PLANNING AND ZONING COMMISSION

TENTATIVE AGENDA
Wednesday, January 5, 2022
4:00 PM

Public Meeting Room* - Story County Administration (900 6th Street) – Nevada, Iowa
THIS MEETING IS OPEN TO THE PUBLIC PURSUANT TO CHAPTER 21 IOWA CODE.

SPECIAL NOTE TO THE PUBLIC: This meeting is also being offered via Zoom. Instructions to
join can be found at bottom of agenda.
1. CALL TO ORDER; REGULARLY SCHEDULED COMMISSION MEETING
2. ROLL CALL/QUORUM DETERMINED
3. APPROVAL OF AGENDA
4. APPROVAL OF MINUTES
Documents:
120821.PDF
5. PUBLIC COMMENT
This is the time for members of the public to offer comments concerning matters not
scheduled to be heard before the Planning and Zoning Commission.
6. NEW BUSINESS
6.I. Discussion And Consideration Of Ames Urban Fringe Plan Renewal And Amendment
Priorities And Direction On Outreach Process - Amelia Schoeneman
Documents:
STAFF MEMO.PDF
AUFP AMENDMENT PRIORITIES LETTER.PDF
7. COMMENTS
Staff
Commission
8. ADJOURNMENT
9. INSTRUCTIONS TO PARTICIPATE IN ZOOM MEETINGS
To join Zoom meeting by computer, tablet, smartphone:
HTTPS://US02WEB.ZOOM.US/J/7737180067?
PWD=L3B5L2RNUZDSNJBLDUTQV2R0UDDAZZ09
Meeting ID: 773 718 0067
Passcode: 1DR5Wg
To join the meeting by telephone:
Dial 312- 626-6799 US

Meeting ID: 773 718 0067
Passcode: 1DR5Wg
To join the meeting by telephone:
Dial 312- 626-6799 US
Meeting ID: 773 718 0067
Passcode: 540442

* Story

County strives to ensure that its programs and activities do not discriminate on the basis of
race, color, national origin, sex, age or disability. Persons requiring assistance, auxiliary aids or
services, or accommodation because of a disability may contact the county's ADA coordinator at
(515)382-7204.
**For further information on these cases, contact the Story County Planning and Development Department at

PZWeb@storycounty.com

or by phone at (515) 382 - 7245. Case Files, including exact property locations, may be
inspected in the Story County Planning and Development Department located in the Story County Administration
Building, 900 6th Street, Nevada, Iowa .

STORY COUNTY PLANNING AND DEVELOPMENT
STORY COUNTY ADMINISTRATION
900 6TH STREET
NEVADA, IOWA 50201-2087
515-382-7245

“Commitment, Vision, Balance”

MINUTES
STORY COUNTY
PLANNING AND ZONING COMMISSION
AN AUDIO RECORDING OF THE FULL MEETING MAY BE FOUND IN THE PLANNING AND
DEVELOPMENT DEPARTMENT, OR BY VISITING WWW.STORYCOUNTYIOWA.GOV
DATE: December 8, 2021
CALL TO ORDER: 4:00 PM
PLACE: Zoom Meeting Originating
From Administration Building

Cheryl Moss
Debbie Younkin
Kathy Mens, Vice Chair
*Wendie Schneider
Ben Jensen
Ray Lee
*Dalton Johnston
*Absent

