in a readily identifiable and accessible area.  Greater emphasis is 

placed on the pedestrian and related activities. 

4.B. Ames seeks to physically connect existing and new residential and commercial 

areas through the association of related land uses and provision of an intermodal 

transportation system. 

4.C. Ames seeks to psychologically connect the various living/activity areas through 

closer proximity of residential areas and supporting commercial uses, common 

design elements, and inclusion of community amenities such as parks and 

schools. The connections should promote community identity. 

 

 

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 of the community to link the timing of development with the installation of public 

infrastructure including utilities, multi-modal transportation system, parks and open space. 

 

Objectives.  In defining the growth pattern and timing of development, Ames seeks the following 

objectives. 

5.C. Ames seeks the continuance of development in emerging and infill areas where 

there is existing public infrastructure and where capacity permits. 
... 

 

Goal No. 6.  It is the goal of Ames to increase the supply of housing and to provide a wider 

range of housing choices. 

 

Objectives.  In increasing housing opportunities, Ames seeks the following objectives. 

 

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. 

 

... 
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Attachment C   
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Attachment D 
Major Site Plan Criteria 29.1502(4) 

 