2025
2021
2022
2023
2020
2023
2024

STAFF PRESENT: Amelia Schoeneman, Director; Marcus Amman, Planner; Andrea Wagner,
Planner; Stephanie Jones, Recording Secretary
PUBLIC PRESENT: John Tillo, Mike Holub
APPROVAL OF AGENDA (MCU)
Motion by Lee, Second by Mens to approve agenda (MCU)
APPROVAL OF MINUTES
Motion by Mens, Second by Jensen to approve the November 3, 2021 minutes. (MCU)
PUBLIC COMMENTS: None
PUBLIC HEARINGS
Proposed Amendments To Certain Boundaries Of The Official Map Of Story County Iowa
Ordinance #290 – Holub Rezoning
Marcus Amman presented the staff report and stated that this is a Story County Zoning Map
Amendment request from the C-LI Commercial/Light Industrial District to the A-1 Agriculture
District, for a portion of the property located at 22171 580th (Parcel number 10-05-200-435) and
a portion of Parcel 10-05-200-425 under the ownership of Michael and Diane Holub. The
proposed rezoning is requested for the parcel containing the existing dwelling at 22171 580th to
bring it into conformance with the Story County Land Development Regulations, which does not
allow dwellings in the Commercial/Light Industrial District. It will also rezone surrounding
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agricultural land. The greenhouse and retail store on the property are not included in the
rezoning. They will remain zoned Commercial/Light Industrial. The request is consistent with the
C2C plan, which identifies the area as part of the Ames Urban Fringe Plan (AUFP) Planned
Industrial area. The rezoning will be to a district that limits development and as a result would
require Ames to annex prior to any development taking place, in conformance with the
principles for the Planned Industrial designation.
John Tillo spoke on behalf of the applicant and agreed with everything in the staff report and
asked that the commission approve the request. Tillo feels this zoning is clearer and will make
it easier in the future if the applicant decided to sell the property.
MOTION: The Story County Planning and Zoning Commission recommends approval of
the proposed Story County Zoning Map Amendment from the C-LI Commercial/Light
Industrial District to the A-1 Agricultural District for a portion of the properties located
at 22171/22085 580th Ave, Ames, Iowa (parcel numbers 10-05-200-435 and 10-05-200425) as put forth in case OZM21-000002.
Motion: Jensen
Second: Lee
Voting Aye: Jensen, Lee, Younkin, Moss, Mens
Voting Nay: None
Absent: Schneider, Johnston
Vote: (5-0)
Proposed Amendments To Chapter 86 – District Requirements, Chapter 85 – General
Provisions, And Chapter 88 – General Site Planning Standards Of the Story County Land
Development Regulations
Andrea Wagner provided information on changes made to the proposed ordinance after it had
been brought to the Planning and Zoning Commission on September 8, 2021 and November 3,
2021 meetings. Changes made included:
 Removed animal maximum for small animals category.
 The proposed standards in 88.18 would not apply to the A-1 or A-2 districts.
 Removed the standard of keeping fenced areas setback from property lines.
 Clarified standards for waste disposal when water bodies are involved.
 Removed the prohibition on having solitary goats and made a general statement about
noise and destruction of property under nuisance conditions.
 A provision was added that Africanized bees are not allowed on any property.
 The limit on the number of bee hives was removed, which prevents swarming.
Mens asked if there is a limit of bee hives. Wagner stated there is no limit. Jensen asked what
the difference is between net and gross on slide 3. Wagner explained that net is removing the
right-of-way. Jensen asked for clarification on allowing animals on adjacent lots. Schoeneman
clarified that this would be allowed if there was a restrictive covenant that the lots were sold
together. If the parcels we joined as a tax parcel, staff would allow the adjacent lot’s size to be
counted towards determining the animal density.
Schoeneman discussed other changes to Chapter 88 that were made since the commission last
discussed the ordinance:
 Schoeneman stated that changes were made to the width requirement for when two dwelling
are sharing an access.
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Fence section was changed to clarify the best side.
The state does not have fencing requirements for private or residential pools. Staff added a
required that the fence is designed to prevent unintentional pool access by a child.
Parking maximums were changed to allow one space for each employee on a shift at a
manufacturing plant.
Traffic impact analysis and study requirement was updated to include that trip generation
should be based on the most recent edition of the Institute of Traffic Engineers (ITE) Trip
Generation Manual.
The traffic impact analysis requirement was updated to require the study area be within a half
mile instead of a quarter mile.

Mens asked about properties that already do not have fence around pools. Schoeneman stated
that they still will not be required to have a fence, but any new in-ground pools will be required to
have a fence.
Younkin asked for clarification of traffic studies. Schoeneman stated that a traffic impact analysis
is like a traffic letter and depending on impacts shown in the analysis, a study may be required.
Mens has reservations about requiring a fence around swimming pools. Moss stated it is for
safety. Jensen stated that most insurance companies will require fences around pools.

MOTION: Planning and Development Staff recommend the Planning and Zoning
Commission support the proposed amendments to clarify and update the ordinance, as
well as to allow non-commercial livestock (Ord. 298) as presented and recommend
approval to the Story County Board of Supervisors.
Motion: Younkin
Second: Lee
Voting Aye: Younkin, Lee, Jensen, Moss
Voting Nay: Mens
Absent: Schneider, Johnston
Vote: (4-1)
NEW BUSINESS
2022 Planning and Zoning Commission Meeting Schedule
Motion by Mens, Second by Jensen for approval of the 2022 Planning and Zoning Commission
meeting schedule. (MCU)
Motion by Mens, Second by Jensen for Moss to remain Chair. (MCU)
Motion by Mens, Second by Younkin for Jensen to be Vice Chair. (MCU)
COMMENTS:
Staff: There might be one item in January and February will be the joint meeting with BOS.
Commission: Younkin asked about electric bikes as an alternative way of transportation and
how bike trails and bike lanes will be planned for rural subdivisions in the future. Schoeneman
stated there is not a “complete street” policy in the county. Trails planning falls under County
Conservation. There was a work program item at one point to bring together road and trial
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planning, but it wasn’t feasible at that time. Amman stated that there is a lack of trails
connecting to subdivisions since the subdivisions are so separated. Land has to be acquired
and that is not easy to accomplish. Schoeneman stated that staff could reach out to the
Engineer and County Conservation see if there is interest, but it would need to be added to the
work program.
ADJOURNMENT: 5:09 PM

___________________________
Approval of Minutes

___________________________
Title and Date
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Story County Planning and Development
Administration Building
900 6th Street, Nevada, Iowa 50201
Ph. 515-382-7245 www.storycountyiowa.gov

MEMORANDUM
DATE:
TO:
FROM:
RE:

January 5, 2021
Story County Planning and Zoning Commission
Amelia Schoeneman, Story County Planning and Development Director
Letter to Ames and Gilbert Setting Story County’s Priorities for the Ames Urban
Fringe Plan Renewal and Amendment
Background

Ames Urban Fringe Plan
The Ames Urban Fringe Plan (AUFP) is a cooperative planning effort between the City of Ames,
City of Gilbert, Boone County, and Story County. It provides guidelines for understanding and
predicting future land uses within the two-mile boundary of the City of Ames. The plan includes
principles for various land use designations, as shown on the corresponding Land Use Frame
Work Map. Story County has also adopted the Ames Urban Fringe Plan as its comprehensive
plan for the two mile area outside Ames’ corporate limits.
Each land use designation in the AUFP is also included in a land use class that further guides
which jurisdiction has review authority over subdivisions and when annexation is required.
To implement the Ames Urban Fringe Plan, the Story County Board of Supervisors, along with
the City Councils from Ames and Gilbert, entered into the Ames Urban Fringe Joint and
Cooperative Agreement, a 28E agreement to define roles and responsibilities related to
development in the Ames Urban Fringe.
The 28E is set to expire in July of 2022 (after all cooperators renewed the agreement for one
year, pending the completion of the Ames Plan 2040). As part of the renewal of the 28E,
Gilbert, Ames, and Story County will be amending the Ames Urban Fringe Plan. The Planning
and Zoning Commission and Board of Supervisors previously took action on a letter to the other
plan cooperators laying out the county’s priorities for the renewal process. This letter is what
staff is proposing to amend and requesting the commission’s action on.
Ames Plan 2040
The City of Ames recently adopted a new comprehensive plan, Ames Plan 2040. The 2040 Plan
includes a future growth plan for the city until the year 2040. Part of this growth plan includes
an area designated as Urban Reserve. This area is based on Ames’ Urban Service Area, where
municipal services including city sewer can feasibly be extended. While services may be

extended to these areas, the 2040 plan does not project all areas in the Urban Reserve will
need to be developed by 2040.
Within the Urban Reserve, there are further designations of growth tiers. Tier 1 areas are those
where infrastructure is immediately available. Tier 2 areas are generally those where
infrastructure is available within a half mile. Tier 3 and 4 areas would require significant
infrastructure investment. Tier 4 areas and are not areas that city envisions growth in for the
life of the 2040 Plan. The 2040 Plan plans for growth in all areas designated as Tier 1 and those
areas in Tier 2 only to the west and south.
Proposed Letter Amendments
While many of these priorities from the previous letter are unchanged, staff wanted to
reiterate and clarify them in an amended letter. Many were geared towards what we hoped
Ames’ priorities would be in the 2040 Plan and corresponding AUFP amendment process. As
the 2040 Plan has been completed, updates are needed to these priorities. Staff also wanted to
refocus on several issues the county needs to address—rural subdivisions, rural transportation
networks, allowing conditional uses that create incompatibilities with future city growth, etc.
We looked to the C2C Plan for guidance on several of these issues. We also recently completed
a housing study for unincorporated Story County and cities in Story County (with the exception
of Ames). We wanted to incorporate the findings of the housing study in our priorities. The
priorities from the previous letter are included below (italicized and numbered) along with
staff’s proposed changes and explanation. The draft letter is available on the agenda center.
1. Bring Metropolitan Planning Organization (MPO) planning and programing into the
Ames Urban Fringe Plan (AUFP) and support goals and policies that encourage input
from participating jurisdictions. Also, through effective transportation planning, support
goals and policies that address cost sharing of road and traffic improvements among the
participating jurisdictions.
The MPO is a separate entity than the City of Ames. While involving the MPO directly in
the AUFP may not be feasible, traffic impacts of development should be considered by
the county during the amendment process.
Staff understands the MPO’s Ames Forward 2045 long-range transportation plan and
the land use scenarios in the Ames Plan 2040 are integrated. The 2040 Plan accounts for
transportation infrastructure needs.
If the county would like to designate areas for rural subdivisions or commercial growth
in the unincorporated area outside of Ames’ growth areas, the traffic impacts of these
areas should be accounted for during the amendment process.
Staff proposes to amend this priority to encourage consideration of the traffic impacts
of areas designated (existing and proposed) for rural residential or rural commercial
growth or intensification during the amendment process. These areas should match the

capacity of the existing transportation system and consider Ames’ Forward 2045 Plan
scenarios. This is item nine in the amended letter.
Regarding cost-sharing plan between the county and cities for road and traffic
improvements in the unincorporated area, staff met with the County Engineer and
determined every case is different. An agreement may not fit every case or need.
Several other proposed amendments may help to address this issue.
One amendment staff would like to see as a priority is to eliminate transitional areas
from the AUFP (item four in the amended letter). These are areas that may develop in
the county, meeting certain city standards, but that the city may annex in the future.
The Irons and Bella Woods subdivisions are examples of subdivisions in this designation.
Staff believes these transitional designations lead to premature development and create
inefficiencies for both the city and residents when they are annexed. Further, they also
contribute to traffic issues and questions about which jurisdiction is responsible for
required improvements.
We also hope that assessing the traffic impact of rural growth areas during the
amendment process will help alleviate some of these issues.
For development in unincorporated areas, the county’s traffic study requirement allows
the county to place the cost of road and traffic improvements on the developer when
they are caused due to a proposed development.
Staff proposes to amend this priority to request a policy be added to the AUFP that
more clearly places the costs of road improvements on developers when traffic
improvements are required due to a proposed development. This is item ten in the
amended letter.
2. Add housing planning including affordable housing into the AUFP. This should include
goals and policies that include the work of the Story County Housing Trust, results of the
countywide housing needs assessment study, and the urban growth areas in the
Cornerstone to Capstone (C2C) Plan. Also include goals and policies for infill housing
development within the participating jurisdiction’s city limits.
The housing study reflected a need to focus housing growth inside city limits. This is due
to a variety of factors. There are barriers to creating affordable housing in the
unincorporated area. While lot costs may be less per acre in the unincorporated area in
some cases, there are higher costs associated with utilities and infrastructure needed to
support unincorporated housing. Rural water and propane are more expensive than city
water and natural gas. There are maintenance costs associated with septic systems.
Rural subdivisions maintain their own roads.

Access to public transportation, employment centers, and commercial areas that
provide needed services such as grocery stores are limited in the unincorporated area.
Additionally, larger lots typical of the unincorporated area lend to larger, more
expensive housing types. The housing study found that a lot size of 11,000 square feet
or greater makes it difficult to build a home under $250,000. The smallest lot size
allowed in the county is 8,000 square feet. Typically, a one-acre lot size is required for a
new home in the unincorporated area.
If housing is more affordable in the county, it may be due to quality issues. Story County
does not have an adopted building code or property maintenance code.
While we can encourage affordable housing and infill development inside cities (item
one in the amended letter), the most actionable step the county can take is assessing
and limiting the amount of rural housing we are planning for as part of the AUFP
amendment. This is item five in the letter. Staff estimates that with the current AUFP,
there are more than 1,600 undeveloped acres designated for rural housing development
in the unincorporated area. The housing study’s market analysis found that 327 new
housing units are needed in the unincorporated area county-wide by 2040. The amount
of area designated for rural residential growth in the fringe alone far exceeds this.
Staff proposes to assess permitting activity in the AUFP for new dwellings versus the rest
of Story County to determine an appropriate share of new units to plan for as part of
the AUFP amendment process. We would then assess the amount of undeveloped rural
residential areas and the need to limit intensification of existing developments. This is
item five in the amended letter. We further propose adopting policies for minimum
levels of service and siting guidelines for these rural residential areas: they should be on
paved roads, within a certain distance of fire stations, avoid prime agricultural land, and
be clustered with current development. We would also like to consider if centralized
wastewater treatment facilities should be required for larger subdivisions in lieu of
individual septic systems. Conservation developments that cluster lots and preserve
agricultural land or natural areas should be required or encouraged.
Finally, while rural residential areas currently have a minimum density requirement of
one unit per acre, staff would like to consider introducing a policy for a maximum
density. For areas designated as agriculture and farm service, we would like to clarify
the policy in the fringe plan requiring a 35-acre minimum lot size for dwellings and
introduce a policy for a maximum number of housing units per quarter quarter (item six
in the amended letter).
3. Review whether Urban Residential Areas match-up with growth projections adopted in
the Ames 2040 Plan. Focus attention on where growth is occurring and the growth
demand. The Ames 2040 Plan currently shows anticipated growth in the south and west
areas when the past growth and interest has been in the north and northwest areas.

The 2040 Plan prioritizes expansion “in all directions contiguous to existing development
that can be served by existing infrastructure or by relatively low-cost extensions.” This
means all areas designated as Tier 1 and those areas in Tier 2 only to the west and
south. Staff has met with Ames staff and anticipates that these areas will be the Urban
Service or similarly designated areas in the updated Ames Urban Fringe Plan. This means
that they will be required to be annexed prior to development. While there are
northern-growth pressures, the amendment is also an opportunity to set limits on this
area. Page 71 of the 2040 Plan includes a map of these areas. Tier 1 and 2 areas are
generally mapped as areas outside city limits, under a cross-hatched overlay, but with
color under the overlay. The cross-hatched areas without a color under the overlay are
the urban reserve areas. The parcels that are outside city limits and shown in light
yellow without a cross-hatched overlay are existing rural residential areas.
Staff proposes to rewrite this priority to support aligning the AUFP Urban Service Area
or a similar designation (where annexation is required prior to development) with the
priority growth areas in the 2040 Plan: Infill, Tier 1 areas in all directions and Tier 2 areas
to the south and west (item two in the amended letter).
4. Support future concentrated develop in Rural Urban Transitional Areas where
annexation and extension of city services will occur within a short time period. Adopt
goals and policies to address the transition parameters, schedule, and jurisdiction
oversight measures to ensure annexation and extension of city services occur in a timely
manner. Septic systems can negatively impact our land and water, and should be
installed on a limited basis and where it’s unavoidable. Full urban level of services are
optimal including paved roads and sanitary sewer. Also, provide guidance information to
people who buy property in the fringe to share realistic expectations about living in rural
areas and the possible time constraints with annexations and receiving city services.
Staff feels the best way to achieve the goals of this priority is to remove the transitional
designations from the plan (item four in the amended letter). This will require
annexation and full city standards to be met for any development proposed in Ames’
Urban Service Area. For those areas in the current transitional designation the city does
not foresee annexing, they will need to be considered for inclusion as rural residential
areas (see discussion under previous priority two above).
5. Provide guidance to landowners and developers about the expectations in Urban
Services Areas where rural water is located and the city requirements regarding full
urban city services.
The City of Ames’ growth areas shown in the 2040 Plan are almost all in areas that rural
water providers (mainly Xenia Rural Water) claim as their service territory. The city
recently considered several options including limiting growth areas to only those that
Xenia would consider selling their rights to, allowing Xenia to serve areas within city

limits but providing alternative fire protection methods for the areas, or allowing Xenia
to serve within city limits but requiring their infrastructure meet city standards for main
size, pressure, and flow. The City of Ames and Xenia recently reached an agreement to
allow rural water service inside city limits if it meets city standards. These standards
include allowing the Fire Department to use Xenia’s hydrants. The agreement also
requires this level of service to be provided for areas in the fringe that are intended to
be annexed (dwellings on single parcels not part of subdivisions are excluded). Finally,
the agreement establishes a set buyout cost for areas the Xenia would be willing to sell
to Ames. Certain areas are identified as areas developers should buy out territory.
Due to this agreement, staff does not feel this priority needs to be included in the letter.
6. Flooding is a concern and there is a need to focus on limiting development and its impact
to the floodplain. Also, support goals and policies that address stormwater and flooding
retention along squaw creek and the watershed. Lastly, support goals and policies that
address the need to improve water quality in the AUFP.
Staff only made minor edits to this item and added a new priority for the mapping of
natural areas. These are items eleven, twelve, and thirteen in the amended letter.
7. Support goals and policies for requiring public lands for accessible park spaces and
recreational areas.
Staff proposes to elaborate on this priority. Specifically, “incorporate park planning
goals from the 2040 Plan, including planning for larger community parks in growth
areas. Map greenways in the AUFP and develop a policy regarding their preservation or
dedication when development is proposed.” This is item fourteen in the amended letter.
8. Review land use designations along U.S. HWY 30 with regard to the Iowa Department of
Transportation improvements.
Staff would propose to remove this priority from the letter. This area is designated as
Urban Reserve and not in a priority growth area (Tier). This would fall under our new
recommended priority to map these areas as agriculture and farm service (see other
items staff would like to add below).
9. Invite the City of Kelley and Boone County to be members in the AUFP.
Staff proposes to keep this priority in the letter as item seventeen.
Other items staff proposes to include:


Map the 2040 Plan urban reserve areas as agriculture and farm service (item three).











This is will preserve these areas from premature development. This includes the Story
County Study Area between Ames and Gilbert (generally north of 190th). No new
subdivisions are allowed in this designation and new dwellings may only be built on
existing parcels 35-acres or greater in size.
Map land use designations so they encompass whole parcels of land (item eighteen).
Currently, a parcel may only have a portion fall within an AUFP designation and the
remainder is mapped in the C2C Plan. This can cause confusion about which plan’s
standards and policies apply.
Locate commercial and industrial uses within existing municipal boundaries or in newly
annexed areas except those activities strongly interrelated with agricultural uses and
therefore must be located in agricultural areas (item seven). This is current practice in
both the AUFP and C2C Plan, but staff wanted to reiterate it.
Continue to limit the intensity of certain agribusiness uses including processing of
agricultural products into value-added agricultural products (item 8). This is a current
AUFP policy to prevent more intense manufacturing activities that could be considered
agribusiness uses.
Assess the appropriateness of certain conditional uses for areas in Ames’ Urban Service
Area and their potential to create inefficiencies in growth patterns (item sixteen). Story
County has an extensive list of conditional uses. As these do not require a subdivision or
rezoning, they can be allowed in most AUFP designations. However, some uses can
create inefficiencies for city growth if they are established in the unincorporated area.
Staff would like to work with the cooperators and identify potentially incompatible
conditional uses.
Coordinate trails identified through the C2C Plan, Ames Plan 2040, and other city and
county plans with development proposals. Map trails as part of the AUFP amendment
process (item 15). This item came up at a recent Planning and Zoning Commission
meeting.
Direction on Additional Aspects of the Renewal and Amendment Process

During the initial drafting of the AUFP, public outreach included five stakeholder group
meetings (agricultural producers, economic development/developers, environmental,
government/institutional, and neighborhood/public). Many of the comments from these
meetings informed the AUFP goals and policies. These stakeholder groups (or a more limited
set of groups) could be uses to solicit feedback on the current plan—for example, the strengths,
weaknesses, opportunities, and threats of the current plan.
However, with the plan renewal and amendment, it is clear the cooperators have their own
goals and priorities already in mind. Ames conducted outreach on the 2040 Plan and its growth
scenarios, which will largely inform the plan update. There is also tight timeline for the
amendment process—the agreement expires at the end of July, 2022.
Outreach could be more focused on a draft of the amended plan, including an interactive
survey map of proposed mapping changes, stakeholder groups, and public open houses. Staff

recommends these outreach strategies are used once a draft has been completed. Staff
anticipates having a draft in early March. Staff would bring a draft plan back to the commission
and board for action and feedback prior to soliciting public comments.
Planning and Zoning Commission Recommendation
Staff requests the Planning and Zoning Commission recommend the amended letter and
outreach on a draft plan, once completed, to the Board of Supervisors.

STORY COUNTY
BOARD OF SUPERVISORS
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900 Sixth Street
Nevada Iowa 50201
515-382-7200
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January 11, 2022
Mayor John Haila and Members of the Ames City Council
City of Ames
515 Clark Avenue
Ames, IA 50010
Mayor John Popp and Members of the Gilbert City Council
City of Gilbert
105 SE 2nd Street
Gilbert, IA 50105
RE: Story County Priorities for the Ames Urban Fringe Plan Amendment
Dear Mayor Haila, Mayor Popp, and City Council Members,
With the recent adoption of the Ames Plan 2040, Story County is looking forward to beginning
work on the Ames Urban Fringe Plan (AUFP) renewal and amendment. As you may recall, Story
County sent a letter outlining our priorities for the amendment process last year. While many of
these priorities are unchanged, we wanted to reiterate and clarify them. They have been
informed by the completed Ames Plan 2040. Story County also recently completed a housing
study for the unincorporated area and cities in the county (with the exception of Ames). The
goals and findings of the housing study were incorporated into our priorities.
Story County supports the following priorities:
1. Focus housing growth within existing municipal boundaries or in newly annexed areas
where development of a variety of housing types is possible.

2. Align the AUFP Urban Service Area designation (or a similar designation where
annexation is required prior to development) with the priority growth areas in the 2040
Plan.
3. Map the 2040 Plan Urban Reserve, including the Story County Study Area, as Agriculture
and Farm Service to preserve the area.
4. Consider the elimination of the Rural Urban Transition Area land use class where the city
and county have joint review authority. Development in Ames’ Urban Service Area
should be required to be annexed and meet full city standards.
5. Reassess existing residential developments that the city does not foresee annexing and
the amount of undeveloped rural residential-designated area. This includes siting or
allowing intensification of rural residential areas based on Minimum Levels of Service
(MLS) requirements to ensure that adequate public facilities and services are available,
or can be provided, including access to paved roads, fire service, rural water, common
wastewater treatment, and broadband. Also, encourage clustering of development and
conservation design standards to protect prime agricultural land and natural areas.
6. Establish density maximums for rural residential development and development in
Agriculture and Farm Service-designated areas.
7. Locate new commercial and industrial uses within existing municipal boundaries or in
newly annexed areas except for those activities strongly interrelated with agricultural
uses. Consider if policies to limit the intensity of current rural commercial and industrial
uses are needed.
8. Continue to limit the intensity of certain agribusiness uses including the processing of
agricultural products into value-added agricultural products.
9. Consider the traffic impacts of areas designated for rural residential or rural commercial
growth/intensification. These areas should match the capacity of the existing
transportation system and consider Ames’ Forward 2045 Plan scenarios.
10. Consider a policy that places the full cost of traffic improvements on an applicant when
they are required due to a proposed development.
11. Discourage development in the floodplain and natural areas.
12. Ensure that natural area mapping is updated to reflect new resource inventories and
floodplain maps. Consider creating an overlay for natural areas to address confusion
about the land use class the designation falls in. Consider new policies that apply
protections for natural areas in all land use designations.
13. Continue policies to mitigate and manage stormwater run-off, soil erosion, and
wastewater discharge and continue to work with cooperators on water quality projects.
14. Incorporate park planning goals from the 2040 Plan, including planning for larger
community parks in growth areas. Map greenways in the AUFP and consider developing
a policy regarding their preservation or dedication when development is proposed.
15. Coordinate trails identified through the C2C Plan, Ames Plan 2040, and other city and
county plans with development proposals. Map trails as part of the AUFP amendment
process.

16. Assess the compatibility of certain conditional uses with the various AUFP land use
designations.
17. Invite the City of Kelley and Boone County to participate in the AUFP amendment
process.
18. Map designations so they encompass whole parcels of land.
Lastly, we support county Planning and Development Department staff working with your City
staff to begin discussions about the future timeline and scope of the AUFP amendment process.
Thank you and we look forward to working with you on this project.

Sincerely,

Lisa Heddens, Chair
Story County Board of Supervisors

